


Figure IV.H-8
Groundwater Subbasins and Geology

in the Project Vicinity

Source: Image adapted from Figure 1 of Woyshner, M., Hedlund, C., and Hecht, B., 2002, 
San Mateo County Mid-Coast Aquifers: Literature and Date Review, Prepared for San Mateo County, 
Board of Supervisors, Balance Hydrologics, Inc., April 2002, 76 p.
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In the Half Moon Bay/Pillar Point Marsh Ground Water Basin Study,44 sixteen existing wells are 
identified in the Pillar Point area.  Over 90 wells exist in the El Granada area.  These have been the 
subject of several hydrogeological investigations to assess the safe yield of the airport aquifer and to 
evaluate the role of groundwater withdrawals and water table drawdown effects on the Pillar Point Marsh.  

Since at least 1974, water levels have been measured in the marsh area and regional pumping has been 
monitored.45  Professor Philip Flint of San José State University conducted probably the most intensive 
investigations46 of Pillar Point Marsh and its seasonal surface and groundwater hydrologic conditions 
relative to municipal water supply production in the airport aquifer.  Subsequent groundwater 
investigations confirm Dr. Flint’s assessment that, despite periodic lowering of the groundwater by 
pumpage, rainfall runoff and recharge on the terrace and from Denniston Creek provide sufficient water 
to reverse drawdown effects, and, most probably, inhibit seawater intrusion into the groundwater basin.  
In addition, these locally conducted groundwater studies agree that the overall groundwater gradient in 
the terrace indicates a condition of groundwater discharge into the marsh area. 

The flow of groundwater to the marsh is the primary reason the freshwater wetland habitats exist.  Where 
this groundwater emerges at the surface, at approximately 10 to 15 feet msl, the freshwater wetland and 
riparian species can be found.  Below this elevation, from approximately 5 to 10 feet msl, salt marsh 
habitat and tidally influenced brackish water predominates, except during rainy season flushing.47 

Water level records from monitoring wells located in the terrace formation near Pillar Point Marsh 
indicate average seasonal water level fluctuations of 4 to 10 feet during average rainfall years.  Water 
level declines of 14 to 29 feet have been recorded during dry and critically dry years in a monitoring well 
just west of the airport.  Most important, however, is the quick response of several local monitoring wells 
to abundant periods of rainfall.48  Overall, water levels in the airport aquifer recover seasonally, except 

                                                      

44  Luhdorff & Scalmanini Consulting Engineers and Earth Sciences Associates, 1987, Half Moon Bay/Pillar Point 
Marsh Ground-Water Basin Study: Phase I. 
Luhdorff & Scalmanini Consulting Engineers and Earth Sciences Associates, 1991, Half Moon Bay/Pillar Point 
Marsh Ground-Water Basin Study: Phase II. 
Luhdorff & Scalmanini Consulting Engineers and Earth Sciences Associates, 1992, Half Moon Bay/Pillar Point 
Marsh Ground-Water Basin Study: Phase III. 

45   Lowney-Kaldveer Associates, 1974, Groundwater Investigation, Denniston Creek Vicinity, San Mateo County, 
California, for Coastside County Water District. 

 Woyshner, M., Hedlund, C., and Hecht, B., 2002, Ibid. 
46  Flint, P.S., 1977, Ibid. 
 Flint, P.S., 1978, Environmental Monitoring Study of the Pillar Pt. Marsh: Part II Progress Report, Prepared 

for the Coastside County Water District, March 1978. 
47  Brady/LSA, 2002, Ibid. 
48  Luhdorff & Scalmanini Consulting Engineers and Earth Science Associates, 1987, Ibid. 
 Luhdorff & Scalmanini Consulting Engineers and Earth Science Associates, 1991, Ibid. 
 Luhdorff & Scalmanini Consulting Engineers and Earth Science Associates, 1992, Ibid. 
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during periods of extended drought.  As in many coastal basins, groundwater levels appear to be dictated 
by the elevation of the outflow point of the marsh, which is at or above mean sea level. 

Groundwater Quality 

Groundwater quality data for the project area is relatively more abundant than surface water quality,49 due 
to the use of groundwater for water supply.  Groundwater quality is generally considered good, with the 
exception of elevated levels of iron and manganese.  Groundwater in this area, as it is generally in 
California, is reported to be relatively hard,50 but hardness is not necessarily a health problem and not 
regulated as a contaminant.   

At least one study51 also reports high nitrate levels in the aquifer, which requires pumped groundwater 
used for domestic supply to be blended with surface water of lower nitrate concentration.  Possible 
sources of nitrate and nitrogen include fertilizer use for agriculture in the region and the airport 
restaurant’s septic leach field. 

Because the groundwater basin interfaces with the ocean in Half Moon Bay, the potential for seawater 
intrusion has long been a source of concern.  Chloride concentrations in the area’s groundwater, however, 
do not appear to indicate the existence of seawater intrusion into the groundwater basin at past or current 
levels of groundwater production.52 

In contrast with the effects of sediment on surface water quality, there are no distinctive concerns with 
sediment on groundwater quality.  Although pesticides and other organics may pose a hazard to the 
surface water in the marsh, they are not indicated as a concern for the groundwater of the Half Moon Bay 
Terrace.  

Although not currently listed for other contaminants, there is a potential that the groundwater near and 
underlying the project site is contaminated with 1,2,3-trichloropropane (TCP), a chemical found in 
historical soil fumigants and which can cause eye and skin irritation to those exposed to it by air.  TCP is 
potentially thought to cause liver and kidney problems and be carcinogenic, as well.  The Montara Water 
and Sanitary District, who manages groundwater wells at the airport found levels of TCP in 2002 that 
exceeded advisory levels.  Currently, the chemical is unregulated by a maximum contaminant level, 
although the United States Environmental Protection Agency (USEPA) has an advisory limit of 2 parts 

                                                      

49  Flint, P.S., 1977, Ibid. 
50  Hardness refers to the presence of divalent cations – magnesium, calcium, etc. – that can cause scale build-up in 

plumbing fixtures and reduce the efficiency of cleaning detergents. 
51  Woyshner, M., Parke, J., Hecht, B., and Porras, G., 2005, Drilling and Testing of Montara Water and Sanitary 

District’s Well 2004-4, APN 036-180-030, San Mateo County, California, Well Completion Report, Prepared for 
Montara Water and Sanitary District, Prepared by Balance Hydrologics, Inc., July 2005. 

52  Woyshner, M., Hedlund, C., and Hecht, B., 2002, Ibid. 
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per million (ppm) for adults and 0.6 ppm for children.53  The California Department of Public Health 
(CDPH) has an advisory level of 0.005 parts per billion (ppb).54 

REGULATORY SETTING 

There are several federal, state, and local laws, policies, and regulations that apply to hydrology and water 
quality on the project site.  Applicable federal laws regulating development that may have effects on 
hydrology include the following: 

• The National Flood Insurance Program (NFIP) of FEMA, established by Title 44, Code of 
Federal Regulations (CFR) and administered through FEMA;  

• The USACE; and 

• Various provisions of the Clean Water Act (CWA), including the National Pollutant Discharge 
Elimination System (NPDES), which is administered at a federal level through the USEPA.  A 
USEPA regional office (Region IX) is located in San Francisco and delegates authority for waste 
discharge permitting under the CWA to the State Board. 

The main state agencies with jurisdiction over the project site are the following: 

• The State Board and the RWQCBs are divisions of the California Environmental Protection 
Agency (CEPA).  These state agencies, as mentioned in §13160 of the Porter-Cologne Water 
Quality Control Act, serve as the lead agencies for the USEPA to implement aspects of the CWA 
through regional Basin Plans and administer the USEPA’s NPDES program.55 

• The California Department of Fish and Game (CDFG); and  

• The California Coastal Commission (CCC), established by the California Coastal Act of 1976.   

Several local agencies, including the County of San Mateo, the San Mateo Countywide Water Pollution 
Prevention Program (SMCWPPP), the San Mateo County Environmental Health Department, and the 
County Agricultural Commissioner, also have jurisdiction over development on the project site.   

                                                      

53  USEPA, 2008, Emerging Contaminant – 1,2,3-Trichloropropane (TCP), Fact Sheet, April 2008. 
54  CDPH, Drinking Water Program, 2007, Drinking Water Notification Levels and Response Levels – An 

Overview, December 2007, accessed on April 27, 2009 at  
http://www.cdph.ca.gov/certlic/drinkingwater/Documents/Notificationlevels/NotificationLevels.pdf. 

55  State Water Resources Control Board, Porter-Cologne Water Quality Control Act, 2009, California Water Code, 
Division 7.  Water Quality, Effective January 1, 2009. 
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Federal 

National Flood Insurance Program  

FEMA publishes FIRMs that identify special flood hazards.  The FIRM containing the project site is part 
of the unincorporated San Mateo County FIRM series and became effective July 5, 1984.  The FIRM 
established a Zone A Special Flood Hazard Area (SFHA) comprising Pillar Point Marsh.  A Zone A 
floodplain has a 1 percent annual chance of flooding and is approximately delineated; because detailed 
analyses are not performed for such areas, no flood depths or base elevations are established or shown on 
the FIRMs for this zone.  As currently shown on the FIRM, portions of the project site are within the A 
Zone.  However, as noted above, FEMA removed the project parcels from the floodplain in a 2005 Letter 
of Map Amendment (LOMA). 

U.S. Army Corps of Engineers 

The USACE has jurisdiction and permitting authority under Section 10 of the Rivers and Harbors Act of 
1899 over the Nation’s waterways and their associated wetlands.  The USACE also has authority under 
Section 404 of the CWA to protect the quality of the Nation’s waters.  The USACE regulates potential 
impacts on wetlands, threatened or endangered species, other valuable fish and wildlife resources, and 
cultural resources found in wetland areas. 

Both dredging and filling of waters under the USACE protection are activities regulated by the USACE.  
The Section 404 permit program for discharge of fill or dredged materials into waters of the U.S. may be 
applicable to the project.  The general criteria for such discharges is to have “no net loss” of wetlands due 
to project impacts, basically requiring compensatory mitigation.   

Clean Water Act 

Provisions of the federal CWA relevant to hydrology and water quality are generally implemented in 
California via statewide agencies, as discussed in the next subsection.  As a summary of federal 
regulations under the CWA:  

• Section 319 of the CWA addresses programs to manage non-point sources of pollution to the 
navigable waters of a state, via the NPDES permits; 

• Section 401 addresses water quality in waters of the U.S., including wetlands;   

• Section 402 addresses the discharge of pollutants from point sources into U.S. surface waters; and 

• Section 404 establishes a program to regulate the discharge of dredged or fill material into waters 
of the U.S., and is implemented by the USACE as described above. 
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State 

California Department of Fish and Game 

The CDFG has jurisdictional authority over wetland resources associated with rivers, streams, and lakes 
under California Fish and Game Code Section 1600 to 1607.  The CDFG has authority to regulate 
development and other work that will substantially divert, obstruct or change the natural flow of a river, 
stream or lake; substantially change the bed, channel or bank of a river, stream, or lake; or use material 
from a streambed.  Typical activities regulated by the CDFG include re-channeling and diverting streams, 
stabilizing banks, implementing flood control projects, river and stream crossings, diverting water, 
damming streams, gravel mining, and logging operations. 

The CDFG should be contacted if any portion of the project would interfere with a water course under the 
CDFG’s jurisdiction.  Alterations to the wetlands on-site are planned, and these alterations may require a 
permit from the CDFG.  Once such a permit is acquired and permit conditions are met, the project should 
be in compliance with the CDFG regulations protecting wetlands and surface waters in California. 

California Coastal Commission (CCC) 

The California Coastal Act created the CCC, an independent, quasi-judicial state agency which regulates 
development along California’s coastline.  In addition to preserving the coastline, the CCC also is charged 
with wetland preservation.  Regional regulation is implemented by Local Coastal Programs (LCPs), 
which are prepared by the cities and counties located within the coastal zone.  Prior to beginning 
construction, development within the “Coastal Zone” also requires a Coastal Development Permit.   

The San Mateo LCP, which has been certified by the CCC, defines wetlands as areas “where the water 
table is at, near, or above the land surface long enough to bring about the formation of hydric soils, or to 
support the growth of plants which are normally found to grow in water or wet ground.”56   

There is another policy in the LCP in §2.33 that discusses any project that does or will draw from the 
Mid-Coast water supply via groundwater wells.  This policy requires that “any water system that… 
proposes to draw [ground]water from wells in the aquifer serving Pillar Point Marsh agree to participate 
in and assist in funding of the hydrologic study of Pillar Point Marsh required by Policy 7.20 and to 
accept the restrictions from that study” as a condition of development.  Relevant to hydrology and 
groundwater, Policy 7.20 requires the County to first define safe yield from the aquifer feeding the marsh 
as the amount of water that can be removed without adverse impacts on marsh health and then to restrict 
groundwater extraction in the aquifer to a safe yield as determined by a hydrologic study participated in 
by the two public water systems in the area.  Water system capacity permitted and the number of building 
permits allowed in any calendar year shall be limited if necessary by the findings of the study. 

                                                      

56  Environmental Services Agency, Planning and Building Division, San Mateo County, Local Coastal Program 
Policies, June 1998, accessed on April 2, 2007 at http://www.co.sanmateo.ca.us/planning/pdf/lcp_1098.pdf 
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State Water Resources Control Board and Regional Water Quality Control Boards  

The project area lies within the jurisdiction of the San Francisco Bay RWQCB, which is Region 2 of the 
State Board.  The State Board and the nine RWQCBs have the authority in California to protect and 
enhance water quality, both as the lead agencies in implementing the Section 319 nonpoint source 
NPDES program of the federal CWA, and from the state’s primary water-pollution control legislation, the 
Porter-Cologne Water Quality Control Act.57  The State Board and RWQCB also guide and regulate 
water quality in streams and aquifers of the San Francisco Bay Area through the following policies and 
actions: 

• California Ocean Plan; 

• Antidegradation Policy; 

• Policy Regarding Water Reclamation; 

• Bay’s and Estuaries Policy; 

• Thermal Plan; 

• Basin Plan; 

• Administration of the NPDES permit program for storm water and construction site runoff (CWA 
Sections 319 and 402); and  

• CWA Section 401 water quality certification where development results in fill of jurisdictional 
wetlands or waters of the U.S. under Section 404 of the CWA. 

California Ocean Plan 

The State Board developed a Water Quality Control Plan for ocean waters of California (the “California 
Ocean Plan”) in 1976, with several subsequent revisions.58  The California Ocean Plan addresses 
discharge by point sources and non-point sources to California’s ocean waters, but not to enclosed bays or 
estuaries.  Ocean waters, as defined in the California Ocean Plan, are “territorial marine waters of the 
State [of California] as defined by California law to the extent these waters are outside of enclosed bays, 
estuaries, and coastal lagoons.”  As Figure IV.H-9 indicates, the Pillar Point Harbor area is considered an 
enclosed harbor and by that reason not subject to the California Ocean Plan.   

                                                      

57  State Board, 2009, Ibid. 
58  State Board, 2006, California Ocean Plan, Water Quality Control Plan, Ocean Waters of California, February 

2006, 57 pp. 
 State Board, 2009 (in review), Water Quality Control Plan, Ocean Waters of California, 62 pp. 
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However, another provision of the California Ocean Plan is to protect Areas of Special Biological 
Significance (ASBS) by preventing discharges to these areas or to areas that would affect maintenance of 
natural water quality conditions in these areas.  Parts of the Fitzgerald Marine Reserve and nearby areas 
on the Pacific Ocean coast are considered ASBS.  Therefore, if the project discharges, either via 
stormwater or wastewater, were thought to impair the natural water quality of the protected areas, the 
State Board could use the California Ocean Plan to restrict discharges from the project. 

Antidegradation Policy 

The Statement of Policy with Respect to Maintaining High Quality of Waters in California, known as the 
Antidegradation Policy, adopted in 1968 and codified as Resolution No. 68-16 of the State Board, 
requires the continued maintenance of existing high quality waters and provides conditions under which a 
change in water quality is allowable.  A change must: 

• Be consistent with maximum benefit to the people of California; 

• Not unreasonably affect present and anticipated potential beneficial uses of water; and 

• Not result in water quality less than that prescribed in water quality control plans (i.e., Basin 
Plans) or policies. 

This policy is periodically reviewed, with the latest review near the end of 2008.59 

Water Reclamation Policy 

The State Board’s Resolution No. 77-1 requires the State Board and RWQCBs to encourage water 
recycling projects in water-short areas of California to (a) put wastewaters that would otherwise be 
discharged to marine or brackish receiving waters to beneficial use, (b) supplement the use of fresh water 
supplies and (c) allow the use of treated wastewater to create, restore, and enhance marshlands, as long as 
beneficial uses are still protected. 

Bays and Estuaries Policy 

The State Board’s Resolution Nos. 74-43 and 95-84 adopted and amended, respectively, the Water 
Quality Control Policy for the Enclosed Bays and Estuaries of California (Bays and Estuaries Policy).  
This policy provides water quality principles and guidelines for the prevention of water quality 
degradation and the protection of beneficial uses of the regulated waters.  In general, this Policy applies to 
municipal wastewater discharges and industrial waste discharges.  There is one provision in Section C.5  

                                                      

59  State Board, 2008, Notice of Staff Workshop, Periodic Review of the “Statement of Policy with Respect to 
Maintaining High-Quality of Waters in California” (Anti-Degradation Policy) State Water Resources Control 
Board Resolution No. 68-16, October 16, 2008. 
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that requires in all of California’s enclosed bays and estuaries that “[n]onpoint sources of pollutants shall 
be controlled to the maximum practicable extent,” a provision which parallels the NPDES permitting 
requirements as described below.  In addition, any (non-stormwater) wastewater discharges from the 
project would be regulated under Waste Discharge Requirements (WDR) for the project’s wastewater 
treatment system.  Essentially, then, this policy is enforced through other regulations of the State Board 
and RWQCB and will, therefore, not be discussed further.    

Thermal Plan 

The State Board’s Water Quality Control Plan for Control of Temperature in the Coastal and Interstate 
Waters and Enclosed Bays and Estuaries of California60 (“Thermal Plan”) was adopted in 1972 and 
amended in 1975.  This policy specifies water quality objectives, effluent quality limits, and discharge 
prohibitions related to elevated temperature waste discharges to interstate waters, enclosed bays, and 
estuaries.  Any liquid waste discharged at a temperature higher than the natural temperature of receiving 
water, unless from irrigation runoff, is subject to the provisions of this policy.  New discharges to 
receiving waters protected under this policy are specifically limited to temperature levels that assure 
protection of beneficial uses, with a maximum temperature of the discharge not allowed to exceed the 
natural temperature of the receiving waters by more than 20°F.  The State Board enforces provisions of 
the Thermal Plan via the Waste Discharge Requirements for any related discharge.  The project’s 
wastewater treatment plant will have Waste Discharge Requirements, which should include requirements 
to meet the objectives of the Thermal Plan. 

San Francisco Bay Water Quality Control Plan (‘Basin Plan’) 

The San Francisco Bay RWQCB regulates water quality in the Bay area in accordance with its Water 
Quality Control Plan or ‘Basin Plan’.61  The Basin Plan presents the beneficial uses, which the RWQCB 
has specifically designated for local aquifers, streams, marshes, rivers, and the Bay, as well as the water 
quality objectives and criteria that must be met to protect these uses.  Table IV.H-3 presents the existing 
and potential beneficial uses for Pillar Point Marsh, Denniston Creek, and the Half Moon Bay Terrace.  
Beneficial uses of Pillar Point Marsh include estuarine habitat, contact and non-contact aquatic recreation, 
saltwater habitat and wildlife habitat.  These uses also apply to tributaries upstream of the marsh to the 
extent that flows in the tributaries could logically support the same uses.  The Half Moon Bay Terrace has 
existing beneficial uses as a municipal and domestic water supply and agricultural water supply; the 
aquifer also has potential beneficial uses for industrial process and service water supply. 

Pollution due to urban development, principally sediment and pollutants typically found in urban runoff 
(e.g., petroleum products, heavy metals, pesticides, and fertilizers) from the project site could potentially 

                                                      

60  State Board, undated, Water Quality Control Plan for Control of Temperature in the Coastal and Interstate 
Waters and Enclosed Bays and Estuaries of California,  9 pp. 

61  Regional Board, 2007, Basin Plan, Ibid. 
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degrade water quality for sensitive aquatic and terrestrial wildlife species in these downstream receiving 
waters and in the tidal wetlands of Pillar Point Marsh.  

Through the State Board, California has also identified waters that are polluted and need further attention 
to support their beneficial uses.  These water bodies are listed under the CWA Section 303(d) list.  The 
identified water bodies are “impaired,” meaning not meeting one or more of the water quality standards 
established by the State.  Once the water body or segment is listed, the State is required to establish a 
Total Maximum Daily Load (TMDL), which is the quantity of the pollutant that can be safely assimilated 
into the water body without violating water quality standards.   

In 2002, the State Board placed the Pacific Ocean at Pillar Point Beach on the 303(d) list as being water 
quality impaired for specific constituents; the list was approved by USEPA in July 2003.  The 2006 
303(d) list (approved by the USEPA in June 2007) continues to list this area has being impaired.  The 
Pacific Ocean at Pillar Point Beach, presumably the coastal area of Pillar Point Marsh, is listed as being 
impaired by coliform bacteria (having a high coliform count) due to nonpoint sources for 1.1 miles.  The 
Pacific Ocean at Pillar Point is also listed as being impaired by mercury from unknown sources along 
0.62 miles.   

Table IV.H-3 
Existing and Potential Beneficial Uses of Receiving Waters in the Vicinity of the Project Site 

Use Pillar Point Marsh Denniston Creek Half Moon Bay Terrace 

Agricultural Supply (AGR1)   E2 E 

Cold Freshwater Habitat (COLD)  E  

Estuarine Habitat (EST) E   

Industrial Service Water Supply (IND)   P 

Migration of Aquatic Organisms (MIGR)  E  

Municipal and Domestic Supply (MUN)  E E 

Industrial Process Water Supply (PROC)   P 

Preservation of Rare, Threatened, or 
Endangered Species (RARE)  E  

Contact Water Recreation (REC-1) E E  

Non-contact Water Recreation (REC-2) E E  

Salt water habitat (SALT) E   

Fish Spawning (SPWN)  E  

Warm Freshwater Habitat (WARM)  E  

Wildlife Habitat (WILD) E E  
Notes: 
1  Abbreviations are those used in the Basin Plan to refer to beneficial uses. 
2 "E" denotes existing beneficial uses: “P” denotes potential beneficial uses. 
Source:  San Francisco Bay RWQCB, 2007, Basin Plan, Ibid. 
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The shoreline area of Pillar Point Marsh is regularly posted for water quality exceedances of total 
coliform, E. coli, and enterococcus based on testing by the County Environmental Health Department.  
The San Mateo County RCD has been leading a study called “Identification of Sources of Fecal Pollution 
Impacting Pillar Point Harbor” to identify, as the name indicates, the sources of the (fecal) contaminants 
in an effort to reduce or eliminate the water quality concerns.62  The latest information on this study 
indicates that a harbor circulation study has been performed to understand how the water flows through 
the harbor.63 

The Pacific Ocean at the nearby Fitzgerald Marine Reserve is listed as being impaired by coliform 
bacteria for 0.46 miles.  All of these locations listed as being impaired have TMDLs slated to be 
completed by 2019. 

Section 402 NPDES Permit for Non-Point Source Discharges 

The 1987 amendments to the CWA [Section 402(p)] provided for USEPA regulation of several new 
categories of nonpoint pollution sources within the existing NPDES.  In Phase I, NPDES permits were 
issued for urban runoff discharges from municipalities of over 100,000 people, from plants in industries 
recognized by the USEPA as being likely sources of storm water pollutants, and from construction 
activities which disturb more than 5 acres.  Phase II implementation, effective March 10, 2003, extended 
NPDES urban runoff discharge permitting to cities of 50,000 to 100,000 people, and to construction sites 
which disturb between 1 and 5 acres. 

The USEPA has delegated management of California’s NPDES Municipal Stormwater Permit program to 
the State Board and the nine RWQCB offices.  In both Phase I and Phase II, urbanized counties and cities 
that implemented a comprehensive storm water management plan for urban runoff management meeting 
RWQCB standards could apply to the respective Board for a joint city-county NPDES Municipal 
Stormwater Permit.  Upon acceptance, the authority to regulate storm runoff discharges from municipal 
storm drain systems was transferred to the permit holders, allowing them to more effectively integrate the 
storm-water control program with other nonpoint source control programs.  The NPDES enforcement for 
the project area is performed by a consortium of local agencies, as described further under “Local 
Regulations” below.  

NPDES General Permit for Construction Activity Discharges of Storm Water  

Since the proposed project would disturb more than 1 acre of land, the project applicant would be 
required to submit a Notice of Intent (NOI) to the State Board and apply for coverage under the NPDES 
Construction General Permit.  Administration of these permits has not been delegated to cities, counties, 

                                                      

62  San Mateo County Resource Conservation District, 2007, Identification of Sources of Fecal Pollution Impacting 
Pillar Point Harbor, Project Description, October 2007, 10 pp. 

63  San Mateo County Harbor District, 2008, Board of Harbor Commissioners Meeting Minutes, September 17, 
2008, 6 pp. 
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or RWQCBs, but remains with the State Board.  Enforcement of permit conditions, however, is the 
responsibility of San Francisco Bay RWQCB staff, assisted by local municipal or County staff.  San 
Mateo County requires the project applicant to prepare a Storm Water Pollution Prevention Plan 
(SWPPP) and submit it for review to the County and San Francisco Bay RWQCB prior to commencing 
construction.  Once grading begins, the SWPPP must be kept onsite and updated as needed while 
construction progresses.  The SWPPP details the site-specific best management practices (BMPs) to 
control erosion and sedimentation and maintain water quality during the construction phase.  The SWPPP 
also contains a summary of the structural and non-structural BMPs to be implemented during the post-
construction period, pursuant to the non-point source practices and procedures encouraged by the County, 
SMCWPPP, and the San Francisco Bay RWQCB.  

California Department of Public Health 

The CDPH regulates the recycling of wastewater under Title 22, Division 4 of the California Code of 
Regulations.  These regulations are generally intended to protect the public from fecal and toxic 
contaminants found in wastewater.  When applied to recycled wastewater, which is often applied as 
landscape irrigation in California, the Title 22 regulations also serve to protect the quality of receiving 
waters.  Title 22 requires filtration and disinfection of influent wastewater, and rigorous sampling and 
laboratory testing of the treated wastewaters.  The CDPH Title 22 regulations can be implemented via 
State or San Francisco Bay RWQCB Waste Discharge Requirements of a permitted treatment and 
recycling plant. 

Pharmaceuticals and Personal Care Products (PPCPs) 

Pharmaceuticals and personal care products (PPCPs) comprise a diverse set of chemicals increasingly 
found in treated wastewater as advances in analytical chemistry methods allow detection of pollutants in 
progressively smaller concentrations.  Compounds commonly detected in wastewater effluent or receiving 
waters downstream of wastewater treatment plants include: cholesterol, estrogens (e.g., coprostanol), 
insect repellents (e.g., DEET), caffeine, triclosan, analgesics (e.g., salicylic acid, ibuprofen, 
acetaminophen), antibiotics (e.g., amoxicillin, erythromycin), tranquilizers, synthetic fragrances, and 
soaps and surfactants.  PPCPs are introduced into the wastewater system through a variety of pathways, 
including: excretion following human use; expired and unused products flushed down sinks or toilets; and 
release of unabsorbed externally-applied products during washing or bathing.  

PPCPs are an emerging issue, and the potential effects of many of these biologically active chemicals on 
humans and aquatic ecosystems are poorly understood due to the number of potential constituents 
involved (the compounds and their breakdown products and/or metabolites), the low concentrations, the 
lack of information on additive and synergistic effects of mixtures of PPCPs, effects of sub-therapeutic 
doses or continual long-term exposure to low concentrations, and the environmental fate and degradation 
characteristics.  Concentrations of PPCPs in wastewater, surface water, and ground water are typically 
very low, which limits the potential for human exposure.  For humans, the primary routes of exposure to 
PPCPs include consumption of potable water or fish that contain PPCPs and their derivatives.  While 
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extensive mammalian and human toxicity data are available for pharmaceuticals subject to the drug 
development and approval process, the amount of monitoring data available on the prevalence and 
concentrations of other PPCPs in the environment and the resulting risks to humans and wildlife is 
currently very limited.  Some types of PPCPs are referred to as endocrine disrupting compounds (EDCs) 
because they can mimic natural endocrine hormones of animals.  Most evidence for adverse effects of 
EDCs on animals focuses on resident aquatic organisms (fish, invertebrates) immediately downstream of 
urbanized areas, livestock production facilities or direct wastewater discharges into receiving waters. 

At present, there are no federal regulations specific to pharmaceuticals in drinking or natural waters and 
concentrations of PPCPs, and EDCs in wastewater are typically not monitored.  The most applicable state 
regulation is the RWQCB’s Basin Plan narrative water quality objective for toxicity, which states that all 
waters should be free of substances that produce detrimental effects in living organisms.   

Local 

In terms of local regulations, since the project site is within unincorporated San Mateo County, the project 
is generally subject only to County regulations.  The County has a Development Review Center that acts 
as a “one-stop” permitting center for projects in the County’s jurisdiction.  The center has project 
submittals reviewed by Building Inspection, Current Planning, and Public Works representatives.  The 
Department of Public Works is specifically responsible for review of project submittals for compliance 
with the County’s Stormwater Management Plan and with the Watershed Protection Maintenance 
Standards.  Along with the Planning Department, the Public Works Department also reviews projects for 
compliance with the NPDES Provision C.3, as described below.  Most of the County’s stormwater 
regulations are codified under Chapter 4, Section 100 of the San Mateo County Code,64 which includes 
provisions from the County’s Ordinance 3633, adopted in 1995. 

NPDES Municipal Stormwater Permit  

A major function of Ordinance 3633 and Section 4.100 of the County Code is to require projects to 
comply with the County’s NPDES permit.  Each incorporated city and town in San Mateo County joined 
with the County of San Mateo to form the SMCWPPP in applying for a regional NPDES permit.65  The 
SMCWPPP, previously referred to as San Mateo Countywide Stormwater Pollution Prevention Program 
(STOPPP), was established as part of the regional NPDES permit to apply for and administer the permit 
for the County and its cities and towns.  The SMCWPPP received its first 5-year Phase I NPDES 
Municipal Stormwater Permits in 1995.  The San Francisco Bay RWQCB adopted the second NPDES 
permit on July 21, 1999; it was subsequently amended with Provision C.3 (New Development and 
Redevelopment Component) on February 19, 2003, at which time a Stormwater Management Plan was 
also required to be implemented.  Currently, Provision C.3 requires stormwater controls during the 

                                                      

64  Accessible at http://municipalcodes.lexisnexis.com/codes/sanmateo/. 
65  Regional Board,  2007, Order No. R2-2007-0027, NPDES Permit No. CAS0029921. 
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construction and operation stages of proposed development.  In addition, due to project size and type, the 
project would also be required to construct permanent on-site stormwater treatment systems and maintain 
these systems in perpetuity.  On July 21, 2004, the RWQCB adopted the third permit.  On May 12, 2005, 
the SMCWPPP submitted to the RWQCB its Hydromodification Management Plan (HMP) as required 
under the 2004 permit.  On March 14, 2007, the RWQCB amended the 2004 permit to include key 
provisions of the submitted HMP.  The goal of an HMP is to manage increased peak runoff flows and 
volumes (hydromodification) to avoid erosion of stream channels and degradation of water quality both 
on and off the project site. 

SMCWPPP has issued guidelines based on the regional NPDES permit for integrated pest management, 
and general and construction-specific BMPs to minimize sedimentation and discharge of pollutants into 
stormwater runoff within the SMCWPPP’s area.  Construction BMPs are discussed below. 

Sediment and Erosion Control (Construction BMPs) 

Relevant to water quality, best management practices (BMPs) for sediment and erosion control will need 
to be employed during project construction to meet local sediment and erosion control policies.  These 
BMPs will need to meet the County’s Watershed Protection Maintenance Standards, generally set out in 
the Ordinance 3633.  Under this ordinance, the County may establish controls on the volume and rate of 
storm water runoff from new developments and redevelopments as may be appropriate to minimize the 
discharge and transport of pollutants.66 

Other Relevant Local Entities/Policies 

The San Mateo County Environmental Health Department and the County Agricultural Commissioner are 
locally responsible for maintaining public health and safety relative to water quality, pesticide 
applications, and other potential environmental hazards.   

The site is currently not served with potable water via a public water system, nor is the site within the 
district boundaries of a domestic water supplier,67 which would require annexation via Local Agency 
Formation Commission (LAFCO) if the project was to receive back-up services.  The applicant is 
proposing to connect to Coastside County Water District (CCWD) for the purchase of domestic water for 
emergency back-up and fire flow.    Just over a third of the CCWD’s available water supply is from local 
groundwater wells, located near Denniston and Pilarcitos Creeks.68  However, the CCWD’s 2007 Annual 
Water Quality Report69 indicates that only 4 percent of the CCWD’s water supply was from groundwater 

                                                      

66  San Mateo County, San Mateo County Code, Chapter 4.100 Storm Water Management and Discharge Control, 
accessed at http://www.ordlink.com/codes/sanmateo/index.htm on April 27, 2009. 

67  CCWD, http://www.coastsidewater.org/water-district-map.html, Accessed on April 27, 2009. 
68  CCWD, Ibid. 
69  CCWD, 2008, 2007 Annual Water Quality Report: Consumer Confidence Report, July 2008, 4 pp. 
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in 2007, and a separate report indicates 6 percent production from groundwater for 2006.70  Since 
groundwater is the identified water supply source for the project, potential influence of the CCWD’s 
operations on the project’s wells and, vice versa, effects of the project’s groundwater operations on 
CCWD’s groundwater supply are of concern.   

One other relevant policy document that affects development on the project site is the Fitzgerald Marine 
Reserve Master Plan.  Since the project site is within and contributes drainage to the Pillar Point Marsh, 
the project would be subject to any County implementation of the Fitzgerald Marine Reserve Master Plan.  
Policy 6 of the Master Plan’s Natural Resource Management Program (Section C) involves 
implementation of water quality improvements in Pillar Point Marsh.  Specifically, the County is 
identified as coordinating with surrounding landowners to develop and implement BMPs and enforce 
non-point source water quality regulations to improve water quality upstream areas that drain to 
Denniston Creek and the marsh.71  These duties are performed under the county-wide NPDES permit 
enforcement described above. 

On April 8th, 2008, San Mateo County Board of Supervisors passed a resolution to transfer specific 
vector control operations and responsibilities to San Mateo County Mosquito Abatement District. San 
Mateo County Mosquito Abatement District Board of Trustees reviewed and approved the transfer of 
services resolution during the board meeting on April 9th, 2008.  San Mateo County Mosquito Abatement 
District Board of Trustees also approved a name change to San Mateo County Mosquito and Vector 
Control District.  The San Mateo County Mosquito and Vector Control Districts mission is: "To safeguard 
the health and comfort of the citizens of San Mateo County through a planned program to monitor and 
reduce mosquitoes and other vectors." Various goals include: Prevent the emergence of biting adult 
mosquitoes by applying control to the larval stage; Monitor adult mosquito populations to uncover new 
sites of larval development and assess the effectiveness of control; Monitor the distribution of vector-
borne diseases and prevent the occurrence of these diseases among district residents; Evaluate new 
pesticides and methods of control for mosquitoes; and Increase public awareness of District services with 
an active educational program.  

No other local entities or regulations are known to affect the project development with respect to 
hydrology and water quality concerns. 

                                                      

70  CCWD, 2007, Water Supply Evaluation Report, Calender Year 2006, November 2007, 51 pp. 
71  Brady/LSA, 2002, Ibid. 
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ENVIRONMENTAL IMPACTS 

Thresholds of Significance 

Based on Appendix G to the CEQA Guidelines, the proposed project would have a significant hydrology 
and water quality environmental impact if it would: 

a) violate any water quality standards or waste discharge requirements. 

b) substantially deplete ground water supplies or interfere substantially with ground water recharge 
such that there would be a net deficit in aquifer volume or a lowering of the local ground water 
table level (e.g., the production rate of preexisting nearby wells would drop to a level which 
would not support existing land uses or planned uses for which permits have been granted). 

c) 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 which would result in substantial erosion or 
siltation on- or offsite. 

d) 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 which would result in flooding on- or offsite. 

e) create or contribute runoff water which would exceed the capacity of stormwater drainage 
systems or provide substantial additional sources of polluted runoff. 

f) otherwise substantially degrade water quality. 

g) 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. 

h) place within a 100-year flood hazard area structures which would impede or redirect flood flows. 

i) 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.  

j) expose people or structures to inundation by seiche, tsunami, or mudflow.  

Proposed Project 

The 19.4-acre project site currently consists of two undeveloped parcels (northern and southern parcels), 
which are mostly in agricultural production.  The two parcels are split by the County-owned, shallow 
drainage swale that collects intermittent drainage from the Half Moon Bay Airport and the parcels and 
outlets to the Pillar Point Marsh.  Several aspects of the proposed project may impact hydrology and 
water quality of receiving waters, including the following: 
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• Grading and drainage system; 

• Water supply (from groundwater); 

• Groundwater recharge system; 

• Stormwater (non-point source) pollutant discharge; 

• Wastewater (point source) pollutant discharge; and 

• Development in or near flood-prone areas; 

The evaluation of the project relies on the latest submitted vesting tentative map plans, which are 
generally split between plans for the Office Park property development (within the 14.25-acre northern 
parcel) and those for the Wellness Center property development (within the 5.28-acre southern parcel).72  
These plans indicate extensive use of Low Impact Design (LID) and Best Management Practices (BMPs) 
to minimize the project’s impact on the environment. 

Grading and Drainage System 

The existing site parcels drain either into the drainage swale between the parcels or to the Pillar Point 
marsh.  Previous studies of the project site have indicated that the agricultural furrows onsite generally 
run perpendicular to the topographic contours,73 thus in line with the natural drainage of the parcels.  The 
project grading plans (refer to Figures III-25 and III-26) indicate some alteration of existing topography, 
including reshaping of some low contours outside the main areas of development, as well as placement of 
structures, parking lots, and walkways that can alter local drainage patterns. 

The current project design focuses construction of new impervious and pervious areas on the relatively 
flat areas of the site.  Figures III-25 and III-26 show that the majority of grading would occur as fill at the 
edges of the developed areas.  Figure III-25 indicates 21,875 cubic yards (cy) of cut and 15,780 cy of fill 
are necessary for the Office Park property, mostly for building pads and parking lots.  Since some of the 
net cut from the Office Park property will be transferred as fill to the Wellness Center property, only 
4,105 cy of imported fill is projected to be needed.  Figure III-26 indicates 870 cy of cut for landscaping 
rain gardens and 11,070 cy of fill for building pads, the perimeter fire trail, and parking lot within the 
Wellness Center property.     

                                                      

72  Big Wave Project, 2009, Facilities Plan: Draft #2, January 2009, provided by applicant. 
 MacLeod & Associates, 2009, Preliminary Grading/Drainage & Utility Plan With Permanent Storm Drainage 

Controls, Big Wave Office Park, Drawing No. 1584-00, April 07, 2009, provided by applicant. 
 MacLeod & Associates, 2009, Preliminary Grading/Drainage & Utility Plan With Permanent Storm Drainage 

Controls, Big Wave Wellness Center, Drawing No. 1608-00, April 07, 2009, provided by applicant. 
73  Schaaf & Wheeler, 2007, Memorandum, Subject: Review of Wetland Hydrology Indicators for Big Wave 

Jurisdictional Delineation Including Site Visit Commentary, September 2007. 
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Newly created impervious area would cover a moderate (13 to 22 percent) part of the entire project site.  
Also, the proposed project includes various elements to minimize surface water runoff, including the use 
of porous pavements for parking lots and walkways and draining roof leaders to infiltrating rain gardens. 

The Office Park and Wellness Center properties will continue to drain to separate locations.  Both 
properties would include storm drainage systems that collect water from the parking lots and rooftops and 
terminate in landscaped areas to allow for infiltration.  Several outfalls are shown on Figures III-25 and 
III-26.  The Wellness Center property has four outfalls along its western edge, all of which enter graded 
low areas that then drain towards Pillar Point Marsh.  The Office Park property has three outfalls, two of 
which are anticipated to lead to localized depressions on site.  The other outfall leads to a depressed 
rainwater garden at the southern edge of the parcel.    

Except for the buildings, all new pavements (parking lots, walking paths, basketball court/game area) are 
proposed to be made of permeable materials and are not considered to increase the imperviousness of the 
site.  The parking lot includes 6 inches of concrete, underlain by 12 inches of open graded baserock, 
which then sits on clayey silt soils.  Both the concrete and baserock have permeabilities of 3 inches per 
hour, with the underlying soil having a permeability of ½ inch to 1 inch per hour. 

As proposed, onsite infiltration drain fields (or drain fields) will be used, with the Wellness Center 
property drain fields located on the inside edge of the fire trail that runs along the outside of the 
developed area and the Office Park property drain fields located just around Building B and next to 
Buildings A and C on their respective sides facing Building B.  All of these proposed drain fields are 
located upstream of the wetland areas and the Pillar Point Marsh. 

Water Supply 

The proposed domestic (potable) water supply for the project would be obtained through the production 
of treated groundwater from an onsite, existing groundwater well.  An emergency back-up and fire flow 
connection would also be constructed to connect to the potable water facilities of the CCWD, who obtains 
some of their supply from local water wells drawing from the Half Moon Bay Terrace.74  Refer to Section 
IV.L.1 (Water) for a detailed discussion of the water supply aspects of the proposed project. 

For this section analysis use of groundwater for the project is relevant.  Both of the proposed potable 
water sources draw groundwater from the Half Moon Bay Terrace, although the CCWD has other, surface 
water sources, as well. 

Total potable water demands will be kept to a minimum by using recycled water for flushing toilets and 
irrigating landscaped areas.  Total potable water demands have been estimated by the applicant as 10,000 
gallons per day (gpd) during normal rainfall years and 5,000 gpd for drought years.  During drought 

                                                      

74  Coastside County Water District, 2006, Water Supply Evaluation Report, Prepared for the CCWD Board of 
Directors, Prepared by the CCWD Staff 
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years, the proposed project would decrease agricultural irrigation to minimize water usage.  The project 
also includes provisions to use well water to supplement irrigation water, if needed, although no estimate 
of these demands has been provided. 

The project water supply will be supplemented by recycled wastewater, as discussed below.  Much of this 
recycled water will be used to irrigate the project landscaping, as part of the project’s groundwater 
recharge system. 

Groundwater Recharge System 

The proposed groundwater recharge system is designed to infiltrate an average of 12,000 gpd of 
stormwater and 20,000 gpd of recycled wastewater.  Key stormwater infiltration components of the 
system are the planned permeable concrete parking lots and walkways and rainwater gardens.  Recycled 
wastewater will recharge groundwater through drip irrigation for the landscaping and three infiltration 
drain fields.  Final design of the drain fields would be based on certified percolation tests. 

The groundwater recharge system will double as a stormwater control system, with plans to capture and 
treat 80 percent of the surface water runoff.  To maximize the ability to recharge groundwater from 
recycled water, onsite stormwater runoff needs to be minimized.  Minimizing stormwater runoff also 
helps meet stormwater runoff water quality criteria.   

Stormwater Pollutant Discharge 

The proposed project has been designed to incorporate the County’s overall approach and practices (i.e., 
BMPs) for stormwater management.75  The project plans and literature indicate various measures to 
manage pollutant discharges via stormwater runoff.  Non-point source pollution is generally handled via 
stormwater BMPs, including Site Design BMPs, Source Control BMPs, and Treatment Control BMPs. 

The Site Design BMPs employed in the development of the project include the following: 

• Separating different quality stormwaters (parking lot runoff vs. roof water runoff) into different 
retention systems; 

• Minimizing impervious surfaces;  

• Minimizing impacts of parking lots (through design);  

• Disconnecting roof leaders from impervious surfaces;  

• Including microdetention in landscaping to slow runoff and infiltrate more stormwater;  

                                                      

75  WSP Environment and Energy, 2008, Draft (90%) Basis of Design Report, Riparian & Waters/Wetlands 
Ecosystem Restoration for Big Wave Wellness Center and Office Park, August 2008, provided by applicant. 
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• Protecting wetland areas;  

• Maximizing stormwater infiltration; and  

• Minimizing changes in the runoff hydrograph. 

In addition, at least one Source Control BMP is planned – regular maintenance of the storm drain system 
and developed site.  Various Treatment Control BMPs are also planned, and will perform several 
important functions, including enhancing the water quality, dissipating energy, and storage and 
infiltration of stormwater runoff.  The specific Treatment Control BMPs planned for the project include 
the following: 

• Porous pavement and underground detention for the parking lots and walkways; 

• Grit removal and oil/water separators for captured parking lot runoff; 

• Landscaped swales and rain gardens; and 

• Infiltration basins.   

All of these BMPs are referenced in some form on the SMCWPPP “NPDES Permit Impervious Surface 
Data Collection Worksheet,” and specified in the SMCWPPP C.3 Stormwater Handbook, used in the 
County’s review of project’s compliance with the County’s NPDES permit.76 

Critical to proper stormdrain system and BMP function is the ongoing operation and maintenance of the 
stormdrain system and BMPs.  Operation of the project landscaping is proposed to minimize excess 
irrigation to prevent runoff.  The maintenance plan for the proposed stormwater system includes the 
following: 

• Daily trash pickup in the parking lots; 

• Monthly inspection of all components; 

• Bi-monthly vacuuming of permeable concrete in parking lots by trained operators; 

• Bi-annual catch basin cleaning; 

• Training of select Wellness Center residents to perform maintenance; 

• Annual weeding and debris removal from the landscaped areas; and 

                                                      

76  SMCWPPP, 2005, SMCWPPP C.3 Stormwater Handbook, May 2005, 232 p. 
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• Annual replanting of rain gardens and restored wetlands with native wetland plants. 

Wastewater Pollutant Discharge 

Other than stormwater runoff, the proposed project could contribute pollutants to the environment via 
discharge of wastewater, which generally can have various contaminants when untreated, including 
human bodily waste, detergents, abrasives, and other household chemicals.  Even recycled wastewater 
can contain relatively high levels of certain contaminants, including salts.  The project includes the 
development of an onsite membrane bioreactor (MBR) wastewater treatment plant (MBR plant) for 
treatment and recycling of wastewater produced onsite.  The project is anticipated to generate 
approximately 26,000 gpd of domestic wastewater.  The wastewater influent to the MBR plant will 
include both black wastewater from toilets and grey wastewater from other fixtures.  The MBR plant will 
be used to treat and recycle 16,000 gpd of the wastewater for reuse in toilets onsite, with the remainder of 
the treated wastewater applied as landscape/agricultural irrigation and infiltrated via three drain fields.  
For these uses, the MBR plant will need and is planned to meet Title 22 Standards for tertiary treated 
wastewater and reuse.   

The specific wastewater treatment criteria are summarized in Section III (Project Description) and in 
Table III-9 and are referenced against current Title 22 standards.  The proposed MBR plant discharge is 
planned to have levels of biochemical oxygen demand, total nitrogen, total suspended solids, turbidity, 
and fecal coliform at or below the standards. 

During wet periods (i.e., the winter), when groundwater levels are higher and reduce the allowable 
infiltration of the onsite soils, the MBR plant wastewater effluent will be discharged to a sanitary sewer 
system.  A manhole is proposed to be constructed with the MBR plant to allow connection of the onsite 
wastewater collection system to the Granada Sanitary District’s existing wastewater treatment plant, a 
regional wastewater treatment facility in the City of Half Moon Bay.  This treatment facility has received 
San Francisco Bay RWQCB Order No. R2-2007-000377 as the current regulating Waste Discharge 
Requirements (WDR) permit.  The WDR currently allows disposal of treated wastewater from this 
facility into the Pacific Ocean. 

Development In/Near Flood-prone Areas 

Since the 2005 FEMA LOMA78 has removed the project parcels from the FEMA-designated floodplain 
and the project development is limited to these two parcels, no project development will occur in a 
FEMA-designated floodplain.  The FEMA (100-year) floodplain is currently limited to the southside of 
West Point Avenue, which generally splits Pillar Point Marsh downstream of the project site. 

                                                      

77  RWQCB, 2007, Waste Discharge Requirements For the Sewer Authority Mid-Coastside, City of Half Moon Bay, 
Montara Water and Sanitary District, and Granada Sanitary District Discharge to the Pacific Ocean Via 
Discharge Point 001. 

78  FEMA, 2005, Ibid. 
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It is possible, given the nearby marsh that high groundwater could cause local flooding onsite, especially 
during heavy rain events.  Inundation due to a dam failure, or from effects of a tsunami or seiche are also 
possible on the project site, as discussed above.  Other than onsite stormwater storage, the current project 
plans do not indicate any particular measures planned to mitigate for onsite flooding from these or other 
sources.  

Site Coverage 

The total project would have approximately 3 acres of impervious surface area and 9.5 acres of pervious 
parking lots and walkways that are designed for groundwater infiltration.  The remaining 9 acres would 
be restored wetlands and native plant landscaped areas that is also considered pervious surface.  Only 10 
percent of the total site coverage is impervious surface.  Tables IV.H-4 and IV.H-5 provide a breakdown 
of the impervious and pervious surfaces associated with the proposed development within the Office Park 
and the Wellness Center properties, respectively. 

Table IV.H-4 
Office Park Property Site Coverage 

Surfaces Area (sf) 

Impervious Surfaces  

Buildings A-D and Communication Building 80,000 
Total Improved Impervious Surfaces 80,000 

Pervious Surfaces  

Porous Parking Lot 243,925 

Walkways 13,052 

Islands/Sidewalks 18,065 

Subtotal Improved Pervious Surfaces 275,042 

Total Improved Surfaces (not including Wetlands) 355,042 

Total Wetland Restoration (Pervious) 226,038 

Total Pervious Surface 501,080 

Total Parcel Area 620,841 
Total Percent Pervious 87.1% 

Percent Wetlands Restoration 36.4% 
Notes:  sf = square feet 
Source:   Big Wave, LLC, Facilities Plan: Draft #2, Big Wave Property, January 2009. 
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Table IV.H-5 
Wellness Center Property Site Coverage 

Surfaces Area (sf) 
Impervious Surfaces  

Buildings 1 – 7 46,999 
Pool Building 3,464 
Water Recycling Plant 600 

Total Improved Impervious Surfaces 51,063 
Pervious Surfaces  

Porous Parking Lot 30,721 
Basketball Court, Game Space 12,601 
Walkways/Multipurpose Trails 9,211 

Subtotal Improved Pervious Surfaces 52,533 
Total Improved Surfaces (not including Wetlands) 103,596 

Total Wetlands Restoration 122,749 
Total Pervious Surfaces 175,282 

Total Parcel Area 229,779 
Total Percent Pervious 76% 

Percent Wetlands Restoration 53% 
Notes:  sf = square feet 
Source:   Big Wave, LLC, Facilities Plan: Draft #2, Big Wave Property, January 2009. 

 

Project Impacts and Mitigation Measures 

Impact HYDRO-1 Violate Water Quality Standards or Waste Discharge Requirements 

Water quality standards of concern would be those applicable to the nearby drainage swale or Pillar Point 
Marsh, to which the project site drains.  The California Ocean Plan and its protection of the Fitzgerald 
Marine Reserve require that discharges affecting the Reserve do not impair its water quality. 

Pillar Point Harbor is listed as being impaired for fecal coliforms. The proposed development would not 
increase the presence of livestock or wildlife to contribute fecal coliforms, and human waste is being 
conveyed through an onsite sanitary sewer system and treated at an onsite MBR plant.  The MBR plant 
would use Kubota membranes, which have been certified by the San Francisco Bay RWQCB and CDPH 
(in 2004) to meet the filtration requirements of Title 22 for unrestricted reuse of recycled tertiary treated 
wastewater.  However, an April 2004 letter from the CDPH (then known as the California Department of 
Health Services) to the Kubota Corporation indicates that: 

“The Department will continue to review all proposed projects [using the Kubota membrane technology] 
on a case-by-case basis to determine full compliance with all applicable treatment and reliability features 
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required by the Water Recycling Criteria.  This will include the collective review of all treatment unit 
processes, operational controls . . . ‘O&M’ procedures, etc.”79   

Therefore, because the Kubota membranes are currently certified by the San Francisco Bay RWQCB and 
CDPH and the proposed development would not increase the presence of livestock or wildlife, no 
increase in fecal coliforms to the marsh is expected from the project.   

In terms of violating WDR, the project’s MBR plant will require a WDR permit from the San Francisco 
Bay RWQCB before any external discharge will be allowed.  The MBR plant’s WDR would have 
provisions to protect receiving waters under the State Board’s Antidegradation Policy, Bays and Estuaries 
Policy, and Thermal Plan, and the San Francisco Bay RWQCB’s Basin Plan. 

The wet weather connection to the Granada Sanitary District is anticipated to be capable of treating the 
project’s wastewater contribution and therefore, the project’s wastewater contribution would be covered 
under the existing WDR permit for that facility and thus meet applicable water quality criteria of its 
treated wastewater discharge.  Refer to Section IV.N, Utilities and Service Systems for additional 
discussion of the Granada Sanitary District wastewater system.   

Additionally, although the project would increase the amount of impervious surface on the project site, 
the project has been designed to incorporate the County’s overall approach and practices (i.e., BMPs) for 
stormwater management.  The project has incorporated stormwater BMPs, including Site Design BMPs, 
Source Control BMPs, and Treatment Control BMPs as discussed above to reduce impacts associated 
with non-point source pollution. 

With implementation of the abovementioned planned stormwater BMPs and the requirements for the 
WDR permit, the project is anticipated to have less-than-significant impacts in terms of violating water 
quality standards or waste discharge requirements and therefore no mitigation measures are required. 

Impact HYDRO-2 Substantially Deplete Ground Water Supplies or Substantially Interfere with 
Ground Water Recharge 

Development or redevelopment of any particular area has the potential to impact groundwater resources 
by (1) increasing water demand, if that demand is met with groundwater, and/or (2) increasing the amount 
of ground covered by impermeable surfaces that would thus interfere with the ability for surface water to 
infiltrate into subsurface soils and recharge groundwater aquifers.  It should be noted that the project’s 
Facilities Plan80 recommends that “groundwater utilized domestically and groundwater to be used for 
irrigation will not exceed the designed infiltration amount for project infiltration systems.”   

                                                      

79  California Department of Health Services.  2004.  Letter to Mr. Hiroyuki Takatori.  Subject: Conditional 
Acceptance of Increased Flux for the Kubota Type 510 Membrane.  April 29, 2004. 

80  Big Wave Project, 2009, Ibid. 
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Effects of Proposed Withdrawals on Regional Aquifers81 

One approach to evaluating the effects of the project’s pumping on local and regional aquifers is to:  (a) 
compare the projected demand and recharge with existing local demand and recharge; (b) evaluate how 
projected demand may affect offsite uses; then (c) consider effects during prolonged droughts.  It is 
customary to use round numbers when conducting such evaluations. 

(a)  Existing recharge on this 19.4-acre site is approximately 20 AFY, based on mean annual recharge 
of 11.5 to 12 inches.  Due to the alluvial deposits that form the groundwater basin, recharge also 
occurs throughout the basin.  Significant areas that have low recharge include the Half Moon Bay 
Airport and the existing developments in the watershed.  Projected recharge with project 
implementation is anticipated to be similar to the existing recharge, as the impervious areas of the 
site will be drained to pervious areas. 

 The project site currently has an operating well that may be used for irrigation.  It is possible to 
estimate existing irrigation (i.e., well water) demands from some knowledge of the crop’s being 
irrigated.  Based on site visits and available aerial photography, the entire area of both parcels 
(i.e., 19.4 acres) is essentially being irrigated.  To avoid crop water stress, rainfall and irrigation 
must be sufficient to meet the crop’s water needs, accounting for evapotranspiration.  At a 
minimum, the calculated annual evapotranspiration needs to be delivered via rainfall or irrigation.  
As detailed in Table IV.H-1, the total average evaporation for the project area is 40.81 inches 
versus a total average rainfall of 26.40 inches, leaving an average annual deficit of 14.41 inches 
or 1.2 feet.  Assuming perfect efficiency of the irrigation system and a crop coefficient82 for 
legumes of 1.15, the existing crops onsite would annually require about 1.4 acre-feet per acre of 
crops.  As a comparison, typical landscape irrigation in the Bay Area is estimated to require about 
2.5 AFY per acre (acre-feet per acre is equivalent to feet).  For the entire project area, a range 
from 1.4 to 2.5 AFY per acre would equal 27 to 49 AFY or 24,000 to 44,000 gpd.  If the onsite 
well is used to meet these demands, then 24,000 to 44,000 gpd is a rough estimate of the amount 
currently pumped. 

The applicant has estimated the proposed water demand as 10,000 gpd or 11 AFY,83 which is 
about equal to the mean annual onsite recharge.  This is less water than is estimated to be 
currently used onsite.  Some of the existing water used will recharge the aquifer, but most of it is 
lost to evapotranspiration.  Therefore, the project demands are estimated to be less than the net 
demands from the existing site. 

                                                      

81   This section relies on and summarizes a more detailed discussion in the memo attached as Appendix H. 
82 The crop coefficient accounts for varying water usage versus the reference crop used in estimating 

evapotranspiration values.  Green beans have a relatively high crop coefficient of 1.15.  See the Santa Clara 
Valley Water District’s (undated) Handbook for Agricultural Water Use Efficiency. 

83  Project demand is evaluated separately in the Utilities section of this DEIR. 
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(b)  About 4 percent of the CCWD water supply is provided directly from wells in the airport 
aquifer,84 and is legally limited to 130 million gallons per year (MGY), which is equivalent to 400 
AFY.  The average annual amount pumped, however, is about 160 AFY, and is even projected to 
decrease further to less than 100 AFY by 2010 due to increased reliance on other sources.  
Another 17 percent of the CCWD’s water supply is provided from surface diversions of 
Denniston Creek, which is indirectly influenced by the airport aquifer.  Overall, only a quarter of 
the CCWD’s water supply is related to the local groundwater.  Most of the remainder is 
purchased from the San Francisco Public Utilities Commission (SFPUC) and originates from the 
Hetch Hetchy Reservoir.  The project demand of 11 AFY adds 7 percent more demand on the 
airport aquifer.  However, total groundwater withdrawals from the site, as discussed above, are 
expected to decrease.  Therefore, given the small increase over the CCWD’s existing withdrawals 
and the net decrease for the site, the project’s groundwater usage will not discernibly affect the 
ground water supply in the regional aquifer and existing ground water users who draw from it. 

(c)  The CCWD has prepared an Urban Water Management Plan (UWMP)85 in 2005 that analyzes the 
effects of pumping during multiple consecutive years of drought.  Groundwater would still supply 
about 300 AFY during three consecutive dry years, although the proportion from the airport 
aquifer is unclear.  Nevertheless, the UWMP does not indicate that excessive groundwater 
pumping would be required during drought years.  Therefore, groundwater availability during 
drought is not expected to limit community water-supply availability as projected.  The project, 
during a drought, is anticipated to increase groundwater recharge through groundwater infiltration 
efforts. 

Therefore, impacts would be less than significant, and no mitigation measures are required.    

Interference with Ground Water Recharge 

Ground water recharge at the project site is significant as a means to: (a) contribute to the quantity and 
quality of groundwater for the local water supply; (b) sustain the wetland areas near the site; and (c) 
handle stormwater infiltration and minimize flooding.  Rates of recharge approaching, equaling, or 
slightly exceeding those which currently prevail onsite are important for (b) and (c) and will influence (a). 

The existing site, as agricultural land, contributes approximately 80 percent of its precipitation to 
recharge, with the remainder running off site into the Pillar Point Marsh.  Urban development has the 
potential to greatly increase the amount of impervious surface on a site and, thus, increase the stormwater 
runoff and decrease the groundwater recharge.   

                                                      

84  CCWD, 2006, Ibid. 
85  CCWD, 2005, 2005 Urban Water Management Plan, Prepared for CCWD Board of Directors, Prepared by 

Amanda Cox. 
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The current site development calls for a lower impermeable surface coverage (20 percent) compared to 
typical subdivisions, where impermeable surface coverage is 25 to 40 percent or higher.  Although the 
developed land will occupy a greater percentage of the site, the parking lots and sidewalks are planned to 
be paved with permeable concrete.  Permeable concrete is considered as pervious surface because it 
allows stormwater to percolate through into the ground.  Any stormwater that does runoff the permeable 
concrete is planned to be directed to rainwater gardens, designed to percolate runoff.   

The only truly impermeable surfaces on the project site will be the building rooftops and stormwater from 
the rooftops will also runoff eventually to rainwater gardens after entering small sections of storm 
drainage piping.  Therefore, even though the site will have some impervious cover, runoff from all 
impervious surfaces is planned to drain to pervious surfaces and infiltrate into the groundwater system.   

Infiltration via the rain gardens can be hindered by high groundwater levels.  The project site may have 
relatively high groundwater.  The applicant has provided relatively recent, site-specific geotechnical 
borings86 that indicate water levels ranging from 3 to 9 feet below the ground surface on the Wellness 
Center property and 5 to 7 feet below the ground surface on the Office Park property.  Given the location 
of these borings and the existing site (surface) elevations, these water depths equate to water elevations of 
4 to 12 feet for the Wellness Center property and approximately 7 to 22 feet for the Office Park property.  
These borings were taken in late spring, so the water levels may not represent the highest seasonal water 
levels onsite.  Wet-weather water levels would be confirmed for the final design and installation of any 
infiltration components, such as the rain gardens and wastewater infiltration galleries.  From a recharge 
perspective, even if the infiltration components are less effective than anticipated, the excess water would 
still eventually percolate into the same aquifer in the downstream marsh area. 

Effects on recharge to the Half Moon Bay Terrace – which supports the Pillar Point Marsh and drinking 
water supplies in the area – are expected to be less than significant, and no mitigation is required.  The 
planned project recharge should serve as a further benefit to recharging the underlying aquifer.  Further 
analysis of the project applicant’s submitted water balance is presented in the Hydrologic Analysis of the 
Big Wave Project, prepared by Schaaf & Wheeler, May 15, 2009 provided in Appendix H of this DEIR. 

Impact HYDRO-3 Substantially Alter Drainage Patterns Resulting in Increased Erosion or Siltation 

The existing project site drains generally to the southwest towards the Pillar Point Marsh.  The proposed 
project would essentially maintain the drainage discharge points onsite.  Also, the nearby drainage swale 
would not be altered, so no stream or river would be altered as part of the proposed project.  However, the 
proposed project would increase the amount of imperviousness onsite since the site currently has no 
impervious development, and the buildings are considered impervious cover.  The increase in 
imperviousness serves to increase runoff amounts by 80 percent, as discussed later in this section.  The 

                                                      

86  Bay Area Geotechnical Group, 2000, Job No. PECKJ-01-00, Boring Logs, June 2000. 
 Bay Area Geotechnical Group, 2002, Job No. BIGWA-01-00, Boring Logs, May 2002. 
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drainage plans (refer to Figure III-25 and III-26) propose rain gardens to mitigate the peak flows from the 
site, although the storm drainage system is likely to handle flows from only smaller events, such as the 2-
year and 10-year storms.  No modeling of the storm drainage systems and infiltration systems, such as in 
a drainage report, has been provided with the drainage plans, so the expected effect of the storm drainage 
systems cannot be fully assessed at this time. 

Erosion and sedimentation are typically of greatest potential concern during the project construction-
phase.  After a project has been built and the landscaping has been installed, erosion from residential and 
commercial development sites is usually minimal, particularly when they are sited on relatively flat 
slopes.  Potential impacts from the proposed project include onsite and offsite stream channel 
susceptibility to “hydromodification,” as well as localized effects of stormwater discharges to swales and 
drainageways.  Any overland flow will go to a tidally-influenced area and not to any unlined channel 
subject to erosion.  Therefore, hydromodification effects of the site development are anticipated to be 
minimal, and hydromodification regulations are not anticipated to be applicable to the project.   

The existing drainage patterns on the project site, as inferred from the site topography, are dispersed 
overland flow.  Some of the overland flow likely flows into the drainage swale between the two parcels of 
the project site.  These drainage patterns will be somewhat altered by the proposed project.  Rooftop 
runoff will be concentrated on the rooftops, collected into the storm drain system, and released to onsite 
rainwater gardens for detention and percolation.  Rainfall on the pervious pavement sections of the site 
are intended to percolate locally.  Any runoff from the pervious pavement sections will be collected into 
the storm drain system to percolate in the rainwater gardens, as well.  The amount of overland stormwater 
flow will likely be reduced, as well as the overland flow to the drainage swale.  Overall, the effects on 
erosion from such flow, therefore, is anticipated to be reduced.  Also, the proposed project, as mentioned 
earlier, is anticipated to be exempt from mitigating for hydromodification. 

The site includes soils with a low erosion potential (refer to Table IV.H-2), but the relatively steep parts 
of the site at the edges of the development will require attention during and after construction to avoid 
erosion.  Erosion control plan sheets have been prepared by the applicant.  However, these sheets only 
show short- or mid-term controls, such as fiber rolls and jute mesh at the downstream edges of the 
development.  Clear flow paths of stormwater are not shown, and long-term erosion control measures are 
not described.  Long-term erosion control measures are necessary, in particular for the relatively steep 
parts of the site at the edges of development.  Indeed, these are the primary areas where construction 
BMPs are already being planned.  A SWPPP has not yet been prepared for the project site.  Measures to 
dissipate energy and control runoff velocities would be required to prevent discharges from eroding 
slopes and cause gullying and sediment transport downstream.  Without a complete erosion control plan, 
a SWPPP, and a landscape plan showing erosion control measures, including measures that adequately 
control runoff velocities during larger events, the altered drainage patters could cause significant erosion 
impacts. 
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The following mitigation measure would reduce Impact HYDRO-3 to a less-than-significant level:   

Mitigation Measure HYDRO-3 Alteration of Drainage Patterns Resulting in Increased Erosion or 
Siltation 

The applicant shall prepare and submit a SWPPP for the proposed project.  The applicant’s SWPPP shall 
identify the BMPs to control erosion and sedimentation and provide for treatment of 80 to 85 percent of 
post-construction runoff from new impervious areas.  Neighborhood- and/or lot-level treatment BMPs 
shall be emphasized, consistent with San Francisco Bay RWQCB and SMCWPPP guidance for NPDES 
Phase 2 compliance.  These types of BMPs, which may also assist in reducing post-project peak flows, 
include infiltration basins and trenches, dry wells, rain gardens, on-contour grassy swales, media filters, 
biofiltration features and grassy swales.  BMPs shall be designed in accordance with engineering criteria 
in the California Stormwater BMP Handbook or other accepted guidance and designs shall be reviewed 
and approved by the County prior to issuance of grading or building permits.  As discussed under 
Mitigation Measure HYDRO-5, if lot-level BMPs are accepted by SMCWPPP as a suitable control 
measure, the applicant shall establish a mechanism for enforcement to assure that BMP functioning is 
being maintained as designed.  The applicant has included a detailed maintenance schedule, which 
includes monthly inspection of system components, annual weeding, annual replanting, bi-annual 
cleaning of catch basins, bi-monthly parking lot vacuuming, and daily trash pickup in the parking lots.   

Submittal of a project erosion control plan and SWPPP to San Mateo County for review shall be required 
as part of the Final Map application.  The erosion control plan shall include components for erosion 
control, such as phasing of grading, limiting areas of disturbance, designation of restricted-entry zones, 
diversion of runoff away from disturbed areas, protective measures for sensitive areas, outlet protection, 
and provision for revegetation or mulching.87  The plan shall also prescribe treatment measures to trap 
sediment once it has been mobilized, at a scale and density appropriate to the size and slope of the 
catchment.  These measures typically include inlet protection, straw bale barriers, straw mulching, straw 
wattles, silt fencing, check dams, terracing, and siltation or sediment ponds.  Other aspects of the SWPPP, 
especially those related to water quality, are discussed below for other mitigation measures.   

Landscape plans showing the grassy swales and indicating flow paths shall also be provided. 

Impact HYDRO-4 Substantially Alter Drainage Patterns Resulting in Increased Flooding 

Placing fill or other structures in such a way as to block existing drainage paths could result in increased 
onsite or offsite flooding, particularly if there is significant offsite drainage that flows through the site.  
Offsite runoff from upstream of the project site is unlikely given that Airport Street is at the upstream 
border of the project site.  Existing stormwater drainage from upstream travels through a culvert under 
Airport Street, and through the drainage swale between the two parcels of the project site into the Pillar 

                                                      

87  Association of Bay Area Governments (ABAG), 1995, Manual of Standards for Erosion and Sediment Control 
Measures, 2nd Edition, May 1995. 
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Point Marsh.  However, since no drainage report was provided by the applicant, it is unknown if there are 
substantial stormwater discharges that would travel onto the site from neighboring areas, particularly the 
residential development to the northwest.   

Increased flooding from onsite runoff can be analyzed by looking at the effects on Pillar Point Marsh of 
the increased runoff.  The surface area of the freshwater portion of the marsh, which is upstream of West 
Point Avenue, is about 23.5 acres, based on Figure IV.H-6 and other reports.  Based on the estimated 
precipitation for a 100-year, 24-hour storm and the increase in site impermeability, runoff volume is 
expected to increase by 17.0 acre-inches.  This would increase the marsh level by about seven-tenths (0.7) 
of an inch over the existing level during a 100-year storm, assuming no increased outflow due to the 
higher water level.  

Therefore, the proposed project could have a significant impact on flooding. 

The following mitigation measure would reduce Impact HYDRO-4 to a less-than-significant level:   

Mitigation Measure HYDRO-4 Alteration of Drainage Patterns Resulting in Increased Flooding 

The applicant shall submit a drainage report and plans to the County that identify the drainage pathways 
and the extent of any offsite drainage that flows onsite.  How such offsite drainage will be conveyed 
through the site shall also be detailed.  The drainage plan shall provide designs consistent with recognized 
engineering criteria.  The drainage plan shall be reviewed and approved by the County prior to issuance of 
grading or building permits.   

Impact HYDRO-5 Create or Contribute Runoff Water Which Would Exceed the Capacity of 
Existing or Planned Stormwater Drainage Systems or Provide Substantial 
Additional Sources of Polluted Runoff  

Quantity of Surface Water Runoff 

A drainage report was not provided by the applicant.  Table IV.H-6 summarizes the relevant parameters 
given by the applicant and used to estimate the existing (pre-project) and post-project stormwater 
discharges onsite for various size storms.  Table IV.H-7 presents the results of the runoff analysis.  As 
detailed in the Hydrologic Analysis of the Big Wave Project, prepared by Schaaf & Wheeler, May 15, 
2009 provided in Appendix H of this DEIR, the rational method, combined with parameters from the 
Santa Clara County Drainage Manual (SCCDM), were used to estimate site runoff during a 2-year, 10-
year, and 100-year storm event.   

These estimates were based on the soil types described earlier, considering them Hydrologic Group C 
soils with moderately slow permeability.  The high groundwater table can also lead to significant 
stormwater runoff, especially during large storm events.  However, effects of the high groundwater table 
are not incorporated in the following estimates.  
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Table IV.H-7 indicates that the stormwater discharges increase by 80 percent for all three analyzed 
events.  The runoff from the site enters some storm drains and then rain gardens and other retention 
basins.  Any further runoff proceeds to Pillar Point Marsh, for which no new development or storm 
drainage facilities are planned or ever likely to be planned.  Therefore, there are no existing or planned 
stormwater drainage systems whose capacities could be exceeded by the increased stormwater runoff 
from the site. 

 

Furthermore, the project, without any onsite mitigation, would increase the total watershed peak flows to 
Pillar Point Marsh by an estimated 3 percent; project site flows would go from representing 2.9 percent to 
5.8 percent of the marsh watershed’s peak flows.  With the planned detention, the percentage increase 

Table IV.H-6 
Existing (Pre-) and Post-Project Discharge Parameters 

Watershed Scenario 
Drainage 

Area 
(acre) 

Developed 
Area 
(acre) 

Impervious
-ness 
(%) 

TC 
(min) 

2-Year 
Intensity 

(in/hr) 

10-Year 
Intensity 

(in/hr) 

100-Year 
Intensity 
(in/hr) 

Pre 0.0 0.0 20.47 0.96 1.61 2.51 
Office Park 

Post 
14.3 

1.8 12.9 10.83 1.32 2.22 3.45 

Pre 0.0 0.0 14.23 1.15 1.93 3.01 Wellness 
 Center Post 

5.3 
1.2 22.2 9.13 1.43 2.41 3.75 

Post Total 19.6 3.0 15.4 NA NA NA NA 
Notes: 
TC = Time of Concentration 
in/hr = inches per hour 
NA = not applicable 
Source: Schaaf & Wheeler, 2009. 

