
COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  September 14, 2022 
 
TO: Planning Commission 
 
FROM: Planning Staff 
 
SUBJECT: EXECUTIVE SUMMARY:  Consideration of a Grading Permit for 

earthwork involving 23,000 cubic yards (c.y.) of cut and 3,000 c.y. of fill, 
associated with a new three-story, 136,706 sq. ft., Research and 
Development building (“2900 Bay Road”) with an open plaza and 198 
parking spaces, on a 109,706 sq. ft. property on Bay Road, between 2nd 
Avenue to the south and Barron Avenue to the north, in the 
unincorporated North Fair Oaks area of San Mateo County. 

 
  County File Numbers:  PLN 2021-00249 (Bauen Fund 2018 2920 LLC) 
 
 
PROPOSAL 
 
The “2900 Bay Road” project includes a new three-story, 136,706 sq. ft., Research and 
Development (R&D) building with an open plaza and 198 parking spaces, on a 109,706 sq. 
ft. property.  The subject property consists of 6 parcels to be merged, including 890 Barron 
Avenue and properties at 2910, 2920, 2930, and 2964 Bay Road (APNs 054-172-010, -020, 
-050, -160, -170, and a portion of -180).  A portion of APN 054-172-180 is within the city 
limits of Redwood City (“City”), with the remainder within the unincorporated County.  The 
subject parcel is currently developed with industrial buildings and parking lots which are 
proposed to be demolished.  A total of ten (10) trees would be removed, none of which are 
significant (trees with diameters at breast height (dbh) of 12 inches or more). 
 
In addition to the Grading Permit that is the subject of the Planning Commission’s 
consideration, the project also requires a Site Development Permit (PLN 2021-00245) and 
Merger (PLN 2021-00248) which are being processed in a separate ministerial permit 
process by the County.  Merger of the subject parcels within the County’s jurisdiction is 
contingent upon the division of APN 054-172-180 at the City/County limit; the City is 
processing the requested division, which is anticipated to conclude after the Planning 
Commission’s action on the Grading Permit, but successful completion of the division will be 
required prior to issuance of project building permits per Condition 3. 
 
The applicant has a separate application to the City for the development of  
14,464 sq. ft. of R&D space on three (3) parcels located to the east of the subject parcels 
within the City’s jurisdiction, including APNs 054-172-060, 070, and a portion of-180.  This 
portion of the development is referred to as “2950 Bay Road” and is not within the County’s 
permitting jurisdiction, and therefore is not included in the subject proposal. 
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RECOMMENDATION 
 
That the Planning Commission approve the Grading Permit, by making findings and 
adopting the conditions of approval in Attachment A of the staff report. 
 
SUMMARY 
 
Conformance with the General Plan and County Grading Regulations:  The project 
requires the issuance of a Grading Permit for earthwork involving 23,000 c.y. of cut and 
3,000 c.y. of fill that is needed to construct a 71,547 sq. ft., partially sub-grade, parking 
level and foundation for the building.  As required by Conditions 11, 12, and 17, the 
project would comply with State requirements to obtain coverage under the State General 
Construction Activity NPDES Permit, implement stormwater pollution prevention measures, 
and implement dust control during grading and construction.  For sewer service, the Fair 
Oaks Sewer Maintenance District reviewed and preliminarily approved the project.  For 
water service, the City of Redwood City Municipal Water Department has reviewed and 
preliminarily approved the project.  Project conditions of approval have been added. 
 
Compliance with North Fair Oaks Community Plan:  The project complies with several 
policies of Goal 2.2, which calls for the County to promote revitalization through 
redevelopment of underutilized and vacant land in North Fair Oaks to create jobs and 
housing and support community and economic development.  The project also complies 
with Goal 2.5, which calls for the County to create distinct gateways at key locations in 
North Fair Oaks that reflect the area’s unique identity.  The project site is located 
approximately 1,000 feet west of the 5th Avenue and Bay Road primary gateway.  The 
well-designed building, which incorporates large glass exterior walls within a modern 
cementitious form, and an open plaza and landscaping along Bay Road, will add an 
attractive large development within proximity of this important entry point. 
 
Compliance with Zoning Regulations:  The proposed use, research and development, is 
principally permitted in the Mixed-Use Industrial/North Fair Oaks District (M-1/NFO) Zoning 
District.  The project complies with all applicable development standards as described 
below:  
 

Development Standards Required in M-1/NFO  Proposed 
Maximum Building Site Coverage 80% 75.41% 
Maximum Building Floor Area Ratio for 
Industrial Use 

1.25 (137,133 sq. ft.) 1.25 (136,706 sq. ft.) 

Minimum Front Setback for Industrial 
Use 

10 feet minimum; 20 feet 
maximum along Bay Road 

 
Minimum 8-foot sidewalk along 

Bay Road 

10 feet from Bay Road 
 
 

16 feet+ along Bay Road with 
sidewalk easement 

Minimum Rear Setback None required 8.5 feet 
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Development Standards Required in M-1/NFO  Proposed 
Minimum Right Side Setback None required; Minimum 5-foot-

wide sidewalk along Barron 
Avenue 

5.5 feet from Barron Avenue 
 

Minimum Left Side Setback None required; Minimum 8-foot 
sidewalk along 2nd Avenue 

8.5 feet from 2nd Avenue 

Maximum Building Height 40 feet 40 feet 
(Stair and elevator exempt from 

height, per ADA regulations) 
Minimum Parking Spaces  183 stalls 198 stalls 
Minimum Bicycle Parking Spaces 137 spaces (private) 

30 spaces (public) 
140 spaces (private) 
30 spaces (public) 

 
Environmental Review:  Planning staff has reviewed the applicant’s environmental 
analysis and determined that the project is consistent with the scope of the North Fair 
Oaks Community Plan Environmental Impact Report (EIR), and that the project would 
not result in any new or more severe impacts.  All applicable and feasible mitigation 
measures from the North Fair Oaks Community Plan EIR are incorporated into this 
project as proposed conditions of approval.  Pursuant to CEQA Guidelines Sections 
15168(c) and 15162, no further environmental review is required. 
 
Based on trip generation rates recommended by the Institute of Transportation 
Engineers (ITE), the project is estimated to generate 1,477 net daily trips, with 45 net 
new trips during the AM peak hour and 39 net new trips during the PM peak hour.  The 
proposed project would add trips to the southbound movement at the Second Avenue 
and Middlefield Road intersection which is operating at a substandard level of service 
under existing conditions without the project.  The Second Avenue and Middlefield Road 
intersection meets the peak-hour signal warrant under background and cumulative 
conditions.  Per Condition 55, prior to the issuance of a building permit, the Applicant 
shall contribute to the County an amount proportional to the project’s traffic impact. 
 
Review by the North Fair Oaks Community Council:  At its April 28, 2022 public 
meeting, the North Fair Oaks Community Council (NFOCC) provided a unanimous 
recommendation of approval of Grading Permit to the Planning Commission, with the 
request that the applicant use Bay Road for project construction vehicle access and 
parking and discourage construction parking and access along 2nd Avenue and Barron 
Avenue to minimize traffic conflicts with residents of the trailer park across the street.  
Planning staff worked with the applicant’s team on a Logistics Plan and the 
requirements of Condition 27 which address the NFOCC’s recommendations. 
 
CML:cmc – CMLGG0286_WCU.DOCX 



COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  September 14, 2022 
 
TO: Planning Commission 
 
FROM: Planning Staff 
 
SUBJECT: Consideration of a Grading Permit, pursuant to Section 9283 of the 

County Ordinance Code, for earthwork involving 23,000 cubic yards (c.y.) 
of cut and 3,000 c.y. of fill, associated with a new three-story, 136,706 sq. 
ft., Research and Development building (“2900 Bay Road”) with an open 
plaza and 198 parking spaces, on a 109,706 sq. ft. property on Bay Road, 
between 2nd Avenue to the south and Barron Avenue to the north, in the 
unincorporated North Fair Oaks area of San Mateo County. 

 
  County File Numbers:  PLN 2021-00249 (Bauen Fund 2018 2920 LLC) 
 
 
PROPOSAL 
 
The “2900 Bay Road” project includes a new three-story, 136,706 sq. ft., Research and 
Development (R&D) building with an open plaza and 198 parking spaces, on a 109,706 
sq. ft. property.  The subject property consists of 6 parcels to be merged, including 890 
Barron Avenue and properties at 2910, 2920, 2930, and 2964 Bay Road (APNs 054-
172-010, -020, -050, -160, -170, and a portion of -180).  A portion of APN 054-172-180 
is within the city limits of Redwood City (“City”), with the remainder within the 
unincorporated County, as shown in the map in Attachment B. 
 
In addition to the Grading Permit that is the subject of the Planning Commission’s 
consideration, the project also requires a Site Development Permit (PLN 2021-00245) 
and Merger (PLN 2021-00248) which are being processed in a separate ministerial 
permit process by the County.  Merger of the subject parcels within the County’s 
jurisdiction is contingent upon the division of APN 054-172-180 at the City/County limit; 
the City is processing the requested division, which is anticipated to conclude after the 
Planning Commission’s action on the Grading Permit, but successful completion of the 
division will be required prior to issuance of project building permits per Condition 3 in 
Attachment A. 
 
The property is zoned Mixed-Use Industrial/North Fair Oaks District (M-1/NFO) with 
General Plan Land Use Designations of Medium High Density and Industrial Mixed Use. 
The subject parcel is currently developed with industrial buildings and parking lots.  The 
existing buildings are proposed to be demolished.  A total of ten (10) trees would be 
removed, none of which are significant (trees with diameters at breast height (dbh) of 12 
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inches or more).  The immediate area consists of industrial uses and buildings along 
Bay Road and Barron Avenue, commercial and industrial buildings along 2nd Avenue, 
and single-family residences located to the northeast (City of Redwood City). 
 
The applicant has a separate application to the City for the development of 14,464 sq. 
ft. of R&D space on three (3) parcels located to the east of the subject parcels within the 
City’s jurisdiction, including APNs 054-172-060, 070, and a portion of -180.  This portion 
of the development is referred to as “2950 Bay Road” and is not within the County’s 
permitting jurisdiction, and therefore is not included in the subject Grading Permit 
Application.  
 
RECOMMENDATION 
 
That the Planning Commission approve the Grading Permit, by making findings and 
adopting the conditions of approval in Attachment A. 
 
BACKGROUND: 
 
Report Prepared By:  Camille Leung, Senior Planner 
 
Applicant:  Tony Ponterio, Director of Development 
 
Owner:  Bauen Fund 2018 2920 LLC 
 
Public Notification:  Ten (10) day advanced notification for the hearing was mailed to 
property owners within 300 feet of the project parcel and a notice for the hearing posted 
in the San Mateo Times newspaper.  Notice was also sent to interested parties who 
provided comment during the Major Development Pre-Application Meeting for this 
project. 
 
Location:  890 Barron Avenue and properties at 2910, 2920, 2930, and 2964 Bay Road, 
in the North Fair Oaks area of unincorporated San Mateo County 
 
Property Size:  109,706 sq. ft. (approx. 2.5 acres) 
 
APN(s):  054-172-010, -020, -050, -160, -170, and -180 
 
Existing Zoning:  Mixed-Use Industrial/North Fair Oaks District (M-1/NFO) 
 
General Plan Designation:  Medium High Density, Industrial Mixed Use 
 
Existing Land Use:  The subject parcel is currently developed with industrial buildings 
and parking lots. 
 
Water Supply:  City of Redwood City Municipal Water Department 
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Sewage Disposal:  Fair Oaks Sewer Maintenance District 
 
Flood Zone:  Zone X (Area of Minimal Flood Hazard); Panel: 06081C0302E; Effective 
Date: 10-16-2012. 
 
Environmental Evaluation:  A California Environmental Quality Act (CEQA) analysis was 
performed to determine whether the project was included in the analysis completed for 
the North Fair Oaks Community Plan Environmental Impact Report (EIR) and whether 
any circumstances requiring additional environmental review are present.  Staff 
determined that no circumstances requiring additional environmental review were 
present. 
 
Setting:  The subject parcel is currently developed with industrial buildings and parking 
lots.  The existing buildings are proposed to be demolished.  The immediate area 
consists of industrial uses and buildings along Bay Road and Barron Avenue, 
commercial and industrial buildings along 2nd Avenue, and single-family residences 
located to the northeast (City of Redwood City). 
 
Chronology: 
 
Date  Action 
 
July 12, 2021 - Applicant submits the subject Grading Permit application 

(discretionary permit process) for a Research and 
Development Facility spanning properties owned by the 
subject property owner over eight parcels within the 
unincorporated area of the County of San Mateo and City of 
Redwood City.  Also, applications were submitted for the 
associated Site Development Permit and Merger which are 
ministerial permits (administrative processing with no public 
notice and not subject to appeal). 

 
October 4, 2021 - In response to a project referral sent by the Project Planner, 

San Mateo Local Agency Formation Commission staff 
provides a letter stating that the project area is adjacent to 
City of Redwood City boundaries, is eligible for annexation, 
and a portion of the project site is already in the City of 
Redwood City (Attachment B).  Specifically, the letter states 
that, in 1954, the City of Redwood City annexed an area at 
the corner of 2nd Street and Bay Road, referred to in the 
annexation documents as Lot 4 and a portion of Lot 3. LAFCo 
staff states that, in review of the project plans dated June 18, 
2021, the City/County boundary line does go through a 
portion of APN 054-172-180 and appears to cut through part 
of the proposed building. 
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- LAFCo staff also identified potential Fair Oaks Sewer 
Maintenance District (FOSMD) sewage treatment capacity 
constraints, including that FOSMD may prioritize affordable 
housing projects on properties not eligible for annexation to 
the City over projects on properties which are eligible for 
annexation. 
 

- The County requests that the applicant provide sewer 
demand generation rates for review by FOSMD. 

 
November 4, 2021 - Applicant informs the County that they do not intend to 

pursue annexation to the City of Redwood City. 
 
November 30, 2021 - Applicant submits revised plans (2nd resubmittal) to address 

review agency comments. 
 
February 14, 2022 - Applicant submits a revised design (3rd resubmittal) for a 

building spanning the subject parcels located within the 
County unincorporated area.  Project development on parcels 
located within the City of Redwood City (City) is being 
processed separately by the City. 

 
April 28, 2022 - North Fair Oaks Community Council (NFOCC) public 

meeting.  The NFOCC made recommendations to limit 
project construction access and parking to Bay Road, 
additional landscaping along Barron Avenue, and community 
access to the proposed plaza along Bay Road. 

 
May 2, 2022 - Project Planner advises the applicant to seek a lot line 

adjustment for the 2 parcels within the City and APN 054-
172-180 which is within both the City’s and County’s 
jurisdiction, to facilitate merger of the portion of the parcel 
within the County’s jurisdiction with the other project parcels 
within the County’s jurisdiction (Merger required prior to 
issuance of building permits per Condition 3). 

 
May 16, 2022 - Major development public workshop (remote meeting).  No 

members of the public attend. 
 
June 3, 2022 - Applicant submits revised traffic report to address DPW and 

Planning comments. 
 
August 11, 2022 - Redwood City Fire Department provides preliminary project 

approval.  Application is deemed complete. 
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September 14, 2022 - Planning Commission public hearing for Grading Permit. 
 
Sept/October 2022 - County to review Site Development Permit (PLN 2021-00245) 

and Merger (PLN 2021-00248). 
 
DISCUSSION 
 
A. KEY ISSUES 
 
 1. Conformance with the General Plan 
 
  a. Soil Resources 
 
   Policy 2.23 (Regulate Excavation, Grading, Filling, and Land Clearing 

Activities Against Accelerated Soil Erosion) calls for the County to 
regulate excavation, grading, filling, and land clearing activities to 
protect against accelerated soil erosion and sedimentation.  The 
project requires the issuance of a Grading Permit for earthwork 
involving 23,000 cy of cut and 3,000 cy of fill that is needed to 
construct a 71,547 sq. ft., partially sub-grade, parking level and 
foundation for the building.  As required by Conditions 11, 12, and 16, 
the project would comply with State requirements to obtain coverage 
under the State General Construction Activity NPDES Permit, 
implement stormwater pollution prevention measures, and implement 
dust control during grading and construction. 

 
  b. Water Supply and Wastewater 
 

For sewer service, on behalf of the Fair Oaks Sewer Maintenance 
District (Sewer District), the Department of Public Works’ Utilities-
Flood Control-Watershed Protection Section reviewed and 
preliminarily approved the project subject to its letter dated January 
10, 2022 (Attachment F).  Conditions of approval have been added to 
Attachment A.  The Sewer District has performed a capacity analysis 
of the additional sewage anticipated to be generated by the new 
development and delivered into the Sewer District facilities and has 
determined that the Sewer District facilities have sufficient capacity to 
accommodate the increased flow.  As provided in that analysis, no 
upgrades or improvements are required. 

 
For water service, the City of Redwood City Municipal Water 
Department has reviewed and preliminarily approved the project 
subject to conditions of approval, which have been added to 
Attachment A. 
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  c. Compliance with North Fair Oaks Community Plan 
 

The project complies with several policies of Goal 2.2, which calls for 
the County to promote revitalization through redevelopment of 
underutilized and vacant land in North Fair Oaks to create jobs and 
housing and support community and economic development.  The 
project also complies with Goal 2.5, which calls for the County to 
create distinct gateways at key locations in North Fair Oaks that 
reflect the area’s unique identity.  The following summarizes the 
applicable policies of the Community Plan and how each is addressed 
by the project: 

 
   (1) Policy 2A:  Identify areas that should be preserved for current 

and future industrial and job-generating uses, particularly in 
existing industrial areas identified as appropriate for additional 
development.  Designate and preserve these areas for activities 
that are consistent with industrial and job-generating uses, such 
as warehousing, office, research and development, and light 
manufacturing and assembly.  The subject project consists of a 
three-story, 136,706 sq. ft., Research & Development building 
on 6 parcels that are currently developed with small, one-story 
industrial buildings and parking lots.  The existing buildings are 
proposed to be demolished.  The project, which incorporates an 
open plaza and landscaping along Bay Road, will blend in well 
with the Stanford property to the north and with industrial 
buildings and uses on 2nd Avenue and Barron Avenue. 

 
   (2) Policy 5A:  Designate the following six locations as primary 

gateways:  El Camino Real and 5th Avenue; Middlefield Road at 
the Southern Pacific Railroad crossing (at the potential site of 
the multi-modal transit hub); Middlefield Road and 8th Avenue; 
5th Avenue and Bay Road; Spring Street and Charter Street; 
and Marsh Road at the Southern Pacific Railroad crossing.  
Apply distinctive design treatments and streetscape elements to 
distinguish gateways as key entry and exit points to and from 
North Fair Oaks.  The project site is located approximately 1,000 
feet west of the 5th Avenue and Bay Road intersection.  The 
well-designed building, which incorporates large glass exterior 
walls within a modern cementitious form, an open plaza and 
landscaping along Bay Road, will add an attractive large 
development within proximity of this important entry point to the 
industrial area of North Fair Oaks. 
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 2. COMPLIANCE WITH COUNTY ZONING REGULATIONS 
 
  The property is located within the Mixed-Use Industrial/North Fair Oaks 

District (M-1/NFO) Zoning District.  The proposed use, research and 
development, is principally permitted in the M-1/NFO Zoning District.  The 
project complies with applicable development standards as listed below: 

 
 

Development Standards Required in M-1/NFO  Proposed 
Building Site Area 10,000 sq. ft. 13,225 sq. ft. (existing) 
Minimum Average Parcel Width  100 feet > 240 feet  

Maximum Building Site Coverage 80% 75.41% 
Maximum Building Floor Area 
Ratio for Industrial Use 

1.25 (137,133 sq. ft.) 1.25 (136,706 sq. ft.) 

Minimum Front Setback for 
Industrial Use 

10 feet minimum; 20 feet 
maximum along Bay Road 

 
Minimum 8-foot sidewalk along 

Bay Road 

10 feet from Bay Road 
 
 

16 feet+ along Bay Road 
with sidewalk easement 

Minimum Rear Setback None required 8.5 feet 
Minimum Right Side Setback None required; Minimum 5-foot-

wide sidewalk along Barron 
Avenue 

5.5 feet from Barron 
Avenue 

 
Minimum Left Side Setback None required; Minimum 8-foot 

sidewalk along Second Avenue 
8.5 feet from 2nd Avenue 

Maximum Building Height 40 feet 4 feet 
(Stair and elevator exempt 

from height, per ADA 
regulations) 

Minimum Parking Spaces  183 stalls 
(1 space:  750 sq. ft.) 

198 stalls 
(Includes 7 Accessible; 2 
Van Accessible; and 47 

Compact) 
Minimum Bicycle Parking Spaces 137 spaces (private) 

30 spaces (public) 
140 spaces (private) 
30 spaces (public) 

 
 3. COMPLIANCE WITH COUNTY GRADING REGULATIONS 
 

The proposed project requires approximately 23,000 c.y. of cut and 3,000 
c.y. of fill to accommodate the proposed building.  Planning and 
Geotechnical staff have reviewed the proposal and submitted documents 
and determined that the project conforms to the criteria for review contained 
in the Regulations for Excavating, Grading, Filling and Clearing on Lands in 
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Unincorporated San Mateo County (referred to in this report as “Grading 
Regulations”).  The findings and supporting evidence are outlined below: 

 
  a. That the granting of the permit will not have a significant adverse 

effect on the environment. 
 
   The project will have a less-than-significant impact on the environment 

with the implementation of standard conditions of approval which will 
require excavated earth to be off-hauled and deposited to an approved 
disposal location, require application of erosion control measures prior 
to and during project grading and construction, place limitations on 
grading during the wet season, and require the Project Engineer to 
submit written certification that all grading has been completed in 
conformance with the approved plans, conditions of approval, and the 
Grading Regulations. 

 
  b. That the project conforms to the criteria of the San Mateo County 

Grading Ordinance. 
 
   The project, as it will be conditioned, conforms to the criteria for review 

contained in the Grading Regulations, including an erosion and 
sediment control plan, dust control measures, and required 
replacement of removed vegetation. 

 
  c. That the project is consistent with the General Plan. 
 
   As outlined earlier in Section A of this report, the project conforms to 

the North Fair Oaks Community Plan, the applicable component of the 
County’s General Plan. 

 
B. ENVIRONMENTAL REVIEW 
 
 The applicant submitted an environmental checklist titled “2900 Bay Road Project:  

Environmental Checklist” (Attachment G).  County Planning has reviewed the 
document and determined that the project is consistent with the scope of the 
North Fair Oaks Community Plan Environmental Impact Report (EIR), and that the 
project would not result in any new or more severe impacts.  All applicable and 
feasible mitigation measures from the North Fair Oaks Community Plan EIR are 
incorporated into this project as proposed conditions of approval.  Pursuant to 
CEQA Guidelines Sections 15168(c) and 15162, no further environmental review 
is required. 
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C. REVIEW OF PROJECT TRAFFIC BY THE DEPARTMENT OF PUBLIC WORKS  
 
 Department of Public Works (DPW) staff have reviewed the submitted traffic 

reports prepared by Hexagon Transportation Consultants, Inc.  (Project Traffic 
Engineer).  The following is a summary of the findings of the traffic report.  
Recommendations of the report have been incorporated as conditions of approval. 

 
 1. Project Trip Generation:  Based on trip generation rates recommended by 

the Institute of Transportation Engineers (ITE), the project is estimated to 
generate 1,477 net daily trips, with 45 net new trips (41 inbound and 4 
outbound) during the AM peak hour and 39 net new trips (12 fewer inbound 
and 51 outbound) during the PM peak hour. 

 
 2. Level of Service Analysis:  With the signalization expected at the 

intersection of Fifth Avenue and Bay Road before the proposed project is 
built, the intersection would operate at an acceptable level of service under 
background and cumulative conditions.  Operations at the intersection of 
Second Avenue and Middlefield Road would decline due to the project.  The 
southbound movement at the intersection is operating at a substandard 
level of service under existing conditions without the project.  The proposed 
project would add trips to the southbound left turn movement from Second 
Avenue to Middlefield Road.  The Second Avenue and Middlefield Road 
intersection meets the peak-hour signal warrant under background and 
cumulative conditions.  Per Condition 55, prior to the issuance of a building 
permit, the Applicant shall contribute to the County an amount proportional 
to the project’s traffic impact. 

 
 3. Consistency with NFO Community Plan:  Based on the revised 

Transportation Impact Analysis dated June 3, 2022, the report states that 
there has been one other R&D development proposed within the North Fair 
Oaks Community Plan Area since the Plan’s approval.  A Mixed-Use 
development at 2875 El Camino Real proposes 17,962 sq. ft. of R&D space, 
which represents 8.55% of the total net new industrial buildout.  Therefore, 
the two proposed projects would represent 73.79% of the total net new 
industrial buildout and would be consistent with the analysis performed for 
the NFO Community Plan EIR. 

 
D. REVIEW BY THE NORTH FAIR OAKS COMMUNITY COUNCIL (NFOCC)  
 
 At its April 28, 2022 public meeting, the North Fair Oaks Community Council 

(NFOCC) provided a unanimous recommendation of approval of Grading Permit 
to the Planning Commission, subject to further consideration of the following: 

 
 1. Limit construction vehicle access and parking to Bay Road:  Based on 

feedback collected from the community and council members, the NFOCC 
requested the applicant use Bay Road for project construction vehicle 
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access and parking.  Specifically, the NFOCC discouraged construction 
parking and access along 2nd Avenue.  Planning staff recommends limiting 
project construction traffic along Barron Avenue to minimize traffic conflicts 
with residents of the trailer park across the street.  To respond to these 
concerns, Planning staff worked with the applicant’s team on a Logistics 
Plan (Attachment H) and the requirements of Condition 27 which address 
the NFOCC’s recommendations: 

 
  a. All trucks to enter the site from Bay Road for all phases of 

construction, except as allowed below. 
 
  b. Construction parking will be at an offsite location. 
 
  c. During grading and mass excavation phases, trucks shall enter the 

site from Bay Road and exit onto Second Avenue and proceed back to 
Bay Road. 

 
  d. Barron Avenue is not to be used during grading and mass excavation 

activities. 
 
  e. No construction traffic north of Bay Road on Second Avenue 

(residential area). 
 
  f. To maximize pedestrian and local traffic safety, construction vehicle 

access along Barron Avenue shall be limited to large equipment and 
deliveries necessary for construction of the West elevation and 
concrete pump trucks only, where flagmen are required for these 
functions.  Project traffic that would add to same-direction residential 
traffic during commute hours should be minimized. 

 
  g. Coordinate with mobile home park residents as much as possible, 

including bulletin board for noise complaints and announcements 
located on the Barron Avenue side. 

 
  h. Minimize constraint of traffic lanes during construction. Minimize lane 

closures. 
 
 2. Allow community access to plaza:  There is no existing or proposed public 

access easement over the proposed plaza area along Bay Road.  The plaza 
would remain private property where the public would not have legal right of 
access.  In other words, public access will be at the will of the owner, where 
the owner’s expressed intent is to allow the public into this area.  However, 
should the will of the owner change, private property rights can be enforced 
as needed.  The NFOCC stated that the public ability to access the plaza is 
important and legal right of public access may not be needed. 
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 3. Additional landscaping along Barron Avenue:  The NFOCC recommended 
that the applicant incorporate more landscaping along Barron Avenue, to 
provide more screening of the building as viewed from the trailer park 
across the street.  This recommendation has been added as Condition 29.c. 

 
E. REVIEWING AGENCIES 
 
 Local Agency Formation Commission (LAFCo) 
 Building Inspection’s Drainage Section  
 Building Inspection Geotechnical Section 
 County Fair Oaks Sewer District 
 County Department of Public Works 
 County Arborist 
 Redwood City Fire Department 
 City of Redwood City Municipal Water Department 
 North Fair Oaks Community Council 
 
ATTACHMENTS 
 
A.  Recommended Findings and Conditions of Approval 
B. Jurisdiction Map  
C. Vicinity Map  
D. Project Plans 
E. Photos of Project Site 
F. Letter from DPW’s Utilities-Flood Control-Watershed Protection Section, dated 

January 10, 2022. 
G. 2900 Bay Road Project: Environmental Checklist, dated May 17, 2022. 
H. Logistics Plan 
I. Major Development Workshop Summary Letter, dated August 29, 2022 
 
CML:cmc – CMLGG0287_WCU.DOCX 
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Attachment A 

 
County of San Mateo 

Planning and Building Department 
 

RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL 
 
 
Project File Number:  PLN 2021-00249 Hearing Date:  September 14, 2022 
 
Prepared By: Camille Leung, Project Planner For Adoption By:  Planning Commission 
 
 
RECOMMENDED FINDINGS 
 
Regarding Environmental Review, Find: 
 
1. That the project, as proposed and conditioned, is within the scope of the North 

Fair Oaks Community Plan Environmental Impact Report (EIR), and would not 
result in any new or more severe environmental impacts, as described in the 
“2900 Bay Road Project:  Environmental Checklist” (Attachment G of the staff 
report).  All applicable and feasible mitigation measures from the North Fair Oaks 
Community Plan EIR have been incorporated into the project as conditions of 
approval. 

 
Regarding the Grading Permit, Find: 
 
2. That the granting of the permit will not have a significant adverse effect on the 

environment.  The project, as proposed and conditioned, has been reviewed and 
preliminarily approved by the Planning and Building Department’s Geotechnical 
Section and the Department of Public Works, with conditions incorporated into 
Attachment A of the staff report.  As analyzed in the staff report, with imposition of 
the conditions of approval, the project would not have a significant adverse effect 
on the environment. 

 
3. That this project, as conditioned, conforms to the criteria of the San Mateo County 

Grading Regulations and is consistent with the General Plan.  The project, as it 
will be conditioned, conforms to the criteria for review contained in the Grading 
Regulations, including an erosion and sediment control plan, dust control 
measures, and required replacement of removed vegetation.  The project 
conforms to the North Fair Oaks Community Plan, the applicable component of 
the County’s General Plan. 
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RECOMMENDED CONDITIONS OF APPROVAL 
 
Current Planning Section 
 
1. This approval applies only to the proposal, documents, and plans as described in 

this report and approved by the Planning Commission on September 14, 2022.  
Minor modifications to the project may be approved by the Community 
Development Director if they are consistent with the intent of, and in substantial 
conformance with, this approval. 

 
2. The Grading Permit shall be valid for one (1) year from the date of final approval, 

in which time a valid building permit shall be issued and a completed inspection 
(to the satisfaction of the Building Inspector) shall have occurred within 180 days 
of issuance of such building permit.  Any extension of these permits shall require 
submittal of an application for permit extension and payment of applicable 
extension fees sixty (60) days prior to the expiration date. 

 
3. The following permits are required prior to building permit (i.e., grading and 

foundation) issuance: 
 
 a. Approval of Site Development Permit (PLN 2021-00245); and 
 
 b. A Merger of the subject parcels within the County’s jurisdiction shall be 

recorded. 
 
4. Noise sources associated with demolition, construction, repair, remodeling, or 

grading of any real property shall be limited to the hours from 7:00 a.m. to 
6:00 p.m. weekdays and 9:00 a.m. to 5:00 p.m. Saturdays.  Said activities are 
prohibited on Sundays, Thanksgiving and Christmas (San Mateo County 
Ordinance Code Section 4.88.360). 

 
5. The site is considered a Construction Stormwater Regulated Site.  Any grading 

and/or ground disturbance activities conducted during the wet weather season 
(October 1 to April 30) will require monthly erosion and sediment control 
inspections by the Building Inspection Section. 

 
6. Any new utility lines shall be installed underground from the nearest existing utility 

pole. 
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7. The applicant shall provide “finished floor elevation verification” to certify that the 
structure is actually constructed at the height shown on the approved plans.  The 
applicant shall have a licensed land surveyor or engineer establish a baseline 
elevation datum point in the vicinity of the construction site. 

 
 a. The applicant shall maintain the datum point so that it will not be disturbed 

by the proposed construction activities until final approval of the building 
permit. 

 
 b. This datum point and its elevation shall be shown on the submitted site plan.  

This datum point shall be used during construction to verify the elevation of 
the finished floors relative to the existing natural or to the grade of the site 
(finished grade). 

 
 c. Prior to Planning approval of the building permit application (i.e., grading 

and foundation), the applicant shall also have the licensed land surveyor or 
engineer indicate on the construction plans:  (1) the natural grade elevations 
at the significant corners (at least four) of the footprint of the proposed 
structure on the submitted site plan, and (2) the elevations of proposed 
finished grades. 

 
 d. In addition, (1) the natural grade elevations at the significant corners of the 

proposed structure, (2) the finished floor elevations, (3) the topmost 
elevation of the roof, and (4) the garage slab elevation must be shown on 
the plan, elevations, and cross-section (if one is provided). 

 
 e. Once the building is under construction, prior to the below floor framing 

inspection or the pouring of the concrete slab (as the case may be) for the 
lowest floor(s), the applicant shall provide to the Building Inspection Section 
a letter from the licensed land surveyor or engineer certifying that the lowest 
floor height, as constructed, is equal to the elevation specified for that floor 
in the approved plans.  Similarly, certifications on the garage slab and the 
topmost elevation of the roof are required. 

 
 f. If the actual floor height, garage slab, or roof height, as constructed, is 

different than the elevation specified in the plans, then the applicant shall 
cease all construction and no additional inspections shall be approved until 
a revised set of plans is submitted to and subsequently approved by both 
the Building Official and the Community Development Director. 

 
8. Only improvements necessary for compliance with the Americans with Disabilities 

Act, such as the elevator shaft for access to rooftop recreation facilities, and 
landscaping are allowed to exceed the height limit of 40 feet.  Chimneys, pipes, 
mechanical equipment, antennae, and other similar structures may extend beyond 
40 feet to a maximum of 46 feet as required for safety or efficient operation 
(SECTION 6276.4.5 of the Zoning Regulations). 
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9. There are three (3) trees identified as meeting significant criteria, including a large 
Coast live oak (Tree 490) and two (2) small sweetgum (Trees 499 and 500), which 
are located off-site but within close proximity of the project.  The applicant shall 
submit a report by the Project Arborist which shall consider project-related impacts 
to root systems and canopies of these trees and recommend mitigations.  The 
arborist shall provide specific recommendations for minimizing impact to the 
canopy of Tree 490, which overhangs the property.  The Arborist shall provide 
pruning recommendations for Tree 490 (or correct misidentification of the tree in 
their Tree Protection assessment).  The Project Arborist shall provide more 
detailed pruning plan for these trees including images detailing anticipated pruning 
cuts for trees 490, 499 and 500. 

 
Grading Permit 
 
10. No grading shall be allowed during the winter season (October 1 to April 30) to 

avoid potential soil erosion, unless the applicant applies for an Exception to the 
Winter Grading Moratorium and the Community Development Director grants the 
exception.  Exceptions will only be granted if dry weather is forecasted during 
scheduled grading operations, and the erosion control plan includes adequate 
winterization measures (amongst other determining factors). 

 
11. Upon the start of excavation 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 exposed surfaces (e.g., parking areas, staging areas, soil piles, graded 

areas, and unpaved access roads) shall be watered two times per day. 
 
 b. All haul trucks transporting soil, sand, or other loose material off-site shall be 

covered. 
 
 c. All visible mud or dirt track-out onto adjacent public roads shall be removed 

using wet power vacuum street sweepers at least once per day.  The use of 
dry power sweeping is prohibited. 

 
 d. All vehicle speeds on unpaved roads shall be limited to 15 mph. 
 
 e. All roadways, driveways, and sidewalks to be paved shall be completed as 

soon as possible.  Building pads shall be laid as soon as possible after 
grading unless seeding or soil binders are used. 

 
 f. Idling times shall be minimized either by shutting equipment off when not in 

use or reducing the maximum idling time to 5 minutes (as required by the 
California airborne toxics control measure Title 13, Section 2485 of 
California Code of Regulations [CCR]).  Clear signage shall be provided for 
construction workers at all access points. 
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 g. All construction equipment shall be maintained and properly tuned in 
accordance with manufacturer’s specifications.  All equipment shall be 
checked by a certified mechanic and determined to be running in proper 
condition prior to operation. 

 
 h. Post a publicly visible sign with the telephone number and person to contact 

at the Lead Agency regarding dust complaints.  This person shall respond 
and take corrective action within 48 hours.  The Air District’s phone number 
shall also be visible to ensure compliance with applicable regulations. 

 
 i. Construction-related activities shall not involve simultaneous occurrence of 

more than two construction phases (e.g., paving and building construction 
would occur simultaneously). 

 
12. The applicant shall include an erosion and sediment control plan to comply with 

the County’s Erosion Control Guidelines on the plans submitted for the grading 
and foundation permit.  This plan shall identify the type and location of erosion 
control measures to be installed upon the commencement of construction in order 
to maintain the stability of the site and prevent erosion and sedimentation off-site. 

 
13. The applicant shall adhere to the San Mateo County-wide Stormwater Pollution 

Prevention Program “General Construction and Site Supervision Guidelines,” 
including, but not limited to, the following: 

 
 a. Delineation with field markers clearing limits, easements, setbacks, sensitive 

or critical areas, buffer zones, trees, and drainage courses within the vicinity 
of areas to be disturbed by construction and/or grading. 

 
 b. Protection of adjacent properties and undisturbed areas from construction 

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

 
 c. Performing clearing and earth moving activities only during dry weather. 
 
 d. Stabilization of all denuded areas and maintenance of erosion control 

measures continuously between October 1 and April 30.  Stabilization shall 
include both proactive measures, such as the placement of hay bales or coir 
netting, and passive measures, such as re-vegetating disturbed areas with 
plants propagated from seed collected in the immediate area. 

 
 e. Storage, handling, and disposal of construction materials and wastes 

properly, so as to prevent their contact with stormwater. 
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 f. Control and prevention of the discharge of all potential pollutants, including 
pavement cutting wastes, paints, concrete, petroleum products, chemicals, 
wash water or sediments, and non-stormwater discharges to storm drains 
and watercourses. 

 
 g. Use of sediment controls or filtration to remove sediment when dewatering 

site and obtain all necessary permits. 
 

 h. Avoiding cleaning, fueling, or maintaining vehicles on-site, except in a 
designated area where wash water is contained and treated. 

 
 i. Limiting and timing applications of pesticides and fertilizers to prevent 

polluted runoff. 
 
 j. Limiting construction access routes and stabilization of designated access 

points. 
 
 k. Avoiding tracking dirt or other materials off-site; cleaning off-site paved 

areas and sidewalks using dry sweeping methods. 
 
 l. Training and providing instruction to all employees and subcontractors 

regarding the Watershed Protection Maintenance Standards and 
construction Best Management Practices. 

 
 m. Additional Best Management Practices in addition to those shown on the 

plans may be required by the Building Inspector to maintain effective 
stormwater management during construction activities.  Any water leaving 
site shall be clear and running slowly at all times. 

 
14. At the time of building permit application (i.e., grading and foundation), the 

applicant shall demonstrate compliance with all applicable source control 
measures listed in Worksheet B of the C.3/C.6 Checklist. 

 
15. No site disturbance shall occur, including any tree/vegetation removal, grading, or 

landscaping, until a grading and building permit have been issued, and then only 
disturbance associated with the issued permit may occur.  The property owner 
shall complete a grading permit “hard card” with all necessary information filled 
out and submit the form to the Current Planning Section. 

 
 The property owner shall complete a grading permit “hard card” with all necessary 

information filled out and submit the form to the Current Planning Section. 
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16. The grading permit “hard card” shall not be issued until a grading permit for the 
project has been issued and the requirements as listed below are met: 

 
 a. Prior to issuance of the grading permit “hard card,” the property owner shall 

submit a schedule of all grading operations to the Current Planning Section, 
subject to review and approval by the Current Planning Section.  The 
schedule of all grading operations shall include the anticipated start and end 
date of rough grading operations, including dates of revegetation and 
estimated date of establishment of newly planted vegetation. 

 
 b. The submitted schedule shall include a schedule for winterizing the site.  If 

the schedule of grading operations calls for the grading to be completed in 
one grading season, then the winterizing plan shall be considered a 
contingent plan to be implemented if work falls behind schedule.  All 
submitted schedules shall represent the work in detail and shall project the 
grading operations through to completion. 

 
 c. Prior to issuance of the grading permit “hard card”, the off-haul truck route is 

subject to review and approval by the Department of Public Works. 
 
 d. The applicant shall submit a WDID Number as demonstration of coverage 

under the State General Construction Permit.  Reports from the Applicant’s 
Qualified Stormwater Practitioner shall be sent to the Project Planner via 
email on a weekly basis. 

 
17. It shall be the responsibility of the engineer of record to regularly inspect the 

erosion control measures for the duration of all grading remediation activities, 
especially after major storm events, and determine that they are functioning as 
designed and that proper maintenance is being performed.  Deficiencies shall be 
immediately corrected, as determined by and implemented under the observation 
of the engineer of record. 

