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1.0 INTRODUCTION 
 

1.1 PURPOSE OF THE ENVIRONMENTAL IMPACT REPORT 
This Draft Environmental Impact Report (EIR) has been prepared to provide the general public and 
interested public agencies with information about the potential environmental impacts of the Ascension 
Heights Subdivision Project (Proposed Project).  This Draft EIR was prepared in compliance with the 
California Environmental Quality Act (CEQA, California Public Resources Code §§21000-21178), the 
CEQA Guidelines (California Code of Regulations [CCR], Title 14). 

As described in CEQA Guidelines Section 15121(a), an EIR is an informational document that assesses 
potential environmental impacts of a proposed project, as well as identifies mitigation measures and 
alternatives to the proposed project that could reduce or avoid adverse environmental impacts.  As the 
CEQA Lead Agency for this project, San Mateo County (County) is required to consider the information in 
the EIR (the Draft EIR and Final EIR; refer to Section 1.2 below for discussion of EIR process) along with 
any other available information in deciding whether to approve the Proposed Project.  The basic 
requirements for an EIR include discussions of the environmental setting, environmental impacts, 
mitigation measures, alternatives, growth-inducing impacts, and cumulative impacts.  The EIR is an 
informational document used in the planning and decision-making process.  It is not the intent of an EIR 
to recommend either approval or denial of a project.  This EIR is a “Project EIR,” pursuant to CEQA 
Guidelines Section 15161.  A Project EIR examines the environmental impacts of a specific project.  This 
type of EIR focuses on the changes in the environment that would result from implementation of the 
project, including construction and operation.   

1.2 EIR PROCESS 
1.2.1 LEAD AGENCY 
In accordance with CEQA Guidelines Sections 15050 and 15367, the County serves as the “Lead 
Agency,” which is defined as the “public agency which has the principal responsibility for carrying out or 
disapproving a project.”  The Lead Agency is also responsible for determining the scope of the 
environmental analysis, preparing the Draft EIR, responding to comments received on the Draft EIR, and 
preparing the Final EIR.  Prior to making a decision whether to approve a project, the Lead Agency is 
required to certify that the EIR has been completed in compliance with CEQA, that the decision-making 
body reviewed and considered the information in the EIR, and that the EIR reflects the independent 
judgment of the Lead Agency.   

1.2.2 NOTICE OF PREPARATION AND SCOPING 
In accordance with CEQA Guidelines Section 15082, a Notice of Preparation (NOP) was circulated to the 
public, local, State, and federal agencies, and other known interested parties for a 30-day public and 
agency review period which began on October 4, 2013 (included as Appendix A).  The purpose of the 
NOP was to provide notification that an EIR for the Proposed Project was being prepared and to solicit 
public input on the scope and content of the document.   
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Pursuant to CEQA Guidelines Section 15082, the Lead Agency held a scoping meeting for the EIR on 
October 9, 2013 in the Theatre at the College of San Mateo.  Agencies and members of the public were 
invited to attend and provide input on the scope of the EIR.  Comments from agencies and the public 
provided at the scoping meeting and in written comments submitted in response to the NOP are included 
within Appendix A.  Significant issues raised during the scoping process are summarized in Section 1.3.   

1.2.3 DRAFT EIR AND PUBLIC REVIEW 
This Draft EIR is being circulated for public review and comment for a period of 45 days.  During this 
period, the general public, organizations, and agencies can submit comments to the Lead Agency on the 
Draft EIR's accuracy and completeness.  Release of the Draft EIR marks the beginning of a 45-day public 
review period pursuant to CEQA Guidelines Section 15105.  The public can review the Draft EIR at the 
County’s website at: 

http://planning.smcgov.org/ascension-heights-subdivision-project 

or at following addresses during normal business hours:  

County of San Mateo Planning and Building Department 
455 County Center, 2nd Floor 
Redwood City, California 94063 
 
San Mateo County Library-Belmont Branch 
1110 Alameda de Las Pulgas 
Belmont, CA 94002 
 
San Mateo Public Library 
55 West 3rd Avenue 
San Mateo, CA 94402 

 
Comments may be submitted both in written form and/or orally at the public hearing on the Draft EIR.  
Notice of the time and location of the hearing will be published in local newspapers, mailed to property 
owners and residents surrounding the project, and posted on the County’s website.  All comments or 
questions regarding the Draft EIR should be addressed to: 
 

The County of San Mateo 
Planning and Building Department, Attention: James Castañeda, AICP 
455 County Center, 2nd Floor 
Redwood City, California 94063 

 (650) 363-1853 
 jcastaneda@smcgov.org 

1.2.4 FINAL EIR AND EIR CERTIFICATION 
Upon completion of the public review period, a Final EIR will be prepared that will include written 
comments on the Draft EIR received during the public review period and the County’s responses to those 

http://planning.smcgov.org/ascension-heights-subdivision-project
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comments.  The Final EIR will also include the Mitigation Monitoring and Reporting Plan (MMRP) 
prepared in accordance with Section 21081.6 of the Public Resource Code.  The Final EIR will address 
any revisions to the Draft EIR made in response to public comments.  The Draft EIR and Final EIR 
together will comprise the EIR for the Proposed Project.  Before the County can approve the Proposed 
Project, it must first certify that the EIR has been completed in compliance with CEQA, that the County 
Board of Supervisors has reviewed and considered the information in the EIR, and that the EIR reflects 
the independent judgment of the County.  The County and Board of Supervisors will also be required to 
adopt Findings of Fact and, for any impacts determined to be significant and unavoidable, adopt a 
Statement of Overriding Considerations. 

1.3 ISSUES AND CONCERNS RAISED DURING SCOPING 
Issues and concerns raised during the scoping process are summarized below. 

Aesthetics  
Several private citizens and the Baywood Park Homeowners Association commented on the potential 
impacts of the Proposed Project on aesthetics, in particular on the potential to reduce the privacy at 
adjacent residences along Parrot Drive.  Aesthetic concerns also included replacement of open space 
with housing, design of landscaping, design of potential erosion and landslide structural mitigation 
measures (i.e. retaining walls), and light and glare effects from traffic on the proposed private drive.   

The aesthetic impacts associated with the Proposed Project are addressed in Section 4.1, 
Aesthetics of the Draft EIR.  A visual assessment of impacts to neighboring viewsheds is included 
in Section 4.1.4 of the Draft EIR. 

Air Quality 
Several private citizens and the Baywood Park Homeowners Association expressed concerns over the 
potential impacts of the Proposed Project on air quality.  Concerns were related to air quality impacts 
during construction, such as the impact of exhaust from construction equipment used on site and 
traveling to and from the project site; dust emissions; and the impact of diesel particulate matter (DPM), 
including odor effects.  Commenters requested that consideration be given to the existing wind patterns in 
the vicinity of the project site, in particular how the proposed tree removal would impact these wind 
patterns.  Commenters also requested the Draft EIR include mitigation to protect sensitive receptors, in 
particular during ‘spare the air’ days.  In addition, commenters requested the Draft EIR consider the effect 
on air quality the Proposed Project would have if construction spans five or more years.    

The air quality impacts associated with the construction and implementation of the Proposed 
Project are addressed in Section 4.2, Air Quality of the Draft EIR.   The analysis of impacts 
includes a preliminary health risk assessment (HRA) of particulate matter from construction and 
operation of the Proposed Project. 

Biological Resources 
Several private citizens expressed concern regarding potential impacts the Proposed Project would have 
on wildlife that inhabits and/or utilizes the undeveloped project site as well as the impact of removing 
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trees.  One private citizen indicated she has witnessed Mission Blue Butterflies on the project site; the 
Baywood Park Homeowners Association requested a thorough investigation of the probability of Mission 
Blue Butterflies utilizing the project site be conducted.  One private citizen requested all development 
adhere to tree setback/buffer zone standards per the International Arborist Standards.   

Impacts associated with biological resources, including impacts associated with the Mission Blue 
Butterfly and impacts to protected trees, are addressed in Section 4.4, Biological Resources of 
the Draft EIR.   

Geology and Soils  
Numerous private citizens and the Baywood Park Homeowners Association requested the Draft EIR 
consider the potential impacts of the Proposed Project related to geology and soils.  The primary 
concerns are landslides and soil erosion given the steep slope of the project site, the existing soil erosion 
issues on the project site, the proposed grading, and the proposed removal of trees.  Two private citizens 
commented the Draft EIR should specify the responsible entity for maintaining potential erosion and 
landslide structural mitigation measures (i.e. retaining walls). Additionally, the proposed timeline for 
development should be considered when evaluating erosion.  Commenters also expressed concern over 
soil stability, soil compaction, and the presence of serpentine soils on the project site, which can contain 
naturally occurring asbestos.  Seismic concerns and preserving soil health were also mentioned.  A 
representative from the Town of Hillsborough requested that erosion and slope stability issues be 
carefully examined. 

The geology and soil impacts associated with the Proposed Project are addressed in Section 
4.6, Geology and Soils of the Draft EIR.   This section includes a discussion of erosion and slope 
stability and presents mitigation measures to reduce identified impacts. 

Hydrology and Water Quality  
Several private citizens and the Baywood Park Homeowners Association stated concerns related to 
hydrology and water quality, in particular related to erosion due to stormwater runoff.  Commenters 
requested the Draft EIR include mitigation measures designed for the potential impacts related to, at a 
minimum, a 50-year storm and that mitigation measures be described in detail.  Concerns related to 
groundwater seepage and off-site flooding were also expressed.  In addition, commenters requested the 
Draft EIR consider the effect the Proposed Project would have on hydrology and water quality if 
construction spans five or more years.   

The hydrology and water quality impacts associated with the Proposed Project are addressed in 
Section 4.8, Hydrology and Water Quality of the Draft EIR.  The impact analysis includes a 
discussion of grading and drainage, erosion potentials, flooding, and associated impacts to water 
quality.  Where potentially significant impacts are identified, mitigation measures are presented to 
reduce impacts to less-than-significant levels. 

Land Use 
Four private citizens expressed concern over the number of proposed residential lots on the project site 
and the conversion of open space to residential use. 
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The land use impacts associated with the Proposed Project, including a discussion of consistency 
with zoning regulations and applicable land use policies, are addressed in Section 4.9, Land Use 
of the Draft EIR.     

Noise 
Several private citizens and the Baywood Park Homeowners Association commented that the noise 
generated during the construction of the Proposed Project would impact the surrounding area.  
Commenters requested the Draft EIR evaluate construction noise based on the frequency and volume of 
large trucks entering and existing the project site, the type of construction equipment and machines used 
on the project site, the number of equipment and machines in operation at the same time, the location of 
equipment and machines on the project site relative to sensitive receptors, and the length of time of 
construction activities.  Requests were also made to include mitigation in the Draft EIR that limits the 
hours during which construction activities could occur.   

Impacts to the existing ambient noise environment are assessed in Section 4.10, Noise of the 
Draft EIR.  A 24-hour noise assessment was conducted to determine the ambient noise 
conditions at the project site.  The results of the assessment are presented in Section 4.10.2 and 
are utilized in Section 4.10.4 to assess construction and operational impacts of the proposed 
project to the ambient noise environment of the project area. 

Public Services, Utility Systems, and Recreation 
One private citizen expressed concern over emergency access to the residences on the project site once 
the Proposed Project is implemented.  The Baywood Park Homeowners Association expressed concern 
over the dry brush in the open space areas creating a potential fire hazard.  A few commenters expressed 
concerns regarding the impact to local infrastructure, including water supply, sewer systems, and storm 
drainage systems.  A few commenters requested the Draft EIR evaluate the impact of converting an open 
space that currently serves as an informal recreation facility to private residences as well as evaluate the 
impact of population growth on existing recreation facilities.  A representative from the Town of 
Hillsborough requested that the project contribute towards regional sewer improvements, including 
contributions towards reduction in the ongoing inflow and infiltration (I&I) issues with the regional 
collection system. 

Environmental impacts and associated mitigation to public services, utility systems, and 
recreation are assessed in Section 4.12; Public Services, Utility Systems, and Recreation of the 
Draft EIR.  The analysis of impacts includes an assessment and associated mitigation of I&I 
issues with the regional sewer collection system. 

Transportation/Circulation 
The California Department of Transportation (Caltrans) requested the Draft EIR identify traffic impact fees 
and base its analysis from a Traffic Impact Study that includes an assessment of the capacity of the 
existing transportation system with respect to Level of Service (LOS) and Volume/Capacity (V/C) ratio, 
the anticipated trips generated by the Proposed Project, and the potential impacts to state route 
interchanges.   
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Numerous private citizens and the Baywood Park Homeowners Association expressed concern over 
transportation and circulation issues.  Concerns were primarily related to the impact on safety due to such 
factors as an increase in the volume and frequency of trips of large trucks through a suburban 
neighborhood, the design features of the existing roadways (i.e. limited sight distance), the design 
features of the proposed new roadway and intersection with Bel Aire Road, and the increase in traffic 
volumes due to the new residents, in particular given the existing traffic associated with the College of 
San Mateo.  A few commenters stated concerns related to the capacity of existing roadways to support 
large trucks.   A representative from the Town of Hillsborough requested that construction traffic impacts 
to local Hillsborough and other streets be addressed.  The representative further suggested project and 
construction traffic be analyzed in the Parrot Drive, Sugarhill, and Belaire area. 

Impacts to transportation and circulation are presented in Section 4.13, Transportation of the 
Draft EIR.  Section 4.13 identifies the study roadway network, which includes the Parrot Drive, 
Sugarhill, and Belaire area.  The setting discussion with Section 4.13 addresses the Countywide 
Transportation Impact Fee. 

Cumulatively Considerable Impacts 
A few commenters requested the Draft EIR evaluate the long term impacts of the Proposed Project 
related to soil stability, erosion, landslides, and public infrastructure.   

Cumulatively considerable impacts, including those related to geology, soils, hydrology, water 
quality, and public utilities are presented in Section 5.2, Cumulative Impact Analysis of the Draft 
EIR.  The cumulatively considerable environment was identified through a review of local and 
regional planning documents as well as through communication with local planning departments.  

Alternatives 
A few private citizens and the Baywood Park Homeowners Association requested the Draft EIR evaluate 
reduced-intensity alternatives, in addition to the Proposed Project and No Project Alternative.  Three 
specific requests were as follows: 

 Reduced Intensity Alternative: 10 residential lots are developed instead of 19, the remaining area, 
including the 9 undeveloped lots, is retained as open space 

 Alternate Design Alternative: 6 larger residential lots are developed; the remaining area is 
retained as open space 

 Minimal Grading Alternative: 13 residential lots are developed but the 6 lots requiring the most 
substantial grading are not developed; the remaining area is retained as open space 

A detailed description of the project alternatives in accordance with CEQA Guidelines Section 
15126.6(d), including the No-Action Alternative, Reduced Intensity Alternative, and Alternate 
Design Alternative and associated environmental impacts are presented in Section 6.0 of the 
Draft EIR.  One alternative requested, yet not considered, was the minimal grading option 
requesting that the EIR assess the development of 13 residential lots strategically placed to 
minimize grading.  The EIR assesses the reduced intensity alternative, which reduces the number 
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of residential lots from 19 to 10.  The anticipated environmental impacts of developing 13 lots 
instead of the 10 would be nearly indistinguishable (refer to Section 6.3 for further discussion).     

Project Description/Project Objectives 
A few private citizens and the Baywood Park Homeowners Association requested the Draft EIR include a 
detailed description of the Proposed Project.  Commenters requested such details include the proposed 
timeline of development; details regarding the type, design, and layout of proposed residences; a 
description of the proposed buffer zone between residences along Parrot Drive and the proposed 
residences; parking; and management of the open space areas.  

A detailed description of the Proposed Project, including development timeline and lot layout is 
provided in Section 3.4.1 of the Draft EIR.  The level of detail presented in the project description 
provides the required detail to assess the impacts of the Proposed Project against the baseline 
environmental conditions presented in Section 4.0 of the Draft EIR.  

One private citizen requested the Draft EIR clearly define what purposes and/or needs are fulfilled by 
implementation of the Proposed Project.   

The project objectives are described in Sections 3.4.2 and 3.4.3 of the Draft EIR. 

Fiscal Responsibilities 
Several private citizens and the Baywood Park Homeowners Association requested the Draft EIR identify 
the parties responsible for financing various aspects related to the Proposed Project, such as 
maintenance of the proposed open space, deterioration of residential roadways due to heavy truck traffic, 
and deterioration of public infrastructure including sewer lines and storm drainage systems.  Additionally, 
several commenters requested the Draft EIR identify the parties that would be financially responsible for a 
future landslide or similar event resulting in private and/or public property damage.  As described in 
Section 1.1, the purpose of an EIR is to provide information related to environmental impacts.  Fiscal 
responsibilities as they relate to impacts on the environment (i.e. fair-share payments to off-set potential 
environmental impacts associated with expanding police services) are discussed under each potentially 
impacted resource in the Draft EIR.  However, fiscal responsibilities that do not relate to environmental 
impacts (i.e. maintenance of open space) are beyond the scope of this Draft EIR.   

1.4 SCOPE OF THE EIR 
In accordance with CEQA Guidelines Section 15063, the Initial Study (Appendix B), in conjunction with 
comments received during scoping (Appendix A), was used to focus the EIR on effects determined to be 
potentially significant.  The following environmental resources were determined to have the potential to be 
significantly affected by the Proposed Project and have therefore been addressed in detail in this Draft 
EIR: 

 Aesthetics 
 Air Quality and Greenhouse Gas Emissions 
 Biological Resources 
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 Geology and Soils  
 Hazards and Hazardous Materials  
 Hydrology and Water Quality 
 Land Use  
 Noise and Vibration 
 Population and Housing 
 Public Services, Utilities, and Recreation, and 
 Transportation and Circulation 

1.5 TERMINOLOGY USED IN THE EIR 
This EIR uses the following terminology to describe environmental effects of the Proposed Project and 
Alternatives: 

 Significance Criteria: A set of criteria used by the Lead Agency to determine at what level or 
“threshold” an impact would be considered significant.  Significance criteria used in this Draft EIR 
include factual or scientific information; regulatory standards of local, state, and federal agencies; 
and/or guiding and implementing goals and policies identified in local plans. 

 Less-Than-Significant Impact: A less-than-significant impact would cause no substantial 
change in the environment (no mitigation required). 

 Less-Than-Significant Level: The level below which an impact would cause no substantial 
change in the environment (no mitigation required). 

 Potentially-Significant Impact: A potentially-significant impact may cause a substantial change 
in the environment; however, it is not certain that effects would exceed specified significance 
criteria.  For CEQA purposes, a potentially-significant impact is treated as if it were a significant 
impact.  Mitigation measures and/or project alternatives are identified to reduce project effects to 
the environment. 

 Significant Impact: A significant impact would cause a substantial adverse change in the 
physical conditions of the environment.  Significant impacts are identified by the evaluation of 
effects using specified significance criteria.  Mitigation measures and/or project alternatives are 
identified to reduce or avoid project effects to the environment. 

 Significant and Unavoidable Impact: A significant and unavoidable impact would result in a 
substantial change in the environment that cannot be avoided or mitigated to a less-than-
significant level if the project is implemented. 

 Cumulatively-Significant Impact:  A cumulatively-significant impact would result in a substantial 
change in the environment from effects of the project as well as surrounding projects and 
reasonably foreseeable development in the surrounding area.  To be considered significant a 
project’s impact must be a cumulatively-considerable contribution to a substantial change in the 
environment. 

 Mitigation: Mitigation includes measures recommended in the Draft EIR and imposed as 
condition of approval by the Lead Agency that: 

o avoid the impact altogether by not taking a certain action or parts of an action; 
o minimize impacts by limiting the degree or magnitude of the action and its 

implementation; 
o rectify the impact by repairing, rehabilitating, or restoring the affected environment; 
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o reduce or eliminate the impact over time by preservation and maintenance operations 
during the life of the action; and 

o compensate for the impact by replacing or providing substitute resources or 
environments. 

1.6 REPORT ORGANIZATION 
 Chapter 1, Introduction - Provides an introduction and overview of the EIR, describes the 

intended use of the EIR, and describes the review and certification process. 
 Chapter 2, Executive Summary - Summarizes the elements of the project and the 

environmental impacts that could result from implementation of the Proposed Project, and 
provides a table which lists impacts, describes proposed mitigation measures, and indicates the 
level of significance of impacts after mitigation. 

 Chapter 3, Project Description - Provides a detailed description of the Proposed Project, 
including its location, background information, major objectives, and components. 

 Chapter 4, Environmental Setting, Impacts, and Mitigation Measures – Describes the 
baseline environmental setting and provides an assessment of impacts for each issue area 
presented in Section 1.4.  Each section is divided into four sub-sections: Introduction, Existing 
Environmental Setting, Regulatory Background, and Impacts and Mitigation Measures. 

 Chapter 5, CEQA Considerations - Provides discussions required by CEQA regarding impacts 
that would result from the Proposed Project, including a summary of cumulative impacts, 
secondary impacts, including potential impacts resulting from growth inducement, and significant 
irreversible changes to the environment. 

 Chapter 6, Project Alternatives – Describes and compares alternatives to the Proposed Project 
and associated environmental consequences. 

 Chapter 7, EIR Authors and Persons Consulted - Lists report authors and agencies consulted 
for technical assistance in the preparation and review of the EIR. 

 Chapter 8, References - Provides bibliographic information for all references and resources 
cited. 

 Chapter 9, Acronyms – Provides a list of definitions for all acronyms used in the EIR.  
 Appendices – Includes various documents and data directly related to the analysis presented in 

the Draft EIR.   

1.7 LOCAL REGULATORY FRAMEWORK 
The Draft EIR relies, in part, on information provided by the County and City of San Mateo for areas 
within the project vicinity.  Applicable documents are listed below as source documents for this Draft EIR.  
County documents are available for public review and inspection at the County of San Mateo, Planning 
and Building Department, 455 County Center, 2nd Floor, Redwood City, California 94063.  City of San 
Mateo documents are available for public review and inspection at the City of San Mateo, Community 
Development/Planning Division, City Hall, 330 West 20th Avenue, San Mateo, California 94403.   

1. County of San Mateo General Plan (Adopted in 1986) 
2. County of San Mateo 2007-2014 Draft Housing Element  (Revised May 2012)  
3. Draft Environmental Impact Report Ascension Heights Subdivision Project (June 2009) 



1.0 Introduction 
 

 

Analytical Environmental Services 1-10  Ascension Heights Subdivision Project 
January 2016  Final EIR 

4. City of San Mateo 2030 General Plan (Adopted 2010) 

These documents were used primarily to identify the environmental setting, applicable local government 
plans or policies, background material, or descriptive technical material.   
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2.0 EXECUTIVE SUMMARY 

 
2.1 INTRODUCTION 
This chapter provides a summary of the Ascension Heights Subdivision Project (Proposed Project), 
environmental impacts that would result from project implementation, a summary of project alternatives, 
and the potential areas of controversy.  This chapter also includes a table summarizing the impacts of the 
Proposed Project and mitigation measures that have been identified to reduce potentially significant 
environmental impacts to less than significant levels. 
 

2.2  PROJECT LOCATION 
The project site consists of approximately 13.32 acres located within the unincorporated community of 
San Mateo Highlands within San Mateo County (County), at the northeast corner of Bel Aire Road and 
Ascension Drive, east of Interstate 280 and northwest of State Route 92.  The project site is located 
approximately 2.5 miles southwest of the City of San Mateo and approximately 17.5 miles south of the 
City of San Francisco.  The project site is largely undeveloped, with the single exception of a paved 
access roadway that bisects the project site from the north corner to the southeastern edge, connecting 
Bel Aire Drive to a potable water tank owned by the California Water Service Company (Cal Water) and a 
cellular transmitter that are surrounded by but are not part of the project site.  Single-family residential 
neighborhoods are the primary land use in the vicinity of the project site.  Land uses adjacent to the 
project site consist of single-family residential housing to the northeast and southeast, Ascension Drive to 
the southwest with single family residences across the street, and Bel Aire Road to the northwest with 
single family residences across the street.    
 

2.3 PROJECT UNDER REVIEW 
The Proposed Project entails the subdivision of six parcels into 21 lots for development of 19 single-family 
residences and a new access roadway, with a development footprint of approximately 5.5 acres.  The 
remaining 2 lots (approximately 7.8-acres) would be maintained as open space and would include an 
undisturbed and protected area as well as common areas with foot trails.  All development and structures 
would be designed to be consistent with surrounding neighborhoods and to utilize similar architectural 
themes as those of surrounding houses.  Landscaping would be designed to be consistent with 
surrounding neighborhoods and to minimize erosion, maximize soil stability, and screen existing 
viewsheds from the new development while still minimizing obstruction of solar access per each 
residence.  Potable water would be provided by connection to the Bayshore District of Cal Water, and 
wastewater collection would be provided by the Crystal Springs County Sanitation District with treatment at 
the City of San Mateo Wastewater Treatment Plant.   
 
The Proposed Project is a re-design of a previous project which proposed a subdivision of the project site 
into 27 parcels, of which 25 would have been developed.  The San Mateo County Planning Commission 
denied the applications for a Major Subdivision and Grading Permit and declined to certify the Final EIR in 
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2009.  The applicant and County have since engaged the community in a discussion of the project and 
the revised reduced intensity Proposed Project.     
 

2.4 ISSUES TO BE RESOLVED AND AREAS OF CONTROVERSY 
Notice of Preparation and Scoping 
In accordance with CEQA Guidelines Section 15082, the County (Lead Agency) circulated a Notice of 
Preparation (NOP) for this EIR on October 4, 2013.  Presented in Appendix A, the NOP established a 
30-day review period that ended on November 4, 2013.  The NOP was circulated through the State 
Clearinghouse, to the public, local, State and federal agencies, and other known interested parties in an 
effort to disclose that the Proposed Project could have significant effects on the environment and to solicit 
written comments concerning the Proposed Project.  A noticed public scoping meeting was held on 
September 25, 2013 to allow a public presentation of the project and provide an opportunity for oral 
comments to be submitted.  The scoping meeting was held in the College of San Mateo Theatre to offer a 
convenient location for the surrounding neighbors.  Over 50 members of the public attended the meeting.  
The County received three comment letters from State and local agencies as well as letters from the 
general public.  These letters are included in Appendix A.   
 

Areas of Controversy 
The environmental issues below were identified during the scoping process and are discussed in more 
detail in Section 1.0: 

 Aesthetics 
 Air Quality 
 Biological Resources 
 Geology and Soils 
 Hydrology and Water Quality 
 Land Use 
 Noise 

 Public Services, Utility Systems, and 
Recreation 

 Transportation/ Circulation 
 Cumulatively Considerable Impacts 
 Alternatives 
 Project Description/Project Objectives 
 Fiscal Responsibilities 

 

Scope of the EIR 
In accordance with CEQA Guidelines Section 15063, an Initial Study (Appendix B) was prepared and 
used in conjunction with comments received during scoping to focus the EIR on effects determined to be 
potentially significant.  The following environmental resources were determined to have the potential to be 
significantly affected by the Proposed Project, and have therefore been addressed in detail in this Draft 
EIR: 

 Aesthetics 
 Air Quality and Greenhouse Gas 

Emissions 
 Biological Resources 
 Geology and Soils  
 Hazards and Hazardous Materials  

 Hydrology and Water Quality 
 Land Use  
 Noise and Vibration 
 Population and Housing 
 Public Services, Utilities, and 

Recreation; and 
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 Transportation and Circulation 

2.5 SUMMARY TABLE 
Table 2-1 presents a summary of project impacts and proposed mitigation measures that would further 
avoid or minimize potential impacts.  In the table, the level of significance of each environmental impact is 
indicated both before and after the application of the recommended mitigation measure(s).  
 
Acronyms used within Table 2-1 to describe levels of significance are explained below: 
 
 NA – Not applicable 
 NI – No impact 
 LTS – Less than significant 
 PS – Potentially significant 



 

 
Analytical Environmental Services 2-4   Ascension Heights Subdivision Project 
January 2016                     Draft EIR 

TABLE 2-1  

SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Environmental Impact 

Level of 
Significance 

Before 
Mitigation 

Mitigation Measure 

Level of 
Significance 

After 
Mitigation 

4.1  Aesthetics    

4.1-1: The Proposed Project could have a substantial 
adverse effect on a scenic vista; could substantially 
damage scenic resources, including trees; and could 
substantially degrade the existing visual character or 
quality of the site and its surroundings.  

 

PS 4.1-1a:  Prior to recordation of the Final Map, the project 
applicant shall submit a landscape plan for review and approval 
by the San Mateo County Planning Department (County 
Planning Department).  The landscape plan shall include the 
location, size, and species of any proposed landscaping and 
shall include, but not be limited to, hedges or other appropriate 
vegetation that will provide opaque screening between the 
northeastern edge of the project site and the residences along 
the southern side of Parrott Drive.  In addition, all proposed 
landscaping shall be of native, non-invasive species.  Areas used 
for the storage of landscape maintenance or other equipment, 
supplies, or debris shall be shielded from view by fencing, 
landscaping or other means.  Prior to final approval of the Final 
Map, a site inspection shall be required by the County Planning 
Department to verify that all approved landscaping has been 
implemented or bonds posted for performance and maintenance.  
All perimeter landscaping shall serve to screen and/or enhance 
views of the project site from surrounding roadways and 
neighborhoods. 
4.1-1b:  The project applicant shall submit an application for a 
permit to remove trees consistent with Section 12,000 of the 
County Ordinance Code.  The application shall include a tree 
replacement plan that shall not exceed the following 
specifications:  
 For each loss of a significant indigenous tree, there shall 

be a replacement with three or more trees, as determined 
by the Planning Director, of the same species using at least 
five gallon size stock.  

 For each loss of a significant exotic tree there shall be a 
replacement with three or more trees, as determined by the 
Planning Director that the substitute tree can survive and 
flourish in the regional climatic conditions. 

 Replacement trees for trees shall require a surety deposit 
for both performance (installation of tree, staking, and 
providing an irrigation system) and maintenance.  
Maintenance shall be required for no less than two and no 

LTS 
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Environmental Impact 

Level of 
Significance 

Before 
Mitigation 

Mitigation Measure 

Level of 
Significance 

After 
Mitigation 

more than five years as determined by the Planning 
Director. 

4.1-2: The Proposed Project would not create a 
significant new source of substantial light or glare 
which could adversely affect day or nighttime views. 

LTS No mitigation is required. NA 

4.1-3:  The Proposed Project in combination with 
cumulative development surrounding the project site 
would not significantly impact visual resources nor 
create new sources of light and glare.  

LTS No mitigation is required. NA 

4.2  Air Quality and Greenhouse Gas Emissions    

4.2-1: Construction of the Proposed Project has the 
potential to generate emissions of ROG, NOx, PM10, 
and PM2.5. 

 

PS 4.2-1a: The Applicant shall ensure through the enforcement of 
contractual obligations that construction contractors implement a 
fugitive dust abatement program during construction, which shall 
include the following elements consistent with the Basic 
Construction Mitigation Measures recommended by the 
BAAQMD: 
 Cover all trucks hauling soil, sand, and other loose 

materials or require all trucks to maintain at least two feet 
of freeboard.   

 Cover all exposed stockpiles. 
 Water all exposed roadway and construction areas two 

times a day. 
 Sweep paved streets three times daily (with water 

sweepers) if visible soil material is carried onto adjacent 
streets.   

 Limit traffic speeds on unpaved roads to 15 miles per hour 
(mph).  

 After grading is complete, construction of paved surfaces 
(e.g. roadways, driveways, sidewalks, building pads) 
should be completed as soon as possible unless protected 
by seeding, soil binders, or other similar measures.    

 Limit idling time to a maximum of five minutes and turn off 
equipment when not in use; clear signage indicating this 
shall be displayed at the project site access point.   

 All construction equipment shall be maintained and 
properly tuned in accordance with manufacturer‘s 
specifications and shall be checked by a certified visible 
emissions evaluator. 

LTS 
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Environmental Impact 

Level of 
Significance 

Before 
Mitigation 

Mitigation Measure 

Level of 
Significance 

After 
Mitigation 

 Suspend excavation and grading activity when winds 
(instantaneous gusts) exceed 25 mph. 

 Any burning of cleared vegetation shall be conducted 
according to the rules and regulations of the BAAQMD’s 
Regulation 5 (BAAQMD, 2008).  Prior notification to 
BAAQMD shall be made by submitting an Open Burning 
Prior Notification Form to BAAQMD’s office in San 
Francisco.   

 A publicly visible sign shall be posted with the telephone 
number and person to contact at the County regarding dust 
complaints.  A response and corrective action shall occur 
within 48 hours. The BAAQMD’s phone number shall also 
be visible to ensure compliance with applicable regulations.     

4.2-1b: The applicant shall ensure through contractual 
obligations with construction contractors that the following Best 
Management Practices (BMPs) shall be implemented during all 
stages of construction: 
 All heavy duty construction equipment be equipped with a 

diesel particulate matter filters.  
 Only low ROG coatings shall be utilized.   
 The applicant shall use only Tier 2 or better heavy duty 

construction equipment.  

4.2-2: Construction of the Proposed Project has the 
potential to generate TACs from construction 
equipment exhaust; however, under conservative 
conditions, emissions would be below BAAQMD 
thresdholds. 

PSLTS No mitigation is required.4.2-2: Implement Mitigation Measure 
4.2-1b. 

LTS 

4.2-3: Construction of the Proposed Project would not 
generate objectionable odors perceptible to nearby 
receptors. 

LTS No mitigation is required. NA 

4.2-4: Operation of the Proposed Project would not 
generate emissions of ROG, NOx, PM10, and PM2.5 in 
exceedance of applicable standards. 

LTS No mitigation is required. NA 

4.2-5: Operation of the Proposed Project would not 
generate major emissions of TACs and would not be 
located near major TAC sources. 

LTS No mitigation is required. NA 
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Environmental Impact 

Level of 
Significance 

Before 
Mitigation 

Mitigation Measure 

Level of 
Significance 

After 
Mitigation 

4.2-6: Operation of the Proposed Project would not 
generate significant odors as defined by the BAAQMD 
or place sensitive receptors in an area subject to 
objectionable odors.   

LTS No mitigation is required. NA 

4.2-7: Operation of the Proposed Project has the 
potential to generate emissions of ROG, NOx, PM10, 
and PM2.5, which, in combination with past, present, 
and future criteria emissions, has the potential to cause 
an exceedance of the NAAQS and/or the CAAQS.   

LTS No mitigation is required. NA 

4.2-8: Construction and operation of the Proposed 
Project has the potential to result in cumulatively 
considerable emissions of GHGs.   

 

PS 4.2-8: The applicant shall purchase CO2e emissions reduction 
credits in the amount of 249 MT prior to the start of construction.  
GHG CO2e emissions reduction credits are generated by projects 
that reduce their GHG emissions by the use of technology or a 
reduction in business over business as usual.  The CO2e 
emission reduction credits must be permanently retired by the 
project applicant, thereby reducing annual emissions for the 
lifetime of the Proposed Project.   

LTS 

4.3  Biology    

4.3-1: The Proposed Project has the potential to have 
a substantial would not adversely impact, either directly 
or through habitat modifications, on special-status 
plants.  

 

PSLTS No mitigation is required. 4.3-1: To address potential impacts 
associated with special status plant species, the following 
measures will be implemented prior to construction of the 
Proposed Project: 
 A qualified biologist/botanist shall conduct a focused 

botanical survey during the month of May, which 
corresponds to the overlapping evident and identifiable 
bloom periods for the remaining seven species, and prior to 
commencement of construction.  Should no special status 
plant species be observed, then no additional mitigation is 
required. 

 Should one or more of these special status plants be found 
during the focused botanical survey on the project site, the 
qualified biologist/botanist shall contact CDFW within one 
day following the focused botanical survey to report the 
findings.  If feasible, a 10-foot buffer shall be established 
around the species using construction flagging prior to 
commencement of construction activities. 

 Should avoidance of special status plant species be 
infeasible, the qualified botanist would salvage and 

No mitigation is 
required.LTS 
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Environmental Impact 

Level of 
Significance 

Before 
Mitigation 

Mitigation Measure 

Level of 
Significance 

After 
Mitigation 

relocate the individuals in an area comprised of suitable 
habitat in the vicinity of the project site that would not be 
impacted by the Proposed Project.  Prior to the attempted 
relocation, seeds shall be gathered from the identified 
plants for use in the area identified for relocation.  

4.3-2: The Proposed Project has the potential to have 
a substantial would not adversely impact, either directly 
or through habitat modifications, on one special-status 
invertebratethe Mission Blue Butterfly.  
 

LTSPS No mitigation is required.4.3-2: To address potential impacts 
associated with the Mission blue butterfly, the following 
measures will be implemented prior to construction of the 
Proposed Project: 
 A qualified biologist shall conduct a focused survey within 

the nonnative grassland on the project site for the Mission 
blue butterfly during the appropriate identification periods 
for adults (March-July) or juveniles (wet season) prior to 
commencement of construction activities.  Should no 
species be observed, then no additional mitigation is 
required. 

 Should the Mission blue butterfly be observed during the 
focused survey on the project site, the qualified biologist 
shall contact CDFW within one day following the focused 
botanical survey to report the findings.  If feasible, a 10-foot 
buffer shall be established around the species’ host plants 
using construction flagging prior to commencement of 
construction activities. 

 Should avoidance of the Mission blue butterfly be 
infeasible, the qualified biologist would allow the butterfly to 
exit the property on its own, or will establish an alternately 
approved appropriate action following contact with CDFW. 

NALTS 

4.3-3: Construction activities have the potential to 
result in the disturbance of nesting or foraging habitat 
for northern harrier, burrowing owl, and white-tailed 
kite.  
 

PS 4.3-3a:  Prior to the commencement of construction activities on 
the project site during the nesting season, a qualified biologist 
shall conduct a minimum of two protocol level preconstruction 
surveys for listed bird species during the recommended survey 
periods for the nesting season that coincides with the 
commencement of construction activities: 
 Northern harrier: Present year-round, breeds March 

through August; 
 Burrowing owl: Present year-round breeds primarily March 

through August, but can be February-December; and  
 White-tailed kite: Present year-round, breeding occurs in 

autumn.  Nesting season begins in February and ends in 
August. 

LTS 
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Environmental Impact 

Level of 
Significance 

Before 
Mitigation 

Mitigation Measure 

Level of 
Significance 

After 
Mitigation 

These surveys will occur in accordance with the USFWS Division 
of Migratory Bird Management Guidelines for Raptor 
Conservation in the United States (2008).  The qualified biologist 
shall conduct surveys within 14 days of commencement for 
Northern harrier, burrowing owl, and white-tailed kite in the 
project site and within 0.25 miles of construction activities where 
legally permitted.  The biologist will use binoculars to visually 
determine whether nests occur beyond the 0.25-mile survey area 
if access is denied on adjacent properties.  If no active nests are 
identified on or within 0.25 miles of construction activities within 
the recommended survey periods, a letter report summarizing 
the survey results shall be submitted to the County and the 
CDFW within 30 days following the survey, and no further 
mitigation for nesting habitat is required.  Evidence, in the form of 
a letter report documenting the results of the survey, shall be 
submitted to the County prior to the issuance of any grading or 
building permits within the project site. 
4.3-3b:  If active listed bird nests are found within 0.25 mile of 
construction activities, the biologist shall contact the County and 
CDFW within one day following the pre-construction survey to 
report the findings.  For purposes of this mitigation requirement, 
construction activities are defined to include heavy equipment 
operation associated with construction (use of cranes or 
draglines, new rock crushing activities) or other project-related 
activities that could cause nest abandonment or forced fledging 
within 0.25 mile of a nest site during the identified nesting period.  
Should an active nest be present within 0.25 mile of construction 
areas, then CDFW shall be consulted to establish an appropriate 
noise buffer, develop take avoidance measures, and implement 
a monitoring and reporting program prior to any construction 
activities occurring within 0.25 mile of the nest/burrow.  The 
monitoring program would require that a qualified biologist shall 
monitor all activities that occur within the established buffer zone 
to ensure that disruption of the nest/burrow or forced fledging 
does not occur.  Should the biologist determine that the 
construction activities are disturbing the nest/burrow, the 
biologist shall halt construction activities until CDFW is 
consulted.  The construction activities shall not commence until 
the CDFW determines that construction activities would not 
result in abandonment of the nest/burrow site.  If the CDFW 
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Environmental Impact 

Level of 
Significance 

Before 
Mitigation 

Mitigation Measure 

Level of 
Significance 

After 
Mitigation 

determines that take may occur, the applicant would be required 
to obtain a CESA take permit.  Should the biologist determine 
that the nest/burrow has not been disturbed during construction 
activities within the buffer zone, then a letter report summarizing 
the survey results will be submitted to the County and CDFW 
and no further mitigation for nesting habitat is required. 

4.3-4: Grading and construction activities have the 
potential to result in the disturbance of nesting habitat 
for migratory birds and other birds of prey. 

 

PS 4.3-4a:  A qualified biologist shall conduct a pre-construction bird 
survey for nesting within 14 days prior to commencement of 
construction activities if anticipated to commence during the 
appropriate nesting season (between February 1 and August 
31).  The qualified biologist shall document and submit the 
results of the pre-construction survey in a letter to CDFW and the 
County within 30 days following the survey.  The letter shall 
include:  a description of the methodology including dates of field 
visits, the names of survey personnel, a list of references cited 
and persons contacted, and a map showing the location(s) of 
any bird nests observed on the project site.  If no active nests are 
identified during the pre-construction survey, then no further 
mitigation is required.  Evidence, in the form of a letter report 
documenting the results of the survey, shall be submitted to the 
County Planning Department prior to the issuance of any grading 
or building permits within the project site. 
4.3-4b:  If any active nests are identified during the pre-
construction survey within the project site, a buffer zone will be 
established around the nests.  A qualified biologist will monitor 
nests weekly during construction to evaluate potential nesting 
disturbance by construction activities.  The biologist will delimit 
the buffer zone with construction tape or pin flags within 250 feet 
of the active nest and maintain the buffer zone until the end of 
the breeding season or until the young have fledged.  Guidance 
from CDFW will be requested if establishing a 250-foot buffer 
zone is impractical.  Guidance from CDFW will be requested if 
the nestlings within the active nest appear disturbed. 
4.3-4c:  Trees anticipated for removal should be removed 
outside of the nesting season (February 1 and August 31).  If 
trees are anticipated to be removed during the nesting season, a 
pre-construction survey shall be conducted by a qualified 
biologist.  If the survey shows that there is no evidence of active 
nests, then the tree shall be removed within ten days following 

LTS 



2.0 Executive Summary 

 
Analytical Environmental Services 2-11   Ascension Heights Subdivision Project 
January 2016                     Draft EIR 

Environmental Impact 

Level of 
Significance 

Before 
Mitigation 

Mitigation Measure 

Level of 
Significance 

After 
Mitigation 

the survey.  If active nests are located within trees identified for 
removal, a 250-foot buffer shall be installed around the tree.  
Guidance from CDFW will be requested if the 250-foot buffer is 
infeasible. 

4.3-5: The Proposed Project would not interfere with 
the movement of native resident or migratory fish or 
wildlife species or with established native resident or 
migratory wildlife corridors, or impede the use of native 
wildlife nursery sites 

LTS No mitigation is required. NA 

4.3-6: Construction of the Proposed Project has the 
potential to remove trees protected within the tree 
preservation ordinance specified in the San Mateo 
County Significant Tree Ordinance. 

 

PS 4.3-6:  Prior to the issuance of grading permits and removal of 
any trees, a certified arborist or registered professional forester 
shall conduct an arborist survey documenting all trees with trunk 
circumferences of 38 inches or greater and their location, as well 
as any Tree Communities or Indigenous Trees regardless of 
size.  The report shall be submitted to the County Planning 
Department.  The applicant shall not remove any trees without 
prior approval from the County Planning Department.  All 
recommendations of the arborist report shall be implemented 
prior to the issuance of building permits for development on the 
project site.  The arborist report shall specify measures including, 
but not limited to the following: 
 To the extent feasible, trees anticipated for removal shall 

be removed outside of the nesting season for birds.  Taking 
into account the nesting season for the white tailed kite, the 
nesting season shall be defined as February 1 to August 
31.   

 The project proponent shall plant replacement tree species 
recommended by the County at a 1:1 ratio within the 
project site. 

LTS 

4.3-7: Development of the Proposed Project has the 
potential to contribute to the cumulative loss of special-
status wildlife species or their habitat in the region. 

PS 4.3-7:  Implement Mitigation Measures 4.3-1 through 4.3-6. 

 

LTS 

4.4  Geology and Soils    

4.4-1: Earth-moving activities associated with 
construction of the Proposed Project have the potential 
to result in soil erosion or the loss of topsoil. 

 

PS 4.4-1a:  Implement Mitigation Measure 4.6-1 (Section 4.6; 
Hydrology and Water Quality) to identify and implement erosion 
control BMPs within the SWPPP prepared for construction 
activities in accordance with the State’s Clean Water Act Nation 
Pollutant Discharge Elimination System (NPDES) general permit 

LTS 
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for construction activities.  Implementation of these BMPs would 
ensure that temporary and short-term construction-related 
erosion impacts under the Proposed Project would be reduced to 
a less-than-significant level.   
4.4-1b:  The applicant shall obtain a San Mateo County Grading 
Permit which includes the requirement of an Erosion and 
Sediment Control Plan.  This Erosion and Sediment Control Plan 
shall be prepared by a licensed civil engineer or certified 
professional soil erosion and sediment control specialist.  The 
plan shall show the location of proposed vegetative erosion 
control measures, including landscaping and hydroseeding, and 
the location and details of all proposed drainage systems.  The 
plan shall include sufficient engineering analysis to show that the 
proposed erosion and sediment control measures during 
preconstruction, construction, and post-construction are capable 
of controlling surface runoff and erosion, retaining sediment on 
the project site, and preventing pollution of site runoff in 
compliance with the Clean Water Act. 

4.4-2: The Proposed Project has the potential to result 
in structural damage and injury from seismic activity 
and related geologic hazards.  

PS 4.4-2a:  Grading and building designs, including foundation 
requirements, shall be consistent with the findings of the 
geotechnical investigation, the California Code of Regulations, 
and the California Building Code.   
4.4-2b:  The project applicant shall comply with all 
recommendations contained within the site-specific Geotechnical 
Investigation conducted by Michelucci & Associates (2013) and 
attached here as Appendix E. 
4.4-2c:  The applicant shall retain a qualified engineering 
geologist.  All grading and installation of fill shall be performed 
under the observation of the qualified engineering geologist.   

LTS 

4.4-3: The Proposed Project could potentially result in 
shallow landslides due to the depth of unconsolidated 
colluvium on the project site. 

 

PS 4.4-3a: Implement Mitigation Measure 4.6-2 (Section 4.6; 
Hydrology and Water Quality) to ensure that the site storm water 
drainage system (including individual systems for each 
residence) shall not allow discharge of uncontrolled runoff onto 
the site slopes.  Concentrated runoff shall not be allowed to flow 
over graded slopes or areas of thick soil, colluviums, or fill. 
4.4-3b: Implement Mitigation Measure 4.4-2c to ensure the 
recommendations of the Geotechnical Investigation regarding 

LTS 
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subdrains and surface drainage are included in the project 
design. 

4.4-4: Development of the Proposed Project in 
combination with future projects in the region could 
result in cumulative effects associated with geology 
and soils. 

PS 4.4-4:  Implement Mitigation Measures 4.4-1 through 4.4-3. 

 

LTS 

4.5 Land Use    

4.5-1: The Proposed Project would not result in a 
substantial inconsistency with any applicable land use 
plan, policy, or regulation of an agency with jurisdiction 
over the project adopted for the purpose of avoiding or 
mitigating an environmental effect.   

LTS No mitigation is required. NA 

4.5-2: The Proposed Project would not contribute to 
adverse cumulative impacts associated with land use. 

LTS No mitigation is required. 

 

NA 

4.6 Hydrology and Water Quality   
 

4.6-1: Construction activities could substantially 
degrade surface water and/or groundwater quality, 
which could violate water quality standards.   

 

PS 4.6-1: The applicant shall comply with the SWRCB NPDES 
General Permit for Discharges of Storm Water Runoff Associated 
with Construction Activity (General Permit).  The SWRCB 
requires that all construction sites have adequate control 
measures to reduce the discharge of sediment and other 
pollutants to streams to ensure compliance with Section 303 of 
the Clean Water Act.  To comply with the NPDES permit, the 
applicant will file a Notice of Intent with the SWRCB and prepare 
a SWPPP prior to construction, which includes a detailed, site-
specific listing of the potential sources of stormwater pollution; 
pollution prevention measures (erosion and sediment control 
measures and measures to control non-stormwater discharges 
and hazardous spills) to include a description of the type and 
location of erosion and sediment control BMPs to be 
implemented at the project site, and a BMP monitoring and 
maintenance schedule to determine the amount of pollutants 
leaving the Proposed Project site.  A copy of the SWPPP must 
be current and remain on the project site.  Control measures are 
required prior to and throughout the rainy season.  Water quality 
BMPs identified in the SWPPP shall include, but are not limited 
to, the following: 

LTS 
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 Temporary erosion control measures (such as silt fences, 
staked straw bales, and temporary revegetation) shall be 
employed for disturbed areas.  No disturbed surfaces will 
be left without erosion control measures in place during the 
winter and spring months.   

 Sediment shall be retained onsite by detention basins, 
onsite sediment traps, or other appropriate measures. 

 A spill prevention and countermeasure plan shall be 
developed which would identify proper storage, collection, 
and disposal measures for potential pollutants (such as 
fuel, fertilizers, pesticides, etc.) used onsite.  The plan 
would also require the proper storage, handling, use, and 
disposal of petroleum products. 

 Construction activities shall be scheduled to minimize land 
disturbance during peak runoff periods and to the 
immediate area required for construction.  Soil 
conservation practices shall be completed during the fall or 
late winter to reduce erosion during spring runoff.  Existing 
vegetation will be retained where possible.  To the extent 
feasible, grading activities shall be limited to the immediate 
area required for construction. 

 Surface water runoff shall be controlled by directing flowing 
water away from critical areas and by reducing runoff 
velocity.  Diversion structures such as terraces, dikes, and 
ditches shall collect and direct runoff water around 
vulnerable areas to prepared drainage outlets.  Surface 
roughening, berms, check dams, hay bales, or similar 
devices shall be used to reduce runoff velocity and erosion. 

 Sediment shall be contained when conditions are too 
extreme for treatment by surface protection.  Temporary 
sediment traps, filter fabric fences, inlet protectors, 
vegetative filters and buffers, or settling basins shall be 
used to detain runoff water long enough for sediment 
particles to settle out.   

 Construction materials, including topsoil and chemicals, 
shall be stored, covered, and isolated to prevent runoff 
losses and contamination of groundwater. 

 Topsoil removed during construction shall be carefully 
stored and treated as an important resource.  Berms shall 
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be placed around topsoil stockpiles to prevent runoff during 
storm events. 

 Establish fuel and vehicle maintenance areas away from all 
drainage courses and design these areas to control runoff. 

 Disturbed areas shall be revegetated after completion of 
construction activities. 

 All necessary permits and approvals shall be obtained. 
 Provide sanitary facilities for construction workers. 

4.6-2: Urban runoff resulting from the development of 
impervious surfaces and urban land uses on the 
project site has the potential to degrade water quality 
and violate water quality standards or waste discharge 
requirements. 

PS 4.6-2a: Upon acceptance of the design concept, a maintenance 
agreement shall be developed between the County and the 
Homeowners Association (HOA) or equivalent entity requiring 
the HOA or equivalent entity to complete the following tasks and 
provide the following information on a routine basis.  These 
requirements apply only to the bioretention treatment system 
area of the project site and are as follows:  
 Maintenance of soils and plantings, including routine 

pruning, mowing, irrigation, replenishment of mulch, 
weeding, and fertilizing with a slow-release fertilizer with 
trace elements;  

 Removal of obstructions and trash from bioretention areas;  
 Use of only pesticides and fertilizers that are accepted 

within the integrated pest management approach for use in 
the bioretention areas;  

 Repair of erosion at inflow points;  
 Monthly review and inspection of bioretention areas for the 

following:  
 Obstruction of trash, 
 If ponded water is observed, the surface soils shall 

be removed and replaced and subdrain systems 
inspected, and  

 Condition of grasses; 
 Distribution of the following:  

 A copy of the storm water management plans shall 
be made available to personnel in charge of facility 
maintenance and shall be distributed to the 
subcontractor representative engaged in the 
maintenance or installation of the bioretention 
system, and  

 Material presented in the integrated pest management 
program will be made available to personnel in charge of 

LTS 
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facility maintenance and shall be distributed to the 
subcontractor representative engaged in the maintenance 
or installation of the bioretention system.   

4.6-2b:  Upon acceptance of the design concept, a maintenance 
agreement shall be developed between the County and the HOA 
or equivalent entity requiring the HOA or equivalent entity to 
complete the following tasks and provide the following 
information on a routine basis.  These requirements apply to all 
common areas of the project site and are as follows:  
 Drainage inlets shall be inspected monthly and kept clean 

of any trash that may have accumulated.  It is the 
responsibility of the property manager/owner to have those 
inspections performed, documented, and any repairs 
made.   

 Landscape areas shall be covered with plants or some type 
of ground cover to minimize erosion.  No areas are to be 
left as bare dirt that could erode.  Mounding slopes shall 
not exceed two horizontal to one vertical.   

 Pesticides and fertilizers shall be stored as hazardous 
materials and in appropriate packaging, over spraying onto 
paved areas shall be avoided when applying fertilizers and 
pesticides.  Pesticides and fertilizers shall be prohibited 
from storage outside.    

 Landscape areas shall be inspected and all trash picked up 
and obstruction to the drainage flow removed on a monthly 
basis minimum.  The project site shall be designed with 
efficient irrigation and drainage to reduce pesticide use.  
Plants shall be selected based on size and situation to 
reduce maintenance and routine pruning.   

 Integrated pest management information shall be provided 
to the building management.  

4.6-2c.  Infiltration systems shall be designed in accordance with 
the following procedures outlined in the California Storm Water 
Best Management Practice Handbooks to reduce runoff and 
restore natural flows to groundwater:   
 Biofilters and/or vegetative swale drainage systems will be 

installed at roof downspouts for all buildings on the project 
site, allowing sediments and particulates to filter and 
degrade biologically.   



2.0 Executive Summary 

 
Analytical Environmental Services 2-17   Ascension Heights Subdivision Project 
January 2016                     Draft EIR 

Environmental Impact 

Level of 
Significance 

Before 
Mitigation 

Mitigation Measure 

Level of 
Significance 

After 
Mitigation 

 Structural source controls, such as covers, impermeable 
surfaces, secondary containment facilities, runoff diversion 
berms, sediment, and grease traps in parking areas will be 
installed. 

 Designated trash storage areas will be covered to protect 
bins from rainfall. 

4.6-3: Development of the Proposed Project would 
substantially alter the existing drainage patterns and 
may cause flows to exceed the capacity of existing 
stormwater drainage systems, result in substantial 
pollution on or off site, or result in flooding on or off 
site.  

 

PS 4.6-3a: Upon acceptance of the design concept, a maintenance 
agreement shall be developed between the  County and the 
HOA or equivalent entity requiring the HOA or equivalent entity 
to complete and provide the documentation of annual inspection 
and cleaning of each of the 19 individual lot storm drainage 
systems.  The inspection shall be performed during the dry 
season and shall include removal of all trash and obstructions 
from area drains, cleanouts, and catch basins.  
4.6-3b: The 15-inch diameter stormwater drain pipe flowing at 2 
percent that crosses Ascension Drive at Enchanted Way shall be 
replaced with a 21-inch diameter pipe.  The 30-inch diameter 
stormwater drain pipe flowing at 1.3 percent shall be replaced 
with a 36-inch diameter pipe sloped at 2 percent.  Stormwater 
drain pipe infrastructure improvements shall adhere to all 
applicable regulations and ordinances.  

LTS 

4.6-4: Development of the Proposed Project would not 
place housing within a 100-year flood hazard area as 
mapped on a federal Flood Hazard Boundary or Flood 
Insurance Rate Map or other flood hazard delineation 
map; place within a 100-year flood hazard area 
structures that would impede or redirect flood flows; or 
expose people or structures to a significant risk of loss, 
injury, or death involving flooding, including flooding as 
a result of the failure of a levee or dam or inundation by 
seiche, tsunami, or mudflow.  

NI No mitigation is required. NA 

4.6-5: Implementation of the Proposed Project would 
neither degrade groundwater quality nor substantially 
deplete groundwater supplies or interfere substantially 
with groundwater recharge such that there would be a 
net deficit in aquifer volume or a lowering of the local 
groundwater table.   

PS 4.6-5: Implement Mitigation Measures 4.6-1, 4.6-2a, and 4.6-
2b. 

 

LTS 
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 4.6-6: The Proposed Project in combination with future 
growth and development within the County and project 
vicinity could result in cumulative impacts to hydrology 
and water quality.   

LTS No mitigation is required. NA 

4.7 Hazards and Hazardous Materials     

4.7-1: Construction of the Proposed Project would 
include the routine transport, storage, and handling of 
hazardous materials, which has the potential to result 
in a public health or safety hazard from the accidental 
release of hazardous materials into the environment.   
 

 

PS 4.7-1: The project applicant shall ensure through the 
enforcement of contractual obligations that all contractors 
transport, store, and handle construction-required hazardous 
materials in a manner consistent with relevant regulations and 
guidelines, including those recommended and enforced by the 
San Mateo County Planning and Building Department, Office of 
Environmental Health Services Division, and Office of 
Emergency Services.  Recommendations may include, but are 
not limited to, transporting and storing materials in appropriate 
and approved containers, maintaining required clearances, and 
handling materials using approved protocols. 

LTS 

4.7-2: Construction of the Proposed Project has the 
potential to release hazardous materials into the 
environment through reasonably foreseeable upset or 
accident conditions, which may create a significant 
hazard.   

 

PS 4.7-2: The project applicant shall require through contractual 
obligations that the construction contractor(s) marks the areas 
planned to be disturbed in white paint and notify Underground 
Service Alert (USA) one week prior to the beginning of 
excavation activities.  This will be completed so the entire 
construction area is properly surveyed in order to minimize the 
risk of exposing or damaging underground utilities.  USA 
provides a free "Dig Alert" service to all excavators (contractors, 
homeowners and others), in northern California, and will 
automatically notify all USA Members (utility service providers) 
who may have underground facilities at their work site.  In 
response, the USA Members will mark or stake the horizontal 
path of their underground facilities, provide information about, or 
give clearance to dig.  This service protects excavators from 
personal injury and underground facilities from being damaged.  
The utility companies will be responsible for the timely removal or 
protection of any existing utility facilities located within 
construction areas. 

LTS 

4.7-3: The Proposed Project has the potential to 
expose people or structures to a significant risk of loss, 
injury, or death involving wildland fires.   
 

PS 4.7-3a: The applicant shall ensure through the enforcement of 
contractual obligations that the following measures are 
implemented by contractors during project construction:   

LTS 
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 Staging areas, welding areas, or areas slated for 
development using spark-producing equipment shall be 
cleared of dried vegetation or other materials that could 
serve as fire fuel.  To the extent feasible, the contractor 
shall keep these areas clear of combustible materials in 
order to maintain a fire break. 

 Any construction equipment that normally includes a spark 
arrester shall be equipped with an arrester in good working 
order.  This includes, but is not limited to, vehicles, heavy 
equipment, and chainsaws. 

4.7-3b: The building plans of the Proposed Project shall be 
reviewed by a representative from County Fire/CAL FIRE to 
ensure that regulations in the County’s Fire Ordinance are met 
and the project complies with County Fire/CAL FIRE 
requirements.  The development of the Proposed Project shall be 
in compliance with Chapter 15 of the County General Plan with 
respect to residential uses adjacent to open space areas where 
wildfire is a threat.   

4.7-4: The Proposed Project is located outside the 
Airport Influence Area for the San Carlos Airport and 
would not result in potential safety hazards for people 
residing or working in the project area. 

LTS No mitigation is required. NA 

4.7-5: The Proposed Project in combination with future 
growth and development in the project vicinity would 
result in cumulative effects associated with hazards 
and hazardous materials.   

PS 4.7-5: Implement Mitigation Measures 4.7-1 through 4.7-3. 

 

LTS 

4.8  Noise and Vibration     

4.8-1: Construction of the Proposed Project has the 
potential to generate a substantial temporary or 
periodic noise level greater than existing ambient 
levels in the project vicinity. 

 

PS 4.8-1: The project applicant shall ensure through contractual 
agreements that the following measures are implemented during 
construction: 
 Construction activities shall be limited to occur between the 

hours of 7:00 A.M. to 6:00 P.M. Monday through Friday, 
and 9:00 A.M. to 5:00 P.M. on Saturdays.  Construction 
activities shall not occur on Sundays, Thanksgiving, or 
Christmas.  The intent of this measure is to prevent 
construction activities during the more sensitive time period 
and minimize the potential for effects.   

LTS 
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 Stationary equipment and staging areas shall be located as 
far as practical from noise-sensitive receptors.   

 All construction vehicles or equipment, fixed or mobile, 
shall be equipped with properly operating and maintained 
mufflers and acoustical shields or shrouds, in accordance 
with manufacturers’ recommendations.    

 Construction activities shall conform to the following 
standards: (a) there shall be no start-up of machines or 
equipment, no delivery of materials or equipment, no 
cleaning of machines or equipment and no servicing of 
equipment except during the permitted hours of 
construction; (b) radios played at high volume, loud talking 
and other forms of communication constituting a nuisance 
shall not be permitted. 

 The general contractors for all construction activities shall 
provide a contact number for citizen complaints and a 
methodology for dealing with such complaints such as 
designating a noise disturbance coordinator.  This noise 
disturbance coordinator shall receive all public complaints 
about construction-related noise and vibration, shall be 
responsible for determining the cause of the complaint, and 
shall implement any feasible measures to be taken to 
alleviate the problem.  All complaints and resolution of 
complaints shall be reported to the County weekly. 

4.8-2: Construction of the Proposed Project has the 
potential to expose existing sensitive noise receptors to 
construction traffic noise in excess of the County’s 
noise standards. 

PS 4.8-2: Implement Mitigation Measure 4.8-1. LTS 

4.8-3: Construction of the Proposed Project would not 
expose existing sensitive receptors to groundborne 
vibration or groundborne noise levels in excess of the 
State’s vibration standard.   

LTS No mitigation is required. NA 

4.8-4: Operation of the Proposed Project would not 
expose newly placed sensitive receptors to traffic noise 
in excess of the County’s noise thresholds. 

LTS No mitigation is required. NA 

4.8-5:  Operation of the Proposed Project would not 
result in a substantial permanent increase in ambient 
noise levels in the project vicinity above existing levels. 

LTS No mitigation is required. NA 
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4.8-6: Traffic resulting from the Proposed Project in 
combination with cumulative development would not 
increase cumulative ambient and traffic noise levels at 
new and existing residences in excess of the County’s 
noise thresholds. 

LTS No mitigation is required. NA 

4.9 Population and Housing    

4.9-1: Construction of the Proposed Project would 
induce population growth in the area; however, this 
growth would not be substantial and would not result in 
adverse environmental consequences.   

LTS No mitigation is required. NA 

4.9-2: Development of the Proposed Project would 
induce population growth in the area; however, this 
growth would not be substantial and would not result in 
adverse environmental consequences.    

LTS No mitigation is required. NA 

4.9-3: Development of the Proposed Project would not 
displace substantial numbers of existing housing or 
people and therefore would not necessitate the 
construction of replacement housing elsewhere. 

LTS No mitigation is required. NA 

4.9-4: The Proposed Project could contribute to 
adverse cumulative impacts associated with population 
and housing. 

LTS No mitigation is required. NA 

4.10 Public Services, Utilities, and Recreation    
 

4.10-1: The Proposed Project would not result in an 
exceedance of wastewater discharge limits of the San 
Francisco Bay Regional Water Quality Control Board. 

LTS No mitigation is required. NA 

4.10-2: The Proposed Project would require the 
construction of new and relocation of existing water 
supply facilities, the construction of which could cause 
significant environmental effects.   

 

PS 4.10-2a: Residents of the Proposed Project shall comply with all 
requirements of Cal Water’s Water Shortage Contingency Plan 
as mandated by Cal Water and BSD.  These requirements may 
include, but are not limited to the following:  
 Voluntarily reduce water consumption at single-family 

residences;  
 Adhere to the minimum allocation given to single-family 

residential customers or pay penalty rate applied to service 
bill for use that is in excess of costumer’s allocation; and/or 

LTS 
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 Comply with orders prohibiting the use of water for specific 
activities, such as a prohibition of potable water use for 
landscape irrigation.   

4.10-2b: Pumping facilities shall be installed at the existing water 
tank owned by Cal Water to provide adequate water pressure for 
residential and fire protection uses.  Cal Water shall be contacted 
to review pumping facilities design and ensure compliance with 
applicable standards.  The project applicant shall fund the 
development of these facilities.   
4.10-2c: Two existing water mains shall be relocated such that 
they are within the right-of-way of the proposed private street or 
at the property boundary so as to allow ease of maintenance of 
the water mains.  New Cal Water easements shall be established 
on the project site to replace the existing Cal Water easements.  
The two water mains include an 8-inch diameter water main 
connecting the water tank to the water main located on Parrot 
Drive and a 10-inch diameter water main connecting the water 
tank to the water main located on Bel Aire Drive. 

4.10-3: The Proposed Project would exceed the wet 
weather capacity of the wastewater conveyance 
system and would require upgrades to existing 
wastewater treatment facilities, the construction of 
which could cause significant environmental effects.   

 

PS 4.10-3: The applicant shall offset the increase in sewer flow 
generated by the Proposed Project by reducing the amount of 
existing Inflow and Infiltration (I&I) into the CSCSD sewer 
system.  The offset amount shall achieve a zero net increase in 
flow during wet weather events with implementation of the 
Proposed Project.  This shall be achieved through the 
construction of improvements to impacted areas of the sewer 
system, with construction plans subject to CSCSD approval and 
required to be in compliance with applicable regulatory 
requirements.  Construction of improvements, as approved by 
the CSCSD, shall be completed prior to the start of the 
construction of the residences.  

LTS 

4.10-4: The Proposed Project would require the 
expansion of existing stormwater drainage facilities, 
the construction of which would cause significant 
environmental effects. 

PS 4.10-4: Implement Mitigation Measures 4.6-3a and4.6-3b. 

 

LTS 

4.10-5: The Proposed Project would generate a 
demand for fire protection services, which could 
require the construction of new or expanded facilities 
that may cause significant environmental impacts. 

PS 4.10-5:  The applicant shall ensure that fire sprinklers with 
appropriate flow rates are installed for all structures that would 
be developed as a part of the Proposed Project, per County 
Fire/CAL FIRE’s alternate materials and methods request.   

LTS 
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Environmental Impact 

Level of 
Significance 

Before 
Mitigation 

Mitigation Measure 

Level of 
Significance 

After 
Mitigation 

4.10-6: The Proposed Project would not generate a 
demand for law enforcement services that would 
require the construction of new or expanded facilities to 
maintain service level standards.  

LTS No mitigation is required. NA 

4.10-7: The Proposed Project would neither require 
additional capacity nor substantially increase demand 
for electrical, natural gas, and/or telecommunication 
services that would require the development of new 
infrastructure, the construction of which would result in 
adverse environmental effects.   

LTS No mitigation is required. NA 

4.10-8: The Proposed Project would comply with 
federal, State, and local statutes and regulations 
related to solid waste and would not generate solid 
waste beyond the capacity of the solid waste 
collectors, transfer station, and/or landfill serving the 
project area requiring development of new or 
expanded solid waste management facilities, the 
construction of which would result in adverse 
environmental effects.   

LTS No mitigation is required. NA 

4.10-9: The Proposed Project would not generate a 
demand for educational services that would require the 
construction of new or expanded school facilities to 
maintain service level standards. 

LTS No mitigation is required. NA 

4.10-10: The Proposed Project would not generate a 
demand for library services that would require the 
construction of new or expanded library facilities to 
maintain service level standards. 

LTS No mitigation is required. NA 

4.10-11: The Proposed Project may increase the use 
of local and regional parks and recreational facilities; 
however, physical deterioration of such facilities would 
be minimal.     

LTS No mitigation is required. NA 

4.10-12: The Proposed Project includes passive 
recreational facilities, the development of which would 
not have an adverse physical effect on the 
environment. 

LTS No mitigation is required. NA 

4.11 Transportation and Circulation 
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Environmental Impact 

Level of 
Significance 

Before 
Mitigation 

Mitigation Measure 

Level of 
Significance 

After 
Mitigation 

4.11-1: Construction of the Proposed Project would not 
increase traffic on roadways in the vicinity of the 
project site beyond acceptable capacities and therefore 
would not conflict with any applicable plan, ordinance, 
or policy establishing measures of effectiveness and 
would not conflict with an applicable congestion 
management program. 

LTS No mitigation is required. NA 

4.11-2: Operation of the Proposed Project would not 
increase traffic on roadway segments in the vicinity of 
the project site beyond acceptable capacities and 
therefore would not conflict with any applicable plan, 
ordinance, or policy establishing measures of 
effectiveness and would not conflict with an applicable 
congestion management program. 

LTS No mitigation is required.  

4.11-3: Implementation of the Proposed Project would 
not conflict with adopted policies, plans, or programs, 
including those related to safety and performance, 
regarding public transit, bicycle, and pedestrian 
facilities but does have the potential develop unsafe 
pedestrian and bicycle facilities.  

PS 4.11-3: Either provide street lighting on the private streets to a 
level of 0.4 minimum maintained average foot-candles with a 
uniformity ratio of 6:1, average to minimum or ensure street 
lighting is consistent with safety standards of the County-
governed Bel Aire Lighting District.   

LTS 

4.11-4: Implementation of the Proposed Project has 
the potential to substantially increase hazards due to 
the design of the new private street and proposed 
intersection with Bel Aire Drive. 

PS 4.11-4: Within the corner sight triangles at the new street 
intersection there should be no walls, fencing, or signs that would 
obstruct visibility.  Trees should be planted so as to not create a 
“wall” effect when viewed at a shallow angle.  The type of 
shrubbery planted within the triangles should be such that it will 
grow no higher than three feet above the adjacent roadway 
surface.  Trees planted within the sight triangle areas should be 
large enough that the lowest limbs are at least seven feet above 
the surface of the adjacent roadway.  Street parking should be 
prohibited within the bounds of the sight triangle. 

LTS 

4.11-5: Implementation of the Proposed Project would 
not result in inadequate emergency access.   

LTS No mitigation is required. NA 

4.11-6: Implementation of the Proposed Project would 
not increase traffic on local roadways beyond 
acceptable capacities in the cumulative year 2030. 

LTS No mitigation is required. NA 
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 3.0 PROJECT DESCRIPTION 

3.1 INTRODUCTION 
The Ascension Heights Subdivision Project (Proposed Project) consists of the subdivision of 6 parcels on 
approximately 13.3 acres into 21 lots for the development of 19 single-family residences with the remaining 
2 lots (approximately 7.8 acres) maintained as a conservation area.  The project location, objectives, and 
components are described in more detail below.   

3.2 PROJECT LOCATION  
The project site consists of approximately 13.32 acres located within the unincorporated community of San 
Mateo Highlands within San Mateo County (County), at the northeast corner of Bel Aire Road and 
Ascension Drive, east of Interstate 280 (I-280) and northwest of State Route 92 (SR-92).  The project site 
is composed of the following Assessor’s Parcel Numbers (APNs): 

 041-111-130  
 041-111-280 
 041-111-160  
 041-111-320 
 041-111-270  
 041-111-360 

The project site is located approximately 2.5 miles southwest of the City of San Mateo and approximately 
17.5 miles south of the City of San Francisco.  The regional location of the project site is shown in Figures 
3-1 and 3-2.  Figure 3-3 provides an aerial photo of the project site.   

Regional access to the project site is provided by I-280 and SR-92.  Vehicular and pedestrian access 
points to the project site are provided via two local streets, one collector, and one arterial.  Local streets 
include: Ascension Drive, which borders the western edge of the property; and Bel Aire Road, which 
borders the northern edge of the property.  Parrot Drive is a collector street which borders the eastern 
edge of the property, and Polhemus Road is an arterial street that runs parallel to Parrot Drive and 
connects to Ascension Drive, west of the property.  

3.2.1 EXISTING SETTING 
The project site is largely undeveloped, with the single exception of a paved access roadway that bisects 
the project site from the north corner to the southeastern edge.  The roadway connects Bel Aire Drive with 
APN 041-111-020, upon which a potable water tank owned by the California Water Service Company (Cal 
Water) and a cellular transmitter tower are located.  The water tank/cell transmitter parcel is surrounded by 
but is not part of the project site (refer to Figure 3-3).  Fencing encloses the tank/cell transmitter parcel 
and Monterey pine trees visually shield the structures.  The access roadway currently serves as the only 
vehicular and primary pedestrian access point to the project site.   
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The project site is situated on a hillside with slopes averaging 40 percent.  Surface elevation ranges from 
approximately 410 to 610 feet above mean sea level (amsl).  Existing natural slopes range from nearly flat 
at the top of the project site’s ridge to 1.5 to 1 percent (horizontal to vertical) on the flanks.  The site was 
graded over 40 years ago, which consisted of excavating the sides of the hill for construction of Ascension 
Drive and Bel Aire Road.  The cut slopes were made at 1.5 to 1 percent with 8-foot wide benches spaced 
at 30-foot vertical intervals.  The site consists of Franciscan Complex bedrock, including hard sandstone 
with occasional claystone interbeds.  Colluvium and artificial fill overlay the bedrock, with the colluvium 
consisting of a brown sand, silt, and clay mixture containing scattered angular gravel fragments of 
sandstone.  A small abandoned quarry pit is located on the northeast side of the project site and is 
characterized by a crescent shaped, near vertical cut slope up to approximately five to six feet in height, 
with a mound of debris (tailings) located just down-slope.  The quarry cuts expose sandstone bedrock 
beneath a thin veneer of soil.  A few yards of rock were removed from this location at some time in the 
past. 

Surface runoff water from the benches has eroded deeply (locally 10 feet plus) into the unconsolidated 
colluvial materials exposed on the cut slopes and benches.  Drainage flows down the slopes in a 
southwesterly direction towards Polhemus Creek.  On-site vegetation includes grassland, small brush and 
trees such as oak, pine, and eucalyptus trees.  A small eucalyptus grove is located on the southeast edge 
of the project site, and pine trees have been planted around the existing water tank/cell site parcel.   

The County General Plan land use designation for the project site is Medium Low Density Residential (2.4 
to 6.0 dwelling units [du]/acre).  The project site is zoned R-1/S-8 (single-family residential/7,500 square 
foot [sf] minimum lot size).  This zoning establishes a limit of lot coverage of 40 percent and requires 
setbacks of 20 feet (front and back yards) and 5 feet (side yards).  The maximum height limit for buildings 
on the project site is 3 stories or 36 feet. 

3.2.2 ADJACENT LAND USES 
Land uses adjacent to the project site consist of single-family residential housing to the northeast and 
southeast, Ascension Drive to the southwest, and Bel Aire Road to the northwest.  Single-family residential 
houses are located across the street from the project site on the opposite sides of Ascension Drive and Bel 
Aire Road.  Single-family residential neighborhoods are the primary land use in the vicinity of the project 
site, including the Baywood Park neighborhood located to the northeast, the Enchanted Hills neighborhood 
to the southeast and southwest, and the Starlite Heights neighborhood to the northwest.  The College of 
San Mateo is located approximately 0.25 mile northeast of the project site.  The Crystal Springs Reservoir 
is located approximately one mile east of the project site on the opposite side of I-280.   

3.2.3 ENVIRONMENTAL SETTING 
The project site is located in the central/eastern “Bayside” area of the County.  The rural area of the 
County, which extends along the Pacific coast from the City of Pacifica in the north to the County border in 
the south and east (inland) to approximately I-280, is characterized by natural and diverse landscapes 
including beaches, bluffs, and the Santa Cruz Mountains.  In contrast, the area within the County east of I-
280, which includes the project site, is primarily urbanized and natural landscapes have been significantly 
altered or entirely removed to accommodate intense development.  Bayside foothills have been reshaped, 
native ground cover and extensive wooded areas have been eliminated, and portions of the San Francisco 



3.0 Project Description 

 

Analytical Environmental Services 3-6  Ascension Heights Subdivision Project 
January 2016  Final EIR 

Bay have been filled (San Mateo County (SMC), 1986a).  The urbanized area of the County east of I-280 
consists of 18 suburban cities and towns along with several other unincorporated areas running 
continuously from the City of Brisbane in the north to the City of Menlo Park in the south (SMC, 1986a).  
This area contains more than 95 percent of the urbanized land in the County and is developed with a mix 
of principal urban land uses, including industrial, commercial, and residential (SMC, 1986a). 

A network of major transportation networks connects the urbanized areas.  Principal highways include I-
380, I-280, U.S. Route 101, SR-92, SR-84, SR-82, and SR-35.  Other major transit systems include the 
Bay Area Rapid Transit (BART) and Caltrain commuter rail lines.  Two airports are located within the 
urbanized area: the San Francisco International Airport, located approximately 6 miles north of the project 
site, and the San Carlos Airport, located approximately 5 miles southeast of the project site.  The port of 
Redwood City is one of the six major sea ports in the San Francisco Bay and is located approximately 5 
miles southeast of the project site.   