Table IV.H-7 
Existing (Pre-) and Post-Project Peak Storm Discharges for  

the 2-Year, 10-Year, and 100-Year Event 

2-Year Discharge (cfs) 10-Year Discharge 
(cfs) 100-Year Discharge (cfs) 

Watershed 
Existing Post-

Project Existing Post-
Project Existing Post-Project 

Average 
Increase (%)

Office Park 4.1 7.5 6.9 12.6 13.4 24.6 80 
Wellness Center 1.8 3.0 3.1 5.1 5.9 9.9 80 

Total 5.9 10.5 9.9 17.7 19.3 34.3 80 
Notes: 
cfs = cubic feet per second 
Source:  Schaaf & Wheeler, 2009. 
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should be even smaller.  The Hydrologic Analysis of the Big Wave Project, prepared by Schaaf & 
Wheeler, May 15, 2009 provided in Appendix H of this DEIR presents details of the estimate for the 
entire watershed drainage. 

Overall, impacts of increasing quantities of stormwater runoff would be less than significant, and no 
mitigation measures are required.   

Quality of Surface Water Runoff 

The proposed project may generate significant adverse impacts on water quality.  Pollutants and 
chemicals associated with urban development would runoff new roadways and other transportation 
facilities, such as parking lots.  The pollutants can then flow into the main Pillar Point Marsh or the 
associated drainage swale.  These pollutants would include, but are not limited to, heavy metals from 
automobile emissions, oil, grease, trash and debris, and air pollution residue.  Eventually, these urban 
pollutants can filter down into the groundwater table, especially where groundwater is near the surface, 
such as in the freshwater portion of the marsh.  Such contaminated urban runoff remains relatively 
untreated, thus resulting in incremental long-term degradation of water quality.  Increased stormwater 
runoff can also lead to erosion, which can then contribute sediment to receiving waters; sediment can 
impair water quality by carrying with it any of the pollutants mentioned above. 

Short-term adverse impacts to water quality may also occur during construction of the project when areas 
of disturbed soils become susceptible to water erosion and downstream sedimentation.  This impact is of 
particular concern where projects are located on previously contaminated sites.  Grading and vegetation 
removal in proximity to drainage features, such as the drainage swale, could result in an increase in bank 
erosion, affecting both water quality and slope stability along the drainage feature. 

Site design to reduce impervious area coverage, limited grading, fitting structures to the existing 
topography, and use of onsite swales and rain gardens rather than storm drain pipes to convey runoff, as 
proposed by the project, are favored approaches to managing urban runoff.88,89  Current agency guidance 
also recommends that, where soils and geotechnical conditions allow, runoff should be infiltrated using a 
combination of treatment BMPs, such as grass swales and infiltration trenches, to reduce peak flows and 
enhance water quality.  Based on the analysis herein, these types of BMPs – when installed at the lot- or 
neighborhood-scale, properly sized for the drainage area, and designed to comply with criteria in the 
California Stormwater BMP Handbook – would be well suited to local conditions.   

Under existing conditions, fertilizer and pesticide compounds are the most likely pollutants of concern 
since the project site is currently in vegetable crop production.  Given that agricultural production would 
be reduced following project construction, the project could potentially reduce any existing nitrate-

                                                      

88  Bay Area Stormwater Management Agencies Association (BASMAA), 1999, Start at the source, 2nd Edition, 165 
p. 

89  California Storm Water Quality Task Force, 2003, Ibid. 
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nitrogen, ammonia-nitrogen and agriculture-related organic contributions to the surface water and ground 
water, a benefit to water quality.   

However, there are several pollutants that the project development could contribute to the surface water, 
including sediment and typical urban pollutants.  In contrast to other potential pollutants, sediment is 
typically of greatest potential concern during the construction-phase of development.  After a project has 
been constructed and the landscaping has been installed, erosion and sedimentation from development 
sites is usually minimal.  Potential post-project contributions of sediment to surface waters from storm 
drain outlets have been discussed above.  Pollutants other than sediment which might typically degrade 
surface-water quality during project construction include petroleum products (gasoline, diesel, kerosene, 
oil, and grease), hydrocarbons from asphalt paving, paints, and solvents, detergents, nutrients (fertilizers), 
pesticides (insecticides, fungicides, herbicides, rodenticides), and litter.  Once the buildings and roadways 
have been constructed, typical urban runoff contaminants might include all of the above constituents, as 
well as trace metals from pavement runoff, nutrients, and bacteria from pet wastes, and landscape 
maintenance debris.  Since the drainage system discharges directly to Pillar Point Marsh, these pollutants 
could affect aquatic and wetland habitats and sensitive species, and sediment could reduce flood storage 
of the marsh.  Without mitigation, the effects on surface water quality could be significant.   

Therefore, the following mitigation measure is required to reduce the effects on surface quality to a less-
than-significant level: 

Mitigation Measure HYDRO-5 Surface Water Runoff Quality  

The applicant shall prepared and submit a comprehensive erosion control plan and SWPPP.  Potential 
construction-phase and post-construction pollutant impacts from development can be controlled through 
preparation and implementation of an erosion control plan and a SWPPP consistent with recommended 
design criteria, in accordance with the NPDES permitting requirements enforced by SMCWPPP and the 
San Francisco Bay RWQCB.  The erosion control plan forms a significant portion of the construction-
phase controls required in a SWPPP, which also details the construction-phase housekeeping measures for 
control of contaminants other than sediment, as well as the treatment measures and BMPs to be 
implemented for control of pollutants once the project has been constructed.  The SWPPP also sets forth 
the BMP monitoring and maintenance schedule and identifies the responsible entities during the 
construction and post-construction phases.  

The applicant’s SWPPP shall identify the BMPs that will be used to reduce post-construction peak flows 
to existing levels in all onsite drainages where construction will occur.  Neighborhood- and/or lot-level 
BMPs to promote infiltration of storm runoff shall be emphasized, consistent with San Francisco Bay 
RWQCB and SMCWPPP guidance for NPDES Phase 2 permit compliance.  These types of BMPs, which 
may also enhance water quality, include infiltration basins and trenches, dry wells, rain gardens, on-
contour grassy swales, media filters, and biofiltration features.  BMPs shall be designed in accordance 
with engineering criteria in the California Stormwater BMP Handbook or other accepted guidance and 
designs shall be reviewed and approved by the County prior to issuance of grading or building permits.  
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The applicant shall prepare a clearly defined operations and maintenance plan for water quality and 
quality control measures.  The design and maintenance documents shall include measures to limit vector 
concerns, especially with respect to control of mosquitoes.  The applicant shall identify the responsible 
parties and provide adequate funding to operate and maintain stormwater improvements (through a HOA, 
Geological Hazard Abatement District, CSD, CFD or similar organization).  If lot-level BMPs are 
accepted by the County as a suitable control measure, the applicant shall establish a mechanism for 
enforcement to assure that BMP functioning is being maintained as designed.  The applicant shall also 
establish financial assurances, as deemed appropriate by the Community Development Director, enabling 
the County to maintain the stormwater improvements should the HOA or other entity disband or cease to 
perform its maintenance responsibilities.  

The SWPPP must also include post-construction water quality BMPs that control pollutant levels to pre-
development levels, or to the maximum extent practicable (MEP).  To confirm that structural BMPs (e.g., 
biofiltration features, wet ponds, vegetated swales, constructed wetlands, or media filters) will function as 
intended, design must be consistent with engineering criteria, as set forth in guidance such as the recently 
revised California Storm Water BMP Handbook for New and Redevelopment.90  These types of structural 
BMPs are intended to supplement other storm water management program measures, such as street 
sweeping and litter control, outreach regarding appropriate fertilizer and pesticide use practices, and 
managed disposal of hazardous wastes.   

The main post-construction water quality enhancement measure indicated by the applicant report is the 
use of rain gardens (constructed wetlands) to control pollutants.  Locations and designs of the stormwater 
infiltration system should be provided to the County as part of the grading plans during Final Map review. 

Many of the distributed BMPs that could prove useful to address control of post-project peak flows at the 
lot- and/or neighborhood level could reasonably be linked with measures to enhance water quality, 
thereby providing compliance with the NPDES Phase 2 permit requirements as well.  For example, 
downspouts could direct roof runoff to biofiltration features, with percolated stormwater conveyed 
through subdrains to small infiltration basins or dry wells.  

Impact HYDRO-6 Otherwise Substantially Degrade Groundwater Quality 

The proposed project could potentially degrade groundwater quality due to contractor activities during 
construction, residents’ and workers’ activities following occupation of the constructed facilities, and 
contamination of unused wells.   

Constituent pollutants from the first two sources are the same as described above for surface waters, and 
the regulatory framework and mitigation measures proposed to minimize impacts are also identical.  No 
further mitigation would be required. 

                                                      

90  California Storm Water Quality Task Force, 2003, California Storm Water Best Management Practices 
Handbooks, 3 volumes. 
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The project applicant has indicated that an existing well, permitted for potable water use although 
currently used only for agricultural purposes, is onsite and planned for continued use during project 
operation.  If any other wells do exist, are not used, and are not properly destroyed, the unused wells 
could pose a potentially significant impact to ground water quality as pollutants entering the well would 
be rapidly conveyed to the subsurface aquifer.  This would be a significant impact on ground water 
quality. 

The following mitigation measure is required to reduce the impacts to groundwater quality to a less-than-
significant level: 

Mitigation Measure HYDRO-6 Groundwater Quality 

The applicant shall abandon all unused wells on the project site consistent with San Mateo County 
Department of Environmental Health standards and the standards described in the State of California 
Department of Water Resources Well Standards (Bulletins 74-81 and 74-90).   

Any onsite wells left in service should meet CDPH criteria for well protection.  The applicant shall 
prepare, if required by the CDPH or County Department of Health Services, a Drinking Water Source 
Assessment and Protection (DWSAP) application to identify and protect against potential well 
contaminants. 

Impact HYDRO-7 Place Housing Within a 100-year Flood Hazard Area or Place Within 100-Year 
Flood Hazard Area Structures that would Impede or Redirect Flood Flows 

As discussed previously, a 2005 LOMA removed the project parcels from the FEMA-designated 100-year 
flood hazard area (floodplain) in the project area.91  Since the project is limited to development on these 
parcels, the project, therefore, would not be placing housing with a 100-year Flood Hazard Area.  Given 
the existing LOMA, project development should have no impacts in terms of placing housing within a 
100-year flood hazard area and no mitigation measures are required. 

Furthermore, since the project parcels are not within a FEMA-designated 100-year floodplain, any 
development on these parcels should not impede or redirect flood flows.  Hence, project development 
would have no impacts in terms of impeding or redirecting 100-year flood flows and no mitigation 
measures are required. 

                                                      

91  FEMA, 2005, Ibid. 
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Impact HYDRO-8 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 

The project could potentially expose people and structures to a significant risk of loss, injury or death 
involving flooding as a result of the failure of a dam.  Failure of the Denniston Reservoir dam on 
Denniston Creek could potentially affect the project area.  The CCWD operates the dam and reservoir as 
part of their water supply.  As mentioned before, the dam is not large enough to be regulated by the 
DOSD, and exact dimensions of the reservoir are not readily available.92  A State Board application by the 
CCWD does allow for water rights to 5,580 acre-feet (243 million cubic feet) of stored water per year at a 
Denniston Creek reservoir.93  Without more information on the dam or reservoir dimensions, however, 
actual storage in the reservoir cannot be calculated.  It can be assumed since the dam is not subject to the 
DOSD that the storage and, thus, failure impacts are relatively small.  Based on available information, the 
following can be said: 

• The dam is about 5,800 feet from the mouth of Denniston Creek. 

• The main channel of Denniston Creek is about 2,300 feet from the project site at its closet point. 

• The project area is not within the Denniston Creek watershed. 

• A small ridge generally separates the Pillar Point Marsh watershed, which includes the project 
area, from the Denniston Creek watershed to the east. 

• No other potential flood sources, including levees, are known that would affect the project area.   

For these reasons, the project is assumed to have a less-than-significant impact in terms of exposing 
people or structures to flooding as a result of dam or levee failure; therefore, no mitigation measures are 
required.   

Impact HYDRO-9 Expose People or Structures to Inundation by Seiche, Tsunami, or Mudflow 

There are hydrologic risks associated with seismic activity near large bodies of water, which can cause a 
tsunami, a seiche, or flow of mud and other debris from hillsides.   

A tsunami is a series of waves created when a body of water, such as an ocean, is rapidly displaced on a 
massive scale.  Earthquakes, mass movements above or below water, volcanic eruptions, and other 
underwater explosions, landslides, and large meteoric impacts all have the potential to generate a tsunami 
or teletsunami.  As described earlier, ABAG has created tsunami maps for the Bay Area.  The map 

                                                      

92  TRC Essex, 2006, DRAFT Denniston Reservoir Restoration Project Draft Initial Findings Report, Prepared for 
the Coastside County Water District, December 2006. 

93  State Board, 1969, Decision 1341, June 1969. 
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showing the project vicinity indicates that the project would place residential and commercial structures 
within a mapped tsunami area, understandable given its proximity to the Pacific Ocean.  This could 
represent a potentially significant impact. 

The resonant oscillation of water (a standing wave) in an enclosed or partially enclosed water body is a 
seiche, which can raise flood levels of a water body.94  The Pillar Point Harbor near the project site is 
mostly enclosed by engineered and constructed jetties.  While these jetties tend to protect the harbor from 
the day-to-day effects of currents and tides, they could lead to seiche effects, especially if a tsunami were 
to affect the harbor.  There are no other lakes or other enclosed bodies of water in the general vicinity of 
the project that would produce seiche events and affect the project site.  The proximity of the project to 
the partially enclosed Pillar Point Harbor and the potential for tsunami events could expose people to 
inundation by seiche, which represents a potentially significant impact.  The mitigations for such an 
occurrence would coincide with mitigations for tsunami events.     

Landslides and mudflows tend to occur in steeply sloped areas.  A USGS map of landslide potential for 
San Mateo County lists the project vicinity as a “flat land” area with a low potential for landslides,95 and a 
USGS map of debris-flow source areas does not include the project vicinity in an area predicted to be a 
principal debris source area.96  The USGS Quad Sheet confirms the flat terrain.97  Therefore, given the 
relative flatness of the area and the mapping results, the potential for impacts from mudflow are 
considered less than significant within the project area and site. 

The following mitigation measure is required to reduce impacts from exposure to tsunami and seiche to 
less-than-significant levels:   

Mitigation Measure HYDRO-9 Exposure to Tsunami and Seiche 

In areas subject to tsunami and seiche effects, implementing agencies shall, where appropriate, ensure that 
the project incorporates features designed to minimize damage from a tsunami or seiche.  Structures 
should either be placed at elevations above those likely to be adversely affected during a tsunami or 
seiche event or be designed to allow swift water to flow around, through, or underneath without causing 
collapse.  Other features to be considered in designing projects within areas subject to tsunami or seiche 
may include using structures as buffer zones, providing front-line defenses, and securing foundations of 
expendable structures so as not to add to debris in the flowing waters.   

                                                      

94 Lander, James F., Lockridge, Patricia A., and Michael J. Kozuch, U.S. Department of Commerce, National 
Oceanic and Atmospheric Administration, 1993, Ibid. 

95  Wentworth, C., S. Graham, R.J. Pike, G. Buekelman, D. Ramsey and Barron, A., 1997, Summary of distribution 
of slides and earth flows in San Mateo County, California, USGS Open-File Report 97-745C,  10 p and 11 
sheets. 

96  Ellen, S.D., et al., 1997, Map Showing Principal Debris-Flow Source Areas in San Mateo County, California, 
USGS, Open File 97-745 E. 

97  USGS, 1993, Ibid. 
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CUMULATIVE IMPACTS 

This section analyzes potential cumulative hydrologic and water quality impacts that could occur from the 
combination of the proposed project with other reasonably foreseeable projects in the near vicinity (refer 
to Table III-1).  CEQA’s concept of a cumulative impact is a change in the environment that results from 
adding the effects of the project to those effects of cumulative projects in the project vicinity.  A 
cumulative impact related to hydrology would be an impact caused by the project that, when added to 
impacts of related past, present, and probably future projects, would rise to the level of significance. 

The Half Moon Bay Airport, in particular, is an entity with considerable influence on the water quality 
and sedimentation rate of Pillar Point Marsh.  Activities on the airport property, as well as on other 
neighboring parcels, directly affect the marsh.  The airport is required to maintain an NPDES permit, a 
Stormwater Pollution Prevention Plan, and a Hazardous Material Management Plan, as required by the 
San Francisco Bay RWQCB and the County Department of Environmental Health. 

The list of projects considered in the cumulative analysis is shown in Section III.B (Related Projects) of 
this DEIR.  The other projects listed in the cumulative analysis would also be subject to local, State and 
federal regulations regulating water quality and flood control.  By complying with those regulations, 
through incorporation of BMPs to prevent increases in peak flows and treat post-construction runoff, 
cumulative hydrologic and water quality impacts would be less than significant. 

LEVEL OF SIGNIFICANCE AFTER MITIGATION 

Impacts on hydrology and water quality with implementation of mitigation would be less than 
significant. 
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IV. ENVIRONMENTAL IMPACT ANALYSIS 
I. LAND USE & PLANNING 

INTRODUCTION 

This section of the Draft Environmental Impact Report (DEIR) addresses the subject of land use and 
planning with respect to the proposed Big Wave Wellness Center and Office Park project (“proposed 
project”).  The Land Use & Planning section describes the existing land use setting and uses of the project 
site and adjacent areas.  It includes the identification of current general plan policies and zoning 
designations.  The purpose of this section is to provide the environmental and regulatory background 
necessary to analyze potential impacts to land use associated with the proposed project.        

METHODOLOGY 

The impacts of the proposed project on land use were analyzed qualitatively, focusing on consistency 
between planned and permitted uses under applicable land use plans.  The evaluation assesses the 
consistency of the proposed project with the policies of the following documents: 

• San Mateo County General Plan, County of San Mateo, Department of Environmental 
Management, Planning and Building Division, November 1986; 

• Local Coastal Program, County of San Mateo, Environmental Services Agency, Planning and 
Building Division, June 1998; 

• Area Plans Summary: Montara-Moss Beach-El Granada Community Plan, County of San Mateo, 
Department of Environmental Management, Planning and Development Division, 1985; 

• Half Moon Bay Airport Land Use Plan, Chapter III of the San Mateo County Comprehensive 
Airport Land Use Plan, County of San Mateo, December 1996; 

• Zoning Regulations, County of San Mateo, Environmental Services Agency, Planning and 
Building Division, July 1999; and 

• Community Design Manual, County of San Mateo, 1976. 

ENVIRONMENTAL SETTING 

Project Site and Surrounding Land Uses 

The approximately 19.4-acre project site is located on Airport Street, northwest of the Princeton/Pillar 
Point Harbor area in unincorporated County of San Mateo (see Figure III-1).  The project site currently 
consists of two adjacent agricultural fields that are part of a larger ongoing and continuous farming 
operation.  The northern parcel is 14.25 acres in size and the southern parcel is 5.12 acres in size.  The 
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project site is relatively flat, with gentle slopes to the south and west.  Due to extensive site farming 
activities, little to no vegetation remains over the majority of the project site.  In those areas where normal 
farming activities have not occurred recently (e.g., along the Airport Street verge and in very small, 
scattered patches within the agricultural fields), non-native annual grasses and herbs occur.  A natural 
drainage swale separates the two parcels and leads to the Pillar Point Marsh, a salt marsh habitat 
influenced by both tidal action and freshwater runoff from its tributary drainage area.  Additionally, a total 
of 0.74 acres (32,180 sf) of wetlands under the protection of the California Coastal Commission occur on 
the project site, of which 0.45 acres is Federal jurisdictional waters/wetlands are under the permit 
authority of the US Army Corps of Engineers (USACOE).  Photos of the project site are provided in 
Figures III-3 through III-6. 

Surrounding land uses include the Half Moon Bay Airport and County of San Mateo open space across 
Airport Street to the east, the El Granada Mobile Home Park adjacent to and north of the project site, the 
Pillar Point Marsh to the west, and the Princeton/Pillar Point Harbor industrial/commercia1 area adjacent 
to and south of the project site.  The Fitzgerald Marine Reserve, which is bracketed by Maverick’s Surf 
break to the south and Montara Beach to the north, is located along the coast approximately 0.25 miles to 
the west.  Views of the surrounding land uses are shown in Figure III-7 and Figure III-8. 

Land Use Designation and Zoning 

County of San Mateo General Plan 

According to the County of San Mateo General Plan (General Plan), the project site is located within the 
Montara-Moss Beach-El Granada Urban Community, within the Mid-Coast area or “Coastside.”  The 
Montara-Moss Beach-El Granada community extends along the Pacific Coast from Martini Creek, at the 
base of Montara Mountain, to the northerly city limits of Half Moon Bay.1  The General Plan defines 
“Urban Communities” as areas with commercial centers which serve the needs of the local population and 
industrial areas which contribute to the local economy, and function like self-contained, independent 
cities.2  The Coastside is predominately rural and devoted to agricultural, recreational, or open space uses.  
Development is concentrated in a collection of small urban communities, stretching 10 miles along the 
Pacific Ocean from Montara in the north to Half Moon Bay in the south.3  The predominant land use in 
the Montara-Moss Beach-El Granada community is single family residential.  Commercial uses are 
clustered along the Highway 1 corridor and Pillar Point Harbor.  The Half Moon Bay Airport, located 
midway between El Granada and Montara, dominates the industrial area.  Beaches, parks, agriculture and 
general open space lands surround the community.  Additionally, the Montara-Moss Beach-El Granada 

                                                      

1  County of San Mateo, Department of Environmental Management, Planning and Development Division, Area 
Plans Summary, Montara-Moss Beach-El Granada Community Plan, 1985, page 3.1. 

2  San Mateo County, Environmental Services Agency, Planning and Building Division, County of San Mateo 
General Plan, Chapter 8 - Urban Land Use, November 1986, page 8.2. 

3  San Mateo County, Environmental Services Agency, Planning and Building Division, County of San Mateo 
General Plan, Chapter 7 - General Land Use, November 1986, page 7.7. 
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community has significant amounts of undeveloped acreage; however, development on the Coastside is 
curtailing due to constrained drinking water supply and sewage treatment capacity.4   

The Mid-Coast Area Land Use Map5 designates the land use of the northern and southern parcels of the 
project site as General Industrial, which allows for manufacturing and processing uses including but not 
limited to fabricating, assembling, and storing products.6  The locational criteria for this land use 
designation are as follows: existing industrial areas; accessible to housing opportunities; where sufficient 
existing or potential urban services are available; and/or proximate and convenient to major transportation 
facilities (roads, transit, rail).7 

County of San Mateo Zoning Regulations 

The zoning designations for the project site are as follows: 

Office Park Property (Northern Parcel) 

• Light Industrial/Design Review/Coastal Development District (M-1/DR/CD) 

• Light Industrial/Airport Overlay/Design Review/Coastal Development District (M-1/A-
O/DR/CD) 

Wellness Center Property (Southern Parcel) 

• Waterfront/Design Review/Coastal Development District (W/DR/CD) 

• Waterfront/Airport Overlay/Design Review/Coastal Development District (W/A-O/DR/CD) 

                                                      

4  San Mateo County, Environmental Services Agency, Planning and Building Division, County of San Mateo 
General Plan, Chapter 8 - Urban Land Use, November 1986, page 8.3 and 8.6. 

5  San Mateo County, Department of Environmental Management, Planning and Building Division, County of San 
Mateo General Plan Policies, Mid-Coast Area Land Use Map, November 1986, page 8.5M. 

6  San Mateo County, Department of Environmental Management, Planning and Building Division, County of San 
Mateo General Plan Policies, Table 7.1P - General Plan Land Use Designations, November 1986, page 7.5P. 

7  San Mateo County, Department of Environmental Management, Planning and Building Division, County of San 
Mateo General Plan Policies, Table 8.1P - Appropriate Land Use Designations, Densities and Locational 
Criteria in Urban Areas, November 1986. 
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According to the County of San Mateo Zoning Regulations (Zoning Regulations), the following permitted 
uses, development, design, and performance standards are applicable to the proposed project: 

Office Park Property 

“M-1” (Light Industrial) District 

Permitted Uses 

A total of 167 specific uses are permitted in the M-1 District, as well as 10 uses permitted with a 
Use Permit.  Allowable uses in the M-1 District include but are not limited to the following (see 
Section 6271 of the Zoning Regulations): storage, assembly and manufacturing, communication 
centers, and administrative, research and professional offices, excluding doctors and dentists. 

Development Standards 

The following development standards set forth in the County of San Mateo Zoning Regulations 
apply to the M-1 District: 

• Minimum Building Area (per building): 5,000 square feet (sf) and a frontage of not 
less than 50 ft 

• Maximum Building Height: 75 feet (ft) 

• Setbacks: Same as specified for “C-1” Commercial Districts (Section 6252). 

Front Yards Setback: None 

Side and Rear Yards Setbacks: 

1. Every building or portion thereof which is designed, intended and/or used for 
any purpose permitted in any “R” District shall comply with the provisions 
of this Part as to side and rear yards which are required by any combined “S” 
District, provided that when the ground floor of any such building is used 
exclusively for any commercial purpose, no side or rear yard shall be 
required for said ground floor except as set forth in the following 
subparagraphs 2 and 3. 

2. There shall be a side yard of at least 3 ft along the side of every lot in a “C-1” 
District, which side is bordering on property in any “R” District. 

3. There shall be a rear yard of at least 6 ft along the rear of every lot in a “C-1” 
District, which rear is bordering on property in any “R” District. 
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Wellness Center Property 

“W” (Waterfront) District 

The purpose of the W District is to: 

1. Provide a “working waterfront” area intended primarily for the location of marine related 
trades and services and manufacturing land uses that support commercial fishing and 
recreational boating activities;  

2. Accommodate a compatible mix of recreational, resource management and waste 
management land uses; 

3. Protect the functional and economic viability of the “working waterfront” area by restricting 
incompatible land uses; 

4. Support and strengthen the Coastside economy by providing trade and employment 
opportunities; 

5. Encourage architectural design and site planning that will, as much as possible, enhance the 
appearance of a “working waterfront”; and 

6. Implement the policies of the San Mateo County General Plan, especially those concerning 
protection and development of coastal resources. 

Permitted Uses 

Allowable uses in the W District include but are not limited to the following (see Section 6287 of 
the Zoning Regulations): indoor low to moderate impact manufacturing (and outdoor with a Use 
Permit), indoor storage (and outdoor with a Use Permit), parks (with a Use Permit), linear parks 
and trails, small solid waste collection facilities, parking lots and garages, limited keeping of pets, 
and other compatible uses with a Use Permit. 

Development Standards 

The following development standards set forth in the County of San Mateo Zoning Regulations 
apply to the W District: 

• Minimum Building Site (per building): 5,000 sf and a width of not less than 50 ft 

• Maximum Building Height: 36 ft 

• Maximum Lot Coverage: 60 percent 

• Outdoor Storage: The storage of miscellaneous materials, articles, equipment or scrap 
in support of a permitted use providing that the storage site is screened from view by 
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a six-foot high solid wood, masonry or cyclone fence with wooden slats, dense 
landscaping, or a combination of fencing and landscaping materials. 

• Landscaping: Landscaping must be provided in the following areas: 

a. Parking Areas: In accordance with Section 6121(a)(1) and (4) of the Zoning 
Regulations. 

• Screening: Automobile parking facilities for more than ten (10) 
vehicles shall be effectively screened on each side which adjoins or 
faces premises situated in any R-E, R-1, R-2, or R-3 District by a 
solid masonry wall.  Such wall shall not be less than 6 ft in height, 
except within required front yard areas and shall be maintained in 
good condition.  Screen planting or wooden fences may be 
substituted for aesthetic reasons, or in cases of practical difficulties 
or unusual hardship, provided that the design and plant material is 
approved by the Planning Director and a bond to guarantee the 
installation and maintenance of said screen planting or fencing, for a 
period of three years, is posted with the Planning Commission. 
(Section 6121(a)(1)) 

• Landscaping: A planter or landscaped area of at least 4 ft wide shall 
be provided adjacent to all street rights-of-way.  In addition, any area 
within the street right-of-way between the edge of the sidewalk and 
the outer edge of the right-of-way shall be developed as a planter or 
landscaped area in conjunction with the required 4 ft area above, 
unless this requirement is waived by the County Engineer.  Where a 
parking area has a capacity of more than ten (10) parking spaces, 
landscaped areas including the above 4 ft street buffer strip shall be 
not less than five percent of the total parking lot area. 

Live landscaping shall be provided and maintained within any 
planter or landscaped area required by this section.  Not more than 
30 percent of the planter or landscaped area may be covered with 
hard surfaces such as gravel, landscaping rock, concrete, or other 
impervious materials.  Such landscaped area or planter shall create 
the visual and physical separation necessary to reduce the traffic 
hazards between pedestrians and vehicles. (Section 6121(a)(4)) 

b. Additional Landscaping Requirements: In certain cases, landscaping may be 
required as a condition of use permit approval in order to: (a) provide a 
buffer between dissimilar uses; (b) screen equipment or materials stored out 
of doors; or (c) enhance the appearance of buildings. 
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• Loading: Where feasible, a loading bay for loading and unloading may be required 
onsite in order to minimize traffic hazards and congestion on roadways. 

Both Parcels 

“DR” (Design Review) District 

Design Standards 

The DR Regulations establish design standards for specific Bayside County areas.  In the DR 
Regulations, Section 6565.17 (Standards for Design in Other Areas), the following design 
standards shall apply in other areas zoned Design Review: 

A. Proposed structures are designed and situated so as to retain and blend with the natural 
vegetation and land forms of the site and to insure adequate space for light and air to itself 
and adjacent properties. 

B. Where grading is necessary for the construction of structures and paved areas, it blends with 
adjacent land forms through the use of contour grading rather than harsh cutting or terracing 
of the site and does not create problems of drainage or erosion on its site or adjacent property. 

C. Streams and other natural drainage systems are not altered so as to affect their character and 
thereby causing problems of drainage, erosion or flooding. 

D. Structures are located outside flood zones, drainage channels and other areas subject to 
inundation. 

E. Trees and other vegetative land cover are removed only where necessary for the construction 
of structures or paved areas in order to reduce erosion and impacts on natural drainage 
channels, and maintain surface runoff at acceptable levels. 

F. A smooth transition is maintained between development and adjacent open areas through the 
use of natural landscaping and plant materials which are native or appropriate to the area. 

G. Views are protected by the height and location of structures and through the selective pruning 
or removal of trees and vegetative matter at the end of view corridors. 

H. Construction on ridgelines blends with the existing silhouette by maintaining natural 
vegetative masses and land forms and does not extend above the height of the forest or tree 
canopy. 

I. Structures are set back from the edge of bluffs and cliffs to protect views from scenic areas 
below. 
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J. Public views to and along the shoreline from public roads and other public lands are 
protected. 

K. Varying architectural styles are made compatible through the use of similar materials and 
colors which blend with the natural setting and surrounding neighborhoods. 

L. The design of the structure is appropriate to the use of the property and is in harmony with 
the shape, size and scale of adjacent building in the community 

M. Overhead utility lines are placed underground where appropriate to reduce the visual impact 
in open and scenic areas. 

N. The number, location, size, design, lighting, materials, and use of colors in signs are 
compatible with the architectural style of the structure they identify and harmonize with their 
surroundings. 

O. Paved areas are integrated into the site, relate to their structure, and are landscaped to reduce 
visual impact from residential areas and from roadways. 

“CD” (Coastal Development) District 

As noted in Section 6328.1 (Regulations for “CD” District) of the Zoning Regulations, the regulations of 
this district shall apply in addition to the regulations of any district with which the “CD” District is 
combined.  Additionally, where the plans, policies, requirements or standards of the Local Coastal 
Program, as applied to any project in the “CD” District, conflict with those of the underlying district, or 
other provisions of this Part, the plans, policies, or requirements or standards of the Local Coastal 
Program shall take precedence (Section 6325.13 (Precedence of Local Coastal Program) of the Zoning 
Regulations). 

Except as provided by Section 6328.5 (Exemptions), any person, partnership, corporation or state or local 
government agency wishing to undertake any project, as defined in Section 6328.3(r), in the “CD” 
District, shall obtain a Coastal Development Permit in accordance with the provisions of this Chapter, in 
addition to any other permit required by law.  Development undertaken pursuant to a Coastal 
Development Permit shall conform to the plans, specifications, terms and conditions approved or imposed 
in granting the permit (Section 6328.4 (Requirement for Coastal Development Permit) of the Zoning 
Regulations). 

Pursuant to Section 6328.15 (Findings) of the Zoning Regulations, a Coastal Development Permit shall be 
approved only upon the making of the following findings: 

(a) That the project, as described in the application and accompanying materials required by 
Section 6328.7 and as conditioned in accordance with Section 6328.14, conforms with the 
plans, policies, requirements and standards of the San Mateo County Local Coastal Program. 
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(b) Where the project is located between the nearest public road and the sea, or the shoreline of 
Pescadero Marsh, that the project is in conformity with the public access and public 
recreation policies of Chapter 3 of the Coastal Act of 1976 (commencing with Section 30200 
of the Public Resources Code). 

(c) That the project conforms to specific findings required by policies of the San Mateo County 
Local Coastal Program. 

(d) That the number of building permits for construction of single-family residences other than 
for affordable housing issued in the calendar year does not exceed the limitations of Policies 
1.22 and 1.23 as stated in Section 6328.19 (Emergency Permits). 

“A-O” (Airport Overlay) District 

The intent of the Airport Overlay (A-O) District is to provide a margin of safety at the ends of airport 
runways by limiting the concentration of people where hazards from aircraft are considered to be greatest 
(Section 6288.1 (Intent) of the Zoning Regulations). 

Uses Permitted  

Pursuant to Section 6288.2 (Uses Permitted) of the Zoning Regulations, all uses permitted by the 
underlying district shall be permitted in the A-O District except residential or uses with more than 
three (3) persons occupying the site at any one time.  Permitted uses shall be subject to a use 
permit. 

Development Standards 

As provided in Section 6288.3 (Development Standards) of the Zoning Regulations, all new 
development shall be subject to the development standards of the underlying zoning district. 

Performance Standards 

Pursuant to Section 6288.4 (Performance Standards) of the Zoning Regulations, all new uses 
must meet the performance standards of the underlying zoning district. 

Use Permits (Chapter 24) 

Pursuant to Section 6500 (When May be Issued) of the Zoning Regulations, use permits, conditional use 
permits, revocable use permits, and use permits valid for a term of one year, may be issued for any of the 
following: 

(d) Location of the following uses in any district, within the Urban Areas of the Coastal Zone, 
when found to be necessary for the public health, safety, convenient or welfare: 
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Includes, but is not limited to, the follow: 

3. Sanitarium. 

(f) Additional Requirements in the Coastal Zone.  Uses Permits issued in the Coastal Zone will 
be subject to the hearing, notification, and appeal requirements outlined in Sections 6328.10, 
6328.11, and 6328.16 of the Coastal Development District regulations.  Approved uses in the 
Coastal Zone shall be consistent with the policies and standards of the San Mateo County 
Local Coastal Program. 

REGULATORY SETTING 

Federal and State Requirements 

California Building Standards Commission-Green Building Standards 

The California Building Standards Commission has developed green building standards, along with other 
state agencies, that will establish California as a leader in the efforts to reduce greenhouse gas (GHG) 
emissions from structures.  The code as adopted includes mandatory features with a delayed effective date 
for housing, and voluntary standards for hospitals and other non-residential occupancies.  The 
Commission will continue to work with state agencies and the many stakeholders as they develop a 
comprehensive set of mandatory provisions in the 2010 edition of the California Green Building 
Standards Code.  The green building standards were adopted by the California Building Standards 
Commission on July 17, 2008.  The 2008 California Green Building Standards Code is a supplement to 
the 2007 California Building Standards Code, and becomes effective August 1, 2009.8 

Bay Area Clean Air Plan 

The project area is within the San Francisco Bay Area Air Basin, under the jurisdiction of the Bay Area 
Air Quality Management District (BAAQMD).  The BAAQMD is responsible for bringing and/or 
maintaining air quality in the Basin within federal and State air quality standards.  Specifically, the 
BAAQMD has the responsibility to monitor ambient air pollutant levels throughout the Basin and to 
develop and implement attainment strategies to ensure that future emissions will be within Federal and 
State standards. 

The BAAQMD has prepared a series of Clean Air Plans (CAP) in response to the Federal Clean Air Act 
(CAA), the most recent and rigorous of which was approved in December 2000.  The 2000 CAP is 

                                                      

8  California Building Standards Commission, 2008 California Green Building Standards Code.  Accessed by 
CAJA Staff at http://www.documents.dgs.ca.gov/bsc/2009/part11_2008_calgreen_code.pdf on April 20, 2009. 
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designed to address attainment of the State standards for ozone (O3).  The BAAQMD is beginning the 
process to prepare the 2009 Bay Area CAP.9   

This DEIR analysis utilizes the 2000 adopted CAP.  The 1997 CAP contained stationary and mobile 
source control measures, which included: developing rules to reduce vehicle trips to and from major 
residential developments, shopping centers, and other indirect sources; encouraging cities and counties to 
plan for high density development; and clustering development with mixed uses in the vicinity of mass 
transit stations.  The 2000 CAP includes changes in the organization and scheduling of some existing 
control measures, some new stationary source control measures, revisions to previous stationary source 
measures, and deletion of some control measures no longer deemed feasible by BAAQMD staff.  The 
transportation control measures (TCMs) are unchanged from the 1997 CAP.  The 2000 CAP continues to 
discourage “urban sprawl,” while strongly endorsing high-density mixed-use developments near transit 
centers that reduce the need for commuting by personal vehicles. 

San Francisco Bay Water Quality Control Plan (Basin Plan) 

The Water Quality Control Plan for the San Francisco Bay Basin (Basin Plan) was developed by the 
California Regional Water Quality Control Board (RWQCB), San Francisco Bay Region.  The Basin Plan 
is intended to show how the quality of the surface and ground waters in the San Francisco Bay Region 
should be managed to provide the highest water quality reasonably possible.  Specifically, the Basin Plan 
lists the following: various water uses in the region; describes the water quality that must be maintained to 
allow those uses; and describes the programs, projects, and other actions that are necessary to achieve the 
standards established in this plan. 

The Basin Plan implements a number of state and federal laws, the most important of which are the 
California Porter-Cologne Water Quality Control Act and the federal Clean Water Act (CWA).  The U.S. 
Environmental Protection Agency (U.S. EPA) has delegated responsibility for implementation of portions 
of the CWA to the State and Regional Boards, including water quality planning and control board 
programs, such as the National Pollutant Discharge Elimination System (NPDES).   

City/County Association of Governments of San Mateo County (C/CAG), Congestion Management 
Plan (CMP) 

The passage of Proposition 111 and 108 in 1990 included a requirement that every urban county within 
California designate a Congestion Management Agency (CMA) that would prepare, implement, and 
biennially update a Congestion Management Program (CMP) that includes all jurisdictions within the 
county.  In San Mateo County, the City/County Association of Governments (C/CAG) was designated as 
the CMA.  Subsequent legislation (Assembly Bill [AB] 2419) allowed existing CMAs to discontinue 
participation in the Program.  San Mateo C/CAG voted to continue to participate in and adopt a CMP.  

                                                      

9  Bay Area Air Quality Management District (BAAQMD), 2009 Clean Air Plan.  Accessed by CAJA Staff at 
http://www.baaqmd.gov/pln/plans/ozone/ on October 21, 2008.   
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According to the state legislation, the purpose of a CMP is to develop a procedure to alleviate or control 
anticipated increases in roadway congestion and to ensure that federal, state, and local agencies join with 
transit districts, business, private, and environmental interests to develop and implement comprehensive 
strategies needed to develop appropriate responses to transportation needs. 

The main requirements of the CMP legislation are summarized as follows: 

• The CMA must specify a system of highways and roadways for which traffic Level of 
Service (LOS) standards shall be established.  The CMP's Roadway System shall include at a 
minimum all state highways and principal arterials.   

• LOS Standards intended to measure roadway congestion must be established for all state 
highways and principal arterials included in the CMP's Roadway System.  LOS is a 
qualitative description of roadway operations ranging from LOS A (free flow conditions) to 
LOS F (completely jammed conditions).  The CMP may not establish any standard below 
LOS E unless the LOS was F at the time that the standard was established;   

• The Performance Element includes performance measures to evaluate current and future 
multimodal system performance for the movement of people and goods in San Mateo 
County; 

• The CMP must contain an element promoting the use of alternative transportation modes and 
ways to reduce future travel demand.  Improving a county's jobs/housing balance and 
implementing travel demand management strategies are specifically mentioned as ways of 
attaining the objectives of this element of the CMP; 

• The purpose of this element of the CMP is to create and implement a program to analyze the 
impacts of land use decisions made by local jurisdictions on regional transportation systems.  
Estimates of the costs associated with mitigating the projected impacts must be included in 
the CMP, with some exceptions; and  

• The CMP must contain a 7 year program of projects expected to maintain or improve traffic 
LOS and transit performance, and to mitigate the impacts of local land use decisions.  
Projects contained in the CIP must also conform to transportation-related air quality 
mitigation measures.   

In addition to these requirements, a CMP must also include a uniform database and a computer-based 
transportation model that will be used to determine the quantitative impacts of proposed or planned land 
developments on a county's transportation systems.  Finally, the CMA (San Mateo C/CAG) is charged 
with monitoring the implementation of all elements of the CMP and determining conformance with the 
CMP's requirements and recommendations. 
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Regional and Local Requirements 

County of San Mateo General Plan 

The County of San Mateo General Plan (General Plan) was adopted in 1986 and sets forth goals and 
policies for the future development of the County, designating the location of desired future land uses 
within the County.  The General Plan consists of an overview and 16 elements, including:  (1) Vegetative, 
Water, Fish and Wildlife Resources; (2) Soil Resources; (3) Mineral Resources; (4) Visual Quality; (5) 
Historical and Archeological Resources; (6) Park and Recreation Resources; (7) General Land Use; (8) 
Urban Land Use; (9) Rural Land Use; (10) Water Supply; (11) Wastewater; (12) Transportation; (13) 
Solid Waste; (14) Housing; (15) Natural Hazards; and (16) Man-Made Hazards. 

The General Land Use Chapter of the General Plan guides the future physical development of the 
unincorporated areas of the County by (1) establishing a boundary which designates urban and rural areas, 
and (2) prescribing appropriate urban and rural land uses and densities.  The Urban and Rural Land Use 
Chapters of the General Plan provide in more detail a specific land use plan which shows how land in the 
County should be used and attempts to provide for closer coordination of land use planning with 
LAFCO’s sphere of influence program.10  The Land Use Chapters of the General Plan translate combine 
the policies from the other chapters into a comprehensive land use plan which guides the future 
development of the unincorporated areas of the County.11   

Consistency of the proposed project with the applicable General Plan policies is analyzed in Table IV.I-1 
(County of San Mateo Regional and Local Requirements Consistency Analysis) at the end of this section. 

County of San Mateo Zoning Regulations 

The County of San Mateo Zoning Regulations (Zoning Regulations) serve as the County’s zoning 
ordinance to promote and protect the public health, safety, peace, morals, comfort, convenience and 
general welfare, in addition to the following: 

(a) To guide, control, and regulate the future growth and development of San Mateo County; 

(b) To protect the character and the social and economic stability of agricultural, residential, 
commercial, industrial, and other private and public areas within the County, and to assure 
the orderly and beneficial development of such areas; 

(c) To obviate the menace to the public safety resulting from the locating of buildings, and the 
use thereof, and the use of land, adjacent to streets and highways which are a part of the 
Streets and Highway Plan Unit of the Master Plan of the County, or which are important 

                                                      

10  San Mateo County, Environmental Services Agency, Planning and Building Division, County of San Mateo 
General Plan, Chapter 7 - General Land Use, November 1986, page 7.1. 

11  San Mateo County, Environmental Services Agency, Planning and Building Division, County of San Mateo 
General Plan, Chapter 7 - General Land Use, November 1986, page 7.3. 
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thoroughfares, in such manner as to cause interference with existing or prospective traffic 
movements on said streets and highways; 

(d) To provide adequate light, air, privacy, and convenience of access to property; and to secure 
safety from fire, inundation, and other dangers; and 

(e) To prevent overcrowding the land and prevent undue congestion of population. 

The Zoning Regulations for the project area were first adopted in 1957 and have been amended through 
August 2000.  Development guidelines for properties within the County of San Mateo are established by 
the Zoning Regulations.  Specific development standards applicable to the proposed project are included 
above, under subheading “Land Use Designation and Zoning” on pages IV.I-4 through IV.I-9 of this 
section.    

Montara-Moss Beach-El Granada Community Plan 

Area plans, also known as community or neighborhood plans, serve to guide decisions about the physical 
development of a given community or district.  These plans allow for specific, local application of the 
more broad based policies contained in the County of San Mateo General Plan.  Because Government 
Code Section 65301(b) allows for the adoption of the General Plan as either a single document or a group 
of documents relating to geographic segments of the planning area, area plans are considered part of the 
General Plan.12   

In 1978, the County Planning Commission and the Board of Supervisors approved the Montara-Moss 
Beach- El Granada Community Plan13.  The Community Plan addresses issues pertaining to land use, 
transportation, conservation and open space, parks and recreation, and infrastructure (including 
community facilities, public services and community appearance).14 

                                                      

12  County of San Mateo, Department of Environmental Management, Planning and Development Division, Area 
Plans Summary, “Relation to General Plan”, 1985, no page. 

13  County of San Mateo, Department of Environmental Management, Planning and Development Division, Area 
Plans Summary, Montara-Moss Beach-El Granada Area Plan, 1985, page 3.1. 

14  County of San Mateo, Department of Environmental Management, Planning and Development Division, Area 
Plans Summary, Montara-Moss Beach-El Granada Area Plan, 1985, pages 3.2 to 3.5. 
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The Montara-Moss Beach-El Granada Community Plan policies applicable to the proposed project 
include the following: 

Land Use 

Residential Land Use 

2.5 Location of Multi-Family Development 

Locate multiple-family development adjacent to commercial centers as a transition to single-
family development. 

Commercial Land Use 

2.7 Commercial Development Buffers 

Buffer commercial areas from surrounding residential development with landscaping, fencing, 
and/or buildings designed for compatibility between these land uses. 

2.9 Appearance of Commercial Development 

a. Employ the design guidelines of the Community Design Manual in all new commercial 
development. 

Industrial Land Use 

2.11 Desired Industrial Uses 

Encourage industrial uses which are in accord with the stated objectives of the community: 
greenhouses, strawflower processing, fish processing, boat building, warehousing, and aviation 
related uses. 

2.12 Location of Industrial Development 

a. Locate industrial development in areas where it will have the lowest impact on surrounding 
land uses and on the environment. 

b. Concentrate industrial development in areas adjacent to the Half Moon Bay Airport and Pillar 
Point Harbor. 
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Infrastructure 

Public Facilities 

3.21 Airport Development 

Development surrounding Half Moon Bay Airport is to be consistent with the goals and policies 
of the adopted ALUC Plan. 

Housing 

Provision of Housing 

4.4 Provision of Affordable Housing 

Provision of housing affordable by low and moderate income families should be a priority of new 
residential construction, particularly if government subsidies are available. 

4.7 Compatibility of New Housing with General Plan 

New housing should be consistent with the policies of the County General Plan, its elements, and 
the Local Coastal Program. 

Visual Quality 

7.3 Preserving Natural Amenities 

Preserve the natural amenities of the community through the appropriate location of new 
structures designed to harmonize with their surroundings. 

Regulation of Appearance 

7.11 Design Review 

Apply the DR (Design Review) Overlay Zoning District in the urbanized areas of the community 
to regulate siting of structures, to protect natural features, and to provide for design compatibility 
with surrounding development. 

7.12 Community Design Manual 

a. Employ the design guidelines set forth in the Community Design Manual. 

b. Employ the guidelines of the Community Design Manual to ensure that specific site design is 
sensitive to the marine orientation of the community. 
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Consistency of the proposed project with the above-listed Montara-Moss Beach- El Granada Community 
Plan policies is analyzed in Table IV.I-1 (County of San Mateo Regional and Local Requirements 
Consistency Analysis) at the end of this section. 

County of San Mateo Local Coastal Program 

The California Coastal Act was adopted by the State Legislature in 1976 and became effective on January 
1, 1977.  The Act established the California Coastal Zone to preserve and protect coastal resources.  In 
San Mateo County, the Coastal Zone stretches for approximately 55 miles along the coast from San 
Francisco County to Santa Cruz County.  It includes approximately 88,000 acres of land area.  The 
Coastal Act required the County of San Mateo to prepare a Local Coastal Program (LCP) to guide 
existing and future development within the Coastal Zone.  The LCP was first adopted in 1980, with the 
latest revisions being adopted in 1998. 

As noted on page 8.22 of the Urban Land Use Element (Chapter 8) of the General Plan, the Montara-
Moss Beach-El Granada Community Plan was used as the basis for the LCP Land Use Plan for the Mid-
Coast.  Some changes were made to the original Mid-Coast Plan to meet the requirements of the Coastal 
Act.  Beyond this, however, the policies and land use designations contained in the Montara-Moss Beach-
El Granada Community Plan remain as the primary planning document for the Mid-Coast community. 

Applicable LCP policies relating to the proposed project include the following: 

Locating and Planning New Development 

Development Review 

1.1 Coastal Development Permits 

After certification of the LCP, require a Coastal Development Permit for all development in the 
Coastal Zone subject to certain exemptions. 

Growth Management 

1.18 Location of New Development 

a. Direct new development to existing urban areas and rural service centers in order to: (1) 
discourage urban sprawl, (2) maximize the efficiency of public facilities, services, and 
utilities, (3) minimize energy consumption, (4) encourage the orderly formation and 
development of local governmental agencies, (5) protect and enhance the natural 
environment, and (6) revitalize existing developed areas. 

b. Concentrate new development in urban areas and rural service centers by requiring the 
“infilling” of existing residential subdivisions and commercial areas. 
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c. Allow some future growth to develop at relatively high densities for affordable housing in 
areas where public facilities and services are or will be adequate and where coastal resources 
will not be endangered. 

d. Require the development of urban areas on lands designated as agriculture and sensitive 
habitats in conformance with Agriculture and Sensitive Habitats Component policies. 

Housing 

Encouragement and Provision of New Housing Opportunities for Low and Moderate Income 
Households 

3.13 Maintenance of Community Character 

Require that new development providing significant housing opportunities for low and moderate 
income persons contribute to maintaining a sense of community character by being of compatible 
scale, size and design. Limit the height to two stories to mitigate the impact of this development 
on the surrounding neighborhoods. Assess negative traffic impacts and mitigate as much as 
possible. 

3.14 Location of Affordable Housing 

a. Mid-Coast: Locate affordable housing in the following locations: 

(1) All designated affordable housing sites within the urban boundary defined in the Locating 
and Planning New Development Component. 

(2) Other affordable housing within the urban boundary, or in the rural area as specified in 
Policies 3.22 and 3.23. 

Energy 

Alternative Energy 

4.42 Alternative Energy Sources 

Encourage the development of non-polluting alternative energy resources including but not 
limited to co-generation, biomass, wind and solar. 
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Agriculture 

Open Field Agriculture 

5.13 Minimum Parcel Size for Non-Agricultural Parcels 

a. Determine minimum parcel size on a case-by-case basis to ensure that domestic well water 
and onsite sewage disposal requirements are met. 

b. Make all non-agricultural parcels as small as practicable (residential parcels may not exceed 5 
acres) and cluster them in one or as few clusters as possible. 

Hazards 

9.10 Geological Investigation of Building Sites 

Require the County Geologist or an independent consulting certified engineering geologist to 
review all building and grading permits in designated hazardous areas for evaluation of potential 
geotechnical problems and to review and approve all required investigations for adequacy. As 
appropriate and where not already specifically required, require site specific geotechnical 
investigations to determine mitigation measures for the remedy of such hazards as may exist for 
structures of human occupancy and/or employment other than those considered accessory to 
agriculture as defined in Policy 5.6. 

Recreation/Visitor-Serving Facilities 

Development Standards for Recreation and Visitor-Serving Facilities 

11.17 Parking 

Use the parking standards contained in the Shoreline Access Component (Policy 10.22) and 
Chapter 3 of the Zoning Ordinance. 

Consistency of the proposed project with the above-listed LCP policies is analyzed in Table IV.I-1 
(County of San Mateo Regional and Local Requirements Consistency Analysis) at the end of this section. 

Half Moon Bay Airport Land Use Plan 

The Half Moon Bay Airport Land Use Plan is included as Chapter III of the San Mateo County 
Comprehensive Airport Land Use Plan (CLUP).  The Half Moon Bay Airport Land Use Plan applies to 
the geographic areas of the unincorporated community in the vicinity of the Half Moon Bay Airport that 
are impacted by aircraft noise, restrictions on the height of structures and/or objects near the airport, and 
safety compatibility criteria.  The Half Moon Bay Airport Land Use Plan includes policies, standards, and 
criteria to address each of these issues to assist local agencies to achieve land use compatibility with 
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existing and future airport development and operations.  The County of San Mateo has adopted General 
Plan policies and Zoning Regulations to address airport noise, safety, and height issues related to aircraft 
operations at the Half Moon Bay Airport, and are described throughout the Half Moon Bay Airport Land 
Use Plan.15 

Half Moon Bay Airport is a general aviation, single runway airport, classified by the Federal Aviation 
Administration (FAA) as a Reliever Airport for San Francisco International Airport.  Aircraft compatible 
with the facilities and constraints of the airport are aircraft that weigh 12,500 pounds or less; however, 
heavier aircraft may operate at the airport with prior approval from the County Airport Manager.  The 
airport property consists of 345 acres and is located in a noise sensitive area that consists of 
predominately agricultural uses, but contains adjoining residential land uses.  To address airport 
noise/land use compatibility issues in the Half Moon Bay Airport environs, the County has adopted both 
general plan and zoning provisions related to airport/aircraft noise issues.  In addition, the County has 
implemented noise abatement procedures at Half Moon Bay Airport to further reduce aircraft noise 
impacts in the surrounding noise sensitive areas, including: intersection take-offs are discouraged; turns 
prior to reaching 550 feet MSL are discouraged; pilots are encouraged to reduce power/rpms as soon as 
safe and practical; pattern work, especially touch-and-gos, is discouraged at night and on weekend and 
holiday mornings; stop-and-gos are strongly discouraged; Runway 30 has a right-hand traffic pattern; 
Runway 12 has a left-hand traffic pattern; flights over St. Catherine’s Hospital are discouraged; pilots are 
encouraged to maintain pattern altitude (1,000 feet MSL) until it is necessary for them to descend for 
landing; pilots are encouraged to avoid flying over homes whenever possible; straight-in arrivals are 
discouraged; arrivals from the west are encouraged to overfly the airport at or above 1,500 MSL, 
continuing until clear of the traffic pattern - these aircraft are then directed to make a normal 45 degree 
entry into the downwind leg at 1,000 feet MSL; and aircraft over 12,500 pounds are prohibited from 
landing at Half Moon Bay Airport without receiving prior approval from the Airport Manager.16 

Certain land use characteristics are recognized by the Airport Land Use Commission (C/CAG) as hazards 
to air navigation in the vicinity of the Half Moon Bay Airport, including the following: 

• Any use that would direct a steady or flashing light of white, red, green, or amber color 
toward an aircraft engaged in an initial straight climb following take-off or toward an aircraft 
engaged in straight final approach toward a landing, other than FAA-approved navigational 
lights; 

                                                      

15  County of San Mateo, Half Moon Bay Airport Land Use Plan, Chapter III of the San Mateo County 
Comprehensive Airport Land Use Plan, December 1996, page III-2. 

16  County of San Mateo, Half Moon Bay Airport Land Use Plan, Chapter III of the San Mateo County 
Comprehensive Airport Land Use Plan, December 1996, Table III-1: County of San Mateo Half Moon Bay 
Airport Noise Abatement Procedures, page III-14. 
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• Any use that would cause sunlight to be reflected toward an aircraft engaged in a straight 
climb following take-off or toward an aircraft engaged in a straight final approach toward a 
landing;  

• Any use that would generate smoke or rising columns of air; 

• Any use that would attract large concentrations of birds within approach-climbout areas; 
and/or 

• Any use that would generate electrical/electronic interference that may interfere with aircraft 
communication equipment and/or aircraft instrumentation. 

Airport/land use compatibility is determined by comparing proposed land use policy action with the 
aircraft noise/land use compatibility criteria, the relevant Federal Aviation Regulations (FAR) Part 77 
height restrictions, and safety criteria outlined below.  A proposed land use policy action must be 
compatible with each of these elements for the C/CAG to determine that the proposed action is consistent 
with the relevant policies, standards, and criteria contained in the Comprehensive Airport Land Use Plan 
(CLUP). 

Applicable Half Moon Bay Airport Land Use Plan policies related to the proposed project include the 
following: 

Airport/Aircraft Noise Reduction 

To address airport noise/land use compatibility issues in the Half Moon Bay Airport environs, the County 
has adopted both General Plan and zoning provisions related to airport/aircraft noise issues.  In addition, 
the County has implemented noise abatement procedures at Half Moon Bay Airport to further reduce 
aircraft noise impacts in the surrounding noise sensitive areas.  The Half Moon Bay Airport Land Use 
Plan also contains aircraft noise contours and noise/land use compatibility criteria to address 
airport/aircraft noise reduction.   

Half Moon Bay Airport 1995 Projected Aircraft Noise Contours 

The Half Moon Bay Airport noise contours were developed in 1975 as computer projections for 1995 
(refer to Map HMB-17 on page III-18 of the Half Moon Bay Airport Land Use Plan).   

Airport Noise/Land Use Compatibility Criteria for Half Moon Bay Airport 

The aircraft noise/land use compatibility criteria were developed for housing built with ordinary 
construction.  The Airport Land Use Commission (C/CAG) recognizes the 55 dB CNEL aircraft noise 
contour at Half Moon Bay Airport as the noise level threshold for reviewing and evaluating proposed land 
use policy actions. 



San Mateo County  October 2009 

 
 

 

Big Wave Wellness Center and Office Park  IV.I Land Use & Planning 
Draft Environmental Impact Report  Page IV.I-22 
 

Safety Criteria 

Areas around airports are continually exposed to the possibility of aircraft accidents.  The risk of people 
on the ground being killed or injured by a falling plane is small; however, an aircraft crash is a high 
consequence event.  When a crash does occur, the result is often catastrophic.  Because of this, most 
attempts to establish safety criteria to protect persons on the ground have not estimated accident 
probabilities, but rather approach safety criteria by determining compatible land uses, assuming a crash 
would occur.  The safety criterion in the Half Moon Bay Airport Land Use Plan is based on that approach.  
Additionally, the County has adopted both General Plan and zoning provisions related to safety and land 
use compatibility. 

Airport Safety Zones 

Airport safety zones are used as airport/land use compatibility tools to help minimize the number of 
people exposed to potential aircraft accidents, accomplished by placing restrictions on land uses in safety 
zone areas.  Three airport safety zones have been established for the Half Moon Bay Airport: (1) the 
Runway Protection Zone (RPZ), which begins 200 feet from the end of Runway 12-30 and is the most 
restrictive in terms of safety compatibility criteria; (2) the Approach Protection Zone (APZ), located 
under the FAR Part 77 Approach Surface and is less restrictive; and (3) the Traffic Overflight Zone 
(TOZ), which coincides with the boundary of the Horizontal Surface for Half Moon Bay Airport and is 
even less restrictive .  The airport safety zones for Half Moon Bay Airport are included in Maps HMB-8 
through HMB-10 on pages III-25 through III-27 of the Half Moon Bay Airport Land Use Plan. 

It is the policy of the C/CAG to keep APZs free of structures.  Non-structural uses may be permitted in 
APZs if they do not cause a concentration of more than 10 people per net acre and motor vehicle parking 
and open storage uses that generate up to 25 persons per net acre are also permitted. 

Safety/Land Use Compatibility Criteria 

Because aircraft accidents happen infrequently and the time, place, and consequence of their occurrence 
cannot be predicted, the concept of risk is central to the assessment of safety compatibility.  From a land 
use planning perspective, two variables determine the degree of risk posed by potential aircraft accidents: 
(1) accident frequency and (2) accident severity.  The objectives of safety compatibility criteria are to 
minimize the risks associated with potential aircraft accidents, to increase the safety of people and 
property on the ground in the event of an aircraft accident near an airport, and enhance the chances of 
survival of the occupants of an aircraft involved in an accident. 

The safety/land use compatibility criteria for the Half Moon Bay Airport environs are designed to 
minimize the risks associated with potential aircraft accidents.  The criteria are used to evaluate the 
compatibility of the specified land uses with the three established safety zones.  The criteria are not 
intended to be a specific development plan, do not set forth specific land uses for any particular parcel(s), 
and are not retroactive with respect to existing land uses. 
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Height of Structures, Use of Airspace, and Airspace Compatibility 

The height of structures and the use of airspace are key safety elements related to airspace compatibility.  
There are three key objectives related to the preservation and maintenance of airspace compatibility: 

1. To avoid airspace impacts that may require significant changes in existing air traffic patterns; 

2. To avoid airspace impacts that may result in a shifting of aircraft noise from one area to 
another; and 

3. To avoid the creation of land use conditions which, by posing hazards to aircraft in flight, can 
increase the risk of an accident occurring.  These hazards include: airspace obstructions and 
land use characteristics, which pose other potential hazards to aircraft in flight, by attracting 
birds or creating visual and/or electronic interference with air navigation. 

Any proposed new construction or expansion of existing structures that would penetrate any of the FAR 
Part 77 imaginary surfaces for Half Moon Bay Airport, as adopted by the C/CAG, is deemed to be an 
incompatible land use, unless either the FAA has determined that the proposed structure does not 
constitute a hazard to air navigation or the State Aeronautics Program has issued a permit to allow 
construction of the proposed structure. 

Community Design Manual 

The Community Design Manual was created to provide guidelines by which individual building permits 
are evaluated.  It is the policy of the County of San Mateo to avoid and prevent possible community 
deterioration, though the implementation of the design criteria set forth in the Community Design 
Manual.  It is the intent of the County, through the implementation of the Community Design Manual, to 
accomplish the following:  

1. To improve the general standards of orderly development of the County through design 
review of individual buildings, structures, and their environs. 

2. To improve and augment the controls now included in ordinances related to planning and 
building in order to promote development which is in the best interest to the public health, 
safety, and welfare of the County.   

3. To establish standards and policies that will promote and enhance good design, site 
relationships, and other aesthetic considerations in the County. 
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In order to accomplish these goals, the Community Design Manual does not set forth rigid rules for 
designing structures but rather establishes general guidelines in which consideration latitude remains, so 
as not to stifle individual initiative.17 

The following Community Design Manual guidelines are applicable to the proposed project: 

Site Design 

Siting 

• Structures and accessory structures should be located, designed, and constructed to retain and 
blend with the natural vegetation and natural land forms of the site (i.e., topography, rock out-
croppings, ridgelines, tree masses, etc.), and should be complementary to adjacent neighborhood 
structures. 

Grading 

• Grading and vegetation removal should be minimized and allow for only the construction of the 
structure and paved areas such as driveways and paths.  Should grading be required, such work 
should blend into adjacent land forms through the utilization of contour grading rather than 
cutting, filling, padding or terracing the site. 

• To ensure minimal impact on the physical setting of the site and adjacent properties, site 
preparation, grading and structure location should be carefully controlled to reduce erosion, soil 
exposure, impact on natural drainage systems, and to maintain surface runoff at or near existing 
levels.  Grading or removal of vegetation which would contribute to the instability of the site or 
adjacent property should not be permitted.  

Vegetative Preservation 

• Structures should blend with the natural vegetative cover of the site and only that vegetation 
should be removed which is necessary for the construction of the structure. 

• Structures should be designed around major trees or tree stands. 

Landscaping 

• Landscaping material should have an informal character and should provide a smooth transition 
between the development and adjacent open space areas. 

                                                      

17 County of San Mateo, Community Design Manual, Introduction, 1976, page 3. 
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• Only tree and plant materials native to the area should be used to assure against non-native plant 
intrusion to reduce irrigation and maintenance requirements, and to minimize visual impact. 

• Additional planting may be required where existing or proposed plant material is considered 
insufficient.  Planting should be placed so that it does not constitute a safety hazard.  

Water 

• With the exception of trails and paths, and related appurtenances, structural development should 
be set back from and not permitted to be constructed where such development will adversely 
affect a stream, drainage area, or body of water. 

View Preservation 

• Views should be preserved by limited structure height.  Introduced vegetation should be located 
so as to not block views from uphill structures or views from scenic corridors and vista points. 

• Public views within and from scenic corridors should be protected and enhanced, and 
development should not be allowed to significantly obscure, detract from, or negatively affect the 
quality of these views.  Visual screening or increased setbacks may be used to mitigate such 
impacts. 

• Structures should be located to retain views of prominent scenic features, i.e., bodies of water, 
mountains, valleys, etc. 

• Trees and vegetation may be selectively pruned or removed at the end of view corridors to 
enhance scenic vistas. 

Open Space Preservation 

• Structures should be sited to retain maximum open space and to reduce the visual impact in 
scenic open space areas. 

• Where possible, structures should be clustered near existing natural and man-made vertical 
features such as tree masses, hills, and existing structures. 

• Contiguous undeveloped lots, especially those under the same ownership, should be consolidated 
to create large building sites and encourage clustering, thereby retaining a greater area in open 
space. 

• Where conditions permit, minimum sideyard requirements may be reduced or increased as long 
as the total required setback is maintained. 
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Cliffs and Bluffs 

• Structures should be set back from bluffs and cliffs so as not to destroy natural land forms. 

• Intrusion of structures into views from scenic areas should be minimized. 

Accessory Structures 

• Accessory structures should be located in the immediate vicinity of the main structure(s), should 
be visually integrated with the main structure(s), and blend in with the natural terrain and 
vegetation of the site. 

• Fences should be built to fit the natural contours of the land.  Use of living (vegetative) fences in 
conjunction with earth berms, and fences made of natural materials are encouraged. 

Paved Areas 

• Paved areas such as parking lots, driveways, sidewalks, etc., should be well integrated into the 
site, relate to existing and proposed structures and landscaped to reduce visual impact. 

• Small separate paved parking lots are preferred to large single paved lots. 

• Parking areas should be screened from residential areas and from scenic roadways. 

• Driveways should be shared when feasible to reduce curb cuts, especially along major arterials 
and scenic roads. 

• Paving materials used for pathways, sidewalks, driveways, and parking areas should be varied, 
textured, colored or patterned to add visual interest, especially where visible from above. 

Utilities 

• Public utility structures, including luminaries, overhead wires and utility poles should be of 
minimum bulk and height, should be designed to have an uncluttered appearance, and should be 
subordinante to or blend with the natural setting and community. 

• Underground utility lines should be required except where such undergrounding would result in 
significant adverse environmental impacts.  Utility structures should not be visible above 
ridgelines. 

Signs 

• On-premise signs should be integrated with the architectural design of the structure and should 
not extend above the roof line of the structure. 
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• Signs should be simple, well designed and constructed of materials which harmonize with their 
surroundings.   

• Brightly illuminated, colored, rotating, reflective, blinking, flashing or moving signs, pennants or 
streamers should not be permitted. 

Exterior Appearance 

Colors and Materials 

• Exterior colors and materials should blend with that natural setting and surrounding 
neighborhood.  The use of natural materials and earth colors are encouraged; highly reflective 
surfaces and colors are discouraged. 

Structural Shapes 

• Simple structural shapes should be used to unify building design and to maintain an uncluttered 
community appearance. 

• As roofs are a visually dominating feature in a community, it is important that simple shapes, 
non-reflective surfaces, and a simple range of materials and colors be used in their construction. 

• Stacks, vents, antennas and other equipment should be organized to emerge together, screened 
from view and located on the least noticeable side of the roof. 

Scale 

• Structures should relate in size and scale to adjacent buildings and to the neighborhood in which 
they are located.   

The proposed project would be required to comply with the above-listed Community Design Manual.  

County of San Mateo Green Building Ordinance 

On February 26th 2008, the San Mateo County Board of Supervisors approved a Green Building 
Ordinance that will apply to building projects within the unincorporated areas of San Mateo County.  On 
October 7, 2008 the Board of Supervisors adopted an ordinance amending the regulations clarifying 
standards and requirements to improve the effectiveness of the Green Building Program.  The purpose of 
the Green Building Program is to enhance public health and welfare by encouraging green building 
measures in the design, building and maintenance of buildings.  Green Building Practices are intended to 
achieve the following goals: 

• To encourage the conservation of natural resources; 
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• 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 Local Agency Formation Commission (LAFCO) 

LAFCOs exist in each county of the State to regulate the boundaries of cities and special districts. 
LAFCOs are required to adopt and periodically update spheres of influence18, conduct municipal service 
reviews, and process applications for boundary change applications and applications for extension of 
service outside jurisdictional boundaries. LAFCO decisions must be consistent with the adopted sphere of 
influence for the agencies affected by the boundary change.  The State Legislature has set forth specific 
policy direction to LAFCO in carrying out its duties and responsibilities under the Cortese-Knox-
Hertzberg (CKH) Local Government Reorganization Act of 2000.  Specifically, LAFCO is directed to: 

• Encourage orderly growth and development….logical formation and determination of local 
agency boundaries” (Government Code, Section 56001); 

• Encourage and provide for “planned, well-ordered, efficient urban development patterns with 
appropriate consideration of preserving open space lands” (Government Code, Section 56300); 
and 

• Discouragement of urban sprawl, preserving open space and prime agricultural lands, efficiently 
providing government services and the encouragement of orderly formation and development of 
local agencies based upon local conditions and circumstances (Government Code, Section 
56301.). 

The LAFCO adopted sphere of influence for the municipal service providers was last adopted in October 
of 2008. The updated sphere determination placed all areas eligible for water service not currently in the 
boundaries of the Montara Water and Sanitary District in the sphere of influence of the Coastside County 
Water District. The project area is therefore in the sphere of influence of the Coastside County Water 
Districts. The territory is therefore eligible for annexation because it is contiguous to District boundaries. 
LAFCO policies favor annexation over extension of service outside city or district boundaries. In cases 
where annexation is not feasible, Government Code Section 56133 provides that a city or district may 
provide new or extended services by contract or agreement outside its jurisdictional boundaries only if it 
first requests and receives written approval from the local agency formation commission in the affected 
county.   

                                                      

18  “Sphere of Influence” means a plan for the probable physical boundaries and service area of a local agency, as 
determined by the commission (Government Code Section 56076). 
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ENVIRONMENTAL IMPACTS 

Thresholds of Significance 

Based on Appendix G of the State CEQA Guidelines, the proposed project would have a significant 
impact on land use and planning if it would: 

a) Physically divide an established community; 

b) Conflict with any applicable land use plan, policy or regulation of an agency with jurisdiction 
over the project (including, but not limited to, the general plan, specific plan, local coastal 
program, or zoning ordinance) adopted for the purpose of avoiding or mitigating an 
environmental effect; or 

c) Conflict with any applicable habitat conservation plan or natural community conservation 
plan. 

Project Impacts and Mitigation Measures 

Discretionary Actions 

This DEIR serves as the environmental document for all discretionary actions associated with the 
development of the proposed project.  This DEIR is intended to cover all federal, state, regional, and/or 
local government discretionary approvals that may be required to develop the proposed project, whether 
or not they are explicitly listed below.  The federal, state, regional and local agencies that may have 
jurisdiction over the proposed project may require, but are not necessarily limited to the following:   

County of San Mateo  

The applicant is requesting approval of a series of actions from the County of San Mateo in order to 
construct the proposed project including:  

• Use Permit, per Section 6500(d)3 for the modern sanitarium component of the Wellness Center; 

• Tentative Map for Major Subdivisions, per the County Subdivision Regulations, to subdivide the 
Office Park site into five lots (one common area and one for each building), and to create three 
lots for the Wellness Center; 

• Other discretionary approvals and requirements, including compliance with applicable ordinances 
and policies (e.g., Subdivision Ordinance, Green Building Ordinance, and General Plan) and 
various permits (e.g., use permits, off-street parking exception, building permits, grading permit, 
tree removal permit, etc.); 

• The project would be subject to County design review prior to approval;  
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• Coastal Development Permit, per County Zoning Regulations Section 6328.4; through San Mateo 
County Local Coastal Plan; and 

• This project would be subject to San Mateo County Environmental Health reviews and approvals 
for subdivision, water treatment systems and onsite wastewater treatment systems, water and 
wastewater distribution systems. 

