
COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  October 27, 2010 
 
 
TO: Planning Commission 
 
FROM: Planning Staff 
 
SUBJECT: Consideration of:  (1) the certification of a Environmental Impact Report (EIR) 

consisting of a Draft EIR and a Final EIR, pursuant to the California Environ-
mental Quality Act (CEQA), (2) a Use Permit, pursuant to Sections 6288.2 and 
6500(d)3 of the County Zoning Regulations, for the modern sanitarium com-
ponent of the Wellness Center and its accessory uses and proposed uses within 
the Airport Overlay (AO) Zoning District, respectively; (3) a Major Subdivision, 
pursuant to the County Subdivision Regulations, to subdivide the northern parcel 
into ten (10) lots as described in Alternative C of the EIR and a Minor 
Subdivision to subdivide the southern parcel into three lots; (4) a Coastal 
Development Permit, pursuant to Section 6328.4 of the County Zoning 
Regulations, for eight (8) Office Park buildings (4 two-story and 4 three-story 
buildings) containing 225,000 sq. ft. of mixed office uses and a 640-space parking 
lot as described in Alternative C of the EIR, two (2) Wellness Center buildings (1 
single story and 1 three-story building) containing a maximum of 57 dwelling 
units to provide affordable housing for a maximum of 50 developmentally 
disabled adults and 20 staff persons and a 50-space parking lot, a 10,000 sq. ft. 
commercial public storage use, wetland habitat creation and other landscaping, 
associated fencing and grading, use of an existing agricultural well for domestic 
purposes, and establishment of a mutual water service company and a community 
wastewater treatment and recycling system; (5) a Design Review Permit, pursuant 
to Section 6565.3 of the County Zoning Regulations, for proposed structures and 
associated grading; (6) an Off-Street Parking Exception, pursuant to Section 6120 
of the County Zoning Regulations to allow 640 parking spaces for the Office Park 
where 737 parking spaces are required for office uses; (7) a Grading Permit, 
pursuant to Section 8600 of the San Mateo County Ordinance Code, to perform 
26,050 cubic yards of balanced cut and fill; and (8) a Development Agreement 
with the County of San Mateo, for the Big Wave Wellness Center and Office Park 
proposed on two undeveloped parcels (APN 047-311-060 and APN 047-312-040) 
located in the unincorporated Princeton-by-the-Sea area of San Mateo County. 

 
 County File Numbers:  PLN 2005-00481 and PLN 2005-00482 
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PROPOSAL 
 
Basic Project Components 
 
The proposed Big Wave Wellness Center and Office Park project is intended to be an 
economically sustainable development that provides housing and employment opportunities 
for low-income developmentally disabled (DD) adults at the Wellness Center.  All buildings 
and development would be designed to meet Platinum-level Leadership in Energy and 
Environmental Design (LEED) certified construction.  The primary components of the proposed 
project include: 
 
Wellness Center 
 
 Housing for DD Adults and Their Aides:  The Wellness Center includes 57 dwelling units 

for the developmentally disabled and their aides.   
 
 Ancillary Uses:  These uses include a fitness center, commercial kitchen, dog grooming 

and laundry facilities, and administrative offices, among other ancillary uses. 
 
 Proposed Subdivision:  The property would be subdivided into three separate lots (Lots 

1-3).  Lot 1 includes the 3-story, 10,000 sq. ft. commercial public storage building.  Lot 2 
includes the 94,762 sq. ft. Wellness Center, including 57 dwelling units and ancillary uses, 
as well as the common areas of the wetlands, wetland buffer areas, area proposed for 
wetland habitat creation, and fire access lane.  Lot 3 includes the 50-space parking lot.  

 
 Project-related business operations to generate income for Wellness Center residents:  The 

DD adults would be employed by the Wellness Center and would also provide services to 
the Office Park, with the Wellness Center funded through association fees and shared 
development costs.  Business operations would be managed by Big Wave Group, Inc., a 
nonprofit corporation, and include:  Big Wave (BW) Catering/Food Services; BW Energy; 
BW Farming; BW Water; BW Transportation; BW Recycling; BW Communications (radio 
telecom link); and BW Maintenance.  

 
Office Park 
 
 Proposed Uses:  The applicant proposed 40% General Office, 25% Research and 

Development, 20% Light Manufacturing, and 15% Storage uses within the Office Park 
buildings.  The Office Park would be occupied by private firms with their own workers.   

 
 Proposed Subdivision:  The property on which the Office Park is proposed to be located 

would be subdivided into ten lots (Lots 1-10).  Lot 1 includes the common areas of the 
wetlands, wetland buffer areas, area proposed for wetland habitat creation, and fire trail.  
Lot 2 includes the 640-space parking lot and walkway areas.  Lots 3-10 would include a 
total of eight (8) two and three-story buildings (225,000 sq. ft. total) planned for mixed 
uses, as described above.   
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Proposed Outdoor Uses Over Project Sites 
 
Creation of wetland habitat; development of a Class 1 multiple purpose trail along Airport Road; 
use of sustainable organic/non-organic, on-site farming for supplemental food sources; a native 
plant nursery for re-vegetation/landscaping efforts; recycling and composting; and development 
of shuttle services. 
 
RECOMMENDATION 
 
That the Planning Commission approve the project as described in Alternative C and as 
presented in the Final EIR (hereafter referred to as the “project”)1.  Under this alternative, the 
total proposed square footage of the Office Park (225,000 sq. ft.) is distributed among eight 
Office Park buildings, rather than four.  As discussed in detail in Section II.C.6 of this staff 
report, the recommendation for the approval of Modified Alternative C of the FEIR is based on 
staff’s review of project compliance with the Visual Resource Component of County’s Local 
Coastal Program (LCP).  Staff also recommends approval of the alternate traffic circulation 
proposal, which would re-route project traffic away from residential streets (e.g., Cypress 
Avenue and Cabrillo Highway) and through the non-residential streets of Princeton, under 
Alternative C. 
 
In addition, staff recommends that the Planning Commission: 
 
1. Certify the Final Environmental Impact Report, and approve the following on the project 

sites: 
 
2. A Use Permit for the modern sanitarium component of the Wellness Center and its 

accessory uses, as well as proposed uses within the AO Zoning District, respectively;  
 
3. A Major Subdivision to subdivide the northern parcel into ten (10) lots as described in 

Alternative C of the EIR and a Minor Subdivision to subdivide the southern parcel into 
three (3) lots;  

 
4. A Coastal Development Permit for Office Park buildings as described in Alternative C 

of the EIR, Wellness Center buildings as described in the EIR, wetland habitat creation and 
other landscaping, associated fencing and grading, use of an existing agricultural well for 
domestic purposes, and establishment of a mutual water service company and a community 
wastewater treatment and recycling system;  

 
5. A Design Review Permit for proposed project structures and associated grading;  
 
6. An Off-Street Parking Exception to allow 640 parking spaces for the Office Park;  
 
7. A Grading Permit to perform 26,050 cubic yards of balanced cut and fill; and  
 

                                                 
1 Alternative C in the Final EIR is a modified, fully developed version of the Alternative C presented in the Draft 
EIR. 
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8. That the Planning Commission recommend approval of a Development Agreement to the 
Board of Supervisors. 

 
BACKGROUND 
 
Report Prepared By:  Camille Leung, Planner III, Telephone 650/363-1826 
 
Owner/Applicant:  Big Wave Group, LLC 
 
Environmental Evaluation:  A Draft Environmental Impact Report (DEIR) was issued with a 64-
day public review period from October 22, 2009 to December 24, 2009.  The Final EIR was 
issued with a 12-day public review period from October 15, 2010 to October 26, 2010. 
 
Chronology: 
 
Date  Action 
 
July 6, 2000 - Recordation of three (3) Certificates of Compliance, including the 

project parcels (PLN 1999-00442). 
 
October 18, 2005 - Application is submitted and is deemed incomplete.  Planning staff 

sends out project referrals to collect comments from other County 
departments. 

 
June 5, 2006 - Pre-application Meeting at the El Granada Elementary School. 
 
December 5, 2006 - County enters into an Agreement with Christopher A. Joseph and 

Associates (CAJA) to perform environmental consulting services, 
including preparation of a Draft Environmental Impact Report for the 
project. 

 
2007 to 2008 - After various site inspections by wetland scientists, it was determined 

that the previous delineation of federal and state wetlands would need 
to be revised.  The new wetland delineation would require the project 
footprint to be revised. 

 
September 18, 2008 - Applicant submits revised project plans for both sites, along with a 

Facilities Plan (Draft #1) for the project, prepared by Big Wave LLC, 
which provides a detailed project description and environmental 
analysis. 

 
November 18, 2008 - EIR Scoping Meeting conducted at the El Granada Elementary School.  

CAJA continues preparation of the Draft EIR based on the revised 
project description. 

 
January 1, 2009 - Applicant submits revised Facilities Plan (Draft #2), including a 

revised project description. 
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October 22, 2009 - Public release date of Draft EIR. 
 
November 4, 2009 - Community Development Director extends the 45- day public review 

period to 60 days, with public review period ending on December 24, 
2009. 

 
November 18, 2009 - Planning Commission Informational Public Hearing of the Draft EIR. 
 
December 24, 2009 - End of Draft EIR 64-day Public Review Period. 
 
October 15, 2010 - Public release date of the FEIR, which includes revisions to the Draft 

EIR, proposed project minor modifications, all comments on the Re-
Circulated DEIR received during the public review period and 
response to comments. 

 
October 27, 2010 - Planning Commission public hearing of the DEIR, FEIR, and 

proposed project. 
 
Location:  The project site is located on the west side of Airport Road, north of Stanford Avenue 
and across the street from the Half Moon Bay Airport, in the unincorporated Princeton area of 
the COunty.  The project site currently consists of two adjacent agricultural fields that are part of 
a larger ongoing and continuous farming operation.  The site is relatively flat with elevations at 
the project site ranging from 9.0 to 27.7 feet National Geodetic Vertical Datum (NGVD), with 
gentle slopes to the south and west.  A natural drainage swale separates the two parcels and leads 
to the Pillar Point Marsh, a salt marsh habitat.  A total of 0.74 acres (32,180 sq. ft.) of wetlands 
on the project site is under the protection of the California Coastal Commission by their 
definition of wetlands.  A portion of this total, 0.45 acres, is under Federal jurisdictional 
waters/wetlands on the project site, under the permit authority of the US Army Corps of 
Engineers (USACOE).  
 
Parcel Sizes:  The project site is 19.4 acres.  APN 047-311-060 (northern parcel) is 
approximately 14.25 acres in size, and APN 047-312-040 (southern parcel) is approximately 
5.28 acres in size. 
 
Existing Zoning: 
 
Northern Parcel (Proposed Office Park site): 
 
 Light Industrial/Design Review/Coastal Development District (M-1/DR/CD) 

 
 Light Industrial/Airport Overlay/Design Review/Coastal Development District 

(M-1/AO/DR/CD)  
 
 Resource Management-Coastal Zone/Design Review/Coastal Development District 

(RM-CZ/DR/CD) 
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Southern Parcel (Proposed Wellness Center site): 
 
 Waterfront/Design Review/Coastal Development District (W/DR/CD) 

 
 Waterfront/Airport Overlay/Design Review/Coastal Development District (W/AO/DR/CD) 

 
 Resource Management-Coastal Zone/Design Review/Coastal Development District 

(RM-CZ/DR/CD) 
 
General Plan Designation:  General Industrial and General Open Space 
 
Setting:  The project site is surrounded by the Half Moon Bay Airport (east), the El Granada 
Mobile Home Park also called “Pillar Ridge” Manufactured Home Community (north), the Pillar 
Point Headlands and Pillar Point Marsh (west), and the Princeton/Pillar Point Harbor industrial/ 
commercial area (south).  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. 
 
Water Supply:  A well on the northern parcel, currently utilized for agricultural irrigation, would 
continue to operate under the proposed project to provide water for domestic use under a new 
private water distribution system.  Domestic well water would be treated with membrane micro 
filtration followed by UV light disinfection.  Fire suppression water supply options to include:  
(1) fire system hookup, (2) using the on-site fire suppression water supply through the Wellness 
Center swimming pool and/or below ground 180,000 gallon tank, or (3) a combination of muni-
cipal hookup and on-site water storage.  As a secondary option, CCWD would provide domestic 
water in lieu of a private system.  The project site is within the sphere of influence of CCWD, 
contiguous to CCWD boundaries and eligible for annexation.  Annexation would require Local 
Agency Formation Commission (LAFCo) approval of an annexation application and California 
Coastal Commission approval of an amendment to the CCWD Coastal Development Permit for 
the El Granada Pipeline. 
 
Sewage Disposal:  Wastewater systems options are:  (1) use of an on-site wastewater treatment 
plant with disposal through a combination of connection to the Granada Sanitary District (GSD) 
system for 8 EDUs and on-site recycled water usage, and/or (2) connection to GSD system for 
all wastewater generated.   
 
Flood Zone:  Significant portions of the project site, as shown on the 1984 FEMA flood map-
ping, are shown in a Zone A flood area (a 100-year flood hazard area).  However, in a 2005 
Letter of Map Amendment (LOMA), FEMA removed the project parcels from the floodplain. 
 
Site Constraints:  The 14.25-acre northern parcel (Office Park Site) contains a 125-foot wide 
Airport Overlay (AO) setback area along the eastern (front) property line, a 100-foot wetland 
buffer zone along the south and west (rear and left) property lines, and an Alquist-Priolo 
Earthquake Fault Zone over a western portion of the property.  The 5.28-acre southern parcel 
(Wellness Center) contains a 125-foot wide Airport Overlay (AO) setback area along the eastern 
(front) property line and a 100-foot wetland buffer zone along the north and west (right and rear) 
property lines.  The southern parcel is not within an Earthquake Fault Zone. 
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DISCUSSION 
 
I. ENVIRONMENTAL REVIEW 
 
A. Preparation of the FEIR 
 
 The 64-day Draft EIR public review period began on October 22, 2009 and ended on 

December 24, 2009.  The purpose of the review period is to provide interested public 
agencies, groups and individuals the opportunity to comment on the adequacy of the DEIR 
and to submit testimony on the possible environmental effects of the proposed project.  
During this period, the County received 245 comment letters. 

 
 Pursuant to Section 15132 of the California Environmental Quality Act (CEQA) Guide-

lines, this FEIR consists of:  (a) Corrections and Additions to the Draft EIR, (b) a list of 
persons and organizations that commented on the Draft EIR, (c) comments received on 
the Draft EIR, (d) the County’s responses to significant environmental points raised in 
the review and consultation process, and (e) any other information added by the County.  
Between the close of the DEIR public review period on December 24, 2009 and the release 
date of the FEIR on October 15, 2010, the County prepared the FEIR.  Initially, Planning 
staff worked on the FEIR, along with its environmental consultant for this project, 
Christopher A. Joseph and Associates (CAJA), and with information provided by the 
applicant, until the County’s contract with CAJA was terminated in March 2010.  
Subsequently, Planning staff completed the FEIR under the review of staff from other 
County departments, along with information provided by the applicant.  The FEIR was 
reviewed by County staff from the Planning and Building Department’s geotechnical 
consultant, the airport and road divisions of the Department of Public Works, the 
Environmental Health Division, Local Agency Formation Commission (LAFCo), and 
County Counsel. 

 
 As Lead Agency under CEQA, the County of San Mateo must provide each public agency 

that commented on the Draft EIR with a copy of its responses to comments at least ten days 
before certifying the Final EIR.  In addition, the Lead Agency may also provide an oppor-
tunity for members of the public to review the Final EIR before certification, although this 
is not a requirement of CEQA.  The Final EIR, together with the DEIR, makes up the Final 
EIR as defined in the State CEQA Guidelines Section 15132.  In compliance with the 
CEQA Guidelines, copies of the FEIR were made available on October 15, 2010 at the 
Planning Department website, at the Planning Department counter, and at the Half Moon 
Bay Library.  Full hard copies of the FEIR were also provided to the Pillar Ridge manu-
factured home community and other community organizations on the same day.  Also, on 
the same day, public agencies that commented on the DEIR were provided a response to 
comment. 
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B. Summary of Comments on the DEIR 
 
 The 245 comment letters to the Draft EIR presented complex questions covering an large 

number of topics.  However, the County received a number of similar questions and 
comments about certain topics.  A comprehensive response to these topics were provided in 
the “Topical Responses,” in Section II.D of Volume I, of the FEIR.  Topical Responses 
were prepared for the following subject areas as summarized, among others:2 

 
1. Story Poles/Visual Simulations of the Proposed Project:  Generally, public comments 

regarding story poles include requests that the applicant be required to erect story poles at 
the site during the public comment period, raise questions about the County’s requirement 
for story poles, challenge the accuracy of computer-generated simulations contained in the 
DEIR, and assert that story poles are needed to provide an accurate depiction of the 
project’s visual impacts.  Topical Response 7 of the FEIR outlines the methodology 
underlying the creation of the visual simulations and maintains that they are accurate. 

 
2. Deferral of Mitigation Measures:  Generally, public comments regarding the alleged 

deferral of mitigation include requests to revise or re-circulate the Draft EIR to provide 
additional technical details or the results of additional studies necessary to determine the 
extent of project impacts.  Commenters assert that the DEIR defers important project 
details and studies into the future and that without such information it is difficult to assess 
impacts and develop appropriate mitigation.  Topical Response 4 of the FEIR describes 
how each required mitigation measure in the DEIR complies with the CEQA Guidelines. 

 
3. Alternatives to the Proposed Project:  Generally, public comments regarding the alterna-

tives to the proposed project request the County to consider a described alternative or an 
alternative project location.  Topical Response 5 of the FEIR outlines the methodology 
underlying the County’s selection of Project Alternatives and adds clarification to the 
alternatives that were considered to be infeasible in the DEIR. 

 
4. Traffic and Parking Impacts:  Generally, public comments regarding traffic and parking 

impacts of the proposed project include statements that:  (1) the capacity of the existing 
road network and levels of service cannot accommodate the amount of traffic that would 
result from the project at full occupancy (particularly traffic associated with the Office 
Park), (2) Mitigation Measure TRANS-1 of the DEIR should be revised to require the 
signal at Cypress Avenue and Highway 1 to be installed prior to occupancy of the Office 
Park, and (3) granting of a Parking Exception will impact parking along Airport Street.  
Topical Response 8 of the FEIR described modifications made to Mitigation Measure 
TRANS-1 in order to require a new traffic report to be submitted upon occupancy of every 
60,000 sq. ft. of office space, until full project occupancy, and to require traffic reports to 
be submitted bi-annually after full project occupancy.  Also, the revised mitigation measure 
requires traffic reports to study the following additional intersections to evaluate if they 
maintain a LOS level “C” or better:  Airport Street and Stanford/Cornell (Study 
Intersection 3 of DEIR), Broadway and Prospect Way (Study Intersection 2), Prospect Way 

                                                 
2 Only some of the Topical Responses are listed here.  Therefore, numbering of Topical Responses does not match 
the FEIR. 
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and Capistrano (Study Intersection 1), and State Route 1 and Capistrano (Study Intersection 
8).  The revised mitigation measure shortens the timeframe for the implementation of the 
recommendations of the traffic report, including signal installation, from 5 years to 1 year 
of the date of the report. 

 
 Regarding parking impacts, Topical Response 8 of the FEIR states that DEIR analysis 

represents a conservative interpretation of the County parking requirements for the mixed-
use Office Park, applying the parking requirements for office use to the entire project and 
setting a parking requirement of 737 parking spaces.  Based on County Parking 
Regulations that set different parking space requirements for “office use” (one space for 
every 200 sq. ft.) and “other uses permitted in the ‘M’ Zoning Districts” (one space for 
every 2,000 sq. ft.), 518 parking spaces would be required for the Office Park project.  
Therefore, the demand for parking at the site is likely to be in between 518 and 737 parking 
spaces, which averages at 628 parking spaces.  Based on the foregoing and the proposed 
shuttle service that reduces the need for 50 parking spaces at the site, granting of a parking 
exception to allow 640 spaces, where 737 would otherwise be called for under the 
regulations, would not result in a significant impact to parking in the area. 

 
5. Tsunami Hazards:  Generally, public comments regarding potential tsunami hazard at the 

project site include statements that the applicant should consider an alternative location for 
the Wellness Center, on the basis that it is inappropriate to provide housing for the devel-
opmentally disabled in a tsunami hazard area.  Other comments offered informational 
resources regarding the design of structures within tsunami areas and evacuation methods.  
Topical Response 9 outline applicable County regulations and summarizes additional 
information provided by the applicant to address concerns including the design of proposed 
structures in the tsunami inundation zone and tsunami evacuation plans. 

 
6. Sanitarium Use Permit:  Several of the commenters stated that the Wellness Center is not a 

permitted use in the Waterfront (W) Zoning District and/or that the project does not meet 
the definition of a “sanitarium”, as that term is used in the County Zoning Regulations.  
Topical Response 11 of the FEIR outlines applicable County regulation and clarifies how 
the proposed use is consistent with a sanitarium use. 

 
7. Construction Phasing for the Office Park:  Generally, commenters stated that the 30- to 

36-month time estimate provided in the DEIR for construction of the Office Park is 
unrealistic, due to the demand-based phasing of the Office Park buildings.  Some com-
menters assert that construction is likely to take place over a longer timeframe and result in 
a longer exposure to noise for people residing or working in the area.  Topical Response 12 
of the FEIR illustrates three potential scenarios for the construction of the Office Park 
buildings (3-year, 7.4 years, and 20 years), each resulting in somewhat different noise 
impacts.3  The three scenarios turn on variations in the demand for mixed office space and 
vary in the following factors:  (1) number of buildings being constructed at any given time, 
(2) continuous or non-continuous construction (gaps or no gaps in time between buildings), 
and (3) the total duration for the completion of project construction. 

                                                 
3 County staff realizes that, in reality, there may be a range of potential scenarios, but in order to simplify the range 
of possible construction scenarios for noise impact analysis, three scenarios are described. 
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8. County Permit History:  Generally, public comments regarding violations at the project 

site make assertions involving one or both of the following:  (1) that the property owner 
destroyed wetlands on the southern project parcel through recent, illegal grading and 
filling, specifically referring to the disappearance of a “finger” of wetlands shown on a 
1994 map prepared by the US Army Corps of Engineers; and/or (2) that the existing agri-
cultural well on the Office Park site never received a Coastal Development Permit or 
Exemption and is not legal.  Topical Response 13 of the FEIR outlines the permit history, 
including violations, at the project sites and concludes that, with regard to the past grading, 
there are no outstanding violations at the site.  However, the topical response acknowledges 
that, while the County is unable to find documentation of the issuance of a Coastal 
Development Permit or Exemption for the agricultural well on the northern parcel, the 
County has confirmed that the well was approved by the San Mateo County Public Health 
Division, and is, therefore, a legal well.  The review and approval of a Coastal 
Development Permit for the proposed domestic well use will also resolve the coastal 
permit status of the well. 

 
9. Location of Project Near the Half Moon Bay Airport:  Generally, public comments regard-

ing Half Moon Bay Airport focus on the concerns of placing residential units in close 
proximity to the airport.  Concerns expressed focus on potential impacts related to safety, 
noise, electromagnetic fields, and dust.  Comments also focused on the County’s respon-
sibility to maintain compatible land uses adjacent to the airport due to the County’s accept-
ance of grants from the Federal Aviation Administration (FAA).  Topical Response 14 of 
the FEIR provides analysis of project compliance with the safety compatibility zones of the 
California Airport Land Use Planning Handbook (Handbook), provides clarification of 
noise analysis in the DEIR, and describes how the applicant intends to address concerns 
expressed by the FAA regarding the Wellness Center as an incompatible land use to the 
Half Moon Bay Airport.   

 
10. Project Potable and Recycled Water Demand:  Generally, public comments regarding the 

DEIR’s analysis of project water consumption assert the presence of inconsistencies and 
call for additional studies or information to adequately analyze the impacts of water con-
sumption.  Topical Response 15 of the FEIR provides estimates of project potable water 
demand, wastewater generation and disposal through a combination of treatment/recycling 
and connection to the Granada Sanitary District system, and recycled water demand.  The 
proposal for sub-surface wastewater disposal (i.e., drainfields) described in the DEIR has 
been eliminated. 

 
C. Project Updates in the Final EIR 
 
 As described in the FEIR, the applicant has made the following changes and clarifications 

since the publication of the Draft EIR:4 
 

                                                 
4 Main project updates are summarized here but described in detail in the Section III of the Final EIR. 
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1. Wellness Center 
 
  Reduced Size of Wellness Center:  The residential component of the Wellness Center 

has been reduced in size from 78,785 sq. ft. to 76,462 sq. ft., and the number of 
residential units has been reduced from 70 units to 57 units, in order to avoid distur-
bance of the archaeological site identified on the project site.  The occupancy of the 
Wellness Center has not changed and remains at 50 developmentally disabled adults 
and 20 staff persons.  The seven (7) Wellness Center buildings and outdoor recreation 
facilities shown in the DEIR have been condensed into 2 buildings.  Building A 
includes 45 dwelling units, public storage uses, and other ancillary uses.  The 
remaining 12 units (Breezeway Units) are located within Building B.  The garage 
shown in the site plan has been eliminated. 

 
  Reduced Size of Commercial Public Storage and Communications Uses:  The 

commercial public storage building has been reduced in size from 20,000 sq. ft. to 
10,000 sq. ft. and incorporated into the design of the Wellness Center.  The 
communications building (originally on the Office Park parcel) has also been 
incorporated into the main Wellness Center building. 

 
  Elimination of Community Center:  The Community Center has been removed to 

reduce environmental impacts.  The pool, fitness center, and locker facilities will now 
be restricted for use by Wellness Center residents, staff and their guests and Office 
Park employees only.  Initially, these facilities were proposed to be available to the 
general public. 

 
2. Office Park 
 
  Office Park Shuttle:  Prior to occupancy of any Office Park building, the applicant 

will implement an off-site parking agreement and/or shuttle services to the Office 
Park (to accommodate a minimum of 50 cars and their drivers) for the purpose of 
reducing project traffic. 

 
  Modified Alternative C:  Alternative C of the DEIR has been modified to further 

reduce impacts, based on public comments and Lead Agency input.  With the 
following minor revisions, Modified Alternative C has been found to be the 
Environmentally Superior Alternative: 

 
  a. Design:  In order to increase the compatibility of the buildings with the 

commercial/industrial Princeton area and improve project consistency with 
design review standards, the modified alternative retains the same square 
footage as the original alternative, but rather than the four 2-story buildings 
that were originally proposed, Alternative C includes eight smaller buildings 
(2-stories in the front row closest to Airport Street and 3 stories in the back 
row).  Planning staff recommends the application of Design Overlays, as shown 
in Attachment H, over all Office Park buildings. 
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  b. Building Footprint:  The original Alternative C would have resulted in a 41% 
increase in the project footprint.  The modified alternative would result in a 15% 
increase in the project footprint compared to the original Office Park proposal, 
while retaining the same total building square footage. 

 
  c. Traffic:  Based on review of public comments concerning traffic impacts to 

Cypress Avenue and Cabrillo Highway, staff has worked with the applicant to 
propose an optional alternate traffic circulation under Modified Alternative C.  
The alternate traffic circulation directs all construction traffic and project 
operational traffic to the south through the commercial area of Princeton, 
avoiding the residential area of Moss Beach, as shown on the traffic circulation 
plan for Modified Alternative C. 

 
3. Utilities 
 
  Clarification of Water Source Options:  Domestic water supply options, as described 

by the DEIR, include options for water systems such as:  (1) domestic hookups and 
one fire system hookup, and (2) use of well water/treatment systems.  The FEIR adds 
fire suppression water supply options to include:  (1) fire system hookup, (2) using 
the on-site fire suppression water supply through the Wellness Center swimming pool 
and/or below ground 180,000 gallon tank, or (3) a combination of municipal hookup 
and on-site water storage. 

 
  Clarification of Wastewater System Options:  In the DEIR, the proposed options 

for wastewater systems were:  (1) use of an on-site wastewater treatment plant 
with disposal through irrigation and infiltration through three drainfields, and/or 
(2) municipal hookups.  The FEIR clarifies wastewater systems options as:  (1) use 
of an on-site wastewater treatment plant with disposal through a combination of 
municipal hookup and on-site recycled water usage, and/or (2) municipal hookups. 

 
  This clarification eliminates the three sub-surface drain fields from the project.  All 

wastewater will be treated to a level meeting Title 22 requirements.  A majority of 
treated wastewater will be recycled through toilet flushing, below-ground drip 
irrigation of on-site landscaping, and surface and solar panel washing.  Any excess 
recycled water will be directed into the Granada Sanitary District (GSD) system.  The 
GSD connection will also provide emergency backup wastewater treatment. 

 
4. Stormwater Drainage 
 
 The project, as described in the DEIR, directed roof drainage into “rain gardens” in the 

wetlands.  Project drainage is revised to direct all of the roof runoff through a perforated 
pipe system to an infiltration system located in trenches below the parking lots.  Likewise, 
all surface water in the parking lots would be absorbed into the permeable pavers and 
infiltrate into the same system.  The parking lot infiltration system is sized for a 10-year 
storm and includes 6 inches of concrete, underlain by 12 inches of open graded baserock, 
which then sits on clayey sandy soils.  Both the concrete and baserock have permeabilities 
of 3 inches per hour, with the underlying soil having a permeability of one-half inch to 1 
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inch per hour.  Based on the elimination of surface water runoff from rooftops, the project 
will not increase or only minimally increase storm runoff and surface flows from existing 
conditions. 

 
5. Landscaping 
 
 In addition to the 29,000 proposed trees and plants in the Planting Plan, 4,000 upland trees 

and about 6,000 upland shrubs will be installed around the perimeter of the property that 
will provide a visual and noise buffer.  These plantings will be designed in accordance with 
the Palustrine Scrub Shrub I and II Palustrine Forest I of the “90% Basis of Design - 
Riparian and Water/Wetlands Ecosystem Restoration” added to Appendix E of the DEIR.  
Trees would be watered using recycled water via subsurface drip irrigation. 

 
II. COMPLIANCE WITH COUNTY REGULATIONS 
 
A. COMPLIANCE WITH THE COUNTY’S GENERAL PLAN 
 
 Discussion of General Plan (GP) policies is limited to policies fundamental to project 

review.  It should be noted that policies that relate to topics discussed substantively relative 
to another County policy (e.g., Local Coastal Plan policy, grading regulation) elsewhere in 
this report, have not been discussed in this section, to minimize redundancy. 

 
1. Soil Resources Policies 
 
 Policies 2.20 (Regulate Location and Design of Development in Areas With Productive Soil 

Resources) and 2.21 (Protect Productive Soil Resources Against Soil Conversion) call for 
land use and subdivision of productive soil resources to utilize appropriate management 
practices to protect against soil conversion, including, but not limited to, measures which 
require clustering of structures.  Project sites contain prime soils and are currently farmed.  
However, the parcels are designated for urban land uses. 

 
 As described in the DEIR, conversion of these lands already designated for non-agricultural 

uses are not considered a significant impact.  Also, the applicant proposes to continue to 
farm a portion of the Wellness Center site and portions of the Office Park site (that are not 
under construction).  As described previously, the design of the Wellness Center been has 
modified to avoid an archaeological site.  The modified design improves project 
compliance with this policy by clustering the Wellness Center buildings with existing 
buildings in Princeton adjoining the site to south and consolidating the public storage and 
communications uses (previously separate independent structures) within the Wellness 
Center buildings.  The eight proposed Office Park buildings are located between 10 feet 
and 20 feet apart and are clustered together at the center of the site. 

 
2. Visual Quality Policies 
 
 Policy 4.20 (Utility Structures) calls for minimization of the adverse visual quality of utility 

structures, including roads, roadway and building signs, overhead wires, utility poles, TV 
antennae, windmills and satellite dishes.  Communication equipment for the project is 
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located underground or as an accessory use within the proposed buildings.  In the revised 
proposal, the Communications Building has been eliminated and the functions of this 
building are located within the larger Wellness Center building.  Condition 51 requires 
that the project utilize existing utility poles and prohibits new utility poles. 

 
3. General Land Policies 
 
 The GP land uses designation for the project site is General Industrial and General Open 

Space (limited to portions in delineated wetland areas and wetland buffer zones).  The 
General Industrial land use designation is described as “Manufacturing and processing 
uses including but not limited to fabricating, assembling, and storing products.”  The Office 
Park complies with this designation and would include, as proposed, 40% General Office, 
25% Research and Development, 20% Light Manufacturing, and 15% Storage uses.  As 
discussed in Section II.D.1.a of this report, the Wellness Center is consistent with a 
“modern sanitarium use” and is allowed in any zoning district with a use permit.   

 
 The General Open Space land use designation is described as “Resource management and 

production uses including, but not limited to, agriculture, oil and gas exploration.  Recrea-
tion uses including, but not limited to, stables and riding academies; and residential uses 
including, but not limited to, non-transient housing.  Service uses including, but not limited 
to, hotels and motels.”  The applicant proposes wetland landscaping to provide wetland 
habitat within wetland and wetland buffer zones.  The proposal is consistent with the land 
use designation. 

 
4. Urban Land Use Policies 
 
 Policy 8.1 (Urban Land Use Planning) calls for the County to 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 meets general social and economic needs.  
Proposed Office Park uses are consistent with the zoning and GP land use designation 
for the area.  The Wellness Center would provide 57 affordable housing units and job 
opportunities for disabled adults in an area that contains existing commercial, industrial, 
and residential uses.  Due the proximity of the proposed projects, the residents of the 
Wellness Center would provide support services to businesses at the Office Park without 
generating traffic and parking impacts.  Therefore, the project, which provides additional 
housing and industrial and office uses, is consistent with the existing mix of uses in the 
area. 

 
 Policies 8.2 (Land Use Objectives for Urban Communities) and 8.5 (Definition of Urban 

Community) define Urban Communities as large, populated areas which contain a wide 
range of residential land use densities and a mix of land uses which provide services to 
surrounding areas and meet, in part, the internal shopping, employment and recreational 
needs of the community residents.  Policy 8.8 (Designation of Existing Urban Com-
munities) designates Montara-Moss Beach-El Granada as an existing Urban Community.  
The “Overview Background and Issues, Part 1” of the General Plan includes Princeton 
in the “Montara-Moss Beach-El Granada” community designation, specifically naming 
Pillar Point Harbor as a “cluster” of commercial use and the Half Moon Bay Airport as an 
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area dominated by industrial uses on the Midcoast.  The proposed Wellness Center and 
Office Park uses are consistent with Princeton’s Urban Community designation, in that the 
Wellness Center proposal would add higher density, affordable, special needs housing and 
the project would add employment opportunities for Wellness Center residents and 825 
jobs at the Office Park, to the area.  

 
 Policy 8.24 (Buffers) seeks to buffer industrial development when needed to protect adja-

cent land uses.  The Office Park would be setback over 200 feet from the mobile home park 
located to the north of the project site, with only parking, landscaping and a trail to be 
located within this buffer area.  The proposed Office Park would be buffered from the 
proposed Wellness Center by the existing drainage and a 100-foot wetland buffer zone 
on each side of the drainage.  The project sites are buffered from the Fitzgerald Marine 
Reserve to the rear (west) by a 100-foot wetland buffer zone.  The project sites are buffered 
from the Half Moon Bay Airport across the street to the east by a 153 feet front setback 
that, per Condition 52, contains only parking uses, trail uses and landscaping.   

 
 Policy 8.42 (Buildings) encourages the construction of energy efficient buildings that use 

renewable resources, to the maximum extent possible.  As proposed and conditioned, all 
buildings will achieve a Platinum-rating from Leadership in Energy and Environmental 
Design (LEED).  Condition 6 requires that the project is implemented as proposed and 
discussed in the Draft EIR and approved by the Planning Commission, including the 
project’s LEED rating. 

 
5. Water Supply Policies 
 
 Policy 10.3 (Water Conservation) calls for the conservation and efficient use of water sup-

plies.  The applicant proposes to use an existing well located on the Office Park (northern) 
parcel as the domestic water supply to both the Wellness Center and the Office Park.  The 
applicant proposes a municipal connection, on-site water storage (below ground tank or 
swimming pool) or a combination of both for fire suppression water supply.  In order to 
minimize impacts to ground water supplies and conserve water usage, wastewater will be 
treated and then either recycled or used for irrigation on-site. 

 
 Policy 10.10 (Water Suppliers in Urban Areas) calls for water systems to be considered 

the preferred method of water supply in urban areas and specifically discourages the use 
of wells to serve urban uses.  However, the policy allows for well use when all of the 
following criteria are demonstrated: 

 
 a. Water quality meets County and State standards:  As proposed and mitigated, the 

project will comply with the requirements of the County Environmental Health 
Division and the State Regional Water Quality Control Board. 

 
 b. The water flow meets County and State standards and is sufficient to meet the needs 

of the requested use:  Page IV.N-36 of the DEIR states that “the existing well 
capacity [approximately 24,000 gpd] would be sufficient to meet an anticipated 
higher net water demand” of the project (approximately 17,000 gpd). 
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 c. The well is a safe distance from potential sources of pollution and other existing 
wells:  As discussed in Impact HAZ-2, domestic use of the existing well would not, 
as proposed and mitigated, result in a significant impact involving an accidental 
release of hazardous materials in groundwater or groundwater from hydraulically up-
gradient properties.  As discussed in Impact HYDRO-2 and HYDRO-6 of the DEIR, 
the proposed use of the well would not, as proposed and mitigated, substantially 
deplete groundwater supplies, substantially interfere with groundwater recharge or 
otherwise substantially degrade groundwater quality. 

 
 As discussed in Section II.A.5 of this report, the County has added Condition 9 to require 

the applicant to actively pursue a water connection to CCWD for the potable water and fire 
suppression needs of the entire project.  As stated in the FEIR, connection to CCWD would 
require annexation to CCWD, which would require review and approval by LAFCo and 
approval of amendments to the Coastal Development Permits for the El Granada Pipeline 
replacement project (A-1-HMB-99-20 and A-2-SMC-99-63).  Until a municipal water 
connection can be achieved, the proposed well use would be allowed as approved on an 
interim basis.  If and when a connection is achieved, the existing well would be closed to 
the property owner, with physical closure or destruction of the well per the requirements of 
the Director of the Environmental Health Division and other applicable regulatory 
agencies. 

 
 Policy 10.26 (Wastewater Reuse) directs the County to encourage the reuse and recycling 

of water whenever feasible and encourage the use of treated wastewater that meets appli-
cable County and State health agency criteria.  The project includes a water treatment and 
recycling plant that, as proposed, mitigated, and conditioned, will comply with Regional 
Water Quality Control Board requirements.  All project wastewater is intended to be 
recycled or used for sub-surface landscape irrigation.  In the event that there is excess 
unused wastewater, the excess amount will be disposed of into the Granada Sanitary 
District (GSD) system. 

 
6. Wastewater Policies 
 
 Policy 11.5 (Wastewater Management in Urban Areas) calls for sewerage systems to be 

considered as the appropriate method of wastewater management in urban areas.  As 
discussed in detail in Section III.E of this report, with regard to the Subdivision 
Regulations, the applicant proposes a combination of on-site wastewater treatment and 
recycling and wastewater disposal to the GSD sewer system for eight (8) equivalent 
dwelling units (EDUs)5, where eight EDU’s is equivalent to 1,768 gallons per day.  The 8 
EDUs will be used to discharge the unused Title 22 treated water, as needed.  The project is 
consistent with GP Policy 10.26, which encourages wastewater treatment and reuse. 

 
7. Transportation Policies 
 

                                                 
5 EDUs are used to calculate the connection fee charged by the Granada Sanitary District.  Taxes for eight (8) EDUs 
have been assessed by GSD to the property.  One (1) EDU is equivalent to 221 gallons per day. 
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 Policy 12.15 (Local Circulation Policies) calls for the County to plan for providing the 
following: 

 
 a. Maximum freedom of movement and adequate access to various land uses:  Per 

Mitigation Measure TRANS-1 of the FEIR, the applicant is required to submit traffic 
reports for every 60,000 sq. ft. of built mixed office space, evaluating the levels of 
service at intersections that would be used to access the site, including Cypress 
Avenue/Highway 1 and intersections in Princeton.  The traffic report shall state 
whether or not the level of service at Cypress Avenue and SR 1 warrants a signal and 
shall evaluate study intersections in Princeton to verify that they maintain a LOS level 
of “C”6 or better.  The applicant shall implement report recommendations, as required 
by the Department of Public Works and the Planning and Building Department, as 
appropriate and on timelines mandated by the Department of Public Works and 
Planning and Building in order to maintain an LOS of “C” or better.  As discussed in 
the EIR, project traffic impacts would not be significant and, as mitigated, all study 
intersections would operate at LOS C or better. 

 
 b. Improved streets, sidewalks, and bikeways in developed areas:  The applicant 

proposes to install a Class 1, 10-foot wide multi-purpose paved trail fronting the 
project sites along Airport Street, to accommodate pedestrians, persons in 
wheelchairs, and bicyclists. 

 
 c. Minimal through traffic in residential areas:  Should the Planning Commission desire 

to approve the version of the Office Park presented in Alternative C, the applicant 
would be required by Condition 67 to prohibit project and construction traffic along 
Cypress Street, a largely residential street, thereby limiting traffic to non-residential 
streets in Princeton.   

 
 d. Routes for truck traffic which avoid residential areas and are structurally designed to 

accommodate trucks:  See “c” above. 
 
 e. Access for emergency vehicles:  As stated in Impact HAZ-4 of Section IV.G 

(Hazards and Hazardous Materials) of the DEIR, 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.  Project traffic impacts would not be significant and, as mitigated, all 
study intersections would operate at LOS C or better.  Therefore, impacts associated 
with an emergency response or evacuation plan would be less than significant. 

 
 f. Bicycle and pedestrian travel:  See “b” above.  Also, see discussion of General Plan 

Policies 12.38 and 12.39. 

                                                 
6 For unsignalized intersections, a Level of Service (LOS) “C” represents operations with average delays resulting 
from fair progression and includes delays from 15.1 up to 25 seconds. 



 - 18 - 

 
 g. Access by physically handicapped persons to public buildings, shopping areas, 

hospitals, offices, and schools:  See “b” above. 
 
 h. Routes and turnouts for public transit:  As stated on page IV.M-40 of the DEIR, the 

proposed project would not generate a need for additional transit service. 
 
 i. Parking areas for ridesharing:  Condition 6 requires the applicant to implement a 

Transportation Demand Management program, including an off-site parking agree-
ment and shuttle services to the Office Park (to accommodate a minimum of 50 cars 
and their drivers) for the purpose of reducing project traffic on Cypress Avenue, 
Prospect Way, Broadway to Cornell Avenue, Harvard Avenue, and Yale Avenue. 

 
 j. Coordination of transportation improvement with adjacent jurisdictions:  Should 

improvements become required per Mitigation Measure TRANS-1, the property will 
be required to coordinate with CalTrans and County of San Mateo.   

 
 Policy 12.38 (Facilities for Bicyclists) encourages large employers to provide shower and 

locker facilities for their employees who bike to work as part of a commute alternative 
program.  Per Condition 38, the property owner of the Office Park shall construct shower 
and locker facilities for every 56,250 sq. ft. constructed, in addition to the implementation 
of other TDM measures in order to further mitigate parking and traffic impacts.   

 
 Policy 12.39 (Pedestrian Paths) calls for the provision of safe and adequate pedestrian 

paths in new development connecting to activity centers, schools, transit stops, and 
shopping centers.  As proposed and conditioned, the applicant will provide a sidewalk 
meeting the requirements of a Class 1 multiple use trail along the frontage of both prop-
erties connecting to the POST Trailhead property north of the site.  In order to separate 
pedestrians and bicyclists from traffic along this narrow section, per Condition 65, the 
applicant shall install k-rails within the Airport Street right-of-way (north-bound only) 
over the drainage channel. 

 
8. Natural Hazards Policies 
 
 Policy 15.20 (Review Criteria for Locating Development in Geotechnical Hazard Areas) 

establishes the following review criteria: 
 
 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.  As 
stated in Section IV.F (Geology and Soils) of the DEIR, the northwestern portion of 
the northern parcel of the project site is located within an Earthquake Fault Zone, as 
defined by the Alquist-Priolo Earthquake Fault Zoning Act.  However, only a portion 
of the Office Park parking lot is proposed within the Earthquake Fault Zone and no 
habitable structures are proposed within the Earthquake Fault Zone.  Therefore, as 
stated in Impact GEO-1 of the DEIR, project impacts related to fault rupture on the 
Office Park property would be less than significant.   
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  The southern parcel of the project site is not within an Earthquake Fault Zone and no 

known or potentially active faults exist on the parcel.  Since the project site is located 
in a seismically active region, the remote possibility exists for future faulting in areas 
where no faults previously existed; however, based on the proximity of the known 
fault traces, their orientation and trend, and their degree of activity, the risk of surface 
faulting and consequent secondary ground failure at the Wellness Center property is 
considered low.  As such, project impacts related to fault rupture on the Wellness 
Center property would be less than significant and no mitigation measures are 
required. 

 
 b. Wherever possible, avoid construction in steeply sloping areas (generally above 

30%).  As stated in Section V-5.2 (Impacts Found to be Less Than Significant), 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 
(slope is approximately 1%) and surrounding area.  

 
 c. Avoid unnecessary construction of roads, trails, and other means of public access into 

or through geotechnical hazard areas.  The project does not involve the creation of 
any new roads or trails into or through geotechnical hazard areas. 