The County is characterized by a Mediterranean climate with warm, dry summers and mild, damp winters.  
The project site is shielded from the Pacific Ocean by the Santa Cruz Mountains; although, a gap in the 
mountains near the intersection of SR-92 and SR-35 allows fog to encroach on the area in the late 
afternoon through early morning and can result in gusty afternoon winds.  The County is located at the 
southwestern end of the San Francisco Bay Air Basin, which is bounded by the Pacific Coast on the west 
and the Central Valley on the east.   

3.3 PROJECT BACKGROUND  
The Proposed Project is a re-design of a previous project, which proposed a subdivision of the project site 
into 27 parcels, of which 25 would have been developed.  A Draft Environmental Impact Report (Draft EIR) 
and Final Environmental Impact Report (Final EIR) were prepared for the previously proposed project.  In 
2009, the San Mateo County Planning Commission (Planning Commission) denied the applications for a 
Major Subdivision and Grading Permit and declined to certify the Final EIR.  Based on an appeal and 
subsequent submission by the applicant of an alternative concept design plan to address the Planning 
Commission’s concerns raised about the project, the County Board of Supervisors remanded the project 
back to the Planning Commission.  

The applicant and County engaged the community in a discussion of the project and the revised project for 
reconsideration.  County planning staff hosted a series of dialogs between the applicant and members of 
the community to discuss the topics of concern raised during the environmental review process of the 
previous project.  The project as currently proposed was redesigned as a reduced intensity project limiting 
residential development to the northwestern portion of the project site, thereby reducing the subdivision 
request and associated number of proposed residential units. 

3.4 DESCRIPTION OF PROPOSED PROJECT 
3.4.1 PROJECT OBJECTIVES 
The objectives of the Proposed Project are as follows: 
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 Provide sufficient housing supply jointly with the cities located in the County that meets San Mateo 
County's projected housing needs; 

 Provide residential development consistent with economic and social needs and environmental 
constraints; 

 Enhance and preserve the environmental quality of residential areas in the County through 
appropriate mitigation programs; 

 Work with all affected local jurisdictions and agencies to develop appropriate impact mitigation and 
fee structure programs to greatly reduce or eliminate the project’s impacts on the community’s 
existing residents; 

 Provide development of open space and trails in the County's residential areas; 
 Provide a well-designed development that is compatible and complementary with surrounding land 

uses; and 
 Implement substantial and permanent erosion and soil stabilization measures to prevent 

uncontrolled runoff from the site; and 
 Blend the building types and densities with surrounding residential developments to provide 

orderly visual and land use transitions. 

The alternatives analysis in Section 6.0 of this EIR utilizes the Project Objectives as criteria for selecting 
potential alternatives.  Only alternative projects or alternative sites that fulfill the majority of the Project 
Objectives were considered for analysis.   

3.4.2 PROJECT COMPONENTS 
Development  
The Proposed Project entails the subdivision of 6 parcels into 21 lots, 19 of which would be developed as 
single-family residences (Figure 3-4).  The subdivision would also require development of a new roadway 
that provides access to every residence and the existing water tank/cell transmitter parcel.  All 
development and structures would be designed to be consistent with surrounding neighborhoods and to 
utilize similar architectural themes as those of surrounding houses.  Construction of the Proposed Project 
would require the removal of approximately 43 of the 78 trees (approximately 55 percent) on site and the 
demolition of the existing access road for the water tank site.  The development footprint of the residences 
and roadway is approximately 5.5 acres. Landscaping would be designed to be consistent with 
surrounding neighborhoods and to minimize erosion, maximize soil stability, and screen existing 
viewsheds from the new development while still minimizing obstruction of solar access per each residence.  
A Preliminary Plant Palate is included as Figure 3-5 and Appendix K.  As shown in the Preliminary Plant 
Palate, groupings of Italian Stone Pines, olive trees, Hollywood junipers, white oleanders, and toyons 
would be planted along the entire northern border to provide privacy screening.   Outside of the 
development footprint, existing trees would be retained to the extent possible.   

Utilities and services for the Proposed Project are discussed in detail in the following sections.  APNs 041-
111-280 and 041-111-320 of the project site are not within the boundaries of the San Mateo County 
Service Areas (CSA), specifically CSA #1 (Figure 3-56) (SMC LAFCO, 2013).  These parcels would need 
to be annexed into this CSA in order to receive the same level of public services as the remaining project 
site.  Additionally, the project site is not currently within the boundaries of the County-governed Bel Aire 
Lighting District that provides street lighting in the vicinity of the project site and would require annexation.   
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The applicant will follow the Application Process as stipulated according to the San Mateo County Local 
Agency Formation Commission (LAFCO) for annexation procedures.  The applicant will work with LAFCO 
to complete the annexation process.  The Proposed Project would include a private roadway and privately 
owned streetlights. 

Residential 

Approximately 4.0 acres of the development footprint would be developed as 19 single-family residences.  
The lots would be arranged in three blocks with the front and back of the houses generally along a 
northeast and southwest axis.   

The residences would be constructed in accordance with all County zoning guidelines and regulations.  Lot 
sizes range from a minimum of 7,500 sf to a maximum of approximately 16,000 sf.  One single-family 
house would be developed per each lot in accordance with the Ascension Heights Design Handbook 
(Design Handbook) developed by the project applicant and included as Appendix J.  The Design 
Handbook provides massing, height, square footage, and setback requirements and restrictions while 
providing design requirements for garages, roofs, skylights, solar and wind powered systems, mechanical 
equipment and antennae, chimneys, structural materials,  and building colors.  In addition, the Design 
Handbook provide recommendation for homeowners to incorporate sustainable architecture into each 
home and proposes five groups of architectural styles for homeowner consideration: Arts and Crafts, 
Cottage, Adobe Ranch, American Farmhouse, and Prairie School.   In accordance with the Design 
Handbook, hHouse development footprints are no more than 40 percent of the square footage of each lot, 
leaving at least 60 percent for yard coverage.  Setbacks for houses are would be 20 feet for front and back 
yards and 5 feet for side yards.  Houses do would not exceed 36 feet in height or 3 stories.  As discussed 
above, all residential structures would be designed to be consistent with surrounding neighborhoods, to 
minimize erosion, to maximize soil stability, and to screen existing viewsheds from the new development 
while still minimizing obstruction of solar access per each residence.   

Access Roadway and Parking 

Approximately 1.5 acres of the development footprint would be utilized to construct a new, private access 
street.  The private street would connect with Bel Aire Road at the northern corner of the project site and 
would fork into two roadways that provide access to all proposed residences.  The connection to Bel Aire 
Road has shifted approximately 10 feet south compared to previous versions of the Proposed Project.  A 
six-foot high retaining wall would be developed along the initial 140 feet of the private street.  With the new 
private street alignment at the initial connection with Bel Aire Road, the retaining wall would be located a 
minimum of five feet from the northern property boundary allowing for privacy landscaping between the 
property boundary and retaining wall.   Each roadway would have a hammerhead cul-de-sac with enough 
space to accommodate turnaround of emergency vehicles and single unit delivery trucks (20 feet wide by 
85 feet long); no parking would be allowed in the hammerhead cul-de-sac (no street parking adjacent to 
proposed residential lots 7 and 12 [refer to Figure 3-4]).      

The right-of-way for the roadway would be approximately 50 feet wide at all points.  This would allow for an 
approximate 1-foot offset from the residential property line and an approximate 5.5-foot wide sidewalk with 
curbs and gutters where appropriate along either side of the roadway.  The paved area of the street would 
be approximately 36 feet wide, providing 22 feet for two travel lanes (11 feet per lane) and 14 feet for 
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parallel parking spaces (7 feet per side).  All roadways would be designed to include a cross section 
surface slope of approximately two percent to facilitate stormwater drainage; a storm drainage gutter would 
be installed along the downward sloped edge of each roadway.  Street grades would range from 11 to 19 
percent; any street with a slope greater than 15 percent would be constructed of concrete whereas all 
other streets would be asphalt.  Figure 3-6 7 (Private Street Cross Sections) provides a diagram.  The 
private street systems would be owned by the private homeowners and maintained by the proposed Home 
Owners Association (HOA). 

In addition to street parking, parking on residential lots would be provided and would follow County 
guidelines for on-site parking requirements.  No parking specifics are provided at this time; however, they 
will be part of the final layout for each lot. 

Water Tank/Cell Transmitter Parcel 

The proposed roadway would replace the existing access road as the access point to the water tank/cell 
transmitter parcel.  The roadway is designed to accommodate maintenance vehicles that would require 
access to this parcel.  The proposed new roadway would terminate at the northwestern boundary of the 
water tank/cell transmitter parcel.  Additionally, as a part of the Proposed Project, an 18-foot wide, 
approximately 120-foot long connecting road would be constructed on the water tank/cell transmitter parcel 
to connect the proposed new access road with the structures on the parcel.  The connecting road would be 
flanked by approximately 3-foot tall keystone block retaining walls on either side.  Cal Water would 
maintain the access road within its dedicated parcel.  The street would have an average 19 percent grade 
and cross sectional slope of the surface street of approximately 2 percent, with 1.5:1 graded earth above 
and below the roadway (Figure 3-6 7 [Water Access Road Section]).   

In addition, 2,821 square feet of land east of the water tank/cell transmitter site would be dedicated to Cal 
Water, the owner of the water tank.  A new fence surrounding the water tank would be provided as a 
project-sponsored improvement, as well as a new water main which would run through the property (refer 
to Section 4.10 for further discussion). 

Open Space  
As discussed, approximately 7.8 acres of the project site would be preserved as open space, which would 
include an undisturbed and protected area as well as common areas with foot trails (Figure 3-7).  The 
conservation area, common areas, and trails would be owned and maintained by the proposed HOA and 
made available for public use.   

Full build-out of proposed residential development is estimated to generate approximately 55 new 
residents (SMC, 2012a; refer to Section 4.11 for further discussion), which equates to 0.14 acres of open 
space per each resident.   

Common Areas (Proposed Conservation Area) 

Of the dedicated open space, 7.35 acres would be on-site common areas or conservation areas and would 
represent approximately 55 percent of the project site.  The common areas would be located primarily in 
the southern and western portions of the project site (referred to as “Lot A” in Figure 3-4).  As shown in the 
Preliminary Plant Palate (Figure 3-5), a base foundation of toyon, Matilja poppy, and deer grass would be  
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Figure 3-7
Project Component Cross Sections

SOURCE: Lea & Braze Engineering, Inc., 7/1/2013; AES, 2013
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planted within the common areas to reduce erosion and provide base vegetation for tree planting to 
increase the tree canopy within the open space areas to screen the proposed development from the 
neighboring areas.   Open space trees would include Italian Stone pines, olive trees, golden wattles, and 
coast live oaks.  The landscaping of the conservation areas is not determined at this time; however, the 
intent is to utilize drought-tolerant native vegetation in order to restore the area to a natural habitat, 
including a provision for a nature trail.  The trail would be a five-foot wide path with a three-foot high 
retaining wall on the upslope and three-foot high fence on the down slope (Figure 3-6 7 [Conceptual Trail 
Cross Section]).  The fence would be designed to accent the natural habitat.  The common area and trails 
would be open to the subdivision residents and the general public.  

Undisturbed and Protected Area 

A 0.45-acre undisturbed and protected area would be included within the southwest corner of the 
dedicated open space of the project site.  This area would be maintained through the implementation of a 
conservation easement.  As part of the Proposed Project, the existing on-site drainage improvements 
within this area will be removed.  A responsibility agreement shall be developed between the County and 
the HOA or equivalent entity requiring the HOA or equivalent entity to manage maintenance of the area.   

Water Supply 
Potable water for residential and fire emergency services of the Proposed Project would be supplied by the 
Bayshore District (BSD) of Cal Water, the local municipal water supplier.  The existing, on-site Cal Water 
water tank located within the project site (APN 041-111-020) would provide water to the Proposed Project.  
Existing, on-site water lines would be relocated to accommodate the proposed residential development.  
This includes an existing water line and easement that currently transverses Lots 6 and 11 (Figure 3-4) 
that serves the subdivision located north of the project site and an existing water line and easement that 
currently transverses Lots 1, 8, 13, 14, and 15 (Figure 3-4) that serves the subdivision located west of the 
project site.  Access to the water tank would be established at the discretion of Cal Water and could be 
obtained via a connection to the water main in the private street with a saddle “T” connection.  Booster 
facilities at the tank site would be required to be installed in order to provide adequate water pressure to 
serve the domestic and fire protection water needs of the project site, and the developer of the Proposed 
Project would be responsible for financing these upgrades.  The proposed on-site water supply system 
would include additional underground water pipelines, which would loop around the proposed private 
roadway, and water mains, which would be located within each individual lot.  The on-site water pipeline 
segments would be connected to existing off-site water pipelines in two locations: 1) near the intersection 
of Bel Aire Road and the proposed private roadway, and 2) an extension from the north at the northeastern 
edge of the project site where other off-site single-family homes currently receive water service. 

No future water usage estimates are currently available as no house plans have been completed.  Normal 
water usage is anticipated for single-family houses of the size typical for this neighborhood.  There are also 
no specific landscaping plans proposed at this time, other than to be consistent with landscaping of 
surrounding properties and provide screening for adjacent residences.  The intent is to utilize drought-
tolerant, native vegetation in the landscaping in order to restore areas within the project site to a natural 
habitat and minimize water needs.  Fire hydrants will also be installed on the project site per the State and 
County fire codes. 
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Sewer Service and Wastewater Treatment  
The Crystal Springs County Sanitation District (CSCSD) owns and maintains the sewer system in the 
vicinity of the project site.  Wastewater flows from the CSCSD system to sewer infrastructure owned and 
maintained by the Town of Hillsborough and finally to sewer infrastructure owned and maintained by the 
City of San Mateo.  Treatment of wastewater occurs at the treatment plant owned and operated by the City 
of San Mateo.   

The proposed on-site sewer system would consist of underground sanitary sewer pipelines, risers, clean-
outs, and manholes.  New sewer pipelines would connect the project site with the existing CSCSD sewer 
line in Bel Aire Road.  The new sewer pipelines would be installed within the right-of-way of the proposed 
private roadway and would follow the path of the private roadway, thus splitting to two sewer pipelines at 
the roadway fork to provide a connection to all residential lots.  All sewer lines leaving the site would be 
gravity fed, while the on-site lines would consist of a pressure system.  The sewer ejector pumps would be 
pre-manufactured, all-inclusive pumps with battery back-up, high water alarm and would have industry-
standard holding capacities. 

Utilities  
Pacific Gas & Electric (PG&E) would provide electrical and natural gas services to the Proposed Project 
via an underground distribution system.  As previously discussed, street lighting in the project area is 
provided by the County-governed Bel Aire Lighting District.  The project site is not currently within the 
boundaries of this District and would require annexation.  The County-governed the Bel Aire Lighting 
District provides street lighting in the vicinity of the project site but does not service private roadways.  The 
project applicant, during annexation procedures with LAFCO, will include provisions to ensure all street 
lighting is consistent with County regulations and properly maintained in a manner similar to Bel Air 
Lighting District requirements.   

AT&T would provide telephone and cable services to the project via an underground distribution system. 

Emergency Services 
Fire protection and emergency medical services are provided in the vicinity of the project site via a public 
and private partnership among the County Health Services Department’s Emergency Medical System 
(EMS) office; the private emergency response company American Medical Response (AMR); and the fire 
service agencies in the County.  The County EMS office provides operational and medical oversight of the 
system.  The San Mateo County Fire Department (County Fire), which contracts with the California 
Department of Forestry and Fire Protection (CAL FIRE) through CAL FIRE’s Cooperative Fire Protection 
program, provides fire protection and emergency medical services to the County.  The County Fire/CAL 
FIRE is an all-risk department and responds to wildland fires, structure fires, medical emergencies, motor 
vehicle accidents, hazardous material spills, swift water rescues, cliff rescues, floods, civil disturbances, 
and earthquakes.  In addition, the San Mateo City Fire Department participates in a Joint Powers 
Agreement providing automatic aid response in the County (City of San Mateo Fire Department, 2013).  
The project site would primarily be served by San Mateo City Fire Department’s Station 27, with County 
Fire/CAL FIRE Station 17 as the secondary responder.  As previously discussed, a portion of the project 
site is located outside of the CSA #1 (Figure 3-56) (SMC LAFCO, 2013) and would need to be annexed 
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into this CSA in order to receive the same level of public services as the remaining project site.  The 
developer would then work with LAFCO to complete the annexation process. 

Grading and Drainage 
Development of the 19 single-family residential lots would require approximately 46,480 cubic yards of 
grading, of which 19,970 cubic yards would be used for engineered fill and 26,510 cubic yards would 
require exportation from the project site; associated transport is discussed in Section 3.4.3.  Grading 
activities include cut (earth removal) and fill of earthwork, creation of engineered slopes and stepped 
foundations, and installation of retaining walls.  Accordingly, the project applicant also requires a grading 
permit from the County.  Details of grading activities to be carried out on the project site are provided in 
Figure 3-78.   

The Proposed Project would include an on-site stormwater drainage system designed and sized such that 
runoff from the Proposed Project will be released at pre-development rates (Refer to Appendix L).  Each 
individual lot will have its own separate stormwater retention system that will meter discharge from each 
individual lot.  The retention system will be comprised of large underground pipes and will be oversized to 
compensate for the runoff from the on-site private roadway and to accommodate potential, intermittent 
blockage.  This system will retain stormwater runoff underneath each lot and will release runoff through a 
metered pipe to restrict runoff prior to entering the collective on-site storm drainage system proposed for 
the project site.   

The on-site storm drainage system of the Proposed Project consists of underground pipes, inlets, drainage 
structures and retention systems, and concrete valley gutters.  Stormwater would drain to underground 
pipelines, consisting mainly of smooth-walled high density polyethylene (HDPE) plastic, and would exit the 
project site at two points.  Two storm drain pipelines would run in the right-of-ways of the new private 
roadway and would connect at the fork in the road.  A third storm drain pipeline would run along the 
northeastern boundary of the project site and would connect to the storm drain pipeline in the right-of-way 
of the private roadway at the northern edge of the project site.  Stormwater in this pipeline would be 
conveyed to the northern treatment system (described in the following paragraph) before exiting the site 
via a new underground storm drain pipeline along Bel Aire Road.  Additionally, a forth on-site storm drain 
pipeline would run along the northwestern edge of Lots 16, 17, 18, and 19 (refer to Figure 3-4), would turn 
west at the northwest edge of Lot 17, and would exit the project site to connect with a new pipeline that 
would underground along Ascension Drive.  The new off-site storm drain lines will connect into a 
common manhole at the intersection of Bel Aire Road and Ascension Drive.  The system would then 
connect into the existing County storm drain system, following Ascension Drive down to Polhemus Road, 
with the treated runoff ultimately released into Polhemus Creek. 

The Proposed Project will include an on-site stormwater bioretention treatment system as part of the 
drainage system located along the new private roadway near its intersection with Bel Aire Road in the 
northern corner of the project site (Appendix M).  The bioretention treatment system is a continuous 
deflective separation (CDS) hydrodynamic separator runoff treatment device and contains chambers 
designed to remove as many pollutants as possible.  The CDS is specifically designed to remove large 
trash, oil, and small sedimentation particles.  However, the CDS requires a regular maintenance schedule 
to perform properly; it is anticipated that any Covenants, Conditions, and Restrictions for the development 
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Figure 3-8
Grading and Drainage Plan

SOURCE: Lea & Braze Engineering, Inc., 2015; AES, 2015
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will require a CDS maintenance agreement.  Additionally, the Proposed Project includes several 
permanent Best Management Practices (BMPs) to address drainage from the property during construction 
and long-term operation.  BMPs related to stormwater drainage during construction are guided by the 
California C.3 storm water quality program.  A Storm Water Pollution Prevention Program (SWPPP) will be 
developed and would mitigate the amount of erosion that could occur during and after construction.  In 
addition, other BMPs, such as grassy-lined swales and smart landscaping, will address stormwater 
drainage in the long term.  BMPs related to construction and operation stormwater drainage are included 
as mitigation measures in Section 4.6.    

Green Building 
The Proposed Project is designed and would be constructed utilizing green building and performance 
measures per the applicable County ordinances and guidelines.  Sustainable building strategies would be 
integrated into the project to the greatest extent feasible.  Finishing materials (adhesives, sealants, paints, 
coatings, composite wood, and carpet systems) would comply with the California Green Building 
Standards Code (CALGreen) provisions for low emitting materials, and heating, ventilation, and air 
conditioning (HVAC) systems; refrigeration; and fire suppression systems would be free of 
chlorofluorocarbons (CFCs).   

3.4.3 CONSTRUCTION 
Construction Schedule  
Due to the scope and complexity of the grading and utility installation, all site-preparation work is proposed 
to be complete in one phase.  Grading and lot subdivision would occur first on the project site, with the 
appropriate utility infrastructure added after this phase.  The construction of the new private roadway would 
also occur during this phase.  All utility stub-outs would be completed as part of the one phase tract 
improvements.  The first phase is anticipated to occur over a nine month period.   

The second phase would include construction of all residential structures.  This is anticipated to occur over 
an 18 month period.  Home construction may be intermittent and may not occur immediately following the 
completion of the grading/utility installation phase.  The total construction time for the Proposed Project is 
therefore 27 months but may not be continuous.   

Construction Activities and Equipment 
Construction activities would be limited to daytime hours between 7:00 a.m. and 76:00 p.m. Monday 
through Friday and from 9:00 a.m. to 5:00 p.m. on Saturdays.  Construction activities shall not occur on 
Sundays, Thanksgiving, or Christmas.  The following types of construction activities would occur at 
different intervals throughout construction: 

 Roadway and utility demolition; 
 Earthwork – grading, excavation, backfill; 
 Concrete – forming, rebar placement, concrete delivery and placement; 
 Structural steel work – assembly, welding; 
 Masonry construction;  
 Electrical/instrumentation work; and 
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 Installation of mechanical equipment and piping. 

Equipment used during construction may include, but is not limited to, the following: 

 Track mounted excavators 
 Backhoes 
 Cranes 
 Compactors 
 Paving equipment 
 Flat-bed delivery trucks 
 Scrapers 
 Graders 

 End and bottom dump trucks 
 Front-end loaders 
 Ten-wheel dump trucks 
 Water trucks 
 Forklifts 
 Concrete trucks 
 Compressors/jack hammers 
 Dozers 

Construction of the Proposed Project would require an average of 20 workers per day; however, this 
number would vary depending on time of year and construction phase.  Staging areas for the proposed 
development would be located within the project site.  Construction vehicles could also park along the 
east side of Bel Aire Road without interfering with adjacent residential parking.  Construction traffic would 
access the project site via Polhemus Road, Ascension Drive, and Bel Aire Road.   

As discussed in Section 3.4.2, on-site grading for the Proposed Project would require exportation of 
26,510 cubic yards from the project site.  The off haul equates to about 40,000 bulk cubic yards.  An 18 
wheel end-dump truck can carry 15 bulk cubic yards, a single or double bottom dump semi-truck can 
carry 20-23 bulk cubic yards, and a 10 wheel dump truck can carry 10-13 bulk cubic yards.  Assuming 30 
working days for off haul and an average of 17 bulk cubic yards per truck, the number of truck trips per 
day into and out of the site will be on the order of 156.   

3.5 REGULATORY REQUIREMENTS 
Permits and approvals that may be necessary for implementation of the Proposed Project are identified 
below.  This Draft EIR may be used for evaluation of each action described below. 

County of San Mateo 

 Approval of phased final maps upon a single approved Vesting Tentative Map to subdivide the 
project site into 19 single-family lots and open space parcels; and 

 Other discretionary approvals and requirements, including compliance with applicable ordinances 
and policies (e.g., Subdivision Ordinance, Green Building Ordinance, zoning regulations, and 
General Plan) and various permits (e.g., building permits, grading permit, tree removal permit, 
etc.). 

County of San Mateo LAFCO 

As stated previously, a portion of the project site is not located within the boundaries of the following 
County-governed Districts: 
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 CSA #1, which provides enhanced police and fire protection services (funded by both a share of 
the 1 percent property tax and a special parcel tax); and 

 Bel Aire Lighting District, which receives a share of the 1 percent property tax for street lighting. 

A condition of approval of the project would include annexation to these this District.  Annexation would 
require: 

 Application by property owner to the San Mateo LAFCO, including a map and legal description 
and LAFCO and State Board of Equalization Fees; 

 Adoption of a property tax exchange resolution by the Board regarding amount of property tax to 
be transferred between the County General Property Tax and County governed districts; 

 Special parcel tax for CSA #1 for enhanced police and fire; and 
 Approval by LAFCO and recordation of certificate of completion. 

California Water Service Company 

 Upon approval of the project, permits would be secured from Cal Water to extend the on-site 
water lines. 

San Francisco Bay Area Regional Water Quality Control Board (SFBRWQCB) 

 Approval of the project’s coverage under the General Construction Storm Water NPDES Permit 
for Discharges of Storm Water Runoff Associated with Construction Activity because project 
construction results in one (1) acre or more of ground disturbance.   

 Approval of a SWPPP for construction activities. 

California Department of Fish and Wildlife (CDFW) 

 Consultation with CDFW as well as permitting and/or monitoring and reporting programs may be 
required by project impacts.  If necessary, the project applicant shall obtain all necessary permits 
from CDFW and develop all necessary monitoring and reporting programs in order to mitigate for 
potential on-site impacts to special-status or endangered species. 

United States Fish and Wildlife Services (USFWS) 

 Consultation or incidental take permitting may be required by project impacts, as well as 
Mitigation Programs.  The applicant shall obtain all legally-required permits from the USFWS for 
the “take” of protected species under the Endangered Species Act (ESA). 



SECTION 4.0 
ENVIRONMENTAL ANALYSIS 



 

Analytical Environmental Services                                                     4.0-1 Ascension Heights Subdivision Project 
January 2016  Final EIR 

4.0 ENVIRONMENTAL ANALYSIS 

 

ENVIRONMENTAL ANALYSIS 
Section 4.0 of this Draft EIR contains individual sections that describe the potential environmental 
impacts of the Proposed Project described in Section 3.0.  Each topical section describes the existing 
setting and background information necessary to help the reader understand the conditions that would 
cause an impact to occur.  In addition, each section includes a description of how an impact is determined 
to be significant or not significant.  Finally, the individual sections recommend mitigation measures to 
reduce significant impacts.  The following issue area sections are addressed in Section 4.0: 

Section 4.1 – Aesthetics 
Section 4.2 – Air Quality and Greenhouse Gas Emissions 
Section 4.3 – Biological Resources  
Section 4.4 – Geology and Soils 
Section 4.5 – Land Use 
Section 4.6 – Hydrology and Water Quality 
Section 4.7 – Hazards and Hazardous Materials 
Section 4.8 – Noise and Vibration 
Section 4.9 – Population and Housing 
Section 4.10 – Public Services, Utilities, and Recreation 
Section 4.11 – Transportation and Circulation 

 

CUMULATIVE IMPACTS 
According to the California Environmental Quality Act (CEQA) Guidelines Section 15355, “cumulative 
impacts refer to two or more individual effects which, when considered together, are considerable or 
which compound or increase other environmental impacts.”  CEQA requires that cumulative impacts be 
discussed when the project’s incremental effect is cumulatively considerable (Guidelines Section 
15130(a)).  These impacts are discussed when appropriate in the relevant issue area sub-section within 
Section 4.0.  

The context for the cumulative impact analysis within this EIR is based on the long term development 
levels projected in the County General Plan, as well as reasonably foreseeable potential development 
projects in the vicinity of the Proposed Project, including those from the City of San Mateo and the Town 
of Hillsborough.  Refer to Section 5.2.1 for further discussion of the cumulative context. 
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4.1 AESTHETICS 
4.1.1 INTRODUCTION 
This section addresses the potential for the Proposed Project to result in impacts associated with 
aesthetics and visual resources.  Following an overview of the visual resource setting in Subsection 
4.1.2 and the relevant regulatory setting in Subsection 4.1.3, project-related impacts and recommended 
mitigation measures are presented in Subsection 4.1.4.  

4.1.2 ENVIRONMENTAL SETTING  
Regional Setting 
San Mateo County (County) is characterized by densely populated cities located along the bay in the 
northeastern half of the County with more sparsely populated areas and open space in the central and 
southwestern portions.  The unincorporated area of the County includes approximately half of the land 
area of the entire County, but only nine percent of the County population resides within the 
unincorporated areas (SMC, 2012a).  That said, the Local Agency Formation Commission (LAFCO) has 
assigned each of the County’s urbanized unincorporated areas to the sphere of influence of an adjacent 
city, and, as of 2000, these unincorporated, urbanized communities contained about 71 percent of the 
unincorporated County’s housing supply and 75 percent of the unincorporated population (SMC, 2012a).  
The project site is located within the City of San Mateo’s sphere of influence within the unincorporated 
community of San Mateo Highlands within the County (SMC LAFCO, 2013).   

The general topography of the County is dominated by sub-parallel, northwest trending mountain ranges 
and intervening valleys.  The relatively flat-lying, alluviated San Francisco Bay plain is situated to the 
east, and the uplifted Santa Cruz Mountains are located to the west.  The area in which the project site is 
located slopes down toward the northwest to Polhemus Creek and San Mateo Creek.  

Project Site Setting 
The 13.3-acre project site is located on the northeastern corner of Bel Aire Road and Ascension Drive, 
east of Interstate 280 (I-280) and west of State Route 92 (SR-92); the project site is just north of the I-280 
and SR-92 interchange.  The site is characterized as a hillside property that slopes steeply (25 percent to 
95 percent grade) to a gentler slope toward the top of the hill (or knoll).  A potable water tank (owned by 
California Water Service Company [Cal Water]) and cell transmitter enclosed by fencing and surrounded 
by Monterey pine trees are located at the top of the knoll (these structures and the immediate surrounding 
area are not part of the project site, refer to Figure 3-4).  The project site is relatively undeveloped with 
the exception of a paved service road that extends from Bel Aire Road at the site’s northwestern 
boundary, providing access to the water tank and cell transmitter site.  Additional land disturbances to the 
site include cut slopes and shelves along the lower slopes and drainage structures above Ascension 
Drive and Bel Aire Road.  These man-made alterations encompass approximately 0.25 percent of the 
overall site area.  The site is vegetated with non-native grasses, shrubs, and trees.   
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The project site is immediately bounded by single-family residential homes to the north and east, 
Ascension Drive to the south, and Bel Aire Road to the west.  Single-family residences are located on the 
opposite sides of Ascension Drive and Bel Aire Road.  The predominate land uses surrounding the site 
include single-family subdivisions, such as Baywood Park subdivision to the northeast, the Enchanted 
Hills subdivision to the southeast and southwest, and the Starlite Heights subdivision to the northwest. 

Views of the Project Site from Off-Site Locations 
The San Mateo County General Plan (County General Plan) defines public views as “a range of vision 
from a public road or other public facility” (SMC, 1986a).  In the vicinity of the project site examples of 
these would include, but are not limited to, Parrott Drive, the College of San Mateo, Bel Aire Road, 
Ascension Drive, Los Altos Drive, Polhemus Road, I-280, and Bunker Hill Drive.  Figures 4.1-1a and 4.1-
1b consist of an aerial view of the project site with representative views of the project site from the 
roadways and neighborhoods directly adjacent to the site and from the College of San Mateo.   

Figure 4.1-1a depicts the following views (counterclockwise from the upper-most left corner):  

• Bel Aire Rd Looking Southeast.  This view shows the existing access road that intersects with Bel 
Aire Road and vegetation along the northwest edge of the project site, which shield the view of 
the existing home to the north of the project site along with the southeastern area of the project 
site.  From this vantage point, the top of the hill on the project site is not visible.   

• Ascension Dr and Bel Aire Rd Looking East.  This view is of the west corner of the project site 
and shows the cut slopes and shelves along the lower slopes and drainage structures above 
Ascension Drive and Bel Aire Road.  The top of the hill on the project site is partially visible but its 
entirety is shielded by the steep slope of the project site; the existing Monterey pine trees that 
surround the water tank/cell transmitter are not visible from this location.  The vegetation shown 
in this view is typical of vegetation along the northwestern and southwestern slopes of the project 
site.   

• Ascension Dr Looking Northeast.  This view shows the existing vegetation along the 
southwestern slope of the project site as well as more of the existing drainage structures.  The 
slope of the project site partially shields views of the top of the hill on the project site from this 
location.     

• Ascension Dr Looking Northwest.  This view is of the southern edge of the project site and shows 
the existing vegetation along the southwestern slope that is also characteristic of the 
northwestern slope of the project site.  Again, the slope along the southwestern edge of the 
project site partially shields views of the top of the hill on the project.  From this location, a portion 
of the existing water tank and the existing Monterey pine trees that surround the water tank/cell 
transmitter are visible.  Large electrical power lines along the southwestern and southeastern 
edges of the project site are also visible from this location.   

Figure 4.1-1b depicts the following views (counterclockwise from the upper-most left corner):  

• Northern Parrott Dr Looking South.  This view shows the existing single-family residences along 
the southern side of Parrott Drive at the northern boundary of the project site.  The residences 
dominate the foreground while landscaping in the rear of the residences almost entirely shields  
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views of the project site.  The landscaping consists of tall and wide bushes and trees that are 
relatively full and provide decent screening from the project site.   

• Parrot Dr Looking Southwest.  This view shows the existing single-family residences along the 
southern side of Parrott Drive along the northeastern boundary of the project site.  Again, the 
residences dominate the foreground while existing landscaping at the rear of the residences 
completely shields views of the project site.   

• College of San Mateo Looking Southwest.  This is a medium-range view of the project site, which 
is visible near the center of this photo.  A parking lot on the campus is visible in the foreground.  
Mature trees and vegetation bordering the parking lot, single-family residences, and landscaping 
are visible in the middle-ground.  Just beyond these residences and landscaping, the top of the 
hill on the project site is visible, with the Monterey pine trees that surround the water tank/cell 
transmitter prominent in this view.  Additionally, Cahill Ridge is visible in the background of this 
view.   

• Southern Parrott Drive Looking Southwest.  This view shows the existing single-family residences 
along the southern side of Parrott Drive along the eastern boundary of the project site.  Again, the 
residences dominate the foreground.  However, the landscaping in the rear of the residences 
along this section of Parrot Drive is more sparse compared to the northern end of the street.  The 
eastern corner of the project site is visible in the background of this view.   

Sensitive Receptors 

A sensitive receptor is defined as an individual that is especially sensitive to changes in aesthetic qualities 
such as changes in lighting, shadows, or surrounding visual character.  The reasons for greater than 
average sensitivity include proximity to or duration of exposure to changes in aesthetics or pre-existing 
health conditions that would be affected by changes in aesthetics.  Sensitive receptors include schools, 
hospitals, convalescent homes, residential areas, and recreational areas.  The surrounding single-family 
homes and the College of San Mateo are sensitive receptors to aesthetic changes on the project site.    

Views from the Project Site of Surrounding Areas  
A variety of views are available from the project site given topography and elevation.  From the lower to 
mid-level elevations, on nearly every side of the project site, views of the surrounding single-family 
neighborhoods are prominent.  Although, from the southeastern side of the site, the eucalyptus grove that 
straddles the project site boundary is prominent and partially obstructs views towards the southeast.  The 
upper elevations of the project site afford several medium- to long-range views.  To the west of the project 
site is the Crystal Springs Reservoir and to the northeast is the College of San Mateo.  When weather 
conditions permit, the southern part of the City of San Francisco is also visible to the north of the project 
site.   

Scenic Resources 
The County General Plan defines “visual resources” as “those attractive visible elements of the natural 
and developed landscape, such as landforms, vegetative forms, water bodies, structures and 
communities” (SMC, 1986a).  There is no comprehensive list of specific features that automatically qualify 
a view as a scenic resource; however, certain characteristics can be identified which contribute to the 
determination of a scenic resource.  Examples of County-designated important natural landscapes and 
attractive man-made development features provided in the County General Plan include the following: 
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 Unusual landforms (i.e., exposed rock faces, sea cliffs, steep noticeable slopes, etc.); 
 Unique vegetative communities (i.e., large plants or trees, unusually large groups of plants, 

heritage trees); 
 The coastline; 
 Streams; 
 Natural and man-made bodies of water; 
 Waterfalls; 
 Structures of architectural interest; 
 Attractive urban development; 
 Natural scenery in an urban setting; and 
 Open space areas where agricultural operations may be viewed (SMC, 1986). 

Of the resources listed above, two are located on portions of the project site and include unique 
vegetative communities (i.e., large trees) and natural scenery in an urban setting.  The existing plant 
communities on the project site consist of Coast Live Oak Woodland Non-Native Annual Grassland, 
Coyote Brush Scrub, and Non-Native Ornamental Trees, including planted Monterey pine [Pinus radiata] 
and blue gum [Eucalyptus sp.]) (refer to Section 4.4 for further discussion).  The largest and most 
concentrated groupings of ornamental trees straddle the southeastern site boundary where there is a 
grove of blue gum (Eucalyptus sp.) trees.  Additionally, a grove of Monterey pine trees surround the water 
tank/cell site.  Depending on the vantage point of the viewer, portions of the project site could appear as 
natural.  However, other portions of the project site have more utilitarian characteristics and evidence of 
erosion that subtract from the portions of the project site that contain natural scenery.  There are no rock 
outcroppings or historical structures within the project site.   

The nearest State Scenic Highway is I-280 from Santa Clara County in the south to the city limits of the 
City of San Bruno in the north (Caltrans, 2012); the project site is located approximately 0.8 mile to the 
west of the highway.  The County General Plan defines scenic corridors as “land adjacent to a scenic 
road right-of-way which, when seen from the road, provides outstanding views of natural landscapes and 
attractive man-made development” (SMC, 1986a).  As further defined by the County General Plan, scenic 
roadways are “a designated travel route providing outstanding views of natural landscapes and attractive 
man-made development” (SMC, 1986a).  The County General Plan has designated several “scenic” 
roadways within the County.  The project site is visible from portions of the County- and State-designated 
scenic roads listed below: 

 County-designated scenic roads 
o Polhemus Road 
o I-280 (from San Francisco to San Bruno) 
o SR-92 (Half Moon Bay Road and J. Arthur Young Freeway) 

 State-designated scenic roads 
o I-280 (from Santa Clara County to the northern City of San Bruno city limits) 

Scenic Vistas  

The County General Plan does not define scenic vistas nor does it include a description or list of vantage 
points within the County from which vistas are considered “scenic” or specifically identify the scenic vistas 
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that are available from the County (SMC, 1986a).  Given the many steep-trending hillsides, hilltops, 
knolls, and ridgelines in the County, a multitude of general “scenic vistas” are available throughout the 
region.  However, at several potential vantage points, various surrounding topographic characteristics 
partially obstruct these scenic vistas.  Therefore, scenic vistas in the County are viewed towards the 
direction of down-sloping terrain.   

The project site is elevated above the surrounding areas, and therefore any scenic views available from 
these surrounding areas are likely in a direction (downslope) away from the project site.  Additionally, long 
distance views of the project site are largely obstructed by intervening topography.  Short and mid-
distance views of the project site are visually limited from vantage points in the adjacent neighborhoods 
surrounding the project site due to the surrounding single-family homes, vegetation, and topography.  
These short-distance views are dominated with views of adjacent homes and associated landscaping, 
roadways, telephone poles, and signage.  As such, these views do not fall under the definition of scenic 
vistas.   

Open Space  

Open space, as defined by Government Code Section 65560, is any parcel or area of land or water that is 
essentially unimproved and devoted to an open-space usage and that is designated in a local, regional or 
state open-space plan for preservation of natural resources, managed production of resources, outdoor 
recreation, or public health and safety. 

The County-designated open space areas are overseen by the San Mateo County Parks and Recreation 
Department, as well as in cooperation with the Mid-Peninsula Regional Open Space District.  An open 
space land use designation is widely used by local agencies to preserve natural resources and protect 
important features, such as ridgelines.  The County General Plan establishes the uses that may be 
allowed on land with a General Open Space designation.  Uses would be limited to resource 
management and production, recreation and limited residential or service.  Although currently designed 
and zoned by the County as Medium-Low Density Residential (2.4 to 6.0 dwelling units (du)/acre) and R-
1/S-8 (single-family residential/7,500 square foot minimum lot size), respectively, the project site currently 
consists of a largely undeveloped steep hillside, with on-site vegetation including grassland, small brush 
and trees.  The only existing development on site includes the potable water tank/cell parcel with 
associated fencing and a small access road that connects to Bel Aire Road.  However, this existing 
development is not part of the Proposed Project.  The project site is located north and northeast of 
various noncontiguous County-designated Open Space and Resource Management (RM) areas, with 
areas situated south of residential uses along Ascension Drive, as well as patches radiating further south, 
including south of I-280 and Crystal Springs Reservoir.  The majority of open space areas north of I-280 
are segmented by existing developed uses (i.e., roadways, freeways, residential, and public institutional). 

Ridgelines and Skylines 

The County General Plan defines ridgelines as “the tops of hills or hillocks normally viewed against a 
background of other hills” and skylines as “the line where sky and land masses meet” (SMC, 1986a).  The 
views to the east and west from the project site include both ridgelines and skylines.  Views to the north 
and south predominately include residential uses with ridgelines and skylines in the background.  The 
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project site contains numerous scenic hills and valleys, which offer outstanding views of the surrounding 
properties and the margins of the San Francisco Bay. 

Visual Character 

The County General Plan defines visual quality as: “the visual attributes of natural landscapes, structures 
and communities” (SMC, 1986a).  The visual character of the project site is discussed above and in 
summary includes a largely undeveloped 13.3-acre area situated on a hillside with slopes averaging 40 
percent.  Surface elevation of the site ranges from approximately 410 to 610 feet above mean sea level 
(amsl).  Surface runoff water from the benches has eroded deeply into the unconsolidated colluvial 
materials exposed on the cut slopes and benches.  The existing plant communities on the project site 
consist of Coast Live Oak Woodland, Non-Native Annual Grassland, Coyote Brush Scrub, and Non-
Native Ornamental Trees (i.e., Monterey pine and blue gum eucalyptus).  The largest groupings of 
eucalyptus trees straddle the southeastern site boundary, while the additional grove of Monterey pine 
trees surround the water tank/cell site, screening much of this location from on- and off-site views.  A 
small abandoned quarry is also located in the outcrop of the hard sandstone northeast of the water tank.  
The quarry area is characterized by a crescent shaped, near vertical cut slope up to approximately 5 to 6 
feet in height, with a mound of debris (tailings) located just downslope.  The quarry cuts exposed 
sandstone bedrock beneath a thin veneer of soil. A few yards of rock was removed from this location at 
some time in the past.  The potable water tank/cell site, enclosed by fencing and surrounded by the 
Monterey pine trees, are located within but are not a part of the project site (APN: 041-111-020) and are 
served by a small access road that connects to Bel Aire Road.  

The visual character of the area surrounding the project site is largely dominated by single-family 
residential uses, including the Baywood Park neighborhood located to the northeast, the Enchanted Hills 
neighborhood to the southeast and southwest, and the Starlite Heights neighborhood to the northwest. 
These subdivisions generally include one single-family home per landscaped lot, with homes varying from 
one to two stories.  The College of San Mateo is located less than 0.25 miles northeast of the project site 
off of Parrott Drive.  Further, the project site is located north/northeast of various noncontiguous patches 
of County-designated Open Space and Resource Management (RM) areas. 

Light and Glare 
There are currently no sources of light and glare on the project site as the project site is almost entirely 
undeveloped.  Daytime sources of glare in the vicinity of the site include reflections off light-colored 
surfaces and windows associated with the surrounding residential and College of San Mateo uses as well 
as reflections off metal details on cars traveling along nearby roadways and within the parking lot at the 
College.  Nighttime light sources in the vicinity of the site include streetlights along Bel Aire Road and 
Ascension Drive, headlights of cars traveling nearby, outdoor and indoor lighting from the adjacent 
residential uses, and outdoor lighting from the College of San Mateo. 

4.1.3 REGULATORY CONTEXT 
San Mateo County General Plan 
The County General Plan was adopted in 1986 and serves as a guide for land development and 
conservation; it sets forth goals and policies for the future development of the County in part by 
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directing preservation and enhancement of aesthetic resources.  Polices applicable to the Proposed 
Project are listed in Table 4.1-1 at the end of this section.    

4.1.4  IMPACTS AND MITIGATION MEASURES 
Method of Analysis 
Views within the viewshed are described by expressing the strength of the viewing experience, framed 
within the analytical criteria listed below.  While the viewing experience is personal and subjective in 
nature, the application of these criteria allows for an objective baseline assessment of the visual 
environment and subsequent visual impacts of the Proposed Project.  The visual experience within each 
view is comprised of the following constituent elements: 

1) Clarity in Line of Sight—the overall visibility of the object within the viewshed, influenced by such 
factors as trees, buildings, topography or any other potential visual obstruction. 

2) Duration of Visibility—the amount of time the object is exposed to viewers within the viewshed.  
For example, a passing commuter will experience a shorter period of viewing time than a resident 
within the viewshed. 

3) Proximity of the Viewer—the effects of foreshortening due to the distance of the viewer from the 
object will influence the dominance of the object in the perspective of the viewer. 

4) Number of Viewers—the number of viewers anticipated to experience the visual character of the 
object.   

The primary views of the project site are experienced by residents along Parrott Drive, Bel Aire Road, 
Ascension Drive, Los Altos Drive, Polhemus Road, and Bunker Hill Drive.  In addition the site is visible 
from the College of San Mateo, and I-280. The site is topographically prominent with minimal obstructing 
vegetation or structures.  All of these viewers have an open view of the site.   

Figures 4.1-2a and 4.1-2b consist of an aerial view of the project site with representative views of the 
project site from the roadways and neighborhoods directly adjacent to the site and from the College of 
San Mateo; these representative views are exactly the same as those shown in Figures 4.1-1a and 4.1-
1b.  In addition, visual representations of the likely residential structures that would be developed for the 
Proposed Project were added to Figures 4.1-2a and 4.1-2b and are shown in pink.  The representative 
residential structures were assumed to occupy the maximum building footprint shown in Figure 3-4, 
which assumes 40 percent of the square footage of each lot would be developed with 20-foot setbacks for 
the front and rear and 5-foot setbacks for the sides of structures.  The height of the representative 
residential structures is conservatively shown as approximately 36 feet tall, does not include any 
adjustments for grading or fill, and assumes that all of the development footprint would be at the 
maximum height.  Further, landscaping has not been added.  This conservative approach was used to 
display the worst case scenario of potential impacts of the Proposed Project on aesthetic resources. A 
rendering of a view of the proposed residences with landscaping is presented as Figure 4.1-3.   
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Significance Criteria 
Criteria for determining the significance of impacts to visual resources have been developed based on 
Appendix G of the California Environmental Quality Act’s (CEQA) Guidelines and relevant agency 
thresholds.  Impacts associated with aesthetics would be considered significant if the Proposed Project 
would: 

 Result in the substantial adverse effect on a scenic vista; 
 Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings, and 

historic buildings within a state scenic highway; 
 Substantially degrade the existing visual character or quality of the site and its surroundings; or 
 Create a new source of substantial light or glare which would adversely affect day or nighttime 

views. 

Project Specific Impacts and Mitigation Measures  
Impact 

4.1-1 The Proposed Project could have a substantial adverse effect on a scenic vista; could 
substantially damage scenic resources, including trees; and could substantially degrade 
the existing visual character or quality of the site and its surroundings.  

As discussed in Section 4.1.2, the area surrounding the project site consists primarily of single-
family residential neighborhoods, with a junior college campus located 0.25 mile northeast.  
Although not specifically designated as a scenic resource in the County General Plan or other 
local plans, the project site can be glimpsed from I-280, which is designated a scenic roadway.  
Additionally, the elevation of the project site is such that the top of the hill is visible from 
surrounding areas, such as the College of San Mateo (Figure 4.1-1b).  The undeveloped setting 
and vegetation of the project site is considered visually appealing by local residents and travelers 
along local roadways.  The water tank/cell transmitter, which are located on the top of the hill of 
the project site but are not a part of the project site, are almost entirely shielded by Monterey pine 
trees (Figure 4.1-1a), and the existing access road on the project site is only visible at its 
intersection with Bel Aire Road and along the northwestern edge of the project site.   

The Proposed Project would result in a visual change to the project site by converting 
approximately 5.5 acres of a 13.3-acre area to a residential development.  This includes 19 
single-family residential units, a new street, and associated infrastructure.  Approximately 7.8 
acres would remain as dedicated open space and would include foot trails and approximately 
0.45 acres of protected area in the west corner of the project site.  The anticipated changes to 
each of the representative views described in Section 4.1.2 are provided below (refer to Figures 
4.1-2a and 4.1-2b):  

o Bel Aire Rd Looking Southeast (Figure 4.1-2a).  The representative residential structures 
are not visible from this location.  The existing access road that intersects with Bel Aire 
Road would be modified and widened to a new private street.  The existing vegetation 
along the northwest edge of the project site would be removed to accommodate a safe 
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site distance from the new street.  As a result of the street development and tree removal, 
portions of the proposed residences would be visible from Bel Aire Road.   

o Ascension Dr and Bel Aire Rd Looking East (Figure 4.1-2a).  Some of the representative 
residential structures located in the western portion and northern-most corner of the 
proposed development are visible from this location.  The cut slopes and shelves, 
drainage structures, and existing vegetation located along the northwestern and 
southwestern slopes of the project site would remain. 

o Ascension Dr Looking Northeast (Figure 4.1-2a).  Some of the representative residential 
structures located in the southwestern portion of the proposed development are visible 
from this location.  The existing vegetation along the southwestern slope of the project 
site as well as more of the existing drainage structures would remain.    

o Ascension Dr Looking Northwest (Figure 4.1-2a).  Some of the representative residential 
structures located in the southwestern portion of the proposed development are visible 
from this location.  The existing water tank, Monterey pine trees that surround the water 
tank/cell transmitter, and power lines would remain visible from this location.   

o Northern Parrott Dr Looking South (Figure 4.1-2b).  Portions of some of the 
representative residential structures located in the northeastern portion of the proposed 
development are visible from this location.  The landscaping in the rear of the residences 
almost completely shields views of and from the representative residential structures.   

o Parrot Dr Looking Southwest (Figure 4.1-2b).  Some of the representative residential 
structures located in the northeastern portion of the proposed development are visible 
from this location.  The landscaping in the rear of the residences shields some views of 
and from the representative residential structures.   

o College of San Mateo Looking Southwest (Figure 4.1-2b).  Some of the representative 
residential structures located in the northeastern portion of the proposed development 
are visible from this location.   

o Southern Parrott Drive Looking Southwest (Figure 4.1-2b).  Some of the representative 
residential structures located in the eastern portion of the proposed development are 
visible from this location.  The landscaping in the rear of the residences does not shield 
views of and from the representative residential structures.   

While the Proposed Project would convert approximately 40 percent of an area that is currently 
valued as natural scenery in an urban setting to an urban development and thereby change the 
amount of open space and associated visual resources, the Proposed Project does not constitute 
a change in the visual character or quality of the area given that the surrounding area is primarily 
single-family residential neighborhoods.  As discussed in Section 3.4, all aspects of the 
Proposed Project would be designed to be consistent with surrounding neighborhoods and to 
utilize similar architectural themes as those of surrounding houses consistent with the Ascension 
Heights Design Handbook (Appendix J).  Landscaping would be designed to be consistent with 
surrounding neighborhoods and to screen existing viewsheds from the new development as 
shown in Figure 3-5 and Appendix K.  Approximately 60 percent of the project site would be 
designated as open space, primarily in the areas most visible from surrounding roadways and 
neighborhoods, which would therefore preserve natural scenery.  A rendering of the views from 
the proposed open space is presented in Figure 4.1-4.  With additional landscaping around the 
new residences, it is likely that portions of the structures would be screened from views.  Local  
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planning policies and regulations policies are intended to ensure aesthetic compatibility of the 
project with its surroundings, and the Proposed Project is subject to approval by the Planning 
Commission, which will include a review of aesthetic details.   

That being said, construction of the Proposed Project would result in the removal of 
approximately 43 of the 78 trees on the project site (approximately 55 percent).  Tree removal 
could damage scenic resources and degrade a scenic vista.  Further, tree removal constitutes 
degradation of a community of trees under Section 12,016 of the County Ordinance Code and 
could result in a thinning of the dense vegetation located along the northeastern edge of the 
project site between the project site and the existing residences along the southern side of Parrot 
Drive.  Presently, some of the proposed residences are visible from portions of Parrot Drive, and 
reducing the vegetation located along the rear of existing residences may increase views of the 
proposed residences and therefore change the visual character and quality of the project site as 
viewed from Parrot Drive.  This would constitute a significant impact.  A Preliminary Plant Palate 
is included as Figure 3-5 which identifies the types of vegetation and trees that would be planted 
to assist in screening of the views of the Proposed Project.  In addition, In addition, Mitigation 
Measures 4.1-1a and 4.1-1b are included below to address these potential impacts and ensure a 
finalized landscaping plan is submitted for review and approval.  With implementation of 
mitigation measures, impacts of the Proposed Project to scenic vistas; scenic resources, 
including trees; and the existing visual character or quality of the site and its surroundings would 
be considered less than significant.  Less than Significant with Mitigation. 

Mitigation Measure 4.1-1a:  Prior to recordation of the Final Map, the project applicant 
shall submit a final landscape plan for review and approval by the San Mateo County 
Planning Department (County Planning Department).  The landscape plan shall include 
the location, size, and species of any proposed landscaping and shall include, but not be 
limited to, hedges or other appropriate vegetation that will provide opaque screening 
between the northeastern edge of the project site and the residences along the southern 
side of Parrott Drive.  In addition, all proposed landscaping shall be of native, non-
invasive species.  Areas used for the storage of landscape maintenance or other 
equipment, supplies, or debris shall be shielded from view by fencing, landscaping or 
other means.  Prior to final approval of the Final Map, a site inspection shall be required 
by the County Planning Department to verify that all approved landscaping has been 
implemented or bonds posted for performance and maintenance.  All perimeter 
landscaping shall serve to screen and/or enhance views of the project site from 
surrounding roadways and neighborhoods.   

Mitigation Measure 4.1-1b:  The project applicant shall submit an application for a 
permit to remove trees consistent with Section 12,000 of the County Ordinance Code.  
The application shall include a tree replacement plan that shall not exceed the following 
specifications:  

 For each loss of a significant indigenous tree, there shall be a replacement with 
three or more trees, as determined by the Planning Director, of the same species 
using at least five gallon size stock.  



4.1 Aesthetics 

 

Analytical Environmental Services 4.1-17 Ascension Heights Subdivision Project 
January 2016  Final EIR 

 For each loss of a significant exotic tree there shall be a replacement with three 
or more trees, as determined by the Planning Director that the substitute tree can 
survive and flourish in the regional climatic conditions. 

 Replacement trees for trees shall require a surety deposit for both performance 
(installation of tree, staking, and providing an irrigation system) and maintenance.  
Maintenance shall be required for no less than two and no more than five years 
as determined by the Planning Director.  

A discussion of the Proposed Project’s consistency with applicable County General Plan policies 
related to scenic and visual resources is provided in Table 4.1-1; the Proposed Project as 
designed and with implementation of the mitigation measures is consistent with the relevant 
policies of the County General Plan.   

TABLE 4.1-1 
CONSISTENCY WITH COUNTY GENERAL PLAN AESTHETIC POLICIES 

Land Use Plan Policy Consistent Discussion 

4.14  Appearance of New Development 
a) Regulate development to promote and 

enhance good design, site relationships 
and other aesthetic considerations. 

b) Regulate land divisions to promote 
visually attractive development. 

Yes The Proposed Project is subject to approval by the 
Planning Commission, which will allow for regulation of 
aesthetic considerations and visual quality.   

4.15 Supplemental Design Guidelines for 
Communities:  Encourage the preparation of 
supplemental site and architectural design 
guidelines for communities that include, but are 
not limited to, criteria that reflect local conditions, 
characteristics and design objectives and are 
flexible enough to allow individual creativity. 

Yes The Proposed Project is subject to approval by the 
Planning Commission.  Policy 4.15 encourages the 
applicant to prepare supplemental site and 
architectural design guidelines.   

4.20 Utility Structures: Minimize the adverse visual 
quality of utility structures, including roads, 
roadway and building signs, overhead wires, utility 
poles, T.V. antennae, windmills and satellite 
dishes. 

Yes While there are above ground utility structures such as 
utility poles and overhead wires in the area around the 
Proposed Project, these utilities will be placed 
underground.  There is the existing water tank/cell 
transmitter parcel that is not part of the project.  Project 
sponsored wall will surround the water tank/cell parcel. 

4.21 Scenic Corridors: Protect and enhance the 
visual quality of scenic corridors by managing the 
location and appearance of structural 
development. 

Yes I-280 is listed as a scenic highway.  While there would 
be an increased developed feel and, during 
construction, the site would have short term visual 
impacts, once construction and landscaping are in 
place there would be no significant change in the 
visual quality of the corridor.  In addition, the largest 
portion of open space remaining on site would be 
visible from I-280. 

4. 25 Earthwork Operations 
a) Keep grading or earth-moving operations 

to a minimum. 
b) Where grading is necessary, make 

graded areas blend with adjacent 
landforms through the use of contour 
grading rather than harsh cutting or 
terracing of the site. 

Yes The Proposed Project will require a County grading 
permit, which will ensure the Proposed Project is 
designed such that graded areas blend with adjacent 
landforms.   
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Land Use Plan Policy Consistent Discussion 

4.27 Ridgelines and Skyline 
a) Discourage structures on open ridgelines 

and skylines, when seen as part of a 
public view in order to preserve visual 
integrity. 

b) Allow structures on open ridgelines and 
skylines as part of a public view when no 
alternative building site exists. 

c) Require structures on ridgelines in 
forested areas, which are part of a public 
view to:  (1) blend with the existing 
silhouette; (2) not break or cause gaps 
within the ridgeline silhouette by 
removing tree masses; and (3) relate to 
the ridgeline form. 

d) Define public view as a range of vision 
from a public road or other public facility. 

Yes The Proposed Project will be partially visible along an 
existing open ridgeline that is part of a public view.  
However, given the topography of the project site, no 
alternative building sites exist on the project site aside 
from the areas along the ridgeline.   

4.28 Trees and Vegetation 
a) Preserve trees and natural vegetation 

except where removal is required for 
approved development or safety. 

b) Replace vegetation and trees removed 
during construction wherever possible. 
Use native plant materials or vegetation 
compatible with the surrounding 
vegetation, climate, soil, ecological 
characteristics of the region and 
acceptable to the California Department 
of Forestry. 

c) Provide special protection to large and 
native trees. 

Yes The Preliminary Plant Palate identifies preservation of 
several trees and the use of native plants and 
vegetation to enhance the open space aesthetics on 
the project site.  The final landscape plan required 
under Mitigation Measure 4.1-1a will ensure the 
Proposed Project is designed such that trees and 
vegetation beyond the development footprint are 
preserved, special protection to large and native trees 
will be provided, and trees and vegetation removed 
during construction will be replaced with native plants 
wherever possible.   

4.29 Landscaping and Screening 
a) Provide a smooth transition between 

development and adjacent forested or 
open space areas through the use of 
landscaping. 

b) Limit landscaping in open grasslands to 
areas immediately surrounding 
structures. 

c) Where it is appropriate to screen uses 
from view, use natural vegetation rather 
than solid fencing. 

Yes The Preliminary Plant Palate identifies the use of 
native vegetation and trees to provide the transition 
from the residences to the open space.  In addition, 
natural vegetation would be utilized to screen the 
views from along the property boundaries, with 
emphasis on utilizing a mixtures of trees and plants to 
screen the northern boundary of the project site from 
the residences along Parrot Drive.  The landscape plan 
required under Mitigation Measure 4.1-1a will ensure 
the Proposed Project is designed such that the 
transition between development and open space is 
smooth through the use of landscaping and natural 
vegetation is used for screening purposes.   

4.30 Public Utilities: Encourage the placement of 
new and existing public utility lines underground. 

Yes As proposed, the project will be placing new utility lines 
underground. 

4.35 Urban Area Design Concept 
a) Maintain and, where possible, improve 

upon the appearance and visual 
character of development in urban areas. 

b) Ensure that new development in urban 
areas is designed and constructed to 
contribute to the orderly and harmonious 
development of the locality. 

Yes All development and structures of the Proposed 
Project would be designed to be consistent with 
surrounding neighborhoods and to utilize similar 
architectural themes as those of surrounding houses.  
The Proposed Project is subject to approval by the 
Planning Commission, which will ensure the Proposed 
Project is designed to maintain the appearance and 
visual character of the neighborhood such that it 
contributes to the orderly and harmonious 
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Land Use Plan Policy Consistent Discussion 

development of the locality.   

4.39 Scenic Roads: Give special recognition and 
protection to travel routes in rural and 
unincorporated urban areas which provide 
outstanding views of scenic vistas, natural 
landscape features, historical sites and attractive 
urban development. 

Yes Although the project site would be partially visible 
along portions of I-280, a designated scenic highway, 
the visual change induced by the Proposed Project 
would not substantially degrade the visual character or 
visual quality of the project site and its surroundings as 
the Proposed Project will be consistent with the design 
of the surrounding developed land. 

4.46 Regulation of Development in Scenic 
Corridors: Institute special controls to regulate 
both site and architectural design of structures 
located within rural scenic corridors in order to 
protect and enhance the visual quality of select 
rural landscapes. 

Yes Although the project site would be partially visible 
along portions of I-280, a designated scenic highway, 
the surrounding area does not constitute a rural scenic 
corridor.  Additionally, as stated in the project 
description, the architectural design of structures would 
be consistent with surrounding neighborhoods 
(Section 3.4.2) and thereby would not substantially 
degrade the visual character or visual quality of the 
project site and its surroundings.   

4.57 Tree and Vegetation Removal 
a) Allow the removal of trees and natural 

vegetation when done in accordance with 
existing regulations. 

b) Prohibit the removal of more than 50% of 
the tree coverage except as allowed by 
permit. 

Yes The Proposed Project would result in the removal of 
approximately 55 percent of the trees on the project 
site (approximately 43 of the 78 trees).  However, 
removal will be completed in accordance with existing 
regulations.  The landscape plan required under 
Mitigation Measure 4.1-1a, and the replanting plan 
required under Mitigation Measure 4.1-1b will ensure 
the Proposed Project is designed such that trees and 
vegetation are preserved where feasible and those 
trees removed will be replaced at a minimum of a three 
to one ratio.   

4.59 Outdoor Lighting: Minimize exterior lighting in 
scenic corridors and, where used, employ warm 
colors rather than cool tones and shield the scenic 
corridor from glare. 
 

Yes The Proposed Project would introduce new sources of 
outdoor light from street lights, exterior lighting at 
residences, and cars driving along residential streets; 
however, the surrounding urban uses will buffer the 
overall visual effect as observed from I-280.   

4.60 Roads and Driveways 
a) Design and construct new roads, road 

improvements and driveways to be 
sensitive to the visual qualities and 
character of the scenic corridor, including 
such factors as width, alignment, grade, 
slope, grading and drainage facilities. 

b) Limit number of access roads connecting 
to a scenic road to the greatest extent 
possible. 

c) Share driveways where possible to 
reduce the number of entries onto scenic 
roads. 

Yes The proposed access roadway and residential 
driveways will not be visible within the I-280 scenic 
corridor.   

4.61 Parking and Paved Areas: Integrate paved 
areas with their site and landscape and/or screen 
them to reduce visual impact from the scenic 
corridor. 

Yes The proposed access roadway, residential driveways, 
and parking areas will not be visible within the I-280 
scenic corridor.   

4.62 Storage Areas: Screen areas used for the 
storage of equipment, supplies or debris by 

Yes The landscape plan required under Mitigation 
Measure 4.1-1a will ensure the Proposed Project is 
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Land Use Plan Policy Consistent Discussion 

fencing, landscaping or other means so they are 
not visible from scenic roadways, trails, parks, and 
neighborhoods. 

designed such that storage areas are not visible from 
surrounding scenic roadways, trails, open space, and 
neighborhoods.   

4.64 Utilities in County Scenic Corridors 
a) Install new distribution lines underground. 
b) Consider exceptions for certain 

circumstances including, but not limited 
to, financial hardship, topographic 
conditions or land use conflicts. 

Yes As proposed, the project will be placing new utility lines 
underground. 

 
Source: SMC,1986a 

  

 

Impact 

4.1-2     The Proposed Project would not create a significant new source of substantial light or 
glare which could adversely affect day or nighttime views. 

The Proposed Project would introduce new sources of light on the property mainly through street 
lights, exterior lighting at residences, and cars driving along residential streets, which are 
considered common and necessary light sources for residential areas by the County.  The project 
site will be annexed into the County-governed Bel Aire Lighting District, and therefore street lights 
will be consistent with County regulations.  The exterior and interior lighting associated with the 
residences would be designed not to infringe on adjacent properties or people traveling on 
roadways.  These types of light sources that would be introduced as a result of the Proposed 
Project are frequent in the neighboring residential developments and would not constitute a 
significant new source of light; therefore, the impact of such lighting on these areas would be 
negligible.   

Glare can result from the use of lighting during the nighttime, which reduces visibility of the sky 
both at the point of light production and in its surrounding areas.  No standards have been 
adopted by the County related to glare impacts, and there is no commonly accepted method of 
quantifying glare impacts.  While glare will occur from the increase in light sources on the project 
site, the surrounding urban uses will buffer the overall visual effect.  The resulting change in 
nighttime glare at the project site would not substantially alter views.  

The impacts of light and glare from the Proposed Project would therefore be less than significant.  
Less than Significant. 

Cumulative Impacts 

4.1-3  The Proposed Project in combination with cumulative development surrounding the 
project site would not significantly impact visual resources nor create new sources of light 
and glare.   

The project site and the surrounding lands to the east, west, and south are designated for 
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residential uses, while the lands to the north are designated for residential uses and the College 
of San Mateo.  Cumulative impacts in the vicinity of the project site include development projects 
that are located at least 0.5 mile from the project site (Table 5-1).  Given the distance, the 
additive impact to visual resources would be minimal.  The Proposed Project would include 
exterior and interior lighting, such as street lights and residential lighting, that is designed not to 
infringe on adjacent properties or people traveling on roadways and therefore would not be 
additive to potential light and glare from additional planned development in the area.  Although 
development of the Proposed Project would create new sources of light, it would not negatively 
affect the ambient light in the project area.  Therefore, the Proposed Project’s contribution to 
visual resource impacts and light and glare generation would not be cumulatively considerable.  
Less than Significant.   
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 4.2 AIR QUALITY AND GREENHOUSE GAS EMISSIONS 

4.2.1 INTRODUCTION   
This section addresses the potential for the Proposed Project to impact air quality and climate change.  
Following an overview of the existing air quality and climate change settings in Subsection 4.2.2 and the 
relevant regulatory setting in Subsection 4.2.3, project-related impacts and recommended mitigation 
measures, if any, are presented in Subsection 4.2.4.   

4.2.2  ENVIRONMENTAL SETTING 
Local air quality is influenced greatly by regional climate, topography, and pollutant sources.  The project 
site is within the San Francisco Bay Area Air Basin (SFBAAB).  The physical characteristics of the 
SFBAAB provide for the potential for high concentrations of pollutants due to emissions sources within 
the SFBAAB.   

Climate and Topography 
The project site is subject to a coastal climate regime.  Summer months are often characterized by the 
presence of a semi-permanent high-pressure cell centered over the California Coast.  This high pressure 
cell sits off the California coast and is the main influence on air quality in the SFBAAB.  The SFBAAB is 
infrequently influenced by cold air masses moving south from Canada and Alaska, as these frontal 
systems are generally weak and diffuse by the time they reach the San Francisco Bay Area (Bay Area).  

The average annual rainfall at the project site is 20.90 inches, with 83 percent of the precipitation 
occurring from November through March.  The project region experiences fog more than 120 days per 
year.  Summer maximum temperatures average 71.0 degrees Fahrenheit (ºF) in July, and winter 
minimum temperatures average 42.5 ºF in January (WRCC, 2013). 

The project site is situated between the Pacific Ocean to the west and the San Francisco Bay (Bay) on 
the east.  Land rises from the Bay and peaks west of the project site at approximately 1,600 feet above 
mean sea level (amsl).  Elevation on the project site ranges from 440 to 600 feet amsl.  Winds originating 
from the open ocean find their way into the Bay and are swept southward through the southern portion of 
the Bay.  Both easterly and southerly winds originating in the Bay Area transport pollutants into 
California’s Central Valley.    

Criteria Air Pollutants (CAPs) 
The United States Environmental Protection Agency (USEPA) has identified six criteria air pollutants 
(CAPs) that are both common and detrimental to human health.  These CAPs are used as indicators of 
regional air quality.  The six CAPs include ozone (O3), carbon monoxide (CO), particulate matter (PM) 10 
and 2.5 microns in size (PM10 and PM2.5), nitrogen dioxide (NO2), and sulfur dioxide (SO2).  The California 
Environmental Protection Agency (CEPA) has identified four additional CAPs: sulfates, hydrogen sulfide, 
vinyl chloride, and visibility reducing particles.    

CAPs are classified in each air basin, county, or, in some cases, within a specific area.  The classification 
is determined by comparing actual monitoring data with federal and State ambient air quality standards 
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(refer to Section 4.2.3).  If a CAP’s concentration is lower than the standard or not monitored in an area, 
the area is classified as attainment or unclassified; unclassified areas are considered attainment areas.  If 
an area exceeds the standard, the area is classified as a non-attainment area for that CAP.   

Existing Air Quality  

Table 4.2-1 shows the federal and California Ambient Air Quality Standards (CAAQS) and attainment 
status for the Bay Area Air Quality Management District (BAAQMD).  The SFBAAB is designated as non-
attainment for ozone and PM10 under the CAAQS and a non-attainment area for PM10 under the federal 
standard (the National Ambient Air Quality Standards [NAAQS]).  These pollutants are therefore 
considered pollutants of concern for the SFBAAB.  Although the SFBAAB is designated as an attainment 
area for carbon monoxide under federal and State standards, there is a potential for high concentration to 
accumulate under certain conditions, such as when there is prolonged vehicle idling at intersections that 
have reached or exceed their capacity.   

TABLE 4.2-1 
AMBIENT AIR QUALITY STANDARDS AND STATUS 

Pollutant 
Standard Status 

California  Federal  California Federal  

Ozone (1-hour) 0.09 ppm N/A N - 

Ozone (8-hour) 0.070 ppm 0.075 ppm N N 

PM10 (24-hour) 50 µg/m3 150 µg/m3 N U 

PM2.5 (annual) 12 µg/m3 15 µg/m3 N A 

PM2.5 (24-hour) - 35 µg/m3 - N 

Carbon Monoxide (8-hour) 9.0 ppm 9 ppm A A 
Nitrogen Dioxide (annual) 0.030 ppm 0.053 ppm  A 
Nitrogen Dioxide (1-hour)1 0.18 ppm 0.100 ppm A U 
Lead (calendar quarter) - 1.5 µg/m3 - A 
Sulfur Dioxide (24-hour) 0.04 ppm 0.14 ppm A A 
Visibility Reducing Particles EC2 - A - 
Sulfates (24-hour) 25 µg/m3 - A - 
Vinyl Chloride (24-hour) 0.010 µg/m3 - NI - 
Hydrogen Sulfide (1-hour) 0.03 ppm - U - 
 
Note: PM10 and PM2.5 = particulate matter 10 and 2.5 microns in size, respectively; A = Attainment; N = Non-attainment; U = 
Unclassified, NI = No information available.   
1 Effective January 22, 2010, attainment/non-attainment areas have not been established under federal standard.   
2 Extinction coefficient of 0.23 kilometer when relative humidity is less than 70 percent.  
Source: BAAQMD, 2013. 

 
In addition to CAPs, toxic air contaminants (TACs) are substances that are known or suspected to be 
emitted in California and are classified by the California Air Resource Board (CARB) as having potential 
adverse health effects.  The health effects associated with the SFBAAB pollutants of concern, including 
the TAC diesel particulate matter (DPM), are summarized below. 
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Ozone (O3) 

Ozone is created in the presence of sunlight through a photochemical reaction involving reactive organic 
gas (ROG) and nitrogen oxides (NOx).  ROG and NOx are a result of incomplete combustion of fossil 
fuels, which is the largest source of ground-level ozone.  Because photochemical reaction rates depend 
on the intensity of ultraviolet light and air temperature, ozone is primarily a summer air pollution problem.  
As a photochemical pollutant, ozone is formed only during daylight hours under appropriate conditions, 
but is destroyed throughout the day and night.  Ozone is considered a regional pollutant, as the formation 
takes place over time and is often most noticeable downwind from the emission sources.     
 
Particulate Matter (PM)  

PM is a mixture of microscopic solids and liquid droplets suspended in air.  PM is made up of a number of 
components, including acids (such as nitrates and sulfates), organic chemicals, metals, soil or dust 
particles, and allergens (such as fragments of pollen or mold spores).  Particulate matter is regulated as 
either PM10 (PM of 10 microns or less in size) or PM2.5 (PM of 2.5 microns or less in size), which are the 
upper limit size restrictions for reaching deep into the lungs (PM10) or reaching the bloodstream (PM2.5).   

Toxic Air Contaminants (TACs) 

DPM is a TAC of concern for the SAFBAAB.  Diesel engines emit a complex mixture of air pollutants, 
composed of gaseous and solid material. The visible emissions in diesel exhaust are known as DPM.  
DPM differs from many other TACs in that it is not a single substance but rather a complex mixture of 
compounds.  In 1998, the State identified DPM as a TAC.  DPM has the potential to cause cancer, 
premature death, and other health problems.  There is also a link between DPM and non-cancer damage 
to the lungs.  Children are the most vulnerable to DPM emissions as their lungs are still developing; the 
elderly may also be vulnerable to other serious health problems related to DPM emissions.  From 2006 
through 2008, DPM emissions contributed to approximately 2,000 premature deaths each year in 
California.  Diesel engines also contribute to California's PM2.5 air quality problems.  In addition, DPM 
causes visibility reduction and is a potent global warmer. The main carcinogenic constituents within diesel 
and gas exhaust are as follows:  

 Diesel particulate matter; 
 Benzene; 
 1,3 Butane;  
 Formaldehyde; and  
 Acetaldehyde; and  

Monitoring 

Monitors that collect air quality data are located at monitoring stations throughout California, including the 
SFBAAB.  Some monitoring stations collect data on all federal and State CAPs, while others are 
specialized and only collect data for certain CAPs.  Table 4.2-2 shows data collected at the monitoring 
stations for federal and State pollutants of concern nearest to the project site (Redwood City and San 
Francisco – Arkansas Street).   
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TABLE 4.2-2 
EXCEEDANCES OF FEDERAL AND CALIFORNIA AIR POLLUTION STANDARDS 

Pollutant  2010 2011 2012 
Ozone (1-hour)1 

Highest (ppm) 0.113 0.076 0.063 
Days>0.09 ppm 2 0 0 
Ozone (8-hour)1 

Highest (ppm) (California) 0.077 0.062 0.055 
Days>0.07 ppm (California) 1 0 0 
Highest (ppm) (federal) 0.077 0.061 0.054 
Days>0.75 ppm (federal) 1 0 0 
PM102 

California Highest (µg/m3) 39.7 45.6 50.6 
Days>50 µg/m3 (California) * 0 6 
PM2.5 (annual) 
California Highest (µg/m3) * * * 
Days>50 µg/m3 (California) * * * 
PM2.5 (24-hour)1 

Federal Highest (µg/m3) 36.5 39.7 33.3 
Days>35 µg/m3 (federal) 1 1 0 
 
Notes: 
* There was insufficient (or no) data available to determine the value. 
1 Data provided by the Redwood City monitoring station. 
2 Data provided by the San Francisco – Arkansas Street monitoring station.  
Source: CARB, 2013b. 

 
Sources 

There are many sources of CAPs in the SFBAAB.  These sources can be divided into three categories: 
mobile, stationary, and “area” sources.  Mobile sources consist of on-road vehicles and off-road 
recreational vehicles, as well as mobile construction equipment.  Stationary sources consist of large 
industrial or commercial polluters that generally emit via a stack.  Stationary sources can also be smaller, 
such as small emergency generators or boilers.  Area source emissions are normally produced by 
processes and products that are individually small, but are numerous and widely dispersed.  Normally, 
these sources are associated with everyday activities such as landscape maintenance, painting, and the 
use of fireplaces and barbecues.  CARB maintains an emission inventory of air pollutants for California’s 
air basins as well as for the counties inside those air basins.  Table 4.2-3 presents the latest emission 
inventory of CAPs for San Mateo County (County). 

Table 4.2-3 shows the greatest emission source of CAPs is from mobile sources.  Mobile sources are the 
main source of CAPs in the region, with the exception of ROG emissions from waste disposal, which 
comes in the form of methane (CH4).  
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TABLE 4.2-3 
SAN MATEO COUNTY 2008 EMISSIONS INVENTORY 

Source Category 
ROG CO NOx SOx PM10 PM2.5 

tons per day 
Stationary Sources  
Fuel Combustion  0.36 0.14 1.63 1.61 0.03 0.21 
Waste Disposal  56.55 1.35 0.43 0.11 0.03 0.03 
Cleaning and Surface Coatings  4.61 3.5 0 0 - - 
Petroleum Production and Marketing 3.93 1.32 - - - - 
Industrial Processes 1.46 1.11 0 0.02 - 1.06 
Area-Wide Sources  
Solvent Evaporation  8.61 7.65 - - - - 
Miscellaneous Processes  5.05 1.06 10.95 1.89 0.05 31.95 
Mobile Sources  
On-Road Motor Vehicles  11.68 10.7 106.19 16.29 0.1 0.91 
Other Mobile Sources  9.4 8.49 54.95 37.73 7.92 2.13 
Total San Mateo County  101.65 35.31 174.15 57.65 8.13 36.29 
 
Source: CARB, 2013a. 