 
18. For the final approval of the grading permit, the property owner 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, and the Grading Regulations, to the 
Department of Public Works and the Planning and Building Department’s 
Geotechnical Engineer, and (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 the Current Planning Section. 
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19. An Erosion Control and/or Tree Protection Inspection is required prior to the
issuance of a building permit for construction and demolition purposes, as the
project requires tree protection of significant trees.  Once all review agencies have
approved the building permit, the applicant will be notified that an approved job
copy of the Erosion Control and/or Tree Protection Plan is ready for pick-up at the
Planning counter of the Planning and Building Department.  Once the Erosion
Control and/or Tree Protection measures have been installed per the approved
plans, please contact the Building Inspection Section at 650/599-7311 to schedule
an Inspection.  A $144 inspection fee will be assessed to the building permit for
the inspection.  If the initial pre-site inspection is not approved, an additional
inspection fee will be assessed for each required re-inspection until the job site
passes the Pre-Site Inspection.

20. Archaeological and historical resources and human remains are protected from
unauthorized disturbance by State law, and supervisory and construction
personnel therefore must notify the County and proper authorities if any possible
archaeological or historic resources or human remains are encountered during
construction activities and halt construction to allow qualified Archaeologists to
identify, record, and evaluate such resources and recommend an appropriate
course of action.

21. In the event that cultural, paleontological, or archeological resources are
encountered during site grading or other site work, such work shall immediately be
halted in the area of discovery and the project sponsor shall immediately notify the
Community Development Director of the discovery.  The applicant shall be
required to retain the services of a qualified archeologist for the purpose of
recording, protecting, or curating the discovery as appropriate.  The cost of the
qualified archeologist and any recording, protecting, or curating shall be borne
solely by the project sponsor.  The archeologist shall be required to submit to the
Community Development Director for review and approval a report of the findings
and methods of curation or protection of the resources.  No further grading or site
work within the area of discovery shall be allowed until the preceding has
occurred. Disposition of Native American remains shall comply with CEQA
Guidelines Section 15064.5(e).

22. The applicant and contractors must carry out the requirements of State law with
regard to the discovery of human remains, whether historic or prehistoric, during
grading and construction.  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.
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Mitigation Measures of the North Fair Oaks Community Plan EIR 

23. The applicant shall demonstrate compliance with all applicable mitigation
measures of the North Fair Oaks Community Plan EIR at the time of building
permit application.

M-1/NFO Zoning District Requirements

24. The applicant shall provide a lighting photometric plan which demonstrates that all
exterior lighting, including sign lighting, shall be located and directed so that direct
rays and glare are confined to the premises, as required in the M-1/NFO Zoning
District.

25. Signage shall require a building permit and comply with the M-1/NFO Zoning
District sign regulations.

26. At the time of building permit application, the applicant shall demonstrate
compliance with the M-1/NFO Zoning District screening requirements, including
the following:

a. Refuse, waste removal, and outdoor service/storage areas, where allowed,
shall be screened with a six (6) foot solid wall or opaque fence/gate when
visible from a public way or residentially zoned parcel.

b. A minimum six (6), not to exceed eight (8), foot masonry wall shall be
erected along the entire common property line where an industrial use abuts
a residentially zoned parcel.  Other fencing along property lines shall be of
opaque materials when visible from a public way or residentially zoned
parcel and shall not include barbed wire.

c. Mechanical equipment (e.g., air conditioning, heating, compressor,
generator, venting units) or other utility hardware on roof, ground, or
buildings shall be screened with opaque materials compatible with the
building, when visible from a public way or residentially zoned parcel.

d. All outdoor operations not otherwise subject to the above screening
requirements shall be screened with a six (6) foot solid wall or opaque
fence/gate, or other material approved by the Community Development
Director.

27. Throughout the term of project grading and construction, project construction
vehicle access and parking shall comply with the Logistics Plans as approved by
County staff, including the following:

a. All trucks to enter the site from Bay Road for all phases of construction,
except as allowed below.
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b. Construction parking will be at an offsite location.

c. During grading and mass excavation phases, trucks shall enter the site from
Bay Road and exit onto Second Avenue and proceed back to Bay Road.

d. Barron Avenue is not to be used during grading and mass excavation
activities.

e. No construction traffic north of Bay Road on Second Avenue (residential
area).

f. To maximize pedestrian and local traffic safety, construction vehicle access
along Barron Avenue shall be limited to large equipment and deliveries
necessary for construction of the West elevation and concrete pump trucks
only, where flagmen are required for these functions.  Project traffic that
would add to same-direction residential traffic during commute hours should
be minimized.

g. Coordinate with mobile home park residents as much as possible, including
bulletin board for noise complaints and announcements located on the
Barron Avenue side.

h. Minimize constraint of traffic lanes during construction. Minimize lane
closures.

Water Efficiency Landscape Ordinance (WELO)/ Landscaping 

The following requirements shall apply to the building permit application.  For questions, 
please contact Gene Ferrero (eferrero@4LEAFINC.com ) of 4LEAF, Inc. at 925/ 462-
5959 or direct at 559/ 730-6203. 

28. At the building permit stage, please address the following plan review comments:

a. All new plans shall have a wet signature of the designer or the registration
number, expiration date and wet signature of the responsible professional
(architect, engineer, etc.) on all sheets. (Electronic signatures are not
allowed.)

b. Provide an itemized list which clearly indicates how each review comment(s)
is addressed and the specific location on the plans, specifications or
calculations where the correction(s) is provided. Include on the itemized list
any changes to the plans or previously submitted documents that are not
the result of the plan check correction process.

c. Changes made to the plans not a result of responses to the plan review
comments may result in additional comments on future rounds.  Upon

mailto:eferrero@4LEAFINC.com
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resubmittal, if any changes have been made to the plan documents 
unrelated to those items identified in the comment lists, please list the 
changes on a separate sheet and include in your submittal documentation. 

 
 d. Irrigation Plans (492.7): 
 

•  Provide the location and size of the water sub-meters for landscape. 
 

•  Please amend the plans to include a complete irrigation system design 
layout and all related components. 

 
•  Please provide the static water pressure at the point of connection. 

 
•  Provide manual shut-off valves as required. 

 
•  Please provide flow rate application rate and design operation pressure for 

each station. 
 

•  Please indicate the location of the Weather Sensor. 
 
 e. Irrigation Scheduling (492.10): Please provide the irrigation schedule. 

Include this schedule in the plan set. 
 
 f. Irrigation Audit, Survey, and Water Use Analysis (492.12):  Please provide 

upon completion of job and prior to final inspection. 
 
 g. Soils Analysis-Soil Management Report (Section 492.5): 
 

• Please provide the Soils Analysis-Soils Management Report as identified 
in the checklist.  Include the report in the plan set and in packet form. 

 
• Please include copies of delivery receipts for soil amendments. 

 
 h. Certificate of Completion Documents (492.9) must be provided at time of 

final inspection. 
 
29. At the time of building permit application, the applicant shall submit landscaping 

plans that demonstrate compliance with the following requirements:  
 
 a. Applicant shall move trees in pots proposed at Bay Road in the public right-

of-way to in-ground tree planting within the property boundaries. 
 
 b. New trees shall be planted in a manner to accommodate deep root growth 

and growth to a mature size, subject to review and approval by the County 
Arborist. 
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 c. The applicant shall incorporate continuous landscaping along Barron 
Avenue, and a planted green screen at the Level 1 parking garage to 
provide screening of the building and parking as viewed from the trailer park 
across the street. 

 
Building Inspection Section 
 
30. Building permits will be required for the removal and replacement of all structures.  

Payment of building permit fees, including the Affordable Housing Impact Fee, is 
due at the time of building permit approval.  More information regarding the 
Affordable Housing Impact Fee may be found at: 
https://planning.smcgov.org/building-permit-fees  

 
Building Inspection’s Drainage Section 
 
31. The project is a Provision C.3 Regulated Project.  Project shall comply with 

County drainage policy to prevent stormwater from development from flowing 
across property lines.  Prior to the issuance of the building permit, the applicant 
shall have prepared, by a registered civil engineer, a drainage analysis of the 
proposed project and submit it to the Building Inspection Section for review and 
approval.  The drainage analysis shall consist of a written narrative and a plan.  
The flow of the stormwater onto, over, and off of the property shall be detailed on 
the plan and shall include adjacent lands as appropriate to clearly depict the 
pattern of flow.  The analysis shall detail the measures necessary to certify 
adequate drainage.  Post-development flows and velocities shall not exceed those 
that existed in the pre-developed state.  Recommended measures shall be 
designed and included in the improvement plans and submitted to the Building 
Inspection Section for review and approval. 

 
32. A final C.3 and C.6 Development Review Checklist drainage analysis/drainage 

report, and drainage plan prepared by a registered Civil Engineer will be provided 
at the time of building permit submittal. 

 
33. Project shall comply with all requirements of the Municipal Regional Stormwater 

NPDES Permit Provision C.3. Please refer to the San Mateo Countywide Water 
Pollution Prevention Program’s (SMCWPPP) C.3 Regulated Projects Guide for 
assistance in implementing LID measures at the site. 

 
34. Design of biotreatment measures shall be consistent with technical guidance for 

the applicable type of biotreatment measure provided in Chapter 6 of the C.3 
Regulated Projects Guide. 

 
35. Plant species used within the biotreatment measure area shall be consistent with 

Appendix A of the C.3 Technical Guidance. 
 

https://planning.smcgov.org/building-permit-fees
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36. Prior to the final of the building permit for the project, the property owner shall 
coordinate with the Drainage Section to enter into an Operation and Maintenance 
Agreement (O&M Agreement) with the County (executed by the Community 
Development Director) to ensure long-term maintenance and servicing by the 
property owner of stormwater site design and treatment control measures 
according to the approved Maintenance Plan(s), for the life of the project.  The 
O&M Agreement shall provide County access to the property for inspection.  The 
Maintenance Agreement(s) shall be recorded for the property and/or made part of 
the CC&Rs. 

 
37. Property owner shall be responsible for conducting all servicing and maintenance 

as described and required by the treatment measure(s) Maintenance Plan(s). 
Maintenance of all site design and treatment control measures shall be the 
owner’s responsibility.  

 
38. The property owner is responsible for submitting an Annual Report accompanied 

by a review fee to the County by December 31 of each year, as required by the 
O&M Agreement. 

 
39. Approved Maintenance Plan(s) shall be kept on-site and made readily available to 

maintenance crews.  Maintenance Plan(s) shall be strictly adhered to. 
 
40. Site access shall be granted to representatives of the County, the San Mateo 

County Mosquito and Vector Control District, and the State/Regional Water Board, 
at any time with reasonable advance notice, for the sole purpose of performing 
operation and maintenance inspections of the installed stormwater treatment 
systems.  A statement to that effect shall be made a part of the O&M Agreement 
and/or CC&Rs recorded for the property. 

 
41. Property owner shall be required to pay for all County inspections of installed 

stormwater treatment systems as required by the Regional Water Quality Control 
Board or the County. 

 
42. Per Provision 12.f of the Municipal Regional Permit, the Applicant shall complete 

required forms and follow County protocols pertaining to controlling PCBs during 
building demolition so that PCBs are not transmitted to storm drains via vehicle 
trackout, airborne releases, soil erosion or stormwater runoff during or after 
demolition. 

 
Geotechnical Section 
 
43. The submitted Geotechnical Report (Rockridge Geotechnical, Aug 18, 2021) 

indicated highly expansive soils and liquefaction potential.  The report also 
provided grading and foundation design measures to mitigate the potential 
hazards.  The liquefaction analysis sheets shall be provided in the report at 
building permit submittal. 
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44. A geotechnical report shall be submitted at time of building permit application.  
Significant grading profiles, grading proposals, foundation design 
recommendations, retaining wall design recommendations, and basement design 
recommendations, if any, shall be provided in the geotechnical report at time of 
building permit application.  For a vacant site, the Geotechnical Report shall 
provide sufficient soil investigation data to evaluate the potential hazards, for 
example, expansive soils, soil corrosivity, weak soil strength, and liquefaction. If 
any hazards are found, mitigation shall be provided in foundation design and 
grading proposal. 

 
Fair Oaks Sewer Maintenance District (Sewer District) 
 
45. It is the Sewer District’s understanding that multiple parcels will be merged into 

one parcel.  Please note that the Sewer District only allows one sewer lateral 
connection at its sewer main, and that other existing lateral connections must be 
removed, and the sewer mains repaired to the satisfaction of the Sewer District.  

 
46. The applicant shall submit building plans to the Sewer District for review when the 

building permit application is submitted to County of San Mateo Building 
Inspection Section.  The plans shall indicate the location of the existing and 
proposed sewer laterals to the Sewer District main.  The County Sanitary Sewer 
and Streetlight Requirements Checklist can be found on our website at 
http://publicworks.smcgov.org/sewer-services .  All appropriate information and 
notes shall be included on the plans. 

 
47. A Sewer Inspection Permit (SIP) must be obtained to cap the existing sewer 

lateral prior to demolition of the existing building.  SIP may be obtained from the 
Sewer District office at 555 County Center, 5th Floor, Redwood City.  

 
48. The applicant shall comply with the requirements of the Sewer District’s letter 

dated January 10, 2022. 
 
Redwood City Water Department 
 
The property is within Redwood City Water Service Area.  
 
49.  The buildings shall be equipped with dual plumbing to allow use of recycled water 

in the future.  Fire Marshal shall comment on the sufficiency of the fire flows in the 
local water system and the need of improvements, if any. 

 
50. Prior to issuance of building permits, obtain an Encroachment Permit from City of 

Redwood City Engineering and Transportation Division for public street, water and 
stormwater infrastructure improvements required of the project within Redwood 
City’s jurisdiction, such as water mains, water services, water meters, fire 
hydrants, sewer manholes, drain inlets, sidewalks and driveway approaches. 

 

http://publicworks.smcgov.org/sewer-services
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51. The applicant shall underground all existing overhead utility services to the 
building from Second Avenue, which shall be shown on the building permit plans. 

 
52. All public improvements within Redwood City’s right of way (i.e., Second Avenue) 

shall be designed and constructed in accordance with Redwood City’s 
Engineering Standards. 

 
53. Initial conditions of service: 
 
 a. The buildings shall be equipped with dual plumbing to allow use of recycled 

water in the future; 
 
 b. After approval of the construction drawings by the San Mateo County 

Building Department and upon application for new water service, property 
owner's payment of all applicable City fees, including connection fees 
associated with providing proposed water service; 

 
 c. Property owner's installation, of new water service lines; 
 
 d. Property owner is responsible for the design, construction, and connection 

of any water main modifications or extensions necessary to provide 
adequate flow for domestic use and fire suppression, in accordance to City 
Code Section 38.26 and as determined by the City and the Fire Marshal 
within the local jurisdiction; 

 
 e. Property owner shall pay the fees for any construction permit in connection 

with improvements for new water service, and shall pay associated costs for 
plan review and inspections; 

 
 f. Property owner shall adhere to all the review comments and conditions of 

service stated by the City; and 
 
 g. Property owner shall submit a signed Declaration of Restriction to the City, 

and record it with the County of San Mateo. 
 
Department of Public Works 
 
54. The County of San Mateo is subject to the City/County Association of 

Governments of San Mateo County (C/CAG) Land Use Impact Analysis Program 
Policy, also known as the “Transportation Demand Management (TDM) Policy”. 
Any new development project that would generate at least 100 Average Daily 
Trips (ADT) must comply with the TDM Policy.  Projects subject to the TDM Policy 
must prepare a TDM Checklist that meets C/CAG’s required trip reduction targets 
through required and recommended TDM measures. Requirements are detailed 
on C/CAG’s website at https://ccagtdm.org /. 
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The proposed project is projected to generate at least 100 ADT and therefore 
must comply with the TDM Policy.  The applicant has submitted a preliminary 
TDM Checklist in accordance with the C/CAG policy, which has been reviewed by 
staff. 

 
Prior to the issuance of any building permit, the property owner(s) shall submit a 
Final TDM Plan with TDM Checklist to the Current Planning Section that 
demonstrates compliance with the C/CAG TDM Policy, subject to review and 
approval by the Community Development Director.  The Final TDM Plan shall:  

 
• Describe how the project will achieve the minimum percentage trip reduction 

requirements as defined by C/CAG through a combination of C/CAG’s 
required and recommended TDM measures, as outlined in the C/CAG TDM 
Checklist; 

 
• Detail how the project will achieve each identified TDM measure; and 

 
• Commit to monitoring and reporting requirements, including providing an 

ongoing point of contact for TDM measure implementation and coordination, 
completion of TDM Self-Certification Forms and project occupant surveys 
every two years for the initial six years after project occupancy, and 
completion of TDM Self-Certification Forms and project occupant surveys 
every three years after the initial six years, until post-occupancy year 20. 

 
The approved Final TDM Plan must be implemented to the satisfaction of the 
Community Development Director prior to the occupancy of any project 
structures.  Facilities, programs, monitoring, and reporting requirements of the 
approved Final TDM Plan, or comparable measures approved by C/CAG and/or 
the Community Development Director, shall be maintained and implemented for 
the life of the project.  The County reserves the right to assess and monitor 
compliance with the Final TDM Plan.  In the event there are concerns regarding 
compliance with implementation of the Final TDM Plan, the County and property 
owner(s) shall confer to discuss appropriate corrective actions. 

 
55. The Project’s Transportation Impact Analysis has determined that the project will 

result in traffic impacts to an existing intersection at Middlefield Road and Second 
Avenue.  The County has determined that signalization of the intersection is 
warranted.  The Applicant is required to contribute funds proportional to the 
project’s impact to offset the costs of installing a signal at this intersection. 

 
Prior to the issuance of a building permit, the Applicant shall pay the County an 
amount proportional to the project’s traffic impact on the Middlefield Road/Second 
Avenue intersection.  The cost of the traffic signal shall include the total cost of 
installing the signal, including but not limited to design, permitting, construction, 
and construction administration.  The Department of Public Works will provide the 
estimated total cost of the signal to the Applicant.  The calculation of the project’s 
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proportional contribution to the intersection improvement is detailed in the revised 
Transportation Analysis Report, dated August 24, 2022. 

 
The County, by accepting this contribution to the traffic signal at Middlefield Road 
and Second Avenue is not required to construct this signal until sufficient studies 
have been completed and funds have been collected to complete the 
signalization.  The Applicant’s payment may alternatively be used to address 
project-related traffic impacts in neighboring areas. 

 
56. Prior to the issuance of the building permit, the applicant shall submit a driveway 

"Plan and Profile," to the Department of Public Works, showing the driveway 
access to the parcel (garage slab) complying with County Standards for driveway 
slopes (not to exceed 20%) and to County Standards for driveways (at the 
property line) being the same elevation as the center of the access roadway.  
When appropriate, as determined by the Department of Public Works, this plan 
and profile shall be prepared from elevations and alignment shown on the 
roadway improvement plans.  The driveway plan shall also include and show 
specific provisions and details for both the existing and the proposed drainage 
patterns and drainage facilities. 

 
57. No proposed construction work within the County right-of-way shall begin until 

County requirements for the issuance of an encroachment permit, including review 
of the plans, have been met and an encroachment permit issued.  Applicant shall 
contact a Department of Public Works Inspector 48 hours prior to commencing 
work in the right-of-way. 

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

payment of "roadway mitigation fees" based on the square footage (assessable 
space) of the proposed building per Ordinance No.3277. 

 
59. Prior to an issuance of a building permit (or occupancy), the project shall provide 

and install two rectangular rapid flashing beacons (RRFB) at the southerly 
crosswalk across Bay Road at Barron Avenue, as identified in the Project’s 
Transportation Analysis dated August 24, 2022 (Section 8, page 54), and subject 
to the approval of the Department of Public Works. 

 
Redwood City Fire Department 
 
60. The Applicant’s request for Alternate Materials or Methods of Construction or 

Alternate Design, as allowed under Section 104.9 of the 2019 Edition of the 
California Fire Code, has been approved by the Redwood City Fire Department, 
contingent on design approval of Wet Manual Standpipe System. 

 
CML:cmc – CMLGG0287_WCU.DOCX 
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ATTACHMENT C - Vicinity Map for 2900 Bay Road (PLN2021-00249)  

The subject property consists of 6 parcels to be merged, including 890 Barron Avenue and 
2910, 2920, 2930, and 2964 Bay Road (APNs 054-172-010, -020, -050, -160, -170, and -180), 
in the North Fair Oaks area of unincorporated San Mateo County.   
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1. AERIAL VIEW OF BUILDING FROM THE NORTH EAST

ARCHITECTURAL DESIGN
The overall massing, materiality, and architectural 
detailing is guided by the urban design narrative 
and the project’s sustainability goals. The cladding 
palette is simple with light gray cementitious finishes 
trimmed with white aluminum overhangs and trellis 
structures. Glazing is selected to reduce heat 
gain and dark aluminum mullions tailor the visual 
expression.

Full height brise soleils to control solar heat gain. 
Exterior stair towers contrast the rhythm of the bays, 
anchor the project boundaries, identify parking 
entrances, and balance the overall composition. 
The landscaping at the base of the building obscures 
the parking use beyond.
The south elevation sculpts the wide massing with 
a large cut-out at the middle third to create a 2-story 
exterior open space for a variety of employee uses, 
including private meetings, breaks, and added 
greenery.

The Bay Road frontage has appropriately scaled 
building elements to identify the uses and 
entry lobbies. This includes a grand agora, the 
monumental stair, the vertical expression of the 
building lobbies, and a landscape scheme that 
promotes community and is accessible to both 
building inhabitants, guests, and neighbors.
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VIEW OF PROJECT ALONG BAY ROAD FROM SECOND AVENUE
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PROJECT DATA

San Mateo County General Plan Land Use Designation: Existing Industrial / Commercial District - General Industrial 
North Fair Oaks Plan Land Use Designation: Industrial Mixed-Use
Zoning: M-1/NFO

Construction Type: Type II-A Spriklered
Number of Stories: Three Levels
Occupancy Group: B (R&D)

Development Standards Standard (Required) Proposed Project (Provided)
Lot Size NA 109,706 sf

Minimum Building Setbacks

N, (Bay Road side)
S, (Adjacent Property Line side)
N, (Barron Avenue side)
S, (Second Avenue side)

10’
N/A
10’ 
10’ 

10’-0”
Varies. See site plan
10’-0”
10’-0”

Maximum Site Coverage

Total Gross Area towards FAR
FAR (Floor Area Ratio)

Area Breakdown:
Parking Podium Level L1 (R&D)
Parking (Not accounted for FAR)
Level 2 (R&D)
Level 3 (R&D)
Roof Stair and Elevator Lobbies
Accessory (Trash, MPOE, Water, Fire Ctrl)

Total Area

Total R&D Area

Maximum Height (Architectural)

Maximum Height (T.O Chimneys, 
Mechanical and similar) 

Daylight Plane

80% X 109,706 sf LOT SIZE = 87,765 sf allowed

1.25 X 109,706 sf =  (Max allowed area: 137,133 sf)

San Mateo County Zoning Regulations (Chapter 17.1 M-1/NFO Section 
62.76.4): 40’ 

46’

N/A

75.41% (= 82,733 sf)

136,706 sf
1.246 (= 136,706 / 109,706)

     2,362 sf
(- 76,103 sf)
    64,689 sf
    64,139 sf
         472 sf
      5,044 sf

  136,706 sf
  
  131,662 sf

40’

Stair and elevator penthouse structures at roof are exce-
mpt from maximum height requirements and can exceed 
the height limit as they are required to meet fire and 
ADA code requirements

46’
Code required exit stair and elevator penthouses ex-
ceed 46’ height limits

Parking Required

Accessible Parking (Regular) 

Accessible Parking (Van Accessible) 

San Mateo County Zoning (Section 6276.7 Table 1):
 137,012 sf R&D @1/750 sf = 183 stalls required

CBC TABLE 11B-208.2: For 151-200 stalls, 6 stalls required

CBC 11B-208.2.4:
For every six or fraction of six parking spaces required by Section 11B-
208.2 to comply with Section 11B-502, at least one shall be a van parking 
space complying with Section 11B-502: 1 stalls required.

198 stalls 

7 stalls

   

2 stalls

Compact Parking Stalls San Mateo County Zoning Regulation (Section 6276.7.2):
In the M-1/NFO District, a maximum of 25% of the parking spaces may be 
compact stalls

200 stalls x 0.25 = 50 allowable compact stalls 47 stalls

Clean Air Vehicles California Green Building Code 2019
5.106.5.2 Mandatory: for 151-200 stalls: 21 required

EV & EVCS stalls count towards Clean Air Vehicles

As per below EV and EVCS stalls which qualify towards 
clean air vehicles

EV Capable Stalls California Green Building Code 2019
(Section 5.106.5.3.3 Mandatory): For 151-200 stalls: 18 required
(*) Note that the new CA Reach code has more stringet requirements 
which this project will comply with.

San Mateo County Zoning Regulations (Section 6276.7 Table 1/F.8): For 
10 stalls and over: 10% of total (200 stalls x 0.1 = 20 stalls)

San Mateo County Ordinance No. 4824 Reach Codes (*)
- Install Level 2 EV charging stations at 10% of parking spaces = 20 stalls
- Install Level 1 Circuit at 10% of parking spaces = 20 stalls
- 30% of spaces to be at least EV Capable (EVC) = 60 stalls

Standard Accessible
California Building Code 2019 11B.228.3.2.1: for 26-50 stalls 
(20 Level 2 EV + 20 Level 1 EV Circuit = 40 EV Stalls)

1 EVCS Van Accessible
2 EVCS Standard Accessible
2 EVCS AMbulatory Accessible (Min. Stall 10’ x 18’)

20 stalls 
20 stalls
60 stalls

1 EV Van Accessible
2 EVCS Standard Accessible
2 EV Ambulatory Accessible

Bicycle Parking Private Bicycle Parking
San Mateo County Zoning Regulations (Section 6276.7 Table 1, Section 
F): 1 space per 1,000 sf R&D (consistent with design guidelines).
For 137,012 sf total R&D area: 137 spaces required

Public Bicycle Parking
San Mateo County Zoning Regulations (Section 62.76.7 Table 1, Section 
F): 2 spaces (consistent with design guidelines) per 35 feet street front-
age.
For total street frontage of approx. 524 linear feet: 30 spaces required

140 spaces 

30 spaces 
(Racks in exterior public areas)

Loading San Mateo County Zoning Regulation
Section 6102.5.2 Loading Space:
None specifically required

1

Showers California Green Building Code 2019 A5.106.4.3: 4 (2 Female, 2 Male)
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EXISTING SITE PLAN VICINITY MAPADDRESS:
2900 BAY ROAD, REDWOOD CITY, CA 94063
PARCEL APN: 054-172-160
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VIEW OF SOUTH WEST CORNER FROM BARRON AVENUE
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2900 BAY ROAD, REDWOOD CITY, CA
FORMAL ARCHITECTURAL REVIEW PACKAGE	 2022.02.14

A1.05 ARCHITECTURAL PLAN - MECH. LEVEL (1” = 20’)
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2900 BAY ROAD, REDWOOD CITY, CA
FORMAL ARCHITECTURAL REVIEW PACKAGE	 2022.02.14

A1.09 BUILDING SECTIONS (1” = 20’)


 


 


 


 


 

 

















































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
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





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






















 




 


 


 


 


 











 



























































 



 






 


 


 


 


 

 










































































 


 










 


 


 


 


 




































































































 


 
















































 

 

 

 


 


 


 


 


 

 



















































































 




 


 


 


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

























 

 

 

 


 


 


 


 


 

 



















































































 




 


 


 


 


 











 



























































 



 






 


 


 


 


 

 










































































 


 










 


 


 


 


 




































































































 


 















































 

 

 

 
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A2.00 MATERIALS & COLORS


 


 


 


 


 


 

 





 
















































 


 


 


 


 


 

              





 










































  




 


 


 


 


 


 

         







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NORTH ELEVATION

SOUTH ELEVATION

CURTAIN WALL
KAWNEER CLEARWALL
2-1/2”X8” DARK GREY MATTE 
EXTRUDED 
AL MULLIONS DOUBLE-PANE 
CLEAR LOW-E SOLARBAN 70XL 
GLAZING

EXTERIOR ENVELOPE & 
WALLS
CONCRETE

EXTERIOR CANOPY
STEEL COLUMNS IN WHITE 
PAINT AND ALUMINUM TRELLIS 
LOUVRES IN WHITE POWDER 
COAT

EXTERIOR RAILINGS
STEEL SILVER FINISH

EXTERIOR RAILINGS
STEEL RAILINGS IN SILVER 
FINISH AND GLASS 
BALUSTRADE

EXTERIOR WALL COVERING
GREEN SCREEN PLANTING IN 
TRELLIS

EXTERIOR MECHANICAL 
PENTHOUSE SCREEN
METAL SCREEN IN WHITE 
PAINT FINISH

EXTERIOR METAL FRAME
METAL MULLION CAPS IN 
SILVER FINISH
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County of San Mateo 
Department of Public Works 

Utilities-Flood Control-Watershed Protection 

Plan Review 
2900 Bay Road – Utility Plan 

To: Kelsey Lang, Planning and Building Department 
From: Julie Young, Senior Civil Engineer, Utilities-Flood Control-Watershed 

Protection Section 
Date: January 10, 2022
Subject: Sewer Review, 2900 Bay Road, Redwood City  

Reason for Review:  New Research and Development Building – PLN2021-00245,
-00248, and -00249  

Plan Identification:   Utility Plan; 2900 Bay Road, Redwood City; APN 054-172-180, 
054-172-050, 054-172-160, 054-172-020, 054-172-010; Bauen 
Capital; Plans Submitted 11/30/2021 

Reviewer:  Amanda Tse 

The Fair Oaks Sewer Maintenance District (Sewer District) and Menlo Park Highway 
Lighting District (Lighting District) have reviewed the submitted plans and are providing 
comments in this memo.  

1. It is our understanding that multiple parcels will be merged into one parcel. Please
note that the Sewer District only allows one sewer lateral connection at its sewer
main, and that other existing lateral connections must be removed and the sewer
mains repaired to the satisfaction of the Sewer District.

2. The applicant shall submit building plans to the Sewer District for review when the
building permit application is submitted to County of San Mateo Building
Department. The plans shall indicate the location of the existing and proposed
sewer laterals to the Sewer District main. The County Sanitary Sewer and
Streetlight Requirements Checklist can be found on our website at
http://publicworks.smcgov.org/sewer-services. All appropriate information and notes
shall be included on the plans. 

3. A Sewer Inspection Permit (SIP) must be obtained to cap the existing sewer lateral
prior to demolition of the existing building. SIP may be obtained from the Sewer
District office at 555 County Center, 5th Floor, Redwood City.

4. The Sewer District needs to perform a capacity analysis of the additional sewage
anticipated to be generated by the new development and delivered into the Sewer
District facilities to determine whether the Sewer District facilities have sufficient
capacity to accommodate the increased flow. The applicant will be responsible for
the capacity analysis cost incurred by the Sewer District as it is a direct cost
associated with the proposed development. This evaluation and the design of any

           JL
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2900 Bay Road, Redwood City - First Submittal 

resulting upgrades to the Sewer District facilities must be completed and approved 
by the District prior to final approval of the building plans. 

 
5. The applicant shall mitigate the additional sewage to be generated by the site's 

change in use with a sanitary sewer project within the Sewer District to reduce the 
amount of inflow and infiltration (I/I) in its collection system. This type of mitigation 
would be considered for offsetting the project’s effect on downstream Sewer District 
and City of Redwood City pipes by reducing or eliminating wet weather inflow and 
infiltration from the Sewer District that would otherwise be conveyed to the 
downstream agencies’ sewer systems. The applicant would be responsible for the 
cost of designing, constructing, and managing such improvement project. 

 
6. As this project will be for a private development, the Lighting District will not take 

over maintenance and operation responsibilities for any proposed streetlights.  
 

7.   Sewer District staff time spent working on this project will be billed to the following:  
  

Bauen Capital, LLC 
Attn: Rachel Royer 
15466 Los Gatos Blvd, Suite 109-133 
Los Gatos, CA 95032 

    
    Please contact Amanda Tse at atse@smcgov.org if the contact needs to be    
        updated.  
 
8.   Other miscellaneous comments are shown on the plans.  

 
 

 
If you have any questions regarding this review or any of its contents, please contact staff at 
(650) 363-4100. 
 
 
Attachment: Sewer and Lighting District Map 
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1 INTRODUCTION 
Project Title: 2900 Bay Road 

 
County File Number(s): PLN-2021-0245, PLN-2021-00248, PLN-2021-00249 

 
Lead Agency Name and Address: County of San Mateo, 455 County Center, 2nd Floor Redwood City CA 94063 

 
Contact Person and Phone Number: Camille Leung, 650-363-1826, cleung@smcgov.org 

 
Project Location: South of Bay Road, between Barron Avenue and Second Avenue, North Fair Oaks, San Mateo County 

 
Assessor’s Parcel Number: 054-172-160; 054-172-010; 054-172-020; 054-172-050; 054-172-170; 054-172-180 

 
Size of Parcel: 109,706 sq. ft. (2.52 acres) 

 
Project Sponsor’s Name and Address: Florian Barth, Manager, Bauen Fund 2018-2920, LLC, 15466 Los Gatos Blvd. 
109-135, Los Gatos, CA 95032 

 
Owners: Bauen Fund 2018-2920, LLC  
 
Parcel Information: 

 
APN Address Parcel Size General Plan 

Designation 
North Fair 

Oaks 
Community 

Plan 

Existing 
Zoning 

Existing 
Land Use 

054-172-160 2920 Bay Road 8,703 sq. ft. Existing 
Industrial / 
Commercial 
District - 
General 
Industrial 

Industrial 
Mixed-Use 

M-1/NFO industrial / 
warehouse 
building 

054-172-010 890 Barron Ave. 9,135 sq. ft. Existing 
Industrial / 
Commercial 
District - 
General 
Industrial 

Industrial 
Mixed-Use 

M-1/NFO industrial 
building 
(vehicle 
repair) 

054-172-020 2910 Bay Road 9,882 sq. ft. Existing 
Industrial / 
Commercial 
District - 
General 
Industrial 

Industrial 
Mixed-Use 

M-1/NFO industrial 
building 
(masonry 
firm) 

054-172-050 2964 Bay Road 11,515 sq. ft. Existing 
Industrial / 
Commercial 
District - 
General 
Industrial 

Industrial 
Mixed-Use 

M-1/NFO Storage 
yard, 
parking, 
industrial / 
warehouse 
building 

054-172-170 2950 Bay Road 13,513 sq. ft. Existing 
Industrial / 
Commercial 

Industrial 
Mixed-Use 

M-1/NFO industrial / 
warehouse 
building  
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District - 
General 
Industrial 

054-172-180 867 Second Ave. 58,550 sq. ft. 
[County] 

 

Existing 
Industrial / 
Commercial 
District - 
General 
Industrial 
[County] 

Industrial 
Mixed-Use 
[County & 
City] 

M-1/NFO 
[County] 

Parking, 
industrial / 
warehouse 
building 

15,293 sq. ft. 
[Redwood 
City] 

[Redwood 
City] 

I-R 
(Industrial 
Restricted) 
[Redwood 
City] 
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2 PROJECT DESCRIPTION 

2.1 PROJECT DESCRIPTION 
 

Construction of a new 136,706 sq. ft. research and development facility consisting of two levels over a podium parking level 
(three levels total) with a maximum building height of 40 feet (maximum height of 54 feet with mechanical and other 
architectural elements)(“Project”). The Project would provide an exterior amenity terrace that is open to Bay Road and 
consists of monumental entry stairs, an exterior access elevator, landscaped gardens, and an overhead shade structure, or 
agora. The open space activates the street landscape and provides exterior meeting and leisure activities for the building’s 
tenants and guests. The Project also would provide 198 vehicle parking spaces in the podium garage, 45 of which will be EV 
charging spaces and 60 of which will be EV capable. Entrances to the podium level garage would be provided off of both 
Barron Avenue and Second Avenue. The existing structures, associated hardscape, and utilities on the subject parcels will 
be removed. The Project would include numerous common spaces and employee amenity areas. Associated utilities, 
hardscape, and landscape features will be developed as part of the Project. A total of ten trees would be removed, none of 
which are significant (trees with diameters at breast height (dbh) of 12 inches or more). Approximately 26,000 cubic yards of 
excavation is proposed.  

 
2.2 SURROUNDING LAND USES AND SETTING 

 
The Project site is located in the unincorporated North Fair Oaks area of San Mateo County on six parcels (APNs 054-172-
160; 054-172-010; 054-172-020; 054-172-050; 054-172-170; 054-172-180) totaling approximately 2.52 acres in size. An 
approximately 15,293 square foot portion of APN 054-172-180 is located in Redwood City. The Project is located within the 
North Fair Oaks Plan (“NFO Plan” or “Plan”) area (Exhibit 2-3). The Project site is bound by Barron Avenue, Bay Road, and 
Second Avenue (Exhibits 2-1 and 2-2). All six parcels are generally flat and improved with existing development including a 
masonry firm, vehicle repair, other industrial uses, and surface parking lots, amounting to a total of 33,750 square feet of 
development. There are also several existing auto repair bays: 890 Barron Ave, which has 5 auto bays, and 2964 Bay Road, 
which has 2 auto bays. No natural habitat or water features exist on the site. The Project site is surrounded by a mobile 
home community and industrial office/warehouse uses across Barron Avenue to the west; the Pine Cone Children's Center 
(operated by Bright Horizons) across Bay Road to the north, which is part of Stanford University's Redwood City Campus; a 
hardware supply store and other industrial uses across Second Avenue and in Redwood City to the east; and industrial uses 
to the south. 

 
2.3 REQUIRED ACTIONS FOR APPROVAL 

 
The project would require the following actions by the County and other agencies. 

 
 Site Development Permit to allow construction of the Project 
 Lot Merger to merge six parcels (APNs 054-172-160; 054-172-010; 054-172-020; 054-172-050; 054-172-170; 

054-172-180) to create one 109,706 sq. ft. (252 acre)parcel 
 Grading Permit for approximately 26,000 cubic yards of excavation 
 San Mateo County Encroachment Permit 
 State Water Resources Control Board General Construction Permit for Stormwater 
 Bay Area Air Quality Management District Backup Generator Permit 

 
2.4 SUPPLEMENTAL INFORMATION 

 
For informational purposes, it is noted that the project sponsor is pursuing a separate, 30,970 sq. ft. research and development 
project at 2950 Bay Road (the "2950 Bay Project"), located wholly within the boundaries and jurisdiction of Redwood City. The 2950 
Bay Project is in no part located on the Project site or within the jurisdiction of San Mateo County and will be separately analyzed 
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under CEQA.  
 
The 2950 Bay Project is a relatively small-scale project, expected to generate fewer than 163 total daily vehicle trips. Any impacts 
under CEQA will be analyzed and mitigated by Redwood City as the CEQA lead agency. Taking the 2950 Bay Project into 
consideration, all of the Project's cumulative impacts under CEQA would be less than significant. 
 
It is further noted that the Project and the 2950 Bay Project are independently functional; the Project's operations would in no way 
be affected if the 2950 Bay Project did not proceed (and vice versa). Each facility would be served by its own utilities. The Project 
and the 2950 Bay Project can and would be implemented independently.  
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3 ENVIRONMENTAL CHECKLIST FOR SUPPLEMENTAL ENVIRONMENTAL 
REVIEW 

3.1 EXPLANATION OF CHECKLIST EVALUATION CATEGORIES 
 

This California Environmental Quality Act (CEQA) Analysis evaluates the potential environmental effects of the Project. 
Specifically, this analysis uses CEQA streamlining and/or tiering provisions under CEQA Guidelines Sections 15162 and 
15183 to tier from the program-level analysis completed by San Mateo County for the North Fair Oaks Community Plan 
Update (NFO Plan), the environmental impact report (EIR) for which the County certified in 2011. That 2011 NFO Plan EIR 
analyzed environmental impacts associated with adoption and implementation of the Community Plan, including new growth 
and development contemplated pursuant to that Community Plan. As specific development projects are proposed, such as 
the Project, they are evaluated to determine whether the entitlements/actions proposed fall within the scope of the NFO Plan 
EIR and incorporate all applicable performance standards and mitigation measures identified therein to avoid or reduce 
potential impacts (which are included as Attachment A to this CEQA Analysis for the Project). When an EIR has been 
certified or a negative declaration adopted for a project, no subsequent EIR shall be prepared for that project unless the lead 
agency determines, on the basis of substantial evidence in the light of the whole record, that subsequent development is not 
consistent with the NFO Plan.  
 
As indicated in the Parcel Information table in Section 1, above, a portion of the parcel located at 867 Second Avenue (APN 
054-172-180) is within Redwood City. However, the entirety of the Project site is within an “Opportunity Zone” identified in 
the NFO Plan and included for analysis in the NFO Plan EIR (see NFO EIR, p. 3-7; Table 3.3). In addition to other 
development capacity and uses, the NFO Plan EIR analyzed development of 210,000 additional square feet of industrial 
(R&D and general) uses within the five Opportunity Zones identified in the NFO Plan, including the entirety of the Project 
site (including the portion located in Redwood City). The Project would represent approximately 72.5 percent of the 
additional industrial capacity analyzed in the NFO Plan EIR. However, there have been no other R&D developments 
proposed within the North Fair Oaks Community Plan Area since the Plan’s approval. Therefore, pursuant to Sections 
15162 and 15183 analysis of the Project is tiered from the NFO Plan EIR and shall evaluate whether the 
entitlements/actions fall within the scope of the NFO Plan EIR.  
 