San Mateo Local Agency Formation Commission (LAFCO) 

As discussed previously, the project applicant proposes to connect to the CCWD.  This proposed 
annexation to CCWD would require review and approval by LAFCO and approval of amendments to the 
Coastal Development Permits for the El Granada Pipeline replacement project.  Any temporary or 
permanent extension of water services outside of the service boundary as defined on January 1, 2003 
would require amendments to Coastal Development Permits A-1-HMB-99-20 and A-2-SMC-99-63 as 
well as amendment(s) to the County of San Mateo and Half Moon Bay Local Coastal Plans.  LAFCO 
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 of Supervisors regarding amount of 
property tax to be transferred between the County General Property Tax and County governed 
districts; 

• Approval by LAFCO and recordation of certificate of completion; and 

• Approval of community onsite water by the California Department of Public Health (CDPH) and 
wastewater systems by the Regional Water Quality Control Board (RWQCB). 

California State Water Resources Control Board (State Board) and San Francisco Bay Area RWQCB 

• Proposed modifications to potential jurisdictional wetlands and waters will require Section 401 
water quality certification from the RWQCB; 

• The creation of an onsite wastewater treatment plant (subsurface discharge included) will require 
approval from RWQCB, additionally, a Sewer System Management Plan and waste discharge 
reports will be required; and 

• The RWQCB will require compliance with a National Pollutant Discharge Elimination System 
(NPDES) Permit and the provision of a Stormwater Pollution Prevention Plan (SWPPP) for 
stormwater and construction runoff. 



San Mateo County  October 2009 

 
 

 

Big Wave Wellness Center and Office Park  IV.I Land Use & Planning 
Draft Environmental Impact Report  Page IV.I-31 
 

Bay Area Air Quality Management District (BAAQMD) 

• BAAQMD permits that would be required for the MBR plant could include a Permit to Operate, 
as well as potentially required permits for internal combustion engines and other portable 
equipment that have air emissions. 

California Department of Fish and Game (CDFG) 

• In order to avoid potential impacts to special-status or endangered species and their habitats, the 
applicant shall provide BMP’s to avoid incidental take of species and/or habitat disturbance or 
degradation.  The applicant will coordinate with CDFG for approval of all mitigation measures 
(e.g. exclusionary fencing, biological monitoring, etc.). 

California Department of Public Health (CDPH) 

• The use of an onsite treated water supply would require approval from CDPH Division of 
Drinking Water and Environmental Management.  Also, the use of disinfected tertiary treated 
wastewater for subsurface irrigation would require approval from CDPH under CCR, Title 22, 
Division 4, Chapter 3, Article 3, §60304. 

United States Army Corps of Engineers (USACOE) 

• Current project design, including the Wetland Restoration Plan, avoids impacts to all 
jurisdictional wetlands and waters with the exception of hand planting and weeding in wetland 
areas adjacent to restoration and enhancement activities.  None of the actions proposed by the 
project require a permit from the USACOE. 

United States Fish and Wildlife Services (USFWS) 

• Current project design, including the Wetland Restoration Plan, does not require a permit from 
the Army Corps of Engineers.  Project BMP’s are designed to avoid incidental take of special 
status or endangered species as well as their habitats located in adjacent Pillar Point Marsh.   
Therefore, the project design to date does not require consultation with USFWS. 

Impact LU-1 Physical Division of an Established Community 

The project site, totaling 19.4 acres, is made up of two adjacent agricultural fields that are part of a larger 
ongoing and continuous farming operation.  The site is designated General Industrial and is zoned Light 
Industrial/Design Review (M-1/DR) and Light Industrial/Airport Overlay/Design Review (M-1/AO/DR) 
(northern parcel), and Waterfront/Design Review/Coastal Development District (W/DR/CD) and 
Waterfront/Airport Overlay/Design Review (W/AO/DR) (southern parcel).    

The project area is largely developed with urban and suburban land uses including roadways and 
residential, commercial, and industrial land uses.  Specifically, surrounding land uses include the Half 
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Moon Bay Airport (east), the El Granada Mobile Home Park (north), the Pillar Point Headlands and Pillar 
Point Marsh (west), and the Princeton/Pillar Point Harbor industrial/commercial area (south).  
Additionally, the Fitzgerald Marine Reserve, which is bracketed by Maverick’s Surf break to the south 
and Montara Beach to the north, is located approximately 0.25 miles to the west.   

No residential communities would be displaced by project-related activities, nor would the physical 
arrangement of the surrounding residential communities be modified or divided.  Thus, the project would 
not result in a division of an established community.  Therefore, project impacts related to physical 
division of an established community would be less than significant and no mitigation measures are 
required. 

Impact LU-2 Conflict with Applicable Land Use Plans, Policies, or Regulations 

CEQA requires an analysis of consistency with plans and policies as part of the environmental setting (see 
CEQA Guidelines, Section 15125).  An EIR uses the policy analysis as an indicator of the resources that 
might be affected by a project and considers the importance a policy gives a resource in determining the 
significance of the physical impact.  Conversely, the EIR considers the potential significance of the 
related physical impacts when analyzing a particular policy.  Inconsistency with a policy may indicate a 
significant physical impact, but the inconsistency is not itself an impact.  Using this approach, this DEIR 
provides a detailed analysis of policies of the County of San Mateo General Plan and analyses of other 
applicable plans and policies, so that the decision-makers may determine project consistency.  The 
physical impacts of the proposed project are analyzed in other sections of the DEIR. 

The General Plan Guidelines published by the State Office of Planning and Research (OPR) defines 
consistency as, “An action, program, or project is consistent with the General Plan if, considering all its 
aspects, and it will further the objectives and policies of the General Plan and not obstruct their 
attainment.”  Therefore, the standard for analysis used in this DEIR is based on general agreement with 
the policy language and furtherance of the policy intent (as determined by a review of the policy context).  
The determination that the proposed project is consistent or inconsistent with applicable policies is 
ultimately the decision of the County of San Mateo.   

California Building Standards Commission - Green Building Standards 

Conceptual floor plans and elevations for the Office Park and Wellness Center properties have been 
proposed by the applicant.  The proposed project would be Leadership in Energy and Environmental 
Design (LEED) certified at the Platinum level, and would qualify for Core and Shell Platinum LEED 
Certification.  As noted in Section III (Project Description) of the DEIR, the LEED Green Building 
Rating System is a third party certification program and the nationally accepted benchmark for the design, 
construction and operation of high performance green buildings.  LEED certification provides verification 
that a building project is environmentally responsible, profitable and a healthy place to live and work.  
Additionally, the proposed project would incorporate specific development standards in order to achieve 
environmental sustainability, as listed in Section III (Project Description) of the DEIR.  The future 
buildings would incorporate green building requirements into the development and final site design that 
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would be reviewed as part of the building permit review process.  Therefore, impacts would be less than 
significant and no mitigation measures are required.  

Bay Area Clean Air Plan (CAP)  

Modeling of the pollutant emissions associated with the project shows that the long-term operation of the 
project would not result in an exceedance of the BAAQMD thresholds for carbon monoxide (CO), 
reactive organic gases (ROG), nitrogen oxides (NOx), and respirable particulate matter (PM10).  As such, 
the proposed project would not have any significant air quality impacts during the operational phase.   

The proposed project is located within the jurisdiction of the County of San Mateo, which has a General 
Plan that is consistent with the region’s 2000 CAP. As discussed in Section IV.K (Population & 
Housing), when assuming a conservative scenario that all persons filling the jobs and housing units at the 
project site would be coming from outside of the unincorporated Half Moon Bay area, population growth 
associated with the proposed project is more than three times greater than the projected population growth 
in the unincorporated Half Moon Bay area between 2009 and 2013.   

Assuming that some or all of the jobs created at the project site would be filled by persons relocating to 
the area, it appears that the local housing market does not contain sufficient vacancy to accommodate 
large amounts of population influx. As noted, vacancy rates indicate that there is a housing shortage both 
in the unincorporated portions and the County as a whole.  

However, based on current market analysis, it is reasonable to assume that many of the jobs at the project 
site would be filled by persons living in the area as opposed to people relocating to the area.  
Unemployment data indicates a need for local employment opportunities. Current unemployment in the 
area ranges from 6.7 percent in unincorporated Half Moon Bay to 10.8 percent in nearby City of Half 
Moon Bay. Average unemployment for year 2008 was 3.5 percent for unincorporated Half Moon Bay, 5.8 
percent for City of Half Moon Bay, and 5.5 percent for City of Pacifica.  Therefore, based on current 
unemployment and vacancy rates, it is anticipated that the majority of jobs and housing created by the 
project would be filled by the existing population.  

Additionally, housing to be provided at the project site is in conformity with area plans and policies 
because of its emphasis on providing affordable housing for developmentally disabled persons.  The 
Housing Element, Local Coastal Program, and Montara-Moss Beach-El Granada Community Plan 
include as part of their goals to provide affordable housing options for special needs groups including the 
disabled.  A related goal is to provide affordable housing in areas that reduce travel time between work 
and home.  Since the housing at the project site is fulfilling a specific need identified in the local plans, 
this suggests that the housing at the project site is not contributing to substantial population growth in the 
area.  Moreover, 37 of the jobs at the Wellness Center would be specifically provided for DD residents 
living at the project site.  The jobs for DD residents would not affect the balance between jobs and 
housing in the local community.  The proposed project would assist the area in achieving a jobs/housing 
balance by providing approximately 825 net new jobs and 70 new housing units, or approximately 12 jobs 
per dwelling unit.  By providing a substantial number of new job opportunities along with a moderate 
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supply of new housing, the proposed project would not only provide adequate jobs to employ future 
project residents, but would provide a surplus of jobs to employ existing and future residents in the 
surrounding community. 

The project would not add to the cumulative impact of housing-induced population growth of nearby 
projects since the project proposes housing for up to 70 DD residents and related staff, which has been 
identified as a need in local community plans and policies.  There are no related residential projects in the 
unincorporated Half Moon Bay area.  Residential development projects that are located in the Cities of 
Pacifica and Half Moon Bay do not appear to be designed for DD residents. 

Regarding cumulative impacts contributing to substantial population growth, the employment potential of 
related projects needs to be considered.  While on an individual basis, the impacts of the proposed project 
are not significant, cumulatively with other projects, the potential jobs created could induce substantial 
population growth in the area.  The projects in the City of Half Moon Bay are not relevant to the 
cumulative impact discussion as they involve residential and park uses.  Within the Mid-Coast area and 
the City of Pacifica, both of which contain insufficient local jobs for employed residents and those 
seeking work as indicated by the jobs/housing imbalance in those areas and by unemployment rates, 
approximately 33,155 square feet and 94,743 square feet of commercial, industrial and mixed-use projects 
have been proposed, respectively.  Application of employee generation rates to these numbers indicates 
that the related projects would generate up to 448 employees.  Along with the 825 employees expected to 
be generated at the proposed project, a total of 1,250 employees could be generated by projects in the 
area.  In the year 2030, the population in unincorporated Half Moon Bay is projected to be 12,300 and 
projected to be 42,100 in City of Pacifica.  The ratio of jobs to employed residents is projected to be one 
job per 2.9 residents in unincorporated Half Moon Bay and one job per 3.1 residents in the City of 
Pacifica.  Therefore, given the imbalance in the number of jobs compared to the number of residents, 
impacts associated with the potential growth in jobs stemming from the related projects would be less 
than significant and would create local employment opportunities for residents currently working outside 
of the area and for unemployed residents seeking employment. 

In April of 2001, the County of San Mateo published the Countywide Transportation Plan 2010.  This 
transportation plan estimates that the vehicle miles traveled (VMT) increase for San Mateo County from 
1990 to 2010 will be 19.8 percent.  According to the California Department of Finance (Demographic 
Research) Unit, the population increase in San Mateo County from 1990 to 2010 will be approximately 
13.7 percent (648,162 people to 736,667).  As can be seen, the projected rate of VMT increase is already 
estimated to be larger than the rate of population increase in San Mateo County.  Therefore, the project in 
combination with past, present, and reasonably foreseeable future projects would not cause the rate of 
increase in VMT to exceed the rate of increase in population, as it is already greater.  In addition, the 
project would incorporate bus stops and shuttle services to help minimize the increase in VMT in San 
Mateo County.  

Therefore, the proposed project would be consistent with the CAP and impacts would be less than 
significant and no mitigation measures are required.   
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San Francisco Bay Water Quality Control Plan (Basin Plan) 

The proposed project would be required to comply with all State and federal regulations governing water 
quality.  As part of the drainage plan for the project, all necessary NPDES permits would be obtained for 
both the construction and the ultimate development phase of the project.  Best Management Practices 
(BMPs) would be incorporated into the development and final design of drainage facilities that would be 
reviewed as part of the building permit review process.  Given the required compliance with applicable 
standards and regulations, the proposed project would be consistent with the Basin Plan; therefore, 
impacts would be less than significant and no mitigation measures are required.  For a more detailed 
discussion of the project’s impacts to hydrology and water quality, please refer to Section IV.H 
(Hydrology & Water Quality) of the DEIR. 

City/County Association of Governments of San Mateo County (C/CAG), Congestion Management Plan 
(CMP) 

As discussed in Section V.C (Impacts Found to be Less Than Significant) of this DEIR, potential impacts 
associated with Threshold (b) above were determined to have no impact because the roadway segments 
and intersections in the immediate vicinity of the project site are not designated roadways with 
established LOS standards in the County’s 2007 Congestion Management Program (CMP); therefore, no 
monitoring or analysis under the CMP is required.  Therefore, impacts would be less than significant and 
no mitigation measures are required. 

County of San Mateo General Plan  

The General Plan land use designation for the project site is General Industrial.  The proposed project 
includes development of residential and mixed-use land uses, comprised of 40 percent general office, 25 
percent research and development, 15 percent storage, and 20 percent light manufacturing.  As such, the 
proposed project would be generally consistent with the General Plan land use designation. Therefore, 
impacts would be less than significant and no mitigation measures are required.  Project consistency with 
individual General Plan policies is evaluated in Table IV.I-1 (County of San Mateo General Plan 
Consistency Analysis) at the end of this section.  

County of San Mateo Zoning Regulations  

The project site is zoned Light Industrial/Design Review (M-1/DR) and Light Industrial/Airport 
Overlay/Design Review (M-1/AO/DR) (northern parcel), and Waterfront/Design Review/Coastal 
Development District (W/DR/CD) and Waterfront/Airport Overlay/Design Review (W/AO/DR) (southern 
parcel).  The proposed project would be designed and constructed in conformance with all applicable 
development regulations of the Zoning Regulations and would be subject to Design Review by the 
County’s Coastside Design Review Committee.  Additionally, the project would comply with all 
provisions of the Zoning Regulations, which regulate parking, fences, and accessory structures.  
Therefore, impacts would be less than significant and no mitigation measures are required. 
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Montara-Moss Beach-El Granada Community Plan 

As previously discussed, the Montara-Moss Beach-El Granada Community Plan (Community Plan) 
served as the basis for the LCP Land Use Plan for the Mid-Coast.  Project consistency with individual 
Community Plan policies is evaluated in Table IV.I-1 (County of San Mateo General Plan Consistency 
Analysis) at the end of this section.  The proposed project would be designed and constructed in 
conformance with all applicable development regulations of the Community Plan.  Therefore, impacts 
would be less than significant and no mitigation measures are required. 

County of San Mateo Local Coastal Program (LCP)  

The proposed project is located within the jurisdictional boundaries of the County of San Mateo Local 
Coastal Program (LCP).  Project consistency with individual LCP policies is evaluated in Table IV.I-1 
(County of San Mateo General Plan Consistency Analysis) at the end of this section.  The proposed 
project would be designed and constructed in conformance with all applicable development regulations of 
the LCP.  Therefore, impacts would be less than significant and no mitigation measures are required. 

Half Moon Bay Airport Land Use Plan 

The proposed project is subject to the provisions of the Half Moon Bay Airport Land Use Plan.  The 
proposed project would be designed and constructed in conformance with all applicable development 
regulations of the Half Moon Bay Airport Land Use Plan.  Therefore, impacts would be less than 
significant and no mitigation measures are required. 

County of San Mateo Community Design Manual 

As previously discussed, the Community Design Manual was created to provide guidelines by which 
individual building permits are evaluated.  The Community Design Manual does not set forth rigid rules 
for designing structures but rather establishes general guidelines in which consideration latitude remains, 
so as not to stifle individual initiative.  The project would be designed to be consistent with individual 
Community Design Manual guidelines.  The proposed project would be designed and constructed in 
conformance with all applicable development regulations of the Community Design Manual and would 
be subject to Design Review by the County’s Coastside Design Review Committee.  Therefore, impacts 
would be less than significant and no mitigation measures are required. 

County of San Mateo Green Building Ordinance 

As noted in Section III (Project Description) of the DEIR, all buildings and development proposed on the 
project site would be designed to meet Platinum-level Leadership in Energy and Environmental Design 
(LEED) certified construction and would include specific design standards in order to achieve 
environmental sustainability.  Additionally, the proposed project would incorporate local green building 
requirements into the development and final site design that would be reviewed as part of the building 
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permit review process.  Therefore, impacts would be less than significant and no mitigation measures are 
required. 

San Mateo Local Agency Formation Commission (LAFCO) 

As noted in Section III (Project Description) of the DEIR, the project applicant proposes to connect to the 
Coastside County Water District (CCWD).  This proposed annexation to CCWD would require review 
and approval by LAFCO and approval of amendments to the Coastal Development Permits for the El 
Granada Pipeline replacement project.  Any temporary or permanent extension of water services outside 
of the service boundary as defined on January 1, 2003 would require amendments to Coastal 
Development Permits A-1-HMB-99-20 and A-2-SMC-99-63 as well as amendment(s) to the County of 
San Mateo and Half Moon Bay Local Coastal Plans.  LAFCO 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 of Supervisors regarding amount of 
property tax to be transferred between the County General Property Tax and County governed 
districts; 

• Approval by LAFCO and recordation of certificate of completion; and 

• Approval of community onsite water by the California Department of Public Health (CDPH) and 
wastewater systems by the Regional Water Quality Control Board (RWQCB). 

Therefore, impacts would be less than significant and no mitigation measures are required. 

Overall, as stated previously and outlined in Table IV.I-1 (County of San Mateo Regional and Local 
Requirements Consistency Analysis), the proposed project would be generally consistent with applicable 
land use plans, policies, and regulations.  Therefore, land use and planning impacts would be less than 
significant and no mitigation measures are required. 

Impact LU-3 Conflict with Applicable Habitat Conservation Plan or Natural Community 
Conservation Plan 

A significant impact would occur if a project is inconsistent with resource policies of any applicable 
habitat or conservation plan.   

A Habitat Conservation Plan (HCP) is a legally binding plan under the Endangered Species Act (ESA) to 
protect a specified area as habitat for a threatened or endangered species.  Section 10(a)(2)(A) of the ESA 
requires an applicant for an Incidental Take Permit to submit a Habitat Conservation Plan (HCP) that 
specifies, among other things, the impacts that are likely to result from the taking and the measures the 
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permit applicant will undertake to minimize and mitigate such impacts.19  As previously discussed, the 
proposed project is subject to the provisions of the County of San Mateo Local Coastal Program (LCP) 
and would be designed and developed in accordance with the LCP. 

The Natural Community Conservation Planning program of the Department of Fish and Game is an 
unprecedented effort by the State of California, including a number of private and public partners, which 
includes a broad-based ecosystem approach to planning for the protection and perpetuation of biological 
diversity.  A Natural Community Conservation Plan (NCCP) identifies and provides for the regional or 
area-wide protection of plants, animals, and their habitats, while allowing compatible and appropriate 
economic activity.20  NCCPs can only be initiated for large landscape areas, must address ecosystem 
integrity and function, and must provide for conservation of the covered species.  Additionally, a NCCP 
must mitigate for impacts and make an additional contribution to recovery of the covered species.21  The 
project site and surrounding area are not part of any draft or adopted NCCP. 

As such, the project site and surrounding area would not conflict with any draft or adopted Habitat 
Conservation Plan, Natural Community Conservation Plan, or other approved local, regional, or State 
habitat conservation plan.  Therefore, no impact to any adopted habitat or conservation plans would occur 
and no mitigation measures are required.  

CUMULATIVE IMPACTS 

According to the Natural Resource Conservation Services (NRCS) Land Use Conversion Table for San 
Mateo County, cumulative development that converted lands into urban and built-up lands amounted to 
approximately 492 acres of 353,450 total County acres between the years 2002 to 2004.22  The conversion 
of lands to urban uses is an inevitable effect of regional population increases and shrinking housing 
availability.  

Cumulative land use impacts could occur if other related projects in the vicinity of the project site would 
result in land use impacts in conjunction with the proposed project.  The 37 related projects of various 
land uses are listed in Table III-1 (Related Projects) of this DEIR.  The related projects, in conjunction 
with the proposed project, would result in the general intensification of land use and development density 
in the County.  These projects would be required to either conform to the zoning and land use 

                                                      

19  U.S. Fish & Wildlife Service, Endangered Species Program, Habitat Conservation Planning and Incidental Take 
Permit Processing Handbook, November 4, 1996, Page I-2.  Accessed by CAJA Staff at 
http://www.fws.gov/endangered/hcp/hcpbook.html on May 7, 2009. 

20  California Department of Fish and Game, Resource Management, Conservation Planning, Natural Community 
Conservation Planning.  Accessed by CAJA Staff at http://www.dfg.ca.gov/habcon/nccp/ on April 21, 2009. 

21  California Department of Fish and Game, Resource Management, Conservation Planning, Natural Community 
Conservation Planning (NCCP), Status of NCCP Planning Efforts.  Accessed by CAJA Staff at 
http://www.dfg.ca.gov/habcon/nccp/status.html# on May 7, 2009. 

22  Division of Land Resource Protection, San Mateo County Important Farmland Data Availability. Accessed by 
CAJA Staff at http://redirect.conservation.ca.gov/DLRP/fmmp/county_info_results.asp on October 28, 2008. 
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designations for each site or be subject to specific findings and conditions, which are based on 
maintaining general conformance with the land use plans applicable to the area.  As such, development of 
the proposed project and related projects is not anticipated to substantially conflict with the intent of the 
County’s General Plan regarding the future development of the area, or with other land use regulations 
required to be consistent with the General Plan, Zoning Regulations and Ordinance Codes.  Development 
of the proposed project, in conjunction with related projects, would not be expected to result in 
cumulatively considerable effects with respect to land use.  Therefore, cumulative impacts to land use 
would be less than significant and no mitigation measures are required.   

LEVEL OF SIGNIFICANCE AFTER MITIGATION 

All land use and planning impacts would be less than significant.   
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Table IV.I-1 

County of San Mateo Regional and Local Requirements Consistency Analysis 
Policy/Guideline Project Consistency/Comments 

COUNTY OF SAN MATEO GENERAL PLAN 
Vegetative, Water, Fish and Wildlife Resources Element (Chapter 1) 

1.2  Protect Sensitive Habitats - Protect sensitive 
habitats from reduction in size or degradation of the 
conditions necessary for their maintenance. 

Consistent:  Due to the occurrence of Northern Coastal 
Salt Marsh in the immediate vicinity of the project site as 
well as suitable habitat in Pillar Point Marsh, this 
sensitive natural community has a moderate potential to 
occur on the project site.  In addition, Riparian Corridors 
and Wetlands are designated Sensitive Habitats under the 
San Mateo County LCP.  Riparian habitat and its 
associated corridor are present on the project site along 
the drainage that separates the northern and southern 
project parcels.  Jurisdictional waters and wetlands 
comprise 0.74 acres of the project site.  Proposed grading 
and development would not result in impacts to northern 
salt marsh scrub or riparian habitat.  Furthermore, the 
project proposes 9 acres of riverine wetland and riparian 
ecosystem restoration.   

1.3  Protection and Productive Use of Economically 
Valuable Vegetative, Water, Fish and Wildlife 
Resources - Protect the availability and encourage the 
productive use of the County’s economically valuable 
vegetative, water, fish and wildlife resources in a 
manner which minimizes adverse environmental 
impacts. 

Consistent:  Refer to the consistency analysis for the 
County of San Mateo General Plan, Chapter 1, 
Vegetative, Water, Fish and Wildlife Resources, Policy 
No. 1.2.  As discussed in Sections IV.D, Biological 
Resources, and IV.H, Hydrology & Water Quality, the 
proposed project would not significantly impact 
vegetative, water, fish or wildlife resources.   

1.4  Access to Vegetative, Water, Fish and Wildlife 
Resources - 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. 

Consistent:  The project proposes a wetland trail in the 
Office Park property for viewing restored wetland areas 
that would be available to the public.  The proposed 
North Trail would also be available to the public and 
would run along the northern portion of the Office Park 
property and would connect to the wetlands trail as well 
as to existing trails in the headlands, which provide 
coastal access.  

1.20  Importance of Sensitive Habitats - Consider areas 
designated as sensitive habitats as a priority resource 
requiring protection. 

Consistent:  Refer to the consistency analysis for the 
County of San Mateo General Plan, Chapter 1, 
Vegetative, Water, Fish and Wildlife Resources, Policy 
No. 1.2.   

1.21  Importance of Economically Valuable Vegetative, 
Water, Fish and Wildlife Resources - 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. 

Consistent:  Refer to the consistency analysis for the 
County of San Mateo General Plan, Chapter 1, 
Vegetative, Water, Fish and Wildlife Resources, Policy 
No. 1.2.  As discussed in Sections IV.D, Biological 
Resources, and IV.H, Hydrology & Water Quality, the 
proposed project would not significantly impact 
vegetative, water, fish or wildlife resources.   

1.22  Regulate Development to Protect Vegetative, 
Water, Fish and Wildlife Resources -  (a) Regulate land 
uses and development activities to prevent, and if 
infeasible mitigate to the extent possible, significant 
adverse impacts on vegetative, water, fish and wildlife 
resources; and (b) place a priority on the managed use 
and protection of vegetative, water, fish and wildlife 

Consistent:  As discussed in Sections IV.D, Biological 
Resources, and IV.H, Hydrology & Water Quality, the 
proposed project would not significantly impact 
vegetative, water, fish or wildlife resources.   
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Table IV.I-1 
County of San Mateo Regional and Local Requirements Consistency Analysis 

Policy/Guideline Project Consistency/Comments 
resources in rural areas of the County. 
1.23  Regulate Location, Density and Design of 
Development to Protect Vegetative, Water, Fish and 
Wildlife Resources - Regulate the location, density and 
design of development to minimize significant adverse 
impacts and encourage enhancement of vegetative, 
water, fish and wildlife resources. 

Consistent:  As discussed in Sections IV.D, Biological 
Resources, and IV.H, Hydrology & Water Quality, the 
proposed project would not significantly impact 
vegetative, water, fish or wildlife resources.  
Furthermore, the project proposes 9 acres of riverine 
wetland and riparian ecosystem restoration.  The restored 
wetlands would extend both foraging and breeding 
habitat currently available in Pillar Point Marsh for 
project area special status species as well as provide a 
wider, protected movement corridor through the site.   

1.24  Protect Vegetative Resources - Ensure that 
development will: (1) minimize the removal of 
vegetative resources and/or; (2) protect vegetation which 
enhances microclimate, stabilizes slopes or reduces 
surface water runoff, erosion or sedimentation; and/or 
(3) protect historic and scenic trees. 

Consistent:  The removal of vegetation would be limited 
to the extent possible during grading activities.  The total 
area to be graded for buildings, walkways and parking 
lots would be approximately 9 acres on the Office Park 
property and approximately 2.6 acres on the Wellness 
Center property.  As discussed in Section IV.H, 
Hydrology & Water Quality, a comprehensive erosion 
control plan, SWPPP, and NPDES permit will be 
prepared for the project to stabilize slopes and reduce 
surface water runoff in order to reduce erosion and 
sedimentation.  No historic or scenic trees are located on 
the project site.   

1.25  Protect 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 habitats; 
(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. 

Consistent:  The project would not alter any natural 
water bodies.  The project would comply with applicable 
regulations related to surface and groundwater quality 
and would therefore not result in significant impacts to 
groundwater quality.  Additionally, the project proposes 
the reuse and recycling of wastewater as well as the 
infiltration of treated wastewater to minimize the 
depletion of groundwater as a result of the project.   

1.26  Protect Fish and Wildlife Resources - Ensure that 
development will minimize the disruption of fish and 
wildlife and their habitats. 

Consistent:  Refer to the consistency analysis for the 
County of San Mateo General Plan, Chapter 1, 
Vegetative, Water, Fish and Wildlife Resources, Policy 
No. 1.23.   

1.27  Regulate Development to Protect Sensitive 
Habitats - 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, endangered, and unique 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. 

Consistent:  Refer to the consistency analysis for the 
County of San Mateo General Plan, Chapter 1, 
Vegetative, Water, Fish and Wildlife Resources, Policy 
No. 1.2.   

1.28  Establish Buffer Zones - Establish necessary 
buffer zones adjacent to sensitive habitats which include 
areas that directly affect the natural conditions in the 
habitats. 

Consistent:  The project includes a 100-foot buffer 
planted as a riparian corridor and uplands coastal 
scrub/shrub between the proposed development and the 
proposed riverine wetland ecosystem restoration area.   

1.29  Permitted in Sensitive Habitats - Within sensitive 
habitats, permit only those land uses and development 
activities that are compatible with the protection of 

Consistent:  Proposed uses within sensitive habitats 
would be limited to the allowable uses and include the 
proposed wetland trails on both the Office Park and 
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Table IV.I-1 
County of San Mateo Regional and Local Requirements Consistency Analysis 

Policy/Guideline Project Consistency/Comments 
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. 

Wellness Center properties. 

1.30  Uses Permitted in Buffer Zones - 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 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 the surrounding land 
uses. 

Consistent:  Proposed uses within the proposed 100-foot 
buffer planted as a riparian corridor and uplands coastal 
scrub/shrub between the proposed development and the 
proposed riverine wetland ecosystem restoration area 
would be limited to the allowable uses and include the 
proposed wetland trails on both the Office Park and 
Wellness Center properties.   

1.31  Regulate the Location, Siting and Design of 
Development in Sensitive Habitats - Regulate the 
location, siting and design of development in sensitive 
habitats and buffer zones to minimize to the greatest 
extent possible adverse impacts, and enhance positive 
impacts. 

Consistent:  Refer to the consistency analysis for the 
County of San Mateo General Plan, Chapter 1, 
Vegetative, Water, Fish and Wildlife Resources, Policy 
Nos. 1.2, 1.29, and 1.30.  As discussed in Section IV.D, 
Biological Resources, the proposed project would not 
significantly impact sensitive habitats.    

1.32  Performance Criteria and Development 
Standards - Establish performance criteria and 
development 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. 

Consistent:  Refer to the consistency analysis for the 
County of San Mateo General Plan, Chapter 1, 
Vegetative, Water, Fish and Wildlife Resources, Policy 
Nos. 1.2, 1.29, and 1.30.  As discussed in Section IV.D, 
Biological Resources, the proposed project would not 
significantly impact sensitive habitats.   

1.33  Regulate Productive Uses of Vegetative, Water, 
Fish and Wildlife Resources - Regulate resource 
productive uses which are subject to local control in 
order to prevent and if infeasible mitigate to the extent 
possible significant adverse impacts on vegetative, 
water, fish and wildlife resources and to maintain and 
enhance (1) productivity of forests and other vegetative 
resources; (2) productive capacity and quality of 
groundwater basins and recharge areas, streams, 
reservoirs, and other water bodies; (3) productivity of 
fisheries and other fish and wildlife resources; and (4) 
the recreational value and aesthetic value of these areas. 

Consistent:  Refer to the consistency analysis for the 
County of San Mateo General Plan, Chapter 1, 
Vegetative, Water, Fish and Wildlife Resources, Policy 
No. 1.25 regarding groundwater quality and capacity.  As 
discussed in Sections IV.D, Biological Resources, and 
IV.H, Hydrology & Water Quality, the proposed project 
would not significantly impact vegetative, water, fish or 
wildlife resources.   
 

1.34  Protect Productive Uses of Vegetative, Water, 
Fish and Wildlife Resources - Regulate development in 
order to protect and promote the managed use of 
vegetative, water, fish and wildlife resources. 

Consistent:  The project would replace current 
agricultural uses with residential and commercial uses 
while implementing an integrated trail system, water 
reuse and recycling program, and restoring riparian and 
wetland habitat.  

1.36  Protect the Productive Use of Water Resources - 
Ensure that land uses and development on or near water 
resources will not impair the quality or productive 
capacity of these resources. 

Consistent:  As discussed in Section IV.H, Hydrology & 
Water Quality, the project would comply with applicable 
regulations related to surface and groundwater quality 
and would not result in significant impacts.   
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Table IV.I-1 
County of San Mateo Regional and Local Requirements Consistency Analysis 

Policy/Guideline Project Consistency/Comments 
1.38  Control Incompatible Vegetative, Fish and 
Wildlife - Encourage and support the control of 
vegetation, fish and wildlife resources which are harmful 
to the surrounding environment or pose a threat to public 
health, safety and welfare. 

Consistent: The project does not propose any 
incompatible vegetation in the restoration of wetland and 
riparian habitat or in the proposed landscaping onsite.   

1.39  Minimize Adverse Impacts of Programs 
Controlling Incompatible Vegetation, and Fish and 
Wildlife - Minimize the negative impacts and risks of 
programs controlling incompatible vegetation, fish, and 
wildlife. 

Consistent: The project does not propose any 
incompatible vegetation in the restoration of wetland and 
riparian habitat or in the proposed landscaping onsite.   

Soil Resources Element (Chapter 2) 
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. 

Consistent:  As discussed in Section IV.H, Hydrology & 
Water Quality, a comprehensive erosion control plan, 
SWPPP, and NPDES permit will be prepared for the 
project to stabilize slopes and reduce surface water runoff 
in order to reduce erosion and sedimentation. 

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. 

Consistent:  Refer to the consistency analysis for the 
County of San Mateo General Plan, Chapter 1, 
Vegetative, Water, Fish and Wildlife Resources, Policy 
No. 1.24. 

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. 

Consistent:  Refer to the consistency analysis for the 
County of San Mateo General Plan, Chapter 1, 
Vegetative, Water, Fish and Wildlife Resources, Policy 
No. 1.24. 

Visual Quality Element (Chapter 4) 
4.1  Protection of Visual Quality - Encourage positive 
visual quality for all development and minimize adverse 
visual impacts.  

Consistent:  The project includes an ornamental 
landscaping plan that would include climate and drought 
tolerant, native, biologically sensitive, and non-invasive 
plants such as California Big Leaf Maple with an 
understory of native grass and a perennial wildflower 
mix.  As discussed in Section IV.A, Aesthetics, impacts 
to visual resources would be less than significant. 

4.4  Appearance of Rural and Urban Development - 
Promote aesthetically pleasing development in rural and 
urban areas.  

Consistent:  Refer to the consistency analysis for the 
County of San Mateo General Plan, Chapter 4, Visual 
Quality, Policy No. 4.1. 

4.14  Appearance of New Development  - To (a) 
regulate development to promote and enhance good 
design, site relationships and other aesthetic 
considerations; and (b) regulate land divisions to 
promote visually attractive development. 

Consistent:  Refer to the consistency analysis for the 
County of San Mateo General Plan, Chapter 4, Visual 
Quality, Policy No. 4.1.   

4.16  Protection of Coastal Features - Regulate coastal 
development to protect and enhance natural landscape 
features and visual quality through measures that ensure 
the basic integrity of sand dunes, cliffs, bluffs and 
wetlands. 

Consistent:  Sand dunes, cliffs and bluffs are not located 
on the project site.  The project has incorporated the 
natural landscape into the design and includes an 
ornamental landscaping plan that would include climate 
and drought tolerant, native, biologically sensitive, and 



San Mateo County  October 2009 

 
 

 

Big Wave Wellness Center and Office Park  IV.I Land Use & Planning 
Draft Environmental Impact Report  Page IV.I-44 
 

Table IV.I-1 
County of San Mateo Regional and Local Requirements Consistency Analysis 

Policy/Guideline Project Consistency/Comments 
non-invasive plants.  Furthermore, the project proposes 9 
acres of riverine wetland and riparian ecosystem 
restoration. 

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. 

Consistent:  The project would result in minimal 
visibility of utility structures and other mechanical 
equipment.  All utilities would be undergrounded.  Solar 
panels and wind turbines would be installed on building 
roofs in both the northern and southern parcels and are 
anticipated to extend an additional four feet above the top 
of buildings.  Two 36-inch microwave dishes are 
proposed and would be integrated into the wall and 
would not extend beyond 5 feet of the roofline as shown 
in Figure III-15.  As discussed in Section IV.A, 
Aesthetics, impacts to visual resources would be less than 
significant. 

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

Consistent:  Refer to the consistency analysis for the 
County of San Mateo General Plan, Chapter 4, Visual 
Quality, Policy No. 4.20. 

4.35  Urban Area Design Concept – To (a) maintain 
and, where possible, improve upon the appearance and 
visual character of development in urban areas; and (b) 
ensure that new development in urban areas is designed 
and constructed to contribute to the orderly and 
harmonious development of the locality. 

Consistent:  Refer to the consistency analysis for the 
County of San Mateo General Plan, Chapter 4, Visual 
Quality, Policy No. 4.1. 

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. 

Consistent:  The project site is visible from County 
designated scenic Highway 1 and is located with the 
County Coastal Zone Scenic Corridor. As shown in 
Figure IV.A-8, Highway 1 Visual Simulation, views of 
the Pillar Point, the forested hills, and the skyline views 
would remain substantially unchanged immediately 
following construction and in approximately fifteen years 
due to the elevation and distance from the project site 
from Highway 1.  Views of the project site from this 
roadway segment constitute a small portion of the field of 
view and the project would not affect the overall value of 
the views from this scenic roadway.  Impacts would be 
less than significant. 

Historical and Archaeological Resources Element (Chapter 5) 
5.15  Character of New Development - Encourage the 
preservation and protection of historic resources, 
districts and landmarks on sites which are proposed for 
new development. 

Consistent:  The project site is currently utilized for 
agricultural production and is not developed with any 
buildings. View of historical maps revealed no indication 
of historical buildings, which was confirmed by a field 
survey.   An archaeological site (CA-SMA-151) was 
identified on the site.  Mitigation Measures CULT-2a is 
proposed to either exclude the area of CA-SMA-151, or 
perform additional fieldwork to determine the integrity of 
the site.  Mitigation would reduce impacts to less than 
significant.  

5.20  Site Survey - Determine if sites proposed for new 
development contain archaeological/paleontological 
resources.  Prior to approval of development for these 

Consistent:  An archaeological site (CA-SMA-151) was 
identified on the site.  Mitigation Measures CULT-2a is 
proposed to either exclude the area of CA-SMA-151, or 
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Table IV.I-1 
County of San Mateo Regional and Local Requirements Consistency Analysis 

Policy/Guideline Project Consistency/Comments 
sites, require that a mitigation plan, adequate to protect 
the resource and prepared by a qualified professional, be 
reviewed and implemented as a part of the project. 

perform additional fieldwork to determine the integrity of 
the site.  Additionally, no known paleontological 
resources were identified on the project site, but the 
potential exists to encounter both unknown archeological 
and paleontological resources.  Mitigation Measures 
CULT-2c and CULT-3 are proposed in the event that 
unknown resources are encountered.  Mitigation would 
reduce impacts to less than significant.  

5.21  Site Treatment -  To (a) encourage the protection 
and preservation of archaeological sites; (b) temporarily 
suspend construction work when archaeological/ 
paleontological sites are discovered. Establish 
procedures which allow for the timely investigation 
and/or excavation of such sites by qualified 
professionals as may be appropriate; and (c) cooperate 
with institutions of higher learning and interested 
organizations to record, preserve, and excavate sites. 

Consistent:  An archaeological site (CA-SMA-151) was 
identified on the site.  Mitigation Measures CULT-2a is 
proposed to either exclude the area of CA-SMA-151, or 
perform additional fieldwork to determine the integrity of 
the site.  Additionally, no known paleontological 
resources were identified on the project site, but the 
potential exists to encounter both unknown archeological 
and paleontological resources.  Mitigation Measures 
CULT-2c and CULT-3 are proposed in the event that 
unknown resources are encountered.  Mitigation would 
reduce impacts to less than significant.  

Park and Recreation Resources Element (Chapter 6)  
6.3  Build Upon Existing System - Design all park and 
recreation systems on the strengths and potentials of 
existing facilities and develop programs for meeting 
current and future needs. 

Consistent:  The project would provide open space and 
recreation features including onsite walkways/trails, 
recreation/common area facilities, and wetlands 
restoration.  A total of 71,000 square feet (or 1.6 acres) of 
walkways/trails are proposed on the project site.  Onsite 
recreational opportunities would include a 12,601 square 
foot outdoor basketball court and game space, movie 
theatre, multipurpose rooms, indoor swimming pool, and 
fitness center for use by the onsite residents and staff.  
The Community Center would include the pool, fitness 
center and locker rooms, which would be available to the 
Coastside public. 

6.5  Access to Park and Recreation Facilities -  To (a) 
attempt to provide appropriate access and conveniences 
for all people in park and recreation facilities; (b) 
encourage access to the park and recreation system by 
transportation means other than private automobiles, 
where feasible; and (c) attempt to provide adequate 
access for emergency services. 

Consistent:  All parking generated by the proposed 
project would be provided onsite and would follow 
County guidelines for or request an exception to onsite 
parking requirements, and would be subject to design 
review by the Planning Director for approval.  The 
project proposes to develop bus stops and shuttle services 
for residents and visitors.  Fire lanes, turning radii and 
back up space around buildings would be designed in 
cooperation with local officials so as to be adequate for 
emergency and fire equipment vehicles.  

6.9  Locate Suitable Park and Recreation Facilities in 
Urban Areas - Generally, encourage all providers to 
locate active park and recreation facilities in urban areas, 
taking advantage of existing service infrastructure 
systems and maximizing the recreational use of limited 
available land. Consider the following activities to be 
generally compatible with active park and recreation 
facilities such as group games, swimming, and tennis. 

Consistent:  The project is proposed within an urban 
unincorporated area of the County.  
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6.11  Coastal Recreation and Access -  To (a) regulate 
coastal development to delineate appropriate locations 
and development standards for recreation and visitor 
serving facilities; and (b) regulate development to 
increase public access to the shoreline and along the 
coast through measures which include, but are not 
limited to, establishing criteria for when and where 
access will be provided and how the access will be 
developed and maintained. 

Consistent:  The proposed North Trail would be 
available to the public and would run along the northern 
portion of the Office Park property and would connect to 
the wetlands trail as well as to existing trails in the 
headlands, which provide coastal access.   

6.12  Minimize Agricultural Land Use Conflicts - 
Preserve the best agricultural land for agricultural uses. 
On other lands capable of supporting agriculture, permit 
the location of park and recreation facilities when efforts 
are made to lease land not needed for recreational 
purposes to farm operations, and clearly defined buffer 
areas such as strips of land are established between these 
two uses to minimize land use conflicts. 

Consistent:  The proposed project is not located on 
prime agricultural land, although it is capable of 
supporting agriculture, and agriculture operations would 
continue as part of the project in conjunction with the 
proposed recreational facilities.   Land use conflicts 
between proposed agricultural and recreational uses are 
not anticipated.   

6.13  Development Plans – To (a) encourage all 
providers to prepare development plans for proposed 
facilities which contain provisions that easily adapt to 
changing conditions; and  (b) encourage all development 
plans to include restroom facilities and ensure that these 
correspond in size and detail to the type of park and 
recreation facility proposed. 

Consistent:  Restroom facilities are proposed.  

6.14  Site Planning for Public and Private Facilities -  
To (a) encourage all providers to design sites to 
accommodate recreation uses that minimize adverse 
effects on the natural environment and adjoining private 
ownership; and (b) encourage all providers to design, 
where feasible, park and recreation sites that 
accommodate a variety of recreational activities. 

Consistent:  The potential for environmental impact 
associated with implementation of the project, including 
the proposed recreational facilities is discussed 
throughout this DEIR.  A variety of uses are proposed 
including onsite walkways/trails, recreation/common area 
facilities, and wetlands restoration.    

6.15  Building Materials and Service Technology for 
Public and Private Facilities -  To (a) encourage the use 
of materials and technologies that achieve low 
development, maintenance and operation costs while 
maintaining environmental compatibility; and (b) 
encourage innovative technologies for conserving 
energy, water and other utilities for park and recreation 
facilities. 

Consistent:  The project is seeking LEED certification at 
the Platinum level.  In order to achieve this rating, the 
project is incorporating the use of materials that would 
reduce maintenance and operation costs.   Additionally, 
the project proposes to reduce water consumption by 30 
percent from current standards through the reuse and 
recycling of wastewater for toilet flushing and irrigation 
purposes. 

6.17  Building Materials and Service Technology for 
Public and Private Facilities – To (a) regulate 
development to provide new or improved park and 
recreation facilities. Use one or a combination of the 
following techniques: (1) offer of dedication, (2) grant of 
fee interest, and (3) in lieu fees; (b) encourage the 
dedication of easements to implement trails programs; 
and (c) base the requirements for the provision of park 
and recreation facilities on the: (1) size and type of 
development, (2) benefit to the developer, (3) burden to 
the public, and (4) within the Coastal Zone, priority 
given to the type of development under the Coastal Act. 

Consistent:  The project would provide open space and 
recreation features including onsite walkways/trails, 
recreation/common area facilities, and wetlands 
restoration.  A total of 71,000 square feet (or 1.6 acres) of 
walkways/trails are proposed on the project site.  Onsite 
recreational opportunities would include a 12,601 square 
foot outdoor basketball court and game space, movie 
theatre, multipurpose rooms, indoor swimming pool, and 
fitness center for use by the onsite residents and staff.  
The Community Center would include the pool, fitness 
center and locker rooms, which would be available to the 
Coastside public.    
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6.29  Protection, Operation and Maintenance - Make 
provisions to protect, operate and maintain park and 
recreation systems and related easements. 

Consistent:  The project applicant would operate and 
maintain all proposed onsite facilities as applicable.     

6.30  Minimize Traffic and Litter Problems -  (a) 
coordinate with CalTrans and/or SamTrans to increase 
recreational transit through such programs as a Park and 
Ride service or increased weekend service for 
recreationists in order to lessen traffic and parking 
problems; (b) encourage recreationists to properly 
dispose of litter in park and recreation facilities; and (c) 
encourage the adequate maintenance and improvement 
of roads and highways needed to serve recreation 
facilities. 

Consistent:  The project proposes to develop bus stops 
and shuttle services for residents and visitors.  Facilities 
for litter disposal would be provided as applicable.  

General Land Use Element (Chapter 7) 
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. 

Consistent:  The project is proposed within an urban 
unincorporated area of the County.  
 

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. 

Consistent:  The project is suitable for urban services 
including fire and police protection.  
 

Urban Land Use Element (Chapter 8) 
8.1  Urban Land Use Planning - Plan for a compatible 
and harmonious arrangement of land uses in urban areas 
by providing a type and mix of functionally well-
integrated land uses which meet general social and 
economics.  

Consistent: The proposed project includes development 
of residential and mixed-use land uses, comprised of 40 
percent general office, 25 percent research and 
development, 15 percent storage, and 20 percent light 
manufacturing.  Refer to the consistency analysis for the 
County of San Mateo General Plan, Chapter 4, Visual 
Quality, Policy No. 4.1. 
 

8.14  Residential Land Use Compatibility -  To (a) 
protect and enhance the character of existing single-
family areas; and (b) protect existing single-family areas 
from adjacent incompatible land use designations which 
would degrade the environmental quality and economic 
stability of the area. 

Partially Consistent: The project proposes landscaping 
and fencing to provide a buffer between the residential 
uses to the north and the proposed Office Park property.  
Impacts related to aesthetics were found to be less than 
significant, while impacts related to light and glare were 
found to be significant but could be reduce to less-than-
significant levels after mitigation.  Noise and air quality 
impacts were found to be either less than significant, or 
less than significant after mitigation.  Implementation of 
the project would not result in significant degradation of 
the environmental quality or economic stability of the 
area. 
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8.15  Commercial Land Use Compatibility - Ensure that 
commercial development is compatible with adjacent 
land uses. 

Consistent: Refer to the consistency analysis for the 
County of San Mateo General Plan, Chapter 8, 
Residential Land Use Compatibility, Policy No. 8.14. 
 

8.17  Buffers - Buffer commercial land uses when 
needed to protect contiguous residential uses. 

Consistent:  The project proposes landscaping and 
fencing to provide a buffer between the residential uses to 
the north and the proposed Office Park property.   

8.27  Parcel Consolidation - Where necessary to 
achieve quality site planning and greater design 
flexibility, encourage the consolidation of smaller 
parcels which are designed for intense land uses, 
including, but not limited to, Industrial, Medium High 
and High Density Residential. 

Consistent:  The County of San Mateo General Plan 
Mid-Coast Area Land Use map designates both the 
northern and southern parcels as General Industrial.  

8.29  Infilling - Encourage the infilling of urban areas 
where infrastructure and services are available. 

Consistent:  The project is proposed within an urban 
unincorporated area of the County.  

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. 

Consistent:  The proposed density is consistent with the 
maximum allowable density for the site.  

Rural Land Use (Chapter 9) 
9.28  Encourage Existing and Potential Agricultural 
Activities – To (a) encourage the continuance of existing 
agricultural and agriculturally- related activities; (b) 
encourage agricultural activities on soils with 
agricultural capability that are currently not in 
production; (c) consider agricultural land use 
designations for parcels which have existing agricultural 
activities or which contain soils with agricultural 
capability that are presently designated General Open 
Space; and (d) consider open space designations for 
agricultural parcels that are no longer capable of 
agricultural activities during future reviews of area 
plans.   

Consistent:  Although the project proposes development 
on a site currently utilized for agricultural activities, 
continued agricultural activities are proposed both on and 
offsite including 32 acres of farming, 12 acres in row 
crop production in the immediate vicinity of the project 
site.  The native plant nursery would include two 8,000-sf 
potting yards where approximately 30,000 pots would be 
raised under irrigation within their outside environment 
(no associated structures); one located in the east corner 
of the Office Park property and one located in the north 
east corner of the Wellness Center property.  

9.30  Development Standards to Minimize Land Use 
Conflicts with Agriculture – To (a) avoid to the greatest 
extent possible locating non-agricultural activities on 
soils with agricultural capability or lands in agricultural 
production; (b) locate non-agricultural activities in areas 
of agricultural parcels which cause the least disturbance 
to feasible agricultural activities; (c) buffer any non-
agricultural activities from agricultural activities by 
means of distance, physical barriers or other non-
disruptive methods; (d) ensure that any extension of 
public services and facilities to serve non-agricultural 
activities will not impair feasible agricultural activities.   
 

Consistent:  Refer to the consistency analysis for the 
County of San Mateo General Plan, Chapter 9, Rural 
Land Use, Policy No. 9.28.  Agricultural activities are 
proposed on parcels that are currently used for 
agricultural purposes.  The project proposes landscaping 
and fencing to provide a buffer between the residential 
uses to the north and the proposed project. 
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Water Supply Element (Chapter 10) 

10.1  Coordinate Planning – Coordinate water supply 
planning with land use and wastewater management 
planning to assure that the supply and quality of water is 
commensurate with the level of development planned for 
an area.   

Consistent:  The proposed project would not exceed the 
water supply availability or wastewater management 
capabilities of existing facilities.  Additionally, the 
project proposes the reuse and recycling of wastewater as 
well as the infiltration of treated wastewater to minimize 
water use as a result of the project. 

10.3  Water Conservation - Promote the conservation 
and efficient use of water supplies. 

Consistent:  The project proposes to reduce water 
consumption by 30 percent from current standards 
through the reuse and recycling of wastewater for toilet 
flushing and irrigation purposes.  

10.4  Development of Water Supplies – Promote the 
development of water supplies to serve: (1) agricultural 
uses, as the highest priority; (2) domestic uses; and (3) 
recreational uses. 

Consistent:  The primary source of domestic water 
supply would be the existing onsite agricultural well.  It 
would be utilized for irrigation as needed, as well as the 
drinking water supply for the site. 

10.7  Park and Recreation Water Supplies – To (a) 
encourage the provision of water supplies in park and 
recreation areas commensurate with the desired level of 
development; and (b) encourage coastal recreation and 
visitor serving facilities to provide drinking water. 

Consistent:  Potable water would be provided onsite.  

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. 

Consistent:  The project proposes to annex to the CCWD 
for provision of water to meet fire flow requirements and 
as emergency back-up supply for domestic needs.   The 
project is not presently within the CCWD service area, 
and would require annexation approval by San Mateo 
County LAFCO.  The primary source of domestic water 
supply would be the existing onsite agricultural well.  It 
would be converted to provide potable water for the 
project, and would also continue to be used to supply a 
portion of irrigation needs.  The water supply to the site 
would be provided consistent with County requirements 
regarding water quality and flow.   

10.13  Water Suppliers in Urban Areas - Support 
efforts to improve water distribution and storage systems 
in unincorporated neighborhoods and communities. 

Consistent:  The project proposes to annex to the 
CCWD.  The primary source of domestic water supply 
would be the existing onsite agricultural well.  Well water 
would be provided consistent with County requirements 
regarding quality and flow.   

10.25  Efficient Water Use – To (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; and (d) 
encourage water conservation for agricultural uses by 
using efficient irrigation practices. 

Consistent:  The project proposes to reduce water 
consumption by 30 percent from current standards 
through the reuse and recycling of wastewater for toilet 
flushing and irrigation purposes.   



San Mateo County  October 2009 

 
 

 

Big Wave Wellness Center and Office Park  IV.I Land Use & Planning 
Draft Environmental Impact Report  Page IV.I-50 
 

Table IV.I-1 
County of San Mateo Regional and Local Requirements Consistency Analysis 

Policy/Guideline Project Consistency/Comments 
10.26  Wastewater Reuse – To (a) encourage the reuse 
and recycling of water whenever feasible; and (b) 
encourage the use of treated wastewater that meets 
applicable County and State health agency criteria. 

Consistent:  The project proposes to reduce water 
consumption by 30 percent from current standards 
through the reuse and recycling of wastewater for toilet 
flushing and irrigation purposes.   

Transportation Element (Chapter 12) 
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. 

Consistent:  The project does not propose the 
development of new road alignments, only internal 
circulation driveways and access ways.   

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. 

Consistent:  Mitigation Measure TRANS-1 proposes the 
signalization of the intersection of Highway 1 and 
Cypress Avenue.   

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. 

Consistent:  Mitigation Measure TRANS-1 proposes the 
signalization of the intersection of Highway 1 and 
Cypress Avenue.  The applicant would pay a fair share 
portion of the cost of implementation of this 
improvement. 

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; 
 Bicycle and pedestrian travel; 
 Access by physically handicapped persons to 

public buildings, shopping areas, hospitals, 
offices, and schools; 

 Routes and turnouts for public transit; 
 Parking areas for ridesharing; 
 Coordination of transportation improvement with 

adjacent jurisdictions. 

Consistent:  The project proposes access for emergency 
vehicles.  The project would also provide for pedestrian 
and bicycle facilities and bus stops for public transit as 
applicable.  Furthermore, the project would be designed 
to be Americans with Disabilities Act (ADA) compliant.   

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. 

Consistent:  The project does not propose the 
development of new roads.  Internal circulation 
driveways and access ways would be developed 
consistent with County standards.   

12.19  Parking Standards - Review and update the 
County’s off-street and on-street parking standards in 
order to reflect current conditions and requirements. 
Consider the needs of each individual land use, the 
potential for joint use of parking areas, fees in lieu of 
parking, spaces for smaller cars, and parking 
management strategies. 

Consistent:  All parking generated by the proposed 
project would be provided onsite and would follow 
County guidelines for onsite parking requirements or 
request an exception, and would be subject to design 
review by the Planning Director for approval.  The 
project proposes to provide 640 parking spaces for the 
mixed-use Office Park development on the northern 
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parcel.  According to the current County requirement, 
737 parking spaces would be required on this portion of 
the site.  If the County approves a parking space 
exception for low-density office use, the requirement 
would be reduced to 635 parking spaces.   

12.23  Sam Trans Service - Encourage SamTrans to 
continue to work toward improving service levels on 
both local and mainline routes through reevaluation and 
expansion of routes, increased service to the Coastside, 
provision of more satellite parking facilities, and 
evaluation of smaller buses for local routes. 

Consistent:  The project proposes to develop bus stops 
and shuttle services for residents and visitors.   

12.30  Population Groups with Special Needs - 
Encourage and support SamTrans and the Paratransit 
Coordinating Council to work toward meeting the 
transportation needs of the mobility impaired, the young, 
and the elderly. 

Consistent:  The project proposes to develop bus stops 
and shuttle services for residents and visitors.   

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. 

Consistent:  The project proposes to develop sidewalks 
and islands within the site to accommodate pedestrian 
traffic, including a pedestrian path along the project 
frontage.  In addition, onsite walkways and a trail system 
would provide circulation within the proposed Office 
Park and Wellness Center properties.   

Solid Waste Element (Chapter 13) 
13.1  Management of Solid Waste Disposal - Provide 
management of solid waste in the most efficient and 
economical manner which will provide adequate 
services, protect the public health, prevent the creation 
of nuisances, reduce waste generation and provide for 
maximum resource recovery. 

Consistent:  The proposed project would comply with 
the California Integrated Waste Management Act, as well 
as the other applicable regulations in order to reduce, 
recycle, and reuse solid waste generated to the maximum 
extent feasible.   

13.4  Maximize Energy Conservation - Manage solid 
waste in such a way as to maximize energy 
conservation. 

Consistent:  The proposed project would comply with 
the California Integrated Waste Management Act, as well 
as the other applicable regulations in order to reduce, 
recycle, and reuse solid waste generated to the maximum 
extent feasible.   

13.5  Minimize Dependence on Landfills - Reduce to a 
minimum the dependence on landfills by promoting 
recycling, resource recovery and reduction of residential 
and commercial wastes. 

Consistent:  Mitigation Measure UTIL-11 requires a 
facility recycling program for the collection and loading 
of recyclable materials and the provision of adequate 
space or enclosures for recycling bins at appropriate 
locations to promote recycling of paper, metal, glass, and 
other recyclable material.   

13.10  Long-Term Landfill Disposal Capability - 
Provide long-term landfill disposal capability for non-
renewable wastes and residues from resource recovery 
operations. 

Consistent:  The proposed project would comply with 
the California Integrated Waste Management Act, as well 
as the other applicable regulations in order to reduce, 
recycle, and reuse solid waste generated to the maximum 
extent feasible.  Mitigation Measure UTIL-11 requires a 
facility recycling program for the collection and loading 
of recyclable materials and the provision of adequate 
space or enclosures for recycling bins at appropriate 
locations to promote recycling of paper, metal, glass, and 
other recyclable material.   
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13.23  Promoting Curbside Recycling - Promote the 
establishment of curbside recycling programs as a means 
to increase recycling. 

Consistent:  Mitigation Measure UTIL-11 requires a 
facility recycling program for the collection and loading 
of recyclable materials and the provision of adequate 
space or enclosures for recycling bins at appropriate 
locations to promote recycling of paper, metal, glass, and 
other recyclable material.   

13.25  Locating Rubbish Collection Points - Consider 
permitting the placement of receptacles for recyclables 
within appropriate residential and commercial areas. 

Consistent:  Mitigation Measure UTIL-11 requires a 
facility recycling program for the collection and loading 
of recyclable materials and the provision of adequate 
space or enclosures for recycling bins at appropriate 
locations to promote recycling of paper, metal, glass, and 
other recyclable material.   

Housing Element (Chapter 14) 
14.1  Maintain and Improve Quality and Affordability 
of Existing Housing Stock  - Maintain and improve the 
quality and affordability of the excepting housing stock 
in order to minimize the displacement of existing 
residents. 

Consistent:  The project proposes the development of 70 
new residential units, 50 of which would be available to 
developmental disabled adults at below market-rates.   

14.2  Promote Sufficient Production of New Housing - 
Promote sufficient production of new housing of 
affordable cost and diverse size to accommodate the 
housing needs of all persons who reside, work, or who 
can be expected to work or reside in the County. 

Consistent:  The project proposes the development of 70 
new residential units, 50 of which would be available to 
developmental disabled adults at below market-rates.  
The units would range from one to four bedroom units as 
defined in Section III. 

14.3 Provide Housing Near Employment, 
Transportation, and Community Services - Strive to 
provide housing in balanced residential environments 
that combine access to employment opportunities, 
transportation, childcare and other community services. 

Consistent:  The project proposes the development of 70 
new residential units, as well as office and agricultural 
uses that would provide employment opportunities for 
residents.   

14.4  Ensure Equal Access to Housing - Ensure that 
housing is equally available to all persons regardless of 
age, race, sex, sexual orientation, marital status, ethnic 
background, income, disability or other arbitrary factors. 

Consistent:  The project proposes housing specifically 
for developmentally disabled adults and support staff.  

14.19  Encourage New Housing Near Employment and 
Services - Encourage the provision of housing near 
employment centers and/or where adequate 
infrastructure and services exist or can be provided.  
Identify these areas, as well as their potential for 
additional residential and mixed-use development in 
future planning studies and documents. 

Consistent:  The project proposes the development of 70 
new residential units, as well as office and agricultural 
uses that would provide employment opportunities for 
residents.   

14.48  Expand Housing Choices by Increasing the 
Diversity of Housing Types - Expand the housing 
choices for special needs groups by using techniques in 
this chapter to help increase the variety in location, size, 
type and price of housing available.  Special needs 
groups include, but are not limited to, the elderly, 
disabled, youth, large families, households headed by 
single parents, farm laborers, and the homeless. 

Consistent:  The project proposes housing specifically 
for developmental disabled adults and support staff.  Of 
the 70 new residential units, 50 would be available to 
developmental disabled adults at below market-rates.  
The units would range from one to four bedroom units as 
defined in Section III. 

14.49  Provide Affordable Housing Opportunities and 
Supportive Services for the Elderly or Disabled - 
Provide affordable housing opportunities and supportive 

Consistent:  The project proposes housing specifically 
for developmental disabled adults and support staff.  Of 
the 70 new residential units, 50 would be available to 
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services for the elderly and disabled through programs 
including, but not limited to: (a) the construction of new 
housing units, including those that may be developed 
through the second unit, inclusionary and density bonus 
programs; (b) rehabilitation and retrofit of existing units; 
(c) support for existing and development of new shared 
housing and group homes; (d) administration of 
supportive housing subsidies; and (e) support for 
existing and development of new supportive services. 

developmental disabled adults at below market-rates.  
The units would range from one to four bedroom units as 
defined in Section III. 

14.50  Promote Housing for the Elderly or Disabled in 
Appropriate Locations - Promote the development of 
housing for the elderly or disabled in all appropriate 
locations.  Consider the following as high priority 
locations for the development of housing for the elderly 
or disabled: (a) lands within urban areas that are located 
close to public transportation and other essential services 
such as stores, banks and medical facilities; and (b) 
lands that do not have major topographic constraints. 

Consistent:  The project proposes housing specifically 
for developmental disabled adults and support staff.  Of 
the 70 new residential units, 50 would be available to 
developmental disabled adults at below market-rates.  
The units would range from one to four bedroom units as 
defined in Section III. 

Natural Hazards Element (Chapter 15) 
15.12  Locating New Development in Areas Which 
Contain Natural Hazards – To (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; 
and (d) require detailed analysis of hazard risk and 
design of appropriate mitigation when development is 
proposed in these areas. 

Consistent:  Seismic hazards, including the potential for 
fault rupture, cyclic densification, liquefaction, lateral 
spreading, and sand boils are the primary natural hazards 
associated with the project site.  Implementation of the 
identified mitigation measures in Section IV.F, Geology 
& Soils, and compliance with applicable regulations 
would reduce project impacts related to natural hazards to 
less than significant. 

Geotechnical Hazards 
15.19  Appropriate Land Uses and Densities in 
Geotechnical Hazard Areas - In urban areas, consider 
higher density land uses that are compatible with the 
surrounding pattern of development to be appropriate if 
adequate site-specific review of geotechnical hazards 
has been undertaken and appropriate mitigation 
measures can feasibly be incorporated into development 
projects. 

Consistent:  Refer to the consistency analysis for the 
County of San Mateo General Plan, Chapter 15, Natural 
Hazards, Policy No. 15.12. 

15.20  Review Criteria for Locating Development in 
Geotechnical Hazard Areas – To (a)  avoid the siting of 
structures in areas where they are jeopardized by 
geotechnical hazards, where their location could 
potentially increase the geotechnical hazard, or where 
they could increase the geotechnical hazard to 
neighboring properties; (b) wherever possible, avoid 
construction in steeply sloping areas (generally above 
30%); (c) avoid unnecessary construction of roads, trails, 
and other means of public access into or through 

Consistent:  Refer to the consistency analysis for the 
County of San Mateo General Plan, Chapter 15, Natural 
Hazards, Policy No. 5.12.  The project site is relatively 
flat and does not contain steeply sloping areas except for 
a relatively steep topography change at the western edge 
of the project site boundary, which approaches the marsh.  
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geotechnical hazard areas; and (d) in extraordinary 
circumstances when there are no alternative building 
sites available, allow development in geotechnically 
hazardous and/or steeply sloping areas when appropriate 
structural design measures to ensure safety and reduce 
hazardous conditions to an acceptable level are 
incorporated into the project. 

Fire Hazard 
15.29  Review Criteria for Locating Development 
Outside of Fire Hazard Areas - Insure that fire safety is 
adequately addressed in the review of new development 
proposed in unincorporated areas located outside of fire 
hazard areas through measures including but not limited 
to referral of proposals for development to appropriate 
fire protection agencies for conditions of approval. 

Consistent:  The applicant will be required to submit 
building plans and plot plans to the County and Coastside 
Fire Protection District to provide appropriate fire hazard 
management recommendations for inclusion as project 
conditions of approval.   

15.30  Standards for Water Supply and Fire Flow for 
New Development – To (a)  require connection to a 
public water system or private water company or 
provision of an onsite water supply as a condition of 
approval for any new development proposal; (b) 
determine the quantity of onsite 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; 
and (c) consider the use of additional onsite 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. 

Consistent:  The project proposes to annex to the CCWD 
for provision of water to meet fire flow requirements and 
as emergency back-up supply for domestic needs.   The 
project is not presently within the CCWD service area, 
and would require annexation approval by San Mateo 
County LAFCO.  The primary source of domestic water 
supply would be the existing onsite agricultural well.  It 
would be converted to provide potable water for the 
project, and would also continue to be used to supply a 
portion of irrigation needs.  The water supply to the site 
would be provided consistent with County requirements 
regarding water quality and flow.   

15.31  Standards for Road Access for Fire Protection 
Vehicles to New Development – To (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; and (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. 

Consistent:  Fire lanes, turning radii and back up space 
around buildings would be designed in cooperation with 
local officials so as to be adequate for emergency and fire 
equipment vehicles.   

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. 

Consistent:  The project would provide signage as 
applicable.   

15.33  Road Patterns – To (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; and (b) 

Consistent:  The project does not propose the 
development of new roads.  Internal circulation 
driveways and access ways would be developed 
consistent with County standards. 
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encourage fire protection agencies to identify emergency 
access and evacuation routes for existing developed 
areas and to provide this information to area residents. 
15.34  Vegetative Clearance Around Structures – To 
(a) require clearance of flammable vegetation around 
structures as a condition of approval to new 
development in accordance with the requirements of the 
agency responsible for fire protection; and (b) conduct 
periodic inspections to ensure maintenance of required 
clearances. 

Consistent:  The project does not propose flammable 
vegetation. The applicant will be required to submit 
building plans and plot plans to the County and Coastside 
Fire Protection District to provide appropriate fire hazard 
management recommendations for inclusion as project 
conditions of approval. 

15.35  Fire Retardant Vegetation - Encourage the use of 
fire retardant vegetation when reviewing new 
development proposals. 

Consistent:  The project would include live vegetation 
that is maintained, and is therefore more resistant to fire. 

Man-Made Hazards Element (Chapter 16) 
Noise 

16.11  Regulate Distribution of Land Uses - Regulate 
the distribution of land uses to attain noise compatibility. 
Measures may include preference toward locating: (1) 
noise sensitive land uses within quiet areas, removed 
from Noise Impact Areas, and (2) noise generating land 
uses separate from noise sensitive land uses. 

Consistent:  Construction and operational noise impacts 
associated with the proposed project were found to be 
either less than significant, or less than significant after 
mitigation. 

16.12  Regulate Noise Levels - Regulate noise levels 
emanating from noise generating land uses through 
measures which establish maximum land use 
compatibility and nuisance thresholds. 

Consistent:  Construction and operational noise impacts 
associated with the proposed project were found to be 
either less than significant, or less than significant after 
mitigation. 

16.14  Noise Barriers Noise Control - Promote 
measures which incorporate use of noise barriers into the 
design of new development, particularly within Noise 
Impact Areas. Noise barriers may include earth berms, 
walls, fencing, or landscaping. 

Consistent:  Construction and operational noise impacts 
associated with the proposed project were found to be 
either less than significant, or less than significant after 
mitigation. 

16.16  Construction Techniques Noise Control - 
Promote measures which incorporate noise control into 
the construction of existing and new buildings, 
including, but not limited to, use of dense noise 
insulating building materials. 

Consistent:  Construction and operational noise impacts 
associated with the proposed project were found to be 
either less than significant, or less than significant after 
mitigation. 

16.17  Promote Transportation Related Noise 
Reduction - Promote measures which reduce 
transportation related noise, particularly aircraft and 
vehicle noise, to enhance the quality of life within San 
Mateo County. 

Consistent:  Construction and operational noise impacts 
associated with the proposed project were found to be 
either less than significant, or less than significant after 
mitigation. 

Airport Safety 
16.41  Regulate Land Uses to Assure Airport Safety - 
Regulate land uses surrounding airports to assure airport 
safety. Measures may include restrictions on permitted 
land uses and development review height criteria. 

Consistent:  A portion of the project is located within the 
Airport Overlay zone.  Storage facilities are proposed 
within this zone, consistent with allowable uses.  The 
structures proposed within the AO setback do not include 
residential uses or uses with three or more persons 
occupying the use at one time.  These buildings would 
also have an approximately 20-foot setback from the 
Airport Street Right-of-Way (ROW) line.   
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16.42  Limit Land Uses at Ends of Runways - Limit 
land uses in approach zones, clear zones and other areas 
of high accident potential at ends of airport runways to 
low intensity, nonstructural uses, including, but not 
limited to, agriculture, open space, and storage. 

Consistent:  Refer to the consistency analysis for the 
County of San Mateo General Plan, Chapter 16, Man-
Made Hazards, Policy No. 16.41.   

16.43  Regulate Location and Height of Development 
Surrounding Airports - Regulate development location 
and height in areas surrounding airport activities to 
protect air navigation requirements. Measures may 
include height criteria based upon an approach surface 
or other representative aircraft flight path. 

Consistent:  Refer to the consistency analysis for the 
County of San Mateo General Plan, Chapter 16, Man-
Made Hazards, Policy No. 16.41.  Mitigation Measure 
HAZ-3 provides for the provision of a navigational 
easement, to the satisfaction of the County Director of 
Public Works. 

MONTARA-MOSS BEACH-EL GRANADA COMMUNITY PLAN 
1.2 Design Characteristics - Encourage good design in 
new construction which reflects the character, and is 
compatible with the scale of the neighborhood in which 
it is located. 

Consistent: Building heights for the office park would 
not exceed 45 feet 6 inches in height, which is lower than 
the permitted building heights for the northern parcel, but 
taller than the adjacent homes to the north.  Refer to the 
consistency analysis for the County of San Mateo 
General Plan, Chapter 4, Visual Quality, Policy No. 4.1.   
 

1.8 Housing - Accommodate a variety of dwelling styles 
within an economic range that serves the housing needs 
of the community. 

Consistent:  The project proposes 70 new residential 
units, 50 would be available to developmental disabled 
adults at below market-rates.  The units would range from 
one to four bedroom units as defined in Section III, 
Project Description. 

Land Use 
2.5  Location of Multi-Family Development - Locate 
multiple-family development adjacent to commercial 
centers as a transition to single-family development. 

Consistent:  The proposed residential uses are located 
between commercial uses to the south and the single-
family residences to the north. 

2.7  Commercial Development Buffers - Buffer 
commercial areas from surrounding residential 
development with landscaping, fencing, and/or buildings 
designed for compatibility between these land uses. 

Consistent:  The project proposes landscaping and 
fencing to provide a buffer for the residential uses to the 
north.  As discussed in Section IV.A, Aesthetics, impacts 
would be less than significant. 

2.11  Desired Industrial Uses - Encourage industrial 
uses which are in accord with the stated objectives of the 
community: greenhouses, strawflower processing, fish 
processing, boat building, warehousing, and aviation 
related uses. 

Consistent:  The proposed project includes a native plant 
nursery and a wastewater treatment facility. 