 

Climate Change  
Introduction 

The fifth Assessment Report by the Intergovernmental Panel on Climate Change (IPCC) had not yet been 
completed at the time of this Draft EIR; however, the Summary for Policymakers of the Working Group I 
contribution to the Fifth Assessment Report was approved and the full report accepted by the IPCC on 
September 27, 2013.  The finalized version of the Summary for Policymakers was published on 
November 11, 2013.  The fifth Assessment Report will provide a clear view of the current state of 
scientific knowledge relevant to climate change. It will comprise three Working Group reports and a 
Synthesis Report.  The fifth Assessment Report is anticipated to be completed by October 2014. 

It is anticipated that the average global temperature could rise 0.6 degrees Celsius (oC) (1.08 oF) to 4.0 oC 
(7.2 oF) between the years 2000 and 2100 (IPCC, 2007).  The extent to which human activities affect 
global climate change is a subject of considerable scientific debate.  While some in the scientific 
community contend that global climate variation is a normal cyclical process that is not necessarily related 
to human activities, the IPCC report identifies anthropogenic green house gases (GHGs) as a contributing 
factor to changes in the Earth’s climate (IPCC, 2007).  Preferring to err on the side of caution, the 
analysis in this Draft EIR assumes anthropogenic GHGs are contributing to global climate changes. 

The U.S. Supreme Court has held that carbon dioxide (CO2, a GHG) falls under the Clean Air Act’s 
(CAA’s) definition of an “air pollutant.”  Therefore, the USEPA has statutory authority to regulate the 
emissions of this gas.  Further, Massachusetts v. Environmental Protection Agency, U.S., 1275 S.Ct. 
1438, 1462 (2007), concluded that GHG emissions from human activities would result in an additional 
warming of the Earth’s surface.   
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The Greenhouse Effect and Climate Change 

Primary sources of GHG emissions in the County include vehicles, trucks, airplanes and airports, natural 
gas dispensing stations, and electricity generation facilities.  Additionally, there are many other sources of 
GHG emissions in the vicinity of the project site.     

According to the County’s Vulnerability Assessment, three primary climate conditions are projected to 
change in the County region: temperatures in the County are expected to increase between 1.6oF by 
2030 and 2.8oF by 2050; precipitation is anticipated to moderately increase; and sea level is anticipated to 
rise by 7 inches above 2000 baseline levels by 2030 and by 14 inches above 2000 baseline levels by 
2050.  
 
According to the IPCC and the USEPA, temperatures in California could increase by about 5 ºF in winter 
and summer and by about 4ºF in spring and fall over the next 100 years.  Precipitation is projected to 
change little in the spring, summer, and fall and to increase by about 10 percent in winter.  The frequency 
of extreme hot days in summer is expected to increase along with the general warming trend.  A recent 
study issued by the U.S. Department of Energy predicts similar climatic changes for the region.   

Carbon Dioxide Equivalent 

Carbon dioxide equivalent (CO2e) is a method by which GHGs values other than CO2 are converted to a 
similar CO2 emissions value based on a heat-capturing ratio for the purposes of analysis and discussion.  
As shown in Table 4.2-4, CO2 is used as the base and is given a value of one.   

TABLE 4.2-4 
GREENHOUSE GAS CO2 EQUIVALENT 

GHG Gases CO2e Value 
CO2 1 
CH4 21 
N2O 310 
HFCs/PFCs 140 -23,900 
SF6 23,900 

 
Source: IPCC, 2007. 

 
CH4 has the ability to capture 21 times more heat than CO2; therefore, CH4 is given a CO2e value of 21.  
Emissions are multiplied by the CO2e value to achieve one GHG emission value.  By providing a common 
measurement, CO2e provides a means for presenting the relative overall effectiveness of emission 
reduction measures for various GHGs in reducing project contributions to global climate change.   

Diesel Particulate Matter (DPM) 
The main source of DPM in the vicinity of the project site is diesel-powered vehicles, which largely 
operate on arterial roadways or freeways such as State Route 92 (SR-92), Interstate 280 (I-280), 
Polhemus Road, and De Anza Boulevard.  Other sources of DPM emissions come from the operation of 
emergency generators.   
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Odor 
The land west, southwest, and northwest of the project site is mainly residential land use, which is not 
considered an odor source by the BAAQMD.  There are no odor sources within the vicinity of the project 
site.    

Sensitive Receptors  
Some receptors are considered more sensitive than others to air pollutants.  The reasons for greater than 
average sensitivity include pre-existing health problems, proximity to emissions and odor sources, or 
duration of exposure to air pollutants or odors.  Schools, hospitals, and convalescent homes are 
considered to be relatively sensitive to poor air quality because children, elderly people, and the infirm are 
more susceptible to respiratory distress and other air quality related health problems.  Residential areas 
are considered sensitive to poor air quality, because people usually stay home for extended periods of 
time, with greater associated exposure to ambient air quality.  Recreational uses are also considered 
sensitive due to the greater exposure to ambient air quality conditions because vigorous exercise 
associated with recreation places a high demand on the human respiratory system. 

The land surrounding the project site is residential. The nearest residential sensitive receptors are located 
adjacent to the project site to the north.  The nearest school is the College of San Mateo, which is located 
approximately 1,600 feet northwest of the project site.  There are no medical facilities within five miles of 
the project site.   

4.2.3 REGULATORY CONTEXT 
Federal  
The federal CAA was enacted for the purposes of protecting and enhancing the quality of the nation’s air 
resources to benefit public health, welfare, and productivity. 

In 1971, the USEPA developed primary and secondary NAAQS.  Six pollutants of primary concern were 
designated: CO, ozone, PM, sulfur dioxide, NOX, and lead.  The primary NAAQS must “protect the public 
health with an adequate margin of safety,” and the secondary standards must “protect the public welfare 
from known or anticipated adverse effects (aesthetics, crops, architecture, etc.).”  The primary standards 
were established, with a margin of safety, considering long-term exposures to the most sensitive groups 
in the general population.  The USEPA allows states the option to develop different (stricter) standards.  
California elected this option and adopted standards that are more stringent.   

If an air basin is not in federal attainment (e.g. does not meet federal standards provided in Table 4.2-1) 
for a particular pollutant, the basin is classified as a marginal, moderate, serious, severe, or extreme non-
attainment area.  Non-attainment areas must take steps towards attainment by a specific timeline.  These 
steps include establishing a transportation control program and clean-fuel vehicle program, decreasing 
the emissions threshold for new stationary sources and major sources, and increasing the stationary 
source emission offset ratio to at least 1.3:1.  The above programs are published in the State 
Implementation Plan (SIP), which is approved by the USEPA.  
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The SIP is a number of documents that set forth a state’s strategies for achieving federal air quality 
standards.  The Code of Federal Regulations (CFR Title 40, Chapter I, Part 52, Subpart F, §52.220) lists 
all of the items that are included in the California SIP.  The SIP is not a single document, but a 
compilation of new and previously submitted plans, programs (such as monitoring, modeling, permitting, 
etc.), district rules, State regulations, and federal controls.  Many of California’s SIPs detail control 
strategies, such as emission standards for cars and heavy trucks, fuel regulations, and limits on 
emissions from consumer products.  Local air districts and other agencies, such as the Bureau of 
Automotive Repair, prepare SIP elements and submit them to CARB for review and approval.  State law 
makes CARB the lead agency for all purposes related to the SIP. 

Climate Change  
Federal 

In 1997, the Council on Environmental Quality (CEQ) circulated an internal draft memorandum (CEQ, 
1997a) on how global climate change should be treated for the purposes of the National Environmental 
Policy Act (NEPA).  The CEQ draft memorandum advised federal lead agencies to consider how 
proposed actions subject to federal environmental review would affect sources and sinks of GHGs.  
During the same year, CEQ released guidance on the assessment of cumulative effects in federal 
environmental review documents (CEQ, 1997b).  Consistent with the CEQ draft memorandum, climate 
change impacts were offered as one example of a cumulative effect. 

The following are the most recent regulatory actions taken by the USEPA: 

 On July 23, 2009, USEPA published a final “rule which proposes to establish the criteria for 
including sources or sites in a Registry of Recoverable Waste Energy Sources (Registry),” as 
required by the Energy Independence and Security Act of 2007.  Waste energy can be used to 
produce clean electricity.  The clean electricity produced by waste energy would reduce the need 
for non-renewable forms of electricity production, thus GHG emissions.   

 On September 15, 2009, USEPA and the Department of Transportation’s National Highway 
Traffic Safety Administration (NHTSA) proposed a new national program that would reduce GHG 
emissions and improve fuel economy for all new cars and trucks sold in the United States.  The 
USEPA proposed the first national GHG emissions standards under the CAA, and NHTSA 
proposed an increase in the Corporate Average Fuel Economy (CAFE) standards under the 
Energy Policy and Conservation Act.   

 In response to the FY2008 Consolidated Appropriations Act (H.R. 2764; Public Law 110–161), 
the USEPA issued the Final Mandatory Reporting of Greenhouse Gases Rule.  Signed by the 
Administrator on September 22, 2009, the rule requires that suppliers of fossil fuels and industrial 
GHGs, manufacturers of vehicles and engines outside of the light duty sector, and facilities that 
emit 25,000 metric tons or more of GHGs per year to submit annual reports to USEPA.  The rule 
is intended to collect accurate and timely emissions data to guide future policy decisions on 
climate change.   

 On September 30, 2009, the USEPA proposed new thresholds for GHG emissions that define 
when CAA permits under the New Source Review and Title V operating permits programs would 
be required.  The threshold was set at 25,000 metric ton of GHG emissions.   
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State 
CARB, a part of the CEPA, is responsible for the coordination and administration of both federal and 
State air pollution control programs within California.  In this capacity, CARB conducts research, sets 
CAAQS, compiles emission inventories, develops suggested control measures, and provides oversight of 
local programs.  CARB establishes emissions standards for motor vehicles sold in California, consumer 
products (such as hairspray, aerosol paints, and barbecue lighter fluid), and various types of commercial 
equipment.  It also sets fuel specifications to further reduce vehicular emissions.  CARB also has primary 
responsibility for the development of California’s SIP, for which it works closely with the Air Quality 
Management District’s (AQMDs) and the USEPA. 

California Clean Air Act (CCAA) 

The California Clean Air Act (CCAA) of 1988 requires non-attainment areas to achieve and maintain the 
CAAQS by the earliest practicable date, as well as requires local air districts to develop plans for attaining 
the State ozone, CO, sulfur dioxide, and NOx standards.  

Climate Change  

California has been a leader among the states in outlining and aggressively implementing a 
comprehensive climate change strategy that is designed to result in a substantial reduction in total 
statewide GHG emissions in the future.  California’s climate change strategy is multifaceted and involves 
a number of State agencies implementing a variety of State laws and policies.  Laws and policies are 
summarized below. 

Assembly Bill 1493  

Signed by the Governor in 2002, Assembly Bill (AB) 1493 requires that the CARB adopt regulations 
requiring a reduction in GHG emissions emitted by cars in the state.  The USEPA granted California’s 
waiver request enabling the State to enforce its GHG emissions standards for new motor vehicles.  With 
the granting of the waiver on June 30, 2009, it is expected that the regulations will reduce GHG emissions 
from California passenger vehicles by about 22 percent in 2012 and about 30 percent in 2016 (CARB, 
2009). 

Executive Order S-3-05  

Executive Order (EO) S-3-05 was signed by the Governor on June 1, 2005.  EO S-3-05 established the 
following statewide emission reduction targets: 

 Reduce GHG emissions to 2000 levels by 2010;  
 Reduce GHG emissions to 1990 levels by 2020; and  
 Reduce GHG emissions to 80 percent below 1990 levels by 2050. 

EO S-3-05 created a “Climate Action Team” or “CAT” headed by the CEPA and including several other 
State jurisdictional agencies.  The CAT is tasked by EO S-3-05 with outlining the effects of climate 
change on California and recommending an adaptation plan.  The CAT is also tasked with creating a 
strategy to meet the target emission reductions.  In April 2006, the CAT published an initial report that 
accomplished these two tasks. 



4.2 Air Quality and Greenhouse Gas Emissions 

 

Analytical Environmental Services 4.2-10  San Mateo County Ascension Heights Project 
January 2016  Final EIR 

Assembly Bill 32 (AB 32)  

Signed by the Governor on September 27, 2006, AB 32 codifies a key requirement of EO S-3-05: the 
requirement to reduce Statewide GHG emissions to 1990 levels by 2020.  AB 32 tasks CARB with 
monitoring State sources of GHGs and designing emission reduction measures to comply with the law’s 
emission reduction requirements.  However, AB 32 also continues the CAT’s efforts to meet the 
requirements of EO S-3-05 and states that the CAT should coordinate overall state climate policy. 

In order to accelerate the implementation of emission reduction strategies, AB 32 requires that CARB 
identify a list of discrete early action measures that can be implemented relatively quickly.  In October 
2007, CARB published a list of early action measures that could be implemented and would serve to 
meet about a quarter of the required 2020 emissions reductions (CARB, 2006).  In order to assist CARB 
in identifying early action measures, the CAT published a report in April 2007 that updated their 2006 
report and identified strategies for reducing GHG emissions (CAT, 2007).  In the October 2007 report, 
CARB cited the CAT strategies and other existing strategies that may be utilized in achieving the 
remainder of the emissions reductions.  AB 32 required that CARB prepare a comprehensive “scoping 
plan” that identifies all strategies necessary to fully achieve the required 2020 emissions reductions.  On 
October 8, 2008 CARB released the Climate Change Scoping Plan 2008, and on December 12, 2008, 
CARB approved the Climate Change Scoping Plan (CARB, 2007).  CARB provided an update to the 
December 2008 Scoping Report in November 2009.  The update provided additional reduction strategies 
and an overview of methods to further reduce GHG emissions in California; however, no definitive 
numerical GHG emissions threshold was provided.   

Executive Order S-01-07  

EO S-01-07 was signed by the Governor on January 18, 2007.  It mandates a statewide goal to reduce 
the carbon intensity of transportation fuels by at least 10 percent by 2020.  This target reduction was 
identified by CARB as one of the AB 32 early action measures identified in their October 2007 report.   

California Environmental Quality Act (CEQA) Guidelines 

On December 30, 2009, the Natural Resources Agency adopted California Environmental Quality Act 
(CEQA) Guideline Amendments for the quantification and mitigation of GHG emissions.  The adopted 
guidelines provide the following direction for consideration of climate change impacts in a CEQA 
document: 

 The determination of significance of GHG emissions calls for a careful judgment by the lead 
agency. 

 The lead agency should make a good-faith effort, based to the extent possible on scientific and 
factual data, to describe, calculate, or estimate the amount of GHG emissions resulting from a 
proposed project. 

 A model or methodology shall be used to quantify GHG emissions resulting from a CEQA project.   
 Significance may rely on qualitative analysis or performance based standards. 
 The lead agency may adopt thresholds of significance previously adopted or recommended by 

other public agencies or recommended by experts. 
 The CEQA document shall discuss regional and/or local GHG reduction plans. 
 A CEQA document shall analyze GHG emissions if they are cumulatively considerable. 
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 A description of the effects of climate change on the environment shall be included in CEQA 
documents. 

 A CEQA document shall contain mitigation measures, which feasibly reduce GHG emissions. 
 GHG analysis in a CEQA document may be Tiered or Streamlined.  

The methodology and basis of calculation for estimating and analyzing GHG emissions resulting from the 
Proposed Project is based on scientific and factual data and is consistent with the methodology and 
guidance identified in the CEQA guideline amendments recently adopted by the National Resources 
Agency.       

Senate Bill 375  

SB 375 was approved by the Governor on September 30, 2008.  SB 375 provides for the creation of a 
new regional planning document called a “sustainable communities strategy” (SCS).  An SCS is a 
blueprint for regional transportation infrastructure and development that is designed to reduce GHG 
emission from cars and light trucks to target levels that will be set by CARB for 18 regions throughout 
California.  Each of the various metropolitan planning organizations and the Association of Bay Area 
Governments (ABAG) must prepare an SCS and include it in that region’s regional transportation plan.  
The SCS would influence transportation, housing, and land use planning.  CARB will determine whether 
the SCS will achieve the region’s GHG emissions reduction goals.  Under SB 375 certain qualifying in-fill 
residential and mixed-use projects would be eligible for streamlined CEQA review. 

Toxic Air Contaminants (TACs) 

TACs are a group of pollutants of concern.  TACs are less pervasive in the urban atmosphere than the 
CAPs, but are linked to short-term (acute) or long-term (chronic) adverse human health effects.  There 
are 244 constituents listed by the State as TACs with varying degrees of toxicity.  Sources of TACs 
include industrial processes, commercial operations (e.g., gasoline stations and dry cleaners), and motor 
vehicle exhaust.  Public exposure to TACs can result from emissions from normal operations, as well as 
accidental releases.  Vehicles release at least 40 different TACs.  Ambient air quality standards have not 
been set for TACs.  Instead, these pollutants are typically regulated through a technology-based 
approach for reducing TACs.  This approach involves requiring facilities to install Maximum Achievable 
Control Technology (MACT) on emission sources.   

Air Toxics Hot Spots Information and Assessment Act of 1987 

The Air Toxics Hot Spots Information and Assessment Act of 1987 (AB 2588), California Health and 
Safety Code Section 44300 et seq., is the primary air contaminant legislation in California, which provides 
for the regulation of over 200 TACs, including DPM.  Under AB 2588, local air districts may request that a 
facility account for its TAC emissions.  Local air districts then prioritize facilities on the basis of emissions, 
and high priority designated facilities are required to submit a health risk assessment and communicate 
the results to the affected public.  

Assembly Bill 1807 

AB 1807, enacted in September 1983, sets forth a procedure for the identification and control of TACs in 
California.  CARB is responsible for the identification and control of TACs, except pesticide use.  
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Senate Bill 656 

In October 2000, CARB released a report entitled Risk Reduction Plan to Reduce PM Emissions from 
Diesel-Fueled Engines and Vehicles.  This report identifies DPM as the predominant TAC in California 
and proposes methods for reducing diesel emissions.  California propagated SB 656 in 2003, which was 
implemented to reduce PM (including DPM) in California.  CARB approved a list of the most readily 
available, feasible, and cost-effective control measures that can be employed by air districts to reduce PM 
in 2004.  The list is based on rules, regulations, and programs existing in California as of January 1, 2004, 
for stationary, area-wide, and mobile sources.  As a second step air districts must adopt implementation 
schedules for selected measures from the list. 

Local 
Bay Area Air Quality Management District 

The project site is located in the SFBAAB, which is under the jurisdiction of the BAAQMD, the regional 
agency responsible for planning to meet federal and State CAAQS. In order to demonstrate the area’s 
ability to eventually meet the federal and State 8-hour and State 1-hour ozone standards, the Bay Area 
Air Quality Management District (BAAQMD) maintains the region’s portion of the SIPs for ozone.  The 
non-attainment area’s part of the SIP is a compilation of regulations that govern how the region and State 
will comply with the CAA requirements to attain and maintain the federal and State ozone standard.  The 
SIP components for the SFBAAB are located in the BAAQMD’s 2010 Clean Air Plan (Bay Area Plan).   

Bay Area Air Quality Management District Rules 

The BAAQMD has several rules that relate to the Proposed Project, which are summarized below: 

Regulation 2 – Permits, the Regulation specifies the requirements for authorities to construct and 
permits. 

Regulation 6, Rule, 1 – General Requirements, Limits the quantity of particulate matter in the 
atmosphere by controlling emission rates, concentration, visible emissions and opacity.   

Regulation 7 – Odorous Substances, Establishes general limitations on odorous substances and 
specific emission limitations on certain odorous compounds.  

Regulation 8, Rule 3 – Architectural Coatings: Sets volatile organic compound (VOC) limits for 
coatings that are applied to stationary structures or their appurtenances.  The rule also specifies 
storage and cleanup requirements for these coatings. 

San Mateo County 

The County has developed a Draft Energy Efficiency Climate Action Plan and a General Plan Energy and 
Climate Change Element.  The San Mateo County Supervisors approved the Energy Efficiency Climate 
Action Plan and General Plan Energy and Climate Change Element on June 4, 2013.  These documents 
provide strategies and policies for reducing the impacts of climate change; strategies and policies 
relevant to the Proposed Project are provided below.   



4.2 Air Quality and Greenhouse Gas Emissions 

 

Analytical Environmental Services 4.2-13  San Mateo County Ascension Heights Project 
January 2016  Final EIR 

Energy Efficiency Climate Action Plan  

Goal 1: Residential Energy Efficiency  

Measure 1.4:  Tree Planting:  Incentivize or encourage appropriate tree planting near buildings to 
reduce heat gain and loss and to sequester greenhouse gases. 

Goal 3: Energy Efficiency in New Construction 

Measure 3.1:  Green Building Ordinance: Strengthen the energy efficiency requirements of the existing 
Green Building Ordinance, which was initially adopted in 2008, with appropriate outreach 
to stakeholders. 

Measure 3.3:  Urban Heat Island: Require tree planting, shading design, solar orientation, and “cool” 
hardscapes. 

Measure 3.4:  Expedited Permitting: Expedite the review, permitting, and inspection process for projects 
targeting higher levels of energy reduction than mandated target goals or incorporating 
renewable energy systems. 

Goal 4: Renewable Energy 

Measure 4.3:  Pre-Wired Solar Homes: Require all new roofs to be pre-wired for solar PV and all new 
buildings to be plumbed for solar water heaters. 

Measure 4.4:  Pilot Solar Program: Encourage developers to offer solar PV and solar water heaters as a 
standard feature on a percentage of new homes in a development and as an upgrade for 
redevelopment projects in residential and commercial projects. 

Measure 4.9:  Emissions Offset Programs: Allow new development projects to participate in CO2 offset 
programs, such as to purchase electricity generated from renewable sources offsite. 

County General Plan Energy and Climate Change Element  

Goal 2: Maximize energy efficiency in new and existing development. 

Policy 2.1:  Support energy conservation and efficiency in the existing building stock. 

Policy 2.3:  Develop a program for unincorporated communities to reduce heat gain in buildings and 
sequester greenhouse gases through tree planting and other “cooling” strategies. 

Policy 2.5:  Continue implementation of green building standards that exceed state energy efficiency 
standards. 

Goal 8: Promote and implement policies and programs to reduce water use.  

Policy 8.1:  Expand infrastructure for monitoring and reusing water. 
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City of San Mateo General Plan  

The City of San Mateo completed its 2030 General Plan Update in 2010.  The following guiding and 
implementing policies under the City of San Mateo General Plan are applicable to the Proposed Project:  

Policy 

LU 8.9 Air Quality Construction Impacts.   
 The City shall mitigate air quality impacts generated during construction activities by requiring the 

following measures:  

1) Use of appropriate dust control measures, based on project size and latest BAAQMD 
guidance, shall be applied to all construction activities within San Mateo. 

2) Applicants seeking demolition permits shall demonstrate compliance with applicable 
BAAQMD requirements involving lead paint and asbestos containing materials designed 
to mitigate exposure to lead paint and asbestos.  

3) Utilization of construction emission control measures recommended by BAAQMD as 
appropriate for the specifics of the project (e.g. length of time of construction and 
distance from sensitive receptors).  This may include the utilization of low emission 
construction equipment, restrictions on the length of time of use of certain heavy-duty 
construction equipment, and utilization of methods to reduce emissions from construction 
equipment (alternative fuels, particulate matter traps and diesel particulate filters). 

Accordance with the Policy LU 8.9 of the General Plan, construction activities associated with 
individual developments and infrastructure improvements in San Mateo would generate pollutants 
intermittently.  Generally, the most substantial air pollutant emissions would be dust generated 
from site grading.  Wind erosion and disturbance to exposed areas would also be sources of dust 
emissions.  These construction activities would also temporarily create emissions of fumes, 
equipment exhaust, and other air contaminants.  Adherence to the measures noted above will 
reduce the air impacts generated by construction activities.   

 
 
LU 8.10 Odors.   
 When proposed development generating odors is proposed near residences or sensitive 

receptors, either adequate buffer distances shall be provided (based on recommendations and 
requirements of the CARB and BAAQMD), or filters or other equipment/solutions shall be 
provided to reduce the potential exposure to acceptable levels.  Potential mitigation associated 
with this policy requirement will be coordinated with any required permit conditions from 
BAAQMD.   

 When new residential or other sensitive receptors are proposed near existing sources of odors, 
either adequate buffer distances shall be provided (based on recommendations and requirements 
of the CARB and BAAQMD), or filters or other equipment/solutions shall be provided to reduce 
the potential exposure to acceptable levels.  
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Accordance with the Policy LU 8.10 of the General Plan, the BAAQMD CEQA Guidelines classify 
a project that could create objectionable odors as any of the following: wastewater treatment 
plant, sanitary landfill, transfer stations, composting facilities, petroleum refineries, asphalt batch 
plants, chemical manufacturing, fiberglass manufacturing, auto body shops, rendering plants, and 
coffee roasters.  Impacts resulting from odors can result when sensitive receptors (e.g. new 
residences) are located near the odor sources listed above.   

LU 8.11 Toxic Air Contaminants.   
 The City shall require that when new development that would be a source of TACs is proposed 

near residences or sensitive receptors, either adequate buffer distances shall be provided based 
on recommendations and requirements of the CARB and BAAQMD), or filters or other 
equipment/solutions shall be provided to reduce the potential exposure to acceptable levels.    

 When new residential or other sensitive receptors are proposed near existing sources of TACs, 
either adequate buffer distances shall be provided based on recommendations and requirements 
of the CARB and BAAQMD), or filters or other equipment/solutions shall be provided to reduce 
the potential exposure to acceptable levels.    

Accordance with the Policy LU 8.11 of the General Plan, TACs are another group of pollutants of 
concern.  However, unlike CAPs, no criteria acceptable levels of TACs have been established.  
There are many different types of TACs, with varying degrees of toxicity.  Sources of TACs 
include industrial processes such as petroleum refining and chrome plating operations, 
commercial operations such as gasoline stations and dry cleaners, and motor vehicle exhaust.  

Diesel exhaust is a TAC of growing concern in California.  The CARB in 1998 identified diesel 
engine particulate matter as a TAC.  The exhaust from diesel engines contains hundreds of 
different gaseous and particulate components, many of which are toxic.  Studies show that diesel 
particulate matter concentrations are much higher near heavily traveled highways and 
intersections.  In the cases noted above, this policy will be implemented by a site specific air 
quality analysis.   

Goal 8a:  Reduce GHG emissions each year consistent with the Sustainable Initiatives Plan.   

Goal 8b:  Recognize potential climate change consequences such as increased sea level rise, changing 
weather events, less snow met in the Sierras – therefore less drinking water availability, hotter 
temperatures, changing air quality and more heat related health issues.   

LU 8.1    Carbon Footprint.   
 The City shall update its GHG emissions inventory consistent with the Citywide Climate Action 

Strategy.   

Accordance with the Policy LU 8.9 of the General Plan, The City of San Mateo Carbon Foot, 
released in October 2007, identified the sources of CO2 on a city wide basis.  The Sustainable 
Initiatives Plan identifies man different ways in whi9ch the City can Proactively address climate 
change and benefit other environmental issues such as air quality and resource conservation at 
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the same time.  All recommendations in the report reduce GHG emissions if implemented and 
so, in addition to being the Sustainable Initiatives Plan, this document can be considered as the 
Citywide Climate Action Strategy.   

LU8.2   Effect of Climate Change.   
 Incorporate consideration of the effects of climate change in development of General Plan 

updates, disaster planning, City projects, infrastructure planning, future policies and long-term 
strategies.  Explore voluntary adjustments of base flood elevation.   

4.2.4 IMPACTS AND MITIGATION MEASURES 
Method of Analysis 
The analysis in this section focuses on the nature and magnitude of the change in the air quality 
environment due to construction and operation of the Proposed Project.  Emissions resulting from 
implementation of the Proposed Project are analyzed in two distinct phases, construction and operation.  
Construction emissions are temporary in nature and do not overlap with operational emissions.  During 
the construction phase, pollutants of concern for the Proposed Project are NOX, ROG, PM2.5, and PM10.  
During construction, PM emissions are primarily produced during mass and fine grading activities.  NOX, 
ROG, PM10, and PM2.5 are emitted from earth moving activities, combustion of diesel and gasoline fuels 
by heavy-duty construction equipment, and employee vehicles.   

Criteria Air Pollutants (CAPs) - Construction  

California Emissions Estimator Model 2013.2.2 (CalEEMod) was used to estimate emissions from all 
construction-related sources.  The results of the CalEEMod modeling are discussed below and output 
files are provided in Appendix C. 

CalEEMod provides default values when site-specific inputs are not available.  The default values are 
provided in Appendix C.  The following site-specific assumptions were used for the purposes of air 
quality modeling:  

• Construction would occur over a period of 27 months. 
• Construction would begin in the year 2014. 
• 19 single family-homes would be constructed on 13.3 acres.  
• 7.8 acres will be maintained as a conservation area.  

 
Resulting emission estimates associated with construction were compared to applicable BAAQMD 
emission thresholds to evaluate the effects of construction activities on regional air quality.   

Criteria Air Pollutants (CAPs) - Operation  

CalEEMod was used to estimate emissions associated with operation of the Proposed Project.  Input 
values for the model included CalEEMod defaults and site specific data.  The operational effects to air 
quality were analyzed for both near-term 2016 conditions and cumulative long-term 2030 conditions.  
Emissions associated with operation were compared to the BAAQMD CEQA guideline emissions 
thresholds to evaluate the effects of operational activities on air quality.   
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Trip Generation Rates 

The trip generation rates used in the CalEEMod air quality model are from the Traffic Impact Analysis 
(TIA) (Appendix H).  The trip generation rates for the project components were determined using the 
Institute of Transportation Engineers, 9th Edition Trip Generation Manual (ITE).  Trips generated by the 
Proposed Project were calculated using a trip generation rate of 11.99 average weighted trips per day per 
residence (ITE code 210, source Appendix H). 

Toxic Air Contaminates – Construction and Operation 

Activities generating diesel emissions assessed for impacts on human receptors include on-site heavy-
duty construction equipment and off-site material haul vehicles.  For the purpose of this health risk 
assessment, stochastic Monte Carlo analysis is utilized to determine reasonable exposure parameters for 
a specified set of residential receptors.  Cancer risk and chronic and acute health indexes were calculated 
by using the California Office of Environmental Health Hazard Assessment (OEHHA) risk factors 
associated with reasonable exposure assessment.   

Cancer risk is defined as the probability (chance) of developing cancer as a result of exposure to a 
carcinogen, typically expressed as the increased chances in one million.  The cancer risk for an inhaled 
air toxic is estimated by multiplying the exposure concentration (in micrograms per cubic meter [µg/m3]), 
by its cancer “unit risk factor” (URF), which is the estimated lifetime cancer risk for a continuous exposure 
to 1 µg/m3 of the substance over a specified averaging time, usually assumed as 70 years in a URF 
value.  The calculation procedure for lifetime cancer risk assumes that cancer risk is proportional to 
concentration at any level of exposure; that is, there is no dose that would result in a zero probability of 
contracting cancer.  This is a conservative assumption for low doses but consistent with the current 
OEHHA regulatory approach. 

Non-cancer health risk of an inhaled air toxic is measured by the hazard index, the ratio of the reported 
concentration of an air toxic compound to an acceptable or “reference” exposure level (REL).  Hazard 
indices can be calculated both on a chronic toxicity and acute toxicity basis.  Chronic toxicity is defined as 
adverse biologic effects caused by prolonged chemical exposure.  Since chemical accumulation to toxic 
levels typically occurs slowly, symptoms of chronic effects usually do not appear until long after exposure 
commences.  The highest no-effect exposure level is the chronic REL.  Below this threshold, the body is 
capable of eliminating or detoxifying the chemicals rapidly enough to prevent accumulation.  Acute toxicity 
is defined as adverse biologic effects caused by a brief chemical exposure.   

During construction of the Proposed Project, the most prevalent source of TACs is diesel-fire construction 
equipment and haul trucks.  These sources emit DPM.  DPM is a complex mixture of 47 compounds that 
are classified by CARB as TACs.  Fifteen of these substances are either known or probable human 
carcinogens.  The composition of diesel exhaust varies based on engine type, operating conditions, fuel 
composition, lubricating oil, and whether an emissions control system is present. CARB’s evaluation of 
DPM takes into account all of its individual components; therefore, DPM is the only TAC of concern in this 
analysis for which cancer risk and chronic and acute health hazard indexes (HI) are evaluated.   
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Lakes AERMET, Version 8.2.0 meteorology processing model was used to process meteorology data 
from San Francisco Airport and Moffett Field near San Jose, California.  The Lakes AERMOD View, 
Version 8.2.0 dispersion model was used to determine the dispersion pattern of DPM given the local 
meteorology.  AERMOD is a steady-state dispersion model designed for short-range (up to 50 kilometers) 
dispersion of air pollutant emissions. The AERMET and AERMOD View models are USEPA approved 
dispersion models.  To determine cancer, chronic, and acute risk from exposure to DPM on site and near 
roadways where project-related vehicles would operate, the Hotspots Analysis Reporting Program 
(HARP) on-ramp, Version 1 model processed AERMOD output data so it can be imported into HARP.  
HARP, Version 1.4f risk assessment model was used to determine the potential impact emissions from on 
and off site emissions of DPM would have on sensitive receptors in the vicinity of the project site.   

In order to provide a conservative approach to assessing the cancer and non-cancer risks from 
construction of the Proposed Project and meet the minimum emissions requirements to use the model, it 
was assumed that all the DPM sources would emit simultaneously, 24-hours a day for an entire year.  
Because these assumptions are necessary to run the model, the BAAQMD typically does not recommend 
that dispersion modeling and the associated health risk assessment be conducted for construction 
projects due to the intermittent nature of the actual emission sources and short-term duration (8 to 11 
hours per day with the majority of emissions occurring during a 30 to 90 day period of grading).  However, 
the modeling was conducted in response to concerns from local residents regarding short-term and long-
term impacts from project construction.  Accordingly, because of these assumptions utilized in the 
modeling and the nature of the calculations, comparison of the model results to ambient air quality 
standards are not appropriate and are misleading.  Emissions assessing compliance with the NAAQS and 
CAAQS are assessed using the California-approved CalEEMOD as described above which determine the 
pounds per day of emissions from the project in order to assess implications to the overall air quality of 
the SFBAAB. 

Climate Change 

Construction and operational GHG emissions were estimated using the 2010 BAAQMD CEQA Guidelines 
and CalEEMod.   

Odors 

Odor is subjective and in most cases not quantifiable.  Potential odor impacts were analyzed based on an 
examination of the existing odor sources, potential odor effects of the Proposed Project, and a 
comparison of those effects to the significance criteria listed below.  The BAAQMD does not classify the 
Proposed Project as an odor emitter nor is the Proposed Project being located in an area where there are 
odor emitters as defined in the BAAQMD CEQA Guidelines. 

Significance Criteria 
Criteria for determining the significance of impacts to air quality and climate change have been developed 
based on Appendix G of the CEQA Guidelines and relevant agency thresholds.  Impacts to air quality and 
climate change would be significant if the Proposed Project would: 

 Conflict with or obstruct implementation of the applicable air quality plan; 

http://en.wikipedia.org/wiki/Air_pollution
http://en.wikipedia.org/wiki/Air_pollutants
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 Violate any air quality standard or contribute substantially to an existing or projected air quality 
violation; 

 Result in a cumulatively considerable net increase in any CAP for which the project region is non-
attainment under an applicable federal or state ambient air quality standard; 

 Expose sensitive receptors to substantial pollutant concentrations; 
 Create objectionable odors affecting a substantial number of people; 
 Generate GHG emissions, either directly or indirectly, that may have a significant impact on the 

environment; or 
 Conflict with an applicable plan, policy or regulation adopted for the purpose of reducing the 

emissions of GHG. 

Based on the above CEQA standards of significance, the BAAQMD have provided the following CEQA 
significance thresholds for pollutants of concern (BAAQMD, 2010a):   

 If during construction the project emits 54 pounds per day of ROG, NOx, or PM2.5 and/or 82 
pounds per day of PM10, then project emissions would have a significant effect on regional air 
quality.   

 If during operation the project emits 54 pounds per day or 10 tons per year of ROG, NOx, and/or 
PM2.5 and/or 82 pounds per day or 15 tons per year of PM10, then project emissions would have a 
significant effect on regional air quality.   

 An air quality analysis should address a project's cumulative impact on ozone and localized 
pollutants.  Any proposed project that would individually have a significant air quality impact (see 
above for project level Thresholds of Significance) would also have a significant cumulative 
impact.  

 Under the BAAQMD Regulation 7, any project that generates odorous emission in quantities as to 
cause detriment, nuisance, or annoyance to any considerable number of persons or to the public 
is significant.  

 Since CARB and BAAQMD do not have a significant threshold for construction GHG emissions, 
for this analysis a 26 percent or greater reduction in construction-related GHG emissions would 
be a less-than-significant impact to global climate change.  The 26 percent reduction mirrors the 
State reduction goal provided in AB 32. 

 The BAAQMD CEQA Guidelines operation GHG emissions significance threshold of 1,100 metric 
tons (MT) per year is used for this analysis.   

 In accordance with the 2010 BAAQMD CEQA Guidelines, locating a project adjacent to a 
roadway which has greater than 10,000 vehicles per day may result in a significant impact due to 
DPM.  

 In accordance with the 2010 BAAQMD CEQA Guidelines, a cancer risk of greater than ten in one 
million or a chronic or acute health index of greater than 1.0 would be significant. 

Project Specific Impacts and Mitigation Measures  
Construction Effects 

Impact 

4.2-1 Construction of the Proposed Project has the potential to generate emissions of ROG, 
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NOx, PM10, and PM2.5. 

Emissions generated from construction activities associated with grading and building resulting 
from implementation of the Proposed Project would be short-term, intermittent, and temporary in 
nature.  However, these construction emissions have the potential to represent a significant air 
quality impact.  The grading and construction of the Proposed Project would result in the 
generation of ROG, NOx, PM10, and PM2.5 emissions.  PM emissions are generally the direct 
result of site grading, excavation, road paving, and exhaust associated with construction 
equipment.  PM emissions are largely dependent on the amount of ground disturbance 
associated with site preparation activities.  Emissions of NOx and ROG are generally associated 
with employee vehicle trips, delivery of materials, and construction equipment exhaust.   

Table 4.2-5 shows mitigated and unmitigated emissions from construction activities.  
Construction emissions are compared to the BAAQMD thresholds to determine if the construction 
emissions of the Proposed Project would have a significant impact on regional air quality.  
Mitigation measures are included below to ensure the BAAQMD’s Basic Construction Mitigation 
Measures are implemented during construction.  As shown in Table 4.2-5, without mitigation the 
Proposed Project would exceed the BAAQMD threshold for NOx.  This is a potentially-significant 
impact.  BAAQMD Guidelines and CalEEMod mitigation measures presented below would 
minimize the identified significant effect from NOx resulting from construction activities.  The 
reduction in construction emissions resulting from implementation of specific mitigation measures 
was estimated using CalEEMod.  After implementation of construction mitigation measures, 
project related emissions during construction would be reduced below significance threshold for 
NOx.  Therefore, emissions from construction are a less-than-significant impact.  Less than 
Significant with Mitigation.    

 TABLE 4.2-5 
MITIGATED (UNMITIGATED) CONSTRUCTION EMISSIONS 

Construction Year 

Pollutants of Concern1 

ROG NOx PM10 
(exhaust)2 

PM2.5  

(exhaust)2 

lb/day lb/day lb/day lb/day 
2014  3.80 (5.90) 32.71 (44.34) 0.51 (1.94) 0.49 (1.78) 
2015 4.56 (7.20) 35.05 (55.29) 0.53 (3.04) 0.53 (2.80) 
2016 4.53 (6.86) 24.88 (26.72) 0.68 (2.20) 0.51 (1.94) 
Highest Emission Year 4.56 (7.20) 35.05 (55.29) 0.68 (2.20) 0.53 (2.80) 
BAAQMD Thresholds 54 54 82 54 
Exceed Thresholds No (No) No (Yes) No (No) No (No) 
 
lb/day = pounds per day. 
1 CalEEMod results rounded to the nearest hundred.  
2 Mitigation Measure 4.2-1a would ensure implementation of the BAAQMD’s Basic Construction Mitigation Measures; 
accordingly, quantification of PM10 dust emissions is not required.      
Source: CalEEMod, 20132.2, 2013. 

 
Mitigation Measure 4.2-1a: The Applicant shall ensure through the enforcement of 
contractual obligations that construction contractors implement a fugitive dust abatement 
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program during construction, which shall include the following elements consistent with the 
Basic Construction Mitigation Measures recommended by the BAAQMD: 

 Cover all trucks hauling soil, sand, and other loose materials or require all trucks to 
maintain at least two feet of freeboard.   

 Cover all exposed stockpiles. 
 Water all exposed roadway and construction areas two times a day. 
 Sweep paved streets three times daily (with water sweepers) if visible soil material is 

carried onto adjacent streets.   
 Limit traffic speeds on unpaved roads to 15 miles per hour (mph).  
 After grading is complete, construction of paved surfaces (e.g. roadways, driveways, 

sidewalks, building pads) should be completed as soon as possible unless protected 
by seeding, soil binders, or other similar measures.    

 Limit idling time to a maximum of five minutes and turn off equipment when not in 
use; clear signage indicating this shall be displayed at the project site access point.   

 All construction equipment shall be maintained and properly tuned in accordance 
with manufacturer‘s specifications and shall be checked by a certified visible 
emissions evaluator. 

 Suspend excavation and grading activity when winds (instantaneous gusts) exceed 
25 mph. 

 Any burning of cleared vegetation shall be conducted according to the rules and 
regulations of the BAAQMD’s Regulation 5 (BAAQMD, 2008).  Prior notification to 
BAAQMD shall be made by submitting an Open Burning Prior Notification Form to 
BAAQMD’s office in San Francisco.   

 A publicly visible sign shall be posted with the telephone number and person to 
contact at the County regarding dust complaints.  A response and corrective action 
shall occur within 48 hours. The BAAQMD’s phone number shall also be visible to 
ensure compliance with applicable regulations.  

Mitigation Measure 4.2-1b: The applicant shall ensure through contractual obligations with 
construction contractors that the following Best Management Practices (BMPs) shall be 
implemented during all stages of construction: 

 All heavy duty construction equipment be equipped with a diesel particulate matter 
filters.  

 Only low ROG coatings shall be utilized.   
 The applicant shall use only Tier 2 or better heavy duty construction equipment.   

Impact  

4.2-2 Construction of the Proposed Project has the potential to generate TACs from 
construction equipment exhaust; however, under conservative conditions, emissions 
would be below BAAQMD thresholds. 

With construction activities occurring concurrently near SR-92, there is a concern of higher levels 
of DPM and TACs in the vicinity of the project site.  Diesel engines used during construction and 
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vehicles traveling on SR-92 emit a complex mixture of air pollutants composed of gaseous and 
solid material.  Many of these air pollutants are designated TACs.  The TAC of concern during 
construction and along major roadways is DPM.   

Exposure to DPM is a health hazard, particularly to sensitive receptors, such as children whose 
lungs are still developing, the elderly, and persons who may have serious health problems.  
Construction emissions of DPM are temporary and intermittent and would not create long-term 
health risk to sensitive receptors.  The BAAQMD Guidelines provides cancer significance criteria 
of 10 in 1,000,000 and a non-cancer chronic health index (HI) of 1.0.   

Construction activities, in particular site grading, associated with the Proposed Project would 
include heavy and stationary equipment that operate on diesel fuel.  DPM emissions generated 
by these uses would be temporary and intermittent and would be generated primarily at a single 
location or along a single pathway.  Idling equipment, including trucks, generators, and stationary 
equipment, would increase DPM levels at the project site.  DPM emissions may be blown to 
nearby sensitive receptors, including nearby residential units constructed at an earlier time in the 
construction phase of the project.  DPM may cause chronic or acute health risk.  Given these 
circumstances, DPM emissions from on-site construction equipment, off-site equipment and 
material transport, and SR-92 emissions were modeled using the USEPA approved dispersion 
model Lakes AERMOD View, Version 8.2.0, and HARP, Version 1.4f.   

Figure 4.2-1 shows the dispersion of DPM simultaneously emitted at the project site by on-site 
construction equipment and by haul vehicles near the proposed haul truck route along Bel Aire 
Road and Ascension Drive under the assumptions discussed above.  Output files are provided in 
Appendix C from the AERMOD and HARP models, which include maximum unit concentration 
from an annual averaging period, cancer risk, and chronic HI.  As shown in Figure 4.2-1, the 
maximum unit concentration of DPM is 224.96 micrograms per cubic meter (µg/m3) over the first 
construction year and occurs west of the intersection of Bel Aire Road and Ascension Drive.  In 
Figure 4.2-1, the red areas denote concentrations between 200 to 300 µg/m3, the yellow areas 
denote concentrations between 50 to 100 µg/m3, and the purple areas denote concentrations of 
less than 50 µg/m3.  As discussed above, these are conservative emission rates annualized over 
the first construction year in order to assess worse-case cancer risk and health indexes.  The 
receptors showing the greatest cancer and chronic HI, while well below BAAQMD thresholds, are 
located near the east border and center of the project site.  Cancer risk and chronic HI at these 
receptors do not exceed the BAAQMD TAC thresholds of 10 in 1,000,000 (1.0E-5) for a cancer 
risk and 1.0 for a chronic HI.  This is a less-than-significant impact.  Table 4.2-6 shows the top 10 
cancer and chronic HI receptors.  Less than Significant. 
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TABLE 4.2-6 
CANCER RISK AND CHRONIC HEALTH INDEX 

Receptor Cancer Risk 
(per million)  Chronic HI  Location 

BAAQMD 
Maximum 

Acceptable 
Levels 

10.000 1.000000 

 192 1.53E-0710.153 7.37E-
050.000074 Western Project Border 

193 8.49E-080.085 0.00004.10E-
0541 Parrott Drive 

191 8.40E-080.084 0.00004.05E-
0541 Western Project Border 

212 6.87E-080.069 0.00003.31E-
0533 Parrott Drive 

210 6.12E-080.061 0.00002.95E-
0530 Center of Project Site 

211 5.99E-080.060 0.00002.89E-
0529 Parrott Drive 

194 5.27E-080.053 0.00002.54E-
0525 Parrott/CSM Drive 

190 5.16E-080.052 0.00002.49E-
0525 Western Project Border 

213 4.49E-080.045 0.00002.17E-
0522 CSM Drive 

195 3.67E-080.037 0.00001.77E-058 Parrott Drive 
 
1 – Note that in scientific notation, the higher the negative number of the exponent, the lower the number.  
For example, 1.53E-07 equals a cancer risk of 0.153 in 1,000,000; which is lower than the BAAQMD TAC 
cancer risk significance threshold of 1.0E-5 or 10 in 1,000,000. 
Source: HARP, Version 1.4f, 2013. 

 
Actual emissions condition Dduring the construction process would be quite reduced compared to 
the model assumptions.  For example, site-grading activities would result in the greatest DPM 
emissions and would occur over a minimum of 30 days, as stated in Section 3.4.3 and not all 
sources would be simultaneously emitting DPM from the exact same location as assumed in the 
model.  Actual DPM emissions along Bel Aire Road and Ascension Drive would only occur during 
construction hours and would be reduced with implementation of Mitigation Measure 4.2-1b.  
Table 4.2-6 shows the top 10 cancer and chronic HI receptors.  The receptors showing the 
greatest cancer and chronic HI are located near the east boarder and center of the project site.  
Cancer risk and Chronic HI at these receptors do not exceed the BAAQMD TAC thresholds of 10 
in 1,000,000 (1.0E-5) cancer risk and a chronic HI of 1.0.  This is a less-than-significant impact.  
Less than Significant with Mitigation.     
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Impact  

4.2-3 Construction of the Proposed Project would not generate objectionable odors perceptible 
to nearby receptors. 

Construction activities have the potential to emit odors from diesel equipment, paints, solvents, 
fugitive dust, and adhesives.  Odors from construction are intermittent, temporary, and generally 
do not extend beyond the boundary of a construction site.  Construction activities would occur 
approximately 50 feet from the nearest sensitive odor receptor.  Given the distance to the nearest 
sensitive receptor, the limit on daily construction activities (Mitigation Measure 4.8-1), and the 
temporary and intermittent nature of construction odors, a less-than-significant odor impact would 
occur during the construction phase of the Proposed Project.  Less than Significant.   

Impact  

4.2-4 Operation of the Proposed Project would not generate emissions of ROG, NOx, PM10, and 
PM2.5 in exceedance of applicable standards. 

Implementation of the Proposed Project would not result in the development of residences 
located within approximately 1,000 feet of a freeway with more than 100,000 vehicles per day.  
Once the Proposed Project has been constructed and occupied, operational activities associated 
with residential land uses of the Proposed Project would generate ROG, NOx, PM10, and PM2.5 
emissions.  The majority of ROG, NOx, PM10, and PM2.5 emissions would be generated by vehicle 
trips associated with the residences and visitors to the project site.  Consumer products (e.g., 
cleaning products, aerosol sprays, automotive products) used by residents and maintenance 
workers would also contribute ROG and NOx emissions.  Lesser sources of precursors would 
include energy use (fuel combustion for heating and cooling of buildings) and the application of 
architectural coatings. 

As shown in Table 4.2-7, operational ROG, NOx, PM10, and PM2.5 emissions do not exceed the 
BAAQMD significance thresholds without mitigation.  Therefore, the Proposed Project would not 
significantly impact regional air quality; this impact is less than significant.  Less than 
Significant. 
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TABLE 4.2-7 
UNMITIGATED OPERATIONAL EMISSIONS 

Emission Type 
Pollutants of Concern  

ROG NOX PM10 PM2.5 
tpy tpy tpy tpy 

Area 0.2978 0.00375 0.0259 0.0259 

Energy  0.00523 0.0447 0.00361 0.00361 

Mobile 0.2832 0.1942 0.3507 0.0923 

Waste -- -- -- -- 

Water -- -- -- -- 

Total Emission 0.5862 0.2426 0.3802 0.1217 
BAAQMD/YSAQMD 
Thresholds 10 10 15 10 

Exceed Thresholds No No No No 
 
tpy = tons per year  
Source: CalEEMod, 20132.2, 2013. 

 

Impact  

4.2-5 Operation of the Proposed Project would not generate major emissions of TACs and 
would not be located near major TAC sources.  

The Proposed Project is not considered a major emitter of TACs under the BAAQMD 2010 CEQA 
Guidelines.  Therefore, the Proposed Project would not conflict with or obstruct implementation of 
the applicable air quality plan, violate any air quality standard, or contribute substantially to an 
existing or projected air quality violation in relation to TAC emissions. 

According to CARB, land use guidelines for health risk from TACs would increase only if sensitive 
receptors were placed within 500 feet of a major freeway (capacity of 100,000 plus cars per day); 
within 1,000 feet from a railroad yard, distribution center, large gas dispensing facilities, chrome 
plating facilities, refineries, and ports; or within 300 to 500 feet from a dry cleaning facility.  The 
closest major freeway is SR-92, which is located approximately 2,625 feet east of the project site.  
Approximately 138,000 annual average vehicles per day travel on SR-92 near West Hillsdale 
Boulevard.  There are no railroad yards, distribution centers, large gas dispensing facilities, 
chrome plating facilities, refineries, or ports within 1,000 feet of the project site.  Therefore, this is 
a less-than-significant impact.  Less than Significant. 

Impact  

4.2-6 Operation of the Proposed Project would not generate significant odors as defined by the 
BAAQMD or place sensitive receptors in an area subject to objectionable odors. 

Under the BAAQMD Guidelines, the Proposed Project is not considered an odor generating land 
use.  Additionally, in accordance with BAAQMD Regulation 7, the Proposed Project would be 
restricted from emitting quantities of pollutants that would cause detriment, nuisance, or 
annoyance to any persons or to the public.   
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In accordance with the BAAQMD Guidelines, there are no existing odor sources in the vicinity of 
the project site.  The nearest major odor source is the City of San Mateo Wastewater Treatment 
Plant (WWTP) located approximately 3.7 miles west of the project site.  Since the project is not 
placing residential receptors with two miles of a major odor source and the land use is not 
considered a major odor source, this impact is less than significant.  Less than Significant.   

Cumulative Impact  

4.2-7 Operation of the Proposed Project has the potential to generate emissions of ROG, NOx, 
PM10, and PM2.5, which, in combination with past, present, and future criteria emissions, 
has the potential to cause an exceedance of the NAAQS and/or the CAAQS.   

Past, present, and future development projects contribute to a region’s air quality conditions on a 
cumulative basis.  Therefore, by its very nature, air pollution is largely a cumulative impact.  No 
single project is sufficient in size to by itself result in non-attainment of the NAAQS or CAAQS.  If 
a project’s individual emissions contribute toward an exceedance of the NAAQS, then the 
project’s cumulative impact on air quality would be significant.  In developing attainment 
designations for CAPs, the USEPA and CEPA consider the region’s past, present, and future 
emission levels.  AQMDs determine suitable significance thresholds based on an area’s 
designated non-attainment status.  These thresholds provide a tool by which the AQMD can 
achieve attainment for a particular CAP that is designated as non-attainment.  Therefore, the 
AQMD’s significance thresholds consider the regions past, present, and future emissions levels.   

Implementation of the Proposed Project combined with the proposed developments within the 
project area could lead to cumulative impacts to air quality.  Operational activities of the Proposed 
Project in the year 2030 would result in ROG, NOx, PM10, and PM2.5 emissions, which are 
assumed to be pollutants of concern in the year 2030.  The majority of ROG, NOx, PM10, and 
PM2.5 emissions would be generated by vehicle trips associated with residents, visitors, and 
maintenance workers of the project site.  Consumer products (e.g., cleaning products, aerosol 
sprays, automotive products) used by residents, visitors, and maintenance workers would also 
contribute ROG and NOx emissions.  Lesser sources of precursors would include energy use 
(fuel combustion for heating and cooling of buildings) and the application of architectural coatings. 

Table 4.2-8 shows the 2030 operational emissions of ROG, NOx, PM10, and PM2.5.  Project-
related NOx, ROG, PM10, and PM2.5 emissions would not exceed the BAAQMD’s threshold of 
significance.  Operational emissions from the Proposed Project would result in a less-than-
significant cumulative impact to the region’s air quality in the year 2030.  Less than Significant.   
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TABLE 4.2-8 
2030 UNMITIGATED OPERATIONAL EMISSIONS 

Emission Type 
Pollutants of Concern  

ROG NOX PM10 PM2.5 
tpy tpy tpy tpy 

Area 0.2977 0.00373 0.0259 0.0259 
Energy  0.00523 0.0447 0.00361 0.00361 
Mobile 0.1667 0.0907 0.2786 0.0732 
Waste -- -- -- -- 
Water -- -- -- -- 
Total Emission 0.4696 0.1391 0.3080 0.1027 
BAAQMD Thresholds 10 10 15 10 
Exceed Thresholds No No No No 
 
tpy = tons per year.   
Source: CalEEMod, 20132.2, 2013. 

    

Cumulative Impact  

4.2-8 Construction and operation of the Proposed Project has the potential to result in 
cumulatively considerable emissions of GHGs.  

Construction 

CalEEMod was used to estimate project-related construction GHG emissions.  As shown in Table 
4.2-9, estimated direct construction emissions would be 957.68 MT of CO2e over the construction 
period.  As explained above in the Significant Criteria section, the CARB or BAAQMD does not 
have a construction threshold for GHG emissions; therefore, a 26 percent or greater reduction in 
construction-related GHG emissions (the overall state reduction goal implement by AB 32) would 
result in a less-than-significant impact to global climate change.  With the implementation of 
Mitigation Measure 4.2-8, construction CO2e emissions from the Proposed Project would be 
reduced by 26 percent and would comply with the significance criteria for GHG construction 
emissions (Table 4.2-9).  Therefore, construction of the Proposed Project would not generate 
GHG emissions, either directly or indirectly, that would have a significant impact on the 
environment or conflict with an applicable plan, policy, or regulation adopted for the purpose of 
reducing the emissions of GHGs.  Construction emissions associated with the Proposed Project 
would not be cumulatively considerable in relation to global climate change.  Less than 
Significant with Mitigation.   

  



4.2 Air Quality and Greenhouse Gas Emissions 

 

Analytical Environmental Services 4.2-29  San Mateo County Ascension Heights Project 
January 2016  Final EIR 

TABLE 4.2-9 
CONSTRUCTION GHG EMISSIONS 

Proposed Project GHG Emissions in CO2e 
(MT per year)* 

Construction Activities 957.68 
Construction Emission Reductions 
Mitigation 4.2-4e (26% reduction in GHG emissions) -249.00 

Total  708.68 
*Construction GHG Emissions account for the first year of construction, which would include the 
highest emission rates due to grading and other site preparation activities.  Additional annual 
construction emissions associated with the phased construction of the residential units are 
incorporated in the operational emissions presented in Table 4.2-10. 
MT = metric tons 
Source:  CalEEMod, 20132.2, 2013. 

 
Mitigation Measure 4.2-8: The applicant shall purchase CO2e emissions reduction credits in 
the amount of 249 MT prior to the start of construction.  GHG CO2e emissions reduction 
credits are generated by projects that reduce their GHG emissions by the use of technology 
or a reduction in business over business as usual.  The CO2e emission reduction credits 
must be permanently retired by the project applicant, thereby reducing annual emissions for 
the lifetime of the Proposed Project. 

Operation 

Operation of the Proposed Project would result in direct GHG emissions from vehicles of 
residents, visitors, and maintenance workers travelling to and from the project site.  Operation of 
the Proposed Project would also result in indirect emissions from waste disposal, water usage, 
and electricity and natural gas usage.  CalEEMod, Version 20132.2, 2013 was used to estimate 
project-related direct and indirect emissions; these values are reported in Table 4.2-10.  
Operational GHG emissions attributable to the Proposed Project are estimated to be 291.98 MT 
of CO2e per year.  Operation of the Proposed Project would not exceed the 1,100 MT 
significance threshold established in the BAAQMD 2010 CEQA Guidelines.  Therefore, operation 
of the Proposed Project would not generate GHG emissions, either directly or indirectly, that 
would have a significant impact on the environment or conflict with an applicable plan, policy, or 
regulation adopted for the purpose of reducing the emissions of GHGs.  Operational emissions 
associated with the Proposed Project would not be cumulatively considerable in relation to global 
climate change.  Less than Significant.   
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TABLE 4.2-10 
OPERATIONAL GHG EMISSIONS 

Proposed Project GHG Emissions in CO2e 
(MT per year)* 

Area   3.77 
Energy   90.63 
Mobile   178.68 
Waste   10.32 
Water   8.58 

Total Operation Emissions 291.98 
  
First-Year Operation Project-Related GHG 
Emissions  884.42 

*The First-Year Operation Project-Related GHG Emissions includes emissions from the second 
year of construction that would simultaneously with operational emissions.  When construction 
activities are completed, the first operational only year emissions estimates would be 291.98 MT 
per year. 
Source:  CalEEMod, 20132.2, 2013. 
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4.3 BIOLOGICAL RESOURCES 

4.3.1 INTRODUCTION 
This section addresses the potential for the Proposed Project to impact biological resources.  Following 
an overview of the relevant biological resources setting in Subsection 4.3.2 and the regulatory setting in 
Subsection 4.3.3, project-related impacts and recommended mitigation measures are presented in 
Subsection 4.3.4. 

4.3.2 ENVIRONMENTAL SETTING 
The project site is predominately situated on a hillside with slopes averaging 40 percent.  The area was 
graded over 40 years ago, which consisted of excavating the sides of the hill for the construction of 
Ascension Drive and Bel Aire Road.  Eight-foot wide benches at 30-foot intervals were created along 
Ascension Drive as a result.  Surface runoff from these benches has eroded the hillside over the years.  
The project site is predominately characterized by grassland, chaparral, and trees such as oak, pine, and 
eucalyptus.  A small grove of eucalyptus trees is located on the southeast side of the area, and pine trees 
have been planted to shield views of the water tank/cell transmitter. 

Wildlife Corridors 
Wildlife corridors facilitate wildlife movement between larger habitat areas that exhibit significant value for 
plants or wildlife.  These linear geographic features limit the effects of habitat fragmentation by 
encouraging dispersal in connected areas which are relatively free of disturbance.  In addition, corridors 
facilitate species migration between areas of seasonal occupancy.  The project is currently surrounded by 
residential development.  No wildlife corridors currently exist within the vicinity of the project site. 

Habitat Types 
This section includes biological data obtained during a biological and botanical surveys conducted on July 
25, 2013, March 3, 2015, and March 27, 2015.  Plant communities were classified using the List of 
Vegetation Alliances and Associations (or Natural Communities List), in compliance with the National and 
State Classification System (List of Vegetation Alliances and Associations; Vegetation Classification and 
Mapping Program; California Department of Fish and Wildlife; September, 2010).  The list is based on the 
Manual of California Vegetation, Second Edition (MCVII; Sawyer et. al, 2009).  The nomenclature 
described in the plant communities is based on The Jepson Manual: Vascular Plants of California 
(Baldwin et. al, 2012).  Terrestrial habitat types within the project site include annual brome grassland, 
coast live oak woodland, coyote brush scrub, eucalyptus grove, knobcone pine forest, and 
ruderal/developed areas.  These habitat types were observed during the biological and botanical survey 
of the project site, and photographs of representative habitat types are shown in Figure 4.3-1.  Figure 
4.3.2 depicts the area of each habitat type on the project site, and Table 4.3-1 provides a summary of the 
habitat types by acreages.  There is no aquatic habitat located within the project site.  

Dominant vegetation in each habitat type is discussed below, with descriptions of the plant communities 
based on the MCVII.  A list of plants and wildlife observed within the project site is included in Appendix 
D.  The project site does not occur within designated critical habitat for any species.  
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Figure 4.3-1
Site Photographs

SOURCE: AES, 2013

PHOTO 1: Coast Live Oak Woodland

PHOTO 3: Eucalyptus Grove

PHOTO 5: Ruderal Developed

PHOTO 2: Coyote Brush Scrub

PHOTO 4: Knobcone Pine Forest

PHOTO 6: Ruderal Grassland
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Habitat Types

SOURCE: Microsoft aerial photograph, 10/26/2010; AES, 2013 San Mateo County Ascension Heights EIR / 212558
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TABLE 4.3-1 
PROJECT SITE HABITAT TYPES 

Habitat Type Acreage1 

Terrestrial  
Non-Native Annual Brome Grassland 7.44 
Coast Live Oak Woodland 1.26 
Coyote Brush Scrub 2.54 
Eucalyptus Woodland 0.65 
Knobcone Pine Forest 1.17 

Ruderal/Disturbed 0.28 
 
1GIS calculations may not reflect exact acreage due to rounding. 

 

Terrestrial Habitats 
Bromus (diandrus, hordaceous) – Brachypodium distachyon Semi Natural Stands Annual Brome 
Grassland 

Annual brome grassland is dispersed throughout the project site (Figure 4.3-1).  This alliance occurs 
regionally in cismontane California at low elevations and accounts for the largest acreage of grassland 
vegetation within its range. Cismontane woodland is defined as having deciduous, evergreen, or both 
types of trees with a variety of open or closed understories.  It is especially dominated by oaks, but may 
also include conifers (CNPS, 2013).  Dominant vegetation observed in the nonnative grassland includes 
ripgut brome (Bromus diandrus), wild oat (Avena fatua), clover (Trifolium sp.), nit grass (Gastridium sp.), 
and silver European hairgrass (Aira caryophyllea).  Other species observed includes English plantain 
(Plantago lanceolata), hedge parsley (Torilis arvensis), telegraph weed (Heterotheca grandiflora), hawkbit 
(Leontodon taraxacoides), prickly lettuce (Latuca serriola), teasel (Dipsacus sp.), clustered dock (Rumex 
conglomeratus), and California poppy (Eschscholzia californica). 
 
Quercus agrifolia Woodland Alliance Coast Live Oak Woodland 

Coast live oak woodland occurs within the northeastern portion of the project site (Figure 4.3-1, 
Photograph 1).  This alliance generally occurs along most of California’s coast, in a variety of habitats.  
The dominant species observed in this alliance was coast live oak (Quercus agrifolia).  The understory 
consists of a short grassy layer.  

Baccharia pilularis Alliance Coyote Brush Scrub 

Coyote brush scrub is interspersed throughout the project site with annual brome grassland within 
western and central portions of the project site to the south of the existing access road (Figure 4.3-1: 
Photograph 2).  This alliance is common throughout the Central California Coast.  Seedlings of coyote 
brush (Baccharis pilularis) are known to invade grasslands in the central coast, and older, shady stands 
are known to be transitional to forest types, such as coast live oak.  The dominant species observed were 
coyote brush and poison oak (Toxicodendron diversilobum).  Clover was also observed in this 
community. 
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Eucalyptus (globulus, camaldulensis) Semi-Natural Woodland Stands Eucalyptus Groves 

Nonnative blue gum eucalyptus (Eucalyptus globulus) occurs on the southeast boundary of the project 
site (Figure 4.3-1: Photograph 3), and was the dominant species observed in this area.  Blue gum 
eucalyptus has had widespread commercial plantings since 1870 and is found throughout cismontane 
California.  The understory of eucalyptus groves is usually diminished, due to a buildup of allelopathic 
chemicals in the soil and high volumes of debris associated with Eucalyptus, although sometimes other 
nonnatives will be present.  Though this habitat type is dominated by non-native species, it potentially 
provides habitat for a number of raptors, small mammals, and reptiles. 

Pinus Attenuata Forest Alliance Knobcone Pine Forest 

Knobcone pine forest occurs around the water tank at the highest point on the property, and extends 
downslopedown slope to the northeast boundary.  Knobcone pine was the dominant species observed in 
this alliance.  Knobcone pine (Pinus attenuata) is an obligate fire species and is known to occur on slopes 
of all aspects and ridges.  Stands of knobcone pine typically occur on nutrient deficient soils and without 
dense understories.  Surrounding vegetation is often chaparral but is sometimes found to be coniferous 
forests, montane chaparral, and oak woodlands.  Italian cypress (Cupressus sempervirens) and toyon 
(Heteromeles arbutifolia) were also observed in the area. 

Ruderal/Disturbed 

Ruderal/disturbed areas include the graded area surrounding the water tank/cell transmitter parcel and 
the paved access road that leads to the parcel from the north corner of the property (Figure 4.3-1: 
Photograph 5).  Ornamental landscaping within the project site includes knobcone pines that have been 
planted around the water tower.  The ruderal/disturbed habitat type does not correspond to any natural 
community in the Natural Communities List. 

Aquatic Habitat 
Swale Runoff Ditch 

Two ditches occur within the project site that have the potential to accumulate swale flow.  Neither of 
these ditches constitutes a jurisdictional water feature.  Water flow on the project site generally drains in a 
south or westerly direction towards Polhemus Creek.  One ditch runs along the south side of Parrott 
Drive, behind a row of houses and west towards Bel Aire Road.  This feature is fairly linear and may be 
man-made, or may have been shaped to facilitate drainage from adjacent housing.  It runs through 
several adjacent habitat communities including grassland, oak, pine, and coyote brush scrub.  The 
second ditch originates in the west-central region of the property and runs from a patch of annual 
grassland through coyote brush scrub south towards Ascension Drive.  This second ditch was likely 
formed as a result of soil erosion due to swale runoff from the surrounding area.  These swales receive 
water from direct precipitation and from surface runoff from the surrounding land.  Vegetation surrounding 
each of the ditches was reflective of the relevant listed communities as described above, and did not 
exhibit specialization of vegetation which would normally indicate a distinctive riparian community. 

Waters of the United States (U.S.) 
Waters of the United States (U.S.) are defined as: 

http://www.calflora.org/cgi-bin/species_query.cgi?where-calrecnum=9316
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 All waters which are currently used or were used in the past, or may be susceptible to use in 
interstate or foreign commerce, including all waters that are subject to the ebb and flow of the 
tide; 

 All interstate waters including interstate wetlands; or 
 All other waters such as intrastate lakes, rivers, streams (including intermittent streams), 

mudflats, sand flats, wetlands, sloughs, prairie potholes, wet meadows, playa lakes, or natural 
ponds, the use degradation of which could affect interstate or foreign commerce including any 
such waters (40 CFR 230.3). 

Wetlands are defined as areas that are inundated or saturated by surface or groundwater at a frequency 
and duration sufficient to support, and under normal circumstances do support, a prevalence of 
vegetation typically adapted for life in saturated soil conditions (40 CFR 230.41).  Wetlands that meet 
these criteria during only a portion of the growing season are classified as seasonal wetlands. 

The project site does not contain any waters or wetlands of the U.S. 

Special-Status Species  
For the purposes of this EIR, special-status has been defined to include those species that meet the 
definitions of rare or endangered plants or animals under the California Environmental Quality Act 
(CEQA), including species that are: 

 Listed as endangered or threatened (or formally proposed for, or candidates for, listing) under the 
ESA (50 CFR §17.11 and §17.12); 

 Listed as endangered or threatened (or proposed for listing) under the CESA (California Fish and 
Game Wildlife §2050, et seq.); 

 Designated as endangered or rare, pursuant to California Fish and Wildlife Code (§1901); 
 Designated as fully protected, pursuant to California Fish and Wildlife Code (§3511, §4700, or 

§5050); or 
 Designated as species of special concern to the CDFW. 

A list of regionally occurring special-status plant and wildlife species for the project site was compiled.  
The list was generated from the results of scientific database queries including the California Natural 
Diversity Data Base (CNDDB) query for the San Mateo USGS 7.5-minute topographic quadrangle and 
the five surrounding quadrangles located within a 5-mile radius; the CNPS database query for the San 
Mateo USGS 7.5-minute topographic quadrangle and the five surrounding quadrangles; and the USFWS 
query for the San Mateo USGS 7.5-minute topographic quadrangle (Appendix D).  The habitat 
requirements of regionally occurring special-status species was compared to the habitat types that exist 
within the project site to determine which special-status species have potential to occur onsite.  For listed 
plants, all species identified by the above queries were considered, although special consideration was 
given for those species with CNDDB-documented occurrences within a five-mile radius of the project site 
(CDFW, 2013a).  Several regionally occurring special-status species were eliminated if the project site 
lacks suitable habitat or the project site occurs outside of the known elevation range or geographical 
distribution.  If the plants were not observed during the focused botanical surveys conducted within the 
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blooming period, this was also noted.  Species that have no potential to occur within the project site are 
not discussed further. 

A biological and botanical survey of the project site was conducted on July 25, 2013.  None of the eleven 
special status plant species were identified during the survey.  The survey was conducted during the 
identifiable and evident bloom period of four species: Indian Valley bush-mallow, Acuate bush-mallow, 
Davidson’s bush-mallow, and San Francisco campion (three Malacothamnus sp. and Silene verecunda 
ssp. verecunda) and outside the bloom season of the other seven special-status plant species: Bent-
flowered fiddleneck, San Francisco collinsia, western leatherwood, San Mateo wooly sunflower, 
Frangrant fritillary, Dudley’s lousewort, and white-rayed pentachaeta (Amsinckia lunaris, Collinsia 
multicolor, Dirca occidentalis, Eriophyllum Latilobum, Fritillaria liliacea, Pedicularis dudleyi, and 
Pentachaeta bellidiflora).  Updated biological and botanical surveys were conducted on March 3, 2015 
and March 27, 2015.  In early March 2015, reference site visits in the vicinity of the Proposed Project 
confirmed that western leatherwood, fragrant fritillary and white-rayed pentachaeta were evident and 
identifiable. As a result, a focused survey for these target species was conducted on the project site on 
March 3, 2015.  In late March 2015, reference site visits within two miles of the project site confirmed that 
bent-flowered fiddleneck, San Francisco collinsia and San Mateo woolly sunflower were evident and 
identifiable.  Although no reference site for Dudley’s lousewort was readily accessible in the project 
vicinity, the closely related warrior’s plume (Pedicularis densiflora) was observed in full bloom in late 
March within three miles of the project site.  Therefore, a second focused survey was conducted on the 
project site for these four target species on March 27, 2015.  During the March 3 and March 27 surveys, a 
qualified botanist walked the entire project site surveying for the target special-status plant species. 
Walking transects chosen to ensure 100 percent visual coverage of the project area.  Although target 
species were a special focus, the surveys were floristic in nature and all plant species identifiable during 
the surveys were recorded in a field notebook. A complete list of plant species observed on the 
Ascension Heights Subdivision project site is included In Appendix D.  No special status species of plants 
were identified on the project site during the surveys conducted in 2013 and 2015.    

Based upon the results of the survey and the review of regionally occurring special-status species and 
their habitat requirements, the project site has habitat with potential to support 11 special-status plant 
species, 3 special-status birds, and 1 special status insect.  The names, regulatory status, habitat 
requirements, and period of identification for these potentially occurring special-status species are 
identified in Table 4.3-2 and discussed below. 

TABLE 4.3-2 
 POTENTIALLY OCCURRING SPECIAL-STATUS SPECIES 

SCIENTIFIC NAME 
COMMON NAME 

FEDERAL/ 
STATE/ 
CNPS- 
OTHER 
STATUS 

HABITAT REQUIREMENTS PERIOD OF 
IDENTIFICATION 

Plants    
Amsinckia lunaris 
Bent-flowered fiddleneck 

--/--/1B Annual herb found in coastal bluff scrub, 
cismontane woodland, and valley and foothill 
grassland from 3-500 meters elevation (CNPS, 
2013). 

March-June 
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SCIENTIFIC NAME 
COMMON NAME 

FEDERAL/ 
STATE/ 
CNPS- 
OTHER 
STATUS 

HABITAT REQUIREMENTS PERIOD OF 
IDENTIFICATION 

Collinsa multicolor 
San Francisco collinsia 

--/--/1B Found in closed-cone coniferous forest and 
coastal scrub/sometimes serpentinite from 30-250 
meters elevation (CNPS, 2013). 

March-May 

Dirca occidentalis 
western leatherwood 

--/--/1B Found in broadleafed upland forest, closed-cone 
coniferous forest, chaparral, cismontane 
woodland, North Coast coniferous forest, riparian 
forest, and riparian woodland/mesic from 50-395 
meters elevation (CNPS, 2013). 

January-April 

Eriophyllum latilobim 
San Mateo wooly 
sunflower 

FE/CE/1B Found in cismontane woodland, often in 
serpentine soil on roadcuts, from 45-150 meters 
elevation (CNPS, 2013). 

May-June 

Fritillaria liliacea 
Fragrant fritillary 

--/--/1B Found in cismontane woodland, coastal prairie, 
coastal scrub, and valley and foothill 
grasslands/often serpentinite from 3-410 meters 
elevation (CNPS, 2013). 

February-April 

Malacothamnus 
aboriginum 
Indian Valley bush-mallow 

--/--/1B Found in chaparral and cismontane woodland on 
rocky, granitic soils (often in burned areas from 
150-1,700 meters elevation (CNPS, 2013). 

April-October 

Malacothamnus arcuatus 
Acuate bush-mallow 

--/--/1B Found in chaparral and cismontane woodland from 
15-355 meters elevation (CNPS, 2013). April-September 

Malacothamnus davidsonii 
Davidson’s bush-mallow 

--/--/1B Found in chaparral, cismontane woodland, coastal 
scrub, and riparian woodland from 185–855 
meters elevation (CNPS, 2013). 

June-January 

Pedicularis dudleyi 
Dudley’s lousewort --/CR/1B Found in chaparral, cismontane woodland, North 

Coast coniferous forests, and valley and foothill 
grasslands from 60-900 meters (CNPS, 2013). 

April-June 

Pentachaeta bellidiflora 
white-rayed pentachaeta 

FE/CE/1B Found in cismontane woodland and valley and 
foothill grassland (often serpentinite), from 35-620 
meters elevation (CNPS, 2013). 

March-May 

Silene verecunda ssp. 
verecunda 
San Francisco campion 

--/--/1B Found in coastal bluff scrub, chaparral, coastal 
prairie, coastal scrub, and valley and foothill 
grassland/sandy from 30-645 meters elevation 
(CNPS, 2013). 

March- August 

Birds    
Athene cunicularia 
burrowing owl 

--/CSC/-- Yearlong resident of open, dry grassland and 
desert habitats, as well as in grass, forb and open 
shrub stages of pinyon-juniper and ponderosa pine 
habitats. 

All Year 

Circus cyaneus 
northern harrier 

--/CSC/-- Found in coastal scrub, Great Basin grassland, 
marsh and swamp (coastal and fresh water), 
riparian scrubs, valley and foothill grassland, and 
wetlands.  Nests on the ground, usually in tall, 
dense clumps of vegetation, either alone or in 
loose colonies.  Occurs from annual grassland up 
to lodgepole pine and alpine meadow habitats, as 
high as 3000 meters. 

All Year 

Elanus leucurus 
white-tailed kite 

--/CFP/-- Habitats include savanna, open woodland, 
marshes, partially cleared lands and cultivated 
fields, mostly in lowland situations.  Nesting occurs 
in trees. 