Consistent with Sections 15162 and 15183, the purpose of the checklist provided in this CEQA Analysis is to evaluate the 
environmental categories in terms of any “changed condition” (i.e., changed circumstances, project changes, or new 
information of substantial importance) that may result in environmental impact significance conclusions different from those 
found in the NFO Plan EIR or any new impacts not addressed in that EIR. The row titles of the checklist include the full 
range of environmental topics, as presented in Appendix G of the State CEQA Guidelines. The column titles of the checklist 
have been modified from the Appendix G presentation to help answer the questions to be addressed pursuant to State 
CEQA Guidelines Section 15162. A “no” answer does not necessarily mean that there are no potential impacts relative to 
the environmental category, but that there is no change in the condition or status of the impact because it was analyzed and 
addressed with mitigation measures in the EIR. For instance, the environmental categories might be answered with a “no” 
in the checklist because the impacts associated with the project were adequately addressed in the EIR, and the 
environmental impact significance conclusions of the EIR remain applicable. The purpose of each column of the checklist is 
described below. 

 
“Where Impact was Analyzed” 
This column provides a cross-reference to the pages of the NFO Plan EIR where information and analysis may be 
found relative to the environmental issue listed under each topic. 
 
“Do Proposed Changes Involve New Significant Impacts?” 
This column indicates the significance of the environmental impacts of the project-specific features not considered 
in the NFO Plan and its EIR (i.e., off-site intersection improvement). 
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“Any New Circumstances Involving New or Substantially More Severe Significant Impacts?” 
Pursuant to CEQA Guidelines Section 15162(a)(2), this column indicates whether there have been changes to the 
project site or the vicinity (circumstances under which the project is undertaken) that have occurred subsequent to 
the prior environmental documents, which would result in the current project having new significant environmental 
impacts that were not considered in the prior environmental documents or having substantial increases in the 
severity of previously identified significant impacts. 
 
“Any New Information Requiring New Analysis or Verification?” 
Pursuant to Section 15162(a)(3)(A-D) of the CEQA Guidelines, this column indicates whether new information of 
substantial importance which was not known and could not have been known with the exercise of reasonable diligence 
at the time the EIR was certified as complete is available, requiring an update to the analysis of the EIR to verify that 
the environmental conclusions and mitigation measures remain valid. If the new information shows that: (A) the project 
will have one or more significant effects not discussed in the prior environmental documents; (B) that significant effects 
previously examined will be substantially more severe than shown in the prior environmental documents; (C) that 
mitigation measures or alternatives previously found not to be feasible would in fact be feasible and would substantially 
reduce one or more significant effects or the project, but the project proponents decline to adopt the Mitigation 
Measure or alternative; or (D) that mitigation measures or alternatives which are considerably different from those 
analyzed in the prior environmental documents would substantially reduce one or more significant effects on the 
environment, but the project proponents decline to adopt the Mitigation Measure or alternative, the question would be 
answered “yes” requiring the preparation of a subsequent EIR or supplement to the EIR. However, if the additional 
analysis completed as part of this Environmental Checklist Review finds that the conclusions of the prior environmental 
documents remain the same and no new significant impacts are identified, or identified significant environmental 
impacts are not found to be substantially more severe, the question would be answered “no” and no additional EIR 
documentation (supplement to the EIR or subsequent EIR) would be required. Any Project- specific studies or reports 
are listed in this column. 
 
Notably, where the only basis for preparing a subsequent EIR or a supplement to an EIR is a new significant impact or 
a substantial increase in the severity of a previously identified impact, the need for the new EIR can be avoided if the 
project applicant agrees to one or more mitigation measures that can reduce the significant effect(s) at issue to less 
than significant levels. (See River Valley Preservation Project v. Metropolitan Transit Development Board (1995) 37 
Cal.App.4th 154, 168.) 
 
“Do Prior Environmental Documents Mitigations Address/Resolve Impacts?” 
This column indicates whether the prior environmental documents and adopted CEQA Findings provide mitigation 
measures to address effects in the related impact category. In some cases, the mitigation measures have already been 
implemented. A “yes” response will be provided in either instance. If “NA” is indicated, this Environmental Checklist 
Review concludes that there was no impact, or the impact was less-than-significant and, therefore, no mitigation 
measures are needed. 

 
Based on the information and conclusions set forth in this document and its Attachments, this CEQA Analysis concludes 
with findings of consistency with Section 15183 as a project consistent with an existing community plan for which an EIR 
was prepared (see Attachment B).  
 
This CEQA Analysis demonstrates that the environmental analysis provided in the NFO Plan EIR previously analyzed the 
potential environmental effects associated with this Project and none of the criteria requirement preparation of subsequent 
or supplemental environmental review under CEQA Guidelines Section 15162 or 15163 are present.  
 
No addition environmental documentation or analysis is required. 
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3.2 DISCUSSION AND MITIGATION SECTIONS 
 

Discussion 
A discussion of the elements of the checklist is provided under each environmental category to clarify the answers. The 
discussion provides information about the particular environmental issue, how the project relates to the issue, and the status 
of any mitigation that may be required or that has already been implemented. 

 
Mitigation Measures 
Applicable mitigation measures from the prior environmental review that would apply to the project are included in the 
Mitigation Monitoring and Report Program (MMRP) attached as Attachment A. 

 
Conclusions 
A discussion of the conclusion relating to the need for additional environmental documentation is contained in each section. 
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4 ENVIRONMENTAL CHECKLIST 

4.1 AESTHETICS 
 
 

 
 

Environmental Issue Area 

Where Impact Was 
Analyzed in the NFO 

Plan EIR. 

Do Any New 
Circumstances Involve 
New or Substantially 

More Severe Significant 
Impacts? 

Any New 
Information 

Requiring New 
Analysis or 

Verification? 

Do Prior Environmental 
Documents Mitigations 

Address/Resolve 
Impacts? 

1. Aesthetics. Would the project: 
a. Have a significant adverse effect on a scenic 

vista? 
NFO Plan EIR, 

p. 4-15. 
No No NA 

b.  Substantially damage or destroy scenic 
resources, including, but not limited to, trees, rock 
outcroppings, and historic buildings within a state 
scenic highway? 

Scoped out at Notice of 
Preparation stage. 

No No NA 

c. Conflict with applicable zoning and other 
regulations governing scenic quality? 

NFO Plan EIR, 
pp. 4-14 to 15. 

No No NA 

d. Create a new source of substantial light or glare 
that would adversely affect day or nighttime 
views in the area? 

NFO Plan EIR, 
p. 4-16. 

No No NA 

e. Cast shadow that substantially impairs the 
beneficial use, important values, or livability of 
any shadow-sensitive use, including public 
parks, plazas or open space areas, or shadow- 
sensitive portions of residential parcels? 

NFO Plan EIR, 
p. 4-16. 

No No NA 
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4.1.1 Discussion 

a) Have a significant adverse effect on a scenic vista? 

The NFO Plan EIR evaluated whether the implementation of the Plan would result in impacts to scenic vistas. (EIR, p. 4-15.) 
The analysis notes that there are no officially designated scenic vistas within North Fair Oaks, and thus no scenic vistas or 
view corridors would be substantially obstructed or degraded by future development in accordance with the updated NFO 
Plan. 

 
The Project site is currently developed mostly with single story industrial buildings. The NFO Plan and applicable M-1/NFO 
Zoning District permit maximum heights up to 40 feet and four stories in the Industrial Mixed-Use areas, and up to 45 feet 
as an incentive for providing significant community spaces within the project. The Project building heights would be 40 feet 
for the primary structure, and up to 54 feet for architectural elements (which may exceed the height limit, subject to 
Planning Director approval), and so would be consistent with the NFO Plan and applicable zoning. The change would not 
substantially obstruct or degrade scenic vistas due to the elevation of the NFO Plan area relative to vantage points in the 
hills to the west and the expansiveness of the views from these vantage points. The NFO Plan EIR concludes that the 
impacts of the NFO Plan on scenic vistas would be less than significant. 

 
b) Substantially damage or destroy scenic resources, including, but not limited to, trees, 

rock outcroppings, and historic buildings within a state scenic highway? 

Impacts to scenic resources were scoped out of the NFO Plan EIR at the Notice of Preparation stage. 
 

The Project would redevelop an already developed site that contains no scenic resource. As such, the development of 
the Project would not damage or destroy any scenic resource. 

 
Regarding the Project’s impacts to trees, see the discussion in Biological Resources section below. 

 
Regarding the Project’s impacts to historic resources, see the discussion in Cultural Resources section below. 

 
c) Conflict with applicable zoning and other regulations governing scenic quality? 

The NFO Plan EIR evaluated whether the implementation of the NFO Plan would result in impacts on visual character and 
quality. (EIR, p. 4-14 to 15.) The analysis notes that the updated NFO Plan would promote a more appealing and coherent 
visual character in the Plan area. Policies under the Plan would enhance the visual character and quality of the community 
(e.g., “complete streets” standards, street design guidelines, expansion of street canopy). Intensification and redevelopment 
of underutilized properties would result in a more unified and coherent development character, thereby improving the 
quality of both internal and external views of the Plan area. Proposed building heights, design regulations and guidelines, 
and streetscape improvements would ultimately improve the visual quality and character of the Plan area. Under the NFO 
Plan, building height and stepback guidelines would orient higher intensities toward non-residential corridors and away from 
public spaces and existing smaller scale residential development. Thus, the Plan would harmonize large scale buildings 
along mixed-use corridors with existing smaller scale buildings along adjoining local streets by stepping down building 
heights or providing stepbacks. The NFO Plan EIR concludes that the impacts of the NFO Plan on visual character and 
quality would be less than significant. 

 
At three stories along Bay Road, a Regional Connector, the Project is consistent with the height and other development 
regulations on sites identified for Industrial Mixed-Use in the NFO Plan. The Project also would implement a landscape plan 
that extends the street canopy and include the landscaped areas and amenity terrace. , and it would be consistent with the 
NFO Plan complete street and street design guidelines. 
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d) Create a new source of substantial light or glare that would adversely affect day or 
nighttime views in the area? 

The NFO Plan EIR evaluated whether the implementation of the Plan would result in impacts on light, glare, and sky glow 
impacts. (EIR, p. 4-16.) The analysis notes that future development under the Plan area would result in additional lighting 
and increased light emanating from the development area. However, new development will be subject to lighting standards 
set forth in the Plan and required to meet lighting power allowances for the applicable zone for newly installed outdoor 
lighting equipment under Title 24 of the California Building Code. Compliance with these standards and allowances is 
expected to adequately control unnecessary brightness of lighting, debilitating glare, and sky glow. Due to compliance with 
these regulations, the NFO Plan EIR concludes that the potential for light and glare impacts resulting from the NFO Plan 
would be less than significant. 

 
The Project would be consistent with the applicable Title 24 and NFO Plan standards.  

 
Pursuant to Section 6567.6 of the County Zoning Regulations, the Project would also have dark-sky compliant exterior and 
interior lighting designed and located so that direct rays and glare are confined to the premises, with the exception of lighting 
that may light walkways and the public sidewalk. 

 
e) Cast shadow that substantially impairs the beneficial use, important values, or livability of any 

shadow-sensitive use, including public parks, plazas or open space areas, or shadow- 
sensitive portions of residential parcels? 

The NFO Plan EIR evaluated whether the implementation of the Plan would result in shade and shadow impacts (EIR, p. 4- 
16.) The analysis notes that the NFO Plan permits increased heights by up to six stories in the highest intensity areas near 
the potential transit station if it is developed, which would result in an increase in shadows cast by development. The Plan’s 
design guidelines encourage building massing with greater intensities on major streets and lower intensities adjacent to 
existing residential development. Resulting shadows would not be expected to impair the livability and beneficial uses of 
light-sensitive uses and spaces. The NFO Plan EIR concludes that the Plan’s impacts associated with shade and shadow 
are less than significant. 

 
The Project is three stories along Bay Road (a Regional Connector) and along Second Avenue (a Secondary Neighborhood 
Connector). Therefore, it is consistent with the NFO height and other development regulations and will not create any new 
unforeseen shadow impacts requiring additional mitigation measures. 

 
4.1.2 Cumulative Discussion 
The NFO Plan EIR analyzes the Plan’s cumulative aesthetic impacts. (EIR, pp. 4-16 to 17.) The policies of the updated Plan 
and other existing plans, regulations and guidelines would adequately address localized visual quality and compatibility. The 
NFO Plan EIR concludes that the Plan would be expected to result in beneficial impacts or less-than-significant impacts with 
respect to visual character and quality, scenic vistas, and light, glare and sky glow, and shade and shadow, and that 
implementation of the NFO Plan would not result in any impacts that when combined with other existing and planned 
projects would be considered cumulatively considerable. Cumulative aesthetics impacts would be less than significant. 

 
The Project would comply with NFO Plan policies and other existing plans, regulations and guidelines. 

 
4.1.3 Mitigation Measures 

No significant aesthetic impacts were identified in the NFO Plan EIR, and therefore no mitigation measures were required. 
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4.1.4 Conclusion 

The conclusions of the NFO Plan EIR relating to aesthetics remain valid. The Project is consistent with the NFO Plan EIR. 
There is no evidence of substantial changes to the circumstances under which the NFO Plan EIR aesthetic impacts were 
analyzed. There is also no evidence of new information of substantial importance, which was not known and could not have 
been known with the exercise of reasonable diligence at the time the NFO Plan EIR was certified, that would show a new or 
more severe significant aesthetic impact resulting from the Project. Furthermore, the Project was designed to be in general 
compliance with the development, design, and performance standards of the M1/NFO District to the extent feasible. 
Therefore, no additional analysis under CEQA is required for the Project. 
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4.2 AGRICULTURE AND FOREST RESOURCES 
 
 

 Where Impact Was Any New Circumstances Any New Do Prior 
 Analyzed in the NFO Involving New Significant Information Environmental 

Environmental Issue Area Plan EIR. Impacts or Substantially Requiring New Documents Mitigations 
  More Severe Impacts? Analysis or Address/Resolve 
   Verification? Impacts? 
 
2. Agriculture and Forestry Resources. In determining whether impacts to agricultural resources are significant environmental effects, lead 
agencies may refer to the California Agricultural Land Evaluation and Site Assessment Model (1997) prepared by the California Department of 
Conservation as an optional model to use in assessing impacts on agriculture and farmland. In determining whether impacts to forest resources, including 
timberland, are significant environmental effects, lead agencies may refer to information compiled by the California Department of Forestry and Fire 
Protection regarding the State’s inventory of forestland, including the Forest and Range Assessment Project and the Forest Legacy Assessment Project; 
and forest carbon measurement methodology provided in Forest Protocols adopted by the California Air Resources Board. Would the project: 

a. Convert Prime Farmland, Unique Farmland or 
Farmland of Statewide Importance (Farmland) 
as shown on the maps prepared pursuant to the 
Farmland Mapping and Monitoring Program of 
the California Resources Agency, to 
nonagricultural use? 

 

Scoped out at Notice of 
Preparation stage. 
Resources do not exist 
in NFO Area 

No No NA 

b. Conflict with existing zoning for agricultural use, 
an existing Open Space Easement, or a 
Williamson Act contract? 

Scoped out at Notice 
of Preparation stage. 
No agricultural zoning 
or Williamson Act 
contracted lands exist 
in the NFO Area. 

No No NA 

c. Conflict with existing zoning for, or cause 
rezoning of, forestland (as defined in Public 
Resources Code Section 12220(g)) timberland 
(as defined by Public Resources Code Section 
4526), or timberland zoned Timberland 
Production (as defined by Government Code 
Section 51104(g))? 

Note to reader: This question seeks to address the 
economic impact of converting forestland to a non-
timber harvesting use. 

Scoped out at Notice of 
Preparation stage. 
Resources do not exist 
in NFO area. 

No No NA 

d. Result in the loss of forest land or conversion of 
forest land to non-forest use? 

Scoped out at Notice 
of Preparation stage. 
Resources do not 
exist in NFO area. 

No No NA 

e. Involve other changes in the existing environment 
which, due to their location or nature, could result 
in conversion of Farmland, to non-agricultural use 
or conversion of forest land to non-forest use? 

Scoped out at Notice 
of Preparation stage. 
Resources do not 
exist in NFO area. 

No No NA 
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4.2.1 Discussion and Conclusion 

Agriculture and forestry impacts were scoped out of the NFO Plan EIR at the Notice of Preparation stage as these resources 
do not exist in the NFO area. The Project site does not contain or have any potential impacts on any forest or agricultural 
resources. 
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4.3 AIR QUALITY 
 
 

 

Environmental Issue Area 
Where Impact Was 

Analyzed in the 
NFO Plan EIR. 

Any New Circumstances 
Involving New Significant 
Impacts or Substantially 
More Severe Impacts? 

Any New Information 
Requiring New 

Analysis or 
Verification? 

Do Prior Environmental 
Documents’ Mitigations 

Address/Resolve 
Impacts? 

3. Air Quality. Would the project: 

a. Conflict with or obstruct implementation of 
the applicable air quality plan? 

 

NFO Plan EIR, 
pp. 5-21 to 22. 

No No 
 

NA 

b. Result in a cumulatively considerable net 
increase of any criteria pollutant for which 
the project region is non-attainment under an 
applicable Federal or State ambient air 
quality standard (including releasing 
emissions which exceed quantitative 
thresholds for ozone precursors)? 

 

NFO Plan EIR 
pp. 5-22 to 23. 

No No 
 

Yes. 

c. Expose sensitive receptors to 
significant pollutant concentrations, as 
defined by BAAQMD? 

NFO Plan EIR, 
pp. 5-18 to 21; 

5-23 to 28. 

No No Yes. 

d. Result in other emissions (such as 
those leading to odors) affecting a 
significant number of people? 

NFO Plan EIR, 
p. 5-29. 

No No N/A 
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4.3.1 Discussion 

a) Conflict with or obstruct implementation of the applicable air quality plan? 

The NFO Plan EIR evaluated whether the implementation of the Plan would be consistent with the Bay Area 2010 Clean Air 
Plan. (EIR, p. 5-21 to 22.) The analysis notes that according to the BAAQMD CEQA Guidelines, in order to meet the 
threshold of significance for operational-related criteria air pollutant and precursor emissions impacts for plans, a proposed 
plan must: (1) be consistent with current air quality plan control measures; and (2) result in a projected rate of increase in 
vehicle use less than or equal to its projected rate of increase in population. 

 
The Bay Area 2017 Clean Air Plan updated the Bay Area 2005 Ozone Strategy, which included several transportation 
control measures that require local participation. A number of NFO Plan Land Use goals would assist in implementing the 
Clean Air Plan transportation control measures. The EIR lists these goals: 

• Goal 2.1: Encourage mixed-use development along major commercial corridors and within industrial areas to 
support a vibrant, urban community that integrates a range of amenities in close proximity to surrounding 
residential neighborhoods. 

• Goal 2.2: Promote revitalization through redevelopment of underutilized and vacant land in North Fair Oaks to 
serve local and regional needs, and to support community and economic development. 

• Goal 2.3: Amend and streamline land use categories to strengthen neighborhood and community character and to 
incentivize needed and appropriate development. 

• Goal 2.4: Encourage transit-oriented development around a future multi-modal transit center. 
 

According to the NFO Plan EIR, existing land uses within the NFO Plan area generate an estimated 51,020 daily vehicle 
trips. Land uses at buildout of the NFO Plan in 2035 would generate an estimated 81,248 daily vehicle trips, which would 
represent a 59 percent increase in vehicle use. New Research and Development uses at full buildout would generate 1,933 
daily vehicle trips, an increase of 1.4 percent. The 2010 population within the NFO Plan area was estimated at 15,477 
persons. The development of an additional 210,000 square feet of industrial uses under the NFO Plan would result in a 
projected increase in population of 420 persons, an increase of 2.7 percent. In total, the projected increase in vehicle use 
under the NFO Plan would be less than the projected increase in population (and new industrial/R&D uses would constitute 
only a small portion of these increases). As such, buildout under the NFO Plan would be consistent with the Clean Air Plan 
and the EIR concludes that the regional criteria pollutant and precursor impacts of the Plan would be less than significant. 

 
No changes in the air quality conditions for the Project site have occurred since approval of the NFO Plan. The Project would 
comply with the NFO Plan and its Land Use Goals; and the Project is consistent with the development assumptions of the 
NFO Plan EIR. The Project site’s designations under the NFO Plan permits 137,133 square feet for the site. The Project 
proposes 136,706 square feet. The NFO Plan EIR projects the Plan will result in an additional 30,200 daily vehicle trips, 
2,060 morning peak hour trips, and 2,870 evening peak hour vehicle trips. The Project would generate an estimated 1,754 
daily trips, with 65 new trips (49 inbound and 16 outbound) during the AM peak hour and 76 new trips (11 fewer inbound and 
65 outbound) during the PM peak hour. This does not account for existing trip credits or for implementation of required TDM 
measures, and therefore these numbers are conservative. The Project trip estimates are well within that assumed in the 
NFO Plan EIR. (Hexagon, 2900 & 2950 Bay Road Draft Transportation Analysis, April 6, 2022, p. 29.) Therefore, consistent 
with the conclusions in the NFO Plan EIR, this impact would be less than significant.  
 
b) Result in a cumulatively considerable net increase of any criteria pollutant for which 

the project region is non-attainment under an applicable Federal or State ambient air 
quality standard (including releasing emissions which exceed quantitative thresholds 
for ozone precursors)? 

The NFO Plan EIR evaluated whether the implementation of the Plan would result in short-term construction emissions. 
(EIR, p. 5-18 to 21). The analysis notes that demolition or construction activities facilitated by the NFO Plan may generate 
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temporary emissions of ROG (reactive organic gas), NOx (nitrogen oxide) and PM10 (particulate matter with particles that 
have aerodynamic diameters less than or equal to 10 microns (μm)) that exceed BAAQMD thresholds of significance that 
apply to exhaust and evaporative emissions from construction activities. In addition, related construction dust could cause 
localized health and nuisance impacts on adjacent residential sensitive receptors. These possible effects represent a 
potentially significant impact. 

 
State law requires retrofitting or replacement of construction equipment and large trucks, which will decrease future NOx and 
particulate matter emissions. The NFO Plan EIR includes Mitigation Measure 5-1, which will decrease short-term temporary 
emissions resulting from demolition and construction activities by requiring dust control measures and best management 
controls on emissions by diesel-powered construction equipment. See Mitigation Measure 5-1 in attached MMRP. The NFO 
Plan EIR concludes that implementation of Mitigation Measure 5-1 would reduce the short-term construction-related air 
quality impact of the NFO Plan to less than significant. 

 
The Project would comply with state law, utilize Tier 4 construction equipment, and will implement the required dust control 
measures and best management controls on emissions by diesel-powered construction equipment required by Mitigation 
Measure 5-1.  
 
The Project also would comply with all performance standards applicable to the NFO Plan's Industrial Mixed-Use district, set 
forth in Section 6276.6 of the Zoning Code, including those relating to dust and odor. That performance standard provides 
that "No use will be permitted which emits dust, an odor or air pollutant, detectable without instruments, beyond the 
boundaries of the M-1/NFO District." The conditions of approval for the Project will require compliance with the performance 
standards set forth in Section 6276.6. 

 
The NFO Plan EIR also evaluated whether the implementation of the Plan would result in community risk and hazard 
impacts. (EIR, p. 5-23 to 28.) The analysis notes that future development in accordance with the NFO Plan could expose 
sensitive receptors to levels of toxic air contaminants (TACs) or PM2.5 that cause an unacceptable cancer risk or hazard, 
which represents a potentially significant impact. Screening modeling indicates that sensitive receptors within the NFO 
Plan area would be exposed to levels of TACs and or PM2.5 that could cause an unacceptable cancer risk or hazard near 
the following roadways and train lines. Table 5.5 identifies the screening level exposures for these sources. 

 

 
The NFO Plan traffic analysis provides that, unless otherwise specifically indicated, all arterials within the Plan Area have 
fewer than 16,000 average daily trips under existing conditions. According to the BAAQMD Risk and Hazard Screening 
Tables for San Mateo County (May 2011 version), significant cancer risks extend out less than 100 feet from the roadway. 
(These are screening levels, so actual exposures would be less.) Therefore, new residential uses or other sensitive 
receptors located within 100 feet of Bay Road could be exposed to a significant cancer risk. 

 
The Project would be located within 100 feet of the Pine Cone Children's Center located across Bay Road. However, the 
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Project would not site diesel generators or any other stationary sources of emissions within 100 feet of this sensitive 
receptor and so would not pose a significant cancer risk. (See EIR, p. 5-25.) No other stationary sources are proposed as 
part of the Project.  

 
The NFO Plan EIR also evaluated whether the implementation of the Plan would result in localized carbon monoxide 
concentrations impacts. (EIR, p. 5-22 to 23.) The analysis notes that development facilitated by the NFO Plan would 
generate new vehicle trips and change traffic patterns. The consequential pollutant of greatest concern is CO (carbon 
monoxide). Monitoring data from all ambient air quality monitoring stations in the Bay Area indicate that existing carbon 
monoxide levels are currently below national and California ambient air quality standards. Monitored CO levels have 
decreased substantially since 1990 due to newer vehicles with greatly improved exhaust emission control systems replacing 
older vehicles. The Bay Area has been designated as attainment for the CO standards. However, although current CO 
levels in the Bay Area are well below ambient air quality standards, elevated levels of CO still warrant analysis since CO 
hotspots (occurrences of localized high CO concentrations) could occur near busy congested intersections. 

 
According to the BAAQMD, a project would have a less-than-significant impact if the project would not increase traffic 
volumes at affected intersections to more than 44,000 vehicles per hour. Since intersections affected by the NFO Plan would 
have volumes less than the threshold of 44,000 vehicles per hour, the NFO Plan EIR concludes that the Plan’s impacts 
related to localized CO concentrations would therefore be less than significant. 

 
The Project is consistent with the NFO Plan EIR development assumptions. The Industrial Mixed Use land use designation, 
the proposed land use designation for the Project site, permits a maximum floor area ratio of 1.25. The Project would have 
an FAR of 1.098. The NFO Plan EIR projects the Plan will result in an additional 30,200 daily vehicle trip, 2,060 morning 
peak hour trips, and 2,870 evening peak hour vehicle trips. At 1,754 daily vehicle trips, 65 morning peak hour trips, and 76 
evening peak hour trips (not accounting for existing trip credits or TDM measures), the Project trip estimates are well within 
that assumed in the NFO Plan EIR. (Hexagon, 2900 & 2950 Bay Road Draft Transportation Analysis, April 6, 2022, p. 29.)  

 
c) Expose sensitive receptors to significant pollutant concentrations, as defined by BAAQMD? 
 
See above discussion of impacts caused by short-term construction emissions. 
 
See above discussion of community risk and hazard impacts. 
 
d) Result in other emissions (such as those leading to odors) affecting a significant number of 

people? 

The NFO Plan EIR also evaluated whether the implementation of the Plan would result in odor impacts caused by mixed- 
use development. (EIR, p. 5-29.) The analysis notes that mixed use development in accordance with the NFO Plan could 
result in food service uses (e.g., restaurants), painting facilities, or dry cleaning facilities in close proximity or in the same 
building as residential or other odor-sensitive uses. The NFO Plan area contains numerous auto service uses, including auto 
body shops with paint spraying operations. Although controlled by BAAQMD permits and regulations, these types of uses 
can produce solvent type odors that may be objectionable. Without proper controls or setbacks, there is a potential for land 
use conflicts that could result in odor complaints. Therefore, this possibility represents a potentially significant impact. 

 
The NFO Plan EIR includes Mitigation Measure 5-3, which requires measures that would reduce odor impacts associated 
with cooking or restaurant uses, paint spraying operations (e.g., auto body shops), cleaning operations (e.g., dry cleaners), 
or other uses with the potential to cause odors. See Mitigation Measure 5-3 in attached MMRP. The NFO Plan EIR 
concludes that Mitigation Measure 5-3 would reduce such impacts to a less than significant.  The Project also would comply 
with all performance standards applicable to the NFO Plan's Industrial Mixed-Use district, set forth in Section 6276.6 of the 
Zoning Code, including performance standards relating to dust and odor. That performance standards provides that "No use 
will be permitted which emits dust, an odor or air pollutant, detectable without instruments, beyond the boundaries of the M-
1/NFO District."  
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The research and development uses within the Project would not be expected to generate emissions leading to odors, and would 
not include food service uses, painting facilities or other uses with the potential to produce detectable odors. Mitigation Measure 5-3 
does not therefore apply, and no further analysis is required. 

 
4.3.2 Cumulative Discussion 

The NFO Plan EIR analyzes the Plan’s cumulative air quality impacts. (EIR, pp. 5-29 to 30.) The NFO Plan EIR concludes 
that since, with mitigation measures, the NFO Plan would not have a significant impact according to the latest BAAQMD 
CEQA Air Quality Guidelines, the Plan would also not result in cumulatively considerable contribution to a significant 
cumulative impact on regional air quality. 

 
The Project would be subject to and will comply with Mitigation Measures 5-1 and 5-3. 
 
4.3.3 Mitigation Measures 

See Mitigation Measures 5-1 and 5-3 in the attached Mitigation and Monitoring and Reporting Program. (Attachment A.) 
 

4.3.4 Conclusion 

The conclusions of the NFO Plan EIR relating to air quality remain valid. The Project is consistent with the NFO Plan EIR. 
There is no evidence of substantial changes to the circumstances under which the NFO Plan EIR air quality impacts were 
analyzed. There is also no evidence of new information of substantial importance, which was not known and could not have 
been known with the exercise of reasonable diligence at the time the NFO Plan EIR was certified, that would show a new or 
more severe significant air quality impact resulting from the Project. Therefore, no additional analysis under CEQA is 
required for the Project. 
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4.4 BIOLOGICAL RESOURCES 
 
 

 
 

Environmental Issue Area 

 
 

Impact Was Analyzed in 
the NFO Plan EIR. 

 
Any New Circumstances 

Involving New 
Significant Impacts or 

Substantially More 
Severe Impacts? 

 
Any New 

Information 
Requiring New 

Analysis or 
Verification? 

Do Prior 
Environmental 

Documents 
Mitigations 

Address/Resolve 
Impacts? 

4. Biological Resources. Would the project: 
a. Have a substantial adverse effect, either 

directly or through habitat modifications, on 
any species identified as a candidate, 
sensitive, or special status species in local 
or regional plans, policies, or regulations, or 
by the California Department of Fish and 
Wildlife or U.S. Fish and Wildlife Service? 

NFO Plan EIR, 
p. 6-8. 

No No NA 

b. Have a significant adverse effect on any 
riparian habitat or other sensitive natural 
community identified in local or regional 
plans, policies, and regulations or by the 
California Department of Fish and Game 
or US Fish and Wildlife Service? 

Scoped out at Notice of 
Preparation stage. Resources 
do not exist in the NFO Plan 

area. 

No No NA 

c. Have a significant adverse effect on state 
or federally protected wetlands (including, 
but not limited to, marsh, vernal pool, 
coastal, etc.) through direct removal, filling, 
hydrological interruption, or other means? 

Scoped out at Notice of 
Preparation stage. Resources 
do not exist in the NFO Plan 

area. 

No No NA 

d. Interfere significantly with the movement of 
any native resident or migratory fish and 
wildlife species or with established native 
resident or migratory wildlife corridors, or 
impede the use of native wildlife nursery 
sites? 

NFO Plan EIR, 
pp. 6-8 to 9. 

No No Yes. 

e. Conflict with any local policies or 
ordinances protecting biological 
resources, such as a tree preservation 
policy or ordinance (including the County 
Heritage and Significant Tree 
Ordinances)? 

NFO Plan EIR, 
p. 6-9. 

No No  
 

NA 

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

Scoped out at Notice of 
Preparation stage. Resources 
do not exist in the NFO Plan 

area. 

No No NA 
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4.4.1 Discussion 

a) Have a substantial adverse effect, either directly or through habitat modifications, on any 
species identified as a candidate, sensitive, or special status species in local or regional 
plans, policies, or regulations, or by the California Department of Fish and Wildlife or U.S. Fish 
and Wildlife Service? 

The NFO Plan EIR evaluated whether the implementation of the Plan would result in impacts on special-status species. 
(EIR, p. 6-8.) The analysis notes that special-status species are not expected to occur within the NFO Plan area because of 
a lack of suitable habitat, the smaller size and fragmented nature of remaining habitat, prior disturbance, and the current 
level of human activity. Therefore, the NFO Plan EIR concludes that impacts of the updated NFO Plan on special-status 
species would be less than significant. 

 
The Project site is an already developed site and does not contain suitable habitat for any species identified as a candidate, 
sensitive, or special status species. 

 
b) Have a significant adverse effect on any riparian habitat or other sensitive natural community 

identified in local or regional plans, policies, and regulations or by the California Department 
of Fish and Game or US Fish and Wildlife Service? 

Impacts to riparian habitat and other sensitive natural community were scoped out of the NFO Plan EIR at the Notice of 
Preparation stage. 

 
The Project area is previously developed and does not contain riparian habitat or other sensitive natural community. 

 
c) Have a significant adverse effect on federally protected wetlands (including, but not limited 

to, marsh, vernal pool, coastal, etc.) through direct removal, filling, hydrological interruption, 
or other means? 
 

Impacts to federally protected wetlands were scoped out of the NFO Plan EIR at the Notice of Preparation stage. 

The Project area is previously developed and does not contain federally protected wetlands. 

d) Interfere significantly with the movement of any native resident or migratory fish and wildlife 
species or with established native resident or migratory wildlife corridors, or impede the use 
of native wildlife nursery sites? 

The NFO Plan EIR evaluated whether the implementation of the Plan would result in migratory wildlife impacts. (EIR, p. 6-8 
to 9.) The analysis notes that wildlife use within the NFO Plan area is expected to be relatively low due to the absence of 
natural habitat, the proximity of streets and development, and the lack of protective cover. The NFO Plan area is limited in its 
function for wildlife movement due to its extensively developed nature. Birds (e.g., house sparrow, starling, crow, etc.) and 
wildlife such as opossums and small rodents typically associated with developed properties would be expected to occur. 

 
Proximity to the Don Edwards National Wildlife Refuge on Bair Island and San Francisco Bay makes the area accessible to 
migratory birds. Nesting birds, including raptors, are protected by the CDFG Code Section 3503. Passerines (songbirds) and 
non-passerine (landbirds) are further protected under the Federal Migratory Bird Treaty Act. Construction disturbance during 
the breeding season could result in the incidental loss of fertile eggs or nestlings, or otherwise lead to nest abandonment, 
which represents a potentially significant impact. 
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To mitigate this impact, the NFO Plan EIR includes Mitigation Measure 6-1, which requires specific timing of tree 
removal/trimming as well as ground-disturbing activities. If construction is unavoidable during the timing required by 
Mitigation Measure 6-1, a qualified biologist must survey for nesting birds before the removal or trimming of any tree and 
prior to start of ground disturbing activities. Tree removal, tree pruning, or grading activities shall be conducted outside of the 
nesting season to the maximum practicable extent. The California Department of Fish and Wildlife (CDFW) biologists have 
defined the nesting season as February 1st through August 15th. If other timing restrictions make it impossible to avoid the 
nesting season, the trees shall be surveyed by a qualified professional to identify nesting birds. Active nests shall be 
avoided. If an active nest is found, follow-up surveys shall be conducted to confirm when the nest is no longer active. Delay 
removal or pruning activity within 300 feet of an active nest until the nest is no longer active, unless authorization for removal 
from the wildlife agency with jurisdiction is obtained. If a nest is disturbed during tree pruning or removal, contact a local 
wildlife rehabilitator or rescue service, the CDFW, and follow instructions for care of the disturbed wildlife. See Mitigation 
Measure 6-1 in attached MMRP. The NFO Plan EIR concluded that with implementation of Mitigation Measure 6-1, the NFO 
Plan would result in less-than-significant impacts to migratory wildlife. 

 
The Project would require ground-disturbing activities, as well as tree removal and trimming. As such, the Project 
would implement Mitigation Measure 6-1. 

 
e) Conflict with any local policies or ordinances protecting biological resources, such as a tree 

preservation policy or ordinance (including the County Heritage and Significant Tree 
Ordinances)? 

The NFO Plan EIR evaluated whether the implementation of the Plan would result in potential loss of heritage trees or 
significant trees. (EIR, p. 6-9.) The analysis notes that development in accordance with the updated NFO Plan would be 
subject to the County's Heritage Tree Ordinance and Significant Trees Ordinance. Any project that would involve the 
removal of any tree or community of trees protected by the Heritage Tree Ordinance or Significant Trees Ordinance would 
be required to first obtain a permit from the County and comply with any conditions of the permit, including replacement 
plantings and protection of remaining trees during construction. As a result, the NFO Plan EIR concludes that the potential 
impacts of the updated NFO Plan on Heritage Trees or Significant Trees would be less than significant. 
 
The arborist report prepared for the Project concludes that all ten trees on the Project site must be removed due to direct 
conflicts with the Project site plans. None of the on-site trees qualify as Protected. (Hort Science/Bartlett Consulting, Arborist 
Report, Bauen Capital, LLC, Barron Ave., Bay Rd. and Second Ave., San Mateo County, September 2021.) However, the 
report indicates that the three off-site trees (490, 499 and 500) can be preserved, one of which is a Protected coast live oak. 
The Project would comply with the County’s Heritage and Significant Tree Ordinances in order to mitigate the impacts to the 
Protected tree. Further, the design recommendations in the arborist report will be implemented; and the tree protection 
measures in the arborist reports will be implemented prior to any demolition or construction work and be maintained 
throughout the duration of the project. 

 
f) Conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community 

Conservation Plan, or other approved local, regional, or state habitat conservation plan? 

Impacts related to conflicts with adopted Habitat Conservation Plans, Natural Community Conservation Plans, or other 
habitat conservation plans were scoped out of the NFO Plan EIR at the Notice of Preparation stage. 

 
The Project area is not covered by any Habitat Conservation Plans, Natural Community Conservation Plans, or other habitat 
conservation plans. 

 
4.4.2 Cumulative Discussion 

The NFO Plan EIR analyzes the Plan’s cumulative biological resources impacts. (EIR, p. 6-9.) The NFO Plan EIR concludes 
that with implementation of Mitigation Measure 6-1, the contribution of the updated Plan to potentially significant biological 
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resources cumulative impacts would be less than considerable and thus less than significant. 
 

The Project would be subject to and comply with Mitigation Measure 6-1. 
 

4.4.3 Mitigation Measures 

See Mitigation Measure 6-1 in the attached Mitigation and Monitoring and Reporting Program. (Attachment A.) 
 

4.4.4 Conclusion 

The conclusions of the NFO Plan EIR relating to biological resources remain valid. The Project is consistent with the NFO 
Plan EIR. There is no evidence of substantial changes to the circumstances under which the NFO Plan EIR biological 
resources impacts were analyzed. There is also no evidence of new information of substantial importance, which was not 
known and could not have been known with the exercise of reasonable diligence at the time the NFO Plan EIR was 
certified, that would show a new or more severe significant biological resources impact resulting from the Project. 
Therefore, no additional analysis under CEQA is required for the Project. 
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4.5 CULTURAL RESOURCES 
 
 

 
 

Environmental Issue Area 

 
Where Impact Was 

Analyzed in the 
NFO Plan EIR. 

Any New Circumstances 
Involving New Significant 
Impacts or Substantially 
More Severe Impacts? 

 
Any New Information 

Requiring New Analysis 
or Verification? 

Do Prior Environmental 
Documents Mitigations 

Address/Resolve 
Impacts? 

5. Cultural Resources. Would the project: 
a.  Cause a significant adverse change in the 

significance of a historical resource pursuant to 
Section 15064.5? 

 

NFO Plan EIR, 
pp. 8-14 to 17. 

No No NA 

b.  Cause a significant adverse change in the 
significance of an archaeological resource 
pursuant to Section 15064.5? 

 

NFO Plan EIR, 
pp. 8-12 to 13. 

No No Yes. 

c.  Directly or indirectly destroy a unique 
paleontological resource or site or unique 
geologic feature? 

 

NFO Plan EIR, 
p. 8-17. 

No No Yes. 

d.  Disturb any human remains, including those 
interred outside the formal cemeteries? 

NFO Plan EIR, 
pp. 8-12 to 13; 

8-17. 

No No Yes. 

 
4.5.1 Discussion 

a) Cause a substantial adverse change in the significance of a historical resource pursuant to 
Section 15064.5? 

The NFO Plan EIR evaluated whether the implementation of the Plan would result in impacts on historic resources. (EIR, p. 
8-14 to 17.) The analysis notes that recorded historic properties within the Plan area are shown in Table 8.1. 
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Table 8.1 shows there are ten previously recorded historic properties within the NFO Plan area: eight recorded buildings 
which have been determined ineligible for the National Register of Historic Places but have not been evaluated for potential 
eligibility for the California Register of Historical Resources or for local listing; and two recorded structures, the Peninsula 
Commute Service (also known as the San Francisco & San Jose Railway) and the Hetch Hetchy Bay Division Pipeline. 
There may also be additional unrecorded buildings, structures or objects 45 years or older within the Plan area that are of 
potential historical value. 