2.12  Location of Industrial Development – (a) Locate 
industrial development in areas where it will have the 
lowest impact on surrounding land uses and on the 
environment; and (b) Concentrate industrial 
development in areas adjacent to the Half Moon Bay 
Airport and Pillar Point Harbor. 

Consistent:  The proposed project is located adjacent to 
the Half Moon Bay Airport and in the vicinity of Pillar 
Point Harbor. 

Infrastructure 
3.1  Circulation System - Develop a circulation system, 
and road standards for residential streets, which 
complement the small-town character of the community. 

Consistent:  The project proposes internal circulation 
driveways and access ways.   

3.21  Airport Development - Development surrounding 
Half Moon Bay Airport is to be consistent with the goals 
and policies of the adopted ALUC Plan. 

Consistent:  Refer to the consistency analysis for the 
County of San Mateo General Plan, Chapter 16, Man-
Made Hazards, Policy No. 16.41.   
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Housing 

4.1  Housing Design - Build housing that relates to its 
physical setting, does not destroy the natural features of 
the land, and is compatible with the neighborhood scale 
and coastal character of the community. 

Consistent:  The housing associated with the proposed 
project would not destroy natural features and is 
considered to be generally compatible with the 
neighborhood scale and coastal character of the 
community. 

4.2  Development Incentives - Provide incentives that 
will encourage the development of an adequate housing 
base designed to meet the needs of all residents in the 
community, especially those with low and moderate 
incomes. 

Consistent:  The project proposes 70 new residential 
units, 50 would be available to developmental disabled 
adults at below market-rates.   

4.4  Provision of Affordable Housing - Provision of 
housing affordable by low and moderate income families 
should be a priority of new residential construction, 
particularly if government subsidies are available. 

Consistent:  The project proposes 70 new residential 
units, 50 would be available to developmental disabled 
adults at below market-rates.   

4.5  Development Incentives - Incentivize development 
of lower income housing, such as through density 
bonuses and reduced parking requirements. 

Consistent:  The project proposes 70 new residential 
units, 50 would be available to developmental disabled 
adults at below market-rates.   

4.6  Innovative Housing Programs - Consider 
innovative housing programs that require a proportion of 
all new units be provided for low and moderate income 
families. 

Consistent:  The project proposes 70 new residential 
units, 50 would be available to developmental disabled 
adults at below market-rates.   

Natural Resources 
5.1  Protection of Agriculture - Protect and enhance 
prime agricultural and open space lands within the 
community and maintain the existing balance between 
urban and open lands. 

Consistent:  The project site is not comprised of prime 
agricultural land and is not designated open space.  The 
project proposes to continue some agricultural activities 
as well as restore wetlands and provide trails.   

5.2  Preservation of Agriculture - Maintain agricultural 
production in all viable areas and encourage the 
placement of prime agricultural soils in agricultural 
preserves (Williamson Act). 

Consistent:  The proposed project is not located on 
prime agricultural land nor is it in agricultural preserve 
under the Williamson Act, although it is capable of 
supporting agriculture, and agriculture operations would 
continue as part of the project in conjunction with the 
proposed recreational facilities The project site is not 
comprised of prime agricultural soils.   

5.3  Residential Development in Agricultural Areas - 
Restrict residential development in areas of prime 
agricultural soils to development regulated to 
agricultural production. 

Consistent:  Refer to the consistency analysis for the 
Montara-Moss Beach-El Granada Community Plan, 
Natural Resources, Policy No. 5.2.   

5.4  Zoning of Agricultural Land - Retain prime 
agricultural land in A-1 (Agriculture) or RM (Resource 
Management) zoning for protection against urban 
development. 

Consistent:  Refer to the consistency analysis for the 
Montara-Moss Beach-El Granada Community Plan, 
Natural Resources, Policy No. 5.2.   

5.5  Leasing of Prime Soils - Sublease areas of prime 
soils within publicly owned parks and the Half Moon 
Bay Airport for agricultural production. 

Consistent:  Refer to the consistency analysis for the 
Montara-Moss Beach-El Granada Community Plan, 
Natural Resources, Policy No. 5.2.   

Visual Quality 
7.1  Preserving Community Character - Preserve and 
enhance the visual qualities of the coastal community 
which give it a unique character and distinguish it from 
other places. 

Consistent:  Refer to the consistency analysis for the 
County of San Mateo General Plan, Chapter 4, Visual 
Quality, Policy No. 4.1. 
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7.2  Preserving Community Character -  To (a) 
maintain community character and ensure that new 
developments are compatible with existing homes in 
scale, size and design; and (b) maintain the small-town 
character of the area by preventing construction of 
massive structures out of scale with the community. 

Partially Consistent:  Building heights for the office 
park would not exceed 45 feet 6 inches in height, which 
is lower than the permitted building heights for the 
northern parcel, but taller than the adjacent homes to the 
north.  Refer to the consistency analysis for the County of 
San Mateo General Plan, Chapter 4, Visual Quality, 
Policy No. 4.1. 
 

7.3  Preserving Natural Amenities - Preserve the natural 
amenities of the community through the appropriate 
location of new structures designed to harmonize with 
their surroundings. 

Consistent:  Refer to the consistency analysis for the 
County of San Mateo General Plan, Chapter 4, Visual 
Quality, Policy No. 4.1. 

7.6  Protection of Scenic Vistas - Preserve and protect 
scenic vistas of ocean, beaches, and mountains for 
residents of the community. 

Consistent: As discussed in Section IV.A, the project 
would not obstruct coastal views and impacts would be 
less than significant. 

7.7  Tree Planting - Encourage the planting of trees 
along streets and walkways. 

Consistent: The project proposes extensive landscaping 
and trails throughout the site as well as the restoration of 
wetland and riparian areas. 

7.8  Preservation of Landforms and Vegetation - 
Preserve existing landforms and vegetation. 

Consistent: The project proposes restoration of wetland 
and riparian areas. 

COUNTY OF SAN MATEO LOCAL COASTAL PROGRAM 
Locating and Planning New Development 

1.1  Coastal Development Permits - After certification 
of the LCP, require a Coastal Development Permit for 
all development in the Coastal Zone subject to certain 
exemptions. 

Consistent:  The project would obtain a Coastal 
Development Permit.  

1.18  Location of New Development – (a) Direct new 
development to existing urban areas and rural service 
centers in order to: (1) discourage urban sprawl, (2) 
maximize the efficiency of public facilities, services, and 
utilities, (3) minimize energy consumption, (4) 
encourage the orderly formation and development of 
local governmental agencies, (5) protect and enhance the 
natural environment, and (6) revitalize existing 
developed areas; (b) concentrate new development in 
urban areas and rural service centers by requiring the 
“infilling” of existing residential subdivisions and 
commercial areas; (c) allow some future growth to 
develop at relatively high densities for affordable 
housing in areas where public facilities and services are 
or will be adequate and where coastal resources will not 
be endangered; and (d) require the development of urban 
areas on lands designated as agriculture and sensitive 
habitats in conformance with Agriculture and Sensitive 
Habitats Component policies. 

Consistent:  The project is proposed on two vacant 
parcels between existing development to the north, south, 
and east.  

1.24  Protection of Archaeological/Paleontological 
Resources - Based on County 
Archaeology/Paleontology Sensitivity Maps, determine 
whether or not sites proposed for new development are 
located within areas containing potential 

Consistent:  An archaeological site (CA-SMA-151) was 
identified on the site.  Mitigation Measures CULT-2a is 
proposed to either exclude the area of CA-SMA-151, or 
perform additional fieldwork to determine the integrity of 
the site.  Mitigation would reduce impacts to less than 
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archaeological/paleontological resources. Prior to 
approval of development proposed in sensitive areas, 
require that a mitigation plan, adequate to protect the 
resource and prepared by a qualified 
archaeologist/paleontologist be submitted for review and 
approval and implemented as part of the project. 

significant.  

Public Works 
2.48  Capacity Limits -  
• Limit expansion of roadways to capacity which 

does not exceed that needed to accommodate 
commuter peak period traffic when buildout of the 
Land Use Plan occurs. 

• Use the requirements of commuter peak period 
traffic as the basis for determining appropriate 
increases in capacity. 

Consistent: With implementation of Mitigation Measure 
TRANS-1, this intersection would operate at an 
acceptable level of service and impacts would be less 
than significant.  

2.49  Desired Level of Service - In assessing the need 
for road expansion, consider Service Level D acceptable 
during commuter peak periods and Service Level E 
acceptable during recreation peak periods. 

Consistent: With implementation of Mitigation Measure 
TRANS-1, this intersection would operate at an 
acceptable level of service and impacts would be less 
than significant.   

2.52  Phase I Monitoring - Monitor the number and rate 
of new residential construction, particularly in the rural 
Mid-Coast. 

Consistent:  The project would provide for 70 new 
residential dwelling units.  With implementation of 
Mitigation Measure TRANS-1, impacts associated with 
traffic would be less than significant.   

2.60 Increased Service for Coastside Residents - 
Encourage SamTrans to expand bus service to and along 
the Coastside to improve transit service to Coastside 
residents. 

Consistent:  The project proposes to develop bus stops 
and shuttle services for residents and visitors.   

Housing 
3.1  Sufficient Housing Opportunities - Through both 
public and private efforts, protect, encourage and, where 
feasible, provide housing opportunities for persons of 
low and moderate income who reside, work or can be 
expected to work in the Coastal Zone. 

Consistent:  The project proposes the development of 70 
new residential units, 50 of which would be available to 
developmental disabled adults at below market-rates.   

3.2  Non-Discrimination - Strive to ensure that decent 
housing is available for low and moderate income 
persons regardless of age, race, sex, marital status or 
other arbitrary factors. 

Consistent:  The project proposes housing specifically 
for developmentally disabled adults and support staff.  

3.3  Balanced Developments - Strive to provide such 
housing in balanced residential environments that 
combine access to employment, community facilities 
and adequate services. 

Consistent:  The project proposes the development of 70 
new residential units, as well as office and agricultural 
uses that would provide employment opportunities for 
residents in addition to recreational facilities.  

3.4  Diverse Housing Opportunities - Strive to improve 
the range of housing choices, by location, type, price and 
tenure, available to persons of low and moderate 
income. 

Consistent:  The project proposes the development of 70 
new residential units, 50 of which would be available to 
developmental disabled adults at below market-rates.   

3.13  Maintenance of Community Character - Require 
that new development providing significant housing 
opportunities for low and moderate income persons 
contribute to maintaining a sense of community 
character by being of compatible scale, size and design. 

Consistent:  The project proposes the development of 70 
new residential units, 50 of which would be available to 
developmental disabled adults at below market-rates.  
The residential buildings would not exceed three stories 
in height.  As discussed in Section IV.A, Aesthetics, 
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Limit the height to two stories to mitigate the impact of 
this development on the surrounding neighborhoods. 
Assess negative traffic impacts and mitigate as much as 
possible. 

aesthetic impacts to the residential uses to the north 
would be less than significant.   

Energy 
4.42  Alternative Energy Sources - Encourage the 
development of non-polluting alternative energy 
resources including but not limited to co-generation, 
biomass, wind and solar. 

Consistent:  The project proposes the implementation of 
solar and wind facilities for the generation of electricity.   

Sensitive Habitats 
7.4  Permitted Uses in Sensitive Habitats -  To (a) 
permit only resource dependent uses in sensitive 
habitats. Resource dependent uses for riparian corridors, 
wetlands, marine habitats, sand dunes, sea cliffs and 
habitats supporting rare, endangered, and unique species 
shall be the uses permitted in Policies 7.9, 7.16, 7.23, 
7.26, 7.30, 7.33, and 7.44, respectively, of the County 
Local Coastal Program on March 25, 1986; and (b) in 
sensitive habitats, require that all permitted uses comply 
with U.S. Fish and Wildlife and State Department of 
Fish and Game regulations. 

Consistent:  Refer to the consistency analysis for County 
of San Mateo General Plan, Chapter 1, Vegetative, 
Water, Fish and Wildlife Resources, Policy No. 1.2.  The 
restored wetlands would extend both foraging and 
breeding habitat currently available in Pillar Point Marsh 
for project area special status species as well as provide a 
wider, protected movement corridor through the site.   

7.9  Permitted Uses in Riparian Corridors -  (a) Within 
corridors, permit only the following uses: (1) education 
and research, (2) consumptive uses as provided for in the 
Fish and Game Code and Title 14 of the California 
Administrative Code, (3) fish and wildlife management 
activities, (4) trails and scenic overlooks on public 
land(s), and (5) necessary water supply projects; and (b) 
when no feasible or practicable alternative exists, permit 
the following uses: (1) stream dependent aquaculture, 
provided that non-stream dependent facilities locate 
outside of corridor, (2) flood control projects, including 
selective removal of riparian vegetation, where no other 
method for protecting existing structures in the 
floodplain is feasible and where such protection is 
necessary for public safety or to protect existing 
development, (3) bridges when supports are not in 
significant conflict with corridor resources, (4) pipelines, 
(5) repair or maintenance of roadways or road crossings, 
(6) logging operations which are limited to temporary 
skid trails, stream crossings, roads and landings in 
accordance with State and County timber harvesting 
regulations, and (7) agricultural uses, provided no 
existing riparian vegetation is removed, and no soil is 
allowed to enter stream channels. 

Consistent:  Proposed uses within the restored riparian 
corridor would be limited to the allowable uses and 
include the proposed wetland trails on both the Office 
Park and Wellness Center properties. 

7.11  Establishment of Buffer Zones – (a) On both sides 
of riparian corridors, from the “limit of riparian 
vegetation” extend buffer zones 50 feet outward for 
perennial streams and 30 feet outward for intermittent 
streams; (b) where no riparian vegetation exists along 
both sides of riparian corridors, extend buffer zones 50 

Consistent:  The project includes a 100-foot buffer 
planted as a riparian corridor and uplands coastal 
scrub/shrub between the proposed development and the 
proposed riverine wetland ecosystem restoration area.   
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feet from the predictable high water point for perennial 
streams and 30 feet from the midpoint of intermittent 
streams; and (c) along lakes, ponds, and other wet areas, 
extend buffer zones 100 feet from the high water point 
except for manmade ponds and reservoirs used for 
agricultural purposes for which no buffer zone is 
designated. 
7.16  Permitted Uses in Wetlands - Within wetlands, 
permit only the following uses: (1) nature education and 
research, (2) hunting, (3) fishing, (4) fish and wildlife 
management, (5) mosquito abatement through water 
management and biological controls; however, when 
determined to be ineffective, allow chemical controls 
which will not have a significant impact, (6) diking, 
dredging, and filling only as it serves to maintain 
existing dikes and an open channel at Pescadero Marsh, 
where such activity is necessary for the protection of 
pre-existing dwellings from flooding, or where such 
activity will enhance or restore the biological 
productivity of the marsh, (7) diking, dredging, and 
filling in any other wetland only if such activity serves 
to restore or enhance the biological productivity of the 
wetland, (8) dredging manmade reservoirs for 
agricultural water supply where wetlands may have 
formed, providing spoil disposal is planned and carried 
out to avoid significant disruption to marine and wildlife 
habitats and water circulation, and (9) incidental public 
service purposes, including, but not limited to, burying 
cables and pipes or inspection of piers and maintenance 
of existing intake and outfall lines. 

Consistent:  Proposed uses within the restored wetlands 
would be limited to the allowable uses and include the 
proposed wetland trails on both the Office Park and 
Wellness Center properties. 

7.18  Establishment of Buffer Zones - Buffer zones 
shall extend a minimum of 100 feet landward from the 
outermost line of wetland vegetation.  This setback may 
be reduced to no less than 50 feet only where (1) no 
alternative development site or design is possible; and 
(2) adequacy of the alternative setback to protect 
wetland resources is conclusively demonstrated by a 
professional biologist to the satisfaction of the County 
and the State Department of Fish and Game.  A larger 
setback shall be required as necessary to maintain the 
functional capacity of the wetland ecosystem. 

Consistent:  The project includes a 100-foot buffer 
planted as a riparian corridor and uplands coastal 
scrub/shrub between the proposed development and the 
proposed riverine wetland ecosystem restoration area.   

7.36  San Francisco Garter Snake -  (a) Prevent any 
development where there is known to be a riparian or 
wetland location for the San Francisco garter snake with 
the following exceptions: (1) existing manmade 
impoundments smaller than one-half acre in surface, and 
(2) existing manmade impoundments greater than one-
half acre in surface providing mitigation measures are 
taken to prevent disruption of no more than one half of 
the snake’s known habitat in that location in accordance 
with recommendations from the State Department of 

Consistent: The San Francisco Garter Snake has been 
documented in the vicinity of the project site and has 
moderate potential to occur on the site.  Mitigation 
Measure BIO-1a is proposed to reduce potential impacts 
to this species to less than significant.   
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Table IV.I-1 
County of San Mateo Regional and Local Requirements Consistency Analysis 

Policy/Guideline Project Consistency/Comments 
Fish and Game; and (b) require developers to make 
sufficiently detailed analyses of any construction which 
could impair the potential or existing migration routes of 
the San Francisco garter snake.  Such analyses will 
determine appropriate mitigation measures to be taken to 
provide for appropriate migration corridors.  
7.49  California Wild Strawberry - Require any 
development, within one-half mile of the coast, to 
mitigate against the destruction of any California wild 
strawberry in one of the following ways: (a) prevent any 
development, trampling, or other destructive activity 
which would destroy the plant, or (b) after determining 
specifically if the plants involved are of particular value, 
successfully transplant them or have them successfully 
transplanted to some other suitable site. Determination 
of the importance of the plants can only be made by a 
professional doing work in strawberry breeding. 

Consistent: The California Wild Strawberry was not 
identified on the project site.   

Visual Resources 
8.6  Streams, Wetlands, and Estuaries -  (a) Set back 
development from the edge of streams and other natural 
waterways a sufficient distance to preserve the visual 
character of the waterway; (b) prohibit structural 
development which will adversely affect the visual 
quality of perennial streams and associated riparian 
habitat, except for those permitted by Sensitive Habitats 
Component Policies; (c) retain the open natural visual 
appearance of estuaries and their surrounding beaches; 
and (d) retain wetlands intact except for public 
accessways designed to respect the visual and ecological 
fragility of the area and adjacent land. 

Consistent:  The project includes a 100-foot buffer 
planted as a riparian corridor and uplands coastal 
scrub/shrub between the proposed development and the 
proposed riverine wetland ecosystem restoration area.   

8.10  Vegetative Cover - Replace vegetation removed 
during construction with plant materials (trees, shrubs, 
ground cover) which are compatible with surrounding 
vegetation and is suitable to the climate, soil, and 
ecological characteristics of the area. 

Consistent: The project proposes extensive landscaping 
throughout the site as well as the restoration of wetland 
and riparian areas. 

8.15  Coastal Views - Prevent development (including 
buildings, structures, fences, unnatural obstructions, 
signs, and landscaping) from substantially blocking 
views to or along the shoreline from coastal roads, 
roadside rests and vista points, recreation areas, trails, 
coastal accessways, and beaches. 

Consistent: As discussed in Section IV.A, the project 
would not obstruct coastal views and impacts would be 
less than significant. 

8.16  Landscaping – (a) Use plant materials to integrate 
the man-made and natural environments and to soften 
the visual impact of new development; and (b) protect 
existing desirable vegetation.  Encourage, where 
feasible, that new planting be common to the area. 

Consistent: The project proposes extensive landscaping 
throughout the site as well as the restoration of wetland 
and riparian areas. 

8.19  Colors and Materials – (a) Employ colors and 
materials in new development which blend, rather than 
contrast, with the surrounding physical conditions of the 
site; and (b) prohibit highly reflective surfaces and 
colors except those of solar energy devices. 

Consistent: The building finishes are proposed to be 
stucco/concrete in pale neutrals and colors, including: 
reddish beige and ivory.  Metal roofs would be colonial 
red and hemlock green, with a matte finish.  The 
proposed palette is shown in Figure III-14, Office Park 
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Table IV.I-1 
County of San Mateo Regional and Local Requirements Consistency Analysis 

Policy/Guideline Project Consistency/Comments 
Exterior Finishes and Figure III-22, Wellness Center 
Exterior Finishes.  The chosen color palette is anticipated 
to blend with the surrounding area and is subject to 
Design Review approval, which will evaluate compliance 
with a similar policy.  

8.20  Scale - Relate structures in size and scale to 
adjacent buildings and landforms. 

Inconsistent: The proposed buildings would be larger in 
height and scale than adjacent uses.  

8.21  Commercial Signs – (a) Prohibit off-premise 
commercial signs except for seasonal temporary 
agricultural signs; (b) design on-premise commercial 
signs as an integral part of structure they identify and 
which do not extend above the roof line; (c) prohibit 
brightly illuminated colored, rotating, reflective, 
blinking, flashing or moving signs, pennants, or 
streamers; and (d) design and minimize information and 
direction signs to be simple, easy-to-read, and harmonize 
with surrounding elements. 

Consistent: Signage would be implemented in 
accordance with applicable regulations. 

Hazards 
9.10  Geological Investigation of Building Sites - 
Require the County Geologist or an independent 
consulting certified engineering geologist to review all 
building and grading permits in designated hazardous 
areas for evaluation of potential geotechnical problems 
and to review and approve all required investigations for 
adequacy. As appropriate and where not already 
specifically required, require site specific geotechnical 
investigations to determine mitigation measures for the 
remedy of such hazards as may exist for structures of 
human occupancy and/or employment other than those 
considered accessory to agriculture as defined in Policy 
5.6. 

Consistent: All mitigations and final design 
recommendations associated with geology and soils 
would be reviewed and approved by the County prior to 
issuance of applicable permits per Mitigation Measure 
GEO-8. 

Recreation/Visitor-Serving Facilities 
11.4  Recreation and Visitor-Serving Facilities 
Permitted in the Coastal Zone - Permit the following 
facilities in the Coastal Zone: (1) necessary visitor-
serving facilities as defined in Policy 11.1, and (2) 
commercial recreation and public recreation facilities 
which (a) are designed to enhance public opportunities 
for coastal recreation, (b) do not substantially alter the 
natural environment, and (c) do not subvert the unique 
small town, rural character of the individual 
communities on the Coastside. 

Consistent:  The project would provide public recreation 
in the form of onsite walkways/trails, recreation/ common 
area facilities, and wetlands restoration.   

11.7  Urban Areas – (a) Permit visitor-serving and 
commercial recreation facilities to locate within 
enclosed buildings in areas designated as Coastside 
Commercial Recreation and Neighborhood Commercial; 
and (b) permit public recreation facilities in urban areas. 

Consistent:  The project would provide public recreation 
in the form of onsite walkways/trails, recreation/ common 
area facilities, and wetlands restoration.   

11.10  Upland Locations in Urban and Rural Areas - 
Permit uses which are consistent with Policy 11.4, but 
do not meet the criteria for location on oceanfront land 

Consistent:  The proposed North Trail would be 
available to the public and would run along the northern 
portion of the Office Park property and would connect to 
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Table IV.I-1 
County of San Mateo Regional and Local Requirements Consistency Analysis 

Policy/Guideline Project Consistency/Comments 
to locate in upland areas. Encourage them to connect to 
the shoreline by bicycle path or trail. 

the wetlands trail as well as to existing trails in the 
headlands, which provide coastal access.  

11.14  Public Recreational Facilities – (a) Use the 
locational and development standards included 
throughout this component, the Agriculture Component 
and the applicable standards and planning and 
management guidelines of the County’s Parks and 
Recreation Element (contained in Appendix 11.A) as the 
development and management standards for public 
recreation facilities, including trails. LCP policies must 
predominate if there are conflicts. Seek any 
modifications in the classification of State Park Units 
which will conform their purposes and uses more closely 
to the policies of the LCP; and (b) use development 
standards of this component, the County’s Parks and 
Recreation Element standards and the criteria for trail 
development management contained in Appendix 11.A 
when constructing trails. When the route of a bike path 
in the County’s Bikeways Plan corresponds to the route 
of a trail included in the LCP trail program, construct the 
trail to accommodate both bicycle and pedestrian use, 
wherever possible. 

Consistent:  Development of trails and recreational 
facilities on the project site would be completed 
consistent with applicable regulations.   

11.15  Private Recreation and Visitor-Serving 
Facilities -  (a) Require that private recreation and 
visitor-serving facilities conform to: (1) the development 
and locational standards included throughout this 
component and as referred in other components, and (2) 
the design standards of the Visual Resources 
Component; and (b) require that private recreation and 
visitor-serving facilities conform to the intensities of use 
appropriate to the rural or urban setting and to the 
requirements of the individual site. In rural areas, 
visitor-serving uses shall require density credits based on 
daily water use in accordance with the requirements set 
forth in Local Coastal Program Policy 1.8. 

Consistent:  Development of trails and recreational 
facilities on the project site would be completed 
consistent with applicable regulations.  Consistency with 
the Visual Resources Component is discussed above.   

11.17  Parking - Use the parking standards contained in 
the Shoreline Access Component (Policy 10.22) and 
Chapter 3 of the Zoning Ordinance. 

Consistent:  All parking generated by the proposed 
project would be provided onsite and would follow 
County guidelines for onsite parking requirements or 
request an exception, and would be subject to design 
review.  

11.18  Sensitive Habitats - Provide improvements and 
management adequate to protect sensitive habitats.  
These may include, but are not limited to, the following: 
(1) informative displays, brochures, and signs to 
minimize public intrusion and impact, (2) organized 
tours of sensitive areas, (3) landscaped buffers or fences 
and (4) staff to maintain improvements and manage the 
use of sensitive habitats. 

Consistent:  Refer to the consistency analysis for the 
County of San Mateo General Plan, Chapter 1, 
Vegetative, Water, Fish and Wildlife Resources, Policy 
No. 1.2. 

11.20  Utilities - Require that sites for permitted 
recreation or visitor-serving facilities have or develop 
access to a public road in conformance with the policies 

Consistent:  The project proposes access to Airport 
Street, a public road, via proposed driveways.   
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Table IV.I-1 
County of San Mateo Regional and Local Requirements Consistency Analysis 

Policy/Guideline Project Consistency/Comments 
of the Sensitive Habitats, Scenic Resources, and Hazards 
Components. 
Source:  San Mateo County General Plan Elements, Compiled by Christopher A. Joseph & Associates. 
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IV. ENVIRONMENTAL IMPACT ANALYSIS 
J. NOISE 

 

INTRODUCTION 

This section of the Draft Environmental Impact Report (DEIR) evaluates the potential noise and 
groundborne vibration impacts associated with the implementation of the proposed Big Wave Wellness 
Center and Office Park project (“proposed project”).  The purpose of this analysis is twofold: (1) to 
evaluate the project in terms of its design to ensure that noise levels at the project site will not exceed 
standards adopted by the County of San Mateo; and (2) to evaluate the noise and groundborne vibration 
impacts of the project on the surrounding (offsite) areas. 

Fundamentals of Sound and Environmental Noise 

Sound is technically described in terms of amplitude (loudness) and frequency (pitch). The standard unit 
of sound amplitude measurement is the decibel (dB). The decibel scale is a logarithmic scale that 
describes the physical intensity of the pressure vibrations that make up any sound.  The pitch of the sound 
is related to the frequency of the pressure vibration.  Since the human ear is not equally sensitive to a 
given sound level at all frequencies, a special frequency-dependent rating scale has been devised to relate 
noise to human sensitivity.  The A-weighted decibel scale (dBA) provides this compensation by 
discriminating against frequencies in a manner approximating the sensitivity of the human ear. 

Noise is typically defined as unwanted sound.  A typical noise environment consists of a base of steady 
ambient noise that is the sum of many distant and indistinguishable noise sources.  Superimposed on this 
background noise is the sound from individual local sources, such as an occasional aircraft or train 
passing by to virtually continuous noise sources like traffic on a major highway.  Table IV.J-1 below 
illustrates representative noise levels in the environment.  

Table IV.J-1 
Representative Environmental Noise Levels 

Common Outdoor Activities Noise Level (dBA) Common Indoor Activities 
 —110— Rock Band 

Jet Fly-over at 100 feet   
 —100—  

Gas Lawnmower at 3 feet   
 —90—  
  Food Blender at 3 feet 

Diesel Truck going 50 mph at 50 feet —80— Garbage Disposal at 3 feet 
Noisy Urban Area during Daytime   

Gas Lawnmower at 100 feet —70— Vacuum Cleaner at 10 feet 
Commercial Area  Normal Speech at 3 feet 

Heavy Traffic at 300 feet —60—  
  Large Business Office 

Quiet Urban Area during Daytime —50— Dishwasher in Next Room 
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Table IV.J-1 
Representative Environmental Noise Levels 

Common Outdoor Activities Noise Level (dBA) Common Indoor Activities 
Quiet Urban Area during Nighttime —40— Theater, Large Conference Room (background) 

Quiet Suburban Area during Nighttime   
 —30— Library 

Quiet Rural Area during Nighttime  Bedroom at Night, Concert Hall (background) 
 —20—  
  Broadcast/Recording Studio 
 —10—  
   

Lowest Threshold of Human Hearing —0— Lowest Threshold of Human Hearing 
Source: California Department of Transportation, Technical Noise Supplement, October 1998. 

Several rating scales have been developed to analyze the adverse effect of community noise on people.  
Since environmental noise fluctuates over time, these scales consider that the effect of noise upon people 
is largely dependent upon the total acoustical energy content of the noise, as well as the time of day when 
the noise occurs.  Those that are applicable to this analysis are as follows: 

• Leq – The equivalent energy noise level is the average acoustic energy content of noise for a 
stated period of time.  Thus, the Leq of a time-varying noise and that of a steady noise are the 
same if they deliver the same acoustic energy to the ear during exposure.  For evaluating 
community impacts, this rating scale does not vary, regardless of whether the noise occurs during 
the day or the night. 

• Lmin – The minimum instantaneous noise level experienced during a given period of time. 

• Lmax – The maximum instantaneous noise level experienced during a given period of time. 

• CNEL – The Community Noise Equivalent Level is a 24-hour average Leq with a 10 dBA 
“penalty” added to noise during the hours of 10:00 P.M. to 7:00 A.M., and an additional 5 dBA 
penalty during the hours of 7:00 P.M. to 10:00 P.M. to account for noise sensitivity in the evening 
and nighttime.  The logarithmic effect of these additions is that a 60 dBA 24-hour Leq would 
result in a measurement of 66.7 dBA CNEL. 

Noise environments and consequences of human activities are usually well represented by median noise 
levels during the day, night, or over a 24-hour period.  Environmental noise levels are generally 
considered low when the CNEL is below 60 dBA, moderate in the 60–70 dBA range, and high above 70 
dBA.  Noise levels greater than 85 dBA can cause temporary or permanent hearing loss.  Examples of low 
daytime levels are isolated, natural settings with noise levels as low as 20 dBA and quiet suburban 
residential streets with noise levels around 40 dBA.  Noise levels above 45 dBA at night can disrupt 
sleep.  Examples of moderate level noise environments are urban residential or semi-commercial areas 
(typically 55–60 dBA) and commercial locations (typically 60 dBA).  People may consider louder 
environments adverse, but most will accept the higher levels associated with more noisy urban residential 
or residential-commercial areas (60–75 dBA) or dense urban or industrial areas (65–80 dBA). 
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When evaluating changes in 24-hour community noise levels, a difference of 3 dBA is a barely 
perceptible increase to most people.  A 5 dBA increase is readily noticeable, while a difference of 10 dBA 
would be perceived as a doubling of loudness. 

Noise levels from a particular source decline as distance to the receptor increases.  Other factors, such as 
the weather and reflecting or shielding, also help intensify or reduce the noise level at any given location. 
A commonly used rule of thumb for roadway noise is that for every doubling of distance from the source, 
the noise level is reduced by about 3 dBA at acoustically “hard” locations (i.e., the area between the noise 
source and the receptor is nearly complete asphalt, concrete, hard-packed soil, or other solid materials) 
and 4.5 dBA at acoustically “soft” locations (i.e., the area between the source and receptor is earth or has 
vegetation, including grass).  Noise from stationary or point sources is reduced by about 6 to 7.5 dBA for 
every doubling of distance at acoustically hard and soft locations, respectively.  Noise levels may also be 
reduced by intervening structures; generally, a single row of buildings between the receptor and the noise 
source reduces the noise level by about 5 dBA, while a solid wall or berm reduces noise levels by 5 to 10 
dBA.  The manner in which older homes in California were constructed generally provides a reduction of 
exterior-to-interior noise levels of about 20 to 25 dBA with closed windows.  The exterior-to-interior 
reduction of newer homes is generally more than 30 dBA. 

Fundamentals of Environmental Groundborne Vibration 

Vibration is sound radiated through the ground. Vibration can result from a source (e.g., train operations, 
motor vehicles, machinery equipment, etc.) causing the adjacent ground to move, thereby, creating 
vibration waves that propagate through the soil to the foundations of nearby buildings. This effect is 
referred to as groundborne vibration. The peak particle velocity (PPV) or the root mean square (RMS) 
velocity is usually used to describe vibration levels.  PPV is defined as the maximum instantaneous peak 
of the vibration level, while RMS is defined as the square root of the average of the squared amplitude of 
the level.  PPV is typically used for evaluating potential building damage, while RMS velocity in decibels 
(VdB) is typically more suitable for evaluating human response.   

The background vibration velocity level in residential and commercial areas is usually around 50 VdB.  
The vibration velocity level threshold of perception for humans is approximately 65 VdB.  A vibration 
velocity level of 75 VdB is the approximate dividing line between barely perceptible and distinctly 
perceptible levels for many people.  Most perceptible indoor vibration is caused by sources within 
buildings, such as operation of mechanical equipment, movement of people, or the slamming of doors.  
Typical outdoor sources of perceptible groundborne vibration are construction equipment, steel-wheeled 
trains, and traffic on rough roads.  If a roadway is smooth, the groundborne vibration from traffic is rarely 
perceptible.  The range of interest is from approximately 50 VdB, which is the typical background 
vibration velocity level, to 100 VdB, which is the general threshold where minor damage can occur in 
fragile buildings. 

The general human response to different levels of groundborne vibration velocity levels is described 
below in Table IV.J-2. 
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Table IV.J-2 
Human Response to Different Levels of Groundborne Vibration 

Vibration Velocity Level Human Reaction 
65 VdB Approximate threshold of perception for many people. 

75 VdB Approximate dividing line between barely perceptible and distinctly perceptible.  
Many people find that transportation-related vibration at this level is unacceptable. 

85 VdB Vibration acceptable only if there are an infrequent number of events per day. 
Source:  Harris Miller Miller & Hanson, Transit Noise and Vibration Impact Assessment, May 2006.  

METHODOLOGY  

The potential noise and groundborne vibration impacts associated with the implementation of the project 
are evaluated using noise level measurements, noise prediction modeling, and empirical observations.  
The existing (ambient) daytime noise levels within and around the project site were measured using a 
Larson Davis 820 precision sound level meter, which satisfies the American National Standards Institute 
(ANSI) for general environmental noise measurement instrumentation.  Sources of construction related 
noise and groundborne vibration, which include construction equipment and various construction 
activities, were estimated using information provided by the United States Environmental Protection 
Agency (U.S. EPA) and the Federal Transit Administration (FTA).  Noise modeling procedures involved 
the calculation of existing and future vehicular noise levels along individual roadway segments in the site 
vicinity.  This task was accomplished using the Federal Highway Administration (FHWA) Highway 
Noise Prediction Model (FHWA-RD-77-108) and traffic volumes presented in Section IV.M, 
Transportation/Traffic of this DEIR.  The FHWA Model was used to evaluate future noise levels along 
roadway segments in the vicinity that would be primarily affected by traffic generated by the project.  
This model calculates the average noise level at specific locations based on traffic volumes, average 
speeds, roadway geometry, and site environmental conditions.  The average vehicle noise rates (energy 
rates) utilized in the FHWA Model have been modified to reflect average vehicle noise rates identified for 
California by Caltrans.  The Caltrans data show that California automobile noise is 0.8 to 1.0 dBA higher 
than national levels and that medium and heavy truck noise is 0.3 to 3.0 dBA lower than national levels. 

ENVIRONMENTAL SETTING 

Nearby Sensitive Receptors 

Sensitive receptors are populations that are more susceptible to the effects of noise and vibration than 
others, such as the elderly and children. Locations that may contain high concentrations of sensitive 
receptors include long-term health care facilities, rehabilitation centers, convalescent centers, retirement 
homes, residences, schools, child care centers, and libraries.  The nearest sensitive receptors to the project 
site are the residents in the El Granada Mobile Home Park located to the immediate north of the site.   
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Existing Conditions 

Ambient Daytime Noise Levels 

Existing daytime noise levels were measured at five locations within and in the immediate vicinity of the 
project site.  At each of these locations, the microphone was placed at a height of approximately five feet 
above the local grade and the sound level meter was programmed to record the average sound levels over 
a cumulative period of 15 minutes.  The average noise levels and sources of noise measured at these 
locations are shown in Table IV.J-3, with the locations identified in Figure IV.J-1.  Although other noise 
sources occur in the vicinity, vehicular traffic on Airport Street and aircraft activity at Half Moon Bay 
Airport are the primary sources of noise at, and around, the project site. 

Table IV.J-3 
Existing Daytime Noise Levels at Sensitive Offsite Locations 

Noise Level Statistics Noise Measurement Location Primary Noise Sources 
Leq Lmin Lmax 

1. Southeast corner of site, along Airport Street 
(north of Stanford Ave.) 

Birds chirping; sparse vehicular 
traffic on Airport Street; aircraft 
overhead 

64.6 49.2 83.3 

2. Along Airport Street (opposite side of the 
street from the project site), north of W. Point 
Ave. 

Sparse vehicular traffic on Airport 
Street; sprinklers 61.9 50.2 78.3 

3. Corner of El Granada Mobile Park Home 
Entrance and Airport Street  

Sparse vehicular traffic on Airport 
Street, aircraft overhead 64.5 54.1 86.7 

4. El Granada Mobile Home Park, Barranca Lane Birds chirping, background plane 
noise 57.4 45.8 70.5 

5. El Granada Mobile Home Park, corner of 
Barranca Lane and Codo Lane 

Sparse vehicular traffic on Barranca 
Lane, dogs barking, background 
aircraft noise 

57.1 46.4 72.4 

Source: Christopher A Joseph & Associates, 2009.  Noise measurement data are provided in Appendix I of this DEIR. 

Existing Airport and Roadway Noise Levels 

Half Moon Bay Airport is located northeast of the project site, directly across Airport Street.  The airport is 
home to approximately 80 aircraft and several aviation related businesses.  In addition, this airport provides 
a variety of emergency service and response functions including: Air-Ambulance and Medivac flights; law 
enforcement and homeland security patrols; Coast Guard sea-rescue operations; and use as a disaster relief 
staging site for the airlifting of emergency supplies.  In an effort to reduce the airport’s potential noise 
impact on nearby uses, the following noise abatement procedures have been implemented:1 

• No intersection takeoffs. 

• No turns until reaching 500' MSL. 

                                                      

1  Half Moon Bay – Noise Abatement Procedures brochure, 1992. 
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• Reduce power/rpm as soon as safe and practical. 

• Pattern work, especially touch-and-goes, is discouraged at night and on weekend and holiday 
mornings. 

• No stop and goes. 

• Fly Right Traffic for Runway 30 and Left Traffic for Runway 12. 

• Avoid flying over Seton-Coastside Hospital, located just North of the airport. 

• Maintain pattern altitude (1000' MSL) until necessary to descend for landing. 

• Avoid flying over homes whenever possible. 

• No straight-in arrivals. 

• Arrivals from the west fly overhead the airport at or above 1,500 MSL; continue outbound until 
clear of the traffic pattern and make a normal 45° entry into the downwind leg at 1000' MSL. 

• Aircraft over 12,500 pounds prohibited without prior approval from the airport manager. 

• Use common sense and be considerate to airport neighbors. 
 

According to the San Mateo County Comprehensive Airport Plan (1981) and the Noise Element of the 
San Mateo County General Plan, noise levels associated with operations at Half Moon Bay Airport are 
less than 60 dBA CNEL at the project site. 

Within the vicinity of the project site, existing ambient noise levels were calculated for the study-area 
roadway segments that have existing sensitive receptors located along their frontage.  The roadway 
segments selected for analysis are those that are expected to be most directly impacted by project-related 
traffic, which is based on the information provided in Section IV.M, Transportation/Traffic of this DEIR.  
The average daily noise levels along these roadway segments are presented in Table IV.J-4. 



Source: Google Earth Pro, 2009. Scale (Feet)
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Groundborne Vibration Levels 

The only sources of groundborne vibration in the vicinity of the project site are heavy-duty vehicular 
travel (e.g., refuse trucks, delivery trucks, and transit buses) on local roadways and the occasional small 
aircraft at the Half Moon Bay Airport.  Trucks and buses typically generate groundborne vibration 
velocity levels of around 63 VdB, and these levels could reach 72 VdB where trucks and buses pass over 
bumps in the road.2  In terms of PPV levels, a heavy-duty vehicle traveling at a distance of 50 feet can 
result in a vibration level of approximately 0.001 inch per second. 

REGULATORY SETTING 

Federal 

There are no federal standards that are applicable to the proposed project. 

State 

Title 24 of the California Code of Regulations codifies Sound Transmission Control requirements, which 
establishes uniform minimum noise insulation performance standards for new residential dwelling units, 
hotels, motels, and dormitories.  The noise limit is a maximum interior noise level of 45 dBA CNEL. 

                                                      

2  Harris Miller Miller & Hanson, Transit Noise and Vibration Impact Assessment, May 2006. 

Table IV.J-4 
Existing (2009) Roadway and Airport Noise Levels at Location Offsite 

Roadway Roadway Segment Existing Land Uses Located 
Along Roadway Segment 

dBA 
CNELa

Between Cypress Ave and Capistrano Rd 
(north) Residential 70.0b 

Between Capistrano Rd (north) and 
Capistrano Rd (south) Residential 69.3 

North of Cypress Ave Residential 70.0b 
Cabrillo Highway (SR 1) 

South of Capistrano Rd (south) Residential  69.8 

Between Los Banos Ave and La Granada Ave Residential  62.0b 

Between La Granada Ave and Stanford Ave Residential 61.8b Airport Street 

North of Los Banos Ave Residential 61.0b 
a  Values represent noise levels at 50 feet from the centerline of each roadway. 
b Includes noise levels from aircraft operations at Half Moon Bay Airport. 
 
Source: Christopher A. Joseph & Associates, 2009.  Calculation data and results provided in Appendix I of this DEIR. 
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Where exterior noise levels exceed 60 dBA CNEL, a report must be submitted with the building plans 
describing the noise control measures that have been incorporated into the design of the project to meet 
the interior noise limit. 

Local  

San Mateo County General Plan 

The California Government Code requires that a noise element be included in the general plan of each 
county and city in the state.  Each local government’s goals, objectives, and policies for noise control are 
established by the noise element of the general plan and the passage of specific noise ordinances. 

The Noise Element of the San Mateo County General Plan takes into consideration the Land Use 
Compatibility Guidelines established by the California Department of Health Services in the State of 
California General Plan Guidelines.3  These guidelines for land use and noise exposure compatibility are 
shown in Table IV.J-5. 

The following policies from the Noise Element of the San Mateo County General Plan are applicable to 
this project: 

16.11  Regulate Distribution of Land Uses 

• Regulate the distribution of land uses to attain noise compatibility. Measures may include 
preference toward locating: (1) noise sensitive land uses within quiet areas, removed from 
Noise Impact Areas, and (2) noise generating land uses separate from noise sensitive land 
uses. 

16.12  Regulate Noise Levels 

• Regulate noise levels emanating from noise generating land uses through measures which 
establish maximum land use compatibility and nuisance thresholds. 

16.14  Noise Barriers Noise Control 

• Promote measures which incorporate use of noise barriers into the design of new 
development, particularly within Noise Impact Areas. Noise barriers may include earth 
berms, walls, fencing, or landscaping. 

                                                      

3  Office of Planning and Research, State of California Genera Plan Guidelines, October 2003 (in coordination 
with the California Department of Health Services). 
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16.16  Construction Techniques Noise Control  

• Promote measures which incorporate noise control into the construction of existing and new 
buildings, including, but not limited to, use of dense noise insulating building materials. 

16.17  Promote Transportation Related Noise Reduction 

• Promote measures which reduce transportation related noise, particularly aircraft and vehicle 
noise, to enhance the quality of life within San Mateo County. 

Table IV.J-5 
Land Use Compatibility Guidelines 

Noise Levels in dBA CNEL 

Land Use 
Normally 

Acceptablea 
Conditionally 
Acceptableb 

Normally 
Unacceptablec 

Clearly 
Unacceptabled 

Single-family, Duplex, Mobile Homes 50 - 60 55 - 70 70 - 75 above 75 
Multi-Family Homes 50 - 65 60 - 70 70 - 75 above 75 
Schools, Libraries, Churches, Hospitals, 
Nursing Homes 50 - 70 60 - 70 70 - 80 above 80 

Transient Lodging – Motels, Hotels 50 - 65 60 - 70 70 - 80 above 75 
Auditoriums, Concert Halls, 
Amphitheaters − 50 - 70 − above 70 

Sports Arena, Outdoor Spectator Sports − 50 - 75 − above 75 
Playgrounds, Neighborhood Parks 50 - 70 − 67 - 75 above 75 
Golf Courses, Riding Stables, Water 
Recreation, Cemeteries 50 - 75 − 70 - 80 above 80 

Office Buildings, Business and  
Professional Commercial 50 - 70 67 - 77 above 75 − 

Industrial, Manufacturing, Utilities, 
Agriculture 50 - 75 70 - 80 above 75 − 
a 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. 
b Conditionally Acceptable:  New construction or development should be undertaken only after a detailed analysis of the 
noise reduction requirements is made and needed noise insulation features included in the design.  Conventional construction, 
but with closed windows and fresh air supply systems or air conditioning will normally suffice. 
c Normally Unacceptable:  New construction or development should generally 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. 
d Clearly Unacceptable:  New construction or development should generally not be undertaken. 
 
Source:  Office of Planning and Research, State of California General Plan Guidelines, October 2003 (in coordination with the 
California Department of Health Services). 

San Mateo County Ordinance Code 

In order to control unnecessary and excessive noise in the incorporated and unincorporated portions of the 
County of San Mateo, the Board of Supervisors approved the noise provisions as outlined in Chapter 4.88 
(Noise Control) in the San Mateo County Ordinance Code. The sections of Chapter 4.88 that are 
applicable to this project are as follows: 
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Section 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 
IV.J-6: 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Section 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 IV.J-7: 
 
 

 

 

 

 

 

 

Table IV.J-6 
Noise Level Standards (dBA) for Single or Multiple Family Residence, 

School, Hospital, Church, or Public Library Properties  

Category 
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 
In the event the measured background noise level exceeds the applicable noise level standard in 
any category above, the applicable standard shall be adjusted in five (5) dBA increments so as to 
encompass the background noise level. 

Table IV.J-7 
Interior Noise Level Standards – Dwelling Unit 

Noise Level Standards (dBA) 

Category 
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 
In the event the measured background noise level exceeds the applicable noise level standard in 
any category above, the applicable standard shall be adjusted in five (5) dBA increments so as to 
encompass the background noise level. 
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Section 4.88.360 Exemptions: The following activities are exempt from Chapter 4.88 of the San Mateo 
County Ordinance Code: 

• 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. 

• Mobile noise sources associated with agricultural operations provided such operations do not 
take place between the hours of 8:00 P.M. and 7:00 A.M. 

• Mobile noise sources associated with agricultural pest control through pesticide application 
provided that the application is made in accordance with restricted material permits issued by 
or regulations enforced by the Agricultural Commissioner.  

• Noise sources associated with the maintenance of real property used for residential purposes 
provided said activities take place between the hours of 7:00 A.M. and 8:00 P.M. 

ENVIRONMENTAL IMPACTS 

Thresholds of Significance 

Based on the Appendix G of the State CEQA Guidelines, a project could have a significant noise impact if 
it would cause any of the following conditions to occur: 

(a) 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;  

(b) Exposure of persons to or generation of excessive groundborne vibration or groundborne noise 
levels; 

(c) A substantial permanent increase in ambient noise levels in the project vicinity above levels 
existing without the project;  

(d) A substantial temporary or periodic increase in ambient noise levels in the project vicinity above 
levels existing without the project; 

(e) 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 airstrip, expose people residing or working in the 
project area to excessive noise levels; or 

(f) For a project within the vicinity of a private airstrip, expose people residing or working in the 
project area to excessive noise levels. 
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County Noise Standards 

The noise standards adopted by the County of San Mateo are discussed previously in this DEIR section.  
These standards would apply to the proposed land uses at the project site.  Specifically, noise levels 
within the exterior activity areas of the proposed residential uses may not exceed 70 dBA CNEL and 
interior noise levels within the proposed residential uses may not exceed 45 dBA CNEL.  This would 
include the noise levels associated with Half Moon Bay Airport.  Noise levels within the exterior activity 
areas of the proposed office uses may not exceed 75 dBA CNEL. 

Groundborne Vibration Levels 

The State CEQA Guidelines also do not define the levels at which groundborne vibration or groundborne 
noises are considered “excessive.”  In addition, the County of San Mateo has not adopted any thresholds 
for groundborne vibration impacts.  Therefore, this analysis uses the Federal Transit Administration 
(FTA) vibration impact thresholds for potential building damage and human reaction.  The vibration 
damage criteria adopted by the FTA are shown below in Table IV.J-8. 

Table IV.J-8 
Construction Vibration Damage Criteria 

Building Category PPV (in/sec) 
I. Reinforced-concrete, steel or timber (no plaster) 0.5 
II. Engineered concrete and masonry (no plaster) 0.3 
III. Non-engineered timber and masonry buildings 0.2 
IV. Buildings extremely susceptible to vibration 
damage 0.12 
Source: Harris Miller Miller & Hanson, Transit Noise and Vibration Impact Assessment, May 
2006.  

The FTA has adopted standards associated with human annoyance for groundborne vibration impacts for 
the following three land-use categories: Vibration Category 1 – High Sensitivity, Vibration Category 2 – 
Residential, and Vibration Category 3 – Institutional.  The FTA defines Category 1 as buildings where 
vibration would interfere with operations within the building, including vibration-sensitive research and 
manufacturing facilities, hospitals with vibration-sensitive equipment, and university research operations. 
Vibration-sensitive equipment includes, but is not limited to, electron microscopes, high-resolution 
lithographic equipment, and normal optical microscopes.  Category 2 refers to all residential land uses 
and any other buildings where people sleep, such as hotels and hospitals.  Category 3 refers to 
institutional land uses such as schools, churches, other institutions, and quiet offices that do not have 
vibration-sensitive equipment, but still have the potential for activity interference.  The groundborne 
vibration thresholds for these three land-use categories are shown in Table IV.J-9. 
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Table IV.J-9 
Human Annoyance Groundborne Vibration Thresholds (VdB) 

Groundborne Vibration Threshold (VdB) Frequency of Events 
Category 1 Category 2 Category 3 

Infrequent 65 80 83 
Occasional 65 75 78 
Frequent 65 72 75 

“Infrequent events” is defined by the Federal Transit Administration as being fewer than 
30 vibration events of the same kind per day.   
“Occasional events” is defined by the Federal Transit Administration as between 30 and 
70 vibration events of the same source per day. 
“Frequent events” is defined by the Federal Transit Administration as over 70 vibration 
events of the same kind per day. 
Source: Harris Miller Miller & Hanson, Transit Noise and Vibration Impact Assessment, 
May 2006. 

 

Permanent Increase in Noise Levels 

The State CEQA Guidelines also do not define the levels at which a permanent increase in ambient noise 
is considered “substantial.”  As discussed previously in this report, a noise level increase of 3 dBA is 
barely perceptible to most people, a 5 dBA increase is readily noticeable, and a difference of 10 dBA 
would be perceived as a doubling of loudness.  Based on this information, the following thresholds would 
apply to permanent increases in noise due to the operational characteristics of the proposed project: 

• Less than 3 dBA: not discernable, not significant. 

• Between 3 dBA and 5 dBA: noticeable but not significant if noise levels remain below the 
normally acceptable noise level standards of the County of San Mateo General Plan; significant if 
the noise increase would meet or exceed these noise level standards. 

• 5 dBA or greater: significant. 

Temporary or Periodic Increase in Noise 

The State CEQA Guidelines do not define the levels at which a temporary increase in noise is considered 
“excessive.”  In addition, the County of San Mateo has not adopted any thresholds for construction noise 
impacts.  Therefore, this analysis uses the FTA construction noise impact criteria for residential, 
commercial, and industrial land uses to determine if a potentially significant impact would occur.  These 
criteria are identified in Table IV.J-10.  According to the FTA, there may be adverse community reaction 
if these criteria are exceeded.4 

 

 

                                                      

4  Harris Miller Miller & Hanson, Transit Noise and Vibration Impact Assessment, May 2006, pp. 12-7 and 12-8. 
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Table IV.J-10 
FTA General Construction Noise Criteria 

One-Hour Leq (dBA) Eight-Hour Leq (dBA) Land Use 
Day Night Day Night 

Residential 90 80 80 70 
Commercial 100 100 85 85 

Industrial 100 100 90 90 
Source:  Harris Miller Miller & Hanson, Transit Noise and Vibration Impact Assessment, May 2006. 

Airport Noise 

As discussed in Section V.D (Impacts Found To Be Less Than Significant) of this DEIR, the project site 
is not located within the vicinity of a private airstrip; therefore, the proposed project would have no 
impact under threshold of significance (f).  Hence, only Thresholds (a-e) listed above are addressed in the 
following discussion. 

Project Details 

As stated in Section III (Project Description) of the DEIR, the project site includes a northern parcel of 
approximately 14.25 acres in size and a southern parcel consisting of approximately 5.28 acres. The two 
primary components of the proposed project include: (1) the Office Park property (northern parcel) 
development consisting of four, three-story buildings (225,000 sf total) planned for mixed office use, and 
a 640-space parking lot; and (2) the Wellness Center property development with a maximum of 70 units 
for approximately 50 DD adults and 20 live-in staff members, other onsite living and recreation facilities 
for residents, associated fencing, a separate storage building, and a 73-space parking lot. 

The primary sources of noise and groundborne vibration associated with the proposed project would be 
construction activities at the project site, and project-related traffic volumes and new stationary sources 
(such as heating, ventilation, and air conditioning units) associated with operation of the proposed mixed-
use development.   

Project Impacts and Mitigation Measures 

Impact NOISE-1 Construction Noise 

Construction of the proposed project would require grading and excavation, installation of utilities, and 
construction and finishing of the proposed structures and facilities.  The project construction time 
schedule would be between approximately 30 and 36 months to fully complete the Wellness Center and 
Office Park property development.  Overall, the initial grading and sorting of materials would take 
approximately three weeks, utilities installation approximately one month, and foundation construction 
approximately two months.  After the construction of the foundations, the placement of the prefabricated 
Wellness Center units and the erection of the structures for the Office Park would take approximately 18 
months.  It would take another 12 months for finish work, including the installation of the water recycling 
system and the solar system. The construction of the permeable parking lots and wetland trails would take 
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about three weeks to complete while the construction of the wetlands and landscaping would take 
approximately six months (assumed to begin after the completion of the Wellness Center and Office Park 
construction). 

These types of construction activities would require the use of heavy equipment, smaller power tools, 
generators, and other sources of noise.  During each stage of development, there would be a different mix 
of equipment operating and noise levels would vary based on the amount of equipment operating and the 
location of the activity.  The proposed activity, time schedule, and anticipated construction equipment is 
listed in Table IV.J-11. 

Table IV.J-11 
Construction Schedule and Equipment 

Activity Schedule Equipment 

Initial Grading/Material Sorting 3 weeks 2 Push-Pull Scrapers, 1 Cat Crawler, 2 Pickup 
Trucks, 1 Water Truck 

Utilities Installation 1 month 2 Excavators, 1 Backhoe, 3 Dump Trucks, 
Two Pickup Trucks, 1 Water Truck 

Foundation Construction 2 months 2 Excavators, 1 Backhoe, 3 Dump Trucks, 10 
Pickup Trucks, 1 Water Truck, 1 Pile Driver 

Wellness Center/Office Park 30 months 2 Cranes, 5 Extended-Lift Trucks, 15 Small 
Vehicles 

Permeable Parking Lot/Fire Trails 3 weeks 1 Concrete Pump Truck, 5 Concrete Trucks 

Wetlands/Landscaping 6 months 2 Backhoes, 4 Pickup Trucks 
Source: Big Wave, LLC, Facilities Plan: Draft #2, Big Wave Property, January 2009. 

The U.S. EPA has compiled data regarding the noise generating characteristics of specific types of 
construction equipment and typical construction activities.  The U.S. EPA’s data pertaining to the typical 
noise range of construction equipment is presented in Table IV.J-12 and the data pertaining to the typical 
outdoor noise levels for specific construction activities is presented in Table IV.J-13.  

Table IV.J-12 
Noise Range of Typical Construction Equipment 

Construction Equipment Noise Level in dBA Leq at 50 Feet a 
Front Loader 73-86 

Trucks 82-95 
Cranes (moveable) 75-88 

Cranes (derrick) 86-89 
Vibrator 68-82 

Saws 72-82 
Pneumatic Impact Equipment 83-88 

Jackhammers 81-98 
Pumps 68-72 

Generators 71-83 
Compressors 75-87 

Concrete Mixers 75-88 
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Table IV.J-12 
Noise Range of Typical Construction Equipment 

Construction Equipment Noise Level in dBA Leq at 50 Feet a 
Concrete Pumps 81-85 

Back Hoe 73-95 
Pile Driver (Impact) 95-107 
Pile Driver (Sonic) 90-102 

Tractor 77-98 
Scraper/Grader 80-93 

Paver 85-88 
a Machinery equipped with noise control devices or other noise-reducing design features does not generate the same level of 

noise emissions as that shown in this table. 
Source: United States Environmental Protection Agency, Noise from Construction Equipment and Operations, Building 
Equipment and Home Appliances, PB 206717, 1971. 

 

Table IV.J-13 
Typical Outdoor Construction Noise Levels 

Construction Phase Noise Levels at 50 Feet
(dBA Leq) 

Noise Levels at 50 Feet with Mufflers
(dBA Leq) 

Ground Clearing 84 82 
Excavation, Grading 89 86 
Foundations 78 77 
Structural 85 83 
Finishing 89 86 
Source: United States Environmental Protection Agency, Noise from Construction Equipment and 
Operations, Building Equipment and Home Appliances, PB 206717, 1971. 

The noise levels shown in Table IV.J-13 represent composite noise levels associated with typical 
construction activities, which take into account both the number and spacing of heavy construction 
equipment that are typically used during each phase of construction.  As shown in Table IV.J-13, on 
average (with installation of mufflers), construction noise can reach a maximum of 86 dBA Leq when 
measured at a reference distance of 50 feet from the center of the construction activities.  Noise levels 
such as these would be generated at the project site during the construction phases of development.  These 
noise levels would diminish rapidly with distance from the construction site at a rate of approximately 6 
dBA to 7.5 dBA per doubling of distance for acoustically hard and soft sites, respectively. 

The nearest and most notable offsite sensitive receptors would be the residential uses located 
approximately 20 feet north of the project site boundary (El Granada Mobile Home Park).  The nearest 
building to the residential area is proposed to be located about 225 from the property line.  Based on the 
information presented above, construction noise levels could exceed the 80 dBA Leq eight-hour daytime 
threshold of significance used for this analysis during the three-week periods when grading and paving 
activities occur within 100 feet of the nearest existing residences. In addition, the possible use of impact 
pile drivers during the foundation construction phase could result in noise levels of up to 95 dBA Leq at 
the nearest residential and non-residential (to the south of the site) units during the three month 
foundation construction phase.  Construction activities would be limited to the hours of 7:00 A.M. to 6:00 
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P.M. on weekdays and 9:00 A.M. and 5:00 P.M. on Saturdays in accordance with Section 4.88.360 of the 
San Mateo County Ordinance Code, so no nighttime construction would be generated at the project site. 

The Wellness Center property is proposed to be constructed and occupied prior to construction of the 
Office Park property.  As such, residents and employees of the Wellness Center would also be exposed to 
noise levels associated with construction of the Office Park property.  The southern-most Wellness Center 
building would be approximately 150 feet from the nearest Office Park grading area and 225 feet from the 
nearest construction area.  The resulting noise levels at the residential building would be less than 80 dBA 
Leq for grading and general construction activities, but up to 95 dBA Leq when impact pile drivers operate. 

It should be noted that the increase in noise levels at the nearby locations during construction at the 
project site would be temporary in nature and would not generate continuously high noise levels, although 
occasional single-event disturbances from construction are possible, with the exception of pile driving.  
Additionally, the majority of the construction activities would take place at a distance farther than 100 
feet from the residences to the north and the occupied Wellness Center buildings.  In the later phases of 
project construction (during interior building construction), noise levels are typically reduced due to the 
newly erected physical structures that interrupt noise transmission from the project to nearby receptors.  
Thus, the highest noise levels that would be experienced by the sensitive receptors would only occur for a 
limited duration during construction of the proposed project.  General construction activities occurring 
more than 100 feet from the existing residences would not exceed 80 dBA and would not be significant.  
However, the temporary or periodic impact when grading or construction activities (e.g. paving and 
concrete installation) occur within 100 feet of an occupied residence would generate noise levels of up to 
86 dBA, which would be significant.  Also, the noise levels generated by pile driving operations at the 
site would generate substantial noise levels at the nearby residential units that would be highly disturbing 
and result in a significant impact.  Therefore, the implementation of the following mitigation measure is 
required, to reduce construction noise impacts to a less-than-significant level: 

Mitigation Measure NOISE-1 Construction Noise 

The construction contractor shall implement measures to reduce the noise levels generated by 
construction equipment operating at the project site during project grading and construction phases.  The 
construction contractor shall include in construction contracts the following requirements or measures 
shown to be equally effective: 

• All construction equipment shall be equipped with improved noise muffling, and maintain the 
manufacturers’ recommended noise abatement measures, such as mufflers, engine covers, and 
engine isolators in good working condition. 

• Stationary construction equipment that generates noise levels in excess of 65 dBA Leq shall be 
located as far away from existing residential areas as possible. The equipment shall be shielded 
from noise sensitive receptors by using temporary walls, sound curtains, or other similar devices. 
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• Heavy-duty vehicle storage and start-up areas shall be located a minimum of 150 feet from 
occupied residences where feasible. 

• All equipment shall be turned off if not in use for more than five minutes. 

• Drilled piles or the use of sonic or vibratory pile drivers shall be used instead of impact pile 
drivers.  The driving heads of sonic or vibratory pile drivers shall be screened on all sides by 
acoustic blankets capable of reducing noise levels by at least 15 dBA. 

• Temporary barriers such as flexible sound control curtains shall be erected between the proposed 
project and the El Granada Mobile Home Park to minimize the amount of noise during 
construction.  The sound control curtains shall reduce construction-related noise levels at the El 
Granada Mobile Home Park to less than 80 dBA Leq. 

• Two weeks prior to the commencement of grading or construction at the project site, notification 
must be provided to the immediate surrounding offsite residential uses that discloses the 
construction schedule, including the various types of activities and equipment that would be 
occurring throughout the duration of the grading and construction periods. 

• Two weeks prior to the commencement of grading or construction at the project site, an 
information sign shall be posted at the entrance to each construction site that identifies the 
permitted construction hours and provides a telephone number to call and receive information 
about the construction project or to report complaints regarding excessive noise levels.  The 
applicant shall rectify all reasonable complaints within 24 hours of their receipt.  The County may 
be required to determine whether a complaint is reasonable and subject to being rectified.  Should 
the applicant consider a complaint to be unreasonable, the applicant shall contact the County 
Planning Department within 24 hours of the receipt of the complaint to discuss how the complaint 
should be addressed. 

Impact NOISE-2 Construction-Related Groundborne Vibration  

Project-related construction activities would include grading, excavation, and building construction, 
which would have the potential to generate low levels of groundborne vibration.  In addition, Section 
IV.F, Geology and Soils of this DEIR also states that pile driving may be required to offset the potential 
liquefaction-induced ground failures.  Table IV.J-14 identifies various PPV and RMS velocity (in VdB) 
levels for the types of construction equipment that would operate during the construction of the proposed 
project.  Based on the information presented in Table IV.J-14, vibration velocities could reach as high as 
approximately 0.031 inches per second PPV at a distance of 50 feet from the source activity. This 
corresponds to a RMS velocity level (in VdB) of 78 VdB at 50 feet from the source activity. 
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Table IV.J-14 
Vibration Source Levels for Typical Construction Equipment 

Approximate PPV (in/sec) Approximate RMS (VdB) 

Equipment 
25 

Feet 
50 

Feet 
60 

Feet 
75 

Feet 
100 
Feet 

25 
Feet 

50 
Feet 

60 
Feet 

75 
Feet 

100 
Feet 

Large Bulldozer 0.089 0.031 0.024 0.017 0.011 87 78 76 73 69 
Caisson Drilling 0.089 0.031 0.024 0.017 0.011 87 78 76 73 69 
Loaded Trucks 0.076 0.027 0.020 0.015 0.010 86 77 75 72 68 
Jackhammer 0.035 0.012 0.009 0.007 0.004 79 70 68 65 61 

Small Bulldozer 0.003 0.001 0.0008 0.0006 0.0004 58 49 47 44 40 
Note: in/sec = inches per second. 
Source:  Federal Transit Administration, Transit Noise and Vibration Impact Assessment, Final Report, 2006; 
Christopher A. Joseph & Associates, July 2009. 

General construction activities associated with the project would have the potential to impact the nearest 
surrounding offsite sensitive receptors and existing structures, which would include the 
residents/residences at the El Granada Mobile Home Park approximately 20 feet north of the project site 
and the commercial buildings approximately 50 feet south of the project site.  The potential exposure to 
0.031 inches per second PPV and a RMS velocity level of 78 VdB at 50 feet from the source activity 
would not exceed the FTA existing structure threshold of 0.5 PPV for reinforced-concrete, steel or lumber 
buildings such as the existing structures in the vicinity of the project site.  However, the RMS velocity 
level of 78 VdB could exceed the FTA occasional residential vibration exposure (human annoyance) 
threshold of 75 VdB.  This would occur when heavy construction equipment operates within about 75 feet 
of an occupied residential unit. 

As to the use of pile drivers at the project site, this machinery would operate at a given location for the 
majority of a day.  Therefore, the evaluation of this impact to the nearby residences uses the 72 VdB FTA 
threshold for frequent events.  The nearest building to the residential area is proposed to be located about 
225 from the property line.  The use of an impact pile driver at this distance would generate vibration 
levels of approximately 75.4 VdB, which would exceed the 72 VdB threshold.  It would not be until the 
pile driving activity occurs about 300 feet from the nearest residence that the vibration levels would be 
less than 72 VdB. Therefore, as Building A would be located within 300 feet of the mobile home park, 
impact pile driving activities for Building A of the Office Park could result in a significant noise impact to 
sensitive receptors at the mobile home park.  The use of sonic or vibratory pile drivers at a distance of 225 
would generate groundborne vibration levels of approximately 65 VdB, which would not exceed the 72 
VdB threshold of significance. 

Residents and employees of the Wellness Center would also be exposed to substantial groundborne 
vibration levels associated construction of the Office Park property.  The southern-most Wellness Center 
building would be approximately 225 feet from the nearest construction area (Building D) and, similar to 
the mobile home park to the north, could be exposed to a significant impact if vibration levels exceed the 
72 VdB threshold. 
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As stated previously, construction activities would be limited to the hours of 7:00 A.M. to 6:00 P.M. on 
weekdays and 9:00 A.M. and 5:00 P.M. on Saturdays in accordance with Section 4.88.360 of the Mateo 
County Ordinance Code.  Construction activities are also prohibited at any time on Sundays, 
Thanksgiving and Christmas.  While the use of impact pile drivers at the project site would not occur 
during recognized sleep hours for residences, the impact of daytime groundborne vibration levels during 
construction of Building A or the Office Park would still be considered significant.  However, Mitigation 
Measure NOISE-1 identified above requires the use of drilled piles or the use of sonic or vibratory pile 
drivers instead of impact pile drivers if at all feasible based on geological conditions.  With 
implementation of this mitigation measure, the potential groundborne vibration impacts would be reduced 
to a less-than-significant level. 

Impact NOISE-3 Operational Noise Levels at the Project Site 

Airport and Roadway Noise Levels 

Noise levels at the project sites would continue to be dominated by vehicular traffic on Airport Street and 
aircraft activity at Half Moon Bay Airport.  Table IV.J-15 presents the future average daily exterior and 
interior noise levels for the nearest proposed residential (Building 1) and office buildings (Building A) to 
Airport Street.  As discussed previously, the exterior-to-interior noise reduction of new residential units in 
California is more than 30 dBA.  Similar reductions are typically provided for new office buildings. With 
this assumption, Table IV.J-15 indicates that future exterior and interior noise levels associated with 
roadway traffic would not exceed County standards at the project site.  The future noise levels at the site 
would also be well below the 75 dBA exterior standard for warehouse uses. This is a less-than-
significant impact and no mitigation measures are required. 

Table IV.J-15 
Predicted Future Airport and Roadway Noise Levels at the Project Site 

Noise Levels in dBA CNEL 

Roadway Segment 
Proposed 
Land Use 

Future 
Exterior 

Noise 
Level 

County 
Exterior 

Noise 
Standards 

Assumed 
Exterior-

to-Interior 
Reduction 

Future 
Interior 

Noise 
Level 

County 
Interior 

Noise 
Standard 

Residential 58.8 70.0 -30.0 <45.0 45.0 Airport Street, Between La 
Granada Ave and Stanford Ave Office 58.5 75.0 -30 <45.0 − 
Source:  Christopher A. Joseph & Associates, 2009.  Calculation data and results are provided in Appendix I of this DEIR. 

Mechanical Equipment Noise levels 

As part of the proposed project, new rooftop mechanical equipment and heating, ventilation, and air 
conditioning (HVAC) units and exhaust fans may be installed on the proposed buildings.  Large HVAC 
systems can result in noise levels that average between 50 and 65 dBA Leq at 50 feet from the equipment.  
Standard building parapets typically reduce these noise levels by around 10 to 15 dBA and this type of 
equipment is generally not audible from nearby uses.  The noise levels from this equipment would be less 
than the ambient noise levels associated with automobile and aircraft traffic and would not exceed the 
‘Normally Acceptable’ noise level standard of 60 dBA CNEL for residential uses or the County of San 
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Mateo Ordinance Code noise threshold of 55 dBA (Category 1: cumulative 30 minute noise level increase 
in a 1 hour period).  Therefore, the potential impacts to residents of the Wellness Center or the mobile 
home park would be less than significant. 

MBR Wastewater Treatment Plant 

The project would also involve the construction and operation of a membrane bioreactor (MBR) 
wastewater treatment plant (i.e., MBR plant; with associated mechanical equipment).  However, the MBR 
plant would be completely covered with aluminum plates and hatches, and sealed with rubber gaskets. 
Therefore, the potential noise associated with the MBR plant would be negligible. 

Parking Lot Noise 

Onsite vehicular noise would be generated mainly by activities within the Office Park parking lot and the 
Wellness Center parking lot.  The Office Park parking lot is located along the northern border of the site 
adjacent to the El Granada Mobile Home Park, and consists of 640 parking spaces. The Wellness Center 
parking lot is located in the southern parcel along Airport Street and consists of 73 parking spaces. 
Sources of noise within the parking areas would include engines accelerating, doors slamming, car 
alarms, and people talking. Noise levels within the parking areas would fluctuate based on the amount of 
automobile and human activity, with noise levels highest in the early morning and evening when the 
largest number of people would enter and exit the project site.  

Based on methodology provided by the FTA,5 the maximum hourly Leq and 24-hour Leq for the Office 
Park parking lot and the Wellness Center parking lot at 50 feet away would be approximately 51.1 dBA 
(assuming 2,123 daily trips, with 292 trips during the AM peak hour and 268 trips during the PM peak 
hour). The identified threshold of significance for the mobile home ‘Normally Acceptable’ noise level 
established by the California Department of Health Services is 60 dBA (based on a 24-hour average) and 
the infrequent noise level threshold established under Section 4.88.330 of the County of San Mateo 
Ordinance Code is 55 dBA (Category 1: A cumulative 30 minute exposure in a 1 hour period; most 
conservative). Since the maximum hourly Leq and 24-hour Leq for the Office Park parking lot and the 
Wellness Center parking lot at 50 feet away are less than these established thresholds of significance, the 
potential noise impacts associated with parking from implementation of the proposed project would be 
less than significant. 