All Year 

Invertebrates 
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SCIENTIFIC NAME 
COMMON NAME 

FEDERAL/ 
STATE/ 
CNPS- 
OTHER 
STATUS 

HABITAT REQUIREMENTS PERIOD OF 
IDENTIFICATION 

Plebejus icaroides 
missionensis (icaricia) 
Mission blue butterfly  

FE/--/-- Found in coastal chaparral and coastal prairie 
communities, typically within the fog-belt of the 
coastal range.  Larval food plant is lupine 
(Lupinus albifrons, L. formosus, and L. variicolor).  
Adults feed on lupine, hairy golden aster 
(Heterotheca villosa), blue dicks (Dichelostemma 
capitatum), and buckwheat (Eriogonum 
latifolium).  Elevation: 210-360 meters.   

March-July 
(mating flight) 
Wet Season 

(larvae) 

 
STATUS CODES 
FEDERAL:  U.S. Fish and Wildlife Service and Marine Fisheries Service 
FT Listed as Threatened by the Federal Government 
FE Listed as Endangered by the Federal Government 
STATE:  California Department of Fish and Game 
CE Listed as Endangered by the State of California 
CT Listed as Threatened by the State of California 
CSC California Species of Special Concern 
FP California Fully Protected Species 
CNPS:  California Native Plant Society 
List 1B Plants rare or endangered in California and elsewhere 
List 2 Plants rare or endangered in California, but more common elsewhere 

 

Special-Status Plants 
Bent-flowered fiddleneck (Amsinckia lunaris) 

Federal Status – None 
State Status – None 
Other – CNPS List 1B.2 
 
Bent-flowered fiddleneck is an annual herb from the borage family (Boraginaceae) that occurs in coastal 
bluff scrub, cismontane woodland, and valley and foothill grassland communities at elevations that range 
from 3 to 500 meters above mean sea level (amsl).  This species blooms from March through June.  The 
known range of bent-flowered fiddleneck includes Alameda, Contra Costa, Colusa, Lake, Marin, Napa, 
San Benito, Santa Clara, Santa Cruz, San Mateo, and Yolo Counties (CNPS, 2013).  Two occurrences 
have been documented for this species within the CNDDB 5-mile radius (Occurrence numbers: 5 and 52) 
(CDFW, 2013a).  These occurrences were documented in shaded understory in 1953 and in annual 
grassland in 2008.  The nearest documented occurrence of this species is located less than 0.5 mile 
northwest of the project site.  The oak woodland and annual grassland within the project site are suitable 
habitats for this species.  This species was not observed during the March 2015 botanical surveys, which 
were conducted within the evident and identifiable blooming period; therefore, the species does not have 
the potential to occur on the project site.    This species was not observed during the July 25, 2013 
botanical survey; however, the survey was conducted outside of the evident and identifiable blooming 
period.   

San Francisco Collinsia (Collinsia multicolor) 
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Federal Status – None 
State Status – None 
Other – CNPS List 1B.2 
 
San Francisco collinsia is an annual herb from the plantain family (Plantaginaceae).  It occurs in closed-
cone coniferous forest and coastal scrub.  Elevation ranges from 30 to 250 meters above sea level.  San 
Francisco collinsa blooms from March through May. The known range of this species includes Monterey, 
Santa Clara, Santa Cruz, San Francisco, and San Mateo Counties.  Three occurrences of this species 
are documented within a CNDDB 5-mile radius surrounding the project site (Occurrence numbers: 11, 14, 
and 15) (CDFW, 2013a).  The nearest occurrence was recorded over 8,700 plants in 2007 below a local 
dam.  Although the exact location of this observance is uncertain, habitat in the area surrounding the 
occurrence consists of coast live oak woodland and steep slopes with loam soils.  Coastal live oak 
woodland present on the project site provides habitat suitable for this species.  This species was not 
observed during the March 2015 botanical surveys, which were conducted within the evident and 
identifiable blooming period; therefore the species does not have the potential to occur on the project site.    
This species was not observed during the July 25, 2013 botanical survey; however, the survey was 
conducted outside of the evident and identifiable blooming period. 

Western leatherwood (Dirca occidentalis) 

Federal Status – None 
State Status – None 
Other – CNPS List 1B.2 
 
Western leatherwood is a deciduous shrub from the mezereum family (Thymelaeaceae).  It occurs in 
broadleaf upland forest, closed-cone coniferous forest, chaparral, cismontane woodland, North Coast 
coniferous forest, riparian forest, and in mesic areas within riparian woodland habitats.  It can be found at 
elevations that range from 50 to 395 meters amsl.  Western leatherwood blooms from January through 
March, though the bloom period can occasionally extend through April.  The known range of this species 
includes Alameda, Contra Costa, Marin, Santa Clara, San Mateo, and Sonoma counties.  Western 
leatherwood is a monotypic genus and the only species within the mezsereum family that occurs in 
California (CNPS, 2013).  There are six documented CNDDB occurrences within a 5-mile radius of the 
project site (Occurrence numbers: 7, 10, 11, 35, 38, and 52) (CDFW, 2013a).  The nearest documented 
occurrence of this species is located less than one-half mile northwest of the project site (CDFW, 2013a).  
The chaparral and oak woodland within the project site are suitable habitats for this species.  This species 
was not observed during the March 2015 botanical surveys, which were conducted within the evident and 
identifiable blooming period; therefore the species does not have the potential to occur on the project site.    
This species was not observed during the July 25, 2013 botanical survey; however, the survey was 
conducted outside of the evident and identifiable blooming period. 

San Mateo Wooly Sunflower (Eriophyllum Latilobum) 

Federal Status – None 
State Status – None 
Other – CNPS List 1B.1 
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San Mateo wooly sunflower is a perennial bulbiferous herb from the lily family (Lilaceae).  It occurs in 
cismontane woodland, often in serpentine soil on road-cuts.  Elevation ranges from 45 to 150 meters 
amsl.  San Mateo wooly sunflower blooms from May through June. This species is known to occur in the 
County from two extant populations.  Two occurrences are recorded within a CNDDB 5-mile radius 
surrounding the project site (Occurrence numbers: 1 and 4) (CDFW, 2013a).  The nearest occurrence, 1, 
was documented approximately 0.5 mile northwest of the project site in a shady area along a road.  
Although a population of 53 plants was recorded in 2002, it is suspected that over half were killed as a 
result of herbicide application.  The shaded access road which partially runs through woodland habitat on 
the project site may provide suitable roadside habitat for this species.  This species was not observed 
during the March 2015 botanical surveys, which were conducted within the evident and identifiable 
blooming period; therefore the species does not have the potential to occur on the project site.    This 
species was not observed during the July 25, 2013 botanical survey; however, the survey was conducted 
outside of the evident and identifiable blooming period. 

Fragrant fritillary (Fritillaria liliacea) 

Federal Status – None 
State Status – None 
Other – CNPS List 1B.2 
 
Fragrant fritillary is a bulbous perennial herb from the lily family (Liliaceae).  It occurs in cismontane 
woodland, coastal prairie, coastal scrub, and valley and foothill grassland (often serpentinite) habitats at 
elevations that range from 3 to 410 meters amsl.  This species blooms from February through April.  The 
known range of fragrant fritillary includes Alameda, Contra Costa, Monterey, Marin, San Benito, Santa 
Clara, San Francisco, San Mateo, Solano, and Sonoma Counties (CNPS, 2013).  This species is noted 
for having generally more than four alternate, linear to ovate (not sickle-shaped) leaves and obscure 
nectarines.  The petals are characteristically white with faint green stripes.  Of four occurrences within a 
CNDDB 5-mile radius of the project site, the nearest documented occurrence of this species is located 
approximately one mile southwest of the project site (Occurrence numbers: 19, 37, 55, 59) (CDFW, 
2013a).  The oak woodland and annual grassland within the project site are suitable habitats for this 
species.  This species was not observed during the March 2015 botanical surveys, which were conducted 
within the evident and identifiable blooming period; therefore the species does not have the potential to 
occur on the project site.    This species was not observed during the July 25, 2013 botanical survey; 
however, the survey was conducted outside of the evident and identifiable blooming period. 

Indian Valley bush-mallow (Malacothamnus aboriginum) 

Federal Status – None 
State Status – None 
Other – CNPS List 1B.2 
 
Indian Valley bush-mallow is a deciduous shrub from the mallow family (Malvaceae).  It occurs in 
chaparral and in rocky, granitic, often burned areas of cismontane woodland communities at elevations 
ranging from 150 to 1700 meters amsl.  Its known range includes Fresno, Monterey, San Benito, and San 
Mateo Counties.  This species blooms from April through October (CNPS, 2013).  One documented 
occurrence of this species within the CNDDB 5-mile radius is located approximately one mile southwest 
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of the project site (Occurrence number: 26) (CDFW, 2013a).  The chaparral and oak woodland within the 
project site provide suitable habitat for this species.  This species was not observed during the July 2013 
or March 2015 botanical surveys, which were conducted within the evident and identifiable blooming 
period; therefore the species does not have the potential to occur on the project site.    This species was 
not observed during the July 25, 2013 botanical survey, which was conducted within the evident and 
identifiable blooming period; therefore the species does not have the potential to occur on the project site.     

Arcuate bush-mallow (Malacothamnus arcuatus) 

Federal Status – None 
State Status – None 
Other – CNPS List 1B.2 
 
Arcuate bush-mallow is a perennial evergreen shrub found in chaparral and cismontane woodland.  
Bloom period is April through September.  Elevation ranges from 15 to 355 meters amsl (CNPS, 2013).  
Four occurrences are documented within a CNDDB 5-mile radius surrounding the project site 
(Occurrence numbers: 16, 17, 22, and 27) (CDFW, 2013a).  In 2004, two colonies were observed on an 
unstable slope in association with pine trees and a road near San Mateo Creek Canyon.  Knobcone pine 
woodland provides habitat suitable for this species on the project site.  This species was not observed 
during the July 2013 or March 2015 botanical surveys, which were conducted within the evident and 
identifiable blooming period; therefore the species does not have the potential to occur on the project site.    
This species was not observed during the July 25, 2013 botanical survey, which was completed within the 
evident and identifiable bloom period; therefore the species does not have the potential to occur on the 
project site.   

Davidson’s bush-mallow (Malacothamnus davidsonii) 

Federal Status – None 
State Status – None 
Other – CNPS List 1B.2 
 
Davidson’s bush-mallow is a perennial deciduous shrub found in chaparral, cismontane woodland, 
coastal scrub, and riparian woodland.  Bloom period is from June through January.  Elevation ranges 
from 185 to 855 meters msl (CNPS, 2013).  The nearest of two documented occurrences of this species 
is located approximately three miles southeast of the project site (Occurrence numbers: 39 and 40) 
(CDFW, 2013a).  The chaparral and oak woodland within the project site provide suitable habitat for this 
species.  This species was not observed during the July 2013 or March 2015 botanical surveys, which 
were conducted within the evident and identifiable blooming period; therefore the species does not have 
the potential to occur on the project site.    This species was not observed during the July 25, 2013 
botanical survey, which was conducted within the evident and identifiable blooming period; therefore the 
species does not have the potential to occur on the project site.   

Dudley’s lousewort (Pedicularis dudleyi) 

Federal Status – None 
State Status – Rare 
Other – CNPS List 1B.2 
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Dudley’s lousewort is a perennial herb found in maritime chaparral, cismontane woodland, North Coast 
coniferous forest, and valley and foothill grassland.  Bloom period is from April through June.  Elevation 
ranges from 60 to 900 meters amsl (CNPS, 2013).  No occurrence is documented within the CNDDB 5- 
mile radius surrounding the project site.  Grassland and coniferous forest present on the project site 
provide suitable habitat for this species. This species was not observed during the March 2015 botanical 
surveys, which were conducted within the evident and identifiable blooming period; therefore the species 
does not have the potential to occur on the project site.    This species was not observed during the July 
25, 2013 botanical survey; however, the survey was conducted outside of the evident and identifiable 
blooming period. 
 
White-rayed pentachaeta (Pentachaeta bellidiflora) 

Federal Status – Endangered 
State Status – Endangered 
Other – CNPS List 1B.1 
White-rayed pentachaeta is an annual herb found in cismontane woodland and in valley and foothill 
grassland.  It is often, but not always, found in serpentine soils.  Bloom period is from March through May.  
Elevation ranges from 35 to 620 meters msl (CNPS, 2013).  Two occurrences are documented within the 
CNDDB 5-mile radius surrounding the project site (Occurrence numbers: 1 and 7) (CDFW, 2013a).  The 
nearest occurrence was documented approximately one mile to the southwest of the project site.  The 
most recent documentation was of several million plants found in barren serpentine soils.  Although no 
serpentine soils are found on the project site, grassland found in the location provides suitable habitat for 
white-rayed pentachaeta.  This species was not observed during the March 2015 botanical surveys, 
which were conducted within the evident and identifiable blooming period; therefore the species does not 
have the potential to occur on the project site.    This species was not observed during the July 25, 2013 
botanical survey; however, the survey was conducted outside of the evident and identifiable blooming 
period. 
 
San Francisco campion (Silene verecunda ssp. verecunda) 

Federal Status – None 
State Status – None 
Other – CNPS List 1B.2 
 
San Francisco campion is a perennial herb found in coastal bluff scrub, chaparral, coastal prairie, coastal 
scrub, and valley and foothill grassland.  Bloom period is from March through August.  Elevation ranges 
from 30 to 645 meters msl (CNPS, 2013).  One CNDDB occurrence is documented just inside the 5-mile 
radius surrounding the project site (Occurrence number: 11) (CDFW, 2013a).  This species was found in 
1900 on the south slope of a grade, near the top, with the exact location estimated by CNDDB to within 
one mile accuracy.  The non-native grassland and oak woodland available on the project site provide 
habitat suitable for San Francisco campion.  This species was not observed during the July 2013 or 
March 2015 botanical surveys, which were conducted within the evident and identifiable blooming period; 
therefore the species does not have the potential to occur on the project site.    This species was not 
observed during the July 25, 2013 survey that was conducted within the evident and identifiable bloom 
period; therefore the species does not have the potential to occur on the project site.    
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Special-Status Birds 
Burrowing Owl (Athene cunicularia) 
Federal Status – None 
State Status – Species of Concern 
 
Burrowing owls occur in suitable habitat throughout California, except in northwestern coastal forests and 
on high mountains.  Suitable habitat consists of open grasslands, especially prairie, plains, savanna, and 
in open areas, including vacant lots and spoils piles near human habitat.  Nesting and roosting occurs in 
burrows dug by mammals (such as ground squirrels) but may also occur in pipes, culverts, and nest 
boxes.  Occupied nests can be identified by the lining of feathers, pellets, debris, and grass.  Burrowing 
owls search for prey on the ground or on low perches such as fence posts or dirt mounds.  Burrowing 
owls are diurnal, crepuscular, and nocturnal depending on time of year.  Burrowing owls nest from March 
to August (CDFW, 2013a).  The nearest documented occurrence of this species is located approximately 
four miles northeast of the project site (Occurrence number: 1106) (CDFW, 2013a).  The project site 
provides potential habitat for burrowing owls within the annual grassland; however, no animal burrows or 
other structures that could potentially provide habitat for this species were observed on the project site 
during the 2013 or 2015 surveys.  Likewise, burrowing owl was not observed during the biological surveys 
of the project site. 

Northern Harrier (Circus cyaneus) 

Federal Status – None 
State Status – Species of Concern 
 
Northern harriers occur year-round in the Central Valley, along the coast, in the Sierra Nevada Mountain 
Range, and in northeastern California.  They winter throughout California in suitable habitat, which 
includes meadows, grasslands, open rangelands, desert sinks, fresh and saltwater emergent wetlands, 
and frequently in wooded areas.  Suitable foraging habitat consists of open areas, such as grassland or 
agricultural fields where they can fly close to the ground.  Northern harriers roost on the ground in tall 
grasses or emergent wetland species including cattails.  Nesting habitat occurs predominately in marshes 
or emergent wetlands or along rivers or lakes, and occasionally in grasslands, grain fields, or on 
sagebrush flats.  Nesting season occurs from April to September (CDFW, 2005).  There are no CNDDB 
records for this species within five miles of the project site.  The annual grassland provides suitable 
foraging and nesting habitat for this species.  Northern harrier was not observed during the July 25, 2013 
or March 5, 2015 surveys. 

White-Tailed Kite (Elanus leucurus) 

Federal Status – None 
State Status – Fully Protected 
 
White-tailed kites are year-round residents in coastal and valley lowlands.  White-tailed kites forage in 
open grasslands, meadows, agricultural fields, and emergent wetlands.  Nesting occurs in dense stands 
of oaks, willow, or other deciduous trees from February through October (CDFW, 2005).  There are no 
CNDDB records for this species within five miles of the project site.  The coast live oak woodland provides 
nesting habitat for this species.  The annual grassland also provides foraging habitat for this species.  
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One individual was observed foraging over the project site during the July 25, 2013 or March 5, 2015 
surveys. 

Special-Status Insects 
Mission Blue Butterfly (Plebejus icarioides) 

Federal Status – Endangered 
State Status – None 
 
The Mission blue butterfly can be found as an adult from March through July when breeding occurs.  
Larvae can be found during the following wet season.  This species relies on a yearly cycle of breeding 
and spring juvenile recruitment with adults dying at the end of each summer after eggs are laid.  This 
species is found in coastal chaparral and coastal prairie communities, typically within the fog-belt of the 
coastal range.  Larvae feed on lupine (Lupinus albifrons, L. formosus, and L. variicolor).  Adults feed on 
nectar of lupine, hairy golden aster (Heterotheca villosa), blue dicks (Dichelostemma capitatum), and 
buckwheat (Eriogonum latifolium).  One occurrence is documented within the CNDDB 5-mile radius 
surrounding the project site.  This observation was recorded nearly five miles northwest of the project site 
and was noted at the time to be the southern limit of the distribution of this species.  The elevation range 
of this species is 210 to 360 meters amsl, which is above the elevation of the project site which ranges 
from 124 to 185 meters amsl.  Host plants and an informal observation of this species have been 
recorded by a member of the general public on the project site.  Three biological surveys for the Mission 
blue butterfly have occurred on the project site in the spring and summer months of 2005, 2008, and 
2012, during which 12 adult butterflies were observed.Twenty-four biological surveys were conducted 
over the course of three separate years (2005, 2008, and 2012) during the spring and summer months, 
including host plant mapping, where 12 adult butterflies were observed.  The observed butterflies 
exhibited characteristics of both the Plebejus icarioides pardalis and Plebejus icarioides missionensis 
subspecies but were determined to be more closely akin to the pardalis subspecies.  Due to the relatively 
small amount of habitat on the project site, it is not possible to sample more than a few butterflies in order 
to make a more confident determination on subspecies (Kobernus, 2014).  Additional surveys for the host 
plants were conducted during the July 2013 and March 2015 biological and botanical surveys.   During 
the surveys, n Because the rare plant survey also included a floristic survey of the property to document 
all plant species encountered, locations of the summer lupine (Lupinus formosus), the host plant of the 
Mission blue/ Pardalis blue butterfly, were also noted .  The patches of this plant species were observed 
to be consistent with host plant locations observed during the mission blue surveys conducted on the 
property in 2005, 2008 and 2012.  During the course of the surveys conducted in 2005, 2008, 2012, 2013, 
and 2015, no Mission blue/ Pardalis blue butterflies, or their host plants, were detected within the proposed 
development envelope of the project site. o Mission blue butterflies were observed within the proposed 
development envelope of the Project Site.    Therefore, although because the project site is outside of the 
documented geographic distribution and the known elevation range to which this species is suited, the 
and the species were not observed during the multitude of surveys conducted on the project site, the 
Mission blue butterfly does not have the potential to occur on the project sitehas the potential to occur on 
the project site. 
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Migratory Birds and Bird of Prey 
Migratory birds and other birds of prey, protected under 50 CFR 10 of the Migratory Bird Treaty Act 
(MBTA), have the potential to nest in the trees and shrubs within the non-native annual grassland and 
ruderal/disturbed areas.  No migratory birds or other birds of prey were observed nesting during the 2013 
or 2015 biological surveys of the project site.  Several birds protected under the MBTA were observed 
foraging within the project site including: red-tailed hawk (Buteo jamaicensis), turkey vulture (Cathartes 
aura), and white-tailed kite (Elanus leucurus).  Migratory birds and other birds of prey have the potential 
to nest within the project site.   

4.3.3 REGULATORY CONTEXT 
Federal 
Wetlands and Other Waters of the U.S. 

Any project that involves working in navigable and other waters of the U.S., including the discharge of 
dredged or fill material, must first obtain authorization from the U.S. Army Corps of Engineers (USACE), 
under Section 404 of the Clean Water Act.  The San Francisco Regional Water Quality Control Board 
(SFBRWQCB) requires a Water Quality Certification (Clean Water Act Section 401 permit) before other 
permits are issued.  Stream crossings and any other direct impacts to drainage channels require 
notification to the California Department of Fish and Wildlife (CDFW) and may require the issuance of a 
Streambed Alteration Agreement (SAA).  In addition, the project must comply with the terms of the 
Section 402 General Construction National Pollution Discharge Elimination System (NPDES) Permit for 
construction activities in excess of one acre. 

Federal Endangered Species Act (ESA) of 1973 

The U.S. Fish and Wildlife Service (USFWS) and the National Marine Fisheries Service (NMFS) enforce 
the provisions of the federal Endangered Species Act (ESA).  The USFWS administers ESA for all 
terrestrial species.  The NMFS administers ESA for marine fish species, including anadromous 
salmonids.  Section 9 (§1538) prohibits the "taking" of a listed species by anyone, including private 
individuals, and State and local agencies.  Threatened and endangered species on the federal list (50 
CFR Sections 17.11 and 17.12) are protected from take, defined as direct or indirect harm.  If "take" of a 
listed species is necessary to complete an otherwise lawful activity, this triggers the need for consultation 
under Section 7 of the ESA for federal agencies.  Under Section 7 of the ESA, all federal agencies are 
required to ensure that any action they authorize, fund, or carry out will not likely jeopardize the continued 
existence of a listed species or modify their critical habitat.  Therefore, project-related impacts to these 
species, or their habitats, would be significant and therefore require mitigation. 

Critical habitat is defined as a geographic area with certain features determined by USFWS to be 
essential to the conservation of a species listed as threatened or endangered under the ESA.  Critical 
habitat does not have to be occupied by the species at the time it is designated, but it may be considered 
by the USFWS as necessary for the recovery of the species. 

Section 10(a)(1)(b) of the ESA allows non-federal entities, under consultation with the USFWS and the 
NMFS, to obtain incidental take permits for federally listed wildlife.  Section 10 (a)(1)(b) is not required for 
federally listed plants.  Under Section 10 of the ESA, the applicant for an incidental take permit is required 
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to submit a "conservation plan" to the USFWS or the NMFS that specifies, among other things, the 
impacts that are likely to result from the taking, and the measures the permit applicant will undertake to 
minimize and mitigate such impacts, and the funding that will be available to implement those steps.  
Conservation plans under the ESA have come to be known as habitat conservation plans (HCPs). 

Migratory Bird Treaty Act (MBTA) 

Migratory birds are protected under the federal Migratory Bird Treaty Act (MBTA) of 1918 (16 U.S.C 703-
711).  The MBTA makes it unlawful to take, possess, buy, sell, purchase, or barter any migratory bird 
listed under 50 CFR 10, including feathers or other parts, nests, eggs, or products, except as allowed by 
implementing regulations (50 CFR 21).  The direct injury or death of a migratory bird, due to construction 
activities or other construction-related disturbance that causes nest abandonment, abandonment of 
nestlings, or forced fledging would be considered take under federal law.  As such, project-related 
disturbances must be reduced or eliminated during the nesting cycle.  The general nesting season 
extends from March 1 to September 15. 

State 
California Endangered Species Act (CESA) 

The California Endangered Species Act (CESA) declares that deserving plant or animal species will be 
given protection by the State because they are of ecological, educational, historical, recreational, 
aesthetic, economic, and scientific value to the people of the State.  The CESA established that it is State 
policy to conserve, protect, restore, and enhance endangered species and their habitats.  Under State 
law, plant and animal species may be formally designated rare, threatened, or endangered by official 
listing by the California Fish and Wildlife Commission.   

The CESA authorizes that “Private entities may take plant or wildlife species listed as endangered or 
threatened under the ESA and the CESA, pursuant to a federal incidental take permit issued in 
accordance with Section 10 of the ESA, if DFW certifies that the incidental take statement or incidental 
take permit is consistent with the CESA (Fish & Game Code § 2080.1[a]). 

California Environmental Quality Act (CEQA) 

Section 15380(b) of the CEQA Guidelines provides that a species not listed on the federal or State list of 
protected species may be considered rare or endangered if the species can be shown to meet certain 
specified criteria.  Section 15380 defines “endangered” species of plants, fish, or wildlife as those whose 
survival and reproduction in the wild are in immediate jeopardy, and “rare” species as those who are in 
such low numbers that they could become endangered if their environment worsens.  A project will 
normally have a significant effect on the environment if it will substantially affect a rare or endangered 
species or the habitat of the species.  The significance of impacts to a species under CEQA must be 
based on analyzing actual rarity and threat of extinction despite legal status or lack thereof. 

Fish and Wildlife Code of California 

The California Fish and Wildlife Code defines take (Section 86) and prohibits taking of a species listed as 
threatened or endangered under the CESA (California Fish and Wildlife Code Section 2080), or otherwise 
fully protected (California Fish and Wildlife Code Sections 3511, 4700, and 5050).  Section 2081(b) and 
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(c) of the CESA allows DFW to issue an incidental take permit for a State listed threatened and 
endangered species if specific criteria outlined in Title 14 CCR, Sections 783.4(a), (b) and DFW Code 
Section 2081(b) are met.  The DFW Code Section 3503 states that it is unlawful to take, possess, or 
needlessly destroy the nest or eggs of any bird, except as otherwise provided by the code.  Section 
3503.5 states that it is unlawful to take, possess, or destroy any birds in the order Falconiformes or 
Strigiformes (birds of prey) or to take, possess, or destroy the nest or eggs of any such bird.  Section 
3513 states that it is unlawful to take or possess any migratory nongame bird as designated in the MBTA 
or any part of such migratory nongame bird except as provided by rules and regulations adopted by the 
Secretary of the Interior under provisions of the MBTA.  If a project is planned in an area where a species 
or specified bird occurs, an applicant must design the project to avoid all take;  DFW cannot provide take 
authorization under the CESA. 

Streambed Alteration Agreement (Section 1600 of the DFW Code) 

Fish and Wildlife Code Section 1602 requires notification before beginning any activity that may obstruct 
or divert the natural flow of a river, stream, or lake; change or use any material from the bed, channel, or 
bank of a river, stream, or lake; or deposit or dispose of debris, waste, or other material containing 
crumbled, flaked, or ground pavement where it can pass into a river, stream, or lake.  Section 1602 
applies to all perennial, intermittent, and ephemeral rivers, streams, and lakes in the State.  Notification of 
DFW will be required prior to installation of the water diversion pump and facilities. 

Native Plant Protection Act of 1977 

Native Plant Protection Act of 1977 and implementing regulations in Section 1900 et seq. of the Fish and 
Wildlife Code designates rare and endangered plants, and provides specific protection measures for 
identified populations.  The DFW administers the Native Plant Protection Act. 

Local 
San Mateo County General Plan  

The San Mateo County General Plan (County General Plan) was adopted in 1986 and serves as a guide 
for both land development and conservation within the unincorporated areas of the County.  Polices 
within the County General Plan relevant to biological resources and applicable to the Proposed Project 
are as follows:  

Conserve, Enhance, Protect, Maintain, and Manage Vegetative, Water, Fish and Wildlife Resources 
(Sections 1.10, 1.24, 1.25, and 1.26)  

Promote the conservation, enhancement, protection, maintenance, and managed use of the County’s 
vegetative, water, fish, and wildlife resources. 

a. Vegetative Resources: 

Ensure that development will: (1) minimize the removal of vegetative resources and/or; (2) protect 
vegetation which enhances microclimate and/or (3) protect historic and scenic trees. 
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b. Water Resources: 

Ensure that development will: (1) minimize the alteration of natural water bodies; (2) maintain adequate 
stream flows and water quality for vegetative, fish, and wildlife resources; (3) maintain and improve, if 
possible, the quality of groundwater basins and recharge areas; and (4) prevent to the greatest extent 
possible the depletion of groundwater resources. 

c. Protect Fish and Wildlife Resources 

Ensure that development will minimize the disruption of fish and wildlife and their habitats. 

Sensitive Habitats (Sections 1.20, 1.27, 1.28, 1.29, and 1.31)  

Protect sensitive habitats from reduction in size or degradation of the conditions necessary for their 
maintenance. Consider areas designated as sensitive habitats as a priority resource requiring protection.  
Regulate land uses and development activities within and adjacent to sensitive habitats in order to protect 
critical vegetative, water, fish, and wildlife resources; protect rare, unique, and endangered plants and 
animals from reduction in their range or degradation of their environment; and protect and maintain the 
biological productivity of important plant and animal habitats. Within sensitive habitats, permit only those 
uses which are compatible with the protection of sensitive habitats, such as fish and wildlife management 
activities, nature education and research, trails and scenic overlooks, and, at a minimum level, necessary 
public service and private infrastructure.  Regulate the location siting and design of development in 
sensitive habitats and buffer zones to minimize to the greatest extent possible adverse impacts, and to 
enhance positive impacts. 

a. Buffer Zones (Sections 1.28, and 1.30)  

Establish necessary buffer zones adjacent to sensitive habitats which include areas that directly affect the 
natural conditions in the habitats.  Within buffer zones adjacent to sensitive habitats permit the following 
land uses and development activities: (1) land uses and activities which are compatible with the 
protection of sensitive habitats, such as fish and wildlife management activities, nature education and 
research, trails and scenic overlooks, and, at a minimum level, necessary public service and private 
infrastructure; (2) land uses which are compatible with the surrounding land uses and will mitigate their 
impact by enhancing or replacing sensitive habitats; and (3) if no feasible alternative exists, land uses 
which are compatible with surrounding land uses. 

b. Performance Criteria 

Establish performance criteria and standards for development permitted within sensitive habitats and 
buffer zones to prevent, and if infeasible, mitigate to the extent possible significant negative impacts, and 
to enhance positive impacts. 

Economically Valuable Vegetative, Water, Fish, and Wildlife Resources (Sections 1.3, and 1.21)  

Protect the availability and preserve the productive use of the County’s economically viable vegetative, 
water, fish, or wildlife resources in a manner which minimizes adverse environmental impacts. Consider 
vegetative, water, fish, and wildlife resources which are economically valuable as a priority resource to be 
enhanced, utilized, managed, and maintained for the needs of present and future generations.  

Access to Vegetative, Water, Fish and Wildlife Resources (Section 1.40)  
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Protect and promote existing rights of public access to vegetative, water, fish, and wildlife resources for 
purposes of study and recreation consistent with the need to protect public rights, rights of private 
property owners, and protection and preservation of such resources. 

Regulate Development to Protect Vegetative, Water, Fish, and Wildlife Resources (Sections 1.22, 
and 1.23) 

a. Regulate land uses and development activities (including location, density, and design) to prevent, and 
if infeasible, mitigate to the extent possible significant adverse impacts on vegetative, water, fish, and 
wildlife resources. 

b. Place a priority on the managed protection and use of vegetative, water, fish, and wildlife resources in 
rural areas of the County. 

Control of Incompatible Vegetative Resources (Sections 1.38, and 1.39) 

Encourage and support the control of incompatible vegetative, fish, and wildlife resources which are 
harmful to the surrounding environment or pose a threat to public health, safety, or welfare.  Minimize the 
negative impacts and risks of programs controlling incompatible vegetation, fish, and wildlife. 

Manage Riparian Corridors (Including Vegetation and Debris Control) (Section 1.47, and 1.48) 

Develop guidelines for vegetation and debris control in riparian corridors.  Such guidelines should set 
forth clear directions and procedures to:  (1) facilitate the abatement of avoidable flood hazards; and (2) 
minimize adverse impacts on riparian communities. Encourage, and to the maximum extent feasible, 
reward the efforts of those responsible for managing riparian corridors in a manner that is consistent with 
County and State guidelines. 

San Mateo County Significant Tree Ordinance 

The County has a tree ordinance that protects “significant” trees, being identified as any live tree which 
has a circumference measuring at or greater than 38 inches at a height of 4.5 feet above the ground or 
immediately below the lowest branch, whichever is lower. “Community of Trees” refers to an aesthetic 
grouping of trees, the removal of which would cause significant ecological, aesthetic, or environmental 
impact in the immediate area. An “Indigenous Tree” is one known to be native to San Mateo County 
including any native willow, box elder, buckeye, madrone, oak, or laurel tree. The County Planning 
Department must be notified of any significant trees which may be affected by the Proposed Project, and 
appropriate permits must be obtained prior to further action.   

4.3.4  IMPACTS AND MITIGATION MEASURES 
Method of Analysis 
Analysis of potential project impacts to biological resources is based on the July 25, 2013 botanical and 
biological survey and a review of the following:  a USFWS list of species with the potential to occur on or 
be affected by projects on the San Mateo quadrangle (USFWS, 2013b); CNDDB and CNPS queries of 
special-status species known to occur on the San Mateo and surrounding four quadrangles (CDFW, 
2013a; CNPS, 2013); and a CNDDB query of special-status species known to occur within five miles of 
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the project site.  Mitigation measures have been proposed to reduce potential impacts to special-status 
special and biological resources to a less-than-significant level, and are listed below.  

Significance Criteria 
Criteria for determining the significance of impacts to biological resources have been developed based on 
Appendix G of the CEQA Guidelines and relevant agency thresholds.  Impacts to biological resources 
would be significant if the Proposed Project would: 

 Have a substantial adverse effect, either directly or through habitat modifications, on any species 
identified as a candidate, sensitive, or special-status species in local or regional plans, policies, or 
regulations, or by CDFW, or USFWS; 

 Have a substantial adverse effect on any riparian habitat or other sensitive natural community 
identified in local or regional plans, policies, regulations, or by the CDFW or USFWS; 

 Have a substantial adverse effect on federally protected wetlands as defined by Section 404 of 
the Clean Water Act (including, but not limited to, marsh, vernal pool, coastal, etc.) through direct 
removal, filling, hydrological interruption, or other means; 

 Interfere substantially with the movement of any native resident or migratory fish or wildlife 
species or with established native resident or migratory wildlife corridors, or impede the use of 
native wildlife nursery sites; 

 Conflict with any local policies or ordinances protecting biological resources, such as a tree 
preservation policy or ordinance; or 

 Conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community 
Conservation Plan, or other approved local, regional, or State habitat conservation plan. 

Effects Found Not to be Significant 

The Initial Study (Appendix B) concluded that the Proposed Project would not result in adverse effects 
on any federally protected wetlands as defined by Section 404 of the Clean Water Act; conflict with the 
provisions of an adopted Habitat Conservation Plan, Natural Conservation Community Plan, or other 
approved local, regional, or State habitat conservation plan; and is not located within 200 feet of a marine 
or wildlife reserve.  These effects are therefore not considered within this EIR. 

Project Specific Impacts and Mitigation Measures  
Impact 

4.3-1 The Proposed Project has the potential to have a substantial adverse impact, either 
directly or through habitat modifications, on special-status plants.  

Four None of the eleven species were not identified during the surveys conducted on July 25, 
2013in July 2013 or March 2015, which was were within the corresponding evident and 
identifiable bloom period; therefore, they do not have the potential to occur on the Proposed 
Project site.  Because the survey was conducted outside of the evident and identifiable bloom 
period for the remaining seven species, these species have the potential to occur on the 
Proposed Project site (Table 4.3-2).  As a result, implementation of the Proposed Project could 
would not directly or indirectlyresult in direct impacts to these identified vegetative resources.  
Implementation of Mitigation Measure 4.3-1 would reduce the potential impacts (i.e., loss of 
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potential habitat) of the Proposed Project to special status plant species to a less-than-significant 
level. Less than Significant with Mitigation. 

 Mitigation Measure 4.3-1: To address potential impacts associated with special 
status plant species, the following measures will be implemented prior to construction of 
the Proposed Project: 

 A qualified biologist/botanist shall conduct a focused botanical survey during the 
month of May, which corresponds to the overlapping evident and identifiable 
bloom periods for the remaining seven species, and prior to commencement of 
construction.   Should no special status plant species be observed, then no 
additional mitigation is required. 

 Should one or more of these special status plants be found during the focused 
botanical survey on the project site, the qualified biologist/botanist shall contact 
CDFW within one day following the focused botanical survey to report the 
findings.  If feasible, a 10-foot buffer shall be established around the species 
using construction flagging prior to commencement of construction activities. 

 Should avoidance of special status plant species be infeasible, the qualified 
botanist would salvage and relocate the individuals in an area comprised of 
suitable habitat in the vicinity of the project site that would not be impacted by the 
Proposed Project.  Prior to the attempted relocation, seeds shall be gathered 
from the identified plants for use in the area identified for relocation.  

Impact 

4.3-2 The Proposed Project has the potential to have a substantial adverse impactwould not 
adversely impact, either directly or through habitat modifications, the Mission Blue 
Butterfly.  

During the course of the over 25 surveys conducted in 2005, 2008, 2012, 2013, and 2015, no 
Mission blue/ Pardalis blue butterflies, or their host plants, were detected within the proposed 
development envelope of the project site.  Therefore, because the project site is outside of the 
documented geographic distribution and the known elevation range to which this species is suited 
and the species itswere not observed during the multitude of surveys conducted on the project 
site, the Mission blue butterfly does not have the potential to occur on the project site.  
Implementation of the Proposed Project would not result in the take of this species.  Less than 
significant.  The project site contains 7.44 acres of non-native brome grassland, including 
potential host plants which provide potential habitat for the Mission blue butterfly.  The Mission 
blue butterfly was not observed during the July 25, 2013 biological surveys of the project site 
even though this survey was conducted during the designated identification period.  Because the 
Mission blue butterfly often occurs within an elevation range above the project site and because 
the project site is south of the documented southernmost distribution of this species, the 
likelihood of this species occurring on the project site is relatively low. However, an informal 
observation of this species was made and noted by a member of the general public.  Therefore, 
the Mission blue butterfly may occur on the project site and may be significantly impacted by the 
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implementation of the Proposed Project.  With implementation of Mitigation Measure 4.3-2, 
impacts would be less than significant.  Less than Significant with Mitigation. 

 Mitigation Measure 4.3-2: To address potential impacts associated with the 
Mission blue butterfly, the following measures will be implemented prior to construction of 
the Proposed Project: 

 A qualified biologist shall conduct a focused survey within the nonnative 
grassland on the project site for the Mission blue butterfly during the appropriate 
identification periods for adults (March-July) or juveniles (wet season) prior to 
commencement of construction activities.  Should no species be observed, then 
no additional mitigation is required. 

 Should the Mission blue butterfly be observed during the focused survey on the 
project site, the qualified biologist shall contact CDFW within one day following 
the focused botanical survey to report the findings.  If feasible, a 10-foot buffer 
shall be established around the species’ host plants using construction flagging 
prior to commencement of construction activities. 

 Should avoidance of the Mission blue butterfly be infeasible, the qualified 
biologist would allow the butterfly to exit the property on its own, or will establish 
an alternately approved appropriate action following contact with CDFW. 

Impact 

4.3-3 Construction activities have the potential to result in the disturbance of nesting or 
foraging habitat for northern harrier, burrowing owl, and white-tailed kite.  

Although unlikely, white-tailed kite have the potential to nest within the project site in the 
eucalyptus grove in the southeastern region of the property and in the Oak woodland in the north-
central region of the property. Northern harrier has the potential to nest on the ground in non-
native grassland habitat, as does the burrowing owl. Construction activities could result in 
disturbance of potential nest sites through the removal of the potential nest locations, and the 
temporary increases in ambient noise levels and increased human activity on the project site. 
Although no active nesting white-tailed kites were observed within the project footprint during the 
2013 and 2015 biological surveys, preconstruction surveys are recommended to ensure 
conditions at the project site did not change between the time the surveys were conducted and 
the commencement of clearing activities that could impact newly developed nests.   This is a 
potentially-significant impact.  The mitigation measures identified below would ensure that 
impacts to listed nesting birds are reduced to less-than-significant levels through identification 
and avoidance of active nests or burrows.  

CDFW considers 5 or more vacant acres within 10 miles of an active nest to be significant 
foraging habitat for raptor foraging, and the conversion to urban uses is a significant impact.  The 
project site occurs within four miles of documented burrowing owl habitat/occurrence.  No 
occurrences of Northern harrier have been documented within five miles of the project site.  One 
white-tailed kite was observed foraging over the project site during the July 25, 2013 survey, but 
no other occurrences have been documented within five miles of the project site.  The project site 
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contains 7.44 acres of non-native brome grassland, 1.26 acres of oak woodland, and 1.17 acres 
of Knobcone Pine Forest which provide potential habitat for these species.  With implementation 
of Mitigation Measure 4.3-3a and 4.3-3b, impacts would be less than significant.  Less than 
Significant with Mitigation. 

Mitigation Measure 4.3-3a:  Prior to the commencement of construction activities on the 
project site during the nesting season, a qualified biologist shall conduct a minimum of 
two protocol level preconstruction surveys for listed bird species during the 
recommended survey periods for the nesting season that coincides with the 
commencement of construction activities: 

 Northern harrier: Present year-round, breeds March through August; 
 Burrowing owl: Present year-round breeds primarily March through August, but 

can be February-December; and  
 White-tailed kite: Present year-round, breeding occurs in autumn.  Nesting 

season begins in February and ends in August. 

These surveys will occur in accordance with the USFWS Division of Migratory Bird 
Management Guidelines for Raptor Conservation in the United States (2008). The 
qualified biologist shall conduct surveys within 14 days of commencement for Northern 
harrier, burrowing owl, and white-tailed kite in the project site and within 0.25 miles of 
construction activities where legally permitted.  The biologist will use binoculars to 
visually determine whether nests occur beyond the 0.25-mile survey area if access is 
denied on adjacent properties.  If no active nests are identified on or within 0.25 miles of 
construction activities within the recommended survey periods, a letter report 
summarizing the survey results shall be submitted to the County and the CDFW within 30 
days following the survey, and no further mitigation for nesting habitat is required.  
Evidence, in the form of a letter report documenting the results of the survey, shall be 
submitted to the County prior to the issuance of any grading or building permits within the 
project site. 

Mitigation Measure 4.3-3b:  If active listed bird nests are found within 0.25 mile of 
construction activities, the biologist shall contact the County and CDFW within one day 
following the pre-construction survey to report the findings.  For purposes of this 
mitigation requirement, construction activities are defined to include heavy equipment 
operation associated with construction (use of cranes or draglines, new rock crushing 
activities) or other project-related activities that could cause nest abandonment or forced 
fledging within 0.25 mile of a nest site during the identified nesting period.  Should an 
active nest be present within 0.25 mile of construction areas, then CDFW shall be 
consulted to establish an appropriate noise buffer, develop take avoidance measures, 
and implement a monitoring and reporting program prior to any construction activities 
occurring within 0.25 mile of the nest/burrow.  The monitoring program would require that 
a qualified biologist shall monitor all activities that occur within the established buffer 
zone to ensure that disruption of the nest/burrow or forced fledging does not occur.  
Should the biologist determine that the construction activities are disturbing the 
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nest/burrow, the biologist shall halt construction activities until CDFW is consulted.  The 
construction activities shall not commence until the CDFW determines that construction 
activities would not result in abandonment of the nest/burrow site.  If the CDFW 
determines that take may occur, the applicant would be required to obtain a CESA take 
permit.  Should the biologist determine that the nest/burrow has not been disturbed 
during construction activities within the buffer zone, then a letter report summarizing the 
survey results will be submitted to the County and CDFW and no further mitigation for 
nesting habitat is required. 

Impact 

4.3-4 Grading and construction activities have the potential to result in the disturbance of 
nesting habitat for migratory birds and other birds of prey. 

Nesting habitat for migratory birds and other birds of prey protected under the MBTA may include 
eucalyptus woodland and annual grassland within the project site and vicinity.  Potential 
disruption of nesting migratory birds and other birds of prey during construction could result in 
nest abandonment or mortality.  Likewise, increased human activity and traffic, elevated noise 
levels, and operation of machinery could also impact birds if their nests are located within the 
vicinity of development areas.  These impacts are significant.  Although no active nesting 
migratory birds or birds of prey were observed within the project footprint during the 2013 and 
2015 biological surveys, preconstruction surveys are recommended to ensure conditions at the 
project site didn’t change between the time the surveys were conducted and the commencement 
of clearing activities that could impact newly developed nests.  With implementation of Mitigation 
Measures 4.3-4a through 4.3-4c, impacts would be less than significant.  Less than Significant 
with Mitigation. 

Mitigation Measure 4.3-4a:  A qualified biologist shall conduct a pre-construction bird 
survey for nesting within 14 days prior to commencement of construction activities if 
anticipated to commence during the appropriate nesting season (between February 1 
and August 31).  The qualified biologist shall document and submit the results of the pre-
construction survey in a letter to CDFW and the County within 30 days following the 
survey.  The letter shall include:  a description of the methodology including dates of field 
visits, the names of survey personnel, a list of references cited and persons contacted, 
and a map showing the location(s) of any bird nests observed on the project site.  If no 
active nests are identified during the pre-construction survey, then no further mitigation is 
required.  Evidence, in the form of a letter report documenting the results of the survey, 
shall be submitted to the County Planning Department prior to the issuance of any 
grading or building permits within the project site. 

Mitigation Measure 4.3-4b:  If any active nests are identified during the pre-construction 
survey within the project site, a buffer zone will be established around the nests.  A 
qualified biologist will monitor nests weekly during construction to evaluate potential 
nesting disturbance by construction activities.  The biologist will delimit the buffer zone 
with construction tape or pin flags within 250 feet of the active nest and maintain the 
buffer zone until the end of the breeding season or until the young have fledged.  
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Guidance from CDFW will be requested if establishing a 250-foot buffer zone is 
impractical.  Guidance from CDFW will be requested if the nestlings within the active nest 
appear disturbed. 

Mitigation Measure 4.3-4c:  Trees anticipated for removal should be removed outside of 
the nesting season (February 1 and August 31).   If trees are anticipated to be removed 
during the nesting season, a pre-construction survey shall be conducted by a qualified 
biologist.  If the survey shows that there is no evidence of active nests, then the tree shall 
be removed within ten days following the survey.  If active nests are located within trees 
identified for removal, a 250-foot buffer shall be installed around the tree.  Guidance from 
CDFW will be requested if the 250-foot buffer is infeasible. 

Impact 

4.3-5 The Proposed Project would not interfere with the movement of native resident or 
migratory fish or wildlife species or with established native resident or migratory wildlife 
corridors, or impede the use of native wildlife nursery sites. 

The Proposed Project would not interfere substantially with the movement of any native resident 
or migratory fish or wildlife species or with established native residents or migratory wildlife 
corridors or impede the use of native wildlife nursery sites because none occur within the project 
site.  Less than Significant. 

Impact 

4.3-6 Construction of the Proposed Project has the potential to remove trees protected within 
the tree preservation ordinance specified in the San Mateo County Significant Tree 
Ordinance. 

The County tree ordinance protects “significant” trees, being identified as any live tree which has 
a circumference measuring at or greater than 38 inches at a height of 4.5 feet above the ground 
or immediately below the lowest branch, whichever is lower. “Community of Trees” refers to an 
aesthetic grouping of trees, the removal of which would cause significant ecological, aesthetic, or 
environmental impact in the immediate area. An “Indigenous Tree” is one known to be native to 
the County including any native willow, box elder, buckeye, madrone, oak, or laurel tree.  
Construction of the Proposed Project would require the removal of approximately 43 of the 78 
trees (approximately 55 percent) on site.  This impact is significant.  Implementation of Mitigation 
Measure 4.3-6 would reduce impacts to protected trees to less than significant.  Less than 
Significant with Mitigation.   

Mitigation Measure 4.3-6:  Prior to the issuance of grading permits and removal of any 
trees, a certified arborist or registered professional forester shall conduct an arborist 
survey documenting all trees with trunk circumferences of 38 inches or greater and their 
location, as well as any Tree Communities or Indigenous Trees regardless of size.  The 
report shall be submitted to the County Planning Department.  The applicant shall not 
remove any trees without prior approval from the County Planning Department.  All 
recommendations of the arborist report shall be implemented prior to the issuance of 
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building permits for development on the project site.  The arborist report shall specify 
measures including, but not limited to the following: 

 To the extent feasible, trees anticipated for removal shall be removed outside of 
the nesting season for birds.  Taking into account the nesting season for the 
white tailed kite, the nesting season shall be defined as February 1 to August 31.  
.   

 The project proponent shall plant replacement significant and/or indigenous tree 
species recommended by the County at a 1:1 3 ratio within the project site. 

Cumulative Impact 

4.3-7 Development of the Proposed Project has the potential to contribute to the cumulative 
loss of special-status wildlife species or their habitat in the region. 

Cumulative projects in the vicinity of the project site, including growth resulting from build-out of 
the County General Plan, are anticipated to permanently remove plant and wildlife resources, 
which could affect special-status species and their habitat, nesting and foraging habitat for 
resident and migratory birds, and/or local policies or ordinances protecting biological resources.  
The primary effects of the Proposed Project, when considered with other projects in the region, 
would be the cumulative direct loss of sensitive or special-status wildlife species and their habitat, 
loss of migratory birds, and conflicts with local plans or policies protecting biological resources.  
As development in the County continues, sensitive plant and wildlife species native to the region 
and their habitat, including those species listed under CESA and ESA and those individuals 
identified by State and federal resources agencies as species of concern, fully protected, or 
sensitive will be lost through conversion of existing open space to urban development.  Although 
mobile species may have the ability to adapt to modifications to their environment by relocating, 
less mobile species may be locally extirpated.  With continued conversion of natural habitat to 
human use, the availability and accessibility of remaining foraging and natural habitats in this 
ecosystem would dwindle, and those remaining natural areas may not be able to support 
additional plant or animal populations above their current carrying capacities.  The conversion of 
plant and wildlife habitat on a regional level as a result of cumulative development would 
potentially result in a significant cumulative impact on special-status species and their habitats. 

Development of the Proposed Project would contribute to a loss of regional biological resources 
through the conversion of habitat for special-status species to human use and thus limit the 
availability and accessibility of remaining natural habitats to regional wildlife.  Although the project 
site contains ruderal disturbed plant and wildlife habitat and is isolated from many other areas of 
similar habitat by urban development, the County would implement mitigation measures 
specifically designed to avoid, reduce, or mitigate potential impacts to special-status species and 
their habitat.  With incorporation of mitigation measures, the Proposed Project’s contribution to 
regional impacts to biological resources would not be cumulatively considerable.  Therefore, with 
mitigation, impacts would be less than significant.  Less than Significant with Mitigation. 

Mitigation Measures 4.3-7:  Implement Mitigation Measures 4.3-1 through 4.3-6. 
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4.4 GEOLOGY AND SOILS 
4.4.1 INTRODUCTION 
This section addresses the potential for the Proposed Project to result in impacts associated with geology 
and soils.  Following an overview of the environmental setting in Subsection 4.4.2 and the relevant 
regulatory setting in Subsection 4.4.3, project-related impacts and recommended mitigation measures 
are presented in Subsection 4.4.4.   

4.4.2 ENVIRONMENTAL SETTING 
Regional Setting 
The project site is situated within the Southern Coast Ranges, which are part of the greater Coast Ranges 
geomorphic province.  This geomorphic province is characterized by northwest-trending valleys and 
ridges which were formed via a series of folds and faults that resulted from the collision of the Farallon 
and North American tectonic plates, as well as strike-slip faulting along the San Andreas Fault Zone.  The 
Southern Coast Ranges are bounded by the Pacific Ocean to the west, San Francisco Bay to the north, 
the Central Valley to the east, and the Transverse Ranges to the south.   

Site Topography  
The project site is situated between the uplifted Santa Cruz Mountains to the west and the flat San 
Francisco Bay alluvial plain to the east.  The 13.3-acre project site is a predominantly undeveloped 
hillside property that contains a flat ridgetop and steeply sloping sides down the knoll.  The knoll is 
elongated in the southeast – northwest trending direction.  The maximum site elevation is approximately 
714 feet above mean sea level (amsl), while the lowest elevation is approximately 502 feet amsl 
(Appendix E). 

In the 1960s, the site was graded by excavating into the side of the knoll for the construction of Ascension 
Drive and Bel Aire Road.  The cut slopes were made to parallel the street, at 1.5 to 1 slope with 8-foot 
wide benches spaced at approximately 30-foot vertical intervals (Harlan, 1981).  The upper portions of the 
site are more gently sloping than the downhill areas, especially along the existing benched cut slopes 
along Ascension Drive and Bel Aire Road, which slope at an average of 1.9 horizontal to 1 vertical above 
Ascension Drive and 1.6 horizontal to 1 vertical above Bel Aire Road (Appendix E). 

Site Geology 
The general site vicinity is underlain by Cretaceous age Franciscan Complex Rocks, which on a regional 
basis include shale, chert, sandstone, and greenstone.  These rocks are commonly sheared and distorted 
by past tectonic activity, and the project site has been mapped as being underlain by the Franciscan 
“Sheared Rock” unit (also referred to as Franciscan “Mélange”).  Mélange units are generally highly 
fractured, weak bedrock.  However, test pits dug by Michelucci & Associates (2002; 2013) found that the 
site is underlain by dense to very dense Franciscan sandstones.  The bedrock at the project site is 
composed of large units of sheared shale, siltstone, and greywacke sandstone, overlain by younger 
unconsolidated residual and deep colluvial soil deposits (Appendix E). 
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Deep-Seated Landslide Hazards 

The Geotechnical Investigation conducted by Harlan and Associates (1981) concluded that slope stability 
at the project site is good, with a low to moderate susceptibility to landsliding.  Minor landslides, slumps, 
and erosion have occurred on the project site, generally caused by movement of the deep colluviums on 
the hillsides; these will be discussed further below in the Shallow Landslide Hazards section.  There are 
no indications of deep-seated landslides involving bedrock at the project site (Harlan, 1981; Michelucci, 
2002; Appendix E). 

However, deep-seated landslides have occurred in the vicinity of the project site.  In 1983, a landslide 
occurred approximately 800 feet northwest of the project site between Rainbow Drive and Starlite Drive.  
This landslide was likely caused by oversteepening of the slope during mass grading in the 1950s 
through 1960s, localized grading in 1979, and high rainfall increasing the soil water and localized pore 
pressure in the years preceding the landslide (CAJA, 2009).  The slope was repaired using engineered 
fill, which failed again approximately three years later.  In addition, in 1997 a landslide occurred 
approximately 1,200 feet northwest of the project site between Polhemus Road and Rainbow Drive.  This 
landslide was stabilized using a retaining wall to protect local residences and a water supply main (CAJA, 
2009). 

Subsurface exploration completed by Michelucci (2002; 2013) and review of historical aerial photographs 
reveal no evidence of deep-seated landslides on the project site, despite their occurrence in the area.  
The very dense sandstone bedrock underneath the project site, which is likely a singular large block, is a 
strong foundation for the knoll.  This is contrasted with the bedrock condition of the surrounding areas, 
which is a weak, mélange matrix of sheared material with a higher susceptibility for slope failure. 

Shallow Landslide Hazards 

Shallow soil slumps are visible on historical aerial photographs taken prior to the cutslope grading of the 
1960s, although they were largely removed during site grading.  The colluvium deposits that overlay the 
bedrock on the project site is highly weathered, unconsolidated material with a depth that ranges from 1 
to 15 feet, and averages about 5 feet in depth across the project site (Harlan, 1981).  This deep, 
unconsolidated material creates a risk for localized soil slumping and shallow landsliding.  Extensive soil 
erosion and gullying have occurred along the slopes of the project site above Ascension Drive and Bel 
Aire Road.  Erosion has occurred predominantly within residual soil and highly weathered sandstone on 
the order of 2 to 3 feet deep, although gullies were found that approached 10 feet in depth (Appendix E).  
Minor slumps of approximately 1 to 2 feet in depth were observed in conjunction with the erosion on the 
eastern areas above Ascension Drive (Appendix E).  Most areas of soil creep were removed by the 
1960s site grading.  While native soil on the project site is subject to future soil creep, the rate of creep 
will be minor and typical of similar slopes in the San Francisco Bay Area (CAJA, 2009). 

Regional Seismicity and Fault Zones 
The San Francisco Bay Area is a seismically active region of Northern California that includes numerous 
active, potentially active, and inactive faults.  Active faults are defined as those that have shown seismic 
activity within the past 11,000 years and are classified as Holocene faults by the United States Geological 
Survey (USGS) (CGS, 2010).  The USGS definition, adopted by the California Geological Survey (CGS), 
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defines potentially active faults as faults showing signs of activity up to the beginning of the Quaternary 
age (1.6 million years ago).  Inactive faults have not moved in the last 1.6 million years.   

A fault that the CGS determines to be sufficiently active and well-defined is zoned as an earthquake fault 
zone according to mandates of the Alquist-Priolo Earthquake Fault Zoning Act of 1972.  These 
earthquake fault zone areas are located along active faults that are susceptible to the hazard of surface 
fault rupture.  The project site is not located within an Alquist-Priolo fault zone, although the nearest 
designated fault zone is the San Andreas Fault system, located approximately 1.1 miles west of the 
project site (Figure 4.4-1) (California DOC, 1974).  Translational movements of the North American and 
Pacific tectonic plates along the San Andreas fault system result in right-lateral strike-slip faulting.   

Other faults in the vicinity of the project site include the Pilarcitos fault, located approximately 2.5 miles 
west of the project site, and the San Gregorio fault zone, located approximately 7.0 miles west of the 
project site (Figure 4.4-1).  The San Gregorio fault zone contains late-Holocene active dextral slip faults 
believed to be capable of producing a magnitude seven earthquake.  

Seismic Shaking Intensity 

When an earthquake occurs, energy waves are radiated outward from the fault.  The amplitude and 
frequency of earthquake ground motions partially depends on the material through which it is moving and 
distance from the source.  The earthquake force is transmitted through hard rock in short, rapid 
vibrations, while this energy movement becomes a long, high-amplitude motion when moving through soft 
ground materials, such as valley alluvium.  The force an earthquake applies to a structure is expressed in 
terms of a percentage of gravity (g).  For example, an earthquake that produces 0.30 g horizontal ground 
acceleration will impose a lateral force on a structure equal to 30 percent of its total vertical weight.  The 
intensity of an earthquake is expressed in terms of its effects, as measured by the Modified Mercalli 
Intensity Scale, and in terms of the quantity of energy released, or magnitude, as measured by the 
Richter scale.   

The range of MMI values and a description of intensity factors are displayed in Table 4.4-1.  The MMI 
values for intensity range from I to XII, with intensity descriptions ranging from an event not felt by most 
people (I) to nearly total damage (XII).  Between these two extreme ranges, intensities that range from IV 
to XI have the potential to cause moderate to significant structural damage.  

The Richter Scale is a measure of magnitude of an earthquake’s seismic energy release, with higher 
numerical values for stronger earthquakes and the effects associated with each level.  On the Richter 
scale every one-unit increase indicates an increment of roughly 30 times the energy.  The relationship 
between an earthquake’s magnitude (Richter) and intensity (MMI) is shown in Table 4.4-2. 

The USGS produces probabilistic seismic hazard maps that show the potential hazards of earthquakes 
that could occur in the United States.  The seismic hazard map is expressed in terms of probability of 
exceeding a selected Richter magnitude earthquake.  Based on USGS mapping, there is a 90 percent 
probability that within the next 50 years, a magnitude 6.0 or greater earthquake will affect the project site 
(USGS, 2009). 
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TABLE 4.4-1   
MODIFIED MERCALLI INTENSITY SCALE 

Intensity 
Value Intensity Description Average Peak 

Acceleration 

I. Not felt except by a very few persons under especially favorable 
circumstances. 

< 0.0015g 

II. Felt only by a few persons at rest, especially on upper floors on buildings.  
Delicately suspended objects may swing.   

< 0.0015g 

III. Felt quite noticeably indoors, especially on upper floors of buildings, but many 
persons do not recognize it as an earthquake.  Standing cars may rock 
slightly.  Vibration similar to the passing of a truck.  Duration estimated.   

< 0.0015g 

IV. During the day felt indoor by many, outdoors by few.  At night, some 
awakened.  Dishes, windows, doors disturbed; walls make cracking sound.  
Sensation like heavy truck striking building.  Standing motorcars rocked 
noticeably.   

0.015g-0.02g 

V. Felt by nearly everyone, many awakened.  Some dishes, windows, etc., 
broken; a few instances of cracked plaster; unstable objects overturned.  
Disturbances of trees, poles, and other tall objects sometimes noticed.  
Pendulum clocks may stop. 

0.03g-0.04g 

VI. Felt by all, many frightened and run outdoors.  Some heavy furniture moved; a 
few instances of fallen plaster or damaged chimneys.  Damage slight.   

0.06g-0.07g 

VII. Everybody runs outdoors.  Damage negligible in buildings of good design and 
construction; slight to moderate in well-built ordinary structures; considerable 
in poorly built or badly designed structures; some chimneys broken.  Noticed 
by persons driving cars.   

0.10g-0.15g 

VIII. Damage slight in specially designed structures; considerable in ordinary 
substantial buildings, with partial collapse; great in poorly built structures.  
Panel walls thrown out of frame structures.  Fall of chimneys, factory stacks, 
columns, monuments, and walls.  Heavy furniture overturned.  Sand and mud 
ejected in small amounts.  Changes in well water.  Persons driving cars 
disturbed.   

0.25g-0.30g 

IX. Damage considerable in specially designed structures; well-designed frame 
structures thrown out of plumb; great in substantial buildings, with partial 
collapse.  Buildings shifted off foundations.  Ground cracked conspicuously.  
Underground pipes broken.   

0.50g-0.55g 

X. Some well-built wooden structures destroyed; most masonry and frame 
structures destroyed with foundations; ground badly cracked.  Rails bent.  
Landslides considerable from riverbanks and steep slopes.  Shifted sand and 
mud.  Water splashed (slopped) over banks.   

> 0.60g 

XI. Few, if any, masonry structures remain standing.  Bridges destroyed.  Broad 
fissures in ground.  Underground pipelines completely out of service.  Earth 
slumps and land slips in soft ground.  Rails bent greatly. 

> 0.60g 

XII. Damage total.  Practically all works of construction are damaged greatly or 
destroyed.  Waves seen on ground surface.  Lines of sight and level are 
distorted.  Objects are thrown upward into the air. 

> 0.60g 

 
Note: a g is gravity = 9.8 meters per second squared.   
Source: USGS, 2013a 
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TABLE 4.4-2   
APPROXIMATE RELATIONSHIP BETWEEN EARTHQUAKE MAGNITUDE AND INTENSITY 

Richter Scale Magnitude Maximum Expected  
Intensity (MMI) Scale 

Distance Felt 
(Approximate Miles) 

3.0 – 3.9 I – III 15 

4.0 – 4.9 IV – V 30 

5.0 – 5.9 VI – VII 70 

6.0 – 6.9 VII – VIII 125 

7.0 – 7.9 IX - X 250 

 
Source: USGS, 2013b 

 

Liquefaction and Surface Rupture Potential 

Liquefaction is a process in which sandy, saturated soils become liquefied and lose their bearing capacity 
during seismic ground shaking.  As a result, sufficiently liquefied soils can no longer support structures 
built on or beneath them.  Liquefaction potential is dependent on such factors as soil type, depth to 
groundwater, degree of seismic shaking, and the relative density of the soil.  Soils most susceptible to 
liquefaction are saturated, clean, loose, uniformly graded, fine-grained, and unconsolidated materials that 
are most commonly associated with alluvial valleys with high groundwater levels.  The Association of Bay 
Area Governments (ABAG) creates maps of Bay Area counties that show the susceptibility of mapped 
areas to liquefaction based on the presence of water-saturated sand and silty materials that may be more 
prone to liquefaction than other soils.  The project site susceptibility to liquefaction is considered very low 
(ABAG, 2010).   

Surface fault rupture occurs when a fault breaks through to the ground surface during a seismic event.  
Damage due to surface rupturing is limited to the actual location of the fault line break, unlike damage 
from ground shaking, which can occur at great distances from the fault.  W ith the exception of some 
right-lateral displacement on the trace of the San Andreas fault in 1906, surface rupture has not 
historically been a frequent occurrence in San Mateo County (County) (SMC, 1986a).  The surface 
rupture potential of the project site is very low, given the lack of evidence of active faulting on the project 
site and the location outside of the earthquake fault zone (Appendix E).   

Subsidence and Settlement 

Seismic settlement is the compaction of soil materials caused by ground-shaking or the extraction of 
underground fluids (water, oil, gas).  Settlement can be caused by liquefaction or densification of silts and 
loose sands as a result of seismic loading.  Such settlement may range from a few inches to several feet, 
and be controlled in part by bedrock surfaces (which prevent settlement) and old lake, slough, swamp, or 
stream beds which settle readily.  Static settlement can occur through increased loading of the surface or 
subsurface materials, such as that imposed by foundations for structures.  Dewatering for excavation and 
foundation construction can cause settlement of drying subsurface materials if water formed part of the 
support for the surface soils.  Given that the soils on the project site often have a deep water table 
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(NRCS, 2013) and groundwater extraction is not proposed as part of the Proposed Project, subsidence 
and settlement is unlikely to occur on the project site.  

Lateral Spreading 

Lateral spreading is a ground failure in which a subsurface layer of soil liquefies, resulting in the overlying 
soil mass deforming laterally toward a free face.  Limited lateral spreading is extremely unlikely given the 
project area’s very low probability for liquefaction on the slopes of the project site (ABAG, 2010). 

Soil Resources 
Soil Types 

Soil types and their distribution in the project area are depicted in Figure 4.4-2 and were identified 
through the WebSoil Survey tool provided by the Natural Resources Conservation Service (NRCS).  With 
the exception of urbanized areas where soils typically consist of engineered fill, the NRCS soil 
characteristics describe native, undisturbed soils.  Descriptions of the soil units mapped for the study area 
are provided below (NRCS, 2013).  Serpentine soils, which can contain naturally occurring asbestos, are 
not present on the project site.   

Fagan loam, 15 to 50% Slopes (113) 

Fagan loam is a well-drained soil which generally occurs on hills and hillslopes at elevations between 200 
and 1,990 feet amsl.  This soil comprises the majority of the project site, or approximately 67.3 percent of 
the total acreage.  The typical profile of this soil is 0-5 inches loam, 5-26 inches clay loam, and 26-43 
inches clay.  This soil is characterized as having a moderate erosion susceptibility and being moderately 
corrosive to concrete and steel.  Fagan loam has a moderate shrink-swell potential at depths 0-26 inches 
and a high shrink-swell potential in its lower clay horizon (26-43 inches).  This soil has been assigned 
hydrologic group C, which corresponds to having a slow infiltration rate when thoroughly wet, often due to 
a layer that impedes the downward movement of water. 

Orthents, cut and fill, 15 to 75% Slopes (122) 

This soil unit is found on the steeper slopes along the west and south flanks of the knoll and makes up 
approximately 26.6 percent of the acreage on the project site.  Orthents are typically shallow soils lacking 
horizon development, either due to extreme slopes or parent materials that are highly resistant to 
weathering.  This well-drained soil is assigned hydrologic group D, which corresponds to having a very 
slow infiltration rate (high runoff potential) when thoroughly wet.  

Orthents, cut and fill – Urban land complex, 5 to 75% Slopes (124) 

This soil unit is found on the steeper slopes along the northern flanks of the knoll bordering the urban 
development, and makes up approximately 6.0 percent of the acreage on the project site.  The Orthents, 
cut and fill – Urban land complex have the same soil properties as the Orthents, cut and fill soils 
described above, but with a complex of urban land interspersed. 
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4.4.3  REGULATORY CONTEXT 
Federal Earthquake Hazards Reduction Act 
In October 1977, the U.S. Congress passed the Earthquake Hazards Reduction Act to “reduce the risks 
to life and property from future earthquakes in the United States through the establishment and 
maintenance of an effective earthquake hazards and reduction program.”  To accomplish this, the act 
established the National Earthquake Hazards Reduction Program (NEHRP).  This program was 
significantly amended in November 1990 by the National Earthquake Hazards Reduction Program Act 
(NEHRPA), which refined the description of agency responsibilities, program goals, and objectives. 

NEHRP’s mission includes improved understanding, characterization, and prediction of hazards and 
vulnerabilities; improvement of building codes and land use practices; risk reduction through post 
earthquake investigations and education; development and improvement of design and construction 
techniques; improvement of mitigation capacity; and accelerated application of research results.  The 
NEHRPA designates the Federal Emergency Management Agency (FEMA) as the lead agency of the 
program and assigns it several planning, coordinating, and reporting responsibilities.  Other NEHRPA 
agencies include the National Institute of Standards and Technology, National Science Foundation, and 
USGS. 

State 
Alquist-Priolo Earthquake Fault Zoning Act 

The Alquist-Priolo Earthquake Fault Zoning Act was passed by the California Legislature to mitigate the 
hazard of surface faulting to structures.  The act’s main purpose is to prevent the construction of buildings 
used for human occupancy on the surface trace of active faults.  The act addresses only the hazard of 
surface fault rupture and is not directed toward other earthquake hazards.  Local agencies must regulate 
most development in fault zones established by the State Geologist.  Before a project can be permitted in 
a designated Alquist-Priolo Fault Study Zone, cities and counties must require a geologic investigation to 
demonstrate that proposed buildings would not be constructed across active faults. 

California Seismic Hazards Mapping Act 

The California Seismic Hazards Mapping Act of 1990 (Public Resources Code Sections 2690–2699.6) 
addresses seismic hazards other than surface rupture, such as liquefaction and induced landslides.  The 
Seismic Hazards Mapping Act specifies that the lead agency for a project may withhold development 
permits until geologic or soils investigations are conducted for specific sites and mitigation measures are 
incorporated into plans to reduce hazards associated with seismicity and unstable soils. 

National Pollutant Discharge Elimination System Permit (NPDES) 

The State Water Resources Control Board (State Water Board) administers regulations and permitting for 
the U.S. Environmental Protection Agency (55 CFR 47990) for pollution generated from stormwater under 
the Nation Pollutant Discharge Elimination System (NPDES).  There are nine Regional Water Quality 
Control Boards (RWQCBs) that implement the State Water Board’s jurisdiction and require that an 
operator of any construction activities with ground disturbances of 1.0 acre or more obtain a General 
Permit through the NPDES Stormwater Program.  The project site is within the jurisdiction of the San 
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Francisco Bay RWQCB (SFBRWQCB).  The General Permit requires that the implementations of Best 
Management Practices (BMPs) be employed to reduce sedimentation into surface waters and control 
erosion.  The preparation of a Storm Water Pollution Protection Plan (SWPPP) addresses control of water 
pollution that includes the effects of sediments in the water during construction activities.  These elements 
are further explained within Section 4.9, Hydrology and Water Quality. 

California Building Standards Code 

The State of California provides minimum standard for building design through the California Building 
Standards Code (CBC) (California Code of Regulations, Title 24).  Where no other building codes apply, 
Chapter 29 regulates excavation, foundations, and retaining walls.  The CBC also applies to building 
design and construction in the state and is based on the federal Uniform Building Code (UBC) used 
widely throughout the country (generally adopted on a state-by-state or district-by-district basis).  The 
CBC has been modified for California conditions with numerous more detailed and/or more stringent 
regulations. 

The State earthquake protection law (California Health and Safety Code Section 19100 et seq.) requires 
that structures be designed to resist stresses produced by lateral forces caused by wind and 
earthquakes.  Specific minimum seismic safety and structural design requirements are set forth in 
Chapter 16 of the CBC.  The CBC identifies seismic factors that must be considered in structural design. 

San Mateo County General Plan 
The San Mateo County General Plan (County General Plan) was adopted in 1986 and serves as a guide 
for both land development and conservation within the unincorporated areas of the County.  Polices 
within the County General Plan relevant to geologic hazards and applicable to the Proposed Project are 
as follows:  

2.1.1 Protect and Preserve Soil as a Resource 
Protect and preserve the availability and quality of soil as a resource for its ability to sustain 
healthy plant, animal, and human life within San Mateo County. 
 

2.2 Minimize Soil Erosion 
Minimize soil erosion through application of appropriate conservation practices. 

 
2.17 Regulate Development to Minimize Soil Erosion and Sedimentation 

Regulate development to minimize soil erosion and sedimentation; including, but not limited to, 
measures which consider the effects of slope, minimize removal of vegetative cover, ensure 
stabilization of disturbed areas and protect and enhance natural plant communities and 
nesting and feeding areas of fish and wildlife. 

 
2.23 Regulate Excavation, Grading, Filling, and Land Clearing Activities Against Accelerated Soil 

Erosion 
Regulate excavation, grading, filling, and land clearing activities to protect against accelerated 
soil erosion and sedimentation. 

 



4.4 Geology and Soils 

 

Analytical Environmental Services 4.4-11  Ascension Heights Subdivision Project 
January 2016  Final EIR 

2.25 Regulate Topsoil Removal Operations Against Accelerated Soil Erosion 
Regulate topsoil removal operations to protect against accelerated soil erosion and 
sedimentation through measures which ensure slope stabilization and surface drainage control. 

 
2.29 Promote and Support Soil Erosion Stabilization and Repair Efforts 

Promote and support efforts aimed at stabilization of ongoing soil erosion and repair of erosion 
caused land scars. 

 
15.20 Review Criteria for Locating Development in Geotechnical Hazard Areas 

Avoid unnecessary construction of roads, trails, and other means of public access into or through 
geotechnical hazard areas. 

 
15.21  Requirement for Detailed Geotechnical Investigations 

In order to more precisely define the scope of the geotechnical hazards, the appropriate locations 
for structures on a specific site and suitable mitigation measures, require an adequate 
geotechnical investigation for public or private development proposals located: (1) in an Alquist-
Priolo Special Studies Zone, or (2) in any other area of the County where an investigation is 
deemed necessary by the County Department of Public Works. 

 
15.24 Incorporate Geotechnical Concerns During Review of Proposals for New Development 

Incorporate geotechnical concerns into the review of proposals for new development through 
measures including but not limited to: siting and design of roads, grading, utilities, improvements 
and structures. 

 

4.4.4  IMPACTS AND MITIGATION MEASURES 
Method of Analysis 
This section identifies any impacts associated with geology and soils that could occur from construction, 
operation, and/or maintenance of the Proposed Project.  Impacts to and from geological resources were 
analyzed based on an examination of the project site, published information regarding geological hazards 
of the project area, field studies, and comparison of these factors to the significance criteria listed below. 
 
The impact analysis focused on the potential for the Proposed Project to impact the geology and soils 
within the project site, as well as geologic features in close proximity that might have an adverse impact 
on the site.  The evaluation was made in light of project plans and applicable regulations and guidelines.  
If it was determined that implementation of the Proposed Project has the potential to meet or exceed the 
significance criteria listed below, mitigation measures have been recommended to increase the 
compatibility and safety of the project site and to reduce impacts to less-than-significant levels.   

Significance Criteria 
Criteria for determining the significance of impacts associated with geology and soils have been 
developed based on Appendix G of the California Environmental Quality Act’s (CEQA) Guidelines.  
Impacts associated with geology and soils would be considered significant if the Proposed Project would: 
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 Expose people or structures to potential substantial adverse effects, including the risk of loss, 
injury, or death involving: 
o Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo 

Earthquake Zoning Map issued by the State Geologist for the area or based on other 
substantial evidence of a known fault; 

o Strong seismic ground shaking; 
o Seismic-related ground failure, including liquefaction; or 
o Landslides. 

 Result in substantial soil erosion or the loss of topsoil; 
 Be located in a geologic unit or soil that is unstable, or that would become unstable as a result 

of the project, and potentially result in on- of off-site landslide, lateral spreading, subsidence, 
liquefaction, or collapse; 

 Be located on expansive soil; 
 Have soils incapable of adequately supporting the use of septic tanks or alternative wastewater 

disposal systems where sewers are not available for the disposal of wastewater. 

Effects Found Not to be Significant 

The Initial Study (Appendix B) concluded that the Proposed Project would not be located on expansive 
soils or soils with a high risk of liquefaction.  Additionally, the Proposed Project does not propose the use 
of septic tanks or alternative wastewater disposal systems where sewers are not available for the 
disposal of wastewater.  These effects are therefore not considered within this EIR. 

Project Specific Impacts and Mitigation Measures  
Impact 

4.4-1 Earth-moving activities associated with construction of the Proposed Project have the 
potential to result in soil erosion or the loss of topsoil. 

As discussed above, the soil conditions on the project site have a moderate potential for soil 
erosion (NRCS, 2013).  Construction of the Proposed Project would involve grading, clearing, and 
landscaping activities associated with the development of residential units, roadways, and 
corresponding infrastructure (including potable water lines and storm water and sewage 
conveyance lines).  Construction would result in the temporary disturbance of soil and would 
expose disturbed areas to potential storm events, which could generate accelerated runoff, 
localized erosion, and sedimentation of local waterways.  Vegetation clearing associated with the 
Proposed Project could remove obstacles to sediment transport and expose new soils.  In 
addition, construction activities could expose soil to wind erosion effects that could adversely 
affect both on-site and nearby soils and the re-vegetation potential of the area.  Soils at the 
project site are characterized as having moderate erosion hazards.  Without implementation of 
erosion control measures and BMPs, there could be substantial soil erosion and loss of topsoil 
from the project site. 