 
 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 condi-
tions to an acceptable level are incorporated into the project.  As described above, no 
structures are proposed within geotechnically hazardous and/or steeply sloping areas.  
However, Office Park buildings would be located adjacent to an Earthquake Fault 
Zone.  All Office Park and Wellness Center structures would be required to comply 
with Mitigation Measures GEO-1 through GEO-8 of the DEIR, which require project 
buildings to incorporate structural design measures to ensure safety and reduce 
potentially hazardous conditions to an acceptable level. 

 
9. Noise Policies 
 
 Policy 16.2 (Reduce Noise Impacts Through Noise/Land Use Compatibility and Noise 

Mitigation) calls for the reduction of noise impacts through measures that promote 
noise/land use compatibility and noise mitigation.  As discussed in the Noise chapter of the 
DEIR, project construction may result in potentially significant noise and ground-borne 
vibration impacts to off-site sensitive receptors.  However, per Condition X, the applicant 
would be required to implement noise muffling of construction equipment and install 
temporary sound barriers between the Pillar Ridge manufactured home community and the 
Office Park building construction area.  Per Condition 5cc., the applicant shall use drilled 
piles, as proposed by the applicant, instead of impact pile drivers to minimize ground-borne 
vibration.  In addition, staff has added Condition 43 to require the construction of the 
buildings on Lots 3 and 4 and 9 and 10, lots nearest the Pillar Ridge homes, so that the 
buildings would act as an additional permanent noise barrier through to the end of project 
construction.  The applicant would also be required to comply with the County’s Noise 
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Ordinance limiting construction hours to between 7:00 a.m. to 6:00 p.m. on weekdays and 
9:00 a.m. to 5:00 p.m. on Saturdays, and prohibiting construction on Sundays, Thanks-
giving and Christmas.  Conditions of approval, as discussed above, would further reduce 
project noise and vibration impacts, which are less than significant level. 

 
 Policies 16.5 (Noise Reduction Along the Path and at the Receiver) and 16.15 (Architec-

tural Design Noise Control) promote noise reduction along the path and at the receiver 
through techniques which can be incorporated into the design and construction of new 
development, including, but not limited to, site planning, noise barriers, architectural 
design, and construction techniques, including (1) grouping noise sensitive rooms together 
separated from noise sources, (2) placing windows, vents and other openings away from 
noise sources, and (3) avoidance of structural features which direct noise toward interior 
spaces).  As discussed in the DEIR and in Topical Response 14 of the FEIR, the Wellness 
Center would be located in an area where noise levels are dominated by vehicular traffic on 
Airport Street and aircraft activity at Half Moon Bay Airport.  The DEIR states that new 
residential projects generally provide an exterior-to-interior noise reduction of more than 
30 dBA, thereby reducing estimated future exterior noise levels (approximately 58.8 dBA 
CNEL) to estimated interior noise levels that are lower than the County Interior Noise 
Standard (45 dBA CNEL).  Therefore, the project would not expose Wellness Center 
residents to excessive noise levels.  Also, as discussed in Section IV of this report and 
required by Condition 56, noise levels experienced by Wellness Center residents would be 
further reduced due to the following site design aspects: 

 
 a. The applicant proposes to relocate the residential units so that they are as far as 

possible from the airport. 
 
 b. The applicant proposes to construct the commercial storage uses and Wellness Center 

athletic facilities along the length of Building A of the Wellness Center, such that the 
non-residential areas are used to separate and buffer the residential units from the 
airport. 

 
 c. The applicant proposes to construct the residential units such that all face to the west 

and away from the airport, whereby no residential windows will face the airport and 
the residents.  

 
 In addition, Condition 43 requires the applicant to incorporate the noise-reducing design 

techniques of the above policies into the design of the Wellness Center, to the extent 
feasible, prior to Planning approval of a building permit for the applicable project.  

 
10. Airport Safety Policies 
 
 Half Moon Bay Airport is a general aviation, single runway airport, owned and operated by 

the County of San Mateo.  The airport is administered by the County Department of Public 
Works.  Runways 12 and 30 are oriented northwest-southeast and is 5,000 sq. ft. long 
(physical length) and 150 feet wide, with a threshold of displacement at both runway ends 
of 763 feet.  It should be noted that, while Airport Land Use Committee (ALUC) review of 
the project is not required as the project does not involve a General Plan Amendment or 
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Re-Zoning, the project has been presented at two ALUC meetings and, subsequently, the 
County has received comments from City/County Association of Governments of San 
Mateo County (C/CAG) on behalf of ALUC.  These comments are included in the FEIR 
(Comment Letter 192).  It should be noted that the Federal Aviation Administration (FAA) 
has commented on this project (Letter is included as Attachment Z).  For a discussion of 
concerns expressed by the FAA regarding the proposed location of residential uses of the 
Wellness Center near Half Moon Bay airport, refer to Section IV of this report. 

 
 Policy 16.42 (Limit Land Uses at Ends of Runways) limits 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.  According to the California Airport Land Use Planning Handbook (Handbook), 
30% to 50% of near-airport aircraft accident sites lie within the Runway Protection Zone 
(RPZ or Zone 1) and Zone 2, as defined in the Handbook.  As discussed in Topical 
Response 14 of the FEIR, the location of Zone 1 for Half Moon Bay Airport has been 
established.  As shown in the Half Moon Bay Airport:  Airport Layout Drawing 
(Attachment AA), the RPZ (Zone 1) for this airport is located entirely on airport property.  
For the purpose of approximating the location of Zone 2 for this EIR, the County used 
guidelines from the Handbook and the FAA-approved map of Zone 1.  Zone 2 is estimated 
to be approximately 3,000’ in length and 450’ wide.  With this understanding, it appears 
that Zone 2 would not extend over the project parcels.  Staff believes that the above 
analysis with respect to the comment is adequate for the purpose of CEQA.  It also 
acknowledges that any final determination of the dimensions of Zone 2 would involve 
assessment and consideration by the County Airport Land Use Commission. 

 
 The intent of the Airport Overlay (AO) Zoning 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.  In compliance with the AO Zoning District regula-
tions, no structures are proposed in areas of the AO Zoning District on the Office Park 
Property, only outdoor parking uses, trail uses and landscaping.  On the Wellness Center 
Property, the applicant proposes to locate public storage uses and accessory 
communications uses to serve the entire property (refer to Attachment O).  Per AO Zoning 
District requirements, uses located within the AO zone will require a Use Permit and 
capacity shall be restricted to no more than three (3) persons occupying the site at any one 
time.  Further discussion of project compliance with the regulations of the AO Zoning 
District is provided in Sections II.D.1.c and II.D.2.b of this report.  

 
 a. Compliance with the San Mateo County Comprehensive Airport Land Use Plan 
 
  State law requires an airport land use commission to prepare and adopt a comprehen-

sive airport/land use compatibility plan (CLUP) for each public-use airport in the 
County.  CLUPs have two purposes:  (1) to provide for the orderly growth of each 
public airport and the area surrounding the airport within the jurisdiction of the 
commission, and (2) to safeguard the general welfare of the inhabitants within the 
vicinity of the airport and the public in general.  The CLUP for Half Moon Bay 
Airport covers the following primary concerns (each is followed by a discussion of 
project compliance with applicable policies): 
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  (1) Aircraft Noise Impact Reduction:  Reduce the exposure of people to noise 

impacts from airport and aircraft operations 
 
   Based on the CLUPs Half Moon Bay Airport Project 1995 Noise Contours map, 

a large portion of both project sites lie within the noise impact boundary, within 
the 55 to 60 CNEL noise contours, for the airport.  Aircraft noise/land use 
compatibility criteria in Table III-2 of the CLUP list single and multiple-family 
residential uses and group quarters as compatible uses within this noise contour, 
requiring an acoustic study to identify aircraft noise impacts and recommended 
noise attenuation measures to achieve an interior noise level of 45 dB CNEL 
with all windows closed.  Professional office, industrial, and manufacturing uses 
are also identified as compatible land uses within this noise contour. 

 
   A noise study was performed for the DEIR by CAJA’s noise specialist (refer to 

the addition to Appendix I of the DEIR in the FEIR).  According to the Noise 
section of the DEIR, which is based upon the noise study, the future average 
daily exterior noise level of the project sites is 58.8 dBA.  Analysis contained in 
Impact NOISE-3 presents a future average daily interior noise level of <45 dBA 
(or 28.8 dBA) for the Wellness Center building located nearest to the airport 
(public storage building), which reflects an exterior-to-interior noise reduction 
of more than 30 dBA from the future average daily exterior noise level of 58.8 
dBA.  As stated in the DEIR, the exterior-to-interior reduction of newer homes 
in California is generally more than 30 dBA.  As the noise standards allow for 
interior noise levels within the proposed residential uses of up to 45 dBA 
CNEL, interior noise levels at the Wellness Center site would be in compliance 
with these standards.  As stated in the DEIR, this is a less than significant 
impact and no mitigation measures are required.   

 
  (2) Safety of Persons on the Ground and in Aircraft in Flight:  Minimize the 

number of people exposed to hazards related to aircraft operations and 
accidents 

 
   The CLUP established the following safety zones are established at Half Moon 

Bay Airport:  Runway Protection Zone (RPZ), Approach Protection Zone (APZ) 
and Traffic Overflight Zones (TOZ).  As stated in the discussion of GP Policy 
16.42, above, 30% to 50% of near-airport aircraft accident sites lie within the 
Runway Protection Zone (RPZ or Zone 1) and Zone 2.  The CLUP sets 
compatible land use criteria for uses within the RPZ.  The project sites are 
outside of the RPZ or Zone 1 for this airport.  Based on analysis presented 
above, it appears that Zone 2 would not extend over the project parcels.   

 
   The CLUP also sets compatible land use criteria for uses within the APZ.  As 

stated in Impact HAZ-3 of the DEIR, the closest office building is located 
outside of the Airport APZ, approximately 600 feet southwest of the southern 
end of Runway 30.  However, the DEIR notes that the commercial public 
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storage building on the Wellness Center site would be located within the APZ.7  
Table III-3 of the CLUP identifies manufacturing as a compatible land use 
within the APZ, although it specifically states that storage of bulk petroleum 
products or chemicals is not permitted and that no uses shall result in a 
gathering of more than 10 persons per acre at any time.  The project would not 
involve the gathering of more than 10 persons per acre as the project is subject 
to the requirements of the AO Zoning District, which prohibits uses that would 
result in more than 3 persons occupying the site at any time.  Condition 53 has 
been added to prohibit the storage of bulk petroleum products or chemicals 
within all areas of the public storage facility. 

 
  (3) Height Restrictions/Airspace Protection:  Protect the navigable airspace 

around airports for the safe and efficient operation of aircraft in flight 
 
   As stated in the CLUP, FAR Part 77, Objects Affecting Navigable Airspace 

defines a series of imaginary surfaces surrounding airports to provide airspace 
protection.  Any object or structure which would penetrate any of the imaginary 
surfaces defined in FAR Part 77 is considered by the FAA to be an obstruction 
to air navigation.  Imaginary surfaces are illustrated in Figure III-35 of the 
CLUP.  Proposed structures comply with the imaginary surfaces defined in FAR 
Part 77 for the Half Moon Bay Airport.  Additionally, Condition 54 has been 
added to require the project to comply with policies regarding hazards to aircraft 
in flight (e.g., use of flashing or steady lights, reflective surfaces, attraction of 
birds, etc.).   

 
11. Hazardous Materials Policies 
 
 Policy 16.48 (Strive to Ensure Responsible Hazardous Waste Management) directs the 

County to strive to ensure that hazardous waste generated within San Mateo County is 
stored, treated, transported and disposed of in a legal and environmentally safe manner so 
as to prevent human health hazard and/or ecological disruption.  The applicant proposes to 
provide up to 225,000 sq. ft. of mixed office space, which are proposed to be distributed as 
follows: 40% General Office, 25% Research and Development, 20% Light Manufacturing, 
and 15% Storage uses.  Future businesses locating at the Office Park would be required by 
the County Environmental Health Division (Division) to complete and submit a Business 
Plan8 within 30 days of handling or storing a hazardous material equal to or greater than the 
minimum reportable quantities.  If a Business Plan is required, inspection of the business, 
which includes a review of emergency response procedures and employee training records, 
would be performed at least once every two years.  Monitoring by Division staff will 
ensure that project-generated hazardous waste is stored, treated, transported and disposed 
of in a legal and environmentally safe manner so as to prevent human health hazard and/or 
ecological disruption.  Condition 70 requires all Office Park businesses and the Wellness 

                                                 
7 It should be noted that the DEIR identified that the Communications Building associated with the Office Park 
would be located within the Airport APZ.  This building has been eliminated, with communications integrated 
within the Wellness Center buildings. 
8 The Hazardous Materials Business Plan Program is also known as the Community Right to Know Program and 
any citizen has the right to review these plans upon request. 
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Center to comply with Division requirements for the handling and/or storing of hazardous 
materials. 

 
 Policy 16.53 (Regulate Location of Hazardous Material Uses) directs the County to 

regulate the location of uses involving the manufacture, storage, transportation, use, 
treatment, and disposal of hazardous materials to ensure community compatibility, as well 
as provide adequate siting, design, and operating standards.  Office Park buildings would 
be located within an M-1 Zoning District, which allows for the storage of hazardous 
materials.  Office Park buildings are separated from the Wellness Center buildings by the 
width of the drainage swale and two 100-foot wetland buffers on both sides of the swale.  
The Office Park buildings are setback over 200 feet from the Pillar Ridge manufactured 
home community. 

 
B. COMPLIANCE WITH THE COUNTY’S HOUSING ELEMENT OF THE 

GENERAL PLAN 
 
 The County’s Housing Element (Amended in 2004) estimates that, Countywide, there are 

107,440 persons with disabilities, approximately 15% of the County’s total population.  
The disabled population of the entire Bay Area is approximately 1.1 million persons, 
comprising approximately 16% of the total population.  The 2000 Census identified six 
disability categories including sensory, physical, mental, self-care, go-outside-home and 
employment disabilities.  Of all persons with disabilities, 57,120 or 53% report having one 
of the above disabilities, while 50,320 or 47% report having two or more disabilities.  Of 
those persons with one disability, 10% have a mental disability. 

 
 The Housing Element sets the following goals and objectives, as stated in Policies and 

Programs 2003-2006:  (1) maintain and improve quality and affordability of existing 
housing stock, (2) promote sufficient production of new housing, (3) provide housing near 
employment, transportation, and community services, and (4) ensure equal access to 
housing. 

 
 The following table lists and provides discussion of policies applicable to the project: 
 

Table 1 
Policies and Programs 2003-2006 

Housing Element (Amended in 2004) 
Policy Number and 
Title 

Policy Discussion of Project 
Compliance 

PROGRAM:  PROVIDE NEW HOUSING OPPORTUNITIES 
Encourage Availability of Land and Infrastructure for New Housing 
14.19 Encourage New 

Housing Near 
Employment 
and Services 

This policy encourages the provision of 
housing near employment centers 
and/or where adequate infrastructure 
and services exist or can be provided.   

The project would provide 57 
affordable housing units to 
house up to 50 disabled adults 
and 20 aides, onsite employment 
opportunities, and would utilize 
proposed and existing 
infrastructure to provide water 
and wastewater services. 



 - 25 - 

Table 1 
Policies and Programs 2003-2006 

Housing Element (Amended in 2004) 
Policy Number and 
Title 

Policy Discussion of Project 
Compliance 

14.23 Direct 
Developers to 
Identified 
Housing Sites 

Regularly identify appropriate sites for 
higher density housing development.  
Establish a program to actively recruit 
developers to develop or redevelop 
identified sites throughout the County. 

As described in Alternatives 
Considered to be Infeasible in 
the DEIR, the designated 
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.  Also, use of 
one of these sites would not be 
financially viable, as it would 
require the non-profit to 
purchase land at market rates. 

Reduce Housing Construction and Energy Costs 
14.31 Minimize 

Permit 
Processing 
Times 

The policy suggests measures 
including standardizing and 
streamlining the permit review process 
through comprehensive revision of the 
Zoning Regulations and priority 
processing for affordable housing 
developments.  

(Policy applies to County) 

14.32 Institute 
Flexible 
Parking 
Standards  

The policy calls to revise Zoning 
Regulations to enhance the feasibility 
of developing affordable housing, such 
as allowing for compact spaces or 
reducing the standard size of parking 
spaces, reducing the number of spaces 
required where it can be demonstrated 
that fewer are needed, and allowing 
joint use of parking areas.  

(Policy applies to County) 

14.33 Improve the 
Energy 
Efficiency of 
New Housing 

Enforce State energy codes and 
encourage the use of on-site renewable 
energy sources. 

The developer proposes the use 
of renewable energy sources 
such as solar cells for 
heating/energy, wind turbines 
and generators, and geothermal 
cooling systems. 
 

14.34 Promote 
Sustainable 
Building 
Practices 

Promote “green” building by 
continuing community outreach and 
education efforts to encourage local 
builders to adopt green practices 

(Policy applies to County) 
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Table 1 
Policies and Programs 2003-2006 

Housing Element (Amended in 2004) 
Policy Number and 
Title 

Policy Discussion of Project 
Compliance 

Encourage the Development of Affordable Housing  
14.46 Encourage 

Self-Help 
Housing 
Developments  

Support non-profit developers and 
others to create self-help housing 
opportunities for very low and low-
income households. 

(Policy applies to County) 

14.47 Encourage 
Private-Public 
Partnerships for 
Affordable 
Housing 
Development 

Encourage the use of private-public 
partnerships to facilitate the 
development of affordable housing. 

(Policy applies to County).  The 
project is privately funded.  

PROGRAM:  HOUSING INDIVIDUALS WITH SPECIAL NEEDS 
14.48 Expand 

Housing 
Choices by 
Increasing the 
Diversity of 
Housing Types 

Increase the variety in location, size, 
type and price of housing available to 
special needs groups, including the 
disabled. 

(Policy applies to County). 

14.49 Provide 
Affordable 
Housing 
Opportunities 
and Supportive 
Services for the 
Disabled  

Programs include development of new 
shared housing and group homes and 
development of new supportive 
services. 

(Policy applies to County). 

14.50 Promote 
Housing for the 
Disabled in 
Appropriate 
Locations 

Consider the following high priority 
locations:  (1) lands within urban areas 
that are located close to public 
transportation and other essential 
services such as stores, banks, and 
medical facilities and (2) lands that do 
not have major topographic constraints. 

The project site has been 
designated for urban land uses 
and is located near the cities of 
Half Moon Bay and Pacifica and 
near the commercial areas of 
Princeton and Moss Beach.  On-
site employment opportunities 
allow residents to work on-site.  
The project includes shuttle 
services to connect residents to 
off-site supportive services.  The 
site is relatively flat. 

 
C. COMPLIANCE WITH THE COUNTY’S LOCAL COASTAL PROGRAM (LCP) 
 
1. Locating and Planning New Development Component 
 
 Policy 1.4 (Designation of Urban Areas) calls for the designation as “urban” those lands 

shown inside the urban/rural boundary on the Land Use Plan Maps.  Such areas include 
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Montara, Moss Beach, El Granada, Princeton and Miramar.  The project sites are 
designated for urban use. 

 
 Policy 1.18 (Location of New Development) directs the County to (1) direct new develop-

ment to existing urban areas by requiring infill of existing residential subdivisions and 
commercial areas and (2) to 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.  Policy 1.19 (Definition of 
Infill) defines infill as the development of vacant land in urban areas and rural service 
centers which is:  (1) subdivided and zoned for development at densities greater than one 
dwelling unit per 5 acres, and/or (2) served by sewer and water utilities.  These policies 
direct the County’s planning processes for affordable housing and other projects toward 
infill sites, as defined by Policy 1.19.  However, the policy is not intended to prohibit 
development that does not meet the definition of infill. 

 
 Policy 1.24 (Protection of Archaeological/Paleontological Resources) calls for the County, 

prior to approval of development proposed in sensitive areas, to require that a mitigation 
plan, adequate to protect the resource and prepared by a qualified archaeologist/paleontol-
ogist be submitted for review and approval and implemented as part of the project.  
Analysis and recommendations for mitigation of potential project impacts was prepared for 
the Cultural Resources section of the DEIR by Tom Origer, a professional archaeologist.  
As shown in the FEIR, the revised Wellness Center site plan avoids site CA-SMA-151, as 
required by Mitigation Measure CULT-2a. 

 
 Policy 2.2 (Definition of Public Works) defines “public works” as:  utilities owned or 

operated by any public agency or by any utility subject to the jurisdiction of the Public 
Utilities Commission except for energy facilities; all public transportation facilities and 
other related facilities; all publicly financed recreational facilities and any development by 
a special district; and all community college facilities.  The project is a private improve-
ment and is not Public Works facility.  This policy is not applicable to the project.  
Therefore, compliance with the policy is not required. 

 
 Policy 2.32 (Groundwater Proposal) requires, if new or increased well production is 

proposed to increase supply, that: 
 
 a. Water quality be adequate, using blending if required, to meet potable water 

standards.  As described in the EIR, well water after treatment, via filtration and UV 
disinfection, will meet the standards of the Safe Water Drinking Act in Accordance 
with Title 22. 

 
 b. Wells are installed under inspection according to the requirements of the State and 

County Department of Public Health (CDPH).  As required by Condition 9, any 
onsite wells left in service must 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. 
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 c. The amount pumped be limited to a safe yield factor which will not impact water 
dependent sensitive habitats, riparian habitats and marshes.  As stated in the 
Technical Memorandum #1 (TM #1), dated May 15, 2009, prepared by Schaaf and 
Wheeler (included in Appendix H of the DEIR), the hydrologic impacts of the 
proposed groundwater withdrawals to the Pillar Point Marsh from the on-site well 
based on conditions in the entire marsh watershed appear to be minor.  As currently 
proposed, all rainwater from surfaces and roof gutters will be directed to underground 
storage systems below the pervious parking lots.  As stated in the EIR, under worst-
case conditions where the project would increase stormwater flows from the site, 
these flows would still only represent 6% of the total flows to the marsh.  TM#1 adds 
that planned stormwater Best Management Practices should serve several hydrologic 
and water quality functions, including maximizing groundwater recharge, minimizing 
quantities of stormwater runoff, and reducing pollutant loadings in stormwater runoff.  
These recommendations have been added to Mitigation Measure HYDRO-5 or 
Condition 5w. 

 
 d. Base the safe yield and pumping restriction on studies conducted by a person agreed 

upon by the County and the applicant which shall:  
 
  (1) Prior to the granting of the permit, examine the geologic and hydrologic 

conditions of the site to determine a preliminary safe yield which will not 
adversely affect a water dependent sensitive habitat:  Refer to “c” above. 

 
  (2) During the first year, monitor the impact of the well on groundwater and surface 

water levels and quality and plant species and animals of water dependent 
sensitive habitats to determine if the preliminary safe yield adequately protects 
the sensitive habitats and what measures should be taken if and when adverse 
effects occur.  This monitoring requirement has been added as Condition 73. 

 
2. Housing Component 
 
 Policy 3.1 (Sufficient Housing Opportunities) calls on the County 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, through both public and 
private efforts.  The proposed Big Wave Wellness Center and Office Park project is 
intended to be an economically sustainable development that provides 57 affordable 
housing units and employment opportunities for low-income developmentally disabled 
(DD) adults at the Wellness Center.  According to the U.S. Department of Housing and 
Urban Development (HUD), the generally accepted definition of affordability is for a 
household to pay no more than 30% of its annual income on housing.  The cost of Wellness 
Center operations are funded by the developer (Big Wave, LLC), revenue generated by the 
Office Park, other private party donations, and residential housing revenues.  The revenue 
from the 225,000 square foot Office Park would allow a portion of the Wellness Center 
units to be affordable to disabled persons living below the poverty line.  The applicant 
estimates that, in the instance where there is no demand for office space and none of the 
office buildings are built, the Wellness Center would continue to provide housing to 
disabled adults, but the units would not be affordable to disabled adults in the “extremely 
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low” income category or those living below the poverty line.  However, the Wellness 
Center would still be affordable to the “low” or “very low” income populations.  Condition 
6.l. requires the property owner to keep the rates for all 57 units of the Wellness Center as 
affordable, such that residents shall be limited to those of Extremely Low Income, Very 
Low Income, Low Income, and Moderate Income (as defined by the County’s Housing 
Element, definitions included as Attachment CC).  As stated in Condition 4, the approval 
will require regular review and monitoring of the project by the County, at the owner’s 
expense, to ensure that the project is operated in a manner that is consistent with the 
County’s approval. 

 
 Policy 3.2 (Non-Discrimination) calls for the County 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 factors.  Policy 3.4 (Diverse Housing Opportunities) call the County to 
strive to improve the range of housing choices, by location, type, price, and tenure, avail-
able to persons of low and moderate income.  Housing opportunities for the disabled are 
extremely limited in San Mateo County.  Based on County Housing Authority data, only 
356 units are currently available for the disabled in unincorporated San Mateo County of 
which only 194 units (or 54%) are affordable.9  None of these units are located in the 
Coastal Zone.  The Wellness Center would provide 57 housing units to house up to 50 
disabled adults and 20 aides. 

 
 Policy 3.3 (Balanced Developments) calls the County to strive to provide such housing in 

balanced residential environments that combine access to employment, community 
facilities and adequate services.  The Wellness Center is proposed on a site that is adjacent 
to an existing residential area (Pillar Ridge manufactured home community), and would 
offer on-site employment opportunities.  Project compliance with LCP water supply and 
wastewater policies is discussed above.  Project compliance with LCP policies that relate to 
energy is addressed below. 

 
 Policy 3.5 (Regional Fair Share) defines the regional fair share assisted housing allocation 

for the San Mateo County Coastal Zone as that which provides housing opportunities for 
low and moderate income households who reside, work or can be expected to work in the 
Coastal Zone.  The Association of Bay Area Governments (ABAG) determines each 
municipality’s regional housing need for the nine-county Bay Area.  ABAG’s allocation for 
unincorporated San Mateo County10 is provided in the table, below 11:   

 

                                                 
9 San Mateo County Affordable Rental Housing for Low and Moderate Income Households, San Mateo County 
Department of Housing, May 1, 2008. 
10 ABAG does not provide a RHNA allocation specific to the unincorporated Coastside area. 
11 The County of San Mateo General Plan Housing Element (Housing Element) contains Regional Housing Needs 
Allocation for a 7-year period from 1999 to 2006.  These figures are superseded by the 2007-2014 allocation, which 
has been adopted by the Board of Supervisors.  The County’s Housing Element is currently being updated. 



 - 30 - 

Table 2 
ABAG’s Housing Needs Allocation, 2007-20141 

For Unincorporated San Mateo 
 Very Low 

Income 
Low 

Income 
Moderate 
Income 

Total 

Income Limit 
(2009)2 

$39,600 $63,350 $81,300 N/A 

Units 343 247 291 881 
Total Affordable Housing Units Allocated  881 

Existing affordable units (2008)  523 
Total Existing Need  358 

Total Proposed Units at the Wellness Center 57 
Total Need with the Wellness Center 301 

1This table does not include the 625 units allocated as “Above Moderate Income,” as these units are 
not considered affordable.  Source:  San Francisco Bay Area Housing Needs Plan, 2007-2014, 
Association of Bay Area Governments. 
2Income limit is based on a single person family size.  Median income is $67,750.  Source:  San 
Mateo County Department of Housing 2009 San Mateo County Income Limits as defined by U.S. 
Housing and Urban Development and State of CA Housing and Community Development. 

 
 The Wellness Center would provide 57 affordable housing units to house up to 50 disabled 

adults and 20 aides, helping the County of San Mateo to fulfill its affordable housing 
allocation.  As stated previously, Condition 6.l. requires the property owner to keep the 
rates for all 57 units of the Wellness Center as affordable, such that residents and aides 
shall meet income qualifications for affordable housing.  Per Condition 58, the Wellness 
Center would be required to prioritize disabled adults residing in the Coastal Zone over 
those who do not reside in the Coastal Zone in the consideration of residential applications. 

 
 Policy 3.13 (Maintenance of Community Character) requires 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.  The policy calls for the County to limit the height to two stories to 
mitigate the impact of this development on the surrounding neighborhoods and to assess 
negative traffic impacts and mitigate as much as possible.  As proposed, Building A of the 
Wellness Center is three stories in height.  While buildings in the immediate vicinity are 
generally one and two stories in height, including the warehouse buildings in Princeton and 
the homes in the Pillar Ridge manufactured home community, several buildings in the 
project vicinity are three stories in height.  While these buildings do not contain affordable 
housing, they contribute to the existing visual character of the neighborhood.  As a three-
story structure, the project could maximize affordable housing resources as directed by 
LCP Policies 3.1, 3.2, 3.3, and 3.5 and still maintain community character.  Furthermore, 
Section IV.A (Aesthetics) of the DEIR indicates that the size of the buildings would not 
result in a significant impact on aesthetics. 

 
 Policy 3.14 (Location of Affordable Housing) states that, on the Midcoast, affordable 

housing intended for sites other than the designated affordable housing sites should be 
located within the urban boundary, or in the rural area as specified in Policies 3.22 and 
3.23.  The project complies with this policy as project sites are designated for urban use. 
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3. Energy Component 
 
 Policy 4.42 (Alternative Energy Sources) encourages the development of non-polluting 

alternative energy resources including but not limited to co-generation, biomass, wind and 
solar.  As proposed, the project incorporates the on-site use of non-polluting alternative 
energy resources, including energy produced from solar voltaics, solar heating, geothermal/ 
evaporative cooling, and wind power. 

 
4. Agriculture Component 
 
 Policy 5.2 (Designation of Prime Agricultural Lands) calls for the designation of any 

parcel which contains prime agricultural lands as Agriculture on the Local Coastal Program 
Land Use Plan Map, subject to the following exceptions:  State Park lands existing as of the 
date of Local Coastal Program certification, urban areas, rural service centers, and solid 
waste disposal sites necessary for the health, safety, and welfare of the County.  While the 
property contains soil mapping units that meet the criteria for Prime Farmland as outlined 
in the U.S. Department of Agriculture’s Land Inventory and Monitoring (LIM) Project for 
the San Mateo Area and has been used for agriculture, the property is not designated for 
Agricultural Land Use.  This LCP policy calls for the designation of all prime agricultural 
lands for agricultural land use, with various exceptions including parcels in urban areas.  
The property is designated for urban land use by the County’s General Plan, specifically 
General Industrial and General Open Space land uses.  Therefore, conversion of prime 
farmlands within an urban area not designated for agricultural use would not result in a 
significant impact to agricultural resources. 

 
5. Sensitive Habitats Component 
 
 Policy 7.1 (Definition of Sensitive Habitats) defines sensitive habitats as any area in which 

plant or animal life or their habitats are either rare or especially valuable, including wetland 
areas supporting rare, endangered, and unique species.  As discussed in the Biological 
Resources Chapter of the DEIR, the majority of the project site has been disturbed by agri-
cultural activities and, therefore, the extent of natural vegetation communities and wildlife 
habitats on the site are limited to those that are contiguous to habitats in and around Pillar 
Point Marsh.  Based on the foregoing, on-site sensitive habitat is limited to the areas of the 
riparian corridor (along the drainage swale) and delineated wetlands.   

 
 No direct impact or take of special-status species is expected as a result of the proposed 

project due to the lack of habitat suitable on-site to support those species with a potential to 
occur or known to occur in the project vicinity.  However, development on the project site 
has the potential to indirectly impact special-status wildlife species (such as western pond 
turtle, San Francisco garter snake, and California red-legged frog) and bird species, due to 
the availability of suitable habitat in the immediate vicinity of the project, as well as 
documented occurrences of the species in the project vicinity.  Therefore, project-related 
impacts would be potentially significant.  Conditions 5.d. through 5.g require the applicant 
to schedule disturbance activities so as to minimize habitat disturbance and to work with a 
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qualified biologist to monitor the site prior to and during construction to minimize impact 
to these species. 

 
 Policy 7.3 (Protection of Sensitive Habitats) prohibits any land use or development which 

would have significant adverse impact on sensitive habitat areas and requires development 
in areas adjacent to sensitive habitats to be sited and designed to prevent impacts that could 
significantly degrade the sensitive habitats.  All uses shall be compatible with the main-
tenance of biologic productivity of the habitats.  As stated in Biological Resources Section 
of the DEIR, the project, as mitigated by Conditions 5.d. through 5.h., would not result in 
significant impacts to special status species (Impact BIO-1), sensitive natural communities 
(Impact BIO-2), federally protected wetlands (Impact BIO-3), Wildlife Movement and 
Habitat Connectivity (Impact BIO-4), or result in cumulative impacts to biological 
resources.   

 
 Policy 7.4 (Permitted Uses in Sensitive Habitats) calls for the County 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, 7.2, 7.33, and 7.44, respectively, of the County 
Local Coastal Program on March 25, 1986.  In compliance with these policies, within 
areas of the riparian corridor and delineated wetlands and their associated buffer 
zones, proposes uses would be limited to wetlands and upland landscaping that would 
provide visual screening of the project as well as functioning biological habitat.  
Refer to the “90% Basis of Design - Riparian and Water/Wetlands Ecosystem 
Restoration” included as Attachment R. 

 
 b. In sensitive habitats, require that all permitted uses comply with U.S. Fish and 

Wildlife and State Department of Fish and Game regulations.  U.S. Fish and Wildlife 
and State Department of Fish and Game regulations have been incorporated into 
Conditions 5.d. and 5.e. (Mitigation Measures BIO-1a and 1b). 

 
 Policy 7.5 (Permit Conditions) call for the County to: 
 
 a. As part of the development review process, require the applicant to demonstrate that 

there will be no significant impact on sensitive habitats.  When it is determined that 
significant impacts may occur, require the applicant to provide a report prepared by a 
qualified professional which provides:  (1) mitigation measures which protect 
resources and comply with the policies of the Shoreline Access, Recreation/Visitor-
Serving Facilities and Sensitive Habitats Components, and (2) a program for 
monitoring and evaluating the effectiveness of mitigation measures.  Develop an 
appropriate program to inspect the adequacy of the applicant’s mitigation measures.  
As stated in Biological Resources Section of the DEIR, the project, as mitigated by 
Conditions 5.d. through 5.h, would not result in significant impacts to special status 
species (Impact BIO-1), sensitive natural communities (Impact BIO-2), federally 
protected wetlands (Impact BIO-3), Wildlife Movement and Habitat Connectivity 
(Impact BIO-4), or result in cumulative impacts to biological resources.  Refer to the 
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Mitigation Monitoring and Reporting Program for the project included as Attachment 
Y.  As mitigation measures minimize the impacts of construction to special-status 
species, require coordination with regulatory agencies, and set performance standards 
to minimize the impacts of project operation to special-status species, mitigation 
measures comply with the policies of the Shoreline Access, Recreation/Visitor-
Serving Facilities and Sensitive Habitats Components. 

 
 b. When applicable, require as a condition of permit approval the restoration of 

damaged habitat(s) when in the judgment of the Planning Director restoration is 
partially or wholly feasible.  Although the project, as mitigated, would not result in a 
significant impact to biological resources, the project proposes to provide for func-
tioning wetlands and uplands habitat within delineated wetland areas, buffer zones, 
and upland areas of the site, as shown in Attachments J and Q.  Condition 28 requires 
the applicant to revise planting plans to suit the approved site plans for the Wellness 
Center and Office Park, retaining the overall sq. ft. of proposed landscaping. 

 
 Policy 7.14 (Definition of Wetland) defines wetland as an area 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 normally are found to grow in water or wet ground.  
Furthermore, Policy 7.15 (Designation of Wetlands) designates the Pillar Point Marsh as 
wetlands requiring protection.  A total of 0.74 acres (32,180 sq. ft.) of wetlands on the 
project site is under the protection of the California Coastal Commission by their definition 
of wetlands.  A portion of this total, 0.45 acres on the project site, is under Federal 
jurisdictional waters/wetlands under the permit authority of the US Army Corps of 
Engineers (USACOE).  Wetland boundaries relative to the project site are shown on 
Attachment D. 

 
 Policy 7.16 (Permitted Uses in Wetlands) limits uses in wetland areas to nature education 

and research, fish and wildlife management, among other uses.  In addition to the existing 
wetlands (1.19-acres), the applicant proposes to perform wetlands habitat creation on 
approximately 44% of the project sites, including 5.9 acres of wetlands on the Office Park 
property, and 2.8 acres of wetlands on the Wellness Center property.  The only uses 
proposed within wetland areas are associated with wetland habitat creation and monitoring.   

 
 Policy 7.17 (Performance Standards in Wetlands) requires development permitted in 

wetlands minimize adverse impacts during and after construction.  Specifically, require 
that:  (1) all paths be elevated (catwalks) so as not to impede movement of water, (2) all 
construction takes place during daylight hours, (3) all outdoor lighting be kept at a distance 
away from the wetland sufficient not to affect the wildlife, (4) motorized machinery be kept 
to less than 45 dBA at the wetland boundary, except for farm machinery, (5) all construc-
tion which alters wetland vegetation be required to replace the vegetation to the satisfaction 
of the Planning Director including “no action” in order to allow for natural reestablishment, 
(6) no herbicides be used in wetlands unless specifically approved by the County Agricul-
tural Commissioner and State Department of Fish and Game, and (7) all projects be 
reviewed by the State Department of Fish and Game and State Water Quality Board to 
determine appropriate mitigation measures.  Proposed wetland habitat creation is described 
in the “90% Basis of Design - Riparian and Water/Wetlands Ecosystem Restoration” report 
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included as Attachment R.  Condition 32 requires habitat creation and monitoring activities 
to comply with this policy. 

 
 Policy 7.18 (Establishment of Buffer Zones) states that 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.  The project 
incorporates 100-foot wetland buffer zones on each project parcel.   

 
 Policy 7.19 (Permitted Uses in Buffer Zones) limits uses within buffer zones to uses 

allowed within wetlands, as well as public trails, scenic overlooks, and agricultural uses 
that produce no impact on the adjacent wetlands.  The proposed location of the native plant 
nursery within the 100-foot wetland buffer zone was considered in the analysis of the 
biological impact of this project, which was considered less than significant with the 
implementation of mitigation measures.  No other uses are proposed in the buffer zones.   

 
 Policy 7.20 (Management of Pillar Point Marsh) calls for the following:  (1) the County 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 (CUC and CCWD); (2) adjacent 
development, where feasible, to contribute to the biologic productivity and habitat and (3) 
the County to limit the number of building permits allowed in any calendar year based on 
the findings of the study.  The County’s Midcoast Groundwater Study prepared by 
Kleinfelder has been completed.  While it was determined that safe yield and 
groundwater/habitat relationships could not be accurately assessed, the report concludes 
that the project groundwater subbasin, Airport Subbasin, had high yields and would be 
adequate for municipal or irrigation purposes.  According to Schaaf and Wheeler memo-
randum dated September 17, 2007 (included as Appendix H of the DEIR), hydrologic 
impacts to the Pillar Point Marsh based on conditions in the entire marsh watershed appear 
to be minor.  In addition, proposed wetland habitat creation is intended to benefit the 
biologic productivity and habitat of the marsh.  LCP Policy 1.22 establishes a building 
permit quota the construction of residences in the Mid-Coast to 125 per year, but excludes 
the construction of affordable housing in this quota.  Condition 6.l. requires all housing 
units in the Wellness Center to be kept at an affordable rate, such that residents and aides 
are required to meet income qualifications for affordable housing. 

 
 Policy 7.36 (San Francisco Garter Snake) calls to prevent any development where there is 

known to be a riparian or wetland location for the San Francisco garter snake and requires 
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.  As discussed in the Biological Resources section of the DEIR, 
development on the project site has the potential to indirectly impact special-status wildlife 
species, including the San Francisco garter snake (SFGS), due to the availability of suitable 
habitat in the immediate vicinity of the project, as well as documented occurrences of the 
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species in the project vicinity.  Condition 5.d. (Mitigation Measure BIO-1a) requires a 
qualified biologist capable of monitoring projects with potential habitat for SFGS to 
perform pre-disturbance surveys and monitoring during the installation of all construction 
fencing and during habitat creation and planting activities outside of the construction zone, 
perform weekly site visits during construction, and prepare a training document for 
constriction workers.  

 
6. Visual Resources Component 
 
 Policy 8.1 (Definition of Landforms) defines landforms as natural topographic and 

landscape features which include, but are not restricted to, ridgelines, hillsides, canyons, 
coastal terraces, headlands, mountains, rock outcroppings, hills, cliffs and bluffs, sand 
dunes, beaches, wetlands, estuaries, streams, and arroyos.  As discussed in the Aesthetics 
Section of the DEIR, the project would not result in any significant impacts to public views 
or scenic vistas, scenic resources, or the existing character or quality of the site and its 
surroundings.  However, as discussed in the DEIR, new lighting sources, such as outdoor 
street lighting, security lighting, indoor lighting, and light generated by vehicle headlights, 
may create new sources of substantial light or glare which may adversely affect day or 
nighttime views in the area.  Implementation of Condition 5.a. (Mitigation Measure AES-
4), which requires Planning Department review and approval of a detailed lighting plan, as 
well as glass and other potentially reflective exterior building materials, would reduce this 
impact to a less than significant level and bring the project into substantial conformance 
with this policy. 

 
 Policy 8.5 (Location of Development) calls for new development be located on a portion of 

a parcel where the development is: 
 
 a. Least visible from State and County Scenic Roads:  As shown in Figure IV.A-8 

(View 5.A) of the DEIR, immediately following construction the views of Pillar 
Point, the forested hills, and the skyline would not be obstructed for motorist 
traveling north and southbound on Highway 1 (a County designated scenic corridor).  
However, existing views of spare development in the background would be replaced 
with views of an intervening right-of-way of buildings in the background.  In fifteen 
years (View 5.B), views would remain substantially unchanged due to the elevation 
and distance from the project site at this location.  Views of the project site from this 
roadway segment constitutes a small portion of the field of view, and while develop-
ment on the project would be noticeable, the project would not affect the overall 
value of the views from this roadway.  Implementation of the project would not 
obstruct views of Pillar Point and the skyline, and therefore impacts would be less 
than significant.  Under Alternative C, the visibility of the Office Park buildings 
would be further reduced due to the use of smaller 2-story and 3-story buildings, 
where 3-story buildings are located further away from Highway 1. 

 
 b. Least likely to significantly impact views from public viewpoints.  Public viewpoints 

include, but are not limited to, coastal roads, roadside rests and vista points, recrea-
tion areas, trails, coastal accessways, and beaches.  As discussed in Impact AES-1 of 
the DEIR, based on an analysis using visual simulations of the project as viewed from 
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five vantage points with both with immature (post-construction) and mature land-
scaping (15 years after project construction), project impacts to public views and 
scenic vista would be less than significant.  Visual simulations are included as 
Attachment X.  

 
 c. Consistent with all other LCP requirements, best preserves the visual and open space 

qualities of the parcel overall.  As discussed in Impact AES-2 of the DEIR, although 
the existing character of the site would be altered by implementation of the project, 
the change would not be a substantial degradation.  The project is required to comply 
with the County Community Design Manual and the Design Review (DR) Zoning 
District Regulations, as discussed below.  Therefore, the DEIR concludes that the 
project would not result in a substantial degradation to the visual character of the 
project area and impacts would be less than significant.  The project maintains a 100-
foot buffer from Pillar Point Marsh and the drainage swale separating the parcels.  
The open space to the east is far enough in the distance, and the elevation of the 
ridgelines are high enough, that the views of the open space would not be affected by 
the project.  Therefore, the DEIR concludes that the impact to open space would be 
less than significant. 