Impact NOISE-4 Operational Roadway Noise Levels 

Locations in the vicinity of the project site would experience a slight increase in noise resulting from the 
additional traffic generated by the proposed project.  As stated in Section IV.M, Transportation/Traffic of 
this DEIR, the proposed project would generate approximately 2,123 vehicle trips per day.  The changes 
in future noise levels along the study-area roadway segments in the project vicinity are identified in Table 

                                                      

5  Harris Miller Miller & Hanson, Transit Noise and Vibration Impact Assessment, May 2006, p. 5-11. 
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IV.J-16.  As shown, the traffic generated by the proposed project would increase local noise levels by a 
maximum of 1.0 dBA CNEL, which would be imperceptible to most people and would not exceed the 3.0 
dBA threshold of significance.  Therefore, this impact would be less than significant.   

Table IV.J-16 
Predicted Future Roadway Noise Level Impacts at Locations Offsite 

Noise Levels in dBA CNEL 

Roadway Segment 

Existing Sensitive 
Land Uses Along 

Roadway 
Segment 

Future 
Traffic 

Without 
Project 

Future 
Traffic 
With 

Project 

Increase Significance 
Threshold 

Cabrillo Highway (SR 1), between 
Cypress Ave and Capistrano Rd (north) Residential 70.8 70.8 0.0 3.0 

Cabrillo Highway (SR 1), between 
Capistrano Rd (north) and Capistrano 
Rd (south) 

Residential 70.4 70.4 0.0 3.0 

Cabrillo Highway (SR 1), north of 
Cypress Ave Residential 70.7 70.9 0.2 3.0 

Cabrillo Highway (SR 1), south of 
Capistrano Rd (south) Residential 71.0 71.2 0.2 3.0 

Airport Street, between Los Banos Ave 
and La Granada Ave Residential 62.2 63.1 0.9 5.0 

Airport Street, between La Granada 
Ave and Stanford Ave Residential 62.2 63.2 1.0 3.0 

Airport Street, north of Los Banos Ave Residential 61.1 62.0 0.9 3.0 
Source:  Christopher A. Joseph and Associates, 2009.  Calculation data and results are provided in Appendix I of this DEIR. 

CUMULATIVE IMPACTS 

This cumulative impact analysis considers development of the proposed project in combination with 
ambient growth and other development projects within the vicinity of the proposed project.  As noise is a 
localized phenomenon, and drastically reduces in magnitude as distance from the source increases, only 
projects and ambient growth in the nearby area could combine with the proposed project to result in 
cumulative noise impacts. 

Future construction associated with the related projects could result in a cumulatively significant impact 
with respect to temporary or periodic increases in ambient noise levels and/or groundborne vibration. As 
stated before, construction noise and groundborne vibration is localized in nature and decreases 
substantially with distance.  Consequently, in order to achieve a substantial cumulative increase in 
construction noise levels, more than one source emitting high levels of construction noise would need to 
be in close proximity to the proposed project.  As shown in Table III-1 on page III-19, the nearest related 
project to the site is the proposed industrial development at 151 Vassar Avenue, which is located 
approximately 0.13 miles (685 feet) southeast of the project site.  Due to this distance, and along with the 
numerous intervening structures located between these two sites, a substantial increase in construction 
noise levels and/or groundborne vibration would not occur should construction for this related project 
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occur at the same time as the proposed project.  Therefore, this cumulative impact would be less than 
significant.   

Cumulative noise impacts would occur primarily as a result of increased traffic on local roadways due to 
the proposed project and related projects within the study area.  Therefore, cumulative traffic-generated 
noise impacts have been assessed based on the contribution of the proposed project to the future 
cumulative base traffic volumes on the roadway segments in the project vicinity.  The noise levels 
associated with existing traffic volumes and cumulative base traffic volumes with the proposed project 
(i.e., future cumulative traffic volumes) along with airport noise levels are identified in Table IV.J-17.   

Table IV.J-17 
Cumulative Roadway Noise Level Impacts at Locations Offsite 

Noise Levels in dBA CNEL 

Roadway Segment 

Existing Sensitive 
Land Uses Along 

Roadway 
Segment 

Existing 
Traffic 

Volumes 

Future 
Traffic 
With 

Project 

Increase Significance 
Threshold 

Cabrillo Highway (SR 1), between 
Cypress Ave and Capistrano Rd (north) Residential 70.0 70.8 0.8 3.0 

Cabrillo Highway (SR 1), between 
Capistrano Rd (north) and Capistrano 
Rd (south) 

Residential 69.3 70.4 1.1 3.0 

Cabrillo Highway (SR 1), north of 
Cypress Ave Residential 70.0 70.9 0.9 3.0 

Cabrillo Highway (SR 1), south of 
Capistrano Rd (south) Residential 69.8 71.2 1.4 3.0 

Airport Street, between Los Banos Ave 
and La Granada Ave Residential 62.0 63.1 1.1 5.0 

Airport Street, between La Granada 
Ave and Stanford Ave Residential 61.8 63.2 1.4 3.0 

Airport Street, north of Los Banos Ave Residential 61.0 62.0 1.0 3.0 
Source:  Christopher A. Joseph and Associates, 2009.  Calculation data and results are provided in Appendix I of this DEIR. 

As shown in Table IV.J-16, cumulative development along with the proposed project would increase local 
noise levels by a maximum of 1.4 dBA CNEL at the roadway segment of Airport Street, between Los 
Banos Avenue and Stanford Avenue.  The increases in noise levels at the existing residential areas located 
along the study area roadways would not exceed the thresholds of significance utilized for this analysis 
and the cumulative impact would be less than significant.  

LEVEL OF SIGNIFICANCE AFTER MITIGATION 

By complying with Sections 4.88.330, 4.88.340, and 4.88.360 of the San Mateo County Noise Ordinance 
and the implementation of the Mitigation Measure NOISE-1, construction-related noise and groundborne 
vibration impacts associated with the proposed project would be reduced to less-than-significant levels.  
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IV. ENVIRONMENTAL IMPACT ANALYSIS 
K. POPULATION & HOUSING 

INTRODUCTION 

This section of the Draft Environmental Impact Report (DEIR) addresses the subject of population and 
housing with respect to the proposed Big Wave Wellness Center and Office Park Project (“proposed 
project”), including: (1) the potential of the proposed project to induce population and/or housing growth; 
(2) the degree to which the proposed project would cause growth in comparison to adopted population 
and housing growth forecasts; (3) the consistency of the proposed project with adopted regional and local 
policies; and (4) the potential of the proposed project to affect the balance between jobs and housing. In 
addition, the potential cumulative population and housing impacts of the proposed project in combination 
with all known related projects are evaluated in this section.   

METHODOLOGY 

The analysis in this section is based primarily on data provided by the Association of Bay Area 
Governments (ABAG), the United States Census Bureau (U.S. Census Bureau), the California 
Department of Finance (DOF), and the County of San Mateo (County). This section uses data collected 
and provided at the county level wherever available and feasible in an effort to provide comprehensive 
analysis.  

ENVIRONMENTAL SETTING 

Existing Onsite Conditions 

The two parcels which comprise the project site where development is proposed are currently 
undeveloped and have recently been in agricultural use. As such, these portions of the proposed project 
site do not contain any existing residents or housing units. The person who is farming the site currently 
also farms other sites, including the nearby airport property. A maximum of 10 day laborers assist with 
the farming operations for approximately 40 days out of the year, which equates to approximately 0.64 
full-time employees per year.1   

Population 

Table IV.K-1 shows the historical and projected population data for the County as well as unincorporated 
Half Moon Bay where the proposed project site would be located, including the projected population for 
year 2013 when the project buildout is expected to be complete. Unincorporated Half Moon Bay includes 
the coastal communities of Moss Beach, El Granada, Montara, Miramar and Princeton by the Sea, which 
are all located within a 5-to-6 mile long area along the San Mateo County Coastline. The population in 

                                                      
1  E-mail correspondence from Scott Holmes, Member of Board of Directors, Big Wave Project, on May 16, 2009. 
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2013 is projected to increase to 758,910 in San Mateo County and increase to 11,750 in unincorporated 
Half Moon Bay. 

Table IV.K-1 
County of San Mateo 

Historical and Projections Population Data  
2000 – 2020 

Year Entire County Unincorporated Half Moon Bay 
2000 707,163 10,627 
2009 745,858 1 11,5032 

2010 741,000 11,600 
20133 758,910 11,750 
2020 800,700 12,100 

1 State of California, Department of Finance, Population Estimates for Cities, 
Counties and State, 2001-2009, website: 
http://www.dof.ca.gov/research/demographic/reports/estimates/e-4/2001-
09/documents/E-4_2009%20Internet%20Version.xls, accessed on August 11, 2009. 
2 Calculated by adding 90 percent of the difference between 2000 and 2010 population 
to the 2000 population. 
3 Calculated by adding 30 percent of the difference between 2010 and 2020 
population to the 2010 population. 
Source: ABAG, Projections 2007, and Christopher A. Joseph & Associates, August 
2009. 

Employment 

Local employment data is relevant to population impact analysis due to the relationship between 
employment and population growth. In June 2009, San Mateo County had an unemployment rate of 8.9 
percent.2 This is an increase from a 4.7 percent average unemployment rate in 2008.3 However, most 
counties in California are experiencing similar increases in unemployment. Statewide unemployment has 
risen to 8.9 percent as of June 2009 compared to 4.7 percent in June 2008.4  

Table IV.K-2 shows current employment data for unincorporated Half Moon Bay where the project site is 
located, surrounding communities, and San Mateo County as a whole. Included in the table are the cities 
of Pacifica, 10 miles north of the proposed project, and Half Moon Bay, 4 miles south of the site. Access 
between Pacifica and unincorporated Half Moon Bay is expected to improve with the construction of 
Devil’s Slide tunnel on Highway 1 scheduled to open summer 2011, thereby improving access to 

                                                      
2  State of California, Employment Development Department, Monthly Labor Force Data for Cities and Census 

Designated Places, June 2009 -- Preliminary, March 2008 Benchmark, website: 
http://www.labormarketinfo.edd.ca.gov/?pageid=133, accessed on August 11, 2009. Data is not seasonally 
adjusted.  

3  State of California, Employment Development Department, Monthly Labor Force Data for Cities and Census 
Designated Places (CDP), Annual Average 2008 - Revised, March 2008 Benchmark, website: 
http://www.labormarketinfo.edd.ca.gov/?pageid=133, accessed on August 11, 2009. Data is not seasonally 
adjusted. 

4  State of California, Employment Development Department, California Labor Market Review, June 2009, 
website: http://www.calmis.ca.gov/file/lfmonth/Calmr.pdf, page 12-13, accessed on August 11, 2009. 
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employment opportunities in unincorporated Half Moon Bay for residents of Pacifica.5 Average 
unemployment for year 2008 was 3.5 percent for unincorporated Half Moon Bay, 5.8 percent for City of 
Half Moon Bay, and 5.5 percent for City of Pacifica. Current unemployment in the area shows an increase 
from 2008, ranging from 6.7 percent in unincorporated Half Moon Bay, 10.8 percent in the City of Half 
Moon Bay, and 10.2 percent for the City of Pacifica.  

Table IV.K-2 
Current Employment Data 

Area Average 2008 Unemployment 
Rate1 (%) 

June 2009 Unemployment  
Rate2 (%) 

Unincorporated Half Moon Bay3 3.5 6.7 
City of Half Moon Bay 5.8 10.8 
City of Pacifica 5.5 10.2 
San Mateo County 4.7 8.9 
Source:  
1 State of California, Employment Development Department, Monthly Labor Force Data for Cities and Census 
Designated Places (CDP), Annual Average 2008 - Revised, March 2008 Benchmark, website: 
http://www.labormarketinfo.edd.ca.gov/?pageid=133, accessed on August 11, 2009. Data is not seasonally adjusted. 
2 State of California, Employment Development Department, Monthly Labor Force Data for Cities and Census 
Designated Places, June 2009 -- Preliminary, March 2008 Benchmark, website: 
http://www.labormarketinfo.edd.ca.gov/?pageid=133, accessed on August 11, 2009. Data is not seasonally adjusted.  
3 As represented by El Granada Census Designated Place. 

Data from ABAG indicates that for the year 2005, many employed residents were traveling outside of 
their communities for employment. For example, unincorporated Half Moon Bay had a total number of 
1,960 jobs but the employed residents in the community consisted of 5,530 persons.6 This represents a 
ratio of one job per 2.8 employed residents. 

As shown in Table IV.K-3, projection data for years 2010 and 2015 similarly indicate that there will be 
almost three times the number of employed residents to the number of jobs in unincorporated Half Moon 
Bay as well as the nearby City of Pacifica. This suggests that residents of these communities will continue 
to travel to other communities for employment. The ratio of jobs to employed residents is almost 1 to 1 
for the City of Half Moon Bay suggesting that these residents will be able to find work within their 
community. 

 

 

 

                                                      
5  See, Highway 1 Tunnel Bores Ahead, Mike Aldax, San Francisco Examiner, March 11, 2009. 
6  ABAG, Projections 2007. 
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Table IV.K-3 
Projected Employment Data 

Ratio of Jobs to 
Employed Residents Area 

2010 2015 2030 
Unincorporated Half Moon Bay 1:2.7 1:2.8 1:2.9 
City of Half Moon Bay 1:1.1 1:1.2 1:1.4 
City of Pacifica 1:2.9 1:3.0 1:3.1 
San Mateo County 1:0.9 1:1.0 1:0.9 
Source: ABAG, Projections 2007, and Christopher A. Joseph & Associates, May 2009. 

 

Table IV.K-4 shows employment by major sector for the County in 2007.7 As shown, employment in the 
County is diversified across a variety of sectors, with ‘professional and business services’ and ‘trade, 
transportation, and utilities’ jobs comprising approximately 40 percent of the County’s employment. In 
addition, ‘manufacturing’, ‘government’, ‘educational and health services’, and ‘leisure and hospitality’, 
each comprise approximately 10 percent of the County’s employment.  

Table IV.K-4 
County of San Mateo 

Employment by Industry  
2007 Annual Average 

Industry Jobs Percent of Total 
Trade, Transportation, & Utilities 75,100 21.9 
Professional & Business Services 63,400 18.5 
Leisure & Hospitality 35,000 10.2 
Government 32,600 9.5 
Educational & Health Services 32,100 9.4 
Manufacturing 30,800 9.0 
Financial Activities 21,600 6.3 
Natural Resources, Mining, & Construction 20,800 6.1 
Information 17,400 5.1 
Other Services 11,800 3.4 
Agriculture 2,000 0.6 
Total 342,600 100 
Source: California Employment Development Department, Industry Employment & Labor Force - 
by Annual Average, March 2008 Benchmark, website: 
http://www.calmis.ca.gov/file/indhist/sanmahaw.xls, accessed on May 14, 2009; California 
Employment Development Department, Quarterly Census of Employment and Wages, San Mateo 
County Third Quarter 2008, website: http://www.labormarketinfo.edd.ca.gov/qcew/CEW-
Major_NAICS.asp, accessed on May 14, 2009; phone interview with Ruth Kavanagh, Labor Market 
Consultant, California Employment Development Department, on May 6, 2009; and Christopher A. 
Joseph & Associates, May 2009. 

                                                      
7  2008 annual industry employment data not available, as confirmed by Ruth Kavanagh, Labor Market 

Consultant, California Employment Development Department, on May 12, 2009. 
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Housing 

As defined by the U.S. Census Bureau, household is another term for an occupied dwelling unit.8 A 
housing unit is a group of rooms or a single room occupied as separate living quarters where occupants 
live separately from other persons in the building and have direct access from outside the building or 
through a common hall. The population of an area includes household population as well as “group 
quarters population”. Group quarters population refers to persons in nursing homes, hospitals, jails, 
educational institutions, etc.9  

Information on current vacancy rates in the project area is limited. According to the San Mateo County 
Housing Element, which addresses the housing needs of the unincorporated portions of the County, rental 
vacancy rates in the area surrounding the proposed project site in the year 2000 ranged from 0.8 percent 
to 3.7 percent and homeowner vacancy rates ranged from 0.4 percent to 0.8 percent.10 The U.S. 
Department of Housing and Urban Development considers that a rental vacancy rate of 5 percent allows 
ordinary mobility and choice within the rental market but a vacancy rate below 5 percent indicates a 
housing shortage.11 A vacancy rate of 2 percent is generally considered normal for ownership housing.12 
This suggests that at least in the year 2000, the area surrounding the project site was facing a housing 
shortage.  Department of Finance data, which does not specify whether vacancy rates are due to rental or 
ownership property, indicates that the total vacancy rate as of January 2009 for the entire County was 1.9 
percent (5,060 vacant units available out of a total of 268,908 housing units) and for unincorporated 
portions of the County was 2.8 percent (627 vacant units available out of a total of 22,703 housing 
units).13  These vacancy rates indicate that there is a housing shortage both in the unincorporated portions 
and the County as a whole. According to the Housing Element, the midcoast urban area, the region in 
which the proposed project site is located, contains a significant amount of vacant undeveloped land, and 
therefore opportunities for new development to accommodate population growth.14 However, major 

                                                      
8  U.S. Census Bureau, State & County QuickFacts, website: 

http://quickfacts.census.gov/qfd/meta/long_HSD310200.htm, accessed February 17, 2009. 
9  U.S. Census Bureau, Terms & Definitions, Housing Unit Estimates, website: 

http://www.census.gov/popest/topics/terms/housing_unit.html, accessed February 17, 2009. 
10  County of San Mateo, General Plan Housing Element adopted December 2003, amended July 2004, Exhibit 

14.16, page 14.30, website: 
http://www.co.sanmateo.ca.us/vgn/images/portal/cit_609/26/7/1367882591SMCo%20Housing%20Element%20
1-%20Intro_Background.pdf, accessed on August 11, 2009. 

11  County of San Mateo, General Plan Housing Element adopted December 2003, amended July 2004, page 
14.11, website: 
http://www.co.sanmateo.ca.us/vgn/images/portal/cit_609/26/7/1367882591SMCo%20Housing%20Element%20
1-%20Intro_Background.pdf, accessed on May 15, 2009. 

12  Id. 
13  State of California, Department of Finance, Demographic Research Unit, website: 

http://www.dof.ca.gov/HTML/DEMOGRAP/ReportsPapers/ReportsPapers.php, accessed on May 15, 2009. 
14  See County of San Mateo, General Plan Housing Element adopted December 2003, amended July 2004, page 

14.170, website: 
http://www.co.sanmateo.ca.us/vgn/images/portal/cit_609/26/8/1367882587SMCo%20Housing%204-
%20Element%20Resources.pdf, accessed on August 11, 2009. 
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development in the Montara and Moss Beach area, at least in the short term, will continue to be 
constrained by limited infrastructure.15  

In 2007, only 15 percent of Bay Area households could afford a median-priced home; in San Mateo 
County, only 12 percent of households could afford a median-priced home.16 Affordability is also an issue 
for low and moderate-income households renting in San Mateo County. 

REGULATORY SETTING 

Federal 

No federal plans, policies, regulations or laws related to population and housing are applicable to the 
proposed project. 

State 

Government Code Section 65580-65590 (Housing Element Law) 

All California localities are required by Article 10.6 of the Government Code (Sections 65580-65590) to 
adopt housing elements as part of their general plans and to submit draft and adopted elements to the 
California Department of Housing and Community Development (HCD) for review and compliance with 
state law.  

Government Code Section 65588(c) (Coastal Zone) 

State Government Code Section 65588(c) requires the Housing Element review to take into account low 
or moderate-income housing converted or demolished in or near the Coastal Zone, pursuant to State 
Government Code Section 65590. Generally, replacement units are required if a residential structure 
containing three or more dwelling units is demolished or converted. Additionally, low and moderate-
income housing must be provided either on the site of new housing developments or on other sites in or 
near the Coastal Zone. In addition, all large developments permitted in the Coastal Zone since the 
adoption of the County’s LCP in 1980 have been required to provide affordable housing. 

Regional and Local 

Regional Housing Needs Allocation (RHNA) 

The HCD works with regional Councils of Governments (COGs) to determine the amount of housing 
needed within a region. ABAG is this region’s COG. The County of San Mateo, in partnership with all 
twenty cities in the County, formed a subregion. The formation of a subregion, for the purposes of 

                                                      
15  Id. 
16  ABAG, San Francisco Bay Area Housing Needs Plan 2007-2014, page 9 at website: 

http://www.abag.ca.gov/planning/pdfs/SFHousingNeedsPlan.pdf. 
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conducting the Regional Housing Needs Allocation (RHNA), is allowed by state law. The San Mateo 
subregion designated the City/County Association of Governments (C/CAG) as the entity responsible for 
coordinating and implementing the subregional RHNA process. ABAG publishes an annual report that 
discusses housing issues of importance to the San Francisco Bay Area.  The 2008 report, San Francisco 
Bay Area Housing Needs Plan, 2007-2014, explains the RHNA process and outcomes. 

The determination of housing need is based on existing need and estimated population growth. Need is 
determined for households in all income categories: very-low, low, moderate and above-moderate 
incomes. Once the total regional need is determined, ABAG works with local governments to allocate the 
total need to individual cities and counties. Local governments are then required to plan where and how 
the allocated housing units will be developed within their communities. This is done through the Housing 
Element of each local government’s General Plan. 

Based on a methodology that weighs a number of factors (e.g., projected population growth, employment, 
commute patterns, available sites), quantifiable needs for housing units in the region are determined 
according to various income categories. The San Francisco Bay Area Housing Needs Plan, 2007-2014, 
allocates 15,738 housing units to the County of San Mateo. Of that, C/CAG allocated 1,506 housing units 
to unincorporated San Mateo County. 

San Mateo County General Plan Housing Element 

San Mateo County is updating the Housing Element of its General Plan. The County’s last Housing 
Element was adopted in 2003 and amended in 2004. State law mandates that the next update be submitted 
to the HCD by June 30, 2009. The planning area for the Housing Element consists of unincorporated 
lands under County jurisdiction. As of 2003, half of the County’s land area, but only 8.7 percent of its 
population, is in unincorporated areas.17  

Relevant goals and objectives for the unincorporated areas of the County as specified in the Housing 
Element include: 

HE 14.1  To maintain and improve the quality and affordability of the existing housing stock in order 
to minimize the displacement of existing residents; 

HE 14.2 To promote sufficient production of new housing of affordable cost and diverse size to 
accommodate the housing needs of all persons who reside, work, or who can be expected to 
work or reside in the County; 

HE 14.3 To strive to provide housing in balanced residential environments that combine access to 
employment opportunities, transportation, childcare and other community services;  

                                                      
17  County of San Mateo, General Plan Housing Element adopted December 2003, amended July 2004, page 14.6, 

website: 
http://www.co.sanmateo.ca.us/vgn/images/portal/cit_609/26/7/1367882591SMCo%20Housing%20Element%20
1-%20Intro_Background.pdf, accessed on May 12, 2009. 
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HE 14.4 To ensure that housing is equally available to all persons regardless of age, race, sex, sexual 
orientation, marital status, ethnic background, income, disability or other arbitrary factors; 

HE 14.19 To encourage the provision of housing near employment centers and/or where adequate 
infrastructure and services exist or can be provided; 

HE 14.48 To expand the housing choices for special needs groups by using techniques to help increase 
the variety, location, size and price of housing available; 

HE 14.49 To provide affordable housing opportunities and supportive services for the elderly and 
disabled through programs including the construction of new housing units; and 

HE 14.50 To promote the development of housing for the elderly or disabled in all appropriate 
locations, considering locations within urban areas that are located close to public 
transportation and other essential services and lands that do not have major topographical 
constraints. 

San Mateo County Local Coastal Program 

The San Mateo County Local Coastal Program (LCP), an area plan adopted June 1998 was prepared in 
response to the 1976 Coastal Act and guides existing and future development in the 88,000-acre San 
Mateo Coastal Zone. This region stretches along 55 miles of shoreline from the San Francisco County 
border to the Santa Cruz County border. Most of the land within the planning area is rural, although 
several small communities exist including Montara, Moss Beach, El Granada, Miramar, and Princeton by 
the Sea.  

Relevant goals and objectives for the coastal area of the County as specified in the LCP are similar to the 
goals of the Housing Element and include: 

LCP 3.1 To protect, encourage and, where feasible, provide housing opportunities for persons of low 
and moderate income who reside, work or can be expected to work in the Coastal Zone; 

LCP 3.2 To strive to ensure that decent housing is available for low and moderate income persons 
regardless of age, race, sex, marital status or other arbitrary factor; 

LCP 3.3 To strive to provide such housing in balanced residential environments that combine access to 
employment, community facilities and adequate services;  

LCP 3.4 To strive to improve the range of housing choices, by location, type, price and tenure, 
available to persons of low and moderate income; and 

LCP 3.6 To allocate affordable housing in part in order to reduce home-to-work travel distance within 
the Coastal Zone.  
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Montara - Moss Beach - El Granada Community Plan 

The Montara-Moss Beach-El Granada Community Plan covers the portions of the County that extend 
along the Pacific Coast from Martini Creek, at the base of Montara Mountain, to the northerly city limits 
of the City of Half Moon Bay. The plan indicates that preservation of the community’s existing character 
is important to residents because it gives a sense of identity that is unique to the area.  

Relevant goals and objectives related to housing for the Montara-Moss Beach-El Granada Community 
Plan include: 

CP 1.8 To accommodate a variety of dwelling styles within an economic range that serves the 
housing needs of the community; 

CP 4.1 To build housing that relates to its physical setting, does not destroy the natural features of 
the land, and is compatible with the neighborhood scale and coastal character of the 
community; 

CP 4.2 To provide incentives that will encourage the development of an adequate housing base 
designed to meet the needs of all residents in the community, especially those with low and 
moderate incomes; 

CP 4.4 To prioritize the provision of housing affordable to low and moderate income families in new 
residential construction, particularly if government subsidies are available; 

CP 4.5 To incentivize development of lower income housing, such as through density bonuses and 
reduced parking requirements; and 

CP 4.6 To consider innovative housing programs that require a proportion of all new units be 
provided for low and moderate income families. 

ENVIRONMENTAL IMPACTS 

Thresholds of Significance 

As stated in §15126.2(d) of the CEQA Guidelines, “It must not be assumed that growth in any area is 
necessarily beneficial, detrimental, or of little significance to the environment.” Based on Appendix G of 
the CEQA Guidelines, a project could have a significant impact on population and housing resources if 
the proposed project would: 

a) Induce substantial population growth in an area, either directly (for example, by proposing new 
homes and businesses) or indirectly (for example, through extension of roads or other 
infrastructure); 

b) Displace substantial numbers of existing housing, necessitating the construction of replacement 
housing elsewhere; or 
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c) Displace substantial numbers of people, necessitating the construction of replacement housing 
elsewhere. 

As discussed in Section V.C (Impacts Found To Be Less Than Significant) of this DEIR, the potential 
impacts associated with Thresholds (b) and (c) listed above were determined to result in a less-than-
significant (or no) impact. Therefore, only Threshold (a) listed above is addressed in the following 
discussion. 

Project Impacts and Mitigation Measures  

Impact POP-1 Induce Substantial Population Growth in the Area 

Population Growth Due to Project Construction 

Construction of the proposed project would take place over approximately 30 to 36 months. Construction 
-related employment opportunities would not likely result in household relocation by construction 
workers to the vicinity of the proposed project site for various reasons, including the following: 

• Construction employment has no regular place of business; rather, construction workers commute 
to job sites that may change several times a year. 

• Many construction workers are highly specialized (e.g., crane operators, steelworkers, masons, 
etc.) and move from job site to job site as dictated by the demand for their skills. 

• The work requirements of most construction projects are also highly specialized, and workers are 
employed on a job site only as long as their skills are needed to complete a particular phase of the 
construction process. 

• Some construction workers would likely be drawn from the construction employment labor force 
(6.1 percent of the total labor force in the County when combined with natural resources and 
mining industries) already present in the County. 

Consequently, the project-related construction workforce would not likely relocate as a consequence of 
working on the proposed project. Therefore, impacts to population growth associated with temporary jobs 
would be less than significant and no mitigation measures are required. 

Population Growth Due to Project Operation 

New Jobs Associated with the Proposed Project 

The project consists of two components, an Office Park and a Wellness Center. The Office Park would 
consist of a total of 225,000 square feet of mixed use comprised of 40 percent general office, 25 percent 
research and development, 15 percent storage, and 20 percent light manufacturing. It is not expected that 
employees would be generated from the 15 percent of the Office Park that would be used for storage. 
Based on an analysis of the types of uses proposed at the project site, it is expected that an average of 650 
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workers would be employed at the Office Park portion of the project site, with a peak of 780 workers in 
very robust economic times.18 The Wellness Center would include several programs that are designed to 
provide employment opportunities for up to 37 low-income developmentally disabled (DD) adults living 
onsite, as well as an additional four full-time and four part-time jobs for staff to manage the various 
operations. Therefore, as shown in Table IV.K-5 below, the proposed project, including both components, 
has the potential to employ approximately 825 persons per year, at full operation.  Population impacts 
related to project-related jobs growth is discussed further below in conjunction with impacts related to 
project-related housing growth. 

New Housing Associated with the Proposed Project 

The proposed project would result in construction of a maximum of 70 apartment and single-story units 
for use by up to 50 DD residents and 20 staff members. These units would be available to own, rent, or 
for staff housing. The majority of the units (50) are intended for DD residents and would be available as 
separate living quarters in the form of single units (one-bedroom/bathroom module) or multiple units 
containing separate living room and dining room/kitchen area. Additionally, the units would have direct 
access from the outside. Because these units are in keeping with the definition of a housing unit occupied 
as a separate living quarter as opposed to group quarters housing, comparison of these types of units is 
more consistent with household population as opposed to group quarters population for purposes of 
analyzing population growth associated with new housing. 

Total Population Growth Associated with the Proposed Project  

Taking into account new housing and new jobs associated with the proposed project, it is assumed that a 
total of 858 people could potentially contribute to the population growth of the area, as shown in Table 
IV.K-5. This is derived from the 825 jobs created plus 70 housing units minus the 37 housing units for 
DD residents that would also be employed by 37 of the 45 jobs on the Wellness Center portion of the 
project site. This number represents the most conservative analysis in which it is assumed that all persons 
to fill the new housing and jobs created from the project site would be relocating from outside of San 
Mateo County and that 780 workers would be employed at the Office Center portion of the project site 
rather than the more likely scenario in which 650 workers would be employed.  

Table IV.K-5 
Population Growth Associated with the Proposed Project 

Source Jobs 
Office Park Employment 780 (Peak) 
Wellness Center Employment 
Developmentally Disabled 37 
Full-Time Staff 4 
Part-Time Staff 4 

Employment Subtotal 825 
Wellness Center Housing 

                                                      
18  E-mail correspondence from Scott Holmes, Member of Board of Directors, Big Wave Project, on May 16, 2009. 
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Table IV.K-5 
Population Growth Associated with the Proposed Project 

Source Jobs 
Developmentally Disabled 50 
Staff 20 

Housing Subtotal 70 
Overlap Due to Portion of Housing Provided for a 
Developmentally Disabled Employees 

(37) 

Total Minus Overlap 858 
Source: Project Applicant; and Christopher A. Joseph & Associates, August 2009. 

 

Project buildout is expected to be complete in year 2013. The projected population in 2013 is 758,910 
persons for the entire San Mateo County and 11,754 persons in the unincorporated Half Moon Bay area 
where the project site would be located, as shown in Table IV.K-1. Extrapolating from ABAG projections 
data, population between 2009 and 2013 is projected to increase in San Mateo County by 19,441 persons 
and increase in the unincorporated Half Moon Bay area by 247 persons. Representing 4.2 percent of the 
County population growth between 2009 and 2013, the proposed project’s contribution to the increase in 
population in the County would be within ABAG’s population projections. However, under this 
conservative analysis where it is assumed that all persons filling the jobs and housing units at the project 
site would be coming from outside of the unincorporated Half Moon Bay area, the population growth 
associated with the proposed project is more than three times greater than the projected population growth 
in the unincorporated Half Moon Bay area between 2009 and 2013. 

Assuming that some or all of the jobs created at the project site would be filled by persons relocating to 
the area, it appears that the local housing market does not contain sufficient vacancy to accommodate 
large amounts of population influx. As noted, vacancy rates indicate that there is a housing shortage both 
in the unincorporated portions and the County as a whole.  

However, based on current market analysis, it is reasonable to assume that many of the jobs at the project 
site would be filled by persons living in the area as opposed to people relocating to the area.  
Unemployment data indicates a need for local employment opportunities. Current unemployment in the 
area ranges from 6.7 percent in unincorporated Half Moon Bay to 10.8 percent in nearby City of Half 
Moon Bay. Average unemployment for year 2008 was 3.5 percent for unincorporated Half Moon Bay, 5.8 
percent for City of Half Moon Bay, and 5.5 percent for City of Pacifica.  

In addition, projections data indicates that many employed residents of these communities are traveling 
outside of their communities for work. In 2005, unincorporated Half Moon Bay had a total number of 
1,960 jobs but 5,530 employed residents, which equates to one job per 2.8 employed residents. 
Projections data for years 2010 and 2015 similarly indicate that for the communities of unincorporated 
Half Moon Bay and City of Pacifica there will be almost three times the number of employed residents to 
the number of jobs. This suggests that there exists a local market for jobs that can be held by residents 
who are currently traveling outside of the area for employment.  Also, according to the Year 2000 U.S. 
Census, 53 percent of employees in the project vicinity travel from outside the area to work in the Half 
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Moon Bay Area and 47 percent of the employees in the project vicinity live within the Half Moon Bay 
area. 

Therefore, when assuming a conservative scenario that all persons filling the jobs and housing units at the 
project site would be coming from outside of the unincorporated Half Moon Bay area,  population growth 
associated with the proposed project is more than three times greater than the projected population growth 
in the unincorporated Half Moon Bay area between 2009 and 2013. However, based on current 
unemployment and vacancy rates, it is anticipated that the majority of jobs and housing created by the 
project would be filled by the existing population.   

Additionally, housing to be provided at the project site is in conformity with area plans and policies 
because of its emphasis on providing affordable housing for developmentally disabled persons. The 
Housing Element, Local Coastal Program, and Montara - Moss Beach - El Granada Community Plan 
include variously as part of their goals to provide affordable housing options for special needs groups 
including the disabled. A related goal is to provide affordable housing in areas that reduce travel time 
between work and home. Since the housing at the project site is fulfilling a specific need identified in the 
local plans, this suggests that the housing at the project site is not contributing to substantial population 
growth in the area. Moreover, 37 of the jobs at the Wellness Center would be specifically provided for 
DD residents living at the project site. These jobs would not affect the balance between jobs and housing 
in the local community.  The proposed project would assist the area in achieving a jobs/housing balance 
by providing approximately 825 net new jobs and 70 new housing units, or approximately 12 jobs per 
dwelling unit.  By providing a substantial number of new job opportunities along with a moderate supply 
of new housing, the proposed project would not only provide adequate jobs to employ future project 
residents, but provide a surplus of jobs to employ existing and future residents in the surrounding 
community. 

Therefore, as discussed above, impacts related to population growth associated with project operations 
would therefore be less than significant and no mitigation measures are required.  

CUMULATIVE IMPACTS 

The housing-induced population growth of nearby projects is not relevant since the project proposes 
housing for up to 70 DD residents and related staff, which has been identified as a need in local 
community plans and policies. There are no related residential projects in the unincorporated Half Moon 
Bay area. Residential development projects that are located in the cities of Pacifica and Half Moon Bay 
do not appear to be designed for DD residents. 

Regarding cumulative impacts contributing to substantial population growth, the employment potential of 
related projects needs to be considered. While on an individual basis, the impacts of the proposed project 
are not significant, cumulatively with other projects, the potential jobs created could induce substantial 
population growth in the area. The projects in the City of Half Moon Bay are not relevant to the 
cumulative impact discussion as they concern residential and park uses. Within the midcoast area and the 
City of Pacifica, both of which contain insufficient local jobs for employed residents and those seeking 
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work, as indicated by the jobs/housing imbalance in those areas and by unemployment rates, 
approximately 33,155 square feet and 94,743 square feet of commercial, industrial and mixed-use projects 
have been proposed, respectively.19 Application of employee generation rates to these numbers indicates 
that the related projects would generate up to 448 employees.20  Along with the 825 employees expected 
to be generated at the proposed project, a total of 1,250 employees could be generated by projects in the 
area. In the year 2030, the population in unincorporated Half Moon Bay is projected to be 12,300 and 
projected to be 42,100 in City of Pacifica.21 The ratio of jobs to employed residents is projected to be one 
job per 2.9 residents in unincorporated Half Moon Bay and one job per 3.1 residents in the City of 
Pacifica. Therefore, given the imbalance in the number of jobs compared to the number of residents, 
impacts associated with the potential growth in jobs stemming from the related projects would be less 
than significant and would create local employment opportunities for residents currently working outside 
of the area and for unemployed residents seeking employment. Cumulative impacts related to population 
growth would be less than significant and no mitigation measures are required. 

LEVEL OF SIGNIFICANCE AFTER MITIGATION 

Impacts to population and housing would be less than significant. 

 

                                                      
19  Within the midcoast area, projects 1 through 7, as described in Table III-1 in Section III, Project Description, 

consist of commercial, industrial, and mixed uses. Within the City of Pacifica, projects 8 through 13 consist of 
mixed and commercial uses. 

20  Los Angeles Unified School District, Commercial/Industrial Development School Fee Justification Study, 
September 2002. Generation Rate = 0.0034965 employee/square foot of office use. (It is assumed that the 
related projects designated as mixed-use will contain office uses. Office uses generally yield a higher number of 
employees than other types of commercial uses including industrial uses.) 

21  ABAG, Projections 2007. 
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IV. ENVIRONMENTAL IMPACT ANALYSIS 
L. PUBLIC SERVICES 

1. POLICE 

INTRODUCTION 

This section of the Draft Environmental Impact Report (DEIR) addresses the subject of public services 
with respect to the proposed project and includes an examination of the existing services provided to the 
project site and the impacts that the proposed project would have on those services.  The public services 
section is subdivided into the following five sections:  1) police; 2) fire protection; 3) schools; 4) parks 
and recreation, and 5) libraries.  

METHODOLOGY 

Potential project impacts on police protection services were evaluated based on the adequacy of existing 
and planned staffing, equipment, and facilities of the County of San Mateo Sheriff’s Department to meet 
the additional demand for police protection services resulting from development of the proposed project.  
The following factors were taken into consideration in performing the impact analysis: effects of the 
proposed project on response times, calls for service, and levels of service; the need for new officers, 
associated equipment, and facility space.  The responsible agency was contacted regarding the potential 
impacts on its facilities.  Responses from public service agencies are included in Appendix C to this 
DEIR.  In addition, various public service policies and guidelines as defined by the County of San Mateo 
(County) were also reviewed and considered during the project impact analysis.   

ENVIRONMENTAL SETTING 

The primary agency responsible for serving the project site and surrounding area with police protection 
services is the County of San Mateo Sheriff’s Department (Sheriff’s Department), headquartered in 
Redwood City.   

The Sheriff’s Department is divided into six separate divisions, including: Administration & Finance; 
Corrections; Operations; Investigations; Support Services; and Crime Lab.1  The Operations Division 
contains four separate bureaus, including the following: 2  

• the Patrol Bureau, which provides general law enforcement services to unincorporated areas of 
the County and the contract cities of Portola Valley and Woodside;  

                                                      
1  San Mateo County Sheriff’s Office, Organization Chart, accessed by CAJA Staff at 

http://www.co.sanmateo.ca.us/Attachments/sheriffs/pdfs/so_details.pdf on September 24, 2009. 
2  Ibid. 
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• the Office of Emergency Services/Homeland Security, which provides emergency planning, 
training, preparedness exercises and field response to the County and its cities;  

• the Emergency Services Bureau, providing Search and Rescue (SAR), Law Enforcement Support 
Services and Emergency Management planning, preparedness, training and coordination to 
reduce injury, loss of life and property during emergencies and to support the mission of law 
enforcement, responding to approximately 65 major emergency incidents every year, and works 
closely with Environmental Health and the Hazardous Materials Response Team to respond to 
hazardous spills and contamination/cleanup incidents; and 

• the Investigations/Detective Bureau, which provides thorough and effective investigative and 
specialized services to the public and County criminal justice agencies to ensure a safer 
community and provide a foundation for investigation and prosecution while promoting 
Countywide and area-wide collaborative partnerships.3   

The Sheriff’s Department operates many different community organizations, including: school-based 
resource officers, youth programming, family counseling, and community-based sub-stations.  In 
addition, the Sheriff’s Department offers several specialized crime enforcement units to protect the 
citizens and property of the County of San Mateo (County).  The Community Policing Unit actively 
maintains citizen and community oriented programs such as the Citizens Police Academy, Neighborhood 
Watch programs, several youth programs such as bicycle helmet and car seat inspections, including 
providing helmets and car seats to low-income families, and, in conjunction with Aging and Adult 
Services, assistance with food delivery to homebound seniors.  Deputies regularly attend community and 
advisory council meetings to hear and help address community concerns, and work closely with County 
Code Enforcement to help implement community cleanup programs.  The Sheriff’s Activities League 
(SAL) provides elementary school children opportunities in athletics and visual and performing arts 
activities during after school hours and occasional weekend events.4 

The Sheriff’s Department patrols more than 70 percent of the geographic area of the County, including 
the unincorporated areas of North County, Burlingame Hills, San Mateo Highlands, West Menlo, North 
Fair Oaks, Laderas, and Coastside, and the contracting cities of Woodside, Portola Valley, and East Palo 
Alto.5  The project area is currently served by the Coastside Patrol Unit (Unit), which is responsible for 
law enforcement activities for over 60 percent of the County.  The Unit is staffed with 27 full time deputy 
sheriffs, four Sergeants, and one Lieutenant, which allows the Unit to consistently supply enforcement 

                                                      
3  County of San Mateo Sheriff’s Office, Operations Division, accessed by CAJA Staff at 

http://www.co.sanmateo.ca.us/smc/department/home/0,2151,14095463_120677473,00.html on May 1, 2009. 
4  County of San Mateo Sheriff’s Office, Community Policing - Patrol Division, accessed by CAJA Staff at 

http://www.co.sanmateo.ca.us/smc/department/home/0,,14095463_14132044_59181917,00.html on May 1, 
2009. 

5  County of San Mateo Sheriff’s Office, Patrol Bureau, accessed by CAJA Staff at 
http://www.co.sanmateo.ca.us/smc/department/home/0,2151,14095463_188877833,00.html on April 27, 2009. 
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resources at any time of day, for any emergency.  Additionally, two full-time Community Policing 
deputies are dedicated to the entire San Mateo County Coast.6 

There is one dispatch center, San Mateo County Public Safety Communications (SMCPSC), for all areas 
of the County, including the project area.  SMSPSC provides dispatching services to 23 public safety 
agencies, including five police/sheriff departments, 16 fire departments/fire protection districts, the 
AMR/San Mateo County 911 Paramedic Transport Provider, and the Peninsula Humane Society.7   

Sheriff’s Station 

The station that currently serves the project area is the Moss Beach Substation8, located at 500 California 
Street in Moss Beach, approximately 1.6 miles northwest of the project site.  The Moss Beach Substation 
offers the largest law enforcement facility on the coast.9  Existing staffing levels and equipment inventory 
for this station include two Sergeants, eight deputies, and one civilian staff member, and enough vehicles 
for current staff.  As per the Sheriff’s Department, the station’s staffing and equipment inventory are 
adequate to meet the current demand for police protection services in the project area.10   

Service Ratio 

The project area is located within Reporting District (RD) Coast Patrol Bureau 70 Beat (“70 Beat”), 
which includes the North Coast areas of El Granada, Princeton, Montara, Moss Beach, and Miramar.  The 
Sheriff’s Department currently employs 303 sworn officers and 286 civilian employees, which equates to 
four sworn and four civilian employees per 10,000 persons.11  The current deputy-to-population ratio of 
the “70 Beat” RD is one full-time employee per 2,245 persons, which meets the desired service ratio 
standard of the Sheriff’s Department.12 

                                                      
6  County of San Mateo Sheriff’s Office, Moss Beach Substation/Patrol Division, accessed by CAJA Staff at 

http://www.co.sanmateo.ca.us/smc/department/home/0,,14095463_14132044_59222338,00.html on May 1, 
2009. 

7 San Mateo County Public Safety Communications - 911 Dispatch, revised April 4, 2009, accessed by CAJA 
Staff at http://www.smc911dispatch.org/ on April 28, 2009. 

8  County of San Mateo Sheriff’s Office, Captain Mark S. Hanlon, Operations, Response to Service Letter, April 
29, 2009. 

9  County of San Mateo Sheriff’s Office, Moss Beach Substation/Patrol Division, accessed by CAJA Staff at 
http://www.co.sanmateo.ca.us/smc/department/home/0,,14095463_14132044_59222338,00.html on May 1, 
2009. 

10  County of San Mateo Sheriff’s Office, Captain Mark S. Hanlon, Operations, Response to Service Letter, April 
29, 2009. 

11 U.S. Department of Justice, Office of Justice Programs, Bureau of Justice Statistics, Law Enforcement 
Management and Administrative Statistics Local Agency Profile, California, San Mateo County Sheriff 
Department, July 27, 2006, accessed by CAJA Staff at 

 http://bjsdata.ojp.usdoj.gov/dataonline/Search/Law/Local/LocalAgencyProfile.cfm on April 28, 2009. 
12  County of San Mateo Sheriff’s Office, Captain Mark S. Hanlon, Operations, Response to Service Letter, April 

29, 2009. 
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Crime Statistics 

Table IV.L-1 (County of San Mateo Crime Index (CCI), 2004-2006) shows crime trends in San Mateo 
County for the years 2004, 2005, and 2006.  As shown in Table IV.L-1, the total number of violent and 
property crimes increased between 2004 and 2005, but decreased between 2005 and 2006.   

Table IV.L-1 
County of San Mateo Crime Index (CCI), 2004-2006 

2004* 2005* 2006* Crimes 
Number 

of Crimes 
Crimes/100,000 

Population 
Number 

of Crimes 
Crimes/100,000 

Population 
Number 

of Crimes 
Crimes/100,000 

Population 
Violent Crimes 
Homicide 26 3.6 30 4.2 22 3.0 
Forcible rape 156 21.6 155 21.5 155 21.3 
Robbery 685 95.0 715 99.1 716 98.2 
Aggravated 
assault 1,301 180.5 1,547 214.4 1,302 178.5 

Total violent 
crimes 2,168 300.8 2,447 339.2 2,195 300.9 

Property Crimes 
Burglary 2,935 407.2 3,335 462.3 2,969 407.0 
Motor vehicle 
theft 2,943 408.4 2,732 378.7 2,749 376.9 

Larceny-Theft 
(over $400) 3,832 531.7 3,677 509.7 3,786 519.1 

Total property 
crimes 9,710 1,347.3 9,744 1,350.7 9,504 1,303.0 

Notes: 
*  The population of San Mateo County in 2004, 2005, and 2006 was 720,700, 721,400, and 729,400, respectively. 
Source:  Office of the Attorney General, Criminal Justice Statistics Center, Table 1: Crimes and Crime Rates by Category 

and Crime, San Mateo County, 1997-2006.  Accessed by CAJA Staff at 
http://stats.doj.ca.gov/cjsc_stats/prof06/41/1.htm on April 27, 2009.   

 

Crime rates for 2005 and 2006 for the “70 Beat” RD indicate that the total number of violent crimes 
reported increased by approximately 88 percent between 2005 and 2006, while the total number of 
property crimes reported decreased by approximately 0.7 percent (refer to Table IV.L-2 [Crimes Reported 
in the 70 Beat Reporting District, 2005-2006]).  The Sheriff’s Department responded to 9,885 calls for 
service from January 1, 2008, through January 1, 2009, in the 70 Beat RD.13 

                                                      
13  County of San Mateo Sheriff’s Office, Captain Mark S. Hanlon, Operations, Response to Service Letter, April 

29, 2009. 
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Table IV.L-2 
Crimes Reported in the 70 Beat Reporting District, 2005-2006 

Number of Crimes Crimes/100,000 
Population* Crimes 

2005 2006 2005 2006 
Percent Change 

Violent Crimes 
Homicide 0 1 0 9.6 +100.0 
Rape 0 0 0 0 -- 
Robbery 1 0 9.6 0 -100.0 
Assault 15 29 144.8 280 +93.3 
Total Violent Crimes 16 30 154.5 289.6 +87.5 
Property Crimes 
Burglary - Other 44 46 424.9 444.2 +4.5 
Burglary - Auto 49 59 473.2 570.0 +20.4 
Theft 49 37 473.2 357.3 -24.5 
Auto Theft 1 0 9.6 0 -100.0 
Total Property Crimes 143 142 1,380.8 1,371.2 -0.70 
Notes: 
*  Based on the Mid-Coast Recreational Needs Assessment (October 2002), the population of the Mid-Coast area is 

10,356. 
Source:  San Mateo County Sheriff’s Office, North Coast Areas including El Granada, Princeton, Montara, Moss Beach, 

Miramar, Beat 70, Crime Activity Report, 2005 and 2006 Yearly Summaries, received by CAJA Staff from the San 
Mateo County Sheriff’s Office Headquarters Patrol on April 17, 2007.   

 

As Table IV.L-1 and IV.L-2 show, despite population increasing, the overall crime rate (including violent 
and property crimes) in the County of San Mateo decreased from 2005 to 2006.  While the number of 
violent crimes reported increased and the number of property crimes reported decreased from 2005 to 
2006 in the “70 Beat” RD, the overall proportion of violent crimes per population remained lower in the 
“70 Beat” RD than the County as a whole, while the overall proportion of property crimes per population 
in the “70 Beat” RD remained similar to the County as a whole.  However, as noted above, the existing 
staffing levels and equipment inventory for the Moss Beach Substation is adequate to meet current 
demands for police protection services in the project area.14  

Response Times 

Unlike fire protection services, police units are often in a mobile state.  Hence, actual distance between a 
headquarters facility and the project site is often of little relevance.  Instead, the number of officers out on 
the street is more directly related to the realized response time.  Response time is defined as the total time 
from when a call requesting assistance is placed until the time that a police unit responds to the scene.  
Patrol deputies respond from their “Beat” area.  Average response time for the “70 Beat” RD is 13.5 

                                                      
14  County of San Mateo Sheriff’s Office, Captain Mark S. Hanlon, Operations, Response to Service Letter, April 

29, 2009. 
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minutes, which meets the Sheriff’s Department preferred response time goal of 15 minutes for non-
emergency calls.15 

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: State Route (SR) 1 (Cabrillo Highway) and Airport 
Street.  The project site can be directly accessed from the surrounding streets, including: Cypress Avenue, 
Marine Boulevard; Capistrano Road, Prospect Way; and California and Cornell Avenues, located to the 
west, east and south of the site, respectively. 

REGULATORY SETTING 

Federal and State 

Currently no Federal or State policies and/or mandates related to police services exist.  Therefore, in 
addition to the thresholds of significance outlined in Appendix G of the State CEQA Guidelines, the local 
policies and guidelines associated with police services as defined by the County of San Mateo will be 
utilized for this analysis. 

Local 

County of San Mateo General Plan 

The County of San Mateo General Plan (General Plan) contains the following policies related to police 
protection services that are applicable to the proposed project (project consistency with the following is 
discussed in Section IV.I, Land Use & Planning): 

General Land Use (Chapter 7) 

Urban Areas 

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. 

                                                      
15  County of San Mateo Sheriff’s Office, Captain Mark S. Hanlon, Operations, Response to Service Letter, April 

29, 2009. 
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Spheres of Influence 

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. 

Urban Land Use (Chapter 8) 

Regulation of Development in Urban Areas 

8.29 Infilling 

Encourage the infilling of urban areas where infrastructure and services are available. 

General Development Standards 

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. 

ENVIRONMENTAL IMPACTS 

Threshold of Significance 

Based on Appendix G of the State CEQA Guidelines, the proposed project could have a significant 
environmental impact related to police protection services if it would:  

a) 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 (i.e., Sheriff’s Station), the construction of which could cause significant 
environmental impacts, in order to maintain acceptable service ratios, response times or other 
performance objectives for police services. 
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Project Impacts and Mitigation Measures 

Impact PS-1 Police Services 

Implementation of the proposed project could result in an increased need for police services during both 
the short-term construction phase and long-term operational phase. 

Construction 

Construction sites can be sources of attractive nuisances, providing hazards, and inviting theft and 
vandalism.  Therefore, when not properly secured, construction sites can become a distraction for local 
law enforcement from more pressing matters that require their attention.  Consequently, developers 
typically take precautions to prevent trespassing through construction sites.  Most commonly, temporary 
fencing is installed around the construction site to keep out the curious.  Deployment of roving security 
guards is also an effective strategy in preventing problems from developing.  The proposed project would 
employ construction security features, such as fencing, which would serve to minimize the need for 
Sheriff’s Department services.  Traffic generated by construction workers and trucks would occur 
primarily during off-peak traffic hours.  Although minor traffic delays may result from construction 
activities at times, these impacts would be temporary in nature and would be coordinated with local police 
and emergency officials.  Therefore, impacts associated with police services during construction would be 
less than significant and no mitigation measures are required. 

Operation 

Implementation of the proposed project would increase the demand for police services in the project area.  
As noted in Section IV.K (Population & Housing) of the DEIR, the proposed project would result in 
approximately 70 permanent residents and approximately 825 employees.  Implementation of the 
proposed project would also increase the number of site visitors within the project site.  However, the 
Sheriff’s Department would not need to construct a new facility or expand existing facilities in order to 
accommodate the project’s demand for police services.16 

Although there is not a direct proportional relationship between increases in land use activity and 
increases in demand for police protection, it is logical, to some extent, to anticipate that the number of 
calls for police response to home burglaries, vehicle burglaries, damage to vehicles, traffic-related 
incidents, and crimes against persons would be anticipated to increase with the increase in onsite activity 
and population and increased traffic on adjacent streets and arterials.  However, because a number of 
other factors also contribute to the resultant crime rate such as police presence, crime prevention 
measures, and on-going legislation/funding, the potential for increased crime rates is not necessarily 
directly proportional to increases in land use activity.  Although the project would increase the number of 
persons and level of activity on the project site, given the type of use and its similarity to the surrounding 

                                                      
16  County of San Mateo Sheriff’s Office, Captain Mark S. Hanlon, Operations, Response to Service Letter, April 

29, 2009. 
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area, it is reasonable to expect that the project would not result in a meaningful increase in the amount of 
crime in the project area.   

The discussion below considers the major criteria for determining the proposed project’s potential 
impacts on police protection services, including Sheriff’s Department staffing levels and response times 
in the project area. 

Service Ratio 

As noted in Section IV.K (Population & Housing) of the DEIR, the proposed project would result in 
approximately 70 permanent residents and approximately 825 employees.  With the construction of the 
proposed project, the new persons introduced to the project site on a daily basis would not require any 
additional officers in order to maintain the current deputy-to-population ratio of approximately one officer 
per 2,245 persons in the “70 Beat” RD.17  Whether the proposed project would require the Sheriff’s 
Department to hire more deputies or staff or purchase more equipment ultimately depends on the calls for 
service generated by the proposed project.18  Because the proposed project’s demand for police services 
would not result in a need for new officers to maintain the current deputy-to-population ratio, the 
proposed project would not likely require any expansion, consolidation, or relocation of the Moss Beach 
Substation.  Additionally, as noted in Section III (Project Description) of this DEIR, the project would 
provide security measures, including illumination of the parking lots areas, basketball court, and all 
developed walkways, security outdoor lighting, indoor lighting, and fencing along the southern and 
western boundaries of the Wellness Center property and adjacent to the northern two breezeway units, to 
reduce demands of the Sheriff’s Department.  Therefore, operation impacts related to the officer-to-
population ratio would be less than significant and no mitigation measures are required. 

Response Times 

Given that the project is not expected to generate a considerable increase in crime, the effect that the 
project would have on response times would be minimal, if at all.   

As noted in Section IV.M (Transportation/Traffic) of the DEIR, all eight study intersections currently 
operate at an acceptable Level of Service (LOS) D or better.  It is estimated that under background 
conditions (existing conditions plus the addition of traffic generated by other approve developments in the 
vicinity of the project site), all eight study intersections would continue to operate at an acceptable LOS D 
or better.  With implementation of the proposed project, the eastbound left-turn movement at the 
intersection of Highway 1 and Cypress Avenue would operate at unacceptable LOS F with a delay of 61.9 
seconds, while all other study intersections would continue to operate at an acceptable LOS.  However, as 
previously discussed police units are most often in a mobile state; therefore, it is unknown precisely 

                                                      
17   [(10,356 estimated residents in the Mid-Coast Area + 70 project residents) ÷ (5 deputies)] = 2,085 people per 

deputy  
18  County of San Mateo Sheriff’s Office, Captain Mark S. Hanlon, Operations, Response to Service Letter, April 

29, 2009. 
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which route the Sheriff’s Department would use to access the project site when responding to an 
emergency call.  Therefore, a police unit accessing the project site from the surrounding area may or may 
not pass through the impacted study intersection.  None of the study intersections are expected to be 
significantly impacted by project traffic volumes.  As such, emergency response times would not be 
affected, given that implementation of the proposed project would not result in a significant traffic 
impact.  Therefore, operational impacts related to response time would be less than significant and no 
mitigation measures are required.   

Summary of Impacts to Police Services 

While the project would increase the number of persons and level of activity on the project site, given the 
type of use, it is reasonable to expect that the project would not result in a meaningful increase in the 
amount of crime in the project area.  Further, given that the project is not expected to generate a 
considerable increase in crime, the affect that the project would have on response times would be 
minimal.  Additionally, according to the Sheriff’s Department, although additional deputies and 
equipment could be necessary to accommodate the project, the additional demand for police services 
created by the project would not require the need for new or altered police facilities.  Therefore, project 
impacts on police services would be less than significant and no mitigation measures are required.   

Although impacts were found to be less than significant, the following mitigation measure is 
recommended by the Sheriff’s Department to further reduce impacts related to an increased demand for 
police services associated with the proposed project. 

Mitigation Measure PS-1 Police Services 

Provide onsite manned19 security with clear lines of communication to fire and emergency medical 
response.20  

CUMULATIVE IMPACTS 

Implementation of the project in combination with the 37 related projects (see Table III-1, Related 
Projects List) would further increase the demand for police services.  However, as seen in Table III-1, all 
but seven of the projects are located in the City of Pacifica, City of San Bruno, City of Half Moon Bay, 
and the Town of Hillsborough, each of which have their own police department and provide police 
services to all areas located within their jurisdiction’s boundaries.   

Similar to the proposed project, each of the related projects would be individually subject to review by the 
applicable police department, and would be required to comply with all safety requirements of the 
applicable jurisdiction to adequately address police protection service demands.  Furthermore, each 

                                                      
19  County of San Mateo Sheriff’s Office, Captain Mark S. Hanlon, Operations, telephone conversation, September 

24, 2009. 
20  County of San Mateo Sheriff’s Office, Captain Mark S. Hanlon, Operations, Response to Service Letter, April 

29, 2009. 
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related project would contribute additional tax revenue that could be used for commensurate expansion of 
police services, the hiring of additional police officers/sheriff deputies, and the purchase of additional 
equipment.  Therefore, cumulative impacts with respect to police protection would be less than 
significant and no mitigation measures are required.   

Although impacts were found to be less than significant, implementation of Mitigation Measure PS-1 
would further reduce impacts related to an increased demand for police services associated with 
implementation of the project; therefore, the project would not contribute to a cumulative impact to police 
protection in combination with the 37 related projects. 

LEVEL OF SIGNIFICANCE AFTER MITIGATION 

Project impacts on police services would be less than significant. 
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IV. ENVIRONMENTAL IMPACT ANALYSIS 
L. PUBLIC SERVICES 
2. FIRE PROTECTION 

METHODOLOGY  

Potential project impacts associated with fire protection services were evaluated based on the adequacy of 
existing and planned staffing, equipment, and facilities of the Coastside Fire Protection District to meet 
the additional demand for fire protection and emergency medical services resulting from development of 
the proposed project.  The responsible agency was contacted regarding the potential impacts on their 
facilities.  Responses from public services agencies are included in Appendix C to this DEIR.  In addition, 
various public service policies and guidelines as defined by the County of San Mateo (County) and the 
Coastside Fire Protection District were also reviewed and considered during the project impact analysis.   

ENVIRONMENTAL SETTING 

The primary agency responsible for serving the project site and surrounding area with fire protection 
services is the Coastside Fire Protection District (District), which serves the City of Half Moon Bay and 
the communities of El Granada, Miramar, Princeton, Moss Beach, and Montara, in addition to the 
surrounding unincorporated areas with a total District size of 50 square miles and a service population of 
30,000 residents.  The mission of the District is to protect the lives, environment, and property of the 
community through fire suppression, fire prevention, emergency medical services, rescue services, public 
education and other related services.21  The District is a signatory of the San Mateo County Automatic 
Aid agreement, which provides for aid from all the fire agencies in the County.22  The District’s Board of 
Directors is comprised of nine publicly elected or appointed representatives who establish policy that is 
implemented by staff.23  The District is a part of Fire Net 6, a consolidated dispatch system of six fire 
agencies within the County by means of a Joint Powers Agreement (JPA).24 

The District operates three fire stations, including: Fire Station 40, located within the downtown area of 
the City of Half Moon Bay; Fire Station 41, located within the unincorporated area of El Granada; and 
Fire Station 44, located within the Moss Beach area (see Table IV.L-3 (Coastside Fire Protection District 
Fire Protection Services) below).25  Fire Station 40 serves as the District headquarters, and responded to 

                                                      
21  Coastside Fire Protection District, About Us, accessed by CAJA Staff at http://www.coastsidefire.org/about on 

April 28, 2009. 
22  Coastside Fire Protection District, Paul Cole, Chief, Response to Service Letter, May 14, 2009. 
23  Coastside Fire Protection District, Board of Directors, accessed by CAJA Staff at 

http://coastsidefire.org/node/2 on May 15, 2009. 
24  Coastside Fire Protection District, Allied Agencies, accessed by CAJA Staff at http://coastsidefire.org/allied on 

May 18, 2009. 
25  Coastside Fire Protection District, About Us, accessed by CAJA Staff at http://www.coastsidefire.org/about on 

April 28, 2009. 
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1,191 of the 55,122 incidents in the County of San Mateo in 2008.26  Station 41 (El Granada) would 
provide initial fire and emergency medical service response to the project site, and Stations 40 (Half 
Moon Bay) and 44 (Moss Beach) would support the initial response.  Apparatus at Station 40 includes 
one Type 1 fire engine, one 75-foot ladder truck (Quint), one patrol, and one light-duty rescue.  Both 
Station 41 and Station 44 have one Type 1 fire engine and reserve engine each.27   

Table IV.L-3 
Coastside Fire Protection District Fire Protection Services 

Station Location1 Equipment2 Staff3 
Approximate 
Distance from 

Project Site (miles) 

Station 41 531 Obispo Road 
El Granada, CA  94018 

2 Type 1 Engines 
1 Breathing Support Three (3) personnel 1.2 

Station 44 501 Stetson Street 
Moss Beach, CA  94038 

2 Type 1 Engines 
1 Type 3 Engine Three (3) personnel 1.9 

Station 40 
(District 

Headquarters) 

1191 Main Street 
Half Moon Bay, CA  94019 

1 Type 1 Engine 
1 Type 1 Quint 
1 Type 3 Engine 
1 Antique Engine 
1 Water Rescue Unit 
1 Command Vehicle 
1 Technical Rescue 
3 Staff Cars 

Five (5) personnel 5.1 

Source: 
1  Coastside Fire Protection District, Fire Stations, accessed by CAJA Staff at http://www.coastsidefire.org/stations on April 

28, 2009. 
2  Coastside Fire Protection District, Apparatus and Equipment, accessed by CAJA Staff at 

http://www.coastsidefire.org/apparatus on April 28, 2009. 
3  Coastside Fire Protection District, Paul Cole, Chief, Response to Service Letter, May 14, 2009. 
Christopher A. Joseph & Associates, May 2009. 

 

The District has eighteen volunteer firefighter positions along with twenty paid positions that include one 
Division Chief, three Battalion Chiefs, one Fire Prevention Inspector, one Training Division Captain, two 
Administrative support positions and one Mechanic.  All stations are staffed with one Fire Captain and 
two Fire Apparatus Engineers, one of which is a paramedic to provide advance life support service.  Shift 
personnel work a scheduled three-day/72-hour work week.  In addition to traditional fire service, the 
District provides Advance Life Support, Cliff Rescue, Water Rescue, Confined Space Rescue, Ambulance 

                                                      
26  FireDispact.com, Reports, Incidents by Type and Incidents by District (Top 20), San Mateo County, accessed by 

CAJA Staff at http://www.firedispatch.com/ on May 5, 2009. 
27  Coastside Fire Protection District, Paul Cole, Chief, Response to Service Letter, May 14, 2009. 
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Transport Services, Vehicle and Residential Lock-Out.28  The District does not currently have plans to 
develop any new fire stations or increase staffing or equipment levels at any of its three stations.29 

Half Moon Bay Volunteer Fire Department 

The Half Moon Bay Volunteer Fire Department (Volunteer Fire Department) is a Volunteer Division of 
the District.  The Volunteer Fire Department is comprised of approximately 18 members and is under the 
direction of the Fire Chief.  The objectives of the Volunteer Fire Department are to operate within the 
boundaries of the District as a supplemental force to the regular paid department and to operate as a 
trained unit for suppression and non-suppression situations.  Volunteers participate in rigorous training 
and respond to many emergencies.30  The number of volunteers reflects the current needs of the Volunteer 
Fire Department and is determined by the Chief of the Volunteer Division.  The Volunteer Fire 
Department hires new volunteers on an as-needed-basis.31 

Dispatching 

Dispatching for the County of San Mateo involves one dispatch center, San Mateo County Public Safety 
Communications (SCMPSC) for all areas of the County including the project area.  SCMPSC serves and 
dispatches all branches of emergency first response, including law enforcement, fire and paramedic 
services in a consolidated operation, and fields over 280,000 calls for service annually.32  SCMPSC 
provides dispatching services to 23 public safety agencies, including five police/sheriff departments, 16 
fire departments/fire protection districts, AMR (the County’s 911 paramedic transport provider), and the 
Peninsula Humane Society.33  All fire jurisdictional boundaries have been dropped for emergency 
response.  The purpose of this boundary drop is to have the closest available equipment respond, and 
provide immediate emergency services.  The type and severity of the emergency will dictate the actual 
number and type of emergency equipment that is dispatched to respond. 

Response Times 

As noted above, depending on what type of emergency is called in, the proposed project would primarily 
be served by Station 41 (El Granada), located approximately 1.2 miles southeast of the project site.  
Station 41 would provide initial fire and emergency medical service response and Stations 40 and 44, 

                                                      
28  Coastside Fire Protection District, About Us, accessed by CAJA Staff at http://www.coastsidefire.org/about on 

April 28, 2009. 
29  Coastside Fire Protection District, Paul Cole, Chief, Response to Service Letter, May 14, 2009. 
30  Coastside Fire Protection District, Half Moon Bay Volunteer Fire Department, accessed by CAJA Staff at 

http://coastsidefire.org/volunteers on May 15, 2009. 
31  Coastside Fire Protection District, Half Moon Bay Volunteer Fire Department, Recruitment, accessed by CAJA 

Staff at http://coastsidefire.org/vrecruitment on May 15, 2009.  
32  San Mateo County Public Safety Communications, Annual Statistics 2008, accessed by CAJA Staff at 

http://www.smc911dispatch.org/stats/YearEndStats2008.pdf on May 5, 2009. 
33 San Mateo County Public Safety Communications - 911 Dispatch, revised April 4, 2009, accessed by CAJA 

Staff at http://www.smc911dispatch.org/ on April 28, 2009. 
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located in the City of Half Moon Bay and Moss Beach, respectively, would support the initial response.  
Average response times to the project area range between approximately seven minutes and 12 minutes.34 

Wildfire Hazards  

As discussed in Section IV.G (Hazards & Hazardous Materials) of the DEIR, the proposed project site is 
not within a Hazardous Fire Area, as shown on the Natural Hazards Map of the County of San Mateo 
General Plan.35  Additionally, the project site and immediate surrounding land uses are not located in a 
Fire Hazard Severity Zone, as defined by the California Department of Forestry and Fire Protection (CAL 
FIRE).36  Nearby agricultural lands adjacent to the Half Moon Bay Airport and east of Cabrillo Highway 
interface with open space areas that extend to Montara Mountain; these areas are within the identified 
Very High Fire Hazard Severity Zone. 

The project site is located within a Community at Risk zone according to the County’s Wildland Urban 
Interface Fire Threatened Communities Map, which depicts the general risk within neighborhoods and the 
relative risk from community to community.37  Therefore, the project site can be susceptible to wildland 
fires.   

Refer to Section IV.G (Hazards and Hazardous Materials) of the DEIR for further discussion of wildfire 
hazards and potential project impacts related to wildland fires. 

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: State Route (SR) 1 (Cabrillo Highway) and Airport 
Street.  The project site can be directly accessed from the surrounding streets, including: Cypress Avenue, 
Marine Boulevard; Capistrano Road, Prospect Way; and California and Cornell Avenues, located to the 
west, east and south of the site, respectively. 

Habitat, fire access and emergency access fencing and gates would be installed for the Wellness Center 
property and would run along the AO setback line between the buildings (refer to Figure III-24).  The 
gates would be designed to be opened for fire access, but when closed, the fabric would limit passage for 
frogs and reptiles.  Further, two lock box access points would be available to allow fire trucks access to 
the proposed walking trail behind the Wellness Center (trails discussed in detail below under Open Space 

                                                      
34  Coastside Fire Protection District, Paul Cole, Chief, Response to Service Letter, May 14, 2009. 
35  County of San Mateo General Plan, County of San Mateo, Department of Environmental Management, 

Planning and Development Division, Natural Hazards, 15.1M, accessed by CAJA Staff at 
http://www.sforoundtable.org/P&B/gp/maps/gp%20natural%20hazards%20(11x17).pdf on May 5, 2009. 

36  California Department of Forestry and Fire Protection, San Mateo County Fire Hazard Severity Zone (SRA) 
Map, November 7, 2007. 

37 County of San Mateo, Wildland Urban Interface - Fire Threatened Communities, accessed by CAJA Staff at 
http://www.co.sanmateo.ca.us/vgn/images/portal/cit_609/29/16/601017851firethreat_wui.pdf on May 15, 2009.  
(Original Source: California Department of Forestry and Fire Protection, 2003.) 
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and Recreation), including: (1) a habitat gate between the common area within Building 1 and the 
southeast property line; and (2) a fire access gate along the northern entry point near the AO setback line.   

REGULATORY SETTING 

Federal  

Currently no Federal policies and/or mandates related to fire protection services exist that are applicable 
to the proposed project.  Therefore, in addition to the thresholds of significance outlined in Appendix G of 
the State CEQA Guidelines, the State and local policies and guidelines associated with fire services will 
be utilized for this analysis. 

State 

California Code of Regulations  

Title 24 of the California Code of Regulations (CCR), known as the California Building Standards Codes 
or “Title 24”, contains the laws and regulations that govern the construction of buildings in California.  
The California Building Standards Code applies to all occupancies throughout the State.  However, cities 
or counties may establish more restrictive building standards.38  The 2007 triennial edition of the 
California Code of Regulations, Title 24 (California Building Standards Code) applies to all occupancies 
that applied for a building permit on or after January 1, 2008, and remains in effect until the effective date 
of the 2010 triennial edition.  Part 9 of Title 24 is the California Fire Code, which contains fire-safety-
related building standards referenced in other parts of Title 24.  This Code is preassembled with the 2006 
International Fire Code by the International Code Council.39 

Local 

County of San Mateo Municipal Code 

County of San Mateo Municipal Code (County Code) Chapter 3.84 (Fire Protection Regulations) (herein 
referred to as the “County Fire Code”) applies to fire districts/departments serving all unincorporated 
areas of the County.   

                                                      
38  Department of General Services, State Architect, Title 24 Overview, accessed by CAJA Staff at 

http://www.dsa.dgs.ca.gov/Code/title24.htm on May 8, 2009. 
39  Building Standards Commission, 2007 Triennial Edition of CCR, Title 24, accessed by CAJA Staff at 

http://www.bsc.ca.gov/title_24/t24_2007tried.htm on May 18, 2009. 
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County of San Mateo General Plan 

The County of San Mateo General Plan (General Plan) contains the following policies related to fire 
protection services that are applicable to the proposed project (project consistency with the following is 
discussed in Section IV.I, Land Use & Planning): 

General Land Use (Chapter 7) 

Urban Areas 

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. 

Spheres of Influence 

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. 

Urban Land Use (Chapter 8) 

Regulation of Development in Urban Areas 

8.29 Infilling 

Encourage the infilling of urban areas where infrastructure and services are available. 