Implementation of Mitigation Measures 4.4-1a and 4.4-1b would require construction 
contractors to install erosion and sediment control measures in accordance with the CWA 
NPDES construction general permit regulations and to implement an Erosion and Sediment 



4.4 Geology and Soils 

 

Analytical Environmental Services 4.4-13  Ascension Heights Subdivision Project 
January 2016  Final EIR 

Control Plan in accordance with San Mateo County Ordinance Code (Section 8600 et seq.).  After 
implementation of these measures, potential impacts would be reduced to less than significant.  
Less than Significant with Mitigation. 

Mitigation Measure 4.4-1a:  Implement Mitigation Measure 4.6-1 (Section 4.6; 
Hydrology and Water Quality) to identify and implement erosion control BMPs within the 
SWPPP prepared for construction activities in accordance with the State’s Clean Water 
Act NPDES general permit for construction activities.  Implementation of these BMPs 
would ensure that temporary and short-term construction-related erosion impacts under 
the Proposed Project would be reduced to a less-than-significant level.   

Mitigation Measure 4.4-1b:  The applicant shall obtain a San Mateo County Grading 
Permit which includes the requirement of an Erosion and Sediment Control Plan.  This 
Erosion and Sediment Control Plan shall be prepared by a licensed civil engineer or 
certified professional soil erosion and sediment control specialist.  The plan shall show 
the location of proposed vegetative erosion control measures, including landscaping and 
hydroseeding, and the location and details of all proposed drainage systems.  The plan 
shall include sufficient engineering analysis to show that the proposed erosion and 
sediment control measures during preconstruction, construction, and post-construction 
are capable of controlling surface runoff and erosion, retaining sediment on the project 
site, and preventing pollution of site runoff in compliance with the Clean Water Act. 

Impact 

4.4-2 The Proposed Project has the potential to result in structural damage and injury from 
seismic activity and related geologic hazards.  

The nearest mapped active fault to the project site is the San Andreas fault located approximately 
1.6 miles to the west.  Based on USGS mapping, there is a 90 percent probability that within the 
next 50 years, a magnitude 6.0 or greater earthquake will affect the project site (USGS, 2009).  
Richter magnitude 6.0 earthquakes correspond to MMI values of VII to VIII, which would result in 
slight damage to specially designed structures, and moderate damage to buildings not designed 
for seismically active areas.  Although potential damage to people or structures from seismic 
ground shaking could be a concern, compliance with the CBC would require the site’s seismic-
design response spectrum to be established and incorporated into the design of all new 
structures.  Structures and utilities would be designed to withstand seismic forces per CBC 
requirements.  The CBC specifies that all proposed structures on the project site should be 
able to: resist minor earthquakes without damage; resist moderate earthquakes without 
structural damage but with some nonstructural damage; and resist major earthquakes without 
collapse but with some structural as well as nonstructural damage.  These construction 
standards would minimize the seismic ground shaking effects on developed structures; therefore, 
impacts related to ground shaking are less than significant and no mitigation is required. 

It is anticipated that approximately 46,500 cubic yards of soil and bedrock will be excavated within 
the site, and approximately 20,000 cubic yards may be used as engineered fill on-site.  If this fill 
material is determined to be unsuitable for use on-site, soils from other sources in the project 
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vicinity would be utilized.  With the incorporation of mitigation, fill materials would be tested to 
ensure their stability for use on the project site and placement of fill would be monitored to ensure 
compliance with all State and local requirements. 

As described in Subsection 4.4.2, the project site is not located within an Alquist-Priolo Fault 
Zone and is therefore not susceptible to surface rupture.  In addition, the project site has a very 
low liquefaction potential (ABAG, 2010).  However, the project site does have the potential for 
shallow-seated landslides, which is discussed further in Impact 4.4-3 below. 

Before a building permit can be issued for any structure, the Project applicant must submit a 
detailed Geotechnical Investigation to the building department (County General Plan Policy 
15.21).  The recommendations of the qualified engineering geologist in the geotechnical 
investigation will be incorporated into the project design.  In addition, the applicant will comply 
with the San Mateo regulations for excavating, grading, filling, and clearing (San Mateo County 
Ordinance Code Section 8600 et seq.) by applying for a Grading Permit and implementing the 
BMPs therein.  With mitigation, the project design would reduce all potential impacts associated 
with seismic activity to a less-than-significant level.  Less than Significant with Mitigation. 

Mitigation Measure 4.4-2a:  Grading and building designs, including foundation 
requirements, shall be consistent with the findings of the geotechnical investigation, the 
California Code of Regulations, and the California Building Code.   

Mitigation Measure 4.4-2b:  The project applicant shall comply with all 
recommendations contained within the site-specific Geotechnical Investigation conducted 
by Michelucci & Associates (2013) and attached here as Appendix E. 

Mitigation Measure 4.4-2c:  The applicant shall retain a qualified engineering geologist.  
All grading and installation of fill shall be performed under the observation of the qualified 
engineering geologist.   

Impact 

4.4-3 The Proposed Project could potentially result in shallow landslides due to the depth of 
unconsolidated colluvium on the project site. 

The underlying sandstone bedrock of the Franciscan formation is very stable underneath the 
project site, meaning there is a low probability of deep-seated bedrock landslides.  The 
unconsolidated colluvial material above the bedrock can be very deep in areas (at least 5 foot 
depth on average and up to a maximum of 15 feet).  Deep, unconsolidated material combined 
with the steep slopes on the flanks of the knoll can create a shallow landslide hazard.  Shallow 
landslides are typically caused by improper grading and placement of structural fill, loading of the 
top of a slope, seismic activity, and changes in pore pressure of the soil caused by increased 
drainage in the slope.  Implementation of the mitigation measures described above for site 
grading and engineered fill will reduce the risk of shallow landslides.  With the additional 
measures described below, impacts will be less than significant.  Less than Significant with 
Mitigation. 
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Mitigation Measure 4.4-3a:  Implement Mitigation Measure 4.6-2 (Section 4.6; 
Hydrology and Water Quality) to ensure that the site storm water drainage system 
(including individual systems for each residence) shall not allow discharge of uncontrolled 
runoff onto the site slopes.  Concentrated runoff shall not be allowed to flow over graded 
slopes or areas of thick soil, colluviums, or fill. 

Mitigation Measure 4.4-3b: Implement Mitigation Measure 4.4-2c to ensure the 
recommendations of the Geotechnical Investigation regarding subdrains and surface 
drainage are included in the project design. 

Cumulative Impact 

4.4-4 Development of the Proposed Project in combination with future projects in the region 
could result in cumulative effects associated with geology and soils.   

The project site falls within the City of San Mateo’s sphere of influence, and implementation of the 
Proposed Project and other potential cumulative projects in the region, including growth resulting 
from build-out of the City of San Mateo’s General Plan, could result in increased erosion and soil 
hazards and could expose additional structures and people to seismic hazards.  Potential soil and 
seismic hazards from cumulative development could represent a significant cumulative impact if 
projects do not incorporate grading/erosion plans and are not developed to the latest building 
standards incorporating recommendations from site-specific geotechnical reports prepared for 
these projects.  The County, City of San Mateo, and surrounding jurisdictions would implement 
mitigation measures specifically designed to avoid, reduce, or mitigate potential impacts 
associated with geology and soils.  Therefore, after mitigation, cumulative impacts would be 
considered less than significant and would not be cumulatively considerable.  Less than 
Significant with Mitigation. 

Mitigation Measure 4.4-4:  Implement Mitigation Measures 4.4-1 through 4.4-3. 
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4.5 LAND USE 
4.5.1 INTRODUCTION 
This section addresses the potential for land use impacts and evaluates the consistency of the Proposed 
Project with applicable land use designations and policies that are intended to reduce environmental 
impacts of development projects.  Following an overview of existing land uses in Subsection 4.5.2 and 
the relevant regulatory setting in Subsection 4.5.3, project-related impacts and recommended mitigation 
measures are presented in Subsection 4.5.4.   

4.5.2 LAND USE SETTING 
The project site is located within unincorporated San Mateo County (County), which is located in the San 
Francisco Bay Area, south of the City of San Francisco on the San Francisco Bay Peninsula.  As 
discussed in Section 4.1, the County is characterized by densely populated cities located along the bay 
in the northeastern half of the County with more sparsely populated areas and open space in the central 
and southwestern portions.  The unincorporated area of the County includes approximately half of the 
land area of the entire County, but only nine percent of the County population resides within the 
unincorporated areas (SMC, 2012a).  Further, the population residing within the unincorporated County is 
primarily located very near city boundaries.  The Local Agency Formation Commission (LAFCO) has 
assigned each of the County’s urbanized unincorporated areas to the sphere of influence of an adjacent 
city, and, as of 2000, these unincorporated, urbanized communities contained about 71 percent of the 
unincorporated County’s housing supply and 75 percent of the unincorporated population (SMC, 2012a).  
The project site is located adjacent to the southeastern boundary of and is completely within the sphere of 
influence of the City of San Mateo (SMC LAFCO, 2013).   

Project Site Land Uses 
The 13.3-acre project site is located east of Interstate 280 (I-280), west of State Route 92 (SR-92), and 
north of the I-280 and SR-92 interchange within the unincorporated community of San Mateo Highlands.  
The project site is characterized as a hillside property that slopes steeply near the base of the hill (25 
percent to 95 percent grade) and changes to a gentler slope toward the top of the hill.  Aside from a 
potable water tank owned by California Water Service Company [Cal Water] and cell transmitter enclosed 
by fencing located at the top of the hill (these structures and the immediate surrounding area are not part 
of the project site, refer to Figure 3-3) and a paved service road to the water tank/cell transmitter parcel, 
the project site is primarily undeveloped open space.  There are some man-made cut slopes and shelves 
along the lower slopes and drainage structures along the northwest and southwest perimeters of the 
project site (approximately 0.25 percent of the overall project site).  The site is vegetated with non-native 
grasses, shrubs, and trees.   

Surrounding Land Uses 
The project site is situated on the northeastern corner of Bel Aire Road and Ascension Drive; these roads 
border the project site to the northeast and southeast, respectively.  Single-family residential homes are 
immediately adjacent to the project site along the northeast and southeast.  Single-family residential 
homes are also located to the northwest and southwest of the project site along Bel Aire Road and 
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Ascension Drive.  The predominate land uses surrounding the site include single-family neighborhoods, 
including the Baywood Park neighborhood to the northeast, the Enchanted Hills neighborhood to the 
southeast and southwest, and the Starlite Heights neighborhood to the northwest.  The College of San 
Mateo is located less than 0.25 mile northeast of the project site. 

Land Use Designation and Zoning 
County of San Mateo General Plan 

The project site is located in area identified as an “Urban Neighborhood” by the County of San Mateo 
General Plan (County General Plan), which is defined as an area primarily devoted to residential land 
uses and that is generally integrated with adjacent cites (SMC, 1986a).  The land use designation for the 
project site provided in the County General Plan is Medium-Low Density Residential (Figure 4.5-1), which 
allows development of 2.4 to 6.0 dwelling units (du) per net acre (du/acre).  The criteria for this land use 
designation are as follows: 

 Existing medium-low density areas; 
 Hillside areas with steep slopes; 
 Adjacent to sensitive habitats; 
 Hazardous areas; and/or 
 Not within areas of high perceived noise levels. 

County of San Mateo Zoning Regulations 

The project site is zoned one-family residential district (R-1) and residential density district Number 8 (S- 
8) (Figure 4.5-2).  This zoning allows for the following uses: 

 One-family dwellings; 
 Public parks and playgrounds; 
 Crop and tree farming and truck gardening; 
 Home occupations; 
 Accessory buildings and accessory uses appurtenant to a residential use provided; however, that 

such accessory buildings shall not be constructed until the main building shall have been 
constructed; 

 Keeping of pets in association with a one-family dwelling; 
 Limited keeping of pets in association with a second unit; 
 Animal Fanciers in association with a one-family dwelling, subject to an animal fanciers’ permit 

issued in accordance with County Ordinance Code, Division III, Part Two, Chapter 6.3; 
 Catteries in association with a one-family dwelling, subject to a kennel/cattery permit issued in 

accordance with County Ordinance Code, Division III, Part Two, Chapter 12; 
 On parcels of at least 2,500 square feet in size, and in compliance with the conditions set forth in 

Section 6401.1.1 of the San Mateo County Ordinance Code, the keeping of no more than six (6) 
of the following domestic poultry: chicken and ducks.  Roosters are prohibited;  

 On parcel sizes exceeding 7,500 square feet, and in compliance with the conditions set forth in 
Section 6401.1.1 of the San Mateo County Ordinance Code, the keeping of no more than ten (10) 
of the following domestic poultry: chicken and ducks.  Roosters are prohibited;  
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 Reverse vending machines at public facilities; 
 Small collection facilities for recyclable materials at public facilities, subject to obtaining a building 

permit, provided that there is no additional mechanical processing equipment on site, that 
collection facilities shall not be located within 50 feet of a residence, nor decrease traffic or 
pedestrian circulation or the required number of on-site parking spaces for the primary use, and 
all litter and loose debris shall be removed on a daily basis; and/or 

 Large Residential Day Care Facilities for Children (Family Day Care Homes; 7 to 12 children), 
subject to a large family day care permit issued in accordance with the County Zoning 
Regulations, Chapter 22, Section 6401.2. 

 Keeping of confined animals.  

Development Regulations 

The following development standards set forth in the County of San Mateo Zoning Regulations apply to 
the R-1/S-8 Districts: 

 Minimum Building Site Average Width: 50 feet  
 Minimum Lot Area per du: 7,500 square feet  
 Minimum Front Yard Setback: 20 feet 
 Minimum Side Yard Setback: 5 feet 
 Minimum Backyard Setback: 20 feet 
 Maximum Height: 3 stories or 36 feet 
 Maximum Coverage: 40 percent 
 Parking: Two spaces per du.  Each off-street parking space shall have an area of not less than 

171 square feet exclusive of access drives or aisles, and shall be of usable shape, location, and 
condition.  There shall be adequate provision for ingress and egress to all parking spaces.  
Parking spaces required in connection with residential uses shall be provided in private garages, 
carports, or storage garages located on the same building site as the main building. 

San Mateo County Service Areas (CSA) 

The County provides enhanced police and fire protection services for the residents of the unincorporated 
area of the County west of the City of San Mateo and east of I-280; this area is known as County Service 
Area (CSA) #1.  Enhanced police and fire protection services are funded through property taxes and a 
special supplemental parcel tax that requires approval by the voters every four years.  Services include 
Sheriff’s patrol units, emergency and non-emergency response, fire prevention, public education, fire 
safety planning, community support activities, station and equipment maintenance, and training (SMC, 
2012c).  

The original boundaries of CSA #1 were drawn to encompass the original plan for a subdivision on the 
project site.  However, the Proposed Project proposes development of residences on a small portion of 
the project site that is not within the CSA boundaries (refer to Figure 3-56) (SMC LAFCO, 2013).  The 
highlighted territory would need to be annexed to CSA #1 so that all homes to be constructed receive the 
same level of police and fire protection and so that CSA #1 has both the jurisdiction and the funding to 
provide such service.  Annexation would require application to the LAFCO. 
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San Mateo County Lighting Districts 

The County Public Works Department provides street lighting for residents and businesses in the 
unincorporated areas of the County through street lighting districts.  Pacific Gas and Electric (PG&E) 
provides electricity and an electrical connection to each street light and is paid a fixed monthly fee for 
electrical energy to these fixtures.  Fixtures on both PG&E and County owned poles are maintained and 
serviced by personnel of the County Public Works Department.  Revenue for each County Lighting 
District is provided by an annual assessment on tax bills for properties located in within the district.  The 
closest lighting district to the project site is the Bel Aire Lighting District (SMC Department of Public 
Works, 2012).  The applicant proposes to annex the project site into the Bel Aire Lighting District, which 
would require an application to the LAFCO. 

4.5.3 REGULATORY CONTEXT 
California Building Standards Commission - Green Building Standards 
The California Building Standards Commission has developed green building standards intended to 
improve public health, safety, and general welfare by use of building concepts and design that have a 
reduced impact on the physical environment.  The 2010 edition of the California Green Building 
Standards Code (CALGreen) contains a comprehensive set of mandatory provisions for residential 
construction addressing such items as water efficiency, energy efficiency, and material conservation and 
efficiency.  CALGreen became effective January 1, 2011 and is Part 11 of Title 24 of the California 
Building Standards Code.   

County of San Mateo  
General Plan 

The County General Plan was adopted in 1986 and serves as a guide for both land development and 
conservation; it sets forth goals and policies for the future development of the County in part by 
designating the location of desired future land uses.  Polices applicable to the Proposed Project are 
listed in Table 4.5-1 at the end of this section.    

Zoning Regulations 

The County of San Mateo Zoning Regulations guide development on properties within the unincorporated 
areas of the County.  The Zoning Regulations for the project area were first adopted in 1957; several 
amendments have since been adopted.  The December 2012, edition of the County of San Mateo Zoning 
Regulations incorporates all adopted amendments through September 2012 (SMC, 2012b). 

Subdivision Regulations 

The County of San Mateo Subdivision Regulations were adopted on January 14, 1992 to regulate and 
control the divisions of land, movement/removal of lines between parcels, and determination of parcel 
legality within the unincorporated areas of the County (SMC, 1992).  

Green Building Ordinance 

The San Mateo County Green  Building Ordinance, adopted on February  26, 2008 and amended on 
October 7, 2008, strives to enhance public health and welfare by encouraging green building measures in 
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the design, construction, and maintenance of buildings.  Green Building Practices are intended to achieve 
the following goals: 

 To encourage the conservation of natural resources; 
 To reduce waste in landfills generated by construction projects; 
 To increase energy efficiency and lower energy usage; 
 To reduce operating and maintenance costs for buildings; and 
 To promote a healthier indoor environment. 

Local Agency Formation Commission (LAFCO) 

The State Legislature created LAFCOs in 1963 in response to the rapid growth and sporadic formation of 
cities and special districts in California in the years following World War II.  The County LAFCO is a State-
mandated, independent agency with countywide jurisdiction over changes in organization and boundaries 
of cities and special districts including annexations, detachments, incorporations, and formations.  The 
County LAFCO has responsibility in the following areas affecting local government in the County: 

1) To discourage urban sprawl and encourage the orderly growth and development of local 
government agencies; 

2) To prevent premature conversion of agricultural and open space lands; 
3) To review and approve or disapprove proposals for changes in the boundaries and organization 

of the 20 cities, 24 independent special districts and approximately 44 county-governed special 
districts plus incorporations of cities and formations of special districts; 

4) To establish and periodically update spheres of influence--future boundary, organization and 
service plans--for the county's cities and special districts; and  

5) To perform and assist in studies of local government agencies with the goal of improving 
efficiency and reducing costs of providing urban services (SMC LAFCO, 2012).  

City of San Mateo General Plan 
As discussed in Section 4.5.2, the project site is completely within the sphere of influence of the City of 
San Mateo (SMC LAFCO, 2013).  Therefore, consideration of the land use goals and policies of the City 
of San Mateo General Plan (updated in 2010) is necessary for the Proposed Project.  Polices applicable 
to the Proposed Project are listed in Table 4.5-1 at the end of this section. 

4.5.4  IMPACTS AND MITIGATION MEASURES 
Method of Analysis 
The Proposed Project was evaluated for compatibility with existing and planned land uses adjacent to the 
project site and consistency with adopted plans, policies, and zoning designations.  Long-term 
incompatibilities arise when adjacent land uses result in activities that could conflict with each other.  The 
respective environmental sections of this Draft EIR discuss any potential physical/environmental impacts 
that could impact adjacent sensitive receptors whereas this section addresses the Proposed Projects’ 
consistency with land use plans, polices, and regulations. 
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Significance Criteria 
Section 15125(d) of the CEQA Guidelines states that “[t]he EIR shall discuss any inconsistencies 
between the Proposed Project and applicable general plans and regional plans.”  Criteria for determining 
the significance of land use impacts have been developed based on Appendix G of the CEQA Guidelines.  
For the purposes of this Draft EIR, land use impacts are considered significant if the Proposed Project 
would: 

 Physically divide an existing community; 
 Result in a substantial inconsistency with any applicable land use plan, policy, or regulation of an 

agency with jurisdiction over the project adopted for the purpose of avoiding or mitigating an 
environmental effect; 

 Conflict with any applicable habitat conservation plan, or natural community conservation plan; 
 Result in the congregating of more than 50 people on a regular basis;  
 Result in the introduction of activities not currently found within the community;  
 Serve to encourage off-site development of presently undeveloped areas or increase 

development intensity of already developed areas; or  
 Create a significant new demand for housing.   

Effects Found Not to be Significant 

The Initial Study (Appendix B) concluded that the Proposed Project would not physically divide an 
established community, conflict with any applicable habitat conservation plan or natural community 
conservation plan, result in the congregating of more than 50 people on a regular basis, introduce 
activities not currently found within the community, nor encourage off-site development of presently 
undeveloped areas or increase development intensity of already developed areas.  The Proposed Project 
would have no impact on these criteria, and no further discussion of these criteria is contained within this 
EIR.  The Initial Study (Appendix B) also concluded the Proposed Project would not conflict with any 
applicable land use plan, policy, or regulation.  However, consistency with land use regulations was 
identified as an area of controversy during Scoping; therefore, land use consistency is evaluated in the 
following sections.  

Project Specific Impacts and Mitigation Measures 
Impact 

4.5-1 The Proposed Project would not result in a substantial inconsistency with any applicable 
land use plan, policy, or regulation of an agency with jurisdiction over the project adopted 
for the purpose of avoiding or mitigating an environmental effect.   

As discussed in Section 3.0, implementation of the Proposed Project would result in the 
development of 19 single-family residences with associated infrastructure and 7.8 acres of 
dedicated open space, 0.45 acres of which would be a protected conservation area.  These land 
uses are consistent with the land use designation of County Medium-Low Density Residential and 
zoning designation of R-1/S-8.  Furthermore, the Proposed Project would aid in achieving polices 
put forth in the County General Plan.  The Proposed Project is a compatible land use with the 
existing single-family residences and therefore protects and enhances the character of those 
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existing single-family areas (County General Plan Policy 8.14), achieves infilling in an urban area 
(County General Plan Policy 8.29), and includes plans for recreational facilities (County General 
Plan Policy 8.26).  Table 4.5-1 at the end of this section lists all County General Plan and City of 
San Mateo General Plan policies applicable to the Proposed Project and includes a general 
discussion of the Proposed Project’s consistency with these policies; the Proposed Project is 
consistent with all applicable polices.   

The 19 residences are designed to conform to the development regulations for R-1/S-8 zoned 
properties.  Lot sizes range from a minimum of 7,500 square feet to a maximum of approximately 
16,000 square feet.  One single-family house would be developed per each lot.  House 
development footprints are no more than 40 percent of the square footage of each lot, leaving at 
least 60 percent for yard coverage.  Setbacks for houses are 20 feet for front and back yards and 
5 feet for side yards.  Houses do not exceed 36 feet in height or 3 stories.  Each residence would 
be designed with two parking spaces in private garages, carports, and/or storage garages.  Off-
street parking spaces will have an area of at least 171 square feet exclusive of access drives or 
aisles and will be of usable shape, location, and condition; adequate provision for ingress and 
egress will be provided.  In addition, buildings will be designed and constructed according to 
California Building Code, including the CALGreen standards, which will also ensure the Proposed 
Project is consistent with the San Mateo County Green Building Ordinance.   

The Proposed Project would require approval from the County LAFCO for annexation of a portion 
of the project site to the CSA #1 and annexation of the entire project site to the Bel Aire Lighting 
District.  The Proposed Project discourages urban sprawl and premature conversion of 
agricultural and open space lands as it promotes infill within an existing residential neighborhood 
as opposed to expanding a neighborhood and therefore is consistent with the directives of the 
County LAFCO.   

The Proposed Project is consistent with the guidelines and/or objectives of the California Building 
Code, including the CALGreen Code; the County General Plan, including County land use and 
zoning designations; the County LAFCO policies; and the City of San Mateo General Plan.  
Therefore, the Proposed Project’s land use compatibility impacts are expected to be less than 
significant.  Less than Significant. 

Cumulative Impacts  

4.5-2 The Proposed Project would not contribute to adverse cumulative impacts associated with 
land use. 

Cumulative projects in the vicinity of the project site are discussed in Section 5.2.1.  All 
cumulative projects would be developed in accordance with local and regional planning 
documents; thus, cumulative impacts associated with land use compatibility would be less than 
significant.  Additionally, as discussed above, the Proposed Project will be consistent with the all 
applicable land use designations, goals, and policies, and thus would not contribute to the 
potential for adverse cumulative land use effects.  Less than Significant. 
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TABLE 4.5-1 
CONSISTENCY WITH COUNTY AND CITY OF SAN MATEO GENERAL PLAN LAND USE POLICIES  

Land Use Plan Policy Consistent Discussion 

San Mateo County General Plan 

7.3 Infrastructure: Distribute land uses where 
public services and facilities exist or can be 
feasibly provided (e.g., sewer and water systems) 
in order to achieve maximum efficiency. 

Yes The project site is surrounded by developed residential 
units.  Public services and utilities are either currently 
available or can be provided without impacting existing 
services. 

7.7 Land Use Patterns: Distribute the designation 
of land uses in order to achieve orderly, 
understandable, coherent and workable land use 
patterns. 

Yes The Proposed Project is the development of residential 
units within an area that is designated residential.   

7.16 Land Use Objectives for Urban Areas: Locate 
land use designations in urban areas (urban 
unincorporated areas) in order to: (1) maximize 
the efficiency of public facilities, services and 
utilities, (2) minimize energy consumption, (3) 
encourage the orderly formation and development 
of local government agencies, (4) protect and 
enhance the natural environment, (5) revitalize 
existing developed areas, and (6) discourage 
urban sprawl. 

Yes The project site is surrounded by existing single-family 
neighborhoods, and the Proposed Project would 
therefore maximize efficiency of public facilities, 
services, and utilities as well as discourage urban 
sprawl.  The Proposed Project includes development 
of 19 single-family residences and dedicated open 
space and is designed to minimize energy 
consumption and protect and enhance the natural 
environment to the maximum extent feasible.   
 

8.13  Appropriate Land Use Designations and 
Locational Criteria for Urban Unincorporated 
Areas 

a) Utilize, as guidelines only, the 
designations and densities shown in 
Table 8.1P [of the San Mateo 
County General Plan (1986)] to 
achieve stated land use objectives 
within unincorporated Urban 
Communities, Urban Neighborhoods 
and Special Urban Areas. 

b) Use the criteria in Table 8.1P [of the 
San Mateo County General Plan 
(1986)], as guidelines only, to locate 
land use designations in urban 
unincorporated areas. 

Yes The Proposed Project is a residential development with 
similar density as the surrounding community; as such 
it meets the guidelines of Table 8.1P. 

8.14  Land Use Compatibility 
a) Protect and enhance the character 

of existing single-family areas. 
b) Protect existing single-family areas 

from adjacent incompatible land use 
designations which would degrade 
the environmental quality and 
economic stability of the area. 

Yes The Proposed Project includes the development of 19 
single-family residences and 7.8 acres of designated 
open space; these land uses are compatible with as 
well as enhance and protect the character of the 
existing adjacent single-family areas.   

8.26  Recreational Land Use Planning: Plan for 
recreational land uses to provide recreational 
opportunities. 

Yes The Proposed Project includes7.8 acres of dedicated 
open space with walking trails to be utilized by 
residents of the development and the surrounding 
community. 
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Land Use Plan Policy Consistent Discussion 

8.29  Infilling: Encourage the infilling of urban 
areas where infrastructure and services are 
available. 

Yes The project site is a mostly undeveloped property 
surrounded by single-family residences and 
neighborhoods.  Therefore, the Proposed Project 
achieves infilling of an existing urban area.  

8.31  Overcoming Constraints to Development 
a) Encourage efficient and effective 

infrastructure (e.g., water supply, 
wastewater, roads) necessary to 
serve the level of development 
allowable within urban areas. 

b) Encourage improvements which 
minimize the dangers of natural and 
man-made hazards to human safety 
and property. 

Yes The Proposed Project is a redesign of a previous land 
use proposal for the project site.  The number of 
housing units was reduced and the design of the 
roadway was modified so as to reduce potential 
impacts to public services and utilities and to minimize 
the risks associated with natural and man-made 
hazards to human safety and property.   

8.34  Zoning Regulations: To ensure that 
development is consistent with land use 
designations, continue to use zoning districts 
which regulate development by applying specific 
standards. 

Yes The Proposed Project is consistent with the land use 
designation and zoning district that apply to the project 
site.   

8.35  Uses: Allow uses in zoning districts that are 
consistent with the overall land use designation. 

Yes The Proposed Project is consistent with the allowed 
uses within the zoning district that applies to the 
project site.   

8.36  Density: Regulate maximum allowable 
densities in zoning districts in order to: (1) ensure 
a level of development that is consistent with land 
use designations, (2) plan for the efficient 
provision of public facilities, services, and 
infrastructure, and (3) minimize exposure to 
natural and man-made hazards. 

Yes The Proposed Project is within the densities 
established for the zoning district and land use 
designations.  The necessary public facilities, services, 
and infrastructure can be provided while having a 
minimal exposure to natural and man-made hazards. 

8.37  Parcel Sizes: Regulate minimum parcel 
sizes in zoning districts in an attempt to: (1) 
ensure that parcels are usable and developable, 
(2) establish orderly and compatible development 
patterns, (3) protect public health and safety, and 
(4) minimize significant losses of property values. 

Yes The Proposed Project meets the County’s minimum 
parcel size. 

8.38  Height, Bulk, and Setbacks: Regulate height, 
bulk, and setback requirements in zoning districts 
in order to: (1) ensure that the size and scale of 
development is compatible with parcel size, (2) 
provide sufficient light and air in and around 
structures, (3) ensure that development of 
permitted densities is feasible, and (4) ensure 
public health and safety. 

Yes The Proposed Project as currently designed is 
consistent with the County’s height, bulk, and setback 
requirements per the zoning designation. 

8.39  Parking Requirements: Regulate minimum 
on-site parking requirements and parking 
development standards in order to: (1) 
accommodate the parking needs of the 
development, (2) provide convenient and safe 
access, (3) prevent congestion of public streets, 
and (4) establish orderly development patterns. 

Yes The Proposed Project is consistent with existing land 
use designations, which include the associated parking 
requirements.   
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Land Use Plan Policy Consistent Discussion 

8.40  Land Divisions: When creating new land 
divisions, align streets and parcels to maximize 
solar access. 

Yes The Proposed Project is 19 residential lots aligned on 
two streets.  The streets are in an east/west direction 
due to limitations of project site.  Individual homes will 
still have solar access. 

8.41  Solar Access: Minimize the obstruction of 
solar access by: (1) protecting structures from 
encroachment, (2) landscaping with appropriate 
plant materials, and (3) clustering structures 
where beneficial. 

Yes Landscaping design of the Proposed Project will 
minimize obstruction of solar access per each 
residence.  

8.42  Buildings: Encourage the construction of 
energy efficient buildings which use renewable 
resources to the maximum extent possible. 

Yes Buildings will meet current building codes, which 
includes Title 22.  Title 22 requires that new 
construction meet new energy efficient guidelines. 

City of San Mateo General Plan   

LU 1.9 Single-Family and Duplex Preservation 
Protect: Established predominantly single-family 
areas by limiting new development in such areas 
to single-family uses, and protect predominantly 
duplex areas by limiting new development to low-
density residential uses as delineated on the Land 
Use Map. Consider redesignating multi-family 
areas to single-family and low-density residential 
uses where such uses predominant and where the 
creation of additional legal non-conforming uses 
would be minimized. 

Yes The Proposed Project is a single-family residential 
project within a single-family residential area and is 
consistent with the density of the surrounding area.  

LU 5.1 Inter-Agency Cooperation: Promote and 
participate in cooperative planning with other 
public agencies and adjacent jurisdictions, 
especially regarding regional issues such as water 
supply, traffic congestion, rail transportation, air 
pollution, waste management, fire services, 
emergency medical services and climate change 

Yes The City of San Mateo will be provided a copy of this 
Draft EIR and will be invited to provide comments, 
suggestions, and input on the Proposed Project to best 
meet the City of San Mateo’s goals. 

LU 7.2 New Development within the Sphere of 
Influence: Seek to require new developments and 
related infrastructure to be consistent with and to 
be designed to the City's General Plan goals and 
policies, zoning code requirements, development 
standards and the City's municipal code. 

Yes The City of San Mateo will have an opportunity to 
discuss the Proposed Project and seek to ensure that 
the Proposed Project meets the City of San Mateo’s 
design and infrastructure goals within the City’s Sphere 
of Influence. 

 
Source: SMC, 1986a; City of San Mateo, 2010a. 

  

 



 
 

 

Analytical Environmental Services                                                   4.6-1 Ascension Heights Subdivision Project 
January 2016  Final EIR 

4.6 HYDROLOGY AND WATER QUALITY 
4.6.1  INTRODUCTION 
This section addresses the potential for the Proposed Project to cause impacts associated with hydrology 
and water quality.  Following an overview of the hydrological and water quality setting in Section 4.6.2 
and the relevant regulatory setting in Section 4.6.3, project-related impacts and recommended mitigation 
measures are presented in Section 4.6.4.   

4.6.2  ENVIRONMENTAL SETTING 
Surface Water  
Regional 

The project site is located approximately 9 miles east of the Pacific Ocean and approximately 7 miles 
west of the San Francisco Bay within the 1,200-square mile San Francisco Bay Subbasin (18050004) of 
the San Francisco Subregion, which includes a 4,470-square mile area that drains to the South San 
Francisco Bay.  The project site is within the San Mateo Creek Watershed, which includes the Upper and 
Lower Crystal Springs Reservoir, located approximately one mile to the northwest of the project site.  San 
Mateo Creek is the only waterway that exits the Crystal Springs Reservoir Dam; it flows east through the 
unincorporated areas of San Mateo County (County) through the City of San Mateo to the San Francisco 
Bay.  Polhemus Creek, which is located less than a mile west of the project site, is the closest 
jurisdictional water course to the project site.  Polhemus Creek connects with San Mateo Creek 
downstream of the dam.  

Local 

The project site is located in a relatively hilly area, approximately three miles east from the nearest 
mountain range.  The project site is situated on a hillside property along a ridge that slopes steeply (25 
percent to 95 percent grade) with a gentler slope toward the top of the hill; average slopes on the project 
site are approximately 40 percent.  Surface elevation of the site ranges from approximately 410 to 610 
feet above mean sea level (amsl).   

The project site does not contain any water features that are considered to be waters of the United States 
(U.S.) or State.  During the biological site surveys, two drainages were observed.  Water flow on the 
subject property generally drains in a south or westerly direction towards Polhemus Creek.  One drainage 
runs along the northeast side of the project site, behind a row of houses on the south side of Parrott 
Drive, and flows west towards Bel Aire Road.  This feature is fairly linear and may be man-made, or may 
have been more thoroughly channelized to facilitate drainage from adjacent housing.  The second 
drainage originates in the west-central region of the project site and was likely formed as a result of soil 
erosion due to runoff from the surrounding area.  The drainage swales receive water from direct 
precipitation and from surface runoff from the surrounding land (refer to Section 4.3 for further 
discussion).   
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Surface Water Quality 

The San Francisco Bay Region includes 4,603 square miles and is characterized by its dominant feature: 
1,100 square miles of the 1,600-square mile San Francisco Bay Estuary.  The San Francisco Bay 
functions as the only drainage outlet for waters of the Central Valley as well as receives water from 
surrounding bay area lands, which includes upland areas, urban areas, wetlands, and marshes.  Water 
quality is therefore dominated by input from the Central Valley but is also influenced by the land uses and 
input from surrounding lands.  Water quality in the San Francisco Bay Region is affected by a myriad of 
sources including soil erosion, wastewater treatment discharge, stormwater runoff, agricultural runoff, 
urban land use and development runoff, industrial wastewater, recreation activities, mining activities, and 
plants and animals.  The South San Francisco Bay is listed as impaired under the 303(d) list for 
chlordane, dichlorodiphenyltrichloroethane (DDT), dieldrin, dioxin compounds, furan compounds, invasive 
species, mercury, polychlorinated biphenyls (PCBs), and selenium (SWRCB, 2010).   

Local water quality within the San Mateo Creek Watershed is heavily influenced by surrounding land 
uses.  Constituents found in urban runoff vary depending on the location and storm event.  In the vicinity 
of the project site, the natural weather patterns consists of warm, dry summers and mild, damp winters; 
fog often moves in during the late afternoon through early morning in the summer months.  The portion of 
San Mateo Creek above the Upper and Lower Crystal Springs Reservoir is listed as impaired under the 
303(d) list for diazinon and trash associated with urban runoff and storm sewers.  Trash is also from 
illegal dumping.  The portion of the San Mateo Creek below the Reservoir is listed as impaired under the 
303(d) list for sediment toxicity; potential sources are unknown (SWRCB, 2010).   

Flooding 
The Federal Emergency Management Agency (FEMA) oversees the delineation of flood zones and the 
provision of federal disaster assistance.  FEMA manages the National Flood Insurance Program (NFIP) 
and publishes the Flood Insurance Rate Maps (FIRMs), which show the expected frequency and severity 
of flooding by area, typically for the existing land use and type of drainage/flood control facilities present.  
Flood zones are determined by the probability of flooding within a certain time period, such as a 100-year 
or 500-year flood event.  Floodplains are divided into flood hazard zones, designated by the potential for 
flooding of an area during a flood event.  Flood zones B, C, and X may include those areas that are 
located within the 100-year flood plain but are adequately protected by levee systems, while Zone A is 
designated as areas inundated by a 100-year storm event. 

The project site is located outside the 100- and 500-year floodplain, and there are no areas in the 
immediate vicinity of the project site within the 100- or 500-year floodplain.  Additionally, the project area 
is located just outside of a dam inundation area according to the San Mateo County Dam Failure 
Inundation Areas Map.  However, nearby roadways such Crystal Springs Road and Polhemus Road are 
at risk of inundation in the event of a dam failure.   

Drainage and Stormwater 
The soils on the project site consist of Fagan loam, Orthents (cut and fill), and Orthents (cut and fill – 
Urban land complex).  These soils are well-drained but have a slow to very slow infiltration rate and 
therefore high runoff potential when thoroughly wet (NRCS, 2013).  Surface soil is primarily underlain by 
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dense to very dense Franciscan sandstone bedrock located approximately three feet deep.  More 
weathered rock overlays less weathered rock.  The bedrock is fractured at shallow depths (Appendix E).   

The project site is largely undeveloped, with the single exception of a paved access roadway that bisects 
the project site from the north corner to the south eastern edge.  The roadway connects Bel Aire Drive 
with parcel upon which a potable water tank (owned by the California Water Service Company [Cal 
Water]) and a cellular transmitter tower are located.  The water tank/cell transmitter parcel is surrounded 
by but is not part of the project site (refer to Figure 3-3).  Fencing encloses the tank/cell transmitter parcel 
and Monterey pine trees visually shield the structures.  The access roadway currently serves as the only 
access point to the project site.  The project site supports a variety of native and non-native grasses, 
shrubs, and trees.  Additional land disturbances to the project site include cut slopes and shelves along 
the lower slopes and drainage structures above Ascension Drive and Bel Aire Road. 

The drainage structures currently on the project site were installed to address the severe erosion 
problems.  However, these structures are no longer effective.  Extensive soil erosion has occurred on the 
bottom half of the northwest, southwest, and southeast cut/bench slopes of the project site; all erosion is 
well outside of the development footprint of the Proposed Project.  The highly eroded areas are almost 
entirely located within previously excavated cuts or originate along abandoned bulldozer tracks located at 
higher elevations.  Erosion occurs broadly along the excavated slope cuts or along surface drainage 
channels.  The erosion along the southeastern slope is likely due to a sudden large volume release from 
the water tank in the 1960s combined with the natural slope in the topography.  In general, there has 
been little change to the eroded areas in the last 11 years (Appendix E).   

Most runoff from the project site drains overland and onto adjacent roadways and properties, primarily to 
the storm drains located in Bel Aire Road and Ascension Drive.  Runoff from the western half of the 
project site and a small portion of the southeastern area of the project site flows over land to the storm 
drains.  Runoff from the northeastern and eastern portion of the project site currently drains into the yard 
areas of the houses on Parrott Drive and CSM Drive.  The storm drains in Bel Aire Road and Ascension 
Drive, as well as other storm drain lines in the surrounding areas to the northwest, drain through a series 
of inlets into the main line.  The main line follows Ascension Drive westward from the intersection of 
Ascension Drive and Bel Aire Road and then flows southward to a drop inlet at the intersection of 
Ascension Drive and Polhemus Road and outfalls under Polhemus Road into Polhemus Creek. 

Detailed hydrology calculations for the existing drainage system (Appendix L) indicate that the existing 
system is generally able to accommodate current pre-development runoff, with the exception of two storm 
drain pipes.  The 15-inch diameter pipe that crosses Ascension Drive at Enchanted Way is sloped at 2 
percent, and existing flows exceed capacity of this pipe by almost 20 percent.  The 30-inch diameter 
outfall pipe that crosses Polhemus Road is sloped at 1.3 percent and is also over capacity.  The capacity 
problems with both pipes are primarily due to their flat slopes (Appendix G of CAJA, 2009). 

Groundwater 
Regional  

The project site is located above the San Mateo Subbasin of the Santa Clara Valley Groundwater Basin 
(No. 2-9.03), which includes a surface area of 75 square miles from the northwest trending Coastal 
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Mountain Ranges to the southwest end of the San Francisco Bay.  The Westside Groundwater Basin is 
located to the north.  The western margin is formed by the Santa Cruz Mountains and the San 
Francisquito Creek forms the southern boundary.  The Santa Clara Formation of Plio-Pleistocene age 
and alluvial deposits of Quaternary age comprise the water bearing formations of the subbasin.  All larger 
yielding wells acquire water from the Quaternary alluvium, primarily from the deeper confined and semi-
confined aquifers.  Infiltration from waterways that enter the valley from upland areas and percolation of 
precipitation that falls directly on the valley floor are the sources for natural recharge.  Detailed data 
regarding the groundwater budget, groundwater in storage, and capacity of storage are not available for 
the subbasin (DWR, 2004).   

Local 

The technical reports that were prepared for the previous project (refer to Section 3.3 for discussion) 
include a soil analysis prepared by Terrasearch, Inc. (1980), a geotechnical analysis prepared by R.C. 
Harlan & Associates (H&A) (1981), and a geotechnical and engineering analysis prepared by Michelucci 
& Associates (Michelucci) (2002).  Michelucci (2013) also prepared a supplemental Geotechnical 
Investigation for the Proposed Project that, in general, confirmed the findings of the 2002 report 
(Appendix E).  During project site surveys, free groundwater was not encountered in any of the test 
borings on the project site, although moisture was noticed in one of the borings at a depth of 
approximately 12 feet (Terrasearch, Inc., 1980).  The depth to the groundwater table has not been 
determined but is anticipated to be relatively deep, given the surface topography, and to fluctuate with 
precipitation (H&A, 1981).  Groundwater was not encountered in any of the borings during project site 
surveys (Michelucci, 2002), and groundwater levels on the project site tend to fluctuate seasonally, with 
the potential to rise in the future (Appendix E).  Given the hydrologic rating of the soils on the project site, 
which are well-drained and have a high capacity for runoff (reducing the rate of infiltration), the project site 
does not have a significant contribution to groundwater infiltration in the area (NRCS, 2013). 

In areas where the topsoil layer is underlain by dense, less pervious bedrock, shallow, seasonal 
“perched” groundwater can sometimes occur.  Groundwater seepage was observed from the base of 
weathered rock and above the less pervious rock along Ascension Drive.  Following 2 to 3 inches of rain 
within an approximately 48-hour period in 2002, active seepage of water was observed from the toe of the 
cut slope adjacent to Ascension Drive and from the base of the weathered rock horizon 1 to 2 feet below 
the ground surface.  Erosion occurs primarily within this zone, and that groundwater, except possibly as 
relatively slow seepage, does not penetrate to greater depth (Appendix E).   

Groundwater Quality 

Groundwater in the San Mateo Subbasin is generally classified as calcium magnesium carbonate 
bicarbonate waters.  Water is slightly alkaline and considered very hard.  Water quality in some wells is 
impaired by high levels of sodium and nitrates (DWR, 2004).  In general, groundwater on the San 
Francisco Bay Peninsula is not suitable as a water supply as well outputs are typically extremely low (Cal 
Water, 2011). 
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4.6.3  REGULATORY CONTEXT 
Federal  
Clean Water Act 

The Clean Water Act (CWA) (33 USC § 1251-1376), as amended by the Water Quality Act of 1987, is the 
major federal legislation governing water quality.  The objective of the CWA is “to restore and maintain 
the chemical, physical, and biological integrity of the Nation’s waters.”  Important sections of the Act are 
as follows: 

 Sections 303 and 304 provide for water quality standards, criteria, and guidelines. 
 Section 401 (Water Quality Certification) requires an applicant for any federal permit that 

proposes an activity, which may result in a discharge to waters of the United States to obtain 
certification from the state that the discharge will comply with other provisions of the Act. 

 Section 402 establishes the NPDES, a permitting system for the discharge of any pollutant 
(except for dredged or fill material) into waters of the United States.  This permit program is 
administered by the State Water Resources Control Board (SWRCB) and is discussed in detail 
below. 

 Section 404 establishes a permit program for the discharge of dredged or fill material into waters 
of the United States.  This permit program is jointly administered by the United States Army 
Corps of Engineers (USACE) and the United States Environmental Protection Agency (USEPA).  

Federal Anti-degradation Policy 

The federal antidegradation policy is designed to protect water quality and water resources.  The policy 
directs states to adopt a statewide policy that includes the following primary provisions: (1) existing 
instream uses and the water quality necessary to protect those uses shall be maintained and protected; 
(2) where existing water quality is better than necessary to support fishing and swimming conditions, that 
quality shall be maintained and protected unless the state finds that allowing lower water quality is 
necessary for important local economic or social development; and (3) where high-quality waters 
constitute an outstanding national resource, such as waters of national and state parks, wildlife refuges, 
and waters of exceptional recreational or ecological significance, that water quality shall be maintained 
and protected. 

Safe Drinking Water Act 

Under the Safe Drinking Water Act (SDWA) (Public Law 93-523), passed in 1974, USEPA regulates 
contaminants of concern to domestic water supply.  Contaminants of concern relevant to domestic water 
supply are defined as those that pose a public health threat or that alter the aesthetic acceptability of the 
water.  These types of contaminants are regulated by USEPA primary and secondary Maximum 
Contaminant Levels (MCLs).  MCLs and the process for setting these standards are reviewed triennially.  
Amendments to the SDWA enacted in 1986 established an accelerated schedule for setting drinking 
water MCLs. 
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Federal Emergency Management Agency 

The County participates in the NFIP, a federal program administered by FEMA.  Participants in the NFIP 
must satisfy certain mandated floodplain management criteria.  The National Flood Insurance Act of 1968 
adopted a desired level of protection that would protect developments from floodwater damage 
associated with an Intermediate Regional Flood (IRF), a flood which is defined as having an average 
frequency of occurrence on the order of once in 100 years, although such a flood may occur in any given 
year.   

State 
California Porter-Cologne Water Quality Act 

The Porter-Cologne Water Quality Control Act (California Water Code Section 13000 et seq.) provides the 
basis for water quality regulation within California.  The Act requires a “Report of Waste Discharge” for 
any discharge of waste (liquid, solid, or otherwise) to land or surface waters that may impair a beneficial 
use of surface or groundwater of the state.  The San Francisco Bay Regional Water Quality Control Board 
(SFBRWQCB) implements waste discharge requirements identified in the Report. 

State Water Resources Control Board and Regional Water Quality Control Board 

The SWRCB administers water rights, water pollution control, and water quality functions throughout the 
state, while the Regional Water Quality Control Boards conduct planning, permitting, and enforcement 
activities.  The project site is within the jurisdiction of the SFBRWQCB. 
 
Water Quality Control Plan for the San Francisco Bay Basin 

The SFBRWQCB uses planning, permitting, and enforcement authorities to meet this responsibility and 
has adopted the San Francisco Bay Basin (Region 2) Water Quality Control Plan (Basin Plan), which 
includes all amendments through July 2013, to implement plans, policies, and provisions for water quality 
management (SFBRWQCB, 2013).  The Basin Plan was prepared in compliance with the federal CWA 
and the State Porter-Cologne Water Quality Control Act.  The Basin Plan establishes beneficial uses for 
major surface waters and their tributaries, water quality objectives that are intended to protect the 
beneficial uses, and implementation programs to meet stated objectives. 

NPDES Program - Construction Activity 

The SFBRWQCB will require that the Proposed Project comply with the provisions established by the 
National Pollutant Discharge Elimination System (NPDES).  The NPDES program regulates municipal 
and industrial storm water discharges under the requirements of the CWA.  California is authorized to 
implement a state industrial storm water discharge permitting program, with the SWRCB as the permitting 
agency. 

The Proposed Project must comply with the requirements of the most recent version of the NPDES 
General Permit for Storm Water Discharges Associated with Construction and Land Disturbance Activities 
(Order No. 2009-0009-DWQ).  This permit regulates discharges from construction sites that disturb one 
acre or more of total land area.  By law, all storm water discharges associated with construction activity 
where clearing, grading, and excavation results in soil disturbance must comply with the provisions of this 
NPDES permit.  The permitting process requires the development and implementation of an effective 
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Storm Water Pollution Prevention Plan (SWPPP).  The project applicant must submit a Notice of Intent to 
the SWRCB to be covered by a NPDES permit and prepare the SWPPP prior to the beginning of 
construction.  The SWPPP must include Best Management Practices (BMPs) to reduce pollutants and 
any more stringent controls necessary to meet water quality standards.  Dischargers must also comply 
with water quality objectives as defined in the Basin Plan.  If Basin Plan objectives are exceeded, 
corrective measures would be required. 

Implementation of the SWPPP starts with the commencement of construction and continues through 
completion of the project.  Upon completion of the project, the applicant must submit a Notice of 
Termination to the SWRCB to indicate that construction is completed.   

State Nondegradation Policy 

In 1968, as required under the federal antidegradation policy described previously, the SWRCB adopted 
a nondegradation policy aimed at maintaining high quality for waters in California.  The nondegradation 
policy states that the disposal of wastes into state waters shall be regulated to achieve the highest water 
quality consistent with maximum benefit to the people of the state and to promote the peace, health, 
safety, and welfare of the people of the state.  The policy provides as follows: 

A. Where the existing quality of water is better than required under existing water quality control 
plans, such quality would be maintained until it has been demonstrated that any change would be 
consistent with maximum benefit to the people of the state and would not unreasonably affect 
present and anticipated beneficial uses of such water. 

B. Any activity which produces waste or increases the volume or concentration of waste and which 
discharges to existing high-quality waters would be required to meet waste discharge 
requirements which would ensure (1) pollution or nuisance would not occur and (2) the highest 
water quality consistent with the maximum benefit to the people of the state would be maintained. 

California Toxics Rule 

In May 2000, the SWRCB adopted and USEPA approved the California Toxics Rule (CTR), which 
establishes numeric water quality criteria for approximately 130 priority pollutant trace metals and organic 
compounds.  The SWRCB subsequently adopted its State Implementation Policy (SIP) of Toxics 
Standards for Inland Surface Waters, Enclosed Bays, and Estuaries.  The SIP outlines procedures for 
NPDES permitting for toxic pollutant objectives that have been adopted in Basin Plans and in the CTR. 

Local 
San Mateo Countywide Water Pollution Prevention Program (SMCWPPP) 

The CWA and the California Porter-Cologne Water Quality Control Act require that large urban areas 
discharging storm water into the San Francisco Bay or the Pacific Ocean have an NPDES storm water 
discharge permit.  The counties surrounding the San Francisco Bay, including San Mateo, Santa Clara, 
Alameda, Marin, and Contra Costa, have each obtained these permits.  The City/County Association of 
Governments of the County (CCAG) created the San Mateo Countywide Water Pollution Prevention 
Program (SMCWPPP) to coordinate County-wide efforts and prevent stormwater pollution (also known as 
the San Mateo Countywide Stormwater Pollution Prevention Program [STOPPP]).  The SMCWPPP 
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includes 21 member agencies, the 20 cities within the County and the unincorporated County, all of whom 
are joint permit holders of the County-wide NPDES storm water discharge permit.  The agencies are 
responsible for preventing stormwater pollution and implementing their local stormwater pollution 
prevention and control activities (SMCWPPP, 2013).  Certain types of businesses must also apply for 
individual coverage by filing a notice of intent (NOI) with the SWRCB.  New residential subdivisions in the 
County are not required to apply for individual coverage at this time.  Additionally, the SMCWPPP has 
also developed a C.3 Stormwater Technical Guidance, Version 3.2 (revised January 2013) to help 
developers and builders include post-construction stormwater controls in their project so as to meet local 
requirements and reduce long term impacts of development on stormwater quality (SMCWPPP, 2013).   

Hydromodification Management Plan (HMP) 

Hydromodification occurs when undeveloped land is covered with impervious surfaces, such as buildings 
and pavement, which can cause excessive erosion and sedimentation in local waterways due to 
increases in flows associated with the newly constructed impervious surfaces.  Requirements to develop 
a Hydromodification Management Plan (HMP), which specifies management practices to ensure post-
project flows and durations match pre-project conditions, are included in the County-wide NPDES storm 
water discharge permit (SMCWPPP, 2010).  The project location is in an area of the County that is non-
exempt from the HMP. 

Bay Area Hydrology Model (BAHM) 

The SMCWPPP, along with other local county pollution prevention programs, sponsored the development 
of the Bay Area Hydrology Model (BAHM).  This software tool can be used to analyze the potential 
hydrograph modification effects of land development projects and to size structural solutions to mitigate 
the increased stormwater runoff from these projects.  Local rainfall and climate data as well as calibrated 
model parameters for an internal modeling engine using Hydrologic Simulation Program - Fortran (HSPF) 
are incorporated into BAHM.  Of particular advantage, the software's input and reporting interfaces allow 
both project designers and municipal reviewers to check designs without previous experience with 
simulation modeling (BAHM, 2007). 

San Mateo County General Plan  

The San Mateo County General Plan (County General Plan) was adopted in 1986 and serves as a guide 
for both land development and conservation within the unincorporated areas of the County.  Polices 
within the County General Plan relevant to water resources and applicable to the Proposed Project are as 
follows:  

Water Conservation 

10.25  Efficient Water Use 
a) Encourage the efficient use of water supplies through effective conservation methods. 
b) Require the use of water conservation devices in new structural development. 
c) Encourage exterior water conservation. 
d) Encourage water conservation for agricultural uses by using efficient irrigation practices. 
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10.26  Wastewater Reuse 
a) Encourage the reuse and recycling of water whenever feasible. 
b) Encourage the use of treated wastewater that meets applicable County and State health 

agency criteria. 
 
Natural Hazards 

15.43  Determination of the Existence of a Flooding Hazard 
a) When reviewing development proposals, use the Natural Hazards map to determine the 

general location of flooding hazard areas. 
b) When the Natural Hazards map does not clearly illustrate the presence or extent of flooding 

hazards, use more detailed maps and information, including but not limited to, the Flood 
Insurance Rate Maps (FIRM) prepared by the Federal Emergency Management Agency 
(FEMA) for San Mateo County and the dam failure inundation maps prepared for the San 
Mateo County Office of Emergency Services. 

 
15.46  Appropriate Land Uses and Densities in Flooding Hazard Areas 

a) Consider rural land uses that do not expose significant numbers of people to flooding 
hazards, such as agriculture, timber production, public and private recreation, and general 
open space, to be the most appropriate for flooding hazard areas. 

b) Consider higher density land uses to be appropriate within flood hazard areas in developed 
urban areas and rural service centers when adequate mitigation of the flood hazard can be 
demonstrated. 

c) Discourage the location of new critical facilities in flood hazard areas. 
 
15.47  Review Criteria for Locating Development in Areas of Special Flood Hazard 

a) Wherever possible, retain natural floodplains and guide development to areas outside of 
areas of special flood hazard. 

b) When development is proposed in areas of special flood hazards, require any structure to be 
safely elevated above the base flood elevation and not contribute to the flooding hazard to 
surrounding structures. 

c) Promote subdivision design to avoid areas of special flood hazard when possible, and identify 
these areas on the approved subdivision map. 

 
San Mateo County Code of Ordinances 

Division 14.100 of the County’s Code of Ordinances provides regulations for Stormwater Management 
and Discharge Control.  The purpose is to ensure the future health, safety, and general welfare of the 
County citizens by: eliminating non-storm water discharges to the municipal separate storm sewer; 
controlling the discharge to municipal separate storm sewers from spills, dumping, or disposal of 
materials other than storm water; and reducing pollutants in storm water discharges to the maximum 
extent practicable.  The intent of this ordinance is to protect and enhance the water quality of our 
watercourses, water bodies, and wetlands in a manner pursuant to and consistent with the CWA. 
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4.6.4  IMPACTS AND MITIGATION MEASURES 
Method of Analysis 
This section identifies any impacts to hydrology and water quality that could occur from construction, 
operation, and/or maintenance of the Proposed Project.  An examination of the project site, project 
components, and published information regarding the water resources in the project area was conducted 
to determine impacts to hydrology and water quality.  Where it was concluded that impacts to hydrology 
and water quality resulting from the Proposed Project would exceed the significance thresholds listed 
below, mitigation measures have been recommended to reduce impacts to less-than-significant levels.   

Significance Criteria 
Criteria for determining the significance of impacts to hydrology and water quality have been developed 
based on Appendix G of the California Environmental Quality Act (CEQA) Guidelines and relevant agency 
thresholds.  Impacts to hydrology and water quality would be considered significant if the Proposed 
Project would: 

 Violate any water quality standards or waste discharge requirements; 
 Substantially deplete groundwater supplies or interfere substantially with groundwater recharge 

such that there would be a net deficit in aquifer volume or a lowering of the local groundwater 
table; 

 Substantially alter the existing drainage pattern of the site or area, including through the alteration 
of the course of a stream or river, in a manner that would result in substantial pollution on-site or 
off-site; 

 Substantially alter the existing drainage pattern of the site or area, including through the alteration 
of the course of a stream or river, or substantially increase the rate or amount of surface runoff in 
a manner that would result in flooding on-site or off-site; 

 Create or contribute runoff water that would exceed the capacity of existing or planned 
stormwater drainage systems or provide substantial additional sources of polluted runoff; 

 Otherwise substantially degrade water quality; 
 Place housing within a 100-year flood hazard area as mapped on a federal Flood Hazard 

Boundary or Flood Insurance Rate Map or other flood hazard delineation map; 
 Place within a 100-year flood hazard area structures that would impede or redirect flood flows; or 
 Expose people or structures to a significant risk of loss, injury, or death involving flooding, 

including flooding as a result of the failure of a levee or dam or inundation by seiche, tsunami, or 
mudflow. 

Project Specific Impacts and Mitigation Measures 
Impact 

4.6-1 Construction activities could substantially degrade surface water and/or groundwater 
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quality, which could violate water quality standards.   

Construction of the Proposed Project would involve grading, clearing, and landscaping activities 
associated with the development of residential units, roadways, and corresponding infrastructure 
(including potable water lines and storm water and sewage conveyance lines).  Construction 
would result in the temporary disturbance of soil and would expose disturbed areas to potential 
storm events, which could generate accelerated runoff, localized erosion, and sedimentation of 
local waterways.  Disturbed areas and stockpiled soils exposed to winter rainfall could lead to 
sediment discharge into surface waters, resulting in a degradation of water quality.  In addition, 
construction equipment and materials have the potential to leak, thereby discharging additional 
pollutants into local waterways.  Pollutants potentially include particulate matter, sediment, oils, 
and greases and construction supplies such as concrete, paints and adhesives.  Changes to 
drainage patterns resulting from construction activities could result in discharge of these 
pollutants into surface waterways causing an exceedance of water quality objectives, which could 
adversely impact beneficial uses of downstream water resources.   

The Proposed Project is required to comply with the most recent version of the California NPDES 
General Permit for Storm Water Discharges Associated with Construction and Land Disturbance 
Activities (Order No. 2009-0009-DWQ), which mandates the development and implementation of 
a SWPPP.  Mitigation Measure 4.4-1a outlines the BMPs that shall be incorporated, at a 
minimum, into the SWPPP prepared in accordance with regulatory requirements.  Additionally, 
implementation of the Proposed Project requires obtaining a San Mateo County Grading Permit, 
which includes the development of a site-specific Erosion and Sediment Control Plan.  Mitigation 
Measure 4.4-1b specifies items and control measures that shall be included, at a minimum, in the 
Erosion and Sediment Control Plan.  With implementation of the proposed mitigation, impacts to 
surface water and groundwater quality from construction activities would be less than significant.  
Less than Significant with Mitigation. 

Mitigation Measure 4.6-1.  The applicant shall comply with the SWRCB NPDES General 
Permit for Discharges of Storm Water Runoff Associated with Construction Activity 
(General Permit).  The SWRCB requires that all construction sites have adequate control 
measures to reduce the discharge of sediment and other pollutants to streams to ensure 
compliance with Section 303 of the Clean Water Act.  To comply with the NPDES permit, 
the applicant will file a Notice of Intent with the SWRCB and prepare a SWPPP prior to 
construction, which includes a detailed, site-specific listing of the potential sources of 
stormwater pollution; pollution prevention measures (erosion and sediment control 
measures and measures to control non-stormwater discharges and hazardous spills) to 
include a description of the type and location of erosion and sediment control BMPs to be 
implemented at the project site, and a BMP monitoring and maintenance schedule to 
determine the amount of pollutants leaving the Proposed Project site.  A copy of the 
SWPPP must be current and remain on the project site.  Control measures are required 
prior to and throughout the rainy season.  Water quality BMPs identified in the SWPPP 
shall include, but are not limited to, the following: 
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 Temporary erosion control measures (such as silt fences, staked straw bales, 
and temporary revegetation) shall be employed for disturbed areas.  No 
disturbed surfaces will be left without erosion control measures in place during 
the winter and spring months.   

 Sediment shall be retained onsite by detention basins, onsite sediment traps, or 
other appropriate measures. 

 A spill prevention and countermeasure plan shall be developed which would 
identify proper storage, collection, and disposal measures for potential pollutants 
(such as fuel, fertilizers, pesticides, etc.) used onsite.  The plan would also 
require the proper storage, handling, use, and disposal of petroleum products. 

 Construction activities shall be scheduled to minimize land disturbance during 
peak runoff periods and to the immediate area required for construction.  Soil 
conservation practices shall be completed during the fall or late winter to reduce 
erosion during spring runoff.  Existing vegetation will be retained where possible.  
To the extent feasible, grading activities shall be limited to the immediate area 
required for construction. 

 Surface water runoff shall be controlled by directing flowing water away from 
critical areas and by reducing runoff velocity.  Diversion structures such as 
terraces, dikes, and ditches shall collect and direct runoff water around 
vulnerable areas to prepared drainage outlets.  Surface roughening, berms, 
check dams, hay bales, or similar devices shall be used to reduce runoff velocity 
and erosion. 

 Sediment shall be contained when conditions are too extreme for treatment by 
surface protection.  Temporary sediment traps, filter fabric fences, inlet 
protectors, vegetative filters and buffers, or settling basins shall be used to detain 
runoff water long enough for sediment particles to settle out.   

 Construction materials, including topsoil and chemicals, shall be stored, covered, 
and isolated to prevent runoff losses and contamination of groundwater. 

 Topsoil removed during construction shall be carefully stored and treated as an 
important resource.  Berms shall be placed around topsoil stockpiles to prevent 
runoff during storm events. 

 Establish fuel and vehicle maintenance areas away from all drainage courses 
and design these areas to control runoff. 

 Disturbed areas shall be revegetated after completion of construction activities. 
 All necessary permits and approvals shall be obtained. 
 Provide sanitary facilities for construction workers. 
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Impact 

4.6-2 Urban runoff resulting from the development of impervious surfaces and urban land uses 
on the project site has the potential to degrade water quality and violate water quality 
standards or waste discharge requirements.  

The Proposed Project includes development of 19 residences and, as discussed in Section 3.4, 
proposes to connect to and utilize local wastewater services, including the sewer systems owned 
and operated by Cal Water and the Town of Hillsborough and the wastewater treatment plant 
(WWTP) owned and operated by the City of San Mateo.  The contents and quality of wastewater 
produced by the Proposed Project would be consistent with contents and quality of wastewater 
produced at other residential subdivisions served by the City of San Mateo’s WWTP, and 
therefore no changes or modifications to the City of San Mateo’s NPDES permit would be 
required.  Implementation of Mitigation Measure 4.10-3, discussed in Section 4.10, would 
ensure the City of San Mateo WWTP adequately treats wastewater from the Proposed Project, 
and wastewater therefore poses no threat to waste discharge requirements.  

The Proposed Project has the potential to violate water quality standards during operation.  The 
conversion of land would increase the amount of impervious surfaces, which would alter the 
existing drainage pattern of the project site and could result in increased runoff flows that could 
lead to increased soil erosion or sedimentation to local surface waters.  During storm events, 
rainwater collects atmospheric pollutants and, upon surface impact, gathers roadway contaminant 
deposits including oxygen-consuming constituents, suspended solids/particulates, nutrients, 
heavy metals, trace organics, and microorganisms.  The increase in vehicular traffic and roadway 
surfaces on the project site would increase the level of contaminants in stormwater run-off.  In 
addition, residential land uses typically result in the use of various household products that often 
are deposited into the drainage system both directly by pouring oil down a storm drain or 
indirectly by fertilizer and pesticide runoff into storm drains.  Landscaped areas typically result in 
the use of pesticides, herbicides, and fertilizers.  Urban runoff might include waste associated 
with typical residential uses including: motor oil; grease; paints; solvents; trace metals from 
pavement runoff; nutrients and bacteria from pet wastes; and landscape maintenance debris 
that may be mobilized in wet-season storm runoff from housing and roadway areas, parking 
areas, and in dry-season “nuisance flows” from landscape irrigation.  Potential adverse impacts 
to local surface waters include an exceedance of surface water quality objectives resulting in 
sedimentation, eutrophication, and accumulation of pollutants in sediments and benthic 
organisms, and harm to native species.  

In Order No. 99-059, adopted July 21, 2004, the SFBRWQCB amended the SMCWPPP NPDES 
Permit to incorporate specific new development and redevelopment requirements (SFBWQCB, 
2004).  The requirements apply to development projects that exceed certain thresholds of 
impervious surface area.  Beginning in August 2006, any project that creates at least 10,000 
square feet of impervious surface must comply with C.3 Provisions of the NPDES permit.  In 
2003, the San Mateo Countywide NPDES Municipal Stormwater Discharge Permit (NPDES 
Permit No. CAS0029921) was amended to include stricter requirements for post-construction 
stormwater control measures.  New development projects, including the Proposed Project, are 
required by the NPDES permit to incorporate site design, source control, and treatment measures 
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to the “maximum extent practicable” and to use stormwater control measures that are technically 
feasible (likely to be effective) and not cost prohibitive, as described in C.3 Provisions of the 
NPDES permit.  Since more than 10,000 square feet of impervious surface would be created by 
the Proposed Project, the project must comply with C.3 Provisions of the NPDES permit and 
incorporate various prescribed measures into the project design.  The proposed on-site detention 
and drainage systems as described in Section 3.4 (individual lot retention systems and 
bioretention treatment system) serve to meet C.3 Provisions; Mitigation Measure 4.6-2a is 
included below to ensure proper installation and maintenance of the detention and drainage 
systems.  Potentially significant effects to water quality resulting from urban runoff would be 
reduced to less than significant through project design features (as required by the NPDES 
permit) and through implementation of the BMPs included in Mitigation Measures 4.6-2b and 
4.6-2c.  Less than Significant with Mitigation.   

Mitigation Measure 4.6-2a: Upon acceptance of the design concept, a maintenance 
agreement shall be developed between the County and the Homeowners Association 
(HOA) or equivalent entity requiring the HOA or equivalent entity to complete the 
following tasks and provide the following information on a routine basis.  These 
requirements apply only to the bioretention treatment system area of the project site and 
are as follows:  

 Maintenance of soils and plantings, including routine pruning, mowing, irrigation, 
replenishment of mulch, weeding, and fertilizing with a slow-release fertilizer with 
trace elements;  

 Removal of obstructions and trash from bioretention areas;  
 Use of only pesticides and fertilizers that are accepted within the integrated pest 

management approach for use in the bioretention areas;  
 Repair of erosion at inflow points;  
 Monthly review and inspection of bioretention areas for the following:  

o Obstruction of trash, 
o If ponded water is observed, the surface soils shall be removed and 

replaced and subdrain systems inspected, and  
o Condition of grasses; 

 Distribution of the following:  
o A copy of the storm water management plans shall be made available to 

personnel in charge of facility maintenance and shall be distributed to the 
subcontractor representative engaged in the maintenance or installation 
of the bioretention system, and  

o Material presented in the integrated pest management program will be 
made available to personnel in charge of facility maintenance and shall 
be distributed to the subcontractor representative engaged in the 
maintenance or installation of the bioretention system.   

Mitigation Measure 4.6-2b:  Upon acceptance of the design concept, a maintenance 
agreement shall be developed between the County and the HOA or equivalent entity 
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requiring the HOA or equivalent entity to complete the following tasks and provide the 
following information on a routine basis.  These requirements apply to all common areas 
of the project site and are as follows:  

 Drainage inlets shall be inspected monthly and kept clean of any trash that may 
have accumulated.  It is the responsibility of the property manager/owner to have 
those inspections performed, documented, and any repairs made.   

 Landscape areas shall be covered with plants or some type of ground cover to 
minimize erosion.  No areas are to be left as bare dirt that could erode.  
Mounding slopes shall not exceed two horizontal to one vertical.   

 Pesticides and fertilizers shall be stored as hazardous materials and in 
appropriate packaging, over spraying onto paved areas shall be avoided when 
applying fertilizers and pesticides.  Pesticides and fertilizers shall be prohibited 
from storage outside.    

 Landscape areas shall be inspected and all trash picked up and obstruction to 
the drainage flow removed on a monthly basis minimum.  The project site shall 
be designed with efficient irrigation and drainage to reduce pesticide use.  Plants 
shall be selected based on size and situation to reduce maintenance and routine 
pruning.   

 Integrated pest management information shall be provided to the building 
management.   

Mitigation Measure 4.6-2c.  Infiltration systems shall be designed in accordance with the 
following procedures outlined in the California Storm Water Best Management Practice 
Handbooks to reduce runoff and restore natural flows to groundwater:   

 Biofilters and/or vegetative swale drainage systems will be installed at roof 
downspouts for all buildings on the project site, allowing sediments and 
particulates to filter and degrade biologically.   

 Structural source controls, such as covers, impermeable surfaces, secondary 
containment facilities, runoff diversion berms, sediment, and grease traps in 
parking areas will be installed. 

 Designated trash storage areas will be covered to protect bins from rainfall. 

Impact 

4.6-3 Development of the Proposed Project would substantially alter the existing drainage 
patterns and may cause flows to exceed the capacity of existing stormwater drainage 
systems, result in substantial pollution on or off site, or result in flooding on or off site.  

Assuming the maximum allowable development footprint would be developed, the Proposed 
Project will create approximately 2.1 acres of impervious surfaces through construction of 
residences, driveways, roads, and sidewalks.  Therefore, the Proposed Project must comply with 
C.3 Provisions of the NPDES general permit, as described in Impact 4.6-2 above. 
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As discussed in Section 4.6.2, the existing drainage system on the project site is able to 
accommodate the current pre-development runoff, with two exceptions.  During rainfall events, 
discharge exceeds the capacity of the stormwater drain pipe that cross Ascension Drive at 
Enchanted Way (15 inch diameter, 2 percent slope) and the outfall stormwater drain pipe that 
crosses Polhemus Road (30-inch, 1.3 percent slope).  This conclusion was based on hydrological 
calculations performed using the Rational Method (Q=C*I*A) for 10-year storm events, as 
required by the County’s “Guidelines for Drainage Review” (Appendix G of CAJA, 2009).   

As discussed in Section 3.4, the Proposed Project would include an on-site stormwater drainage 
system designed and sized such that runoff from the Proposed Project will be released at pre-
development rates.  Each individual lot will have its own separate stormwater retention system 
that will be oversized to accommodate runoff from the on-site private street.  The system will 
meter discharge from each individual lot to the collective on-site storm drainage system, which 
consists of underground pipes, inlets, drainage structures and retention systems, concrete valley 
gutters, and a bioretention treatment system.  The bioretention treatment system is a CDS 
hydrodynamic separator runoff treatment device designed to remove as many pollutants as 
possible, including small sedimentation particles.  Given the long retention time of the proposed 
stormwater retention systems per each individual lot, impacts to the existing system during peak 
flows will be minimized.  However, the system requires regular maintenance to ensure proper 
performance.  Mitigation Measure 4.6-3a is therefore included.   

Given the capacity of the proposed stormwater drainage system and ability to delay peak flows, 
the Proposed Project would have a minimal impact to the existing stormwater drain system.  
However, the systems are designed for a 10-year event.  Should the rainfall exceed that of a 10-
year event or should the system become intermittently clogged, the system is designed so that 
such an event (such as a 100-year flood event) wouldthe slope of the project site and surrounding 
areas is such that water will run as over land flow and will drain into the nearby creek and thereby 
would neither pond on the project site nor flood adjacent properties (Leah and Braze, 2016). To 
ensure off-site drainage associated with the Proposed Project would not exceed the capacity of 
existing stormwater drainage systems, Mitigation Measure 4.6-3b is included below to reduce 
impacts to a less-than-significant level.   

As discussed in Impact 4.6-2, pollutants accumulated on the project site, from sources such as 
vehicular traffic or residential landscaping, have the potential to be mobilized during storm events, 
thereby resulting in pollution on-site or off-site.  Mitigation Measure 4.6-1b is included above to 
protect water quality and, in turn, also reduces the potential impact of on-site or off-site pollution 
resulting from a change in drainage patterns to a less-than-significant level.  Less than 
Significant with Mitigation. 

Mitigation Measure 4.6-3a: Upon acceptance of the design concept, a maintenance 
agreement shall be developed between the  County and the HOA or equivalent entity 
requiring the HOA or equivalent entity to complete and provide the documentation of 
annual inspection and cleaning of each of the 19 individual lot storm drainage systems.  
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The inspection shall be performed during the dry season and shall include removal of all 
trash and obstructions from area drains, cleanouts, and catch basins.  

Mitigation Measure 4.6-3b: The 15-inch diameter stormwater drain pipe flowing at 2 
percent that crosses Ascension Drive at Enchanted Way shall be replaced with a 21-inch 
diameter pipe.  The 30-inch diameter stormwater drain pipe flowing at 1.3 percent shall 
be replaced with a 36-inch diameter pipe sloped at 2 percent.  Stormwater drain pipe 
infrastructure improvements shall adhere to all applicable regulations and ordinances.  

Impact 

4.6-4  Development of the Proposed Project would not place housing within a 100-year flood 
hazard area as mapped on a federal Flood Hazard Boundary or Flood Insurance Rate Map 
or other flood hazard delineation map; place within a 100-year flood hazard area structures 
that would impede or redirect flood flows; or expose people or structures to a significant 
risk of loss, injury, or death involving flooding, including flooding as a result of the failure 
of a levee or dam or inundation by seiche, tsunami, or mudflow.  

As discussed in Section 4.6.2, the project site is located in an area designated Zone X on the 
FEMA FIRM map.  Zone X is defined as “(a)reas determined to be outside the 0.2 percent annual 
chance of a flood plain (FEMA, 2011).  Additionally, there are no water bodies or unstable soil 
types within or adjacent to the project site that could lead to inundation by seiche, tsunami, or 
mudflow.  As discussed in Section 4.6.2, the project area is located outside of the County-
designated dam inundation area.  No Impact.  

Impact 

4.6-5  Implementation of the Proposed Project would neither degrade groundwater quality nor 
substantially deplete groundwater supplies or interfere substantially with groundwater 
recharge such that there would be a net deficit in aquifer volume or a lowering of the local 
groundwater table.   

As stated in Section 4.6.2, the project site does not contain a high groundwater table, as 
evidenced by project site surveys and test borings conducted on the project site (Michelucci, 
2002; Appendix E).  The soils on the project site are well-drained with a high runoff potential, 
which reduces the ability of the project site to contribute to groundwater recharge of the 
underlying basin (NRCS, 2013).  Increasing impervious surfaces on the project site as a result of 
implementation of the Proposed Project would not result in a significant decrease in groundwater 
infiltration.  There are no aquifers below the site or in the vicinity of the project site.  No pumping 
activities or drilling of groundwater wells are proposed with Proposed Project.  Potable water 
demands created by the project would be served by Cal Water, which is ultimately supplied by 
the Hetch Hetchy Reservoir.  

Mitigation Measures 4.6-1, 4.6-2a, and 4.6-2b, which are protective of surface water quality, 
would also protect groundwater from potential contamination by pollutants.  The Proposed Project 
would not impact groundwater quality. 
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Therefore, project impacts would be less than significant with the proposed mitigation measures.  
Less than Significant with Mitigation. 