 
 Policy 8.12 (General Regulations) requires the County to apply the Design Review (DR) 

Zoning District to urbanized areas of the Coastal Zone and employ the design criteria set 
forth in the Community Design Manual (CDM) for all new development in urban areas.  A 
discussion of project compliance with the design criteria of the DR Zoning District is 
provided in Section II.D of this report.  As proposed and conditioned, the project complies 
with the County’s CDM (as discussed below12):  

 
 a. Landscaping:  The CDM calls for landscaping to have an informal character and 

provide a smooth transition between the development and adjacent open spaces, 
specifically recommending the planting of vegetation in an irregular fashion to give 
an informal character.  The CDM also recommends the use of tree and plant materials 
native to the area to assure against non-native plant intrusion, to reduce irrigation and 
maintenance requirements, and to minimize visual impact.  The proposed landscaping 
plan includes irregular pattern tree planting within the wetland habitat creation areas, 
but linear tree planting within the parking lot areas.  Staff has added Condition 29 to 
require the applicant to revise parking lot landscaping for both sites such that tree 
planting occurs in an irregular, more natural fashion.  The landscaping plan proposes 
plants and trees that are native and appropriate for the coastal environment. 

 
 b. Open Space Preservation:  The CDM calls for siting of structures to retain maximum 

open space and to reduce the visual impact in scenic open space areas.  The revised 
design would increase the footprint by 15% from the original Office Park proposal 
but would result in a smaller footprint than Alternative B (the environmentally 
superior alternative identified in the DEIR).  The revised design would also reduce 
visual impact of the project by breaking up the total square footage into 8 buildings 

                                                 
12 This section includes a discussion of policies unique to the Community Design Manual (or concepts not otherwise 
covered by policies of the Design Review Zoning District, General Plan and LCP). 
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(instead of 4) and would closely cluster the 8 buildings, distancing the buildings from 
the Pillar Ridge homes and Airport Street such that front and right side setbacks as 
originally proposed under the 4-building scenario are maintained.   

 
 c. Paved Areas:  The CDM states a preference for small separate paved parking lots to 

large single paved lots and recommends screening of parking areas from residential 
areas and scenic roadways.  As discussed in the Aesthetics section of the DEIR, 
proposed landscaping would provide a visual screen of the development from the 
adjoining manufactured home community and from the Cabrillo Highway County 
Scenic Corridor.  Staff has added Condition 30 to require the revised landscaping plan 
to utilize landscaping to further break up the large amount of parking.  

 
 d. Signs:  The CDM calls for on-premise signs to be integrated with the architectural 

design of the structure and for signs not to extend above the roofline of the structure 
or be brightly illuminated, colored, flashing or moving.  The applicant does not intend 
to install any new signage.  Any signage proposed by any future tenants of the Office 
Park will be subject to the applicable regulations at the time of permit application. 

 
 e. Structural Shapes and Scale:  The CDM calls for the use of simple structural shapes 

that unify building design and relate in size and scale to adjacent buildings and to the 
neighborhood.  The CDM also recommends clustering and screening of stacks, vents, 
antennas and other equipment and located on the least noticeable side of the roof.  As 
proposed, buildings incorporate mechanical equipment within the proposed buildings, 
such that only rooftop solar panels would be visible.  The Wellness Center buildings 
vary between two and three stories, are well articulated and are compatible in size and 
scale with other buildings in Princeton.  The revised design of the Office Park 
maintains the 225,000 sq. ft. total of the original proposal but breaks up the mass over 
eight (8) two and three-story buildings (instead of 4 three-story buildings).  The 
varying heights of the buildings help to further minimize visual impacts from viewing 
locations along Airport Street, the North Trail, and Highway 1.  Staff has added 
Condition 48 to require the applicant to implement the design “overlays” (includes as 
Attachment H), which further reduces the appearance of building mass and 
incorporates architectural details of the Wellness Center and Princeton into the design 
of Office Park structures.   

 
 Policy 8.13 (Special Design Guidelines for Coastal Communities) applies special design 

guidelines to supplement the design criteria in the Community Design Manual.  For the 
Princeton-by-the-Sea area, the policy calls for commercial development to reflect the 
nautical character of the harbor setting, utilize wood or shingle siding, employ natural or 
sea colors, and use pitched roofs.  For industrial development, the policy calls for buildings 
to utilize architectural detailing, subdued colors, textured building materials, and land-
scaping to add visual interest and soften the harsh lines of standard or stock building forms 
normally used in industrial districts.  Condition 48 requires the applicant to comply with 
the design “overlays” for the Office Park buildings (Attachment H), which includes 
architectural details as listed above, including wood siding and architectural detailing (such 
as the trellis feature) to add visual interest and reduce the appearance of building mass.  
The “overlay” incorporates the use of natural and sea colors for building exteriors.  The use 
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of flat roofs is permitted in order to maximize flat surface area for solar panel installation, 
as encouraged by Policy 4.42 (Alternative Energy Sources).  

 
7. Hazards Component 
 
 Policy 9.1 (Definition of Hazard Areas) defines hazardous areas as fault zones and land 

subject to dangers from liquefaction and other severe seismic impacts, unstable slopes, 
landslides, coastal cliff instability, flooding, tsunamis, fire, and steep slopes (over 30%).  A 
western portion of the Office Park site is located within an Alquist-Priolo Earthquake Fault 
Zone.  No structures are proposed within the earthquake fault zone.  As the Wellness 
Center site does not contain an earthquake fault zone, no housing units would directly 
adjoin or be located within an earthquake fault zone.  The Geology and Soils section of the 
DEIR identifies the following as the primary geotechnical concerns for this site:  very 
strong to very violent shaking during an earthquake due to the close proximity of the site to 
the San Gregorio and the San Andreas faults; seismic hazards, including the potential for 
liquefaction, sand boils, and cyclic densification; and the presence of expansive near-
surface soil.  Implementation of the proposed mitigation measures and compliance with 
applicable regulations would reduce project impacts related to geology and soils to a less 
than significant level. 

 
 Policy 9.3 (Regulation of Geologic Hazard Areas) calls to apply the following regulations 

of the Resource Management (RM) Zoning Ordinance to designated hazard areas.   
 
 Section 6326.2 (Tsunami Inundation Area Criteria) sets the following criteria for all areas 

defined as Tsunami Inundation Hazard Areas: 
 
 It should be noted that, as discussed in the Hydrology Chapter of the DEIR, while the 

project site is located within a mapped tsunami inundation area.  Per Condition 5.y. (or 
Mitigation Measure HYDRO-9), the applicant shall ensure that the project incorporates 
features designed to minimize damage from a tsunami or seiche, including, but not limited 
to, placing structures 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.  As discussed in the FEIR, to comply with Mitigation 
Measure HYDRO-9, first floor elevations of Wellness Center Buildings have been raised 
from 18 feet to 20 feet NGVD, which is above the estimated maximum elevations of a 100-
year flood event, sea level rise and the peak tsunami inundation.13  This change has been 
accompanied by a reduction in the vertical size of the buildings, so that their height above 
natural grade remain the same as described in the DEIR. 

 
 a. The following uses, structures, and development shall not be permitted:  publicly 

owned buildings intended for human occupancy other than park and recreational 

                                                 
13 Project elevations are based on a Base Flood Elevation (BFE) of 8.5 feet NGVD (refer to pages IV.H-17 and 18 
and Figure IV.H-6 of the DEIR), a maximum recorded wave run-up elevation of 14.35 feet NGVD in 273 years, and 
a highest projected sea level rise over the next century of 5 feet from the current mean high tide.  (Currently, mean 
high tide is at 3.49 feet NGVD.)  Project elevations are over 5 feet above the highest of these levels (tsunami at 
14.35 feet NGVD). 
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facilities; schools, hospitals, nursing homes, or other buildings or development used 
primarily by children or physically or mentally infirm persons. 

 
  As determined by County Counsel, there may be legal limitations on the restrictions, 

as described in Section 6326.2(a), when applied to the disabled.  Federal law requires 
that local regulation of land use include accommodations for the disabled. The 
applicant would be required to comply with subsection (b) through the submittal of a 
report to the Planning Commission, prior to the approval of this project. 

 
 b. Residential structures and resort developments designed for transient or other 

residential use may be permitted under the following circumstances: 
 
  (1) The applicant submits a report prepared by a competent and recognized 

authority estimating the probable maximum wave height, wave force, run-up 
angle, and level of inundation in connection with the parcel or lot upon which 
the proposed development is to be located. 

 
   The applicant submitted the “Big Wave Tsunami Force and Run-Up Report in 

Accordance with Zoning Ordinance 6326.2,” dated August 23, 2010, on 
August 31, 2010 (Attachment T).  The report was peer reviewed by David 
Skelly, MS, PE, a California licensed professional engineer specializing in 
coastal engineering, in a letter dated October 14, 2010 (Attachment U). 

 
   In his letter, Mr. Skelly states that Mr. Holmes is a California licensed 

professional engineer and has experience in coastal engineering.  The qualifica-
tions of the undersigned are included in this review/report.  Mr. Skelly states 
that “the maximum tsunami bore height at the site will be less than 1 foot,” as 
illustrated on Sheet S1 of the report.  On page 6 of his letter, Mr. Skelly states 
that “the force will be minimal.  Provided that the finished first floor is 1 foot or 
greater above adjacent grade there will be no inundation of the structure.”  On 
page 7, he states that “The natural grade at the base of the Wellness Center 
structures is 14 feet NGVD 29.14  The filled grade at the base of the structure is 
16 feet NGVD 29.  The first floor height is 20 feet NGVD 29.  The Office Park 
is similar, but the natural grade at the base of the structures varies from 17 feet 
to 18 feet NGVD 29 with the elevation of the first floors varying from 21.5 feet 
to 23 feet NGVD 29.  He explains that, as proposed, the structures would not be 
inundated with 2.5 feet of sea level rise over the next 75 years. 

 
   Mr. Skelly explains on page 7 of the letter that this is based upon the latest 

published and confirmed data from Scripps Institution of Oceanography 
scientists for the open coast of California.  It should be noted that an increase of 
sea level as much a 4 feet over the next 75 years will not change the level of 
inundation at the site.  The site is reasonably safe from tsunamis due to the 
breakwater, the approximately 1 mile set back from the breakwater, and 
elevation above the potential flood levels.  

                                                 
14 National Geodetic Vertical Datum of 1929. 
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  (2) No structure covered by this section shall be allowed within that portion of the 

lot or parcel where the projected wave height and force is fifty (50) percent or 
more of the projected maximum, unless:  (a) the highest projected wave height 
above ground level at the location of the structure is less than six (6) feet, (b) no 
residential floor level is less than two (2) feet above that wave height, and (c) 
the structural support is sufficient to withstand the projected wave force. 

 
   On page 7 of this letter, Mr. Skelly states that “no portion of the site will be 

subject to bore height or forces that are greater than about 15% of the design 
tsunami height (6.5 feet) and resulting force.  The wave force is proportional to 
the square of the velocity.  Therefore, a 6-foot tsunami will have 36 times the 
force of a 1-foot tsunami bore. 

 
  (3) No structure covered by this section shall be allowed within that portion of the 

lot or parcel where the projected wave height and force is less than fifty (50) 
percent of the projected maximum unless the requirements of subsection b, (2), 
(a), and (c) are satisfied and the residential flood level is at least one (1) foot 
above the highest projected level of inundation. 

 
   Mr. Skelly states that this section is not applicable to this project, as the project 

does not propose structures within that portion of the lot or parcel where the 
projected wave height and force is less than fifty (50) percent of the projected 
maximum. 

 
  (4) Permission under this subsection shall not be granted if the Planning 

Commission determines that sufficient data, upon which the report required by 
subsection 1 must be based, is unavailable and cannot feasibly be developed by 
the applicant. 

 
   Mr. Skelly page 8 of his letter that “It is GSI[’s] opinion that the tsunami Report 

by Scott Holmes meets the standard of practice for coastal engineering and 
accurately describes the potential tsunami hazard at the site.” 

 
  Both the applicant’s report and Mr. Skelly’s review letter have been reviewed by the 

County Engineer, who based on his review of these reports, has approved domestic 
water pumping facilities, sewage treatment and recycling facilities per Section 6324.6 
of the Zoning Regulations, stating that direct damage or indirect threat to public 
health and safety would be unlikely in the event of occurrence of the designated 
hazard(s) (as described below).  Based on the foregoing, the project complies with 
LCP Policy 9.3, with respect to project compliance with Section 6326.2 of the Zoning 
Regulations. 

 
  Section 6324.6 (Hazards to Public Safety Criteria) prohibits the manufacturing or 

storage of flammable or hazardous materials within mapped areas susceptible to 
flooding, tsunami inundation, seismic fault/fracture and landslide.  This section also 
prohibits domestic water pumping facilities, sewage treatment, pumping, or disposal 
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facilities to be located in these areas unless the County Engineer certifies that direct 
damage or indirect threat to public health and safety would be unlikely in the event of 
occurrence of the designated hazard(s).  In a letter to the Community Development 
Director, dated October 15, 2010, Jim Porter, the County Engineer, states that, in his 
review of the tsunami report prepared by the applicant and reviewed by Mr. Skelly, 
direct damage or indirect threat to public health and safety would be unlikely in the 
event of occurrence of the designated hazard(s).   

 
  Policy 9.9 (Regulation of Development in Floodplains) requires that development 

located within flood hazard areas shall employ the standards, limitations and controls 
contained in Chapter 35.5 of the San Mateo County Ordinance Code, Sections 8131, 
8132 and 8133 of Chapter 2 and Section 8309 of Chapter 4, Division VII (Building 
Regulations), and applicable Subdivision Regulations.  FEMA has authorized the 
removal of the project parcels from the floodplain in a 2005 Letter of Map Amend-
ment (LOMA).  TAs discussed previously, to comply with Mitigation Measure 
HYDRO-9, first floor elevations of Wellness Center Buildings have been raised from 
18 feet to 20 feet NGVD, which is above the estimated maximum elevations of a 100-
year flood event, sea level rise and the peak tsunami inundation.15  The project will be 
required to comply with all current building code requirements at the time of building 
permit application.  As discussed in Section III, the project complies with the 
Subdivision Regulations.   

 
8. Shoreline Access Component 
 
 Policy 10.1 (Permit Conditions for Shoreline Access) requires some provision for shoreline 

access as a condition of granting development permits for any public or private develop-
ment permits (except as exempted by Policy 10.2) between the sea and the nearest road.  
The Office Park Development would be located between the sea and the nearest road.  The 
applicant proposes a Class 1, 10-foot wide multiple use trail (accommodates pedestrians 
and bicycles) within the front of the property that will run along the right-of-way to the 
southern edge of the Pillar Ridge Mobile Home Park, and provide a trail connection to the 
trailhead at the Peninsula Open Space Trust (POST) property located to the north of the 
project site.  The Wellness Center is not located between the sea and the nearest road (West 
Point Avenue). 

 
 Policy 10.10 (Fragile Resources-Sensitive Habitats) requires the establishment of public 

access to sensitive habitats or their buffer zones, through grants or dedications of easements 
or other means, at the time a Coastal Development Permit is processed.  Condition 34 
requires the property owner of the Office Park property to record an access easement 
allowing public access on the trail along Airport Road that is included in Final Map for the 
proposed subdivision.   

 
                                                 
15 Project elevations are based on a Base Flood Elevation (BFE) of 8.5 feet NGVD (refer to pages IV.H-17 and 18 
and Figure IV.H-6 of the DEIR), a maximum recorded wave run-up elevation of 14.35 feet NGVD in 273 years, and 
a highest projected sea level rise over the next century of 5 feet from the current mean high tide.  (Currently, mean 
high tide is at 3.49 feet NGVD.)  Project elevations are over 5 feet above the highest of these levels (tsunami at 
14.35 feet NGVD). 
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 Policies 10.19 (Maintenance) calls to eliminate debris, provide trash cans and keep trails 
safe for public use in new or improved public areas and Policy 10.20 (Posting) calls to 
clearly post new or improved public access areas.  Condition 35 requires the property 
owner of the Office Park to maintain the public trail in a clean and safe manner and to 
clearly identify the trail with signage visible along Airport Road in perpetuity.  These 
requirements are to be included, along with all conditions of approval, in the project’s 
Development Agreement.    

 
 Policy 10.22 (Parking) requires new commercial or industrial parking facilities of ten or 

more spaces within 1/4 mile radius of an established shoreline access area shall designate 
and post 20% of the total spaces for beach user parking between 10:00 a.m. and 4:00 p.m.  
While the Wellness Center development would be located within 1/4-mile radius of the 
shoreline, the Office Park development would be outside of this radius.  The Wellness 
Center’s 50-space parking lot includes 10 parking spaces reserved for beach user parking 
only.  These spaces are in addition to the 40 spaces required for proposed uses within the 
Wellness Center, as discussed in detail in Section II.D.d of this report. 

 
 Policy 10.25 (Access Trails in Fragile Resource Areas) requires the applicant to conduct 

studies by a qualified person agreed upon by the County and the applicant, during the 
planning and design phase for access projects, to determine the least disruptive method of 
constructing access trails and associated improvements and to consider in the study and 
implement appropriate levels of development and management practices to protect 
resources.  The policy also requires the design of trails to encourage the public to stay on 
them or in designated rest areas and prohibits the use of off-road vehicles on access trails.  
A Class 1, 10-foot wide multiple use trail which connects to the POST property to the north 
of the project site would run across the front of both properties.  The trail would shift into 
the Airport Street public right-of-way in the area of the drainage and narrow to 5 feet in 
width.  For the most part, the trail would not be adjoining any areas of sensitive habitat, 
except the drainage and the adjoining 100-foot wetland buffer zone.  Condition 36 requires 
the property owner to utilize methods to minimize off-trail access within the 100-foot 
wetland buffer zone and drainage, subject to the review and approval of the Director of the 
County Department of Parks and Recreation (County Parks).  The applicant shall install 
trail signage, including signage listing prohibited uses, to the satisfaction of County Parks.  
The property owner shall demonstrate compliance with shoreline access requirements prior 
to the issuance of the certificate of occupancy for any Office Park building.  

 
9. Chapter 3 of the Coastal Act of 1976 
 
 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 recrea-
tion policies of Chapter 3 of the Coastal Act of 1976 (commencing with Section 30200 of 
the Public Resources Code).  The project site is located between the nearest public road and 
the sea, or the shoreline of Pescadero Marsh.  The project will enhance public opportunities 
for coastal recreation and shoreline access.  The purpose of this chapter is to ensure that 
development does not interfere with the public's right of access to the sea where acquired 
through use or legislative authorization, including, but not limited to, the use of dry sand 



 - 43 - 

and rocky coastal beaches to the first line of terrestrial vegetation.  The following is a list of 
the applicable sections of this Chapter, as they apply to this project: 

 
 Section 30212 requires that:  (a) Public access from the nearest public roadway to the 

shoreline and along the coast shall be provided in new development projects except where 
(1) it is inconsistent with public safety, military security needs, or the protection of fragile 
coastal resources, (2) adequate access exists nearby, or (3) agriculture would be adversely 
affected.  Dedicated accessway shall not be required to be opened to public use until a 
public agency or private association agrees to accept responsibility for maintenance and 
liability of the accessway.  The applicant proposes a public, multi-purpose Class 1 trail 
along Airport Street fronting both of the project sites.  The applicant also proposes a public 
trail on Office Park parcel, which is located at the back of the Office Park buildings outside 
of wetland and wetland buffer areas.  As discussed above, Condition 32 requires the 
property owner to utilize methods to minimize off-trail access within the 100-foot wetland 
buffer zone and drainage and install trail signage, including signage listing access hours 
and prohibited uses and activities, as required by County Parks.   

 
 Section 30214 states that:  (a) The public access policies of this article shall be imple-

mented in a manner that takes into account the need to regulate the time, place, and manner 
of public access depending on the facts and circumstances in each case including, but not 
limited to, the following: 

 
 a. Topographic and geologic site characteristics. 
 
 b. The capacity of the site to sustain use and at what level of intensity. 
 
 c. The appropriateness of limiting public access to the right to pass and re-pass 

depending on such factors as the fragility of the natural resources in the area and the 
proximity of the access area to adjacent residential uses. 

 
 d. The need to provide for the management of access areas so as to protect the privacy 

of adjacent property owners and to protect the aesthetic values of the area by 
providing for the collection of litter. 

 
 As discussed above, Condition 32 requires the property owner to utilize methods to 

minimize off-trail access within the 100-foot wetland buffer zone and drainage and install 
trail signage, including signage listing access hours and prohibited uses and activities, as 
required by County Parks.   

 
 Section 30222 states that:  The use of private lands suitable for visitor-serving commercial 

recreational facilities designed to enhance public opportunities for coastal recreation shall 
have priority over private residential, general industrial, or general commercial develop-
ment, but not over agriculture or coastal-dependent industry.  The portions of the properties 
designated for open space land uses will remain as open space and provide public access 
opportunities, including reserved beach user parking at the Wellness Center and public 
access trails on both properties.  Proposed development on portions of the properties 
designated for industrial uses complies with applicable LCP policies as described above.  
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As no visitor-serving commercial recreational facilities have been proposed at the site, 
priority over such uses is not applicable in this instance.    

 
 As discussed above, the project, as proposed and conditioned, is in conformity with the 

public access and public recreation policies of Chapter 3 of the Coastal Act of 1976. 
 
D. COMPLIANCE WITH ZONING REGULATIONS 
 
1. WELLNESS CENTER SITE 
 
 The Wellness Center includes 37 housing units for the developmentally disabled and 20 

units for their aides, a commercial kitchen, dog grooming and laundry facilities, and 
administrative offices, among other ancillary uses.  While the original proposal in the DEIR 
included a pool, locker rooms, and fitness center that would be open to the Coastside 
public, described as a Community Center, the public component of this facility has been 
removed.  These facilities, like the rest of the Wellness Center, would only be open to staff, 
Wellness Center residents and their guests.  The property also includes a 10,000 sq. ft. 
public storage building (Building 4) including 20 business storage units at approximately 
500 square feet each.   

 
 a. Project Compliance with Use Permit Requirements for Sanitarium (Wellness Center) 
 
  (1) Sanitarium  
 
   The southern parcel of the project site is located within the Waterfront (W) 

Zoning District.  The primary use of the Wellness Center is proposed to be 
housing for disabled adults, as allowed per Chapter 24 (Use Permits) of the 
Zoning Regulations.  This chapter lists “sanitarium,” along with similar uses 
such as rest homes and hospitals, as a permitted use with issuance of a Use 
Permit in any district within the urban areas of the Coastal Zone. 

 
   The term “sanitarium” (or sanitorium) is a term of varying definition that is not 

defined in the Zoning Regulations.  Some existing definitions and their sources 
are the following: 

 
    An institution for the promotion of health (Dorland’s Medical Dictionary 

for Health Consumers, 2007). 
 
    A facility for the treatment of patients suffering from chronic mental or 

physical diseases, or the recuperation of convalescent patients (Mosby’s 
Medical Dictionary, 8th edition, 2009). 

 
   While the Wellness Center would not provide medical treatment on-site for its 

intellectually or developmentally disabled (DD) adult residents, it is intended to 
promote their long-term health in a holistic manner.  The Wellness Center will 
offer DD adults social and employment opportunities, an opportunity for semi-
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independent living apart from their parents, and connections to support and 
medical services. 

 
   In light of the fact that the term is not specifically defined in the Zoning 

Regulations, and that it is defined in other sources in a manner that reasonably 
encompasses the Wellness Center concept, the County may conclude that the 
Wellness Center proposal falls within the meaning of “sanitarium,” as defined 
in Section 6500.d of the Zoning Regulations. 

 
   In order to approve the Use Permit for the sanitarium use, the decision making 

body must make a finding that the use is “found to be necessary for the public 
health, safety, convenience or welfare.”  There exists a basis to allow such a 
finding.  As discussed above with regard to LCP Policy 3.5 (Regional Fair 
Share), the project helps to meet the need within the unincorporated areas of the 
County for affordable housing, as allocated by the Association of Bay Area 
Governments (ABAG).  For 2007 to 2014, ABAG allocates a need for 881 
affordable housing units in the area, where 523 units exist.  Affordable housing 
for the disabled in San Mateo County is even more limited.  Based on a review 
of County Housing Department data, only 356 units are available for the 
disabled of which only 194 units (or 54%) are affordable.  

 
   As proposed and conditioned, the project would provide 57 units of affordable 

housing, thereby helping to bridge the gap between the need for affordable 
housing and the supply of affordable housing in the County unincorporated 
area. 

 
   Based on the foregoing, Staff recommends the issuance of a Use Permit for the 

Wellness Center, subject to the conditions of approval in Attachment A.  It 
should be noted that Condition 4 requires Administrative Reviews to ensure 
compliance with the conditions of approval every year for the first 2 years.  If 
the facility is determined to be in compliance for the first 2 years, then 
subsequent Administrative Reviews will be required every 2 years, with permit 
renewal required after 10 years.  If the facility is found to be out of compliance 
during any Administrative Review process, annual reviews will be required 
until permit expiration. 

 
  (2) Fitness Center, Other Uses and On-site Businesses 
 
   Regarding the fitness center (includes pool, fitness center and locker facilities), 

the applicant had originally proposed this facility to be open to the Coastside 
public making the facility a community center.  The applicant has since pro-
posed that the facility will not open to the public.  The fitness center use, now 
available only to residents, guests, and staff, as well as Office Park Employees, 
is an accessory use to the sanitarium and mixed office uses.  On-site businesses, 
such as catering and dog grooming, are not open to the public and would only 
be available to Office Park employees.  The uses would utilize office spaces and 
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kitchen areas of the Wellness Center and would be considered accessory uses to 
the sanitarium. 

 
 b. Project Compliance with the Waterfront (W) Zoning District (Public Storage Facility) 
 
  The applicant proposes a 10,000 sq. ft. public storage facility with the Waterfront 

“W” Zoning District Regulations.  Section 6287 (Uses Permitted) states that the 
“Indoor Storage of Goods, Excluding Extremely Hazardous Materials” is a permitted 
use in the inland area and does not require a use permit.  The project, as proposed, 
complies with the W Zoning District Regulations.  

 
 c. Project Compliance with the AO Zoning District (Wellness Center) 
 
  A 125-foot wide portion along the front property line of the project site is within the 

Airport Overlay (AO) Zoning District.  The intent of the AO 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.  All uses permitted 
by the underlying district (W Zoning District) shall be permitted with a Use Permit in 
the A-O District except residential or uses with more than three (3) persons 
occupying the site at any one time.  No residential uses are proposed in this area, only 
public storage uses.  Condition 55 requires recordation of a deed restriction to require 
project compliance with the requirements of the AO Zoning District.   

 
  In addition, Section 6288.5 (Noise Insulation Requirements) requires all new 

development in the AO Zoning District to submit an acoustical analysis, prepared by 
a qualified acoustical consultant, demonstrating that new construction has been 
designed such that (1) interior community noise equivalent levels (CNEL) with 
windows closed, attributable to exterior sources shall not exceed an annual CNEL of 
55 dB and (2) requires the property owner to construct the building in accordance 
with recommendation of acoustical analysis.  As discussed in regard to the CLUP, 
analysis contained in Impact NOISE-3 presents a future average daily interior noise 
level of <45 dBA (or 28.8 dBA) for the Wellness Center building located nearest to 
the airport (public storage building), which reflects an exterior-to-interior noise 
reduction of more than 30 dBA from the future average daily exterior noise level of 
58.8 dBA.  As stated in the DEIR, the exterior-to-interior reduction of newer homes 
in California is generally more than 30 dBA.  Based on the foregoing, the project 
complies with the requirements of the AO Zoning District. 

 
 d. Project Compliance with Parking Regulations (Wellness Center) 
 
  For the Wellness Center, the applicant proposes a 73 space on-site parking lot, 

including 10 ADA-accessible parking spaces (where a minimum of 3 ADA-accessible 
spaces are required).  According to the table below, a minimum of 73 spaces are 
required for the proposed uses.  Due to the somewhat unique nature of the proposal, 
the parking requirements for the project are both based on a strict application of the 
Parking Regulations and common sense adjustment of the regulations to meet what is 
anticipated to be the actual parking demands of the project.  For instance, as the DD 
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residents would not drive and, instead, would be driven by their aides, no parking is 
required for the DD residents.   

 
Revised Table 3 

Wellness Center Proposed Parking Spaces 
Proposed Use Type of Use Parking Spaces 
Residential   
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 
Services (laundry, dog 
grooming, 
maintenance/janitorial) 

Pick-up/drop-off services 10 

Total of Parking Spaces Above 40 
Parking Spaces Reserved for Beach User Access 10 

Total Proposed Parking Spaces 50 
 
  As shown in the table above, a total of 40 parking spaces are required for this 

development.  In addition, LCP Policy 10.22 (Parking) requires the property owner to 
designate and post 20% of the total spaces for beach user parking between 10:00 a.m. 
and 4:00 p.m.  This requirement assumes a shared parking arrangement between 
proposed uses and beach user parking.  As all 40 spaces of required parking will be 
utilized during the day, the applicant proposes 10 additional spaces to meet this 
requirement, such that 20% of the total required spaces (10 spaces) are reserved for 
beach user parking at any time.  Therefore, the total number of parking spaces on site 
will be 50 spaces.   

 
  Staff had added Condition 14 to ensure compliance with beach user parking require-

ments for the life of the project.  Condition 42 has been added to minimize 
impervious surface through the use of compact spaces.  As up to 25% of parking 
spaces may be compact (minimum dimensions:  8 feet by 16 feet), the condition 
requires 18 of the 73 spaces to be compact in size and labeled as such.  

 
Table X 

Parking Requirements for Wellness Center 
Proposed Parking Spaces Proposed/Required 
ADA- Accessible 101 
Compact (8’ x 16’) 12 
Regular (9’ x 19’) 28 

Total Proposed Parking Spaces 50 
1The applicant proposes 10 spaces where a minimum of 3 is required. 
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 e. Project Compliance with Design Review Requirements (Wellness Center)  
 
  As shown in Attachment O and described in the EIR, the applicant proposes two 

Wellness Center Buildings, Buildings A and B.  Building A is 88,648 sq. ft., 3 stories, 
and 35 ft. in height from natural grade.  Building A contains 70,348 sq. ft. of 
residential use, including 45 dwelling units for DD adults.  Building B is 6,114 sq. ft., 
1-story, approximately 15 ft. in height, and contains 12 residential “Breezeway” units. 

 
  Story Poles have been required by the Community Development Director for this and 

the Office Park proposal, as permitted under Section 6565.6 (Design Review 
Application Requirements) of the County Zoning Regulations.  The applicant has 
erected story poles at the Wellness Center site to represent the two Wellness Center 
buildings.   

 
  Per Section 6565.7 of Chapter 28.1 (Design Review for Coastal Zone Only) of the 

Zoning Regulations, the decision making body shall find that the proposal conforms 
with applicable standards for review, prior to issuance of a Design Review permit.16  
The following is a discussion of the standards of review as they apply to the Wellness 
Center proposal17: 

 
  (1) Where grading is necessary for the construction of structures and paved areas, it 

blends with adjacent landforms 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.  The applicant proposes to perform 
26,050 cubic yards of balanced cut and fill, which includes all grading associ-
ated with the Wellness Center and Office Park proposals.  The site is relatively 
flat and will remain relatively flat after grading operations.  Proposed grading is 
necessary for the construction of stormwater systems below the pervious 
parking lots, the creation of building pads, underground water storage systems 
for fire suppression, and wetlands habitat construction, as shown in Table 8 of 
this report.  Per Condition 15, the applicant is required to comply with the 
approved Erosion and Sediment Control Plan and the County’s Drainage Policy. 

 
  (2) 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.  The site adjoins the Fitzgerald Marine Reserve 
along the western property boundary and a drainage swale along the northern 
property line.  The applicant proposes to preserve existing wetlands and perform 
additional wetlands habitat construction and landscaping along the west and 
north property lines.   

 
  (3) Varying architectural styles are made compatible through the use of similar 

materials and colors which blend with the natural setting and surrounding 
                                                 
16 Also, refer to discussion of project compliance with the Community Design Manual (CDM) in relation to LCP 
Policy 8.12 (General Regulations). 
17 This section includes a discussion of policies unique to the Design Review standards for review (or concepts not 
otherwise covered by policies of the Community Design Manual, General Plan, and Local Coastal Program). 
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neighborhoods.  As presented in the DEIR, the color and material schematic for 
the Wellness Center blends well with buildings in Princeton.  Exterior materials 
for the Wellness Center include cedar siding, ipe wood, cement board, and 
standing seam roofing in earth-toned hues of green, brown (shown as orange), 
and gray.  The community center is shown in the renderings to be predomi-
nantly white with gray accents.  While the original renderings do not represent 
the revised proposal, Condition 49 requires the applicant to adapt the original 
design to the revised site plan for the Wellness Center presented in the FEIR, 
subject to the approval of the County’s Design Review Officer.  In addition, 
landscaping, as proposed and conditioned, along the entire perimeter of the 
property will soften and screen the development from public roads and other 
viewing locations.  

 
  (4) 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 buildings in the community.  
The Wellness Center buildings present varied heights (Building A is 3-stories 
and Building B is 1-story) and are well articulated.  The design of the main 
Wellness Center building utilizes wall, façade and roofline articulation as well 
as varying use of exterior textures and colors to break up the mass and bulk of 
the structure.  Furthermore, awnings and balconies help to add additional 
articulation and a human scale.  While adjoining buildings in Princeton are one 
and two-story structures, there are also several three-story structures within the 
Princeton area.  As presented in the FEIR, Building A is clustered with existing 
warehouses in Princeton.  However, Building A is much larger than Building B.  
The one-story Building B would appear out of scale as it would adjoin the much 
larger Building A to the south and the Office Park buildings to the north.  Con-
dition 50 has been added to require the applicant to visually and/or physically 
break up the mass of Building A, or better balance the sizes Buildings A and B, 
while retaining the maximum total square footage of the Wellness Center. 

 
  (5) Overhead utility lines are placed underground where appropriate to reduce the 

visual impact in open and scenic areas.  The project site is located in the 
Cabrillo Highway County Scenic Corridor.  Condition 51 requires all new 
utility lines for this project to be installed from the nearest existing utility pole, 
such that no new poles will be installed for this project. 

 
2. OFFICE PARK SITE 
 
 The Office Park proposes a mix of uses as follows: 40% General Office, 25% Research and 

Development, 20% Light Manufacturing, and 15% Storage uses.  The original proposal of 
four Office Park buildings (as presented in the Draft EIR) has been replaced with a plan to 
build 8 buildings, in order to distribute the massing of the structures.  The 225,000 sq. ft. 
total of the original proposal would be maintained.  Under the revised proposal, the 8 
buildings are closely-clustered, include pedestrian walkways in between structures, and 
loading bays along the perimeter of the building cluster.  The heights of the Office Park 
buildings would vary between 2 or 3-stories (35.5 ft. and 45.5 ft. in height from grade), 
with a row of four 2-story structures located a distance of 20 feet from the AO Zone and 
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four 3-story buildings located behind the 2-story buildings (refer to Attachment G).  As 
discussed in the FEIR, the revised Office Park design is considered a modified version of 
Alternative C, which distributes 200,000 sq. ft. over four, 2-story buildings. 

 
 a. Project Compliance with M-1 Zoning District Regulations (Office Park) 
 
  Section 6271.A.162 of Chapter 17 (M-1 Light Industrial Districts) of the County 

Zoning Regulations allows “Administrative, research and professional offices, 
excluding doctors and dentists” as a permitted use.  The section also allows a wide 
range of manufacturing uses as well as storage uses.  Therefore, the proposed uses are 
principally permitted uses in this zoning district.  

 
 b. Project Compliance with the AO Zoning District (Office Park) 
 
  The 125-foot wide portion of the project site located along Airport Street is zoned 

Light Industrial/Airport Overlay/Design Review/Coastal Development District 
(M-1/AO/DR/CD).  No structures are proposed in areas of the AO Zoning District on 
the Office Park Property, only outdoor parking uses, trail uses and landscaping.  
Therefore, the Office Park proposal complies with the requirements of the AO Zoning 
District. 

 
 c. Project Compliance with Parking Regulations (Office Park) 
 
  The Office Park includes 40% General Office, 25% Research and Development, 20% 

Light Manufacturing, and 15% Storage uses.  As discussed in the DEIR and shown in 
the table below, a total of 737 parking spaces would be required by the County based 
on 100% of the space being dedicated to general office use.  The DEIR states that the 
provision of 640 spaces where 737 are required would not result in a significant 
impact to parking in the area.  Based on this calculation, the applicant seeks a parking 
exception of 99 parking spaces.  The County Parking Regulations does make a 
distinction between “office” uses and “other uses permitted in the ‘M’ Zoning 
Districts,” which only requires 1 parking space for every 2,000 sq. ft.  Using this 
calculation, a minimum of 518 parking spaces would be required.   
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Table 4 
Parking Requirements for Office Park 

County Parking Regulations Proposed Use Sq. Ft. 

Parking Space 
Ratio 

Parking 
Spaces 
Required 
under M-1 
District 

Parking Spaces 
Required 
(using Total sq. 
ft. of 
“equivalent 
Office Space” 
from DEIR)2 

General Office 
(40%) 

90,000 1 sp/200 sq. ft. 450 450 

Research and 
Development 
(25%) 

56,250 1 sp/2,000 sq. 
ft.1 

28.26 208 

Light 
Manufacturing 
(20%) 

45,000 1 sp/2,000 sq. 
ft. 

22.50 79 

Storage uses 
(15%) 

33,750 1 sp/2,000 sq. 
ft. 

16.88 0 

 225,000  517.64 737 
Lower Limit of Required Parking Spaces (County): 518 

Higher Limit of Required Parking Spaces (DEIR) 737 
Average of Above: 628.5 

Total Proposed Parking Spaces 640 
1The Parking Regulations require “1 space for each 2 employees on largest shift; in no case less than 
1 space for each 2,000 sq. ft. of floor area” for all uses which are permitted in “M” Districts, but not 
specifically enumerated in the regulations.   

 
  Staff has concluded that the demand for parking at the site is likely to lie between 518 

and 737 parking spaces, with the midpoint being 628 parking spaces.  As the 
applicant proposes 640 spaces, the on-site parking is not anticipated to impact street 
parking or public access.  Based on the foregoing, including the proposed shuttle 
service that reduces the need for parking spaces, granting of a parking exception to 
allow 640 spaces where 737 would otherwise be called for under the regulations, the 
granting of a parking exception would not result in a significant impact to parking in 
the area. 

 
  Per Section 6120 (Exceptions) of the County Zoning Regulations, the Planning 

Commission must make the following finding in order to grant a Parking Exception: 
 
  That establishment, maintenance and/or conducting of the off-street parking facilities 

as proposed are as nearly in compliance with the requirements set forth in Section 
6119 hereof as are reasonably possible.   

 
  Having met the requirements of the Parking Regulations which require only 518 

parking spaces for the proposed office use and  “other uses permitted in the ‘M’ 
Zoning Districts,” and due to site constraints including adjoining sensitive habitat 
areas and buffer zones, the proposed 640-space parking lot is as nearly in compliance 
with the requirements set forth in Section 6119 hereof as are reasonably possible.  
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  It should be noted that Condition 42 has been added to minimize paved surfaces 

through the use of compact spaces.  As up to 25% of parking spaces at the Office 
Park site may be compact (minimum dimensions:  8 feet by 16 feet), the condition 
requires 160 of the 640 spaces to be compact in size and labeled as such.  As the site 
is located further than a ¼-mile from shoreline access areas, no beach user parking is 
required for this development. 

 
Table 5 

Parking Requirements for Office Park 
Proposed Parking Spaces Proposed/Required 
ADA- Accessible 131 
Compact (8’ x 16’) 160 
Regular (9’ x 19’) 467 

Total Proposed Parking Spaces 640 
1Based on a building code regulations, which require 2% of parking spaces be ADA 
accessible for parking lots with between 501 and 1,000 parking spaces. 

 
  Condition 6.n. further reduces parking impacts to the project area by requiring the 

applicant to implement Traffic Demand Management measures in order to reduce on-
site parking demand and overall parking in the area. 

 
 d. Project Compliance with Design Review Regulations (Office Park) 
 
  Story Poles have been required by the Community Development Director for this and 

the Wellness Center proposal, as permitted under Section 6565.6 (Design Review 
Application Requirements) of the County Zoning Regulations.  The applicant erected 
story poles on October 16, 2010 at the Office Park site to represent all proposed 
buildings at the site. 

 
  Per Section 6565.7 of Chapter 28.1 (Design Review for Coastal Zone Only) of the 

Zoning Regulations, the decision making body shall find that the proposal conforms 
with applicable standards for review, prior to issuance of a Design Review permit.18  
The following is a discussion of the standards of review as they apply to the Office 
Park proposal19: 

 
  (1) 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.  The site adjoins the Fitzgerald Marine Reserve 
along the western property boundary and a drainage swale along the northern 
property line.  The applicant proposes to preserve existing wetlands and perform 
additional wetlands habitat construction and landscaping along the west and 
north property lines.  

                                                 
18 Also, refer to discussion of project compliance with the Community Design Manual (CDM) in relation to LCP 
Policy 8.12 (General Regulations). 
19 This section includes a discussion of policies unique to the Design Review standards for review (or concepts not 
otherwise covered by policies of the Community Design Manual, General Plan, and Local Coastal Program). 



 - 53 - 

 
  (2) Proposed structures are designed and situated so as to retain and blend with the 

natural vegetation and landforms of the site and to insure adequate space for 
light and air to itself and adjacent properties.  The site is relatively flat with a 
view of the Montara Mountains to the west.  Under the revised Office Park 
proposal, the 8 are closely clustered, include pedestrian walkways in between 
structures, and access to loading bays along the perimeter of the building cluster 
(with the exception of buildings on Lots 4and 5).  The widths of the walkways 
are the minimum in order to promote clustering, but allow for light, air, and 
some landscaping in order to create a pleasant walking experience.  The 2 and 
3-story variation in the buildings helps to further minimize visual impacts from 
viewing locations along Airport Street, the North Trail, and Highway 1, and 
reduce project footprint and land disturbance by allowing a third-story for 
buildings at the rear. 

 
  (3) Varying architectural styles are made compatible through the use of similar 

materials and colors which blend with the natural setting and surrounding 
neighborhoods.  As shown in Attachment F, the design of the Office Park 
buildings presented in the DEIR, represent the proposed 4-building scenario.  
While building elevations and footprints show some amount of façade 
articulation, the design is feels unrelated to the Wellness Center, to existing 
buildings in Princeton, and to the site’s setting.  The FEIR adds new Recom-
mended Mitigation Measure LU-4 to require that the applicant comply with the 
recommendations of the County’s Coastside Design Review Officer to 
implement changes to the Office Park buildings that improve consistency with 
applicable policies of the LCP and the Community Design Manual, prior to the 
project approval by the Planning Commission. 

 
   In order to provide the Planning Commission with a visual representation of the 

recommendations of the Coastside Design Review Officer, Planning staff 
worked directly with the Coastside Design Review Officer to create a design 
“overlay” for both 2-story and 3-story building structures that do not change the 
overall structure of the proposed buildings, but simply provides an overlay to 
the proposed building elevations (Attachment H).  The overlay includes 
recommendations for building color (to be presented at the hearing) and 
materials.  The applicant has agreed to use of the design overlays as the basis 
for the design of the Office Park buildings.  Condition 48 requires the applicant 
use the design overlays as the basis for the design of the Office Park buildings, 
subject to the approval of the Coastside Design Review Officer.   

 
  (4) Where grading is necessary for the construction of structures and paved areas, it 

blends with adjacent landforms 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.  The applicant proposes to perform 
26,050 cubic yards of balanced cut and fill, for both the Big Wave Wellness 
Center and Office Park developments.  The site is relatively flat and will remain 
relatively flat after grading operations.  Proposed grading is necessary for the 
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construction of stormwater systems below the pervious parking lots, the creation 
of building pads, underground water storage systems for fire suppression, and 
wetlands habitat construction, as shown in Table 8 of this report.  Per Condition 
15, the applicant is required to comply with the approved Erosion and Sediment 
Control Plan and the County’s Drainage Policy. 

 
  (5) 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 buildings in the community.  
Under Alternative C and with the use of the design overlays, the Office Park 
buildings vary between two and three stories in height, are well articulated, and 
are compatible in size and scale with other buildings in Princeton.  While 
adjoining buildings in Princeton are one and two-story structures, there are also 
several three-story structures within the Princeton area.  The design of the 
buildings utilize wall, façade and roofline articulation as well as varying use of 
exterior textures and colors to break up the mass and bulk of the structures.  
Furthermore, awnings and trellis elements help to add additional articulation 
and a human scale. 

 
  (6) Overhead utility lines are placed underground where appropriate to reduce the 

visual impact in open and scenic areas.  The project site is located in the 
Cabrillo Highway County Scenic Corridor.  Condition 51 requires all new 
utility lines for this project to be installed from the nearest existing utility pole, 
such that no new poles will be installed for this project. 

 
3. BOTH PROJECT SITES 
 
 Project Compliance Resource Management/Coastal Zone (RM-CZ) Regulations20 
 
 As shown in Attachment C, portions of both properties are located within the RM-

CZ/DR/CD Zoning District.  These portions include areas within the buffer zones along the 
drainage swale separating the properties and wetland and wetland buffer zones.  Within 
these areas, only wetland habitat construction and monitoring are proposed. 

 
 Section 6906.1 (Conservation Open Space Easement) requires, after any land divisions, 

that the applicant grant to the County (and the County to accept) a conservation easement 
containing a covenant, running with the land in perpetuity, which limits the use of the land 
covered by the easement to uses consistent with open space (as defined in the California 
Open Space Lands Act of 1972 on January 1, 1980).  Condition 26 has been added to 
require that applicant record a conservation easement over areas of the properties within 
delineated wetlands and buffer zones.  

 

                                                 
20 This section includes a discussion of policies unique to the RM Regulations and development review Criteria (or 
concepts not otherwise covered by policies of the General Plan and Local Coastal Program). 
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E. COMPLIANCE WITH SUBDIVISION REGULATIONS 
 
 Wellness Center 
 
 The applicant proposes a Minor Subdivision of the southern parcel, in which the division of 

land would result in four or fewer parcels.  The property would be subdivided into three 
separate lots (Lots 1-3).  Lot 1 includes the 3-story 10,000 sq. ft. commercial public storage 
building.  Lot 2 includes the 94,762 sq. ft. Wellness Center, including 57 dwelling units 
and ancillary uses, as well as the common areas of the wetlands, wetland buffer areas, area 
proposed for wetland habitat creation, and fire access lane.  Lot 3 includes the 50-space 
parking lot.  

 
 Office Park 
 
 The applicant proposes a Major Subdivision of the northern parcel, in which the division of 

land would result in five or more parcels.  The property would be subdivided into ten lots 
(Lots 1-10).  Lot 1 includes the common areas of the wetlands, wetland buffer areas, area 
proposed for wetland habitat creation, and fire trail.  Lot 2 includes the 640-space parking 
lot and walkway areas.  Lots 3-10 would include eight (8) two and three-story buildings 
(225,000 sq. ft. total) planned for mixed office use.   