 
Future development on properties within the NFO Plan area that contain a potentially significant historic resource (i.e. a 
recorded historic resource or an unrecorded building or structure 45 years or older) may cause the demolition, destruction or 
alteration of a significant historic resource such that the significance of the resource is "materially impaired." This possibility 
represents a potentially significant impact. The NFO Plan EIR includes Mitigation Measure 8-2, which applies to any 
individual discretionary project within the NFO Plan area that the County determines may involve a property that contains a 
potentially significant historic resource. The measure requires an evaluation of any involved potentially significant resources, 
and if the evaluation determines that the project could have a potentially significant impact, a set of measures would apply, 
including adherence to Secretary Standards, relocation, or documentation depending on feasibility. The NFO Plan EIR 
concludes that implementation of this measure would reduce the Plan’s impacts to historic resources to a less-than-
significant level. 

 
The Project site contains no recorded historic resource. Several of the structures on the site are at least 45 years old and 
therefore Mitigation Measure 8-2 applies. Consistent with Mitigation Measure 8-2, County Planning Staff has evaluated the 
buildings and determined that the buildings are not historic resources and no additional measures are required. This impact 
is less than significant. 

 

b) Cause a substantial adverse change in the significance of an archaeological resource 
pursuant to Section 15064.5? 

The NFO Plan EIR evaluated whether the implementation of the Plan would result in impacts on archaeological resources 
(EIR, p. 8-12 to 13.) The analysis notes that the NFO Plan area contains three recorded archaeological resources, P-41- 
000086, P-41-000299, and P-41-000303, all prehistoric Native American habitation sites. Given the location of the NFO Plan 
area within valley lands approximately 1/2-mile from the historic San Francisco Bay shoreline near the locations of former 
intermittent and perennial watercourses, there is a moderate to high potential for the presence of additional unrecorded 
Native American resources within the NFO Plan area. There are no previously recorded historic-period archaeological 
resources within the NFO Plan area. Based on review of historical literature and maps, there is a moderate to high potential 
for the presence of unrecorded historic-period archaeological resources within the NFO Plan area. 

 
Therefore, development in accordance with the NFO Plan could disrupt, alter or eliminate as-yet undiscovered prehistoric or 
historic-period archaeological sites, potentially including Native American remains. This possibility represents a potentially 
significant impact. The NFO Plan EIR includes Mitigation Measure 8-1, which requires identification of the three recorded 
Native American habitation sites within the Plan area, measures protecting these sites, and measures applicable in the 
inadvertent discovery of archaeological resources. See Mitigation Measure 8-1 in attached MMRP. The NFO Plan EIR 
concludes that implementation of this measure would reduce the Plan’s impacts to archaeological resources to a less-than- 
significant level. 

 
Based on publicly available information, the Project does not appear to be located within one of the three recorded Native 
American habitation sites. In the event of inadvertent discovery of archaeologic resources, the Project would comply with 
Mitigation Measure 8-1. 

 
c) Directly or indirectly destroy a unique paleontological resource or site or unique geologic 

feature? 

The NFO Plan EIR evaluated whether the implementation of the Plan would result in the disturbance of paleontological 

Unknown
We do not believe that there is anything historic about these buildings, but please note that this is what the mitigation measure requires.
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resources. (EIR, p. 8-17.) The analysis notes that ground-disturbing activities during previous development of the area would 
likely have disturbed, altered or eliminated paleontological resources that may have existed within the area. However, 
development in accordance with the NFO Plan could potentially disrupt, alter or eliminate as-yet undiscovered 
paleontological resources. This possibility represents a potentially significant impact. The NFO Plan EIR includes Mitigation 
Measure 8-3, which requires certain procedure to be followed in the inadvertent discovery of paleontological resources. The 
NFO Plan EIR concludes that implementation of this measure would reduce the Plan’s impacts to paleontological resources 
to a less-than-significant level. 

 
In the event of an inadvertent discovery of paleontological resources, the Project would comply with Mitigation Measure 8-3. 

 
d) Disturb any human remains, including those interred outside of formal cemeteries? 

See above discussions of impacts on archaeological and paleontological resources. 
 

4.5.2 Cumulative Discussion 

The NFO Plan EIR analyzes the Plan’s cumulative cultural resources impacts. (EIR, p. 8-18.) The NFO Plan EIR concludes 
that implementation of Mitigations 8-1 and 8-3 would reduce the impacts of the updated Plan, and thus reduce the Plan’s 
contribution to significant cumulative impacts on archaeological resources and paleontological resources, to a less-than- 
significant level. However, it concluded that cumulative impacts related to historic resources would be cumulatively 
considerable and thus significant and unavoidable because without consideration of a specific development proposal it could 
not be known whether Mitigation 8-2 would be feasible to mitigate potential impacts of a subsequent project to a less-than- 
significant level. 

 
There are no potentially significant historic resources on the Project Site. The Project would be subject to and comply 
with Mitigation Measure 8-1 and 8-3. 

 
4.5.3 Mitigation Measures 

See Mitigation Measures 8-1 and 8-3 in the attached Mitigation and Monitoring and Reporting Program. (Attachment 
A.) Mitigation Measure 8-2 is not applicable to the Project. 

 
4.5.4 Conclusion 

The conclusions of the NFO Plan EIR relating to cultural resources remain valid. The Project is consistent with the NFO Plan 
EIR. There is no evidence of substantial changes to the circumstances under which the NFO Plan EIR cultural resources 
impacts were analyzed. There is also no evidence of new information of substantial importance, which was not known and 
could not have been known with the exercise of reasonable diligence at the time the NFO Plan EIR was certified, that would 
show a new or more severe significant cultural resources impact resulting from the Project. Therefore, no additional analysis 
under CEQA is required for the Project. 
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4.6 ENERGY 
 

Environmental Issue Area 
Where Impact Was 

Analyzed in the NFO 
Plan EIR. 

Any New Circumstances 
Involving New Significant 
Impacts or Substantially 
More Severe Impacts? 

Any New 
Information 

Requiring New 
Analysis or 

Verification? 

Do Prior 
Environmental 

Documents 
Mitigations 

Address/Resolve 
Impacts? 

6. Energy. Would the project: 
a. Result in potentially significant environmental 

impact due to wasteful, inefficient, or unnecessary 
consumption of energy resources, during project 
construction or operation? 

NFO Plan EIR, pp. 
7-15, 17-4 

No No NA 

    
 

    
b.  Conflict with or obstruct a state or local plan 

for renewable energy or energy efficiency? 
 

Criteria not 
included in the 
NFO Plan EIR. 

 

No No NA 
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4.6.1 Discussion 

a) Result in potentially significant environmental impact due to wasteful, inefficient, or 
unnecessary consumption of energy resources, during project construction or operation? 

 
The NFO Plan EIR evaluated whether development under the Plan would result in potentially significant environmental impact due 
to wasteful, inefficient, or unnecessary consumption of energy resources, during project construction or operation. (EIR, p. 17-4.) 
As provided in the NFO Plan EIR, development under the NFO Plan would irreversibly commit construction materials and non-
renewable energy resources to the purposes of the projects. These energy resource demands would be used for demolition, 
construction, transportation of people and goods, heating, ventilation and air conditioning, lighting, and other associated energy 
needs. Because development facilitated by the Plan would be required to comply with California Code of Regulations Title 24 
energy regulations, the Plan would not be expected to use energy in a wasteful, inefficient, or unnecessary manner. 
 
Non-renewable and slowly renewable resources used by projects that implement the NFO Plan would include, but are not limited 
to, lumber and other forest products; sand and gravel; asphalt; petrochemical construction materials; steel; copper; lead and other 
metals; water; etc. The NFO Plan EIR concluded that the impacts of the Plan related to consumption of energy resources are 
considered to be less than significant because these projects would not use unusual amounts of energy or construction materials. 
Consistency with General Plan Policies 6.15 and 8.42 regarding use of low energy using building materials and building 
technologies, as well as with NFO Plan Policy 21 H and the County's Green Building Code would further ensure that the impacts of 
development with respect to energy usage remain less than significant. 

 
The Project is consistent with the NFP Plan EIR's analysis and conclusions. The Project's energy demand is typical of research 
and development uses, and the Project would meet or exceed the requirements of the County's Green Building Code, Energy 
Code, and Title 24 of the California Code of Regulations (as modified by County Ordinance 4824). The County amended its Green 
Building Code and Energy Code on February 25, 2020, to exceed state requirements for energy efficiency (referred to as a "Reach 
Code" because such local ordinances "reach" beyond state requirements). The County's Reach Codes require that, subject to 
certain exceptions, all commercial buildings be all electric. Commercial buildings that do not include office uses also must install 
Level 2 EV Charging Stations at 6 percent of parking spaces, and install Level 1 Circuits at 5 percent of parking spaces. 
Compliance with the Green Building and Energy Codes, and Title 24 would increase the efficiency of the Project design by 
implementing a combination of energy, water and/or solid waste reduction measures. And due to updates to Title 24 since 
certification of the NFO Plan EIR, the Project's energy usage during operation would be more efficient than was assumed in the 
EIR. Finally, with respect to construction energy usage, the Project would utilize Tier 4 construction equipment, which equipment is 
more efficient than the equipment available at the time the EIR was certified.  

b) Conflict with or obstruct a state or local plan for renewable energy or energy efficiency? 
 
As discussed above in 4.6.1(a), the Project would comply with the energy efficiency requirements of the state and local building 
codes and therefore would not conflict with or obstruct implementation of city and state plans for renewable energy and energy 
efficiency. 

 
4.6.2 Cumulative Discussion 

The NFO Plan EIR analyzes the Plan’s cumulative energy impacts. (EIR, p. 17-4.) The NFO Plan EIR concludes that 
compliance with state and local building requirements would reduce the impacts of the updated Plan, and thus reduce the 
Plan’s contribution to significant cumulative energy impacts to a less-than- significant level. However, it concluded that 
cumulative impacts related to historic resources would be cumulatively considerable and thus significant and unavoidable 
because without consideration of a specific development proposal it could not be known whether Mitigation 8-2 would be 
feasible to mitigate potential impacts of a subsequent project to a less-than- significant level. 

 
The Project would meet or exceed all state and local building code requirements regarding energy efficiency and 
energy consumption. 



2900 Bay Road Environmental Review Environmental Checklist 

County of San Mateo 
2900 Bay Road Environmental Review 

4-29 

 

 

 
4.6.3 Mitigation Measures 

No significant energy impacts were identified in the NFO Plan EIR, and no mitigation measures were required. 
 

4.6.4 Conclusion 
The conclusions of the NFO Plan EIR relating to energy resources remain valid. The Project is consistent with the NFO Plan EIR. 
There is no evidence of substantial changes to the circumstances under which the NFO Plan EIR energy impacts were analyzed. 
There is also no evidence of new information of substantial importance, which was not known and could not have been known with 
the exercise of reasonable diligence at the time the NFO Plan EIR was certified, that would show a new or more severe significant 
energy impact resulting from the Project. Therefore, no additional analysis under CEQA is required for the Project.
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4.7 GEOLOGY AND SOILS 
 
 

 

Environmental Issue Area 
Where Impact Was 

Analyzed in the NFO 
Plan EIR. 

Any New Circumstances 
Involving New Significant 
Impacts or Substantially 
More Severe Impacts? 

Any New Information 
Requiring New 

Analysis or 
Verification? 

Do Prior 
Environmental 

Documents 
Mitigations 

Address/Resolve 
Impacts? 

7. Geology and Soils. Would the project: 
a. Directly or indirectly cause potential substantial 

adverse effects, including the risk of loss, injury, 
or death involving: 

i. Rupture of a known earthquake fault, as 
delineated on the most recent Alquist- 
Priolo Earthquake Fault Zoning Map 
issued by the State Geologist for the area 
or based on other substantial evidence of 
a known fault? 
Note: Refer to Division of Mines and Geology 
Special Publication 42 and the County 
Geotechnical Hazards Synthesis Map. 

ii. Strong seismic ground shaking? 
iii. Seismic-related ground failure, including 

liquefaction and differential settling? 
iv. Landslides? 

 

NFO Plan EIR, No No NA 
p. 9-9.  Rockridge 

Geotechnical, 
Geotechnical 
Investigation, 

Proposed Office 
Buildings, 2900 & 
2950 Bay Road, 
August 18, 2021 

 

b. Result in significant soil erosion or the loss of 
topsoil? 

NFO Plan EIR, 
pp. 9-9 to 10. 

No No  
Rockridge 

Geotechnical, 
Geotechnical 
Investigation, 

Proposed Office 
Buildings, 2900 & 
2950 Bay Road, 
August 18, 2021 

NA 

c. Be located on a geologic unit or soil that is NFO Plan EIR, No No  
Rockridge 

Geotechnical, 
Geotechnical 
Investigation, 

Proposed Office 
Buildings, 2900 & 
2950 Bay Road, 
August 18, 2021 

NA 
unstable, or that would become unstable as a pp. 9-9 to 10.   
result of the project, and potentially result in on-    

or off-site landslide, lateral spreading,    

subsidence, liquefaction, or collapse?    

d. Be located on expansive soil, as noted in the NFO Plan EIR, No No NA 
2010 California Building Code, creating pp. 9-9 to 10.  Rockridge   
significant risks to life or property?   Geotechnical  

   Geotechnical  
Investigation, Office 

Buildings 2900 & 
2950 Bay Road, 
August 18, 2021 
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e. Have soils incapable of adequately supporting the 
use of septic tanks or alternative waste water 
disposal systems where sewers are not available for 
the disposal of waste water? 

Scoped out at Notice of 
Preparation stage. 

Resources do not exist 
in NFO Plan area. 

No No NA 

 

4.7.1 Discussion 
 

a) Directly or indirectly cause potential substantial adverse effects, including the risk of loss, 
injury, or death involving: i) Rupture of a known earthquake fault, as delineated on the most 
recent Alquist-Priolo Earthquake Fault Zoning Map issued by the State Geologist for the 
area or based on other substantial evidence of a known fault? (Note: Refer to Division of 
Mines and Geology Special Publication 42 and the County Geotechnical Hazards Synthesis 
Map.) ii) Strong seismic ground shaking? iii) Seismic-related ground failure, including 
liquefaction and differential settling? iv) Landslides? v) Coastal cliff/bluff instability or 
erosion? (Note to reader: This question is looking at instability under current conditions. 
Future, potential instability is looked at in Section 7 (Climate Change).) 

The NFO Plan EIR evaluated whether the implementation of the Plan would result in seismic hazards impacts. (EIR, p. 9-9.) 
The analysis notes that development and its occupants within the NFO Plan area could be exposed to seismic hazards, 
including risk of loss, injury or death. The main feature generating the seismic activity in the San Francisco Bay region is the 
tectonic plate boundary between the North American and Pacific plates. Locally, this boundary is referred to as the San 
Andreas Fault Zone, which includes the San Andreas Fault and numerous other active faults. The active San Andreas Fault 
is oriented roughly parallel to the hills located southwest of the Plan area, with a local splay, known as the Canada Fault. 
The easternmost edge of the Alquist-Priolo Earthquake Fault Zone for the Canada Fault is located approximately three miles 
southwest of the NFO Plan area, near Canada College and Interstate 280.4 Therefore, the potential for surface fault rupture 
within the NFO Plan area is low. 

 
County Hazards Mitigation maps, prepared using data from the Association of Bay Area Governments, indicate that the NFO 
Plan area has a moderate to high potential for liquefaction. Portions of the NFO Plan area that are highly susceptible to 
liquefaction hazards would also be considered susceptible to lateral spreading. Additionally, portions of the NFO Plan area 
that contain loose or uncontrolled (non-engineered) fill may be susceptible to differential settlement, and portions of the NFO 
Plan area located within former tidal flats would be expected to be susceptible to settlement due to low strength native soils 
and potential unconsolidated fill, and to differential settlement where fill abuts native soil. 

 
No mitigation measures are required because according to the NFO Plan EIR, seismic hazards would be adequately 
mitigated by existing laws, regulations and policies, including the California Building Code, site-specific geotechnical 
investigations required by the Seismic Hazards Mapping Act due to liquefaction hazards, and the County’s development 
review procedures. The NFO Plan EIR therefore concludes that the NFO Plan’s impacts related to seismic hazards would be 
less than significant. 

 
The Project site is not located within a State-designated Alquist Priolo Earthquake Fault Zone, and there are no known 
surface expressions of fault traces that cross the site. (Rockridge Geotechnical, Geotechnical Investigation, Office 
Buildings, 2900 & 2950 Bay Road, August 18, 2021, p. 6.) Therefore, fault rupture is not a significant geologic hazard at 
the site. (Cornerstone, p. 6, 11.) The Project’s potential for lateral spreading and for significant seismic settlement 
affecting the site is low. (Rockridge Geotechnical, p. 10–11.) The Project is not located on or adjacent to a coastal 
cliff/bluff, and thus will not result in any impacts to coastal cliff/bluff instability or erosion. The potential for liquefaction of 
localized sand layers during a significant seismic event is also very low. (Rockridge Geotechnical, p. 10.) Even so, the 
Project would incorporate the analysis’s recommendations regarding foundations and other construction considerations. 
(See Rockridge Geotechnical, Section 6, pp. 12–28.) 
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b) Result in significant soil erosion or the loss of topsoil? 

The NFO Plan EIR evaluated whether the implementation of the Plan would result in soils-related hazards impacts. (EIR, p. 
9-9 to 10.) The analysis notes that soils within the NFO Plan area are predominately clays and silty clays, which are 
expansive soils with high shrink-swell potential. However, the flat topography within the NFO Plan area results in a low 
potential for soil erosion. The organic and expansive soils within the NFO Plan area are subject to subsidence. 

 
No mitigation measures required because, according to the NFO Plan EIR, soils-related hazards would be mitigated by 
compliance with established State and County code regulations for excavation, foundation design and building construction, 
including the California Building Code and San Mateo General Plan, including completion of site-specific design-level 
geotechnical investigations where necessary. Further, erosion and sedimentation control measures including dust control 
and timing of grading activity are included as conditions of approval to ensure all disturbed areas are stabilized. These 
measures will be implemented prior to the commencement of any grading activity or construction work. There are also 
limitations on grading to only the dry season unless an exception request is submitted, reviewed, and approved by the 
County Planning Department. The NFO Plan EIR therefore concludes that the NFO Plan’s impacts related to soils-related 
hazards would be less than significant. 

 
The geotechnical analysis performed for the Project found that the site contains highly expansive surficial soils. 
(Rockridge Geotechnical, p. 12.) While technically not a cognizable impact under CEQA, to reduce potential for damage 
to the planned structures, the Project would implement the analysis’s recommendations regarding grading and 
foundation. 

 
c) Be located on a geologic unit or soil that is unstable, or that would become unstable as a 

result of the project, and potentially result in on-or off-site landslide, lateral spreading, 
subsidence, liquefaction, or collapse? 

See above discussions on seismic and soils-related hazards impacts. 
 

d) Be located on expansive soil, as noted in the 2010 California Building Code, creating 
significant risks to life or property? 

See above discussion on soils-related hazards impacts. 
 

e) Have soils incapable of adequately supporting the use of septic tanks or alternative waste 
water disposal systems where sewers are not available for the disposal of waste water? 

Impacts related to the use of septic tanks and alternative waste water disposal systems were scoped out of the NFO Plan 
EIR at the Notice of Preparation stage since sewers are available throughout the NFO Plan area. 

 
The Project would not use septic tanks or alternative waste water disposal systems. 

 
4.7.2 Cumulative Discussion 
The NFO Plan EIR analyzes the Plan’s cumulative geology and soils impacts. (EIR, p. 9-10.) The NFO Plan EIR concludes 
that the policies contained in the San Mateo County General Plan Soil Resources Element and Natural Hazards Element, 
along with mandated individual project compliance with federal, State and local regulations addressing building construction, 
would reduce the contribution of the Plan to cumulative, countywide geology and soils impacts to a less-than-significant 
level. 

 
The Project would be subject to and comply with the policies contained in the San Mateo County General Plan and with 
federal, state and local regulations addressing building construction. A geotechnical analysis has been performed for the 
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Project and the Project would implement the recommendations contained in the analysis. Further, as discussed previously, 
the Project would implement the required erosion and sedimentation control measures as outlined in the Project’s 
conditions of approval in the Project staff report. 

 
4.7.3 Mitigation Measures 

No significant geology and soil impacts were identified in the NFO Plan EIR, and no mitigation measures were required. 
 

4.7.4 Conclusion 

The conclusions of the NFO Plan EIR relating to geology and soils remain valid. The Project is consistent with the NFO Plan 
EIR. There is no evidence of substantial changes to the circumstances under which the NFO Plan EIR geology and soils 
impacts were analyzed. There is also no evidence of new information of substantial importance, which was not known and 
could not have been known with the exercise of reasonable diligence at the time the NFO Plan EIR was certified, that would 
show a new or more severe significant geology and soils impact resulting from the Project. Therefore, no additional analysis 
under CEQA is required for the Project. 
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4.8 GREENHOUSE GAS EMISSIONS 
 
 

 

Environmental Issue Area 
Where Impact Was 

Analyzed in the NFO 
Plan EIR. 

Any New Circumstances 
Involving New Significant 
Impacts or Substantially 
More Severe Impacts? 

Any New Information 
Requiring New 

Analysis or 
Verification? 

Do Prior Environmental 
Documents’ Mitigations 

Address/Resolve 
Impacts? 

8. Greenhouse Gas Emissions. Would the project: 

a. Generate greenhouse gas (GHG) emissions, 
either directly or indirectly, that may have a 
significant impact on the environment? 

NFO Plan EIR, 
pp. 7-14 to 17. 

No No 
Hexagon, 2900 & 
2950 Bay Road 
Transportation 

Analysis, April 6, 
2022 

NA 

b. Conflict with an applicable plan (including a 
local climate action plan), policy or regulation 
adopted for the purpose of reducing the 
emissions of greenhouse gases? 

NFO Plan EIR, 
pp. 7-14 to 17. 

No No NA 

4.8.1 Discussion 

a) Generate greenhouse gas emissions, either directly or indirectly, that may have a significant 
impact on the environment? 

The NFO Plan EIR evaluated whether the implementation of the Plan would result in impacts related to direct or indirect 
generation of greenhouse gas (GHG) emissions. (EIR, pp. 7-14 to 17.) The analysis notes that ongoing occupancy and 
operation of development under the NFO Plan would result in a net increase in CO2 (carbon dioxide) and other 
greenhouse gas emissions due primarily to transportation, energy use and solid waste disposal. The NFO Plan EIR 
concludes that buildout of the NFO Plan area under the updated Plan would result in annual GHG emissions of 115,122 
metric tons of C02e in 2020 and 107,159 metric tons of C02e in 2030. Based on a service population of 36,703 at buildout, 
the NFO Plan would result in C02e (carbon dioxide equivalent) emissions of 3.1 metric tons per year per service population 
in 2020 and 2.9 metric tons per year per service population in 2030, which in both years would be below the BAAQMD 
significance threshold of 4.6 metric tons per year per service population. 

 
The Project is consistent with the development assumptions of the NFO Plan EIR. The Industrial Mixed Use land use 
designation, the proposed land use designation for the Project site, permits a maximum FAR of 1.25. The Project proposes a 
density of 1.098. Mobile sources (i.e., transportation emissions) are the most considerable contribution to greenhouse gas 
emissions. The NFO Plan EIR projects the Plan will result in an additional 30,200 daily vehicle trips, 2,060 morning peak 
hour trips, and 2,870 evening peak hour vehicle trips. At 1,754 daily vehicle trips, 65 morning peak hour trips, and 76 
evening peak hour trips (not accounting for existing trip credits or TDM measures), the Project trip estimates are well within 
that assumed in the NFO Plan EIR. (Hexagon, 2900 & 2950 Bay Road Transportation Analysis, April 6, 2022, p. 29.) As 
such, the Project’s traffic-related GHG emissions are well within those projected in the NFO Plan EIR. 

 
Since certification of the NFO Plan EIR, the 2019 California Green Building Standards took effect on January 1, 2020. On 
February 25, 2020, the County adopted Reach Codes, local amendments to Title 24 that go beyond State requirements. 
These updated requirements include greater efficiency for new development than previous standards. For example, the 
County’s Reach Codes require all electric in commercial buildings, photovoltaic system on 15% of rooftop area, and electric 
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vehicle-ready parking, among other requirements. The Project would meet or exceed the requirements of the County's 
Green Building Code, Energy Code, and Title 24 of the California Code of Regulations (as modified by the County’s Reach 
Codes), as provided in the Appendix F: EECAP Development Checklist prepared for the project. The Project will be all-
electric, provides for PV solar on the rooftop, and of the 198 parking spaces the project would include 60 EV-capable 
parking spaces, 20 spaces with Level 1 circuits, and 20 spaces with access to EV charging stations. Compliance with these 
requirements will further reduce the Project’s greenhouse gas emissions associated with energy use and solid waste 
disposal. 

 
b) Conflict with an applicable plan, policy or regulation adopted for the purpose of reducing the 

emissions of greenhouse gases? 

As discussed above, the Project is subject to and will comply with the requirements of the County's Green Building Code, 
Energy Code, and Title 24 of the California Code of Regulations (as modified by the County’s Reach Codes,) as provided in 
the Appendix F: EECAP Development Checklist prepared for the project. The Project would not conflict with any applicable 
plan, policy or regulation adopted for the purpose of reducing GHG emissions. 

 
4.8.2 Cumulative Discussion 

The NFO Plan EIR analyzes the Plan’s cumulative GHG emissions impacts. (EIR, p. 7-16.) The NFO Plan EIR concludes 
that the GHG emissions from ongoing occupancy and operation of development within the NFO Plan Area would represent 
a less-than-considerable contribution to the significant cumulative impact of global climate change. 

 
The Project is consistent with the assumptions of the NFO Plan EIR. The Project would also be subject to and comply with 
the requirements of the County's Green Building Code, Energy Code, and Title 24 of the California Code of Regulations (as 
modified by the County’s Reach Codes), as provided in the Appendix F: EECAP Development Checklist prepared for the 
project, thus further reducing GHG emissions. 

 
4.8.3 Mitigation Measures 

No significant greenhouse gas emissions impacts were identified in the NFO Plan EIR, and no mitigation measures were 
required. 

4.8.4 Conclusion 

The conclusions of the NFO Plan EIR relating to GHG emissions remain valid. The Project is consistent with the NFO Plan 
EIR. There is no evidence of substantial changes to the circumstances under which the NFO Plan EIR GHG emissions 
impacts were analyzed. There is also no evidence of new information of substantial importance, which was not known and 
could not have been known with the exercise of reasonable diligence at the time the NFO Plan EIR was certified, that would 
show a new or more severe significant GHG emissions impact resulting from the Project. Therefore, no additional analysis 
under CEQA is required for the Project. 
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4.9 HAZARDS AND HAZARDOUS MATERIALS 
 
 

 

Environmental Issue Area 
Where Impact Was 

Analyzed in the NFO 
Plan EIR. 

Any New Circumstances 
Involving New Significant 
Impacts or Substantially 
More Severe Impacts? 

Any New Information 
Requiring New 

Analysis or 
Verification? 

Do Prior Environmental 
Documents Mitigations 

Address/Resolve 
Impacts? 

9. Hazards and Hazardous Materials. Would the project: 
a. Create a significant hazard to the public 

or the environment through the routine 
transport, use, or disposal of hazardous 
materials (e.g., pesticides, herbicides, 
other toxic substances, or radioactive 
material)? 

NFO Plan EIR, 
p. 10-10. 

No No NA 

b. Create a significant hazard to the public 
or the environment through reasonably 
foreseeable upset and accident 
conditions involving the release of 
hazardous materials into the 
environment? 

NFO Plan EIR, 
p. 10-11 to 12. 

No No 
 

NA 

c. Emit hazardous emissions or handle 
hazardous or acutely hazardous 
materials, substances, or waste within 
one-quarter mile of an existing or 
proposed school? 

NFO Plan EIR, 
p. 10-11. 

No No NA 

d. Be located on a site which is included on a 
list of hazardous materials sites compiled 
pursuant to Government Code Section 
65962.5 and, as a result, would it create a 
significant hazard to the public or the 
environment? 

NFO Plan EIR, 
pp. 10-11. 

No No  
 

NA 

e. For a project located within an airport 
land use plan or, where such a plan has 
not been adopted, within two miles of a 
public airport or public use airport, result 
in a safety hazard for people residing or 
working in the project area? 

Scoped out at Notice of 
Preparation stage. NFO 
Plan area not covered 
by an airport land use 

plan or within two miles 
of a public airport. 

No No NA 

f. For a project within the vicinity of a 
private airstrip, result in a safety 
hazard for people residing or working 
on the project area? 

Scoped out at Notice of 
Preparation stage. NFO 

Plan area not in the 
vicinity of a private 

airstrip. 

No No NA 

g. Impair implementation of or physically 
interfere with an adopted emergency 
response plan or emergency evacuation 
plan? 

NFO Plan EIR, 
p. 10-13. 

No No NA 

h. Expose people or structures to a 
significant risk of loss, injury or death 
involving wildland fires? 

Scoped out at Notice of 
Preparation stage. NFO 

Plan area not in the 
vicinity of wildlands. 

No No NA 
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4.9.1 Discussion 

a) Create a significant hazard to the public or the environment through the routine transport, 
use, or disposal of hazardous materials? 

The NFO Plan EIR evaluated whether the implementation of the Plan would result in hazardous materials transport, use or 
disposal impacts. (EIR, p. 10-10.) The NFO Plan EIR notes that hazardous wastes associated with residential uses typically 
involve empty or partially filled containers of liquid chemical products, fertilizers, used motor oil, automotive or electronic 
batteries, unused computers, etc. Such uses of hazardous materials do not generate hazardous air emissions or involve the 
use of acutely hazardous materials that could pose a significant threat to the environment or human health. Further, 
residents typically dispose of such wastes through the County's Household Hazardous Waste Program that offers free 
collection of hazardous materials to county residents. The NFO Plan EIR concludes that the Plan’s impacts associated with 
the transport, use or disposal of hazardous materials is less than significant. 

 
The Project proposes research and development, a backup generator, and parking uses, none of which is anticipated to 
include the routine transport, use, or disposal of hazardous materials. Any products that involve hazardous materials would 
be disposed of pursuant to the County’s Household Hazardous Waste Program. 

 
b) Create a significant hazard to the public or the environment through reasonably foreseeable 

upset and/or accident conditions involving the release of hazardous materials into the 
environment? 

The NFO Plan EIR evaluated whether the implementation of the Plan would result in impacts due to risk of upset or 
accidents. (EIR, p. 10-11.) It includes a map of the locations of known hazardous materials release sites, in and near the 
Plan area, including leaking underground storage tank (LUST) cleanup sites, State Response sites (confirmed release sites 
where the DTSC is involved in remediation), other DTSC cleanup sites, or other spill or leak investigation and cleanup sites. 
(EIR, Figure 10-1.) Due to existing federal, State and local regulation and oversight of hazardous materials, the NFO Plan 
EIR concludes that the Plan’s impacts associated with the risk to the public or the environment from upset and accident 
conditions involving the release would be less than significant. 

 
The Project site is currently developed with industrial uses. The Project site is not shown as a location of known hazardous 
materials release site in NFO Plan EIR Figure 10-1. Phase I Environmental Site Assessments (Phase I) were performed 
for the 867 Second Avenue, 890 Barron Avenue, 2910 Bay Road, 2920 Bay Road, 2930 Bay Road, and 2964 Bay Road 
the Project in order to identify Recognized Environmental Conditions (REC) at the Project site. (PIERS Environmental 
Services, Phase I Environmental Site Assessment, Project No. 20005 (876 2nd Avenue), January 2020; PIERS 
Environmental Services, Phase I Environmental Site Assessment, Project No. 20012 (890 Barron Avenue), February 
2020; PIERS Environmental Services, Phase I Environmental Site Assessment, Project No. 19128 (2910 Bay Road), 
August 2019; Partner Engineering and Services Inc., Phase I Environmental Site Assessment, Project No. 18-234392.1 
(2920-2930 Bay Road), January 2, 2019; PIERS Environmental Services, Phase I Environmental Site Assessment, Project 
No. 20178 (2964 Bay Road), September 2020.) A Phase II Subsurface Investigation also prepared for 2964 Bay Road and 
for 2930 Bay Road. (PIERS Environmental Services, Phase II Subsurface Investigation, Project No. 20218 (2964 Bay 
Road), November 2020; PIERS Environmental Services, Phase II Subsurface Investigation, Project No. 19003 (2930 Bay 
Road), January 2019.) RECS includes the presence or likely presence of any hazardous substances or petroleum 
produces in, on or at the Project site. De minimis conditions are not considered RECS. 
 
Additionally, the Phase I reports for 876 Second Avenue, 890 Barron Avenue, 2910 Bay Road, and the Phase II report for 
2930 Bay Road show that those parcels were not identified in any regulatory agency database, and no off-site spill 
incidents were reported that appear likely to significantly impact soil, soil vapor or ground water beneath the Project site. 
(876 2nd Avenue Phase I, p. 4; 890 Barron Avenue Phase I, p. 2; 2910 Bay Road Phase I, p. 3; 2930 Bay Road Phase II, 
p. 3.) The Phase II report for 2964 Bay Road recommends a Site Management Plan be developed prior to any 
redevelopment or construction. Upon completion of grading and site preparation work further soil vapor sampling may be 
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necessary to assess current site conditions prior to construction. (2964 Bay Road Phase II, p. 5.) 
The NFO Plan EIR also evaluated whether the implementation of the Plan would result in impacts related to asbestos and 
lead-based paint exposure. (EIR, p. 10-11 to 12.) The analysis notes that existing structures within the NFO Plan area may 
contain asbestos-containing insulation, siding, finishes and other asbestos-containing building materials, and, depending on 
the period when they were constructed, may contain lead-based paint. As such, asbestos or lead-based paint present within 
older structures could be released into the environment during demolition or construction activities, which could result in soil 
contamination or pose a health risk to construction workers or future occupants if not managed in accordance with existing 
laws and regulations. 

 
Any building demolition or rehabilitation activities within the NFO Plan area would be required to comply with regulations 
pertaining to the removal and proper disposal of asbestos and lead-based paint. Section 19827.5 of the California Health 
and Safety Code requires that local agencies not issue demolition or alteration permits until an applicant has demonstrated 
compliance with notification requirements under applicable federal regulations regarding hazardous air pollutants, including 
asbestos. Additionally, the demolition or removal of asbestos-containing building materials is subject to the limitations of 
BAAQMD Regulation 11, Rule 2: Hazardous Materials; Asbestos Demolition, Renovation and Manufacturing, which 
requires special handling of asbestos-containing material (e.g., by keeping materials continuously wetted). The Rule 
prohibits any visible emissions of asbestos-containing material to outside air. 

 
California Occupational Safety and Health Administration (CalOSHA) regulates worker exposure to lead based paint during 
construction through respiratory protection, protective clothing, and hygiene facilities. A CalOSHA certified asbestos and 
lead-based paint contractor would prepare a site-specific asbestos and lead hazard control plan with recommendations for 
the containment of asbestos or lead-based paint materials during demolition activities, for appropriate disposal methods and 
locations, and for protective clothing and gear for abatement personnel. 

 
Due to the age of the on-site structures, building materials may contain asbestos and lead-based paint may be present on 
the Project site.  Since building demolition is required prior to construction of the Project, the Project would perform an 
asbestos survey. If the lead-based paint is flaking, peeling or blistering, it will be removed prior to demolition. In any event, 
the Project would comply with all applicable Health and Safety Codes, BAAQMD and CalOSHA regulations. 

 
Project operations will not include routine use of hazardous materials. 

 
c) Emit hazardous emissions or handle hazardous or acutely hazardous materials, substances, 

or waste within one-quarter mile of an existing or proposed school? 

The NFO Plan EIR evaluated whether the implementation of the Plan would result in impacts related to hazardous materials 
near schools, and concludes that the Plan’s impacts would be less than significant. (EIR, p. 10-11.) The analysis notes that 
there are a number of schools located within the NFO Plan area or within 1/4 -mile of the area. The NFO Plan EIR 
concludes that with existing federal, State and local regulation and oversight of hazardous materials, the potential threat to 
these schools from additional hazardous materials transport, use or disposal in the NFO Plan area, or from the risk of upset 
and accident conditions involving the release of hazardous materials, would be a less-than-significant impact. 

 
The Project would include research and development and parking uses and would not include the routine 
transport, use, or disposal of hazardous materials. As such, the Project would not have a significant impact on the 
Pine Cone Children's Center with respect to hazardous materials.  

 
d) Be located on a site which is included on a list of hazardous materials sites compiled 

pursuant to Government Code Section 65962.5 and, as a result, would it create a significant 
hazard to the public or the environment? 

See above discussion regarding impacts due to risk of upset or accidents. 
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e) For a project located within an airport land use plan or, where such a plan has not been 
adopted, within two miles of a public airport or public use airport, would the project result in a 
safety hazard for people residing or working in the project area? 

Safety hazard impacts related to public airports and public use airports were scoped out at Notice of Preparation stage as 
the NFO Plan area is not covered by an airport land use plan or within two miles of a public airport/public use airport. 

 
The Project site is not covered by an airport land use plan, nor is it within two miles of a public airport or public use airport. 

 

f) For a project within the vicinity of a private airstrip, would the project result in a safety hazard 
for people residing or working in the project area? 

Safety hazard impacts related to private airstrips were scoped out at Notice of Preparation stage as the NFO Plan area is 
not in the vicinity of a private airstrip. 

 
The Project site is not in the vicinity of a private airstrip. 

 
g) Impair implementation of or physically interfere with an adopted emergency response plan or 

emergency evacuation plan? 

The NFO Plan EIR evaluated whether the implementation of the Plan would result in emergency response impacts. (EIR, p. 
10-13.) The San Mateo County Sheriff's Office, Office of Emergency Services provides disaster planning for all types of 
natural and technological disasters. The EIR analysis notes that following established County practice, a traffic control plan 
would be developed and implemented by the County for each individual project affecting a major travel route in order to 
maintain access to properties within the project limits and emergency access to and through the area, and to minimize traffic 
disruption, congestion and traffic safety hazards. Any need for traffic lane reductions or street closure due to construction 
would be short-term, temporary and localized, and adequately managed through standard County traffic management 
practices implemented in the traffic control plan. The NFO Plan EIR concludes that the Plan would not interfere with 
emergency response or evacuation, or interfere with locally-adopted emergency response or evacuation plans. Thus, the 
potential impact of the updated NFO Plan on emergency response would be less than significant. 

 
The Project would comply with County practices and a traffic control plan will be created for the Project. Further, the 
Project site is located between two major arterials, Woodside Road and Marsh Road, and therefore the Transportation 
Analysis assumes traffic would utilize Woodside Road to/from northbound US 101 and Marsh Road to/from southbound 
US 101. Project trips are otherwise assumed to be equally distributed between major roadways in the area, including 
Woodside and Marsh Roads, as well as Bay Road, Middlefield Road, El Camino Real, and East Bayshore Road. 
(Hexagon, 2900 & 2950 Bay Road, Transportation Analysis, April 6, 2022, p. 28, 29.) Therefore, the Project would not 
interfere with emergency response plans. 

 
h) Expose people or structures to a significant risk of loss, injury, or death involving wildland 

fires? 

Impacts related to wildland fires were scoped out at Notice of Preparation stage as the NFO Plan area is not in the vicinity of 
wildlands. 

 
The Project is not in the vicinity of wildlands. 

 
4.9.2 Cumulative Discussion 

The NFO Plan EIR analyzes the Plan’s cumulative hazards and hazardous materials impacts. (EIR, p. 10-13.) The NFO 
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Plan EIR concludes that with applicable federal and State laws, regulations, standards and oversight, and local policies and 
programs, the cumulative impact to the public or the environment from hazardous materials would be less than significant. 

 
The Project would be subject to and comply with applicable Federal and State laws, regulations, standards and oversight, 
and local policies and programs. 

 
4.9.3 Mitigation Measures 

No significant hazards and hazardous materials impacts were identified in the NFO Plan EIR, and no mitigation measures 
were required. 

4.9.4 Conclusion 

The conclusions of the NFO Plan EIR relating to hazards and hazardous materials remain valid. The Project is consistent 
with the NFO Plan EIR. There is no evidence of substantial changes to the circumstances under which the NFO Plan EIR 
hazards and hazardous materials impacts were analyzed. There is also no evidence of new information of substantial 
importance, which was not known and could not have been known with the exercise of reasonable diligence at the time the 
NFO Plan EIR was certified, that would show a new or more severe significant hazards and hazardous materials impact 
resulting from the Project. Therefore, no additional analysis under CEQA is required for the Project. 
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4.10 HYDROLOGY AND WATER QUALITY 
 
 

 

Environmental Issue Area 
Where Impact Was 

Analyzed in the NFO 
Plan EIR. 

Any New Circumstances 
Involving New Significant 
Impacts or Substantially 
More Severe Impacts? 

Any New Information 
Requiring New 

Analysis or 
Verification? 

Do Prior Environmental 
Documents Mitigations 

Address/Resolve 
Impacts? 

10. Hydrology and Water Quality. Would the project: 

a. Violate any water quality standards or 
waste discharge requirements 
(consider water quality parameters 
such as temperature, dissolved oxygen, 
turbidity and other typical stormwater 
pollutants (e.g., heavy metals, 
pathogens, petroleum derivatives, 
synthetic organics, sediment, nutrients, 
oxygen-demanding substances, and 
trash)) or otherwise substantially 
degrade surface or groundwater 
quality? 

NFO Plan EIR, 
pp. 11-11 to 13. 