Cumulative Impact  

4.6-6 The Proposed Project in combination with future growth and development within the 
County and project vicinity could result in cumulative impacts to hydrology and water 
quality.   

The project site falls within the City of San Mateo’s sphere of influence, and implementation of the 
Proposed Project and other potential cumulative projects in the region, including growth resulting 
from build-out of the County General Plan and the City of San Mateo General Plan, could have a 
cumulative impact on hydrology and water quality in the region.  However, all developments in the 
area are required to comply with the general NPDES permit, which is intended to reduce the 
potential for cumulative impacts to water quality during construction.  In addition, the San Mateo 
Countywide NPDES Municipal Stormwater Discharge Permit (NPDES Permit No. CAS0029921) 
now includes stricter provisions for post-construction water quality control.  Therefore, impacts on 
cumulative construction- and operation- related water quality effects would be less than 
significant.   

Each of the cumulative development projects and the Proposed Project would be subject to local, 
State, and federal regulations designed to minimize cumulative impacts.  Mitigation measures for 
the Proposed Project in combination with compliance with City of San Mateo, County, State, and 
federal regulations, are expected to reduce cumulatively considerable impacts to a less than 
significant level.  Less than Significant Impact. 
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4.7 HAZARDS AND HAZARDOUS MATERIALS  
4.7.1 INTRODUCTION 
This section addresses the potential effects on human health and the environment due to hazards and 
hazardous materials.  Subsection 4.7.2 describes the environmental setting, including hazards and 
hazardous materials in and around the project site.  Subsection 4.7.3 describes the relevant regulatory 
setting.  Project-related impacts and recommended mitigation measures, if any, are presented in 
Subsection 4.7.4.   

4.7.2 ENVIRONMENTAL SETTING 
Definition of Hazardous Material  
A material is considered hazardous if it appears on a list of hazardous materials prepared by a federal, 
State, or local agency, or if it has characteristics defined as hazardous by such an agency.  A hazardous 
material is defined in Title 22 of the California Code of Regulations (CCR) as: 

“A substance or combination of substances which, because of its quantity, concentration, 
or physical, chemical or infectious characteristics, may either (1) cause, or significantly 
contribute to, an increase in mortality or an increase in serious irreversible, or 
incapacitating reversible, illness; or (2) pose a substantial present or potential hazard to 
human health or environment when improperly treated, stored, transported or disposed of 
or otherwise managed” (CCR, Title 22, Section 66260.10).   

Project Site Setting 
Sensitive Receptors 

Residences and schools are considered sensitive receptors to hazardous materials.  Single-family 
residential neighborhoods are the primary land use in the vicinity of the project site and are all sensitive 
receptors.  Additionally, the College of San Mateo is located approximately 0.25 mile to the northeast of 
the project site and constitutes a sensitive receptor.   

Air Strips and Airports  

The closest airport is the San Carlos Airport, approximately five miles east of the project site.  The most 
recent Comprehensive Airport Land Use Plan (CALUP) was updated in 1996 and distributed by the 
City/County Association of Governments (CCAG).  This CALUP shows that the project site is outside the 
Airport Influence Area Boundary for the San Carlos Airport.   

Wildland Fires 

The project site is located within the San Mateo County (County) Local Responsibility Area (LRA) 
produced by the California Department of Forestry and Fire Protection (CAL FIRE).  The CAL FIRE map 
designates the project site in a Very High Fire Hazard Severity Zone (VHFHSZ) (Figure 4.7-1).  This 
designation is based on data and models of potential fuels over a 30 to 50 year time horizon and their 
associated and expected fire behavior, and expected burn probabilities to quantify the likelihood and  
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nature of vegetation fire exposure (including firebrands) to buildings (CAL FIRE, 2008).  In addition, the 
County designates the project site and surrounding areas as a Community at Risk Zone (Figure 4.7-2).  
Housing developments, a community college, and other urban residential development surround the 
project site.  This area east of Interstate 280 (I-280) contains more than 95 percent of the urbanized land 
in the County and is developed with a mix of principal urban land uses, including industrial, commercial, 
and residential (SMC, 1986a).   

Hazardous Waste and Substances Sites 

The project site is not listed on the annually updated Hazardous Waste and Substances Sites (Cortese) 
List as containing any hazardous materials (DTSC, 2013).  During project site surveys conducted on July 
25, 2013, no hazardous materials were observed at or adjacent to the project site.   

4.7.3  REGULATORY CONTEXT 
Federal  
United States Environmental Protection Agency  

The United States Environmental Protection Agency (USEPA) administers numerous statutes pertaining 
to human health and the environment.  The USEPA regulates toxic air contaminants through its 
implementation of the Clean Air Act (CAA).  Although the CAA covers a range of air pollutants, Section 
112(r) specifically covers “extremely hazardous materials” which include acutely toxic, extremely 
flammable, and highly explosive substances.  Section 112(r) (referred to as the USEPA’s Risk 
Management Program) requires facilities involved in the use or storage of extremely hazardous materials 
to implement a Risk Management Plan (RMP).  A RMP requires a detailed analysis of potential accident 
factors present at a facility and requires the implementation of mitigation measures designed to reduce 
the identified accident potential. 

The USEPA also regulates the land disposal of hazardous materials through the Resource Conservation 
and Recovery Act (RCRA).  Under RCRA, the USEPA regulates the activities of waste generators, 
transporters, and handlers (any individual who treats, stores, and/or disposes of a designated hazardous 
waste).  RCRA further requires the tracking of hazardous waste from its generation to its final disposal 
through a process often referred to as the “cradle-to-grave” regulation.  The “cradle-to-grave” regulation 
requires detailed documentation and record keeping for hazardous materials generators, transporters, 
and/or handlers in order to ensure proper accountability for violations.   

Federal Occupational Safety and Health Administration  

The Occupational Safety and Health Act (OSHA) regulates the preparation and enforcement of 
occupational health and safety regulations with the goal of providing employees a safe working 
environment.  OSHA regulations apply to the work place and cover activities ranging from confined space 
entry to toxic chemical exposure.  OSHA regulates workplace exposure to hazardous chemicals and 
activities through regulations governing work place procedures and equipment.  
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U.S. Department of Transportation (U.S. DOT) 

The United States Department of Transportation (USDOT) regulates the interstate transport of hazardous 
materials and wastes through implementation of the Hazardous Materials Transportation Act.  This act 
specifies driver-training requirements, load labeling procedures, and container design and safety 
specifications.  Transporters of hazardous wastes must also meet the requirements of additional statutes 
such as RCRA, discussed previously. 

State 
Department of Toxic Substances Control  

The California Department of Toxic Substances Control (DTSC) regulates the generation, transportation, 
treatment, storage, and disposal of hazardous waste under RCRA and the State Hazardous Waste 
Control Law.  Both laws impose “cradle-to-grave” regulatory systems for handling hazardous waste in a 
manner that protects human health and the environment.   

California Occupational Safety and Health Administration (Cal/OSHA) 

The California Occupational Safety and Health Administration (Cal/OSHA) assumes primary responsibility 
for developing and enforcing state workplace safety regulations.  Because California’s program is 
federally approved, it is required to adopt regulations that are at least as stringent as those found in 
29 CFR.  Cal/OSHA standards are generally more stringent than federal regulations. 

Cal/OSHA regulations concerning the use of hazardous materials in the workplace, as detailed in Title 8 
of the CCR, include requirements for safety training, availability of safety equipment, accident and illness 
prevention programs, hazardous substance exposure warnings, and emergency action and fire 
prevention plan preparation.  Cal/OSHA enforces hazard communication program regulations that contain 
training and information requirements, including procedures for identifying and labeling hazardous 
substances, communicating hazard information related to hazardous substances and their handling, and 
preparation of health and safety plans to protect workers and employees at hazardous waste sites.  The 
hazard communication program requires that Material Safety Data Sheets (MSDSs) be available to 
employees and that employee information and training programs be documented. 

California Hazardous Materials Release Response Plans and Inventory Law of 1985 

The California Hazardous Materials Release Response Plans and Inventory Law of 1985, often referred 
to as the Business Plan Act, requires facility operators to prepare Hazardous Materials Business Plans 
(HMBP).  HMBPs are required to inventory hazardous materials stored and used on site, disclose the 
location of storage and use on site, maintain an emergency response plan, and contain provisions 
specifying employee training in safety and emergency response procedures.  Local regulatory authorities 
such as local Environmental Health Departments collect hazardous Materials Business Plans.   

Regional Water Quality Control Board 

The State Water Resources Control Board, along with the Regional Water Quality Control Boards 
(Regional Boards), also regulate hazardous substances, materials and wastes through a variety of state 
statutes including, for example, the Porter Cologne Water Quality Control Act, Cal. Water Code §13000 et 
seq., and the underground storage tank cleanup laws.  Cal. Health and Safety Code §§25280-25299.8.  
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Regional Boards regulate all pollutant or nuisance discharges that may affect either surface water or 
groundwater.  Any person proposing to discharge waste to waters of the State within any region must file 
a report of waste discharge with the appropriate Regional Board.  The project is located within the 
jurisdiction of the San Francisco Regional Water Quality Control Board (SFRWQCB).   

California Accidental Release Program  

The California Accidental Release Program (CalARP), governed by regulations set forth in the California 
Health and Safety Code (Section 25531 through 25543.3), requires that a facility that stores, generates, 
treats, or manufactures a regulated hazardous material to develop and submit Risk Management Plans 
(RMPs).  The RMPs must document all regulated hazardous materials, method of storage, location of 
storage areas, amounts present at a facility, and safety features for containing a potential release.  The 
purpose of the CalARP is to prevent the accidental release of hazardous materials from a stationary 
source.   

Emergency Response to Hazardous Materials Incidents 

California has developed an Emergency Response Plan to coordinate emergency services provided by 
federal, State, and local government and private agencies.  Response to hazardous materials incidents is 
one part of this plan.  The plan is administered by the state OES, which coordinates the responses of 
other agencies including CalEPA, the California Highway Patrol (CHP), California Department of Fish and 
Wildlife (CDFW), the SFRWQCB, and the San Mateo County Hazardous Materials Program. 

Municipal Solid Waste 

The California Integrated Waste Management Board (CIWMB) is the State-level agency within the 
CalEPA that oversees solid waste disposal and recycling and implements the Integrated Waste 
Management Act of 1989.  The CIWMB issues, and in some cases enforces, regulations, policies and 
guidance on waste prevention and reduction, and closure.  The CIWMB has promulgated detailed 
regulations for the closure and post closure monitoring and maintenance of municipal solid waste landfill.  
Additionally, because a municipal solid waste landfill may impact groundwater, a Regional Board may 
assert jurisdiction over an operating or closed landfill that is discharging or has discharged effluent and/or 
require corrective actions. 

San Mateo County 
San Mateo County Comprehensive Airport Land Use Plan 

California Government Code Section 65302.3 states that a local agency general plan and/or any effected 
specific plan must be consistent with the applicable airport/land use compatibility criteria contained in the 
relevant adopted CALUP.  Any city or county general plan, specific plan, and/or zoning ordinance that 
affects property in an airport environs area must be reviewed by the CCAG for a determination of 
consistency with the relevant provisions in the CALUP.  The airport/land use compatibility review process 
in the County is a unique two-step process.  This process determines the consistency with the CALUP.  
The review process is initiated by a local agency, as specified in the airport land use commission statutes, 
as amended.  Each step of the process is described below (CCAG, 1996): 
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Step 1: Review by the CCAG Airport Land Use Committee (ALUC) 
Step 2: Review/Final Action by the Airport Land Use Commission (CCAG) 
 
Hazardous Materials Program 

The Hazardous Materials Program provides regulatory oversight, enforcement, emergency response, and 
educational services for businesses, public agencies, and residents of the County in order to protect 
public health and the environment against hazardous chemicals and chemical pollution.  This program 
consists of six components: the Certified Unified Program Agency (CUPA), the Hazardous Material 
Inspection (HMI), the Emergency Response Team (ERT), the Solid Waste and Medical Waste Program, 
the Ground Water Protection Program (GPP), and the Household Hazardous Waste Program (HHW). 
 
The Hazardous Materials Emergency Response Team consists of trained Hazardous Materials specialists 
who respond to and manage hazardous materials emergencies and potential bio-terrorism threats 
throughout the County on a seven-day, twenty-four hour basis.  The Hazardous Materials Team is 
comprised of a (part-time) Battalion Chief; 24 fire Hazmat Technicians; four Environmental Health 
Specialists, and four Area Office of Emergency Services (OES) Duty Officers, who are divided into 
separate on-duty teams to provide seven day/24-hour response to all County Hazardous Materials 
incidents. 
 
Fire Hazards  
Hazardous Fire Areas 

In the County, most of the rural areas located outside of the cultivated regions of the Coastal Zone have 
been included in the designated fire areas map.   

Fire Hazard Severity Zones 

Senate Bill (SB) 78 (1981) and SB 1916 (1982) require the Director of the CAL FIRE to zone all State 
responsibility areas according to the degree of fire hazard severity. 

San Mateo County Ordinances 
San Mateo County Fire Ordinance 

This ordinance applies to all of the unincorporated area of the County that is served by the CAL FIRE 
under the terms of its contract with the County. 

Subdivision Ordinance 

This subdivision ordinance more precisely defines many of the access requirements of the County Fire 
Ordinance with regard to access and water supply requirements. 

San Mateo County General Plan  

The San Mateo County General Plan (County General Plan) was adopted in 1986 and serves as a guide 
for both land development and conservation within the unincorporated areas of the County.  Polices 
within the County General Plan relevant to hazards and hazardous materials and applicable to the 
Proposed Project are as follows: 
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15.12 Locating New Development in Areas Which Contain Natural Hazards 
a) As precisely as possible, determine the areas of the County where development should be 

avoided or where additional precautions should be undertaken during review of development 
proposals due to the presence of natural hazards. 

b) Give preference to land uses that minimize the number of people exposed to hazards in 
these areas. 

c) Determine appropriate densities and development standards for new development proposed 
in these areas. 

d) Require detailed analysis of hazard risk and design of appropriate mitigation when 
development is proposed in these areas. 
 

15.13 Abatement of Natural Hazards 
a) Inventory and, where feasible, abate, repair, or rehabilitate natural hazard conditions which 

most directly threaten public health, safety, and property, giving priority to those hazards 
which directly threaten critical facilities, life and property. 

b) Where feasible, provide for adaptive reuse rather than demolition of existing facilities. 
 
15.27 Appropriate Land Uses and Densities in Fire Hazard Areas 

a) In rural areas, consider lower density land uses that minimize the exposure of significant 
numbers of people to fire hazards. 

b) Consider higher density land uses for fire hazard areas in the rural area if development is 
clustered near major roads, has adequate access for fire protection vehicles and can 
demonstrate adequate water supplies and fire flow. 

c) In urban areas, consider higher density land uses to be appropriate if development can be 
served by CDF/County Fire Department, a fire protection district or a city fire department, 
adequate access for fire protection vehicles is available and sufficient water supply and fire 
flow can be guaranteed. 

 
16.45 Airport Land Use Commission (ALUC) Airport Safety Efforts 

Encourage and support the Airport Land Use Commission (ALUC) to continue existing efforts 
toward protecting the public from aviation hazards and promoting safe compatible development 
surrounding the County’s airports through measures which regulate: (1) land uses at the end of 
runways, and (2) structural height within flight paths. 

 
16.53 Regulate Location of Hazardous Material Uses 

Regulate the location of uses involving the manufacture, storage, transportation, use, treatment, 
and disposal of hazardous materials to ensure community compatibility. Provide adequate siting, 
design, and operating standards. 
 

16.54 Encourage Public Disclosure of Hazardous Materials 
Encourage businesses utilizing or storing hazardous materials within the unincorporated area to 
publicly disclose the types, quantities and health risks of hazardous materials present on-site so 
as to effect timely and effective emergency response and community risk assessment, improved 
land use planning and general public awareness. 
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16.55 Encourage Adoption and Enforcement of Fire Code Hazardous Material Storage Permit 
Provisions 
Encourage fire protection agencies serving the unincorporated area to adopt and enforce existing 
Uniform Fire Code provisions which authorize fire agency issuance of hazardous material storage 
permits so as to: (1) assure proper hazardous material storage, (2) prevent accidental discharge 
or spill, and (3) provide necessary inventory information beneficial to timely and efficient incident 
response and containment.  Assure that relevant hazardous material inventory information is 
referred to the County, and made available to the public. 
 

4.7.4  IMPACTS AND MITIGATION MEASURES 
Method of Analysis 
Potential hazardous materials and hazards impacts were analyzed through a review of the existing 
project site setting, project description, and risks inherent to the proposed construction methods and 
materials.  As discussed above, methods used to characterize the existing hazardous material setting in 
the project site and vicinity include, but are not limited to, regulatory agency database searches 
conducted for records of known sites of hazardous waste and substances within the project area. 

The impact analysis focused on potential effects of hazardous materials or waste associated with current 
and past conditions at the project site, as well as properties and associated hazards in close proximity 
that might have an adverse impact on the site.  The evaluation was made in light of project plans, and 
applicable regulations and guidelines.  If it was determined that implementation of the Proposed Project 
has the potential to meet or exceed the significance criteria listed below, mitigation measures have been 
recommended to increase the compatibility and safety of the project site and to reduce impacts to less-
than-significant levels.   

Significance Criteria 
Criteria for determining the significance of impacts to hazardous materials have been developed based 
on Appendix G of the CEQA Guidelines and any relevant agency thresholds.  For the purposes of this 
EIR, the Proposed Project would generally be considered to have a significant adverse impact to the 
public or the environment if it would: 

 Create a significant hazard through the routine transport, use or disposal of hazardous materials; 
 Create a significant hazard through reasonably foreseeable upset and accident conditions 

involving the release of hazardous materials into the environment; 
 Emit hazardous emissions or handle hazardous or acutely hazardous materials, substances, or 

waste within one-quarter mile of an existing or proposed school;   
 Be located on a site that is listed as a hazardous materials site compiled pursuant to Government 

Code Section 65962.5 and, as a result, create a significant hazard to the public or the 
environment; 

 Be located within an airport land use plan or within an area were such a plan has not been 
adopted, that would result in a safety hazard to people residing or working in the project area; 

 Result in a safety hazard for people residing or working in the project area for a project located 
within the vicinity of a private airstrip;   
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 Impair implementation of or physically interfere with an adopted emergency response plan or 
emergency evacuation plan; 

 Or expose people or structures to a significant risk of loss, injury or death involving wildland fires, 
including where wildlands are adjacent to urbanized areas or where residences are intermixed 
with wildlands. 

Effects Found Not to be Significant 

The project site is not included on a list of hazardous materials sites complied pursuant to Government 
Code Section 65962.5.  Operation of the Proposed Project would not emit hazardous materials nor result 
in a safety hazard for people residing or working in the vicinity of a private airstrip.  The implementation of 
emergency response or evacuation plans would not be interfered with as a result of the Proposed Project.  
These effects are therefore not considered within this EIR. 

Project Specific Impacts and Mitigation Measures  
Impact 

4.7-1 Construction of the Proposed Project would include the routine transport, storage, and 
handling of hazardous materials, which has the potential to result in a public health or 
safety hazard from the accidental release of hazardous materials into the environment.   

During grading and construction activities, it is anticipated that limited quantities of miscellaneous 
hazardous substances, such as gasoline, diesel fuel, hydraulic fluid, solvents, oils, paints, etc. 
would be brought onto the site.  Temporary storage units (bulk above-ground storage tanks, 55-
gallon drums, sheds/trailers, etc.) would likely be used by various contractors for fueling and 
maintenance purposes.  As with any liquid and solid, the handling and transfer between one 
container to another has the potential for an accidental release.  Construction contractors will be 
required to comply with applicable federal and State environmental and workplace safety laws.  
Adherence to these regulatory requirements would ensure that this impact is less than significant.  
Mitigation Measures 4.7-1 is provided to further decrease the potential for impacts from 
accidental release of hazardous materials during construction of the Proposed Project.  Less 
than Significant Impact with Mitigation. 

Mitigation Measure 4.7-1: The project applicant shall ensure through the enforcement of 
contractual obligations that all contractors transport, store, and handle construction-
required hazardous materials in a manner consistent with relevant regulations and 
guidelines, including those recommended and enforced by the San Mateo County 
Planning and Building Department, Office of Environmental Health Services Division, and 
Office of Emergency Services.  Recommendations may include, but are not limited to, 
transporting and storing materials in appropriate and approved containers, maintaining 
required clearances, and handling materials using approved protocols. 
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Impact  

4.7-2 Construction of the Proposed Project has the potential to release hazardous materials into 
the environment through reasonably foreseeable upset or accident conditions, which may 
create a significant hazard.   

Underground utilities, such as water, sewer, electrical, and gas lines, may be located in the 
construction area of the project site.  During the initial phases of construction of the Proposed 
Project, underground utilities could be encountered.  Ground disturbance and excavation 
activities in areas with underground utilities could result in damage to those utilities, increasing 
the risk for explosion or release of hazardous materials into the environment.  This is considered 
a potentially-significant impact.  Implementation of Mitigation Measure 4.7-2a would require 
construction contractors to coordinate with utility service providers prior to ground disturbing 
activities to identify the location and information necessary to avoid accidental damage to 
underground utilities present at the project site.  Therefore, after mitigation, the risk of potential 
health and safety hazards associated with damage to underground utilities would be reduced to a 
less than significant level.  Less than Significant with Mitigation. 

Mitigation Measure 4.7-2: The project applicant shall require through contractual 
obligations that the construction contractor(s) marks the areas planned to be disturbed in 
white paint and notify Underground Service Alert (USA) one week prior to the beginning 
of excavation activities.  This will be completed so the entire construction area is properly 
surveyed in order to minimize the risk of exposing or damaging underground utilities.  
USA provides a free "Dig Alert" service to all excavators (contractors, homeowners and 
others), in northern California, and will automatically notify all USA Members (utility 
service providers) who may have underground facilities at their work site.  In response, 
the USA Members will mark or stake the horizontal path of their underground facilities, 
provide information about, or give clearance to dig.  This service protects excavators from 
personal injury and underground facilities from being damaged.  The utility companies will 
be responsible for the timely removal or protection of any existing utility facilities located 
within construction areas.  

Impact 

4.7-3 The Proposed Project has the potential to expose people or structures to a significant risk 
of loss, injury, or death involving wildland fires.   

Construction 

Equipment used during grading and construction activities may create sparks, which could ignite 
dry grass on the project site.  During construction, the use of power tools and acetylene torches 
may also increase the risk of fire hazard.  This risk, similar to that found at other construction 
sites, is considered potentially significant.  Implementation of Mitigation Measure 4.7-3a would 
reduce potential impacts to less-than-significant levels. Less than Significant with Mitigation. 
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Mitigation Measure 4.7-3a: The applicant shall ensure through the enforcement of 
contractual obligations that the following measures are implemented by contractors 
during project construction:   

 Staging areas, welding areas, or areas slated for development using spark-
producing equipment shall be cleared of dried vegetation or other materials that 
could serve as fire fuel.  To the extent feasible, the contractor shall keep these 
areas clear of combustible materials in order to maintain a fire break. 

 Any construction equipment that normally includes a spark arrester shall be 
equipped with an arrester in good working order.  This includes, but is not limited 
to, vehicles, heavy equipment, and chainsaws. 

Operation 

The project site is located within the County LRA.  The CAL FIRE map designates the project site 
within a VHFHSZ (CAL FIRE, 2008).  Any buildings and infrastructure associated with the 
Proposed Project would be required to meet all applicable fire standards relating to construction 
quality, equipment access, and fire flow requirements.  The County, the Uniform Building Code, 
and current CAL FIRE regulations adequately address issues related to wildland fires.  Mitigation 
Measure 4.7-3b is included to ensure compliance with all applicable fire standards.  This impact 
is considered less than significant with mitigation. Less than Significant with Mitigation. 

Mitigation Measure 4.7-3b: The building plans of the Proposed Project shall be 
reviewed by a representative from County Fire/CAL FIRE to ensure that regulations in the 
County’s Fire Ordinance are met and the project complies with County Fire/CAL FIRE 
requirements.  The development of the Proposed Project shall be in compliance with 
Chapter 15 of the County General Plan with respect to residential uses adjacent to open 
space areas where wildfire is a threat.   

Impact 

4.7-4 The Proposed Project is located outside the Airport Influence Area for the San Carlos 
Airport and would not result in potential safety hazards for people residing or working in 
the project area. 

Operation of the Proposed Project is not subject to the airport/land use compatibility review 
process of the County.  The Proposed Project will include a bioretention area.  Due to the 
infrequent and short periods of time that water would be stored in this area, the increase in storm 
water run-off from the Proposed Project that would be diverted to the bioretention area is not 
expected to result in the attraction of wildlife and waterfowl beyond existing conditions.  Thus, the 
Proposed Project would not result in the development of facilities that would increase hazardous 
wildlife attractants on the project site.  The Proposed Project is not expected to result in a safety 
hazard to people residing or working in the project area.  This impact is considered less than 
significant.  Less than Significant. 
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Cumulative Impact 

4.7-5 The Proposed Project in combination with future growth and development in the project 
vicinity would result in cumulative effects associated with hazards and hazardous 
materials.   

Construction  

If unmitigated, construction and operation of the Proposed Project in combination with potential 
cumulative development in the project vicinity could lead to impacts related to hazards and 
hazardous materials.  The Proposed Project and related projects in the cumulative year, would all 
involve the storage, use, disposal, and transport of hazardous materials to varying degrees during 
construction.  Impacts related to these activities are extensively regulated by various federal, 
State, and local agencies, and it is assumed that related projects would also comply with these 
hazardous materials regulations.   

Hazard-related impacts are site specific (e.g., have the potential to affect only a limited area).  
These hazards require implementation of project-specific mitigation measures to reduce the 
potential for adverse impacts to a less-than-significant level.  Reduction of on-site hazardous-
related impacts, as discussed above, would ensure that construction activities would not result in 
impacts that would be cumulatively considerable.  Implementation of Mitigation Measure 4.7-5 
would ensure that cumulatively considerable impacts would not occur, and this impact is therefore 
considered less than significant.  Less than Significant with Mitigation. 

Operation 

Operation of the Proposed Project and cumulative development projects could result in impacts if 
development were to result in potential exposure of hazardous materials to sensitive individuals 
or the general public-at-large or if additional projects in the vicinity were to include the use or 
storage of hazardous materials.  Because hazardous materials impacts are site specific and the 
Proposed Project would not include land uses that utilize or require substantial volumes of 
hazardous materials, the project would not contribute to cumulatively considerable hazardous 
impacts.  Implementation of Mitigation Measure 4.7-5 would ensure that cumulatively 
considerable impacts would not occur.  Therefore, this impact is considered less than significant.  
Less than Significant with Mitigation. 

Mitigation Measure 4.7-5: Implement Mitigation Measures 4.7-1 through 4.7-3. 



 

Analytical Environmental Services                                                    4.8-1 Ascension Heights Subdivision Project 
January 2016   Final EIR 

4.8 NOISE AND VIBRATION  

4.8.1  INTRODUCTION 
This section addresses the potential for the Proposed Project to produce noise and vibration impacts.  
Following an overview of the existing noise setting in Subsection 4.8.2 and the relevant regulatory 
setting in Subsection 4.8.3, project-related impacts and recommended mitigation measures, if any, are 
presented in Subsection 4.8.4.   

4.8.2  ENVIRONMENTAL SETTING 
Fundamentals of Acoustics 
Noise is often described as unwanted sound.  Sound is defined as any pressure variation in air that the 
human ear can detect.  If pressure variations occur frequently enough (at least 20 times per second) they 
can be heard and hence are called sound.  The number of pressure variations per second is called the 
frequency of sound and is expressed as cycles per second, known as Hertz (Hz). 

Measuring sound directly in terms of pressure would require a very large and awkward range of numbers.  
To avoid this, the decibel (dB) scale was devised.  The decibel scale uses the hearing threshold (20 
micropascals of pressure), as a point of reference, defined as 0 dB.  Other sound pressures are then 
compared to the reference pressure, and the logarithm is taken to keep the numbers in a practical range.  
The decibel scale allows a million-fold increase in pressure to be expressed as 120 dB.  Another useful 
aspect of the decibel scale is that changes in decibel levels correspond closely to human perception of 
relative loudness.   

Acoustical Terminology  

Community noise is commonly described in terms of the "ambient" noise level, which is defined as the 
all-encompassing noise level associated with a given noise environment.  A common statistical tool to 
measure the ambient noise level is the average, or equivalent, sound level (Leq), which corresponds to a 
steady-state A-weighted sound level containing the same total energy as a time varying signal over a 
given time period (usually one hour).  The Leq is the foundation of the composite noise descriptors, 
Day-Night Average Level (Ldn) and community noise equivalency level (CNEL), and shows very good 
correlation with community response to noise. 

The Ldn is based upon the average noise level over a 24-hour day, with a +10 decibel weighting applied 
to noise occurring during nighttime (10:00 P.M. to 7:00 A.M.) hours.  The nighttime penalty is based upon 
the assumption that people react to nighttime noise exposures as though they were twice as loud as 
daytime exposures.  Because Ldn represents a 24-hour average, it tends to disguise short-term variations 
in the noise environment.  Where short-term noise sources are an issue, noise impacts may be assessed 
in terms of maximum noise levels, hourly averages, or other statistical descriptors. 

Another common descriptor is the CNEL.  The CNEL is similar to the Ldn, except it has an additional 
weighting factor.  Both average noise energy over a 24-hour period.  The CNEL applies a +5 decibel 
weighting to events that occur between 7:00 P.M. and 10:00 P.M., in addition to the +10 decibel weighting 
between 10:00 P.M. and 7:00 A.M. associated with Ldn.  Typically, the CNEL and Ldn have similar 
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results for the same noise events, with the CNEL sometimes reporting a 1 dB increase compared to the 
Ldn to account for noise events between 7:00 and 10:00 P.M. that have the additional weighting factor. 

The perceived loudness of sounds and corresponding reactions to noise are dependent upon many 
factors, including sound pressure level, duration of intrusive sound, frequency of occurrence, time of 
occurrence, and frequency content.  However, within the usual range of environmental noise levels, 
perception of loudness is relatively predictable and can be approximated by weighing the frequency 
response of a sound level meter by means of the standardized A-weighing network.  There is a strong 
correlation between A-weighted sound levels (expressed as A-weighted decibel [dBA]) and community 
response to noise.  For this reason, the A-weighted sound level has become the standard tool of 
environmental noise assessments.  All noise levels reported in this section are in terms of A-weighted 
levels in decibels.  Table 4.8-1 shows examples of noise levels for several common noise sources. 

TABLE 4.8-1 
TYPICAL A-WEIGHTED SOUND LEVELS OF COMMON NOISE SOURCES 

dBA Description 

120 Jet aircraft take-off at 200 feet, Threshold of pain 

110 Rock music band 

100 Jackhammer at 25 feet 

90 Motorcycle accelerating at 25 feet 

80 Power lawn mower at 20 feet 

70 Steady urban traffic at 25 feet 

60 Normal conversation at 3 feet 

50 Daytime street, no nearby traffic 

40 Inside average residence 

30 Inside quiet home 

20 Rustling leaves 

10 Mosquito at 3 feet 

 
Source: City of San Mateo, 2010a. 

 
Noise Attenuation 

In general, stationary point sources of noise, including stationary mobile sources such as idling vehicles, 
attenuate (lessen) at a rate of six to nine dB per doubling of distance from the source, depending on 
environmental conditions (i.e., atmospheric conditions and noise barriers, either vegetative or 
manufactured, etc.).  Widely distributed noises, such as a large industrial facility spread over many acres, 
or a street with moving vehicles, would typically attenuate at a lower rate, approximately four to six dB 
(Caltrans, 2013). 

Vibration 

Vibration is similar to noise in that it involves a source, a transmission path, and a receiver.  While 
vibration is related to noise, it differs in that in that noise is generally considered to be pressure waves 
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transmitted through air, whereas vibration usually consists of the excitation of a structure or surface.  As 
with noise, vibration consists of an amplitude and frequency.  A person’s perception to the vibration will 
depend on their individual sensitivity to vibration, as well as the amplitude and frequency of the source 
and the response of the system which is vibrating.  Vibration can be measured in terms of acceleration, 
velocity, or displacement.  A common practice is to monitor vibration measures in terms of peak particle 
velocities (PPV) in inches per second.  The vibration velocity, VdB, is a logarithmic scaling of vibration 
magnitude, and it allows relative measurements to be easily made. 

Existing Conditions  
The existing ambient noise environment in the project vicinity is defined primarily by residential traffic on 
the local roadways and aircraft operations associated with San Francisco International Airport (SFO), 
located approximately 5.5 miles northwest of the project site. 

Existing Noise Levels 

Noise levels measurements were taken at the project site on October 23 through October 24, 2013.  
Noise levels were measured at locations adjacent to sensitive noise receptors and where project-related 
noise has the potential to raise the ambient noise level.  Figure 4.8-1 displays the six measurement 
locations on the project site; measurements at points 1, 2, and 3 were conducted over a 24-hour period, 
and measurements at points A, B, and C were conducted over a 15-minute period.  Measurement 
equipment consisted of Quest Sound Pro SE/DL sound level meters.  An acoustical calibrator was used 
to calibrate the sound level meter before and after use.  All instrumentation satisfies the Type II 
(precision) requirements.   

Table 4.8-2 displays the results of the noise measurements, which constitute the ambient noise levels in 
the vicinity of the project site.  The maximum ambient noise measurement was 51.7 dBA Lnd.  Noise in 
the vicinity of the project site was dominated by traffic from Ascension Drive, Bel Aire Road, Parrot Drive, 
and CSM Drive.  Airplane noise was noted while conducting the noise measurements.  Noise 
measurement output files are provided as Appendix F.    

Aircraft Noise 

SFO is located approximated 5.5 miles northeast of the project site.  The October 2012 Comprehensive 
Airport Land Use Compatibility Plan (CALUCP) for the Environs of San Francisco International Airport 
provides noise contours for aircraft operations at the SFO.  The project site lies well outside of the 60 dB 
CNEL contour for air traffic noise (CALUCP, 2012).  However, during the noise monitoring at the project 
site, single-event noise associated with airplanes was observed.   

Noise Sensitive Receptors 

Noise sensitive land uses are generally defined as land uses with the potential to be adversely affected 
by the presence of noise.  Examples of noise sensitive land uses include residential housing, schools,   
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TABLE 4.8-2 
EXISTING AMBIENT NOISE LEVELS 

Site Date Start 
Time End Time Noise Source Receptor 

Measured 
Noise Level 
(dBA Ldn) 

1 10/23/13 – 
10/24/13 11:50 AM 11:50 AM Transportation and 

Residential Residences 47 

2 10/23/13 – 
10/24/13 1:50 PM 1:50 PM Transportation and 

Residential Residences 48.2 

3 10/23/13 – 
10/24/13 12:06 PM 12:06 PM Transportation and 

Residential Residences 51.7 

A 10/24/13 1:58 PM 2:13 PM Transportation and 
Residential Residences 51 

B 10/23/13 10:55 AM 11:10 AM Transportation and 
Residential Residences 49.5 

C 10/23/13 11:15 AM 11:30 AM Transportation and 
Residential Residences 40.4 

 
health care facilities, and outdoor activity areas.  Existing noise sensitive receptors in the project area with 
the potential to be adversely affected by the project are residents located adjacent to the project site and 
along roadways utilized by construction-related traffic.  The nearest residential sensitive receptors consist 
of a single-family homes located within approximately 50 feet from the northeast boundary of the project 
site where construction activities would occur.  On-road construction vehicles would use Bel Aire Road 
and Ascension Drive.  Residents located along these roadways are generally situated 35 feet from the 
roadway.  The nearest school to the project site is College of San Mateo located 1,600 feet northeast of 
the project site.  There are no medical facilities within five miles of the project site.      

4.8.3  REGULATORY CONTEXT 
Federal 
San Francisco International Airport Land Use Compatibility Plan (2012)  

The project site is located near SFO.  The CALUCP sets forth land use compatibility policies to ensure 
that future land uses in the surrounding area will be compatible with the realistically foreseeable aircraft 
activity.  The project site is not located within noise contours of SFO (CALUCP, 2012).     

United States Department of Transportation, Federal Transit Administration 

The Federal Transit Administration set forth guidelines for maximum-acceptable vibration criteria for 
different types of land uses.  These criteria include 65 VdB for land uses where low ambient vibration is 
essential for interior operations (e.g., hospitals, high-tech manufacturing, and laboratory facilities), 80 VdB 
for residential uses and buildings within which people sleep, and 83 VdB for institutional land uses with 
primarily daytime operations (e.g., schools, churches, clinics, and offices) (FTA, 2006). 

Standards have been established by the Committee of Hearing, Bio Acoustics, and Bio Mechanics 
(CHABA) to address the potential for groundborne vibration, which may cause structural damage to 
buildings.  For fragile structures, CHABA recommends a maximum limit of 0.25 in/sec PPV (FTA, 2006). 
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Local  
San Mateo County General Plan 

The San Mateo County (County) General Plan Noise Element contained in the Man-Made Hazards 
Element was adopted in 1986 and contains State and County policies, ordinances and standards relevant 
to noise (e.g., exterior and interior noise level performance standards for new projects affected by or 
including non-transportation noise sources, and maximum allowable noise exposure levels for 
transportation noise sources).  Polices within the County General Plan Noise Element applicable to the 
Proposed Project are as follows:  

Section A. 3. a.  The Noise Element adopts State land use-noise compatibility standards to guide 
unincorporated development and extends State law to require an acoustical analysis for 
all new residential development, including single family dwellings, experiencing noise 
levels of 60 CNEL or greater.  It requires that structural design reduce internal exposure 
to 45 CNEL.  

 
San Mateo County Noise Ordinances 
4.88.330 Exterior Noise Standards 

It is unlawful for any person at any location within the unincorporated area of the County to create any 
noise, or to allow the creation of any noise on property owned, leased, occupied or otherwise controlled 
by such person which causes the exterior noise level when measured at any single or multiple family 
residence, school, hospital, church, public library situated in either the incorporated or unincorporated 
area to exceed the noise level standards as set forth in Table 4.8-3 (Table I in the County General Plan) 
following:   

a) In the event the measured background noise level exceeds the applicable noise level standard in 
any category in Table 4.8-3, the applicable standard shall be adjusted in five (5) dBA increments 
so as to encompass the background noise level.  

b) Each of the noise level standards specified in Table 4.8-3shall be reduced by 5 dBA for simple 
tone noises, consisting primarily of speech or music, or for recurring or intermittent impulsive 
noises.  

c) If the intruding noise source is continuous and cannot reasonably be stopped for a period of time 
whereby the background noise level can be measured, the noise level measured while the source 
is in operation shall be compared directly to the noise level standards in Table 4.8-3.  
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TABLE 4.8-3 
NOISE RECEPTOR LAND USES 

Table I - Receiving Land use: Single or Multiple Family Residence, School, 
Hospital, Church, or Public Library Properties. 

Noise Level Standards, dBA 
Category1 Cumulative Number of Minutes in any 

one hour time period 
Daytime 7 

A.M.—10 P.M. 
Nighttime 10 
P.M.—7 A.M. 

1 30 55 50 
2 15 60 55 
3 5 65 60 
4 1 70 65 
5 0 75 70 

 
1 Category definitions available at: SMC Noise Ordinance 4.88.330,  
http://library.municode.com/index.aspx?clientId=16029.  
Source: SMC, 2013.  

 
4.88.340 Interior Noise Standards 

No person shall, at any location within the unincorporated area of the County operate, or cause to be 
operated within a dwelling unit, any source of sound, or create, or allow the creation of, any noise which 
causes the noise level when measured inside a receiving dwelling unit with windows in their normal 
seasonal configuration to exceed the following noise level standards as set forth in Table 4.8-4 (Table II 
in the County General Plan) following:  

a) In the event the measured background noise level exceeds the applicable noise level standard in 
any category in Table 4.8-4, the applicable standard shall be adjusted in five (5) dBA increments 
so to encompass the background noise level.  

b) Each of the noise level standards specified in Table 4.8-4 shall be reduced by 5 dBA for simple 
tone noises, noises consisting primarily of speech or music, or for recurring or intermittent 
impulsive noises.  

c) If the intruding noise source is continuous and cannot reasonably be stopped for a period of time 
whereby the background noise level can be measured, the noise level measured while the source 
is in operation shall be compared directly to the noise level standards in Table 4.8-4.  

TABLE 4.8-4 
INTERIOR NOISE LEVEL STANDARDS 

Table II - Interior Noise Level Standards - Dwelling Unit  
Noise Level Standards, dBA 

Category1 Cumulative Number of Minutes in 
any one hour time period 

Daytime 7 
A.M.—10 P.M. 

Nighttime 10 
P.M.—7 A.M. 

1  5 45 40 
2  1  50 45 
3  0 55 50 

 
1 Category definitions available at; SMC Noise Ordinance 4.88.330,  
http://library.municode.com/index.aspx?clientId=16029.  
Source: SMC, 2013. 

  

http://library.municode.com/HTML/16029/level1/TIT1GEPR.html#TIT1GEPR
http://library.municode.com/HTML/16029/level1/TIT2AD.html#TIT2AD
http://library.municode.com/HTML/16029/level1/TIT3PUSAMOWE.html#TIT3PUSAMOWE
http://library.municode.com/HTML/16029/level1/TIT4SAHE.html#TIT4SAHE
http://library.municode.com/HTML/16029/level1/TIT1GEPR.html#TIT1GEPR
http://library.municode.com/index.aspx?clientId=16029
http://library.municode.com/HTML/16029/level1/TIT1GEPR.html#TIT1GEPR
http://library.municode.com/HTML/16029/level1/TIT2AD.html#TIT2AD
http://library.municode.com/HTML/16029/level1/TIT1GEPR.html#TIT1GEPR
http://library.municode.com/HTML/16029/level1/TIT3PUSAMOWE.html#TIT3PUSAMOWE
http://library.municode.com/index.aspx?clientId=16029
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4.88.360 Exemptions 

Noise sources associated with demolition, construction, repair, remodeling, or grading of any real 
property, provided said activities do not take place between the hours of 6:00 P.M. and 7:00 A.M. 
weekdays, 5:00 P.M. and 9:00 A.M. on Saturdays or at any time on Sundays, Thanksgiving and 
Christmas are exempt from County Noise Ordinances 4.88.330 and 4.88.340.  
 
City of San Mateo General Plan 

Although the project site is not within the City of San Mateo, it is within the City of San Mateo’s sphere of 
influence.  The City of San Mateo General Plan Noise Element contains the following noise policies and 
standards. 

Policy N 1.1:  Interior Noise Level Standard  
Require submittal of an acoustical analysis and interior noise insulation for all “noise 
sensitive” land uses listed in Table  4.8-5 (N-1 and N-2) that have an exterior noise level 
of 60 dB (Ldn) or above, as shown on Figure N-1.  The maximum interior noise level shall 
not exceed 45 dB (Ldn) in any habitable rooms. 

 
Policy N 2.2:  Minimize Noise Impact   

Protect all “noise-sensitive” land uses listed in Tables N-1 and N-2 (Table 4.8-5) from 
adverse impacts caused by the noise generated on-site by new developments.  
Incorporate necessary mitigation measures into development design to minimize noise 
impacts.  Prohibit long-term exposure increases of 3 dB (Ldn) or greater at the common 
property line, or new uses which generate noise levels of 60 dB (Ldn) or greater at the 
property line, excluding existing ambient noise levels.   

 
City of San Mateo Noise Ordinances 
7.30.060 Special Provisions. 

(e)  Construction. Construction, alteration, repair or land development activities which are authorized by a 
valid city permit shall be allowed on weekdays between the hours of seven A.M. and seven P.M., on 
Saturdays between the hours of eight A.M. and five P.M., and on Sundays and holidays between the 
hours of noon and four P.M., or at such other hours as may be authorized or restricted by the permit, 
if they meet at least one of the following noise limitations: 

 
(1)  No individual piece of equipment shall produce a noise level exceeding ninety dB at a distance of 

twenty-five feet.  If the device is housed within a structure or trailer on the property, the 
measurement shall be made outside the structure at a distance as close to twenty-five feet from 
the equipment as possible. 

(2) The noise level at any point outside of the property plane of the project shall not exceed ninety dB. 
(3) The operation of leaf blowers shall additionally comply with Chapter 10.80 “Operation of Leaf 

Blowers”. (Ord. 2004-16 § 1, 2004). 
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TABLE 4.8-5   
NOISE SENSITIVE LAND USE COMPATIBILITY POLICY  

Table N-1: NOISE SENSITIVE LAND-USE COMPATIBILITY GUIDELINES FOR COMMUNITY NOISE 
ENVIRONMENTS1   

Day-Night Average Sound Level (Ldn), Decibels 

Land-Use Category Normally 
Acceptable2 

Conditionally 
Acceptable3 

Normally 
Unacceptable4 

Single-Family Residential  50 to 59 60 to 70 Greater than 70 

Multi-Family Residential  50 to 59 60 to 70 Greater than 70 

Hotels, Motels, and other Lodging Houses 50 to 59 60 to 70 Greater than 70 

Long-Term Care Facilities  50 to 59 60 to 70 Greater than 70 

Hospitals  50 to 59 60 to 70 Greater than 70 

Schools  50 to 59 60 to 70 Greater than 70 

Multi-Family Common Open Space Intended for the 
Use and Enjoyment of Residents 50 to 67 -- Greater than 67 

 
Table N-2: NOISE GUIDELINES FOR OUTDOOR ACTIVITIES 

Average Sound Level (Leq), Decibels  

Land-Use Category Normally 
Acceptable2 

Conditionally 
Acceptable3 

Normally 
Unacceptable4 

Parks, Playgrounds  50 to 65* -- Greater than 65* 
 
1 These guidelines are derived from the California Department of Health Services, Guidelines for the Preparation and 

Content of the Noise Element of the General Plan, 2003.  The State Guidelines have been modified to reflect San Mateo's 
preference for distinct noise compatibility categories and to better reflect local land-use and noise conditions.  It is 
intended that these guidelines be utilized to evaluate the suitability of land-use changes only and not to determine 
cumulative noise impacts.  Land uses other than those classified as being “noise sensitive” are exempt from these 
compatibility guidelines.  

2 Normally Acceptable – Specified land use is satisfactory, based upon the assumption that any buildings involved are of 
normal conventional construction, without any special noise insulation requirements.  

3 Conditionally Acceptable – New construction should be undertaken only after a detailed analysis of the noise reduction 
requirement is conducted and needed noise insulation features included in the design.  

4 Normally Unacceptable – New construction should be discouraged.  If new construction or development does proceed, a 
detailed analysis of the noise reduction requirements must be made and needed noise insulation features included in the 
design.  

* Average Sound Level (Leq) for peak hour. 
Source: City of San Mateo, 2010b. 

 

Single Event Levels  
Single event levels (SEL) describes a receiver’s total noise exposure from a single impulsive event.  SELs 
are often used to characterize noise from aircraft takeoffs and flyovers.  Neither the County nor City of 
San Mateo have established SEL standards and no definitive, widely-recognized, SEL guidelines 
currently exist.  The Federal Aviation Administration (FAA) has suggested that the threshold of speech 
interference, which is 60 dBA be used.  The Federal Interagency Committee on Aviation Noise (FICAN) 
has provided studies on sleep disturbance; however, FICAN has not recommended a threshold for SELs.   

4.8.4  IMPACTS AND MITIGATION MEASURES  
This section identifies any impacts to the existing noise environment that could occur from construction, 
operation, and/or maintenance of the Proposed Project.  If significant impacts are likely to occur, 
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mitigation measures are included to increase the compatibility of the Proposed Project and reduce 
impacts to less-than-significant levels.   

Method of Analysis 
Impacts of the Proposed Project to ambient noise conditions were analyzed based on an examination of 
the project site and published information regarding noise in the vicinity of the project site.  These factors 
were then compared to the significance criteria listed below.   

Project-related traffic noise impacts on existing and proposed residences were evaluated by estimating 
the project traffic noise levels for each of the project-area roadways using project-related traffic counts, 
which are provided in Appendix H, and guidance provided in Caltrans’s 2009 Technical Noise 
Supplement.  The equation used to determine traffic noise in the vicinity of the Proposed Project is as 
follows: 

Eq4.8-1: Increase in noise level = 10log10 (existing traffic +project traffic/existing traffic) (Caltrans, 
2009). 

The results of the project-related traffic counts were compared to estimated baseline and predicted 2030 
traffic noise levels listed below.   

There are no vibration sources with the vicinity of the project site.  However, during construction, heavy 
construction equipment has the potential to cause vibration exposure.  Construction vibration is evaluated 
based on resulting vibration caused by individual construction equipment.  The results were compared to 
significance criteria to determine if the vibration from construction activities and equipment would expose 
residences to excessive groundborne vibration. 

All proposed structures shall be constructed to meet the California Building Standards Code.  Standard 
construction in accordance with building code requirements will typically provide 25 dB of exterior to 
interior noise reduction with windows in the closed position.  This level of reduction is based on standard 
2x4 stud walls with stucco siding exterior and gypsum board interior surfaces, and fiberglass insulation in 
the stud cavity.  It also assumes standard 0.5-inch dual pane thermal windows (sound transmission class 
rating 27) and composition roof. 

Significance Criteria  
Criteria for determining the significance of impacts to the noise environment have been developed based 
on Appendix G of the California Environmental Quality Act (CEQA) Guidelines and relevant agency 
thresholds.  Impacts to the noise environment would be considered significant if the Proposed Project 
would result in: 

 Exposure of persons to or generation of noise levels in excess of standards established in the 
local general plan or noise ordinance, or applicable standards of other agencies; 

 Exposure of persons to or generation of excessive groundborne vibration or groundborne noise 
levels; 
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 A substantial permanent increase in ambient noise levels in the project vicinity above levels 
existing without the project; 

 A substantial temporary or periodic increase in ambient noise levels in the project vicinity above 
levels existing without the project; 

 For a project located within an airport land use plan or, where such a plan has not been adopted, 
within two miles of a public airport or public use airport, would the project expose people residing 
or working in the project area to excessive noise levels; or 

 For a project within the vicinity of a private airstrip, would the project expose people residing or 
working in the project area to excessive noise levels. 

Additionally, the following significance criteria were developed based on guidance provided by CEQA 
Guidelines, and on other federal, State, and local guidance.  Impacts of the Proposed Project on noise 
would be significant if project implementation would do any of the following: 

 Exposure of persons to or generation of noise levels in excess of the County’s noise threshold of 
60 dB Ldn, exterior or 45 dB Ldn, interior;  

 Exposure of persons to or generation of excessive groundborne vibration or groundborne noise 
levels that exceed the annoyance threshold of 0.1 inches per second PPV, would be considered 
significant; or    

 Operation of construction equipment between the hours of 6:00 P.M. and 7:00 A.M. weekdays, 
5:00 P.M. and 9:00 A.M. on Saturdays, or at any time on Sundays, Thanksgiving, and Christmas.  

Effects Found Not to be Significant 

As discussed within the Initial Study (Appendix B), the project site is not within an airport land use plan, 
is not within two miles of a public use airport, and is not in the vicinity of a private airstrip.  These effects 
are therefore not considered within this EIR. 

Project Specific Impacts and Mitigation Measures 
Impact  

4.8-1 Construction of the Proposed Project has the potential to generate a substantial 
temporary or periodic noise level greater than existing ambient levels in the project 
vicinity. 

During the construction phases of the project, noise from construction activities would add to the 
noise environment in the immediate vicinity of the project site.  Activities and equipment involved 
in construction would likely generate maximum noise levels listed in Table 4.8-6.  Noise would 
also be generated during the construction phase by increased truck traffic on area roadways from 
the hauling of materials to and from the project site.  Noise increases would be of short duration 
and would be limited to daytime hours.   

Impacts to Existing Sensitive Receptors 

The nearest sensitive receptor is approximately 50 feet from the northeast boundary of the project 
site where construction activities would occur.  As indicated in Table 4.8-6, the loudest activities 
associated with construction would be 85 dBA, Lmax at 50 feet from the construction equipment.  
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Noises of different levels from different sources can combine resulting in a different noise level; 
the noise resulting from the combination depends on the inequality between the two noise levels.  
If two noise sources combine and the difference between the two noises is of 0 or 1 dB, then an 
addition of 3 dB should be added to the higher noise level.  If two noise sources combine and the 
difference between the two noise levels is greater than 10 Decibels, then 0 dB is added to the 
greater noise level (Engineering Tool Box, 2013).   

TABLE 4.8-6   
NOISE EMISSION LEVELS FOR CONSTRUCTION EQUIPMENT 

Equipment Description 
Typical 

Use Factor 
(%) 

Predicted Lmax @ 50 ft 
(dBA, Lmax) 

Backhoe 40 80 
Concrete Mixer Truck 40 85 
Concrete Pump Truck 20 82 
Dozer 40 85 
Dump Truck 40 84 
Excavator 40 85 
Flat Bed Truck 40 84 
Front End Loader 40 80 
Jack Hammer 25 80 
Pickup Truck 40 55 
Pneumatic Tools 50 85 
All Other Equipment > 5 HP 50 85 

Source: FHWA, 2006. 
 

Taking into account existing ambient noise level (maximum 51.7 dBA, Table 4.8-2), the resulting 
maximum noise level as a result of construction activities that would occur at the nearest 
sensitive receptor northeast of the project site would be 85 dBA, Lmax.   

Impacts to Future Sensitive Receptors from Phased Construction  

As described in Section 3.4, it is anticipated that construction would occur over a 27 month 
period but may not be continuous.  Like other residential developments, residences are likely to 
be occupied as they are constructed; therefore, sensitive receptors will potentially be located 
adjacent to construction areas.  Future sensitive receptors located adjacent to construction areas 
will experience the unattenuated noise levels of activities associated with construction.  As 
indicated in Table 4.8-6, the loudest activities associated with construction would average 
85 dBA, Lmax at 50 feet from the construction equipment.   

Conclusion 

Noise levels as a result of construction would cause an exceedance of the County’s land use 
compatibility maximum level of 60 dBA for exterior residential land uses; however, the anticipated 
noise level is below the City of San Mateo Noise Ordinance threshold for construction activities 
(90 decibels at 25 feet).  Implementation of Mitigation Measure 4.8-1, identified below, would 
reduce noise-related construction impacts and facilitate communication between construction 
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managers and adjacent sensitive receptors.  However, because of the nature of construction 
activities of the Proposed Project and the location of the project site, feasible noise mitigation for 
consistently reducing the noise levels below the 60 dBA threshold is unavailable.  As a result, 
temporary substantial noise increases associated with project construction would be considered 
potentially significant.  However, in accordance with the County Noise Ordinance 4.88.360, noise 
from construction activities occurring during the hours specified in Mitigation Measure 4.8-1 is 
exempt from the 60 dB noise threshold.  Therefore, with the implementation of Mitigation 
Measure 4.8-1, construction of the Proposed Project would result in a less-than-significant impact 
to the noise environment.  Less than Significant with Mitigation.  

Mitigation Measure 4.8-1: The project applicant shall ensure through contractual 
agreements that the following measures are implemented during construction: 

 Construction activities shall be limited to occur between the hours of 7:00 A.M. to 
6:00 P.M. Monday through Friday, and 9:00 A.M. to 5:00 P.M. on Saturdays.  
Construction activities shall not occur on Sundays, Thanksgiving, or Christmas.  
The intent of this measure is to prevent construction activities during the more 
sensitive time period and minimize the potential for effects.   

 Stationary equipment and staging areas shall be located as far as practical from 
noise-sensitive receptors.   

 All construction vehicles or equipment, fixed or mobile, shall be equipped with 
properly operating and maintained mufflers and acoustical shields or shrouds, in 
accordance with manufacturers’ recommendations.    

 Construction activities shall conform to the following standards: (a) there shall be 
no start-up of machines or equipment, no delivery of materials or equipment, no 
cleaning of machines or equipment and no servicing of equipment except during 
the permitted hours of construction; (b) radios played at high volume, loud talking 
and other forms of communication constituting a nuisance shall not be permitted. 

 The general contractors for all construction activities shall provide a contact 
number for citizen complaints and a methodology for dealing with such 
complaints such as designating a noise disturbance coordinator.  This noise 
disturbance coordinator shall receive all public complaints about construction-
related noise and vibration, shall be responsible for determining the cause of the 
complaint, and shall implement any feasible measures to be taken to alleviate the 
problem.  All complaints and resolution of complaints shall be reported to the 
County weekly. 

Impact  

4.8-2 Construction of the Proposed Project has the potential to expose existing sensitive noise 
receptors to construction traffic noise in excess of the County’s noise standards.   

During construction of the Proposed Project, a maximum of 20 worker round trips per day would 
occur, as stated in Section 3.4.3.  Although construction trips would generally occur outside of 
the peak hour, it is assumed for this noise analysis that all construction trips occur during the 
peak traffic hour to provide a worst case scenario analysis.  In addition, it is estimated that an 
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average of 156 soil and material hauling trips per day would occur during the 30-day period of 
grading activities on the project site (Appendix H).  Because trucks are louder than passenger 
cars, a passenger car equivalence (PCE) multiplier of 8 cars per truck was used (TRB, 2000).  
Therefore, the total equivalent passenger car trips added by the Proposed Project would be 1,268 
per day in the worst case scenario analysis.   

The traffic volume is 1,592 vehicle trips per day on Ascension Drive and 806 vehicle trips per day 
on Bel Aire Road (Appendix H).  The existing ambient noise level along Bel Aire Road was 
measured at 51.7 dBA, Ldn (Table 4.8-2).  The addition of 20 vehicle trips and 156 truck trips 
(equivalent to 1,268 vehicle trips) per day on Bel Aire Road would increase the noise level to 55.8 
dBA, Ldn (refer to Eq4.8-1 in the Method of Analysis Section above), which is less than the 60 
dBA, Ldn County noise significance threshold.  With implementation of Mitigation Measure 4.8-
1, noise from the construction vehicle traffic associated with the Proposed Project would result in 
a less-than-significant impact.  Less than Significant with Mitigation.   

Impact  

4.8-3 Construction of the Proposed Project would not expose existing sensitive receptors to 
groundborne vibration or groundborne noise levels in excess of the State’s vibration 
standard.   

Construction activities for the Proposed Project would consist of using the earthmoving 
equipment shown in Table 4.8-7.  This equipment can produce detectable or damaging levels of 
vibration at nearby sensitive land uses, depending on the distance between the source and the 
nearby sensitive land use.  Generally, physical damage is only an issue when construction 
requires the use of equipment with high vibration levels (i.e., compactors, large dozers, etc.) and 
occurs within 25 feet of an existing structure.  Table 4.8-7 provides estimated vibration levels at 
25 feet and 50 feet from construction activities.  The predicted PPV levels are below the 
significance threshold of 0.5 PPV for structures at 25 feet and 0.1 PPV for annoyance of people 
at 50 feet (FTA, 2006).  Therefore, vibration from construction of the Proposed Project would 
result in less-than-significant impact to nearby structures and sensitive receptors.  Less than 
Significant.  

TABLE 4.8-7 
REFERENCE AND PREDICTED PPV FROM CONSTRUCTION EQUIPMENT 

Equipment 
Reference PPV at 25 feet Predicted PPV at 50 feet 

Inches per Second 

Large bulldozer 0.089 0.034 

Excavator 0.089 0.034 

Compactor 0.170 0.064 

Scaper 0.089 0.034 

Loaded trucks 0.076 0.029 

Small bulldozer 0.003 0.0011 
 
Note: PPV was predicted using the equation PPVpredicted = PPVref *(Dref/Dsource)^1.4.   
Source: FTA, 2006.   



4.8 Noise and Vibration 

 

Analytical Environmental Services 4.8-15 Ascension Heights Subdivision Project 
January 2016   Final EIR 

 
Impact  

4.8-4 Operation of the Proposed Project would not expose newly placed sensitive receptors to 
traffic noise in excess of the County’s noise thresholds.   

The Proposed Project would result in the development of sensitive receptors within the project 
site, including residential housing along a new private street and near existing roadways.  
Proposed sensitive receptors could be exposed to excessive traffic noise levels in excess of the 
County’s thresholds for outdoor activity areas.  The level of traffic noise depends on: 1) the 
volume of the traffic, 2) the speed of the traffic, and 3) the number of trucks in the flow of the 
traffic.  It is not anticipated that speed in the vicinity of the project site or the mix of trucks in the 
traffic would change during the operational phase; however, with the implementation of the 
Proposed Project, traffic volumes would increase.  

New Private Street 

The Proposed Project includes development of a new private street with the proposed residences 
aligned along the street (Figure 3-4).  Traffic volumes on the newly developed street would be 
less than traffic volumes on Ascension Drive (Appendix H).  As shown in Table 4.8-2, the 
ambient noise level along Ascension Drive is less than the County’s 60 dBA, Ldn noise threshold.  
Therefore, it is assumed that the ambient noise level along the newly developed street would also 
be below the County’s noise threshold.   

Ascension Drive 

Newly placed residential sensitive receptors situated close to Ascension Drive are at a distance of 
approximately 400 feet and at an elevation of greater than 120 feet.  Due to this distance and 
elevation, traffic noise associated with Ascension Drive would not be audible at newly placed 
residential receptors.     

Bel Aire Road 

Bel Aire Road is located adjacent to the project site, approximately 300 feet from future sensitive 
noise receptors.  The existing traffic volume on Bel Aire Road is 806 vehicle trips per day 
(Appendix H).  The Proposed Project would add 78 vehicle trips per day to Bel Aire Road.  The 
existing ambient noise level in the vicinity of Bel Aire Road was measured at 51.7 dBA, Ldn (refer 
to Table 4.8-2).  An approximately 0.40 dBA Ldn increase in the ambient noise level would result 
as operation of the Proposed Project would not double the traffic volume on Bel Aire Road (refer 
to Eq4.8-1 in the Method of Analysis Section above).  With implementation of the Proposed 
Project, the ambient noise level on Bel Aire Road would be 52.1 dBA, Ldn, which is less than the 
County’s threshold of 60 dBA, Ldn for residential sensitive receptors.   

Conclusion 

Given that the ambient noise level on the roadways in the vicinity of the newly placed sensitive 
receptors would not exceed the County’s threshold, operation of the Proposed Project would 
therefore result in a less-than-significant impact associated with traffic noise levels for newly 
placed sensitive noise receptors.  Less than Significant.   
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Impact  

4.8-5 Operation of the Proposed Project would not result in a substantial permanent increase in 
ambient noise levels in the project vicinity above existing levels. 

The primary source of noise in the immediate vicinity of the project site is traffic on area 
roadways.  The primary source of noise associated with operation of the Proposed Project would 
also be noise due to increased traffic volumes.  To determine the level of significance of noise 
impacts due to operation of the Proposed Project, traffic noise from Ascension Drive, Bel Aire 
Road, Parrot Drive, and CSM Drive was analyzed because these roadways would experience an 
increase in traffic volumes as a result of the Proposed Project and because sensitive noise 
receptors (residences) are located within 40 feet of the roadways.  Data from the Traffic Impact 
Analysis (TIA) (Appendix H) prepared for the Proposed Project were used in the analysis.   

Ascension Drive 

There are approximately 1,592 vehicle trips per day on Ascension Drive adjacent to the project 
site.  The Proposed Project would add an estimated 78 vehicle trips per day to this roadway 
(Appendix H).  The existing ambient noise level in the vicinity of Ascension Drive was measured 
at 40.4 dBA, Ldn (Table 4.8-2).  The Proposed Project would not double the traffic volume on 
Ascension Drive; therefore, a 0.10 dBA Ldn increase in the ambient noise level would result (refer 
to Eq4.8-1 in the Method of Analysis Section above).  With implementation of the Proposed 
Project, the ambient noise level on Ascension Drive would be 40.5 dBA, Ldn. 

Bel Aire Road 

There are approximately 806 vehicle trips per day on Bel Aire Road adjacent to the project site.  
The Proposed Project would add an estimated 78 vehicle trips per day to this roadway 
(Appendix H).  The existing ambient noise level in the vicinity of Bel Aire Road was measured at 
approximately 51.7 dBA, Ldn (Table 4.8-2).  The Proposed Project would not double the traffic 
volume on Bel Aire Road; therefore, a 0.40 dBA Ldn increase in the ambient noise level would 
result (refer to Eq4.8-1 in the Method of Analysis Section above).  With implementation of the 
Proposed Project, the ambient noise level on Bel Aire Road would be 52.1 dBA, Ldn. 

Parrott Drive 

There are approximately 2,462 vehicle trips per day on Parrott Drive north of the project site.  The 
Proposed Project would add an estimated 140 vehicle trips per day to this roadway (Appendix 
H).  The existing ambient noise level in the vicinity of Parrott Drive was measured at 
approximately 47 dBA, Ldn (Table 4.8-2).  The Proposed Project would not double the traffic 
volume on Parrott Drive; therefore, a 0.24 dBA Ldn increase in the ambient noise level would 
result (refer to Eq4.8-1 in the Method of Analysis Section above).  With implementation of the 
Proposed Project, the ambient noise level on Parrott Drive would be 47.24 dBA, Ldn. 

CSM Drive 

There are approximately 3,757 vehicle trips per day on CSM Drive west of the project site.  The 
Proposed Project would add an estimated 322 vehicle trips per day to this roadway (Appendix 
H).  The existing ambient noise level in the vicinity of CSM Drive was measured at approximately 
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48.2 dBA, Ldn (Table 4.8-2).  The Proposed Project would not double the traffic volume on CSM 
Drive; therefore, a 0.37 dBA Ldn increase in the ambient noise level would result (refer to Eq4.8-1 
in the Method of Analysis Section above).  With implementation of the Proposed Project, the 
ambient noise level on CSM Drive would be 48.57 dBA, Ldn. 

Conclusion  

With the implementation of the Proposed Project, noise levels in the vicinity of roadways with 
sensitive noise receptors would not exceed the County’s noise threshold of 60 dBA, Ldn for 
residential sensitive receptors.  Therefore, the Proposed Project would result in a less-than-
significant impact associated with traffic noise levels for sensitive noise receptors.  Less than 
Significant.   

Cumulative Impact  

4.8-6 Traffic resulting from the Proposed Project in combination with cumulative development 
would not increase cumulative ambient and traffic noise levels at new and existing 
residences in excess of the County’s noise thresholds.  

The Proposed Project in combination with cumulative growth development would generate 
additional traffic along local roadways.  The proposed sensitive receptors could be exposed to 
excessive traffic noise levels in excess of the County’s noise thresholds for outdoor activity areas 
under cumulative traffic conditions.   

The TIA (Appendix H) prepared for the Proposed Project shows that traffic associated with the 
2030 cumulative with project (2030) traffic scenario would not result in a doubling of traffic 
volumes on any of the study roadways.  As such, cumulative increases in traffic due to the project 
would result in less than a 1 dBA, Ldn increase in noise levels along area roadways over the 
existing noise environment.  Because noise levels associated with 2030 cumulative with project 
traffic would not result in an increase of 3 dB(A) or more, cumulative traffic noise impacts on the 
proposed on- and off-site land uses would not be audible.  Therefore, a less-than-significant 
impact to the noise environment in the cumulative year 2030 would occur.  Less than 
Significant. 
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4.9 POPULATION AND HOUSING 
4.9.1 INTRODUCTION 
This section addresses the potential for population and housing impacts and evaluates the consistency 
between the Proposed Project and San Mateo County’s General Plan Housing Element (2012).  
Following an overview of the environmental setting in Subsection 4.9.2 and the relevant regulatory 
setting in Subsection 4.9.3, project-related impacts and recommended mitigation measures are 
presented in Subsection 4.9.4.   

4.9.2 ENVIRONMENTAL SETTING 
Population 
Regional  

As shown in Table 4.9-1, the population of San Mateo County (County) as of January 1, 2013 was 
approximately 736,000 people.  The 2013 population of the unincorporated areas of the County was 
approximately 64,000 people or approximately 8.7 percent of the County’s total population (California 
Department of Finance, 2013a).   

TABLE 4.9-1 
REGIONAL POPULATION 

Location 
Population 

2000 2005 2010 2013 

State of California 33,873,086 35,869,173 37,253,956 37,966,471 

San Mateo County 707,163 700,350 718,451 735,678 

Unincorporated County 61,275 61,308 61,624 63,603 

City of San Mateo 92,482 93,396 97,207 99,061 
   
Source: California Department of Finance, 2012; California Department of Finance, 2013a 

 
Population Trends  

Across the first decade of the twenty-first century, the County population increased at an overall rate of 
1.6 percent.  The population of the County declined during the first half of the decade from 707,163 in 
2000 to 700,350 in 2005, a decrease of approximately 1.0 percent.  The County population reached its 
lowest point in 2007 at 699,347 people and then grew at a rate of approximately 4.9 percent to the 2013 
population of 735,678 people.  Growth in the unincorporated areas of the County was slightly positive 
during the same time period, increasing at a rate of 0.6 percent from 61,275 people in 2000 to 61,624 
people in 2010.  Notably, the population growth rate of unincorporated areas spiked in recent years to a 
rate of 3.1 percent between 2010 and 2013; this is an average of 1.03 percent per year.  Similarly, the city 
nearest the project site, the City of San Mateo, saw an increase in the population growth rate during the 
latter half of the first decade of the twenty-first century; the City’s population grew at a rate of 3.9 percent 
from 2005 to 2010 compared to only 1.0 percent from 2000 to 2005 (California Department of Finance, 
2012; California Department of Finance, 2013a).   
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While the County, unincorporated areas of the County, and the City of San Mateo saw spikes in 
population growth in recent years, this trend is opposite that of the State.  California continues to increase 
in population; the overall growth rate from 2000 to 2013 was 10.8 percent.  However, the State population 
increased at a rate of 5.6 percent from 2000 to 2005 but slowed to a growth rate of only 1.9 percent from 
2010 to 2013 (California Department of Finance, 2012; California Department of Finance, 2013a).     

Housing 
California was estimated to have approximately 13,786,000 housing units as of January 1, 2013, of which 
approximately 1,110,000 units, or 8.1 percent, were vacant (California Department of Finance, 2013a).  In 
the same year, the County, the unincorporated areas of the County, and the City of San Mateo had a 
lower percentage of vacant units compared to the State.  In 2013, there were estimated to be 272,000 
housing units in the County, of which 4.9 percent were vacant (Table 4.9-2).  The unincorporated areas of 
the County had approximately 23,000 housing units, of which 6.4 percent were vacant, and the City of 
San Mateo had approximately 40,000 housing units, of which 4.5 percent were vacant (California 
Department of Finance, 2013a).   

During the first decade of the twentieth century, the number of housing units increased overall in the 
County, unincorporated areas of the County, and the City of San Mateo.  However, the number of 
housing units increased at a higher rate from 2000 to 2005 compared to 2005 to 2010.  Of note, the 
number of housing units was greater in 2013 compared to 2010 while the vacancy rate remained steady, 
indicating an upward trend in demand for housing (California Department of Finance, 2012; California 
Department of Finance, 2013a).  

TABLE 4.9-2 
REGIONAL HOUSING 

Location 
2000 2005 2010 2013 

Total 
Units 

% 
Vacant 

Total 
Units 

% 
Vacant 

Total 
Units 

% 
Vacant 

Total 
Units 

% 
Vacant 

State of California 12,214,550 5.8% 12,978,524 6.9% 13,670,304 8.1% 13,785,797 8.1% 
San Mateo County 260,578 2.5% 267,149 3.9% 271,031 4.9% 272,477 4.9% 
Unincorporated County 21,270 3.3% 22,296 5.1% 22,508 6.4% 22,583 6.4% 
City of San Mateo 38,249 2.4% 39,425 3.7% 40,014 4.5% 40,060 4.5% 
    
Source: California Department of Finance, 2012; California Department of Finance, 2013a   

 

Growth Projections 
The Department of Finance estimates the population of the County will grow at an approximate rate of 2.5 
percent every 5 years from 2015 to 2060 (California Department of Finance, 2013b).  The Final Regional 
Housing Need Allocation (RHNA) for 2014 through 2022 estimates the housing needs for the 
unincorporated areas of the County as determined and assigned by the Association of Bay Area 
Governments (ABAG).  The County determined an addition of 913 housing units in unincorporated areas 
between 2014 and 2022 would be necessary to support population growth (ABAG, 2013). 
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4.9.3 REGULATORY CONTEXT 
The project site is located in an unincorporated area of the County.  However, the project site is located 
adjacent to the city limits of the City of San Mateo and is within the City of San Mateo’s sphere of 
influence.    

San Mateo County General Plan  
The San Mateo County General Plan (County General Plan) serves as a guide for both land development 
and conservation in the unincorporated portions of the County.  The County General Plan (1986) land use 
designation for the project site is Medium Low Density Residential (2.4 – 6.0 dwelling units [du]/acre).  
The project site is zoned R-1/S-8 (single-family residential/7,500 square foot minimum lot size).  With 
respect to the County’s urban-rural boundary, the project site is located within an area designated as an 
“Urban Neighborhood,” which indicates the County has determined the area is most appropriate for 
housing development and limited resources, such as utilities and infrastructure, are concentrated to 
support such development.  Policies regarding housing and population from the County General Plan 
applicable to the Proposed Project include the following:  

7.21  Suitable Land Within City Sphere of Influence 
 Consider that lands may be included within a city sphere of influence only if they are generally 

suitable for urban services (e.g., public sewer systems, public water supplies, fire and police 
protection) and urban land uses.   

 
8.14  Land Use Compatibility 

a) Protect and enhance the character of existing single-family areas. 
b) Protect existing single-family areas from adjacent incompatible land use designations which 

would degrade the environmental quality and economic stability of the area. 
 
8.29  Infilling 
 Encourage the infilling of urban areas where infrastructure and services are available. 
 
8.31  Overcoming Constraints to Development 

a) Encourage efficient and effective infrastructure (e.g., water supply, wastewater, roads) 
necessary to serve the level of development allowable within urban areas. 

b) Encourage improvements which minimize the dangers of natural and man-made hazards to 
human safety and property. 

 
8.34  Zoning Regulations 
 To ensure that development is consistent with land use designations, continue to use zoning 

districts which regulate development by applying specific standards. 
 
8.35  Uses 
 Allow uses in zoning districts that are consistent with the overall land use designation. 
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8.36  Density 
 Regulate maximum allowable densities in zoning districts in order to: (1) ensure a level of 

development that is consistent with land use designations, (2) plan for the efficient provision of 
public facilities, services, and infrastructure, and (3) minimize exposure to natural and man-made 
hazards. 

 
8.37  Parcel Sizes 
 Regulate minimum parcel sizes in zoning districts in an attempt to: (1) ensure that parcels are 

usable and developable, (2) establish orderly and compatible development patterns, (3) protect 
public health and safety, and (4) minimize significant losses of property values. 

 
8.38  Height, Bulk, and Setbacks 
 Regulate height, bulk, and setback requirements in zoning districts in order to: (1) ensure that the 

size and scale of development is compatible with parcel size, (2) provide sufficient light and air in 
and around structures, (3) ensure that development of permitted densities is feasible, and (4) 
ensure public health and safety. 

 
Regional Housing Needs Allocation 

The California Department of Housing and Community Development (HCD) identifies the supply of 
housing necessary to meet the existing and projected growth in population and households in the State, 
and passes a portion along to each of the State’s 38 Councils of Government (COG).  ABAG, the COG 
overseeing the Bay Area including San Mateo County, receives a RHNA from HCD that specifies the 
number of units, by affordability level, that need to be accommodated within the nine-county Bay Area 
during the Housing Element planning period.  ABAG is then responsible for calculating specific RHNAs 
for San Mateo County and other jurisdictions.   

The County and its cities utilized the option of forming a subregion to independently allocate the County’s 
portion of its RHNA for the 2014 through 2022 planning period.  ABAG allotted a total amount of regional 
need to the San Mateo County subregion, which included the unincorporated County and all cities within 
the County.  The County and cities, in collaboration, then determined each jurisdiction’s share of that 
allotment.  Rather than being allotted directly by ABAG, RHNA for each jurisdiction was determined in a 
collaborative, participatory process involving the jurisdictions themselves, with ABAG’s approval (SMC, 
2012a).   

San Mateo County 2007-2014 Housing Element  

The San Mateo County 2007-2014 Housing Element (2012) of the County General Plan includes a 
housing needs assessment that identifies current and projected housing needs, as well as policies to 
accommodate housing development that will be affordable to a range of household types and income 
ranges.  The Housing Element of the County General Plan serves as the overall guiding policy document 
for housing and development within the unincorporated County by integrating standards of population 
density and building density so that circulation and public-facilities needs are met.  The Housing Element 
identifies areas that are potentially developable from 2007 to 2014, and the project site was identified as 
such an area (SMC, 2012a).  Polices regarding housing and population from the Housing Element 
applicable to the Proposed Project include the following: 
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HE 2.1  Continue to enforce development policies, building code requirements, permit conditions, and 
health and safety standards before, during, and after the construction of residential projects. 

 
HE 2.3  Continue residential health and safety code enforcement efforts in unincorporated areas. 
 
HE 14.1 As part of staff reports to the Planning Commission and the Board on residential developments, 

continue to include a section outlining mitigation measures to reduce community concerns and 
environmental impacts other than lowering densities, and recommend reductions in density only 
after other mitigation measures have been determined to be infeasible. 

 
HE 49.1 Continue to administer and enforce the County’s Green Building ordinance. 
 