 
 The proposed subdivision has been reviewed by Planning staff with respect to the County 

Subdivision Regulations.  The Coastside Fire Protection District and the County’s Building 
Inspection Section, Environmental Health Division, Geotechnical Engineer, and 
Department of Public Works have reviewed the project.  As conditioned, the project is in 
compliance with their standards and the requirements of the County Subdivision 
Regulations.  Conditions of project approval have been included in Attachment A of this 
report.   

 
1. Subdivision Design and Improvement Requirements 
 
 The proposal has been reviewed by the Environmental Health Division, the Community 

Development Director, and County Counsel and has been found to comply with the design 
and improvement requirements of the Subdivision Regulations.  The following is a 
discussion of specific requirements relating to critical aspects of the project:  

 
 a. Subdivision Design and Layout 
 
  The project complies with Article 2 (Subdivision Design and Layout) of the Subdivi-

sion Regulations, where each proposed parcel meets the minimum lot size of 5,000 
sq. ft., minimum lot width of 50 feet and minimum lot depth of 100 feet.  

 
 b. Water Supply 
 
  Article 4 (Water Supply) requires water to be supplied to each parcel of the subdivi-

sion by one of three methods, including connection to an existing utility system, 
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establishment of a mutual21 or private water system subject to the approval of the 
Environmental Health Division (Division), or service from individual wells to each 
parcel.  The applicant proposes a mutual water system to supply approximately 
16,000 gallons per day (gpd), where 26,000 gpd is required for project operation.  As 
described in the FEIR, the other water demands (approximately 10,000 gpd) will be 
supplied using recycled water that is treated to Title 22 standards for drinking water.  
The following table provides estimates regarding potable and recycled water demand. 

 
Table 6 

Estimated Water Demand (Includes Potable and Recycled), based on DEIR Analysis 
Water Source Wellness Center 

Demand (gpd) 
Office Park 
Demand (gpd) 

Total Demand 
(gpd) 

Total Supply 
(gpd) 

Potable (Well) Water 4,000 – 6,0002 6,000 – 11,0002 10,000 – 17,0002  24,000 to 47,5001

Recycled Water  0 – 2,0002 9,0002 – 14,0002 9,000 - 16,0002 26,000
Total 6,000 20,000 26,0003 N/A

Notes:  GPD = Gallons Per Day 
1Per the DEIR and the technical data contained in it, the well is capable of delivering approx. 24,000 gpd in a 12-hour 
period and 47,500 gpd over a 24-hour period. 
2Range from Table II-8 (see notes in Table II-8).   
3Based on average year conditions.  For drought years, applicant states that maximum potable water demand for the 
project will decrease from 26,000 gpd to approx. 21,000 gpd during periods of drought, including 5,000 gpd of 
potable water and 16,000 gpd of recycled water.  

 
  Approval of the proposed system is subject to the requirements of Section 7024.2.b, 

including but not limited to use of a vertical well or spring22, compliance with the 
permitting requirements and operation and maintenance standards of the Environ-
mental Health Division.  The 20-foot seal of the existing well will be maintained, 
with surface water treatment, as required by the Division.  The well water will be 
disinfected and treated to remove iron, manganese, nutrients, and VOCs.  The 
proposed system has been reviewed by the Division and Local Agency Formation 
Commission (LAFCo) and, as proposed and conditioned, meets their requirements.   

 
  Furthermore, Section 7024.3.a.2 allows for use of mutual water company as a water 

source in an urban area if the Community Development Director determines connec-
tion to an existing water supply system to be infeasible.  The County has added 
Condition 9 to require the applicant to actively pursue a water connection to CCWD 
for the potable water and fire suppression needs of the entire project.  As stated in the 
FEIR, connection to CCWD would require the annexation of the project sites to 
CCWD, which would require review and approval by LAFCo and approval of 
amendments to the Coastal Development Permits for the El Granada Pipeline replace-

                                                 
21 A mutual exists with the purpose of raising funds from its membership or customers, which can then be used to 
provide common services to all members of the organization or society. A mutual is therefore owned by, and run for 
the benefit of, its members (Source: www.wikipedia.com). 
22 This is groundwater that emerges at the surface from deep underground. Immense pressure combined with the 
structure of the local geology forces the water to the surface.  
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ment project (CDPs A-1-HMB-99-20 and A-2-SMC-99-63).  Until a municipal water 
connection can be achieved, the proposed well use would be allowed as approved on 
an interim basis.  Once a connection is achieved, the existing well shall be closed to 
the property owner per the requirements of the Director of the Environmental Health 
Division and other applicable regulatory agencies.  In the instance that LAFCo denies 
the annexation of the project sites to the service area boundaries of CCWD and/or the 
Coastal Commission denies the Coastal Development Permits for the El Granada 
Pipeline necessary for connection of the project to CCWD, the proposed well may be 
used to serve the project on a permanent basis.  

 
 c. Storm Drainage 
  Article 6 (Storm Drainage) requires each parcel created by a subdivision to be 

adequately drained of all storm water run-off by a storm drain system that meets 
County standards, and no tentative map or tentative parcel map shall be approved 
unless the Advisory Agency is assured that adequate drainage will be provided.  
Standards provided in this article require all storm or surface waters reaching the 
subdivision to be collected by a storm drain system designed to prevent standing or 
flooding waters and conveyed to an existing storm drain system or natural 
watercourse as approved by the Director of Public Works.  Minimum design criteria 
for storm drain capacity shall be that of a one-in 10-year storm.  Easements for storm 
drain purposes shall be a minimum of ten (10) feet in width.  The storm drain system 
shall provide for the protection of adjacent properties that would be adversely 
affected by any increase in runoff attributed to the subdivision.  All roof runoff would 
be directed to a piped storage system below the parking lot that is sized for a 10-year 
storm.  Likewise, all surface water in the parking lot would be absorbed into the 
permeable pavers and directed into the same system.  Stormwater would not cross 
property lines.  The proposed system has been reviewed by the Department of Public 
Works and would comply with this article and the County’s Drainage Policy.  

 
 d. Sewage Disposal 
 
  Article 7 (Sewage Disposal) requires subdivisions in urban areas to connect to an 

existing sanitary sewer system or obtain an exception from the Planning Commission.  
According to the EIR, the estimated wastewater flows from the project are approxi-
mately 26,000 gallons per day.23  The applicant proposes to treat all 26,000 gpd 
through an on-site membrane bioreactor (MBR) wastewater treatment facility 
designed to meet Title 22 requirements.  As described in the FEIR, three separate 
MBR plants would be located in separate below-ground areas of the project sites to 
allow for project phasing.  The applicant plans to recycle 16,000 gpd through toilet 
flushing, sub-surface landscape irrigation, and surface and solar panel washdown 
uses.24  Table 7 shows the proposed uses of recycled water at the project site.   

 

                                                 
23 Project water demand calculation is provided in Table IV.N-2 on Page IV.N-33 of the DEIR. 
24 The applicant estimates reuse of 10,000 gpd through irrigation for non-drought years.  The applicant estimates 
reuse of 5,000 gpd through irrigation for drought years, where estimated wastewater generation will drop from 
26,000 gpd to 21,000 gpd. 
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Table 7 
Approximate1 Plant Recycled Water Demand (Dry and Wet Season) 

Landscaping 
Total 
No. 

Approximate 
Recycled 

Water Needs 
per Plant 

(gpd) 

Approximate  
Total Recycled 
Water Demand 

(Dry Season) 
(gpd) 

Approximate 
Total Recycled 

Water 
Demand (Wet 
Season) (gpd) 

Wetlands     
Trees  5,500 0.5 2,750 -- 
Shrubs 13,500 0.2 2,700 -- 
   5,450  
Uplands      
Trees (wetlands) 4,000 1.0 - 2.0 4,000 8,000 
Shrubs (wetlands) 6,000 0.25 - 0.5 1,500 3,000 
   5,500 11,000 
Organic 
Garden/Native 
Plant Nursery 

    

Plants 10,000 0.5 5,000 5,000 
Total Wetlands 
Trees 

9,500    

TOTAL 39,000 -- 16,000 16,000 
1The table represents approximate recycled water demand.  Actual use of recycled water may be higher or 
lower, varying with the amount of recycled water used for toilet flushing.  No potable water would be used 
for plant watering. 
GPD = Gallons per day. 
Source:  Appendix K of the DEIR, as revised in the FEIR. 

 
  Any unused excess recycled water would be disposed of through the Granada 

Sanitary District (GSD) system.  As shown in the table above, under normal 
conditions, no wastewater will be directed to the GSD system.  However, the 
applicant proposes to connect to the GSD sewer system for 8 equivalent dwelling 
units (EDUs), where 8 EDU’s is equivalent to 1,768 gallons per day, for the discharge 
of unused Title 22 treated water as needed.25  The applicant also proposes an 
emergency connection to provide for a backup wastewater management system in the 
instance that the on-site wastewater treatment systems fails or is over capacity.   

 
  The permitting authority for the on-site wastewater treatment system is the State 

Regional Water Quality Control Board.  The permitting authority for the use of 
recycled water is the California Department of Public Health.  Condition 5.ii. requires 
compliance with requirements of these agencies as they apply to the project.  It 

                                                 
25 EDUs are used to calculate the connection fee charged by the Granada Sanitary District.  Taxes for eight (8) 
EDUs have been assessed by GSD to the property.  One (1) EDU is equivalent to 221 gallons per day. 
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should be noted that it is typical for the state to delegate authority for both wastewater 
treatment plants and the use of recycled water to the County Environmental Health 
Department.   

 
 e. Park Dedication Requirement 
  Section 7055.3 of the County Subdivision Regulations requires that, as a condition of 

approval of the tentative map, the subdivider must dedicate land or pay an in-lieu fee.  
The in-lieu park fee is based on the number of new parcels being created by the 
subdivision that will generate park usage.  While the applicant proposes to divide the 
Wellness Center property into a total of 3 parcels, resulting in two new parcels, one of 
those parcels will contain commercial public storage uses that will not generate any 
park use.  Therefore, the fee is based on the creation of only one new parcel.  Condi-
tion 75 of Attachment B requires that, prior to the recordation of the Final Map, the 
property owner shall pay an in-lieu fee of $963.30.  Said fee is for the purpose of 
acquiring, developing or rehabilitating County park and recreation facilities and/or 
assisting other providers of park and recreation facilities in acquiring, developing or 
rehabilitating facilities that would serve the proposed subdivision.  A worksheet 
showing the prescribed calculation has been included as Attachment DD.  The mixed 
office use Office Park is exempt for park dedication requirements, as it does not 
contain residential uses.  

 
2. Compliance with Findings Required for Subdivision Approval 
 
 a. Find that, in accordance with Section 7013.3.b of the County Subdivision 

Regulations, this tentative map, together with the provisions for its design and 
improvement, is consistent with the San Mateo County General Plan. 

 
  Planning staff has reviewed the tentative map and found it, as proposed and 

conditioned, to be consistent with the County General Plan as discussed in Section 
II.A of this report, above. 

 
 b. Find that the site is physically suitable for the type and proposed density of 

development. 
 
  As discussed in the DEIR, the project, as proposed and mitigated, would not result in 

any significant impacts to the environment.  As described in Sections II.A and II.D of 
this report, the project complies with both the General Plan land use density 
designation and applicable Zoning Regulations.  As described in Section II.F of this 
report, the project intends to minimize grading and comply with mitigation measures 
of the EIR to minimize geotechnical, tsunami hazards and other hazards to the project 
site and immediate vicinity. 

 
 c. Find that the design of the subdivision and the proposed improvements are not 

likely to cause serious public health problems, substantial environmental 
damage, or substantially and avoidably injure fish or wildlife or their habitat. 
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  Implementation of mitigation measures of the EIR, which have been included as 
conditions of approval in Attachment A, would reduce project environmental impacts, 
including those related to Hydrology and Water Quality and Biological Resources, as 
discussed in their respective sections of the EIR, to less than significant levels.   

 
 d. Find that the design of the subdivision and the proposed improvements will not 

conflict with easements acquired by the public at large for access through or use 
of property within the proposed subdivision. 

 
  An existing easement, a 20-foot wide access and utility easement along the north side 

of the northern parcel, is shown on the Vesting Tentative Map (Attachment G).  The 
project would not change the boundaries of or impede access to this existing 
easement. 

 
 e. Find that the design of the subdivision provides, to the extent feasible, for future 

passive or natural heating or cooling opportunities. 
 
  Future development on the parcels could make use of passive heating and cooling to 

the extent practicable because parcels have unobstructed solar access to the 
northwest, thereby allowing solar energy to passively or actively (using rooftop solar 
panels) heat the proposed buildings. 

 
 f. Find that the discharge of waste from the proposed subdivision into an existing 

community sewer system would not result in violation of existing requirements 
prescribed by a State Regional Water Quality Control Board pursuant to 
Division 7 (commencing with Section 13000) of the State Water Code. 

 
  The applicant proposes to treat all project wastewater flow through an on-site 

membrane bioreactor (MBR) wastewater treatment facility designed to meet Title 22 
requirements.  The applicant plans to recycle 16,000 gpd through toilet flushing, sub-
surface landscape irrigation, and surface and solar panel washdown uses.26  Any 
unused excess recycled water would be disposed of through the Granada Sanitary 
District (GSD) system.  The applicant also proposes an emergency connection to 
provide for a backup wastewater management system in the instance that the on-site 
wastewater treatment systems fails or is over capacity.  Condition 5.ii. requires 
compliance with requirements of the State Regional Water Quality Control Board and 
the California Department of Public Health as they apply to the project. 

 
 g. Find that the land is not subject to a contract entered into pursuant to the 

California Land Conservation Act of 1965 (“the Williamson Act”) and that the 
resulting parcels following a subdivision of that land would not be too small to 
sustain their agricultural use. 

 

                                                 
26 The applicant estimates reuse of 10,000 gpd through irrigation for non-drought years.  The applicant estimates 
reuse of 5,000 gpd through irrigation for drought years, where estimated wastewater generation will drop from 
26,000 gpd to 21,000 gpd. 
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  The property is not subject to a Williamson Act contract.  
 
 h. Find that, per Section 7005 of the San Mateo County Subdivision Regulations, 

the proposed subdivision would not result in a significant negative effect on the 
housing needs of the region. 

 
  As discussed in the Population and Housing Section of the EIR, the proposed project 

would assist the area in achieving a jobs/housing balance by providing approximately 
825 net new jobs and 57 new housing units, or approximately 14 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.  Therefore, the project would not result in a negative effect on regional 
housing needs. 

 
F. COMPLIANCE WITH GRADING REGULATIONS 
 
 The project would involve approximately 26,050 cubic yards of balanced cut and fill in 

order to construct stormwater systems below the pervious parking lots, create building pads 
for all proposed structures, underground water storage systems for fire suppression, and 
wetlands habitat construction, as shown in Table 8 of this report.  Grading would include 
approximately 22,445 cubic yards of excavation and approximately 26,050 cubic yards of 
fill (including 3,605 c.y. of imported gravel).  Off-haul of of excess earth would not be 
necessary.  The project does not meet the criteria for an exemption under Section 8603 of 
the San Mateo County Ordinance Code and requires a grading permit. 
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Table 8 
Grading Estimates 

Purpose Cut Fill Import 
Office Park 
Excavate Top Soil and 
Stockpile On-site 

18,7001 19,500   

Building Pads  7,740  
Parking Lot  5,3704 

6,170 
3,6054 4,100 
(imported gravel) 

Swale and Retention Ponds2 2,375 1,870  
Office Park Total  21,075  14,9804  

Wellness Center 
Swale and Retention Ponds 870   
Building Pads, Fire Trail 
and Parking 

 11,070 6,095 cy from the 
Office Park 
property 

Fire Water Storage Tank 5003   
Wellness Center Total  1,370 870  11,070  

TOTAL CUT AND FILL 22,445  26,050  
 

(3,605 cy gravel 
will be imported) 

1 Reduction of 800 cy of cut due to the County Environmental Health Division’s requirement to 
retain the clay cap within a 100-foot radius around the well. 
2 The swales and retention ponds are for the purpose of providing natural roughness and topography 
and micro and macro depressions in the wetlands design. 
3 Additional excavation to install a below-ground water storage tank for fire protection, if swimming 
pool is not approved as fire supply by the Coastside County Fire Protection District.  
4Revised and reduced fill amount based on reduction in cut amount (see note 1 of this table) to allow 
for balanced grading. 

 
 In order to approve this project, the Planning Commission must make the required findings 

contained in the Grading Regulations.  The findings and supporting evidence are outlined 
below: 

 
 1. That the project will not have a significant adverse effect on the environment. 
 
  The Geology and Soils section of the DEIR identifies the following as the primary 

geotechnical concerns for this site:  very strong to very violent shaking during an 
earthquake due to the close proximity of the site to the San Gregorio and the San 
Andreas faults; seismic hazards, including the potential for liquefaction, sand boils, 
and cyclic densification; and the presence of expansive near-surface soil.  
Implementation of the proposed mitigation measures, incorporated as Conditions 5.m. 
through 5.r. and compliance with applicable regulations would reduce project impacts 
related to geology and soils to a less than significant level. 

 
 2. That the project conforms to the criteria of Chapter 8, Division VII, San Mateo 

County Ordinance Code (Grading Regulations), including the standards 
referenced in Section 8605. 
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  The project has been reviewed by the County’s Department of Public Works and the 

Planning and Building Department’s Geotechnical Engineer.  Applicable require-
ments of these agencies have been incorporated as conditions of approval, including 
those regulating the timing of grading activity, erosion and sediment control, and dust 
control.  Condition No. 16 prohibits grading within the wet season (October 15 
through April 15), unless approved by the Community Development Director.  
Therefore, the project, as proposed and conditioned, conforms to the standards in the 
Grading Regulations.  

 
 3. That the project is consistent with the General Plan. 
 
  As proposed and conditioned, the project complies with applicable policies of the 

General Plan, as discussed in Section II.A of this report, above.   
 
III. COMMENTS FROM THE CALIFORNIA COASTAL COMMISSION (CCC) 
 
 As described in the FEIR, in a comment letter dated December 24, 2009, the Coastal 

Commission states that the project appears to contain historic tidelands that CCC staff 
suggests may lie within the Coastal Commission’s original permit jurisdiction.  Per the 
Public Resources Code 30519(a) and (b), the local government has the development review 
authority for any new development proposed within the area to which the certified local 
coastal program has been locally approved and certified by the California Coastal Commis-
sion (CCC), with the exception of any development proposed or undertaken on any tide-
lands, submerged lands, or on public trust lands, whether filled or unfilled, lying within the 
coastal zone.  The CCC has the development review authority for development on the 
above listed lands, in which development would be subject to the regulations of the Coastal 
Act. 

 
 The County of San Mateo is working with the CCC and the applicant to determine the 

possible existence and extent of historic tidelands that affect the proposed development.  
As to all parts of the project site that are outside of the jurisdictional boundaries of the CCC 
and within the jurisdictional boundaries of the County of San Mateo, development in those 
areas would be subject to the Local Coastal Program (LCP) and Coastal Act access and 
recreation policies.  Project consistency with individual LCP policies is evaluated in Table 
IV.I-1 (County of San Mateo General Plan Consistency Analysis) in the DEIR. 

 
 As discussed in the FEIR, the proposed project would be designed and constructed in 

conformance with all applicable development regulations of the LCP and the Coastal Act.  
Therefore, impacts would be less than significant and no mitigation measures are required.  
However, the County has added new recommended Mitigation Measure LU-2 (also 
Condition 5.z.) to require the property owner to work with the CCC to identify and 
delineate the CCC’s jurisdiction over the project site, subject to CCC review and approval.  
The property owner shall obtain all necessary approvals from the Coastal Commission 
prior to the initiation of any development within areas of CCC jurisdiction. 
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IV. COMMENTS FROM THE FEDERAL AVIATION ADMINISTRATION (FAA) 
REGARDING THE RESIDENTIAL USES OF THE WELLNESS CENTER 

 
 The grant conditions imposed by the Federal Aviation Administration (FAA) with respect 

to Half Moon Bay Airport require that the County limit land uses around airports to those 
that are compatible with airport use.  In a letter dated July 8, 2010, a representative of the 
FAA reiterated that, based on grant conditions (Assurance 21, Compatible Land Use), 
airport sponsors are required to take appropriate action to restrict use of land adjacent to the 
airport to activities that are compatible with normal airport operations (refer to Attachment 
Z).  The letter further states that, generally, while planning and environmental documents 
proffer that there will not be any negative environmental impacts related to the proximity 
of the Wellness Center to the airport (e.g., noise impacts), based on past cases, the FAA 
representative believes that the Wellness Center residents will complain about noise 
associated with the airport.  Also based on past experience, the FAA representative states 
that the public policy reaction to the complaints will be proposals to impose additional 
restrictions on normal airport operations. 

 
 Mitigation Measure HAZ-3 (Hazards Associated with Airport Operations) of the DEIR 

requires, prior to approval of final development plans, an avigation easement to be 
executed and recorded for the project site, in a form satisfactory to the County Director of 
Public Works.  The mitigation measure requires the avigation easement to be recorded and 
shown on the vesting tentative map.  Even without implementation Mitigation Measure 
HAZ-3, Impact HAZ-3 on page IV.G-25 states that the project would result in a less than 
significant impact associated with airport safety hazards to people residing or working in 
the area of a public airport.  The mitigation measure does not reduce potential hazard 
impact, but is a disclosure tool that preserves the County’s ability to continue airport 
operations in that, through the recordation of the easement, the property owner grants a 
right to subject the property to noise, vibration, fumes, dust, and fuel particle emissions 
associated with normal airport activity. 

 
 In response to the FAA’s letter, Mitigation Measure HAZ-3 (also Condition 5.t.) has been 

revised in the FEIR, to further clarify and disclose the potential airport noise to the 
Wellness Center owner(s), staff, and residents: 

 
 Prior to approval of final development plans, an avigation easement shall be prepared for 

the project site, the County Director of Public Works.  The avigation easement shall be 
recorded and shown on the vesting tentative map.  With approval of the Wellness Center, it 
is understood that the Wellness Center property owner(s) and tenants, and their successor’s 
in interest in perpetuity, acknowledge the project’s location adjacent to an airport and the 
noise level inherent in the use.  The following statement shall be included in the details of 
the avigation easement on the recorded Final Map, prior to the issuance of the Certificate of 
Occupancy for any residential unit at the subject property: 

 
 “This parcel is adjacent to the Half Moon Bay Airport.  Residents on this parcel may be 

subject to inconvenience or discomfort arising from airport operations, including but not 
limited to aircraft landings, take-offs, in air maneuvers and fly-overs, and on-the-ground 
engine start-ups and taxiing.  San Mateo County recognizes the value of the Half Moon 
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Bay Airport to the residents of this County and intends to preserve airport operations, 
existing and future, from significant interference and disruption.  With approval of the 
Wellness Center, it is understood by both the Wellness Center property owner(s) and the 
Half Moon Bay Airport that airport operations shall continue, notwithstanding noise 
complaints received from property owners, residents, staff, guests, and others from the 
Wellness Center.  In the event that the Wellness Center resident(s) or property owner(s) are 
unwilling to live under such noise conditions and/or remain unsatisfied with the noise 
reduction measures being implemented by the airport, the affected resident(s) shall be 
relocated, with assistance provided by the property owner, to the satisfaction of the 
Planning and Building Department and/or the Department of Housing.”   

 
 As proposed, the Wellness Center buildings incorporate sound insulation and sound 

deflection and are shielded with landscaping designed to provide further noise buffering.  
Per Condition 45, the applicant would also be required to place vents and other openings 
away from noise sources and avoid structural features which direct noise toward interior 
spaces, to the extent feasible.  In response to the FAA’s letter, the applicant has offered to 
make minor interior and exterior modifications to the Wellness Center buildings to further 
reduce noise levels to Wellness Center residents.  The applicant proposes the following 
modifications: 

 
 1. Relocate the residential units so that they are as far as possible from the airport. 
 
 2. Construct the storage units and athletic facilities along the length of Building A of the 

Wellness Center, such that the non-residential areas are used to separate and buffer 
the residential units from the airport, further insulting the units from airport related 
noise. 

 
 3. Construct the residential units such that all face to the west and away from the airport, 

whereby no residential windows will face the airport and the residents. 
 
 Per Condition 56, the applicant is required to implement the above proposals to address the 

FAA’s comments, subject to the review of the Coastside Design Review Officer and to the 
approval of the Community Development Director.  While it is acknowledged that the 
implementation of items 1 and 2 in the above list may result in some minor changes to the 
footprint of Buildings A and B, the following shall remain as approved by the Planning 
Commission:  total building area and footprint, building area and footprint of structures 
located within the AO Zoning District, maximum building heights, and building design.  
Should the property wish to enter into a Subdivision Improvement Agreement, per 
Condition 63, the development agreement shall be revised to include the terms of this 
agreement, subject to the review and approval of the Department of Public Works. 

 
 As the local land use authority, the County, in this instant case the Planning Commission, 

has the authority to determine whether the sanitarium use is a compatible land use.  Impact 
LU-2 of Section IV.I (Land Use and Planning) of the DEIR analyzes the project’s 
consistency with applicable land use plans, policies and regulations and concludes that the 
project complies with zoning requirements that address, among other things, the 
compatibility of the project with surrounding land uses.  The section states that land use 
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and planning impacts would be less than significant and no mitigation measures are 
required. 

 
V. DEVELOPMENT AGREEMENT 
 
 The purpose of a development agreement is, for the applicant, to establish a contract with 

the County to maintain its regulations and requirements, as they apply to this project, as 
they exist at the time of project approval over the full project construction timeframe, 
regardless of changes to such regulations and requirements with this timeframe.  The 
proposed development agreement is included in Attachment S.  County Counsel is 
currently working with the applicant on the final terms of this document, which will be 
presented to the Board of Supervisors (Board).  The development agreement is subject to 
the review of the Board.  If approved by the Board, the development agreement would be 
intended to provide the applicant with regulatory certainty in the processing of necessary 
permits for the implementation of the approved project.   

 
 As the development agreement would incorporate by reference all conditions of project 

approval, the development agreement may provide additional assurance to the County of 
compliance with such conditions through the contractual agreement.  Also, Planning staff 
has included Conditions 11 and 12 to require, under this contract, the applicant to pay for 
County efforts necessary for mitigation monitoring for this project, including the cost of a 
bond for traffic reports and potential traffic signal installation at Cypress Avenue and 
Airport Street, as well as roadway mitigation fees.  The development agreement shall 
incorporate these requirements prior to review and approval of the agreement by the Board 
of Supervisors. 

 
 Planning staff recommends that the Planning Commission recommend approval of the 

development agreement, as conditioned, to the Board of Supervisors.  
 
REVIEWING AGENCIES 
 
Aircraft Owners and Pilots Association 
Association of Bay Area Governments 
Bay Area Air Quality Management District 
CA Air Resources Board 
CA Coastal Commission 
CA Department of Boating and Waterways 
CA Department of Conservation 
CA Department of Fish and Game 
CA Department of Food and Agriculture 
CA Department of Health Services 
CA Department of Housing/Community Development 
CA Department of Parks and Recreation 
CA Department of Toxic Substances Control 
CA Department of Transportation 
CA Department of Water Resources 
CA Employment Development Department 
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CA Energy Commission 
CA Highway Patrol 
CA Integrated Waste Management Board 
CA Office of Historic Preservation 
CA State Lands Commission 
CA State Parks - Santa Cruz District 
CA Water Resources Control Board 
Cabrillo Unified School District 
Cal-Fire 
California Pilots Association 
City of Half Moon Bay 
City/County Association of Governments, Airport Land Use Committee 
Coastside County Water District 
Coastside Fire Protection District 
Coastside Scavenger Company/Seacoast Disposal 
Committee for Green Foothills 
Golden Gate Regional Center 
Granada Sanitary District 
Half Moon Bay Chamber of Commerce 
Half Moon Bay Library 
Half Moon Bay Police Department 
Local Agency Formation Commission (LAFCo) 
Midcoast Community Council 
Montara Water and Sanitary District 
National Marine Fisheries Service 
Native American Heritage Commission 
Peninsula Open Space Trust 
Pillar Ridge Homeowners Association 
Princeton Citizens Advisory 
Princeton-by-the-Sea Homeowners Association 
San Francisco Bay Regional Water Quality Control Board 
San Mateo County Agriculture/Weights and Measures Division 
San Mateo County Department of Health 
San Mateo County Department of Housing and Community Development 
San Mateo County Department of Parks 
San Mateo County Department of Public Works 
San Mateo County Office of Emergency Services 
San Mateo County Resource Conservation District 
San Mateo County Sheriff’s Office 
US Army Corps of Engineers San Francisco District 
US Fish and Wildlife Service 
 
ATTACHMENTS 
 
Copies of the Big Wave Wellness Center and Office Park Draft EIR are available at the 
following locations:  (1) the Planning Department’s web site at =; (2) the County Planning 
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Department, 455 County Center, Second Floor, Redwood City, California; and (3) the Half 
Moon Bay Library, 620 Correas Street, Half Moon Bay, CA 94019. 
A. Findings & Conditions of Approval 
 
Attachments Describing the Project Site: 
 

B. Vicinity Map for the Big Wave Project Sites 
C. Zoning Map  
D. Vegetation Communities Map from Draft EIR, October 2009 
 
Attachments Describing the Project Design (Attachments for Current Proposal are as 
underlined): 
 

E. Office Park Property Site Plan from Draft EIR, October 2009 
F. Office Park Building Elevations from Draft EIR, October 2009 
G. Alternative C Office Park Property Vesting Tentative Map from FEIR, October 2010 
H. Building Elevation Design “Overlays” for Alternative C Office Park from FEIR,  October 

2010 
I. Office Park Grading & Erosion Control Plans 
J. Office Park Planting Plans 
K. Alternate Traffic Route Under Alternative C 

L. Analysis of Alternate Traffic Route Under Alternative C 
M. Wellness Center Property Site Plan from Draft EIR, October 2009 

N. Wellness Center Building Elevations from Draft EIR, October 2009 
O. Wellness Center Property Vesting Tentative Map from Final EIR, October 2010 
P. Wellness Center Grading & Erosion Control Plans 
Q. Wellness Center Planting Plans 
R. “90% Basis of Design- Riparian & Water/Wetlands Ecosystem Restoration” (also added to 

Appendix E of the DEIR in the FEIR) 
 
Attachments Describing Project Details: 
 

S. Proposed Development Agreement 
T. “Big Wave Tsunami Force and Run-Up Report in Accordance with Zoning Ordinance 

6326.2”, prepared Scott Holmes 
U. Review of Tsunami Report prepared by Scott Holmes by David Skelly, dated October 14, 

2010 
V. Letter from Jim Porter, dated October 15, 2010  
W. Financial Information provided in Facilities Plan (Draft #2), January 2009 
 
Attachments Pertaining to Environmental Review (FEIR): 
 

X. Visual Simulations from the DEIR  
Y. Mitigation Monitoring and Reporting Plan 
 
Attachments Pertaining to Airport Issues: 
 

Z. Letter from the Federal Aviation Administration (FAA), dated July 8, 2010 
AA. Airport Layout Drawing 
 
Other Attachments: 
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BB. Letter from Coastside Fire Protection District, dated December 22, 2009 
CC. Definitions of Extremely Low Income, Very Low Income, Low Income, and Moderate 

Income Households (from the County’s Housing Element) 
DD. In-Lieu Fee Worksheet 
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Attachment A 
 

County of San Mateo 
Planning and Building Department 

 
RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL 

 
 
Project File Number:  PLN 2005-00481, 482  Hearing Date:  October 27, 2010 
 
Prepared By:  Camille Leung, Project Planner For Adoption By:  Planning Commission 
 
 
RECOMMENDED FINDINGS 
 
Regarding Environmental Review, Find: 
 
1. That the Draft Environmental Impact Report together with the Final EIR (EIR), as 

reviewed by the Planning Commission at its meeting of October 27, 2010, are complete, 
correct and adequate, and prepared in accordance with the California Environmental 
Quality Act and applicable State and County Guidelines.  The public review period for the 
Draft EIR was October 22, 2009 to December 24, 2009.  The public review period for the 
Final EIR was October 15, 2010 to October 26, 2010. 

 
2. That, on the basis of the Draft and Final EIR, no substantial evidence exists that the project, 

as proposed, mitigated, and conditioned, will have a significant effect on the environment.  
The EIR reveals that the project may only result in impacts considered “less than 
significant.” 

 
3. That the Mitigation Monitoring and Reporting Program incorporated within the Final EIR, 

which monitors compliance with mitigation measures intended to avoid or substantially 
lessen environmental effects that would be significant absent such mitigation, has been 
adopted.  Compliance with the conditions of approval listed below shall be monitored and 
confirmed according to implementation deadlines as specified within each condition. 

 
4. That the EIR reflects the independent judgment of San Mateo County. 
 
Regarding the Major and Minor Subdivision, Find: 
 
5. That, in accordance with Section 7013.3.b of the County Subdivision Regulations, the 

tentative maps, together with the provisions for their design and improvement, are 
consistent with the San Mateo County General Plan.  Planning staff has reviewed the 
tentative maps for the Wellness Center and Office Park developments and found them, as 
proposed and conditioned, to be consistent with the County General Plan as discussed in 
Section II.A of this report. 
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6. That the site is physically suitable for the type and proposed density of development.  
As discussed in the EIR, the project, as proposed and mitigated, would not result in any 
significant impacts to the environment.  As described in Sections II.A and II.D of this 
report, the project complies with both the General Plan land use density designation and 
applicable Zoning Regulations.  As described in Section II.F of this report, the project 
intends to minimize grading and comply with mitigation measures of the EIR to minimize 
geotechnical, tsunami hazards and other hazards to the project site and immediate vicinity. 

 
7. That the design of the subdivision and the proposed improvements are not likely to cause 

serious public health problems, substantial environmental damage, or substantially and 
avoidably injure fish or wildlife or their habitat.  Implementation of mitigation measures of 
the EIR, which have been included as conditions of approval in Attachment B, would 
reduce project environmental impacts, including those related to Hydrology and Water 
Quality and Biological Resources, as discussed in their respective sections of the EIR, to 
less than significant levels. 

 
8. That the design of the subdivision and the proposed improvements will not conflict with 

easements acquired by the public at large for access through or use of property within the 
proposed subdivision.  An existing easement, a 20-foot wide access and utility easement 
along the north side of the northern parcel, is shown on the Vesting Tentative Map 
(Attachment G).  The project would not change the boundaries of or impede access to this 
existing easement. 

 
9. That the design of the subdivisions provide, to the extent feasible, for future passive or 

natural heating or cooling opportunities.  Future development on the parcels could make 
use of passive heating and cooling to the extent practicable because parcels generally have 
unobstructed solar access, thereby allowing solar energy to passively or actively (using 
rooftop solar panels) heat the proposed buildings. 

 
10. That the discharge of waste from the proposed subdivision into an existing community 

sewer system would not result in violation of existing requirements prescribed by a State 
Regional Water Quality Control Board pursuant to Division 7 (commencing with Section 
13000) of the State Water Code.  The applicant proposes to treat all project wastewater 
flow through an on-site membrane bioreactor (MBR) wastewater treatment facility 
designed to meet Title 22 requirements.  The applicant plans to recycle 16,000 gpd through 
toilet flushing, sub-surface landscape irrigation, and surface and solar panel washdown 
uses.27  Any unused excess recycled water would be disposed of through the Granada 
Sanitary District (GSD) system through a sewer connection to accommodate 8 EDUs.  
Mitigation Measure UTIL-2 requires improvements to the GSD system as necessary to 
accommodate wastewater flows from the project.  Therefore, the project, as proposed and 
conditioned, would not result in significant impact to the capacity of the wastewater 
collection system.  The applicant also proposes an emergency connection to provide for a 
backup wastewater management system in the instance that the on-site wastewater 

                                                 
27 The applicant estimates reuse of 10,000 gpd through irrigation for non-drought years.  The applicant estimates 
reuse of 5,000 gpd through irrigation for drought years, where estimated wastewater generation will drop from 
26,000 gpd to 21,000 gpd. 
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treatment system fails or is over capacity.  Condition 5.ii. requires compliance with 
requirements of the State Regional Water Quality Control Board and the California 
Department of Public Health as they apply to the project. 

 
11. That the land is not subject to a contract entered into pursuant to the California Land 

Conservation Act of 1965 (“the Williamson Act”) and that the resulting parcels following 
a subdivision of that land would not be too small to sustain their agricultural use.  The 
properties are not subject to a Williamson Act contract. 

 
12. That, per Section 7005 of the San Mateo County Subdivision Regulations, the proposed 

subdivisions would not result in a significant negative effect on the housing needs of the 
region.  As discussed in the Population and Housing Section of the EIR, the proposed 
project would assist the area in achieving a jobs/housing balance by providing approxi-
mately 825 net new jobs and 57 new housing units, or approximately 14 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.  Impacts related to population growth associated 
with project operations would, therefore, be less than significant and no mitigation 
measures are required.  Therefore, the project would not result in a negative effect on 
regional housing needs. 

 
Regarding the Coastal Development Permit, Find: 
 
13. That the project, as described in the application and accompanying materials required by 

Zoning Regulations Section 6328.4 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 (LCP).  The project complies with applicable LCP policies, 
including policies of the Visual Resources, Housing, Hazards, Sensitive Habitats, and 
Shoreline Access components.  As proposed and conditioned, the project complies with 
applicable design criteria of the County’s Community Design Manual, will enhance public 
opportunities for coastal recreation and shoreline access, has adequate access to water and 
wastewater services from on-site and/or municipal sources, and would not result in 
significant impacts to sensitive habitat. 

 
14. 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).  The project site is located between the nearest 
public road and the sea, or the shoreline of Pescadero Marsh.  The project conforms with 
the public access and public recreation policies of Chapter 3 of the Coastal Act of 1976.  
The proposed trail and 10 beach user parking spaces will enhance public opportunities for 
coastal recreation and shoreline access. 
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Regarding the Use Permit, Find: 
 
16. The modern sanitarium component of the Wellness Center and its accessory uses are 

“found to be necessary for the public health, safety, convenience or welfare.”  As discussed 
in the staff report with regard to LCP Policy 3.5 (Regional Fair Share), the project helps to 
meet the need within the unincorporated areas of the County for affordable housing, as 
allocated by the Association of Bay Area Governments (ABAG).  For 2007 to 2014, 
ABAG allocates a need for 881 affordable housing units in the area, where 523 units exist.  
Affordable housing for the disabled in San Mateo County is even more limited.  Based on a 
review of County Housing Department data, only 356 units are available for the disabled of 
which only 194 units (or 54%) are affordable.  As proposed and conditioned, the project 
would provide 57 units of affordable housing, thereby helping to bridge the gap between 
the need for affordable housing and the supply of affordable housing in the County 
unincorporated area. 

 
17. That the establishment, maintenance and/or conducting of the proposed uses within the 

Airport Overlay (AO) Zoning District will not, under the circumstances of the particular 
case, result in a significant adverse impact to coastal resources, or be detrimental to the 
public welfare or injurious to property or improvements in said neighborhood.  The 
structure located within the AO Zoning District, the 10,000 sq. ft. public storage building, 
as proposed and conditioned, complies with applicable LCP policies and AO Zoning 
District regulations and, as discussed in the EIR, would not result in significant 
environmental impacts. 

 
18. That the proposed use in the Coastal Zone is consistent with the policies and standards 

of the San Mateo County Local Coastal Program (LCP), as the project complies with 
applicable policies of the Visual Resources, Housing, Hazards, Sensitive Habitats, and 
Shoreline Access components of the LCP. 

 
Regarding the Design Review, Find: 
 
19. That the project, as proposed and conditioned, is found to be in compliance with the 

standards for review listed in Section 6565.7 of the Design Review (DR) Zoning District 
Regulations, guidelines applicable to Princeton and the Coastal Zone, and the design 
criteria of the Community Design Manual. 

 
Regarding the Grading Permit, Find: 
 
20. That the granting of the permit to perform 26,050 cubic yards of balanced cut and fill will 

not have a significant adverse effect on the environment.  As discussed in the EIR, the 
project, as conditioned, would not result in significant environmental impacts, including 
but not limited to, those related to erosion, surface water quality, and geology and soils. 

 
21. That the project conforms to the criteria of Chapter 8, Division VII, San Mateo County 

Ordinance Code, including the standards referenced in Section 8605.  The project, as 
proposed and conditioned, conforms to the standards in the Grading Regulations, including 
timing of grading activity, erosion and sediment control, and dust control.  The project has 
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been reviewed and approved by the County’s Department of Public Works and the 
Planning and Building Department’s Geotechnical Engineer. 

 
22. That the project is consistent with the General Plan.  The County General Plan land use 

designation for the property is General Industrial and General Open Space.  As proposed 
and conditioned, the project complies with applicable policies of the General Plan, as 
discussed in Section II.A of the staff report. 

 
Regarding the Off-Street Parking Exception, Find: 
 
23. That the establishment, maintenance and/or conducting of the off-street parking facilities, 

as proposed and conditioned, are as nearly in compliance with the requirements as are 
reasonably possible.  Granting of a parking exception to allow 640 spaces at the Office 
Park site, where 737 would otherwise be called for under the regulations, would not result 
in a significant impact to parking in the area. 

 
24. That the establishment, maintenance and/or conducting of the use will not, under the 

circumstances of the particular case, be detrimental to the public welfare or injurious to 
property or improvements in said neighborhood.  Staff has determined that the proposed 
640-space parking lot for the Office Park provides adequate on-site parking for tenants of 
the mixed use Office Park, based on the proposed division of land uses. 

 
RECOMMENDED CONDITIONS OF APPROVAL 
 
General Project Conditions: 
 
1. This approval applies only to the proposal, documents and plans described in this report 

and submitted to and approved by the Planning Commission on October 27, 2010.  Minor 
revisions or modifications to this project may be made subject to the review and approval 
of the Community Development Director.  Revisions or modifications deemed a major 
modification shall be subject to review and approval by the Planning Commission at 
a public hearing. 

 
2. This subdivision approval is valid for two years, during which time a Final Map shall be 

filed and recorded.  An extension to this time period in accordance with Section 7013.5.c 
of the Subdivision Regulations may be issued by the Planning and Building Department 
upon written request and payment of any applicable extension fees (if required). 

 
3. The Final Map shall be recorded pursuant to the plans approved by the Planning Com-

mission; any deviation from the approved plans shall be reviewed and approved by the 
Community Development Director. 

 
4. The term of the Use Permit for the sanitarium and the commercial public storage use 

located within the Airport Overlay (AO) Zoning District shall be ten (10) years from the 
date of the effective final decision.  Thereafter, the applicant, if desiring to continue the use 
at this site, shall submit an application to the Planning and Building Department for use 
permit renewal six (6) months prior to expiration of this permit.  This use permit shall also 
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be subject to regular administrative reviews for compliance.  Administrative Reviews, 
including payment of the applicable fee to the County, shall be required to ensure 
compliance with the conditions of approval every year for the first 2 years.  If the facility is 
determined to be in compliance for the first 2 years, then subsequent Administrative 
Reviews will be required every 2 years, with permit renewal required after 10 years.  If the 
facility is found to be out of compliance during any Administrative Review process, annual 
reviews will be required until permit expiration.  Administrative Reviews and reviews for 
Use Permit renewals shall monitor compliance with all conditions of approval, with 
emphasis on Condition 9 (Connection to a municipal water supplier). 

 
Current Planning Section Conditions: 
 
5. The property owner shall comply with all mitigation measures listed below (based on 

the Mitigation Monitoring and Reporting Program (MMRP) incorporated within the Final 
EIR and made available to the public on October 15, 2010).  When timing has not been 
specified below, then mitigation timing and monitoring shall be as specified in the MMRP. 

 

a. Mitigation Measure AES-4:  Create a New Source of Substantial Light or Glare 
which would Adversely Affect Day or Nighttime Views in the Area. 

•  Prior to the approval of final project plans, a detailed lighting plan shall be 
submitted to San Mateo County for review and approval, consistent with 
their requirements. The lighting plan shall prohibit light spillover across 
property lines and limit lighting to the minimum necessary for security and 
exterior lighting purposes, as determined by the Community Development 
Director.  All lighting shall be designed to be compatible with surrounding 
development. The project shall not propose light sources that are atypical of 
the surrounding environment. 

 
•  Reflective glass or other glaring building materials shall be discouraged. The 

exterior of the proposed building shall be constructed of non-reflective 
materials such as, but not limited to: high-performance tinted non-reflective 
glass, metal panel, and pre-cast concrete or cast in-place or fabricated wall 
surfaces. The proposed materials shall be reviewed and approved by the 
Community Development Director prior to approval of the Final Map. 

b. Mitigation Measure AQ-2:  Construction Emissions.   