No No NA 

b. Substantially decrease groundwater 
supplies or interfere substantially with 
groundwater recharge such that the project 
may impede sustainable groundwater 
management of the basin (e.g., the 
production rate of pre-existing nearby wells 
would drop to a level which would not 
support existing land uses or planned uses 
for which permits have been granted)? 

Scoped out at Notice of 
Preparation stage. 

No No NA 

c. Substantially alter the existing drainage 
pattern of the site or area, including 
through the alteration of the course of a 
stream or river or through the addition of 
impervious surfaces in a manner which 
would: 

i.   result in substantial erosion or 
siltation on- or off-site? 

ii.  substantially increase the rate or 
amount of surface runoff in a manner 
which would result in flooding on- or 
off-site? 

iii. create or contribute runoff water that 
would exceed the capacity of existing 
or planned stormwater drainage 
systems or provide substantial 
additional sources of polluted runoff? 

iv. impede or redirect flood flows? 

NFO Plan EIR, 
p. 11-11. 

No No NA 

d. In flood hazard, tsunami, or seiche zones, risk 
release of pollutants due to project 
inundation? 

Scoped out at Notice of 
Preparation stage 
 

No No NA 

e. Conflict with or obstruct implementation of a 
water quality control plan or sustainable 
groundwater management plan? 

NFO Plan EIR, pp. 11-
11 to 11-13 

No No NA 



2900 Bay Road Environmental Review Environmental Checklist 

County of San Mateo 
2900 Bay Road Environmental Review 

4-42 

 

 

 

f.  Expose people or structures to a significant risk 
of loss, injury or death involving sea level rise? 

NFO Plan EIR, 
p. 11-14. 

No No NA 

 

4.10.1 Discussion 

a) Violate any water quality standards or waste discharge requirements (consider water quality 
parameters such as temperature, dissolved oxygen, turbidity and other typical stormwater 
pollutants (e.g., heavy metals, pathogens, petroleum derivatives, synthetic organics, 
sediment, nutrients, oxygen-demanding substances, and trash)) or otherwise substantially 
degrade surface or groundwater quality? 

The NFO Plan EIR evaluated whether the implementation of the Plan would result in construction period water quality 
impacts. (EIR, p. 11-11 to 12.) The analysis notes that Construction activities within the Plan area may substantially degrade 
the quality of downstream receiving waters and San Francisco Bay. Without proper controls, construction activities, in 
particular activities involving soil disturbance, excavation, cutting/filling, and grading could result in increased erosion on-site 
and sediments, pollutants and excess nutrients being carried to receiving waters, which could increase turbidity and 
sedimentation, disrupt aquatic habitats, impair beneficial uses and violate waste discharge requirements. Storage of 
excavated soil and pavement on a project site and subsequent offsite hauling could expose this material to both wind and 
water erosion that could adversely affect downstream drainage facilities and waterways. In addition, spilled or improperly 
used construction materials, such as fuel, paint, cement or solvents, could be washed into area storm drains or seep into the 
underlying groundwater. 

 
However, any individual private development or public improvement project that would disturb an area larger than one acre 
or create 10,000 square feet or more of impervious surface would be required to obtain a National Pollutant Discharge 
Elimination System (NPDES) General Construction Permit from the State Water Resources Control Board. The terms of this 
permit require applicants to prepare a Stormwater Pollution Prevention Plan (SWPPP) to demonstrate that project 
development (construction and operation) would not cause any increase in sedimentation, turbidity, or hazardous material 
concentrations within downstream receiving waters. Design requirements and implementation measures for individual 
development-specific erosion and sedimentation controls would be set forth in the applicant's SWPPP, in accordance with 
State and Water Board design standards and with the County's NPDES Permit Requirements Checklist and Stormwater 
Pollution Prevention Program. During construction, the County Public Works Department would monitor implementation of 
the development's approved SWPPP, with a particular focus on erosion control. Therefore, the NFO Plan EIR concludes that 
potential construction period water quality impacts of the NFO Plan would be adequately controlled through the 
implementation of existing County and Water Board requirements, and thus would be less than significant. 

 
For construction water quality impacts, the Project site is greater than one acre and thus will be required to seek coverage 
under the statewide General Construction Activity Stormwater Permit from the State Water Resources Control Board. The 
Project will prepare and implement a SWPPP showing that the Project will not result in any increase in sedimentation, 
turbidity, or hazardous material concentrations within downstream receiving waters. The SWPPP will include design 
requirements and implementation measures for erosion and sediment controls. Implementation of the SWPPP in compliance 
with the NPDES Permit will ensure that the Project does not violate any water quality standards or waste discharge 
requirements. . 

 
The NFO Plan EIR also evaluated whether the implementation of the Plan would result in long-term water quality impacts. 
(EIR, p. 11-12 to 13.) The analysis notes that storm water runoff from within the Plan area, if not properly controlled before 
discharge, could substantially degrade water quality, disrupt aquatic habitats, impair beneficial uses or violate waste 
discharge requirements. Trash, particulate matter, oil and grease, and building chemicals that collect on streets, parking 
areas, roofs, open storage areas, and other impervious surfaces and are then washed into drainages, could impair runoff 
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water quality. Increased uses of herbicides, pesticides, and fertilizers associated with landscaping could also contaminate 
receiving waters. The number of vehicle trips generated within the Plan area is also expected to increase, which is expected 
to result in a proportionate increase in the deposition of vehicle-related pollutants. New commercial operations could 
contaminate surfaces if potential pollutants are spilled, or stored or disposed of improperly. 

 
For long-term water quality impacts, Project applicants are required to develop and implement best management practices 
required by the San Mateo County's Countywide Storm Water Pollution Prevention Program. Project applicants must 
prepare and implement a Stormwater Control Plan containing treatment and source control measures that meet the 
"maximum extent practicable" standard as specified in the NPDES permit and the C.3 Guidebook. Project applicants must 
also prepare a Stormwater Facility Operation and Maintenance Plan and execute agreements to ensure the stormwater 
treatment and flow-control facilities are maintained in perpetuity. Measures to implement these regulatory requirements 
include non-point source pollutant, pre-discharge and passive pre-discharge treatment controls. Therefore, the NFO Plan 
EIR concludes that the potential long-term water quality impacts of the Plan would be adequately controlled through the 
implementation of existing County and Water Board requirements, and thus would be less than significant. 

 
The Project would develop and implement a SWPPP, comply with the County SWPPP to develop and implement best 
management practices, and prepare and implement a Stormwater Control Plan and a Stormwater Facility Operation and 
Maintenance Plan. Implementation of these plans in compliance with regional and County regulations will ensure the Project 
does not violate any water quality standards or waste discharge requirements. These requirements are also included as 
conditions of approval. 

 
b) Substantially decrease groundwater supplies or interfere substantially with groundwater 

recharge such that the project may impede sustainable groundwater management of the 
basin (e.g., the production rate of pre-existing nearby wells would drop to a level which 
would not support existing land uses or planned uses for which permits have been granted)? 

Impacts related to depleted groundwater supplies were scoped out of the NFO Plan EIR at the Notice of Preparation stage. 

The Project would not use groundwater, and thus will not result in related impacts. 

c) Significantly alter the existing drainage pattern of the site or area, including through the 
alteration of the course of a stream or river or through the addition of impervious 
surfaces, in a manner which would: 
 
i. result in  substantial erosion or siltation on- or off-site? 

The NFO Plan EIR evaluated whether the implementation of the Plan would result in stormwater drainage system impacts. 
(EIR, p. 11-11.) The analysis notes that future development in accordance with the updated NFO Plan would mostly consist 
of alterations of, additions to and redevelopment of existing improved properties. While land uses and the density and 
intensity of development may change, there would be limited change from existing conditions in terms of impervious surface 
area and stormwater runoff. Development may result in increased impervious area on some parcels. New development 
would be required to implement on-site stormwater detention so that there is no increase in stormwater runoff from the site 
during a 10-year storm event. New development would be required to implement Low Impact Development (LID) measures, 
such as water reclamation and bioretention, that promote storage and treatment of stormwater. The LID measures can be 
onsite, regional or a combination. Proposed fill may be required to be offset by storage such that there is no net impact on 
flood levels. Therefore, the NFO Plan EIR concludes that impacts of the updated Plan on storm drainage would represent a 
less-than-significant impact. 

 
The Project site is currently developed with industrial and warehouse uses, and the majority of the Project site is currently 
covered by impervious surfaces. The Project would be required to implement LID measures that will store and treat 
stormwater, and other measures that will result in no increase in stormwater runoff from the site during a 10-year storm 
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event. 
 

ii. substantially increase the rate or amount of surface runoff in a manner which would 
result in flooding on- or off-site? 

See above discussion of stormwater drainage system impacts. The Project would not significantly alter the drainage patterns of the 
site and would not substantially increase impervious surfaces.  

 
iii. create or contribute runoff water that would exceed the capacity of existing or planned 

stormwater drainage systems or provide substantial additional sources of polluted 
runoff? 

See above discussion of stormwater drainage system impacts. The site’s existing condition generally slopes from southeast to 
northwest at a slope less than or equal to 2%. Stormwater sheet flows off of the property into the gutters along Bay Road and 
Barron Avenue, which then flows to the existing catch basins. The proposed stormwater control plan will route runoff from the roof 
and pedestrian pavement through a series of area drains which eventually empty to bioretention basins along Bay Road and 
Barron Avenue. Treated stormwater will flow through underground pipes, where it will connect to the existing catch basin and flow 
into the existing storm sewer. The bioretention basins have sufficient water storage capacity for the Project's detention volume. 
 
See discussion of wastewater collection impacts under the Utilities and Service Systems section below. 
 

iv. impede or redirect flood flows? 

See discussion of construction period and long-term water quality impacts above. The Project would comply with the SWPPP, and 
prepare and implement a Stormwater Control Plan and a Stormwater Facility Operation and Maintenance Plan. The Project also 
would not significantly alter drainage patterns on the site or substantially increase impervious surface area.  

 
d) In flood hazard, tsunami, or seiche zones, risk release of pollutants due to project inundation? 

Impacts related to flood hazard, tsunami, or seiche zones were scoped out of the NFO Plan EIR at the Notice of Preparation stage.  

The Project not be located in a flood hazard, tsunami, or seiche zone, and thus will not result in related impacts. 
 

e) Conflict with or obstruct implementation of a water quality control plan or sustainable 
groundwater management plan? 

 
See discussion of construction period and long-term water quality impacts above. The Project site is in an urbanized 
area and is nearly 100 percent impervious. The Project would comply with the SWPPP, and prepare and implement a 
Stormwater Control Plan and a Stormwater Facility Operation and Maintenance Plan. Implementation of these plans in 
compliance with regional and County regulations will ensure the Project does not violate any water quality standards or 
waste discharge requirements. These requirements are also included as conditions of approval. 

 
f) Expose people or structures to a significant risk of loss, injury or death involving sea level 

rise? 

The NFO Plan EIR evaluated whether the implementation of the Plan would result in flooding impacts related to sea level 
rise. (EIR, pp. 11-14 to 15.) The analysis notes that regional sea level rise predictions for the San Francisco Bay region 
predict a 16-inch rise in sea level by mid-century and a 55-inch rise by the end of the century. According to Bay 
Conservation and Development Commission maps of shoreline areas vulnerable to sea level rise, none of the Plan area 
would be vulnerable to a 16-inch sea level rise and a limited number of parcels located on Bay Road, Spring Street, Willow 
Street and Charter Street in the northwestern portion of the Plan area may be vulnerable to a 55-inch sea level rise. With 
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increased flooding potential in the future, development in accordance with the updated Plan could place people, structures 
and other improvements at an increased risk of injury or loss from flooding. 

 
To prevent significant impacts related to sea level rise, the NFO Plan includes Mitigation Measure 11-1, which requires 
implementation of flood damage avoidance requirements required for development within 100-year flood hazard areas under 
the National Flood Insurance Program and County Code. See Mitigation Measure 11-1 in attached MMRP. 

 
The Project is not located within a 100-year flood area. Further, according to the National Oceanic and Atmospheric 
Administration’s Office for Coastal Management Sea Level Rise Viewer, the Project is not located within an area vulnerable 
to sea level rise.  As such, the Project would not expose people or structures to a significant risk of loss, injury or death due 
to sea level rise.  
 
4.10.2 Cumulative Discussion 

The NFO Plan EIR analyzes the Plan’s cumulative hydrology and water quality impacts. (EIR, pp. 11-15 to 16.) The NFO 
Plan EIR concludes that the contribution of the NFO Plan to potentially significant cumulative hydrology and water quality 
impacts is not considered cumulatively considerable because each new development would be required to mitigate its own 
site-specific impacts. Project applicants would also be required to develop and implement BMPs required by the San Mateo 
County's SWPPP. Project applicants must prepare and implement a Stormwater Control Plan containing treatment and 
source control measures that meet the "maximum extent practicable" standard as specified in the NPDES permit and the 
C.3 Guidebook. Project applicants must also prepare a Stormwater Facility Operation and Maintenance Plan and execute 
agreements to ensure the stormwater treatment and flow-control facilities are maintained in perpetuity. 

 
The Project would be subject to and comply with these requirements as outlined in the conditions of approval in the 
Project staff report.. 

 
The NFO Plan EIR also analyzes the Plan’s cumulative impacts related to sea level rise. (EIR, p. 11-16.) The NFO Plan EIR 
concludes that none of the NFO Plan area would be vulnerable to a 16-inch sea level rise and only a limited number of 
parcels in the northwestern portion may be vulnerable to a 55-inch sea level rise. The NFO Plan EIR concludes that with 
implementation of Mitigation 11-1 the contribution of the Plan to cumulative flooding impacts related to predicted sea level 
rise would be reduced to a less-than-cumulatively considerable and thus a less-than-significant level. 

 
The Project is not subject to either the 16- or 55-inch sea level rise. 

 
4.9.3 Mitigation 

Pursuant to the discussions in the previous sections, Mitigation Measure 11-1 is not applicable to the Project. See attached 
Mitigation Monitoring and Reporting Program. (Attachment A.) 

 
4.9.4 Conclusion 

The conclusions of the NFO Plan EIR relating to hydrology and water quality remain valid. The Project is consistent with the 
NFO Plan EIR. There is no evidence of substantial changes to the circumstances under which the NFO Plan EIR hydrology 
and water quality impacts were analyzed. There is also no evidence of new information of substantial importance, which was 
not known and could not have been known with the exercise of reasonable diligence at the time the NFO Plan EIR was 
certified, that would show a new or more severe significant hydrology and water quality impact resulting from the Project. 
Therefore, no additional analysis under CEQA is required for the Project. 
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4.10 LAND USE AND PLANNING 
 
 

 

Environmental Issue Area 
Where Impact Was 

Analyzed in the NFO 
Plan EIR. 

Any New Circumstances 
Involving New Significant 
Impacts or Substantially 
More Severe Impacts? 

Any New 
Information 

Requiring New 
Analysis or 

Verification? 

Do Prior Environmental 
Documents Mitigations 

Address/Resolve 
Impacts? 

10. Land Use and Planning. Would the project: 
a.  Physically divide an established community? NFO Plan EIR, 

pp. 12-16 to 17. 
No No NA 

b. Cause a significant environmental impact 
due to a conflict with a land use plan, policy, 
or regulation of an agency with jurisdiction 
over the project (including, but not limited to 
the general plan, specific plan, local coastal 
program, or zoning ordinance) adopted for 
the purpose of avoiding or mitigating an 
environmental effect? 

NFO Plan EIR, 
pp. 12-18 to 20. 

No No NA 

 
4.10.1 Discussion 

a) Physically divide an established community? 

The NFO Plan EIR evaluated whether the implementation of the Plan would result in impacts associated with the physical 
arrangement of the community. (EIR, p. 12-16 to 17.) The analysis notes the existing arrangement of the community as 
follows: The neighborhood commercial uses are located along commercial corridors such as portions of Middlefield Road 
and 5th Avenue; Existing general commercial uses are located along EI Camino Real and portions of Middlefield Road; 
Industrial uses are concentrated along portions of the SPR tracks and to the north of Fair Oaks Avenue west of 2nd 
Avenue. The railroad tracks, the parcels along the tracks, and 13.8 acres of vacant property divide the neighborhoods. 

 
The NFO Plan includes numerous objectives, goals, policies, development standards, and design guidelines designed 
specifically to improve the existing physical connections (for pedestrians, bicycles, transit, and vehicles), and create new 
connections between the neighborhoods of North Fair Oaks and between North Fair Oaks and surrounding communities. 
These improved connections would provide a land use context more supportive of pedestrians and bicycles and increasing 
pedestrian and bicycle safety. Additionally, Plan-facilitated infill development on vacant land, and intensification and 
revitalization of underutilized properties, would result in more consolidated, coherent, and compatible land use patterns and 
physical connections, as well as a more unified development character. 

 
The NFO Plan EIR concludes that the impacts of the updated Plan on the physical arrangement and cohesion of the North 
Fair Oaks community and surrounding communities would represent a beneficial effect. 

 
The Project site contains six parcels that are designated as Industrial Mixed-Use under the NFO Plan and are shown as 
part of an existing industrial/commercial district. (NFO Plan, Figure 2.3, p. 28.) The Project site also is shown as being 
within the Northern Industrial Opportunity Area, defined by the NFO Plan as an "appropriate location[] for significant future 
development and significant changes to allowed land uses." (NFO Plan, p. 22, Figure 2.1, p. 23.) Development of the 
Project site with research and development uses is consistent with the NFO Plan. The Project would be subject to and 
comply with the NFO objectives, goals, policies, development standards, and design guidelines intended to improve and 
create physical connections. 
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b) Cause a significant environmental impact due to a conflict with a land use plan, policy, or 
regulation of an agency with jurisdiction over the project (including, but not limited to, a 
general plan, specific plan, local coastal program, or zoning ordinance) adopted for the 
purpose of avoiding or mitigating an environmental effect? 

The NFO Plan EIR evaluated whether the implementation of the Plan would result in impacts due to inconsistencies with 
plans and policies. (EIR, p. 12-18 to 20.) The analysis notes that the updated NFO Plan would be substantially consistent 
with, and would serve to implement, applicable policies of the San Mateo County General Plan. NFO Plan Land Use Goal 
2.3requires the County to “[u]pdate the County’s General Plan map and zoning ordinance to be consistent with the new Plan 
land use map and land use designations for North Fair Oaks.” According to the NFO Plan, Goal 2.3 will, "strengthen 
neighborhood and community character and to incentivize needed and appropriate development." The NFO Plan has been 
closely coordinated with the County's current Housing Element, as well as the County's ongoing update to the Housing 
Element to address critical needs and priorities in North Fair Oaks in a consistent manner.  

The NFO Plan is also considered substantially consistent with the Metropolitan Transportation Commission’s Transportation 
2035 Plan primarily because the NFO Plan designates and would facilitate future growth near potential new transit 
opportunities. The NFO Plan EIR also concludes that the NFO Plan is substantially consistent with the FOCUS Program, the 
Middlefield Pedestrian Safety Project, the California High Speed Rail Project, and the Dumbarton Rail Corridor Project. 
Based on these conclusions, the NFO Plan EIR considered the NFO Plan substantially consistent with other applicable land 
use plans, policies, and regulations, thereby resulting in a less-than-significant impact. 

 
The Project complies with the NFO Plan.1 The Project site is designated as Industrial Mixed-Use under the NFO Plan, which 
permits an FAR of 1.25, and the Project would have an FAR of 1.098. At its maximum height, the Project is three stories and 
40 feet (not including architectural elements, which rise to a height of 54 feet). The Industrial Mixed-Use designation 
requires a parking ratio for industrial uses of 1 space per 750 square feet of development. Thus, at 136,706 square feet, the 
Project would be required to provide a minimum of 183 parking spaces. The Project would provide 198 parking spaces and, 
therefore, complies with the NFO Plan parking requirements. The Project would comply with all other applicable goals, 
policies and design guidelines of the NFO Plan. 

 
Therefore, the Project would not conflict with any applicable County land use plan, policy, or regulation. 

 
4.10.2 Cumulative Discussion 

The NFO Plan EIR analyzes the Plan’s cumulative impacts related to land use and planning. (EIR, p. 12-20.) The NFO Plan 
EIR concludes that the NFO Plan would result in beneficial effects on the physical arrangement of the community, less-than- 
significant land use compatibility impacts, and substantial conformance with other applicable plans, policies, and regulations. 
Therefore, these effects would collectively constitute a less than considerable, and therefore less-than-significant, 
contribution to associated cumulative land use impacts. 

 
The Project is consistent with the land use standards, guidelines, and policies of the NFO Plan, and does not conflict with 
other applicable plans, policies, and regulations. 

 
4.10.3 Mitigation Measures 

No significant land use and planning impacts were identified in the NFO Plan EIR, and no mitigation measures were 
required. 

 
 
 

 
1 The NFO Plan is a component of the County’s General Plan. (Board of Supervisor, Resolution Nos. 071714 – 071715.) 
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4.10.4 Conclusion 

The conclusions of the NFO Plan EIR relating to land use and planning remain valid. The Project is consistent with the NFO 
Plan EIR. There is no evidence of substantial changes to the circumstances under which the NFO Plan EIR land use and 
planning impacts were analyzed. There is also no evidence of new information of substantial importance, which was not 
known and could not have been known with the exercise of reasonable diligence at the time the NFO Plan EIR was certified, 
that would show a new or more severe significant land use and planning impact resulting from the Project. Therefore, no 
additional analysis under CEQA is required for the Project. 
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4.11 MINERAL RESOURCES 
 
 

 

Environmental Issue Area 
Where Impact Was 

Analyzed in the NFO 
Plan EIR. 

Any New Circumstances 
Involving New Significant 
Impacts or Substantially 
More Severe Impacts? 

Any New Information 
Requiring New 

Analysis or 
Verification? 

Do Prior Environmental 
Documents Mitigations 

Address/Resolve 
Impacts? 

11. Mineral Resources. Would the Project: 

a. Result in the loss of availability of a known 
mineral resource that would be of value to 
the region and the residents of the State? 

Scoped out at Notice of 
Preparation stage. 

Mineral resources do 
not exist in NFO Plan 

area. 
 

No No NA 

b. Result in the loss of availability of a locally 
important mineral resource recovery site 
delineated on a local general plan, 
specific plan or other land use plan? 

Scoped out at Notice of 
Preparation stage. 

Mineral resources do 
not exist in NFO Plan 

area. 

No No NA 

     

 
4.11.1 Discussion and Conclusion 

Mineral resource impacts were scoped out of the NFO Plan EIR at the Notice of Preparation stage as no mineral resources 
exist in the NFO Plan area and the area is already developed with urban land uses. The Project site does not contain any of 
these resources and would also have no impact. 
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4.12 NOISE 
 
 

 
 

Environmental Issue Area 

 
Where Impact Was 

Analyzed in the NFO 
Plan EIR. 

Any New Circumstances 
Involving New or 

Substantially More 
Severe Significant 

Impacts? 

Any Substantially 
Important New 

Information Requiring 
New Analysis or 

Verification? 

 
Do Prior Environmental 
Documents’ Mitigations 

Address/Resolve 
Impacts? 

12. Noise. Would the project result in: 

b.  Generation of excessive ground-borne 
vibration or ground-borne noise levels? 

NFO Plan EIR, 

pp. 13-16 to 19. 
No No Yes. 

c.  Generation of a substantial permanent 
increase in ambient noise levels in the 
project vicinity in excess of standards 
established in the local general plan or 
noise ordinance, or applicable 
standards of other agencies? 

NFO Plan EIR, 

pp. 13-19 to 21. 
No No Yes. 

d.  Generation of a substantial temporary 
increase in ambient noise levels in the 
project vicinity in excess of standards 
established in the local general plan or 
noise ordinance, or applicable standards of 
other agencies? 

NFO Plan EIR, 

pp. 13-12 to 16. 
No No Yes. 

e.  For a project located within an airport land 
use plan or, where such a plan has not 
been adopted, within 2 miles of a public 
airport or public use airport, exposure to 
people residing or working in the project 
area to excessive noise levels? 

Scoped out at Notice of 
Preparation stage. The 
Project is outside the 

noise contours 
published in San 

Carlos Airport Land 
Use Plan. 

No No NA 

f. For a project within the vicinity of a 
private airstrip, exposure to people 
residing or working in the project 
area to excessive noise levels? 

Criteria not included in 
the NFO Plan EIR. The 
Project is not located 
near a private airstrip. 

No No NA 

4.12.1 Discussion 
a) Generation of excessive ground-borne vibration or ground-borne noise levels? 

The NFO Plan EIR evaluated whether the implementation of the Plan would result in impacts related to exposure to 
temporary construction ground-borne vibration. (EIR, p. 13-16 to 18.) The analysis notes that demolition and construction 
activities associated with Plan-facilitated development activity could generate substantial temporary ground-borne vibration 
exceeding standard vibration thresholds, which could interfere with normal activities or cause a nuisance for or damage to 
adjacent properties. Specifically, Plan-facilitated development could involve construction on fill where pile driving may be 
required to support new building foundations. Other activities during project construction--such as use of building demolition 
equipment, jackhammers, rock drills, and other high-power or Vibratory tools and rolling stock equipment (tracked vehicles, 
compactors, etc.)--could also potentially generate substantial vibration in the immediate project vicinity. Temporary 
excessive ground-borne vibration would represent a potentially significant impact. 

 
Depending on the proximity of existing structures to the construction area and the methods of construction used, high 
vibration levels may affect nearby properties. There are two primary concerns with construction-induced vibration--the 
potential to damage a nearby structure and to interfere with the enjoyment of nearby daily activities. Construction-induced 
vibration that can be structurally damaging to a building is very rare and has been observed only in instances where the 
structure is already in a high state of disrepair and when the construction activity occurs immediately adjacent to the 
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structure. Human perception to vibration varies with the individual and is a function of physical setting and the type of 
vibration. 

 
To mitigate these impacts, the NFO Plan EIR includes Mitigation Measure 13-2, which requires conditions in individual 
project demolition and construction contractor agreements that stipulate certain vibration abatement measures, such as 
restricted hours in which to perform vibration-generating activity, notification to nearby properties, a pre-construction survey 
documenting conditions of nearby historic structures, and monitoring of pile-driving vibration levels. The NFO Plan EIR 
concludes that with implementation of these measures the NFO Plan’s potential intermittent and short-term vibration impacts 
would be reduced to a less-than-significant level. 

 
The Project would comply with Mitigation Measure 13-2, and thus will ensure that it will not expose people to or 
generate excessive construction-related ground-borne vibration or ground-borne noise levels. The Project also would 
comply with all performance standards applicable to the NFO Plan's Industrial Mixed-Use district, set forth in Section 
6276.6 of the Zoning Code, including that relating to vibration. That performance standard provides that "No use will 
be permitted which causes vibration perceptible without instruments on adjoining property, except for temporary 
construction operations." The conditions of approval for the Project will require compliance with the performance 
standards set forth in Section 6276.6. 

 
The NFO Plan EIR also evaluated whether the implementation of the Plan would result in impacts related to permanent 
ground-borne vibration impacts. (EIR, p. 13-19.) The analysis notes that development facilitated by the updated Plan would 
not be expected to introduce any permanent new sources of significant ground-borne vibration. However, the Plan would 
permit new multifamily and single-family residential development within 100 feet of the Caltrain tracks or the Dumbarton 
Rail Corridor. Where new residential or other vibration sensitive uses are proposed within 100 feet or less of the Caltrain 
tracks or the Dumbarton Rail Corridor, a potentially significant vibration impact could occur. 

 
To mitigate this potentially significant impact, the NFO Plan EIR includes Mitigation Measure 13-3, which requires that 
projects within 100 feet of the Caltrain tracks or Dumbarton Rail Corridor complete a detailed site-specific vibration study 
demonstrating that ground-borne vibrations associated with rail operations either would not exceed applicable FTA ground- 
borne vibration impact assessment criteria, or would be reduced to below the applicable FTA criteria thresholds through 
building design and construction measures. The NFO Plan EIR concludes that implementation of this measure would reduce 
the NFO Plan’s potential intermittent vibration impacts to a less-than-significant level. 

 
The Project is not located within 100 feet of the Caltrain tracks or Dumbarton Rail Corridor, and thus would not expose 
people to excessive ground-borne vibration or ground-borne noise levels. 
 
b) Generation of a substantial permanent increase in ambient noise levels in the project 

vicinity in excess of standards established in the local general plan or noise ordinance, or 
applicable standards of other agencies? 

 
The NFO Plan EIR also evaluated whether the implementation of the Plan would result in impacts associated with 
exposure to noise levels exceeding standards. (EIR, p. 13-19 to 20.) The analysis notes that multifamily residential and 
other noise-sensitive land uses within the Plan area would be exposed to various existing and anticipated noise sources, 
including traffic, Caltrain, and Dumbarton Rail operations. Where projected future exterior noise levels exceed 60 dBA 
CNEL, interior noise levels may exceed the California Building Code standard of 45 dBA CNEL or County noise 
standards. Specifically, Land uses proposed within 200 to 300 feet of the Caltrain line and the proposed Dumbarton Rail 
Corridor and within 120 feet of the centerline of EI Camino Real and other major roadways would be exposed to noise 
levels of 60 dBA CNEL or higher. This would represent a potentially significant impact.  
 
To mitigate these potentially significant impacts, the NFO Plan EIR includes Mitigation Measure 13-4, which requires a 
noise study for sensitive uses within 120 feet of Bay Real. The noise study must identify noise reduction measures 
necessary to achieve compatibility with County noise standards and California Building Code noise compatibility 
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standards. See Mitigation Measure 13-4 in attached MMRP. With implementation of Mitigation Measure 13-4, the NFO 
Plan EIR concludes that it would result in less-than-significant impacts related to exposure to noise levels exceeding 
standards.  
 
The Project is located within 120 feet of the centerline of Bay Road, and thus is subject to Mitigation Measure 13-4. As a 
condition of approval for the Project, the County will require that a noise study is prepared for the Project that will identify 
necessary measures to achieve compatibility with County noise standards and California Building Code noise 
compatibility standards. Compliance with this mitigation measure will ensure the Project residents will not be exposed to 
noise levels that exceed standards.  
 
The NFO Plan EIR also evaluated whether the implementation of the Plan would result in impacts related to permanent 
noise level increases. (EIR, p. 13-20 to 21.) The analysis notes that the updated NFO Plan would result in a permanent 
change in noise levels by facilitating new development in North Fair Oaks. The Plan is expected to introduce commercial 
uses adjacent to, or below, existing or proposed residential uses in mixed-use developments. In addition, new residential 
development could generate noise that may adversely affect existing or proposed noise-sensitive uses. 

 
Chapter 4.88 of the San Mateo County Code of Ordinances regulates noise, including exterior noise levels at sensitive 
receptors (single or multiple family residences, schools, hospitals, churches, public libraries) and interior noise levels within 
dwelling units. Unnecessary, excessive or annoying noise levels would be adequately controlled by the County's established 
development review procedures and subsequent enforcement of the noise ordinance. Therefore, the NFO Plan EIR 
concludes that impacts related to permanent noise level increases from new development facilitated by the updated NFO 
Plan would be represent a less-than-significant impact. 

 
The Project is located immediately across Bay Road from the Pine Cone Children's Center, a sensitive receptor. A CalGreen Code 
Compliance analysis conducted at the Project site indicates that the maximum hourly Leq at the Project site as measured from Bay 
Road exceeds 65 dBA, largely due to traffic noise. (Salter, 2920 Bay Road Superblock, Redwood City, CA, Calgreen Code 
Compliance, Salter Project 21-0282, July 2, 2021, p. 4.) The proposed research and development uses would not generate a 
substantial permanent increase in the existing ambient noise levels in the vicinity. The Project's users would not be of the type to 
generate excessive noise, and such uses will be located indoors. Vehicle traffic related to the Project also would not be anticipated 
to substantially increase traffic noise volumes in the vicinity of the Children's Center. The Project would generate a total of 1,754 
vehicle trips, not accounting for existing trip credits or TDM measures, with the majority of these trips anticipated to enter the 
Project garage by either traveling eastbound on Bay Road and turning right onto Barron Avenue to utilize the Barron Avenue 
garage driveway, or traveling westbound on Bay Road and turning left onto Second Avenue to utilize the Second Avenue garage 
driveway. Thus, it is anticipated that much of the Project's vehicle trips would not pass directly in front of the Children's Center. 
(Hexagon, 2900 & 2950 Bay Road Transportation Analysis, April 6, 2022, p. 29, Figure 9.) Further, the Project would comply with 
all performance standards applicable to the NFO Plan's Industrial Mixed-Use district, set forth in Section 6276.6 of the Zoning 
Code, including that relating to noise. That performance standard provides that "No use will be permitted which exceeds the noise 
levels established in Section 4.88.330 in the County Ordinance Code." The conditions of approval for the Project will require 
compliance with the performance standards set forth in Section 6276.6. 
 
c) Generation of a substantial temporary or periodic increase in ambient noise levels in the 

project vicinity in excess of standards established in the local general plan or noise 
ordinance, or applicable standards of other agencies? 

The NFO Plan EIR evaluated whether the implementation of the Plan would result in impacts related to demolition and 
construction period noise. (EIR, p. 13-12 to 16.) The analysis notes that demolition and construction activities associated 
with the updated NFO Plan could temporarily increase noise levels at nearby residential and commercial sensitive receptors. 
Noise levels at 50 feet from the demolition or construction equipment source could reach approximately 105 dBA, resulting 
in intermittent interference with typical existing residential and business activities, and exceeding the County's noise 
ordinance limits. This possibility represents a potentially significant impact. 

 
To mitigate the potential impacts resulting from demolition and construction of development within the NFO Plan area, the 
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NFO Plan EIR includes Mitigation Measure 13-1, which requires a Construction Plan that will identify a procedure for 
coordination with nearby noise-sensitive facilities so that construction activities can be scheduled to minimize noise 
disturbance. Mitigation Measure 13-1 also requires that construction be limited to between the hours of 7:00 a.m. and 6:00 
p.m. weekdays, 9:00 a.m. and 5:00 p.m. on Saturdays. Demolition and construction equipment controls are also required 
under Mitigation Measure 13-1. See Mitigation Measure 13-1 in attached MMRP. With implementation of Mitigation Measure 
13-1, the NFO Plan EIR concludes that the NFO Plan would result in less than significant intermittent, short-term, project 
construction-period noise impacts. 

 
The Project would be required to comply with the demolition and construction controls of the Mitigation Measure 13-1 in 
order to reduce any impacts related to construction-period noise. 
 
Further, as a condition of approval for the Project, the County may require that a noise study is prepared for the Project to 
identify any necessary measures to achieve compatibility with County noise standards and California Building Code noise 
compatibility standards.  

 
d) For a project located within an airport land use plan or, where such a plan has not been 

adopted, within 2 miles of a public airport or public use airport, exposure to people residing or 
working in the project area to excessive noise levels? 

Significance criteria was scoped out of the Plan EIR. 
 

The Plan area is located approximately three miles southeast of the San Carlos Airport, well outside the projected 55 dBA 
CNEL contour published in the San Carlos Airport Land Use Plan. (EIR, p. 13-11.) 

 
e) For a project within the vicinity of a private airstrip, exposure to people residing or working in 

the project area to excessive noise levels? 

The Half Moon Bay, San Carlos, and San Francisco International Airports are near the project. The closest is the San Carlos 
Airport, which is well outside the projected 55 dBA CNEL contour published in the San Carlos Airport Land Use Plan. (EIR, 
p. 13-11.) 

 
4.12.2 Cumulative Discussion 

The NFO Plan EIR analyzes the Plan’s cumulative nose impacts. (EIR, pp. 13-21 to 23.) The NFO Plan EIR concludes that 
less-than-significant cumulative noise level increases are predicted throughout most of the Plan area, except along Bay 
Road from Woodside Road to Fifth Avenue, and along Middlefield Road from Fifth Avenue to Eighth Avenue. Cumulative 
impacts related to these two road segments would be significant and unavoidable even after implementation of Mitigation 
Measure 13-5. 

 
The Project would be subject to and comply with Mitigation Measure 13-1, 13-2, and 13-4. Further, as discussed 
above, the Project would not generate a substantial increase in traffic volumes along Bay Road and so would not 
result in a significant impact with respect to generation of substantial noise increases. The Project's contribution to the 
significant cumulative impact along Bay Road would not be cumulatively considerable. 

 
4.12.3 Mitigation Measures 

See Mitigation Measures 13-1, 13-2, and 13-4 in the attached Mitigation and Monitoring and Reporting Program. 
(Attachment A.) Mitigation Measure 13-3 is not applicable to the Project. 
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4.12.4 Conclusion 

The conclusions of the NFO Plan EIR relating to noise remain valid. The Project is consistent with the NFO Plan EIR. There 
is no evidence of substantial changes to the circumstances under which the NFO Plan EIR noise impacts were analyzed. 
There is also no evidence of new information of substantial importance, which was not known and could not have been 
known with the exercise of reasonable diligence at the time the NFO Plan EIR was certified, that would show a new or more 
severe significant noise impact resulting from the Project. Therefore, no additional analysis under CEQA is required for the 
Project. 
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4.13 POPULATION AND HOUSING 
 
 

 
Environmental Issue Area 

Where Impact Was 
Analyzed in the NFO 

Plan EIR. 

Any New Circumstances 
Involving New Significant 
Impacts or Substantially 
More Severe Impacts? 

Any New Information 
Requiring New 

Analysis or 
Verification? 

Do Prior Environmental 
Documents Mitigations 

Address/Resolve 
Impacts? 

13. Population and Housing. Would the project: 

a. Induce substantial unplanned population 
growth in an area, either directly (for 
example, by proposing new homes and 
businesses) or indirectly (for example, 
through extension of roads or other 
infrastructure)? 

NFO Plan EIR, 

pp. 14-10 to 14. 
No No NA 

b. Displace substantial number of 
existing people or housing , 
necessitating the construction of 
replacement housing elsewhere? 

NFO Plan EIR, 

p. 14-13. 
No No NA 

4.13.1 Discussion 

a) Induce substantial unplanned population growth in an area, either directly (for example, by 
proposing new homes and businesses) or indirectly (for example, through extension of roads 
or other infrastructure)? 

The NFO Plan EIR evaluated whether the implementation of the Plan would result in growth inducing impacts. (EIR, p. 14-10 
to 13.) The analysis notes that the updated NFO Plan would result in population growth and would foster economic growth, 
stimulate private investment and increase the community's supply of housing, including affordable housing. The Plan EIR 
assumes the Plan will provide for the development of 3,024 residential units, 180,000 square feet of retail uses, 155,000 
square feet of office uses, 210,000 square feet of industrial uses, 110,000 square feet of institutional uses, and 3.8 acres of 
parks and recreation uses within the Plan area by 2035. This development would result in an estimated 11,794 new 
residents and 1,905 new jobs in the Plan area. However, while the amount of new development allowed under the updated 
Plan would represent an increase over the amount of development allowed under the current NFO Plan., the updated NFO 
Plan would, on balance, be consistent with the general vision, and the goals, objectives and policies of the General Plan. 
The NFO Plan EIR also evaluated whether the implementation of the Plan would result in temporary and permanent 
employment impacts. (EIR, p. 14-13.) The analysis notes that development facilitated by the updated NFO Plan would result 
in new temporary construction jobs and permanent employment opportunities within the Plan area. These new jobs and the 
resulting activity would be a beneficial impact. The NFO Plan EIR concluded that the potential environmental impacts of 
development within North Fair Oaks induced by the updated Plan have been evaluated at a program level, and would be 
less than significant. However, the location, timing, nature, extent and severity of the potential environmental impacts of any 
given project are too speculative to predict or evaluate. 

 
The Project proposes 136,706 square feet of new development and is anticipated to generate 300 to 450 new jobs, or 
15.75-23.6 percent of the total new jobs anticipated under the NFO Plan. The Project would utilize existing infrastructure, 
including roads and utilities. As such, the Project would not induce substantial unplanned population growth either directly or 
indirectly.  

 
Although CEQA does not suggest that local imbalance in the number of jobs and housing would be a significant impact 
under CEQA, regional planning goals seek to improve the local balance between housing and jobs because a better 
jobs/housing balance can reduce commuting, traffic congestion, air pollutant and greenhouse gas emissions, the need for 
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costly transportation, infrastructure improvements, personal transportation costs, and lost leisure and family time. Therefore, 
the potential effect of the updated NFO Plan on jobs/housing balance is discussed in the NFO Plan EIR for informational 
purposes only. (EIR, p. 14-13 to 14-14.) 

 
b) Displace substantial number of existing people or housing, necessitating the 

construction of replacement housing elsewhere? 

The NFO Plan EIR evaluated whether the implementation of the Plan would result in impacts related to the displacement of 
people or housing. (EIR, p. 14-13.) The analysis notes that redevelopment of properties within the Plan area could result in 
the demolition and loss of housing units and the associated displacement of people, and a need for the construction of 
replacement housing. The location, timing, nature, extent and severity of the potential environmental impacts of any given 
new housing development project within the Plan area is too speculative to predict or evaluate at the project level in the NFO 
Plan EIR. Parcel-specific housing projects are subject to their own project level environmental review to evaluate their 
specific characteristics and changes in the environmental setting over time. 

 
The Project would not displace any housing or people. The site is currently developed with industrial and warehouse 
uses and so development of the Project would not necessitate construction of replacement housing elsewhere. 