General Development Standards 

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. 
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Natural Hazards (Chapter 15) 

Fire Hazards 

Regulation of Development 

15.29 Review Criteria for Locating Development Outside of Fire Hazard Areas 

Insure that fire safety is adequately addressed in the review of new development proposed in 
unincorporated areas located outside of fire hazard areas through measures including but not 
limited to referral of proposals for development to appropriate fire protection agencies for 
conditions of approval. 

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 
onsite water supply as a condition of approval for any new development proposal. 

b. Determine the quantity of onsite 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 onsite 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. 
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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. 

c. Encourage fire protection agencies to identify emergency access and evacuation routes for 
existing developed areas and to provide this information to area residents. 

15.34 Vegetative Clearance Around Structures 

a. Require clearance of flammable vegetation around structures as a condition of approval to 
new development in accordance with the requirements of the agency responsible for fire 
protection. 

b. Conduct periodic inspections to ensure maintenance of required clearances. 

15.35 Fire Retardant Vegetation 

Encourage the use of fire retardant vegetation when reviewing new development proposals. 

ENVIRONMENTAL IMPACTS 

Thresholds of Significance 

Based on Appendix G of the State CEQA Guidelines, the proposed project could have a significant 
environmental impact related to fire protection services if it would:  

a) 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 times or other performance objectives for fire 
protection services. 

Project Impacts and Mitigation Measures 

Impact PS-2 Fire Protection Services 

Implementation of the proposed project could result in an increased need for fire protection services 
during both the short-term construction phase and long-term operational phase. 

Construction 

Construction of the proposed project would increase the potential for accidental onsite fires from sources 
such as the operation of mechanical equipment and use of flammable construction materials.  In most 
cases, the implementation of “good housekeeping” procedures by the construction contractors and the 
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work crews would minimize these hazards.  Good housekeeping procedures that would be implemented 
during construction of the proposed project include: the maintenance of mechanical equipment in good 
operating condition; careful storage of flammable materials in appropriate containers; and the immediate 
and complete cleanup of spills of flammable materials when they occur. 

Construction activities also have the potential to affect fire protection, such as emergency vehicle 
response times, by adding construction traffic to the street network and potentially requiring partial lane 
closures during street improvements and utility installations.  These impacts are considered to be less than 
significant for the following reasons: 

• Construction impacts are temporary in nature and do not cause lasting effects;  

• Partial lane closures, if determined to be necessary, would not greatly affect emergency vehicles, 
the drivers of which normally have a variety of options for avoiding traffic, such as using their 
sirens to clear a path of travel or driving in the lanes of opposing traffic; and 

• The project site is located within 1.2 miles of Station 41, which would provide initial fire and 
emergency medical service response to the project site.  Station 41 houses one Type 1 fire engine 
and one reserve engine and is staffed with three personnel.  Two other Stations in the vicinity 
(Station 40 and 44) would support the initial response. 

Based on the above information, construction of the proposed project would not be expected to tax fire 
fighting and emergency services to the extent that there would be a need for new, expanded, consolidated, 
or relocated fire facilities, in order to maintain acceptable performance objectives set by the District.  
Therefore, impacts associated with fire protection services during construction would be less than 
significant and no mitigation measures are required.   

Although impacts were found to be less than significant, Mitigation Measure PS-2a would further reduce 
impacts associated with fire protection services during construction. 

Mitigation Measure PS-2a Fire Protection Services 

When there are partial closures, roadblocks, or encroachments to streets surrounding the project site 
during the grading and construction periods, flagmen shall be utilized to facilitate the traffic flow.   

Operation 

Implementation of the proposed project would increase the demand for fire protection services in the 
project area.  Considering that the project site is undeveloped and that current use of the site is limited to 
agricultural, the proposed project would represent a more intense use of the site.  Although the 
relationship is not directly proportional, more intense uses of land typically result in the increased 
potential for fire and emergency incidents.  As discussed in Section IV.K (Population & Housing) of the 
DEIR, the proposed project would result in approximately 70 permanent residents and up to 
approximately 825 employees.  Implementation of the proposed project would also increase the number 
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of site visitors within the project site.  As such, the increase in residents, employees and visitors to the 
project site could result in an increase in the demand for fire protection services. 

It is unknown at this time whether existing staffing and equipment levels would be adequate to serve the 
proposed project.  Implementation of the proposed project may require the District to construct new 
facilities or expand existing facilities to accommodate increased demand for fire protection services.  
According to the District, depending on the layout of the proposed project, the aerial ladder may not reach 
the roof of the building.  Also, depending upon the service demands of the proposed project, additional 
personnel may be needed to meet response time demands.  If the service demands increase with 
development of the proposed project, one additional company could be required at Station 41.  The 
current station could not support the additional company and would need to be expanded and/or newly 
constructed.  However, at this time the District does not have plans to develop any new fire stations or 
increase the amount of staffing and/or equipment levels at each of the District’s three stations.40 

One method utilized by the District to address the growing demands for fire protection services is through 
the Community Facilities Development process41 (Mello-Roos Community Facilities Act of 1982).42  All 
construction plans are required to comply with all applicable regulations and policies of the County and 
District.43  Additionally, the other five agencies of the Fire Net 6 JPA, including the California 
Department of Fire and Forestry Protection (CAL FIRE), Menlo Park Fire District, Redwood City Fire 
Department, Belmont-San Carlos Fire Department, and Woodside Fire Protection District, would provide 
resources and mutual aid if an emergency escalated or warranted further personnel and equipment.  
Furthermore, the proposed project would be required to provide its fair share of Developer Impact Fees 
(DIFs) to assist the District in construction of new facilities as needed, as well as the recruitment and 
retention of new employees and the purchase of new equipment.   

As noted above and further discussed in Section IV.G (Hazards & Hazardous Materials) of the DEIR, the 
project site is located within a Community at Risk zone according to the County’s Wildland Urban 
Interface Fire Threatened Communities Map and the project site could be susceptible to wildland fires.   

It is unlikely that implementation of the proposed project would require the District to construct new 
facilities or expand existing facilities to accommodate increased demand for fire protection services.  
Although it is currently unknown whether existing staffing and equipment levels would be adequate to 

                                                      
40  Coastside Fire Protection District, Paul Cole, Chief, Response to Service Letter, May 14, 2009. 
41  Coastside Fire Protection District, Paul Cole, Chief, Response to Service Letter, May 14, 2009. 
42  The Mello-Roos Community Facilities Act of 1982 allows any county, city, special district, school district or 

joint powers authority to establish a Mello-Roos Community Facilities District (a “CFD”) which allow for 
financing of public improvements and services, including streets, sewer systems and other basic infrastructure, 
police protection, fire protection, ambulance services, schools, parks, libraries, museums, and other cultural 
facilities.  By law, the CFD is also entitled to recover expenses needed to form the CFD and administer the 
annual special taxes and bonded debt. 

 (Source: California Property Tax Information, What is Mello-Roos?, accessed by CAJA Staff at 
http://www.mello-roos.com/pdf/mrpdf.pdf on May 18, 2009.) 

43  Coastside Fire Protection District, Paul Cole, Chief, Response to Service Letter, May 14, 2009. 
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serve the proposed project, the current Building Permit plan review process includes a requirement for 
project review and approval by the applicable fire authority.  Therefore, impacts associated with fire 
protection services during operation of the proposed project would be less than significant.   

CUMULATIVE IMPACTS 

Implementation of the proposed project in combination with the 37 related projects (see Table III-1, 
Related Projects List) would further increase the demand for fire protection.  Specifically, there would be 
increased demands for additional staffing, equipment and facilities over time.  However, as seen in Table 
III-1, all but seven of the projects are located in the City of Pacifica, City of San Bruno, City of Half 
Moon Bay, and the Town of Hillsborough, each of which have their own fire department and provide fire 
protection services to all areas located within their jurisdiction’s boundaries.  Regarding the seven related 
projects located within the Mid-Coast area of the County, whether the District could adequately 
accommodate the demand for fire protection services associated with the development of these projects in 
conjunction with the proposed project is dependent upon the type and number of calls for services each of 
the related projects would generate.  However, according to the District, with the addition of one 
additional staffed engine/truck company, the District could meet the demands as projected.44 

Similar to the proposed project, each of the related projects would be individually subject to review by the 
applicable fire department, and would be required to comply with all safety requirements of the applicable 
jurisdiction to adequately address fire protection service demands.  Furthermore, each related project 
would contribute additional tax revenue that could be used for commensurate expansion of fire protection 
services, the hiring of additional firefighters/staff, and the purchase of additional equipment.  Therefore, 
cumulative impacts with respect to fire protection services would be less than significant and no 
mitigation measures are required. 

LEVEL OF SIGNIFICANCE AFTER MITIGATION 

Impacts to fire protection services would be less than significant. 

                                                      
44  Coastside Fire Protection District, Paul Cole, Chief, Response to Service Letter, May 14, 2009. 
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IV. ENVIRONMENTAL IMPACT ANALYSIS 
L. PUBLIC SERVICES 

3. SCHOOLS 

METHODOLOGY 

Potential project impacts associated with school services were evaluated based on the adequacy of 
existing and planned facilities of the Cabrillo Unified School District to meet the additional demand for 
educational facilities resulting from development of the proposed project.  The responsible agency was 
contacted regarding the potential impacts on their facilities.  Responses from public services agencies are 
included in Appendix C to this DEIR.  In addition, various public service policies and guidelines as 
defined by the County of San Mateo were also reviewed and considered during the project impact 
analysis.   

ENVIRONMENTAL SETTING 

Public education services near the project site are provided by the Cabrillo Unified School District 
(CUSD).45  CUSD was established on July 1, 1965 and encompasses an area of approximately 135 square 
miles.  CUSD currently operates four elementary schools, one middle school, one high school, and one 
continuation school, and an adult education program, which provide education for approximately 3,800 
students.46  CUSD implements an open enrollment policy, which allows students to apply to transfer to 
any of the District’s elementary schools.47 

The following schools currently serve the project area and would serve the proposed project:48 

• El Granada Elementary School, located at 400 Santiago Street in Half Moon Bay (approximately 
1.6 miles southeast of the project site), which serves grades K-5. 

• Manual F. Cunha Intermediate School, located at 600 Church Street in Half Moon Bay 
(approximately 4.3 miles southeast of the project site), which serves grades 6-8. 

• Half Moon Bay High School, located at 498 Kelly Avenue in Half Moon Bay (approximately 5 
miles southeast of the project site), which serves grades 9-12. 

                                                      
45  County of San Mateo, State of California High School Districts, 2008, accessed by CAJA Staff at 

http://www.smcoe.k12.ca.us/Projects/8/County_Map_High_SD.pdf on April 14, 2009. 
46  Cabrillo Unified School District, District Programs, accessed by CAJA Staff at 

http://www.cabrillo.k12.ca.us/CUSD_topic/programs.htm on April 14, 2009. 
47  Cabrillo Unified School District, Diane E. Stupi, Director, Fiscal Services, electronic correspondence, April 30, 

2009. 
48  Cabrillo Unified School District, Diane E. Stupi, Director, Fiscal Services, Response to Service Letter, April 29, 

2009. 



San Mateo County  October 2009 

 
 

 

Big Wave Wellness Center and Office Park  IV.L Public Services 
Draft Environmental Impact Report  Page IV.L-26 
 

Enrollment and class size trends for these schools between 2005 and 2008 are shown in Table IV.L-4 
(School Data for Proposed Project and Vicinity).  As shown, enrollments at each of the three schools 
serving the project area have steadily declined between 2005 and 2008.  However, current District-wide 
enrollment and capacity statistics for the 2008-2009 school year indicate that current capacity is exceeded 
by 148 students49 and existing school capacity within the CUSD is not adequate to meet the current 
student population.  CUSD utilizes bussing programs and portable classrooms to accommodate 
overcrowded schools.  There are no plans at this time to build any new schools within the CUSD, but 
plans to modernize Manual F. Cunha Intermediate School are in process.50  

Table IV.L-4 
School Data for Proposed Project and Vicinity 

El Granada Elementary 
School 

Manual F. Cunha 
Intermediate School 

Half Moon Bay High 
School 

School 
Year 

05-06 06-07 07-08 05-06 06-07 07-08 05-06 06-07 07-08 

Enrollment 529 501 501 758 716 711 1,133 1,064 1,050 
Average 
Class Size 22.2 20.8 19.9 29.9 29.3 27.0 30.0 27.5 27.0 

Pupil 
Teacher 
Ratio 

18.9 18.6 17.9 24.3 23.4 22.3 24.6 24.5 24.8 

Source:  California Department of Education, DataQuest.  Accessed by CAJA Staff at http://dq.cde.ca.gov/dataquest/ on 
April 14, 2009. 

 

School Developer Fees 

Pursuant to Section 17620(a)(1) of the California Education Code, 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.  Effective May 12, 2008, CUSD school impact fee rates are $2.97 per square foot of 
residential development and $0.47 per square foot of commercial development.51  Provided in Section 
65996 of the California Government Code, the payment of such fees is deemed to fully mitigate the 
impacts of new development on school services. 

                                                      
49  Current capacity = 3,238 students; Current enrollment = 3,386 students  [3,238 - 3,386 = -148 students] 
 (Cabrillo Unified School District, Diane E. Stupi, Director, Fiscal Services, electronic correspondence, April 

30, 2009.) 
50  Cabrillo Unified School District, Diane E. Stupi, Director, Fiscal Services, Response to Service Letter, April 29, 

2009. 
51  Cabrillo Unified School District, Diane E. Stupi, Director, Fiscal Services, Response to Service Letter, April 29, 

2009. 
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REGULATORY SETTING 

Federal and State 

Senate Bill 50 (SB 50) and Proposition 1A provided 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 legislative actions.  
Section 65996 of the Government Code states that the development fees authorized by SB 50 are deemed 
to be “full and complete school facilities mitigation.” 

Section 17620(a)(1) of the California Education Code, 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.   

Local 

County of San Mateo General Plan 

The County of San Mateo General Plan (General Plan) contains the following policies related to school 
services that are applicable to the proposed project (project consistency with the following is discussed in 
Section IV.I, Land Use & Planning): 

General Land Use (Chapter 7) 

Urban Areas 

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. 

Urban Land Use (Chapter 8) 

Regulation of Development in Urban Areas 

General Development Standards 

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 
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public facilities, services, and infrastructure, and (3) minimize exposure to natural and man-made 
hazards. 

ENVIRONMENTAL IMPACTS 

Threshold of Significance 

Based on Appendix G of the State CEQA Guidelines, the proposed project could have a significant 
environmental impact related to school services if it would:  

a) 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 times or other performance objectives for school 
services. 

Project Impacts and Mitigation Measures 

Impact PS-3 School Services 

Implementation of the proposed project would potentially increase the demand for school services in the 
project area.  As noted in Section IV.K (Population & Housing) of the DEIR, the proposed project would 
result in approximately 70 permanent residents and approximately 825 employees.  While the DD adult 
residents would not utilize school facilities in the project area, the 20 live-in staff members anticipated 
with project development could potentially have school-aged dependents living with them that would 
attend the schools serving the project site.  Additionally, the employees generated by the Office Park 
property development may also have school-aged children; however, as these employees would not be 
living onsite, their children would continue to attend school near their place of residence.   

The estimated number of students the proposed project would generate is derived by multiplying the 
number of students per dwelling unit (the student generation rate) by the number of dwelling units 
proposed under the project.  While under the proposed project a maximum of 70 units may be developed, 
50 of those units would be occupied by developmentally disabled adults that would not utilize school 
services provided by the CUSD.  The remaining 20 units would be occupied by live-in staff that could 
potentially have school-aged children living with them that would attend the schools serving the project 
site.   

The student generation rate used for the CUSD is 0.609 students per dwelling unit.52  The student 
generation rate may be broken down as approximately 0.047 students in each grade year K through 12th.  
To calculate project impacts on the CUDS, the student generation rate per dwelling unit may be expressed 

                                                      
52  Cabrillo Unified School District, Diane E. Stupi, Director, Fiscal Services, Response to Service Letter, April 29, 

2009. 
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as 0.281 elementary school students, 0.141 middle school students, and 0.187 high school students.53  
Applying the student generation rate for the CUSD, the proposed project has the potential to generate 
approximately 13 students - six elementary school students, three middle school students, and four high 
school students.54  The CUSD does not plan to develop any new schools in the service area of the 
proposed project; however, as discussed previously, there are plans to modernize Manual F. Cunha 
Intermediate School in process.55   

As mandated by State law (Section 17620(a)(1) of the California Education Code), the project applicant 
would be required to pay $2.97 per square foot of residential development and $0.47 per square foot of 
commercial development (as of May 12, 2008) to offset any impacts the proposed project would have on 
the CUSD.  As stated previously, provided in Section 65996 of the California Government Code, the 
payment of such fees is deemed to fully mitigate the impacts of new development on school services.  
The CUSD will work with the project applicant to accommodate the demand for school services 
associated with the proposed project.56  Therefore, with payment of these required developer fees and 
consultation with the CUSD, project impacts to school services would be less than significant and no 
mitigation measures are required. 

CUMULATIVE IMPACTS 

Implementation of the project in combination with the 37 related projects (see Table III-1, Related 
Projects List) would further increase the demand for school services.  However, as with the proposed 
project, the applicants of the related projects would be required to pay developer fees to the appropriate 
school districts as applicable; and payment of these fees would fully mitigate any impact that the related 
projects would have on school services, pursuant to Section 65996 of the California Government Code.  
The CUSD will work with each individual developer to accommodate the demand for school services 

                                                      
53  [0.609 students/du] ÷ 13 grade levels (K-12) = 0.0468461 students/du/grade level 
 Elementary School (K-5): 0.0468461 students/du/grade level x 6 grade levels = 0.281 students/du 
 Middle School (6-8): 0.0468461 students/du/grade level x 3 grade levels = 0.141 students/du 
 High School (9-12): 0.0468461 students/du/grade level x 4 grade levels = 0.187 students/du 
 (Note: dwelling unit = du) 
54  Elementary School (K-5): 0.281 students/du x 20 du = 5.62 = 6 students 
 Middle School (6-8): 0.141 students/du x 20 du = 2.82 = 3 students 
 High School (9-12): 0.187 students/du x 20 du = 3.74 = 4 students 
 (Note: dwelling unit = du) 
55  Cabrillo Unified School District, Diane E. Stupi, Director, Fiscal Services, Response to Service Letter, April 29, 

2009. 
56  Cabrillo Unified School District, Diane E. Stupi, Director, Fiscal Services, Response to Service Letter, April 29, 

2009. 
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associated with their specific development.57  Therefore, cumulative impacts associated with school 
services would be less than significant and no mitigation measures are required. 

LEVEL OF SIGNIFICANCE AFTER MITIGATION 

Project impacts to school services would be less than significant.   

                                                      
57  Cabrillo Unified School District, Diane E. Stupi, Director, Fiscal Services, Response to Service Letter, April 29, 

2009. 
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IV. ENVIRONMENTAL IMPACT ANALYSIS 
L. PUBLIC SERVICES 

4. PARKS & RECREATION 

METHODOLOGY 

Potential project impacts associated with public parks and recreation facilities were evaluated based on 
the adequacy of existing facilities of both the County of San Mateo Department of Parks and California 
State Parks to meet the additional demand for public parks and recreation facilities resulting from 
development of the proposed project.  The responsible agencies were contacted regarding the potential 
impacts on its facilities.  Responses from public services agencies are included in Appendix C to this 
DEIR.  In addition, various public service policies and guidelines as defined by the County of San Mateo 
and the Parks Department were also reviewed and considered during the project impact analysis. 

ENVIRONMENTAL SETTING 

California Department of Parks and Recreation 

In addition to parks operated by the Parks Department, many California Department of Parks and 
Recreation (CDPR) parks are located in the County of San Mateo.  The CDPR owns and operates 8,353 
acres of recreational facilities in the County in the form of parks, beaches, and marine reserves.58  These 
facilities are located along the coast and in the southern portion of the County.  The facilities nearest to 
the proposed project vicinity include Montara and Half Moon Bay State Beaches.59  CDPR operates the 
following 18 parks and recreational areas in the County of San Mateo:60 

• Año Nuevo State Park/Natural Reserve • Pacifica State Beach 
• Bean Hollow State Beach • Pescadero State Beach 
• Big Basin Redwoods State Park • Pigeon Point Light Station State Historic Park 
• Burleigh H. Murray Ranch  • Point Montara Light Station 
• Butano State Park • Pomponio State Beach 
• Castle Rock State Park • Portola Redwoods State Park 
• Gray Whale Cove State Beach • San Bruno Mountain State Park 
• Half Moon Bay State Beach • San Gregorio State Beach 

                                                      
58 San Mateo County, Environmental Services Agency, Planning and Building Division, County of San Mateo 

General Plan, Chapter 6 - Park & Recreation Resources, November 1986, page 6.5. 
59  California State Parks, Paul Keel, Sector Superintendent, Santa Cruz District, San Mateo Coast Sector, 

Response to Service Letter, May 1, 2009. 
60  California State Parks, Visit a Park, Find Parks, County/City, San Mateo County, accessed by CAJA Staff at 

http://www.parks.ca.gov/parkindex/ on April 28, 2009. 
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• Montara State Beach • Thornton State Beach 

At certain busy times, all State park facilities are at capacity with visitors; however, no development is 
planned at this time.  The CDPR is looking at visitation trends to help direct future park planning.61 

County of San Mateo Department of Parks 

The County of San Mateo Department of Parks (Parks Department) operates 18 parks62, three regional 
trails and numerous other County and local trails encompassing 15,680 acres63.  The parks, trails, and 
facilities are located throughout the County and represent a wide variety of natural settings including a 
coastside marine reserve, recreational area, coastal mountain woodland areas, and urban sites.64 Camping, 
hiking, swimming, windsurfing, and horseback riding are some of the recreational activities offered at the 
following County parks65: 

• Coyote Point Recreation Area & Marina • Pescadero Creek Park 
• Crystal Springs (Sawyer Camp Trail) • Quarry Park 
• Edgewood Park & Natural Preserve • Sam McDonald Park 
• Flood Park • Sanchez Adobe Historic Site 
• Huddart Park • San Bruno Mountain State & County Park 
• Fitzgerald Marine Reserve • San Mateo Fishing Pier66 
• Heritage Grove • San Pedro Valley Park 
• Junipero Serra Park • Woodside Store 
• Memorial Park • Wunderlich Park 

                                                      
61  California State Parks, Paul Keel, Sector Superintendent, Santa Cruz District, San Mateo Coast Sector, 

Response to Service Letter, May 1, 2009. 
62  County of San Mateo, Department of Parks, Sam Herzberg, Senior Planner, Response to Service Letter, May 8, 

2009. 
63  Figure does not account for Quarry Park, a 40-acre park in El Granada, over which the Parks Department has 

assumed ownership, operations, and maintenance.  (Source: County of San Mateo, Department of Parks, Sam 
Herzberg, Senior Planner, Response to Service Letter, May 8, 2009; and Midcoast Park Lands, What is 
Midcoast Park Lands?, accessed by CAJA Staff at http://www.mpl.sanmateo.org/ on May 8, 2009.) 

64  County of San Mateo, Department of Parks, Department of Parks Home, accessed by CAJA Staff at 
http://www.co.sanmateo.ca.us/portal/site/parks/ on April 27, 2009. 

65  County of San Mateo, Department of Parks, Sam Herzberg, Senior Planner, Response to Service Letter, May 8, 
2009; and County of San Mateo, Department of Parks, Parks, San Mateo County Parks, accessed by CAJA Staff 
at 
http://www.co.sanmateo.ca.us/portal/site/parks/menuitem.16bfc0a32453ee4482439054d17332a0/?vgnextoid=0
f29f80110f4d110VgnVCM1000001d37230aRCRD&vgnextchannel=ee29f80110f4d110VgnVCM1000001d3723
0a____&vgnextfmt=DivisionsLanding on April 27, 2009. 

66  The San Mateo Fishing Pier is currently closed.  Plans to reopen the facility are being considered. 
 (Source: County of San Mateo, Department of Parks, Parks, San Mateo Fishing Pier, accessed by CAJA Staff at 

http://www.co.sanmateo.ca.us/portal/site/parks/menuitem.f13bead76123ee4482439054d17332a0/?vgnextoid=9
828c8909231e110VgnVCM1000001d37230aRCRD&cpsextcurrchannel=1 on April 28, 2009.) 
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According to the Parks Department, the existing park and recreational facilities are not adequately 
meeting the project area’s current demand for park and recreation facilities.67  Additionally, although the 
Parks Department has a presence in the Mid-Coast area, they are not currently funded for operating parks 
and recreation services for the unincorporated Mid-Coast communities.  Establishing a governance 
structure for providing the needed recreational services is critical for constructing, maintaining, operating 
and administering a community park system.   

Mid-Coast Recreational Needs Assessment 

The project site is located in the Mid-Coast area of the County of San Mateo, which encompasses an area 
of 6.1 square miles to the north of the City of Half Moon Bay and includes approximately 11,000 
residents living in five distinct communities (Montara, Moss Beach, El Granada, Princeton, and 
Miramar).  While some local recreational opportunities exist, many residents have expressed a need for 
significantly more facilities and programs.68  The purpose of the Mid-Coast Recreational Needs 
Assessment (Recreational Needs Assessment) is to assist the Mid-Coast community in moving forward 
with their vision of a park and recreation and outline a strategy for their implementation of the overall 
plan.69  The park and recreation system envisioned in the Recreational Needs Assessment would include 
mini-parks, neighborhood parks, community parks, a community recreational building and a community-
wide trail system resulting in over 62 acres of parkland to fulfill existing population needs and an 
additional 50 acres for future population growth expected at build-out.  Additionally, approximately 19.8 
miles of trails, including 9.6 miles of Class I trails and 10.2 miles of hiking paths, are proposed as part of 
the recommended park system.70 

Within the Mid-Coast area, there are twelve parks and recreation facilities serving residents and others, 
including: 1) Quarry Park, 2) Farrallone View School, 3) El Granada School, 4) Hockey Rink at Airport, 
5) Moss Beach Park, 6) McNee Ranch State Park, 7) Gray Whale Cove State Beach, 8) Montara State 
Beach, 9) James V. Fitzgerald Marine Reserve, 10) Pillar Point Marsh & Shoreline, 11) El 
Granada/Vallejo and Miramar Beaches, and 12) Mirada Surf East.  The majority of these resources, 
however, fall into the regional parks and recreation category.  Regional parks and recreation facilities 
mainly provide opportunities for passive recreation and are used extensively by communities beyond the 

                                                      
67  County of San Mateo, Department of Parks, Sam Herzberg, Senior Planner, Response to Service Letter, May 8, 

2009. 
68  County of San Mateo, Department of Parks, Park Planning, Mid-Coast Recreational Needs Assessment, Final 

Plan, October 2002, accessed by CAJA Staff at 
http://www.co.sanmateo.ca.us/portal/site/parks/menuitem.f13bead76123ee4482439054d17332a0/?vgnextoid=2
c9cc8909231e110VgnVCM1000001d37230aRCRD&cpsextcurrchannel=1 on April 28, 2009. 

69  County of San Mateo, Department of Parks, Mid-Coast Recreational Needs Assessment, Chapter I - 
Introduction, October 29, 2002, page 4, accessed by CAJA Staff at 
http://www.co.sanmateo.ca.us/vgn/images/portal/cit_609/12485570Chap01Introduction.pdf on April 28, 2009. 

70  County of San Mateo, Department of Parks, Mid-Coast Recreational Needs Assessment, Chapter II - Summary 
of Recommendations, October 29, 2002, page 9, accessed by CAJA Staff at 

 http://www.co.sanmateo.ca.us/vgn/images/portal/cit_609/12489330SummaryofRecommendations.pdf on April 
28, 2009. 
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Mid-Coast area as well as Mid-Coast residents.  Out of the identified recreation resources, only five 
partially serve the local recreation needs of the Mid-Coast community.71 

The only direct public recreation program provider to the residents of the Mid-Coast is the City of Half 
Moon Bay Parks and Recreation Department.  There are no Cabrillo School District sponsored programs. 
The Half Moon Bay recreation booklet, Leisure Guide, is distributed to every household in Half Moon 
Bay and the five communities of the Mid-Coast three times a year.  Programs are geared toward a wide 
range of groups from youths through adults.  It is estimated that approximately 35 percent of the 
recreation program participants are from the Mid-Coast communities.72  However, many Mid-Coast 
recreation program needs are unable to be provided by the Half Moon Bay Parks and Recreation program 
due to lack of facility space and programs, and additional recreation building needs would have to be met 
in order to provide these programs to Mid-Coast residents.73 

As provided in Table IV.L-5 (Minimum Park Standards), the Recreational Needs Assessment prescribes 
the standard minimum parks to population ratio as six acres per 1,000 residents of developed parkland 
(mini, neighborhood, and community parks) and as 10 acres per 1,000 residents for regional parks.  This 
was a specific assessment and goal set by the County Board of Supervisors when adopting the 
Recreational Needs Assessment.74  Applying the goal of six acres of parkland per 1,000 residents, the 
Mid-Coast is currently 58 acres short of publicly owned and managed parkland serving existing local 
needs, and needs five mini parks, four neighborhood parks, and a large community park or two smaller 
community parks.  Approximately 50 additional acres of parkland would be needed to accommodate 
future additional population at build-out.75  Currently, the Mid-Coast area provides no mini or community 
parks and four acres of neighborhood parks, resulting in a current parkland to population ratio of 0.39 
acres per 1,000 residents76, 5.61 acres per 1,000 residents less than the standard minimum ratio of 
parkland to population ratio.  Many other surrounding cities also provide an amount of parkland less than 
their jurisdiction’s standard parkland to population ratio, including the cities of Half Moon Bay, San 

                                                      
71  County of San Mateo, Department of Parks, Mid-Coast Recreational Needs Assessment, Chapter IV - Existing 

Conditions Summary, October 29, 2002, page 25, accessed by CAJA Staff at 
 http://www.co.sanmateo.ca.us/vgn/images/portal/cit_609/12489338ExistingConditions.pdf on April 28, 2009. 
72  County of San Mateo, Department of Parks, Mid-Coast Recreational Needs Assessment, Chapter IV - Existing 

Conditions Summary, October 29, 2002, page 27, accessed by CAJA Staff at 
 http://www.co.sanmateo.ca.us/vgn/images/portal/cit_609/12489338ExistingConditions.pdf on April 28, 2009. 
73  County of San Mateo, Department of Parks, Mid-Coast Recreational Needs Assessment, Chapter VII - Summary 

of Needs, October 29, 2002, page 53, accessed by CAJA Staff at 
 http://www.co.sanmateo.ca.us/vgn/images/portal/cit_609/12489350SummaryofNeeds.pdf on May 11, 2009. 
74  County of San Mateo, Department of Parks, Sam Herzberg, Senior Planner, Response to Service Letter, May 8, 

2009. 
75  County of San Mateo, Department of Parks, Mid-Coast Recreational Needs Assessment, Chapter VII - Summary 

of Needs, October 29, 2002, page 53, accessed by CAJA Staff at 
 http://www.co.sanmateo.ca.us/vgn/images/portal/cit_609/12489350SummaryofNeeds.pdf on May 11, 2009. 
76  4.0 acres/10,356 residents * 1,000 = 0.39 acres/1,000 residents 

Calculation assumes a population of 10,356 residents (Source: Mid-Coast Recreational Needs Assessment, 
October 29, 2002).  
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Carlos, Visalia, Santa Cruz, Benecia, Hollister, Lodi, Gilroy, San Leandro, San Mateo, Milpitas, and 
Belmont.77 

Table IV.L-5 
Minimum Park Standards 

Park Type Acres/1,000 
Residents Size (acres) Service Radius 

(miles) 
Mini Park 0.5 ½ - 1 ¼ - ½ 

Neighborhood Park 1.5 4 - 12 ½ - ¾ 
Community Park 4.0 20 - 50 1 - 2 
Special Facility Varies1 Varies1 Varies1 

Trail System n/a Sufficient width to protect the 
resource & provide maximum use n/a 

Regional Park 10 100 Bay Area 
Conservancy/Open Space Area n/a Sufficient to protect the resource Mid-Coast 

Notes: n/a = not applicable;  
1 No specific standards are provided. 
 
Source:  
County of San Mateo, Department of Parks, Mid-Coast Recreational Needs Assessment, Chapter VI - Park Sizes and 
Comparisons, October 29, 2002, pages 47-48, accessed by CAJA Staff at 
http://www.co.sanmateo.ca.us/vgn/images/portal/cit_609/12489346ParkSizesComparison.pdf on April 28, 2009; and 
Christopher A. Joseph & Associates, April 2009. 

However, the Mid-Coast is well-served by regional parks, including State Beaches and County facilities 
such as the Fitzgerald Marine Reserve and San Pedro Valley Park in Pacifica.78   

Midcoast Action Plan for Parks and Recreation79 

The Midcoast Action Plan for Parks and Recreation (Action Plan), approved May 2008, is an action plan 
for providing neighborhood and community recreation services and facilities on the Mid-Coast, outlining 
near and long term objectives and a strategy for implementation.  The Action Plan includes the following 
elements: Goals/Objectives/Actions, which establish the direction for the park and recreation system; 
Cost/Budget, which provide an estimate of expected cost for short and long term proposals and match 
with anticipated available funds; and Priorities/Next Steps, which establish priorities to insure that the 

                                                      
77  County of San Mateo, Department of Parks, Mid-Coast Recreational Needs Assessment, Chapter VI - Park 

Sizes and Comparisons, Table 6: Comparative Park Acreage Standards by City, October 29, 2002, page 50, 
accessed by CAJA Staff at 

 http://www.co.sanmateo.ca.us/vgn/images/portal/cit_609/12489346ParkSizesComparison.pdf on May 11, 2009. 
78  County of San Mateo, Department of Parks, Mid-Coast Recreational Needs Assessment, Chapter VI - Park 

Sizes and Comparisons, October 29, 2002, pages 44-45, accessed by CAJA Staff at 
 http://www.co.sanmateo.ca.us/vgn/images/portal/cit_609/12489346ParkSizesComparison.pdf on April 28, 

2009. 
79  County of San Mateo, Department of Parks, Park Planning, Midcoast Action Plan for Parks and Recreation, 

Planning Team Report, July 31, 2007, accessed by CAJA Staff at 
http://www.co.sanmateo.ca.us/vgn/images/portal/cit_609/5/41/1051973884Midcoast%20Parks%20Action%20P
lan_new%20pics.pdf on May 8, 2009. 



San Mateo County  October 2009 

 
 

 

Big Wave Wellness Center and Office Park  IV.L Public Services 
Draft Environmental Impact Report  Page IV.L-36 
 

limited financial and people resources are used well and provide specific near term actions to insure that 
progress is made.   

Applying the goal of six acres of parkland per 1,000 residents identified in the Mid-Coast Recreational 
Needs Assessment, the Mid-Coast area is currently 58 acres short of publicly owned and managed 
parkland serving existing local needs, and approximately 50 additional acres would be required to 
accommodate expected future population growth per the Local Coastal Program (LCP).  Several specific 
park and recreation needs are identified in the Action Plan, including: (1) priority for different type of 
recreational uses (including multi-use play fields, playgrounds/neighborhood parks, community center, 
picnic areas, restrooms, water fountains, ball courts, skate park, roller hockey, dog park, and swimming 
pool); (2) need for management of active sports; (3) trail connections for different types of users; and (4) 
a community center, centrally located, for multi-use activities to accommodate youth, teens, adults and 
seniors.  Opportunities for park development include sizable amounts of publicly owned property and two 
school sites with potential neighborhood park recreation facilities.  Land acquisition costs could be 
significantly offset with the use of publicly owned lands.  Joint use agreements with the School District 
would support an update of existing school recreation facilities and increase the level of on-going 
maintenance. 

Two important parts of a longer term plan for Mid-Coast area recreation includes a community center and 
an outdoor recreation complex.  The Community Center is an expensive facility and often difficult to site.  
Locations for the Community Center include the Etheldor Triangle, Princeton area, and old Navy Base 
sites.  The Outdoor Recreation Complex would support a variety of organized sports.  The 
Princeton/Airport area affords the only expanse of land that could support this facility.   

The Midcoast Action Plan Committee (now known as the Midcoast Parks and Recreation Committee 
(MPRC)) was established in 2007 to assist with the development of the Action Plan and develop a plan of 
action with specific funded priorities that would provide better parks and recreation on the Mid-Coast.  
Several of the Action Plan’s priority projects are either underway or have been implemented.80  MPRC 
priorities for 2009 and 2010 include the following81: 

1. Coastal Trail: Completion from Mirada Surf, through Princeton, to the Pillar Point Bluff 
segment of the Trail. 

2. Mirada Surf West: Vault toilet on the Mirada Surf West portion of the Coastal Trail. 

3. Pillar Point: Replace old restroom with new vault toilet. 

4. Recreation Programs: The Mid-Coast should support and actively contribute to the Half Moon 
Bay Parks and Recreation Department program framework. 

                                                      
80  Midcoast Parks and Recreation Committee, accessed by CAJA Staff at http://www.mprc.sanmateo.org/ on May 

11, 2009. 
81  Midcoast Parks and Recreation Committee, Vision Statement, January 23, 2009, accessed by CAJA Staff at 

http://www.mprc.sanmateo.org/pdf/MPRC_-_Vision_090123.pdf on May 11, 2009. 
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5. Moss Beach Park: Establish a restroom facility and drinking fountain, and create a go-ahead 
plan that resolves the water issue. 

6. Farallone View School Playfield: Implement the renovation project. 

7. Playfield Planning: Do preliminary planning to expand recreation resources adjacent to the 
school playfields. 

8. Highway 1 Corridor South: A grant has been approved to develop a plan for highway crossings 
and trail alignment (including a bicycle commuter trail). 

9. Highway 1 Corridor North: Seek similar grant (see #8) for the northern corridor extending from 
the airport to the new tunnel. 

10. Governance: Provide Mid-Coast citizens with information regarding pros and cons of various 
parks and recreation governance options.  Provide an assessment of public response to 
governance options to determine the preferred option. 

REGULATORY SETTING 

Federal and State 

Quimby Act 

The Quimby Act (California Government Code Section 66477) was established by the California 
Legislature in 1965 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 
authorized cities and counties to enact ordinances that would require the dedication of land or payment of 
fees for park or recreational purposes for projects involving residential subdivisions with the aim of 
reducing impacts to open space and the development of parks from property improvements. Quimby Act 
fees do not, however, apply to commercial or industrial subdivisions. 

The Quimby Act provides two standards for the dedication of land for use as parkland.  If the existing 
area of parkland in a community is 3 acres per 1,000 persons, then the community may require dedication 
based on a standard of 5 acres per 1,000 persons residing in the subdivision.  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.  The Quimby 
Act requires a city or county to adopt standards for recreational facilities in its general plan recreation 
element if it is to adopt a parkland dedication/fee ordinance. The Quimby Act has been adopted in the 
County’s Subdivision Regulations, Section 7055. 
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Local 

County of San Mateo Municipal Code 

As authorized under the Quimby Act, the County has established a local ordinance, County of San Mateo 
Municipal Code (County Code) Section 2.64 (Mid-Coast Park and Recreation Development Fees), which 
requires land dedication, park improvements, or payment of fees for park and recreational purposes for 
projects involving residential land uses.  County Code Section 2.64 applies to (1) the entire geographical 
area located on the urban side of the Urban/Rural Boundary as shown on the County of San Mateo 
General Plan Map for the Mid-Coast area, and (2) those lands designated Residential on the rural side of 
the Urban/Rural Boundary as shown on the County of San Mateo General Plan Map for the Mid-Coast 
area.   

Pursuant to County Code Section 2.64.030 (Amount and Standards for Fees), the County imposes a tax of 
$1.1782 per square foot of accessible space on all building permits for new residential development to be 
paid to the County Building Department.  This fee represents the portion of the approximate cost of 
providing park facilities to accommodate, and which is attributable to, the demand generated by the 
proposed development.  All fees collected for park acquisition and development shall be deposited in the 
“San Mateo County Mid-Coast Parks Development Fund” and may only be used to acquire or develop 
parks to be located in and primarily used by Mid-Coast residents, the proportionate demand for which is 
created by the new development from which the fees were collected, and not for routine and periodic 
maintenance.   

Applicants for building permits required to pay fees under this chapter may, as an alternative to paying 
the required fee, offer to dedicate land or construct park improvements determined by the Board of 
Supervisors to be appropriate for the type of development being proposed.  In making such determination, 
the Board shall take into consideration the extent to which the park land or facilities would meet the goals 
and objectives of the County for parks in the Mid-Coast area, including with reference to any plans or 
needs assessments for the area.  In exchange for such dedication or construction, the applicant shall 
receive a partial or full offset of the fee that would otherwise be required by Section 2.64 of the County 
Code. 

Mid-Coast Recreational Needs Assessment 

As provided in Table IV.L-5 (Minimum Park Standards) above, the County’s Mid-Coast Recreational 
Needs Assessment (Recreational Needs Assessment) categorizes parks into several types.  Ideally, mini 
                                                      
82  The County is considering the adoption of a Development Fee of $1.38 per square foot of new residential 

development in the unincorporated Mid-Coast area of the County to fund park and recreation facilities as 
identified in the Mid-Coast Recreational Needs Assessment (Peter Callander and Associates, October 2002). 
(Source: County of San Mateo Department of Parks, Mid-Coast Park Development Fees, Development Fee 
Proposal to Implement Parks and Recreation Needs Assessment for the Mid-Coast Communities in 
Unincorporated San Mateo County, October 9, 2002, accessed by CAJA Staff at http 
http://www.co.sanmateo.ca.us/portal/site/parks/menuitem.f13bead76123ee4482439054d17332a0/?vgnextoid=0
20625e6d28ce110VgnVCM1000001937230aRCRD&cpsextcurrchannel=1 on May 11, 2009.) 
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parks are ½ to 1 acre in size, have a service radius of ¼ to ½ miles, and are provided at a minimum of 0.5 
acres per 1,000 residents.  Neighborhood parks are ideally four to twelve acres in size with service radius 
of ½ to ¾ miles, and are provided at a minimum of 1.5 acres per 1,000 residents.  Community parks are 
ideally 20 to 50 acres in size, have a service radius of one to two miles, and are provided at a minimum of 
four acres per 1,000 residents.  Regional parks are ideally 100 acres in size, serve the entire Bay Area 
region, and are provided at a minimum of 10 acres per 1,000 residents.   

The County’s standard minimum ratio of parks to population ratio is six acres of developed parkland 
(mini, neighborhood, and community parks) for every 1,000 residents, which was a specific assessment 
and goal set by the County Board of Supervisors when adopting the Recreational Needs Assessment.83 

County of San Mateo General Plan 

The County of San Mateo General Plan (General Plan) contains the following policies related to parks 
and recreation that are applicable to the proposed project (project consistency with the following is 
discussed in Section IV.I, Land Use & Planning): 

Park and Recreation Resources (Chapter 6) 

General Policies 

6.3 Build Upon Existing System 

• Design all park and recreation systems on the strengths and potentials of existing facilities 
and develop programs for meeting current and future needs. 

6.4 Environmental Compatibility 

• Protect and enhance the environmental quality of San Mateo County when developing park 
and recreation facilities. 

6.5 Access to Park and Recreation Facilities 

• Attempt to provide appropriate access and conveniences for all people in park and recreation 
facilities. 

• Encourage access to the park and recreation system by transportation means other than 
private automobiles, where feasible. 

• Attempt to provide adequate access for emergency services. 

                                                      
83  County of San Mateo, Department of Parks, Sam Herzberg, Senior Planner, Response to Service Letter, May 8, 

2009. 
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Regulation of Development 

All Park and Recreation Facility Providers 

6.9 Locate Suitable Park and Recreation Facilities in Urban Areas 

Generally, encourage all providers to locate active park and recreation facilities in urban areas, 
taking advantage of existing service infrastructure systems and maximizing the recreational use of 
limited available land. Consider the following activities to be generally compatible with active 
park and recreation facilities such as group games, swimming, and tennis. 

6.11 Coastal Recreation and Access 

• Regulate coastal development to delineate appropriate locations and development standards 
for recreation and visitor serving facilities. 

• Regulate development to increase public access to the shoreline and along the coast through 
measures which include, but are not limited to, establishing criteria for when and where 
access will be provided and how the access will be developed and maintained. 

6.12 Minimize Agricultural Land Use Conflicts 

Preserve the best agricultural land for agricultural uses. On other lands capable of supporting 
agriculture, permit the location of park and recreation facilities when efforts are made to lease 
land not needed for recreational purposes to farm operations, and clearly defined buffer areas 
such as strips of land are established between these two uses to minimize land use conflicts. 

6.13 Development Plans 

• Encourage all providers to prepare development plans for proposed facilities which contain 
provisions that easily adapt to changing conditions. 

• Encourage all development plans to include restroom facilities and ensure that these 
correspond in size and detail to the type of park and recreation facility proposed. 

6.14 Site Planning for Public and Private Facilities 

• Encourage all providers to design sites to accommodate recreation uses that minimize adverse 
effects on the natural environment and adjoining private ownership. 

• Encourage all providers to design, where feasible, park and recreation sites that accommodate 
a variety of recreational activities. 
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6.15 Building Materials and Service Technology for Public and Private Facilities 

• Encourage the use of materials and technologies that achieve low development, maintenance 
and operation costs while maintaining environmental compatibility. 

• Encourage innovative technologies for conserving energy, water and other utilities for park 
and recreation facilities. 

6.17 Techniques for Providing Park and Recreation Facilities 

• Regulate development to provide new or improved park and recreation facilities. Use one or a 
combination of the following techniques: (1) offer of dedication, (2) grant of fee interest, and 
(3) in lieu fees. 

• Encourage the dedication of easements to implement trails programs. 

• Base the requirements for the provision of park and recreation facilities on the: (1) size and 
type of development, (2) benefit to the developer, (3) burden to the public, and (4) within the 
Coastal Zone, priority given to the type of development under the Coastal Act. 

Maintenance and Operation 

All Park and Recreation Facility Providers 

6.29 Protection, Operation and Maintenance 

Make provisions to protect, operate and maintain park and recreation systems and related 
easements. 

6.30 Minimize Traffic and Litter Problems 

• Coordinate with CalTrans and/or SamTrans to increase recreational transit through such 
programs as a Park and Ride service or increased weekend service for recreationists in order 
to lessen traffic and parking problems. 

• Encourage recreationists to properly dispose of litter in park and recreation facilities. 

• Encourage the adequate maintenance and improvement of roads and highways needed to 
serve recreation facilities. 
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Water Supply (Chapter 10) 

General Policies 

10.7 Park and Recreation Water Supplies 

• Encourage the provision of water supplies in park and recreation areas commensurate with 
the desired level of development.  

• Encourage coastal recreation and visitor serving facilities to provide drinking water. 

San Mateo County Local Coastal Program 

The County of San Mateo Local Coastal Program (Local Coastal Program) contains the following 
policies related to parks and recreation that are applicable to the proposed project (project consistency 
with the following is discussed in Section IV.I, Land Use & Planning): 

Recreation/Visitor-Serving Facilities Component 

Permitted Uses and Locations 

11.4 Recreation and Visitor-Serving Facilities Permitted in the Coastal Zone 

Permit the following facilities in the Coastal Zone: (1) necessary visitor-serving facilities as 
defined in Policy 11.1, and (2) commercial recreation and public recreation facilities which (a) 
are designed to enhance public opportunities for coastal recreation, (b) do not substantially alter 
the natural environment, and (c) do not subvert the unique small town, rural character of the 
individual communities on the Coastside. 

11.7 Urban Areas 

• Permit visitor-serving and commercial recreation facilities to locate within enclosed buildings 
in areas designated as Coastside Commercial Recreation and Neighborhood Commercial. 

• Permit public recreation facilities in urban areas. 

11.10 Upland Locations in Urban and Rural Areas 

Permit uses which are consistent with Policy 11.4, but do not meet the criteria for location on 
oceanfront land to locate in upland areas.  Encourage them to connect to the shoreline by bicycle 
path or trail. 
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Development Standards for Recreation and Visitor-Serving Facilities 

11.14 Public Recreation Facilities 

• Use the locational and development standards included throughout this component, the 
Agriculture Component and the applicable standards and planning and management 
guidelines of the County’s Parks and Recreation Element (contained in Appendix 11.A) as 
the development and management standards for public recreation facilities, including trails.  
LCP policies must predominate if there are conflicts.  Seek any modifications in the 
classification of State Park Units which will conform their purposes and uses more closely to 
the policies of the LCP. 

• Use development standards of this component, the County’s Parks and Recreation Element 
standards and the criteria for trail development management contained in Appendix 11.A 
when constructing trails.  When the route of a bike path in the County’s Bikeways Plan 
corresponds to the route of a trail included in the LCP trail program, construct the trail to 
accommodate both bicycle and pedestrian use, wherever possible. 

11.15 Private Recreation and Visitor-Serving Facilities 

• Require that private recreation and visitor-serving facilities conform to: (1) the development 
and locational standards included throughout this component and as referred in other 
components, and (2) the design standards of the Visual Resources Component. 

• Require that private recreation and visitor-serving facilities conform to the intensities of use 
appropriate to the rural or urban setting and to the requirements of the individual site.  In rural 
areas, visitor-serving uses shall require density credits based on daily water use in accordance 
with the requirements set forth in Local Coastal Program Policy 1.8. 

11.18 Sensitive Habitats 

a. Provide improvements and management adequate to protect sensitive habitats.  These may 
include, but are not limited to, the following: (1) informative displays, brochures, and signs to 
minimize public intrusion and impact, (2) organized tours of sensitive areas, (3) landscaped 
buffers or fences and (4) staff to maintain improvements and manage the use of sensitive 
habitats. 

11.20 Utilities 

• Require that sites for permitted recreation or visitor-serving facilities have or develop access 
to a public road in conformance with the policies of the Sensitive Habitats, Scenic Resources, 
and Hazards Components. 
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ENVIRONMENTAL IMPACTS 

Thresholds of Significance 

Based on Appendix G of the State CEQA Guidelines, the proposed project could have a significant 
environmental impact on park and recreation services if it would:  

a) 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 (i.e., park 
and recreation facilities), the construction of which could cause significant environmental impacts, 
in order to maintain acceptable service ratios or other performance objectives for parks and 
recreational services. 

b) Increase the use of existing neighborhood and regional parks or other recreational activities such 
that substantial physical deterioration of the facility would occur or be accelerated. 

c) Include recreational facilities or require the construction or expansion of recreation facilities which 
might have an adverse physical effect on the environment.   

Project Impacts and Mitigation Measures 

Impact PS-4 Parks and Recreational Services 

Implementation of the proposed project would increase the demand for park and recreation services in the 
project area.  As noted in Section IV.K (Population & Housing) of the DEIR, the proposed project would 
result in approximately 70 permanent residents and approximately 825 employees at full operation.  
Implementation of the proposed project would also increase the number of site visitors within the project 
site.  Park and recreation service demands exist when jobs are created or through residential 
development.84  As such, the demand for recreation/park services generated by the proposed project site 
would increase.  Residential developments typically have the greatest potential to result in impacts to 
parks and recreational services since these types of developments generate a permanent increase in the 
residential population.   

Existing Parks and Recreational Facilities 

As previously discussed, the Parks Department’s existing parks and recreational facilities are not adequate 
to meet the project area’s current demand for park and recreation facilities85, and at certain busy times, all 
State parks and recreation facilities are at capacity with visitors86.  The project’s demand for park and 

                                                      
84  County of San Mateo, Department of Parks, Sam Herzberg, Senior Planner, Response to Service Letter, May 8, 

2009. 
85  County of San Mateo, Department of Parks, Sam Herzberg, Senior Planner, Response to Service Letter, May 8, 

2009. 
86  California State Parks, Paul Keel, Sector Superintendent, Santa Cruz District, San Mateo Coast Sector, 

Response to Service Letter, May 1, 2009. 
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recreational facilities will likely add to existing deficits faced by existing County park and recreation 
facilities87 and further strain State parks and recreation facilities during peak times.  However, whether the 
proposed project would require the Parks Department to development new parks and recreational 
facilities or expand existing parks and recreational facilities to accommodate the increased demand 
created by the proposed project is dependent upon assessments based on the existing population and the 
LCP’s anticipated buildout of the Mid-Coast area.88 

The Parks Department has plans to development new parks and recreational facilities and/or expand 
existing parks and recreational facilities within a two mile radius of the project site, as identified in the 
Recreational Needs Assessment, the more recent Action Plan, and the Fitzgerald Marine Reserve Master 
Plan,89 which the County is currently working on implementing.  The Parks Department is working with 
the MPRC to implement immediate priorities using Midcoast Park and Recreation fees raised through 
building permits issued by the County of San Mateo Planning and Building Department for new 
development or remodels in the Mid-Coast area.  Additionally, the San Mateo Local Agency Formation 
Commission (LAFCO) is currently assessing service providers in the Mid-Coast and is evaluating the 
potential for park and recreation services to be created by a new Community Services District (CSD) that 
could include multiple utilities and other services.90 

Proposed Parks and Recreational Facilities 

As discussed in Section III (Project Description) of this DEIR, the proposed open space and recreation 
features associated with the proposed project would include onsite walkways/trails, recreation/common 
area facilities, and wetlands restoration.  Approximately 53,000 square feet of onsite walkways/trails, 
including the multipurpose walkway/trail (Airport Street), wetlands trail, and “North Trail” heading to 
Headlands, is proposed for the Office Park property, and approximately 18,000 square feet of onsite 
walkways/trails, including the multipurpose walkway/trail (Airport Street) and wetlands trail, is proposed 
for the Wellness Center property, for a total of 71,000 square feet (or 1.6 acres) of walkways/trails on the 
project site.   

Onsite recreational opportunities would include a 12,601 square foot outdoor basketball court and game 
space, movie theatre, multipurpose rooms, indoor swimming pool, and fitness center for use by the onsite 
residents and staff.  The Community Center would include the pool, fitness center and locker rooms, 
which would be available to the Coastside public as well. 

                                                      
87  County of San Mateo, Department of Parks, Sam Herzberg, Senior Planner, Response to Service Letter, May 8, 

2009 
88  County of San Mateo, Department of Parks, Sam Herzberg, Senior Planner, Response to Service Letter, May 8, 

2009 
89  Such improvements at the Fitzgerald Marine Reserve would include a new interpretive center, green parking 

lot, improve coastal trail and access, interpretive sculptures, signage, access at Seal Cove Beach, and 
vegetative management. 

90  County of San Mateo, Department of Parks, Sam Herzberg, Senior Planner, Response to Service Letter, May 8, 
2009 
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Approximately 47 percent of the project site would include wetlands restoration.  Restored wetlands on 
the project site would total approximately 322,787 square feet; approximately 226,038 square feet of 
restored wetlands would be provided on the Office Park property and approximately 96,749 square feet of 
restored wetlands would be provided on the Wellness Center property.  Additionally, both the Office Park 
property and Wellness Center property would include a temporary 8,000 square foot native plant nursery.   

As summarized in Table IV.L-6 (Proposed Project Open Space and Recreational Amenities), the 
proposed project would provide approximately 417,393 square feet of recreational facilities for project 
residents and staff, 58,326 square feet of which would be available for use by the Coastside community 
(including pool, fitness center, and locker rooms, and Office Park and Wellness Center property 
walkways/trails (not including the proposed wetlands trail within the Wellness Center property, which 
would be private)).  

Table IV.L-6 
Proposed Project Open Space and Recreational Amenities 

Open Space/Common Area/Recreational 
Amenity 

Size (sf) 

Office Park Property 
Onsite Walkways/Trails  53,000 
Restored Wetlands 226,038 
Native Plant Nursery (temporary) 8,000 

Office Park Property Total 287,038 
Wellness Center Property 
Onsite Walkways/Trails 18,000 
Restored Wetlands 96,749 
Native Plant Nursery (temporary) 8,000 
Pool Building 3,464 
Men’s Locker Room 372.4 
Women’s Locker Room 372.4 
Fitness Rooms 1,117.2 
Theatre 2,280 

Wellness Center Property Total 130,355 
Total Area 417,393 

Notes:  sf = square feet. 
Source:   Big Wave, LLC, Facilities Plan: Draft #2, Big Wave Property, January 

2009. 

 

A detailed analysis of the potential environmental impacts associated with the construction and operations 
of the proposed onsite recreational facilities is presented throughout Section IV (Environmental Impact 
Analysis) of this DEIR. 

Parkland to Population Ratio 

Pursuant to the County’s standard minimum parkland to population ratio of six acres of developed 
parkland (mini, neighborhood, and community parks) for every 1,000 residents as defined in the Mid-
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Coast Recreational Needs Assessment (Recreational Needs Assessment), the parkland requirement for the 
proposed project would be approximately 0.42 acres (approximately 18,295 square feet).91   

As summarized in Table IV.L-6 above, the proposed project would provide a total of approximately 9.6 
acres (417,393 square feet) of open space, common area, and recreational amenities within the project 
site, 1.33 acres (58,326 square feet) of which would be available for use by the Coastside community 
(including pool, fitness center, and locker rooms, and Office Park and Wellness Center property 
walkways/trails (not including the proposed wetlands trail within the Wellness Center property, which 
would be private)).  The amount of community open space and other recreation amenities available to 
project residents and the general public would exceed the parkland acreage required by the County for the 
project and would alleviate any potential impacts on existing parks and recreation facilities in the County. 

County of San Mateo Municipal Code - Quimby Fees 

The Quimby Act (Section 66477 of the California Government Code) authorizes local governments to 
establish ordinances requiring developers of new subdivisions to dedicate land for parks, pay an in-lieu 
fee, or perform a combination of the two.  Under the Quimby Act, cities and counties have been 
authorized to pass ordinances requiring that developers set aside land, donate conservation easements, or 
pay fees for park improvements.  Revenues generated through the Quimby Act cannot be used for the 
operation and maintenance of park facilities. 

As stated above, County of San Mateo Municipal Code (County Code) Section 2.64 (Mid-Coast Park and 
Recreation Development Fees) requires land dedication, park improvements, or payment of fees for park 
and recreational purposes for projects involving residential land uses.  All of the proposed common open 
space and recreational facility space that qualifies as “parkland” on the project site would count towards 
meeting the requirements of the Quimby Act and County Code Section 2.64.  If the proposed common 
open space and recreational facility space do not fully satisfy the requirements of the Quimby Act, the 
project developer would be required to pay Quimby fees to the County to satisfy its obligations under the 
Quimby Act.  The Quimby Act states that the dedication of land, or payment of fees, or both, shall not 
exceed a maximum of three acres of park area per 1,000 project residents.   

The provision of onsite open space, common areas and recreational amenities together with the payment 
of any required fees would help to reduce the proposed project’s impacts on existing parks and 
recreational facilities to a less-than-significant level and no mitigation measures are required. 

CUMULATIVE IMPACTS 

Implementation of the project in combination with the 37 related projects (see Table III-1, Related 
Projects List) would further increase the demand for park and recreational services due to an increase in 
residents and employees in the project area.  Parks and recreation service demands will exist when jobs 
are created or through residential development; however, the greatest impact would result from residential 

                                                      
91  [(70 net new residents) ÷ (1,000) x (6 acres)] = 0.42 acres of needed public parkland. 
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uses.92  Employees generated by the related projects involving commercial and industrial projects would 
not typically enjoy long periods during the workday to visit park and/or recreational facilities.  The 
increase in population by the related residential projects would increase the demand for parks and 
recreation facilities in the County.  Related Project No. 34 within the City of Half Moon Bay would 
include development of 24 acres of parkland east of State Route (SR) 1, between Terrace Avenue and 
Grandview Boulevard, which would help to alleviate impacts on park and recreational services and 
facilities.   

As seen in Table III-1, only seven of the related projects are located within the unincorporated Mid-Coast 
area of the County; the remaining 30 related projects are located in the incorporated City of Pacifica, City 
of San Bruno, City of Half Moon Bay, and the Town of Hillsborough, each of which have their own parks 
and recreation departments that provide park and recreational opportunities for residents within their 
applicable jurisdictions.   

Future impacts on park facilities would be partially mitigated through the collection of park fees on new 
development and the provision of parkland.  Similar to the proposed project, each of the related projects 
would be individually subject to review by the applicable parks and recreation department, and would be 
required to provide parkland or pay in-lieu fees.  However, existing deficiencies would not be addressed 
by these fees and cumulative impacts on parks would be significant.  In accordance with State CEQA 
Guidelines Section 15130(a)(3), however, the proposed project’s contribution to the cumulative impact 
would be rendered less than cumulatively considerable through adherence to the County’s impact fee 
program for new development.  Adherence to the requirements of this program would constitute 
implementation or funding of the proposed project’s fair share of measures designed to alleviate the 
cumulative impact.  Similar to the proposed project, the related projects would be required to comply with 
all applicable policies and ordinances of the applicable jurisdiction to offset any impacts the related 
projects would have on park and recreation services.  Therefore, cumulative impacts to park and 
recreation services would be less than significant and no mitigation measures are required. 

LEVEL OF SIGNIFICANCE AFTER MITIGATION 

Project impacts to parks and recreational services would be less than significant.   

                                                      
92  County of San Mateo, Department of Parks, Sam Herzberg, Senior Planner, Response to Service Letter, May 8, 

2009. 



 
 

 

Big Wave Wellness Center and Office Park  IV.L Public Services 
Draft Environmental Impact Report  Page IV.L-49 
 

IV. ENVIRONMENTAL IMPACT ANALYSIS 
L. PUBLIC SERVICES 

5. LIBRARIES 

METHODOLOGY 

Potential project impacts associated with library services were evaluated based on the adequacy of existing 
and planned staffing, equipment, and facilities within the San Mateo County Library (SMCL) to meet the 
additional demand for library services resulting from development of the proposed project.  The responsible 
agency was contacted regarding the potential impacts on their facilities.  Responses from public services 
agencies are included in Appendix C to this DEIR.  In addition, various public service policies and 
guidelines as defined by the County of San Mateo were also reviewed and considered during the project 
impact analysis. 

ENVIRONMENTAL SETTING 

San Mateo County Library (SMCL) 

The San Mateo County Library (SMCL) is a Joint Powers Authority (JPA) 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 of San Mateo.93  The 
SMCL is comprised of 12 community libraries in the 11 cities listed above.94  The SMCL’s small to 
medium sized libraries specialize in meeting the individual needs of each community, in addition to 
offering popular and current interest materials library users.95   

The following includes general statistical information on the SMCL from 2007 to 2008, including but not 
limited to the SMCL’s service population, library usage, annual circulation, and collection volumes:96 

• Number of Service Outlets: 12 • Number of Library Visits: 2,328,091 
• Service Area Population: 278,388 • Visits per Capita: 8.4 
• Number of Registered Borrowers: 168,569 • Number of Public Computers: 309 
• Borrowers as a Percentage of Population: 61 

percent 
• Number of Events Offered: 5,483 

                                                      
93  San Mateo County Library, San Mateo County Library Administration, accessed by CAJA Staff at 

http://www.smcl.org/about/contact/admin.html on April 14, 2009. 
94  San Mateo County Library, San Mateo County Library Locations, accessed by CAJA Staff at 

http://www.smcl.org/libraries/index.html on April 14, 2009. 
95  San Mateo County Library, About Us, Organization, accessed by CAJA Staff at 

http://www.smcl.org/about/organization/index.html on May 20, 2009. 
96  San Mateo County Library, San Mateo County Library 2007-2008 Annual Report, accessed by CAJA Staff at 

http://www.smcl.org/about/organization/Report.pdf on May 20, 2009. 
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• Annual Circulation (not including loans of 
electronic/digital books or “hits” on 
electronic databases): 4,069,410 

• Program and Event Attendance: 169,436 

• Circulation per Capita: 14.6 • Number of Collection Volumes: 815,900 

 

During Fiscal Year (FY) 2007-2008, the SMCL had 128 total staff, 112.59 full-time equivalent (FTE) 
staff and 41.70 FTE librarians.  A total of 89,087 volumes and 12,877 titles were added to SMCL 
collections.  Children’s materials equate to 4.76 materials per child.  A total of 4,510 children’s programs 
were hosted during FY 2007-2008, with attendance of 154,998 persons.  Literacy programs, through 51 
volunteer tutors, 4,139 volunteer hours, and 6.70 FTE literacy staff, provided instruction for 273 adults 
and 11,672 children, and 72,812 books were given away.97 

As shown in Table IV.L-7 (San Mateo County Library Compared to Statewide Average (2007-2008)), 
below, the SMCL is more heavily used than the statewide average, including circulation, program 
attendance, library visits, and public access computer use per capita, respectively.  Additionally, the 
SMCL offers more material per capita than the statewide average, and more money is spent per capita by 
the SMCL than the statewide average.   

Performance of each of the SMCL’s 12 library branches from 2007 to 2008, including the number of 
items circulated, library card holders, library visitors, and program attendance, is summarized in Table 
IV.L-8 (San Mateo County Library Performance (2007-2008)), below.   

Table IV.L-7 
San Mateo County Library Compared to Statewide Average (2007-2008) 

Topic 
San Mateo County 

Library 
(SMCL)* 

Statewide Average 

Expenditures per Capita $59.54 $32.96 
Materials Expenditures per Capita $8.21 $3.36 
Print Materials per Capita 
(Books, Government Documents, Serial Volumes) 2.27 1.95 

Total Materials Available per Capita 
(Print Materials, ebooks, Audio and Video Items) 2.91 2.16 

Population Served by FTE Staff 2,498 2,945 
Circulation per Capita 14.47 5.78 
Program Attendance per Capita 0.60 0.20 
Visits per Capita 8.28 4.35 
Public Access Computer Use per Capita 2.74 1.01 
Notes: FTE Staff = Full-Time Equivalent Staff 
* Based on 13 total service outlets within the San Mateo County Library system. 
Source: 
California State Library, Library Development Services Bureau, California Library Statistics 2009, Fiscal Year 

                                                      
97  California State Library, Library Development Services Bureau, California Library Statistics 2009, Fiscal Year 

2007-2008 from Public, Academic, Special and County Law Libraries, 2009, accessed by CAJA Staff at 
http://www.library.ca.gov/lds/docs/StatsPub09.pdf on May 21, 2009, pages 28, 55, 69, and 76. 
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2007-2008 from Public, Academic, Special and County Law Libraries, 2009, accessed by CAJA Staff at 
http://www.library.ca.gov/lds/docs/StatsPub09.pdf on May 21, 2009, pages 9-17. 

 

Table IV.L-8 
San Mateo County Library Performance (2007-2008) 

Branch Items 
Circulated* 

Library Card 
Holders 

Library 
Visitors 

Program 
Attendance 

Atherton Library 138,347 8,214 76,107 6,682 
Belmont Library 576,625 18,262 340,127 18,584 
Brisbane Library 97,140 3,495 78,616 6,003 
East Palo Alto Library 98,308 16,057 166,370 11,429 
Foster City Library 963,911 27,818 414,938 26,698 
Half Moon Bay Library 383,116 16,396 195,865 16,923 
Millbrae Library 577,350 17,127 416,797 16,588 
Pacifica Libraries 394,069 23,571 197,330 23,214 
Portola Valley Library 62,196 4,292 33,765 4,562 
San Carlos Library 629,657 22,308 317,857 18,099 
Woodside Library 113,727 9,194 90,319 10,544 
Other 
(Bookmobile & Other 
Literacy Programs) 

34,964 1,835 n/a 10,100 

Total 4,069,410 168,569 2,328,091 169,436 
Notes: n/a = not available/not applicable 
*  Does not include loans of electronic/digital books or “hits” on electronic databases. 
Source: San Mateo County Library, San Mateo County Library 2007-2008 Annual Report, accessed 

by CAJA Staff at http://www.smcl.org/about/organization/Report.pdf on May 20, 2009. 
Christopher A. Joseph & Associates, May 2009. 

 

Half Moon Bay Library 

The SMCL’s Half Moon Bay Library (located at 620 Correas Street in the City of Half Moon Bay) is the 
nearest branch library and would serve the proposed project.  The Half Moon Bay Library serves a 270-
square mile area, including the City of Half Moon Bay (population 12,912) and the nearby unincorporated 
Coastside area (population 13,598), for a total service population of 26,510.  The Half Moon Bay Library 
has served the residents of the City of Half Moon Bay and Coastside area for over thirty years.  
Constructed in 1971 to serve the City of Half Moon Bay, the library today continues to serve the City of 
Half Moon Bay, in addition to ten small communities that line the coast, including: Montara, Moss 
Beach, Princeton, El Granada, Miramar, King’s Mountain, La Honda, Loma Mar, San Gregorio, and 
Pescadero.  This area was once served by three libraries, two of which were closed in 1978 following the 
passage of Proposition 13.98   

                                                      
98  San Mateo County Library, Anne-Marie Despain, Assistant Director of Library Services, Response to Service 

Letter, May 21, 2009. 
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The Half Moon Bay Library is open seven days per week99 and free Internet access is available.100  As 
shown in Table IV.L-8 above, between 2007 to 2008, the Half Moon Bay Library circulated 383,116 
items, had 16,396 library card holders, was visited by 195,865 visitors, and programs were attended by 
16,923 persons.101  The Half Moon Bay Library accounted for nearly 9.4 percent of the SMCL’s total 
circulation, 9.7 percent of the SMCL’s library card holders, 8.4 percent of the SMCL’s total visitors, and 
10.0 percent of the SMCL’s total program attendance.  The 7,825-square foot library houses 
approximately 88,814 volumes and has 10.4 full time equivalent staff members.  At 0.27 square feet per 
capita, the 7,825-square foot facility is not meeting current library service needs of the community.  The 
service population of the Half Moon Bay Library has increased, resulting in a facility that is inadequate 
and in need of replacement or expansion and remodeling.102   

Since its opening, the population served by the Half Moon Bay Library has increased from 4,320 to over 
29,000 with 42 percent living in the City of Half Moon Bay and 58 percent living in the surrounding 
unincorporated areas of the County.  By 2020, the overall service population is expected to increase by 25 
percent to reach an estimated 36,000 people.103 

Plans for a new Half Moon Bay Library recommend the demolition of the existing building and the 
construction of a new 33,000 square foot library facility on the same site.  However, the project is not 
currently active due to lack of funding.104 

REGULATORY SETTING 

Federal and State 

Public Library Fund (PLF) 

Public Library Fund (PLF) is a state-funded program founded in 1850.  It embodies the state’s interest in 
the general diffusion of information and knowledge through free public libraries; encourage lifelong 
learning; supplement the system of free public education; help libraries serve as sources of information 
and inspiration to persons of all ages, cultural backgrounds and economic status; and furnish a resource 
for continuing education.  The funds assure the availability to every resident of the state an adequate level 

                                                      
99 San Mateo County Library, Half Moon Bay Library, Hours, accessed by CAJA Staff at 

http://www.smcl.org/libraries/hmb/hours.html on April 28, 2009. 
100 San Mateo County Library, Organization, accessed by CAJA Staff at 

http://www.smcl.org/about/organization/index.html on April 28, 2009. 
101  San Mateo County Library, San Mateo County Library 2007-2008 Annual Report, accessed by CAJA Staff at 

http://www.smcl.org/about/organization/Report.pdf on May 20, 2009. 
102 San Mateo County Library, Anne-Marie Despain, Assistant Director of Library Services, Response to Service 

Letter, May 21, 2009. 
103  San Mateo County Library, Anne-Marie Despain, Assistant Director of Library Services, Response to Service 

Letter, May 21, 2009. 
104  San Mateo County Library, Anne-Marie Despain, Assistant Director of Library Services, Response to Service 

Letter, May 21, 2009. 



San Mateo County  October 2009 

 
 

 

Big Wave Wellness Center and Office Park  IV.L Public Services 
Draft Environmental Impact Report  Page IV.L-53 
 

of public library service regardless of the taxable wealth of the local jurisdiction providing the service.  
Funds are appropriated annually in the State budget to support the program.  Localities may use the funds 
freely so long as the funds serve the public library purposes stated in the law. 

The State provides funding to qualifying public libraries, based on the population of the library’s service 
area.  PLF funds have been authorized for $22,855,827 for the SMCL for FY 2008/2009.105 

Local 

County of San Mateo General Plan 

The County of San Mateo General Plan (General Plan) contains the following policies related to library 
services that are applicable to the proposed project (project consistency with the following is discussed in 
Section IV.I, Land Use & Planning): 

General Land Use (Chapter 7) 

Urban Areas 

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. 

Urban Land Use (Chapter 8) 

Regulation of Development in Urban Areas 

General Development Standards 

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. 

                                                      
105  The California State Library, Public Library Fund (PLF), Public Library Fund (PLF) Final Allocations FY 

2008-2009, accessed by CAJA Staff at http://www.library.ca.gov/services/docs/PLF0809.pdf, May 21, 2009. 
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ENVIRONMENTAL IMPACTS 

Thresholds of Significance 

Based on Appendix G to the State CEQA Guidelines, the proposed project would have a significant 
environmental impact associated with library services if it would: 

a) 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, or other performance objectives for library services. 