The applicant shall require the construction contractor to implement a dust 
control program. The program shall be applied to all construction activities 
involving grading, excavation, and use of unpaved areas for staging, extensive 
hauling of materials, or building demolition. The dust control program shall 
include the following measures:  
 
•  Water all active construction areas at least twice daily. 
•  Cover all trucks hauling soil, sand, and other loose materials or require all 

trucks to maintain at least two feet of freeboard. 
•  Pave, apply water three times daily, or apply (non-toxic) soil stabilizers on all 
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unpaved access roads, parking areas, and staging areas at construction sites. 
•  Sweep daily (with water sweepers) all paved access roads, parking areas, and 

staging areas at construction sites. 
•  Sweep streets daily (with water sweepers) if visible soil material is carried onto 

adjacent public streets. 
•  Hydroseed or apply (non-toxic) soil stabilizers to inactive construction areas 

(previously graded areas inactive for ten days or more). 
•  Enclose, cover, water twice daily, or apply (non-toxic) soil binders to exposed 

stockpiles (dirt, sand, etc.). 
•  Limit traffic speeds on unpaved roads to 15 miles per hour (mph). 
•  Install sandbags or other erosion control measures to prevent silt runoff to 

public roadways. 
•  Replant vegetation in disturbed areas as quickly as possible. 
•  Install wheel washers for all existing, or wash off the tires or tracks of all 

trucks and equipment leaving the site. 
•  Limit the area subject to excavation, grading, and other construction activity at 

any one time. 

c. Mitigation Measure AQ-5:  Sewage Treatment Odors.   

The project applicant shall provide supporting engineering calculations and site 
plan details to verify the basis of design for the odor removal system. This 
information shall be supplied as part of the engineering report to be submitted for 
review and approval by the RWQCB. 

d. Mitigation Measure BIO-1a:  Special-Status Species.   

A qualified biologist (hereafter, biological monitor), capable of monitoring 
projects with potential habitat for Western pond turtle (WPT), San Francisco 
garter snakes (SFGS), and California red-legged frogs (CRLF) shall be present at 
the site as follows: 
 
1.  Prior to and within 3 days of installation of exclusion fencing (type to be 

determined through consultation with CDFG and USFWS), the monitor shall 
survey the location for the installation for the presence of WPT, SFGS and 
CRLF. In addition, should any burrows be observed, the burrows shall be 
inspected by the biologist to determine if it is being used by any of the species. 
Should any of these species be observed, the area shall be vacated and 
reinspected in one week. If no animal use is noted, the burrows shall be 
carefully excavated using a small trowel or shovel. Careful prodding using a 
blunt object will aid in determining the course of the tunnel such that the 
tunnel is excavated from the sides rather than the top, reducing the potential for 
any injury should an animal be present. Excavated burrows with no WPT, 
CRLF or SFGS shall be left open so they cannot be re-occupied. If any 
nonlisted species are located, they shall be translocated outside of the 
construction zone. Should any individual WPT, CRLF or SFGS be found 
during the field survey or excavation, the area where that individual has been 
found shall remain undisturbed. If any life stage of the WPT, SFGS or CRLF is 
found during these surveys or excavations, the Department of Fish and Game 
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and the US Fish and Wildlife Service shall be contacted immediately, and 
activities that could result in take shall be postponed until appropriate actions 
are taken to allow project activities to continue. 

 
2.  During installation of construction zone exclusion fencing, the biological 

monitor shall be present and will oversee the installation of all construction 
fencing. The exclusionary fencing shall be installed on one parcel site first so 
that if any animals are within the construction zone, they will have the 
opportunity to move out of the area freely.  

 
Immediately following installation of exclusion fencing, the biological monitor 
shall survey the enclosed construction zone for the presence of WPT, SFGS 
and CRLF. If any life stage of the SFGS or CRLF is found during these 
surveys, the Department of Fish and Game and the U.S. Fish and Wildlife 
Service shall be contacted immediately, and activities that could result in take 
shall be postponed until appropriate actions are taken to allow project activities 
to continue. 
 
The biological monitor shall be present at all times during restoration area 
planting activities outside the construction zone and within the buffer area, to 
monitor for the presence of WPT, SFGS and CRLF.  
 
The biological monitor shall prepare a training document in both English and 
Spanish about the animals of concern, their identification, and the methods of 
avoidance and reporting requirements and procedures, should the species be 
observed. The document shall provide photographs of the species and 
notification numbers for the monitor, the Department of Fish and Game, and 
the U.S. Fish and Wildlife Service. The training document and contact 
information for the monitor shall be posted at the construction zone and 
maintained in the monitoring log. Every contractor, sub-contractor and 
construction worker shall be provided a copy of the training document in 
advance of their respective construction activities and shall be required to 
adhere to its contents. 
 
A highly visible warning sign shall be installed along the project perimeter. 
The warning sign shall be in English and Spanish and shall state: “Stay Out -
Habitat Area of Federally Protected Species.” A document drop shall be 
attached to several warning signs and stocked with a supply of training 
documents. 

 
The biological monitor shall conduct weekly site visits when construction is 
occurring to verify that all construction zone exclusionary fencing is in place 
and functioning as intended. Any repair or maintenance to the fencing deemed 
necessary by the biological monitor shall be completed under the monitor’s 
supervision. Such maintenance activities include adequate removal of 
vegetation at the construction fence line to ensure that vegetation “ladders” for 
species access are not allowed to establish. 
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Once restoration activities are complete, the exclusion fencing shall be 
removed under the supervision of the biological monitor. Prior to the removal 
of the buffer area/restoration area fencing, permanent exclusionary measures 
shall be put in place to prevent special-status species movement beyond the 
buffer areas. Wildlife movement through the site shall be facilitated via a 
buffer zone on either side of the drainage that bisects the parcels.  
 
The general contractor shall assign a crew member that will be responsible for 
conducting site inspections, monitoring gate opening and closing, and assuring 
that other species protection measures are in place and being enforced when 
the Biological Monitor is not present. The crew member shall adhere to the 
procedures contained in the training document and shall be able to contact the 
biological monitor should any violations be noted or listed species observed 
onsite. 
 
The biological monitor has the authority to halt all or some construction 
activities and or modify all or some construction methods as necessary to 
protect habitat and individual sensitive species. The monitor shall be 
responsible for contacting USFWS should any endangered or threatened 
species be observed within the construction zones.  
 
The biological monitor shall complete daily monitoring reports for each day 
present, to be maintained in a monitoring log-book kept onsite. Reports must 
contain the date and time of work, weather conditions, biological monitor’s 
name, construction or project activity and progress performed that day, any 
listed species observed, any measures taken to repair and or maintain fencing, 
and any construction modifications required to protect habitat. The monitoring 
log-book with compiled reports shall be submitted to the Executive Director 
upon cessation of construction as part of a construction monitoring report. 

e. Mitigation Measure BIO-1b:  Special-Status Species.  

Any active bird nests in the vicinity of proposed grading shall be avoided until 
young birds are able to leave the nest (i.e., fledged) and forage on their own. 
Avoidance may be accomplished either by scheduling grading and tree removal 
during the non-nesting period (September through February), or if this is not 
feasible, by conducting a preconstruction nesting bird survey. Provisions of the 
pre-construction survey and nest avoidance, if necessary, shall include the 
following: 
 

If grading is scheduled during the active nesting period (March through 
August), a qualified wildlife biologist shall conduct a pre-construction nesting 
survey no more than 30 days prior to initiation of grading to provide 
confirmation on presence or absence of active nests in the vicinity. 
 
If active nests are encountered, species-specific measures shall be prepared by 
a qualified biologist in consultation with CDFG and implemented to prevent 
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nest abandonment. At a minimum, grading in the vicinity of the nest shall be 
deferred until the young birds have fledged. A nest-setback zone shall be 
established via consultation with CDFG and USFWS, within which all 
construction-related disturbances shall be prohibited. The perimeter of the 
nest-setback zone shall be fenced or adequately demarcated, and construction 
personnel restricted from the area. 
 
If permanent avoidance of the nest is not feasible, impacts shall be minimized 
by prohibiting disturbance within the nest-setback zone until a qualified 
biologist verifies that the birds have either a) not begun egg-laying and 
incubation, or b) that the juveniles from the nest are foraging independently 
and capable of independent survival at an earlier date. A survey report by the 
qualified biologist verifying that the young have fledged shall be submitted to 
CDFG and USFWS prior to initiation of grading in the nest-setback zone. 

f. Mitigation Measure BIO-1c:  Special-Status Species.   

Proposed project construction activities will not result in impacts to project area 
wetlands and/or habitat for special-status species known to occur in the vicinity 
of the site. The applicant’s biologist has obtained a verified wetland delineation 
and has consulted with the regulatory agencies regarding special-status species. 
The applicant shall continue to coordinate all project activities potentially 
regulated by State, Federal, and local agencies and shall obtain all necessary 
permits from CDFG, Corps, USFWS, and the RWQCB as required by federal and 
State law to avoid, minimize or offset impacts to any species listed under either 
the State or federal Endangered Species Acts or protected under any other State 
or federal law. 

g. Mitigation Measure BIO-1d:  Special-Status Species.   

Sensitive and general habitat features outside the limits of approved grading and 
development shall be protected by identifying a construction and development 
boundary on all project plans and prohibiting construction equipment operation 
within this boundary. The boundary shall be staked and flagged in the field with a 
highly visible color coded system and all construction and equipment operators 
shall be instructed to remain outside this no-disturbance boundary for the 
duration of construction. This measure is in addition to the wildlife exclusion 
fencing described in Mitigation Measure Bio-1a and applies to the protection of 
all habitat features outside of the project limits. 

h. Mitigation Measure BIO-4a:  Wildlife Movement and Habitat Connectivity.   

Measures recommended in Mitigation Measures BIO-1a through BIO-1d would 
serve to protect important natural habitat on the site for wildlife, avoid the 
potential loss of bird nests, and protect sensitive natural areas. Although wildlife 
movement and habitat connectivity impacts were found to be less than 
significant, the following additional provisions shall be implemented to further 
protect wildlife habitat resources:  
 

Fencing that obstructs wildlife movement shall be restricted to building 
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envelopes and wildlife exclusionary fencing along special-status species 
protection corridors and shall not be allowed elsewhere on the site. Fencing 
that obstructs wildlife movement contains one or more of the following 
conditions: lowest horizontal is within 1.5 feet of the ground OR highest 
horizontal is over 6 feet OR top or bottom wire is barbed OR distance between 
top wires is less than 10 inches OR it combines with existing structures or 
fences, even on neighboring parcels, to create an obstacle to wildlife 
movement. 
 
Lighting shall be carefully designed and controlled to prevent unnecessary 
illumination of natural habitat on the site. Lighting shall be restricted to 
building envelopes, at the minimum level necessary to illuminate roadways 
and other outdoor areas. Lighting shall generally be kept low to the ground, 
directed downward, and shielded to prevent illumination into adjacent natural 
areas. 
 
Dogs and cats shall be confined to individual residences and the fenced portion 
of the building envelopes to minimize harassment and loss of wildlife.  
 
All garbage, recycling, and composting shall be kept in closed containers and 
latched or locked to prevent wildlife from using the waste as a food source. 

i. Mitigation Measure CULT-2a:  Archaeological Resources.   

All final improvements for the proposed project shall be designed and approved 
by County staff, as well as a County-approved qualified archaeologist, to avoid 
impacts to prehistoric archaeological site CA-SMA-151 due to the proposed 
development. To avoid impacts to CA-SMA-151, the archaeological site shall be 
excluded from disruption during project construction. Avoidance shall be assured 
by fencing the site perimeter (to be confirmed by a County-approved qualified 
archaeologist or licensed surveyor prior to any start of grading) to exclude 
construction equipment, particularly for grading activities. Fencing shall be 
removed when all construction activities are finished to avoid drawing attention 
to the site. Additionally, identified site CA-SMA-151 shall be included in a deed 
restriction recorded with the County Recorder’s Office to further protect this 
archaeological resource. The deed restriction shall limit uses within the site 
perimeter of CA-SMA-151 to farming within the existing plow zone and require 
any 
ground disturbing activity or development within the cultural site perimeter to be 
subject to a Coastal Development Permit and meet California Environmental 
Quality Act (CEQA) requirements for disturbance of a mapped cultural resource. 
 
OR 
 
If avoidance of site CA-SMA-151 is impractical or infeasible, a County-approved 
archaeologist shall be retained to conduct test excavations at the site to determine 
the integrity of its subsurface deposit. Additionally, a mitigation plan shall be 
developed by a County-approved archaeologist that addresses specific project 
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impacts and outlines appropriate mitigation measures. At a minimum, the 
mitigation plan shall include the following: 
 
•  Preparation of a research design that outlines regional issues and how they can 

be addressed through recovery of materials at CA-SMA-151; 
•  Discussion of field, laboratory, and analytical methods; 
•  Expected involvement of the Native American community; 
•  Actions to be taken in the event that human remains are discovered; 
•  Expected schedule for completing mitigation, including submittal of technical 

report; and 
•  Curation plan for recovered materials. 
 
The site may continue to be used for growing crops, provided that no ground 
disturbing activity such as ripping, plowing, disking, etc. is allowed to extend 
deeper than the existing plow zone (approximately six inches from the existing 
grade). However, building on the flake scatter portion of the site would also be 
allowed as long as the improvements would require no ground disturbing activity 
below the plow zone. Prior to placing fill materials on top of the area being 
covered, an archaeological investigation shall be conducted to gather baseline 
data about the nature of the site. 

j. Mitigation Measure CULT-2b:  Archaeological Resources.   

A qualified archaeologist, as determined by the County, and a Native American 
shall monitor future ground-disturbing activities in the monitoring area north of 
site CA-SMA-151. 

k. Mitigation Measure CULT-2c:  Archaeological Resources.   

In the event that additional subsurface archaeological resources are encountered 
during the course of grading and/or excavation, all development shall temporarily 
cease in these areas until the County Planning Department is contacted and agrees 
upon a qualified archaeologist to be brought onto the project site to properly 
assess the resources and make recommendations for their disposition. 
Construction activities could continue in other areas. If any findings are 
determined to be significant by the archeologist, they shall be subject to scientific 
analysis; duration/disposition of archaeological specimens as agreed to by the 
Native American community, land owner, and the County; and a report prepared 
according to current professional standards. 

l. Mitigation Measure CULT-3:  Paleontological Resources.   

A qualified paleontologist, as determined by the County, shall monitor future 
ground-disturbing activities in native soil both onsite and offsite as related to the 
project. In the event that paleontological resources are discovered during grading 
and/or excavation, the monitor shall be empowered to temporarily halt or divert 
construction in the immediate vicinity of the discovery while it is evaluated for 
significance. Construction activities could continue in other areas. If any findings 
are determined to be significant by the paleontologist, they shall be subject to 
scientific analysis, professional museum curation, and a report prepared 
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according to current professional standards. 

m. Mitigation Measure GEO-3a:  Seismic-Related Ground Failure.   

The final geotechnical investigation for the project shall evaluate the potential for 
cyclic densification and develop final mitigation measures, as needed. Potential 
mitigation measures may include, but are not limited to: (1) overexcavating and 
replacing loose sandy soil with compacted engineered fill; (2) applying deep soil 
compaction techniques, such as DDC, RIC, or equivalent soil densification 
method; and (3) designing building foundations to accommodate total and 
differential ground settlement resulting from cyclic densification, as well as post-
liquefaction settlement and consolidation ground settlement (if applicable). 

n. Mitigation Measure GEO-3b:  Seismic-Related Ground Failure.   

Additional subsurface exploration using rotary-wash drilling methods and/or 
CPTs shall be performed to better characterize the subsurface conditions at the 
sites. Based on the results of subsurface investigation, the potential for soil 
liquefaction and liquefaction-induced ground failures, such as lateral spreading, 
post-liquefaction reconsolidation, lurch cracking, and sand boils shall be re-
evaluated at the site. The final geotechnical investigation report shall provide 
mitigation measures for liquefaction-induced hazards. Potential mitigation 
measures may include: (1) improving the soil with deep soil compaction 
techniques, such as DDC, RIC, or equivalent method, to reduce the liquefaction 
potential; (2) buildings supported on stiffened shallow foundations (i.e. footings 
with interlocking grade beams) bearing on a layer of well-compacted fill; (3) 
buildings supported on deep foundations such as drilled piers, driven piles or 
propriety piles (i.e., torque-down piles and auger cast piles); and (4) constructing 
a structural slab that spans supported between columns. 

o. Mitigation Measure GEO-4:  Total and Differential Settlement.   

Additional subsurface exploration using rotary-wash drilling methods and/or 
CPTs and consolidation laboratory testing shall be performed to better 
characterize the subsurface conditions and soil properties at the site. Based on the 
results of subsurface investigation, total and differential ground settlement due to 
cyclic densification, post-liquefaction reconsolidation, and consolidation 
settlement due to building loads and fill placement shall be re-evaluated. The 
final geotechnical investigation report shall provide mitigation measures for 
ground settlement. Potential mitigation measures may include: (1) improving the 
soil with deep soil compaction techniques, such as DDC, RIC, or equivalent 
method, to reduce the potential for total and differential ground settlement; (2) 
supporting the buildings on stiffened shallow foundations (i.e. footings with 
interlocking grade beams) bearing on a layer of well-compacted fill; (3) 
supporting the buildings on deep foundations such as drilled piers, driven piles or 
propriety piles (i.e., torque-down piles and auger cast piles); and (4) constructing 
a structural slab that spans supported between columns. If deep foundations are 
selected, they shall be designed to accommodate load conditions resulting from 
post-liquefaction reconsolidation and consolidation due to the placement of new 
fill (if applicable). 
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p. Mitigation Measure GEO-6:  Expansive Soil.   

The final geotechnical investigation shall provide an estimate of differential 
movement associated with the shrinking and swelling of the existing onsite 
expansive soil at the site. Mitigation measures for expansive soils may include 
designing the buildings to be supported on: (1) shallow foundations that rest on a 
layer of non-expansive engineered fill ; (2) a deepened spread footing system 
where the proposed footings gain support at or below the depth of significant 
seasonal moisture fluctuation and the slab-on-grade floor will be supported on a 
layer non-expansive fill, as described above; (3) a stiffened foundation system, 
such as a reinforced concrete or post-tensioned mat, that is capable of resisting 
the differential movement and soil pressures associated with the expansive soil; 
or (4) a deep foundation system that transfers the building and slab loads to 
competent soil beneath the near-surface moderately to highly expansive soil 
layer. 

q. Mitigation Measure GEO-7: Pervious Pavements and Other Water/Wastewater 
Infiltration Systems.   

Considering the near-surface soil may consist of moderately to highly expansive 
clay, special subgrade preparation, and foundation and pavement design 
recommendations shall be required to prevent the near-surface clayey soil from 
ponding water, and becoming saturated and weak under the proposed site loading 
conditions, such as foundation and traffic loads. Final design recommendations 
for a pervious pavement system shall allow surface water to percolate through the 
pavement without causing adverse impacts to new pavements and building 
foundations due to moisture fluctuations in the near-surface expansive clay. 
Potential mitigation measures may include: (1) collecting and redirecting surface 
and subsurface water away from the proposed building foundations; (2) using 
permeable base material within pavement areas; and (3) installing subdrains to 
collect and redirect water from areas that could adversely impact building 
foundations and vehicular pavement to a suitable outlet. 

r. Mitigation Measure GEO-8:  Review and Approval of Final Grading, Drainage, 
and Foundation Plans and Specifications.   

To ensure the applicant’s geotechnical consultant is given the opportunity to 
participate in the final design and construction phases of the project, the 
applicant’s consultant (Registered Geotechnical Engineer and Registered 
Engineering Geologist) shall review and approve the final grading, drainage, and 
foundation plans and specifications. Also, upon completion of construction 
activities, the applicant’s consultant shall provide a final statement indicating 
whether the work was performed in accordance with project plans and 
specifications, and the consultant’s recommendations. All mitigations and final 
design recommendations shall be reviewed and approved by the County prior to 
issuance of applicable permits and approval of the Final Map. 

s. Mitigation Measure HAZ-2:  Accidental Release of Hazardous Materials.   

Prior to approval of final development plans, a Phase II Environmental Site 
Assessment (Phase II ESA) shall be performed at the project site to evaluate 
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whether the recognized environmental conditions identified in the Phase I ESA 
represent an actual release of hazardous substances to soil or groundwater at the 
project site. To determine whether hazardous substances have migrated onto the 
project site from the north or northeast, a groundwater sample shall be collected 
from the agricultural supply well. The Phase II ESA shall include parameters that 
may be applied to a health risk assessment and remediation (Site Management 
Plan) if soil is inappropriate for reuse and required to be transported off the 
project site. The recommendations of the Phase II ESA shall be incorporated into 
project plans to the satisfaction of the County and in conformance with applicable 
regulations. 

t. Mitigation Measure HAZ-3:  Hazards Associated with Airport Operations.   

Prior to approval of final development plans, an avigation easement shall be 
prepared for the project site, in a form satisfactory to the County Director of 
Public Works.  The navigational easement shall be recorded and shown on the 
vesting tentative map.  With approval of the Wellness Center, it is understood 
that the Wellness Center property owner(s) and tenants, and their successor’s in 
interest in perpetuity, acknowledge the project’s location adjacent to an airport 
and the noise level inherent in the use.  The following statement shall be included 
in the details of the avigation easement on the recorded Final Map, prior to the 
issuance of the Certificate of Occupancy for any residential unit at the subject 
property: 

“This parcel is adjacent to the Half Moon Bay Airport.  Residents on this 
parcel may be subject to inconvenience or discomfort arising from airport 
operations, including but not limited to noise associated with aircraft landings, 
take-offs, in air maneuvers and fly-overs, and on-the-ground engine start-ups 
and taxiing.  San Mateo County recognizes the value of the Half Moon Bay 
Airport to the residents of this County and seeks to protect airport operations, 
existing and future, from significant interference and disruption.  With 
approval of the Wellness Center, it is understood on the part of both the 
Wellness Center property owner(s) and the Half Moon Bay Airport that airport 
operations shall take precedence and priority over potential noise complaints 
received from property owners, residents, staff, guests, and others from the 
Wellness Center.  In the event that the Wellness Center resident(s) or property 
owner(s) express an inability or unwillingness to accept such noise conditions 
authorized under the terms of the avigation easement and/or remain unsatisfied 
with the noise reduction measures being implemented by the airport, the 
affected resident(s) shall be relocated, with assistance provided by the property 
owner, to the satisfaction of the Planning and Building Department and/or the 
Department of Housing.  This condition shall be included in all contracts 
between residents of the Wellness Center and with property owners. 

u. 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 
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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 building permit 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.  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. 

v. 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. 

w. 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 
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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. 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. 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 
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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. 

Per Technical Memorandum #1 (TM #1), dated May 15, 2009, prepared by 
Schaaf and Wheeler (included in Appendix H of the DEIR), Stormwater Best 
Management Practices should serve several hydrologic and water quality 
functions, including maximizing groundwater recharge, minimizing quantities of 
stormwater runoff, and reducing pollutant loadings in stormwater runoff. 

x. Mitigation Measure HYDRO-6:  Ground 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. 

y. 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. 

z. Recommended Mitigation Measure LU-2 

The property owner shall work with the California Coastal Commission (CCC) to 
identify and delineate the CCC’s jurisdiction over the project site, subject to CCC 
review and approval.  The property owner shall obtain all necessary approvals 
from the Coastal Commission prior to the initiation of any development within 
areas of CCC jurisdiction. 

aa. Recommended Mitigation Measure LU-3 
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The applicant shall comply with the following recommendations of the State 
Department of Transportation, Division of Aeronautics: 1) Federal Aviation 
Administration (FAA) Advisory Circular 150 /5370-2E “Operational Safety on 
Airports during Construction” shall be incorporated into the project design 
specifications 2) in accordance with Federal Aviation Regulation, Part 77 
“Objects Affecting Navigable Airspace” a Notice of Proposed Construction or 
Alteration (Form 7460-1) shall be provided if required by the FAA, and 3) the 
location and type of landscape trees shall be selected carefully so they do not 
become a hazard to aircraft around the airport. 

bb. Recommended Mitigation Measure LU-4 

The applicant shall comply with the recommendations of the County’s Coastside 
Design Review Officer to implement changes to the Office Park buildings that 
improve consistency with applicable policies of the LCP and the Community 
Design Manual, prior to the project approval by the Planning Commission. 

cc. 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. 

•  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 
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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. 

dd. Mitigation Measure PS-1:  Police Services.   

Provide onsite manned security with clear lines of communication to fire and 
emergency medical response. 

ee. 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. 

ff. Mitigation Measure TRANS-1:  Intersection Level of Service and Capacity.   

The property owner shall submit a traffic report to the Community Development 
Director, at full occupancy of every 60,000 sq. ft. of office space, until full 
project occupancy, and submit traffic reports bi-annually after full project 
occupancy.  The report shall be signed and stamped by a Professional 
Transportation Engineer in the State of California and identify the Level of 
Service (LOS) at the intersection of Cypress Avenue and SR 1, Airport Street & 
Stanford/Cornell (Study Intersection 3 of DEIR), Broadway & Prospect Way 
(Study Intersection 2), Prospect Way & Capistrano (Study Intersection 1) and 
State Route 1 & Capistrano (Study Intersection 8) to evaluate if they maintain a 
LOS C or better.  If Levels of Service fall below existing levels for the 
intersection of Cypress Avenue and SR1 (LOS C in the AM and LOS D in the 
PM), the applicant shall coordinate with Caltrans to pay a fair share for the 
installation of a signal as necessary to ensure that the signal will be installed 
within 1 year of the date of that report.  If traffic reports reveal that the LOS of 
any of the other intersections listed above fall below LOS C, it shall identify 
methods for reducing vehicle trips to and from the project site, as well as other 
roadway or intersection improvements that would result in LOS C or better.  The 
applicant shall implement the measures required by the Department of Public 
Works and the Planning and Building Department, subject to all necessary 
permitting and environmental review requirements, within 1 year of the date of 
that report.  In the event that permits required for roadway or intersection 
improvements are not obtained, the methods for maintaining LOS C or better 
shall be achieved by reducing vehicle trips to and from the project site. 
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gg. 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. 

hh. Mitigation Measure UTIL-2:  Wastewater Collection System Capacity.   

The applicant shall either:  (a) revise the project design to limit the maximum 
amount of sewage flow to the Granada Sanitary District sewer system to that 
which can be accommodated by the existing 8-inch sewer line in Stanford 
Avenue and the Princeton Pump Station; or (b) provide necessary expansion of 
the capacity of the sewer system to accommodate the addition of the expected 
maximum sewage flow of 26,000 gpd from the project.  Any implementation of 
Mitigation Measure UTIL-2b would require separate CEQA review and permit 
review. 

ii. Mitigation Measure UTIL-4:  Wastewater Recycling and Disposal 
Requirements.   

The applicant shall comply with State Health Department and RWQCB 
requirements for wastewater recycling. 

jj. Mitigation Measure UTIL-5:  Wastewater and Recycling Water Flow Estimates 
The applicant shall revise the project plans and water budget analysis to correct 
the inconsistencies in the water recycling assumptions and calculations, and shall 
use this information to verify:  (a) the adequacy of plans for irrigation uses of 
recycled water; and (b) the sufficiency of the proposed landscape areas for winter 
season dispersal of all wastewater flow not distributed for toilet flushing.  The 
project’s use of treated wastewater for irrigation shall be managed and controlled 
to prevent changes in existing drainage and hydrology that could adversely 
impact the biology or hydrology of wetland habitats or result in ponding that 
could result in health, circulation, or structural stability problems.  Prior to 
Planning approval of any grading permit, the applicant shall submit a report, 
prepared by a biologist/hydrologist to determine appropriate recycled watering 
levels for all seasons that is consistent with the above requirement and the revised 
water budget analysis.  The report shall be submitted for review by the 
Environmental Health Division, RWQCB, and the County Planning Department.  
Use of recycled water for irrigation shall be monitored for two years by a 
biologist/hydrologist to adjust water levels as necessary based on actual site 
conditions. 

kk. Mitigation Measure UTIL-6:  Creek Crossing by Sewage Pipeline.   

The project applicant shall modify the current plans for sewer connection 
between the North and South parcels to provide either: (a) re-alignment and 
profile correction to accommodate a gravity sewer line; or (b) incorporation of a 
lift station on either the North or South parcel. 

ll. Mitigation Measure UTIL-11:  Be Served by a Landfill with Insufficient 
Permitted Capacity to Accommodate the Project’s Solid Waste Disposal Needs
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Permitted Capacity to Accommodate the Project’s Solid Waste Disposal Needs.   

•  To facilitate onsite separation and recycling of construction-related wastes, 
the contractor(s) shall provide temporary waste separation bins onsite during 
construction. These bins shall be emptied and recycled accordingly as a part 
of the project’s regular solid waste disposal program. 

•  The applicant shall prepare and submit a facility recycling program for the 
collection and loading of recyclable materials prepared in response to the 
California Solid Waste Reuse and Recycling Access Act of 1991 as 
described by the CIWMB, Model Ordinance, Relating to Areas for 
Collecting and Loading Recyclable Materials in Development Projects, 
March 31, 1993. Adequate space or enclosures for recycling bins shall be 
provided at appropriate locations to promote recycling of paper, metal, glass, 
and other recyclable material. 

 

6. The applicant shall construct the project and project details as described in the certified 
EIR, including, but not limited to, the following features: 

 
 a. Maintain the size and maximum height of project structures as approved by the 

Planning Commission.   
 
 b. Foundation systems shall utilize deep drilled piers and interlocking grade beams.  No 

pile driving is permitted. 
 
 c. Design all structures to comply with design of the tsunami report prepared by Scott 

Holmes and reviewed by David Skelly in a letter dated October 14, 2010. 
 
 d. The project shall connect to GSD for a minimum of 8 EDUs.. 
 
 e. The project shall achieve a Gold or Platinum LEED rating. 
 
 f. Funding and employment arrangement between the Office Park and Wellness Center, 

to benefit the disabled residents of the Wellness Center. 
 
 g. Implement the 90% Design Report and associated 10-year monitoring plan. 
 
 h. Retain the maximum total square feet of each mixed use. 
 

 i. Ensure that parking provided for each phase of Office Park construction meets 
parking requirements, as outlined in the staff report. 

 
 j. Wash and runoff from surfaces and solar panels shall not drain to wetlands or buffer 

areas. 
 
 k. The fitness center will not be available to the general public.  Visitation and friend 

and family use of the Wellness Center will occur in off-peak hours and weekends. 
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 l. The property owner shall maintain the rates for all 57 units of the Wellness Center 

as affordable, such that residents and aides shall be limited to those of Extremely Low 
Income, Very Low Income, Low Income, and Moderate Income (as defined by the 
County’s Housing Element, definitions included as Attachment CC of the staff 
report). 

 
 m. All on-site farming shall be converted to organic following an allowed conversion 

period.  Use of synthetic fertilizers is prohibited. 
 
 n. The applicant shall implement a Transportation Demand Management program, 

including an off-site parking agreement and shuttle services to the Office Park (to 
accommodate a minimum of 50 cars and their drivers) for the purpose of reducing 
project traffic on Cypress Avenue, Prospect Way, Broadway to Cornell Avenue, 
Harvard Avenue, and Yale Avenue, or equivalent traffic reduction measures as 
approved by the Community Development Director.   

 
 o. To the extent feasible, golf carts will be used for travel between the Office Park and 

Wellness Center. 
 
7. Per CEQA Section 15095, the applicant shall provide a copy of the final certified Final EIR 

to all responsible agencies.  The applicant must complete this requirement within fourteen 
(14) days of the final approval of this project. 

 
8. The applicant shall coordinate with the project planner to record the Notice of Completion 

and pay an environmental filing fee of $2,792.25 (or current fee), as required under Fish 
and Game Code Section 711.4(d), plus a $50 recording fee to the San Mateo County within 
four (4) working days of the final approval date of this project. 

 
9. The applicant shall actively pursue a water connection from CCWD for the potable water 

and fire suppression needs of the entire project, and shall demonstrate such efforts by 
submitting a complete application to LAFCo requesting annexation to CCWD, as well as a 
joint application with CCWD to the Coastal Commission requesting the amendment to 
CDPs A-1-HMB-99-20 and A-2-SMC-99-63 required for such a connection, within 90 
days of the approval of this permit, and by diligently pursuing the approval of these 
applications.  If and when a water connection is approved an installed, the existing well 
shall be closed to the property owner per the requirements of the Director of the 
Environmental Health Division and other applicable regulatory agencies. In the instance 
that LAFCo denies the annexation of the project sites to the service area boundaries of 
CCWD and/or the Coastal Commission denies the Coastal Development Permits for the El 
Granada Pipeline necessary for connection of the project to CCWD, the proposed well may 
be used to serve the project on a permanent basis.  

 
10. The applicant shall comply with the requirements of all local review agencies, including 

requirements not expressly listed below. 
 
Development Agreement 
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11. The applicant shall enter into a contract with the San Mateo County Planning and Building 

Department for all mitigation monitoring for this project prior to the issuance of any 
grading permit “hard card” for the project.  The fee shall be staff’s cost, plus 10 percent, 
as required in the current Planning Service Fee Schedule.  Planning staff may, at their 
discretion, contract these services to an independent contractor at cost, plus an additional 
10 percent for contract administration. 

 
12. Prior to the recordation of the Final Map, and in accordance with the County Subdivision 

Regulations  Section 7033 et al;  the applicant shall furnish to the County good and 
sufficient security in the form of the following: 

 
a.  Performance Security (100% of estimated cost),  
b. Materials and Labor Security (50% of estimated cost), and   
c. Warranty Security (50% of estimated cost)  
 

 Security is required to analyze, review and construct traffic signals as required by 
Mitigation Measure TRANS-1.  The applicant shall submit a bonafide estimate for the cost 
of studying and installing signals to the Department of Public Works and CalTrans for 
approval. 

 
13. Prior to the issuance of any building permit, the applicant will be required to provide 

payment of “roadway mitigation fees”, or perform equivalent improvements, based on the 
square footage (assessable space) of the proposed building per Ordinance No. 3277. 

 
14. The development agreement shall be revised to ensure the maintenance of the pervious 

surface parking lot, wastewater treatment system, water distribution system, all public 
trails, beach user parking, wetlands habitat, project landscaping, and LEED rated features 
for the life of the project. 

 
Grading Permit Conditions 
 
15. The applicant is required to comply with the approved Erosion and Sediment Control Plan 

and the County’s Drainage Policy. 
 
16. No grading shall be allowed during the winter season (October 1 to April 30) to avoid 

potential soil erosion unless approved, in writing, by the Community Development 
Director.  The property owner shall submit a letter to the Current Planning Section, at 
least two weeks prior to commencement of grading, stating the date when grading will 
begin. 

 
17. Two separate “hard cards,” one for the Wellness Center site and one for the Office Park 

site, for project grading are required.  Each grading hard card can only be issued simul-
taneously or after the issuance of a building permit for the construction of a structure on 
each parcel, subject to the approval of the Planning and Building Department’s Geotech-
nical Engineer, Department of Public Works and the Current Planning Section. 
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18. The applicant shall file a Notice of Intent (NOI) with the State Water Resources Board to 
obtain coverage under the State General Construction Activity NPDES Permit.  A copy of 
the project’s NOI and Stormwater Pollution Prevention Plan (SWPPP) shall be submitted 
to the Current Planning Section, prior to the issuance of any grading permit “hard card.” 

 
19. Prior to the issuance of the grading permit “hard card,” the applicant shall schedule 

an erosion control inspection by Current Planning Section staff to demonstrate that the 
approved erosion control plan has been implemented.  The applicant is responsible for 
ensuring that all contractors minimize the transport and discharge of pollutants from the 
project site into local drainage systems and water bodies by adhering to the San Mateo 
Countywide Water Pollution Prevention Program’s (SMCWPPP) “General Construction 
and Site Supervision Guidelines,” including: 

 
 a. Stabilizing all denuded areas and maintaining erosion control measures continuously 

between October 15 and April 15.  Stabilizing shall include both proactive measures, 
such as the placement of straw bales or coir netting, and passive measures, such as 
minimizing vegetation removal and revegetating disturbed areas with vegetation that 
is compatible with the surrounding environment. 

 
 b. Storing, handling, and disposing of construction materials and wastes properly, so as 

to prevent their contact with stormwater. 
 
 c. Controlling and preventing the discharge of all potential pollutants, including pave-

ment cutting wastes, paints, concrete, petroleum products, chemicals, wash water or 
sediments, and non-stormwater discharges to storm drains and watercourses. 

 
 d. Using sediment controls or filtration to remove sediment when dewatering site and 

obtaining all necessary permits. 
 
 e. Avoiding cleaning, fueling, or maintaining vehicles on-site, except in a designated 

area where wash water is contained and treated. 
 
 f. Delineating with field markers clearing limits, setbacks, and drainage courses. 
 
 g. Protecting adjacent properties and undisturbed areas from construction impacts 

using vegetative buffer strips, sediment barriers or filters, dikes, mulching, or other 
measures as appropriate. 

 
 h. Performing clearing and earth-moving activities only during dry weather. 
 
 i. Limiting construction access routes and stabilizing designated access points. 
 
20. While the applicant must adhere to the approved erosion and sediment control plan during 

grading and construction, it is the responsibility of the civil engineer and/or construction 
manager to implement the Best Management Practices (BMPs) that are best suited for 
this project site.  If site conditions require additional measures in order to comply with the 
SMCWPPP and prevent erosion and sediment discharges, said measures shall be installed 
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immediately under the direction of the project engineer.  If additional measures are neces-
sary, the erosion and sediment control plan shall be updated to reflect those changes and 
shall be resubmitted to the Planning and Building Department for review.  The County 
reserves the right to require additional (or entirely different) erosion and sediment control 
measures during grading and/or construction if the approved plan proves to be inadequate 
for the unique characteristics of each job site. 

 
21. Prior to the issuance of a grading permit “hard card,” the applicant shall submit a schedule 

of grading operations, subject to review and approval by the Department of Public Works 
and the Current Planning Section.  The submitted schedule shall include a schedule for 
winterizing the area and details of the off-site haul operations, including, but not limited to:  
gravel import site(s), size of trucks, haul route(s), time and frequency of haul trips, and dust 
and debris control measures.  The submitted schedule shall represent the work in detail and 
project grading operations through to the landscaping and/or habitat creation of all 
disturbed areas.  As part of the review of the submitted schedule, the County may place 
such restrictions on the hauling operation, as it deems necessary.  During periods of active 
grading, the applicant shall submit monthly updates of the schedule to the Department of 
Public Works and the Current Planning Section. 

 
22. The provision of the San Mateo County Grading Regulations shall govern all grading 

on and adjacent to this site.  Per San Mateo County Ordinance Code Section 8605.5, 
all equipment used in grading operations shall meet spark arrester and fire fighting tool 
requirements, as specified in the California Public Resources Code. 

 
23. Upon the start of grading activities and through to the completion of the project, the 

applicant shall be responsible for ensuring that the following dust control guidelines 
are implemented: 

 
 a. All graded surfaces and materials, whether filled, excavated, transported or stock-

piled, shall be wetted, protected or contained in such a manner as to prevent any 
significant nuisance from dust, or spillage upon adjoining water body, property, or 
streets.  Equipment and materials on the site shall be used in such a manner as to 
avoid excessive dust.  A dust control plan may be required at anytime during the 
course of the project. 

 
 b. A dust palliative shall be applied to the site when required by the County.  The type 

and rate of application shall be recommended by the soils engineer and approved by 
the Department of Public Works, the Planning and Building Department’s Geotech-
nical Section, and the Regional Water Quality Control Board. 

 
24. Final approval of all Grading Permits is required.  For final approval of the Grading 

Permits, the applicant shall ensure the performance of the following activities within 
thirty (30) days of the completion of grading at the project site: 

 
 a. The engineer shall submit written certification that all grading has been completed in 

conformance with the approved plans, conditions of approval/mitigation measures, 
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and the Grading Regulations, to the Department of Public Works and the Planning 
and Building Department’s Geotechnical Section. 

 
 b. The geotechnical consultant shall observe and approve all applicable work during 

construction and sign Section II of the Geotechnical Consultant Approval form, for 
submittal to the Planning and Building Department’s Geotechnical Engineer and 
Current Planning Section. 

 
Cultural Resources 
 
25. The applicant and contractors must be prepared to carry out the requirements of California 

State law with regard to the discovery of human remains during construction, whether 
historic or prehistoric.  In the event that any human remains are encountered during site 
disturbance, all ground-disturbing work shall cease immediately and the County coroner 
shall be notified immediately.  If the coroner determines the remains to be Native 
American, the Native American Heritage Commission shall be contacted within 24 hours.  
A qualified archaeologist, in consultation with the Native American Heritage Commission, 
shall recommend subsequent measures for disposition of the remains. 

 
Wetlands, Landscaping, and Trails 
 
26. The property owner shall record a conservation easement over the areas within delineated 

wetlands and buffer zones. 
 
27. The applicant shall provide a plan for the full implementation of the proposed wetland 

habitat creation, landscaping, and installation of wildlife barriers on both sites, subject to 
the review and approval of the Community Development Director, prior to the issuance of 
any Certificate of Occupancy for each site. 

 
28. The applicant shall revise planting plans to suit the approved site plans for the Wellness 

Center and Office Park, retaining the overall sq. ft. of proposed landscaping. 
 
29. The applicant shall revise parking lot landscaping for both sites such that tree planting 

occurs in an irregular, more natural fashion. 
 
30. The applicant shall revise landscaping plan to utilize landscaping to further break up the 

large amount of parking. 
 
31. Trees shall be selected so as to block the views of the proposed buildings and will be 

maintained so as to not block the sun to the single-story homes on the northern side 
(Pillar Ridge property). 

 
32. The property owner shall comply with LCP Policy 7.17 (Performance Standards in 

Wetlands), which requires that:  (1) all paths be elevated (catwalks) so as not to impede 
movement of water, (2) all construction takes place during daylight hours, (3) all outdoor 
lighting be kept at a distance away from the wetland sufficient not to affect the wildlife, 
(4) motorized machinery be kept to less than 45-dBA at the wetland boundary, except for 
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farm machinery, (5) all construction which alters wetland vegetation be required to replace 
the vegetation to the satisfaction of the Community Development Director including “no 
action” in order to allow for natural re-establishment, (6) no herbicides be used in wetlands 
unless specifically approved by the County Agricultural Commissioner and the State 
Department of Fish and Game, and (7) all projects be reviewed by the State Department 
of Fish and Game and State Water Quality Board to determine appropriate mitigation 
measures. 

 
33. The reference to a trail connection to POST land shall be removed, as shown on the 

recorded Final Map. 
 
34. The property owner of the Office Park property shall record an access easement allowing 

public access on the trail along Airport Road and on the northern boundary of the Pillar 
Ridge property, which shall be shown on the Final Map for the proposed subdivision. 

 
35. The property owner of the Office Park shall maintain the public trail in a clean and 

safe manner and to clearly identify the trail with signage visible along Airport Road 
in perpetuity. 

 
36. The property owner shall utilize methods to minimize off-trail access within the 100-foot 

wetland buffer zone and drainage, subject to the review and approval of the Director of the 
County Department of Parks and Recreation (County Parks).  The applicant shall install 
trail signage, including signage listing access hours and prohibited uses and activities, as 
required by County Parks.  The property owner shall demonstrate compliance with shore-
line access requirements prior to the issuance of the Certificate of Occupancy for any 
Office Park building. 

 
37. Landscaping plans shall demonstrate compliance with the California Water Efficient 

Landscape Ordinance (AB 1881), prior to the Current Planning Section’s approval of 
any building permit application. 

 
Traffic and Parking 
 
38. The property owner of the Office Park shall construct shower and locker facilities for every 

56,250 sq. ft. constructed.  The property owner of the Office Park shall implement all other 
TDM measures in order to further mitigate parking and traffic impacts. 

 
39. Loading bays of the Office Park buildings closest to the Mobile Home Park shall be located 

at the rear or south side of the buildings. 
 
40. The property owner shall install adequate golf cart parking spaces on both properties. 
 
41. The property owner shall comply with beach user parking requirements (minimum of 20% 

of all parking spaces) at the Wellness Center site.  Required beach user spaces shall be 
reserved and clearly marked for such uses. 
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42. A minimum of 25% of all parking spaces at the project sites shall be compact (minimum 
dimensions:  8 feet by 16 feet) and clearly marked as such. 

 
Noise 
 
43. The applicant shall construct Office Park buildings on Lots 3 and 4 and Lots 9 and 10, lots 

nearest the Pillar Ridge homes, so that the buildings would act as an additional permanent 
noise barrier through to the end of project construction. 

 
44. The applicant would also be required to comply with the County’s Noise Ordinance 

limiting construction hours to between 7:00 a.m. – 6:00 p.m. on weekdays and 9:00 a.m. –
5:00 p.m. on Saturdays, and prohibiting construction on Sundays, Thanksgiving and 
Christmas. 

 
45. Per General Plan Policies 16.5 (Noise Reduction Along the Path and at the Receiver) and 

16.15 (Architectural Design Noise Control), the applicant shall implement techniques 
incorporated into the design and construction of new development, intended to achieve 
noise reduction along the path and at the receiver, including, but not limited to, site 
planning, noise barriers, architectural design, and construction techniques, including 
(1) grouping noise sensitive rooms together separated from noise sources, (2) placing 
windows, vents and other openings away from noise sources, and (3) avoidance of 
structural features which direct noise toward interior spaces. 

 
Tsunami Hazard 
 
46. The property owner shall conduct two (2) tsunami evacuation trainings a year for the 

Wellness Center, using training materials such as the USGS Tsunami Preparedness.  
Tsunami trainings shall also be conducted on a regular basis at the Office Park. 

 
47. The applicant shall submit an emergency preparedness and evacuation manual (including 

tsunami and earthquake events) for both project sites, subject to the review and approval of 
the County Office of the Sheriff, prior to the issuance of the first building permit issued for 
each property. 