 
4.13.2 Cumulative Discussion 

The NFO Plan EIR analyzes the Plan’s cumulative population and housing impacts. (EIR, p. 14-14.) The NFO Plan EIR 
concludes that cumulative impacts related to growth inducement, and displacement of people or housing would be less than 
significant. 

 
The Project is consistent with the NFO Plan. 

 
4.13.3 Mitigation Measures 

No significant population and housing impacts were identified in the NFO Plan EIR, and no mitigation measures were 
required. 

 
4.13.4 Conclusion 

The conclusions of the NFO Plan EIR relating to population and housing remain valid. The Project is consistent with the 
NFO Plan EIR. There is no evidence of substantial changes to the circumstances under which the NFO Plan EIR population 
and housing impacts were analyzed. There is also no evidence of new information of substantial importance, which was not 
known and could not have been known with the exercise of reasonable diligence at the time the NFO Plan EIR was certified, 
that would show a new or more severe significant population and housing impact resulting from the Project. Therefore, no 
additional analysis under CEQA is required for the Project. 
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4.14 PUBLIC SERVICES 
 
 

 

Environmental Issue Area 
Where Impact Was 

Analyzed in the NFO 
Plan EIR. 

Any New Circumstances 
Involving New Significant 
Impacts or Substantially 
More Severe Impacts? 

Any New Information 
Requiring New 

Analysis or 
Verification? 

Do Prior Environmental 
Documents Mitigations 

Address/Resolve 
Impacts? 

14. Public Services: Would the project result in substantial adverse physical impacts associated with the provision of new or physically 
altered government facilities, the need for new or physically altered governmental facilities, the construction of which could cause significant 
environmental impacts, in order to maintain acceptable service ratios, response times or other performance objectives for any of the public services: 

i. Fire protection? NFO Plan EIR, 
pp. 15-21 to 22. 

No No NA 

ii. Police protection? NFO Plan EIR, 
pp. 15-17 to 18. 

No No NA 

iii. Schools? NFO Plan EIR, 
pp. 15-24 to 25. 

No No NA 

iv. Parks? NFO Plan EIR, 
pp. 15-31 to 32. 

No No NA 

v. Other public facilities or utilities (e.g., 
hospitals, or electrical/natural gas supply 
systems)? 

Criteria not included in 
the NFO Plan EIR. 

However, impacts on 
utilities are analyzed in 

the Public Utilities 
Section of the NFO Plan 
EIR, pp. 15-7 to 8, 14 to 

16, 34 to 35. 

No No NA 
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4.14.1 Discussion 

a) Would the project result in substantial adverse physical impacts associated with the 
provision of new or physically altered government facilities, the need for new or physically 
altered governmental facilities, the construction of which could cause significant 
environmental impacts, in order to maintain acceptable service ratios, response times or 
other performance objectives for any of the public services: 

Fire protection? 
 

The NFO Plan EIR evaluated whether the implementation of the Plan would result in fire and emergency medical services 
impacts. (EIR, pp. 15-21 to 22.) The analysis notes that development pursuant to the NFO Plan would result in an estimated 
11,794 new residents and 1,905 new jobs in the NFO Plan area. This additional development would contribute to an 
increase in service calls and an incremental need for additional staffing and equipment to maintain fire protection/EMS 
response time goals and staffing ratios. 
 
The NFO Plan EIR also notes that development under the NFO Plan would be subject to the policies, regulations, and 
standards of the County, including appropriate standards for emergency access roads, emergency water supply, and fire 
preparedness, capacity, and response. New developments may also incorporate up-to-date fire protection features and 
technology (e.g., smoke alarms, interior sprinkling systems). In addition, new development within the Plan area would be 
required to incorporate design features identified in the California Building Code, and the Redwood City Fire Department and 
Menlo Park Fire Protection District review and comment on the design of any project that could affect fire or public safety. 

 
The Menlo Park Fire Protection District has concluded that the projected potential growth in the Plan area may result in the 
need for larger fire suppression apparatus (e.g., quint/aerial ladder truck), more than one apparatus (e.g., engine and 
squad), and more personnel, which would require the District to either expand the Fire Station 5 site or relocate to 
accommodate the additional equipment and personnel. Additionally, as new development in the Plan area occurs over time, 
traffic control devices may need to be modified or eliminated in order for the District to meet acceptable response time 
standards. The installation of such equipment, as deemed necessary as Plan area growth occurs over time, could be 
coordinated with traffic mitigations identified in Chapter 16 (Transportation) of the NFO Plan EIR. 

 
The NFO Plan EIR concludes that the Plan would result in less-than-significant impacts to fire protection services. 

 
The Project would require services from the Redwood City Fire Department with which the County contracts for fire service 
in the Project area. The Project’s site plan has been reviewed by the Redwood City Fire Department. The conditions 
required for approval include detailed access requirements, regarding placement of utilities, roadway durability, curb cut and 
striping, address numbering, emergency responder radio coverage, elevators, and fire extinguishers. The Project is 
consistent with the development assumptions of the NFO Plan EIR. The Project site’s designations under the NFO Plan 
permits an FAR of 1.25 and the Project proposes an FAR of 1.098. Thus, the Project is within the expected demand 
assumed under the NFO Plan EIR. 

 
Police protection? 

 
The NFO Plan EIR also evaluated whether the implementation of the Plan would result in police service impacts. (EIR, p. 
15-17 to 18.) The analysis notes that the anticipated additional development pursuant to the NFO Plan would result in an 
associated increase in service calls and a commensurate incremental need for additional staffing and equipment to maintain 
the County's response time goals. However, the Sheriff's Office has concluded that the effect of the updated Plan on the 
Office's ability to patrol, gain access, and respond within the Plan area would be negligible. The Office notes that 
development under the NFO Plan may result in the temporary or permanent change of location for the Sheriff's Office Sub- 
Station at 4th Avenue and Middlefield Road. 
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The NFO Plan will revitalize and activate the NFO Plan area, which may help reduce crime by bringing more people into the 
area, upgrading municipal services and infrastructure, and incorporating up-to-date security features and technology as 
newer developments are built. Further, development under the NFO Plan would generate additional annual County revenue 
in the form of increased local property taxes and sales taxes that would help offset the increased demand for police service 
by funding increases in police personnel, training, and equipment. 

 
The Project is consistent with the development assumptions of the NFO Plan EIR. Thus, the Project is within the expected 
demand assumed under the NFO Plan EIR. 

 
Schools? 

 
The NFO Plan EIR evaluated whether the implementation of the Plan would result in impacts on schools. (EIR, p. 15-24 to 
25.) The analysis notes development under the NFO Plan would generate additional students attending the Redwood City 
School District and the Sequoia Union High School District. Based on the current number of school students living in North 
Fair Oaks, the RCSD forecasts that the updated Plan, at buildout, would generate approximately 468 new students to the 
District. Under current statutes and case law, payment of the required school impact fees would address the impact of the 
updated Plan on school services to the furthest extent permitted by law. The Sequoia Union High School District collects 
school impact fees from residential and non-residential development within the Plan area, and a portion of the fee is 
distributed to the Redwood City School District.2 

 
The Project would consist of research and development uses and so would not directly generate new students. It is 
possible that new employees would relocate to the area and so could indirectly lead to impacts on local schools. 
However, the Project's development capacity is within the development assumptions of the NFO Plan EIR. Further, the 
Project would pay required school impact fees.  

 
Parks? 

 
The NFO Plan EIR evaluated whether the implementation of the Plan would result in impacts on parks and recreational 
facilities. (EIR, p. 15-31 to 32.) The analysis notes that the estimated 11,794 additional residents with the updated NFO Plan 
would generate a need for additional parkland and recreational facilities. Parks and recreational facilities may also be 
required as part of new development projects. current and future residents of North Fair Oaks have convenient access to 
nearby public parks and recreational facilities in neighboring Redwood City. The Redwood City New General Plan EIR 
concludes that potential physical deterioration of Redwood City parks and recreation facilities (including those utilized by 
residents of North Fair Oaks, which is in the Redwood City planning Sphere of Influence) would be less than significant 
through the continued application of the City's parkland dedication/in lieu fee program in combination with implementation of 
Redwood City New General Plan policies and strategies (e.g., Parks, Recreation, and Community Services Strategic Plan), 
and ongoing maintenance of improvements to existing facilities undertaken by the City through its park planning and 
implementation programs. The City of Redwood City coordinated its New General Plan (adopted in 2010) with County staff 
in order to help ensure that future growth anticipated in North Fair Oaks under the Redwood City New General Plan closely 
reflects the growth anticipated in the NFO Plan. 

 
The Project is consistent with the development assumptions of the NFO Plan EIR. Thus, the Project is within the expected 
demand assumed under the NFO Plan EIR. Additionally, the Project would provide an exterior amenity terrace that is open 
to Bay Road and consists of monumental entry stairs, an exterior access elevator, landscaped gardens, and an overhead 
shade structure, or agora. The open space activates the street landscape and provides exterior meeting and leisure 
activities for the building’s tenants and guests. 
 

 
2 Redwood City, Development Fee Schedule, available at 
https://www.redwoodcity.org/home/showpublisheddocument/23586/637587669923300000 (accessed November 16, 2021). 
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Other public facilities or utilities (e.g., hospitals, or electrical/natural gas supply systems)? 
 

See discussion of water, wastewater, and solid waste disposal and recycling impact in the Public Utilities section below. 
 

4.14.2 Cumulative Discussion 

The NFO Plan EIR analyzes the Plan’s cumulative public services. (EIR, pp. 15-18, 15-22 to 23, 15-25 to 26.) The NFO Plan 
EIR concludes that cumulative impacts related to police service would be less than significant; cumulative impacts related to 
fire and emergency medical service would be less than significant; and cumulative impacts related to schools would be less 
than significant. 

 
The Project is consistent with the NFO Plan and will comply with all applicable policies and regulations related to public 
services and utilities. 

 
4.14.3 Mitigation Measures 

No significant public services impacts were identified in the NFO Plan EIR, and no mitigation measures were required. 
 

4.14.4 Conclusion 

The conclusions of the NFO Plan EIR relating to public services remain valid. The Project is consistent with the NFO Plan 
EIR. There is no evidence of substantial changes to the circumstances under which the NFO Plan EIR public services 
impacts were analyzed. There is also no evidence of new information of substantial importance, which was not known and 
could not have been known with the exercise of reasonable diligence at the time the NFO Plan EIR was certified, that would 
show a new or more severe significant public services impact resulting from the Project. Therefore, no additional analysis 
under CEQA is required for the Project. 
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4.15 RECREATION 
 
 

 

Environmental Issue Area 
Where Impact Was 

Analyzed in the NFO 
Plan EIR. 

Any New Circumstances 
Involving New Significant 
Impacts or Substantially 
More Severe Impacts? 

Any New Information 
Requiring New 

Analysis or 
Verification? 

Do Prior Environmental 
Documents Mitigations 

Address/Resolve 
Impacts? 

15. Recreation. Would the Project: 

a. Increase the use of existing neighborhood or 
regional parks or other recreational facilities 
such that significant physical deterioration of 
the facility would occur or be accelerated? 

Criteria not 
included in the 
NFO Plan EIR. 

No No NA 

b. Include recreational facilities or require the 
construction or expansion of recreational 
facilities which might have an adverse 
physical effect on the environment? 

Criteria not 
included in the 
NFO Plan EIR. 

No No NA 
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4.15.1 Discussion 

a) Increase the use of existing neighborhood and regional parks or other recreational facilities 
such that substantial physical deterioration of the facility would occur or be accelerated? 

See discussion of impacts to parks above under the Public Services section. 
 

The Project would provide an exterior amenity terrace that is open to Bay Road and consists of monumental entry stairs, 
an exterior access elevator, landscaped gardens, and an overhead shade structure, or agora. The open space activates 
the street landscape and provides exterior meeting and leisure activities for the building’s tenants and guests, and is not 
expected to generate a direct demand for recreation facilities. To the extent some Project employees relocate to the 
vicinity, that number of potential new residents is not anticipated to be significant and, as discussed above, existing 
recreation facilities and the payment of required fees ensures that buildout of the Plan would not cause a significant 
adverse effect to parks or recreational facilities. 

 
b) Include recreational facilities or require the construction or expansion of recreational facilities 

that might have an adverse physical effect on the environment? 

See discussion of impacts to parks above under the Public Services section. 
 

The Project would provide an exterior amenity terrace that is open to Bay Road and consists of monumental entry stairs, 
an exterior access elevator, landscaped gardens, and an overhead shade structure, or agora. The open space activates 
the street landscape and provides exterior meeting and leisure activities for the building’s tenants and guests, and is not 
expected to generate a substantial direct demand for recreation facilities. As such, the Project would not require the 
construction of expansion of recreational facilities. 

 
4.15.2 Cumulative Discussion 

The NFO Plan EIR analyzes the Plan’s cumulative recreation impacts. (EIR, p. 15-32.) The NFO Plan EIR concludes parks 
and recreation development fees, as applicable in neighboring jurisdictions, would be assessed in those communities (e.g., 
Redwood City). In addition, parks and recreational facilities may also be required as part of new development projects. 
Therefore, cumulative impacts on parks and recreation would be less than significant. 

 
The Project is consistent with the NFO Plan. As described above, due to the nature of the Project, it will not contribute to any 
cumulatively considerable recreation impacts. 

 

4.15.3 Mitigation Measures 

No significant public services impacts were identified in the NFO Plan EIR, and no mitigation measures were required. 
 

4.15.4 Conclusion 

The conclusions of the NFO Plan EIR relating to recreation remain valid. The Project is consistent with the NFO Plan EIR. 
There is no evidence of substantial changes to the circumstances under which the NFO Plan EIR recreation impacts were 
analyzed. There is also no evidence of new information of substantial importance, which was not known and could not have 
been known with the exercise of reasonable diligence at the time the NFO Plan EIR was certified, that would show a new or 
more severe significant recreation impact resulting from the Project. Therefore, no additional analysis under CEQA is 
required for the Project. 
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4.16 TRANSPORTATION/TRAFFIC 
 
 

 

Environmental Issue Area 

 
Where Impact Was Analyzed in 

the NFO Final EIR. 

Any New Circumstances 
Involving New Significant 
Impacts or Substantially 
More Severe Impacts? 

Any New Information 
Requiring New 

Analysis or 
Verification? 

Do Prior Environmental 
Documents Mitigations 

Address/Resolve 
Impacts? 

16. Transportation/Traffic. Would the project: 
a. Conflict with a program, plan, 

ordinance or policy addressing 
the circulation system, including, 
transit, roadway, bicycle, and 
pedestrian facilities? 

NFO Plan EIR, 
pp. 16-27 to 45. 

No No 
Hexagon, 2900 & 
2950 Bay Road 
Transportation 

Analysis, April 6, 
2022 

Yes 

b. Conflict or be inconsistent with 
CEQA Guidelines Section 
15064.3, subdivision (b) regarding 
Vehicle Miles Traveled? 

Criteria Not Included In NFO 
Plan EIR; but see GHG Analysis, 

p. 7-15. 

No No 
Hexagon, 2900 & 
2950 Bay Road 
Transportation 

Analysis, April 6, 
2022 

NA 

c. Substantially increase hazards 
due to a geometric design feature 
(e.g., sharp curves or dangerous 
intersections) or incompatible 
uses (e.g., farm equipment)? 

NFO Plan EIR, 
pp. 16-45 to 46, 57 to 58. 

No No 
Hexagon, 2900 & 
2950 Bay Road 
Transportation 

Analysis, April 6, 2022 

NA 

d. Result in inadequate emergency 
access? 

NFO Plan EIR, 
p. 10-13 (Land Use 

and Planning). 

No No NA 
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4.16.1 Discussion 

a) Conflict with a program, plan, ordinance or policy addressing the circulation system, 
including transit, roadways, bicycles, and pedestrians? 

The NFO Plan EIR projects the Plan will result in an additional 30,200 daily vehicle trip, 2,060 morning peak hour trips, and 
2,870 evening peak hour vehicle trips. The NFO Plan EIR analyzes one intersection in proximity to the Project site: Fifth 
Avenue and Bay Road. Under Existing Plus Project conditions, the NFO Plan EIR concluded that Fifth Avenue/Bay Road 
intersection operations would deteriorate from acceptable LOS D (existing) to unacceptable LOS F during the AM peak 
hour, and from acceptable LOS C (existing) to unacceptable LOS F during the PM peak hour, which would represent a 
potentially significant impact under City of Redwood City criteria. The NFO Plan EIR identifies Mitigation Measure 16-5, 
which provides that "[t]he Redwood City Traffic Impact Mitigation Fee Program includes the installation of a traffic signal at 
this intersection as a planned capital improvement. As a condition of approval for future individual discretionary development 
projects within the Plan area, require project fair-share contribution toward the installation of this traffic signal." The NFO 
Plan EIR concludes that Mitigation Measure 16-5 would reduce the potential impact to this intersection to less than 
significant. 

 
The NFO Plan EIR analyzed a project scenario that assumed a maximum industrial (R&D) buildout of 215,000 square feet. 
The proposed project at 2900 Bay Road would represent approximately 72.5% of the proposed buildout analyzed in the 
NFO Plan EIR. According to San Mateo County staff, there have been no other R&D developments proposed within the 
North Fair Oaks Community Plan Area since the Plan’s approval. (Hexagon, 2900 & 2950 Bay Road Transportation 
Analysis, April 6, 2022, p. ii.) Not accounting for existing trip credits or required implementation of TDM measures, the 
Project would generate 1,754 daily vehicle trips, 65 morning peak hour trips, and 76 evening peak hour trips. The Project 
trip estimates are well within that assumed in the NFO Plan EIR. (Hexagon, 2900 & 2950 Bay Road Transportation 
Analysis, April 6, 2022, p. 29.) This relatively low level of traffic would not be expected to cause nearby intersections to 
operate at an unacceptable level of service. Further, the Project would contribute fewer than 15 vehicle trips in the 
westbound direction at the Fifth Avenue/Bay Road intersection during the morning peak and a net reduction of trips during 
the evening peak, and fewer than 5 trips in the eastbound direction during the morning peak and fewer than 20 trips during 
the evening peak. (Hexagon, 2900 & 2950 Bay Road Transportation Analysis, April 6, 2022, Figure 9.) In any event, the 
Project would implement its fair share of the cost of the restriping, 1.6 percent. (Fehr & Peers, p. 5.) 

Regarding the Project’s impacts to pedestrian and bicycle facilities, and mass transit, implementation of the NFO Plan 
would generate pedestrian and bicycle trips, which would use the existing and planned circulation network in the NFO Plan 
area. Currently, sidewalks and pedestrian paths exist along the vast majority of roadways within the Plan area. Further, the 
NFO Plan would enhance pedestrian conditions, by setting standards for pedestrian-oriented street design features, setting 
standards for new building frontages, promoting a mix of uses in new developments that would bring trip origins and 
destinations closer together to encourage walking, and recommending directional and wayfinding signage. The NFO Plan 
also includes recommendations to support implementation of currently planned bicycle improvements and identifies several 
strategies to further enhance the connectivity of the bicycle system within North Fair Oaks. The NFO Plan EIR concludes 
that the Plan's impact on pedestrian and bicycle facilities would be less than significant. (EIR, pp. 16-41 to 16-43.)  

The Project would remove several existing driveways along the Barron Avenue, Bay Road, and Second Avenue frontages. 
The Bay Road frontage would provide upgraded and widened sidewalks, resulting in a continuous, pedestrian-friendly, and 
landscaped walkway with no driveways. The Barron Avenue and Second Avenue frontages would provide upgraded and 
landscaped sidewalks with fewer driveways than the current layout. Thus, the Project would improve pedestrian facilities, 
and would not conflict with any adopted plans or policies for new pedestrian facilities. (Hexagon, 2900 & 2950 Bay Road 
Transportation Analysis, April 6, 2022, p. 52.) Further, the Project would provide adequate pedestrian circulation throughout 
the site, as well the surrounding pedestrian facilities. In addition to the sidewalks along Barron Avenue, Bay Road, and 
Second Avenue, the Project would provide continuous walkways within the site that would provide pedestrian access 
between the street frontages and the lobby. The Project proposes 30 spaces in bicycle racks on the Project's Bay Road 
frontage and near lobby entrances, and 140 secure bicycle parking spaces. (Hexagon, 2900 & 2950 Bay Road 
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Transportation Analysis, April 6, 2022, p. 50.)  

Transit facilities impacts are also analyzed in the NFO Plan EIR. (EIR, p. 16-43 to 45.) The EIR identifies potential impacts 
to transit facilities because the Plan would generate additional transit trips, which would place substantial additional 
demands on the existing and planned SamTrans, Caltrain and High Speed Rail Authority transit network in the Plan area. 
The NFO Plan EIR Mitigation Measure 16-7 requires the County to coordinate with SamTrans, Caltrain, the High Speed 
Rail Authority, and other appropriate transit authorities to ensure that existing and future transit services within the vicinity of 
NFO Plan are capable of accommodating potential Plan-related increases in transit demand. However, the NFO Plan EIR 
concludes that the impacts of the Plan on transit service must be deemed significant and unavoidable at the time the EIR 
was drafted given the anticipated long-term Plan area buildout period and the uncertainty of the existing and proposed 
transit facilities, equipment, and services beyond the County's jurisdiction, made it impossible to determine whether service 
improvements would be implemented concurrently with increase demand such that acceptable service levels would be 
maintained. 

The Project site is less than 500 feet walking distance from the nearest SamTrans bus stop near the intersection of Second 
Avenue & Bay Road. SamTrans Route 270 runs along Bay Road in the Project vicinity and provides service to the 
Redwood City Transit Center and the Kaiser Hospital. The Redwood City Transit Center is also accessible via the 
Commute.org Redwood City Midpoint Shuttle and the Stanford Marguerite Shuttle, Line RWC. The nearest bus stop for 
these routes is approximately 0.1 miles from the Project site near the intersection of Barron Avenue & Broadway. The 
Project would not remove any transit facilities, nor would it conflict with any adopted plans or policies associated with new 
transit facilities. Also, the NFO Plan identifies a potential multi-modal transit hub near the Project site, along Middlefield 
Road. A multi-modal transit hub could be beneficial for future employees that would rely on public transportation. (Hexagon, 
2900 & 2950 Bay Road Transportation Analysis, April 6, 2022, p. 53.) 

 
b) Conflict or be inconsistent with CEQA Guidelines Section 15064.3, subdivision (b) regarding 

Vehicle Miles Traveled? 
 
Though not evaluated in the context of transportation and traffic impacts, with respect to GHG emissions, the NFO Plan 
EIR concluded that, by encouraging higher intensity infill development within an existing urban area at corridor locations 
with good local and regional transit access, including convenient San Mateo County Transit District (SamTrans) bus service 
and Caltrain commuter rail service, as well as possible new Dumbarton Rail Corridor rail transit service, the number of 
vehicle trips within the Plan area as a result of development under the Plan may be reduced. (EIR, p. 7-15.) 
 
Based on the San Mateo County/Santa Clara County Travel Forecasting Model, the Project would generate home-based 
work daily VMT per job of 16.66, which is greater than the County threshold of 14.85 for employment uses. Therefore, the 
Project would potentially have a significant impact based on the VMT impact criteria.  
 
The project generated VMT can be reduced by physical design measures (land use or transportation) and Transportation 
Demand Management (TDM) measures. The project currently plans to include the following design measures:  
• Bicycle parking  
• Lockers and showers for cyclists  
• Passenger loading area  
• On-site amenities – open space and food service  
 
The Project is required to implement TDM measures and meet trip reduction goals set forth by C/CAG. The Hexagon 
Transportation Analysis includes a recommended TDM program to meet these requirements. The Project is required to 
meet the C/CAG total vehicle trip reduction goal of 35%. This would reduce the home-based VMT per job from 16.66 to 
10.83, which is below the impact threshold of 14.85. Therefore, assuming successful implementation of the required TDM 
measures, which would be included as conditions of approval, the Project’s impact on VMT would be less than significant. 
(Hexagon, 2900 & 2950 Bay Road Transportation Analysis, April 6, 2022, pp. 20–26.) 
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c) Significantly increase hazards to a design feature (e.g., sharp curves or dangerous 
intersections) or incompatible uses (e.g., farm equipment)? 

 
The NFO Plan EIR includes discussion of safety impacts at at-grade railroad crossings, and identifies a potentially significant 
impact because development facilitated by the Plan may result in substantial additional automobile, bicycle, and/or 
pedestrian traffic at existing at-grade railroad crossings in the Plan area vicinity. (EIR, p. 16-45 to 46.) The NFO Plan EIR 
identifies Mitigation Measure 16-8, which requires an impact study for at-grade railroad crossing and diagnostic review. 
There are no at-grade rail crossings in the immediate Project vicinity. Therefore, the Project would have a less-than-
significant safety impact to at-grade railroad crossings because it would not increase hazards between incompatible uses 
(i.e., pedestrians and trains) nor would it increase vehicles queues at intersections near crossings. (Fehr & Peers, p. 7.) As 
such, the Project is not subject to Mitigation Measure 16-8. 
 
Further, the Project would not increase hazards due to design features, including driveway locations, alignments, or 
landscaping features. The Project driveways would be located approximately mid-block on Barron Avenue and Second 
Avenue. Consistent with the recommendations in the Hexagon Transportation Analysis, the new street trees added along 
the Project frontage on Barron Avenue and Second Avenue would be maintained so that the vision of exiting drivers is not 
obstructed. As concluded in the Hexagon report, due to the Project site design and lack of obstructions along the Project 
frontage, exiting drivers are able to see 200 feet along both streets. Consistent with the recommendations in the Hexagon 
Transportation Analysis, since on-street parking is currently permitted along Barron Avenue and Second Avenue, the Project 
applicant will coordinate with County staff to stripe red curb equal to at least the length of a standard vehicle to the left of the 
Project’s driveways, to ensure exiting vehicles can see bicyclists and cars in the street. (Hexagon, 2900 & 2950 Bay Road 
Transportation Analysis, April 6, 2022, p. 49.) Finally, because of the low/moderate Project trips at the driveways and 
low/moderate volumes on Barron Avenue and Second Avenue, vehicles will easily be able to exit the project driveway. Some 
minor on-site vehicle queuing could occur due to a combination of the inherent unpredictability of vehicle arrivals at 
driveways and the random occurrence of gaps in traffic along Barron Avenue and Second Avenue. Additionally, vehicles 
turning left into the project site may block the travel lane momentarily due to vehicles slowing down to turn into the driveway 
or yielding to oncoming traffic. This would not have a noticeable effect on traffic operations or otherwise result in a 
hazardous condition. (Hexagon, 2900 & 2950 Bay Road Transportation Analysis, April 6, 2022, pp. 49–50.)  

 
d) Result in inadequate emergency access? 

The NFO Plan EIR evaluated whether the implementation of the Plan would result in Emergency response impacts. 
(EIR, p. 10-13.) The San Mateo County Sheriff's Office, Office of Emergency Services provides disaster planning for all 
types of natural and technological disasters. The EIR analysis notes that following established County practice, a traffic 
control plan would be developed and implemented by the County for each individual project affecting a major travel route in 
order to maintain access to properties within the project limits and emergency access to and through the area, and to 
minimize traffic disruption and congestion, and traffic safety hazards. Any need for traffic lane reductions or street closure 
due to construction would be short-term, temporary and localized, and adequately managed through standard County traffic 
management practices implemented in the traffic control plan. The NFO Plan EIR concludes that the Plan would not 
interfere with emergency response or evacuation, or interfere with locally-adopted emergency response or evacuation plans. 
Thus, the potential impact of the updated Plan on emergency response would be less than significant. 

 
The Project site has two driveways and public roadways on three sides to facilitate emergency vehicle access and fire 
vehicle access. The Project would comply with County practices and a traffic control plan will be created for the Project. 
Further, the Project’s site plan has been reviewed by the Redwood City Fire Department. The conditions required for 
approval include detailed access requirements, regarding placement of utilities, roadway durability, curb cut and striping, 
address numbering, emergency responder radio coverage, elevators, and fire extinguishers. 
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4.16.2 Cumulative Discussion 

The NFO Plan EIR analyzes the Plan’s cumulative transportation impacts. (EIR, pp. 16-48 to 16-58.) The NFO Plan EIR 
concludes that cumulative impacts related to intersections in the Project vicinity, hazardous conditions related to design 
features, and emergency access would be less than significant. 

 
The Project is consistent with the NFO Plan and will comply with all applicable policies and regulations related to 
transportation and traffic. 
 
Further, VMT impacts as described in the NFO Plan EIR relating to GHG were determined to possibly be reduced as 
compared to the existing condition. With implementation of required TDM measures, the Project would not substantially 
increase VMT and would be consistent with the NFO Plan. 

 
The NFO Plan EIR also concludes that cumulative safety impacts at at-grade rail crossings would be significant and 
unavoidable. However, as described above the Project would not contribute the those cumulatively considerable impacts. 

 
4.16.3 Mitigation Measures 

See Mitigation Measures 16-5 in the attached Mitigation and Monitoring and Reporting Program. (Attachment A.) 
 

4.16.4 Conclusion 

The conclusions of the NFO Plan EIR relating to transportation and traffic remain valid. The Project is consistent with the 
NFO Plan EIR. There is no evidence of substantial changes to the circumstances under which the NFO Plan EIR 
transportation and traffic impacts were analyzed. There is also no evidence of new information of substantial importance, 
which was not known and could not have been known with the exercise of reasonable diligence at the time the NFO Plan 
EIR was certified, that would show a new or more severe significant transportation and traffic impact resulting from the 
Project. Therefore, no additional analysis under CEQA is required for the Project. 
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4.17 TRIBAL CULTURAL RESOURCES 
 

 

Environmental Issue Area 
Where Impact Was 

Analyzed in the NFO 
Plan EIR. 

Any New Circumstances 
Involving New Significant 
Impacts or Substantially 
More Severe Impacts? 

Any New Information 
Requiring New 

Analysis or 
Verification? 

Do Prior Environmental 
Documents Mitigations 

Address/Resolve 
Impacts? 

17. Tribal Cultural Resources. Would the project cause a substantial adverse change in the significance of a tribal cultural resource, 
defined in Public Resources Code Section 21074 as either a site, feature, place, cultural landscape that is geographically defined in terms of the 
size and scope of the landscape, sacred place, or object with cultural value to a California Native American tribe, and that is: 
a. Listed or eligible for listing in the 

California Register of Historic Places, 
or in the local register of historic 
resources as defined in Public 
Resources Code Section 5020.1(k)? 

 

NFO Plan EIR, pp. 
8-12 to 8-13. 

No No  Yes 

b. A resource determined by the lead 
agency, in its discretion and supported by 
substantial evidence, to be significant 
pursuant to criteria set forth in subdivision 
(c) of Public Resources Code Section 
5024.1? In Applying the criteria set forth 
in subdivision (c) of Public Resources 
Code Section 5024.1, the lead agency 
shall consider the significance of the 
resource to a Native American tribe. 

 

NFO Plan EIR, pp. 
8-12 to 8-13. 

No No 
 

Yes 
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4.17.1 Discussion 

a) Cause a substantial adverse change in the significance of a tribal cultural resource, defined 
in Public Resources Code Section 21074 as either a site, feature, place, cultural landscape 
that is geographically defined in terms of the size and scope of the landscape, sacred 
place, or object with cultural value to a California Native American tribe, and that is listed 
or eligible for listing in the California Register of Historic Places, or in the local register of 
historic resources as defined in Public Resources Code Section 5020.1(k)? 

The NFO Plan EIR analyzed the NFO Plan's impacts to archaeological resources, including Native American resources. 
(EIR, op. 8-13.) As provided in the EIR, the Plan area contains three recorded prehistoric Native American habitation sites, 
P-41-000086, P-41-000299, and P-41-000303. Given the location of the Community Plan area within valley lands 
approximately 1/2-mile from the historic San Francisco Bay shoreline near the locations of former intermittent and perennial 
watercourses, there is a moderate to high potential for the presence of additional unrecorded Native American resources 
within the Plan area. 

There are no previously recorded historic-period archaeological resources within the NFO Plan area. Based on review of 
historical literature and maps, there is a moderate to high potential for the presence of unrecorded historic-period 
archaeological resources within the NFO Plan area. Development in accordance with the updated Community Plan could 
disrupt, alter or eliminate as-yet undiscovered prehistoric or historic-period archaeological sites, potentially including Native 
American remains.  

As required by Mitigation Measure 8-1, a Native American monitor would be present during monitoring or testing. If a 
prehistoric site is found during ground disturbance, then either preservation in place of the resource in the event of discovery 
of an archeological resource of Native American origin, or archeological data recovery and development of an interpretive 
program. With implementation of Project Mitigation Measure 8-1, development implementing the Plan would have a less 
than significant impact. 

There are no known Tribal Cultural Resources on the Project site. Even so, in the event such resources are encountered, 
the Project would comply with Mitigation Measure 8-1 and, therefore, impacts would be less than significant. 

b) Cause a substantial adverse change in the significance of a tribal cultural resource, defined 
in Public Resources Code Section 21074 as either a site, feature, place, cultural landscape 
that is geographically defined in terms of the size and scope of the landscape, sacred 
place, or object with cultural value to a California Native American tribe, and that is a 
resource determined by the lead agency, in its discretion and supported by substantial 
evidence, to be significant pursuant to criteria set forth in subdivision (c) of Public 
Resources Code Section 5024.1?  

See discussion under 4.17.1(a) above. 
 
4.17.2 Cumulative Discussion 

The cumulative context for tribal cultural resources is generally site specific and limited to the immediate construction area. 
There is a potential for Project when combined with other projects in the vicinity to impact an archeological resource of 
Native American origin during construction, which would result in a significant cumulative impact. If this were to occur, the 
Project would result in a considerable contribution to this cumulative tribal cultural resource impact. However, as discussed 
above, the Project would be required to implement Mitigation Measure 8-1, which requires the coordination of archeological 
data recovery investigations. Additionally, in the event a Tribal Cultural Resource is encountered, the Mitigation Measure 
would require either preservation in place of the tribal cultural resource in the event of discovery of an archeological resource 
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of Native American origin, or archeological data recovery and development of an interpretive program. With implementation 
of Mitigation Measure 8-1, the Project’s contribution to a cumulative tribal cultural resource impact would be reduced to a 
less than significant level. 

 
4.17.3 Mitigation Measures 

See Mitigation Measures 8-1 in the attached Mitigation and Monitoring and Reporting Program. (Attachment A.). 
 

4.17.4 Conclusion 

The conclusions of the NFO Plan EIR relating to Tribal Cultural Resources (referred to as Native American resources 
therein) remain valid. The Project is consistent with the NFO Plan EIR. There is no evidence of substantial changes to the 
circumstances under which the NFO Plan EIR impacts were analyzed. There is also no evidence of new information of 
substantial importance, which was not known and could not have been known with the exercise of reasonable diligence at 
the time the NFO Plan EIR was certified, that would show a new or more severe significant Tribal Cultural Resources impact 
resulting from the Project. 
Therefore, no additional analysis under CEQA is required for the Project. 
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4.18 UTILITIES AND SERVICE SYSTEMS 
 
 

 

Environmental Issue Area 
Where Impact Was 

Analyzed in the NFO 
Plan EIR. 

Any New Circumstances 
Involving New Significant 
Impacts or Substantially 
More Severe Impacts? 

Any New Information 
Requiring New 

Analysis or 
Verification? 

Do Prior Environmental 
Documents Mitigations 

Address/Resolve 
Impacts? 

18. Utilities and Service Systems. Would the project: 
a. Require or result in the relocation or 

construction of new or expanded 
water, wastewater treatment or storm 
water drainage, electric power, 
natural gas, or telecommunications 
facilities, the construction or 
relocation of which could cause 
significant environmental effects? 

 

NFO Plan EIR,  
pp. 15-14 to 15-16. 

No No NA 

b. Have sufficient water supplies available to 
serve the project from existing 
entitlements and resources, or are new or 
expanded entitlements needed?  

 

NFO Plan EIR, 
p. 15-7. 

No   No 
 

NA 

c. Result in a determination by the 
wastewater treatment provider which 
serves or may serve the project that it has 
adequate capacity to serve the project’s 
projected demand in addition to the 
provider’s existing commitments?  

 

NFO Plan EIR, 
pp. 15-14 to 16. 

No No 
 

NA 

d. Generate solid waste in excess of 
State or local standards, or in excess 
of the capacity of local infrastructure, or 
otherwise impair the attainment of solid 
waste reduction goals? 

NFO Plan EIR, 
pp. 15-34 to 35. 

No No NA 

e. Comply with Federal, State, and local 
statutes and regulations related to 
solid waste?  

Scoped out at Notice of 
Preparation stage. 

No No NA 



2900 Bay Road Environmental Review Environmental Checklist 

County of San Mateo 
2900 Bay Road Environmental Review 

4-72 

 

 

4.18.1 Discussion 

a) Require or result in the relocation or construction of new or expanded water, wastewater 
treatment or storm water drainage, electric power, natural gas, or telecommunications 
facilities, the construction or relocation of which could cause significant environmental 
effects? 

Wastewater and Sewer Systems. The NFO Plan EIR evaluated whether the implementation of the Plan would result in 
wastewater treatment impacts. (EIR, pp. 15-15 to 15-16.) Wastewater collection service within the NFO Plan area is 
provided by the Fair Oaks Sewer Maintenance District (FOSMD) and the West Bay Sanitary District, wastewater 
conveyance to the treatment plant is provided by City of Redwood City, and wastewater treatment is provided by the South 
Bayside System Authority (SBSA). The NFO Plan EIR analysis notes that net new development allowed under the Plan 
could generate a total of approximately 0.507 millions of gallons per day (MGD) average dry weather flow (ADWF) of 
wastewater, or a net increase of approximately 0.528 mgd ADWF. Redwood City has been allocated 13.8 mgd of ADWF 
capacity at the SBSA wastewater treatment facility, and currently uses up to approximately 9 mgd of its capacity. Therefore, 
available treatment capacity is adequate to meet the estimated net increase of 527,780 gpd (0.528 mgd) ADWF with the 
NFO Plan. Redwood City has been allocated 30.5 mgd of peak wet weather flow (PWWF) treatment capacity at the SBSA 
treatment facility. According to the SBSA, Redwood City's highest PWWF rate was 29.22 mgd in January 2008, which is 
approaching but still less than its allocated capacity. The NFO Plan EIR concluded that the impact of new development 
allowed under the Plan on wastewater treatment capacity would be less than significant. 
 
The NFO Plan EIR also evaluated whether the implementation of the Plan would result in wastewater collection impacts. 
(EIR, p. 15-14 to 15.) The analysis notes that additional development pursuant to the NFO Plan would generate an increase 
in wastewater requiring collection and treatment. Net new development under the updated NFO Plan would result in an 
estimated additional wastewater generation in the NFO Plan area of approximately 2,399 Residential Unit Equivalents 
(RUE). The 2,399 RUEs equates to about 527,780 gpd, or 95 percent of total water demand; this is consistent with standard, 
professionally recognized ratios of wastewater generation to water demand (e.g., City of Redwood City calculation 
formulas). 

 

 
As stated above, wastewater collection service within the NFO Plan area is provided by the FOSMD and the West Bay 
Sanitary District, wastewater conveyance to the treatment plant is provided by City of Redwood City, and wastewater 
treatment is provided by the SBSA. 

 
Sewer lines serving the Plan area would be upgraded by individual development project applicants to ensure adequate 
capacity for residential, commercial, and industrial demand. Under existing County development permitting procedures, 
each individual future development project within the NFO Plan area would be required to: (1) pay applicable County 
development and connection fees, (2) pay its fair share toward necessary sewer system facilities to support the proposed 
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development's sewer infrastructure needs, and (3) submit final project water system design specifications and 
construction modifications for approval by the Public Works Department. Temporary construction-period traffic, noise, air 
quality, water quality and other potential impacts would be mitigated through the County's standard construction mitigation 
practices. 
 
Therefore, the NFO Plan EIR concluded that the environmental impact of the NFO Plan related to wastewater 
treatment facilities and fire flow would be less than significant. 

 
The Project is within the Northern Industrial Opportunity Area, and is consistent with the development assumptions of the 
NFO Plan EIR. Analysis of the Project’s wastewater generation estimates shows that the Project would generate 
approximately 25,162 gallons per day (gpd) of wastewater (114.4 RUE) and a net increase of 20,067 gpd (91.2 RUE). (BKF, 
Bauen Project at 2950 Bay Road (Redwood City) and 2900 Bay Road (San Mateo County) – Sanitary Sewer Demand, 
November 18, 2021, pp. 3–4.) This demand is well within the 127,820 gpd (581 RUI) estimate of the NFO Plan EIR for the 
Northern Industrial Opportunity Area, within which the Project is located. However, in accordance with County policy to 
mitigate any new net sewer flow increase into the existing system, the Project would comply with the County development 
permitting procedures, pay applicable County development and connection fees, pay its fair share toward necessary sewer 
system facilities, and submit final project water system design specifications and construction modifications for approval by 
the Public Works Department. Any construction required to accommodate the Project’s wastewater treatment would comply 
with the County’s standard construction mitigation practices. 