San Mateo County Housing Needs Study 

As noted in Section 4.9.2, the 2008 San Mateo County Housing Needs Study assessed housing needs 
based on projected job growth, associated new worker household formation, expected commute patterns, 
and estimates of non-worker household formation.  This information is intended to compliment the RHNA 
housing needs assessment and aid the County in making housing-related planning and development 
decisions (Rice-Evans et al., 2008).   

City of San Mateo General Plan (2013) 
The City of San Mateo seeks to influence County decisions and projects within its sphere of influence so 
that developments are built in compliance with the City of San Mateo's development standards.  Policies 
contained within the City of San Mateo 2030 General Plan relevant to population and housing impacts of 
the Proposed Project include:  

LU 7.2  New Development within the Sphere of Influence  
 Seek to require new developments and related infrastructure to be consistent with and to be 

designed to the City's General Plan goals and policies, zoning code requirements, development 
standards and the City's municipal code.  
 

4.9.4  IMPACTS AND MITIGATION MEASURES 
Method of Analysis 
This section evaluates the Proposed Project’s compatibility with existing and planned development, and 
discusses the consistency of the Proposed Project with adopted plans, policies, and zoning designations.  
Physical environmental impacts resulting from the Proposed Project and mitigation measures are 
discussed in the applicable technical sections in this EIR.   

Significance Criteria 
Section 15125(d) of the CEQA Guidelines states that “[t]he EIR shall discuss any inconsistencies 
between the Proposed Project and applicable general plans and regional plans.”  Criteria for determining 
the significance of population and housing impacts have been developed based on Appendix G of the 
CEQA Guidelines.  For the purposes of this Draft EIR, population and housing impacts are considered 
significant if the Proposed Project would: 
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 Induce substantial population growth in an area, either directly or indirectly; 
 Displace substantial numbers of existing homes, necessitating the construction of replacement 

housing elsewhere; or 
 Displace substantial numbers of people, necessitating the construction of replacement housing 

elsewhere. 

Project Specific Impacts and Mitigation Measures 
Impact 

4.9-1 Construction of the Proposed Project would induce population growth in the area; 
however, this growth would not be substantial and would not result in adverse 
environmental consequences.    

Construction of the Proposed Project would generate a temporary increased demand for 
construction workers.  Project construction is anticipated to occur over a period of 27 months, 
beginning in 2014.  However, construction jobs are expected to be filled by people who already 
reside in the area, and the construction of the Proposed Project is not anticipated to contribute to 
significant population growth or increase housing demand.  The impact of the construction of the 
Proposed Project on housing and population is less than significant. Less than Significant. 

Impact 

4.9-2 Development of the Proposed Project would induce population growth in the area; 
however, this growth would not be substantial and would not result in adverse 
environmental consequences.    

The Proposed Project would result in the development of 19 single-family residences on the 
project site.  Assuming an average of 2.9 people per household, as specified in the County 
General Plan 2007-2014 Housing Element (2012), full build-out of proposed residential 
development is estimated to generate approximately 55 new residents.  Construction of the 
Proposed Project is expected to occur over a 27-month period, with an anticipated completion 
date of 2017.  Assuming the population of the unincorporated County grows at the same rate in 
2014 through 2017 as the population grew from 2010 through 2013 (an average rate of 1.03 
percent per year [California Department of Finance, 2013a]), 2,661 new people would reside in 
the unincorporated County in 2017.  Therefore, the number of people anticipated to occupy the 
Proposed Project is well within the anticipated growth for the unincorporated County.  Moreover, 
the HCD, ABAG, and subregional allocation process identified a total need for 16,418 units to be 
constructed in the County during the 2014 to 2022 planning period, with 913 being allocated to 
the unincorporated County area (ABAG, 2013).  The Proposed Project is therefore consistent with 
the goals of the HCD, ABAG, and subregional housing allocation process as it would add 19 
housing units and serves to meet the needs of an increased population and the needs identified 
in the County General Plan 2007-2014 Housing Element (2012).   

Population growth is considered to have significant adverse environmental impacts only if it 
results in adverse physical environmental consequences.  These could occur through land 
conversions, commitment of resources, exceeding the capacity of utilities and other infrastructure, 
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and other mechanisms.  Developers are required to fund all necessary infrastructure and provide 
access to non-renewable resources including water, electricity, and natural gas, without adversely 
impacting existing residents, and the impact of the Proposed Project to each of these topics is 
addressed in the specific sections of Section 4.0.  The Proposed Project would be consistent 
with applicable County General Plan policies, including designated land use and zoning 
ordinances, and would serve to fulfill housing needs identified in the County General Plan.  A full 
discussion of the potential for indirect and growth inducing impacts is provided in Section 5.1.  
The Proposed Project would not result in direct adverse effects from population growth, and the 
impact is considered less than significant.  Less than Significant.   

Impact 

4.9-3 Development of the Proposed Project would not displace substantial numbers of existing 
housing or people and therefore would not necessitate the construction of replacement 
housing elsewhere. 

The project site is primarily undeveloped; aside from an access road, no houses or other 
structures exist on the site (the water tank/cell transmitter parcel is not part of the project site).  
The Proposed Project would not require the removal of any houses nor would the Proposed 
Project displace any people.  The impact is therefore less than significant.  Less than 
Significant.    

Cumulative Impacts  

4.9-4 The Proposed Project could contribute to adverse cumulative impacts associated with 
population and housing. 

The Proposed Project and cumulative development within the surrounding unincorporated County 
areas and the City of San Mateo would induce substantial population growth in an area through 
the development of new homes and businesses.  However, population growth alone is not 
considered a significant cumulative effect.  As discussed above, the Proposed Project will be 
consistent with the County General Plan housing policies and thus would not contribute to the 
potential for adverse cumulative population and housing effects.  The growth induced by 
cumulative development would also be guided by the policies set forth in the existing County 
General Plan Housing Element, the City of San Mateo General Plan, and the Regional Housing 
Needs Allocation as administered by HCD, ABAG, and the San Mateo subregion and is therefore 
projected to occur in an orderly manner such that it would not contribute to the potential for 
adverse cumulative population and housing effects.  Land conversions, utility upgrades, and other 
cumulative physical impacts associated with population growth are considered in applicable issue 
areas.  Thus, the Proposed Project and cumulative development would have a less than 
significant cumulative impact.  Less than Significant. 
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4.10 PUBLIC SERVICES, UTILITIES, AND RECREATION 

4.10.1 INTRODUCTION 
This section addresses the potential for the Proposed Project to impact public services, utilities, and 
recreational facilities.  Following an overview of the existing public services, utilities, and recreation in 
Subsection 4.10.2 and the relevant regulatory setting in Subsection 4.10.3, project-related impacts and 
recommended mitigation measures are presented in Subsection 4.10.4.   

4.10.2 ENVIRONMENTAL SETTING 
Water Supply 
The California Water Service Company (Cal Water) Bayshore District (BSD) (also known as Mid-
Peninsula District) provides potable water supply to the project site and surrounding areas (Low, 2013).  
Cal Water is an investor-owned public utility supplying water service to 1.7 million Californians through 
over 435,000 connections in 24 separate water systems.  Since 1931, Cal Water has supplied water to 
the BSD, which includes approximately 17 square miles consisting of the Cites of San Carlos and San 
Mateo and adjacent unincorporated portions of San Mateo County, including the Highlands and Palomar 
Park communities.  The BSD served 35,494 connections supporting a population of 126,850 in 2010 (Cal 
Water, 2011).  

Water furnished to customers in the BSD is entirely purchased water.  Cal Water has an annual 
purchased water supply from the City and County of San Francisco’s Regional Water System, operated 
by the San Francisco Public Utilities Commission (SFPUC), of 35.68 million gallons per day (mgd) 
(39,967 acre feet per year [AFY]) in normal hydrologic years.  The purchased water is shared among the 
BSD, Bear Gulch Water District, and South San Francisco Water District, and the amount available to the 
BSD in any given year varies and depends on the availability of local supplies in the other two districts 
(Cal Water, 2011).   

Purchased Water Source 

Water from the Hetch Hetchy Reservoir in the Sierra Nevada Mountain Range is the primary source of the 
City and County of San Francisco’s Regional Water System.  Other sources include treated water 
produced by the SFPUC from its local watersheds and facilities in Alameda and San Mateo Counties.   

The amount of imported water available to the SFPUC’s retail and wholesale customers, which includes 
Cal Water, is constrained by hydrology, physical facilities, and the institutional parameters that allocate 
the water supply of the Tuolumne River.  Due to these constraints, the SFPUC is very dependent on 
reservoir storage to firm-up its water supplies.  The SFPUC serves its retail and wholesale water 
demands with an integrated operation of local Bay Area water production and imported water from Hetch 
Hetchy Reservoir.  In practice, the local watershed facilities are operated to capture local runoff.  The 
local reservoirs include the Crystal Springs Reservoirs, San Andreas Reservoir, Pilarcitos Reservoir, 
Calaveras Reservoir, and San Antonio Reservoir (Cal Water, 2011). 

In 1984, Cal Water, along with 29 other Bay Area water suppliers, signed a Settlement Agreement and 
Master Water Sales Contract (Master Contract) with San Francisco, supplemented by an individual Water 
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Supply Contract.  These contracts provide for a 184 mgd (expressed on an annual average basis) Supply 
Assurance Allocation to the SFPUC’s wholesale customers collectively.  This allocation was reached 
through negotiation in the early 1990s between the SFPUC and Bay Area Water Users Association, the 
predecessor organization to the Bay Area Water Supply and Conservation Agency (BAWSCA) that was 
created in 2003 to represent the interests of the Bay Area water suppliers.  In July 2009, the SFPUC and 
BAWSCA adopted a Water Supply Agreement (WSA) that extended the Master Contract through 2018, 
keeping the Supply Assurance Allocation at 184 mgd, but changing its name to the Individual Supply 
Guarantee (ISG) (Cal Water, 2011).   

Cal Water’s ISG is 35.39 mgd (or approximately 39,642 AFY) for the BSD, Bear Gulch Water District, and 
South San Francisco Water District.  Additionally, the acquisition of the Los Trancos County Water District 
in July 2005 allowed the transfer of its 0.11 mgd ISG to Cal Water.  In 2009, Cal Water acquired the 
Skyline County Water District, which also transferred its 0.181 mgd ISG to Cal Water.  This increased Cal 
Water’s total ISG for the three districts to 35.68 mgd (39,967 AFY) (Cal Water, 2011). 

Other Water Sources  

Cal Water does not have the ability to divert local surface water to supply the BSD.  Surface water from 
local sources is ultimately the source for the BSD, but this supply is under jurisdiction of the SFPUC (Cal 
Water, 2011). 

Cal Water does not have any groundwater wells to supply water for BSD.  Development of groundwater 
supply wells is not economically feasible as the well output would be extremely low (Cal Water, 2011).    

Presently, recycled water is not utilized by Cal Water as a direct supply source (Cal Water, 2011).  Cal 
Water does not obtain water from any desalination projects nor through transfers or exchanges (Cal 
Water, 2011).  All of these options are being considered and evaluated as a long term options for 
increasing the available water supply (Cal Water, 2011). 

Water Demand 

Table 4.10-1 summarizes the actual and projected demand for water in the BSD through 2040.   

TABLE 4.10-1 
BSD CURRENT AND PROJECTED WATER DEMAND  

 2005 
Actual 

2010 
Actual 2015 2020 2025 2030 2035 2040 

Water Use 18,253 15,956 18,911 18,613 19,143 19,703 20,293 20,915 
 
Note: All values are acre-feet per year. 
Source:  Cal Water, 2011. 

 
Water Supply Summary 

As discussed above, the amount of water available to the BSD in any given year varies and depends on 
the availability of local supplies in the Bear Gulch Water District and South San Francisco Water District.  
Hence water supply and demand are evaluated together for the three districts.  Table 4.10-2 summarizes 
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the estimated water availability to be shared among the three districts under normal, single dry, and 
multiple dry years.  The three separate hydrologic conditions considered are described as follows:  

 Normal Year: This is a year when average rainfall has been received.  During a normal year, the 
water availability from some sources may be less than the allocated amount.  

 Singe Dry Year: This is a solitary dry or critical dry year and may be the first year of a multiple 
year drought. 

 Multiple Dry Years: This is a series of three consecutive dry and/or critical dry years.   

TABLE 4.10-2 
WATER SUPPLY AVAILIBILITY1 

Year Type Year Number Item 2015 2020 2025 2030 2035 2040 

Normal Year Year 1 
Supply 42,762 42,762 42,762 42,762 42,762 42,762 

Demand 42,047 39,900 41,046 42,255 43,530 44,875 
Difference 715 2,862 1,716 507 (768) (2,113) 

Single Dry Year Year 1 
Supply 35,059 35,059 35,059 35,059 35,059 35,059 

Demand 41,746 39,540 40,675 41,871 43,134 44,465 

Difference (6,687) (4,481) (5,616) (6,813) (8,075) (9,406) 

Multiple Dry Year 

Year 1 
Supply 35,316 35,316 35,316 35,316 35,316 NA 

Demand 37,212 35,362 36,379 37,451 38,582 NA 
Difference (1,896) (46) (1,063) (2,135) (3,266) NA 

Year 2 
Supply 28,522 28,522 28,522 28,522 28,522 NA 

Demand 36,439 35,077 36,091 37,160 38,287 NA 

Difference (7,917) (6,555) (7,569) (8,638) (9,765) NA 

Year 3 
Supply 28,522 28,522 28,522 28,522 28,522 NA 

Demand 35,404 34,548 35,552 36,610 37,726 NA 
Difference (6,882) (6,026) (7,030) (8,088) (9,204) NA 

 
Notes:     1 Water supply shared among BSD, Bear Gulch Water District,  

and South San Francisco Water District.   
All values are acre-feet annually. 
NA – Not available 

Source:  Cal Water, 2011. 
 
The projected demand and surplus/shortage (“difference”) per each year under each condition are also 
provided in Table 4.10-2.   

The SFPUC can meet the demands of its retail and wholesale customers in years of average and above 
average precipitation.  However, this is not the case in drought years as the WSA allows the SFPUC to 
reduce water deliveries during droughts, emergencies, and for scheduled maintenance activities.  The 
SFPUC and all wholesale customers adopted an Interim Water Shortage Allocation Plan in 2000 to 
address the allocation of water between San Francisco, wholesale customers, and individual wholesale 
customers during water shortages of up to 20 percent of system-wide use (Cal Water, 2011). 

In addition, Cal Water updated its Water Shortage Contingency Plan for the BSD, Bear Gulch Water 
District, and South San Francisco Water District in its 2010 Urban Water Management Plan.  Cal Water is 
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considering and has adopted several demand management measures.  As noted above, other supply 
options are being evaluated as potential supplemental sources.   

Water Supply Facilities 

This City and County of San Francisco’s Regional Water System is delivered from Hetch Hetchy 
Reservoir through a network of pipelines, tunnels, and treatment plants (Figure 4.10-1).  Purchased 
water is treated by SFPUC prior to delivery to Cal Water.  The BSD takes delivery from SFPUC from 
eleven active and three standby metered turnouts from SFPUC transmission lines.  The City of Belmont 
separates the Cities of San Carlos and San Mateo and divides the BSD into two systems, which are 
considered separate divisions of BSD (Cal Water, 2011).  In the BSD’s San Mateo Division, 14.656 
million gallons of potable water is contained in 19 tanks, and 5.748 million gallons of potable water are 
stored in 21 tanks in the San Carlos Division.  

A potable water tank owned by Cal Water, enclosed by fencing and surrounded by Monterey pine trees, 
is located within the project site (APN 041-111-020) and is served by a small access road that connects 
to Bel Aire Road.  This parcel is not a part of the Proposed Project.  This water tank is one of 40 tanks 
serving the BSD.  Two water mains transverse through the project site connecting the water tank to water 
mains located in Parrot Drive and Bel Aire Drive.  Cal Water holds a twenty-foot wide easement along the 
alignment of the water mains. 

Fire Flow 

Mains, tanks, and pump stations are designed to deliver fire flows for normal residential, commercial, and 
industrial fires.  Fire flows are supplied by the same water mains as the domestic water system, including 
the lines located in local streets and major roadways.  In general, fire flow requirements are closely 
related to land use as the quantity of water necessary for fire protection varies with the type of 
development, life hazard, type and level of occupancy, and degree of fire hazard (based on such factors 
as building age or type of construction).  Water mains and lines that are designed and sized according to 
the required standards take into account fire flow and pressure requirements.  Most storage tanks are 
designed to provide fire flows for a minimum of two hours.  Facilities are not designed to handle wildfires 
or extended power outages such as could be possible after a major forest fire, earthquake, or other 
disaster (Cal Water, 2007). 

Wastewater 
The project site is served by the Crystal Springs County Sanitation District (CSCSD), which is located on 
the San Francisco Peninsula in the area roughly bounded by the Arthur Younger Freeway (State Route 
92 [SR-92]) in the south, the Junipero Serra Freeway (Interstate 280 [I-280]) in the west, Crystal Springs 
Road in the north and Parrot Drive in the east.  The CSCSD is administered by the San Mateo County 
Department of Public Works and serves approximately 5,600 people (Appendix G).  The CSCSD’s sewer 
collection system is characterized as a gravity system that consists of approximately 19 miles of 6-inch to 
15-inch-diameter vitrified clay pipe with some sections of plastic pipe (Brown and Caldwell, 1999; 
Appendix G).  The main trunk sewer in the CSCSD is a 10-inch to 15-inch-diameter sewer located in the 
valley along Polhemus Road (Appendix G).   
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Figure 4.10-1
Regional Water System

SOURCE: California Water Service Company, 6/2011; AES, 2013
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The project site, which is currently undeveloped and does not generate sanitary sewer effluent, is not 
connected to a wastewater collection system.  In general, wastewater generated from uses in the 
surrounding area enters existing sewer infrastructure owned and maintained by CSCSD and flows to the 
Crystal Springs/El Cerrito Trunk Sewer, which is owned and maintained by the Town of Hillsborough.   

This wastewater then flows to sewer infrastructure owned and maintained by the City of San Mateo for 
treatment at the wastewater treatment plant owned and operated by the City of San Mateo.  There are no 
sewer deficiencies in the immediate area of the project site; however, downstream sewer pipelines within 
the Town of Hillsborough and the City of San Mateo have capacity issues during wet weather events 
(Porter, 2013).   

The City of San Mateo Wastewater Treatment Plant (WWTP), located at 2050 Detroit Drive, provides 
secondary treatment during the winter and advanced secondary treatment by adding filtration during the 
summer to the City of San Mateo, Foster City, Hillsborough, Belmont, and portions of unincorporated San 
Mateo County.  The WWTP includes primary clarifiers, aeration basins, secondary clarifiers, pressure 
filters, chlorination, dechlorination, and an outfall which discharges an average of 12.4 mgd to a deep 
water channel in lower San Francisco Bay (SFBWQCD, 2009; Zammit, 2013). 

Given that the WWTP accepts wastewater from other districts, a Sanitary Sewer Agreement was 
developed between CSCSD and City of San Mateo that requires CSCSD be responsible for paying a 
proportionate share for downstream, out-of-district, capital improvement projects.  The City of San Mateo 
completed an improvement project at the WWTP for which CSCSD was responsible for $1.57 million.  In 
a letter addressed to the County from the City of San Mateo Department of Public Works regarding two 
subdivisions in CSCSD, CSCSD is noted in 2009 as being in arrears in payments to the City of San 
Mateo for operating and capital costs due under the Sanitary Sewer Agreement.  The City of San Mateo 
Department of Public Works has a resolution in place to not approve additional flows from new 
developments in CSCSD service area until the owed payments are made (Appendix G).  The City of San 
Mateo has not indicated any recent changes or developments with regards to this resolution (Zammit, 
2013).   

The WWTP operates under a discharge permit (National Pollution Discharge Elimination System 
[NPDES] Permit Number CA0037541) issued by the San Francisco Bay Regional Water Quality Control 
Board (SFBRWQCB), by authority of the United States (U.S.) Environmental Protection Agency (USEPA).  
This discharge permit specifies operating conditions, including strict discharge limitations on the final 
effluent.  Operating personnel are required to be certified by the State Water Resources Control Board 
(SWRCB), at a level corresponding to the level of complexity and the design flow of the WWTP.  The 
WWTP has been modified and expanded over the years to accommodate the increasing flows and to 
improve treatment efficiency.  In the spring of 1996, the City of San Mateo completed the last expansion 
that increased the hydraulic capacity of the plant to 15.7 mgd during the dry months (April 11 through 
October 31) and 40 mgd total primary capacity (SFBRWQCB, 2009; Von Aspern, 2008; Appendix G).  
However, the projected peak wet weather flow under five-year design storm conditions in year 2020 is 88 
mgd.  The City of San Mateo is in process of preparing an updated master plan for capacity assurance 
improvements at the WWTP (Zammit, 2013).      
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On  March 11, 2009, Cease and Desist Order No. R2-2009-0020 was issued by the SFBRWQCB and 
requires the City of San Mateo, Town of Hillsborough, and the CSCSD in the County to cease and desist 
discharging waste from their respective sanitary sewer systems in violation of requirements SFBRWQCB 
Order Nos. 01-071 and R2-2007-0075 (NPDES Permit No. CA 0037541), Water Quality Control Plan for 
the San Francisco Bay Basin, and State Water Quality Control Board (SWQCB) Order No. 2006-0003 
DWQ.  Factors contributing to these violations include the collection system and the WWTP receiving 
high flows during rainy season, WWTP problems, and the Crystal Springs/El Cerrito Trunk being 
significantly surcharged during wet weather.  

In accordance with California Water Code Section 13301, the City of San Mateo, Town of Hillsborough, 
and the CSCSD has ceased and desisted from discharging and threatening to discharge wastes in 
violation of SFBRWQCB and SWQCB orders by complying with provisions related to immediate 
elimination of sanitary sewer overflows; spill response, recordkeeping, notification, and reporting; 
collection system maintenance and management; collection system condition and capacity assessments; 
capacity assurance; infrastructure renewal; and options for coordination.  The City of San Mateo, Town of 
Hillsborough, and the CSCSD ordered wet weather flow monitoring and modeling studies be conducted to 
evaluate sewer system flows and capacity requirements in each respective system and the combined 
flows in jointly used facilities.  The results of these studies are presented in the City of San Mateo, Town 
of Hillsborough, and Crystal Springs County Sanitation District Sewer System Flow Monitoring and 
Hydraulic Modeling – Final Report and have been used to develop and test proposed solutions to identify 
capacity deficiencies thereby providing information for the design of wet weather capacity improvements 
(RMC, 2010).  The City of San Mateo and Town of Hillsborough are in the design phase of capital 
improvement projects that will address aspects of the CDO (Porter, 2013).  The CSCSD is in the process 
of constructingcompleted construction of the eight remaining capital improvement projects that will 
address the aspects of the CDO; completion is estimated  2014in February of 2015 (Porter, 20145).  
These projects include reducing wet weather sewer overflows by increasing capacity of the shared trunk 
lines, pursuant to the CDO.  In addition, the capacity assurance improvement projects that are to be 
identified in the City of San Mateo’s updated master plan will be integrated in to the ongoing capital 
improvement program.  Presently, connections of new development projects to the sewer system and 
WWTP are permitted if the project applicant commits to construction of improvements to reduce Inflow 
and Infiltration (I&I) to the sanitary sewer system such that the new project would result in a zero net 
increase in flow during wet weather events and completes such construction prior to the start of the 
construction of the project (Zammit, 2013).   

Solid Waste Disposal 
Recology San Mateo County (RSMC) is the current collection service provider for garbage and 
recyclables for the project site.  The County has a franchise agreement with RSMC to collect solid waste 
and recycling from the County franchised area, which includes the San Mateo Highlands and Baywood 
Park area (Porter, 2013).  Waste is collected by RSMC, transported to the Shoreway Environmental 
Center (also known as the South Bayside Integrated Facility Transfer Station), and disposed of at the Ox 
Mountain Sanitary Landfill (also known as the Corinda Los Trancos Landfill).   



4.10 Public Services, Utilities, and Recreation 

 

Analytical Environmental Services 4.10-8 Ascension Heights Subdivision Project 
January 2016   Final EIR 

Shoreway Environmental Center 

Solid waste from the area in the vicinity of the project site is transported to the Shoreway Environmental 
Center (Permit No. 41-AA-0016) where sorting and recycling occurs.  The facility, located at 225 
Shoreway Road in the City of San Carlos and operated by the South Bayside Waste Management 
Authority, is a large volume transfer and processing facility and is permitted to accept solid waste that 
includes construction / demolition, industrial, mixed municipal, and tires.  The facility is permitted for a 
maximum throughput of 3,000 tons per day and currently processes approximately 1,500 tons per day 
(CalRecycle, 2013; Feldman, 2013).   

AB 939 and SB 1322, which enacted the Integrated Waste Management Act of 1989, mandated a goal for 
California Counties of 50 percent diversion of solid waste from landfills by 2000.  The Shoreway 
Environmental Center is committed to complying with these regulations and completed its Transfer 
Station Improvements Project in June 2011 that is a part of its larger Shoreway Master Plan approved in 
April 2007.  Improvements focused on renovations and environmental enhancements at the Shoreway 
Environmental Center to further reduce diversion of solid waste in the County.  Key features include:  

 A new state‐of‐the‐art single stream Materials Recovery Facility; 
 An expanded Transfer Station; 
 An expanded Public Recycling Center; 
 “Green Building” features including white roof (cool roof), natural lighting, and photovoltaic panels; 
 Improvements to traffic and customer convenience and safety; and  
 A new Environmental Education Center (South Bayside Waste Management Authority, n.d.).   

The RSMC currently provides one 64-gallon single stream recycling cart and one 96-gallon organics cart 
to each residence for the purpose of reducing solid waste (resident also receive one 32-gallon solid waste 
cart) (Porter, 2013).  The Shoreway Environmental Center processes recyclables on site.  Presently, the 
Shoreway Environmental Center recycles approximately half of its throughput; approximately 750 tons 
per day are recycled and approximately 750 tons per day are transferred to either compost facilities or 
solid waste disposal facilities (Feldman, 2013).  The South Bayside Waste Management Authority 
reported a diversion rate for single family dwellings the County franchised area of 68.3 percent for 2012 
(Porter, 2013). 

Ox Mountain Sanitary Landfill 

Solid waste designated for disposal is transferred from the Shoreway Environmental Center to the Ox 
Mountain Sanitary Landfill (Permit No.: 41-AA-0002), which is owned and operated by Republic Services.  
The Ox Mountain Sanitary Landfill is located two miles northeast of Half Moon Bay (12310 SR-92) and is 
the only active landfill in the County (SMC Health System, 2012b).  The disposal facility is a Class III 
Municipal Solid Waste Landfill and is permitted to accept solid waste that includes construction/ 
demolition, mixed municipal, sludge (biosolids), asbestos, and tires.   

The Ox Mountain Sanitary Landfill is permitted to a maximum capacity of 49 million cubic yards (mcy).  
Presently, the facility has a municipal solid waste (MSW) stream per day of approximately 1,600 cubic 
yards or 484 tons, which is approximately 44 percent of its maximum permitted daily throughput of 3,598 
cubic yards or 1,090 tons of MSW (assuming 1 ton is equivalent to 3.3 cubic yards of MSW) (McGourty, 
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2013).  Estimated closure date for the Ox Mountain facility is approximately 2039 (McGourty, 2013; 
Porter, 2013).   

Residential Solid Waste Generation 

Solid waste is generated by industrial, commercial, institutional, residential, and other types of land uses.  
The current waste disposal rate for the County unincorporated area that includes the project site is 3.0 
pounds or less per person per day (Porter, 2013). The current recycling rate for County unincorporated 
area that includes the project site is 63.9 percent, which is equivalent to 1.92 pounds per person per day 
of recycling material.   

Fire Protection and Emergency Medical Services 
Fire protection and emergency medical services are provided in the County via a public and private 
partnership among the County Health Services Department’s Emergency Medical System (EMS) office; 
the private emergency response company, American Medical Response (AMR); and the fire service 
agencies in the County.  The County EMS office provides operational and medical oversight of the 
system.  All emergency calls are received at a single dispatch center, San Mateo County’s Public Safety 
Communications in Redwood City.  The system dispatches the closest fire engine and/or ambulance to 
every medical incident regardless of local fire agency boundaries.  For medical emergencies, fire engines 
with paramedics on board have a typical response time of 7 minutes, and emergency ambulances 
typically respond within 13 minutes (SMC Health System, 2012a).  Emergency personnel and equipment 
is determined by the type and severity of an emergency.   

The San Mateo City Fire Department participates in a Joint Powers Agreement providing automatic aid 
response in the County (City of San Mateo Fire Department, 2013; Keefe 2013).  In addition, the San 
Mateo County Fire Department (County Fire), which contracts with the California Department of Forestry 
and Fire Protection (CAL FIRE) through CAL FIRE’s Cooperative Fire Protection program, provides fire 
protection and emergency medical services to the County.  The County Fire/CAL FIRE is an all-risk 
department and responds to wildland fires, structure fires, medical emergencies, motor vehicle accidents, 
hazardous material spills, swift water rescues, cliff rescues, floods, civil disturbances, and earthquakes.  
Five fire engines, each staffed with three firefighters one of whom is a paramedic, are operated by County 
Fire/ CAL FIRE out of four County-owned fire stations.  During declared fire season, one wildland engine 
is staffed at three of the five stations, and one bulldozer is staffed at the headquarters station.  The Fire 
Protection/ Planning Division of County Fire provides comprehensive fire and life safety review for new 
construction, remodels and land development (County Fire and CAL FIRE, n.d.).   

Response Times and Staffing  

Depending on what type of emergency is called in, the project site would primarily be served by San 
Mateo City Fire Department’s Station 27, which is located at 1801 De Anza Boulevard in the City of San 
Mateo.  Station 27 equipment includes a fire engine, a brush engine (used for wildland areas), and a 
State-owned fire engine; staff at Station 27 includes a captain, firefighter, and firefighter/medic.  The San 
Mateo City Fire Department does not have a preferred ratio of firefighters per population but instead 
bases its stations and equipment locations on desired performance standards, which is primarily that 90 
percent of response times shall be less than 7 minutes.  Station 27 is located approximately 1.25 miles 
from the project site, and the average response time for the project area is just under 5 minutes, with 90 
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percent of responses under 6.5 minutes.  This distance and response time meet the desired performance 
standards (Keefe, 2013).   

If the emergency escalated or warranted further personnel and equipment, County Fire/ CAL FIRE 
Station 17, which is located at 320 Paul Scannell Drive in the City of San Mateo, would also respond 
(Keefe, 2013).  Station 17 houses two fire engines (E 17 and E 217), and an additional state wildland 
engine (E1771) and dozer are brought in during fire season (Colbert, 2013).  Each engine is staffed with a 
minimum of three firefighters, one of whom has paramedic certification (Colbert, 2013; County Fire and 
CAL FIRE, n.d.).  The equipment and staffing at Station 17 meet or exceed the requirements set forth by 
the Joint Powers Agreement (Colbert, 2013).  The average response time for Station 17 to the project 
area is approximately five minutes (Colbert, 2013).  County Fire/CAL FIRE does keep track of its service 
ratio and does not have a preferred ratio of firefighters per population (Colbert, 2013).   

Station 15, located at 2701 Cipriani Boulevard in the City of Belmont, and Station 25, located at 545 
Barneson Avenue in the City of San Mateo, would be the third and forth responding stations to the project 
site, respectively (Keefe, 2013).   

Fire Suppression Water Flow  

Cal Water’s BSD provides fire flow for the project area (refer to Water Supply section above for a 
discussion of infrastructure in the vicinity of the project site).  According to Cal Water, the existing water 
system would not have adequate pressure to serve fire protection standards and would require 
installation of booster pumps to meet fire protection needs (Low, 2013). 

Wildland Fire  

As discussed in Section 4.7, the project site is located within a Very High Fire Hazard Severity Zone, as 
designated by CAL FIRE, and a Community at Risk Zone, as designated by the County, both of which 
indicates the area contains very substantial fire hazard risks (Figures 4.7-1 and 4.7-2).  The normal fire 
season in California is typically from July until the first precipitation in the fall, typically late October.   

Emergency Access  

Emergency vehicle access to the project site is provided from major roadways near and adjacent to the 
site.  Major roadways near the project site include Polhemus Road and Bunker Hill Drive.  Bel Aire Road 
and Ascension Drive are located adjacent to the project site.  The emergency medical facility nearest the 
project site is San Mateo Medical Center, located approximately 3 miles from the project site at 222 West 
39th Avenue in the City of San Mateo.   

Law Enforcement 
The San Mateo County Sheriff’s Office (SMCSO) has direct jurisdiction over the unincorporated areas in 
the County, including the project site.  The SMCSO is organized into seven divisions: Operations Division, 
Investigations Division, Corrections Division, Homeland Security Division, Multi-Jurisdictional Division, 
Administration, and Support Services Division.  The Operations Division provides public safety and law 
enforcement services through its Patrol Bureau, which is responsible for keeping the unincorporated 
areas of the County safe through enforcement, prevention, education, and community policing efforts 
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(SMCSO, 2012).  The Investigations Division of the SMCSO provides investigative and specialized 
services to unincorporated areas in the County, including the project site, and includes a Narcotics Task 
Force, Vehicle Theft Task Force, and Gang Task Force.  The Corrections Division, Homeland Security 
Division, Multi-Jurisdictional Division work collectively with the other divisions, outside agencies and 
government, and the community to provide comprehensive and effective services while the Administration 
and Support Services Division provide overall management, policy-setting, and procedural guidance as 
well as fulfill support roles, such as court security and fiscal administration, for the SMCSO.   

The SMCSO’s Patrol Bureau of the Operations Division responds to law enforcement emergencies and 
alarms or any other reports of criminal activity 24 hours a day, 7 days a week.  The SMCSO does not 
have a preferred deputy-to-population ration and instead bases deployment of personnel on variables 
such as crime rates and the structure of the identified community, including residential areas, commercial 
areas, schools, and traffic patterns.   

The Sheriff’s Office Millbrae Police Bureau, located at 581 Magnolia Avenue in the City of Millbrae, 
currently serves the project site.  Additionally, the Highlands Recreation Center provides office space for 
preparing reports and completing investigations.  Based on a contractual agreement, 1 dedicated Sheriff’s 
deputy is assigned to the Highlands area, which includes the project site, from 6 A.M. to midnight, 7 days 
a week.  From midnight through 6 A.M., service to the Highlands area is included with those services 
provided to other unincorporated areas in the vicinity.  Deputies assigned to the Highlands area 
supported by an Investigations Bureau, one supervisor, one manager, and one administrative staff 
member and are provided patrol vehicles and other safety equipment.  The target response time for 
emergency calls for service in this area is under four minutes.  The existing staff levels and equipment are 
adequate to meet the current demand for law enforcement response in the Highlands area (Munks, 
2013).   

Table 4.10-3 details crime statistics for the County over the last five years.  Larceny-theft crimes account 
for just over half of the crimes in the County during 2012, with burglary accounting for approximately 18 
percent, and violent crimes and motor vehicle theft each accounting for approximately 10 percent (Office 
of the Attorney General, 2013).  The crime rate in the vicinity of the project site is generally lower than in 
other unincorporated areas of the County.  The project site falls within the SMCSO’s Reporting District 40 
Beat.  There were nine Part I crimes reported and five arrests made in the Reporting District 40 Beat from 
April 1 through September 30, 2013 (Munks, 2013).  Part I crimes include violent crimes, such as 
aggravated assault or robbery, and property crimes, such as burglary and larceny-theft.   

TABLE 4.10-3 
SAN MATEO COUNTY CRIME STATISTICS 

Type of Crime 
Number of Crimes 

2008 2009 2010 2011 2012 

Violent Crimes 2,167 2,072 1,795 1,576 1,764 

Robbery 731 734 594 492 508 

Aggravated Assault 1,276 1,194 1,053 933 1,140 

Burglary 2,854 3,072 3,092 3,196 3,273 

Motor Vehicle Theft 2,415 1,988 1,888 1,488 1,566 
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Type of Crime 
Number of Crimes 

2008 2009 2010 2011 2012 

Larceny-Theft 11,698 10,712 10,204 9,331 9,594 

Arson 118 125 96 88 84 
 
Source: Office of the Attorney General, 2013.   

 

Public Schools  
Public education services near the project site are provided by the San Mateo-Foster City School District 
(SMFCSD) and the San Mateo Union High School District (SMUHSD).  The SMFCSD provides a total of 
16 elementary schools serving transitional kindergarten through 5th grade, 4 middle schools serving 6th 
through 8th grades, and 1 school serving kindergarten through 8th grade (Barton, 2013).  The SMUHSD 
provides high school services to the project site and surrounding areas, with six comprehensive high 
schools, one adult school, and one continuation high school (SMUHSD, 2013a).  These schools serve the 
cities of Burlingame, Foster City, Hillsborough, Millbrae, San Bruno, and San Mateo. 

Highlands Elementary School, located at 2320 Newport in the City of San Mateo, and Borel Middle 
School, located at 425 Barneson in the City of San Mateo, are the SMFCSD schools that serve the 
project site and surrounding area (Barton, 2013).  Highlands Elementary, with a current enrollment of 606 
students, is slightly below its capacity of approximately 650 students.  Borel Middle School is also slightly 
below its approximate capacity of 1,000 students as it has a current enrollment of 947 students.  If 
capacity is exceeded at a school within the SMFCSD, students are administratively placed at the nearest 
school with capacity (Barton, 2013).  Available space is determined by the program capacity, staffing 
entitlement, program considerations, and facilities.  Presently, there are no plans to expand capacity at 
the Highlands Elementary School or Borel Middle School. 

Aragon High School, located at 900 Alameda de las Pulgas in the City of San Mateo, serves the project 
site and surrounding area.  Aragon High School is currently at capacity with an enrollment of 1,444 
students.  School enrollment data; facility capacity and design; school feeder patterns; federal, State, or 
court mandates; community input; student safety; transportation capacity; community and neighborhood 
identity; geographic features; and educational programs are all factors considered by the SMUHSD when 
assessing capacity.  Aragon High School has had recent upgrades and improvements, but there are no 
plans to expand school capacity.  The SMUHSD has recently noted significant population growth in the 
southern part of its district and plans to accommodate the anticipated increased student population by 
expanding three high schools serving that area (Beeken, 2013).  Expanding these high schools will also 
alleviate capacity concerns at other high schools in the SMUHSD.   

Table 4.10-4 shows enrollment and class size trends for these schools over the school years between 
2009 and 2012 as reported to the California Department of Education (2013).  These numbers differ 
slightly from numbers reported by school administrators during personal communication.  The SMFCSD 
School Board’s 2013 Enrollment Management Plan indicated that all its public schools are projected to be 
at or above capacity by the fall of 2017.   
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TABLE 4.10-4 
PUBLIC SCHOOL STATISTICS 

 
Highlands Elementary Borel Middle School Aragon High School 

2009-10 2010-11 2011-12 2009-10 2010-11 2011-12 2009-10 2010-11 2011-12 
Enrollment 515 549 577 908 902 929 1,632 1,587 1,499 

Pupil to Teacher Ratio 17.8 20.3 NA 19.7 19.2 20.6 20.7 21.4 19.7 
 
Source: California Department of Education, 2013.   

 
School Impact Fees 

School districts have a variety of funding mechanisms available to them to pay for the financing of school 
construction, including local general obligation bonds, local Mello-Roos bonds, developer fees, and State 
funding.  Developer fees are charged by school districts on new residential and commercial construction 
to offset the costs of the new school construction for which new development may create a demand.  
Prior to passage of Proposition 1A, school districts were limited in the amount of school facility developer 
fees they could charge.  Also, as a result of a series of court decisions in the years preceding the 
passage of Proposition 1A, known as the Mira, Hart, and Murietta decisions, cities and counties were able 
to impose additional school facility fees on development as a condition of obtaining land use approval. 

Pursuant to California Education Code §17620(a)(1), the governing board at any school district is 
authorized to levy a fee, charge, dedication, or other requirement against any construction within the 
boundaries of the district, for the purpose of funding the construction or reconstruction of school facilities.  
As of July 1, 2012, the SMUHSD will collect School Impact (also known as Developer) Fees for the 
SMFCSD.  The fees are $1.92 per square foot for residential construction, of which SMUHSD receives 
$1.28 per square foot and SMFCSD receives $0.64 per square foot (Barton, 2013; Beeken, 2013).  
Provided in §65996 of the California Government Code, the payment of such fees is deemed to fully 
mitigate the impacts of new development on schools services. 

Library 
Although the project site is located beyond the city limits of the City of San Mateo, the libraries located 
closest to and therefore serving the project site are branches of the City of San Mateo Public Library 
(SMPL).  The Main Library, located at 55 West 3rd Avenue in the City of San Mateo, and the Hillsdale 
Library, located at 205 W. Hillsdale Boulevard in the City of San Mateo, serve the project site and 
surrounding area.  The Main Library, which was constructed to address needs of residents identified in a 
Needs Assessment that included a 50 year projection into the future, is open seven days per week with 
40.8 full time equivalent (FTE) staff (Busa, 2013).  The Hillsdale Library is open five days per week with 
3.9 FTE staff (City of San Mateo Library, 2013).  Free Internet access is available at both libraries, and 
both facilities adequately meet the existing need of City residents (Busa, 2013). 

In addition, the San Mateo County Library (SMCL) is a Joint Powers Authority comprised of the cities of 
Atherton, Belmont, Brisbane, East Palo Alto, Foster City, Half Moon Bay, Millbrae, Pacifica, Portola 
Valley, San Carlos, and Woodside, as well as unincorporated areas of the County.  The SMCL is 
comprised of 12 community libraries located in the 11 cities.  The SMCL’s Belmont Library, located at 
1110 Alameda de las Pulgas in the City of Belmont, serves the project site and surrounding area.  The 
Belmont Library is open seven days per week and free Internet access is available.  Other services 
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include an eclectic, up-to-date collection of books, magazines, books on CD, music CDs, downloadable 
books and music, and DVDs; multimedia foreign language collections; daily and weekly discussion 
groups , programs, and educational opportunities; homework center; meeting center and study rooms; 
and tax resources (SMCL, n.d).   

Parks and Recreation  
Federal park and recreational opportunities include the San Francisco Bay National Wildlife Refuge 
(Refuge), which is authorized to contain 23,000 acres and is operated by the U.S. Fish and Wildlife 
Service (USFWS) of the U.S. Department of the Interior (DOI).  The Refuge is located in the South Bay 
and contains lands located in San Mateo, Santa Clara, and Alameda Counties.  The portion within the 
County contains approximately 1,863 acres.  The Refuge, comprised of marshes, mudflats and salt 
ponds, provides protective habitats for wildlife and offers environmental, educational and wildlife 
interpretation opportunities for visitors (SMC, 1986a).   

The Golden Gate National Recreation Area (GGNRA) was established by the federal government to 
preserve for public use open space lands of significant natural, historic, scenic, and recreational value.  
Approximately 23,000 acres of land in the County have been authorized for inclusion in this federal 
government facility operated by the National Park Service (NPS) of the DOI.  Included with the new 
boundaries of the GGNRA are public parks and beaches located in Pacifica, Daly City, and Sweeney 
Ridge in unincorporated parts of the County.  Also included in the GGNRA are the watershed properties 
owned by the City and County of San Francisco.  These properties are regulated by scenic and recreation 
easements, granted to the City and County of San Francisco, the State of California, the federal 
government, and the County.  Most of the watershed lands, with the exception of approximately 4,000 
acres, are under the terms and conditions of a scenic easement.  The remaining 4,000 acres are under 
the terms and conditions of a scenic and recreation easement.  The administration of these easements 
remains with the DOI; however, the function has now been transferred from the Heritage Recreation and 
Conservation Service to the National Park Service (SMC, 1986a). 

Several California Department of Parks and Recreation (CDPR) parks are located in the County (Table 
4.10-5).  The CDPR owns and operates 8,353 acres of recreational facilities in the County in the form of 
parks, beaches, and marine reserves.  These facilities are located along the coast and in the southern 
portion of the County.   

The San Mateo County Department of Parks provides recreational opportunities while protecting and 
enhancing the natural resources of the County.  The County Department of Parks operates 17 separate 
parks, 3 regional trails, and numerous other County and local trails encompassing 15,680 acres (Table 
4.10-4).  Recreational facilities are located throughout the County and represent a wide variety of natural 
settings, such as coastside areas, bayside areas, coastal mountain and woodland areas, and urban 
areas.  Examples of recreational activities available include camping, hiking, running, picnicking, 
horseback riding, boating, and windsurfing.   
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TABLE 4.10-5 
RECREATIONAL FACILITIES 

Recreational Site Responsible Agency Features/Types of Use 
San Francisco Bay National Wildlife 
Refuge (Refuge)  USFWS Environmental Education, Fishing, Hunting, 

Photography, Wildlife Observation 
Golden Gate National Recreation Area 
(GGNRA) NPS Camping, Historical Interest, Environmental 

Education Photography, Wildlife Observation 
Año Nuevo State Park/Natural Reserve CDPR Day Use, Environmental Education 
Bean Hollow State Beach CDPR Fishing, Picnic, Beachcombing 
Burleigh H. Murray Ranch CDPR Hiking, Day use 
Butano State Park CDPR Camping, Hiking 
Gray Whale Cove State Beach CDPR Day use 

Half Moon Bay State Beach CDPR Day use, Hiking, Picnics 
Montara State Beach CDPR Day use, surfing 
Pacifica State Beach CDPR Day use, surfing 
Pescadero State Beach CDPR Day use, Bird watching 
Pigeon Point Light Station CDPR Historical Interest  
Point Montara Light Station CDPR Historical Interest 

Pomponio State Beach CDPR Day use 
Portola Redwoods State Park CDPR Camping, hiking 
San Gregorio State Beach CDPR Day use 
San Bruno Mountain State Park CDPR Day use, hiking  
Thornton State Beach CDPR Day use 
Coyote Point County Picnics, Trails 

Coyote Point Marina County Water sports 
Crystal Springs County Trails 
Edgewood Park County Picnics, Trails 
Fitzgerald Marine Reserve County Day use 
Flood Park County Picnics 
Heritage Grove County Picnics, Trails 

Huddart Park County Camping, Picnics, Trails 
Junipero Serra County Camping Picnics, Trails 
Memorial Park County Camping Picnics, Trails 
Mirada Surf County Picnics, Trails 
Pescadero Creek County Trails 
Pillar Point Bluff County Day use 

Quarry Park County Picnics, Trails 
Sam McDonald County Camping, Trails 
San Bruno Mountain County Camping, Picnics, Trails 
San Pedro Valley Park County Camping, Picnics, Trails 
Sanchez Adobe County Historical Interest 
Woodside Store County Historical Interest 

Wunderlich Park County Trails 
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The Highlands Recreation District (HRD) serves residents of the Highlands Neighborhood, whom 
contribute property taxes to the HDR.  The project site is located east of the HRD boundaries, and the 
HRD is therefore not obligated to serve the Proposed Project.  However, HRD facilities and programs are 
open to residents outside of the Highlands Neighborhood, subject to availability and for an additional fee.  
The HRD currently operates a 3.45 acre facility on Lexington Avenue, which is located less than a mile 
west of the project site, as well as oversees programs at Highlands Elementary School and Crystal 
Springs United Methodist Church on Bunker Hill Drive.  The HRD also manages 40 acres of open space 
in the Highlands Neighborhood located west of the project site, but the area is not open to the public.  The 
HRD may open the 40 acres of open space to the public and may be grated additional acreage for use as 
recreational facilities in the future but has no plans to pursue such endeavors or expand capacity at 
existing facilities at this time (Shearer, 2013).   

Electrical, Natural Gas, and Telephone Service 
Pacific Gas & Electric (PG&E) provides electrical and natural gas service to the County and will provide 
these services to the project site.  There are currently no existing electrical lines within the project site; 
however, existing overhead electrical utility lines run adjacent to the project site along Bel Aire Road and 
Ascension Drive.  Comcast Corporation provides telecommunication services in the vicinity of the project 
site.   

4.10.3 REGULATORY CONTEXT 
Federal 
National Pollutant Discharge Elimination System Permit (NPDES) 

The NPDES permit system was established in the Federal CWA to regulate municipal and industrial 
discharges to surface waters of the United States.  Each NPDES permit contains limits on allowable 
concentrations and mass emissions of pollutants contained in the discharge.  The SFBRWQCB 
establishes the quality of the effluent that can be discharged to waterways within the Bay Area through 
Waste Discharge Requirements (WDRs) that implement the NPDES permit.  WDRs are updated at least 
every five years.  A new permit must be issued in the event of a major change or expansion of the facility.   

Safe Drinking Water Act 

Under the Safe Drinking Water Act (SDWA) (Public Law 93-523), passed in 1974, USEPA regulates 
contaminants of concern to domestic water supply.  Contaminants of concern relevant to domestic water 
supply are defined as those that pose a public health threat or that alter the aesthetic acceptability of the 
water.  These types of contaminants are regulated by USEPA primary and secondary Maximum 
Contaminant Levels (MCLs).  MCLs and the process for setting these standards are reviewed triennially.  
Amendments to the SDWA enacted in 1986 established an accelerated schedule for setting drinking 
water MCLs. 

State 
Senate Bill 610 and 221 

Senate Bill 610 and Senate Bill 221 amended State law, effective January 1, 2002, to improve the link 
between information on water supply availability and certain land use decisions made by cities and 
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counties.  SB 610 and SB 221 are intended to promote collaborative planning between local water 
suppliers and cities and counties.  Both statutes require detailed information regarding water availability to 
be provided to the city and county decision-makers prior to approval of development projects proposing 
over 500 dwelling units or proposing subdivisions that would cause an increase of 10 percent or more of 
service connections for public water systems with less than 5,000 service connections.  Accordingly, 
these regulations are not applicable to the Proposed Project as it proposes only 19 dwelling units 
(Section 3.0) and the water supplier serves well over 5,000 service connections (Section 4.10.2).    

The Urban Water Management Planning Act  

The Urban Water Management Planning Act (Planning Act) was established in 1983 and was most 
recently amended in 2010 (California Code §10620-10621).  The Planning Act requires urban water 
suppliers, such as Cal Water, to prepare a management plan of its current and future water sources so as 
to continue to provide its customers with a 20-year plan to provide adequate and reliable water supply.  
Urban Water Management Plans describe the projected uses for all water resources within an agency to 
meet the goal of managing water supplies for their highest and best uses.  Cal Water adopted its 2010 
UWMP Update on June 24, 2011 (Cal Water, 2011).  Urban Water Management Plans must be updated 
every five years, and the next update is due in 2015. 

AB 939 – The Integrated Waste Management Act 

The Integrated Waste Management Act, adopted in 1989, was adopted with the purpose of directing 
attention to the nation’s increasing waste stream and decreasing landfill capacity and to mandate a 
reduction of waste being disposed.  For this purpose, the act established waste diversion goals for cities 
and counties of 25 percent by 1995 and 50 percent by the year 2000.  A disposal reporting system was 
established with California Integrated Waste Management Board (CIWMB) oversight, and jurisdictions 
were required to develop Source Reduction and Recycling Elements and Household and Hazardous 
Waste disposal programs.   

AB 2926 – School Impact Fees  

The State of California has traditionally been responsible for the funding of local public schools.  To assist 
in providing facilities to serve students generated by new development projects, the State passed 
Assembly Bill 2926 (AB 2926) in 1986.  This bill allowed school districts to collect impact fees from 
developers of new residential and commercial/industrial building space.  Development impact fees were 
also referenced in the 1987 Leroy Greene Lease-Purchase Act, which required school districts to 
contribute a matching share of project costs for construction, modernization, or reconstruction.  California 
Education Code §17620(a)(1) authorizes the governing board at any school district to levy a fee, charge, 
dedication, or other requirement against any construction within the boundaries of the district, for the 
purpose of funding the construction or reconstruction of school facilities. 

SB 50 and Proposition 1A 

Senate Bill 50 (SB 50), approved by voters as Proposition 1A, provides a comprehensive school facilities 
financing and reform program.  The provisions of SB 50 prohibit local agencies from denying land use 
approvals on the basis that school facilities are inadequate and reinstate the school facility fee cap for 
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legislative actions.  Government Code §65996 states that the development fees authorized by SB 50 are 
deemed to be “full and complete school facilities mitigation.” 

Quimby Act 

The Quimby Act (California Government Code Section 66477), established by the California Legislature 
in 1965, authorizes counties and cities to pass ordinances requiring developers of new subdivisions to set 
aside open space, donate conservation easements, and/or pay an in-lieu fee to preserve open space and 
parkland in the rapidly urbanizing areas of the State.  This legislation was in response to California’s 
increased rate of urbanization and the need to preserve open space and provide parks and recreation 
facilities for California’s growing communities.   

The Quimby Act provides two standards for the dedication of land for use as parkland and is based upon 
the residential density.  The community may require dedication based on a standard of 5 acres per 1,000 
persons residing in the subdivision if the existing area of parkland in a community is 3 acres per 1,000 
persons.  If the existing amount of parkland in a community is less than 3 acres per 1,000 persons, then 
the community may require dedication based on a standard of only 3 acres per 1,000 persons residing in 
the subdivision.  A county or city is required by the Quimby Act to adopt standards for recreational 
facilities in its general plan recreation element if it is to adopt a parkland dedication/fee ordinance.  

Local 
San Mateo County General Plan 

The San Mateo County General Plan (County General Plan) was adopted in 1986 and serves as a guide 
for both land development and conservation within the unincorporated areas of the County.  Policies 
within the County General Plan relevant to public services, utilities, and recreation and applicable to the 
Proposed Project are as follows:  

General 

7.21  Suitable Land Within City Sphere of Influence 
 Consider that lands may be included within a city sphere of influence only if they are generally 

suitable for urban services (e.g., public sewer systems, public water supplies, fire and police 
protection) and urban land uses.   

 
Fire Protection Services  

15.10  Designation of Fire Hazard Areas 
 Designate as Fire Hazard Areas those areas which are defined by the California Department of 

Forestry/County Fire Department or other fire protection districts as hazardous, including but not 
limited to the area within the Hazardous Fire Areas boundaries illustrated on the Natural Hazards 
map. 

 
15.26 Determination of the Existence of a Fire Hazard 

a) When reviewing development proposals, use the Natural Hazards map to determine the 
general location of hazardous fire areas. 
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b) When the Natural Hazards map does not clearly illustrate the presence or extent of fire 
hazards, use more detailed maps including but not limited to the Fire Hazard Severity Zones 
Map prepared by the California Department of Forestry (CDF) [now, CAL FIRE], any other 
source of information considered to be valid by CDF [CAL FIRE] or by fire protection districts. 

15.27  Appropriate Land Uses and Densities in Fire Hazard Areas 
 In urban areas, consider higher density land uses to be appropriate if development can be served 

by California Department of Forestry/County Fire Department, a fire protection district or a city fire 
department, adequate access for fire protection vehicles is available and sufficient water supply 
and fire flow can be guaranteed. 

 
15.28  Review Criteria for Locating Development in Fire Hazard Areas 

a) Wherever possible, cluster new development near existing developed areas where there are 
adequate water supplies and good access for fire vehicles. 

b) When development is proposed in hazardous fire areas, require that it be reviewed by the 
County Fire Warden to ensure that building materials, access, vegetative clearance from 
structures, fire flows and water supplies are adequate for fire protection purposes and in 
conformance to the fire policies of the General Plan. 

 
15.30  Standards for Water Supply and Fire Flow for New Development 

a) Require connection to a public water system or private water company or provision of an on-
site water supply as a condition of approval for any new development proposal. 

b) Determine the quantity of on-site water supply, fire flow requirements and spacing and 
installation of hydrants in accordance with the standards of the agency responsible for fire 
protection for the site proposed for development. 

c) Consider the use of additional on-site fire protection devices, including but not limited to, the 
use of residential sprinkler systems and contracting the services of private alarm companies 
for development proposed in remote areas. 

 
15.31  Standards for Road Access for Fire Protection Vehicles to Serve New Development 

a) Consider the adequacy of access for fire protection vehicles during review of any new 
development proposal. 

b) Determine the adequacy of access through evaluation of length of dead end roads, turning 
radius for fire vehicles, turnout requirements, road widths and shoulders and other road 
improvement considerations for conformance with the standards of the agency responsible 
for fire protection for the site proposed for development. 

c) To the maximum extent possible, design access for fire protection vehicles in a manner which 
will not result in unacceptable impacts on visual, recreational and other valuable resources. 

 
15.32  Street Signing 
 Support efforts to identify all roads, streets and major public buildings in a manner so that they 

are clearly visible to fire protection and other emergency vehicles. 
 

15.33  Road Patterns 
a) Ensure road patterns that facilitate access for fire protection vehicles and provide secondary 

access and emergency evacuation routes when reviewing proposals for new subdivisions. 
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b) Encourage fire protection agencies to identify emergency access and evacuation routes for 
existing developed areas and to provide this information to area residents. 
 
 

15.35  Fire Retardant Vegetation 
 Encourage the use of fire retardant vegetation when reviewing new development proposals. 
 
15.39  Support Structural Requirements of the County Building Codes 
 Support the standards for fire resistant construction contained in the County Uniform Construction 

Administration Code, including but not limited to requirements for fire resistant roofing, ventilation, 
windows, chimneys, fire walls and other construction materials. 

 
Solid Waste 

13.22  Efforts by the Private Sector 
 Encourage resource recovery efforts by the private sector including:  
 (1) separation of materials at the source and at transfer facilities; (2) methane recovery at 

landfills; and (3) energy recovery through waste conversion.  
 
13.23  Promoting Curbside Recycling 
 Promote the establishment of curbside recycling programs as a means to increase recycling. 
 
13.25  Locating Rubbish Collection Points 

a) Consider permitting the placement of receptacles for recyclables within appropriate 
residential and commercial areas; and 

b) Encourage the use of public facilities, such as parks and playgrounds, for locating 
receptacles for recyclables. 

 
San Mateo County Green Building Ordinance 

The County Green Building Ordinance applies to development projects within the unincorporated areas of 
the County and is intended to enhance public health and welfare by encouraging green building 
measures in the design, construction, and maintenance of buildings.  The County Green Building 
Ordinance includes green building practices that are intended to achieve the following goals: 

 To encourage the conservation of natural resources; 
 To reduce waste in landfills generated by construction projects; 
 To increase energy efficiency and lower energy usage; 
 To reduce operating and maintenance costs for buildings; and 
 To promote a healthier indoor environment. 

San Mateo County Ordinance No. 04099 

The purpose of County Ordinance No. 04099 is to promote the reduction of solid waste and reduce the 
stream of solid waste going to landfills.  County Ordinance No. 04099 requires a Waste Management 
Plan (WMP) be developed  to ensure the salvage, reuse, or recycle of 100 percent of inert solids (e.g. 
concrete, rock, etc.) and of at least 50 percent of the remaining construction and demolition debris 
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generated by the project.  County Ordinance No. 04099 is applicable if a project meets one of the 
following criteria: 

1) Demolition work only, where the cost of the work exceeds $5,000 as determined by the Building 
Official;  

2) The renovation, remodel or addition to an existing structure or the construction of a new structure 
where the cost of the work exceeds $250,000 as determined by the Building Official or 

3) Any new structure that is equal to or greater than 2,000 square feet (SMC Recycle Works, 2013). 

Recreation 

6.3  Build upon Existing System 
 Consider the feasibility of redesigning and/or expanding existing park and recreation facilities to 

meet future needs while developing new acquisition and development programs. 
 
San Mateo County Subdivision Regulations 

7053  General Requirements 
 As a condition of approval of a tentative map or tentative parcel map, the subdivider will be 

required to dedicate land or pay a fee in lieu of dedication for the purposes of (a) acquiring, 
developing, or rehabilitating County park and recreation facilities, and/or (b) assisting other 
providers of park and recreation facilities in acquiring, developing, or rehabilitating facilities that 
will serve the proposed subdivision.  The provisions of this article are enacted pursuant to Section 
66477 of the State Government Code and are hereby found to be consistent with the recreational 
policies of the General Plan. 

 
7055  Standard Requirements 

1) Standard. 
Consistent with the County General Plan, the County finds that the public health, welfare and 
safety require that three (3) acres of real property for each one thousand persons residing in 
the County be devoted to park and recreational purposes. 
 

2) Parkland Dedication. 
  When the recreational policies of the County General Plan or any applicable area plan 

support the location of a park or recreational facility within the proposed subdivision to serve 
the immediate or future needs of its residents, the subdivider will be required to dedicate land 
within the subdivision for park and recreational purposes. The amount of land to be dedicated 
will be based on the standard established in subsection 1, above, and in accordance with the 
following formulas: 
 

Parkland Demand Due to 
Subdivision (acres) 

= Number of Persons Per 
Subdivision 

x 0.003 Acres 
per person 
 

Number of Persons Per 
Subdivision 

= Number of Dwelling 
Units Per Subdivision 

x Number of 
Persons Per 
Dwelling Unit 
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Number of persons per dwelling is determined by using data on household size from the most 
recent federal census 
 
 

 (3) Fees In Lieu of Land Dedication.  
 When the proposed subdivision contains 50 parcels or less, an in-lieu fee only may be 

required of the subdivider.  For subdivisions with more than 50 parcels, at the County’s option 
either an in-lieu fee or dedication of land may be required. If a fee is imposed, the amount of 
the fee shall be equal to the value of the amount of land which would otherwise be dedicated 
pursuant to 2, above, and is determined by the following formula: 

 
Parkland Fee  
(dollars) 

= Parkland Demand Due to 
Subdivision (acres) 

x Value per 
Acre of Parcel  

 
Proposed for Subdivision (dollars/acre) Value, per acre of parcel proposed for subdivision, is 
determined by using the assessed value of the parcel proposed for subdivision as shown in 
the most recent equalized assessment roll. 

 
Water Supply  

10.10  Water Suppliers in Urban Areas 
 Consider water systems as the preferred method of water supply in urban areas. Discourage use 

of wells to serve urban uses. However, allow wells to serve urban uses when: 
a) No water is available from a water system to serve the area, 
b) There is no threat to public health, safety or welfare presented by the cumulative effects of 

well drilling in the area, and 
c) The following is demonstrated: 

1) Water quality meets County and State standards; 
2) The water flow meets County and State standards and is sufficient to meet the needs of 

the requested use; and 
3) The well is a safe distance from potential sources of pollution and other existing wells. 

 
10.13  Water Systems in Unincorporated Areas 
 Support efforts to improve water distribution and storage systems in unincorporated 

neighborhoods and communities. 
 
10.14  Emergency Considerations 
 Support the development of a sufficient emergency supply of water including plans to 

interconnect with neighboring municipal water systems during emergencies that cause significant 
water service interruptions. 

 
Wastewater 

11.5  Wastewater Management in Urban Areas 
a) Consider sewerage systems as the appropriate method of wastewater management in urban 

areas. 
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b) Encourage the extension of sewerage systems to serve unincorporated urban areas 

presently using individual sewage disposal systems where warranted by public health 
concerns, environmental pollution or the planned density of development. 

c) Continue the use of existing individual sewage disposal systems in urban areas where lot 
sizes, site conditions, and planned densities are appropriate for these systems and where 
individual sewage disposal systems have functioned satisfactorily in the past. 

 
11.16  Sewer Facilities for Unincorporated Areas 
 In unincorporated areas where the County provides sewerage collection services, support the 

development of adequate sewerage facilities to serve the planned development of these areas. 
Work with sewerage authorities and cities to reserve capacity commensurate with the level of 
development planned for these areas.  

 
San Mateo County Ordinance Code 

4.04.220 Minimum residential service levels in the Service Area.  
  This section establishes the minimum curbside levels of service required per Unit of Pickup 

(U.P) for parcel(s) containing dwelling unit(s) within the Service Area (also defined as the 
County franchised area [CFA]).  "Unit of Pickup" (U P.) means two (2) 32-gallon carts or cubic 
yard equivalent or one (1) 64-gallon cart or cubic yard equivalent located at the curb or within 
five feet of the right of way for service by the refuse collector.  Residential parcels, defined as 
parcels containing one to four dwelling units, shall have one (1) U.P. per dwelling unit. 

 
3.84.120  Construction, relocation and alteration. 

 Every person who constructs, relocates, alters (adding to a building which will increase the 
size or value of the building by fifty (50) percent or more); a building or portion of a building 
shall comply with the provisions of California Fire Code Sections 503 and 508 for Fire 
Apparatus Access Roads and Fire Protection Water Supply. Valuation of a building and 
alterations shall be determined in the same manner as determined under applicable building 
codes. 

 
4.10.4  IMPACTS AND MITIGATION MEASURES 
Method of Analysis 
This section identifies any impacts to existing public services, utilities, and recreation facilities that could 
occur from the implementation of the Proposed Project as determined in the Initial Study (Appendix B).  
Impacts to public services, utilities, and recreation facilities were analyzed based on existing and future 
service capacities of the public services, utilities, and recreation facilities and comparison of these factors 
to the significance criteria listed below.  Additionally, letters were sent to public services, utilities, and 
recreation providers requesting their assessment of the potential impacts of the Proposed Project in their 
respective resource; responses received are included in Appendix I.  If significant impacts are likely to 
occur, mitigation measures are included to increase the compatibility of the Proposed Project and to 
reduce impacts to less-than-significant levels.  Because impacts associated with public services are 
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inherently cumulative in nature, both the direct and cumulative impacts of the Proposed Project are 
discussed under each identified issue area below. 

Significance Criteria 
Criteria for determining the significance of impacts to public utilities and services have been developed 
based on Appendix G of the California Environmental Quality Act (CEQA) Guidelines.  For the purposes 
of this DEIR, an impact to public services, utilities, and recreation facilities would be considered significant 
if the Proposed Project would:   

 Result in substantial adverse physical impacts associated with the provision of new or physically 
altered governmental facilities, need for new or physically altered governmental facilities, the 
construction of which could cause significant environmental impacts, in order to maintain 
acceptable service ratios, response time, or other performance objectives for any of the public 
services (fire protection, police protection, schools, parks, other public facilities); 

 Increase the use of existing neighborhood and regional parks or other recreational facilities such 
that substantial physical deterioration of the facility would occur or be accelerated; 

 Include recreational facilities or require the construction or expansion of recreational facilities that 
might have been an adverse physical effect on the environment; 

 Exceed wastewater treatment requirements of the applicable Regional Water Quality Control 
Board; 

 Require or result in the construction of new water or wastewater treatment facilities or expansion 
of existing facilities, the construction of which could cause significant environmental effects; 

 Require or result in the construction of new stormwater drainage facilities or expansion of existing 
facilities, the construction of which could cause significant environmental effects;  

 Not have sufficient water supplies available to serve the project from existing entitlements and 
resources, or are new or expanded entitlements needed;  

 Result in a determination by the wastewater treatment provider that serves or may serve the 
project that it has adequate capacity to serve the project’s projected demand in addition to the 
provider’s existing commitments; 

 Be served by a landfill with insufficient permitted capacity to accommodate the project’s solid 
waste disposal needs; or  

 Not comply with federal, state, and local statutes and regulations related to solid waste. 

Project Specific Impacts and Mitigation Measures 
Impact 

4.10-1 The Proposed Project would not result in an exceedance of wastewater discharge limits of 
the San Francisco Bay Regional Water Quality Control Board.   

The Proposed Project proposes to connect to the City of San Mateo WWTP.  Wastewater 
generated by the Proposed Project would be consistent with the single-family residences 
currently served by the WWTP and therefore no changes or modifications to the City of San 
Mateo’s NPDES permit would be required to treat wastewater from the Proposed Project.  The 
content of the Proposed Project’s wastewater would not change over time.  Therefore, the direct 
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and cumulative impact of the Proposed Project to the City of San Mateo’s wastewater treatment 
requirements is less than significant.  Less than Significant.  

Impact 

4.10-2 The Proposed Project would require the construction of new and relocation of existing 
water supply facilities, the construction of which could cause significant environmental 
effects.   

The Proposed Project proposes to connect to the BSD for water supply.  The per capita water 
demand for single-family residences in 2010 was 260 gallons per day (gpd) per residence.  Water 
demand for the proposed 19 single-family residences is therefore approximately 4,940 gpd (0.005 
mgd).  The maximum day demand of the Proposed Project would be approximately 8,000 mgd, 
which correlates to a peak day peak factor of 1.62.  The peak hour demand for the Proposed 
Project is estimated to be 12,000 mgd, which correlates to a peak hour peaking factor of 1.50 
(Appendix G).   

The water demand of the Proposed Project is approximately 0.038 percent of the 2010 BSD 
water demand of 13.254 mgd.  The increase in population due to the Proposed Project is 
consistent with population projections contained in the 2010 Urban Water Management Plan.  As 
discussed in Section 4.10.2, water supply is projected to fall short of water demand in single and 
multiple dry years.  The BSD anticipates meeting water demands in dry years by implementing its 
Water Shortage Contingency Plan, which is a series of procedures and outreach strategies 
designed to reduce customer demand.  Mitigation Measure 4.10-2a is included below to ensure 
the Proposed Project would comply with the Water Shortage Contingency Plan and reduce the 
impact of the Proposed Project to less than significant (Appendix G).   

As discussed in Section 3.4, an existing water storage tank owned by Cal Water is located on a 
parcel that is surrounded by the project site (Figure 3-4).  Water from this existing storage tank 
would be used to supply the proposed development.  Dead-end water lines will convey water to 
the proposed residences from the water main currently existing on the project site; all water 
supply infrastructure would be designed in compliance with BSD and San Mateo County 
Department of Public Works standards.  However, the existing water system does not have 
adequate pressure to supply peak day and peak hour water demands of the Proposed Project.  
Additionally, the existing water mains and associated Cal Water easements are located in areas 
proposed for development of individual residential lots.  Mitigation Measures 4.10-2b and 4.10-
2c are included below to ensure adequate pressure is provided and water mains are relocated 
such as not to cause significant environmental effects.  With incorporation of mitigation, the 
impact of the Proposed Project would be less than significant.  Less than Significant with 
Mitigation.   

Cumulative 

Cal Water is near build out conditions and has set boundaries.  Increases in water demand will 
likely be due to infill projects.  Seven reasonably foreseeable projects in addition to the Proposed 
Project are located in BSD, one of which will result in an additional water demand equaling 2,781 
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gpd (0.003 mgd).  Table 4.10-6 is a summary of water demand for BSD.  The sum of the existing 
demand and demand of reasonably foreseeable projects (total demand) is approximately 13.262 
mgd.  As discussed in Section 4.10.2, shortfalls exist in the water supply during single and 
multiple dry years in future years.  With implementation of Mitigation Measure 4.10-2a, the 
impacts of the Proposed Project would be reduced to a less-than-significant level.  Less than 
Significant with Mitigation. 

TABLE 4.10-6 
BSD DEMAND SUMMARY 

Description Demand (mgd) 

2010 Water Demand  13.254 

Reasonably Foreseeable Projects1 0.003 

Ascension Heights Subdivision Project 0.005 

Total Demand 13.262 
 
1Refer to Appendix G  
Source Appendix G (NV5, 2013) 

 
Mitigation Measure 4.10-2a: Residents of the Proposed Project shall comply with all 
requirements of Cal Water’s Water Shortage Contingency Plan as mandated by Cal 
Water and BSD.  These requirements may include, but are not limited to the following:  

 Voluntarily reduce water consumption at single-family residences;  
 Adhere to the minimum allocation given to single-family residential customers or 

pay penalty rate applied to service bill for use that is in excess of costumer’s 
allocation; and/or 

 Comply with orders prohibiting the use of water for specific activities, such as a 
prohibition of potable water use for landscape irrigation.   

Mitigation Measure 4.10-2b: Pumping facilities shall be installed at the existing water 
tank owned by Cal Water to provide adequate water pressure for residential and fire 
protection uses.  Cal Water shall be contacted to review pumping facilities design and 
ensure compliance with applicable standards.  The project applicant shall fund the 
development of these facilities.   

Mitigation Measure 4.10-2c: Two existing water mains shall be relocated such that they 
are within the right-of-way of the proposed private street or at the property boundary so 
as to allow ease of maintenance of the water mains.  New Cal Water easements shall be 
established on the project site to replace the existing Cal Water easements.  The two 
water mains include an 8-inch diameter water main connecting the water tank to the 
water main located on Parrot Drive and a 10-inch diameter water main connecting the 
water tank to the water main located on Bel Aire Drive.   
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Impact 

4.10-3 The Proposed Project would exceed the wet weather capacity of the wastewater 
conveyance system and would require upgrades to existing wastewater treatment 
facilities, the construction of which could cause significant environmental effects.   

The Proposed Project proposed to connect to and utilize the CSCSD, Town of Hillsborough, and 
City of San Mateo sewer conveyance and treatment systems and pay associated impact fees.  
The sewer system infrastructure and facilities that would be included in the development of the 
Proposed Project are described in Appendix G.  The San Mateo County Department of Public 
Works, which is administers the CSCSD, uses a sewer generation rate of 220 gpd per equivalent 
residential unit.  Therefore, the Proposed Project, with 19 residential units, is anticipated to 
generate approximately 4,180 gpd (0.004 mgd) of wastewater (Appendix G; Porter, 2013). 

As discussed in Section 4.10.2, the City of San Mateo’s WWTP has an average dry weather 
design capacity of 15.7 mgd, and a peak wet weather flow capacity of approximately 40 mgd.  
The WWTP treats and disposes of an average dry weather flow of 12.4 mgd of wastewater, 
leaving a surplus capacity of 3.3 mgd.  The anticipated 0.004 mgd of wastewater anticipated to be 
produced by the Proposed Project is well within the current surplus capacity at the WWTP. 

However, sewer pipelines within the Town of Hillsborough and the City of San Mateo that would 
serve the Proposed Project have capacity issues during wet weather events.  The additional 
wastewater generated by the Proposed Project would exacerbate these issues (Porter, 2013).  
Additionally, the Proposed Project cannot connect to the sewer system and WWTP unless the 
project applicant commits to and completes construction of improvements to reduce I&I to the 
sanitary sewer system such that the new project would result in a zero net increase of in flow 
during wet weather events (Zammit, 2013).  Mitigation Measure 4.10-3 is included below to 
ensure the project applicant commits to a plan that achieves a next zero increase of in flow during 
wet weather events and thereby does not contribute to capacity issues associated with the 
pipelines within the Town of Hillsborough and the City of San Mateo.  The mitigation measure 
would also ensure the construction of sewer pipeline upgrades would not result in significant 
environmental effects.  With mitigation, the impacts of the Proposed Project would be less than 
significant.    

The resolution remains in place that will not allow the City of San Mateo Department of Public 
Works to approve additional flows from new developments in CSCSD service area until the 
payments owed by CSCSD are made to the City of San Mateo.  This resolution was established 
because the CSCSD failed to make or present a plan to generate payments in the amount of 
$1.57 million to the City of San Mateo for operating and capital costs due under the Sanitary 
Sewer Agreement.  Because this resolution was established due to a breach in a business 
agreement and not because of capacity limitations, it does not constitute a significant impact per 
the CEQA Guidelines.  Less than Significant with Mitigation. 

Mitigation Measure 4.10-3: The applicant shall offset the increase in sewer flow 
generated by the Proposed Project by reducing the amount of existing I&I into the 
CSCSD sewer system.  The offset amount shall achieve a zero net increase in flow 
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during wet weather events with implementation of the Proposed Project.  This shall be 
achieved through the construction of improvements to impacted areas of the sewer 
system, with construction plans subject to CSCSD approval and required to be in 
compliance with applicable regulatory requirements.  Construction of improvements, as 
approved by the CSCSD, shall be completed prior to the start of the construction of the 
residences.  

Cumulative 

As discussed in Section 4.10.2, the projected peak wet weather flow at the City of San Mateo 
WWTP under five-year design storm conditions in year 2020 is 88 mgd, which exceeds the plant 
design outfall capacity of 40 mgd (Appendix G and Zammit, 2013).  The City of San Mateo is in 
process of preparing an updated master plan for capacity assurance improvements at the 
WWTP; identified projects will be integrated into the capital improvement program (Zammit, 
2013).  The impact fees to be paid by the Proposed Project applicant and any future rate 
increases paid by residents of the Proposed Project would contribute to any necessary 
infrastructure and facility upgrades, thereby reducing the impact to less than significant.   

The combined wastewater generated by the Proposed Project and by 22 reasonably foreseeable 
projects (refer to Appendix G) served by the City of San Mateo WWTP was determined to be 
0.460 mgd, which is less than the WWTP surplus capacity of 3.3 mgd.  In addition, only two of the 
reasonably foreseeable projects are located within the CSCSD service area; the wastewater 
generation rate for the posed Project and by reasonably foreseeable projects within the CSCSD 
service area is 0.0064 mgd (Appendix G).  CSCSD is predominantly built-out and is not 
expected to experience a significant growing demand for sewer service in the long term 
(Appendix G and Porter, 2013).  With implementation of Mitigation Measure 4.10-3, the 
cumulative impact of the Proposed Project on existing wastewater treatment facilities will be less 
than significant.  Less than Significant with Mitigation.  

Impact  

4.10-4 The Proposed Project would require the expansion of existing stormwater drainage 
facilities, the construction of which would cause significant environmental effects.   