 
Aesthetics 
 
48. The applicant shall implement the design “overlays” (included as Attachment X), which 

further reduce the appearance of building mass and incorporate architectural details of the 
Wellness Center and Princeton into the design of Office Park structures 

 
49. The property owner shall adapt the original design of the Wellness Center (as shown 

in building elevations included in the DEIR) to the approved site plan for the Wellness 
Center, subject to the approval of the County’s Design Review Officer. 

 
50. The property owner shall visually and/or physically break up the mass of Building A, 

or better balance the sizes Buildings A and B, while retaining the maximum total square 



 - 99 - 

footage of the Wellness Center, subject to the approval of the County’s Design Review 
Officer. 

 
51. The project shall utilize existing utility poles.  No new utility poles shall be constructed. 
 
52. For the Office Park, only parking uses, trail uses and landscaping shall be located within 

the AO Zoning District. 
 
Airport 
 
53. The property owner of the Wellness Center shall ensure that public storage uses comply 

with Section 6288.2. (Uses Permitted) of the Zoning Regulations, such that residential uses 
are excluded from the AO Zoning District area and that, for permitted uses, there are no 
more than three (3) persons occupying the area at any one time. 

 
54. Storage of bulk petroleum products or chemicals is prohibited within all areas of the public 

storage facility. 
 
55. The property owner shall comply with policies of the San Mateo County Comprehensive 

Airport Land Use Plan (CLUP) regarding hazards to aircraft in flight, by prohibiting uses 
with the following associated effects: 

 
 a. 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. 

 
 b. 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 straight final 
approach toward a landing. 

 
 c. Any use that would generate smoke or rising columns of air. 
 
 d. Any use that would attract large concentrations of birds within approach-climbout 

areas. 
 
 e. Any use that would generate electrical/electronic interference that may interfere with 

aircraft communication equipment and/or aircraft instrumentation. 
 
56. The property owner shall record a deed restriction to require project compliance with the 

requirements of the AO Zoning District. 
 
57. The applicant shall submit a revised Wellness Center site plan to show the following 

modifications, subject to the review of the Coastside Design Review Officer and the 
approval of the Community Development Director.  While it is acknowledged that the 
implementation of items 1 and 2 in the above list may result in some minor changes to the 
footprint of Buildings A and B, the following shall remain as approved by the Planning 
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Commission:  total building area and footprint, building area and footprint of structures 
located within the AO Zoning District, maximum building heights, and building design. 

 
 a. Relocate the residential units so that they are as far as possible from the airport. 
 
 b. Construct the storage units and athletic facilities along the length of Building A of the 

Wellness Center, such that the non-residential areas are used to separate and buffer 
the residential units from the airport, further insulting the units from airport related 
noise. 

 
 c. Construct the residential units such that all face to the west and away from the airport, 

whereby no residential windows will face the airport and the residents. 
 
Housing 
 
58. A legal guardian shall review the signing of any waivers by DD residents. 
 
59. The Wellness Center is required to prioritize disabled adults residing in the Coastal 

Zone over those who do not reside in the Coastal Zone in the consideration of residential 
applications. 

 
Department of Public Works 
 
60. The applicant shall submit a Final Map to the Department of Public Works for review and 

recording. 
 
61. The applicant shall prepare a plan indicating the proposed connection to Granada Sanitary 

District (GSD).  This plan should be included on the improvement plans and submitted to 
the Department of Public Works for review.  Upon completion of this review, the applicant 
or his engineer shall have these approved plans signed by GSD. 

 
62. At the time a water connection is granted, the applicant shall submit, to both the 

Department of Public Works and the Planning Department, written certification from 
the appropriate Water District stating that their requirements to provide water service 
connections to the proposed parcels of this subdivision have been met. 

 
63. Prior to recording the Final Map, the applicant will be required to submit to the Department 

of Public Works a complete set of improvement plans including all provisions for road-
ways, driveways, utilities, storm drainage, and stormwater treatment, all in accordance with 
the County Subdivision Regulations, County Standard Details, County Drainage Policy and 
NPDES Permit, plus applicable plan review fee. 

 
64. Upon the Department of Public Works’ approval of the improvement plans, the applicant 

may be required to execute a Subdivision Improvement Agreement and post securities with 
the Department of Public Works, if applicable, as follows: 

 
 a. Faithful Performance - 100% on the estimated cost of constructing the improvements; 
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b. Labor and Materials - 50% of the estimated cost of constructing the improvements. 
 
c. Warranty – 50% of the estimated cost of  guaranteeing the improvements 

 
65. The applicant shall install a 10-foot wide Class 1 sidewalk along the front of both project 

sites, subject to review and approval by the Department of Public Works (DPW) and the 
issuance of an encroachment permit by DPW. 

 
66. The applicant shall install k-rails within the Airport Street right-of-way (northbound only) 

over the drainage channel.  Area protected by the k-rail shall accommodate pedestrian and 
bicycle access.  Design to be reviewed and approved by the Department of Public Works 
and the Department of Parks and Recreation prior to installation.  An encroachment permit 
is required for all work within the County public right-of-way. 

 
67. The applicant shall submit a permanent stormwater management plan in compliance with 

the County’s Drainage Policy (including stormwater detention requirements) and appli-
cable NPDES requirements (particularly Provision C.3) for review and approval by the 
Department of Public Works, prior to the Current Planning Section’s approval of any 
building permit.  Individual operation and maintenance agreements for the Wellness Center 
and Office Park developments shall include all permanent stormwater treatment measures, 
as approved by the Community Development Director and the Department of Public 
Works, shall be executed prior to the Current Planning Section’s final approval of any 
building permit for residences. 

 
68. As described in Alternative C of the EIR, prohibit project and construction traffic along 

Cypress Street, a largely residential street, thereby limiting traffic to non-residential streets 
in Princeton.  All proposed streets improvements shall be subject to the review and 
approval of the Department of Public Works.   

 
69. The access and utility easement on the Office Park property shall meet the access require-

ments of the Department of Public Works and the requirements of all applicable utility 
providers, prior to the final approval of the Final Map by the Department of Public Works. 

 
70. Any work within the County right-of-way shall not be commenced until County require-

ments for the issuance of an encroachment permit have been met.  Plans for such work 
shall be reviewed by the Department of Public Works prior to the issuance of the permit. 

 
Environmental Health Division Conditions:  
 
71. All Office Park businesses and the Wellness Center shall comply with Division require-

ments for the handling and/or storing of hazardous materials. 
 
72. Mutual Water Company: Operator to be licensed by the State Department of Public Health. 
 
73. Well seal shall be a minimum of 100-feet from any pervious (infiltration ponds) surfaces. 
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74. During the first year, the applicant shall submit reports prepared by a licensed civil 
engineer evaluating the impact of the well on groundwater and surface water levels and 
quality and plant species and animals of water dependent sensitive habitats to determine if 
the preliminary safe yield adequately protects the sensitive habitats and what measures 
should be taken if and when adverse effects occur. 

 
75. The property shall comply with the annual monitoring and reporting requirement of Section 

4.68.250 of Chapter 4.68 (Wells) of the San Mateo Ordinance Code, which requires any 
well used or operated as a domestic water supply to have a meter installed on the well to 
record the volume of water used.  A record of such water usage shall be submitted by the 
permittee to the County Health Officer annually unless otherwise requested by the County 
Health Officer. 

 
Parks 
 
76. Prior to the recordation of the Final Map, the property owner shall either produce a deed 

showing the donation of the land to a park service provider or pay an in-lieu fee, meeting 
the requirements of Section 7055.3 of the County Subdivision Regulations.  As of the date 
of this report, the in-lieu fee for this subdivision is $963.30.  The fee shall be re-calculated 
at the time of Final Map recording as indicated in the County Subdivision Regulations. 

 
Building Inspection Section 
 
77. Building permits may be required for all areas of construction.  Contact the Building 

Inspection Section prior to ANY construction for permit requirements. 
 
Coastside County Fire Protection District 
 
78. The applicant shall demonstrate compliance with all the requirements of the Coastside 

County Fire Protection District, including but not limited to, those stated in the District’s 
letter dated December 22, 2010 (Attachment X). 

 
LAFCo 
 
79. The property owner is responsible for the annexation of the project site to County governed 

special districts that will provide utility or other service.  The project applicant is responsi-
ble for application and fees to the San Mateo Local Agency Formation Commission. 

 
Pacific Gas & Electric Company 
 
80. The property owner will be responsible for the costs associated with the relocation of 

existing PG&E facilities to accommodate the project. 
 
CalTrans 
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81. Any work within the CalTrans’ right-of-way shall not be commenced until CalTrans’ 
requirements for the issuance of an encroachment permit have been met.  Plans for such 
work shall be reviewed by CalTrans prior to the issuance of the permit. 
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MODIFIED ALTERNATIVE C 

ALTERNATE OFFICE PARK TRAFFIC CIRCULATION OPTION 
 
An on and off-site traffic circulation option has been created under Modified Alternative 
C which would prohibit project operational or construction-related traffic on Cypress 
Avenue, which is largely residential in nature.  Under this option, both project traffic and 
construction traffic would be prohibited from accessing the site from Airport Street north 
of the project site.  Therefore, for project traffic, the site would be accessed using North 
or South Capistrano Road to and from Cabrillo Highway.  Construction trucks would 
access the site using North Capistrano Road to and from Cabrillo Highway.  The revised 
traffic route includes only non-residential streets. The alternate route is shown in Figure 
D of the FEIR.     
 
The site plan would include onsite signs prohibiting traffic from making a right turn when 
entering the site and a left turn when exiting the site, as well as modifications within the 
public right-of-way to prevent such turns.  The Figure F of the DEIR shows the proposed 
improvements to Airport Street to route all project traffic to the south to avoid impacts to 
the residential communities to the north. 
 

BENEFITS OF ALTERNATE TRAFFIC CIRCULATION 

The traffic circulation option would direct project traffic, as estimated by Hexagon 
Transportation Consultants, Inc., in a report dated June 24, 2009 (Hexagon Traffic 
Report) prepared for the Big Wave Wellness Center and Office Park Draft EIR, to streets 
in Princeton that largely serve industrial and commercial uses.  The alternate route is 
intended to maintain the residential character of Cypress Avenue, as well as the 
residential character of side streets along Airport Street north of the project site, such as 
La Granada Avenue (access to the Pillar Ridge Mobile Home Park) and Los Banos Ave.    
 
Implementation of this option would also significantly reduce or eliminate project-
generated traffic to the above intersections.  As sated in the Draft EIR, under worst-case 
project conditions, the northbound left-turn movement on Cypress Avenue at Cabrillo 
Highway (Study Intersection 6) would operate at LOS F with a delay of 59.8 seconds.  
Under this option, project traffic would not utilize Cypress Avenue or Airport Street 
north of the project site.  The alternate route transfers project traffic volume (86 AM trips 
and 77 PM trips as shown in Figure 12 of the Hexagon Traffic Report) from Study 
Intersection 6 to Study Intersection 8 (Cabrillo Highway at North Capistrano Road).    
 
Based on the foregoing, intersection LOS for the following intersections would not be 
impacted or only minimally impacted by the project and would remain at existing or 
“background” levels1, as presented in the DEIR: 

                                                 
1 Background conditions include existing traffic plus additional traffic generated by approved 

developments in the area. 
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• Cypress Avenue at Cabrillo Highway (Study Intersection 6) 
• Airport Road at Los Banos Avenue (Study Intersection 5) 
• Airport Road at La Granada Avenue (Study Intersection 4) 

 

POTENTIAL IMPACTS OF ALTERNATE TRAFFIC CIRCULATION 

The traffic circulation option transfers project traffic (86 AM trips and 77 PM trips) from 
the Cypress Avenue at Cabrillo Highway at Cabrillo Highway (Study Intersection 6) to 
Cabrillo Highway at North Capistrano Road (Study Intersection 8).  Intersection LOS for 
the following Princeton intersections may be further impacted than the level discussed in 
the DEIR: 
 
� Cabrillo Highway at North Capistrano Road (Study Intersection 8) 
� Prospect Way at Capistrano Road (Study Intersection 1) 
� Prospect Way at Broadway/Cornell Avenue (Study Intersection 2) 
� Airport Road at Stanford Avenue/Cornell Avenue  (Study Intersection 3) 

 
Additional trips through these intersections under this alternate traffic route are shown in 
Tables 1 through 8, below.  However, as described below, project impacts to intersection 
LOS would not be considered significant with implementation of the recommended 
mitigation measures.  The following is an analysis of the anticipated impact of this option 
to intersection LOS levels: 
 

A. CABRILLO HIGHWAY AT NORTH CAPISTRANO ROAD (STUDY 
INTERSECTION 8) 
At the Cabrillo Highway at North Capistrano Road (Study Intersection 8) 
intersection, under original project conditions2, Figure 13 of the Hexagon Traffic 
Report estimates 31 AM westbound trips (from Cabrillo Highway to North 
Capistrano Road) and 25 PM northbound trips (from North Capistrano Road to 
Cabrillo Highway), where intersection LOS is “C” in both the AM and PM during 
peak hours with 15.1 seconds of delay in the AM and 18.5 seconds of delay in the 
PM.  The revised route would add 86 AM westbound trips and 77 PM northbound 
trips.  This intersection is configured with left and right turn pockets and a left 
turn and right turn merge lanes.  The intersection has sight visibility for cars being 
detained at the signalized intersection of Capistrano South.   

                                                 
2 Project traffic volumes for “project conditions” are the sum of Background trips plus Project trips, based 

on the assignment in the June 2009 traffic report by Hexagon Transportation Consultants, Inc. 



 
Table 1 

Cabrillo Highway at North Capistrano Road (Study Intersection 8) – 
Original & Optional Traffic AM & PM Volumes 

Original Project Traffic 
Volumes 

 

Cabrillo Highway at North 
Capistrano Road  

Trips
Worst
Case 
LOS 

Delay 
(in 

seconds) 

Additional 
Revised 
Project 
Trips 

Revised 
Project 
Traffic 
Volume 

1. Cabrillo Highway to North 
Capistrano Road  – 
westbound (AM) 

31 C 15.1 86 117 

2. North Capistrano Road to 
Cabrillo Highway – 
northbound (PM) 

25 C 18.5 77 102 

Total 56 
 

 163 219 

 
As AM and PM LOS levels are at level “C” under original project conditions, the 
additional trips from the alternate traffic route may impact AM & PM intersection 
LOS such that both exceed level “C” (over 25 seconds of delay for unsignalized 
intersections).  Implementation of mitigation measures in the Final EIR, as 
summarized below, would reduce the impact related to project peak-hour traffic 
volumes and intersection LOS to a less-than-significant level.   

 
� Mitigation Measure TRANS-1 requires the property owner to submit a 

traffic report to the County, at full occupancy of every 60,000 sq. ft. of 
office space up until full project occupancy and bi-annually after full 
project occupancy.  The report should be study level of service at the 
following intersections: Cypress Avenue and SR 1 (Study Intersection 6), 
Airport Street & Stanford/Cornell (Study Intersection 3), Broadway & 
Prospect Way (Study Intersection 2), Prospect Way & Capistrano (Study 
Intersection 1) and State Route 1 & Capistrano (Study Intersection 8) to 
evaluate if they maintain a LOS level “C” or better.  If traffic reports 
reveal that the LOS of any of these intersections exceeds level “C”, the 
applicant will be required to implement recommendations, such that LOS 
levels are maintained at level “C” or better, within 1 year of the date of 
that report. 

 
In addition, as stated in the FEIR, the applicant proposes to implement Traffic 
Demand Management (TDM) measures, including an off-site parking agreement 
and shuttle services to the Office Park (to accommodate a minimum of 50 cars 
and their drivers) for the purpose of reducing project traffic along the Cabrillo 
Highway to North Capistrano Road to Prospect Way to Broadway to Cornell 
Avenue/California Avenue or Harvard Avenue/Yale Avenue to Airport Street 



route.  Therefore, the project as currently proposed and mitigated, would result in 
impacts related to project peak-hour traffic volumes and intersection LOS that are 
considered less than significant. 

 

B. PROSPECT WAY AT CAPISTRANO ROAD (STUDY INTERSECTION 1) 
Figure 13 of the Hexagon Traffic Report estimates original project traffic volume3 
between Prospect Way and South Capistrano Road at 251 AM westbound trips 
and 274 PM southbound trips.  Between Prospect Way and North Capistrano 
Road, Figure 13 of the Hexagon Traffic Report estimates original project traffic 
volume at 29 AM westbound trips and 29 PM northbound trips.  Intersection LOS 
under original project conditions is at level “A” in the AM and level “B” in the 
PM.  The revised route would add 86 AM westbound trips and 77 PM northbound 
project trips to project conditions.   
 
While AM intersection LOS is at a level “A” and is not likely to exceed level 
LOS “C”, the alternate traffic route may impact PM intersection LOS, currently at 
LOS B.  The additional PM trips from this option added onto total project traffic 
volumes along Prospect Way (north and southbound) could cause intersection 
LOS to exceed level “C” (or 25 seconds of delay) in the PM.  As illustrated in the 
table below, the additional 77 PM northbound trips would be added to the 
estimated 303 PM trips under project conditions for a total of 380 PM trips.  

                                                 
3 Project traffic volumes are the sum of Background trips plus Project trips, based on the assignment in the 

June 2009 traffic report by Hexagon Transportation Consultants, Inc. 



 
Table 2 

Prospect & Capistrano Intersection (Study Intersection 1) – 
Original & Optional Project Traffic AM & PM Volumes 

Original Project Traffic 
Volumes 

 
 
 
Prospect & Capistrano 
Intersection 

 
Trips

Worst 
Case 
LOS 

Delay  
(in 
seconds) 

Additional 
Revised 
Project 

Trips 

Revised 
Project 
Traffic 
Volume 

1. North Capistrano Road 
to Prospect Way – 
Westbound (AM) 

29 A 9.4 86 115 

2. South Capistrano Road 
to Prospect Way – 
Westbound (AM) 

251 A 9.4 -- 251 

AM Total 280   86 366 

3. Prospect Way to North 
Capistrano Road  – 
Northbound (PM) 

29 B 11 77 106 

4. Prospect Way to South 
Capistrano Road  – 
Southbound (PM) 

274 B 11 -- 274 

PM Total 303   77 380 

Total 583   163 746 

 
To reduce the potential impact to PM intersection LOS, the applicant porposes to 
construct a designated left turn lane from Prospect Way onto North Capistrano 
Road, such that traffic turning left onto North Capistrano does not delay traffic 
turning right to proceed onto South Capistrano Road.  Implementation of 
Mitigation Measures TRANS-1 (requires traffic reports and implementation of 
recommendations such that LOS levels are maintained at “C” or better) and 
shuttle and designated turn lane proposals would reduce the impact related to 
project peak-hour traffic volumes and intersection LOS to a less-than-significant 
level.   

 

C. PROSPECT WAY AT BROADWAY/CORNELL AVENUE (STUDY 
INTERSECTION 2) 
As illustrated in the table below, the alternate traffic route would result in an 
additional 86 AM trips onto the estimated 114 AM trips (LOS “B” with 11.8 



seconds of delay) estimated under original project conditions in Figure 13 of the 
Hexagon Traffic Report, for a total of 200 trips.  The alternate traffic route would 
result in an additional 77 PM trips onto the estimated 167 trips (LOS “B” with 
13.8 seconds of delay) estimated under original project conditions in Figure 13 of 
the Hexagon Traffic Report, for a total of 244 PM trips.   
 

Table 3 
Prospect Way at Broadway/Cornell Avenue (Study Intersection 2)– 

Original & Optional Project Traffic AM & PM Volumes 
Original Project Traffic 

Volumes 
Prospect Way at 
Broadway/Cornell 
Avenue Trips Worst 

Case 
LOS 

Delay  
(in 
seconds) 

Additional  
Revised 
Project 
Trips 

Revised 
Project 
Traffic 
Volume 

1. Prospect Way to 
Broadway/Cornell 
Avenue  – 
westbound (AM) 

114 B 11.8 86 200 

2. Broadway/Cornell 
Avenue to Prospect 
Way – eastbound 
(PM) 

167 B 13.8 77 244 

Total 281   163 444 

 
While the additional 86 AM trips is unlikely to increase the delay from 11.8 under 
LOS B to over 25 seconds such that intersection LOS exceeds level “C” in the 
AM, there is a small potential for intersection LOS to exceed level “C” in the PM 
(increase from 13.8 seconds of delay under LOS B to over 25 seconds of delay).  
This potential is reduced as traffic is more likely to disperse between Cornell 
Avenue and Harvard Avenue (drivers will shift their route to maintain the shortest 
delay), rather than concentrate on Cornell Avenue as originally analyzed in the 
DEIR.  This is illustrated in Figure D of the Final EIR.  In addition, 
implementation of Mitigation Measures TRANS-1 (requires traffic reports and 
implementation of recommendations such that LOS levels are maintained at “C” 
or better) and the proposed shuttle would further reduce the impact related to 
project peak-hour traffic volumes and intersection LOS to a less-than-significant 
level. 

 
D. Airport Road at Stanford Avenue/Cornell Avenue  (Study Intersection 3) 

The alternate traffic route could potentially add 86 AM northbound trips and 77 
PM eastbound trips onto the 131 AM northbound project trips and 109 PM 
eastbound project trips, estimated under original project conditions in Figure 13 of 
the Hexagon Traffic Report.   
 



Table 4 
Airport Road at Stanford Avenue/Cornell Avenue (Study Intersection 3)  

Original & Optional Project Traffic AM & PM Volumes 
Original Project Traffic 

Volumes 
 

 

Airport Road at Stanford 
Avenue/Cornell Avenue 

Trips Worst  
Case 
LOS 

Delay  
(in 
seconds) 

Additional 
Revised 
Project 
Trips 

Optional 
Project 
Traffic 
Volume 

1. Stanford Avenue/Cornell 
Avenue to Airport Road –
northbound (AM) 

131 B 10.7 86 217 

2. Airport Road at Stanford 
Avenue/Cornell Avenue -
eastbound (PM) 

109 B 11.9 77 186 

Total 240   163 403 

 
While the additional AM and PM trips are unlikely to increase the delays under 
LOS B shown in Table 4 to over 25 seconds4 such that intersection LOS exceeds 
level “C”, there is a small potential for this to occur.  This potential is reduced as 
traffic is more likely to disperse between Cornell Avenue and Harvard Avenue 
(drivers will shift their route to maintain the shortest delay), rather than 
concentrate on Cornell Avenue as originally analyzed in the DEIR.  This is shown 
in Figure D of the Final EIR.  In addition, implementation of Mitigation Measures 
TRANS-1 (requires traffic reports and implementation of recommendations such 
that LOS levels are maintained at “C” or better) and the proposed off-site parking 
agreement and shuttle to accommodate a minimum of 50 cars and their drivers, 
would further reduce the impact related to project peak-hour traffic volumes and 
intersection LOS to a less-than-significant level. 
 

POTENTIAL CUMULATIVE IMPACT OF ALTERNATE TRAFFIC 
CIRCULATION 
 
In the Hexagon Traffic Report, 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.   
 

CUMULATIVE BENEFITS OF REVISED TRAFFIC CIRCULATION 

                                                 
4 LOS C includes delays of 15.1 to 25 seconds for unsignalized intersections. 



The alternate traffic circulation would prohibit access to or from the Office Park from 
Airport Street north of the project site and Cypress Avenue.  Therefore, under  
”cumulative with project” conditions, intersection LOS for the following intersections 
would not be impacted or only minimally impacted by the project and would remain at 
“cumulative without project” levels, as shown in Table IV.M-11 of the DEIR: 
 

• Cypress Avenue at Cabrillo Highway (Study Intersection 6) 
• Airport Road at Los Banos Avenue (Study Intersection 5) 
• Airport Road at La Granada Avenue (Study Intersection 4) 

 

POTENTIAL CUMULATIVE IMPACTS OF ALTERNATE TRAFFIC 
CIRCULATION 

The following is an analysis of the anticipated impact of the alternate traffic circulation to 
“cumulative with project” intersection LOS levels as presented in the Hexagon Traffic 
Report: 
 

E. CABRILLO HIGHWAY AT NORTH CAPISTRANO ROAD (STUDY 
INTERSECTION 8) 
The alternate route would add 86 AM westbound trips from Cabrillo Highway to 
North Capistrano Road and 77 PM eastbound trips from North Capistrano Road to 
Cabrillo Highway, where Figure 15 of the Hexagon Traffic Report estimates 36 
AM westbound trips and 28 PM eastbound trips under original “cumulative with 
project” conditions.   



 
Table 5 

Cabrillo Highway at North Capistrano Road (Study Intersection 8) – 
Cumulative Traffic AM & PM Volumes With Alternate Traffic Route 

Cumulative With Original 
Project 

 

 

Cabrillo Highway at North 
Capistrano Road 

 
Trips

Worst 
Case 
LOS 

Delay  
(in 
seconds) 

Additional 
Revised 
Project 
Trips 

Cumulative 
with 

Optional 
Project 
Traffic 
Volume 

1. Cabrillo Highway to North 
Capistrano Road  – 
westbound (AM) 

36 C 17.3 86 122 

2. North Capistrano Road to 
Cabrillo Highway – 
eastbound (PM) 

28 C 23.2 77 105 

Total 64 
 

 163 227 

 
Under the alternate traffic route, there is a potential for both AM and PM 
intersection LOS to exceed level “C” under cumulative with project conditions.  
However, this potential is reduced due to the existing configuration of the 
intersection (left and right turn pockets, left turn and right turn merge lanes, and 
sight visibility for cars being detained at the signalized intersection of Capistrano 
South).  Therefore, the alternate traffic route would not result in a potentially 
significant impact to intersection LOS.  The implementation of Mitigation 
Measures TRANS-1 and proposed off-site parking agreement and shuttle to 
accommodate a minimum of 50 cars and their drivers would further reduce the 
project impact to cumulative intersection LOS to a less-than-significant level. 

 

F. PROSPECT WAY AT CAPISTRANO ROAD (STUDY INTERSECTION 1) 
Under original “cumulative with project” conditions, Figure 15 of the Hexagon 
Traffic Report estimates traffic between Prospect Way and South Capistrano 
Road at 279 AM westbound trips and 309 PM southbound trips.  Between 
Prospect Way and North Capistrano Road, Figure 15 of the Hexagon Traffic 
Report estimates “cumulative with project” conditions at 35 AM westbound trips 
and 35 PM northbound trips.  Intersection LOS under original “cumulative with 
project” conditions is at level “A” in the AM and level “B” in the PM.  The 
revised route would add 86 AM westbound trips and 77 PM northbound project 
trips to project traffic conditions.   
 
While AM intersection LOS is not likely to exceed level LOS “C” (as intersection 
LOS under original “cumulative with project” is estimated at level “A”), the 
revised traffic circulation may impact PM intersection LOS, currently at LOS 



“B”.  The additional PM trips from the alternate traffic route onto total cumulative 
project traffic volumes along Prospect Way (north and southbound) could cause 
intersection LOS to exceed level “C” (or 25 seconds of delay) in the PM.  As 
illustrated in the table below, the additional 77 PM northbound trips would be 
added to the estimated 344 PM trips under project conditions for a total of 421 
PM trips.  
 

Table 6 
Prospect & Capistrano Intersection (Study Intersection 1) – 

Cumulative Project Traffic AM & PM Volumes with Alternate/Optional Traffic 
Route 

Cumulative With Original 
Project 

 
 
 
 
Prospect & Capistrano 
Intersection 

 
Trips 

Worst 
Case 
LOS 

Delay 
(in 
seconds) 

 
Additional 

Revised 
Project 

Trips 

Cumulative 
with 

Optional 
Project 
Traffic 
Volume 

1. North Capistrano Road to 
Prospect Way – Westbound 
(AM) 

35 A 9.6 86 121 

2. South Capistrano Road to 
Prospect Way – Westbound 
(AM) 

279 A 9.6 -- 279 

AM Total 314   86 400 

3. Prospect Way to North 
Capistrano Road  – 
Northbound (PM) 

35 B 11.9 77 112 

4. Prospect Way to South 
Capistrano Road  – 
Southbound (PM) 

309 B 11.9 -- 309 

PM Total 344   77 421 

Total 658   163 821 

 
Implementation of Mitigation Measures TRANS-1 and proposed off-site parking 
agreement and shuttle to accommodate a minimum of 50 cars and their drivers 
would reduce project impact to cumulative PM intersection LOS to a less-than-
significant level. 
 



G. PROSPECT WAY AT BROADWAY/CORNELL AVENUE (STUDY 
INTERSECTION 2) 

 
As illustrated in the table below, the addition of 86 AM trips to the 136 trips (LOS 
“B” with 12.8 seconds of delay) estimated under original “cumulative with 
project” conditions shown in Figure 15 of the Hexagon Traffic Report would 
result in a total of 222 AM trips.  The alternate traffic route would result in the 
addition of 77 PM trips to the 200 trips (LOS “C” with 16 seconds of delay) 
estimated under original “cumulative with project” conditions, for a total of 277 
PM trips.   
 

Table 7 
Prospect Way at Broadway/Cornell Avenue (Study Intersection 2) – 

Cumulative Project Traffic AM & PM Volumes 
Cumulative With 
Original Project 

 

 

Prospect Way at 
Broadway/Cornell 
Avenue 

Trips Worst 
Case 
LOS 

Delay  
(in 
seconds) 

Additional  
Revised 
Project 
Trips 

Cumulative 
with 
Optional 
Project 
Traffic 
Volume 

1. Prospect Way to 
Broadway/Cornell 
Avenue  – 
westbound (AM) 

136 B 12.8 86 222 

2. Broadway/Cornell 
Avenue to Prospect 
Way – eastbound 
(PM) 

200 C 16 77 277 

Total 336   163 499 

 
While the additional 86 AM trips is unlikely to increase the delay from 12.8 to 
over 25 seconds5 (an increase in of 12.3 seconds), there is the potential for 
intersection LOS to exceed level “C” in the PM at Broadway/Cornell Avenue.  
This potential is reduced, as traffic is more likely to disperse between Cornell 
Avenue and Harvard Avenue (drivers will shift their route to maintain the shortest 
delay), rather than concentrate on Cornell Avenue as originally analyzed in the 
DEIR.  This is shown in Figure D of the Final EIR.  In addition, implementation 
of Mitigation Measures TRANS-1 proposed off-site parking agreement and 
shuttle to accommodate a minimum of 50 cars and their drivers, would reduce 
project impact to cumulative peak-hour traffic volumes and intersection LOS to a 
less-than-significant level. 

                                                 
5 LOS C includes delays of 15.1 to 25 seconds for unsignalized intersections. 



 

H.  AIRPORT ROAD AT STANFORD AVENUE/CORNELL AVENUE  
(STUDY INTERSECTION 3) 
As illustrated in the table below, the alternate traffic route would result in an 
additional 86 AM trips onto the estimated 135 AM trips (LOS “B” with 11 
seconds of delay) estimated under original “cumulative with project” conditions 
as shown in Figure 15 of the Hexagon Traffic Report, for a total of 221 AM trips.  
The alternate traffic route would result in an additional 77 PM trips onto the 
estimated 111 PM trips (LOS “B” with 11.9 seconds of delay) estimated under 
original “cumulative with project” conditions, for a total of 188 PM trips.   
 

Table 8 
Airport Road at Stanford Avenue/Cornell Avenue (Study Intersection 3) – 

Cumulative Project Traffic AM & PM Volumes 
Cumulative With 
Original Project 

 

 

Airport Road at Stanford 
Avenue/Cornell Avenue 

 
Trips

Worst 
Case 
LOS 

Delay  
(in 
seconds) 

Additional  
Revised 
Project 
Trips 

Cumulative 
with 
Optional 
Project 
Traffic 
Volume 

1. Stanford 
Avenue/Cornell Avenue
to Airport Road – 
northbound (AM) 

135 B 11 86 221 

2. Airport Road at 
Stanford 
Avenue/Cornell Avenue
- eastbound (PM) 

111 B 11.9 77 188 

Total 246   163 409 

 
While the additional AM and PM trips are unlikely to increase the delay to over 
25 seconds, there is a small potential for AM and PM intersection LOS to exceed 
level “C”.  This potential is reduced, as traffic is more likely to disperse between 
Cornell Avenue and Harvard Avenue (drivers will shift their route to maintain the 
shortest delay), rather than concentrate on Cornell Avenue as originally analyzed 
in the DEIR.  In addition, implementation of Mitigation Measure TRANS-1 
proposed off-site parking agreement and shuttle to accommodate a minimum of 
50 cars and their drivers, would reduce project impact to cumulative peak-hour 
traffic volumes and intersection LOS to a less-than-significant level. 

 



CONCLUSION 
In summary, the alternate traffic route would result in reduced project impacts to local 
intersections which are largely residential, these being Cypress Avenue at Cabrillo 
Highway (Study Intersection 6), Airport Road at Los Banos Avenue (Study Intersection 
5), and Airport Road at La Granada Avenue (Study Intersection 4), but may increase 
potential project impacts (under cumulative and non-cumulative scenarios) to non-
residential intersections.   Non-residential intersections potentially impacted by the 
revised traffic circulation are Cabrillo Highway at North Capistrano Road (Study 
Intersection 8), Prospect Way at Capistrano Road (Study Intersection 1), Prospect Way at 
Broadway/Cornell Avenue (Study Intersection 2), and Airport Road at Stanford 
Avenue/Cornell Avenue  (Study Intersection 3).  However, with implementation of 
Mitigation Measures TRANS-1, proposed off-site parking agreement and shuttle to 
accommodate a minimum of 50 cars and their drivers, and proposed improvements to 
Airport Street to prohibit project traffic north of the project site on Airport Street, 
intersection LOS for the above intersections would be maintained at a level of “C” or 
better under project and cumulative scenarios.  Therefore, potential traffic impact of the 
alternate traffic route would be less-than-significant. 
 



BLDG 1:
NORTH
STACK

Notes:

Building 1 Includes:
North Stack: Apartment Units
South Stack: Apartment Units
Community Center/Common Area

Buildings 2, 3, 5-7: Breezeway Units

Building 4: Storage Building

BLDG 1:
SOUTH
STACK

BLDG 7

BLDG 1

BLDG 6
BLDG 5

BLDG 2 BLDG 3

BLDG 4

Source: Macleod and Associates, April 7, 2009. Scale (Feet)

0 10050 7525

Figure III-16
Wellness Center Property Site Plan
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Source: Michelle Kaufman Designs, June 20, 2008. Scale (Feet)

0 3216 248

Figure III-17
Wellness Center, Building 1 (North Stack) Elevations
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Source: Michelle Kaufman Designs, June 20, 2008. Scale (Feet)
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Figure III-18
Wellness Center, Building 1 (South Stack) Elevations



Source: Michelle Kaufman Designs, June 20, 2008. Scale (Feet)

0 4020 3010

Figure III-19
Wellness Center, Building 1

(Community Center/Common Area) Elevations



Source: Michelle Kaufman Designs, June 20, 2008. Scale (Feet)

0 4020 3010

Figure III-20
Wellness Center, Breezeway Units Elevations



Source: Michelle Kaufman Designs, 2008.

Figure III-22
Wellness Center, Exterior Finishes Materials
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DISCLAIMER 
 
 
WSP Environment & Energy has prepared this basis of design report for use by Big Wave LLC.  
Waters of the U.S., including wetlands (waters/wetlands) boundaries presented in this report are 
described in a previous report by WSP (2008a).  These waters/wetlands boundaries have been 
approved by the U.S. Army Corps of Engineers, San Francisco District (File No. 2008-001025; 
Regulatory Division, U.S. Army Corps of Engineers, San Francisco District, June 5, 2008).  
Wetland boundaries under California Coastal Commission jurisdiction have not received formal 
approval.   
 
 
Lyndon C. Lee            August 4, 2008 
                                                
Lyndon C. Lee, Ph.D.            Date 
Principal Ecologist & Vice President 
Ecosystem Science and Natural Resources Management Services 
WSP Environment and Energy 
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EXECUTIVE SUMMARY 
 
 
The Big Wave Wellness Center and Office Park Project (hereafter, “Project”) consists of the 
construction of a residential village and an adjacent commercial property/office park complex. 
The residential village is designed to provide affordable housing and independent living for a 
developmentally disabled community, and the office park is designed similarly to provide a 
state-of-the-art “green”, LEED-certified working environment. The primary objective of the 
project is to construct innovative living and work environments that foster independent and 
meaningful living/work experiences for disabled young adults. The proposed Project also 
includes restoration of the waters of the U.S., including wetlands (i.e., waters/wetlands) and 
California Coastal Commission (state) wetlands on the property that are currently used in 
agricultural production.   
 
This basis of design report outlines a restoration plan for the riparian/wetland ecosystem that 
encompasses the federal and state waters/wetlands and their buffer that lie within the project 
area. This 90% restoration design describes a suite of activities that would increase 
waters/wetlands ecosystem functions, and to develop a native, diverse, and aesthetically pleasing 
landscape.  Best management practices for stormwater treatment are designed to incorporate 
retention/detention microdepressions (rain gardens) and swales planted with native species. 
 
The riparian/wetland ecosystem restoration plan includes five elements:  
 

1. Earthwork, including mass and fine grading, 
2. Installation of large wood, 
3. Planting and irrigation,   
4. Weed management, and  
5. Monitoring and adaptive management. 

 
The riparian/wetland ecosystem restoration design integrates the built environment with natural 
communities through utilization of native species for landscaping, locally adapted plant stock, 
and when possible, use of propagules obtained from the Project Site and adjacent landscape.  
Additionally, the Project design encourages community involvement by offering educational 
opportunities for village residents in the restoration process as well as via an informal foot path 
within the restored buffer.  If implemented as designed, the riparian/wetland ecosystem will 
result an increase in the hydrologic, biogeochemical, native plant community, and faunal 
support/habitat functions of the currently farmed wetlands. A monitoring and adaptive 
management program will be implemented to ensure success of the restoration efforts.   
 
  



 1

I. INTRODUCTION 
 
The Big Wave Wellness Center and Office Park Project (hereafter, “Project”) consists of the 
construction of a residential village and an adjacent commercial property/office park complex. 
The residential village is designed to provide affordable housing and independent living for a 
developmentally disabled community, and the office park is designed similarly to provide a 
state-of-the-art “green”, LEED-certified working environment. The primary objective of the 
project is to construct innovative living and work environments that foster independent and 
meaningful living/work experiences for disabled young adults.  
  
The proposed Project also incorporates a restoration plan for the riparian/wetland ecosystem 
which for the purposes of this project includes (a) the waters of the U.S., including wetlands 
(hereafter, waters/wetlands), (b) California Coastal Commission (state) wetlands, and (c) a 100 
foot wide buffer around these waters/wetlands.  The majority of all three areas is currently are 
used in agricultural production.  For the purposes of this Project, a “riparian/wetland ecosystem” 
is defined as upland, transitional, and waters/wetland habitats, all of which will be restored in a 
complex mosaic within a 100 ft buffer adjacent to existing federal and state waters/wetlands.  
Restoration of the buffer will provide significant benefits to waters/wetlands ecosystem 
functions, relative to existing conditions, particularly with respect to the native plant and animal 
communities.  Of particular importance is the restoration of potential breeding habitat for the 
California red-legged frog (Rana aurora draytonii) and potential foraging habitat for the San 
Francisco garter snake (Thamnophis sirtalis tetrataenia).  The restoration design integrates the 
built environment with natural communities through utilization of native species for landscaping, 
locally adapted plant stock, and when possible, use of propagules obtained from the Project Site 
and adjacent landscape.  Additionally, the Project design encourages community involvement by 
offering educational opportunities for village residents in the restoration process as well as via an 
informal foot path within the restored buffer.      
 
A. Project Site 
 
The Big Wave Project Site (hereafter, “Project Site”) is located in unincorporated San Mateo 
County, adjacent to Princeton-by-the-Sea, California (Figure 1). The Project Site consists of two 
agricultural fields totaling 19.5 ac. These fields are separated by a small, county-owned, 
unnamed intermittent stream that is an extension of San Mateo County’s Pillar Point Marsh. As 
such, it drains directly to the Pacific Ocean, entering the Pacific Ocean via Pillar Point Harbor 
immediately north of the mouth of Denniston Creek.   

The Project Site is bordered to the northeast by the Half Moon Bay Municipal Airport (Figure 2) 
and to the south by Pillar Point Marsh, a nature reserve that is part of the County of San Mateo 
Fitzgerald Marine Reserve complex managed by the County’s Parks and Recreation Division. A 
public trailer park is immediately north of the Project Site along Airport Road. Elevations at the 
Project Site range from 9.0 to 27.7 feet NGVD, although the agricultural fields are generally flat 
but slope gently to the south and west.  
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B.  Existing Conditions at the Big Wave Project Site 
 

1. Soils and Geomorphic Context 
 
The Project Site is situated on the uplifted Half Moon Bay marine terrace formation within a 
partially filled coastal basin. The coastal basin consists of Pleistocene coarse-grained, alluvial fan 
and stream terrace deposits. Underlying sediments include poorly consolidated sand, gravel, and 
silt comprising the headward-most extent of old alluvial fans (Brabb and Pampeyan 1983). 
Montara Mountain, a northern spur of the Santa Cruz Mountain sequence of the Outer Coast 
Ranges, separates this low-lying coastal area from San Francisco Bay to the north and east.   
 
Soils within the Project Site are mapped by the Natural Resources Conservation Service (NRCS, 
formerly U.S. Department of Agriculture Soil Conservation Service) as Denison clay loam on 
nearly level slopes (DcA) and Denison clay loam on nearly level slopes that are imperfectly 
drained (DdA) (NRCS 1961). These soils are derived from granitic alluvium, and have formed 
on low coastal terraces under the influence of herbaceous vegetation (grass). Denison clay loam 
soils occur on 0 to 2 percent slopes and the mapping unit has approximately 1 percent hydric 
inclusions, which typically are found in depressions across the mapping unit. Denison clay loam 
soils are generally highly fertile. Overall, Denison soils are classified as fine, smectitic (i.e., clay 
derived from the alteration of the minute glass in volcanic ash, formerly known as bentonite), 
isomesic (i.e., summer and winter temperatures differ by less than 6˚C at 50 cm depth) pachic 
argixerolls (see Soil Survey Staff 2006). 

 
2. Climate 
 

The Project Site has a mild Mediterranean type climate maintained by persistent sea breezes. 
Temperatures rarely exceed 90°F and seldom drop below 32°F. Average daily temperatures (by 
month) range from 51°F to 59°F (NRCS 2007). Cloud coverage and fog are common during the 
evening and early morning hours, but typically dissipate during mid-day. Total average annual 
precipitation is 28 inches (NRCS 2007).   

3. Hydrology 
 

Hydrologic inputs to the project site are dominated by precipitation and surface runoff. The 
majority of surface runoff comes to the Project Site via the Half Moon Bay Airport storm water 
runoff collection system. Within the airport property, runoff is consolidated in a series of 
channels, culverts, and pipes leading to a pair of concrete culverts (44” diameter) that run 
southwest under Airport Street. The 44” culverts form the headward-most extent of a stream 
reach of an unnamed intermittent tributary that bisects the Project Site. This tributary passes 
through two culverts under West Point Avenue and connects with the tidally influenced Pillar 
Point Marsh, eventually flowing into Pillar Point Harbor (WSP 2008a).  

4. Plant Communities 
 

The Project Site, consisting of two more or less adjacent agricultural fields, currently is under 
active cultivation. The site is annually plowed, disked, and planted in one or more rotations; 
therefore, little to no adventive (uncultivated) vegetation persists or has the opportunity to 
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colonize across the great majority of the Project Site. In those areas where agricultural clearing 
had not occurred recently (e.g., along Airport Street verge and in very small, scattered patches 
within agricultural fields), non-native annual grasses and forbs occur.  Dominant species along 
the main verge include wild oats (Avena spp.), bristly oxtongue (Picris echioides), and common 
vetch (Vicia sativa).  
 
Along the unnamed intermittent tributary that bisects the property and the southern perimeter of 
the property adjacent to Pillar Point Marsh, riparian (palustrine scrub shrub) and seasonal 
freshwater wetland plant communities persist (palustrine persistent and non-persistent emergent)  
(Cowardin et al. 1979).  Dominant species within the unnamed drainage include willows (Salix 
lasiolepis, S. scouleriana, S. sitchensis), California blackberry (Rubus ursinus), and poison 
hemlock (Conium maculatum). Dominant species along the southern edge of the property 
included slough sedge (Carex obnupta), soft rush (Juncus effusus), silverweed (Potentilla 
anserina var. pacifica), field mint (Mentha arvensis), arroyo willow (Salix lasiolepis), and 
California blackberry. Overall, the vegetation on the proposed project site has been significantly 
altered and reflects a long history of regular disturbance and agricultural cultivation.  
 

5. Protected Species 
 

No rare plants of conservation concern have been observed on the project site (WSP 2008b). 
Four rare plant species have been documented by the California Natural Diversity Database 
(CNDDB) within two miles of the Project Site, but they are unlikely to occur on the Project Site 
due to lack of suitable habitat.  
 
No rare, threatened or endangered animal species have been observed on the Project Site (WSP 
2008b). The WSP field team observed 29 wildlife species on the property during a  field survey  
in early Spring 2008. One species on the watch list of the California Department of Fish and 
Game, the sharp-shinned hawk, was observed flying above the property. Two special status 
animal species, Rana aurora draytonii (California red legged frog) and Geothlypis trichas 
sinuosa (saltmarsh common yellowthroat) have been recorded in the past on adjacent property 
(CNDDB 2008). The California red legged frog, including one adult and one sub-adult, were 
observed in a wetland near the Project Site near West Point Road on May 7, 1999 (CNDDB 
2008).  The saltmarsh common yellowthroat has been observed near the site in the past; 
specifically, observations of individuals or breeding pairs were recorded in 1985, 1988, 1989, 
and 1990, but have not been document since then (CNDDB 2008).  During the 2008 field effort, 
the WSP team observed one common yellowthroat perched in willows in the wetlands adjacent 
to and to the southwest of the Project Site.  These protected species are not expected to occur on 
the Project Site as no suitable breeding or foraging habitat currently exists. 
 