Project Impacts and Mitigation Measures 

Impact PS-5 Library Services 

Implementation of the proposed project would increase the demand for library services in the project area.  
As noted in Section IV.K (Population & Housing) of the DEIR, the proposed project would result in 
approximately 70 permanent residents and approximately 825 employees.  While the existing Half Moon 
Bay Library facility is inadequate to meet current library service needs of the service population, the 
demand for library services would not be anticipated to significantly change with implementation of the 
proposed project.  Additionally, as previously discussed, the SMCL does have plans for a new Half Moon 
Bay Library, which recommend demolition of the existing building and the construction of a new 33,000 
square foot library facility on the same site; however, the project is not currently active due to lack of 
funding. 

Since library service demands are not anticipated to change significantly based on implementation of the 
proposed project, impacts associated with library services would be less than significant and no 
mitigation measures are required. 

CUMULATIVE IMPACTS 

Implementation of the project in combination with the 37 related projects (see Table III-1, Related 
Projects List) would further increase the demand for library services.  Specifically, there would be 
increased demands for additional SMCL staffing, materials, and facilities over time.  However, the 
demand for library services would not change significantly with implementation of the proposed project 
and related projects.  As such, implementation of the proposed project and related projects would not 
require the SMCL to construct new facilities or expand existing facilities to accommodate increased 
demand for library services.  However, the SMCL does have plans for a new Half Moon Bay Library, 
which recommend demolition of the existing building and the construction of a new 33,000 square foot 
library facility on the same site; however, the project is not currently active due to lack of funding.  
Therefore, cumulative impacts associated with library services would be less than significant and no 
mitigation measures are required. 



San Mateo County  October 2009 

 
 

 

Big Wave Wellness Center and Office Park  IV.L Public Services 
Draft Environmental Impact Report  Page IV.L-55 
 

LEVEL OF SIGNIFICANCE AFTER MITIGATION 

Impacts to libraries created by the proposed project would be less than significant. 
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IV. ENVIRONMENTAL IMPACT ANALYSIS 
M. TRANSPORTATION/TRAFFIC 

INTRODUCTION 

This section of the Draft Environmental Impact Report (DEIR) addresses the subject of traffic and 
transportation with respect to the proposed Big Wave Wellness Center and Office Park project (“proposed 
project”) and includes an assessment of potential impacts associated with the development of the 
proposed project on the existing circulation system within the County of San Mateo (County).  The 
information in this section is based primarily on the following report.  Technical data supporting the 
report is included in Appendix J of this DEIR.    

• Big Wave Office Park and Wellness Center Traffic Report, prepared by Hexagon Transportation 
Consultants, Inc. (Hexagon), June 24, 2009. 

• Additional Intersection Analysis for the Proposed Big Wave Office Park and Wellness Center, 
prepared by Hexagon Transportation Consultants, Inc. (Hexagon), October 8, 2009. 

METHODOLOGY 

The traffic analysis was performed through the use of established traffic engineering techniques and in 
accordance with the standards and methodologies set forth by the County for traffic studies.  The data 
required for the analysis were obtained from new traffic counts, the City/County Association of 
Governments of San Mateo County (C/CAG), and field observations and reconnaissance.  Existing traffic 
volumes, intersection lane configurations, signal timing and phasing, previous traffic studies, and 
approved trip generation rates were collected from these sources.  

Analysis Scenarios 

Traffic conditions were evaluated for the following scenarios: 

Scenario 1: Existing Conditions  Existing conditions are represented by existing traffic 
volumes on the existing roadway network.  Existing traffic 
volumes were obtained from recent traffic counts. 

Scenario 2: Background Conditions Background traffic conditions are represented by background 
traffic volumes on the existing roadway network.  
Background traffic volumes were estimated by adding to 
existing traffic counts the additional traffic generated by 
approved developments in the area. 
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Scenario 3: Project Conditions  Project traffic conditions are represented by Background plus 
Project traffic volumes on the existing roadway network. 
Background plus Project traffic volumes (hereafter called 
project traffic volumes) were estimated by adding to 
background traffic volumes the additional traffic generated by 
the project.  Project conditions were evaluated relative to 
background conditions in order to determine potential project 
impacts. 

Scenario 4: Cumulative (Future) 
Conditions 

Cumulative (20-year horizon) conditions were evaluated with 
and without the Project.  Traffic volumes under cumulative 
conditions were estimated by applying a growth factor to 
existing volumes and adding trips from approved 
developments. Project trips were then added in the 
cumulative with project scenario. 

Project Study Intersections 

An analysis of intersection operations was based on peak-hour levels of service for one signalized and 
seven unsignalized intersections, as identified below:  

1. Prospect Way and Capistrano Road - Unsignalized 

2. Broadway Avenue and Prospect Way - Unsignalized 

3. Airport Street and Stanford/Cornell Avenue - Unsignalized 

4. Airport Street and La Granada Avenue - Unsignalized 

5. Airport Street and Los Banos Avenue - Unsignalized 

6. State Route 1 (Cabrillo Highway) and Cypress Avenue - Unsignalized 

7. State Route 1 and Capistrano Road (South) - Signalized 

8. State Route 1 and Capistrano Road (North) - Unsignalized 

The study intersections were determined based on the expected travel routes to and from the project site 
and the estimated amount of traffic volume that could have the potential to create significant traffic 
impacts at nearby intersections.  Intersections with low volumes of project traffic were not included in 
this analysis.  Figure IV.M-1 illustrates the location of the study intersections within proximity of the 
project site. 

 



Source: Hexagon Transportation Consultants, June 24, 2009. Not to Scale

Figure IV.M-1
Project Location and Study Intersections
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Traffic Generation Analysis  

Traffic generation rates have long been an established tool used by traffic engineers and transportation 
planners to estimate the likely traffic activity of a future project.  They are used to evaluate the potential 
impacts of a project to plan transportation facility improvements.  The Institute of Transportation 
Engineers’ (ITE) Trip Generation Manual (7th and 8th Editions) is the industry standard for estimating 
traffic generation rates of various land uses and is based on actual trip generation studies performed at 
numerous locations in areas of various populations.  All land uses previously surveyed by ITE are 
included in the manual, including the land uses associated with the proposed project.  The ITE manual 
was used to determine the traffic that would result with development of the proposed project.  The 
magnitude of traffic added to the roadway system by a particular development is estimated by multiplying 
the applicable trip generation rates to the size of the development.   

The magnitude of traffic produced by a new development and the locations where that traffic would 
appear are estimated using a three-step process: (1) trip generation, (2) trip distribution, and (3) trip 
assignment.  In determining project trip generation, the magnitude of traffic entering and exiting the site is 
estimated for the peak-hours.  As part of the project trip distribution, an estimate is made of the directions 
to and from which the project trips would travel.  In the project trip assignment, the project trips are 
assigned to specific streets and intersections.   

Traffic conditions at the abovementioned intersections were analyzed for the weekday AM and PM peak-
hours of traffic.  Locally, the AM peak-hour of traffic is usually between 7:00 and 9:00 AM.  The PM 
peak-hour is typically between 4:00 and 6:00 PM.  It is during these periods that the most congested 
traffic conditions occur on an average day. 

Level of Service (LOS) 

The analysis of traffic conditions focuses primarily on intersection level of service, which dictates the 
transportation system’s capacity and operating conditions.  The term “level of service” (LOS) is used to 
describe the operations of intersections, roadway segments, and freeway segments.  LOS is a qualitative 
description of traffic flow based on factors such as speed, travel time, delay, safety, and freedom to 
maneuver.  Six levels of service are defined, ranging from LOS A (indicating free flow traffic conditions 
with little or no delay) to LOS F (representing jammed traffic conditions with excessive delays).  LOS E 
corresponds to operations at capacity.  When volumes exceed capacity, stop-and-go conditions result and 
operations are designated as LOS F.  
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The County’s Local Coastal Program considers an intersection to be satisfactory when it operates at LOS 
A–C, acceptable when it operates at LOS D during commuter peak periods, and acceptable when it 
operates at LOS E during recreation peak periods.1   

The traffic analysis utilized TRAFFIX software to determine LOS.  TRAFFIX methodology is based on 
the 2000 Highway Capacity Manual (HCM) method for intersections, and evaluates intersection 
operations on the basis of average delay for all vehicles at the intersection.  This average delay can then 
be correlated to a LOS as shown in Table IV.M-1 for signalized intersections.  The LOS correlation for 
unsignalized intersections is shown in Table IV.M-2.  For two-way stop controlled intersections, the LOS 
reported is the average delay of all the intersection movements.  

Table IV.M-1 
Signalized Intersection LOS Criteria 

Level of Service Description 
Average Control 
Delay Per Vehicle 

(Seconds) 

A Operations with very low delay occurring with favorable progression 
and/or short cycle lengths. 10.0 or less 

B Operations with low delay occurring with good progression and/or short 
cycle lengths. 10.1 to 20.0 

C Operations with average delays resulting from fair progression and/or 
longer cycle lengths.  Individual cycle failures begin to appear. 20.1 to 35.0 

D 
Operations with longer delays due to a combination of unfavorable 
progression, long cycle lengths, and/or high volume-to-capacity (V/C) 
ratios.  Many vehicles stop and individual cycle failures are noticeable. 

35.1 to 55.0 

E 
Operations with long delays indicating poor progression, long cycle 
lengths, and high V/C ratios.  Individual cycle failures are frequent 
occurrences.  This is considered to be the limit of acceptable delay. 

55.1 to 80.0 

F Operations with delays unacceptable to most drivers occurring due to 
oversaturation, poor progression, or very long cycle lengths. greater than 80.0 

Source:  Transportation Research Board, Highway Capacity Manual 2000.  
 Hexagon Transportation Consultants, 2009. 

 

                                                      

1 County of San Mateo, General Plan Overview Background & Issues, November 1986.  
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Table IV.M-2 
Unsignalized Intersection LOS Criteria 

Level of Service Description 
Average Control 
Delay Per Vehicle 

(Seconds) 
A Operations with very low delay occurring with favorable progression. 10.0 or less 
B Operations with low delay occurring with good progression. 10.1 to 15.0 
C Operations with average delays resulting from fair progression. 15.1 to 25.0 

D Operations with longer delays due to a combination of unfavorable 
progression or high V/C ratios. 25.1 to 35.0 

E Operations with high delay values indicating poor progression and high 
V/C ratios.  This is considered to be the limit of acceptable delay. 35.1 to 50.0 

F Operation with delays unacceptable to most drivers occurring due to 
oversaturation and poor progression. greater than 50.0 

Source:  Transportation Research Board, Highway Capacity Manual 2000.  
 Hexagon Transportation Consultants, 2009.  

In addition to the LOS evaluation, an assessment is made of the need for signalization of unsignalized 
intersections.  This assessment is made on the basis of the Peak-hour Volume Signal Warrant as described 
in the Manual on Uniform Traffic Control Devices (MUTCD), 2003.  This method makes no evaluation 
of intersection LOS, but simply provides an indication of whether peak-hour traffic volumes are, or would 
be, sufficient to justify installation of a traffic signal.  

For any potential traffic-related impacts deemed significant, feasible mitigation measures intended to 
reduce or avoid said impacts were recommended. 

ENVIRONMENTAL SETTING 

The project site is situated in northwestern unincorporated San Mateo County along the coast of the 
Pacific Ocean just north of Princeton by the Sea, approximately 25 miles south of San Francisco, 10 miles 
west of San Mateo, and 45 miles north of Santa Cruz.  The communities of Moss Beach, Montara, El 
Granada, and Miramar are in the region of the project site.  As shown in Figure III-1 (Regional and 
Vicinity Map), the approximately 19.4-acre project site is located on Airport Street northwest of the 
Princeton/Pillar Point Harbor area.  The project site is accessible via SR 1 (Cabrillo Highway) and can be 
directly accessed from surrounding Cypress Avenue, Capistrano Road, Prospect Way, and Cornell and 
California Avenues, located to the north, east, and south of the project site, respectively (refer to Figure 
IV.M-1 above), Project Location and Study Intersections).   

Surrounding land uses include the Half Moon Bay Airport across Airport Street to the east, the El 
Granada Mobile Home Park adjacent and north of the project site, the Pillar Point Marsh to the west, and 
the Princeton/Pillar Point Harbor industrial/commercia1 area adjacent and south of the project site.  The 
Fitzgerald Marine Reserve, which is bracketed by Maverick’s Surf break to the south and Montara Beach 
to the north, is located approximately 0.25 miles to the west.   
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Roadway Networks 

Access to the project site is provided via State Route 1, Capistrano Road and Airport Street.  These 
facilities are described below. 

Regional  

Regional access to the project site is provided via State Route 1 (SR 1). 

State Route 1 is a two- to four-lane highway that runs in a north-south direction.  SR 1 extends from San 
Francisco to southern California along the Pacific Ocean coast. 

Local 

Local direct access to the site is provided by Capistrano Road and Airport Street.  These networks are 
described below.   

Capistrano Road is a two-lane roadway that runs primarily in a north-south direction. This local roadway 
extends from Alhambra Avenue in the south (just west of SR 1) to its terminus at SR 1 in the north. 

Airport Street is a two-lane north-south collector street that provides access to the project site. Airport 
Street extends from its intersection with Stanford Avenue/Cornell Avenue in the south where it operates 
as Vassar Street, to its terminus at Cypress Avenue in the north. 

Other local roadways in the project vicinity include: Cypress Avenue, Prospect Way, Coral Reef Avenue, 
Los Banos Avenue, La Granada Avenue, Broadway Avenue, Stanford Avenue and Cornell Avenue, 
which are two-lane residential roadways. 

Alternative Transportation Systems  

Airports 

The Half Moon Bay Airport is a public airport located directly east of the project site across Airport 
Street.  The San Francisco International Airport is approximately 12 miles northeast from the project site, 
and the San Carlos Airport is approximately 14 miles due east from the project site.  

Public Transit  

SamTrans 

Existing transit service to the study area is provided by the San Mateo County Transit District 
(SamTrans).  The existing SamTrans service is described below and shown on Figure IV.M-2.  The 17 
line provides service between the Seton Medical Center Coastside and the Miramontes Point Road area 
with 1- to 2-hour headways (according to SamTrans staff) and operates along Airport Street in the vicinity 
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of the project.  Route 17 bus stops in the project vicinity are as follows: 1) Capistrano Road at Pillar Point 
Harbor; 2) Capistrano Road at Prospect Way; 3) Airport Street at La Granada (closest to project site); and 
4) Airport Street at Los Banos Avenue. 

Pedestrian and Bicycle Facilities 

There are generally no sidewalks in the project vicinity.  The Princeton by the Sea area of Half Moon Bay 
is somewhat rural.  Airport Street has minimal fronting development, thus no existing need for sidewalks. 

According to the Bicycle Transportation Map of the San Francisco Peninsula for San Mateo County, there 
are the following designated bike routes within the vicinity of the project site (refer to Figure IV.M-3): 1) 
State Route 1 within the vicinity of the project site; 2) Airport Street within the vicinity of the project site; 
3) Cypress Avenue between Airport Street and State Route 1; 4) Capistrano Road between State Route 1 
and Prospect Way; 5) Prospect Way; 6) California Avenue; and 7) Cornell Avenue. 

Existing Conditions 

Existing conditions are represented by existing traffic volumes on the existing roadway network.   

Existing Intersection Lane Configurations 

The existing lane configurations at the study intersections were determined by field reconnaissance.  The 
existing intersection lane configurations are shown on Figure IV.M-4. 

Existing Traffic Volumes 

Existing peak-hour traffic volumes were obtained from new manual turning-movement counts taken in 
January of 2006 at the intersection of Prospect Way and Capistrano Road and Broadway Avenue and 
Prospect Way, and in January of 2007 at all of the study intersections. The existing peak-hour volumes 
are shown on Figure IV.M-5 and included in Appendix J of this DEIR. 



Source: Hexagon Transportation Consultants, June 24, 2009. Not to Scale

Figure IV.M-2
Existing Transit Facilities



Source: Hexagon Transportation Consultants, June 24, 2009. Not to Scale

Figure IV.M-3
Existing Bicycle Facilities



Source: Hexagon Transportation Consultants, June 24, 2009. Not to Scale

Figure IV.M-4
Existing Lane Configurations



Source: Hexagon Transportation Consultants, June 24, 2009. Not to Scale

Figure IV.M-5
Existing Traffic Volumes
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Existing Intersection Levels of Service (LOS) 

The results of the LOS analysis under existing conditions show that all of the study intersections currently 
operate at an acceptable LOS D or better during peak periods (see Table IV.M-3). For the unsignalized 
intersections, the table reports the average delay (in seconds) and LOS for the intersection overall, as well 
as the worst-case turning movement delay and LOS.  The LOS calculation sheets are included in 
Appendix J of this DEIR. 

Existing Signal Warrants 

The peak-hour signal warrant (MUTCD 2003, Urban Warrant) was checked for the seven unsignalized 
intersections to determine whether signalization would be justified on the basis of existing peak-hour 
volumes.  The analysis showed that none of the study intersections would meet the signal warrant under 
existing conditions.  The signal warrant analysis sheets are included in Appendix J of this DEIR. 

Observed Existing Traffic Conditions 

Traffic conditions in the field were observed in order to identify existing operational deficiencies and to 
confirm the accuracy of calculated levels of service. The purpose of this effort was (l) to identify any 
existing traffic problems that may not be directly related to intersection LOS and (2) to identify any 
locations where the LOS calculation does not accurately reflect LOS in the field.  Overall the study 
intersections operated adequately during both the AM and PM peak-hours of traffic, and the LOS analysis 
appears to accurately reflect actual existing traffic conditions. 

Table IV.M-3 
Existing Intersection Levels of Service 

Average Worst-Case 
Intersection Peak-Hour Count Date Delay LOS Delay LOS 

1. Prospect & Capistrano AM 
PM 

01/18/07 
01/18/07 

7.0 
7.4 

A 
A 

9.1 
10.1 

A 
B 

2. Broadway & Prospect AM 
PM 

01/18/07 
01/18/07 

8.1 
8.2 

A 
A 

9.5 
10.1 

A 
B 

3. Airport & Stanford/Cornell AM 
PM 

01/17/07 
01/17/07 

2.0 
2.6 

A 
A 

9.6 
9.7 

A 
A 

4. Airport & La Granada AM 
PM 

01/17/07 
01/17/07 

6.8 
5.1 

A 
A 

9.1 
9.5 

A 
A 

5. Airport & Los Banos AM 
PM 

01/17/07 
01/17/07 

3.0 
1.5 

A 
A 

8.9 
9.2 

A 
A 

6. State Route 1 & Cypress AM 
PM 

01/16/07 
01/16/07 

2.1 
2.0 

A 
A 

22.4 
26.3 

C 
D 

7. State Route 1 & Capistrano (South)* AM 
PM 

01/18/07 
01/18/07 

24.0 
23.0 

C 
C 

− 
− 

− 
− 

8. State Route 1 & Capistrano (North) AM 
PM 

01/16/07 
01/16/07 

0.2 
0.4 

A 
A 

13.5 
16.3 

B 
C 

Notes:  * Signalized Intersection  
 
Source:  Hexagon Transportation Consultants, 2009. 
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Background Conditions 

Background conditions are defined as conditions just prior to completion of the proposed development. 
Traffic volumes for background conditions comprise volumes from existing traffic counts plus traffic 
expected to be generated by other approved developments in the vicinity of the project site.  Approved 
projects are those developments that have been approved, but which are not yet constructed or occupied. 
Approved projects may require developer-conditioned transportation improvements. 

Background Roadway Network 

It is assumed in this analysis that the transportation network under background conditions would be the 
same as the existing transportation network. 

Approved Developments 

Table IV.M-4 lists the approved but not-yet-completed developments in the project vicinity, which would 
add traffic to the roadway network under background conditions.  The traffic associated with these 
developments is further discussed in the Cumulative analysis presented below.  Trips generated by small 
or distant developments would be negligible on the study roadway segments.  The effect of other 
foreseeable development that has not been approved by the County of San Mateo is also addressed in the 
Cumulative analysis presented below. 

Table IV.M-4 
Approved Developments 

Land Use Size Location 
Restaurant Addition 1,600 sf 214 Princeton Avenue 
Boat and Machine Storage 3,163 sf 179 Harvard Avenue 
Warehouse/Office 3,625 sf 175 Harvard Avenue 
Warehouse 4,346 sf 141 California Avenue 
Warehouse/Office 4,346 sf 121 California Avenue 

Hotel/Extended-Stay/Meeting 
84 short-stay rooms 

11 extended-stay rooms 
meeting rooms 

240 Capistrano Road 

Restaurant and Retail 8,697 sf restaurant 
40,000 sf retail 240 Capistrano Road 

Marine Sales 3,450 sf West Point Avenue 
Storage/Office/Vacation Rental 3,425 sf Princeton Avenue at Columbia Avenue 
Indoor Storage/Marine Usage 3,155 sf 151 Vassar Street 
Mixed-Use 2,374 sf 358 Princeton Avenue 
Warehouse/Office 1,982 sf 102 California Avenue 
Notes: sf = square feet 
 
Source:  Hexagon Transportation Consultants, 2009. 
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Background Traffic Volumes  

Background peak-hour traffic volumes were calculated by adding to existing volumes the estimated 
traffic from approved but not yet constructed developments.  The latter are called approved trips, and 
were obtained or derived from information provided by C/CAG.  The traffic added to the study 
intersections from approved, but not yet constructed developments, was estimated by distributing and 
assigning trips generated by these developments to the roadway network.  Background traffic volumes are 
shown on Figure IV.M-6.  The approved trip assignments are included in Appendix J of this DEIR. 

Background Intersection Levels of Service 

The results of the LOS analysis under average background conditions show that all of the study 
intersections would operate at an acceptable LOS C or better, and would operate at an acceptable LOS D 
or better during peak-hour periods at the worst turning movement (see Table IV.M-5). The LOS 
calculation sheets are included in Appendix J of this DEIR.   

Background Signal Warrants 

The peak-hour signal warrant (MUTCD 2003, Urban Warrant) was checked for the seven unsignalized 
intersections to determine whether signalization would be justified on the basis of background peak-hour 
volumes.  The analysis showed that none of the study intersections would meet the signal warrant under 
background conditions.  The signal warrant analysis sheets are included in Appendix J of this DEIR. 

Table IV.M-5 
Background Intersection Levels of Service 

Existing Background 
Average Worst-Case Average Worst-Case Intersection Peak-

Hour 
Delay LOS Delay LOS Delay LOS Delay LOS 

1. Prospect & Capistrano AM 
PM 

7.0 
7.4 

A 
A 

9.1 
10.1 

A 
B 

6.9 
7.3 

A 
A 

9.1 
10.3 

A 
B 

2. Broadway & Prospect AM 
PM 

8.1 
8.2 

A 
A 

9.5 
10.1 

A 
B 

8.1 
8.3 

A 
A 

9.6 
10.3 

A 
B 

3. Airport & Stanford/Cornell AM 
PM 

2.0 
2.6 

A 
A 

9.6 
9.7 

A 
A 

2.1 
2.6 

A 
A 

9.5 
11.5 

A 
B 

4. Airport & La Granada AM 
PM 

6.8 
5.1 

A 
A 

9.1 
9.5 

A 
A 

6.6 
5.0 

A 
A 

9.1 
9.5 

A 
A 

5. Airport & Los Banos AM 
PM 

3.0 
1.5 

A 
A 

8.9 
9.2 

A 
A 

3.1 
1.6 

A 
A 

8.9 
9.2 

A 
A 

6. State Route 1 & Cypress AM 
PM 

2.1 
2.0 

A 
A 

22.4 
26.3 

C 
D 

2.1 
2.0 

A 
A 

22.4 
26.3 

C 
D 

7. State Route 1 & Capistrano 
(South)* 

AM 
PM 

24.0 
23.0 

C 
C 

− 
− 

− 
− 

25.4 
24.9 

C 
C 

− 
− 

− 
− 

8.State Route 1 & Capistrano 
(North) 

AM 
PM 

0.2 
0.4 

A 
A 

13.5 
16.3 

B 
C 

0.2 
0.6 

A 
A 

15.1 
18.5 

C 
C 

Notes:  
* Signalized Intersection   Source:  Hexagon Transportation Consultants, 2009. 



Source: Hexagon Transportation Consultants, June 24, 2009. Not to Scale

Figure IV.M-6
Background Traffic Volumes
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REGULATORY SETTING 

Federal and State 

Currently no Federal and State plan, policies and/or regulations related to transportation exist.  Therefore, 
in addition to the thresholds of significance outlined in Appendix G of the CEQA Guidelines, the local 
policies and guidelines associated with circulation and transportation as defined by San Mateo County 
will be utilized for this analysis. 

Regional and Local 

City/County Association of Governments of San Mateo County (C/CAG), Countywide Transportation 
Plan 

The San Mateo C/CAG Countywide Transportation Plan (CTP) 2030 was adopted on January 18, 2001 in 
association with the cities of San Mateo County, the San Mateo County Transit District (SamTrans), and 
San Mateo County Transportation Authority (TA).  The CTP 2010 is a planning document that envisions, 
directs, and prioritizes the transportation needs of San Mateo County by analyzing various transportation-
related elements: roadways, transit services, land use, transportation systems management, and pricing.  
C/CAG is currently working on a 2009 CMP update. 

City/County Association of Governments of San Mateo County (C/CAG), Congestion Management 
Program 

The funding package associated with Propositions 111 and 108 included a requirement that every urban 
county within California designate a Congestion Management Agency (CMA) that would prepare, 
implement, and biennially update a Congestion Management Program (CMP).  In San Mateo County, the 
C/CAG was designated as the CMA.  Subsequent legislation (Assembly Bill (AB) 2419) allowed existing 
CMAs to discontinue participation in the Program.  San Mateo County C/CAG voted to continue to 
participate in and adopt a CMP.  The first CMP for San Mateo County was adopted by C/CAG 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 San Mateo County.  It describes the decisions adopted by C/CAG 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.  The 
purpose of CMP’s is to develop a procedure to alleviate or control anticipated increases in roadway 
congestion and to ensure that federal, state, and local agencies join with transit districts, business, private, 
and environmental interests to develop and implement comprehensive strategies needed to develop 
appropriate responses to transportation needs.   
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City/County Association of Governments of San Mateo County (C/CAG), San Mateo County 
Comprehensive Bicycle Route Plan 

The San Mateo County Comprehensive Bicycle Route Plan (CBRP) was developed by San Mateo 
C/CAG, the Bicycle and Pedestrian Advisory Committee, the individual cities and agencies, and citizens 
interested in improving the San Mateo 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.  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 General Plan contains the following policies related to transportation that are applicable to the 
proposed project: 

Automobile Travel 

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; 
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 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; 

 Bicycle and pedestrian travel; 

 Access by physically handicapped persons to public buildings, shopping areas, hospitals, 
offices, and schools; 

 Routes and turnouts for public transit; 

 Parking areas for ridesharing; 

 Coordination of transportation improvement with adjacent jurisdictions. 

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. 

12.19 Parking Standards 

• Review and update the County’s off-street and on-street parking standards in order to reflect 
current conditions and requirements. Consider the needs of each individual land use, the potential 
for joint use of parking areas, fees in lieu of parking, spaces for smaller cars, and parking 
management strategies. 

Public Transit and Ridesharing 

12.23 SamTrans Service 

• Encourage SamTrans to continue to work toward improving service levels on both local and 
mainline routes through reevaluation and expansion of routes, increased service to the Coastside, 
provision of more satellite parking facilities, and evaluation of smaller buses for local routes. 

12.30 Population Groups with Special Needs 

• Encourage and support SamTrans and the Paratransit Coordinating Council to work toward 
meeting the transportation needs of the mobility-impaired, the young, and the elderly. 
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Bicycle and Pedestrian Travel 

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. 

San Mateo County Local Coastal Program 

The Local Coastal Program contains the following policies related to transportation that are applicable to 
the proposed project: 

Roads 

2.48 Capacity Limits 

• Limit expansion of roadways to capacity which does not exceed that needed to accommodate 
commuter peak period traffic when buildout of the Land Use Plan occurs. 

• Use the requirements of commuter peak period traffic as the basis for determining appropriate 
increases in capacity. 

2.49 Desired Level of Service 

• In assessing the need for road expansion, consider Service Level D acceptable during commuter 
peak periods and Service Level E acceptable during recreation peak periods. 

2.52 Phase I Monitoring 

• Monitor the number and rate of new residential construction, particularly in the rural Mid-Coast. 

Transit 

2.60 Increased Service for Coastside Residents 

• Encourage SamTrans to expand bus service to and along the Coastside to improve transit service 
to Coastside residents. 
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ENVIRONMENTAL IMPACTS 

Thresholds of Significance 

Based on Appendix G of the CEQA Guidelines, the proposed project would have a significant 
transportation/traffic impact if it would: 

a) cause an increase in traffic which is substantial in relation to the existing traffic load and capacity 
of the street system (i.e., result in a substantial increase in either the number of vehicle trips, the 
volume to capacity (V/C) ratio on roads, or congestions at intersections). 

b) exceed, either individually or cumulatively, a level of service (LOS) standard established by the 
county congestion management agency for designated roads or highways. 

c) result in a change in air traffic patterns, including either an increase in traffic levels or a change in 
location that results in substantial safety risks. 

d) substantially increase hazards due to a design feature (e.g., sharp curves or dangerous 
intersections) or incompatible uses (e.g., farm equipment). 

e) result in inadequate emergency access. 

f) result in inadequate parking capacity.  

g) conflict with adopted policies, plans, or programs supporting alternative transportation (e.g., bus 
turnouts, bicycle racks). 

For this analysis, the relevant criteria for impacts at intersections are based on the County of San Mateo 
intersection LOS standards.  According to the County of San Mateo LOS guidelines, a development is 
said to create a significant adverse impact on traffic conditions at a signalized intersection if for either 
peak-hour:  

1. the level of service at the intersection degrades from an acceptable LOS D or better (for CMP 
intersections the minimum acceptable level of service is LOS E) under baseline conditions to an 
unacceptable LOS E or F under project conditions, or 

2. the level of service at the intersection is an unacceptable LOS E or LOS F under baseline 
conditions and the addition of project trips causes the critical-movement volume-to-capacity ratio 
(V/C) to increase by 0.02 or more. 

A significant impact at a signalized intersection is said to be satisfactorily mitigated when measures are 
implemented that would restore intersection operations back to background (without the project) 
conditions or better. 
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Further, any feature of the site layout that might result in unsafe pedestrian or vehicular circulation would 
be considered a significant impact.  Revisions to the project site plans (refer to Figures III-9 and III-16) 
may be recommended to make the site circulation function more efficiently.  Any on-site circulation 
recommendations that are not related to safety are not considered significant impacts under the CEQA, 
but may be required as a condition of approval. 

As discussed in Section V.C (Impacts Found to be Less Than Significant) of this DEIR, potential impacts 
associated with Threshold (b) above were determined to have no impact because the roadway segments 
and intersections in the immediate vicinity of the project site are not designated roadways with 
established LOS standards in the County’s 2007 Congestion Management Program (CMP); therefore, no 
monitoring or analysis under the CMP is required.  However, the proposed project’s approximately 2,123 
peak-hour trips added to roadways in the vicinity of the project site are evaluated under Impact TRANS-1 
(Intersection Level of Service and Capacity) as well as under Impact TRANS-9 (Intersection Levels of 
Service Under Cumulative Conditions).  Potential impacts associated with Threshold (c) were determined 
to have no impact because the proposed project does not include any aviation-related uses and would not 
have the potential to result in a change to air traffic patterns at nearby Half Moon Bay Airport.  Therefore, 
only Thresholds (a), (d), (e), (f), and (g) listed above are addressed in the following discussion.  

Proposed Project 

The project proposes development of residential, limited commercial, office, and limited recreational 
uses.  The project proposes development that provides housing and employment opportunities for low-
income developmentally disabled (DD) adults.  The project site consists of two parcels: (1) the northern 
parcel (Office Park); and (2) the southern parcel (Wellness Center).   

The primary development of the Office Park would consist of four three-story office buildings and 
associated common areas (i.e., parking lot, walkways, wetland area, and a Communications Building).  
Three ingress/egress access points would be developed along the northern boundary of the proposed 
parking lot, which would connect to the adjacent Airport Street.  Sidewalks and islands would be 
developed within the site to accommodate pedestrian traffic.  Additionally, onsite walkways and a trail 
system would provide circulation within the proposed Office Park property.  The project proposes to 
provide 640 parking spaces on the northern parcel, 12 of which would be ADA (Americans with 
Disabilities Act) handicap accessible.  The project proposes low-density office use and the applicant is 
requesting a parking space exception from the County in order to provide one parking space for every 250 
square feet of office space.  The County parking ordinance requires one space for every 200 square feet of 
office space and does not specify parking requirements for lower density uses.  Furthermore, the applicant 
proposes to implement parking options to reduce any potential impacts from the proposed parking 
exception, which are described further below under Impact TRANS-5 (Parking). 

The primary development of the Wellness Center would consist of 70 residential units for approximately 
50 DD adults and 20 live-in staff members, and associated common and living areas and recreational 
facilities (i.e., parking lot, walkways, wetland area, fencing, commercial kitchen, dining area, laundry 
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area, office space, a multipurpose auditorium/theater, indoor pool, basketball courts, fitness center, and a 
separate Storage Building).  Two ingress/egress access points would be developed on the northeast and 
northwest sides of the proposed Wellness Center parking lot with access from the adjacent Airport Street.  
The proposed 20-foot wide wetlands trail would also provide fire access to both sides of all buildings on 
the site.  Onsite walkways and a trail system would provide pedestrian circulation within the proposed 
Wellness Center property.  On the southern parcel, 73 parking spaces would be required to accommodate 
the live-in staff (caregivers and employees), customers receiving services, and guests.  It was assumed for 
the proposed parking requirements that all of the Wellness Center staff would live at the Center, and that 
the DD residents would not drive.  Approximately 10 handicap parking spaces would be available within 
this parking lot and would be in compliance with ADA requirements.  Given the use of the site, an 
additional 5 handicap spaces may be added.  

In addition to the primary components, the proposed project includes development of onsite and offsite 
farming, an onsite native plant nursery, dog walking and grooming services; and development of bus 
stops and shuttle services.   

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: State Route (SR) 1 (Cabrillo Highway) and Airport 
Street.  The project site can be directly accessed from the surrounding streets, including: Cypress Avenue, 
Marine Boulevard; Capistrano Road, Prospect Way; and California and Cornell Avenues, located to the 
northwest, east and south of the site, respectively. 

For a more detailed description of the proposed project, refer to Section III (Project Description) of this 
DEIR. 

Project Impacts and Mitigation Measures 

Project Conditions 

Project conditions are defined as background traffic conditions with the addition of traffic generated by 
the proposed project. It is assumed in this analysis that the transportation network under project 
conditions would be the same as the existing network. 

Trip Generation  

Through empirical research, data have been collected that correlate to common land uses their propensity 
for producing traffic.  Thus, for the most common land uses there are standard trip generation rates that 
can be applied to help predict the future traffic increases that would result from a new development. 

The magnitude of traffic added to the roadway system by a particular development is estimated by 
multiplying the applicable trip generation rates to the size of the development.  Standard trip generation 
rates are published in the Institute of Transportation Engineers (ITE) manual entitled Trip Generation, 
Eighth Edition, 2008.  The project includes a Wellness Center with the following components: 
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• 36 one-bedroom units for developmentally disabled adults; 

• 7 two-bedroom units for developmentally disabled adults; 

• 5 breezeway units with 4 bedrooms each which can house up to 20 residents/staff aides; 

• 20,000 square feet of storage space; and 

• 5,326 square feet of community center (pool/fitness center). 

The proposed project would include a mixed-use Office Park with 90,000 square feet of general office, 
56,250 square feet of research and development, 33,750 square feet of storage, and 45,000 square feet of 
light manufacturing.   

The trip generation estimates for each of these components are described below. 

Residential Uses 

• One and Two Bedroom Apartment Units – Since it has not yet been determined where the 
residents versus staff will reside, it is assumed for purposes of this analysis that these apartment 
units will house developmentally disabled residents.  There would be a common recreation area 
provided for use by all apartment residents.  This common area would include a basketball court, 
an indoor pool and fitness center.  As shown in Table IV.M-6, these units would not generate any 
trips as the residents would not drive.  The residents would have care-givers residing on the 
project site that would drive them to and from activities, appointments, errands, etc.  The care-
giver trips would be included in the breezeway unit trip generation numbers. 

• Breezeway Units – For purposes of this analysis, it is assumed the proposed breezeway apartment 
units would be for staff members. They are fourplexes (with single bed/bath units sharing a 
common living area and kitchen).  There are five breezeway fourplexes so the total number of 
breezeway residential units proposed is 20.  According to the project applicant, an option for 
these units is the addition of a common area that could be opened to the outside and would 
function as a living room, recreation room or dining room. 

Community Center 

• The community center would provide services for local area residents as well as residents living 
on the project site.  The community center facilities would include an indoor pool, a fitness center 
and locker rooms. The community center might provide such services as classes, exercise 
facilities, a location for special events, public meetings, and private social functions.  Community 
Center is not a land use for which the ITE manual can be used for trip generation estimates.  The 
estimated trip generation for this portion of the project was based on a survey conducted by 
Hexagon Transportation Consultants at the Almaden Community Center located in San Jose, 
California.   
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Storage 

• Storage is proposed as a small portion of the project.  This storage would most likely be utilized 
by project residents or Princeton area residents and would likely not generate any trips outside the 
study area.  The ITE warehousing land use category was utilized to estimate trips for this portion 
of the project. 

Office Park 

• The northernmost and largest section of the proposed project would be the proposed Office Park. 
The traffic analysis used the ITE general office building category for the 90,000 square feet 
general office portion of the project.  The research and development component of the project is 
proposed as being 56,250 square feet in size.  There is a proposed 33,750 square feet storage 
component and a 45,000 square feet light manufacturing component to the Office Park.  This park 
could draw potential employees from the surrounding residential areas such as Moss Beach, 
Montara, El Granada and Miramar and other outlying regions.  It should be noted that the 2,000 
square feet Communications Building at the Office Park property would be an unstaffed 
maintenance building and would not contribute to traffic trips. 

The estimated peak-hour and daily trip generation totals for the project are shown in Table IV.M-6.  The 
table shows that the proposed project is estimated to generate 2,123 daily trips, including 292 trips (243 
inbound and 49 outbound) during the AM peak-hour, and 268 trips (63 inbound and 206 outbound) 
during the PM peak-hour. 

Trip Distribution and Assignment 

The trip distribution pattern for the proposed project was estimated based on existing travel patterns on 
the surrounding roadway system and the locations of complementary land uses.  Separate trip distribution 
patterns were developed for each land use component of the proposed project.  In determining the trip 
distribution patterns for vehicles traveling from the project site to northbound SR 1, the traffic study 
conducted travel time runs from the proposed project site to northbound SR 1 using two different routes 
as per the applicant’s request and the County’s approval.   

The first route included northbound Airport Street and eastbound Cypress Avenue to northbound SR 1. 
The second route included southbound Airport Street to eastbound Cornell Avenue to eastbound Prospect 
Way to northbound Capistrano Road to northbound SR 1. The travel time runs showed that the 
northbound Airport Street route took half the time of the southbound Airport Street route (two minutes as 
opposed to four minutes).  As a result, the traffic analysis assumed that vehicular traffic traveling from the 
project site to northbound SR 1 would proceed north on Airport Street to Cypress Avenue and turn left 
onto SR 1. 
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Table IV.M-6 
Project Trip Generation Estimates 

Daily AM Peak-Hour PM Peak-Hour 
Use Size Rate1 Trips Rate1 In Out Total Rate1 In Out Total

Office Park            
General Office2 90,000 sf 11.01 991 1.55 123 17 140 1.49 23 111 134 
Research & Development3 56,250 sf 8.11 456 1.22 57 12 69 1.07 9 51 6 
Storage4 33,750 sf 3.56 120 0.30 8 2 10 0.32 3 8 11 
Light Manufacturing5 45,000 sf 3.82 172 0.73 23 7 33 0.73 12 21 33 
Wellness Center            
Residential:            

0ne-bedroom6 36 units n/a 0 n/a 0 0 0 n/a 0 0 0 
Two-bedroom6 7 units n/a 0 n/a 0 0 0 n/a 0 0 0 
Breezeway7 20 units 6.65 133 0.51 2 8 10 0.62 8 4 12 

Storage4 20,000 sf 3.56 71 0.30 5 1 6 0.32 2 5 6 
Community Center8 5,326 sf 33.80 180 4.57 22 2 24 2.19 7 5 12 

Total 2,123 - 243 49 292 - 63 206 268 
Notes: n/a = not applicable; sf = square feet 
1  Rates based on ITE Trip Generation Manual, 8th Edition average rates – numbers may not add due to rounding. 
2  ITE Code 710, General Office Building. 
3  ITE Code 760, Research and Development Center. 
4  ITE Code 150, Warehousing. 
5  ITE Code 140, Manufacturing. 
6  These units are for the developmentally disabled and will not generate any vehicular trips. 
7  A breezeway unit is a one-story unit that can house up to 4 residents/staff aides. The project is proposing 5 breezeway units (5x4=20). 

ITE Code 220, Apartment. 
8  Community Center rates are based on a trip generation survey conducted at the Almaden Community Center located in San Jose, CA. 
 
Source:  Hexagon Transportation Consultants, 2009. 

 

The peak-hour trips generated by the project were assigned to the roadway system using the TRAFFIX 
software and in accordance with the trip distribution pattern shown.  The trip distribution patterns for 
particular land uses are shown graphically on Figures IV.M-7, -8, -9 and -10.  The traffic study conducted 
travel time runs on Wednesday, April 2, 2008.  Figure IV.M-11 shows the assignment of project trips at 
each study intersection.  

Cumulative Conditions 

This section presents a summary of the traffic conditions that would occur under cumulative conditions 
with and without the project.  Cumulative conditions represent conditions 20 years into the future. 

Roadway Network Under Cumulative Conditions 

The intersection lane configurations under cumulative conditions were assumed to be the same as 
described under project conditions. 



San Mateo County  October 2009 

 

 

Big Wave Wellness Center and Office Park  IV.M Transportation/Traffic 
Draft Environmental Impact Report  Page IV.M-27 
 

Cumulative Traffic Volumes 

Traffic volumes under cumulative conditions were estimated by applying to the existing volumes an 
annual growth rate of one percent for twenty years, then adding the trips from approved developments 
and the project.  In addition to the approved projects factored into the background condition scenario, 
there are two additional approved developments on the list received from the County (see Table IV.M-7).  
As these projects had not yet been approved at the time of this report, they are included in the cumulative 
scenario but not the background scenario.  The one percent growth rate factor was based upon C/CAG 
model forecasts.  The growth was based on a 20-year projection.  Cumulative traffic volumes without the 
project trips are shown on Figure IV.M-12.  Cumulative traffic volumes with project trips are shown on 
Figure IV.M-13. 

Table IV.M-7 
Approved Developments – Cumulative Scenario 

Land Use Size Location 
Commercial 17,147 sf 264, 268, 272, 276 & 280 Princeton Avenue 
Mixed-Use 1,622 sf Princeton Avenue at Broadway 
Notes: sf = square feet 
 
Source:  Hexagon Transportation Consultants, 2009. 

Impact TRANS-1 Intersection Level of Service and Capacity 

The proposed project would bring additional traffic to the project site and the surrounding roadways.  As 
discussed above, the proposed project would add approximately 2,123 daily trips to roads in the vicinity 
of the project site.  Project traffic volumes were estimated by adding the project trips to background 
traffic volumes.  Background plus project traffic volumes are typically referred to simply as project traffic 
volumes; this is contrasted with the term project trips, which is used to signify the traffic that is produced 
specifically by the project.  The project traffic volumes are shown graphically on Figure IV.M-14.  Traffic 
volumes for all components of traffic are tabulated and included in Appendix J of this DEIR. 

As shown in Table IV.M-8, the results of the LOS analysis under average project conditions show that all 
of the study intersections would operate at an acceptable LOS C or better.  However, the eastbound left-
turn movement at the intersection of SR 1 and Cypress Avenue is shown to operate at LOS F with a delay 
of 59.8 seconds under worst-case project conditions (the LOS calculation sheets are included in Appendix 
J of this DEIR).  The traffic analysis found that there are no improvements possible at this intersection to 
improve this LOS F other than signalization; therefore, with the project, the peak-hour signal warrant 
would be met at the intersection of SR 1 at Cypress Avenue and impacts to intersection LOS and capacity 
would be significant (the signal warrant analysis sheets are included in Appendix J of this DEIR).  With 
signalization, this intersection would operate at LOS A under the AM and PM peak-hours for both 
(average and worst-case) project scenarios.  Under signalized conditions, the existing roadway geometry 
would be adequate to handle the anticipated traffic demand.   
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The following mitigation measure would reduce the impact related to project peak-hour traffic volumes 
and intersection LOS to a less-than-significant level:  

Mitigation Measure TRANS-1 Intersection Level of Service and Capacity 

Following project occupancy, the applicant shall submit a bi-annual report, signed and stamped by a 
Professional Transportation Engineer in the State of California, to the Director of Planning and Building 
on the level of service at the intersection of Cypress Avenue and SR 1 stating whether or not this location 
warrants a signal.  If it meets warrants, then the applicant shall coordinate with Caltrans to pay a fair share 
for the installation of a signal within 5 years of the date of that report. 

Table IV.M-8 
Project Intersection Levels of Service 

Background Project 

Average Worst-Case Average Worst-Case Intersection 
Peak-
Hour 

Delay LOS Delay LOS Delay LOS Delay LOS 

1. Prospect & Capistrano AM 
PM 

6.9 
7.3 

A 
A 

9.1 
10.3 

A 
B 

7.4 
8.1 

A 
A 

9.4 
11.0 

A 
B 

2. Broadway & Prospect AM 
PM 

8.1 
8.3 

A 
A 

9.6 
10.3 

A 
B 

10.1 
10.9 

A 
A 

11.8 
13.8 

B 
B 

3. Airport & Stanford/Cornell AM 
PM 

2.1 
2.6 

A 
A 

9.5 
11.5 

A 
A 

5.1 
4.7 

A 
A 

10.7 
11.9 

B 
B 

4. Airport & La Granada AM 
PM 

6.6 
5.0 

A 
A 

9.1 
9.5 

A 
A 

4.6 
3.7 

A 
A 

9.9 
10.0 

A 
B 

5. Airport & Los Banos AM 
PM 

3.1 
1.6 

A 
A 

8.9 
9.2 

A 
A 

2.2 
1.4 

A 
A 

8.9 
9.7 

A 
A 

6. State Route 1 & Cypress AM 
PM 

2.1 
2.0 

A 
A 

22.4 
26.3 

C 
D 

3.1 
6.9 

A 
A 

28.7 
59.8 

D 
F 

7. State Route 1 & Capistrano 
(South)* 

AM 
PM 

25.4 
24.9 

C 
C 

− 
− 

− 
− 

26.1 
25.4 

C 
C 

− 
− 

− 
− 

8.State Route 1 & Capistrano 
(North) 

AM 
PM 

0.2 
0.6 

A 
A 

15.1 
18.5 

C 
C 

0.2 
0.6 

A 
A 

15.1 
18.5 

C 
C 

Notes:  
* Signalized Intersection 
 
Source:  Hexagon Transportation Consultants, 2009. 

 



Source: Hexagon Transportation Consultants, June 24, 2009. Not to Scale

Figure IV.M-7
Project Trip Distribution-Community Center



Source: Hexagon Transportation Consultants, June 24, 2009. Not to Scale

Figure IV.M-8
Project Trip Distribution-Storage



Source: Hexagon Transportation Consultants, June 24, 2009. Not to Scale

Figure IV.M-9
Project Trip Distribution-Residential



Source: Hexagon Transportation Consultants, June 24, 2009. Not to Scale

Figure IV.M-10
Project Trip Distribution-Office,

Research & Development, Light Manufacturing



Source: Hexagon Transportation Consultants, June 24, 2009. Not to Scale

Figure IV.M-11
Project Trip Assignment



Source: Hexagon Transportation Consultants, June 24, 2009. Not to Scale

Figure IV.M-12
Cumulative Traffic Volumes Without Project



Source: Hexagon Transportation Consultants, June 24, 2009. Not to Scale

Figure IV.M-13
Cumulative Traffic Volumes With Project



Source: Hexagon Transportation Consultants, June 24, 2009. Not to Scale

Figure IV.M-14
Project Traffic Volumes
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Impact TRANS-2 Hazards  

Access to the project would be from an existing roadway system.  No bicycle lanes are located adjacent to 
the project and no bicycle facilities would cross project driveways.  Project driveways would be designed 
and constructed in accordance with County regulations to ensure visibility of pedestrians, bicyclists, and 
vehicles.  Through the provision of easily accessible two-way vehicle flow driveways into and out of the 
project site and adequate onsite parking, queuing is not expected to take place on Airport Street or within 
the driveways.  There are also no physical conditions of the site, such as curves, slopes, or walls that 
could result in safety impacts.  Fire lanes, turning radii and back up space around buildings would be 
designed in cooperation with local officials so as to be adequate for emergency and fire equipment 
vehicles.  The farming, nursery, and wastewater treatment operations proposed to be developed onsite are 
not anticipated to use any incompatible equipment.  Therefore, the project would not substantially 
increase hazards due to a design feature or incompatible uses and impacts would be less than significant 
and no mitigation measures are required.    

Impact TRANS-3 Site Access and Onsite Circulation 

Site access was evaluated in accordance with generally accepted traffic engineering standards.  Access to 
the site would be provided by five two-way driveways on Airport Street – two driveways to access the 
Wellness Center (the southern portion of the project site) and three to the Office Park site (the larger, 
northern portion of the project site).  Two of the Office Park driveways would have an island separating 
ingress and egress.  Any landscaping and signage would be located in such a way as to ensure an 
unobstructed view for drivers exiting the site.  Typically, the installation of left turn pockets would be 
considered for this type of new development.  However, analysis shows that left turn pockets are not 
warranted for the proposed project for the following reasons.  First, the peak-hour southbound through 
traffic volumes are low on Airport Street at the proposed driveway locations for the project (103 AM trips 
and 84 PM trips).  Under proposed conditions, only 119 project trips would make a left turn during the 
AM peak-hour and 31 trips during the PM peak-hour.  These volumes do not warrant the installation of a 
left turn pocket.  Second, Airport Street is not wide enough for a new lane.  Finally, there are no left turn 
pockets on Airport Street in the project vicinity.  Thus, the installation of left turn pockets is not 
warranted as part of the proposed project.   

In addition, the onsite circulation was reviewed in accordance with generally accepted traffic engineering 
standards.  Generally, the proposed plan would provide adequate connectivity through the parking areas 
for vehicles.  The drive aisles proposed are approximately 24 feet in width.  This aisle dimension is 
satisfactory for two-way vehicle flow with 90-degree parking.  There are no proposed dead-end aisles. 

Therefore, overall impacts associated with site access and onsite circulation would be less than 
significant and no mitigation measures are required. 
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Impact TRANS-4 Emergency Access 

Emergency vehicle access to the project site is provided from major roadways near and adjacent to the 
site.  Existing major roadways near the project site include: State Route (SR) 1 (Cabrillo Highway) and 
Airport Street.  The project site can be directly accessed from the surrounding streets, including: Cypress 
Avenue, Marine Boulevard; Capistrano Road, Prospect Way; and California and Cornell Avenues, 
located to the west, east and south of the site, respectively. 

Impacts related to emergency access are generally site-specific, and the applicant would consult with 
County departments and is expected to implement any access recommendations provided.  Fire lanes, 
turning radii and back up space around buildings would be designed in cooperation with local officials 
and County regulations to ensure adequacy for emergency and fire equipment vehicles.  Pavements would 
be designed to support loads created by emergency vehicle traffic.  In addition, fire access and emergency 
access fencing and gates would be installed for the Wellness Center property and would run along the 
Airport Overlay setback line between the buildings (refer to Figure III-24).  The gates would be designed 
to be opened for fire access.  Further, two lock box access points would be available to allow fire trucks 
access to the proposed walking trail behind the Wellness Center.  To accommodate the special needs of 
the DD residents and employees, all trails, sidewalks and buildings would be designed to be compliant 
with ADA requirements.  Wheelchair accessibility and fire access would be provided for all buildings at 
the Wellness Center and Office Park. 

Construction activities have the potential to add construction traffic to the street network and could 
potentially require partial lane closures during street improvements or utility installations.  However, 
construction activities are temporary by nature and project-related construction activities are not expected 
to cause a substantial disruption to roadway capacity to result in a limitation to emergency access.  
County and emergency services would be notified of any planned road closures or restrictions on any 
roadways, alternative emergency routes, and detours due to construction activities of the project.   

Therefore the project would not result in inadequate emergency access and impacts would be less than 
significant and no mitigation measures are required. 

Impact TRANS-5 Parking 

As part of the approval process, the proposed project will be required to provide adequate parking in 
proportion with and sufficient to accommodate the potential demand created by the project.  No offsite 
parking spaces are proposed for this project; all parking spaces would be provided onsite.  As discussed 
previously, the County parking ordinance requires one space for every 200 square feet of office space, 
and does not specify parking requirements for lower density uses.  The project proposes low-density 
office use and the applicant is requesting a parking space exception from the County to provide one 
parking space for every 250 square feet of office space.  The project proposes to provide 640 parking 
spaces for the mixed-use Office Park development on the northern parcel, 12 of which would be ADA 
handicap accessible.  Table IV.M-9 illustrates the method for calculating required parking spaces for the 
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proposed Office Park uses and compares to the parking space exception requested by the applicant.  
According to the current County requirement, 737 parking spaces would be required.  If the County 
approves a parking space exception for low-density office use, the requirement would be reduced to 635 
parking spaces.  Furthermore, if needed, the applicant would implement the following parking options to 
reduce any potential impacts from the proposed parking exception: 

• Implement parking procedures that result in office workers utilizing ride sharing, shuttle service 
to park and ride lots, and public transportation.  

• Work with the County and Transit Authority to increase the San Mateo County Transit Authority 
Bus Service along Airport Street. 

• Provide Shuttle Bus Service to the Office Park location from the Park and Ride located in 
Pacifica, Princeton and Half Moon Bay. 

• Extend multi-purpose bike and walking trails connecting the project to parks and services.  These 
trails may include the trail to the Post Ridge property and the multipurpose trail along Airport 
Street and Princeton. 

Table IV.M-9 
Office Park Required Parking Spaces* 

Proposed Use Area (sf) 
Average 

Trip 
Rate1 

Office Trip 
Equivalency 

Ratio2 

Equivalent 
Office Space 

(sf)3 

Parking Spaces 
Required4 

(200 sf /space) 

Parking 
Exception5 

(250 sf/space) 
General Office 90,000 11.01 1.0  90,000 450 360 
Research & Development 56,250 8.11 .74 41,625 208 167 
Storage 33,750 3.56 .33 11,138 0 45 
Manufacturing 45,000 3.82 .35 15,750 79 63 

Total 225,000 − − 158,513 737 635 
Notes: sf = square feet. 
*Proposed Office Park would provide 640 parking spaces. 
1 Rates are based on the ITE Trip Generation Manual, 8th Edition’s average rates. 
2 The ratio of vehicle trips for different commercial uses as compared to General Office uses (General Office calculates by dividing 

11.01 rate by itself, ratio equaling 1.0; Research & Development calculates by dividing 8.11 rate by 11.01, ratio equaling 0.74; 
Storage calculates by dividing 3.56 rate by 11.01, ratio equaling 0.33; and Manufacturing calculates by dividing 3.82 rate by 11.01, 
ratio equaling 0.35. 

3 The equivalent office space was calculated by multiplying the office trip equivalency ratio by the proposed use area (sf) to quantify 
the equivalent office space area (sf) that would generate the requirement of parking spaces. 

4 Current County Parking Ordinance is one space for every 200 sf of office space (or equivalent office space), 793 parking spaces are 
required. 

5 Parking exception of one space for every 250 sf of equivalent office space, 634 parking spaces are required. 
 
Source: Big Wave, LLC, Facilities Plan: Draft #2, Big Wave Property, January 2009.   
 Big Wave Office Park and Wellness Center Traffic Report, prepared by Hexagon Transportation Consultants, Inc., June 24, 

2009. 

Table IV.M-10 illustrates the parking spaces proposed for the Wellness Center (southern parcel), which 
includes 73 parking spaces to accommodate the live-in staff (caregivers and employees), guests, and 
service areas (i.e., pick-up/drop-off services).  It was assumed for the Wellness Center’s parking 
requirements that all Wellness Center employees (special needs individuals and staff) would live at the 
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Center, and that the special needs residents would not drive or require parking accommodations.  It is 
expected that approximately 10 handicap parking spaces would be available within this parking lot and 
would be in compliance with ADA requirements.  Given the use of the site, an additional 5 handicap 
spaces may be added.  

Table IV.M-10 
Wellness Center Proposed Parking Spaces 

Proposed Use Type of Use Parking Spaces 
Residential1   

50 units 50 special needs individuals do not drive 0 
20 units 20 live-in staff (caregivers and employees) 20 

Storage  Pick-up/drop-off services 10 
Community Center (pool and fitness 
center) Guests 33 

Services (laundry, dog grooming, 
maintenance/janitorial) Pick-up/drop-off services 10 

Total Proposed Parking Spaces 73 
1The residential unit configurations may vary; however for the DEIR impact analysis, a worst case scenario of a 
maximum of 70 residential units with 70 residents is used. 
 
Source: Big Wave, LLC, Facilities Plan: Draft #2, Big Wave Property, January 2009. Email correspondence with 
applicant, Scott Holmes, July 28, 2009. 

All project-associated parking would be provided onsite, would follow appropriate County parking 
requirements, and the parking exception request would be subject to County approval; therefore, the 
project would not result in inadequate parking capacity and impacts would be less than significant and no 
mitigation measures are required. 

Impact TRANS-6 Transit Service 

The transit service in the project vicinity is minimal.  As mentioned previously, this area is serviced by 
only one route (Route 17) which provides 1-2 hour headways.  However, the proposed project would not 
generate a need for additional transit service.  Assuming a transit mode share of five percent, the new 
development would add 15 and 13 potential new transit trips during the AM and PM peak-hours, 
respectively.  It is expected that these additional riders could be accommodated by the existing transit 
service.  As mentioned above, the project proposes to develop bus stops and shuttle services for residents 
and visitors.  Therefore, impacts related to transit services would be less than significant and no 
mitigation measures are required. 

Impact TRANS-7 Pedestrian and Bicycle Facilities  

As discussed above, the project area is somewhat rural and there are generally no sidewalks in the project 
vicinity.  Airport Street has minimal fronting development, with no existing need for sidewalks.  The 
project would develop sidewalks and islands within the site to accommodate pedestrian traffic.  In 
addition, onsite walkways and a trail system would provide circulation within the proposed Office Park 
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and Wellness Center properties.  The proposed project would develop a pedestrian path along the project 
frontage on Airport Street.  It is recommended that the applicant extend a sidewalk from the project 
frontage to the transit stop located on Airport Street near the La Granada Avenue intersection to facilitate 
and encourage transit usage by both residents and visitors.  

Within the vicinity of the project site there are designated bike routes.  It is reasonable to assume that 
bicycle trips will comprise no more than five percent of the travel mode share to the site during the peak 
commute periods.  This would equate to 22 and 17 new bicycle trips during the AM and PM peak-hours, 
respectively.  These volumes of bicycle trips are not expected to exceed the bicycle-carrying capacity of 
streets surrounding the site, and the increase in bicycle trips is not expected to require new offsite bicycle 
facilities. 

Furthermore, and prior to approval, the proposed internal and connecting pedestrian and bicycle system is 
subject to design review by the County to ensure that a safe movement of people is maintained.  
Therefore, overall impacts related to pedestrian and bicycle facilities would be less than significant and 
no mitigation measures are required. 

Impact TRANS-8 Construction 

Construction activities have the potential to add construction traffic to the street network in the vicinity of 
the project site.  Construction activities are temporary by nature and project-related construction activities 
are not expected to cause a substantial disruption to roadway capacity.  To fully complete the Wellness 
Center and Office Park development, the project’s construction time schedule is anticipated to last 
between 30 and 36 months.  Construction activities would occur in phases and would be required to 
comply with applicable County construction standards.  The proposed project would not import or export 
any soil and grading would be balanced on the project site, eliminating truck haul-trips on regional roads.  
County and emergency services would be notified of any restrictions on any roadways, alternative 
emergency routes, and detours due to construction activities of the project.  Therefore, impacts related to 
construction traffic would be less than significant and no mitigation measures are required.   

While traffic impacts during construction would be less than significant, the following mitigation measure 
is recommended to further reduce adverse construction traffic impacts: 

Mitigation Measure TRANS-8 Construction 

Prior to issuance of grading permits, the applicant shall also submit a traffic control plan to the County 
Department of Public Works for review and approval.  All staging during construction shall occur onsite. 

Impact TRANS-9 Intersection Levels of Service Under Cumulative Conditions 

The results of the LOS analysis under Cumulative Conditions both with and without the project show that 
all the intersections would operate at LOS C or better under average conditions (see Table IV.M-11).  As 
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mentioned previously, the traffic study performed travel time runs using two different routes to determine 
the trip distribution patterns for vehicles traveling from the project site to northbound SR 1. 

Under cumulative with no project PM peak-hour conditions there would be a 46.0 second delay for the 
worst-case movement (eastbound left) of the Cypress Avenue at SR 1 intersection.  This delay would 
continue to increase under the project condition scenario.  The worst-case delay for this movement would 
be 177.7 seconds during the PM peak-hour (131.7 seconds more than without the project).  As a result, 
some of the project trips might take the southbound Airport Street route to equalize this delay.  However, 
the traffic analysis found that even if 25 percent of the project traffic took the southbound route as 
opposed to the northbound route, the delay at the intersection would continue to operate at LOS F for the 
left turn from Cypress Avenue onto SR 1 and the signal warrant would be met.  This would result in a 
significant impact.   

With implementation of Mitigation Measure TRANS-1 above, cumulative impacts related to project 
peak-hour traffic volume and intersection LOS would be reduced to a less-than-significant level.  The 
LOS calculation sheets are included in Appendix J of this DEIR. 

Table IV.M-11 
Cumulative Intersection Levels of Service 

Cumulative Without Project Cumulative With Project 

Average Worst-Case Average Worst-Case Intersection 
Peak-
Hour 

Delay LOS Delay LOS Delay LOS Delay LOS 

1. Prospect & Capistrano AM 
PM 

7.1 
7.7 

A 
A 

9.3 
11.1 

A 
B 

7.5 
8.5 

A 
A 

9.6 
11.9 

A 
B 

2. Broadway & Prospect AM 
PM 

8.3 
8.6 

A 
A 

9.9 
11.0 

A 
B 

10.7 
12.1 

A 
A 

12.8 
16.0 

B 
C 

3. Airport & Stanford/Cornell AM 
PM 

2.1 
2.7 

A 
A 

9.7 
10.0 

A 
A 

4.8 
4.6 

A 
A 

11.0 
11.9 

B 
B 

4. Airport & La Granada AM 
PM 

6.7 
5.1 

A 
A 

9.3 
9.9 

A 
A 

5.0 
4.0 

A 
A 

10.2 
10.4 

B 
B 

5. Airport & Los Banos AM 
PM 

3.1 
1.7 

A 
A 

9.0 
9.4 

A 
A 

2.4 
1.5 

A 
A 

9.6 
9.9 

A 
A 

6. State Route 1 & Cypress AM 
PM 

3.1 
3.2 

A 
A 

34.6 
46.0 

D 
E 

5.1 
18.2 

A 
C 

52.7 
177.7 

F 
F 

7. State Route 1 & Capistrano 
(South)* 

AM 
PM 

26.0 
25.5 

C 
C 

− 
− 

− 
− 

26.9 
26.3 

C 
C 

− 
− 

− 
− 

8. State Route 1 & Capistrano 
(North) 

AM 
PM 

0.2 
0.7 

A 
A 

17.3 
23.2 

C 
C 

0.2 
0.7 

A 
A 

17.3 
23.2 

C 
C 

Notes:  
* Signalized Intersection 
 
Source:  Hexagon Transportation Consultants, 2009. 
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Impact TRANS-10 Cumulative Signal Warrant Analysis 

The peak-hour signal warrant (MUTCD 2003, Urban Warrant) was checked for the seven currently 
unsignalized intersections to determine whether signalization would be justified on the basis of 
cumulative peak-hour volumes.  The analysis showed that the study intersection of SR 1 at Cypress 
Avenue would meet the peak-hour signal warrant under cumulative conditions both with and without the 
project.  The signal warrant analysis sheets are included in Appendix J of this DEIR. 

Based on project and cumulative with and without project conditions, the peak-hour signal warrant is met 
at the intersection of SR 1 at Cypress Avenue.  With this improvement, the SR 1/Cypress Avenue 
intersection would operate at LOS A during both the AM and PM peak-hours. Under signalized 
conditions, the existing roadway geometry would be adequate to handle the anticipated traffic demand.  
With implementation of Mitigation Measure TRANS-1, cumulative impacts related to project peak-hour 
traffic volume and intersection LOS would be reduced to a less-than-significant level. 

Impact TRANS-11 Additional Intersection Analysis 

At the request of the project applicant, Hexagon Transportation Consultants, Inc. also analyzed two 
additional intersections as a supplement to the traffic impact analysis provided above for the proposed 
project.  The two additional intersections analyzed are as follows: 

• Highway 92 at Highway 1 

• Highway 92 at Main Street 

These intersections were added to the analysis in order to determine whether the project would be 
beneficial by reducing the traffic that currently travels over the hill on Highway 92 for employment.  This 
potential benefit is based on the idea that the new office development associated with the project would 
provide jobs for Half Moon Bay residents who currently travel outside the project area to work.  These 
two study intersections were analyzed for the existing, background, project and cumulative conditions for 
both the AM and PM peak period.  Existing AM and PM peak hour turning movement counts for the 
study intersections were obtained from the City/County Association of Governments of San Mateo 
County (C/CAG) and lane configurations were determined from aerial photographs.  A signal cycle 
length of 90 seconds was assumed for both study intersections. 

Traffic Volumes 

Existing AM and PM turning movement counts were obtained from the C/CAG of San Mateo County 
(see Appendix J).  These counts were taken on March 25, 2009.  Background volumes were determined 
by adding to existing volumes the estimated traffic from approved but not yet constructed developments.  
The approved development list was obtained from the County of San Mateo.  The traffic added to the 
study intersections from approved but not yet constructed developments was estimated by distributing and 
assigning trips generated by these developments to the roadway network.  Traffic volumes under 
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cumulative conditions were estimated by applying to the existing volumes an annual growth rate of one 
percent for twenty years based on standard traffic engineering practice, then adding the trips from 
approved developments and the project.  

Project Traffic Estimates 

The office use portion of the project would add a service not currently available in the project vicinity, 
potentially providing employment for residents who typically travel to jobs in other areas.  Thus, this land 
use could reduce traffic currently traveling southbound on Highway 1 to Highway 92 and then over the 
hill to 1- 280.  The trip distribution pattern for the proposed project was estimated based on existing travel 
patterns on the surrounding roadway system and the locations of complementary land uses.  The office, 
R&D and light manufacturing portions of the project were distributed through the two new study 
intersections.  The difference between the trip distribution in this supplemental traffic analysis and the 
original traffic impact analysis completed can be attributed to the distance between the intersections 
studied in this analysis and the project site (approximately four miles).   

According to the Year 2000 U.S. Census, 53 percent of employees in the project vicinity travel from 
outside the area to work in the Half Moon Bay area and 47 percent of employees in the project vicinity 
live within the Half Moon Bay area.  These percentages were applied to the office portion of the proposed 
project.  There are 214 AM trips and 191 PM trips projected for the office land use.  Therefore, it was 
assumed that 101 (47 percent) employee trips in the AM and 90 (47 percent) employee trips in the PM 
would be attributed to residents of Half Moon Bay.  As a result, these employees of the proposed project 
would no longer have to travel outside of the Half Moon Bay area for employment.  For purposes of this 
analysis, these trips were then subtracted from existing trips travelling out of the project vicinity via 
Highway 92 and northbound Highway 1.  As outlined above in the original traffic impact analysis, 
approximately 39 percent of the project trips are traveling to/from the south on Highway 1.  See Figure 
IV.M-15 for the project trip assignment. 



Source: Hexagon Transportation Consultants, October 8 2009.

Figure IV.M-15
Project Trip Volumes (Additional Intersection Analysis)
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Intersection Impacts 

As shown in Table IV.M-12, the two study intersections would operate at acceptable levels of service 
under project conditions.  The intersection of Highway 92 and Highway 1 operates at LOS C under 
project conditions during both peak hours (AM and PM).  The intersection of Highway 92 at Main Street 
operates at LOS D during both the AM and PM peak hour.  Under cumulative conditions with and 
without the project, the Highway l/Highway 92 intersection will operate at LOS C during the AM peak 
hour.  During the PM peak hour, this intersection will operate at LOS C without the project and LOS D 
with the project under cumulative conditions.  The intersection of Highway 92 at Main Street operates at 
LOS F both with and without the project under both peak hours.  The proposed project would reduce 
traffic traveling over the hill on Highway 92 for employment by 60 eastbound trips in the AM peak hour 
and 53 westbound trips in the PM peak hour.  Impacts would be less than significant and no mitigation 
measures are required.   

Table IV.M-12 
Intersection Levels of Service Summary 

Existing Background Project Cumulative 
Without Project 

Cumulative With 
Project Intersection 

Peak-
Hour 

Delay LOS Delay LOS Delay LOS Delay LOS Delay LOS 

Highway 1 at 
Highway 92* 

AM 
PM 

25.9 
29.6 

C 
C 

26.1
29.9 

C 
C 

25.4 
30.9 

C 
C 

31.8 
34.6 

C 
C 

29.3 
35.9 

C 
D 

Highway 92 at 
Main Street* 

AM 
PM 

48.3 
52.3 

D 
D 

51.0
54.9 

D 
D 

44.2 
50.0 

D 
D 

96.6 
100.6 

F 
F 

81.2 
88.7 

F 
F 

Notes:  
* Signalized Intersection 
 
Source:  Hexagon Transportation Consultants, October 8, 2009. 

 

LEVEL OF SIGNIFICANCE AFTER MITIGATION 

Impacts would be less than significant. 



 

 

Big Wave Wellness Center and Office Park  V. General Impact Categories 
Draft Environmental Impact Report  Page V-1 
 

 

V. GENERAL IMPACT CATEGORIES 
 

A.  SUMMARY OF SIGNIFICANT UNAVOIDABLE IMPACTS 

Section 15126.2(b) of the CEQA Guidelines requires that an EIR describe any significant impacts which 
cannot be avoided.  Specifically, Section 15126.2(b) states:  

Describe any significant impacts, including those which can be mitigated but not reduced to a 
level of insignificance.  Where there are impacts that cannot be alleviated without imposing an 
alternative design, their implications and the reason why the project is being proposed, 
notwithstanding their effect, should be described. 

Based on the analysis contained in this DEIR, implementation of the proposed project would not result in 
any significant unavoidable environmental impacts. 

B.  GROWTH INDUCING IMPACTS OF THE PROPOSED PROJECT 

Section 15126.2(d) of the CEQA Guidelines requires a discussion of the ways in which a proposed action 
could be growth inducing.  This includes ways in which the project would foster economic or population 
growth, or the construction of additional housing, either directly or indirectly, in the surrounding 
environment.  Section 15126.2(d) of the CEQA Guidelines reads as follows: 

Discuss the ways in which the proposed project could foster economic or population growth, or 
the construction of additional housing, either directly or indirectly, in the surrounding 
environment.  Included in this are projects which would remove obstacles to population growth 
(a major expansion of a waste water treatment plant might, for example, allow for more 
construction in service areas).  Increases in the population may tax existing community service 
facilities, requiring construction of new facilities that could cause significant environmental 
effects.  Also discuss the characteristic of some projects which may encourage and facilitate other 
activities that could significantly affect the environment, either individually or cumulatively.  It 
must not be assumed that growth in any area is necessarily beneficial, detrimental, or of little 
significance to the environment. 

The proposed project includes a maximum of 70 apartment and single-story units and four, three-story 
buildings (225,000 square feet total) planned for mixed office use.  As noted in Section IV.K (Population 
& Housing) of the DEIR, the proposed project would result in approximately 70 permanent residents and 
approximately 825 employees.  The new onsite residential population and employees would likely 
patronize local businesses and services in the area, fostering economic growth.   