As discussed in Section 4.6.4 (Impact 4.6-3), development of the Proposed Project would 
substantially alter existing drainage patterns and may cause flows to exceed the capacity of 
existing stormwater culverts.  The existing drainage system on the project site is able to handle 
the current pre-development runoff, with two exceptions.  During rainfall events, discharge 
exceeds the capacity of the stormwater drain pipe that crosses Ascension Drive at Enchanted 
Way (15 inch diameter, 2 percent slope) and the outfall stormwater drain pipe that crosses 
Polhemus Road (30-inch diameter, 1.3 percent slope).  Mitigation Measure 4.6-3b is included to 
increase the capacity of the existing stormwater drainage system and ensure the construction of 
such infrastructure upgrades would not result in a significant environmental effect.  Furthermore, 
as discussed in Section 4.6.4 (Impact 4.6-3), the Proposed Project would include an on-site 
stormwater drainage system designed and sized such that runoff from the Proposed Project will 
be released at pre-development rates.  Each individual lot will have its own separate stormwater 
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retention system that will meter discharge from each individual lot to the collective on-site storm 
drainage system.  Mitigation Measure 4.6-3a is included to ensure proper maintenance of each 
lot’s individual stormwater retention system.  In the cumulative scenario, the amount of 
stormwater drainage from the Proposed Project would not increase and other cumulative 
development projects would be subject to local, State, and federal regulations designed to 
minimize cumulative impacts, including those impacts related to stormwater drainage.  With 
implementation of the proposed mitigation, the direct and cumulative impacts of expanding 
existing stormwater drainage facilities due to the Proposed Project will be less than significant.  
Less than Significant with Mitigation. 

Impact 

4.10-5 The Proposed Project would generate a demand for fire protection services, which could 
require the construction of new or expanded facilities that may cause significant 
environmental impacts. 

 Construction  

Construction of the Proposed Project would introduce additional potential sources of fire to the 
project site that could result in the need for fire-fighting services.  Construction activities would be 
temporary in nature and are anticipated to occur periodically over a 27-month period.  Equipment 
used during grading and periodic construction activities may create sparks, which could ignite dry 
grass on the project site.  During construction, the use of power tools and acetylene torches may 
also increase the risk of fire hazard.  In addition, medical emergencies could result from 
construction related-accidents, which could result in a response from fire protection services.  
Strict fire and personnel safety requirements and standards, typical of the industry, would be 
included in the construction contractor’s contract.  Additionally, implementation of Mitigation 
Measure 4.7-3 would reduce the risk of wildland fires during construction to a less-than-
significant level.  Therefore, construction of the Proposed Project would not strain the San Mateo 
City Fire Department or County Fire/ CAL FIRE such that the construction of new or expanded 
facilities would be required and the potential impact would be less-than-significant with mitigation.  

In addition, construction of the Proposed Project would increase the number of vehicles on the 
road due to worker trips and construction trucks and equipment.  An increase in the volume, 
frequency, and type of traffic could result in more traffic-related incidents that require an 
emergency response.  Construction trips will occur during off-peak hours and would be temporary 
in nature; construction would occur periodically over a 27-month period.  All contractors will 
adhere to standard safety protocols for construction in a residential area, including obeying all 
traffic laws.  Any minor traffic delays that could result from construction activities would be known 
in advance and would be coordinated with local law enforcement.  The impacts of construction 
traffic on law enforcement services would therefore be less-than-significant.   

Additionally, because construction activities would be temporary in nature, no cumulative impacts 
would occur.  Less than significant with mitigation.   
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Operation 

The Proposed Project includes a residential community that would be constructed on a project 
site that is currently uninhabited and undeveloped open space.  Residential uses require a higher 
level of fire protection services compared to open space, due to the increased number of 
emergency calls and higher associated fire risk.  Increased calls for service could decrease area 
response times as well as strain fire protection resources, which could result in the need to 
construct new or expanded facilities to meet demands.  The Proposed Project would be designed 
to minimize service demands on the San Mateo City Fire Department and County Fire/CAL FIRE; 
these design features include the installation of fire hydrants, access roads without physical 
barriers, and water service to provide adequate fire flow.  Mitigation Measure 4.10-2a, discussed 
above, would ensure adequate water pressure for fire protection services.  All buildings would be 
built to current California Building Code and California Fire Code.  Additionally, per the alternate 
materials and methods request of County Fire/CAL FIRE, fire sprinklers for all structures within 
the proposed development would have a higher discharge thereby further alleviating impacts to 
fire protection services; Mitigation Measure 4.10-5 is included to ensure installation of this type 
of fire sprinkler.   

The project site would be primarily severed by San Mateo City Fire Department’s Station 27 with 
secondary response by County Fire/CAL FIRE’s Station 17.  The San Mateo City Fire 
Department reported that Station 27 has adequate staffing and equipment to serve the Proposed 
Project.  The proposed new private street with turnarounds would be sufficient to achieve desired 
response times for the project site.  Implementation of the Proposed Project and the anticipated 
additional demand on fire services would not require that the San Mateo City Fire Department 
construct new or expand existing facilities.  The San Mateo City Fire Department could continue 
to achieve performance standards for existing responsibilities as well as achieve performance 
standards for the Proposed Project (Keefe, 2013).  Additionally, County Fire/ CAL FIRE reports 
that implementation of the Proposed Project would not require the construction of new or 
expansion of existing facilities to accommodate the potential increased demand created by the 
Proposed Project (Colbert, 2013).  Therefore, operation of the Proposed Project would have a 
less-than-significant impact on fire protection services.   

The property taxes to be paid by residents of the Proposed Project would mitigate any long-term 
impacts to fire protection services, and therefore cumulative impacts would be less-than-
significant.  Less than significant with mitigation.  

Mitigation Measure 4.10-5:  The applicant shall ensure that fire sprinklers with 
appropriate flow rates are installed for all structures that would be developed as a part of 
the Proposed Project, per County Fire/CAL FIRE’s alternate materials and methods 
request.   

Impact 

4.10-6 The Proposed Project would not generate a demand for law enforcement services that 
would require the construction of new or expanded facilities to maintain service level 
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standards.   

Construction 

Construction sites can attract nuisance and criminal activity, such as vandalism and theft, thereby 
distracting law enforcement from other activities.  Developers will take precautions to prevent 
trespassing to the project site during construction, which may include installation of temporary 
fencing, signage, and other security features.  Given the established, adjacent neighborhoods 
and the relatively low crime rate in the vicinity of the project site, it is not anticipated that 
construction of the Proposed Project would significantly impact law enforcement services.  
Additionally, construction activities would be temporary in nature; therefore no cumulative impacts 
to law enforcement services would occur.  Less than significant. 

 Operation 

The Proposed Project has the potential to increase the number of calls for law enforcement 
services given the construction of 19 new residences, which would result in approximately 55 new 
people, on a project site that is currently uninhabited and undeveloped open space.  The 
Proposed Project would be designed with safety features such as lighting at nights on the street 
and a private access road.  In addition, the SMCSO that would serve the Proposed Project 
reports staffing and equipment are adequate to serve the Proposed Project while maintaining 
existing service standards and responsibilities.  Implementation of the Proposed Project would 
not require that the SMCSO construct new or expand existing facilities to meet the increased 
demand for services.  Therefore, the Proposed Project would have a less-than-significant direct 
impact on law enforcement services.  The property taxes to be paid by residents of the Proposed 
Project would mitigate any long-term impacts to law enforcement services, and therefore 
cumulative impacts would also be less-than-significant.  Less than significant. 

Impact 

4.10-7 The Proposed Project would neither require additional capacity nor substantially increase 
demand for electrical, natural gas, and/or telecommunication services that would require 
the development of new infrastructure, the construction of which would result in adverse 
environmental effects.   

Development of the Proposed Project would require the extension of electrical, natural gas, and 
telecommunication service lines to the project site.  During the construction of the Proposed 
Project, the County and developers will work with the utility companies to ensure the transmission 
line corridors are within appropriate rights-of-way and all new utilities and utility vault 
appurtenance will adhere to County guidelines.  Utility lines would tie into the project site from 
existing lines located in the near vicinity of the project site that currently serve adjacent 
residences.  The applicant shall be required to demonstrate to the County that they have 
coordinated with utility providers regarding the extension, location, and phasing of electrical, 
natural gas, and telecommunication infrastructure to serve the Proposed Project.  The project site 
is not constrained by any features that may limit or impair the ability of utility companies to 
provide these services.  The environmental effects associated with new electrical, natural gas, 
and telecommunication utility lines would be less than significant as all utilities would be located 
within the right-of-ways of the proposed new roadway and construction would occur in 
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compliance with State and local regulations.  Direct and cumulative impacts are less than 
significant, and no mitigation is required.  Less than Significant.   

Impact 

4.10-8 The Proposed Project would comply with federal, State, and local statutes and regulations 
related to solid waste and would not generate solid waste beyond the capacity of the solid 
waste collectors, transfer station, and/or landfill serving the project area requiring 
development of new or expanded solid waste management facilities, the construction of 
which would result in adverse environmental effects.   

Construction  

Collectively, the Shoreway Environmental Center and Ox Mountain Landfill accept, process, 
recycle, and dispose of construction debris and waste material.  Construction waste generated by 
the Proposed Project would be standard for any subdivision construction site and may include 
excess soils and rubble, packaging materials, insulation, nails, rebar, and electrical wire.  
Construction waste from the Proposed Project would be temporary in nature.  Construction of the 
Proposed Project would adhere to the County Green Building Ordinance, which includes striving 
to conserve natural resources in the construction as well as reduce waste in landfills generated 
by construction projects.  Additionally, construction of the Proposed Project would also adhere to 
the County Ordinance No 04099, which requires a WMP be developed to ensure the salvage, 
reuse, or recycle of 100 percent of inert solids (e.g. concrete, rock, etc.) and of at least 50 percent 
of the remaining construction and demolition debris generated by the project.  The impact of solid 
waste generated during construction of the Proposed Project would constitute a less-than-
significant impact on the capacity of the solid waste transfer station and/or landfill and therefore 
would not require the development of new or expanded solid waste management facilities.  Less 
than significant.  

Operation 

The amount of solid waste generated by operation of the Proposed Project was estimated based 
on an average amount of daily residential waste generated per resident as provided by the 
County (3.0 pounds/person/day; Porter, 2014).  Given the estimated population of 55 new 
residents (assumes 2.9 people per household [SMC, 2012a] multiplied by 19 residences), the 
total amount of waste generated by the Proposed Project is estimated at 0.08 tons per day 
(approximately 165 pounds per day).  Using the County’s current recycling rate (1.92 
pounds/person/day; Porter, 2014), the Proposed Project would generate an additional 0.05 tons 
per day (approximately 106 pounds per day) of recycling materials, for a total of 0.14 tons per day 
(approximately 271 pounds per day).   

 
 

The Shoreway Environmental Center currently processes only approximately half of is permitted 
maximum throughput capacity of 3,000 tons per day.  Operation of the Proposed Project would 
add approximately 0.14 tons per day of waste, which would increase the throughput at the 
Shoreway Environmental Center by less than 0.1 percent.  The Shoreway Environmental Center 
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has the capacity to process waste produced by the Proposed Project without developing new or 
expanding existing solid waste management facilities (Feldman, 2013).   

The Ox Mountain Sanitary Landfill also has the capacity to accommodate disposal of solid waste 
from operation of the Proposed Project without expanding or developing new facilities (McGourty, 
2013).  The Proposed Project would generate 0.08 tons per day or 2.64cubic yards per day 
(assuming 1 ton is equivalent to 3.3 cubic yards of MSW), which would increase the existing 
throughput to the Ox Mountain Sanitary Landfill by less than 0.01 percent.   

Given the Proposed Project’s minimal contribution to daily throughput at the Ox Mountain 
Sanitary Landfill (less than 0.01 percent) and the estimated closure date of 2039, the Proposed 
Project would not contribute to cumulative impacts at the facility (McGourty, 2013).  Additionally, 
the Proposed Project would generate a very minimal contribution to throughput at the Shoreway 
Environmental Center and, when considering the recent expansion of the facility in June 2011 as 
part of its Transfer Station Improvements Project, would therefore not contribute to cumulative 
impacts at the facility.  Thus, the cumulative impact would be less than significant.  Less than 
Significant.   

Impact 

4.10-9 The Proposed Project would not generate a demand for educational services that would 
require the construction of new or expanded school facilities to maintain service level 
standards.   

The Proposed Project would result in the development of 19 single family residential units.  
Assuming a conservative student generation rate of one grammar and middle school child per 
single family residence and one high school child per single family residence, implementation of 
the Proposed Project would result in an additional 19 students to the SMFCSD and an additional 
19 students to the SMUHSD.  Highlands Elementary School and Borel Middle School, the 
SMFCSD grammar and middle schools, respectively, serving the project site, have more than 
enough capacity to accommodate the Proposed Project, and the SMFCSD reports that 
implementation of the Proposed Project is unlikely to have a significant impact at either school 
(Barton, 2013).  Aragon High School, the SMUHSD school serving the project site, is at capacity.  
However, the SMUHSD indicated that implementation of the Proposed Project would not have a 
significant impact on the SMUHSD (Beeken, 2013).  Furthermore, tThe applicant would pay 
school impact fees that, in accordance within AB2926 would should further  mitigate any potential 
impacts of the Proposed Project to the schools serving the Proposed Project as well as the entire 
SMFCSD and SMUHSD.  The potential impact of the Proposed Project on schools would 
therefore be less-than-significant as construction of new or expanded schools would not be 
required. mitigate any impacts to potentially affected schools in the SMUHSD prior to the 
issuance of building permits.  With the payment of such school impact fees, the Proposed Project 
and cumulative developments would have a less-than-significant impact on the public school 
facilities and systems affected by the project.  Payment of statutory fees is considered 
appropriate mitigation under CEQA.  Direct and cumulative impacts are considered less than 
significant.  Less than Significant.   
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In the long term, the SMFCSD and SMUHSD schools are projected to be at or near capacity in 
the fall of 2017 with or without development of the Proposed Project.  Payments of school impact 
fees would contribute funding to address any adverse environmental impacts associated with 
renovating and/or expanding schools to increase capacity.  Residents of the Proposed Project 
would also be subject to any future tax or bond measures designed to raise funding to address 
future capacity concerns at SMFCSD and SMUHSD schools, which would further offset any 
potential cumulative impacts of the Proposed Project.  Less than Significant.   

Impact 

4.10-10 The Proposed Project would not generate a demand for library services that would require 
the construction of new or expanded library facilities to maintain service level standards.   

The Proposed Project would result in the development of 19 single family residential units, which 
would increase the demand for library services.  The SMPL reports that implementation of the 
Proposed Project would not significantly impact the SMPL’s Main and Hillsdale Libraries that 
would serve the project site in both the immediate and cumulative scenarios (Busa, 2013).  It is 
anticipated that residents of the Proposed Project would primarily utilize the library facilities 
closest in proximity to the project site; therefore increased use of the SMCL’s Belmont Library 
would be minimal.  The potential impacts, including cumulative impacts, of the Proposed Project 
on libraries is therefore less-than-significant.  Less than Significant.   

Impact 

4.10-11 The Proposed Project may increase the use of local and regional parks and recreational 
facilities; however, physical deterioration of such facilities would be minimal.     

Implementation of the Proposed Project would increase demand on parks and recreational 
facilities for two reasons.  First, adding housing to the project site would increase the number of 
people using local and regional parks and recreational facilities in the vicinity of the project site, 
which could contribute to the physical deterioration of recreational facilities.  As discussed above, 
County parks and the HRD are the primary recreational facilities in the vicinity of the project site.  
The San Mateo County Department of Parks reports that implementation of the Proposed Project 
would not have a significant impact on County park and recreational facilities (Herzberg, 2013).  
The project site is outside of the HRD boundaries, and therefore use of HRD facilities by new 
residents would be subject to an additional fee and would depend on available capacity of the 
parks.  Given that the HRD is not required to serve the Proposed Project and capacity limitations 
are in place, the Proposed Project would not have a significant impact on HRD facilities in neither 
the immediate nor cumulative scenarios.   

Additionally, per San Mateo County Subdivision Regulations 7055.2 Parkland Dedication, the 
subdivider is required to dedicate land within the project site for park and recreational purposes to 
ensure 0.003 acres of land per each new resident.  Assuming an average of 2.9 people per 
household, as specified in the County General Plan 2007-2014 Housing Element (2012), full 
build-out of Proposed Project is estimated to generate approximately 55 new residents, which 
equates to a minimum requirement of 0.165 acres of land for park and recreational purposes.  
The Proposed Project includes plans for preserving 7.8 acres of the 13.3-acre project site as 
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open space for use as a recreational facility by new residents and the general public.  The 
Proposed Project therefore more than exceeds the minimum requirement of land dedicated to 
park and recreational purposes for new subdivisions, which minimizes potential immediate and 
cumulative impacts to a less than significant level.   

Secondly, the Proposed Project also has the potential to increase demand on local parks and 
recreational facilities because development of the residences would eliminate an informal 
recreational area.  During the scoping period, several private citizens indicated the 13.3-acre 
project site provides hiking/walking trails for local residents.  The Proposed Project would convert 
5.5 acres of the project site to housing and associated infrastructure while preserving 7.8 acres of 
the project site as open space (0.45 acres of which will become a conservation area).  Foot trails 
will be developed in the open space, and the area will be available to the new residents and the 
general public.  This planned recreational facility will further mitigate any impacts of the Proposed 
Project to existing parks and recreational facilities, and therefore the impact is less-than-
significant.  Less-than-Significant. 

Impact 

4.10-12 The Proposed Project includes passive recreational facilities, the development of which 
would not have an adverse physical effect on the environment.   

The project site is currently undeveloped vacant land, and as discussed above, the Proposed 
Project includes preservation of 7.8 acres of the project site as open space with foot trails for use 
by new residents and the general public.  Included in the open space is 0.45 acres that would be 
set aside as a conservation area.  The proposed open space and foot trails would serve as a 
recreational facility but would be designed to maintain the natural characteristics of the landscape 
and minimize adverse physical effects.  Therefore, the proposed recreational facility would have a 
less-than-significant immediate and cumulative impact on the environment.  Less than 
significant.   
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4.11 TRANSPORTATION AND CIRCULATION 

4.11.1  INTRODUCTION 
This section addresses the potential for the Proposed Project to impact transportation and circulation.  
Following an overview of the existing and background traffic setting in Subsection 4.11.2 and the 
relevant regulatory setting in Subsection 4.11.3, project-related impacts and recommended mitigation 
measures are presented in Subsection 4.11.4.  A Traffic Impact Analysis (TIA) was developed for the 
project alternatives and is included as Appendix H.   

4.11.2  ENVIRONMENTAL SETTING 
Existing Roadway Network 
The project site is located within the unincorporated community of San Mateo Highlands within San 
Mateo County (County), at the northeast corner of Bel Aire Road and Ascension Drive, east of Interstate 
280 (I-280) and west of State Route 92 (SR-92).  Neighboring cities and communities include the City of 
San Mateo to the northeast, Foster City to the east, and Highlands – Baywood Park to the west.  Access 
to the project site is primarily provided by Bel Aire Road, Ascension Drive, and Polhemus Road on the 
existing roadway network shown in Figure 4.11-1.  Roadways that would provide circulation to and from 
the project area are described below. 

 Polhemus Road is classified in the San Mateo County General Plan (County General Plan) 
(1986) as a two-lane north/south oriented arterial highway roadway.  Polhemus Road terminates 
at Crystal Springs Road north of the project site and terminates at Ralston Avenue south of the 
project site.    

 Ascension Drive, Bel Aire Road, and Laurie Lane are two-lane residential streets which serve the 
Ascension Heights residential neighborhood.  Parking on these streets is generally allowed on 
either side of the street.    

 Parrott Drive is a two-lane north-south arterial roadway which originates at De Anza Boulevard 
and terminates at Columbia Drive north of the project site.  Parking along Parrott Drive is 
generally allowed on either side of the street.    

 CSM Drive is a two-lane north/south minor collector which connects Parrott Drive on the west to 
W. Hillsdale Boulevard on the east at the College of San Mateo.    

Traffic Impact Analysis  

The following six street segments were analyzed in the TIA (Appendix H) and constitute the project study 
area: 

 Polhemus Road south of Ascension Drive; 
 Ascension Drive from Polhemus Road to Bel Aire Road; 
 Bel Aire Road from Ascension Drive to Laurie Lane; 
 Laurie Lane; 
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 Parrott Drive from Laurie Lane to CSM Drive; and 
 CSM Drive east of Parrott Drive.  

The street segments were analyzed in accordance with the Traffic Infusion on Residential Environment 
(TIRE) index, which is a representation of the effects of traffic on safety, pedestrians, bicyclists, children 
playing near the street and the ability to freely maneuver into and out of driveways.  The TIRE index 
levels are shown in Table 4.11-1.   

TABLE 4.11-1 
TIRE INDEX LEVELS 

TIRE Index  Daily Traffic Volume Residential Environment 

0 1  
  A cul-de-sac street with one home.  

1 10   
  A cul-de-sac street with 2-15 home.  

2 100   
  A 2-lane minor street  

3 1,000   
  A 2-lane collector or arterial street  

4 10,000   
   A 2 to 6-lane arterial street 

5 100,000   
 
Source: RKH TIA, 2013 (Appendix H). 

 
Existing Traffic Condition 

Existing 2013 daily traffic volumes on study roadways are shown in Figure 3 of the TIA (Appendix H).  
Traffic counts were performed during the month of May 2013 prior to the close of the spring semester at 
the College of San Mateo, which is located approximately 1,000 feet northeast of the project site.  Traffic 
count data is provided in the TIA (Appendix H).  Table 4.11-2 shows traffic volume in vehicles per day 
(VPD) and the TIRE index for the existing traffic condition per each studied road segment.  

TABLE 4.11-2 
EXISTING TRAFFIC VOLUMES AND TIRE INDEX 

Roadway Traffic Volume 
(VPD) TIRE Index  

Polhemus Road south of Ascension Drive 4,900 3.69 

Ascension Drive, Polhemus Road to Bel Aire Road 1,500 3.18 

Bel Aire Road, Ascension Drive to Laurie Lane 760 2.88 

Laurie Lane 900 3.00 

Parrott Drive, Laurie Lane to CSM Drive 2,320 3.37 

CSM Drive east of Parrott Drive  3,540 3.55 
 
Source: RKH TIA, 2013 (Appendix H).  
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Background Traffic Condition 

The background traffic conditions are those that occur immediately prior to the completion and occupancy 
of the Proposed Project.  Traffic occurring from approved and reasonable foreseeable projects is added 
to existing traffic volumes to determine background traffic volumes.  There are no approved projects in 
the vicinity of the project study area that would be operational prior to the Proposed Project becoming 
operational.   

However, future traffic growth would occur on study roadways regardless.  A 1.5 percent per year growth 
factor was applied to determine traffic volumes at the time the Proposed Project becomes operational in 
the year 2017.  Table 4.11-3 shows the without project traffic TIRE index for the operational year 2017. 

TABLE 4.11-3 
BACKGROUND WITHOUT PROJECT TRAFFIC VOLUMES AND TIRE INDEX 

Roadway Traffic Volume 
(VPD) TIRE Index  

Polhemus Road south of Ascension Drive 5,201 3.72 

Ascension Drive, Polhemus Road to Bel Aire Road 1,592 3.20 

Bel Aire Road, Ascension Drive to Laurie Lane 806 2.91 

Laurie Lane 1,051 3.02 

Parrott Drive, Laurie Lane to CSM Drive 2,462 3.39 

CSM Drive east of Parrott Drive  3,757 3.57 
 
Source: RKH TIA, 2013 (Appendix H). 

 

Bikeways and Pedestrian Facilities 
Bikeways and pedestrian facilities were also analyzed in the TIA (Appendix H).  Most roadways in the 
immediate vicinity of the project site do not have bicycle pathways/routes.  Polhemus Road, located 
southwest of the project site, has a bicycle pathway/route.  Pedestrian facilities are present along all 
roadways except Polhemus Road and CSM Drive north of Parrott Drive.   

Public Transit System 
The San Mateo County Transit District (SamTrans) is the administrative body for the principal public 
transit and transportation programs in the County.  It operates SamTrans public bus routes 58 and 260 in 
the vicinity of the project site.  These routes operate along CSM Drive, Parrott Drive, Polhemus Road, and 
De Anza Boulevard.  No public transit currently serves the project site.  The nearest bus stop for 
SamTrans is located on CSM Drive north of Parrott Drive.  These buses provide connections to local and 
regional destinations.     

4.11.3  REGULATORY CONTEXT 
California Department of Transportation (Caltrans) 
The California Department of Transportation (Caltrans) manages interregional transportation, including 
the management and construction of the California highway system.  In addition, Caltrans is responsible 
for the permitting and regulation of State roadways.  The State facilities providing regional access to and 
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from the project site are SR-92 and I-280.  Caltrans establishes performance standards that apply to 
specific routes and publishes those standards in transportation concept reports (TCRs).  Performance 
standards in TCRs are often expressed as level of service (LOS) standards.  LOS standards are 
established based on current operating conditions, surrounding land uses, local policies, and current 
plans for improvement on the facility.  Caltrans standards for interchange ramp terminal intersections or 
other SR intersections are typically consistent with the local jurisdiction’s standards, which may include a 
city or the County, as well as the Regional Congestion Management Agencies.     

Regional and Local  
City/County Association of Governments of San Mateo County (CCAG), Countywide 
Transportation Plan 

The City/County Association of Governments of San Mateo County (CCAG) Countywide Transportation 
Plan (CTP) 2010 was adopted on January 18, 2001 in association with the cities within the County, 
SamTrans, and the San Mateo County Transportation Authority (TA).  The CTP 2010 is a planning 
document that envisions, directs, and prioritizes the transportation needs of the County by analyzing 
various transportation-related elements, such as roadways, transit services, land use, transportation 
systems management, and pricing. 

City/County Association of Governments of San Mateo County (CCAG), Congestion 
Management Plan (CMP) 

Per the requirements of Propositions 111 and 108, every urban county within California designates a 
Congestion Management Agency (CMA) to prepare and implement a Congestion Management Program 
(CMP) that includes all jurisdictions within the county.  The CMA is also responsible for updating the CMP 
at least every two years.  In the County, the CCAG was designated as the CMA.  Passage of Assembly 
Bill (AB) 2419 allowed existing CMAs to opt to discontinue activities; however, the CCAG voted to 
continue to participate in and adopt a CMP.  The first CMP for the County was adopted by the CCAG in 
1991.  It was updated and amended in 1993, 1995, 1997, 1999, 2001, 2003, and 2005.  The current 2007 
CMP is the eighth CMP for the County.  It describes the decisions adopted by CCAG in 2000, 2001, 
2003, and 2005 to comply with the applicable sections of AB 471, AB 1791, AB 1963, Senate Bill (SB) 
1636, and to include new provisions required by SB 45 and Transportation Equity Act (TEA) 21.  As 
discussed previously, since the Proposed Project would add less than 100 peak hour trips to regional 
roads, no analysis under the CMP is required. 

City/County Association of Governments of San Mateo County (CCAG), San Mateo 
County Comprehensive Bicycle Route Plan 

The San Mateo County Comprehensive Bicycle Route Plan (CBRP) was developed by the CCAG, the 
Bicycle and Pedestrian Advisory Committee, the individual cities and agencies, and citizens interested in 
improving the County bicycling environment.  The primary study area of the CBRP includes the entire 
County and all connections into adjacent communities.  The focus of the CBRP is on a primary (rather 
than local) network of bikeway corridors for inter-city and regional travel.  As an Element of the CTP, the 
CBRP is intended to coordinate and guide the provisions of all bicycle-related plans, programs, and 
projects within the County.  As a Countywide Bicycle Plan, it focuses on providing bikeway connections 
between the incorporated cities, adjacent counties, and major regional destinations within the County.  
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The CBRP also prioritizes recommended bikeway projects through the study area and serves as a guide 
to the incorporated cities regarding bikeway policies and design standards. 

San Mateo County General Plan 

The San Mateo County General Plan (County General Plan) was adopted in 1986 and serves as a guide 
for both land development and conservation within the unincorporated areas of the County.  Polices 
within the County General Plan relevant to transportation and circulation and applicable to the Proposed 
Project are as follows: 

12.8  Additional Capacity 
When  providing  additional  capacity  for  automobile  traffic  where  needed,  give  priority  to 
upgrading and expanding existing roads before developing new road alignments. 

 
12.10  Urban Road Improvements 

In urban areas, where improvements are needed due to safety concerns or congestion, support 
the construction of interchange and intersection improvements, additional traffic lanes, turning 
lanes, redesign of parking, channelization, traffic control signals, or other improvements. 

 
12.14  Financing Local Road Improvements 

Utilize all available techniques for funding local road improvements in unincorporated areas, 
including assessment districts, developer contributions, and County road funds.  Ensure road 
improvements are consistent with adopted land use plans and area plans. 

 
12.15  Local Circulation Policies 

In unincorporated communities, plan for providing: 
 Maximum freedom of movement and adequate access to various land uses; 
 Improved streets, sidewalks, and bikeways in developed areas; 
 Minimal through traffic in residential areas; 
 Routes  for  truck  traffic  which  avoid  residential  areas  and  are  structurally  designed  

to accommodate trucks; 
 Access for emergency vehicles; and 
 Bicycle and pedestrian travel. 

12.16  Local Road Standards 
Allow for modification of road standards for sub-areas of the County, which respond to local 
needs and conditions as identified in area plans. 

 
12.39  Pedestrian Paths 

Encourage the provision of safe and adequate pedestrian paths in new development connecting 
to activity centers, schools, transit stops, and shopping centers. 
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4.11.4  IMPACTS AND MITIGATION MEASURES 
Method of Analysis 
This section identifies impacts to transportation and circulation that could occur from the implementation 
of the Proposed Project under existing, near term, and cumulative conditions.  Impacts to transportation 
and circulation were analyzed based on an examination of the project site and published information 
regarding transportation and circulation within the vicinity of the project site.  These factors were then 
compared to the significance criteria listed below.  If significant impacts may occur, mitigation measures 
are included to increase the compatibility and safety of the Proposed Project and reduce impacts to less-
than-significant levels.   

Transportation impact assessment was analyzed using the Traffix traffic program.  Traffix was used to 
generate and distribute the traffic throughout the study street segments.  The TIRE Index was used to 
determine the impact of the Proposed Project’s traffic on the surrounding roadway system.  This index is 
based on the idea that increases in traffic volume have a greater impact on the residential environment on 
a lower volume street than along a street with a much higher level of baseline traffic.  The TIRE index is a 
representation of the effects of traffic on safety, pedestrians, bicyclists, children playing near the street 
and the ability to freely maneuver into and out of driveways.  

Trip Generation and Distribution 

Table 4.11-4 presents the estimated number of trips generated by the Proposed Project.  The projected 
project trip generation is based on the proposed land uses and trip generation rates in the Trip 
Generation, 9th Edition informational report published by the Institute of Transportation Engineers (ITE).  
The project trips are distributed onto the roadway network based on the 2009 National Household Travel 
Survey using Google Maps to determine travel time routes to the trip purpose destinations.  Figure 4 in 
the TIA provides the vehicle trip distribution and assignment (Appendix H).  

TABLE 4.11-4 
TRIP GENERATION RATE 

Land Use Size Units 
AM Peak Hour PM Peak Hour 

AWDT 
In Out Total In Out Total 

Single-Family Detached Housing 19 DU 16 7 23 15 9 24 228 

 
Source: RKH TIA, 2013 (Appendix H). 

 

Significance Criteria  
Criteria for determining the significance of impacts to traffic and circulation have been developed based 
on Appendix G of the California Environmental Quality Act (CEQA) Guidelines and relevant agency 
guidelines.  Impacts to the existing transportation network would be considered significant if the Proposed 
Project would: 

 Conflict with an applicable plan, ordinance or policy establishing measures of effectiveness for 
the performance of the circulation system, taking into account all modes of transportation 
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including mass transit and non-motorized travel and relevant components of the circulation 
system including but not limited to intersections, streets, highways and freeways, pedestrian and 
bicycle paths, and mass transit.   

 Conflict with an applicable congestion management program, including, but not limited to level of 
service standards and travel demand measures, or other standards established by the county 
congestion management agency for designated roads or highways; 

In addition, a change in the TIRE index of 0.1 or more would be a noticeable increase in traffic on the 
street and would therefore result in a significant impact upon the residential environment.   

Effects Found Not to be Significant 

As discussed within the Initial Study of the Proposed Project (Appendix B), the Proposed Project would 
not result in a change in air traffic patterns.  The Proposed Project is not within an airport sphere of 
influence and is not a roadway project.  Therefore, further discussion of these issue areas is not included 
within this EIR. 

Project Specific Impacts and Mitigation Measures 
Impact  

4.11-1 Construction of the Proposed Project would not increase traffic on roadways in the 
vicinity of the project site beyond acceptable capacities and therefore would not conflict 
with any applicable plan, ordinance, or policy establishing measures of effectiveness and 
would not conflict with an applicable congestion management program.  

Construction worker vehicles would park on the project site and/or on the east side of Bel Aire 
Road.  It is estimated that workers would generate approximately 20 round trips per day.  The 
largest volume and frequency of traffic would result from large trucks transporting excavated soil 
off site during the grading phase of construction.  An estimated 26,510 cubic yards of soil will be 
removed from the project site, which equates to approximately 40,000 bulk cubic yards of soil.  
Assuming 30 working days for off haul and an average of 17 bulk cubic yards per truck, the 
number of truck trips per day to and from the project site would be 156156 trips to and from the 
project site.  This would equate to 78 trips on each of the access and egress routes of the project 
site given an eight hour workday,  or one truck trip per 6 minutes each way.  Assuming a constant 
speed of 25 miles per hour (or 0.42 miles per minute), there would be a 2.6 mile gap between the 
78 trucks travelling in each direction, allowing adequate residential maneuverability between haul 
trips within the local roadway network.  These truck trips would likely be on Bel Aire Road, to 
Ascension Drive east of Bel Aire Road to Polhemus Road.  Therefore, construction of the 
Proposed Project would add approximately 176 vehicles per day during the soil hauling phase of 
construction; this represents the worst case scenario.  Given the existing volume of traffic on Bel 
Aire Road and Ascension Drive, the addition of 176 vehicle trips to these roadways would not 
result in an increase of greater than 0.1 TIRE Index, which is defined as a noticeable increase in 
traffic on the street, for either for Bel Aire Road or Ascension Drive (Appendix H).  Less than 
Significant. 
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Impact  

4.11-2 Operation of the Proposed Project would not increase traffic on roadway segments in the 
vicinity of the project site beyond acceptable capacities and therefore would not conflict 
with any applicable plan, ordinance, or policy establishing measures of effectiveness and 
would not conflict with an applicable congestion management program. 

Table 4.11-5 displays the background TIRE index, the background with project TIRE Index, and 
the change in TIRE index.  As discussed in Section 4.11.2, the background traffic conditions are 
those that would occur immediately prior to the completion and occupancy of the Proposed 
Project; the background traffic conditions are based on existing traffic conditions and include an 
assumed 1.5 percent per year increase in traffic until Proposed Project completion in 2017.  No 
roadway segment would experience an increase in the TIRE Index greater than 0.1.  Therefore, 
the Proposed Project would not exceed acceptable roadway capacities and the impact is less 
than significant.  As required under CEQA, Figure 6 in the TIA (Appendix H) shows the existing 
and the existing plus project conditions.  As shown in Figure 6 of the TIA (Appendix H) and 
Table 4.11-5, the increase in TIRE Index is less than 0.1.  Less than Significant.  

TABLE 4.11-5 
CHANGE IN TIRE INDEX WITH OPERATION OF PROPOSED PROJECT 

Roadway Background 
TIRE Index1  

Background 
with Project 
TIRE Index1 

Change in 
TIRE Index 

Polhemus Road south of Ascension Drive 3.72 3.72 0.00 

Ascension Drive, Polhemus Road to Bel Aire Road 3.20 3.22 0.02 

Bel Aire Road, Ascension Drive to Laurie Lane 2.91 2.95 0.04 

Laurie Lane 3.02 3.08 0.06 

Parrott Drive, Laurie Lane to CSM Drive 3.39 3.42 0.03 

CSM Drive east of Parrott Drive 3.57 3.59 0.02 
 
1Including traffic due to growth.  
Source: RKH TIA, 2013 (Appendix H). 

 
 

Impact  

4.11-3 Implementation of the Proposed Project would not conflict with adopted policies, plans, or 
programs, including those related to safety and performance, regarding public transit, 
bicycle, and pedestrian facilities but does have the potential develop unsafe pedestrian 
and bicycle facilities.  

The Proposed Project would result in an increase in bicycle and pedestrian trips in the vicinity of 
the project site by residents and visitors.  The Proposed Project may also result in an increase in 
demand for mass transit service.  However, the Proposed Project is not anticipated to hinder and 
would not eliminate any existing bikeways or pedestrian way or interfere with the implementation 
of the planned bicycle and pedestrian improvements in the project study area.  Likewise, the 
Proposed Project would not interfere with mass transit systems, and the level of transit usage 
generated by the Proposed Project is not anticipated to exceed the capacity of the available and 
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planned transit system in the project study area and the region.  The Proposed Project would 
provide off-street sidewalks along all new roadways.  Such provisions would result in enhanced 
pedestrian connectivity between the existing neighborhoods to the north and west of the project 
site.  The project is not anticipated to result in unsafe condition for pedestrians and bicyclists; to 
ensure pedestrians’ and bicyclists’ safety at night on the project site, Mitigation Measure 4.11-3 is 
provided.  With implementation of the proposed mitigation, the impact of the Proposed Project 
would be less than significant.  Less than Significant with Mitigation. 

Mitigation Measure 4.11-3: Either provide street lighting on the private streets to a level 
of 0.4 minimum maintained average foot-candles with a uniformity ratio of 6:1, average to 
minimum or ensure street lighting is consistent with safety standards of the County-
governed Bel Aire Lighting District.   

Impact  

4.11-4 Implementation of the Proposed Project has the potential to substantially increase hazards 
due to the design of the new private street and proposed intersection with Bel Aire Drive.     

As discussed in Section 3.4, the Proposed Project includes development of a new private street 
on the project site to provide access to all proposed residences.  The private street would connect 
with Bel Aire Road at the northern corner of the project site via a new intersection.  The paved 
area of the private street would be approximately 36 feet wide, providing 22 feet for two travel 
lanes (11 feet per lane) and 14 feet for parallel parking spaces (7 feet per side).  Street grades 
would range from 11 to 19 percent; any street with a slope greater than 15 percent would be 
constructed of concrete whereas all other streets would be asphalt.  Figure 3-6 7 (Private Street 
Cross Sections) provides a diagram.  The private street and intersection would be developed in 
accordance with applicable County standards.  Mitigation Measure 4.11-4 is included to ensure 
a safe sight distance at the proposed new intersection.  With the proposed mitigation, the 
potential of the Proposed Project to result in a substantial increase in hazards is less-than-
significant.  Less than Significant with Mitigation. 

Mitigation Measure 4.11-4: Within the corner sight triangles at the new street 
intersection there should be no walls, fencing, or signs that would obstruct visibility.  
Trees should be planted so as to not create a “wall” effect when viewed at a shallow 
angle.  The type of shrubbery planted within the triangles should be such that it will grow 
no higher than three feet above the adjacent roadway surface.  Trees planted within the 
sight triangle areas should be large enough that the lowest limbs are at least seven feet 
above the surface of the adjacent roadway.  Street parking should be prohibited within 
the bounds of the sight triangle. 

Impact  

4.11-5 Implementation of the Proposed Project would not result in inadequate emergency access.     

As discussed in Section 3.4 and above, the private street would be developed in accordance with 
applicable County standards.  As designed, the private street provides adequate emergency 
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access for emergency vehicles to the project site (Colbert, 2013; Keefe, 2013).  Less than 
Significant. 

Cumulative Impact  

4.11-6 Implementation of the Proposed Project would not increase traffic on local roadways 
beyond acceptable capacities in the cumulative year 2030. 

The analysis of transportation under cumulative conditions focuses on year 2030 conditions.  The 
discussion addresses impacts of the Proposed Project related to roadway operations.  The 
Proposed Project would not cause additional cumulative impacts beyond those already identified 
for existing conditions in the areas of bikeway and pedestrian facilities and mass transit service.  
Cumulative conditions were analyzed to determine the effect of the Proposed Project in 
combination with the effects of a 2030 projected build-out of the surrounding community.  There 
are no identified future developments that could affect traffic volumes in the project study area.  
A background growth factor of 1.5 percent per year was applied to the existing traffic volumes to 
extrapolate them to the year 2030. 

The TIRE index for the cumulative year 2030 background with and without the Proposed Project 
per each studied traffic roadway segment is presented in Table 4.11-6.  Under cumulative 
conditions, the TIRE Index of none of the roadway segments would increase by more than 0.04.  
Therefore, operation of the Proposed Project in the cumulative condition would result in a less-
than-significant impact.  Less than Significant. 

TABLE 4.11-6 
CHANGE IN TIRE INDEX WITH OPERATION OF  

PROPOSED PROJECT IN THE CUMULATIVE SCENARIO 

Roadway Background 
TIRE Index  

Background 
w/Project 

TIRE Index 
Change in 
TIRE Index 

Polhemus Road south of Ascension Drive 3.80 3.80 0.0 

Ascension Drive, Polhemus Road to Bel Aire Road 3.29 3.30 0.01 

Bel Aire Road, Ascension Drive to Laurie Lane 2.99 3.02 0.03 

Laurie Lane 3.11 3.15 0.04 

Parrott Drive, Laurie Lane to CSM Drive 3.48 3.50 0.02 

CSM Drive east of Parrott Drive  3.66 3.67 0.01 
 
Source: RKH TIA, 2013 (Appendix H). 
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5.0 CEQA CONSIDERATIONS 
 

California Environmental Quality Act (CEQA)-required discussions are included in this section, including 
the following: 

 Section 5.1: Indirect and Growth-inducing Impacts of the Proposed Project 
 Section 5.2: Cumulative Impacts of the Proposed Project 
 Section 5.3: Significant and Unavoidable Impacts of the Proposed Project (i.e., residually 

significant impacts) 
 Section 5.4: Irreversible Changes 

5.1 INDIRECT AND GROWTH-INDUCING IMPACTS 
CEQA Guidelines Section 15126.2(d) requires that an EIR evaluate the growth-inducing impacts of a 
proposed project.  A growth-inducing impact is defined by the CEQA Guidelines as an impact that fosters 
economic or population growth or the construction of additional housing, either directly or indirectly.  
Direct growth inducement would result, for example, if a project involved the construction of new housing.  
Indirect growth inducement would result if a project established substantial new permanent employment 
opportunities (e.g., new commercial, industrial, or governmental enterprises) or if a project would remove 
obstacles to population growth (e.g., expansion of a wastewater treatment plant that could allow more 
construction in the service area). 

Growth inducement may constitute an adverse impact if the growth is not consistent with or 
accommodated by the land use plans and growth management plans and policies for the area affected.  
Local land use plans provide development patterns and growth policies that guide orderly urban 
development supported by adequate urban public services, such as water supply, roadway infrastructure, 
sewer services, and solid waste services.  A project that would induce “disorderly” growth (i.e., conflict 
with the local land use plans) could directly or indirectly cause additional adverse environmental impacts 
and other public services impacts.  An example of this would be the re-designation of property planned for 
agricultural uses to urban uses, possibly resulting in the development of services and facilities that 
encourage the transition of additional land in the vicinity to more intense urban uses.  Another example 
would be the extension of urban services to a non-urban site, thereby encouraging conversion of non-
urban lands to urban lands.   

5.1.1  GROWTH INDUCEMENT POTENTIAL OF PROPOSED PROJECT 
Growth can be induced in several ways, such as eliminating obstacles to growth and stimulating 
economic activity within a region.  Based on the significance thresholds contained in CEQA Guidelines, a 
project is considered to be directly or indirectly growth-inducing if it: 

 Fosters economic or population growth or additional housing; 
 Removes obstacles to growth (e.g., through development of physical infrastructure, roadways, 

and utilities); or 
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 Taxes community services or facilities to such an extent that new services or facilities would be 
necessary. 

The following discussion examines whether the Proposed Project would induce growth beyond that 
envisioned in the County of San Mateo General Plan (County General Plan). 

Geographic Setting 
Areas immediately surrounding the project site would be most susceptible to growth-inducing impacts 
because of their proximity to project-related population growth and infrastructure expansion.  Areas 
surrounding the project site are within the County’s jurisdiction, yet within the City of San Mateo’s sphere 
of influence.  The predominate land uses surrounding the site include single-family neighborhoods, 
including the Baywood Park neighborhood to the northeast, the Enchanted Hills neighborhood to the 
southeast and southwest, and the Starlite Heights neighborhood to the northwest.  The College of San 
Mateo is located less than 0.25 mile northeast of the project site.  The existing land use constraints in 
these areas would limit the potential for growth inducement. 

Fostering of Economic or Population Growth 
The Proposed Project would contribute to future population growth in the County and the City of San 
Mateo’s sphere of influence; however this would be to a minor degree.  Assuming an average of 2.9 
people per household, as specified in the County’s General Plan Housing Element (2012), full build-out of 
the proposed residential development is estimated to generate approximately 55 new residents within the 
unincorporated area of the County, which currently supports approximately 64,000 residents.  The 
estimated population increase attributable to the Proposed Project would constitute a population increase 
of 0.09 percent within the unincorporated area of the County.  This population increase, associated job 
opportunity increases, and housing increases resulting from the Proposed Project are further discussed in 
Section 4.9.  This minor inflow of residents and their demand for services would result in a corresponding 
level of economic growth in areas surrounding the project site.  However, the increase in the demands for 
goods and services as a result from the anticipated population growth attributable to the Proposed Project 
would be met from the existing services within the County and City of San Mateo.  Implementation of the 
Proposed Project would not foster economic growth in such a manner that would result in substantial new 
growth within the County or City of San Mateo.   

Removal of Obstacles To Growth 
Development of the Proposed Project would extend public services to the project site including water, 
sewer, and utility lines and would require annexation into the San Mateo County Service Area (CSA) #1 
(refer to Section 3.4 and Section 4.10).  Proposed infrastructure would be proportionate to the level of 
service necessary to accommodate the Proposed Project and would originate from the extension of 
services provided to the existing residential developments surrounding the project site.  Because public 
and utility services currently support the development surrounding the project site, there are no obstacles 
to growth that would be removed as a result of the implementation of the Proposed Project.  In addition, 
as discussed in Section 4.11, the existing transportation network is adequate to meet the needs of the 
Proposed Project; no new major roadways would be required thereby eliminating the potential to foster 
new growth. 
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Community Services and Facilities 
Development of the Proposed Project would result in an increased demand for community services and 
facilities.  The direct impacts of the Proposed Project are addressed in Section 4.10.  The County has 
implemented provisions to reduce impacts to community services through the establishment of 
development and impact fees to offset increased demands.  Accordingly, a development agreement will 
be entered into by the County and the project applicant, which will include requirements to offset impact 
to community services.   

Summary Of Growth Inducement Potential 
Development of the Proposed Project would generate minor population growth (estimated at 55 persons) 
and stimulate a corresponding level of economic growth within the County and City of San Mateo.  
Extending public services, including water, sewer, and utility lines, from surrounding established 
neighborhoods to the project site would not remove an obstacle to development of surrounding areas.  
The indirect impacts of potential growth inducement are briefly discussed below. 

5.1.2  INDIRECT IMPACTS OF POTENTIAL GROWTH INDUCEMENT 
As previously stated, growth inducement may constitute an adverse impact if the growth is not consistent 
with adopted land use plans for the affected area.  As discussed above, while the Proposed Project would 
induce minor growth within the County and City of San Mateo sphere of influence, existing constraints 
including surrounding residential development and existing County planning documents would prevent 
inconsistent growth within the project area.  The Proposed Project and associated growth are consistent 
with the County General Plan and the housing needs of the unincorporated area of the County.  As 
discussed above, implementation of the Proposed Project would not remove obstacles to development as 
the surrounding area is currently developed with residential land uses.  While the Proposed Project would 
result in impacts to community services and facilities, the project design and incorporation of mitigation 
measures proposed in this Draft EIR would reduce these impacts to less-than-significant levels.  
Additionally, the anticipated physical impacts associated with new public facilities have been addressed 
throughout Section 4.0.  Therefore, implementation of the Proposed Project would not result in significant 
indirect environmental impacts associated with population growth.   

5.2 CUMULATIVE IMPACT ANALYSIS 
Cumulative impacts refer to the effects of two or more projects that, when combined, are considerable or 
compound other environmental effects.  Cumulative impacts must consider the combined impact of past, 
present, and reasonably foreseeable future projects.  When assessing a cumulative impact, an EIR must 
identify if the project makes a “cumulatively considerable” contribution to the cumulative impact.  A 
project’s contribution may be cumulatively considerable even if the project’s individual impact is 
considered less than significant.  CEQA Guidelines Section 15130(b) requires that discussion of 
cumulative impacts reflect the severity of the impacts and their likelihood of occurrence.  The CEQA 
Guidelines state that the cumulative impacts discussion does not need to provide as much detail as is 
provided in the analysis of project-only impacts and should be guided by the standards of practicality and 
reasonableness.  Pursuant to CEQA Guidelines Section 15130(b), this Draft EIR uses projections 
contained in the County General Plan (1986) and related planning documents, and in prior environmental 
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documents that have been adopted or certified, which described or evaluated regional or area-wide 
conditions contributing to cumulative impacts. 

5.2.1 CUMULATIVE CONTEXT 
For the purposes of this Draft EIR, the cumulative setting is defined primarily as the County with 
consideration of the broader development trends impacting the City of San Mateo and Town of 
Hillsborough.  As discussed in Section 4.9.3, the Regional Housing Needs Allocation (RHNA) for the 
unincorporated areas of the County for the 2014 to 2022 planning period identified a total need for 913 
units to be constructed during this time period in order to accommodate population growth.  As of January 
1, 2014, no units had been approved pursuant to the 2014 to 2022 planning period as the planning period 
had just begun.   

The cumulative analysis is based on the long term development levels projected in the County General 
Plan, as well as reasonably foreseeable potential development projects in the vicinity of the project site 
obtained through consultation with the County, City, and Town of Hillsborough.  Reasonably foreseeable 
development projects generally considered within this Draft EIR are shown in Table 5-1.  Some specific 
resources require analysis of additional or other reasonably foreseeable development projects; variation 
in analysis is noted in the individual resource sections of Section 4.0.   

TABLE 5-1 
FORESEEABLE DEVELOPMENT PROJECTS  

Project Name Project 
Status 

Project  
Type Description Impacted Area 

Distance 
from Project 

Site 

Callan Subdivision Conceptual 
Review Residential 8 units, single- 

family 
North east corner Crystal Springs 

Road and Tartan Trail Road 0.7 mile 

San Mateo 
Executive Park 

Approved 
Project Commercial 100,000 sf 3000 & 3155 Clearview Way, City 

of San Mateo 0.5 mile 

Verona Ridge Construction 
Authorized Residential 34 units, single- 

family 

Campus Drive, Highway 92, the 
Peninsula Golf and Country Club 
and the Peninsula Office Park, 

City of San Mateo 

1.0 mile 

 
Source: City of San Mateo, 2013a; Town of Hillsborough, 2013 

 

5.2.2 CUMULATIVELY CONSIDERABLE IMPACTS 
CEQA Guidelines Section 15130(a) provides the following direction with respect to the cumulative impact 
analysis and the determination of significant effects: 

1. A cumulative impact consists of an impact that is created as a result of the combination of the 
project evaluated in the EIR together with other projects causing related impacts.   
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2. When the combined cumulative impact associated with the project’s incremental effect is not 
significant, the EIR shall briefly indicate why the cumulative impact is not significant and is not 
discussed further. 

3. An EIR may determine that a project’s contribution to a significant cumulative effect will be 
rendered less than cumulative considerable and thus is not significant.  A project’s contribution is 
less than cumulatively considerable if the project is required to implement or fund its fair share of 
a mitigation measure or measures designed to alleviate the cumulative impact. 

Refer to Section 4.0 for a detailed discussion of the nature and scope of cumulative impacts associated 
with the Proposed Project. 

5.3 SIGNIFICANT AND UNAVOIDABLE IMPACTS 
The analysis of the Proposed Project did not identify any significant and unavoidable impacts.  All 
potential impacts would be either less than significant or would be reduced to a less-than-significant level 
with incorporation of proposed mitigation measures pursuant to the criteria contained in Appendix G of 
the CEQA Guidelines and relevant agency thresholds.   

5.4 IRREVERSIBLE CHANGES 
CEQA Guidelines Section 15126.2(c) provides the following direction for the discussion of irreversible 
changes: 

Uses of nonrenewable resources during the initial and continued phases of the project 
may be irreversible since a large commitment of such resources makes removal or 
nonuse thereafter unlikely.  Primary impacts and, particularly, secondary impacts (such 
as highway improvement which provides access to a previously inaccessible area) 
generally commit future generations to similar uses.  Also irreversible damage can result 
from environmental accidents associated with the project.  Irretrievable commitments of 
resources should be evaluated to assure that such current consumption is justified. 

 
The Proposed Project would result in an irreversible commitment of energy resources, primarily fossil 
fuels for construction equipment (e.g., fuel, oil, natural gas, and gasoline), and the consumption or 
destruction of other nonrenewable or slowly renewable resources (e.g., gravel, metals, and water).   

Construction of new facilities would involve substantial quantities of building materials and energy, some 
of which are nonrenewable.  Implementation of the Proposed Project would result in the urbanization of 
open space.  The significance of the Proposed Project’s environmental impacts is characterized in 
Sections 4.2 through 4.13, including both reversible and irreversible impacts. 
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6.0 ANALYSIS OF ALTERNATIVES 
 

6.1 INTRODUCTION 
This section reviews alternatives to the Proposed Project considered during the preparation of this EIR.  
The purpose of the alternative analysis, according to the California Environmental Quality Act (CEQA) 
Guidelines Section 15126.6(a), is to describe a range of reasonable alternative projects that could 
feasibly attain most of the objectives of the Proposed Project and to evaluate the comparative merits of 
the alternatives.  CEQA Guidelines Section 15126.6(b) requires consideration of alternatives that could 
reduce to a less-than-significant level or eliminate any significant adverse environmental effects of the 
Proposed Project, including alternatives that may be more costly or could otherwise impede the Proposed 
Project’s objectives.  The range of alternatives evaluated in an EIR is governed by a “rule of reason,” 
which requires the evaluation of alternatives “necessary to permit a reasoned choice.”  Alternatives 
considered must include those that offer substantial environmental advantages over the Proposed Project 
and may be feasibly accomplished in a successful manner considering economic, environmental, social, 
technological, and legal factors.   

In accordance with the CEQA Guidelines, the alternatives considered in this EIR include those that 1) 
could accomplish most of the basic objectives of the project, and 2) could avoid or substantially lessen 
one or more of the significant effects of the project.  To provide the appropriate context for this 
alternatives analysis, the objectives and key significant effects of the Proposed Project are summarized 
below in Section 6.2.  Alternatives initially considered but eliminated from further consideration due to 
their inability to achieve the project objectives and/or to reduce environmental impacts associated with the 
Proposed Project are described in Section 6.3.  Alternatives determined to achieve the selection criteria 
are discussed in Section 6.4.  This discussion evaluates the capacity of selected project alternatives to 
accomplish the basic objectives of the project and provides a comparison of the potential environmental 
impacts expected to occur for each issue area.  These comparisons are used in Section 6.5 to determine 
the Environmentally Superior Alternative.   

6.2 OVERVIEW OF THE PROPOSED PROJECT 
6.2.1 PROJECT OBJECTIVES 
The objectives of the Proposed Project are as follows: 

 Provide sufficient housing supply jointly with the cities located in the County that meet San Mateo 
County's projected housing needs; 

 Provide residential development consistent with economic and social needs and environmental 
constraints; 

 Enhance and preserve the environmental quality of residential areas in the County through 
appropriate mitigation programs; 

 Work with all affected local jurisdictions and agencies to develop appropriate impact mitigation 
and fee structure programs to greatly reduce or eliminate the project’s impacts on the 
community’s existing residents; 
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 Provide development of open space and trails in the County's residential areas; 
 Provide a well-designed development that is compatible and complementary with surrounding 

land uses; and 
 Implement substantial and permanent erosion and soil stabilization measures to prevent 

uncontrolled runoff from the site; 
 Blend the building types and densities with surrounding residential developments to provide 

orderly visual and land use transitions. 

6.2.2 KEY IMPACTS OF THE PROPOSED PROJECT 
The impacts of the Proposed Project are evaluated in Section 4.0 of this Draft EIR and are summarized 
in Table 2-1.  Construction of the Proposed Project could result in potential short-term impacts associated 
with air quality, geology and soils, hazardous materials, hydrology and water quality, and noise.  Project 
design, regulatory requirements, and mitigation measures would reduce all potential short-term impacts to 
a less-than-significant level.  Operation and maintenance of the Proposed Project could result in potential 
long-term adverse impacts associated with air quality, biological resources, geology and soils, hazardous 
materials, hydrology and water quality, water supply facilities, and wastewater treatment facilities.  Project 
design, regulatory requirements, and recommended mitigation measures would reduce all potential long-
term impacts to a less-than-significant level.  None of the potential impacts of the Proposed Project would 
be significant and unavoidable.  

6.3 ALTERNATIVES ELIMINATED FROM CONSIDERATION 
In addition to the alternatives evaluated in Section 6.4 below, an off-site alternative and alternate-use 
alternative were considered for their potential to reduce the environmental impacts of the Proposed 
Project.  These alternatives were preliminarily considered but eventually excluded from full comparative 
analysis within the EIR because they were determined to be infeasible, unable to meet the objectives of 
the Proposed Project, and/or were not likely to reduce significant environmental impacts of the Proposed 
Project.  The applicant does not own an alternate site with similar requirements (zoning, acreage, and 
infrastructure).  Thus, alternative site locations were not selected for detailed analysis as a site could not 
be identified that would reasonably accomplish the stated objectives of the project while reducing the 
environmental effects.  Alternatives involving commercial, recreational, and/or industrial land uses were 
dismissed as being infeasible because they would not satisfy the proposed project’s primary objective of 
increasing housing opportunities in the County.  Also, commercial and/or industrial land use alternatives 
would not necessarily reduce the significant impacts associated with the proposed project and would 
conflict with the zoning of the project site, requiring a General Plan Amendment. 

During the scoping process, it was suggested that a Minimal Grading Alternative be considered to reduce 
the environmental impacts of the Proposed Project.  Thirteen residential lots would be developed on the 
project site.  The six lots requiring the most substantial grading under the Proposed Project would not be 
developed and instead retained as open space.  This alternative was preliminarily considered but 
eventually excluded from full comparative analysis within the EIR because it would not offer new 
information to foster informed decision making and public participation, pursuant to CEQA Guidelines 
Section 15126.6(a).  An alternative that considered reducing the number of residential lots included in the 
Proposed Project by approximately half or more would also avoid development of the six lots requiring the 
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most substantial grading while also reducing the magnitude of other impacts compared to the Proposed 
Project, such as impacts to public services.  Accordingly, a Reduced Intensity Alternative was selected for 
full comparative analysis within the EIR.  The Minimal Grading Alternative would result in environmental 
impacts similar to but slightly greater than those that would occur under a Reduced Intensity Alternative 
and was therefore excluded from full analyzed within the EIR.   

6.4 ALTERNATIVES EVALUATED IN THIS DRAFT EIR 
6.4.1  ALTERNATIVE A – NO PROJECT/NO DEVELOPMENT ALTERNATIVE 
Description 
As required by CEQA Guidelines Section 15126.6(e), a No Project Alternative has been evaluated.  The 
evaluation of the No Project Alternative allows decision makers to compare the impacts of the Proposed 
Project against no development of the project.  According to the CEQA Guidelines Section 15126.6(e)(2), 
the No Project Alternative shall discuss what would reasonably be expected to occur in the foreseeable 
future if the project were not approved.  Under the No Project/No Development Alternative there would be 
no change to the current land use of the project site.  Thus, the No Project/No Development Alternative 
consists of the environmental conditions that currently exist with no future development on the project 
site.  The project site would remain as currently described in the existing setting under each issue area 
discussed in Section 4.0.   

Ability to Meet Project Objectives 
This alternative would not accomplish the basic objectives of the Proposed Project to provide sufficient 
housing supply jointly with the cities located in the County that meet San Mateo County's projected 
housing needs and other associated objectives.   

Summary of Environmental Impacts 
Under Alternative A, the project site would remain in its existing state and no development would occur.  
Therefore, Alternative A would eliminate the short-term impacts related to construction activities, including 
impacts related to noise, traffic, hazardous materials, and pollutant emissions.  Additionally, potential 
long-term impacts relating to aesthetic resources, air quality, climate change, biological resources, soils, 
hazards and hazardous materials, hydrology and water quality, noise, public services and utilities, and 
transportation would be avoided.   

6.4.2 ALTERNATIVE B – REDUCED INTENSITY 
Description 
Alternative B consists of the subdivision of 6 parcels into 21 lots, 10 of which would be developed as 
single-family residences.  The remaining lots would be retained as open space.  Lot sizes would be 
generally smaller than under the Proposed Project, ranging from 7,549 sf to 9,054 sf.  Under this 
alternative, access to the site would be provided via a new main access roadway that would extend from 
Bel Aire Road, splitting into eastern and southern legs.  The eastern leg of the access roadway would 
terminate in a hammerhead turnaround.  The southern leg would also terminate in a hammerhead 
turnaround with the water tank/cell site access road realigned from its current entrance to the site (at 
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Bel Aire Road) to the southern leg’s turnaround.  The design features of the new main access road 
(i.e., sufficient width, hammerhead turnaround) would comply with California Department of Forestry and 
Fire Protection (CAL FIRE) and County design standards and requirements for emergency access. 

All development and structures would be designed to be consistent with surrounding neighborhoods and 
to utilize similar architectural themes as those of surrounding houses.  Landscaping would be designed to 
be consistent with surrounding neighborhoods and to minimize erosion, maximize soil stability, and 
screen existing viewsheds from the new development while still minimizing obstruction of solar access per 
each residence.  The development footprint of the residences and roadway would be approximately 3.0 
acres.  No project development or site improvement would occur on the lots retained as open space. 

Ability to Meet Project Objectives 
Alternative B would generally accomplish the project objectives identified by the County and project 
applicant, however to a lesser extent than the Proposed Project.   

Summary of Environmental Impacts 
Short-term construction impacts resulting from Alternative B associated with traffic, noise, and air quality 
would be proportionately less than impacts from the Proposed Project because less construction would 
be required.  Short-term impacts that could result from hazardous materials used during construction 
would be similar, as the same materials would be used under Alternative B and the Proposed Project.  
The reduced development and construction footprint would result in proportionately lessened long-term 
impacts relating to air quality, biology, climate change, geology, noise, hazards, traffic, and public 
services, utilities, and recreation.  Impacts to aesthetic resources would be similar to the Proposed 
Project, as development of Alternative B would result in construction of new homes on a previously 
unimproved lot and would inherently change the viewshed.  However, like the Proposed Project, the 
development would be similar to the surrounding visual character and impacts would be less than 
significant.  Impacts to hydrology have the potential to be greater than the Proposed Project, as no 
improvements to existing site drainage would occur on the lots that are retained as open space.  
Therefore, the project site’s existing drainage and erosion issues would not be improved under Alternative 
B. 

6.4.3 ALTERNATIVE C – ALTERNATE (LARGE LOT) DESIGN 
Description 
Alternative C is an alternate design featuring larger lot sizes and includes a residential subdivision of the 
northeastern portion of the project site into six lots.  Each lot would be developed with one single-family 
home and associated landscaping; utility and access infrastructure is also proposed.  Lot sizes would be 
larger than under the Proposed Project, ranging from 13,959 sf to 21,138 sf.  Access to the lots would be 
provided via a new main access roadway that would extend from Bel Aire Road, parallel the northern 
boundary of the site, and end in a hammerhead turnaround.  Access to the water tank site would be 
relocated to connect to Alternative C’s new access road, rather than coming from Bel Aire Road.  

No homes would be built near the top of the hill or the southern slopes, which would reduce the visual 
impacts associated with Alternative C.  The remainder of the project site would be retained as open 
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spaces, and no project development or site improvement would occur.  The design features of the new 
access roads would comply with CAL FIRE and County design standards and requirements for 
emergency access, including sufficient width and turnaround areas.  Grading under Alternative C would 
be reduced as compared with the Proposed Project, and much of the development would avoid the 
steeper slopes on the site. 

Other project characteristics such as lighting and landscaping are assumed to be similar to those of the 
Proposed Project for the purpose of analyzing this alternative.  The potential environmental impacts 
associated with this alternative are described below and are compared to the environmental impacts 
associated with the Proposed Project. 

Ability to Meet Project Objectives 
Alternative C would accomplish some of the project objectives, however to a lesser degree than the 
Proposed Project.  As with the Proposed Project, Alternative C would result in the addition of single-family 
homes.  However, the proposed low density construction would not meet the objectives, which require 
sufficient housing supply to meet County projected housing needs.  Low density development would 
impact the ability of the County and the City of San Mateo to meet housing needs as stated and required 
by the General Plan Housing Element.   

Summary of Environmental Impacts 
Due to the reduced square footage of construction, short-term construction impacts resulting from 
Alternative C associated with traffic, noise, and air quality would be proportionately less than impacts from 
the Proposed Project.  Short-term impacts that could result from hazardous materials used during 
construction would be similar, as the same materials would be used under Alternative C and the 
Proposed Project.  The reduced development would generate proportionately fewer long-term impacts 
relating to air quality, climate change, geology, noise, hazards, traffic, and public services, utilities, and 
recreation.  The overall impact of Alternative C to biological resources is similar to the Proposed Project.  
As described above, the larger lots placed on the northeast portion of the project site would reduce the 
impacts to aesthetics and visual resources when compared with the Proposed Project.  In addition, 
avoiding the steeper southern slopes would reduce impacts to geology under Alternative C.  Impacts to 
hydrology have the potential to be greater than the Proposed Project, as no improvements to existing site 
drainage would occur on the lots that are retained as open space.  Therefore, the project site’s existing 
drainage and erosion issues would not be improved under Alternative C. 

6.5 ENVIRONMENTALLY SUPERIOR ALTERNATIVE 
CEQA Guidelines Section 15126.6(d) requires an evaluation of alternatives to the Proposed Project.  

The EIR shall include sufficient information about each alternative to allow meaningful evaluation, 
analysis, and comparison with the proposed project.  A matrix displaying the major characteristics and 
significant environmental effects of each alternative may be used to summarize the comparison.  If an 
alternative would cause one or more significant effects in addition to those that would be caused by the 
project as proposed, the significant effects of the alternative shall be discussed, but in less detail than the 
significant effects of the project as proposed.  
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Consistent with this CEQA requirement, a summary matrix has been prepared which qualitatively 
compares the effectiveness of each of the alternatives in reducing environmental impacts.  This matrix, 
presented in Table 6-1, identifies whether each impact area of the project alternatives would have 
greater, lesser, or similar impacts compared with the Proposed Project. 

TABLE 6-1 
ENVIRONMENTAL IMPACT COMPARISON BETWEEN  

THE PROPOSED PROJECT AND ALTERNATIVES 

Issue Area 

Project AlternativesAlternatives to the Proposed Project 

Alternative A 
No Project/ 

No Development 
Alternative 

Alternative B 
Reduced Intensity 

Alternative 

Alternative C 
Alternate Design 

Alternative 

Aesthetics Lesser Similar Lesser 

Air Quality Lesser Lesser Lesser 

Biological Resources Lesser Lesser Similar 

Geology and Soils Lesser Greater Lesser 

Hazards and Hazardous 
Materials Lesser Similar Similar 

Hydrology and Water 
Quality Lesser Greater Greater 

Land Use Lesser Similar Similar 

Noise and Vibration Lesser Lesser Lesser 

Population and Housing Lesser Similar Similar 

Public Services, Utilities, 
and Recreation Lesser Lesser Lesser 

Transportation and 
Circulation Lesser Lesser Lesser 

 
Generally, the environmentally superior alternative is the alternative that would cause the least damage to 
the biological and physical environment.  Since implementation of the Alternative A to the Proposed 
Project also referenced as the No Project Alternative would result in the fewer adverse environmental 
effects than would occur under the Proposed Project and other alternatives, Alternative A to the Proposed 
Project - No Project/No Development Alternative would be considered the environmentally superior 
alternative.  However, the No Project/No Development Alternative A would not achieve any of the project 
objectives. 

If the No-Project Alternative is the environmentally superior alternative, CEQA Guidelines Section 
1526.6(e)(2) requires identification of an environmentally superior alternative among the other alternatives 
considered in the EIR.  When comparing the remaining development alternatives, Alternative C to the 
Proposed Project, also referred to as the Alternative Design Alternative, is the most environmentally 
superior alternative.  Under Alternative C to the Proposed Project, development of fewer housing units on 
larger lots with increased open space would achieve some of the project objectives.  Development of 
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Alternative C would result in lesser impacts than the Proposed Project in six issue areas, similar impacts 
to the Proposed Project in three four issue areas, and greater impacts in one issue area.   
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9.0 ACRONYMS 

This section presents a list of acronyms used throughout this document. 
 
AB Assembly Bill 
ABAG Association of Bay Area Governments 
AERMET AERMOD meteorological preprocessor 
AERMOD American Meteorological Society/Environmental Protection Agency Regulatory Model 
AES Analytical Environmental Services 
AFY acre feet per year 
ALUC Airport Land Use Committee 
AMR American Medical Response 
APN assessor’s parcel number 
AQMD Air Quality Management District 
amsl above mean sea level 
 
BAAQMD Bay Area Air Quality Management District 
BAHM Bay Area Hydrology Model 
BART Bay Area Rapid Transit 
BAWSCA Bay Area Water Supply and Conservation Agency 
BMPs Best Management Practices 
BSD Bayshore District 
 
°C Celsius 
CAA Clean Air Act 
CAAQS California Ambient Air Quality Standards 
CAFE California Average Fuel Economy 
CAJA Christopher A. Joseph and Associates 
CalARP California Accidental Release Program 
CalEEMod California Emission Model 2013.2.2 
CALGreen California Green Building Standards Code 
CAL FIRE California Department of Forestry and Fire Protection 
Cal/OSHA California Occupational Health and Safety Administration 
Caltrans California Department of Transportation 
Cal Water California Water Service Company 
CALUCP Comprehensive Airport Land Use Compatibility Plan 
CAP criteria air pollutants 
CARB California Air Resources Board 
CAT Climate Action Team 
CBC California Building Standards Code 
CBRP San Mateo County Comprehensive Bicycle Route Plan 
CCAA California Clean Air Act 
CCAG City/County Association of Governments 
CCR California Code of Regulations 
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CDF California Department of Forestry 
CDFW California Department of Fish and Wildlife 
CDPR California Department of Parks and Recreation 
CDS Continuous Deflective Separation 
CEPA California Environmental Protection Agency  
CEQ Council on Environmental Quality 
CEQA California Environmental Quality Act 
CESA California Endangered Species Act 
CFCs Chlorofluorocarbons 
CFR Code of Federal Regulation 
CGS California Geological Survey 
CH4 methane 
CHABA Committee of Hearing Bio Acoustics and Bio Mechanics 
CHP California Highway Patrol 
CIWMB  California Integrated Waste Management Board 
CMA Congestion Management Agency  
CMP  Congestion Management Program  
CNDDB California Natural Diversity Database 
CNEL Community Noise Equivalent Level 
CNPS California National Plant Society 
CO carbon monoxide 
CO2 carbon dioxide 
CO2e carbon dioxide equivalent 
COG Councils of Government 
CSA County Service Areas 
CSCSD Crystal Springs County Sanitation District 
CTP Countywide Transportation Plan 
CTR California Toxics Rule 
CUPA Certified Unified Program Agency 
CWA Clean Water Act 
cy cubic yards 
 
dB decibel 
dBA A weighted decibel 
DDT dichlorodiphenyltrichloroethane 
DOI Department of the Interior 
DPM diesel particulate matter 
Draft EIR Draft Environmental Impact Report 
DTSC California Department of Toxic Substance Control 
DWR California Department of Water Resources 
du dwelling units 
du/acre dwelling units per acre 
 
EIR Environmental Impact Report 
EMS Emergency Medical Service  
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EO Executive Order 
ERT Emergency Response Team 
ESA Endangered Species Act 
 
°F Fahrenheit 
FAA Federal Aviation Administration 
Final EIR Final Environmental Impact Report 
FEMA Federal Emergency Management Act 
FHWA Federal Highway Administration 
FICAN Federal Interagency Committee on Aviation Noise 
FIRM Flood Insurance Rate Map 
ft feet 
FTA Federal Transit Administration 
FTE full time equivalent 
 
g gravity 
GGNRA Golden Gate National Recreation Area 
GHG green house gasses 
GPP Groundwater Protection Program 
 
H&A Harlan & Associates  
HARP Hotspots Analysis Reporting Program 
HCD California Department of Housing and Community Development 
HCP Habitat Conservation Plan 
HDPE high density polyethylene 
HHW Household Hazardous Waste Program 
HI hazard indexes 
HMBP Hazardous Materials Business Plan 
HMI Hazardous Material Inspection 
HMP Hydromodification Management Plan 
HOA Home Owners Association 
HRA Health Risk Assessment  
HRD Highlands Recreation District 
HSPF Hydrologic Simulation Program-Fortran 
HVAC heating, ventilation, and air conditioning 
Hz hertz 
I-280 Interstate 280 
I&I Inflow and Infiltration 
IPCC Intergovernmental Panel on Climate Change 
IRF Intermediate Regional Flood 
ISG Individual Supply Guarantee 
ITE Institute of Transportation Engineers, 9th Edition Trip Generation Manual 
 
LAFCO Local Agency Formation Commission 
Ldn day/night average noise level 
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Leq equivalent sound level 
Lmax maximum noise level 
LRA Local Responsibility Area 
LOS level of service 
 
MACT Maximum Achievable Control Technology 
MBTA Migratory Bird Treaty Act 
MCL Maximum Contaminant Level 
MCVII Manual of California Vegetation, Second Edition 
mcy million cubic yards 
mgd million gallons per day 
MMI Modified Mercalli Intensity Scale 
MMRP Mitigation Monitoring and Reporting Plan 
mph  miles per hour 
MSDSs Materials Safety Data Sheets 
MSW municipal solid waste 
MT metric tons 
 
NAAQS National Ambient Air Quality Standards 
NEHRP National Earthquake Hazards Reduction Program 
NEHRPA National Earthquake Hazards Reduction Program Act 
NEPA National Environmental Policy Act 
NHTSA National Highway Traffic Safety Administration 
NFIP National Flood Insurance Program 
NMFS National Marine Fisheries Service 
NOI Notice of Intent 
NOP Notice of Preparation 
NO2 nitrogen dioxide 
NOx nitrogen oxides 
NPDES  National Pollutant Discharge Elimination System 
NPS National Park Service 
NRCS National Resource Conservation Service 
 
O3 ozone 
OEHHA California Office of Health Hazard Assessment 
OES Office of Emergency Services 
OSHA Occupational Safety and Health Act 
 
PCBs polychlorinated biphenyls 
PCE passenger car equivalence 
PG&E Pacific Gas and Electric Company 
PM particulate matter 
ppm parts per million 
PPV peak particle velocity 
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RCRA Resource Conservation and Recovery Act 
REL Reference Exposure Level 
RHNA Regional Housing Need Allocation 
RM Resource Management 
RMP Risk Management Plan 
ROG reactive organic gas 
RSMC Recology San Mateo County  
RWQCB Regional Water Quality Control Board 
 
SAA Streambed Alteration Agreement 
SamTrans San Mateo County Transit District 
SB Senate Bill 
SCS sustainable communities strategy 
SDWA Safe Drinking Water Act 
SEL single event levels 
SFBAAB San Francisco Bay Area Air Basin 
SFBRWQCB San Francisco Bay Regional Water Quality Control Board 
SFO San Francisco International Airport 
SFPUC San Francisco Public Utilities Commission 
SIP State Implementation Plan 
SMC San Mateo County 
SMCL San Mateo County Library 
SMCSO San Mateo County Sherriff’s Office 
SMCWPPP San Mateo Countywide Water Pollution Prevention Program 
SMFCSD San Mateo-Foster City School District 
SMPL San Mateo Public Library 
SMUHSD San Mateo Union High School District 
SO2 sulfur dioxide 
sf square feet 
SR-92 State Route 92 
STOPPP San Mateo Countywide Stormwater Pollution Prevention Program 
SWPPP Storm Water Pollution Prevention Program 
SWRCB State Water Resources Control Board 
 
TA Transportation Authority 
TAC Toxic Air Contaminate 
TCR transportation concept reports 
TEA Transportation Equity Act 
TIA Traffic Impact Analysis 
TIRE Traffic Infusion on Residential Environment index 
 
µg/m2  micrograms per square meter 

µg/m3 micrograms per cubic meter 
UBC Uniform Building Code 
U.P. Unit of Pickup 
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URF Unit Risk Factor 
U.S. United States 
USA Underground Service Alert 
USACE United States Army Corps of Engineers 
USDOT United States Department of Transportation 
USEPA United States Environmental Protection Agency 
USFWS United States Fish and Wildlife Service 
USGS United States Geological Services 
 
VdB vibration velocity  
VHFHSV Very High Fire Hazard Severity Zone 
VOC volatile organic compounds 
VPD vehicles per day 
V/C Volume/Capacity ratio 
 
WDRs waste discharge requirements 
WMP Waste Management Plan 
WRCC Western Regional Climate Center 
WSA Water Supply Agreement 
WWTP Wastewater Treatment Plant 
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