6. Extent of Jurisdictional Waters/Wetlands and their Buffers 
 
Approximately 0.45 acres of wetlands of “other waters” (Type 3 waters of the U.S.), 0.74 acres 
(32,180 ft2) of California Coastal Commission waters/wetlands, and 4.26 acres of buffer are 
delineated at the Big Wave Project Site (WSP 2008a, Figure 3). The great majority of these 
waters/wetlands are found along the southern margin of the property. The proposed development 
will avoid all direct impacts to waters/wetlands and the 100 foot buffer set back.   
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II.  OBJECTIVES 
 
WSP Environment & Energy (WSP) was retained by Big Wave LLC to assist in the restoration 
of the native coastal ecosystems at the Project Site. The purpose of the restoration effort is to  
increase  the functioning of the native coastal ecosystems at the Project Site. Specifically, in this 
report, WSP was asked to assist with the following tasks:   
 

1. Prepare a restoration plan for riparian waters/wetland ecosystem within the buffer area of 
the Project Site. 

2. Design a natural landscaping plan of native species for the residential and commercial 
areas.  

3. Assist in the design of natural storm water management/rain garden system using native 
plant species genetically adapted to the central coast of California. 

 
Sections III, IV and V of this report describe designs developed for the riparian buffer 
restoration, native landscaping, and natural storm water management, respectively.     
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III.  DRAFT (90%) RIVERINE WETLAND ECOSYSTEM DESIGN 
 
 
A. Guiding Principles 
 
WSP used the following set of principles to guide design of the riverine/riparian waters/wetland 
ecosystem restoration:  
 

1. Give due diligence to federal, state and local regulatory requirements. 
2. Target no net loss of waters/wetlands area and/or ecosystem functioning. 
3. Base the restoration design on attainable regional reference conditions. 
4. Aim to restore the native hydrological, biogeochemical, plant community, and faunal 

support/habitat functioning. 
5. Target restoration of riverine ecosystem functions (e.g., through maintaining hydrological 

connectivity within the landscape and restoring microtopography). 
6. Integrate the form and function of the natural and the constructed landscapes. 

 
 
B.  U.S. Army Corps and EPA Guidance on Wetlands Compensatory Mitigation 
 
In April 2008, the U.S. Army Corps of Engineers along with the U.S. Environmental Protection 
Agency issued new standards to improve wetland restoration and protection policies (Federal 
Register 2008). The new “wetlands compensatory mitigation standards” were offered to promote 
the use of best available science, promote innovative approaches to the “no net loss of area 
and/or function” national policy, and to focus on the results of restoration and protection.  
 
Relevant to the Big Wave Wellness Center and Office Park Project, these new Corps/EPA 
mitigation standards reaffirm the mitigation sequence of avoid, minimize, and mitigate 
(compensate).  The Big Wave Project is avoiding all impacts to existing waters/wetlands 
(including both waters of the U.S. and Coastal Commission wetlands) and therefore is in line 
with the new guidance on mitigation sequencing. As described in this basis of design, the 
proposed restoration of riparian areas adjacent to waters/wetlands will likely result in expansion 
of at minimum 5.3 acres of state wetlands. 
 
C.  General Description and Design Rationale 
 
The riparian waters/wetlands ecosystem buffer design includes ten plant community types that 
support approximately 75 native California taxa (Figures 4-10). The community types are based 
upon the U.S. Fish & Wildlife Service’s hierachical classification system (Cowardin et al. 1979) 
of five wetland systems – marine, estuarine, riverine, lacustrine, and palustrine. Only wetlands 
within the palustrine system are appropriate to the Project Site. As such, three palustrine forest 
communities, two palustrine scrub-shrub communities, three palustrine (persistent) emergent 
communities are proposed. Additionally, an upland community that supports native coastal scrub 
species and similarly a plan for the storm water swales also is included.  
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A total of 54 polygons at the Wellness Center and Office Park (inclusive) will be restored, 
representing a total 5.3 acres of riparian and waters/wetlands within the buffer and across the 
built landscape. Specifically, a total of 1.89 acres of palustrine forest, 2.47 acres of palustrine 
scrub shrub, 0.51 acres of palustrine emergent wetlands will be restored, in addition to 0.26 acres 
of upland coastal scrub and 0.18 acres of stormwater wetland swales (Figures 4-10).  
 
In the design process of the riparian buffer along the adjacent waters/wetlands of Wellness 
Center and Office Park, WSP focused on achieving the highest level of ecosystem functioning 
possible.  Design elements relative to ecosystem function were developed based on site history 
and landscape context and will be monitored over a minimum of ten years post restoration. 
Importantly, an increased level of function has to be achieved while also achieving a natural, 
unbroken, visually attractive transition between the restored ecosystem and the 
residential/commercial landscape.  To achieve this target, WSP relied upon:  
 

1.  A reference database and draft hydrogeomorphic guidebook for 3rd and 4th order riverine 
waters/wetlands of the central California coast (NWSTC 1996) developed to assist in the 
design, permitting and monitoring of riverine restorations within this reference domain 
(biogeographic province), 

2.  Relevant literature, reports, flora documentation, and  
3.  Cumulative 60+ years of professional experience of the lead WSP scientists working in 

waters/wetlands ecosystems along the central coast of California.   
 
This 90% restoration design is based upon a suite of activities that would increase 
waters/wetlands ecosystem functions and develop a native, diverse, and aesthetically pleasing 
landscape.  Elements of the restoration design are focused around five phases of work, including 
earthwork, (mass and fine grading), installation of large wood, planting and irrigation, weed 
management, and monitoring and adaptive management.   
 
Our rationale for implementation of each technique is described in the following text. 

 
1. Earthwork 

 
Natural transitions within the landscape will need to be restored as a result of historic land uses 
and the integration of wild and urban environments. Mass grading can restore landscape 
hydrologic connectivity creating smooth transitions within and between wetland and upland 
habitat. In addition, mass grading is extremely effective at removing weeds through eliminating 
standing biomass and elimination of a viable seed bank in the upper soil horizon(s). Earthwork 
also decreases competition from well-established weeds and, with standard grading techniques 
such as ripping and/or disking, helps loft soil, blend top and sub-soil horizons, and prepare a 
successful planting environment.  
 
Fine grading involves the use of directed time to grade microtopographic features within the 
riverine and riparian environments. Finish grading also involves the placement of large wood 
structures, and will thus provide an essential element of an ecosystem (detritus). These wood 
structures will mimic dead and decomposing features of a woody riparian ecosystem, including 
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snags (standing dead), decadent/decaying logs, and log jam features of floodplains and fluvial 
systems, as described in the following paragraph. 
 

2.  Installation of large wood and log structures  
 
Prior to agriculture, grazing, clearing, industrial uses, and intense water management in 
California, large wood was a part of natural ecosystems.  Log structures can be placed above 
and/or below ground.  Large wood provides numerous ecosystem functions, for example log 
structures create roughness (i.e., increase Manning’s n) that slows water flow and spreads it out 
to promote maximum contact of water with the floodplain surface.  Log structures can be 
strategically placed in order to deflect flood waters away from civil structures including 
roadways, bridges, etc. Large wood creates hydraulic complexity within a reach through 
dissipation, focusing, and/or adding complexity to the riverine ecosystem and thereby provide 
habitat for aquatic invertebrates and vertebrates, including fish. Placement of large wood and log 
structures creates microtopographic variation with abrupt gradients in site water balance which 
allows for increased plant diversity and variety of habitat microsites.   
 

3.  Planting and Irrigation 
 
Planting will be conducted to maintain fidelity to native plant community structure, function, and 
composition for the Project Site. A native plant nursery will be established on site for the project 
to provide nursery stock, to hold for planting, and to generate replacement stock should 
replacement planting become necessary after the project is completed.  Collection of seed will be 
conducted as close to the project site as possible to ensure reestablishment of a suite of locally 
adapted native plants. An irrigation system will be installed to increase likelihood for planting 
success.  Restoring native plants also will increase the detrital pool (in this case, primarily 
quickly decomposing carbon sources) that has been removed due to intensive farming. Native 
plant community restoration improves hydrologic and biogeochemical functioning on the site 
and provides habitat for native fauna by offering hiding, resting, escape, breeding, and foraging 
habitats.  Establishment of native plants will lead to relative exclusion of non-native and invasive 
weeds and will provide vertical and horizontal structure within the landscape.   
 

4.  Weed Management Strategy 
 
Several aggressive, non-native plant species are present at or near the Project Site, including 
Himalayan blackberry (Rubus discolor) and German ivy (Delairea odorata).  Invasive weed 
species not only degrade the plant community functions, but also threaten the success of a 
restoration project. Therefore, an integrated weed/pest management strategy should be developed 
and implemented in tandem with the restoration project.  The weed management strategy begins 
with control of existing weeds adjacent to the restoration area through hand pulling, approved 
localized chemical application, and/or mowing.  Installing native plants species with rapid 
growth rates and/or at high densities will help to quickly develop a canopy which excludes weed 
recruitment. Continued maintenance including hand weeding and replanting of plants which 
suffer mortality should be conducted following restoration.  
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5. Maintenance, Monitoring and Adaptive Management  
 
To ensure that restoration is a success and that appropriate adaptive management/contingency 
measures are used, the Project Site will be monitored following restoration for a minimum of 5 
years.  Project targets and standards articulated in the monitoring plan will be established at the 
beginning of the restoration project and based on the assessment of the path that will achieve 
stated goals.  The monitoring design will include methods to quantify and document each project 
target and standard and will identify criteria for success.  Monitoring protocols will include some 
combination of photo points, topographic surveys, soil profiles, invertebrate surveys, and/or 
assessment of vegetation cover and composition.  In case project standards and/or success 
criteria are not met, an adaptive management strategy with contingency measures will be 
included as part of the monitoring plan.  In the event of failure to achieve a project standard, 
recommended contingency measure(s) will be outlined (e.g., weeding, grading, planting) and 
implemented as soon as possible.  
 
D.  Construction Sequencing 
 
The various tasks associated with the Project Site restoration plan are described in general terms 
in the following text, which will be used to guide the development of construction plans and 
specifications. 
 

1. Earthwork (mass and finish grading) 
 

a) Grade to create a smooth transition to the surrounding landscape   
b) Grade surrounding landscape to increase rugosity in the surrounding landscape. 

Rugosity is a measure of small-scale variations and complexity or surface roughness.  
Increased rugosity offers a relatively more diverse array of sites for planting. 

c) Using directed time, construct and link microtopographic depressions and small 
scale swales, rain gardens, and storm water features. 

 
2. Log Structures 
 
Large wood on and within the active channel and on the adjacent floodplain and associated 
stream terraces is an integral structural variable of fluvial systems, and an equally important 
link for plant and animal support ecosystem functions. As such, large wood structures will 
be constructed across the wetland/riparian buffer.  
 

a) Using directed time, install large wood structures as articulated in the planting plan 
and other construction documents. These structures shall consist of single logs or 
piles of log on and beneath final grade (Figure 11). 

 
3. Planting and Irrigation 

 
a) Through mass grading remove all existing weeds and where possible, seed source in 

the upper 6 inches of soil.  
b) Lay out (i.e., stake) planting plan as designed (see Figure 4, 5, 8-10) 
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c) Install native nursery stock according to planting plan using a suite of plant 
community types suited to microsite conditions and with fidelity to reference system 
conditions (Figure 6).  

d) Mulch entire planted and seeded areas with minimum 4” lift of sterile (weed-free) 
straw 

e) Install temporary irrigation system. Following grading activities, install a temporary 
irrigation system to provide irrigation water to all planted areas across the wetland 
and riparian buffer. A temporary irrigation plan will be designed prior to project 
implementation. 

 
4. Weed Control 

 
After initial establishment of restored riparian/wetland ecosystem area and functioning, 
management of weeds/invasive species will become a high priority. Implementation of weed 
management must address (i) re-emergence of weeds from onsite seed banks, (ii) 
establishment of existing populations of weeds that were not removed in the initial clearing 
effort, and (iii) colonization of restored area from offsite exotic seeds sources. Weed control 
efforts should be adapted with an integrated program which includes mowing, hand weeding, 
and re-planting or interplanting additional plants as necessary. Weed control will be required 
as part of the monitoring, maintenance and adaptive management activities.   
 
5. Monitoring Maintenance and Adaptive Management 
 

a) Assume a ten year monitoring interval with monitoring reports completed at Year 0 
(baseline), 1, 2, 5, and 10.    

b) Conduct two site visits per monitoring year, wet and dry season.  During each visit, 
characterize the site through the collection of site data referencing project standards 
including hydrologic, biogeochemical, plant community and faunal support/habitat 
functions.  

c) Prepare annual monitoring report due by December 15 each monitoring year. Based 
on observations, recommend any necessary maintenance and/or adaptive 
management measures. 

d) Implement maintenance and adaptive management measures, including weeding, as 
necessary. 

 
 
E.  Sediment and Erosion Control 
 
Restoration construction should be initiated and completed during the dry season (May to 
November). All construction activities must adhere to the project-specific Storm Water Pollution 
and Prevention Plan (SWPPP) and associated Temporary Erosion and Sediment Control (TESC) 
plan, both of which must be prepared and submitted by the Big Wave LLC or its consultants to 
the regulatory community prior to project implementation.   
 
The first step will be to install sediment and erosion control measures according to the SWPPP 
and TESC. Upon completion of earthwork and log structure installation (e.g., creating 
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microdepressions, creating windthrow mounds, installing log jams, etc.), temporary irrigation 
must be installed to ensure successful post-construction planting.  In addition, Big Wave Group 
or its consultants may be required to prepare and submit a water quality monitoring plan to 
regulatory agencies, as part of the monitoring agreement with regulatory agencies.   
 
 
F.  Proposed Design Success Criteria  
 
Specific project standards and associated success criteria (i.e., field indicators/measurements) 
have been developed for this riparian/wetland ecosystem restoration project.  The proposed 
restoration design places emphasis on the following four project targets. 
 
Project Target 1: Increase waters/wetlands habitat patch size for native wetland and riparian 

animal species typical of the central California coast.  
 

Project Standard: Success Criteria 
 

1. Increase Patch Size:  One hundred percent coverage by native plant communities in 
the 100 foot buffer.   

 
Project Target 2: Establish and maintain diverse native plant communities, with nursery 

stock genetically adapted to the restored wetland and riparian ecosystem restoration project 
site. 

 
Project Standard: Success Criteria 

 
1. Percent cover of native tree species in riparian forest communities:  Greater than or 

equal to 95%. 
2. Percent cover of native shrub species in riparian forest and scrub-shrub communities: 

Greater than or equal to 40% and less than or equal to 75%. 
3. Percent cover of native shrub species in riparian scrub-shrub communities: Greater than 

or equal to 95%. 
4. Percent cover of native forbs, graminoids, ferns, and fern allies in palustrine persistent 

and non-persistent emergent community types:  Greater than or equal to 80%.   
5. Percent cover of native forbs, graminoids, ferns, and fern allies in forest and scrub 

shrub communities:  Greater than or equal to 20% and less than or equal to 75%. 
6. Percent of native species cover in each stratum:  Greater than or equal to 85%. 
7. Vigor of planted stock: Greater than or equal to 80% survival.  

 
Project Target 3: Increase microtopographic complexity (i.e., microdepressions, windthrow 

mounds) within the restored riparian and waters/wetlands ecosystem restoration project site 
 

Project Standard: Success Criteria 
 

1. Structural features:  Large wood (windthrow mounds) remain structurally stable. 
2. Microtopographic roughness:  Constructed microtopotraphic features remain intact. 
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Project Target 4: Increase the faunal support/habitat function for native species within the 

restored riparian and waters/wetlands ecosystem restoration project site 
 

Project Standard: Success Criteria 
 

1. Vegetative strata: Forest communities- three or more strata (i.e., trees, shrubs, herbs, with 
sapling/seedling and/or vines as additional stratum); Scrub-shrub communities - greater 
than or equal to two strata (i.e., shrubs, herbs, with sapling/seedling and/or vines as 
additional stratum) 

2. Faunal diversity:  Restoration site continues to attract a diversity of native wildlife 
3. Canopy cover: Greater than 80% cover by two or three strata in forest and scrub-shrub 

communities.  
 
G.  Expected Changes in Ecosystem Functions Following Restoration 
 
The proposed riparian/wetland ecosystem restoration plan is expected to result in the increase in 
ecosystem functioning as considered by four types of wetland functions: (1) hydrologic, (2) 
biogeochemical, (3) plant community, and (4) faunal support/habitat functions.  Comparisons 
between current (existing) conditions on the site and wetland conditions expected five years after 
restoration were assessed using best professional judgment.  It should be noted that the riparian 
restoration will result in an increase of approximately 5.3 acres of wetlands under jurisdiction of 
the California Coastal Commission, but is not expected to add any increase in federal 
jurisdiction. 
 
Factors affecting the ability of the wetlands at the Project Site to perform ecosystem functions 
include, but are not limited to (1) degradation from historical land use, (2) intensity of cropping 
practices, (3) historic modifications to hydrologic features of the site, (4) non-native species, and 
(5) urbanization in surrounding landscape. 
 
1. Hydrologic Functions 
 

Energy Dissipation. Energy dissipation is defined as the transformation and/or reduction of 
the kinetic energy of water as a function of the roughness of the landscape and channel 
morphology, and vegetation.  

 
Existing conditions at the Project Site do not allow for significant energy dissipation because the 
site is cleared and farmed. However, installation of large wood, establishment of complex 
microtopography, and a diverse plant community including trees will promote an increase in this 
function.  
 

Surface & Subsurface Storage of Water. Surface & Subsurface Storage of Water is defined 
as the presence of soil and/or geologic materials within the creek ecosystem, including the 
hyporheic zone, that have physical characteristics suitable for detention, retention, and 
transmission of water.   
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The Project Site currently is leveled and degraded by agricultural activities. However, this 
wetland function is recoverable with the proposed restoration through establishment of sinuous 
storm water swales hydrologically linked to microtopographic depressions, installation of large 
wood above and below ground, and development of a native plant community with complex 
vertical structure.  
 

Landscape Hydrologic Connections. Landscape Hydrologic Connections is defined as the 
maintenance of the natural hydraulic connectivity among source areas of surface and 
subsurface flow to riverine waters/wetlands and other downgradient waters/wetlands.  

 
This hydrologic function at the Project Site is degraded due to ditching associated with road 
construction both upstream and downstream and the agricultural activities on the property. The 
down gradient connection is culverted under and interrupted by West Point Avenue. This 
function is only modestly recoverable with the proposed wetland and riparian ecosystem 
restoration. 
 
2. Biogeochemical Functions 
 

Cycling of Elements & Compounds. Cycling of Elements & Compounds is defined as the 
short- and long-term transformation of elements and compounds through abiotic and biotic 
processes that convert chemical species (e.g., nutrients and metals) from one form, or 
valence, to another. 

 
The Project Site is not functioning at a high level in its existing conditions because the original 
slope wetlands and associated hyporheic zone have been filled, drained, and degraded by 
agricultural activities. However, this function is recoverable with the proposed restoration due to 
increased microtopographic variation, installation of large wood, and establishment of a diverse 
native plant community.  
 

Removal of Imported Elements & Compounds. Removal of Imported Elements & 
Compounds is defined as the removal of imported nutrients, contaminants, and other 
elements and compounds in surface and groundwater.  

 
The Project Site currently is functioning at a low level because the original riparian zone has 
been leveled and degraded as a result of agriculture and road building activities.  This function is 
recoverable with the proposed restoration.  
 

Retention and Detention of Particulates. Retention and Detention of Particulates is defined 
as the deposition and retention of inorganic and organic particulates (>0.45μm) from the 
water column, primarily through physical processes.  

 
The Project Site currently is functioning at a low level because the original riparian zone has 
been leveled, degraded, and invaded by a large number of non-native species as a result of 
agriculture and road building activities. This function is recoverable with the proposed 
restoration. 
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Organic Matter Export. Organic Matter Export is defined as the export of dissolved and 
particulate organic carbon from a wetland.  

 
The Project Site currently is functioning at a low level because the original riparian zone has 
been leveled and degraded as a result of agriculture and road building activities. This function is 
recoverable with the proposed restoration. 
 
3. Plant Functions 
  

Characteristic Native Plant Communities. Characteristic Plant Communities is defined as 
the physical characteristics and ecological processes that maintain the indigenous living 
plant biomass.  

 
The Project Site currently is functioning at a low level because the original riparian zone has 
been leveled, degraded, and invaded by a large number of non-native species as a result of 
agriculture and road building activities. This function is recoverable with the proposed 
restoration. The Project Site should be expected to achieve a reference condition after a period of 
time that exceeds the expected five-year monitoring program. 
  

Characteristic Detrital Biomass. Characteristic Detrital Biomass is defined as the process of 
production, accumulation, and dispersal of dead plant biomass of all sizes.  

 
The Project Site currently is functioning at a low level because the original riparian zone has 
been leveled, degraded, and invaded by a large number of non-native species as a result of 
agriculture and road building activities. This function is recoverable with the proposed 
restoration and will likely achieve reference standard functioning after ten years or more, i.e., 
after the conclusion of the anticipated five-year monitoring program. 
 
4. Faunal Support Habitat Functions 
 

Spatial Structure of Habitat. Spatial Structure of Habitat is defined as the capacity of waters/ 
wetlands to support animal populations and guilds through the heterogeneity of structure of 
vegetative communities.  

 
The Project Site currently is functioning at a low level because the original riparian zone has 
been leveled, degraded, and invaded by a large number of non-native species as a result of 
agriculture and road building activities. This function is recoverable with the proposed 
restoration and will likely achieve reference standard functioning after ten years or more, i.e., 
after the conclusion of the anticipated five-year monitoring program. 
 

Habitat Interspersion & Connectivity. Habitat Interspersion & Connectivity is defined as the 
capacity of waters/wetlands to permit aquatic, semi-aquatic, and terrestrial organisms to 
enter and leave a riverine ecosystem via large, contiguous plant communities to meet life 
history requirements.  
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The Project Site currently is functioning at a low level because the original characteristic 
physical complexity of an associated riparian community is not present nor is it juxtaposed in a 
mosaic of coastal scrub, sage scrub, perennial grasslands, vernal swales, and depressions 
characteristic of the central Coast Ranges. This function is recoverable with the proposed 
restoration, and possible reference standard functioning after ten years or more, largely through 
the restoration of the riverine vegetative structure and adjacent plant communities. 
 

Distribution & Abundance of Vertebrates. Distribution & Abundance of Vertebrates is 
defined as the capacity of waters/wetlands to maintain characteristic density and spatial 
distribution of vertebrates (aquatic, semi-aquatic and terrestrial).  

 
The Project Site currently is functioning at a low level because the original characteristic 
physical complexity of an associated riparian community is not present nor is it juxtaposed in a 
mosaic of perennial grasslands, vernal swales and depressions characteristic of the central Coast 
Ranges. This function is recoverable with the proposed restoration, and possible reference 
standard functioning after ten years or more, largely through the restoration of the wetland and 
riparian vegetative structure and adjacent plant communities. 
 

Distribution & Abundance of Invertebrates. Distribution & Abundance of Invertebrates is 
defined as the capacity of waters/ wetlands to maintain the density and spatial distribution 
of invertebrates (aquatic, semi-aquatic and terrestrial).  

 
The Project Site currently is functioning at a low level because the original characteristic 
physical complexity of an associated riparian community is not present nor is it juxtaposed in a 
mosaic of coastal scrub, sage scrub, perennial grasslands, vernal swales and depressions 
characteristic of the central Coast Ranges. This function is recoverable with the proposed 
restoration, and possible reference standard functioning after ten years or more, largely through 
the restoration of the wetland and riparian vegetative structure and adjacent plant communities. 
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VII.  BEST MANAGEMENT PRACTICES FOR STORMWATER TREATMENT  
 
San Mateo County (County) has established best management procedures for the treatment of 
storm water because federal and state laws require municipalities to reduce pollution to waters of 
the United States by storm waters. According to the San Mateo County’s website  
(http://www.flowstobay.org/p2business/bestmanagementpractices.html), cities within the County 
are governed under the San Mateo Countywide Water Pollution Prevent Program as part of the 
City/County Associate of Governments of San Mateo County. As such, the County has published 
procedures, guidelines, etc. to reduce and prevent pollution to the adjacent waters. The storm 
water treatment system proposed for the Big Wave Project incorporates the County’s overall 
approach and practices for storm water management. 
 
Design features for storm water pollution prevention by the Project include separate storm water 
retention and detention ponds for relatively dirty storm water (e.g., water from parking lots) and 
relatively clean water (e.g., roof water runoff). Separate water delivery systems for clean and 
dirty storm water will be constructed at each of the developments (i.e., office park and wellness 
center). Comparatively dirty storm water will be filtered through a series of grit removal, 
oil/water separators, and then directed to a retention/detention “rain gardens” (Figures 8 and 9) 
within the riparian restoration zone.  Stormwater will flow through a swale prior to overland flow 
into the existing wetlands. Similarly, clean storm water will be directed to a separate series of 
retention/detention microdepressions (rain gardens) via a similar storm water swales (Figure 10). 
A portion of the clean storm water will be directed to an infiltration basin (one at each 
development) to recharge ground water. In short, the bioswale/microdepression system will serve 
to improve water quality in the adjacent existing waters/wetlands ecosystems by treating storm 
water in a series of treatments as described above.  
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VIII.  CONCLUSIONS 
 
As presented in this 90% Design Report, the Big Wave Wellness Center and Office Park Project 
consists of the construction of a residential village and an adjacent commercial property/office 
park complex. The proposed wetland and riparian ecosystem restoration project also includes 
restoration of the waters of the U.S., including wetlands, California Coastal Commission 
wetlands that currently exist as agricultural land.  Specifically the Project will restore a complex 
mosaic within a 100 ft buffer adjacent to existing federal and state waters/wetlands to provide 
significant benefits to waters/wetlands ecosystem functions, particularly the native plant and 
animal communities relative to existing conditions. A total of ten plant community types, 
primarily native forest, scrub shrub, and perennial sedge/rush meadows, composed over 
approximately 75 native plant species arrayed in 54 planting polygons represent the 
riparian/wetland ecosystem restoration design. Of particular importance is the restoration of 
potential breeding habitat for the California red-legged frog, and potential foraging habitat for 
the San Francisco garter snake, two native vertebrates not known to utilize the Project Site, but 
which may be able to establish viable populations as a result of the restoration effort. 
 
If implemented as designed, the riparian/wetland ecosystem will result an increase in the 
hydrologic, biogeochemical, native plant community, and faunal support/habitat functions of the 
currently farmed wetlands. Equally importantly, the project represents a state-of-the art 
integration of the natural and built environments through the restoration of the immediate 
landscape immediately surrounding the Office Park and Wellness Center, and through the 
utilization of native species for landscaping, locally adapted plant stock, and propagules obtained 
from the Project Site and adjacent landscape.   
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X.  FIGURES  
 
Figure 1. The Project Site is located along the central coast of California south of San 
Francisco and east of the city of Santa Cruz (Map Reference: http://cwp.resources.ca.gov) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



Figure 2.  Approximate location of the Big Wave Project Site in unincorporated San Mateo 
County, California. 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 

 



Figure 3. Geographic extent of waters of the U.S., including wetlands consistent with 
definitions provided at 33 CFR 328.3(a)(1-8), and of wetlands as defined by the 
California Coastal Act (Public Resources Code Division 20 California Coastal Act 
Section 30121). 
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Figure 11.  Typicals for installation of above and below ground wood.   
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GeoSoils, Inc.

5741 Palmer Way, Suite D, Carlsbad, CA 92010   W.O. S6144 760-438-3155

October 14, 2010

Mr. Jeff Peck
Big Wave Group
P.O. Box 1901
La Granada, CA 94018

SUBJECT: Tsunami Runup and Force Analysis for Big Wave Wellness Center, Airport
Street, Princeton, San Mateo County, California.

References:   “Scope of Work, Peer Review of Tsunami Report for Big Wave Wellness Center,”dated
September 28, 2010, by Camille Leung, Project Planner, County of San Mateo.

“Big Wave Tsunami Force and Run-up Report in Accordance with Zoning Ordinance 6323.2
(8-20-2010),” dated August 23, 2010, by Scott Holmes, Big Wave Project Engineer.

Dear Mr. Peck:

At your request, GeoSoils Inc. (GSI) is pleased to provide this Tsunami Runup and Force
Analysis for Big Wave Wellness Center in San Mateo County.   This report also covers the
proposed office park development on the parcel further inland from the Wellness Center.
Our scope of work includes an inspection of the site and surrounding area, review of the
above referenced scope of work, review of the above referenced tsunami analysis,
independent analysis of tsunami propagation onto the subject site, and preparation of this
report.  

PREPARERS QUALIFICATIONS

This report is prepared by David Skelly, a California licenced professional engineer
specializing in coastal engineering.   I have over 33 years experience in coastal
engineering.  Prior to joining the GSI team, I worked as a research engineer at the Center
for Coastal Studies at Scripps Institution of Oceanography for 17 years.  During my tenure
at Scripps, I worked on coastal erosion problems throughout the world.  I have written
numerous technical reports and published papers on these projects.  I have performed
numerous wave runup analysis for coastal development, including analyzing coastal
processes, wave forces, water elevation, longshore transport of sand, and coastal erosion.
I have extensive experience in producing environmental documentation concerning coastal
projects on the federal, state, and local level.  I am recognized by the California Coastal
Commission as professionally capable of producing this type of tsunami runup analysis.
I am a founding member of the Association of Coastal Engineers. 
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HOLMES REPORT REVIEW

We have reviewed the tsunami force and runup report prepared by Scott Holmes for the
Big Wave Wellness Center in Princeton, San Mateo County.   It is GSI’s opinion that this
report is adequate for its intended purpose and meets the standard of care and practice
necessary for this type of complex analysis.  The author documents the potential tsunami
sources and wave heights for the area using historical tsunami records, wave heights and
impacts.  The report makes reasonable assumptions regarding the potential impact of a
tsunami event at the site.    Finally, we are in agreement with the conclusions provided in
the report with regards to the susceptibility of the proposed development to tsunami
hazards.   

GSI TSUNAMI RUNUP AND OVERTOPPING ANALYSIS

In order to further determine potential tsunami impacts at the site, in light of future sea level
rise over the life of the development (75 years), an extreme event tsunami analysis will be
provided herein.    There are many experts that study and publish up to date information
on tsunamis including Dr. James Lander at NOAA, Dr Jose Borrero, and Dr. Costa
S y n o l a k i s  a t  t h e  U S C  T s u n a m i  R e s e a r c h  C e n t e r
(http://www.usc.edu/dept/tsunamis/2005/index.php).  Either of these sources can provide
the San Mateo County reviewer with extensive information on tsunami events.  Based upon
our review of the historical data and tsunami forecast modeling by the USC Tsunami
Research Center, a 6.5 feet high tsunami for this area would be on the order of a 500-year
recurrence interval event.   For our analysis, a 6.5 feet tsunami will be the conservative,
extreme, tsunami wave height.  

To determine how an extreme tsunami may impact the site, the physical setting of the site
relative to the ocean needs to be discussed.  As a tsunami propagates towards the site, it
first encounters the breakwater at Half Moon Bay.   The breakwater is located in about 30
feet of water and rises to an elevation of about +15 feet NGVD29 (~MSL).  The tsunami will
break on or before the breakwater and then overtop the structure.  Depending upon the
tide, some or most of the tsunami energy will be lost on the breakwater and or reflected
back offshore.   The portion of the tsunami that overtops the breakwater forms a critical flow
bore that will then propagate across the bay, a distance of about 2,900 feet.  The tsunami
bore will reach the shoreline and will than propagate into and possibly across a heavy
vegetated marsh area (trees and dense reeds) to reach the closest portion of the subject
site to the shoreline, an additional distance of 1,300 feet. Basic hydraulic modeling of this
bore propagation would use the Manning Equation for open channel flow with a very high
roughness coefficient  (Manning Equation variable N)  due to the marsh vegetation.  It is
very important to point out that the tsunami will reach the shoreline area in the form of a
bore, that is a pulse of water.  It is NOT a continuous flow nor a sustained flow of water. 
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Figure 1.  Wave runup terms from ACES manual.

As a tsunami encounters the breakwater in front of the property, the wave will rush up, and
sometimes over, the breakwater crest.  Wave runup is defined as the vertical height above
the still water level to which a wave will rise on a structure (breakwater) of infinite height.
Overtopping is the flow rate of water over the top of a finite height structure (breakwater)
as a result of wave runup.

Wave runup and overtopping for an extreme tsunami event is calculated using the US Army
Corps of Engineers Automated Coastal Engineering System (ACES).  ACES is an
interactive computer based design and analysis system in the field of coastal engineering.
The methods to calculate runup and overtopping implemented within this ACES application
are discussed in greater detail in Chapter 7 of the Shore Protection Manual (1984) and the
Coastal Engineering Manual (2004).  The overtopping estimates calculated herein are
corrected for the effect of onshore winds.  Figure 1 is a diagram showing the analysis
terms.

The wave, wind, and water level data used as input to the tsunami runup and overtopping
application will be the extreme tsunami height of 6.5 feet with the water level at highest
recorded water level, corrected for future sea level rise.  Sea level rise over the life of the
development was chosen from the Cayan, et al. (2008) scientific paper entitled “Climate
change projections of sea level extremes along the California coast.” This paper provides
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a range in sea level rise from 11 cm (4.3 in) to 72 cm (28 in) over then next 100 years.   The
extreme water elevation used in this analysis is +7.5 feet NGVD29 (max recorded historical
still water of 5.0 feet NGVD29 on January 27, 1983 [Monterey NOAA Tidal Station]+ 2.5 feet
sea level rise). Table I is the ACES output for these design conditions. 

Table I

The calculated overtopping rate for the eroded beach conditions is ~9  ft3/s-ft. This is on the
order of 2 to 3 feet of water coming over the top of the breakwater.  The overtopping waters
will propagate across the bay with some loss in elevation due to friction.   For conservative
analysis, assume that the height of the tsunami bore is 2.5 feet when it reaches the
shoreline.  The US Army Corps of Engineers Coastal Engineering Manual (CEM)states that
for every 25 feet that a wave overtopping travels across the beach, the height of the runup
bore is reduced by 1 foot.   The distance from the shoreline to the closet portion of the
Wellness Center site is about 1,300 feet across dense vegetation.   It is unlikely that the
tsunami bore will reach the site and even if it does the bore height will be on the order of a
few inches.   
The Wellness Center building has a very low but not zero probability of being subject to
some tsunami runup.  The runup will be less than 1 foot in height for the reasons detailed
above.  The methodology for calculating wave forces on a building/wall is contained in
Chapter VI-5 of the US Army Corp of Engineers CEM (2004). This method is reasonably
conservative and consistent with the standard of practice. Figure 2 below shows the terms
used in the calculation.
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Figure 2.  Broken wave force on wall from the CEM.

The formula for the force of the broken wave surge is:

Fsurge.4.5DgHw
2

Using a Hw of 1.0 feet the calculation yields a Fsurge= 280 lbs/ft.  This force is the horizontal
force of the bore or wave surge on the wall of the building. This force is not considered
significant as compared to dynamic forces on the building due to seismic acceleration of the
building mass. 

RESPONSE TO SAN MATEO COUNTY TSUNAMI REVIEW SCOPE OF WORK

GSI is please to directly respond to the scope of work for reviewing the Wellness Center site
tsunami report by Scott Holmes.  For ease of review of our responses by San Mateo County
(SMC) officials the SMC scope and questions are provided in italics followed by our
response.

1. PURPOSE: The purpose of this report is to demonstrate that the design of the Wellness
Center complies with Section 6326.2(b) of the San Mateo County Zoning Regulations
(Tsunami Inundation Area Criteria).  The report should answer the following main question
and subsequent sub-questions:
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Question 1:  

Does the design of the Wellness Center, as described in the report, comply with Section
6326.2 of the Zoning Regulations?

It is GSI’s opinion that the Wellness Center development as proposed complies with Section
6326 of the SMC Zoning Regulations. 

A.  Section 6326.2(b) of the San Mateo County Zoning Regulations: This section provides
the following criteria for Residential Structures proposed in areas designated as “Tsunami
Inundation Areas”.   Section (b) states “residential structures and resort developments
designed for transient or other residential use may be permitted under the following
circumstances”:

1. The applicant submits a report prepared by a competent and recognized authority
estimating the probable maximum wave height, wave force, run-up angle, and level of
inundation in connection with the parcel or lot upon which the proposed development is to
be located.  

Question 2: What are the qualifications of the report preparer?

Mr. Holmes is a California licensed professional engineer and has experience in coastal
engineering.   The qualifications of the undersigned are included in this review/report.

Question 3: Does the report provide estimates, based on credible and listed sources, of the
following, in connection with the parcel or lot upon which the proposed development is to
be located: a) probable maximum wave height, b) wave force, c) run-up angle, and d) level
of inundation?  

Yes. The maximum tsunami bore height at the site will be less than 1 foot.  The force will
be minimal.  Provided that the finished first floor is 1 foot or greater above adjacent grade
there will be no inundation of the structure.

Question 3.a: How do a) through d) of Question 3 above change with anticipated rises in sea
level? 

The response to Question 3 above consider 2.5 feet of sea level rise over the next 75 years.
 

2. No structure covered by this section shall be allowed within that portion of the lot or parcel
where the projected wave height and force is fifty (50) percent or more of the projected
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maximum, unless: (a) the highest projected wave height above ground level at the location
of the structure is less than six (6) feet, (b) no residential floor level is less than two (2) feet
above that wave height, and (c) the structural support is sufficient to withstand the projected
wave force.

No portion of the site will be subject to bore height or forces that are greater than about 15%
of the design tsunami height (6.5 feet) and resulting force.  The wave force is proportional
to the square of the velocity.  Therefore, a 6-foot tsunami will have 36 times the force of a
1 foot tsunami bore. 

Question 4a: Are residential structure(s) proposed within that portion of the lot or parcel
where the projected wave height and force is fifty (50) percent or more of the projected
maximum?

No.

Question 4.a: If “yes” to Question 4, is the following true of the proposed project: (a) the
highest projected wave height above ground level at the location of the structure is less than
six (6) feet, (b) no residential floor level is less than two (2) feet above that wave height, and
(c) the structural support is sufficient to withstand the projected wave force.

Not applicable

Question 4.b: With anticipated rise in sea level factored in, would the project comply with
Questions 4 and 4.a?

The analysis herein accounted for 2.5 feet of sea level rise over the next 75 years.  This is
based upon the latest published and confirmed data from Scripps Institution of
Oceanography scientists for the open coast of California.   It should be noted that an
increase of sea level as much a 4 feet over the next 75 years will not change the level of
inundation at the site.   The site is reasonably safe from tsunamis due to the breakwater, the
~ 1 mile set back from the breakwater, and elevation above the potential flood levels. The
natural grade at the base of the Wellness Center structures is 14 feet NGVD29.  The filled
grade at the base of the structure is 16 feet NGVD29.  The first floor height is 20 feet
NGVD29.  The office park is similar but the natural grade at the base of the structures varies
from  17 feet to 18 feet NGVD29 with the elevation of the first floors varying from 21.5 feet
to 23 feet NGVD29.  

3. No structure covered by this section shall be allowed within that portion of the lot or parcel
where the projected wave height and force is less than fifty (50) percent of the projected
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maximum unless the requirements of subsection b, 2), (a), and (c) are satisfied and the
residential flood level is at least one (1) foot above the highest projected level of inundation.

Not applicable

Question 5: Are residential structure(s) proposed within that portion of the lot or parcel
where the projected wave height and force is less than fifty (50) percent of the projected
maximum?

No.

Question 5.a: If “yes” to Question 5, is the following true of the proposed project: (a) the
project satisfies the requirements of subsection b, 2), (a), and (c) and (b) the residential
flood level is at least one (1) foot above the highest projected level of inundation.

Not applicable.

Question 5.b: With anticipated rise in sea level factored in, would the project comply with
Questions 5 and 5.a?

Not Applicable.  However, the analysis herein accounted for 2.5 feet of sea level rise over
the next 75 years.  This is based upon the latest published and confirmed data from Scripps
Institution of Oceanography scientists for the open coast of California.   It should be noted
that an increase of sea level as much a 4 feet over the next 75 years will not change the
level of inundation at the site.   The site is reasonably safe from tsunamis due to the
breakwater, the ~ 1 mile set back from the breakwater, and elevation above the potential
flood levels. The natural grade at the base of the Wellness Center structures is 14 feet
NGVD29.  The filled grade at the base of the structure is 16 feet NGVD29.  The first floor
height is 20 feet NGVD29.  The office park is similar but the natural grade at the base of the
structures varies from  17 feet to 18 feet NGVD29 with the elevation of the first floors varying
from 21.5 feet to 23 feet NGVD29.  
 
4.  Permission under this subsection shall not be granted if the Planning Commission
determines that sufficient data, upon which the report required by subsection 1) must be
based, is unavailable and cannot feasiblely be developed by the applicant.

Question 6: Is the report required by subsection 1) based on sufficient data?  If not, is the
information available or can the preparer feasiblely develop the sufficient data?

It is GSI opinion that the tsunami Report by Scott Holmes meets the standard of practice for
coastal engineering and accurately describes the potential tsunami hazard at the site.
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CONCLUSIONS AND RECOMMENDATIONS

The proposed Big Wave Wellness Center is reasonably safe from tsunami hazards due to
its elevation and location relative to the shoreline.  The proposed office park, located further
inland, is also reasonably safe from tsunami hazards for the same reasons.  In addition, the
breakwater provides a significant structural barrier to tsunami propagation onto the sites.
Figure 3, at the end of this report, provides a graphic that illustrates how a extreme tsunami
will propagate to the Wellness Center site.  The tsunami wave will break on the breakwater
and overtop the structure.   It will then propagate across the open water of the protected bay
to the shore.  Upon reaching the shoreline, the tsunami bore will runup as the grade
elevation increases and across a broad area of dense vegetation.  If it reaches the site the
bore will be less than 1 foot in height with no significant force.  The proposed finished floors
for both the Wellness Center and the office park are reasonably safe from tsunami
inundation due to their elevation above finished grade. The tsunami report prepared by Mr.
Scott Holmes meets the standard of practice and accurately describes the potential tsunami
hazards at the site.   In closing, there is no significant tsunami hazard at the proposed Big
Wave Wellness Center or office park site.   No recommendations are necessary to mitigate
the less than significant hazard from an extreme tsunami to either development.  However,
because there will be many hours of warning prior to the arrival of a tsunami, an evacuation
plan should be in place to protect the center residents from water flowing onto the property.

Should have any questions, please do not hesitate to contact the undersigned at (760)
438-3155.

Sincerely,

GeoSoils, Inc.
David W. Skelly MS, PE/jk
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October 15,2010

Mr. Jim Eggemeyer, Director
Department of Planning and Building
455 County Center, 2nd Floor
Redwood City, CA 94063

Dear Mr. Eggemeyer:

Subject: Proposed Big Wave Project - Input from County Public Works Director

As you know, I am the Director of Public Works for the County of San Mateo (the "County")
and, pursuant to Chapter 2.50 of the San Mateo County Ordinance Code, I serve as the County
Engineer. In connection with my responsibilities as the Public'Works Director and County
Engineer, I write to provide input with respect to the above-referenced proposed Big Wave
project. In particular, I want to address matters related to the fact that the proposed project lies
within what has been identified as a geologic hazard area.

Section 9.3 of the San Mateo County Local Coastal Program ("LCP") requires that the County
apply certain regulations of the Resource Management (RM) Zoning Ordinance to designated
geologic hazard areas. In particular and as relevant to this project, the LCP requires the County
to apply to this project Section 6324.6 ("Hazards to Public Safety Criteria") and Section 6326.2
("Tsunami Inundation Area criteria") of the county zoningRegulations.

Hazards to Public Safet)¡ Criteria
Section 6324.6(e) of the RM Zoning Regulations provides, in relevantpart,that "[n]o electric
substations, domestic water pumping facilities, sewage treatment, pumping, or disposal facilities
shall be located in any hazards areas indicated in Section 6326 unless the County Engineer
cefiihes that direct damage or indirect threat to public health and safety would be unlikely in the
event of occurrence of the designated hazard(s)."

This subsection of the ZonrngRegulations, among other things, prohibits domestic water
pumping facilities, sewage treatment, pumping, or disposal facilities to be located in such hazard,
areas unless the County Engineer certifies that direct damage or indirect threat to public health
and safety would be unlikely in the event of occurrence of the designated hazard(s).
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Mr. Jim Eggemeyer, Director, Department of Planning and Building
Subject: Proposed Big Wave Project - Input from County Public Works Director
October 15,2010

Page 2

In order to address concems related to the protection of water and wastewater facilities, as
identified in Section 6324.6, Big Wave project has proposed the following project features, as
described in the attached June 17, 2010 letter from Scott Holmes, Project Engineer:

1. All water recycling systems will be buried and capable of continuous operation in
a submerged state. The minimum elevation of the water recycling system
manholes will be elevation 18 feet (3.5 feet above the maximum recorded tsunami
inundation). All pumps will be submersible and powered from electrical systems
that are located at a minimum elevation of 30 feet (approximate elevation of the
Tsunami evacuation zone). Electrical connections to the submersible pumps will
be waterproof and explosion proof. The system will be designed to continue to
operate after inundation if a tsunami of greater than the 200-year tsunami event
occurs.