Water Facilities. The NFO Plan EIR also evaluated whether the implementation of the Plan would result in water 
distribution, fire flow, and emergency storage impacts. (EIR, p. 15-7 to 15-8.) The analysis notes that because water 
systems are sized primarily to meet fire flow capacity, some replacement of local water lines may be required to serve 
future, larger developments in the Plan area. Also, local improvements may be needed if higher density development 
occurs in a location currently served by undersized lines. Regarding insufficient emergency water storage facilities in the 
Redwood City service area within North Fair Oaks, the City of Redwood City plans to construct a three million gallon water 
storage tank that will be able to serve the "Main City Service Area" (that portion of the service area located primarily east of 
EI Camino Real, which includes the Plan area). 

 
Under existing County development permitting procedures, each individual future development project within the Plan area 
would be required to: (1) pay applicable County development and connection fees, (2) pay its fair share toward necessary 
water system facilities to support the proposed development's water infrastructure needs, and (3) submit final project water 
system design specifications and construction modifications for approval by the Public Works Department. In addition, new 
service connections and/or the effects of higher density development may require localized pipe replacement. Temporary 
construction-period traffic, noise, air quality, water quality and other potential impacts would be mitigated through the 
County's standard construction mitigation practices. Therefore, the NFO Plan EIR concluded that the environmental impact 
of the updated NFO Plan related to water distribution facilities and fire flow would be less than significant. 

 
The Project would comply with the County development permitting procedures that require payment of applicable County 
development and connection fees, payment of the Project’s fair share toward necessary water system facilities, and 
submission of final water system design specifications and construction modifications for approval by the Public Works 
Department. Any construction required to accommodate the Project’s water supply would comply with the County’s standard 
construction mitigation practices. 
 
See Section 4.18.1(b) below regarding sufficiency of water supplies for additional discussion of impacts related to water 
facilities.  

Energy and Natural Gas. The NFO Plan EIR did not analyze impacts to energy and natural gas facilities. As discussed in Section 6 
regarding impacts related to energy usage, the Project would not result in the inefficient or unnecessary use of energy. The Project 
is subject to and will comply with the Green Building Code (Article 10) and Energy Code (Article 9). The County amended its Green 
Building Code and Energy Code on February 25, 2020, to exceed state requirements for energy efficiency (referred to as a "Reach 
Code" because such local ordinances "reach" beyond state requirements). The County's Reach Codes require that, subject to 
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certain exceptions, all commercial buildings be all electric. Commercial buildings that do not include office uses also must install 
Level 2 EV Charging Stations at 6 percent of parking spaces, and install Level 1 Circuits at 5 percent of parking spaces. 
Compliance with the Green Building and Energy Codes, and Title 24 would increase the efficiency of the Project design by 
implementing a combination of energy, water and/or solid waste reduction measures.  

 
b) Have sufficient water supplies available to serve the project from existing entitlements and 

resources, or are new or expanded entitlements needed? 

The NFO Plan EIR evaluated whether the implementation of the Plan would result in water supply impacts. (EIR, p. 15-15 to 
16.) The analysis notes that additional development pursuant to the NFO Plan would generate a projected net increase in 
water demand of approximately 555,560 gallons per day (gpd). 

 

California Water Service and the City of Redwood City will supply water to the NFO Plan area, and future growth in North 
Fair Oaks is expected by both water suppliers in the Urban Water Management Plans. As required by state law, any 
individual development proposal that meets Senate Bill (SB) 610 criteria (i.e., water demand equivalent to 500 dwelling 
units) must have prepared a Water Supply Assessment to evaluate water supply availability. In addition, each individual 
project developer would be responsible for funding the design and construction of necessary water infrastructure 
upgrades. Based on these requirements and conclusions, the water supply impact of the NFO Plan is considered less 
than significant. 

 
The Project is within the Northern Industrial Opportunity Area, and consistent with the development assumptions of the NFO 
Plan EIR. Analysis of the Project’s water demand estimates show that the Project would generate a net water demand of 
26,486 gpd. (BKF, Bauen Project at 2950 Bay Road (Redwood City) and 2900 Bay Road (San Mateo County) – Water 
Narrative, November 18, 2021, Attachment Q.) This demand is well within the 134,620 gpd estimate of the NFO Plan EIR for 
the Northern Industrial Opportunity Area, within which the Project is located. 

 
c) Result in a determination by the wastewater treatment provider which serves or may serve the 

project that it has adequate capacity to serve the project’s projected demand in addition to the 
provider’s existing commitments? 

See above discussion regarding wastewater collection impacts. 

See above discussion regarding wastewater treatment impacts. 

d) Generate solid waste in excess of State or local standards, or in excess of the capacity of local 
infrastructure, or otherwise impair the attainment of solid waste reduction goals? 

The NFO Plan EIR evaluated whether the implementation of the Plan would result in impacts to solid waste and recycling 
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services. (EIR, p. 15-34 to 15-35.) Demolition and construction activities, and the operation of new development facilitated 
by the updated Plan, would generate additional solid waste. The South Bayside Waste Management Authority Service does 
not anticipate any impact on Recology's ability to handle the waste hauling needs under the proposed Plan. Property 
owners would be required to comply with all provisions of the San Mateo County Ordinance Code, Title 4, Sanitation and 
Health, Chapter 4.04--Solid Waste Collection, Transport and Disposal; and Chapter 4.1 05--Recycling and Diversion of 
Debris from Construction and Demolition, Section 4.105.01 O(a); as well as the San Mateo County Green Building Program 
(Sections 1401-1408 of the County Code). Future development under the Plan would not be expected to generate an 
inordinate amount of solid waste--i.e., a rate inconsistent with adopted policies and regulations--either during 
demolition/construction or operation/occupancy--and would be served by a landfill with sufficient capacity to accommodate 
Plan demolition/construction debris and annual solid waste disposal needs. The NFO Plan EIR concluded that the impact of 
development allowed under the Plan on solid waste and recycling services would represent a less-than- significant impact. 

 
The Project would comply with County requirements regarding the solid waste disposal and recycling. 

 
e) Comply with Federal, State, and local statutes and regulations related to solid waste? 

This significance criteria was scoped out of the Plan EIR. 
 

The Project would comply with any applicable Federal, State, and local statutes and regulations related to solid waste. 
 

4.18.2 Cumulative Discussion 

The NFO Plan EIR analyzes the Plan’s cumulative recreation impacts. (EIR, pp. 15-9, 15-16, 15-35.) The EIR concludes that 
cumulative impacts related to water service would be less than significant; cumulative impacts related to wastewater would 
be less than significant; and cumulative impacts related to solid waste and recycling services would be less than significant. 
The Project is consistent with the NFO Plan. 

 

4.18.3 Mitigation Measures 

No significant utilities and service systems impacts were identified in the NFO Plan EIR, and no mitigation measures were 
required. 

 

4.18.4 Conclusion 

The conclusions of the NFO Plan EIR relating to utilities and service systems remain valid. The Project is consistent with the 
NFO Plan EIR. There is no evidence of substantial changes to the circumstances under which the NFO Plan EIR utilities 
and service systems impacts were analyzed. There is also no evidence of new information of substantial importance, which 
was not known and could not have been known with the exercise of reasonable diligence at the time the NFO Plan EIR was 
certified, that would show a new or more severe significant utilities and service systems impact resulting from the Project. 
Therefore, no additional analysis under CEQA is required for the Project. 
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4.19 MANDATORY FINDINGS OF SIGNIFICANCE 
 

 

 
Environmental Issue Area 

Where Impact Was 
Analyzed in the NFO 

EIR. 

Any New Circumstances 
Involving New Significant 
Impacts or Substantially 
More Severe Impacts? 

Any New Information 
Requiring New 

Analysis or 
Verification? 

Do Prior 
Environmental 

Documents 
Mitigations 

Address/Resolve 
Impacts? 

18. Mandatory Findings of Significance. 
a. Does the project have the potential to 

substantially degrade the quality of the 
environment, substantially reduce the habitat 
of a fish or wildlife species, cause a fish or 
wildlife population to drop below self-
sustaining levels, threaten to eliminate a plant 
or animal community, substantially reduce the 
number or restrict the range of an endangered, 
rare or threatened species or eliminate 
important examples of the major periods of 
California history or prehistory? 

 

NFO Plan EIR, Sections 
4.4, Biological 

Resources, and 4.5, 
Cultural Resources 

No Yes, discussed 
throughout the 

checklist 

Yes 

b. Does the project have impacts that are 
individually limited, but cumulatively 
considerable? (“Cumulatively considerable” 
means that the incremental effects of a project 
are considerable when view in connection with 
the effects of past projects, the effects of other 
current projects, and the effects of probable 
future projects)? 

 

NFO Plan EIR, 
Sections 4.1 through 

4.17 

No Yes, discussed 
throughout 

environmental 
checklist 

Yes 

c. Does the project have environmental effects 
which will cause substantial adverse effects on 
human beings, either directly or indirectly? 

NFO Sections 4.3, Air 
Quality, 4.8, Hazards 

and Hazardous 
Materials, and 4.12, 

Noise 

No Yes, discussed 
throughout 

environmental 
checklist 

Yes 

     

 
CONCLUSION 
 
Since the NFO Plan EIR was certified, there have been regulatory changes. However, pursuant to the discussions 
throughout this environmental checklist, no new significant impacts or substantially more severe impacts were identified. 

 
All approved mitigation in the NFO Plan EIR would continue to be implemented with the Project. Further, the Project has 
been conditioned to require implementation of the applicable mitigation measures discussed in this environmental checklist. 
Therefore, no new significant impacts would occur with implementation of the Project. 
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RESPONSIBLE AGENCIES 
AGENCY YES NO TYPE OF APPROVAL 

U.S. Army Corps of Engineers (CE)  X  

 
State Water Resources Control Board 

X  State Water Resources Control Board 
General Construction Permit for 
Stormwater 

Regional Water Quality Control Board  X  

State Department of Public Health  X  

San Francisco Bay Conservation and Development 
Commission (BCDC) 

 X  

U.S. Environmental Protection Agency (EPA)  X  

County Airport Land Use Commission (ALUC)  X  

Bay Area Air Quality Management District X  Back-Up Generator Permit 

U.S. Fish and Wildlife Service  X  

Coastal Commission  X  

County X  Lot Merger, Grading Permit, Site 
Development Permit 

Sewer/Water District    

 
 

MITIGATION MEASURES YES NO 

The mitigation measures in the Environmental Impact Report certified for the 
North Fair Oaks Community Plan Update (NFO Plan) have been proposed in 
project application. 

X  

Other mitigation measures are needed.  X 
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DETERMINATION (to be completed by the lead agency). 

On the basis of this initial evaluation: 

Pursuant to Section 15168(c) (Program EIR) of CEQA Guidelines, County Planning Staff has concluded that the Project is 
within the scope of the project covered by the Program Environmental Impact Report (Program EIR) certified for the North 
Fair Oaks Community Plan Update in 2011, and that the Project as proposed would have no new effects and would require 
no new mitigation measures. Further, in addition to the conditions of approval in the Project staff report, the project is 
required to implement all applicable mitigation measures adopted in the Program EIR. Therefore, no additional 
environmental document is required. 

 
 
 
 

(Signature) 
 
 
 
 

Date (Title) 

The following mitigation measures from the North Fair Oaks Plan are included in the project plans or proposals pursuant 
to Section 15070(b)(1) of the State CEQA Guidelines (see Attachment A: Mitigation Monitoring and Report Program for 
full mitigation measures) 

• Mitigation Measure 5-1 
• Mitigation Measure 5-3 
• Mitigation Measure 6-1 
• Mitigation Measure 8-1 
• Mitigation Measure 8-2 
• Mitigation Measure 8-3 
• Mitigation Measure 11-1 
• Mitigation Measure 13-1 
• Mitigation Measure 13-2 
• Mitigation Measure 13-4 
• Mitigation Measure 16-5 
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5 ATTACHMENT A: MITIGATION MONITORING AND REPORT PROGRAM 
 
 

S = Significant 
LS = Less than significant 
SU = Significant unavoidable impact 
NA = Not applicable 

 
 
 
 

Impacts 

 
Potential 

Significance 
Without 

Mitigation 

 
 
 

Mitigation Measures 

 
 

Mitigation 
Responsibility 

 
Potential 

Significance 
With 

Mitigation 

 
Applicability to 
2900 Bay Road 
Project 

 
AIR QUALITY 
 
Impact 5-1: Short-Term Construction Emissions. 
Demolition or construction activities facilitated by the 
updated Plan may generate temporary emissions of 
ROG, NOx and PM10 that exceed BAAQMD 
thresholds of significance. In addition, related 
construction dust could cause localized health and 
nuisance impacts on adjacent residential sensitive 
receptors. These possible effects represent a 
potentially significant impact. 

 
S 

 
Mitigation 5-1. Grading, demolition, or construction 
activity for future discretionary development projects 
within the Plan area shall be conditioned to 
implement the following or similar best management 
practices: 
 
(a) The following dust control measures by 
construction contractors, where applicable: 
 
During demolition of existing structures: 
• Water active demolition areas to control dust 

generation during demolition of structures and 
break-up of pavement. 

• Cover all trucks hauling demolition debris from 
the site. 

• Use dust-proof chutes to load debris into trucks 
whenever feasible. 

 
County 

 
LS 

 
Applicable to all 

grading, demolition, 
or construction 

activity 

  During all construction phases: 
• Water all active construction areas at least twice 

daily. 
• Water or cover stockpiles of debris, soil, sand, or 
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Impacts 

 
Potential 

Significance 
Without 

Mitigation 

 
 
 

Mitigation Measures 

 
 

Mitigation 
Responsibility 

 
Potential 

Significance 
With 

Mitigation 

 
Applicability to 
2900 Bay Road 
Project 

other materials that can be blown by the wind. 
• 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. 

• Install sandbags or other erosion control 
measures to prevent silt runoff to public 
roadways. 

• Replant vegetation in disturbed areas as quickly 
as possible. 

• Consult with the BAAQMD prior to demolition of 
structures suspected to contain asbestos to 
ensure that demolition/construction work is 
conducted in accordance with BAAQMD rules 
and regulations. 
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Impacts 

 
Potential 

Significance 
Without 

Mitigation 

 
 
 

Mitigation Measures 

 
 

Mitigation 
Responsibility 

 
Potential 

Significance 
With 

Mitigation 

 
Applicability to 
2900 Bay Road 
Project 

(b) The following best management controls on 
emissions by diesel-powered construction equipment 
used by construction contractors, where applicable: 
 
• When total construction projects at any one time 

would involve greater than 270,000 square feet 
of development or demolition, a mitigation 
program to ensure that only equipment that 
would have reduced NOx and particulate matter 
exhaust emissions shall be implemented. This 
program shall meet BAAQMD performance 
standards for NO standards--e.g., should 
demonstrate that diesel-powered construction 
equipment would achieve fleet-average 20 
percent NOx reductions and 45 percent 
particulate matter reductions compared to the 
year 2010 ARB statewide fleet average. 

• Ensure that visible emissions from all on-site 
diesel-powered construction equipment do not 
exceed 40 percent opacity for more than three 
minutes in any one hour. Any equipment found 
to exceed 40 percent opacity (or Ringelmann 
2.0) shall be repaired or replaced immediately. 

• The contractor shall install temporary electrical 
service whenever possible to avoid the need for 
independently powered equipment (e.g., 
compressors). 

• Diesel equipment standing idle for more than 
three minutes shall be turned off. This would 
include trucks waiting to deliver or receive soil, 
aggregate, or other bulk materials. Rotating 
drum concrete trucks could keep their engines 
running continuously as long as they were on- 
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Impacts 

 
Potential 

Significance 
Without 

Mitigation 

 
 
 

Mitigation Measures 

 
 

Mitigation 
Responsibility 

 
Potential 

Significance 
With 

Mitigation 

 
Applicability to 
2900 Bay Road 
Project 

site and away from residences. 
• Signs shall be posted to alert workers that diesel 

equipment standing idle for more than five 
minutes shall be turned off. This would include 
trucks waiting to deliver or receive soil, 
aggregate, or other bulk materials. Rotating 
drum concrete trucks could keep their engines 
running continuously as long as they were on- 
site and away from residences. 

• Properly tune and maintain equipment for low 
emissions. 

 
Implementation of these BAAQMD-identified “feasible 
control measures” for construction emissions would 
reduce the short-term construction-related air quality 
• impact of the updated Plan to a less-than-

significant level. 
 
Impact 5-3: Odor Impacts of Mixed Use 
Development. Development in accordance with the 
updated Plan could result in food service uses (e.g., 
restaurants) or other odor-generating uses in close 
proximity to or in the same building as residential or 
other odor-sensitive uses. This possibility represents 
a potentially significant impact.- 

 
S 

 
Mitigation 5-3. Discretionary approvals within the 
Plan area for food service (e.g., restaurants) or other 
odor generating uses located in close proximity to or 
in the same building as residential or other odor 
sensitive uses shall be conditioned to implement a 
combination of the following measures to reduce 
odors and potential conflicts and complaints: 
• for restaurant or cooking uses, use of such 

devices as integral grease filtration or grease 
removal systems, baffle filters, electrostatic 
precipitators, water cooling/cleaning units, 
disposable pleated or bag filters, activated 
carbon filters, oxidizing pellet beds, and 
catalytic conversion, as well as proper 
packaging and frequency of food waste 

 
County 

 
LS 

 
Subsection (c) is 
applicable if an 
archeological 
resources is 

encountered during 
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Impacts 

 
Potential 

Significance 
Without 

Mitigation 

 
 
 

Mitigation Measures 

 
 

Mitigation 
Responsibility 

 
Potential 

Significance 
With 

Mitigation 

 
Applicability to 
2900 Bay Road 
Project 

disposal, and exhaust stack and vent location 
with adequate consideration of nearby 
receptors; and 

• for new residential dwellings within 300 feet of 
existing paint spraying operations (e.g., auto 
body shops), cleaning operations (e.g., dry 
cleaners), or other uses with the potential to 
cause odors, identification and adequate 
disclosure of potential odor impacts in notices to 
prospective buyers or tenants. 

 
With implementation of this mitigation, the potential 
odor impacts of the updated Plan would be reduced 
to a less-than-significant level. 

 
BIOLOGICAL RESOURCES 
Impact 6-1: Migratory Wildlife Impacts. Grading 
and construction activities associated with 
development in accordance with the updated Plan 
could temporarily reduce nesting opportunities for 
resident and migratory bird species that are protected 
by the Migratory Bird Treaty Act. This possibility 
represents a potentially significant impact. 
 

S Mitigation 6-1: During the County’s development 
review process for discretionary approvals for 
development within the Plan area, the County shall 
require tree removal and trimming, as well as ground 
disturbing activities, to be scheduled to take place 
outside of the breeding season for migratory bird 
species (February 15 to August 31). If construction is 
unavoidable during this time, a qualified biologist shall 
conduct a survey for nesting birds no more than three 
days prior to the removal or trimming of any tree and 
prior to the start of ground disturbing activities. If 
active nests are not present, project activities can 
proceed as scheduled. If active nests of protected 
species are detected, a buffer shall be established 
around the nest based on consultation with CDFG 
and based on CDFG standards, which buffer shall 
remain in place until the County has determined, in 

County LS Applicable to all 
discretionary 
approvals for 
development. 



2900 Bay Road Environmental Review Attachment A: Mitigation Monitoring and Report 
 

County of San Mateo 
2900 Bay Road Environmental Review 

6-6 

 

 

 
 
 

Impacts 
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Mitigation 

 
 
 

Mitigation Measures 

 
 

Mitigation 
Responsibility 

 
Potential 

Significance 
With 

Mitigation 

 
Applicability to 
2900 Bay Road 
Project 

consultation with a qualified biologist, that the buffer 
is no longer necessary to avoid disturbance to the 
nest. 
 
With implementation of this measure, potential 
impacts of the updated Plan on nesting birds would 
be reduced to a less-than-significant level. 
 
 
 
 
 

 
CULTURAL AND HISTORIC RESOURCES 
Impact 8-1: Impacts on Archaeological 
Resources. Fourteen previous cultural resource 
studies have surveyed approximately 10 percent of 
the Plan area. The Plan area contains three recorded 
archaeological resources, P-41-000086, P-41-
000299, and P-41-000303, all prehistoric Native 
American habitation sites. Given the location of the 
Plan area within valley lands approximately 1/2-mile 
from the historic San Francisco Bay shoreline near 
the locations of former intermittent and perennial 
watercourses, there is a moderate to high potential 
for the presence of additional unrecorded Native 
American resources within the Plan area. 
 
There are no previously recorded historic- period 
archaeological resources within the Plan area. Based 
on review of historical literature and maps, there is a 
moderate to high potential for the presence of 
unrecorded historic-period archaeological resources 
within the Plan area. 

S Mitigation 8-1: The County shall implement the 
following measures: 
 
(a) With the assistance of a professional 
archaeologist on the CHRIS list of consultants who 
meets the Secretary of the Interior’s Professional 
Qualifications Standards, County staff shall identify 
and keep confidential the locations of the three 
recorded Native American habitation sites within the 
Plan area, P-41-000086, P-41-000299, and P-41- 
000303. 
 
(b) Before approval of any discretionary project that 
could affect any of the three recorded Native 
American habitation sites within the Plan area, P-41- 
000086, P-41-000299, and P-41-000303, a 
professional archaeologist on the CHRIS list of 
consultants who meets the Secretary of the Interior’s 
Professional Qualifications Standards shall assess 
the resources and provide project-specific 

County LS Subsection (c) is 
applicable if an 
archeological 
resources is 

encountered during 
construction of the 

Project. 
 
Subsections (a) and 

(b) are applicable 
only if the Project is 
located within any 

of the three 
recorded Native 

American habitation 
sites, or if 

archaeological 
resources are 

encountered during 
construction 
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Impacts 

 
Potential 

Significance 
Without 

Mitigation 

 
 
 

Mitigation Measures 

 
 

Mitigation 
Responsibility 

 
Potential 

Significance 
With 

Mitigation 

 
Applicability to 
2900 Bay Road 
Project 

 
Development in accordance with the updated Plan 
could disrupt, alter or eliminate as-yet undiscovered 
prehistoric or historic-period archaeological sites, 
potentially including Native American remains. This 
possibility represents a potentially significant 
impact. 

recommendations. 
 
If prehistoric or historic-period archaeological 
resources are encountered during future 
construction within the Plan area, work shall be 
temporarily halted in the vicinity of the discovered 
materials and workers shall avoid altering the 
materials and their context until a qualified 
professional archaeologist has evaluated, recorded 
and determined appropriate treatment of the 
resource, in consultation with the County. Project 
personnel shall not collect cultural resources. 
Cultural resources shall be recorded on DPR 523 
historic resource recordation forms. Native 
American resources include chert or obsidian flakes, 
projectile points, mortars, and pestles; and dark 
friable soil containing shell and bone dietary debris, 
heat-affected rock, or human burials. Historic-period 
resources include stone or adobe foundations or 
walls; structures and remains with square nails; and 
refuse deposits or bottle dumps, often located in old 
wells or privies. If it is determined that the proposed 
development could damage a unique archaeological 
resource, mitigation shall be implemented in 
accordance with Public Resources Code Section 
21083.2 and Section 15126.4 of the CEQA 
Guidelines, with a preference for preservation in 
place. This measure would reduce the potential 
impact on archaeological resources to a less-than-
significant level. 
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Impact 8-2: Impacts on Historic Resources. There 
are ten previously recorded historic properties within 
the Community Plan area: eight recorded buildings 
which have been determined ineligible for the 
National Register of Historic Places but have not 
been evaluated for potential eligibility for the 
California Register of Historical Resources or for 
local listing; and two recorded structures, the 
Peninsula Commute Service (also known as the San 
Francisco & San Jose Railway) and the Hetch 
Hetchy Bay Division Pipeline. There may also be 
additional unrecorded buildings, structures or objects 
45 years or older within the Community Plan area 
that are of potential historical value.  
 
Future development on properties within the 
Community Plan area that contain a potentially 
significant historic resource (i.e., a recorded historic 
resource or an unrecorded building or structure 45 
years or older) may cause the demolition, destruction 
or alteration of a significant historic resource such 
that the significance of the resource is "materially 
impaired." This possibility represents a potentially 
significant impact.  

S Mitigation 8-2. For any individual discretionary 
project within the Community Plan area that the 
County determines may involve a property that 
contains a potentially significant historic 
resource (i.e., a recorded historic resource or 
an unrecorded building or structure 45 years or 
older), the resource shall be evaluated by 
County Planning Department staff, and if 
warranted, shall be assessed by a qualified 
professional on the CHRIS list of consultants 
who meet the Secretary of the Interior's 
Professional Qualifications Standards to 
determine whether the property is a significant 
historical resource and whether or not the 
project may have a potentially significant 
adverse effect on the historical resource. If, 
based on the recommendation of the qualified 
professional, the County determines that the 
project may have a potentially significant effect, 
the County shall require the applicant to 
implement the following mitigation measures:  
 
(a) Adhere to one or both of the following 
"Secretary Standards":  
 
• Secretary of Interior's Standards for the 
Treatment of Historic Properties with Guidelines 
for Preserving, Rehabilitating, Restoring, and 
Reconstructing Historic Buildings; or  
 
• Secretary of Interior's Standards for 
Rehabilitation and Guidelines for Rehabilitating 
Historic Buildings (1995), Weeks and Grimmer.  
 

County LS Applicable; 
evaluation by 

Planning 
Department 

required. 
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The qualified professional shall make a 
recommendation to the County as to whether 
the project fully adheres to the Standards for 
Rehabilitation, and any specific modifications 
necessary to do so. The final determination as 
to a project's adherence to the Standards for 
Rehabilitation shall be made by the County 
body with final decision-making authority over 
the project. Such a determination of individual 
project adherence to the Secretary Standards 
will constitute mitigation of the project historic 
resource impacts to a less than significant 
level (CEQA Guidelines section 15064.5).  

Impact 8-3: Disturbance of Paleontological 
Resources. Development in accordance with the 
updated Plan could potentially disrupt, alter or 
eliminate as-yet undiscovered paleontological 
resources. This possibility represents a potentially 
significant impact. 

S Mitigation 8-3: If paleontological resources are 
encountered during future grading or excavation in 
the Plan area, work shall avoid altering the resource 
and its stratigraphic context until a qualified 
paleontologist has evaluated, recorded and 
determined appropriate treatment of the resource, in 
consultation with the County. Project personnel shall 
not collect cultural resources. Appropriate treatment 
may include collection and processing of “standard” 
samples by a qualified paleontologist to recover micro  
vertebrate fossils; preparation of significant fossils to 
a reasonable point of identification; and depositing 
significant fossils in a museum repository for 
permanent curation and storage, together with an 
itemized inventory of the specimens. This measure 
would reduce the potential impact on paleontological 
resources to a less-than-significant level. 

County LS Applicable to all 
grading or 

excavation activity 

 
HYDROLOGY AND WATER QUALITY 
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Impact 11-1: Flooding impacts Related to Sea 
Level Rise. A limited number of parcels located on 
Bay Road, Spring Street, Willow Street and Charter 
Street in the northwestern portion of the Plan area 
could be subject to flooding due to predicted sea level 
rise associated with global climate change. With 
increased flooding potential in the future, 
development in accordance with the updated Plan 
could place people, structures and other 
improvements in these areas at an increased risk of 
injury or loss from flooding. This possibility represents 
a potentially significant impact. 

S Mitigation 11-1. Future individual development 
projects on properties within the Plan area subject to 
flooding as a result of predicted sea level rise shall 
be required to comply with specific flood damage 
avoidance requirements commonly required for 
development within 100-year flood hazard areas 
under the National Flood Insurance Program and 
Chapter 35.5, Flood Hazard Areas, of the San Mateo 
County Code of Ordinances, even if such projects do 
not lie within an Area of Special Flood Hazard as 
identified by FEMA. These requirements may include, 
but are not limited to, raising the elevation of 
habitable space above anticipated flood heights, 
creating ‘freely communicating’ structures that allow 
flood waters to pass through lower levels of 
buildings, and ensuring that site design does not 
result in a reduction of floodplain areas which could 
result in increasing flooding conditions downstream. 
Implementation of this measure would reduce 
flooding impacts related to predicted sea level rise 
associated with global climate change to a less-than- 
significant level. 

County LS Applicable if 
determined that the 

Project site is 
subject to flooding 
as a result of sea 

level rise 

 
NOISE AND VIBRATION 
Impact 13-1: Demolition and Construction Period 
Noise. Demolition and construction activities 
associated with the updated Plan could temporarily 
increase noise levels at nearby residential and 
commercial sensitive receptors. Noise levels at 50 
feet from the demolition or construction equipment 
source could reach approximately 105 dBA, resulting 
in intermittent interference with typical existing 
residential and business activities, and exceeding the 

S Mitigation 13-1. Reduce demolition- and 
construction-period noise impacts on nearby 
residences in the Plan area by incorporating 
conditions in project demolition and construction 
contract agreements that stipulate the following 
conventional construction-period noise 
abatement measures: 
• Construction Plan. Prepare a detailed 

construction plan identifying the schedule for 

County LS Applicable to all 
Project demolition 
and construction 

activity 
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County’s noise ordinance limits. This possibility 
represents a potentially significant impact. 

major noise-generating construction activities. 
The construction plan shall identify a 
procedure for coordination with nearby noise-
sensitive facilities so that construction activities 
can be scheduled to minimize noise 
disturbance. 
Construction Scheduling. Ensure that noise- 
generating construction activity is limited to 
between the hours of 7:00 a.m. and 6:00 p.m. 
weekdays, 9:00 a.m. and 5:00 p.m. on 
Saturdays, and does not occur at any time on 
Sundays, Thanksgiving or Christmas. 

• Construction Equipment Mufflers and 
Maintenance. Equip all internal combustion 
engine-driven equipment with intake and 
exhaust mufflers that are in good condition and 
appropriate for the equipment. 

• Equipment Locations. Locate stationary noise- 
generating equipment as far as possible from 
sensitive receptors when sensitive receptors 
adjoin or are near a construction project site. 

• Construction Traffic. Route all construction traffic 
to and from the construction sites via designated 
truck routes where possible. Prohibit 
construction-related heavy truck traffic in 
residential areas where feasible. 

• Quiet Equipment Selection. Use quiet 
construction equipment, particularly 
air compressors, wherever possible. 

• Temporary Barriers. Construct solid plywood 
fences around construction sites adjacent to 
residences, operational businesses, or 
noise- sensitive land uses. 
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• Temporary Noise Blankets. Temporary noise 
control blanket barriers should be erected, if 
necessary, along building facades adjoining 
construction sites. This mitigation would only be 
necessary if conflicts occurred which were not 
able to be resolved by scheduling. (Noise control 
blanket barriers can be rented and quickly 
erected.) 

• Noise Disturbance Coordinator. For larger 
construction projects, the County may choose to 
require project designation of a “Noise 
Disturbance Coordinator who would be 
responsible for responding to any local 
complaints about construction noise. The 
Disturbance Coordinator would determine the 
cause of the noise complaint (e.g., starting too 
early, bad muffler, etc.) and institute reasonable 
measures to correct the problem. Conspicuously 
post a telephone number for the Disturbance 
Coordinator at the construction site and include it 
in the notice sent to neighbors regarding the 
construction schedule. (The project sponsor 
should be responsible for designating a Noise 
Disturbance Coordinator, posting the phone 
number, and providing construction schedule 
notices. The Noise Disturbance Coordinator 
would work directly with an assigned County 
staff member.) 

 
Implementation of these measures would reduce this 
intermittent, short-term, project construction-period 
noise impact to a less-than-significant level. 
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Impact 13-2: Exposure to Temporary Construction 
Ground-Borne Vibration. Demolition and 
construction activities associated with Plan Update- 
facilitated development activity could generate 
substantial temporary ground-borne vibration (e.g., 
from pile driving) exceeding standard vibration 
thresholds, which could interfere with normal activities 
or cause a nuisance for or damage to adjacent 
properties. Temporary excessive ground-borne 
vibration would represent a potentially significant 
impact. 

S Mitigation 13-2. Reduce ground-borne vibration 
levels during individual, site-specific future project 
demolition and construction periods in the Plan 
area by incorporating conditions in individual 
project demolition and construction contractor 
agreements that stipulate the following ground-
borne vibration abatement measures: 
• Ensure that vibration-generating activity is 

limited to between the hours of 7:00 a.m. and 
6:00 p.m. weekdays, 9:00 a.m. and 5:00 p.m. on 
Saturdays, and does not occur at any time on 
Sundays, Thanksgiving or Christmas. 

• Notify occupants of land uses located within 
200 feet of pile-driving activities of the project 
construction schedule in writing. 

• Investigate in consultation with County staff 
possible pre-drilling of pile holes as a means 
of minimizing the number of pile driving blows 
required to seat the pile. 

• Conduct a pre-construction site survey 
documenting the condition of any historic 
structure located within 200 feet of proposed 
pile driving activities. 

• Monitor pile driving vibration levels to ensure that 
vibration does not exceed appropriate thresholds 
for the potentially affected building (5mm/sec or 
0.2 inches/sec ppv for structurally sound 
buildings). 

 
Implementation of these measures would reduce this 
potential intermittent and short-term Plan Update- 
related vibration impact to a less-than-significant 
level. 

County LS Applicable to all 
demolition and 

construction activity 
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Impact 13-4: Exposure to Noise Levels 
Exceeding Standards. The occupants of new 
residential and other noise-sensitive development 
facilitated in the Plan area by the Plan Update 
could be exposed to noise levels in excess of 
County noise standards and California Building 
Code Standards, which would represent a 
potentially significant impact. 

 

S Mitigation 13-4. All proposed new multifamily 
residential or other noise-sensitive uses within 
300 feet of the existing Caltrain line and proposed 
Dumbarton Rail Corridors, and within 120 feet of 
El Camino Real and other arterial roadways, shall 
submit for County approval a noise study, 
consistent with the requirements of the California 
Building Code, to identify noise reduction 
measures necessary to achieve compatibility with 
County noise standards and California Building 
Code noise compatibility standards. The noise 
study shall be approved by the County’s Planning 
and Building Department prior to issuance of a 
building permit. Identified noise reduction 
measures, in order of preference so that windows 
can be opened, may include: 
• Site and building design so as to minimize 

noise in shared residential outdoor activity 
areas by locating such areas behind the 
buildings, in courtyards, or orienting the 
terraces toward the interior of lots rather than 
streets; 

• Site and building design so as to minimize 
noise in the most intensively occupied and 
noise-sensitive interior spaces of units, such 
as bedrooms, by placing such interior spaces 
and their windows and other openings in 
locations with less noise exposure; 

• Design of windows, doors, and other sound 
transmission paths such as ventilation 
openings, walls, and roofs to achieve a high 
Sound Transmission Class (STC) rating 
and/or other noise-attenuating 

County LS Applicable 
due to the 
Project’s 

proximity to 
Bay Road  
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characteristics. 
• Installation of forced air mechanical 

ventilation systems in all units exposed to 
noise levels exceeding Title 24 standards to 
allow residents the option of reducing noise 
by keeping the windows closed. 

Implementation of these measures to the 
satisfaction of the County’s Planning and Building 
Department would reduce this impact to a less-
than-significant level. 

 

 
TRANSPORTATION AND TRAFFIC 
Impact 16-5: Fifth Avenue/Bay Road Intersection 
Impacts. Under Existing Plus Project conditions, 
intersection operations would deteriorate from 
acceptable LOS D (existing) to unacceptable LOS F 
during the AM peak hour, and from acceptable LOS C 
(existing) to unacceptable LOS F during the PM peak 
hour, which would represent a potentially significant 
impact under City of Redwood City criteria.  

S Mitigation 16-5. The Redwood City Traffic 
County Impact Mitigation Fee Program includes 
the installation of a traffic signal at this 
intersection as a planned capital improvement. 
As a condition of approval for future individual 
discretionary development projects within the 
Plan area, require project fair-share contribution 
toward the installation of this traffic signal. This 
mitigation would improve the intersection to LOS 
C during the AM peak hour, and therefore would 
reduce the project impact to a less-than 
significant level.  

County LS Applicable due to 
Project's proximity 

to intersection 
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Attachment B  
Project Consistency with Community Plans or Zoning, Per CEQA Guidelines Section 15183 
Pursuant to Section 15168(a) of the California Environmental Quality Act (CEQA), if the lead agency finds that no new effects could occur or no new mitigation measures 
would be required of a proposed project, the agency may approve the project as being within the scope of the project covered by the program EIR, and no additional or new 
environmental review is required. In approving the North Fair Oaks Community Plan (“NFO Plan”), the County of San Mateo Board of Supervisors adopted CEQA Findings, 
which are hereby incorporated by reference. 
Additionally, CEQA Guidelines Section 15183 provides a streamlined environmental review for projects that are consistent with the development density established by 
existing zoning, community plan or general plan policies for which an EIR was certified, except as might be necessary to examine whether there are project-specific effects 
which are peculiar to the project or its site. Section 15183 specifies that examination of environmental effects shall be limited to those effects that (a) are peculiar to the 
project or parcel on which the project would be located, (b) were not analyzed as significant effects in a prior EIR on the zoning action, general plan or community plan with 
which the project is consistent, (c) are potentially significant off-site and cumulative impacts which were not discussed in the underlying EIR, or (d) are previously identified 
in the EIR, but which are determined to have a more severe adverse impact than that discussed in the underlying EIR. Section 15183(c) specifies that if an impact is not 
peculiar to the parcel or to the proposed project, then an EIR need not be prepared for that project solely on the basis of that impact. 
 
Proposed Project 
The Project would be located in the unincorporated North Fair Oaks area of San Mateo County on six parcels (APNs 054-172-160; 054-172-010; 054-172-020; 054-172-
050; 054-172-170; 054-172-180) totaling approximately 2.52 acres in size. The Project is located within the NFO Plan area. The Project site is bound by Barron Avenue, 
Bay Road, and Second Avenue. All six parcels are generally flat and improved with existing development including industrial/R&D and accessory office uses  and surface 
parking lots.  
The Project would include demolition of the existing buildings and construction of a new 136,706 sq. ft. research and development facility consisting of two levels over a 
podium parking level (three levels total) with a maximum building height of 40 feet (maximum height of 54 feet with Code-required stairs and elevators as approved by 
Planning staff). The project would provide an exterior amenity terrace that is open to Bay Road and consists of monumental entry stairs, an exterior access elevator, 
landscaped gardens, and an overhead shade structure, or agora. The open space activates the street landscape and provides exterior meeting and leisure activities for the 
building’s tenants and guests. The Project also would provide 198 vehicle parking spaces in the podium garage, 45 of which will be EV charging spaces and 60 will be EV 
capable. Entrances to the podium level garage would be provided off of both Barron Avenue and Second Avenue. The Project would include numerous common spaces 
and employee amenity areas. Associated utilities, hardscape, and landscape features will be developed as part of the Project. No significant (trees with diameters at breast 
height (dbh) of 12 inches or more) will be removed and approximately 26,000 cubic yards of excavation is proposed. 
Project Consistency  
The Project site is located within the boundaries of the NFO Plan area, for which a programmatic EIR was prepared pursuant to CEQA, certified in 2011. As determined by 
the County of San Mateo Department of Building and Planning, the proposed Project is permitted in the zoning district in which it is located, and is consistent with the bulk 
and land uses envisioned in the NFO Plan, as outlined below.  
Land Use 
Land Use – General Industrial: The land use designation for the site is General Industrial, which contemplates industrial land uses to provide an adequate tax base and 
source of employment.   
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• The Project's proposed research and development use would be consistent with this designation. 
Land Use – Light Industrial / North Fair Oaks: The Project site is zoned Light Industrial / North Fair Oaks (M-1/NFO). The intent of the M-1/NFO district is to accommodate a 
compatible mix of land uses, improving access to local goods, services and employment, and protecting the functional and economic viability of industrial areas by 
restricting incompatible land uses.  

• The Project's proposed research and development use would be consistent with the zoning. 
Development Standards 
Building Height: Building heights are limited to 40 feet in the M-1/NFO district. Chimneys, pipes, mechanical equipment, antennae, and other similar structures may extend 
beyond 40 feet to a maximum of 46 feet as required for safety or efficient operation (maximum height of 54 feet with Code-required stairs and elevators as approved by 
Planning staff). [Sec. 6276.4(5)] 

• The Project's maximum height would be 40 feet (54 feet with mechanical). The proposed Project would comply with the building height allowed under the Zoning 
Regulations.  

Floor Area Ratio (FAR): Industrial uses in the M-1/NFO district are allowed a maximum FAR of 1.25. 
• The Project would be a 136,706 sq. ft. research and development facility on a 2.52 acre site, resulting in an FAR of 1.098. The proposed Project would comply with 

the FAR allowed under the Zoning Regulations. 
Policy Consistency  
As Tables B-1 and B-2 demonstrate, the Project would also be consistent with the relevant policies of the County General Plan and the NFO Plan. 
 

Table B-1: Evaluation of Consistency with General Plan Policies 
GP Policy 2.17 (Regulate Development to Minimize Soil Erosion and 
Sedimentation) regulates development to minimize soil erosion and 
sedimentation including, but not limited to, ensuring the stabilization 
of disturbed areas.  

Consistent. The project would have 23,000 cy of cut and 3,000 cy of fill, totaling 
26,000 cy, therefore requiring the approval of a Grading Permit. The applicant 
submitted a grading plan and geotechnical assessment both reviewed and 
approved by the County Geotechnical Consultant. Erosion and sedimentation 
control measures are also proposed and outlined in the applicant’s preliminary 
erosion control plan to ensure all disturbed areas are stabilized. 