It is reasonable to assume that many of the jobs at the project site would be filled by persons living in the 
area as opposed to people relocating to the area.  Unemployment data indicates a need for local 
employment opportunities. Current unemployment in the area ranges from 6.7 percent in unincorporated 
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Half Moon Bay to 10.8 percent in nearby City of Half Moon Bay. Average unemployment for year 2008 
was 3.5 percent for unincorporated Half Moon Bay, 5.8 percent for City of Half Moon Bay, and 5.5 
percent for City of Pacifica.  

Additionally, housing to be provided at the project site is in conformity with area plans and policies 
because of its emphasis on providing affordable housing for developmentally disabled persons. The 
Housing Element, Local Coastal Program, and Montara - Moss Beach - El Granada Community Plan 
include variously as part of their goals to provide affordable housing options for special needs groups 
including the disabled. A related goal is to provide affordable housing in areas that reduce travel time 
between work and home. Since the housing at the project site is fulfilling a specific need identified in the 
local plans, this suggests that the housing at the project site is not contributing to substantial population 
growth in the area.  

Surrounding land uses include the Half Moon Bay Airport and County of San Mateo open space across 
Airport Street to the east, the El Granada Mobile Home Park adjacent to and north of the project site, the 
Pillar Point Marsh to the west, and the Princeton/Pillar Point Harbor industrial/commercia1 area adjacent 
to and south of the project site.  The project site is served by existing roadways, utility infrastructure, and 
service systems.  The proposed project would recycle all wastewater through onsite treatment/water 
recycling and for use in toilet flushing and landscaping and agricultural irrigation.  All excess wastewater 
not recycled for irrigation or toilet flushing would be infiltrated through three drain fields and discharged 
into the onsite wastewater infiltration system.  Proposed domestic water supply for the project would be 
obtained through the generation of treated water onsite via existing groundwater wells, as well as through 
the CCWD as an emergency back-up.  Additionally, the proposed project would not require new or 
expanded water entitlements.  Ox Mountain Landfill has sufficient capacity to meet the solid waste 
service demands of the proposed project.  The project proposes to recycle a minimum of 50 percent of its 
solid waste, with a goal to recycle 95 percent of its solid waste.  The proposed project would have 
sorting/recycling centers for plastic, paper, glass, cans and metal, which could be collected by Seacoast 
Disposal.  The proposed project would not require the expansion of landfill capacity.  Therefore, the 
proposed project would not foster population growth by removing an obstacle to growth. 

The project site is located in an area with existing public services (i.e., police, fire protection, schools, 
parks and recreation and libraries).  Public services to the project site and area are currently provided by 
the County of San Mateo Sheriff’s Department, the Coastside Fire Protection District (District), the 
Cabrillo Unified School District (CUSD), the County of San Mateo Department of Parks and the 
California Department of Parks and Recreation, and the San Mateo County Library, respectively.  As 
discussed in Section IV.L (Public Services), the residential population generated by the proposed project 
would result in an increased demand for the public services provided by the agencies listed above.  The 
Sheriff’s Department would not need to hire new officers to maintain the current deputy-to-population 
ratio and, therefore, the proposed project would not likely require any expansion, consolidation, or 
relocation of sheriff facilities.  It is unlikely that implementation of the proposed project would require the 
District to construct new facilities or expand existing facilities to accommodate increased demand for fire 
protection service, but it is currently unknown whether existing staffing and equipment levels at the 
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District would be adequate to serve the proposed project.  However, implementation of Mitigation 
Measure PS-2b would require the project applicant to submit building plans and plot plans to the County 
and Coastside Fire Protection District to provide appropriate fire hazard management recommendations 
for inclusion as project conditions of approval would mitigate this impact to a less-than-significant level. 
Based on Section 65996 of the California Government Code, the project applicant would be required to 
pay the established developer fees.  The payment of such fees is deemed to fully mitigate the impacts of 
new development on school services.  The provision of onsite open space, common areas and recreational 
amenities together with the payment of any required fees would be adequate to accommodate the 
project’s demand for parks and recreational services.  Therefore, the proposed project would not tax the 
existing community services facilities by requiring the construction of new public facilities that would 
cause significant environmental effects.  For these reasons, the proposed project would not result in 
significant growth inducing impacts. 

C. SIGNIFICANT IRREVERSIBLE CHANGES TO THE ENVIRONMENT 

Section 15126.2(c) of the State CEQA Guidelines states that significant irreversible environmental 
changes associated with a proposed project shall be discussed, including the following: 

(a) Uses of nonrenewable resources during the initial and continued phases of the project that may be 
irreversible because a large commitment of such resources makes removal or nonuse thereafter 
unlikely; 

(b) Primary impacts and, particularly, secondary impacts (such as highway improvement that 
provides access to a previously inaccessible area), which generally commit future generations to 
similar uses; and 

(c) Irreversible damage that could result from environmental accidents associated with the project. 

Development of the proposed project would represent a long-term commitment to a more intensive land 
use of the project site.  As described in detail in Section III (Project Description), the proposed project 
would supply a majority of energy for heating, cooling and electrical demand with renewable energy, 
through a combination of offsite and onsite power generation.  The project also proposes to design an 
environmentally sustainable community; all buildings and development would be designed with 
numerous components that meet Platinum-level Leadership in Energy and Environmental Design (LEED) 
certified construction.  The LEED Green Building Rating System is a third party certification program 
and the nationally accepted (approved by the United States Green Building Council) benchmark for the 
design, construction and operation of high performance green buildings.  Sustainable building reduces the 
impact on natural resources, conserves energy and water, offers better indoor environments, improves air 
quality, and decreases waste disposal. As part of LEED certification, the project proposes to recycle over 
50 percent of the construction waste, with an ultimate goal of 75 percent.  In addition, the project 
proposes to use recycled materials to construct buildings (i.e., use at least 1 percent with a goal of 20 
percent, and use approximately 20 percent of crushed recycled concrete for base rock).  However, the 
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project would still involve an irreversible commitment to the use of non-renewable resources during the 
construction and operation phases.   

Operation of the proposed wastewater treatment plant would involve the regular handling, use, and 
disposal of both hazardous materials and wastes during the course of normal operations.  In addition, 
given that the operation of a wastewater treatment plant, even one as small as that proposed for the 
project, would involve the handling of raw and treated sewage and operation of tanks and storage vessels 
containing hazardous materials, there is a potential for these materials to be released to the environment 
through mishandling or an emergency situation.  However, such operational issues are addressed through 
the established and defined federal, state, and local regulatory structure.  It is expected that this structure, 
which includes required permits, notices of intent to operate, discharge requirements, and other related 
stipulations (e.g., cleaning protocols) would adequately reduce the potential for hazard exposure to future 
site residents, employees, the general public, and the environment to a less-than-significant level.  
Operation of the project could involve the use of common cleaning solvents, paints, landscape fertilizers, 
and pesticides typically used in a residential and commercial settings; however, this would involve the 
routine use, transport, or disposal of hazardous materials.  Also, during project construction the project 
applicant would follow all applicable requirements to ensure safe use, storage and disposal of any 
hazardous materials or wastes that could be used.  Section IV.G (Hazards and Hazardous Materials) of the 
DEIR also includes mitigation to ensure that the project would not result in any significant hazards to the 
public or the environment through the routine transport, use or disposal of hazardous materials, or through 
upset or accident conditions.  

D.  IMPACTS FOUND TO BE LESS THAN SIGNIFICANT 

This subsection addresses potential environmental resources for which the proposed project would not 
result in significant effects.  California Public Resources Code (PRC) Section 21003(f) states, “…it is the 
policy of the State that all persons and public agencies involved in the environmental review process be 
responsible for carrying out the process in the most efficient, expeditious manner in order to conserve the 
available financial, governmental, physical, and social resources with the objective that those resources 
may be better applied toward the mitigation of actual significant effects on the environment.”  This policy 
is reflected in the CEQA Guidelines Section 15126.2(a), “an EIR shall focus on the significant 
environmental effects of the proposed project” and Section 15143, “the EIR shall focus on the significant 
effects on the environment.”  Section 15128 of the CEQA Guidelines states: 

An EIR shall contain a statement briefly indicating the reasons that various possible significant 
effects of a project were determined not to be significant and were therefore not discussed in 
detail in the EIR. 

Based on the analysis done for the preparation of various DEIR sections, the Lead Agency has determined 
that implementation of the proposed project would not result in significant environmental impacts to the 
environmental impact topics listed below and therefore, are not discussed in detail in Section IV 
(Environmental Impact Analysis) of this DEIR.  (Some potential impacts are discussed in the various 
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sections of Section IV and were determined to be less than significant; those issues are not discussed 
below.)  

1. AGRICULTURE RESOURCES 

The proposed project would not conflict with existing zoning for agricultural use or a Williamson Act 
Contract.  A significant impact may occur if a project were to result in the conversion of land zoned for 
agricultural use or under a Williamson Act Contract from agricultural use to another non-agricultural use.  
The project site is not zoned for agricultural use and is not currently under Williamson Act contract. An 
agricultural preserve under the Williamson Act must consist of a parcel or contiguous parcels of no less 
than 100 acres; therefore the project site, which is 19.4 acres, does not meet this basic requirement for 
inclusion in a Williamson Act contract. Although smaller preserves may be established by local boards or 
councils due to unique agricultural characteristics of a site, the project site is established as Urban and 
Built-up Land and does not represent status farmland. There are no Williamson Act contract lands in the 
area surrounding the project site. The nearest Williamson Act contract lands are approximately three 
miles away.1  Therefore, impacts would be less than significant and no further discussion is required. 

2. GEOLOGY/SOILS 

The proposed project would not expose people or structures to potential, substantial adverse effects, 
including the risk of loss, injury, or death involving landslides.  Per Section IV.F (Geology & Soils), the 
project site is relatively flat with surface elevations ranging from 9.0 to 27.7 feet National Geodetic 
Vertical Datum (NGVD), with gentle slopes to the south and west.  Further, pursuant to the Natural 
Hazards Map of the County’s General Plan,2 the project site is not located within the boundaries of an 
“Area of High Landslide Susceptibility.”  Additionally, there are no portions of the mapped by the 
California Geological Survey (CGS) in accordance with the Seismic Hazard Mapping Act as a 
seismically-induced landslide hazard area.3  As such, the probability of seismically-induced landslides 
and slope instabilities affecting the project site is considered to be remote, due to the relatively flat nature 
of the site and surrounding area.  Therefore, impacts would be less than significant and no further 
discussion is required. 

                                                      

1  San Mateo County Williamson Act 2006 Map, California Department of Conservation, 
ftp://ftp.consrv.ca.gov/pub/dlrp/wa/Map%20and%20PDF/San%20Mateo/san_mateo_2006.pdf. 

2  County of San Mateo, Planning & Building Department, San Mateo County General Plan, General Plan Maps, 
Natural Hazards, accessed by CAJA Staff at 
http://www.sforoundtable.org/P&B/gp/maps/gp%20natural%20hazards%20(11x17).pdf on June 19, 2009. 

3  State of California, Department of Conservation, California Geological Survey, Seismic Hazards Zonation 
Program, accessed by CAJA Staff at http://www.conservation.ca.gov/cgs/shzp/Pages/Index.aspx on June 19, 
2009. 
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3. HAZARDS AND HAZARDOUS MATERIALS 

The project would not emit hazardous emissions or handle hazardous or acutely hazardous materials, 
substances, or waste within one-quarter mile of an existing or proposed school.  The closest school to the 
project site is the Picasso Preschool, located approximately one mile southeast of the project site in the 
community of El Granada.  Additionally, no new schools are proposed for development in the vicinity of 
the project site.  Therefore, impacts would be less than significant and no further discussion is required. 

The project site is not located on a site which is included on a list of hazardous materials sites compiled 
pursuant to Government Code Section 65962.5 and, as a result, would create a significant hazard to the 
public or the environment. The Phase I Environmental Site Assessment for the site, conducted by 
Treadwell & Rollo on March 26, 2007, determined that the project is not located on a site which is 
included on a list of hazardous materials sites compiled pursuant to Government Code Section 69562.5. 
Therefore, impacts would be less than significant and no further discussion is required. 

The project site would not be within the vicinity of a private airstrip, exposing people residing or working 
in the project area to excessive noise levels.  The project site is not located within the vicinity of a private 
airstrip.  Therefore, the proposed project would not present a safety hazard associated with private airport 
operations to people or property on site or in the project area, or would not present a hazard to aircraft 
utilizing a private airport.  Therefore, impacts would be less than significant and no further discussion is 
required.   

4. MINERAL RESOURCES 

The project would not result in the loss of availability of a known mineral resource that would be of value 
to the region and the residents of the state.  The project would not result in the loss of availability of a 
locally-important mineral resource recovery site delineated on a local general plan, specific plan or 
other land use plan.  According to the 1986 San Mateo County General Plan, there are no known mineral 
or timber resources within or near the project site.  The project does not propose to remove any natural 
resources for commercial purposes.  Therefore, no impacts are anticipated and no further discussion is 
required.  

5. NOISE 

The proposed project would not be within the vicinity of a private airstrip, exposing people residing or 
working in the project area to excessive noise levels.  As discussed in Section V.J (Noise), the project site 
is not located within the vicinity of a private airstrip; therefore, the proposed project would have no 
impact to exposing people residing or working in the project area to excessive noise levels and no further 
discussion is required.  
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6. POPULATION AND HOUSING 

The project would not displace substantial numbers of existing housing, necessitating the construction of 
replacement housing elsewhere. The portions of the project site to be developed are currently used as 
agricultural farmland and do not contain any residents or housing units; therefore, the proposed project 
would not displace existing housing. Impacts related to displacement of housing would be less than 
significant and no further discussion is required. 

The project would not displace substantial numbers of people, necessitating the construction of 
replacement housing elsewhere. The portions of the project site to be developed are currently used as 
agricultural farmland and do not contain any residents or housing units; therefore, the proposed project 
would not displace substantial numbers of people.  Impacts related to displacement of people would be 
less than significant and no further discussion is required. 

7. TRANSPORTATION AND TRAFFIC 

The project would not exceed, either individually or cumulatively, a level of service (LOS) standard 
established by the county congestion management agency for designated roads or highways.  The 
roadway segments and intersections in the immediate vicinity of the project site are not designated 
roadways with established LOS standards in the County’s 2007 Congestion Management Program 
(CMP); therefore, no monitoring or analysis of these roadways and intersections under the CMP is 
required.  Impacts related to established level or service standards by the CMP would be less than 
significant and no further discussion is required.  

The project would not result in a change in air traffic patterns, including either an increase in traffic 
levels or a change in location that results in substantial safety risks.  The proposed project does not 
include any aviation-related uses and would not have the potential to result in a change to air traffic 
patterns at nearby Half Moon Bay Airport.  Therefore, impacts related to air traffic pattern changes would 
be less than significant and no further discussion is required. 
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VI. ALTERNATIVES TO THE PROPOSED PROJECT 

INTRODUCTION 

The CEQA Guidelines require that EIRs include the identification and evaluation of a reasonable range of 
alternatives that are designed to reduce the significant environmental impacts of the project while still 
meeting the general project objectives.  The CEQA Guidelines also set forth the intent and extent of 
alternatives analysis to be provided in an EIR.  Those considerations are discussed below.    

ALTERNATIVES TO THE PROPOSED PROJECT 

Section 15126.6(a) of the CEQA Guidelines states:  “An EIR shall describe a range of reasonable 
alternatives to the project, or to the location of the project, which would feasibly attain most of the basic 
objectives of the project but would avoid or substantially lessen any of the significant effects of the 
project, and evaluate the comparable merits of the alternatives.  An EIR need not consider every 
conceivable alternative to a project.  Rather it must consider a reasonable range of potentially feasible 
alternatives that will foster informed decision-making and public participation.  An EIR is not required to 
consider alternatives which are infeasible.  The lead agency is responsible for selecting a range of project 
alternatives for examination and must publicly disclose it’s reasoning for selecting those alternatives.  
There is no ironclad rule governing the nature or scope of the alternatives to be discussed other than the 
rule of reason.”  

Purpose 

Section 15126.6(b) of the CEQA Guidelines states, “Because an EIR must identify ways to mitigate or 
avoid the significant effects that a project may have on the environment, the discussion of alternatives 
shall focus on alternatives to the project or its location which are capable of avoiding or substantially 
lessening any significant effects of the project, even if these alternatives would impede to some degree the 
attainment of project objectives, or would be more costly.”    

Significant Project Impacts1 

The project impacts that would be less than significant after mitigation include the following:  

• Air Quality – Construction Emissions, Objectionable Odors 

• Biological Resources – Special-Status Wildlife Species 

• Cultural Resources – Archaeological Resources, Paleontological Resources, and Human Remains 

• Geology & Soils – Seismic-Related Ground Failure, Total and Differential Settlement, Soil 
Erosion or Loss of Topsoil, Expansive Soil, and Pervious Pavements 

                                                      
1 Refer to Table VI-1 at the end of this section. 
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• Hazards and Hazardous Materials – Accidental Release of Hazardous Materials, Airport 
Operations 

• Hydrology & Water Quality – Substantially Alter Drainage Patterns, Quality of Surface Water 
Runoff, Degrade Groundwater Quality, and Tsunami and Seiche 

• Noise – Construction-Related Noise and Construction-Related Groundborne Vibration 

• Public Services – Fire Protection (Operational Impacts) 

• Transportation/Traffic – Intersection LOS and Capacity, and Cumulative LOS 

• Utilities & Service Systems – Wastewater Collection Capacity, Wastewater Recycling and 
Disposal Requirements, Wastewater and Recycling Water Flow Estimates, and Creek Crossing 
by Sewage Pipeline.   

Selection of a Reasonable Range of Alternatives 

Section 15126.6(c) of the CEQA Guidelines states: “The range of potential alternatives to the proposed 
project shall include those that could feasibly accomplish most of the basic objectives of the project and 
could avoid or substantially lessen one or more of the significant effects.  The EIR should briefly describe 
the rationale for selecting the alternatives to be discussed.  The EIR should also identify any alternatives 
that were considered by the lead agency but were rejected as infeasible during the scoping process and 
briefly explain the reasons underlying the lead agency’s determination.  Additional information 
explaining the choice of alternatives may be included in the administrative record.  Among the factors 
that may be used to eliminate alternatives from detailed consideration in an EIR are: (i) failure to meet 
most of the basic project objectives, (ii) infeasibility, or (iii) inability to avoid significant environmental 
impacts.”   

Project Objectives 

The objectives of the proposed project are as follows:  

• To create an independent, inclusive DD community of people and businesses through a privately-
funded Wellness Center and Office Park.  In addition to providing recurring funding for the 
Wellness Center, the adjacent Office Park would provide meaningful and reliable full-time and part-
time employment to DD adults while providing living and employment opportunities for DD adults 
and benefiting the Coastside community; 

• To build a profitable commercial development that is large enough to provide for the long-term 
sustainability of the proposed Wellness Center and Office Park by locating the Wellness Center 
within walking/wheelchair distance to the Office Park, and to give low-income DD residents the 
ability to provide services to the Office Park;   

• To provide living, social, and employment services (including entrepreneurship/business-
ownership) to DD adults through the development of residential, recreational, and commercial uses 
on donated land and via shared development costs; 
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• To adhere to existing zoning laws that allow for special needs residential and commercial use on the 
same site and allows for nearby employment opportunities and develop the project to be consistent 
with local General Plan goals;   

• To provide for an enriched quality of life for DD residents via safe and secure homes, home 
ownership, healthy organic diets by building a commercial kitchen and dining room services, 
recreational and artistic opportunities within walking distance, continuing education, a strong sense 
of community pride and interaction, daily onsite assistance and commercial enterprises and 
job/career opportunities; 

• To take advantage of existing public transportation routes to provide Wellness Center residents and 
non-residents access to and from the project site to reduce commute distances/times for Coastside 
residents by providing high-paying local jobs; 

• To build aesthetically pleasing Class A office space to create local, high-paying jobs; 

• To phase the construction of the four-buildings as demand and sound business practices dictate; 

• To integrate environmental sustainability through a variety of specific environmental goals, 
including, but not limited to, a sophisticated, grid-connected solar renewable energy system to 
lower costs, wetlands restoration and enhanced-functioning biological habitats, alternative 
transportation, pollution reduction, and climate-friendly development to reduce adverse 
environmental impacts; 

• To protect surface and ground water resources with water recycling and ground infiltration systems 
that minimize uncontrolled surface runoff;  

• Reduce traffic congestion on SR 1 and SR 92 by offering local employment and reverse commute 
traffic flow;   

• To provide office space and building energy-efficient solar-powered affordable housing at below 
market-rate and provide ownership opportunities to create local, clean, secure and monitored 
community-centric involvement;  

• To provide leading-edge telecommunications systems for the residents of the Wellness Center and 
tenants of the Office Park, as well as the entire Coastside; 

• To provide high-paying employment opportunities for other local Coastside residents who want to 
live and work in the community; 

• To provide a source of financial upward mobility potential to all members of the DD community;  
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• To build a facility for meetings, educational/recreational opportunities working with numerous 
service providers and cultural longevity, emotional support, recreational opportunity and offices for 
housing professionals and support staff for the Coastside DD community; 

• To provide space for gardens to grow organic food for consumption; 

• To create covenants, deed restrictions and an independent Board of Directors to implement Big 
Wave’s goals and objectives; 

• To create a financially sustainable community that generates recurring, inflation-adjusted revenue to 
cover administration costs in perpetuity;  

• To provide numerous meaningful job opportunities for the DD community that provide work for 
those that have limited skill potential, as well as those that have very high skill potential; and 

• To build a community that provides meaningful volunteer activities to local high school students, 
college students and other interested groups. 

Overview of Selected Alternatives 

The alternatives to be analyzed in comparison to the proposed project include: 

• Alternative A: No Project Alternative 

• Alternative B: Reduced Density/Height for Office Park and Reduced Size for Wellness Center  

• Alternative C: Modified Office Park Site Plan Alternative 1 

• Alternative D: Modified Office Park Site Plan Alternative 2 

Alternatives Rejected as Being Infeasible 

As described above, Section 15126.6(c) of the CEQA Guidelines requires EIRs to identify any 
alternatives that were considered by the lead agency but were rejected as infeasible during the scoping 
process, and briefly explain the reasons underlying the lead agency’s determination.   

Alternatives involving different land uses such as retail, heavy industrial or institutional uses were not 
analyzed in the DEIR because these land uses are not principally permitted on the project site based on 
the County’s land use designations for the two parcels that comprise the project site.  Such alternative 
land uses would not necessarily reduce the project’s significant impacts and would not meet the project 
objectives.  An alternative involving a park or open space only at the site was not analyzed because this 
type of alternative would not meet the basic objectives of the project.  

An alternative involving development of only one of the two sites (i.e., Wellness Center only or Office 
Park only on one of the two sites) was rejected as being infeasible because the economic viability of the 
Wellness Center relies on funding from the Office Park, including the purchase of power, water and 
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communications from the Wellness Center.  An Office Park alternative would not meet the project 
objective of providing housing for the DD community. 

A reduced development alternative of the Wellness Center and Office Park on the northern parcel (Office 
Park site) only was also rejected as being infeasible because it would not be economically viable.  
Specifically, Big Wave, LLC is donating the Wellness Center site to the Big Wave non-profit 
organization, which allows for the non-profit organization to keep housing costs low.  The Wellness 
Center has a solid ownership commitment for the Wellness Center site. If the Big Wave non-profit 
organization cannot build on the Wellness Center site, they would have to purchase one-half of the 
developable portion of the Office Park site that would ultimately result in the units at the Wellness Center 
being unaffordable for lower income residents.   

An alternative involving development of the Office Park at the proposed Office Park site but the Wellness 
Center at an offsite location on the Coastside that permits affordable housing was also considered but 
rejected as being infeasible.  The applicant does not own any other sites on the Coastside that permit 
affordable housing and such an alternative also would not be financially viable, as it would require the 
non-profit to purchase land at market rates.  Potential affordable housing sites on the Coastside include: 1) 
Moss Beach Highlands Site (located on Etheldore Street; APN 037-320-270); 2) Etheldore Site (located 
between Highway 1 and Etheldore Street; APN 037-291-010); 3) Hospital Site No. 1 (South) (located on 
Etheldore Street; APN 037-160-110); 4) Hospital Site No. 2 (North) (located on Etheldore Street; APN 
037-160-100); 5) Farallon Vista Site (located 400 feet east of Highway 1 with access from Carlos Street); 
and 6) North El Granada Site (located on Sevilla Avenue).  These potential affordable housing sites have 
various environmental constraints and thus development of the Wellness Center at such sites would not 
reduce all of the significant impacts associated with the project and would create new significant impacts.  
Specifically, the Hospital Site No. 1 and Hospital Site No. 2 are too small to accommodate the proposed 
Wellness Center.  The Etheldore Site contains prime agricultural land over the majority of the parcel.  The 
Etheldore Site also contains sensitive habitat and the Moss Beach Highlands Site contains wetlands and 
habitat for the Red-Legged Frog.  The Moss Beach Highlands Site also contains slopes at or in excess of 
30 percent such that development would require substantial alteration of the natural landscape as well as 
potential traffic and noise impacts associated with significant grading.  In terms of visual constraints, 
some of the affordable housing sites are located along or are highly visible from Highway 1, including the 
Etheldore Site and the Moss Beach Highlands Site.  Lastly, potable water connections are not available at 
both Hospital Sites.  This type of alternative also would not meet some of the project objectives, 
particularly the objective to locate the Wellness Center within walking/wheelchair distance to the Office 
Park. 

An alternative involving development of the entire project at an offsite location on the Coastside was 
rejected as being infeasible because it would not be economically viable.  As discussed above, Big Wave, 
LLC is donating the Wellness Center site to the Big Wave non-profit organization, which allows for the 
non-profit organization to keep housing costs low.  If the Big Wave non-profit organization cannot build 
on the Wellness Center site, they would have to purchase an offsite parcel, which would ultimately result 
in the units at the Wellness Center being unaffordable for lower income residents.  An alternative site 
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over the hill to the east was also rejected as being infeasible because the project applicant does not own a 
site with similar requirements (i.e., size, zoning) to develop the proposed project and such an alternative 
would not be economically viable. 

Assumptions and Methodology 

The anticipated means for implementation of the alternatives can influence the assessment and/or 
probability of impacts for those alternatives.  For example, a project may have the potential to generate 
significant impacts, but considerations in project design may also afford the opportunity to avoid or 
reduce such impacts.  The alternatives analysis is presented as a comparative analysis to the proposed 
project and assumes that all applicable mitigation measures proposed for the project would apply to each 
alternative.  The following alternatives analysis compares the potential significant environmental impacts 
of four alternatives with those of the proposed project for each of the environmental topics analyzed in 
detail in Section IV (Environmental Impact Analysis) of this DEIR. 

A. ALTERNATIVE A (NO PROJECT ALTERNATIVE)  

As required by CEQA, this subsection analyzes a “No Project” Alternative (Alternative A).  Under 
Alternative A, the proposed project would not be constructed, and the project site would remain in its 
current undeveloped condition and would continue to be used for agricultural purposes.  The analysis of 
Alternative A assumes the continuation of existing conditions, as well as development of the related 
projects described in Section III.B. (Related Projects).  The potential environmental impacts associated 
with Alternative A are described below and are compared to the significant environmental impacts 
associated with the proposed project. 

AESTHETICS 

Under Alternative A, no grading or development would occur on the project site and the existing aesthetic 
characteristics would remain unchanged.  There would be no impacts to scenic views, scenic resources, 
visual character and no new sources of light and glare on the site.  Therefore, this alternative would result 
in no impacts related to aesthetics, compared to the project’s less-than-significant impacts related to 
aesthetics. 

AGRICULTURE RESOURCES 

No grading or development would occur on the project site under Alternative A and existing agricultural 
operations would continue on the project site.  Therefore, this alternative would result in no impacts 
related to agricultural resources, compared to the project’s less-than-significant impacts related to 
agricultural resources. 

AIR QUALITY 

Under Alternative A, no grading or construction would occur at the site.  Thus, this alternative would not 
generate any fugitive dust or other pollutant emissions associated with construction activities at the site.  
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Implementation of Alternative A would result in no air quality impacts resulting from construction 
activities, compared to the project’s short-term, significant but mitigatable air quality impacts resulting 
from construction activities.  Additionally, this EIR concluded that the long-term operation of the 
proposed project would result in less-than-significant impacts to air quality.  Under Alternative A, 
development would not occur on the site; therefore, no new traffic trips would be generated.  As such, 
Alternative A would not generate any pollutant emissions associated with long-term operation of a 
Wellness Center and Office Park and would result in no air quality impacts associated with long-term 
operation of a Wellness Center and Office Park, compared to the project’s less-than-significant air quality 
impacts associated with long-term operation of the project.   

BIOLOGICAL RESOURCES 

Section IV.D (Biological Resources) of the DEIR identifies that the proposed project would result in less-
than-significant impacts related to most of the issues areas associated with biological resources, including 
but not limited to: special-status plant species, sensitive natural communities, wildlife movement and 
habitat connectivity, and conformance with policies and ordinances related to the protection of biological 
resources.  Given that no new development would occur on the project site under Alternative A, this 
alternative would result in no impacts related to each of these issue areas listed above, compared to the 
project’s less-than-significant impacts related to each of these issue areas listed above.  Alternative A 
would also result in no impacts related to special-status wildlife species, compared to the project’s less-
than-significant but mitigatable impacts related to special-status wildlife species.  However, unlike the 
proposed project, Alternative A would not involve any restoration of the onsite wetlands.   

CULTURAL RESOURCES 

Under Alternative A, no ground-disturbing activities would occur beyond the current farming at the site.  
Since no ground-disturbing activities would occur beyond the current farming at the site under Alternative 
A, Alternative A would result in no impacts to historical resources, archaeological resources, 
paleontological resources, and human remains, compared to the project’s less-than-significant impacts 
related to historical resources and less than significant impacts with mitigation related to archaeological 
resources, paleontological resources, and human remains. 

GEOLOGY & SOILS 

Under Alternative A, no development would occur on the site.  Therefore, this alternative would result in 
no impacts related to fault rupture, seismic ground shaking, and other soil/geologic instabilities (i.e., 
seismic-related ground failure, total and differential settlement, soil erosion, expansive soil, and pervious 
pavements), compared to the project’s less-than-significant impacts related to each of these issue areas 
listed above.   
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HAZARDS & HAZARDOUS MATERIALS 

Because no new land uses would be built on the site and no new residents or employees would be at the 
site under Alternative A, this alternative would result in no impacts related to the routine use, transport 
and disposal of hazardous materials, compared to the project’s less-than-significant impacts related to this 
issue area.  Alternative A would also result in no impacts related to interference with emergency plans 
and wildfires, compared to the project’s less-than-significant impacts related to interference with 
emergency plans, and the project’s less-than-significant impacts related to wildfires.  Additionally, 
Alternative A would result in no impacts related to the accidental release of hazardous materials, 
compared to the project’s less-than-significant impacts with mitigation.  

HYDROLOGY & WATER QUALITY 

Under Alternative A, no development would occur on the site.  Therefore, this alternative would result in 
no impacts related to violation of water quality standards, depletion of groundwater supply and recharge, 
surface water runoff quality, and flood hazards, compared to the project’s less-than-significant impacts 
related to each of these issue areas listed above.  Alternative A would also result in no impacts related to 
the alteration of drainage patterns, surface water runoff quality, and tsunami and seiche, compared to the 
project’s significant but mitigatable impacts related to each of these issue areas listed above. 

LAND USE & PLANNING 

Because Alternative A would not involve any development, it would result in no impacts related to the 
division of an established community and conflict with plans and policies, compared to the project’s less-
than-significant impacts related to each of these issue areas listed above.   

NOISE 

Because Alternative A would not involve any grading or development on the project site or new vehicle 
trips, this alternative would result in no impacts related to construction noise, construction-related 
groundborne vibration, and operational traffic noise, compared to the project’s less-than-significant 
operational noise impacts and significant but mitigatable noise impacts related to construction noise and 
construction-related groundborne vibration.   

POPULATION & HOUSING 

Because the project site would not be developed under Alternative A, no additional population or housing 
would be added to the site.  Therefore, this alternative would result in no impacts related to substantial 
population growth and displacement of substantial population, compared to the project’s less-than-
significant impacts related to each of these issue areas listed above.  However, a No Project scenario 
would not provide the project benefits of low-income housing for up to 50 DD members of the regional 
community. 
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PUBLIC SERVICES 

Police 

Under Alternative A, there would be no development on the project site and thus this alternative would 
not create additional demand for police protection services.  Therefore, implementation of this alternative 
would result in no impacts related to police protection services, compared to the project’s less-than-
significant impacts related to police protection services.  

Fire Protection 

Under Alternative A, there would be no development on the project site and thus this alternative would 
not create additional demand for fire protection services.  Therefore, implementation of this alternative 
would result in no impacts related to fire protection services, compared to the project’s significant but 
mitigatable impacts related to fire protection services.  

Schools 

Under Alternative A, there would be no development of residential land uses and no additional residents 
and school-aged children on the project site, and thus, this alternative would not create additional demand 
for school services.  Therefore, implementation of this alternative would result in no impacts related to 
school services, compared to the project’s less-than-significant impacts related to school services. 

Parks & Recreation 

Under Alternative A, there would be no development of residential land uses and no additional families 
on the project site, and thus, this alternative would not create additional demand for parks and recreation 
services.  Therefore, implementation of this alternative would result in no impacts related to parks and 
recreation, compared to the project’s less-than-significant impacts related to parks and recreation.  

Libraries 

Under Alternative A, there would be no development on the project site and thus this alternative would 
not create additional demand for library services.  Therefore, implementation of this alternative would 
result in no impacts related to library services, compared to the project’s less-than-significant impacts 
related to library services.  

TRANSPORTATION/TRAFFIC 

Under Alternative A, no development on the project site would occur, and as such, no new vehicle trips 
would be generated.  Therefore, this alternative would result in no impacts related to traffic hazards, 
access and onsite circulation, emergency access, parking, transit service, and pedestrian and bicycle 
facilities, compared to the project’s less-than-significant impacts related to each of these issue areas listed 
above.  Alternative A would also result in no impacts related to intersection LOS and capacity, and 
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cumulative LOS, compared to the project’s significant but mitigatable impacts related to intersection LOS 
and capacity, and cumulative LOS.   

UTILITIES & SERVICE SYSTEMS 

Sewer 

Because Alternative A would not result in development on the project site this alternative would not result 
in generation of wastewater at the project site, and therefore no wastewater treatment plant or wastewater 
disposal would be needed.  Thus, Alternative A would result in no impacts related to wastewater 
collection capacity, sanitary district regulations, wastewater recycling and disposal requirements, water 
flow estimates, and creek crossing by sewage pipeline, compared to the project’s significant but 
mitigatable impacts related to the other issue areas listed above.  Alternative A would also result in no 
impacts related to wastewater treatment and capacity, compared to the project’s less-than-significant 
impacts related to wastewater treatment and capacity.   

Water  

Because Alternative A would not result in development on the project site this alternative would not result 
in a demand for more water at the project site.  Thus, Alternative A would result in no impacts related to 
new or expanded water facilities, potable water demands, adequacy of onsite water well, and water 
treatment system, compared to the project’s less-than-significant impacts related to each of these issue 
areas listed above.   

Solid Waste 

Because Alternative A would not result in development on the project site this alternative would not result 
in generation of solid waste at the project site.  Thus, Alternative A would result in no impacts related to 
landfill capacity, compared to the project’s less-than-significant impacts related to landfill capacity. 

Energy 

Because Alternative A would not result in development on the project site this alternative would not 
require additional energy beyond what is required under existing conditions.  Therefore, Alternative A 
would result in no impacts related to energy, compared to the project’s less-than-significant impacts 
related to energy. 

RELATIONSHIP OF THE ALTERNATIVE TO THE PROJECT OBJECTIVES 

Alternative A does not meet the project objectives. 
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B. ALTERNATIVE B (REDUCED INTENSITY/HEIGHT FOR OFFICE PARK AND 
REDUCED DENSITY FOR WELLNESS CENTER) 

Alternative B reduces the size of the Office Park from 225,000 square feet to 186,000 square feet and 
reduces the height of the Office Park buildings from three stories to two stories.  The 70 apartment style 
and single-story style units (“breezeway units”) for use by up to 50 DD residents and 20 staff members 
proposed for the Wellness Center would be reduced to 57 apartment style and single-story style units.  
The 57 units would be used and shared by up to 50 DD residents and 20 staff members.  A reduced 
development alternative with less than 186,000 square feet for the Office Park and fewer than 57 units for 
the Wellness Center was rejected as being infeasible because it would not be economically viable, 
according to the applicant.   

Except as described above, other project characteristics are assumed to be generally similar to those of the 
proposed project, for the purpose of analyzing Alternative B.  These characteristics include but are not 
limited to the general location, design and building materials and colors; the specific land uses and tenant 
types; Platinum level LEED certification, utilities and onsite power generation; onsite farming; wetlands 
restoration; grading; and phasing. 

The potential environmental impacts associated with this alternative are described below and are 
compared to the significant environmental impacts associated with the proposed project.  All applicable 
mitigation measures recommended for the proposed project are incorporated into Alternative B. 

AESTHETICS 

Under Alternative B, a four-building Office Park with 39,000 fewer square feet than the project would be 
developed, and the height of the office buildings would be two stories instead of three.  However, it 
should be noted that under this scenario the building footprint of each office building would increase by 
approximately 20 percent.  Also, the number of units for the Wellness Center would be reduced from 70 
to 57 as a part of Alternative B.  Due to the lower height of buildings, buildings would be almost entirely 
screened by the proposed landscaping.  Where the proposed project would have been visible from Airport 
Street/Stanford Avenue and Highway 1 with mature landscaping, under this scenario, the buildings would 
be less visible from these locations.  Likewise, there would be fewer impacts to scenic resources and 
visual character than the project under Alternative B, all of which were found to be less than significant 
with implementation of the proposed project.  Additionally, due to the lower height and fewer windows 
associated with Alternative B, there would be fewer light and glare impacts under Alternative B compared 
to the project, which were found to be less than significant with mitigation.   

AGRICULTURE RESOURCES 

The majority of the existing farming onsite would be replaced by the proposed Wellness Center and 
Office Park under both the project and Alternative B.  However, less development would occur on the 
Wellness Center site under Alternative B and this alternative does include the proposed onsite farming.  
The project site is depicted as Urban and Built-up Land and Other Land on the Important Farmland Map 
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for San Mateo County.  Therefore, the project site has not been designated as important farmland and 
development of the site would not involve conversion of important farmland.  Thus, Alternative B would 
result in similar impacts to agriculture resources as the proposed project, which were found to be less than 
significant.   

AIR QUALITY 

Alternative B would result in less air emissions compared to the project because Alternative B involves 
less square footage for office and residential uses and fewer housing units, as well as a reduction in 
vehicle trips due to a reduction in office space.  Similar to the project, Alternative B would result in 
significant but mitigatable impacts related to construction emissions and objectionable odors.  Also 
similar to the proposed project, Alternative B would result in less-than-significant air quality impacts 
related to: consistency with Air Quality Plan, operational emissions, cumulative regional operational 
emissions, sensitive receptors, and greenhouse gas emissions.   

BIOLOGICAL RESOURCES 

Due to one fewer story for each of the four office buildings, the building footprints for these buildings 
would be approximately 20 percent larger than the project, resulting in less wetlands restoration compared 
to the project.  As a result, biological resources impacts associated with Alternative B could be greater 
than those associated with the project.  However, as less of the Wellness Center site would be developed, 
buffer areas between the development and the wetlands could increase.  While less square footage for 
office and residential uses and fewer units would be built under Alternative B compared to the project, 
Alternative B would still result in substantial grading of the site.  Specifically, like the project, Alternative 
B would result in less-than-significant impacts related to: special-status plant species, sensitive natural 
communities, wildlife movement and habitat connectivity, and conformance with policies and ordinances 
related to the protection of biological resources.  Likewise, Alternative B would also result in significant 
but mitigatable impacts related to special-status wildlife species.  

CULTURAL RESOURCES 

Due to fewer housing units, development of the Wellness Center would avoid the cultural site on the 
western portion of the site, resulting in fewer impacts to cultural resources than the proposed project.  
However, Alternative B would still result in grading of most of the site which could, potentially, contain 
unrecorded archaeological deposits.  As a result, cultural resources impacts associated with Alternative B 
may include less-than-significant historical resources impacts, and significant but mitigatable impacts 
related to archaeological resources, paleontological resources, and human remains.   

GEOLOGY & SOILS 

Geology and soils impacts associated with Alternative B would be similar to slightly less compared to the 
project because both Alternative B and the project would result in grading and development of most of 
the site.  The slight difference in impacts is attributed to Alternative B involving one fewer building story 



San Mateo County  October 2009 

 
 

 

Big Wave Wellness Center and Office Park  VI. Alternatives to the Proposed Project 
Draft Environmental Impact Report  Page VI-13 
 

for each of the four buildings at the Office Park as well as fewer employees at the Office Park that would 
be subject to the geology and soils hazards associated with the project site.  Overall and similar to the 
project however, Alternative B would result in less-than-significant impacts related to fault rupture and 
seismic ground shaking, and significant but mitigatable impacts related to other soil/geologic instabilities 
(i.e., seismic-related ground failure, total and differential settlement, soil erosion, expansive soil, and 
pervious pavements). 

HAZARDS & HAZARDOUS MATERIALS 

The reduction is building square footage, units, and building heights associated with Alternative B is not 
anticipated to substantially change the hazards and hazardous materials impacts associated with the 
project.  Implementation of Alternative B would result in less-than-significant impacts related to the 
routine use, transport and disposal of hazardous materials, similar to the project.  Alternative B would 
also result in less-than-significant impacts related to interference with emergency plans, and the project’s 
less-than-significant impacts related to wildfires.  Also, Alternative B would result in significant but 
mitigatable impacts related to accidental release of hazardous materials and airport operations, which is 
also similar to the impacts associated with the project.  

HYDROLOGY & WATER QUALITY 

This scenario would result in increased building footprints at the Office Park and decreased building 
footprints at the Wellness Center.  Therefore, Alternative B would still result in roughly the same amount 
of impermeable surfaces on the site.  As a result, hydrology and water quality impacts associated with 
Alternative B would be similar to those associated with the project.  Both Alternative B and the project 
would result in less-than-significant impacts related to violation of water quality standards, depletion of 
groundwater supply and recharge, surface water runoff quantity, and flood hazards.  Alternative B and the 
project would also result in significant but mitigatable impacts related to the alteration of drainage 
patterns, surface water runoff quality, and tsunami and seiche. 

LAND USE & PLANNING 

The reduction in building square footage, units and building heights associated with Alternative B would 
not change the land use impacts associated with the proposed project.  Specifically, both Alternative B 
and the project would result in less-than-significant impacts related to the division of an established 
community and conflict with plans and policies. 

NOISE 

Although less construction would be associated with Alternative B compared to the project due to a 
reduction in office space and units, this alternative would still result in significant but mitigatable impacts 
related to construction noise and groundborne vibration, similar to the project.  Like the project, 
Alternative B would also result in less-than-significant operational noise impacts.   
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POPULATION & HOUSING 

Under Alternative B, the 70 apartment style and single-story style units (“breezeway units”) for use by up 
to 50 DD residents and 20 staff members proposed for the Wellness Center would be reduced to 57 
apartment style and single-story style units.  However, the 57 units would still be used and shared by up 
to 50 DD residents and 20 staff members.  As such, there would be no population change for the Wellness 
Center under Alternative B.  The reduction in office square footage associated with this alternative could 
result in slightly less permanent population in the area under the worst-case assumption that all employees 
relocated to the project area from outside of the unincorporated Half Moon Bay area.  Regardless, 
Alternative B is anticipated to result in similar population and housing impacts as the proposed project.  
Specifically, Alternative B would also result in less-than-significant impacts related to inducing 
substantial population growth and related to the displacement of substantial amount of population. 

PUBLIC SERVICES 

Police 

Because there would not be a substantial change in population as a result of Alternative B compared to 
the project, demands for police protection services under this alternative are anticipated to be similar to 
the proposed project, which were found to be less than significant.   

Fire Protection 

Because there would not be a substantial change in population as a result of Alternative B compared to 
the project, demands for fire protection services under this alternative are anticipated to be similar to the 
proposed project, which were found to be less than significant with mitigation.   

Schools 

Because there would not be a substantial change in population as a result of Alternative B compared to 
the project, demands for schools services under this alternative are anticipated to be similar to the 
proposed project, which were found to be less than significant.   

Parks & Recreation 

Because there would not be a substantial change in population as a result of Alternative B compared to 
the project, demands for parks and recreation services under this alternative are anticipated to be similar 
to the proposed project, which were found to be less than significant.   

Libraries 

Because there would not be a substantial change in population as a result of Alternative B compared to 
the project, demands for library services under this alternative are anticipated to be similar to the 
proposed project, which were found to be less than significant.   
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TRANSPORTATION/TRAFFIC 

Section IV.M (Transportation/Traffic) of the DEIR found that the proposed project would result in less-
than-significant impacts related to traffic hazards, access and onsite circulation, emergency access, 
parking, transit service, and pedestrian and bicycle facilities.  Section IV.M (Transportation/Traffic) of 
the DEIR also concluded that the proposed project would result in significant but mitigatable impacts 
related to intersection LOS and capacity, and cumulative LOS.  Given Alternative B reduces the office 
building square footage associated with the project, this alternative would also result in less-than-
significant impacts related to traffic hazards, access and onsite circulation, emergency access, parking, 
transit service, and pedestrian and bicycle facilities.  Likewise, Alternative B would also result in 
significant but mitigatable impacts related to intersection LOS and capacity, and cumulative LOS. 

UTILITIES & SERVICE SYSTEMS 

Sewer 

By reducing the Office Park by 39,000 square feet, Alternative B would result in the generation of less 
sewage compared to the project, and hence less sewage to be treated by the onsite wastewater plant and 
less treated sewage to dispose or recycle.  Similar to the project, Alternative B would result in less-than-
significant impacts related to wastewater treatment and capacity and sanitary district regulations.  Like the 
project, Alternative B would also result in significant but mitigatable impacts related to wastewater 
collection capacity, wastewater recycling and disposal, water flow estimates, and creek crossing by 
sewage pipeline. 

Water  

By reducing the Office Park by 39,000 square feet, Alternative B would result in the consumption of less 
water compared to the project.  Similar to the project, Alternative B would result in less-than-significant 
impacts related to new or expanded water facilities, potable water demands, adequacy of onsite water 
well, and water treatment system.  

Solid Waste 

Alternative B would result in less generation of solid waste compared to the proposed project because it 
involves 39,000 fewer square feet of office space than the project.  However, impacts related to solid 
waste would be less than significant under Alternative B, which is similar to the project.   

Energy 

Alternative B would require less energy compared to the proposed project because it involves 39,000 
fewer square feet of office space than the project.  However, impacts related to energy would be less than 
significant under Alternative B, which is similar to the project.   



San Mateo County  October 2009 

 
 

 

Big Wave Wellness Center and Office Park  VI. Alternatives to the Proposed Project 
Draft Environmental Impact Report  Page VI-16 
 

RELATIONSHIP OF THE ALTERNATIVE TO THE PROJECT OBJECTIVES 

Alternative B meets the project objectives. 

C. ALTERNATIVE C (MODIFIED OFFICE PARK SITE PLAN ALTERNATIVE 1) 

Alternative C reduces the building height of the Office Park from three stories to two stories but 
maintains the size of the proposed offices at 225,000 square feet.  As a result, the building footprint for 
the Office Park would increase from 80,000 square feet to approximately 113,000 square feet.  These 
changes to the project under Alternative C would also result in a reduction of the wetlands restoration 
from 226,038 square feet to approximately 192,000 square feet.  However, the same amount of parking 
spaces as the project would be provided under Alternative C.  No changes are proposed to the Wellness 
Center as a part of this alternative.   

Except as described above, other project characteristics are assumed to be generally similar to those of the 
proposed project, for the purpose of analyzing Alternative C.  These characteristics include but are not 
limited to the general location, design and building materials and colors; the specific land uses and tenant 
types; Platinum level LEED certification, utilities and onsite power generation; onsite farming; grading; 
and phasing. 

The potential environmental impacts associated with this alternative are described below and are 
compared to the significant environmental impacts associated with the proposed project.  All applicable 
mitigation measures recommended for the proposed project are incorporated into Alternative C. 

AESTHETICS 

While the lot coverage for the Office Park parcel would increase under Alternative C, the building heights 
for the four office buildings would be reduced from three stories to two stories.  Due to the lower height 
of buildings, buildings would be almost entirely screened by the proposed landscaping.  Where the 
proposed project would have been visible from Airport Street/Stanford Avenue and Highway 1 with 
mature landscaping, under this scenario, the buildings would be less visible from these locations.  As a 
result, there would be fewer impacts to scenic views, scenic resources, and visual character than the 
project under Alternative C, all of which were found to be less than significant with implementation of the 
proposed project.  Like the project, light and glare impacts associated with Alternative C would be less 
than significant after mitigation.   

AGRICULTURE RESOURCES 

Given that the same amount of square footage and units would be developed under both Alternative C and 
the project, the majority of the existing farming onsite would be replaced by this alternative and the 
project.  The project site is depicted as Urban and Built-up Land and Other Land on the Important 
Farmland Map for San Mateo County.  Therefore, the project site has not been designated as important 
farmland and development of the site would not involve conversion of important farmland.  Thus, 
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Alternative C would result in similar impacts to agriculture resources as the proposed project, which were 
found to be less than significant.   

AIR QUALITY 

Alternative C would result in similar air emissions compared to the project because Alternative C 
involves the same square footage and units as well as vehicle trips.  Similar to the project, Alternative C 
would result in significant but mitigatable impacts related to construction emissions and objectionable 
odors.  Also similar to the proposed project, Alternative C would result in less-than-significant air quality 
impacts related to: consistency with Air Quality Plan, operational emissions, cumulative regional 
operational emissions, sensitive receptors, and greenhouse gas emissions.   

BIOLOGICAL RESOURCES 

Under Alternative C the building footprint for the Office Park would increase from 80,000 square feet to 
approximately 113,000 square feet, resulting in a reduction of the wetlands restoration from 226,038 
square feet to approximately 192,000 square feet.  Therefore, Alternative C would result in decreased 
benefits to wetlands than the proposed project.  However, similar to the project, Alternative C would 
result in less-than-significant impacts related to: special-status plant species, sensitive natural 
communities, wildlife movement and habitat connectivity, and conformance with policies and ordinances 
related to the protection of biological resources.  Likewise, Alternative C would also result in significant 
but mitigatable impacts related to special-status wildlife species.   

CULTURAL RESOURCES 

Approximately the same amount of grading would occur under Alternative C compared to the project.  As 
a result, cultural resources impacts associated with Alternative C would be similar to those associated 
with the project.  Such impacts include less-than-significant historical resources impacts, and significant 
but mitigatable impacts related to archaeological resources, paleontological resources, and human 
remains.   

GEOLOGY & SOILS 

Geology and soils impacts associated with Alternative C would be similar to slightly less compared to the 
project because both Alternative C and the project would result in grading and development of most of 
the site.  The slight difference in impacts is attributed to Alternative C involving one fewer building story 
for each of the four buildings and, thereby, fewer occupants exposed to geology and soils hazards at the 
Office Park.  Overall and similar to the project however, Alternative C would result in less-than-
significant impacts related to exposure of Office Park and Wellness Center occupants to fault rupture and 
seismic ground shaking, and significant but mitigatable impacts related to other soil/geologic instabilities 
(i.e., seismic-related ground failure, total and differential settlement, soil erosion, expansive soil, and 
surface weakness associated with pervious pavements). 
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HAZARDS & HAZARDOUS MATERIALS 

Implementation of Alternative C would result in less-than-significant impacts related to the routine use, 
transport and disposal of hazardous materials, similar to the project.  Alternative C would also result in 
less-than-significant impacts related to interference with emergency plans, and the project’s less-than-
significant impacts related to wildfires.  Also, Alternative C would result in significant but mitigatable 
impacts related to accidental release of hazardous materials and airport operations, which is also similar to 
the impacts associated with the project.  

HYDROLOGY & WATER QUALITY 

Increased building footprints and a loss of restored wetlands at the Office Park under Alternative C would 
result in a greater amount of impermeable surfaces on the site compared to the project.  As a result, 
hydrology and water quality impacts associated with Alternative C would greater than those associated 
with the project.  However, both Alternative C and the project would result in less-than-significant 
impacts related to violation of water quality standards, depletion of groundwater supply and recharge, 
surface water runoff quantity, and flood hazards.  Alternative C and the project would also result in 
significant but mitigatable impacts related to the alteration of drainage patterns, surface water runoff 
quality, and tsunami and seiche. 

LAND USE & PLANNING 

Land use and planning impacts associated with Alternative C would be similar to the proposed project 
because both scenarios involve the same amount of square footage and development as well as the same 
land uses and discretionary actions.  Both Alternative C and the project would result in less-than-
significant impacts related to the division of an established community and conflict with plans and 
policies. 

NOISE 

Alternative C would result in increased impacts related to construction noise and operational traffic noise 
to sensitive receptors at the Mobile Home Park to the north because it involves the location of buildings 
and therefore construction in closer proximity to adjacent residential uses, due to increased building 
footprints. This alternative would result in significant but mitigatable impacts related to construction 
noise and groundborne vibration, similar to the project.  Like the project, Alternative C would also result 
in less-than-significant operational noise impacts. 

POPULATION & HOUSING 

Under Alternative C, the Wellness Center would include the same amount of DD residents and staff and 
the Office Park would include the same amount of employees.  As such, Alternative C would result in 
similar population and housing impacts as the proposed project.  Specifically, Alternative C would also 
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result in less-than-significant impacts related to inducing substantial population growth and related to the 
displacement of substantial amount of population. 

PUBLIC SERVICES 

Police 

Because there would not be a change in population as a result of Alternative C compared to the project, 
demands for police protection services under this alternative would be similar to the proposed project, 
which were found to be less than significant.   

Fire Protection 

Because there would not be a change in population as a result of Alternative C compared to the project, 
demands for fire protection services under this alternative would be similar to the proposed project, which 
were found to be less than significant with mitigation.   

Schools 

Because there would not be a change in population as a result of Alternative C compared to the project, 
demands for schools services under this alternative would be similar to the proposed project, which were 
found to be less than significant.   

Parks & Recreation 

Because there would not be a change in population as a result of Alternative C compared to the project, 
demands for parks and recreation services under this alternative would be similar to the proposed project, 
which were found to be less than significant.   

Libraries 

Because there would not be a change in population as a result of Alternative C compared to the project, 
demands for library services under this alternative would be similar to the proposed project, which were 
found to be less than significant.   

TRANSPORTATION/TRAFFIC 

Section IV.M (Transportation/Traffic) of the DEIR found that the proposed project would result in less-
than-significant impacts related to traffic hazards, access and onsite circulation, emergency access, 
parking, transit service, and pedestrian and bicycle facilities.  Section IV.M (Transportation/Traffic) of 
the DEIR also concluded that the proposed project would result in significant but mitigatable impacts 
related to intersection LOS and capacity, and cumulative LOS.  Given Alternative C includes the same 
building square footage and units associated with the project, this alternative would also result in less-
than-significant impacts related to traffic hazards, access and onsite circulation, emergency access, 
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parking, transit service, and pedestrian and bicycle facilities.  Likewise, Alternative C would also result in 
significant but mitigatable impacts related to intersection LOS and capacity, and cumulative LOS. 

UTILITIES & SERVICE SYSTEMS 

Sewer 

Alternative C would result in the generation of a similar amount sewage compared to the project because 
it involves the same amount of square footage and units as the project.  Similar to the project, Alternative 
C would result in less-than-significant impacts related to wastewater treatment and capacity and sanitary 
district regulations.  Like the project, Alternative C would also result in significant but mitigatable 
impacts related to wastewater collection capacity, wastewater recycling and disposal, water flow 
estimates, and creek crossing by sewage pipeline. 

Water  

Alternative C would result in the consumption of a similar amount of water compared to the project 
because it involves the same amount of square footage and units as the project.  Similar to the project, 
Alternative C would result in less-than-significant impacts related to new or expanded water facilities, 
potable water demands, adequacy of onsite water well, and water treatment system. 

Solid Waste 

Alternative C would result in the generation of a similar amount of solid waste compared to the proposed 
project because it involves the same amount of square footage and units as the project.  Impacts related to 
solid waste would be less than significant under Alternative C, which is similar to the project.   

Energy 

Alternative C would require a similar amount of energy compared to the proposed project because it 
involves the same amount of square footage and units as the project.  Impacts related to energy would be 
less than significant under Alternative C, which is similar to the project.   

RELATIONSHIP OF THE ALTERNATIVE TO THE PROJECT OBJECTIVES 

Alternative C meets the project objectives. 

D. ALTERNATIVE D (MODIFIED OFFICE PARK SITE PLAN ALTERNATIVE 2) 

Alternative D reduces the size of the Office Park from 225,000 square feet to 200,000 square feet and also 
eliminates Building A from the Office Park parcel, resulting in three office buildings instead of four.  As a 
result, the building footprint at the Office Park would decrease from 80,000 square feet to approximately 
67,000 square feet.  The three remaining office buildings (Buildings B, C and D) would be three stories in 
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height and would be built in the same location as proposed by the project (see Figure III-10).  No changes 
are proposed to the Wellness Center as a part of this alternative.   

Except as described above, other project characteristics are assumed to be generally similar to those of the 
proposed project, for the purpose of analyzing Alternative C.  These characteristics include but are not 
limited to the general location, design and building materials and colors; the specific land uses and tenant 
types; Platinum level LEED certification, utilities and onsite power generation; onsite farming; wetlands 
restoration; grading; and phasing. 

The potential environmental impacts associated with this alternative are described below and are 
compared to the significant environmental impacts associated with the proposed project.  All applicable 
mitigation measures recommended for the proposed project are incorporated into Alternative C. 

AESTHETICS 

Under Alternative D, Building A would be eliminated from the Office Park parcel resulting in three office 
buildings instead of four.  While building heights at the Office Park parcel would still be three stories, the 
elimination of Building A would provide more of a view of the bluffs to the southwest from Airport 
Street.  Overall, Alternative D would result in less-than-significant impacts related to scenic views, scenic 
resources, and visual character, and less-than-significant impacts with mitigation related to light and 
glare, similar to the project. 

AGRICULTURE RESOURCES 

While less development would occur on the Office Park site under Alternative D and this alternative does 
include some onsite farming at the Wellness Center site, the majority of the existing farming onsite would 
be replaced by the proposed Wellness Center and Office Park under both the project and Alternative D.  
The project site is depicted as Urban and Built-up Land and Other Land on the Important Farmland Map 
for San Mateo County.  Therefore, the project site has not been designated as important farmland and 
development of the site would not involve conversion of important farmland.  Thus, Alternative D would 
result in similar impacts to agriculture resources as the proposed project, which were found to be less than 
significant.   

AIR QUALITY 

Alternative D would result in slightly less air emissions compared to the project because Alternative D 
involves less square footage as well as a reduction in vehicle trips.  Similar to the project, Alternative D 
would result in significant but mitigatable impacts related to construction emissions and objectionable 
odors.  Also similar to the proposed project, Alternative D would result in less-than-significant air quality 
impacts related to: consistency with Air Quality Plan, operational emissions, cumulative regional 
operational emissions, sensitive receptors, and greenhouse gas emissions.   
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BIOLOGICAL RESOURCES 

Due to the construction of only three office buildings at the Office Park, Alternative D could provide 
more wetlands restoration compared to the project.  While less square footage would be built under 
Alternative D compared to the project, Alternative D would still result in grading of most of the site.  As a 
result, biological resources impacts associated with Alternative D would be similar to those associated 
with the project.  Specifically, similar to the project, Alternative D would result in less-than-significant 
impacts related to: special-status plant species, sensitive natural communities, wildlife movement and 
habitat connectivity, and conformance with policies and ordinances related to the protection of biological 
resources.  Likewise, Alternative D would also result in significant but mitigatable impacts related to 
special-status wildlife species.     

CULTURAL RESOURCES 

Although less square footage would be built under Alternative D compared to the project, Alternative D 
would still result in grading of most of the site.  As a result, cultural resources impacts associated with 
Alternative D would be similar to those associated with the project.  Such impacts include less-than-
significant historical resources impacts, and significant but mitigatable impacts related to archaeological 
resources, paleontological resources, and human remains.   

GEOLOGY & SOILS 

Geology and soils impacts associated with Alternative D would be similar to slightly less compared to the 
project because both Alternative D and the project would result in grading and development of most of 
the site.  The slight difference in impacts is attributed to Alternative D involving one fewer building as 
well as slightly fewer employees at the Office Park that would be subject to the geology and soils hazards 
associated with the project site.  Overall and similar to the project however, Alternative D would result in 
less-than-significant impacts related to fault rupture and seismic ground shaking, and significant but 
mitigatable impacts related to other soil/geologic instabilities (i.e., seismic-related ground failure, total 
and differential settlement, soil erosion, expansive soil, and pervious pavements). 

HAZARDS & HAZARDOUS MATERIALS 

The reduction is building square footage associated with Alternative D is not anticipated to substantially 
change the hazards and hazardous materials impacts associated with the project.  Implementation of 
Alternative D would result in less-than-significant impacts related to the routine use, transport and 
disposal of hazardous materials, similar to the project.  Alternative D would also result in less-than-
significant impacts related to interference with emergency plans, and the project’s less-than-significant 
impacts related to wildfires.  Also, Alternative D would result in significant but mitigatable impacts 
related to accidental release of hazardous materials and airport operations, which is also similar to the 
impacts associated with the project.  
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HYDROLOGY & WATER QUALITY 

Slightly less square footage would be built under Alternative D compared to the project, thus Alternative 
D could result in 13,000 square feet less impermeable surfaces on the site.  However, hydrology and 
water quality impacts associated with Alternative D are anticipated to be similar to those associated with 
the project.  Both Alternative D and the project would result in less-than-significant impacts related to 
violation of water quality standards, depletion of groundwater supply and recharge, surface water runoff 
quantity, and flood hazards.  Alternative D and the project would also result in significant but mitigatable 
impacts related to the alteration of drainage patterns, surface water runoff quality, and tsunami and seiche. 

LAND USE & PLANNING 

The reduction in building square footage associated with Alternative D would not change the land use 
impacts associated with the proposed project.  Specifically, both Alternative D and the project would 
result in less-than-significant impacts related to the division of an established community and conflict 
with plans and policies. 

NOISE 

Although less construction (including the elimination of Building A, which is the closest sensitive noise 
receptor to the project site) and fewer vehicle trips would be associated with Alternative D compared to 
the project, this alternative would still result in significant but mitigatable impacts related to construction 
noise and groundborne vibration, similar to the project.  Like the project, Alternative D would also result 
in less-than-significant operational noise impacts. 

POPULATION & HOUSING 

Under Alternative D, the Wellness Center would include the same amount of DD residents and staff 
whereas the Office Park would include slightly fewer employees.  As such, there would be no population 
change for the Wellness Center under Alternative D.  The reduction in office square footage associated 
with this alternative could result in slightly less permanent population in the area under the worst-case 
assumption that all employees relocated to the project area from outside of the unincorporated Half Moon 
Bay area.  Regardless, Alternative D is anticipated to result in similar population and housing impacts as 
the proposed project.  Specifically, Alternative D would also result in less-than-significant impacts related 
to inducing substantial population growth and related to the displacement of substantial amount of 
population. 

PUBLIC SERVICES 

Police 

Because there would not be a substantial change in population as a result of Alternative D compared to 
the project, demands for police protection services under this alternative are anticipated to be similar to 
the proposed project, which were found to be less than significant.   
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Fire Protection 

Because there would not be a substantial change in population as a result of Alternative D compared to 
the project, demands for fire protection services under this alternative are anticipated to be similar to the 
proposed project, which were found to be less than significant with mitigation.   

Schools 

Because there would not be a substantial change in population as a result of Alternative D compared to 
the project, demands for schools services under this alternative are anticipated to be similar to the 
proposed project, which were found to be less than significant.   

Parks & Recreation 

Because there would not be a substantial change in population as a result of Alternative D compared to 
the project, demands for parks and recreation services under this alternative are anticipated to be similar 
to the proposed project, which were found to be less than significant.   

Libraries 

Because there would not be a substantial change in population as a result of Alternative D compared to 
the project, demands for library services under this alternative are anticipated to be similar to the 
proposed project, which were found to be less than significant.   

TRANSPORTATION/TRAFFIC 

Section IV.M (Transportation/Traffic) of the DEIR found that the proposed project would result in less-
than-significant impacts related to traffic hazards, access and onsite circulation, emergency access, 
parking, transit service, and pedestrian and bicycle facilities.  Section IV.M (Transportation/Traffic) of 
the DEIR also concluded that the proposed project would result in significant but mitigatable impacts 
related to intersection LOS and capacity, and cumulative LOS.  Given Alternative D reduces the building 
square footage associated with the project, this alternative would still result in less-than-significant 
impacts related to traffic hazards, access and onsite circulation, emergency access, parking, transit 
service, and pedestrian and bicycle facilities.  Likewise, Alternative D would also result in significant but 
mitigatable impacts related to intersection LOS and capacity, and cumulative LOS. 

UTILITIES & SERVICE SYSTEMS 

Sewer 

By reducing the Office Park by 25,000 square feet, Alternative D would result in the generation of less 
sewage compared to the project, and hence less sewage to be treated by the onsite wastewater plant and 
less treated sewage to dispose or recycle.  Similar to the project, Alternative D would result in less-than-
significant impacts related to wastewater treatment and capacity and sanitary district regulations.  Like the 
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project, Alternative D would also result in significant but mitigatable impacts related to wastewater 
collection capacity, wastewater recycling and disposal, water flow estimates, and creek crossing by 
sewage pipeline. 

Water  

By reducing the Office Park by 25,000 square feet, Alternative D would result in the consumption of less 
water compared to the project.  Similar to the project, Alternative D would result in less-than-significant 
impacts related to new or expanded water facilities, potable water demands, adequacy of onsite water 
well, and water treatment system. 

Solid Waste 

Alternative D would result in less generation of solid waste compared to the proposed project because it 
involves 25,000 fewer square feet than the project.  However, impacts related to solid waste would be less 
than significant under Alternative D, which is similar to the project.   

Energy 

Alternative D would require less energy compared to the proposed project because it involves 25,000 
fewer square feet than the project.  However, impacts related to energy would be less than significant 
under Alternative D, which is similar to the project.   

RELATIONSHIP OF THE ALTERNATIVE TO THE PROJECT OBJECTIVES 

Alternative D meets the project objectives. 

E. ENVIRONMENTALLY SUPERIOR ALTERNATIVE 

In addition to the discussion and comparison of impacts of the proposed project and the alternatives, 
Section 15126.6 of the CEQA Guidelines requires that an “environmentally superior” alternative be 
selected and the reasons for such a selection disclosed.  In general, the environmentally superior 
alternative is the alternative that would be expected to generate the least amount of significant impacts.  In 
this case, Alternative A (No Project) would result in the least amount of significant environmental 
impacts (see Table VI-1).  However, Section 15126.6 of the CEQA Guidelines requires that an 
environmentally superior alternative be selected other than the “No Project Alternative”.  Based on the 
analysis above and Table VI-1 on the following pages, Alternative B (Reduced Density/Height for Office 
Park and Reduced Size for Wellness Center Alternative) has been selected as the environmentally 
superior alternative to the proposed project.  Alternative B is superior to the proposed project and other 
alternatives primarily due to fewer impacts to visual resources (due to the 2-story building heights) and 
avoidance of the cultural site on the southern (Wellness Center) site. 
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VII. PREPARERS OF THE EIR & PERSONS CONSULTED 

PREPARERS OF THE EIR 

CEQA Lead Agency 

 San Mateo County Community Development Department 
 San Mateo County, Planning and Building Department 
 455 County Center, 2nd Floor 
 Redwood City, CA 94063 
   Lisa Grote, Director of Community Development 
   Lisa Aozasa, Senior Planner 
   Camille Leung, Planner 

EIR Consultants 

 Christopher A. Joseph & Associates 
179 H Street 
Petaluma, CA 94952 
 Geoff Reilly, Principal/Project Manager 
 Jennie Anderson, Project Manager 
 Michele DiGirolamo-Ross, Senior Environmental Planner 
 Scott Johnson, Graphics Director  
 David Benjamin, Graphics Specialist 
 Patricia Preston, Environmental Planner 
 Jessica Viramontes, Environmental Planner 
 Bryan Chen, Director of Air Quality Programs 
 Michael Brown, Executive Director of Air Quality and Environmental Noise Programs 
 Aindrea Jensen, Senior Biologist 
 Laura Moran, Senior Biologist 
 Jasmine Patel, Associate Environmental Planner 
 Megan Marruffo, Assistant Environmental Planner 
 Megan Steer, Assistant Environmental Planner 

Project Applicant 

 Big Wave Group, LLC 
 P.O. Box 1901 
 El Granada, CA 94018 
   Scott Holmes 
   Jeffrey Peck 
   Nicole DeMartini 
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Applicant’s Consultants 

Enright & Company, Inc. 
1900 O’Farrell Street, Suite 130 
San Mateo, CA 94403 
 Jeffrey Enright, Owner 
 Benjamin Richard Becker, Project Manager 
 
WSP Ecosystem Science & Natural Resources Management 
160 Franklin Street, Suite 300 
Oakland, CA 94607 

  Peggy Fiedler, Ph.D., Senior Botanist/Conservation Ecologist 
 

WSP Environmental and Energy 
2324 Eastlake Avenue East, Suite 505 
Seattle, WA 98102 

  Lyndon Lee, Ph.D., Principal Ecologist 
  Kate Knox, Wetland/Riparian Ecologist  
 
 Bay Area Geotechnical Group (BAGG) 
 950 Industrial Avenue 
 Palo Alto, CA 94303 
  Bruce Gaviglio, Senior Geotechnical Engineer 
  Damon Lai, Project Engineer 

EIR Technical Subconsultants 

 Hexagon Transportation Consultants, Inc. 
40 South Market Street, Suite 600 
San Jose, CA 95113 
 Gary Black, Principal 
 Jeffrey Elia, P.E. 
 Sandi Domingue, Senior Associate 
 
Questa Engineering Corporation 
1220 Brickyard Cove Road, Suite 206 
Point Richmond, CA 94801 
 Norm Hantzsche, P.E., Principal/Managing Engineer  
 Will Hopkins, Senior Engineering Geologist 
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Treadwell & Rollo 
501 14th Street, 3rd Floor 
Oakland, CA 94612 
 Dean Iwasa, P.E., Geotechnical Engineer, Principal  
 Linda Liang, Senior Engineer 
 Eric Morita, Project Geologist 
 Glenn Leong, R.E.A., Associate Scientist  
 
Schaaf & Wheeler Consulting Civil Engineers 
100 N. Winchester Boulevard, Suite 200 
Santa Clara, CA 95050 
 Chuck Anderson, P.E.  
 
Tom Origer & Associates 
P.O. Box 1531 
Rohnert Park, CA 94927 
 Tom Origer, M.A., Principal 
 Janine Loyd, Senior Associate 
 

 Vernazza Wolfe Associates, Inc. 
 5464 College Avenue, Suite C 
 Oakland, CA 94618 
  Marian Wolfe, Ph.D., Principal 

PERSONS CONSULTED 

County of San Mateo 

 County of San Mateo Office of the Sheriff 
 400 County Center, 3rd Floor 
 Redwood City, CA 94063 
  Mark Hanlon, Captain of Operations 
 

San Mateo County Department of Parks 
455 County Center, 4th Floor 
Redwood City, CA 94063 

  Sam Herzberg, Senior Planner 
 
 San Mateo County Agriculuture/Weights and Measures Division 
 728 Heller Street, P.O. Box 999 
 Redwood City, CA 94064 
  Gail Raabe, Director of Agricultural Services 
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 San Mateo County Library 
 125 Lessingia Court 
 San Mateo, CA 94402 

 Anne-Marie Despain, Assistant Director of Library Services 
  

 County of San Mateo Department of Public Works 
 555 County Center, 5th Floor 
 Redwood City, CA 94063 

 James Porter, Director 

State Agencies 

 California State Parks – Santa Cruz District 
 303 Big Trees Park Road 
 Felton, CA 95108  
  Paul Keel, Sector Superintendent 
 
 California Employment Development Department 
 San Francisco Bay Region 
 550 Quarry Road 
 San Carlos, CA 94070 
  Ruth Kavanagh, Labor Market Consultant 
 

Other Agencies 

 Coastside Fire Protection District 
 1191 Main Street 
 Half Moon Bay, CA 94019 
  Paul Cole, Chief 
   
 Cabrillo Unified School District  
 498 Kelly Avenue 
 Half Moon Bay, CA 94109 
  Diane Stupi, Director of Fiscal Services  
 
 Granada Sanitary District 
 147 South River Street, Suite #221 
 Santa Cruz, CA 95060 
  Jonathan Wittwer, District Counsel 
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