The well is located at elevation 26 feet (11.5 feet above the maximum tsunami
elevation). The well utilizes a submersible pump capable of continuous operation
in a submerged state. The well pump will be submersible and powered from
electrical systems that are located at a minimum elevation of 30 feet (approximate
elevation of the Tsunami evacuation zone). Electrical connections to the
submersible pumps will be waterproof and explosion proof. The system will be
designed to continue to operate after inundation if a tsunami of greater than the
200-year tsunami event occurs.

As additional backup project contains two (2) days of water and wastewater
storage that will prevent a lack of supply or wastewater spillage from occurring
until after the tsunami event has subsided.

Based on these design features proposed by the applicant, it is my determination as the County
Engineer that direct damage or the indirect threat to public health and safety would be unlikely in
the event of occurrence of the designated hazard(s) provided in the RM Zoning Ordinance and
that the project complies with the Subdivision Ordinance for hazard protection of water and
sewage systems.

Tsunami Inundation Area Criteria
Section 6326.2(a) of the County's Zoning Regulations states, among other things, that "the
following uses, structures, and development shall not be permitted [in a Tsunami lnundation
Area]: publicly owned buildings intended for human occupancy other than park and recreational
facilities; schools, hospitals, nursing homes, or other buildings or development used primarily by
children or physically or mentally infirm persons."

2.
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Subject: Proposed Big Wave Project - Input from County Public Works Director
October 15,2010

Page 3

The Big W'ave site lies within a Tsunami Inundation Area and my understanding of the proposal
is that at least part of the project site would be used for residency by developmentally disabled
adults. With respect to this matter, the Office of the County Counsel has advised me that federal
anti-discrimination statutes, such as the Americans With Disabilities Act, the Rehabilitation Act,
and the Fair Housing Act, apply to local land use regulations, including those related to zoning.
Consequently, the Office of the County Counsel has concluded that, rather than applying
Section 6326.2 to exclude disabled individuals from the proposed Big V/ave site, the County
would have to consider the development of reasonable accommodations for such disabled
persons who wish to make use of the Big Wave site. Such accommodations could include other
means, aside from an outright ban on disabled persons, by which the safety of such disabled
persons could be protected.

Please do not hesitate to contact me with comments or questions regarding this matter.

Very truly yours,

es C. Porter
rector of Public Works

JCP:sdd
F:\users\admin\ADMV0 1 O\Proposed Bi g Wave Project.doc
L:\CLIENT\P_DEPTS\PLANNING\2010\Bit Wave\Porter Letter doc
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Jim Porter P.E.
Director of Public Works
555 County Center 5ú Floor
Redwood City,CA94063

June 17,2010

Subject: Request for Compliance Letter for Subdivision Ordinance for Big Wave

Dear Jim:

Thank you for taking the time to meet with me on Wednesday. The Big Wave project is required to comply with the
County Zoning Ordinance, the FEIR mitigations and the Subdivision Ordinance for the protection of wells, water
systems and sewerage facilities. The project will comply with the Subdivision ordinance in the following manner:

In compliance with the Subdivision requirements for the protection of water and wastewater facilities, the project has the
following features:

All water recycling systems will be buried and capable of continuous operation in a submerged state. The
minimum elevation of the water recycling system manholes will be elevation 18 feet (3.5 feet above the
maximum recorded tsunami inundation). All pumps will be submersible and powered from electrical systems
that are located at a minimum elevation of 30 feet (approximate elevation of the Tsunami evacuation zone).
Electrical connections to the submersible pumps will be water proof and explosion proof. The system will be
designed to continue to operate after inundation ifa tsunami ofgreater than the 200 year tsunami event occurs.

The well is located at elevation 26 feet (l 1.5 feet above the maximum tsunami elevation). The well utilizes a

submersible pump capable of continuous operation in a submerged state. The well pump will be submersible
and powered from electrical systems that are located at a minimum elevation of 30 feet (approximate elevation
of the Tsunami evacuation zone). Electrical comections to the submersible pumps will be water proof and
explosion proof. The system will be designed to continue to operate after inundation if a tsunami of greater
than the 200 year tsunami event occurs.

As additional backup project contains 2 days of water and wastewater storage that will prevent a lack of supply
or wastewater spillage from occurring until after the tsunami event has subsided.

The above systems provide increased protection beyond that of conventional connection to the Municipal Water
and Sewer Systems.

SECTION 6326.2. TSUNAMI INLTNDATION AREA CRITERIA. The following criteria shall apply within
all areas defined as Tsunami Inundation Hazard Areas:

l.

2
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(a) The following uses, structures, and development shall not be permitted: publicly owned buildings intended for human

occupancy other than park and recreational facilities; schools, hospitals, nursing homes, or other buildings or

development used primarily by children or physically or mentally infirm persons.

(b) Residential structures and ¡esort developments designed for transient or other residential use may be permitted under

the following circumstances:

l. The applicant submits a report prepared by a competent and recognized authority estimating the probable maximum

wave height, wave force, run-up angle, and level of inundation in connection with the parcel or lot upon which the

proposed development is to be located.

2. No structure covered by this section shall be allowed within that porlion of the lot or parcel where the projected wave

height and force is frfty (50) percent or more of the projected maximum, unless: (a) the highest projected wave height

above ground level at the location ofthe structure is less than six (6) feet, (b) no residential floor level is less than two

(2) feetabove that wave height, and (c) the structural support is sufficient to withstand the projected wave force.

3. No structure covered by this section shall be allowed within that portion of the lot or parcel where the projected wave

height and force is less than fifty (50) percent of the projected maximum unless the requirements of subsection b,2), (a),

and (c) are satisfied and the residential flood level is at

least one (1) foot above the highest projected level ofinundation.

4. Permission under this subsection shall not be granted if the Planning Commission determines that sufficient data' upon

which the report required by subsection l) must be based, is unavailable and cannot feasibly be developed by the

applicant.

The County Legal Council has stated the opinion that this ordinance is a clear violation of the American Disabilities Act

if 6326.2 (a) is applied to 'þhysically or mentally infirm persons", while in section (b) allows physically sound

individuals without children to safely occupy the same area if parts I and2 (site is 6 feet above the highest inundation

level determined by an expert) are followed.

The proposed project complies the following sections of the zoning ordinance:

Section 6326.2.(b).1 : The applicant through the DEIR process has employed a competent Hydrology expert that has

estimated the probable maximum wave height, wave mnup angle and force at the properly after researching 200 years of

data. Page IV.H-19 states that analyses identihed 52 local tsunamis that occurred between 1806 and 1992. The Final

EIR notes that there have been approximately l0 reported local tsunamis including the 2004 Sumatra Earthquake was

rated at 9 mw and the 2010 Chile earthquake rated at 8.8 mw. The 2004 Sumatra earthquake did not generate a

measurable tsunami. The 2010 Chile earthquake generated a measurable wave that was less than the maximum measures

tsunami. Page IV.H-20 of the report identifies 1946 Aleutian Islands teletsunami as generating the maximum height of

about l0 feet above mean low tide equal to an elevation of 14.5 feet NGVD (verified by HMB Coast Guard records).
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This is 1946 event generated the highest wave in recorded history and is the basis for the 200 year maximum probable

height.

Section 6326.2.(b).2: No structure is allowed in any area subject to wave height or force. The residential floor height is
6 feet above the highest project tsunami.

Section 6326.2.(b).3 : The residential flood level is at 6 feet above the inundation level.

The project also complies with the mitigation Hydro-9 as follows:

l. All structures have first floor elevations 6 feet above the highest project wave elevation (based on a 200
year evaluation ofthe data).

The structure is surrounded by a 4 foot tall wall designed to resist and direct flow away from the buildings.

A vegetative buffer of wetlands trees surrounding the properly is designed to resist hydraulic flow and

resist the transport of debris lhal may ìmpact the Big Wave Property.

The project complies with the with County Ordinance Section 6326.2, Tsunami Inundation Area Criteria, the criteria
established by the Sheriffls Department as outlined in their comment lelter 762 and with Mitigation Hydro 9. As stated

on page IV.H-61 of the DEIR, the impacts and exposure to tsunami and seiche is less than signihcant when mitigated.

Sincerely,

Scott Holmes
Project Engineer

2
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View 1.A: Looking south across the project site from Airport St with 
immature landscaping. 

View 1.B: Looking south across the project site from Airport St with 
mature landscaping. 

Source: Christopher A. Joseph & Associates, 2009.

Figure IV.A-4
View 1: Post Project Views with

Landscaping
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View 2.A: Looking northwest across the project site from Airport St with 
immature landscaping. 

View 2.B: Looking northwest across the project site from Airport St with 
mature landscaping. 

Source: Christopher A. Joseph & Associates, 2009.

Figure IV.A-5
View 2: Post Project Views with

Landscaping



View 3.A: Looking northeast towards the project site from Mavericks Parking
Lot with immature landscaping. 

View 3.B: Looking northeast towards the project site from Mavericks Parking
Lot with mature landscaping. 

Source: Christopher A. Joseph & Associates, 2009.

Figure IV.A-6
View 3: Post Project Views with

Landscaping



View 4.A: Looking east towards the project site from North Trail with 
immature landscaping. 

View 4.B: Looking east towards the project site from North Trail with 
mature landscaping. 

Source: Christopher A. Joseph & Associates, 2009.

Figure IV.A-7
View 4: Post Project Views with

Landscaping



View 5.A: Looking southwest across the airport towards the project site from
Highway 1 with immature landscaping. 

View 5.B: Looking southwest across the airport towards the project site from
Highway 1 with mature landscaping. 

Source: Christopher A. Joseph & Associates, 2009.

Figure IV.A-8
View 5: Post Project Views with

Landscaping
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IV. MITIGATION MONITORING AND REPORTING PROGRAM 
 

 

Impact Required Mitigation Measures Monitoring Phase Implementing Party Enforcement Agency Monitoring Agency 

AESTHETICS 

Impact AES-4 Mitigation Measure AES-4:  Create a New Source of Substantial Light or Glare which would Adversely Affect Day 
or Nighttime Views in the Area. 

•  Prior to the approval of final project plans, a detailed lighting plan shall be submitted to San Mateo County for 
review and approval, consistent with their requirements. The lighting plan shall prohibit light spillover across 
property lines and limit lighting to the minimum necessary for security and exterior lighting purposes, as 
determined by the Community Development Director.  All lighting shall be designed to be compatible with 
surrounding development. The project shall not propose light sources that are atypical of the surrounding 
environment. 

 
•  Reflective glass or other glaring building materials shall be discouraged. The exterior of the proposed building 

shall be constructed of non-reflective materials such as, but not limited to: high-performance tinted non-
reflective glass, metal panel, and pre-cast concrete or cast in-place or fabricated wall surfaces. The proposed 
materials shall be reviewed and approved by the Community Development Director prior to approval of the 
Final Map. 

Pre-construction/ 
Construction 

Applicant/Contractor Planning and Building 
Department 

Planning and Building 
Department 

AIR QUALITY 

Impact AQ-2 Mitigation Measure AQ-2:  Construction Emissions.   

The applicant shall require the construction contractor to implement a dust control program. The program shall be 
applied to all construction activities involving grading, excavation, and use of unpaved areas for staging, extensive 
hauling of materials, or building demolition. The dust control program shall include the following measures:  
 
•  Water all active construction areas at least twice daily. 
•  Cover all trucks hauling soil, sand, and other loose materials or require all trucks to maintain at least two feet of 

freeboard. 
•  Pave, apply water three times daily, or apply (non-toxic) soil stabilizers on all unpaved access roads, parking areas, 

and staging areas at construction sites. 
•  Sweep daily (with water sweepers) all paved access roads, parking areas, and staging areas at construction sites. 
•  Sweep streets daily (with water sweepers) if visible soil material is carried onto adjacent public streets. 
•  Hydroseed or apply (non-toxic) soil stabilizers to inactive construction areas (previously graded areas inactive for 

ten days or more). 
•  Enclose, cover, water twice daily, or apply (non-toxic) soil binders to exposed stockpiles (dirt, sand, etc.). 
•  Limit traffic speeds on unpaved roads to 15 miles per hour (mph). 
•  Install sandbags or other erosion control measures to prevent silt runoff to public roadways. 
•  Replant vegetation in disturbed areas as quickly as possible. 
•  Install wheel washers for all existing, or wash off the tires or tracks of all trucks and equipment leaving the site. 
•  Limit the area subject to excavation, grading, and other construction activity at any one time. 

Pre-Construction/ 
Construction 

Applicant/Contractor Planning and Building 
Department/BAAQMD 

Public Works Department/ 
Planning and Building 
Department 

Impact AQ-5 Mitigation Measure AQ-5:  Sewage Treatment Odors.   Pre-Construction Applicant/Contractor Planning and Building 
Department/RWQCB 

Public Works Department/ 
Planning and Building 
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Impact Required Mitigation Measures Monitoring Phase Implementing Party Enforcement Agency Monitoring Agency 

The project applicant shall provide supporting engineering calculations and site plan details to verify the basis of 
design for the odor removal system. This information shall be supplied as part of the engineering report to be 
submitted for review and approval by the RWQCB. 

Department/RWQCB Department 

BIOLOGICAL RESOURCES 

Impact BIO-1a Mitigation Measure BIO-1a:  Special-Status Species.   

A qualified biologist (hereafter, biological monitor), capable of monitoring projects with potential habitat for Western 
pond turtle (WPT), San Francisco garter snakes (SFGS), and California red-legged frogs (CRLF) shall be present at 
the site as follows: 
 
1.  Prior to and within 3 days of installation of exclusion fencing (type to be determined through consultation with 

CDFG and USFWS), the monitor shall survey the location for the installation for the presence of WPT, SFGS and 
CRLF. In addition, should any burrows be observed, the burrows shall be inspected by the biologist to determine if 
it is being used by any of the species. Should any of these species be observed, the area shall be vacated and 
reinspected in one week. If no animal use is noted, the burrows shall be carefully excavated using a small trowel or 
shovel. Careful prodding using a blunt object will aid in determining the course of the tunnel such that the tunnel is 
excavated from the sides rather than the top, reducing the potential for any injury should an animal be present. 
Excavated burrows with no WPT, CRLF or SFGS shall be left open so they cannot be re-occupied. If any nonlisted 
species are located, they shall be translocated outside of the construction zone. Should any individual WPT, CRLF 
or SFGS be found during the field survey or excavation, the area where that individual has been found shall remain 
undisturbed. If any life stage of the WPT, SFGS or CRLF is found during these surveys or excavations, the 
Department of Fish and Game and the US Fish and Wildlife Service shall be contacted immediately, and activities 
that could result in take shall be postponed until appropriate actions are taken to allow project activities to 
continue. 

 
2.  During installation of construction zone exclusion fencing, the biological monitor shall be present and will oversee 

the installation of all construction fencing. The exclusionary fencing shall be installed on one parcel site first so 
that if any animals are within the construction zone, they will have the opportunity to move out of the area freely.  

 
Immediately following installation of exclusion fencing, the biological monitor shall survey the enclosed 
construction zone for the presence of WPT, SFGS and CRLF. If any life stage of the SFGS or CRLF is found 
during these surveys, the Department of Fish and Game and the U.S. Fish and Wildlife Service shall be contacted 
immediately, and activities that could result in take shall be postponed until appropriate actions are taken to allow 
project activities to continue. 
 
The biological monitor shall be present at all times during restoration area planting activities outside the 
construction zone and within the buffer area, to monitor for the presence of WPT, SFGS and CRLF.  
 
The biological monitor shall prepare a training document in both English and Spanish about the animals of 
concern, their identification, and the methods of avoidance and reporting requirements and procedures, should the 
species be observed. The document shall provide photographs of the species and notification numbers for the 
monitor, the Department of Fish and Game, and the U.S. Fish and Wildlife Service. The training document and 
contact information for the monitor shall be posted at the construction zone and maintained in the monitoring log. 
Every contractor, sub-contractor and construction worker shall be provided a copy of the training document in 
advance of their respective construction activities and shall be required to adhere to its contents. 
 
A highly visible warning sign shall be installed along the project perimeter. The warning sign shall be in English 
and Spanish and shall state: “Stay Out -Habitat Area of Federally Protected Species.” A document drop shall be 
attached to several warning signs and stocked with a supply of training documents. 
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The biological monitor shall conduct weekly site visits when construction is occurring to verify that all 
construction zone exclusionary fencing is in place and functioning as intended. Any repair or maintenance to the 
fencing deemed necessary by the biological monitor shall be completed under the monitor’s supervision. Such 
maintenance activities include adequate removal of vegetation at the construction fence line to ensure that 
vegetation “ladders” for species access are not allowed to establish. 
 
Once restoration activities are complete, the exclusion fencing shall be removed under the supervision of the 
biological monitor. Prior to the removal of the buffer area/restoration area fencing, permanent exclusionary 
measures shall be put in place to prevent special-status species movement beyond the buffer areas. Wildlife 
movement through the site shall be facilitated via a buffer zone on either side of the drainage that bisects the 
parcels.  
 
The general contractor shall assign a crew member that will be responsible for conducting site inspections, 
monitoring gate opening and closing, and assuring that other species protection measures are in place and being 
enforced when the Biological Monitor is not present. The crew member shall adhere to the procedures contained in 
the training document and shall be able to contact the biological monitor should any violations be noted or listed 
species observed onsite. 
 
The biological monitor has the authority to halt all or some construction activities and or modify all or some 
construction methods as necessary to protect habitat and individual sensitive species. The monitor shall be 
responsible for contacting USFWS should any endangered or threatened species be observed within the 
construction zones.  
 
The biological monitor shall complete daily monitoring reports for each day present, to be maintained in a 
monitoring log-book kept onsite. Reports must contain the date and time of work, weather conditions, biological 
monitor’s name, construction or project activity and progress performed that day, any listed species observed, any 
measures taken to repair and or maintain fencing, and any construction modifications required to protect habitat. 
The monitoring log-book with compiled reports shall be submitted to the Executive Director upon cessation of 
construction as part of a construction monitoring report. 

Impact BIO-1b Mitigation Measure BIO-1b:  Special-Status Species.  

Any active bird nests in the vicinity of proposed grading shall be avoided until young birds are able to leave the nest 
(i.e., fledged) and forage on their own. Avoidance may be accomplished either by scheduling grading and tree 
removal during the non-nesting period (September through February), or if this is not feasible, by conducting a 
preconstruction nesting bird survey. Provisions of the pre-construction survey and nest avoidance, if necessary, shall 
include the following: 
 

If grading is scheduled during the active nesting period (March through August), a qualified wildlife biologist shall 
conduct a pre-construction nesting survey no more than 30 days prior to initiation of grading to provide 
confirmation on presence or absence of active nests in the vicinity. 
 
If active nests are encountered, species-specific measures shall be prepared by a qualified biologist in consultation 
with CDFG and implemented to prevent nest abandonment. At a minimum, grading in the vicinity of the nest shall 
be deferred until the young birds have fledged. A nest-setback zone shall be established via consultation with 
CDFG and USFWS, within which all construction-related disturbances shall be prohibited. The perimeter of the 
nest-setback zone shall be fenced or adequately demarcated, and construction personnel restricted from the area. 
 
If permanent avoidance of the nest is not feasible, impacts shall be minimized by prohibiting disturbance within the 
nest-setback zone until a qualified biologist verifies that the birds have either a) not begun egg-laying and 
incubation, or b) that the juveniles from the nest are foraging independently and capable of independent survival at 
an earlier date. A survey report by the qualified biologist verifying that the young have fledged shall be submitted 
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to CDFG and USFWS prior to initiation of grading in the nest-setback zone. 

Impact BIO-1c Mitigation Measure BIO-1c:  Special-Status Species.   

Proposed project construction activities will not result in impacts to project area wetlands and/or habitat for special-
status species known to occur in the vicinity of the site. The applicant’s biologist has obtained a verified wetland 
delineation and has consulted with the regulatory agencies regarding special-status species. The applicant shall 
continue to coordinate all project activities potentially regulated by State, Federal, and local agencies and shall obtain 
all necessary permits from CDFG, Corps, USFWS, and the RWQCB as required by federal and State law to avoid, 
minimize or offset impacts to any species listed under either the State or federal Endangered Species Acts or protected 
under any other State or federal law. 

Pre-Construction/ 
Construction 

Applicant/Botanist/ 
Contractor 

Planning and Building 
Department/CDFG/Corps/ 
USFWS/RWQCB 

Planning and Building 
Department 

Impact BIO-1d Mitigation Measure BIO-1d:  Special-Status Species.   

Sensitive and general habitat features outside the limits of approved grading and development shall be protected by 
identifying a construction and development boundary on all project plans and prohibiting construction equipment 
operation within this boundary. The boundary shall be staked and flagged in the field with a highly visible color coded 
system and all construction and equipment operators shall be instructed to remain outside this no-disturbance 
boundary for the duration of construction. This measure is in addition to the wildlife exclusion fencing described in 
Mitigation Measure Bio-1a and applies to the protection of all habitat features outside of the project limits. 

Pre-Construction/ 
Construction 

Applicant/Botanist/ 
Contractor 

Planning and Building 
Department/CDFG/USFWS 

Planning and Building 
Department 

Impact BIO-4a Mitigation Measure BIO-4a:  Wildlife Movement and Habitat Connectivity.   

Measures recommended in Mitigation Measures BIO-1a through BIO-1d would serve to protect important natural 
habitat on the site for wildlife, avoid the potential loss of bird nests, and protect sensitive natural areas. Although 
wildlife movement and habitat connectivity impacts were found to be less than significant, the following additional 
provisions shall be implemented to further protect wildlife habitat resources:  
 

Fencing that obstructs wildlife movement shall be restricted to building envelopes and wildlife exclusionary 
fencing along special-status species protection corridors and shall not be allowed elsewhere on the site. Fencing 
that obstructs wildlife movement contains one or more of the following conditions: lowest horizontal is within 1.5 
feet of the ground OR highest horizontal is over 6 feet OR top or bottom wire is barbed OR distance between top 
wires is less than 10 inches OR it combines with existing structures or fences, even on neighboring parcels, to 
create an obstacle to wildlife movement. 
 
Lighting shall be carefully designed and controlled to prevent unnecessary illumination of natural habitat on the 
site. Lighting shall be restricted to building envelopes, at the minimum level necessary to illuminate roadways and 
other outdoor areas. Lighting shall generally be kept low to the ground, directed downward, and shielded to 
prevent illumination into adjacent natural areas. 
 
Dogs and cats shall be confined to individual residences and the fenced portion of the building envelopes to 
minimize harassment and loss of wildlife.  
 
All garbage, recycling, and composting shall be kept in closed containers and latched or locked to prevent wildlife 
from using the waste as a food source. 

Construction/ 
Operation 

Applicant/Botanist/ 
Contractor 

Planning and Building 
Department 

Planning and Building 
Department 

CULTURAL RESOURCES 

Impact CULT-2a Mitigation Measure CULT-2a:  Archaeological Resources.   

All final improvements for the proposed project shall be designed and approved by County staff, as well as a County-
approved qualified archaeologist, to avoid impacts to prehistoric archaeological site CA-SMA-151 due to the 
proposed development. To avoid impacts to CA-SMA-151, the archaeological site shall be excluded from disruption 
during project construction. Avoidance shall be assured by fencing the site perimeter (to be confirmed by a County-
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approved qualified archaeologist or licensed surveyor prior to any start of grading) to exclude construction equipment, 
particularly for grading activities. Fencing shall be removed when all construction activities are finished to avoid 
drawing attention to the site. Additionally, identified site CA-SMA-151 shall be included in a deed restriction 
recorded with the County Recorder’s Office to further protect this archaeological resource. The deed restriction shall 
limit uses within the site perimeter of CA-SMA-151 to farming within the existing plow zone and require any 
ground disturbing activity or development within the cultural site perimeter to be subject to a Coastal Development 
Permit and meet California Environmental Quality Act (CEQA) requirements for disturbance of a mapped cultural 
resource. 
 
OR 
 
If avoidance of site CA-SMA-151 is impractical or infeasible, a County-approved archaeologist shall be retained to 
conduct test excavations at the site to determine the integrity of its subsurface deposit. Additionally, a mitigation plan 
shall be developed by a County-approved archaeologist that addresses specific project impacts and outlines 
appropriate mitigation measures. At a minimum, the mitigation plan shall include the following: 
 
•  Preparation of a research design that outlines regional issues and how they can be addressed through recovery of 

materials at CA-SMA-151; 
•  Discussion of field, laboratory, and analytical methods; 
•  Expected involvement of the Native American community; 
•  Actions to be taken in the event that human remains are discovered; 
•  Expected schedule for completing mitigation, including submittal of technical report; and 
•  Curation plan for recovered materials. 
 
The site may continue to be used for growing crops, provided that no ground disturbing activity such as ripping, 
plowing, disking, etc. is allowed to extend deeper than the existing plow zone (approximately six inches from the 
existing grade). However, building on the flake scatter portion of the site would also be allowed as long as the 
improvements would require no ground disturbing activity below the plow zone. Prior to placing fill materials on top 
of the area being covered, an archaeological investigation shall be conducted to gather baseline data about the nature 
of the site. 

Impact CULT-2b Mitigation Measure CULT-2b:  Archaeological Resources.   

A qualified archaeologist, as determined by the County, and a Native American shall monitor future ground-disturbing 
activities in the monitoring area north of site CA-SMA-151. 

Pre-Construction/ 
Construction 

Applicant/Archaeologist Planning and Building 
Department/Archaeologist/ 
NAHC 

Planning and Building 
Department 

Impact CULT-2c Mitigation Measure CULT-2c:  Archaeological Resources.   

In the event that additional subsurface archaeological resources are encountered during the course of grading and/or 
excavation, all development shall temporarily cease in these areas until the County Planning Department is contacted 
and agrees upon a qualified archaeologist to be brought onto the project site to properly assess the resources and make 
recommendations for their disposition. Construction activities could continue in other areas. If any findings are 
determined to be significant by the archeologist, they shall be subject to scientific analysis; duration/disposition of 
archaeological specimens as agreed to by the Native American community, land owner, and the County; and a report 
prepared according to current professional standards. 

Construction/ Applicant/Archaeologist Planning and Building 
Department/Archaeologist/ 
NAHC 

Planning and Building 
Department 

Impact CULT-3 Mitigation Measure CULT-3:  Paleontological Resources.   

A qualified paleontologist, as determined by the County, shall monitor future ground-disturbing activities in native 
soil both onsite and offsite as related to the project. In the event that paleontological resources are discovered during 
grading and/or excavation, the monitor shall be empowered to temporarily halt or divert construction in the immediate 
vicinity of the discovery while it is evaluated for significance. Construction activities could continue in other areas. If 
any findings are determined to be significant by the paleontologist, they shall be subject to scientific analysis, 

Construction Applicant/Archaeologist Planning and Building 
Department/Archaeologist 

Planning and Building 
Department 
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professional museum curation, and a report prepared according to current professional standards. 

GEOLOGY AND SOILS 

Impact GEO-3a Mitigation Measure GEO-3a:  Seismic-Related Ground Failure.   

The final geotechnical investigation for the project shall evaluate the potential for cyclic densification and develop 
final mitigation measures, as needed. Potential mitigation measures may include, but are not limited to: (1) 
overexcavating and replacing loose sandy soil with compacted engineered fill; (2) applying deep soil compaction 
techniques, such as DDC, RIC, or equivalent soil densification method; and (3) designing building foundations to 
accommodate total and differential ground settlement resulting from cyclic densification, as well as post-liquefaction 
settlement and consolidation ground settlement (if applicable). 

Pre-Construction Applicant/Geologist Planning and Building 
Department 

Planning and Building 
Department 

Impact GEO-3b Mitigation Measure GEO-3b:  Seismic-Related Ground Failure.   

Additional subsurface exploration using rotary-wash drilling methods and/or CPTs shall be performed to better 
characterize the subsurface conditions at the sites. Based on the results of subsurface investigation, the potential for 
soil liquefaction and liquefaction-induced ground failures, such as lateral spreading, post-liquefaction reconsolidation, 
lurch cracking, and sand boils shall be re-evaluated at the site. The final geotechnical investigation report shall provide 
mitigation measures for liquefaction-induced hazards. Potential mitigation measures may include: (1) improving the 
soil with deep soil compaction techniques, such as DDC, RIC, or equivalent method, to reduce the liquefaction 
potential; (2) buildings supported on stiffened shallow foundations (i.e. footings with interlocking grade beams) 
bearing on a layer of well-compacted fill; (3) buildings supported on deep foundations such as drilled piers, driven 
piles or propriety piles (i.e., torque-down piles and auger cast piles); and (4) constructing a structural slab that spans 
supported between columns. 

Pre-Construction Applicant/Geologist Planning and Building 
Department 

Planning and Building 
Department 

Impact GEO-4 Mitigation Measure GEO-4:  Total and Differential Settlement.   

Additional subsurface exploration using rotary-wash drilling methods and/or CPTs and consolidation laboratory 
testing shall be performed to better characterize the subsurface conditions and soil properties at the site. Based on the 
results of subsurface investigation, total and differential ground settlement due to cyclic densification, post-
liquefaction reconsolidation, and consolidation settlement due to building loads and fill placement shall be re-
evaluated. The final geotechnical investigation report shall provide mitigation measures for ground settlement. 
Potential mitigation measures may include: (1) improving the soil with deep soil compaction techniques, such as 
DDC, RIC, or equivalent method, to reduce the potential for total and differential ground settlement; (2) supporting 
the buildings on stiffened shallow foundations (i.e. footings with interlocking grade beams) bearing on a layer of well-
compacted fill; (3) supporting the buildings on deep foundations such as drilled piers, driven piles or propriety piles 
(i.e., torque-down piles and auger cast piles); and (4) constructing a structural slab that spans supported between 
columns. If deep foundations are selected, they shall be designed to accommodate load conditions resulting from post-
liquefaction reconsolidation and consolidation due to the placement of new fill (if applicable). 

Pre-Construction Applicant/Geologist Planning and Building 
Department 

Planning and Building 
Department 

Impact GEO-6 Mitigation Measure GEO-6:  Expansive Soil.   

The final geotechnical investigation shall provide an estimate of differential movement associated with the shrinking 
and swelling of the existing onsite expansive soil at the site. Mitigation measures for expansive soils may include 
designing the buildings to be supported on: (1) shallow foundations that rest on a layer of non-expansive engineered 
fill ; (2) a deepened spread footing system where the proposed footings gain support at or below the depth of 
significant seasonal moisture fluctuation and the slab-on-grade floor will be supported on a layer non-expansive fill, as 
described above; (3) a stiffened foundation system, such as a reinforced concrete or post-tensioned mat, that is capable 
of resisting the differential movement and soil pressures associated with the expansive soil; or (4) a deep foundation 
system that transfers the building and slab loads to competent soil beneath the near-surface moderately to highly 
expansive soil layer. 

Pre-Construction Applicant/Geologist Planning and Building 
Department 

Planning and Building 
Department 

Impact GEO-7 Mitigation Measure GEO-7:  Pervious Pavements and Other Water/Wastewater Infiltration Systems.   Pre-Construction Applicant/Geologist Planning and Building 
Department

Planning and Building 
Department
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Considering the near-surface soil may consist of moderately to highly expansive clay, special subgrade preparation, 
and foundation and pavement design recommendations shall be required to prevent the near-surface clayey soil from 
ponding water, and becoming saturated and weak under the proposed site loading conditions, such as foundation and 
traffic loads. Final design recommendations for a pervious pavement system shall allow surface water to percolate 
through the pavement without causing adverse impacts to new pavements and building foundations due to moisture 
fluctuations in the near-surface expansive clay. Potential mitigation measures may include: (1) collecting and 
redirecting surface and subsurface water away from the proposed building foundations; (2) using permeable base 
material within pavement areas; and (3) installing subdrains to collect and redirect water from areas that could 
adversely impact building foundations and vehicular pavement to a suitable outlet. 

Department Department 

Impact GEO-8 Mitigation Measure GEO-8:  Review and Approval of Final Grading, Drainage, and Foundation Plans and 
Specifications.   

To ensure the applicant’s geotechnical consultant is given the opportunity to participate in the final design and 
construction phases of the project, the applicant’s consultant (Registered Geotechnical Engineer and Registered 
Engineering Geologist) shall review and approve the final grading, drainage, and foundation plans and specifications. 
Also, upon completion of construction activities, the applicant’s consultant shall provide a final statement indicating 
whether the work was performed in accordance with project plans and specifications, and the consultant’s 
recommendations. All mitigations and final design recommendations shall be reviewed and approved by the County 
prior to issuance of applicable permits and approval of the Final Map. 

Pre-Construction/ 
Construction 

Applicant/Geologist/ 
Contractor 

Planning and Building 
Department 

Planning and Building 
Department 

HAZARDS AND HAZARDOUS MATERIALS 

Impact HAZ-2 Mitigation Measure HAZ-2:  Accidental Release of Hazardous Materials.   

Prior to approval of final development plans, a Phase II Environmental Site Assessment (Phase II ESA) shall be 
performed at the project site to evaluate whether the recognized environmental conditions identified in the Phase I 
ESA represent an actual release of hazardous substances to soil or groundwater at the project site. To determine 
whether hazardous substances have migrated onto the project site from the north or northeast, a groundwater sample 
shall be collected from the agricultural supply well. The Phase II ESA shall include parameters that may be applied to 
a health risk assessment and remediation (Site Management Plan) if soil is inappropriate for reuse and required to be 
transported off the project site. The recommendations of the Phase II ESA shall be incorporated into project plans to 
the satisfaction of the County and in conformance with applicable regulations. 

Pre-Construction Applicant Planning and Building 
Department/RWQCB/CDPH 

Public Works Department/ 
Planning and Building 
Department 

Impact HAZ-3 Mitigation Measure HAZ-3:  Hazards Associated with Airport Operations.   

Prior to approval of final development plans, an avigation easement shall be prepared for the project site, in a form 
satisfactory to the County Director of Public Works.  The navigational easement shall be recorded and shown on the 
vesting tentative map.  With approval of the Wellness Center, it is understood that the Wellness Center property 
owner(s) and tenants, and their successor’s in interest in perpetuity, acknowledge the project’s location adjacent to an 
airport and the noise level inherent in the use.  The following statement shall be included in the details of the avigation 
easement on the recorded Final Map, prior to the issuance of the Certificate of Occupancy for any residential unit at 
the subject property: 

“This parcel is adjacent to the Half Moon Bay Airport.  Residents on this parcel may be subject to inconvenience 
or discomfort arising from airport operations, including but not limited to noise associated with aircraft landings, 
take-offs, in air maneuvers and fly-overs, and on-the-ground engine start-ups and taxiing.  San Mateo County 
recognizes the value of the Half Moon Bay Airport to the residents of this County and seeks to protect airport 
operations, existing and future, from significant interference and disruption.  With approval of the Wellness Center, 
it is understood on the part of both the Wellness Center property owner(s) and the Half Moon Bay Airport that 
airport operations shall take precedence and priority over potential noise complaints received from property 
owners, residents, staff, guests, and others from the Wellness Center.  In the event that the Wellness Center 
resident(s) or property owner(s) express an inability or unwillingness to accept such noise conditions authorized 

Construction Applicant Planning and Building 
Department/ALUC 

Public Works 
Department/Planning and 
Building Department 
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under the terms of the avigation easement and/or remain unsatisfied with the noise reduction measures being 
implemented by the airport, the affected resident(s) shall be relocated, with assistance provided by the property 
owner, to the satisfaction of the Planning and Building Department and/or the Department of Housing.  This 
condition shall be included in all contracts between residents of the Wellness Center and with property owners. 

HYDROLOGY AND WATER QUALITY 

Impact HYDRO-3 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 building permit 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.  
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. 

Pre-Construction/ 
Construction/Operation 

Applicant/Contractor Planning and Building 
Department/RWQCB 

Public Works Department/ 
Planning and Building 
Department 

Impact HYDRO-4 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. 

Pre-Construction Applicant  Planning and Building 
Department/RWQCB 

Public Works Department/ 
Planning and Building 
Department 

Impact HYDRO-5 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 

Pre-Construction/ 
Construction/Operation 

Applicant/Contractor Planning and Building 
Department/RWQCB 

Public Works Department/ 
Planning and Building 
Department 
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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. 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. 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. 

Per Technical Memorandum #1 (TM #1), dated May 15, 2009, prepared by Schaaf and Wheeler (included in 
Appendix H of the DEIR), Stormwater Best Management Practices should serve several hydrologic and water quality 
functions, including maximizing groundwater recharge, minimizing quantities of stormwater runoff, and reducing 
pollutant loadings in stormwater runoff. 

Impact HYDRO-6 Mitigation Measure HYDRO-6:  Ground 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. 

Pre-Construction/ 
Construction/Operation 

Applicant/Contractor Planning and Building 
Department/CDPH/County 
Department of Health Services 

Public Works Department/ 
Planning and Building 
Department 

Impact HYDRO-9 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 

Pre-Construction/ 
Construction/Operation 

Applicant/Contractor Planning and Building 
Department 

Public Works Department/ 
Planning and Building 
Department 
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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. 

LAND USE AND PLANNING     

Impact LU-2 Recommended Mitigation Measure LU-2 

The property owner shall work with the California Coastal Commission (CCC) to identify and delineate the CCC’s 
jurisdiction over the project site, subject to CCC review and approval.  The property owner shall obtain all necessary 
approvals from the Coastal Commission prior to the initiation of any development within areas of CCC jurisdiction. 

Pre-construction/ 
Construction 

Applicant/Contractor California Coastal 
Commission/Planning and 
Building Department 

Planning and Building 
Department 

Impact LU-3 Recommended Mitigation Measure LU-3 

The applicant shall comply with the following recommendations of the State Department of Transportation, Division 
of Aeronautics: 1) Federal Aviation Administration (FAA) Advisory Circular 150 /5370-2E “Operational Safety on 
Airports during Construction” shall be incorporated into the project design specifications 2) in accordance with 
Federal Aviation Regulation, Part 77 “Objects Affecting Navigable Airspace” a Notice of Proposed Construction or 
Alteration (Form 7460-1) shall be provided if required by the FAA, and 3) the location and type of landscape trees 
shall be selected carefully so they do not become a hazard to aircraft around the airport. 

Pre-construction/ 
Construction 

Applicant/Contractor Federal Aviation 
Administration /Planning and 
Building Department 

Planning and Building 
Department 

Impact LU-4 Recommended Mitigation Measure LU-4 

The applicant shall comply with the recommendations of the County’s Coastside Design Review Officer to implement 
changes to the Office Park buildings that improve consistency with applicable policies of the LCP and the Community 
Design Manual, prior to the project approval by the Planning Commission. 

Pre-construction/ 
Construction 

Applicant/Contractor Planning and Building 
Department 

Planning and Building 
Department 

NOISE 

Impact NOISE-1 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. 

•  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 

Construction Applicant/Contractor Planning and Building 
Department 

Planning and Building 
Department 
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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. 

PUBLIC SERVICES 

Impact PS-1 Mitigation Measure PS-1:  Police Services.   

Provide onsite manned security with clear lines of communication to fire and emergency medical response. 

Pre-Construction/ 
Construction/Operation 

Applicant/Contractor Planning and Building 
Department 

Planning and Building 
Department 

Impact PS-2a 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. 

Construction Applicant/Contractor Planning and Building 
Department 

Planning and Building 
Department 

TRANSPORTATION/TRAFFIC 

Impact TRANS-1 Mitigation Measure TRANS-1:  Intersection Level of Service and Capacity.   

The property owner shall submit a traffic report to the Community Development Director, at full occupancy of every 
60,000 sq. ft. of office space, until full project occupancy, and submit traffic reports bi-annually after full project 
occupancy.  The report shall be signed and stamped by a Professional Transportation Engineer in the State of 
California and identify the Level of Service (LOS) at the intersection of Cypress Avenue and SR 1, Airport Street & 
Stanford/Cornell (Study Intersection 3 of DEIR), Broadway & Prospect Way (Study Intersection 2), Prospect Way & 
Capistrano (Study Intersection 1) and State Route 1 & Capistrano (Study Intersection 8) to evaluate if they maintain a 
LOS C or better.  If Levels of Service fall below existing levels for the intersection of Cypress Avenue and SR1 (LOS 
C in the AM and LOS D in the PM), the applicant shall coordinate with Caltrans to pay a fair share for the installation 
of a signal as necessary to ensure that the signal will be installed within 1 year of the date of that report.  If traffic 
reports reveal that the LOS of any of the other intersections listed above fall below LOS C, it shall identify methods 
for reducing vehicle trips to and from the project site, as well as other roadway or intersection improvements that 
would result in LOS C or better.  The applicant shall implement the measures required by the Department of Public 
Works and the Planning and Building Department, subject to all necessary permitting and environmental review 
requirements, within 1 year of the date of that report.  In the event that permits required for roadway or intersection 
improvements are not obtained, the methods for maintaining LOS C or better shall be achieved by reducing vehicle 
trips to and from the project site. 

Operation Applicant/Contractor Public Works Department/ 
Planning and Building 
Department/CalTrans 

Planning and Building 
Department 

Impact TRANS-8 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. 

Pre-Construction/ 
Construction 

Applicant/Contractor Public Works Department/ 
Planning and Building 
Department 

Public Works Department/ 
Planning and Building 
Department 

UTILITIES AND SERVICE SYSTEMS 

 Sewer     
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Impact UTIL-2 Mitigation Measure UTIL-2:  Wastewater Collection System Capacity.   

The applicant shall either:  (a) revise the project design to limit the maximum amount of sewage flow to the Granada 
Sanitary District sewer system to that which can be accommodated by the existing 8-inch sewer line in Stanford 
Avenue and the Princeton Pump Station; or (b) provide necessary expansion of the capacity of the sewer system to 
accommodate the addition of the expected maximum sewage flow of 26,000 gpd from the project.  Any 
implementation of Mitigation Measure UTIL-2b would require separate CEQA review and permit review. 

Pre-Construction/ 
Construction 

Applicant/Contractor/ 
Groundwater Consultant 

Public Works Department/ 
Planning and Building 
Department 

Public Works Department/ 
Planning and Building 
Department 

Impact UTIL-4 Mitigation Measure UTIL-4:  Wastewater Recycling and Disposal Requirements.   

The applicant shall comply with State Health Department and RWQCB requirements for wastewater recycling. 

Operation Applicant Public Works Department/ 
Planning and Building 
Department/State Health 
Department/RWQCB 

Public Works Department/ 
Planning and Building 
Department 

Impact UTIL-5 Mitigation Measure UTIL-5:  Wastewater and Recycling Water Flow Estimates 
The applicant shall revise the project plans and water budget analysis to correct the inconsistencies in the water 
recycling assumptions and calculations, and shall use this information to verify:  (a) the adequacy of plans for 
irrigation uses of recycled water; and (b) the sufficiency of the proposed landscape areas for winter season dispersal of 
all wastewater flow not distributed for toilet flushing.  The project’s use of treated wastewater for irrigation shall be 
managed and controlled to prevent changes in existing drainage and hydrology that could adversely impact the 
biology or hydrology of wetland habitats or result in ponding that could result in health, circulation, or structural 
stability problems.  Prior to Planning approval of any grading permit, the applicant shall submit a report, prepared by a 
biologist/hydrologist to determine appropriate recycled watering levels for all seasons that is consistent with the above 
requirement and the revised water budget analysis.  The report shall be submitted for review by the Environmental 
Health Division, RWQCB, and the County Planning Department.  Use of recycled water for irrigation shall be 
monitored for two years by a biologist/hydrologist to adjust water levels as necessary based on actual site conditions. 

    

Impact UTIL-6 Mitigation Measure UTIL-6:  Creek Crossing by Sewage Pipeline.   

The project applicant shall modify the current plans for sewer connection between the North and South parcels to 
provide either: (a) re-alignment and profile correction to accommodate a gravity sewer line; or (b) incorporation of a 
lift station on either the North or South parcel. 

Pre-Construction Applicant Public Works Department/ 
Planning and Building 
Department 

Public Works Department/ 
Planning and Building 
Department 

 Solid Waste     

Impact UTIL-11 Mitigation Measure UTIL-11:  Be Served by a Landfill with Insufficient Permitted Capacity to Accommodate the 
Project’s Solid Waste Disposal Needs.   

•  To facilitate onsite separation and recycling of construction-related wastes, the contractor(s) shall provide 
temporary waste separation bins onsite during construction. These bins shall be emptied and recycled 
accordingly as a part of the project’s regular solid waste disposal program. 

•  The applicant shall prepare and submit a facility recycling program for the collection and loading of recyclable 
materials prepared in response to the California Solid Waste Reuse and Recycling Access Act of 1991 as 
described by the CIWMB, Model Ordinance, Relating to Areas for Collecting and Loading Recyclable Materials 
in Development Projects, March 31, 1993. Adequate space or enclosures for recycling bins shall be provided at 
appropriate locations to promote recycling of paper, metal, glass, and other recyclable material. 

Construction/Operation Applicant Planning and Building 
Department/Environmental 
Health Services 

Planning and Building 
Department 
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