GP Policy 4.14 (Appearance of New Development) regulates 
development to promote and enhance good design, site relationships 
and other aesthetic considerations.  

Consistent. The Project would be designed pursuant to California Building Code 
and other applicable codes. 

GP Policy 8.12a (General Plan Land Use Designations for Urban 
Areas) encourages the adoption of the land use designations of the 
North Fair Oaks (NFO) Community Plan.  

Consistent. The Project site is designated M-1/NFO, a land use designation 
adopted in the NFO Plan to provide for a compatible mix of land uses. The 
Project's proposed research and development use is consistent with this 
designation. 

GP Policy 8.20 (Commercial Land Use) encourages the redevelopment of existing Consistent. The existing industrial/R&D and accessory office uses on the Project 
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commercial land uses in a manner which is compatible with surrounding land uses.  site would be demolished and redeveloped with a single research and 
development facility, improving compatibility with surrounding land uses and 
increasing the number of jobs available on-site.  

GP Policy 8.28 (Parcel Consolidation) encourages the consolidation of smaller 
parcels which are designated for intense land uses to achieve quality site 
planning and greater design flexibility. 

Consistent. The consolidation of the six parcels into one merged 2.52-acre parcel 
is required for the feasibility of the Project as the building footprint and proposed 
landscaping spans all six parcels and allows quality site planning and greater 
design flexibility. 

GP Policy 8.40 (Parking Requirements) encourages the regulation of 
on-site parking and parking development standards to accommodate 
the parking needs of the development, prevent congestion on public 
streets, and discourage an over-reliance on auto travel to the 
exclusion of other travel modes.  

Consistent. The Project would provide 198 vehicle parking spaces in the podium 
garage, 45 of which will be EV charging spaces and 60 of which will be EV 
capable. Access to the project would be provided via one full-access driveway on 
Barron Avenue and two full-access driveways on Second Avenue. To analyze the 
potential transportation and parking 
impacts of the project, the applicant submitted Transportation Analysis prepared by 
Hexagon Transportation Consultants, Inc.  The report analyzed the potential 
transportation impacts of the Project based on trip generation estimates. The report 
also includes a preliminary TDM Plan that will be used to reduce the amount of 
vehicle traffic and parking generated by the development by creating measures, 
strategies, incentives, and policies to promote the use of other travel modes such 
as public transit, carpooling, cycling, and walking.  

GP Policy 8.43 (Buildings) encourages the construction of 
energy-efficient buildings that utilize renewable resources and 
resource-efficient design to the maximum extent possible. 

Consistent. The Project is subject to and will comply with the County's Green 
Building Code, Energy Code, and Title 24 of the California Code of Regulations (as 
modified by the County’s Reach Codes). 

 
Table B-2: Evaluation of Consistency with NFO Plan Policies 

Policy 1E of the NFO Plan (Land Use) requires that all new commercial, 
institutional, industrial, and mixed-use development provides space for or 
contributes to the creation of community-oriented facilities (i.e., pocket parks, 
community gardens, plazas, community gathering spaces, and other facilities). 

Consistent. The project would provide an exterior amenity terrace that is open to 
Bay Road and consists of monumental entry stairs, an exterior access elevator, 
landscaped gardens, and an overhead shade structure, or agora. The open space 
activates the street landscape and provides exterior meeting and leisure activities 
for the building’s tenants and guests. 

Policy 2A of the NFO Plan (Land Use) encourages industrial and job-generating 
uses, particularly in existing industrial areas identified as appropriate for additional 
development. Designate and preserve these areas for activities that are consistent 
with industrial and job-generating uses, such as warehousing, office, research and 
development, and light manufacturing and assembly.  

Consistent. The Project would generate 300 to 450 jobs at a research and 
development facility within an existing industrial area.  

Policy 5P of the NFO Plan (Circulation & Parking) requires effective and Consistent. The Project would include the following TDM measures: provide a 
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meaningful Transportation Demand Management (TDM) programs for new higher 
intensity development. 

TDM coordinator on-site; allow employees to exclude transit expenses from their 
taxable income; participate in Commute.org or TMA; provide commute assistance 
and ride-matching; join Commute.org's existing shuttle program; participate in the 
Guaranteed Ride Home program; provide secure bicycle parking; provide safe 
pedestrian and bicycle access; subsidize transit passes for employees; provide 
ongoing real time transit displays; provide on-site amenities (e.g., food service); 
provide showers and lockers for cyclists; and provide preferential parking for 
carpools or vanpools.  
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August 29, 2022 
 
 
Tony Ponterio, Director of Development 
Bauen Capital 
5466 Los Gatos Blvd., Suite 109-133 
Los Gatos, CA 95032 
 
 
Dear Mr. Ponterio: 
 
SUBJECT: Summary of Comments and Questions  

 Public Workshop on May 16, 2022 
 2900 Bay Road (APNs 054-172-010, -020, -050, -160, -170, and -180) 
 County File Number PRE2022-00038/ PLN2021-00249 
 

Thank you for your participation in the public workshop held on May 16, 2022, pursuant to 
Zoning Regulations Section 6415, regarding the proposed development of a new three-
story, 136,706 sq. ft., Research & Development building with an open plaza and 198 
parking spaces, on a 109,706 sq. ft. property on Bay Road, in the unincorporated North Fair 
Oaks area of San Mateo County.  The subject property consists of 6 parcels to be merged, 
including 890 Barron Avenue and properties at 2910, 2920, 2930, and 2964 Bay Road 
(APNs 054-172-010, -020, -050, -160, -170, and a portion of -180).  APN 054-172-180 is 
within both the County’s and City of Redwood City’s jurisdiction.   
 
In addition to the subject Grading Permit, the project also requires a Site Development 
Permit (PLN 2021-00245) and Merger (PLN 2021-00248) which are being processed in a 
separate ministerial permit process by the County.  Merger of the subject parcels within the 
County’s jurisdiction is contingent upon the division of APN 054-172-180 at the City/County 
limit which is being processed by the City and is anticipated after the Planning 
Commission’s decision but required prior to issuance of project building permits per 
Condition 3 in the Draft Conditions of Approval included as Attachment A.   
 
The property is zoned Mixed-Use Industrial/North Fair Oaks District (M-1/NFO) with General 
Plan Land Use Designations of Medium High Density and Industrial Mixed Use. 
The subject parcel is currently developed with industrial buildings and parking lots.  The 
existing buildings are proposed to be demolished.  A total of ten trees would be removed, 
none of which are significant (trees with diameters at breast height (dbh) of 12 inches or 
more).  The immediate area consists of industrial uses and buildings along Bay Road and 
Barron Avenue, commercial and industrial buildings along 2nd Avenue, and single-family 
residences located to the northeast (City of Redwood City). 
 

http://www.planning.smcgov.org/
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The applicant has a separate application to the City for the development of 14,464 square 
feet of R&D space on three (3) parcels located to the east of the subject parcels within the 
City’s jurisdiction, including APNs 054-172-060, 070, and a portion of -180.  This portion of 
the development is referred to as “2950 Bay Road” and is not included in the subject 
Grading Permit Application. 
 
The purpose of this letter is to summarize comments received from the County and other 
reviewing agencies.  It should be noted that the workshop was held but that no members of 
the public attended.  An interested member of the public submitted written correspondence 
to staff.   
 
Notification of and Comments from the Public Workshop 
 
A notice was provided to a) all property owners within five hundred (500) feet of the project 
site boundary, b) the North Fair Oaks Community Council, and c) the members of the 
Planning Commission and Board of Supervisors.  The notice was provided in English and 
Spanish. 
 
Staff made a presentation including the zoning and General Plan land use designation of 
the property, project details, and the next steps in the application process.  The applicant 
presented details of the proposed uses and project design.  There was no public comment 
as no members of the public attended the workshop.  The workshop was recorded. 
 
Written correspondence from an interested member of the public requested the following: 1) 
prohibit employee/construction parking on 900 block of Second Avenue by Spinas Park or 
in the neighborhood; 2) prohibit associated truck traffic on the 900 block of Second Avenue; 
3) Water down any dirt/concrete piles all day and cover them on windy days; and 4) follow 
construction hours per the County Noise Ordinance. 
 
Comments from County and Reviewing Agencies 
 
To date, staff has received comments from the following agencies:   
 
At its April 28, 2022 public meeting, the North Fair Oaks Community Council (NFOCC) 
provided a unanimous recommendation of approval of Grading Permit to the Planning 
Commission, subject to further consideration of the following:  
 

1. Limit construction vehicle access and parking to Bay Road:  Based on 
feedback collected from the community and council members, the NFOCC 
requests the applicant to only use Bay Road for project construction vehicle 
access and parking.  Specifically, the NFOCC discouraged construction 
parking and access along 2nd Avenue.  Planning staff recommends 
discouraging project construction parking and access along Barron Avenue 
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as well to minimize traffic, noise, and parking conflicts with residents of the 
trailer park across the street.  These recommendations have been added as 
Condition 27. 
 

2. Allow community access to plaza:  There is no existing or proposed public 
access easement over the proposed plaza area along Bay Road.  The plaza 
would remain private property where the public would not have legal right of 
access.  In other words, public access will be at the will of the owner, where 
the owner’s expressed intent is to allow the public into this area.  However, 
should the will of the owner change, private property rights can be enforced 
as needed.  The NFOCC stated that the public ability to access the plaza is 
important and legal right of public access may not be needed.  

 
3. Additional landscaping along Barron Avenue: The NFOCC recommended 

that the applicant incorporate more landscaping along Barron Avenue, to 
provide more screening of the building as viewed from the trailer park 
across the street.  This recommendation has been added as Condition 29.c. 

 
Next Steps 
 
 Planning staff stated at the public workshop that the Grading Permit would require a 

public hearing by the Planning Commission, including an analysis of environmental 
impacts as required by the California Environmental Quality Act (CEQA).  The re-
zoning of this area to allow Research and Development, such as the project proposed, 
was included in the EIR for the North Fair Oaks Specific Plan.  Please see links to the 
DEIR and Final EIR:  https://planning.smcgov.org/north-fair-oaks-community-plan (see 
Chapter 16 of the DEIR for Transportation Analysis).  An EIR Project Consistency 
Analysis is required for approval of the Grading Permit by the Planning Commission.  
If the project is found to be inconsistent with the EIR, an Initial Study/Negative 
Declaration is required.  These may be prepared by County staff or the 
owner/applicant (or a consultant working for the owner/applicant). 

 
 This process requires the submittal of required application materials and fees or the 

Grading Permit, Site Development Permit, and Merger.  Before submittal of these 
materials, please consider the comments discussed in this letter.  If you have any 
questions regarding this summary or need assistance with application requirements, 
please feel free to contact me at 650/363-1826. 

 
Sincerely, 
 

https://planning.smcgov.org/north-fair-oaks-community-plan
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_________________________ 
Camille Leung, Project Planner 
 
 
Attachments: 
A. Draft Conditions of Approval    
 
Cc:  Interested member of the public 
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ATTACHMENT A - DRAFT CONDITIONS OF APPROVAL 
 
Current Planning Section 
 
1. This approval applies only to the proposal, documents, and plans as described in 

this report and approved by the Planning Commission on _______________.  
Minor modifications to the project may be approved by the Community 
Development Director if they are consistent with the intent of, and in substantial 
conformance with, this approval. 

 
2. The Grading Permit shall be valid for one (1) year from the date of final approval, 

in which time a valid building permit shall be issued and a completed inspection 
(to the satisfaction of the Building Inspector) shall have occurred within 180 days 
of issuance of such building permit.  Any extension of these permits shall require 
submittal of an application for permit extension and payment of applicable 
extension fees sixty (60) days prior to the expiration date. 

 
3.  The following is required prior to Building Permit issuance: 
 

a. Approval of Site Development Permit (PLN 2021-00245);  
b. A Merger of the subject parcels within the County’s jurisdiction shall be 

recorded prior to the issuance of building permits (i.e., grading and foundation) 
for the proposed building.   

 
4. Noise sources associated with demolition, construction, repair, remodeling, or 

grading of any real property shall be limited to the hours from 7:00 a.m. to 
6:00 p.m. weekdays and 9:00 a.m. to 5:00 p.m. Saturdays.  Said activities are 
prohibited on Sundays, Thanksgiving and Christmas (San Mateo Ordinance Code 
Section 4.88.360). 

 
5. The site is considered a Construction Stormwater Regulated Site.  Any grading 

and/or ground disturbance activities conducted during the wet weather season 
(October 1 to April 30) will require monthly erosion and sediment control 
inspections by the Building Inspection Section. 

 
6. Any new utility lines shall be installed underground from the nearest existing utility 

pole. 
 
7. The applicant shall provide “finished floor elevation verification” to certify that the 

structure is actually constructed at the height shown on the approved plans.  The 
applicant shall have a licensed land surveyor or engineer establish a baseline 
elevation datum point in the vicinity of the construction site. 

 
 a. The applicant shall maintain the datum point so that it will not be disturbed 

by the proposed construction activities until final approval of the building 
permit. 
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 b. This datum point and its elevation shall be shown on the submitted site plan.  

This datum point shall be used during construction to verify the elevation of 
the finished floors relative to the existing natural or to the grade of the site 
(finished grade). 

 
 c. Prior to Planning approval of the building permit application (i.e., grading 

and foundation), the applicant shall also have the licensed land surveyor or 
engineer indicate on the construction plans:  (1) the natural grade elevations 
at the significant corners (at least four) of the footprint of the proposed 
structure on the submitted site plan, and (2) the elevations of proposed 
finished grades. 

 
 d. In addition, (1) the natural grade elevations at the significant corners of the 

proposed structure, (2) the finished floor elevations, (3) the topmost 
elevation of the roof, and (4) the garage slab elevation must be shown on 
the plan, elevations, and cross-section (if one is provided). 

 
 e. Once the building is under construction, prior to the below floor framing 

inspection or the pouring of the concrete slab (as the case may be) for the 
lowest floor(s), the applicant shall provide to the Building Inspection Section 
a letter from the licensed land surveyor or engineer certifying that the lowest 
floor height, as constructed, is equal to the elevation specified for that floor 
in the approved plans.  Similarly, certifications on the garage slab and the 
topmost elevation of the roof are required. 

 
 f. If the actual floor height, garage slab, or roof height, as constructed, is 

different than the elevation specified in the plans, then the applicant shall 
cease all construction and no additional inspections shall be approved until 
a revised set of plans is submitted to and subsequently approved by both 
the Building Official and the Community Development Director. 

 
8. Only improvements necessary for compliance with the Americans with 

Disabilities Act, such as the elevator shaft for access to rooftop recreation 
facilities, and landscaping are allowed to exceed the height limit of 40 feet.  
Chimneys, pipes, mechanical equipment, antennae, and other similar structures 
may extend beyond 40 feet to a maximum of 46 feet as required for safety or 
efficient operation (SECTION 6276.4.5 of the Zoning Regulations). 

 
9.  There are three trees identified as meeting significant criteria, including a large 

coast live oak (Tree 490) and two small sweetgum (Trees 499 and 500), which 
are located off-site but within close proximity of the project. The applicant shall 
submit a report by the Project Arborist which shall consider project-related 
impacts to root systems and canopies of these trees and recommend mitigations. 
The arborist shall provide specific recommendations for minimizing impact to the 
canopy of Tree 490, which overhangs the property. The Arborist shall provide 
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pruning recommendations for Tree 490 (or correct misidentification of the tree in 
their Tree Protection assessment). The Project Arborist shall provide more 
detailed pruning plan for these trees including images detailing anticipated 
pruning cuts for trees 490, 499 and 500. 

 
Grading Permit 
 
10. No grading shall be allowed during the winter season (October 1 to April 30) to 

avoid potential soil erosion, unless the applicant applies for an Exception to the 
Winter Grading Moratorium and the Community Development Director grants the 
exception.  Exceptions will only be granted if dry weather is forecasted during 
scheduled grading operations, and the erosion control plan includes adequate 
winterization measures (amongst other determining factors). 

 
11.  Upon the start of excavation 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 exposed surfaces (e.g., parking areas, staging areas, soil piles, graded 

areas, and unpaved access roads) shall be watered two times per day.  
 
b.  All haul trucks transporting soil, sand, or other loose material off-site shall 

be covered.  
 
c.  All visible mud or dirt track-out onto adjacent public roads shall be 

removed using wet power vacuum street sweepers at least once per day. 
The use of dry power sweeping is prohibited.  

 
d.  All vehicle speeds on unpaved roads shall be limited to 15 mph.  
 
e.  All roadways, driveways, and sidewalks to be paved shall be completed as 

soon as possible. Building pads shall be laid as soon as possible after 
grading unless seeding or soil binders are used.  

 
f.  Idling times shall be minimized either by shutting equipment off when not 

in use or reducing the maximum idling time to 5 minutes (as required by 
the California airborne toxics control measure Title 13, Section 2485 of 
California Code of Regulations [CCR]). Clear signage shall be provided for 
construction workers at all access points.  

 
g.  All construction equipment shall be maintained and properly tuned in 

accordance with manufacturer’s specifications. All equipment shall be 
checked by a certified mechanic and determined to be running in proper 
condition prior to operation.  
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h.  Post a publicly visible sign with the telephone number and person to 
contact at the Lead Agency regarding dust complaints. This person shall 
respond and take corrective action within 48 hours. The Air District’s 
phone number shall also be visible to ensure compliance with applicable 
regulations.  

 
i.  Construction-related activities shall not involve simultaneous occurrence 

of more than two construction phases (e.g., paving and building 
construction would occur simultaneously).  

 
12. The applicant shall include an erosion and sediment control plan to comply with 

the County’s Erosion Control Guidelines on the plans submitted for the grading 
and foundation permit.  This plan shall identify the type and location of erosion 
control measures to be installed upon the commencement of construction in 
order to maintain the stability of the site and prevent erosion and sedimentation 
off-site. 

 
13. The applicant shall adhere to the San Mateo County-wide Stormwater Pollution 

Prevention Program “General Construction and Site Supervision Guidelines,” 
including, but not limited to, the following:  

 
a.  Delineation with field markers clearing limits, easements, setbacks, 

sensitive or critical areas, buffer zones, trees, and drainage courses within 
the vicinity of areas to be disturbed by construction and/or grading.  

 
b.  Protection of adjacent properties and undisturbed areas from construction 

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

 
c.  Performing clearing and earth moving activities only during dry weather.  
 
d.  Stabilization of all denuded areas and maintenance of erosion control 

measures continuously between October 1 and April 30. Stabilization shall 
include both proactive measures, such as the placement of hay bales or 
coir netting, and passive measures, such as re-vegetating disturbed areas 
with plants propagated from seed collected in the immediate area.  

 
e.  Storage, handling, and disposal of construction materials and wastes 

properly, so as to prevent their contact with stormwater.  
 
f.  Control and prevention of the discharge of all potential pollutants, 

including pavement cutting wastes, paints, concrete, petroleum products, 
chemicals, wash water or sediments, and non-stormwater discharges to 
storm drains and watercourses.  
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g.  Use of sediment controls or filtration to remove sediment when dewatering 
site and obtain all necessary permits.  

 
h.  Avoiding cleaning, fueling, or maintaining vehicles on-site, except in a 

designated area where wash water is contained and treated.  
 
i.  Limiting and timing applications of pesticides and fertilizers to prevent 

polluted runoff.  
 
j.  Limiting construction access routes and stabilization of designated access 

points.  
 
k.  Avoiding tracking dirt or other materials off-site; cleaning off-site paved 

areas and sidewalks using dry sweeping methods.  
l.  Training and providing instruction to all employees and subcontractors 

regarding the Watershed Protection Maintenance Standards and 
construction Best Management Practices.  

 
m.  Additional Best Management Practices in addition to those shown on the 

plans may be required by the Building Inspector to maintain effective 
stormwater management during construction activities. Any water leaving 
site shall be clear and running slowly at all times.  

 
14. At the time of building permit application (i.e., grading and foundation), the 

applicant shall demonstrate compliance with all applicable source control 
measures listed in Worksheet B of the C.3/C.6 Checklist.   

 
15.  No site disturbance shall occur, including any tree/vegetation removal, grading, 

or landscaping, until a grading and building permit have been issued, and then 
only disturbance associated with the issued permit may occur. 

 
16. No land disturbance/grading activities shall commence until the property owner 

has been issued a grading permit (issued as the “hard card” with all necessary 
information filled out and signatures obtained) by the Current Planning Section. 

 
17. The grading permit “hard card” shall not be issued until a grading permit for the 

project has been issued and the requirements as listed below are met:   
 

a. Prior to issuance of the grading permit “hard card,” the property owner shall 
submit a schedule of all grading operations to the Current Planning Section, 
subject to review and approval by the Current Planning Section.  The 
schedule of all grading operations shall include the anticipated start and end 
date of rough grading operations, including dates of revegetation and estimated 
date of establishment of newly planted vegetation.   
 

b. The submitted schedule shall include a schedule for winterizing the site.  If 
the schedule of grading operations calls for the grading to be completed in 
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one grading season, then the winterizing plan shall be considered a 
contingent plan to be implemented if work falls behind schedule.  All 
submitted schedules shall represent the work in detail and shall project the 
grading operations through to completion. 
 

c. Prior to issuance of the grading permit “hard card”, the off-haul truck route is 
subject to review and approval by the Department of Public Works.   

 
d. The applicant shall submit a WDID Number as demonstration of coverage under 

the State General Construction Permit.  Reports from the Applicant’s Qualified 
Stormwater Practitioner shall be sent to the Project Planner via email on a 
weekly basis.   

 
18. It shall be the responsibility of the engineer of record to regularly inspect the 

erosion control measures for the duration of all grading remediation activities, 
especially after major storm events, and determine that they are functioning as 
designed and that proper maintenance is being performed. Deficiencies shall be 
immediately corrected, as determined by and implemented under the observation 
of the engineer of record. 

 
19.  For the final approval of the grading permit, the property owner 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, and the Grading Regulations, to the 
Department of Public Works and the Planning and Building Department’s 
Geotechnical Engineer, and (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 the Current Planning Section. 

 
20. An Erosion Control and/or Tree Protection Inspection is required prior to the 

issuance of a building permit for construction and demolition purposes, as the 
project requires tree protection of significant trees.  Once all review agencies 
have approved your building permit, you will be notified that an approved job 
copy of the Erosion Control and/or Tree Protection Plan is ready for pick-up at 
the Planning counter of the Planning and Building Department.  Once the Erosion 
Control and/or Tree Protection measures have been installed per the approved 
plans, please contact the Building Inspection Section at 650/599-7311 to 
schedule an Inspection.  A $144 inspection fee will be assessed to the building 
permit for the inspection.  If the initial pre-site inspection is not approved, an 
additional inspection fee will be assessed for each required re-inspection until the 
job site passes the Pre-Site Inspection. 

 
21.  Archaeological and historical resources and human remains are protected from 

unauthorized disturbance by State law, and supervisory and construction 
personnel therefore must notify the County and proper authorities if any possible 
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archaeological or historic resources or human remains are encountered during 
construction activities and halt construction to allow qualified Archaeologists to 
identify, record, and evaluate such resources and recommend an appropriate 
course of action.  

 
22. In the event that cultural, paleontological, or archeological resources are 

encountered during site grading or other site work, such work shall immediately 
be halted in the area of discovery and the project sponsor shall immediately 
notify the Community Development Director of the discovery. The applicant shall 
be required to retain the services of a qualified archeologist for the purpose of 
recording, protecting, or curating the discovery as appropriate. The cost of the 
qualified archeologist and any recording, protecting, or curating shall be borne 
solely by the project sponsor. The archeologist shall be required to submit to the 
Community Development Director for review and approval a report of the findings 
and methods of curation or protection of the resources. No further grading or site 
work within the area of discovery shall be allowed until the preceding has 
occurred. Disposition of Native American remains shall comply with CEQA 
Guidelines Section 15064.5(e).  

 
23.  The applicant and contractors must carry out the requirements of California State 

law with regard to the discovery of human remains, whether historic or 
prehistoric, during grading and construction. In the event that any human remains 
are encountered during site disturbance, all ground-disturbing work shall cease 
immediately and the 47 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 

 
M-1/NFO Zoning District Requirements 
 
24.  The applicant shall provide a lighting photometric plan which demonstrates that 

all exterior lighting, including sign lighting, shall be located and directed so that 
direct rays and glare are confined to the premises, as required in the M-1/NFO 
Zoning District.  

 
25.  Signage shall require a building permit and comply with the M-1/NFO Zoning 

District sign regulations.   
 
26.  At the time of building permit application, the applicant shall demonstrate 

compliance with the M-1/NFO Zoning District screening requirements: 
 

a.  Refuse, waste removal, and outdoor service/storage areas, where 
allowed, shall be screened with a six (6) foot solid wall or opaque 
fence/gate when visible from a public way or residentially zoned parcel.  
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b.  A minimum six (6), not to exceed eight (8), foot masonry wall shall be 
erected along the entire common property line where an industrial use 
abuts a residentially zoned parcel. Other fencing along property lines shall 
be of opaque materials when visible from a public way or residentially 
zoned parcel and shall not include barbed wire.  

 
c.  Mechanical equipment (e.g., air conditioning, heating, compressor, 

generator, venting units) or other utility hardware on roof, ground, or 
buildings shall be screened with opaque materials compatible with the 
building, when visible from a public way or residentially zoned parcel.  

 
d.  All outdoor operations not otherwise subject to the above screening 

requirements shall be screened with a six (6) foot solid wall or opaque 
fence/gate, or other material approved by the Community Development 
Director. 

 
27. Throughout the term of project grading and construction, project construction 

vehicle access and parking shall comply with the Logistics Plans as approved by 
County staff, including the following: 

 
a. All trucks to enter the site from Bay Road for all phases of construction, except 

as allowed below.  
b. Construction parking will be at an offsite location. 
c. During grading and mass excavation phases, trucks shall enter the site from Bay 

Road and exit onto Second Avenue and proceed back to Bay Road.   
d. Barron Avenue is not to be used during grading and mass excavation activities. 
e. No construction traffic north of Bay Road on Second Avenue (residential area). 
f. To maximize pedestrian and local traffic safety, construction vehicle access 

along Barron Ave shall be limited to large equipment and deliveries necessary for 
construction of the West elevation and concrete pump trucks only, where 
flagmen are required for these functions. Project traffic that would add to same-
direction residential traffic during commute hours should be minimized. 

g. Coordinate with mobile home park residents as much as possible, including 
bulletin board for noise complaints and announcements located on the Barron 
Avenue side. 

h. Minimize constraint of traffic lanes during construction. Minimize lane closures.  
 
Water Efficiency Landscape Ordinance (WELO)/ Landscaping 
 
The following requirements shall apply to the building permit application.  For questions, 
please contact Gene Ferrero (eferrero@4LEAFINC.com) of 4LEAF, Inc. at 925/ 462-
5959 or direct at 559/ 730-6203. 
 
28.  At the Building Permit stage, please address the following plan review 

comments:  
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a. All new plans shall have a wet signature of the designer or the registration 
number, expiration date and wet signature of the responsible professional 
(architect, engineer, etc.) on all sheets. (Electronic signatures are not 
allowed.) 

 
b. Provide an itemized list which clearly indicates how each review comment(s) 

is addressed and the specific location on the plans, specifications or 
calculations where the correction(s) is provided. Include on the itemized list 
any changes to the plans or previously submitted documents that are not the 
result of the plan check correction process.  

 
c. Changes made to the plans not a result of responses to the plan review 

comments may result in additional comments on future rounds. Upon 
resubmittal, if any changes have been made to the plan documents unrelated 
to those items identified in the comment lists, please list the changes on a 
separate sheet and include in your submittal documentation. 

 
d. Irrigation Plans (492.7): 

• Provide the location and size of the water sub-meters for landscape. 
• Please amend the plans to include a complete irrigation system design 

layout and all related components. 
• Please provide the static water pressure at the point of connection. 
• Provide manual shut-off valves as required. 
• Please provide flow rate application rate and design operation pressure for 

each station. 
• Please indicate the location of the Weather Sensor. 

 
e. Irrigation Scheduling (492.10): Please provide the irrigation schedule. Include 

this schedule in the plan set. 
 

f. Irrigation Audit, Survey, and Water Use Analysis (492.12): Please provide 
upon completion of job and prior to final inspection. 

 
g. Soils Analysis-Soil Management Report (Section 492.5): 

• Please provide the Soils Analysis-Soils Management Report as identified 
in the checklist.  Include the report in the plan set and in packet form. 

• Please include copies of delivery receipts for soil amendments. 
 
h. Certificate of Completion Documents (492.9) must be provided at time of final 

inspection. 
 

29. At the time of building permit application, the applicant shall submit landscaping 
plans that demonstrate compliance with the following requirements:  

 
a. Applicant shall move trees in pots proposed at Bay Road in the public 

right-of-way to in-ground tree planting within the property boundaries.  



18721.001 4881-8533-3281.1  

 
b. New trees shall be planted in a manner to accommodate deep root growth 

and growth to a mature size, subject to review and approval by the County 
Arborist.   

 
c. The applicant shall incorporate continuous landscaping along Barron 

Avenue, and a planted green screen at the Level 1 parking garage to 
provide screening of the building and parking as viewed from the trailer 
park across the street.     

 
Building Inspection Section 
 
30. Building permits will be required for the removal and replacement of all structures.  

Payment of building permit fees, including the Affordable Housing Impact Fee, is 
due at the time of building permit approval.  More information regarding the 
Affordable Housing Impact Fee may be found at: 
https://planning.smcgov.org/building-permit-fees 

 
Drainage Section 
 
31.  The project is a Provision C.3 Regulated Project.  Project shall comply with 

County drainage policy to prevent stormwater from development from flowing 
across property lines.  Prior to the issuance of the building permit, the applicant 
shall have prepared, by a registered civil engineer, a drainage analysis of the 
proposed project and submit it to the Building Department for review and 
approval.  The drainage analysis shall consist of a written narrative and a plan.  
The flow of the stormwater onto, over, and off of the property shall be detailed on 
the plan and shall include adjacent lands as appropriate to clearly depict the 
pattern of flow.  The analysis shall detail the measures necessary to certify 
adequate drainage.  Post-development flows and velocities shall not exceed those 
that existed in the pre-developed state.  Recommended measures shall be 
designed and included in the improvement plans and submitted to the Building 
Department for review and approval. 

 
32. A final C.3 and C.6 Development Review Checklist drainage analysis/drainage 

report, and drainage plan prepared by a registered Civil Engineer will be provided 
at the time of building permit submittal.  

 
33. Project shall comply with all requirements of the Municipal Regional Stormwater 

NPDES Permit Provision C.3. Please refer to the San Mateo Countywide Water 
Pollution Prevention Program’s (SMCWPPP) C.3 Regulated Projects Guide for 
assistance in implementing LID measures at the site. 

 
34. Design of biotreatment measures shall be consistent with technical guidance for 

the applicable type of biotreatment measure provided in Chapter 6 of the C.3 
Regulated Projects Guide.  
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35. Plant species used within the biotreatment measure area shall be consistent with 

Appendix A of the C.3 Technical Guidance. 
 
36. Prior to the final of the building permit for the project, the property owner shall 

coordinate with the Drainage Section to enter into an Operation and Maintenance 
Agreement (O&M Agreement) with the County (executed by the Community 
Development Director) to ensure long-term maintenance and servicing by the 
property owner of stormwater site design and treatment control measures 
according the approved Maintenance Plan(s), for the life of the project. The O&M 
Agreement shall provide County access to the property for inspection. The 
Maintenance Agreement(s) shall be recorded for the property and/or made part of 
the CC&Rs.  

 
37.  Property owner shall be responsible for conducting all servicing and maintenance 

as described and required by the treatment measure(s) Maintenance Plan(s). 
Maintenance of all site design and treatment control measures shall be the 
owner’s responsibility.  

 
38.  The property owner is responsible for submitting an Annual Report accompanied 

by a review fee to the County by December 31 of each year, as required by the 
O&M Agreement. The property owner is also responsible for the payment of an 
inspection fee for County inspections of the stormwater facility, conducted as 
required by the NPDES Municipal Regional Permit.  

 
39.  Approved Maintenance Plan(s) shall be kept on-site and made readily available to 

maintenance crews. Maintenance Plan(s) shall be strictly adhered to.  
 
40.  Site access shall be granted to representatives of the County, the San Mateo 

County Mosquito and Vector Control District, and the Water Board, at any time, for 
the sole purpose of performing operation and maintenance inspections of the 
installed stormwater treatment systems. A statement to that effect shall be made a 
part of the Maintenance Agreement and/or CC&Rs recorded for the property.  

 
41.  Property owner shall be required to pay for all County inspections of installed 

stormwater treatment systems as required by the Regional Water Quality Control 
Board or the County. 

 
42.  Per Provision 12.f of the Municipal Regional Permit, the Applicant shall complete 

required forms and follow County protocols pertaining to controlling PCBs during 
building demolition so that PCBs are not transmitted to storm drains via vehicle 
trackout, airborne releases, soil erosion or stormwater runoff during or after 
demolition. 

 
Geotechnical Section 
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43. The submitted Geotechnical Report (Rockridge Geotechnical, Aug 18, 2021) 
indicated highly expansive soils and liquefaction potential. The report also 
provided grading and foundation design measures to mitigate the potential 
hazards. The liquefaction analysis sheets shall be provided in the report at 
building permit submittal. 

 
44. A geotechnical report shall be submitted at time of building permit application.  

Significant grading profiles, grading proposals, foundation design 
recommendations, retaining wall design recommendations, and basement design 
recommendations, if any, shall be provided in the geotechnical report at time of 
building permit application.  For a vacant site, the Geotechnical Report shall 
provide sufficient soil investigation data to evaluate the potential hazards, for 
example, expansive soils, soil corrosivity, weak soil strength, and liquefaction. If 
any hazards are found, mitigation shall be provided in foundation design and 
grading proposal. 

 
Fair Oaks Sewer Maintenance District (Sewer District) 
 
45.  It is our understanding that multiple parcels will be merged into one parcel. Please 

note that the Sewer District only allows one sewer lateral connection at its sewer 
main, and that other existing lateral connections must be removed and the sewer 
mains repaired to the satisfaction of the Sewer District.  

 
46.  The applicant shall submit building plans to the Sewer District for review when the 

building permit application is submitted to County of San Mateo Building 
Department. The plans shall indicate the location of the existing and proposed 
sewer laterals to the Sewer District main. The County Sanitary Sewer and 
Streetlight Requirements Checklist can be found on our website at 
http://publicworks.smcgov.org/sewer-services. All appropriate information and 
notes shall be included on the plans.  

 
47.  A Sewer Inspection Permit (SIP) must be obtained to cap the existing sewer 

lateral prior to demolition of the existing building. SIP may be obtained from the 
Sewer District office at 555 County Center, 5th Floor, Redwood City.  

 
48.  The Sewer District has performed a capacity analysis of the additional sewage 

anticipated to be generated by the new development and delivered into the Sewer 
District facilities and has determined that the Sewer District facilities have 
sufficient capacity to accommodate the increased flow. As provided in that 
analysis, no upgrades or improvements are required.   

 
Redwood City Water DepartmentThe property is within Redwood City Water Service 

Area.  
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49.  The buildings shall be equipped with dual plumbing to allow use of recycled water 
in the future. Fire Marshal shall comment on the sufficiency of the fire flows in the 
local water system and the need of improvements, if any.  
 

50. Prior to issuance of building permits, obtain an Encroachment Permit from City of 
Redwood City Engineering and Transportation Division for public street, water 
and stormwater infrastructure improvements required of the project within 
Redwood City’s jurisdiction, such as water mains, water services, water meters, 
fire hydrants, sewer manholes, drain inlets, sidewalks and driveway approaches. 
 

51.  The applicant shall underground all existing overhead utility services to the 
building from Second Avenue, which shall be shown on the building permit plans. 

 
52.  All public improvements within Redwood City’s right of way (i.e., Second Avenue) 

shall be designed and constructed in accordance with Redwood City’s 
Engineering Standards. 

 
53.  Initial conditions of service: 
 

a. The buildings shall be equipped with dual plumbing to allow use of recycled 
water in the future;  

b. After approval of the construction drawings by the San Mateo County 
Building Department and upon application for new water service, property 
owner's payment of all applicable City fees, including connection fees 
associated with providing proposed water service;  

c. Property owner's installation, of new water service lines;  
d. Property owner is responsible for the design, construction, and connection 

of any water main modifications or extensions necessary to provide 
adequate flow for domestic use and fire suppression, in accordance to City 
Code Section 38.26 and as determined by the City and the Fire Marshal 
within the local jurisdiction;  

e. Property owner shall pay the fees for any construction permit in connection 
with improvements for new water service, and shall pay associated costs for 
plan review and inspections;  

f.  Property owner shall adhere to all the review comments and conditions of 
service stated by the City; and  

g.  Property owner shall submit a signed Declaration of Restriction to the City, 
and record it with the County of San Mateo. 

 
Department of Public Works 
 
54. The County of San Mateo is subject to the City/County Association of 

Governments of San Mateo County (C/CAG) Land Use Impact Analysis Program 
Policy, also known as the “Transportation Demand Management (TDM) Policy”. 
Any new development project that would generate at least 100 Average Daily 
Trips (ADT) must comply with the TDM Policy. Projects subject to the TDM Policy 
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must prepare a TDM Checklist that meets C/CAG’s required trip reduction targets 
through required and recommended TDM measures. Requirements are detailed 
on C/CAG’s website at https://ccagtdm.org/.  

 
The proposed project is projected to generate at least 100 ADT and therefore 
must comply with the TDM Policy. The applicant has submitted a preliminary 
TDM Checklist in accordance with the C/CAG policy, which has been reviewed 
by staff.   
 
Prior to the issuance of any building permit, the property owner(s) shall submit a 
Final TDM Plan with TDM Checklist to the Current Planning Section that 
demonstrates of compliance with the C/CAG TDM Policy, subject to review and 
approval by the Community Development Director. The Final TDM Plan shall:  

 

 Describe how the project will achieve the minimum percentage trip reduction 
requirements as defined by C/CAG through a combination of C/CAG’s 
required and recommended TDM measures, as outlined in the C/CAG TDM 
Checklist; 

 Detail how the project will achieve each identified TDM measure; and 
 Commit to monitoring and reporting requirements, including providing an 

ongoing point of contact for TDM measure implementation and coordination, 
completion of TDM Self-Certification Forms and project occupant surveys 
every two years for the initial six years after project occupancy, and 
completion of TDM Self-Certification Forms and project occupant surveys 
every three years after the initial six years, until post-occupancy year 20. 

The approved Final TDM Plan must be implemented to the satisfaction of the 
Community Development Director prior to the occupancy of any project 
structures.  Facilities, programs, monitoring, and reporting requirements of the 
approved Final TDM Plan, or comparable measures approved by C/CAG and/or 
the Community Development Director, shall be maintained and implemented for 
the life of the project. The County reserves the right to assess and monitor 
compliance with the Final TDM Plan. In the event there are concerns regarding 
compliance with implementation of the Final TDM Plan, the County and property 
owner(s) shall confer to discuss appropriate corrective actions. 

 

 
55. The Project’s Transportation Impact Analysis has determined that the project will 

result in traffic impacts to an existing intersection at Middlefield Road and Second 
Avenue. The County has determined that signalization of the intersection is 
warranted.  The Applicant is required to contribute funds proportional to the 
project’s impact to offset the costs of installing a signal at this intersection. 
 
Prior to the issuance of a building permit, the Applicant shall pay the County an 
amount proportional to the project’s traffic impact on the Middlefield 
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Road/Second Avenue intersection. The cost of the traffic signal shall include the 
total cost of installing the signal, including but not limited to design, permitting, 
construction, and construction administration. The Department of Public Works 
will provide the estimated total cost of the signal to the Applicant. The calculation 
of the project’s proportional contribution to the intersection improvement will be 
based on the data contained in an updated Transportation Analysis Report, to be 
submitted prior to building permit issuance and subject to Department of Public 
Works review and approval. 
 
The County, by accepting this contribution to the traffic signal at Middlefield Road 
and Second Avenue is not required to construct this signal until sufficient studies 
have been completed and funds have been collected to complete the 
signalization. The Applicant’s payment may alternatively be used to address 
project-related traffic impacts in neighboring areas. 
 

56. Prior to the issuance of the building permit, the applicant shall submit a driveway 
"Plan and Profile," to the Department of Public Works, showing the driveway access 
to the parcel (garage slab) complying with County Standards for driveway slopes 
(not to exceed 20%) and to County Standards for driveways (at the property line) 
being the same elevation as the center of the access roadway.  When appropriate, 
as determined by the Department of Public Works, this plan and profile shall be 
prepared from elevations and alignment shown on the roadway improvement plans.  
The driveway plan shall also include and show specific provisions and details for 
both the existing and the proposed drainage patterns and drainage facilities. 

 
57. No proposed construction work within the County right-of-way shall begin until County 

requirements for the issuance of an encroachment permit, including review of the 
plans, have been met and an encroachment permit issued.  Applicant shall contact a 
Department of Public Works Inspector 48 hours prior to commencing work in the right-
of-way. 

 
58. Prior to the issuance of the Building Permit, the applicant will be required to provide 

payment of "roadway mitigation fees" based on the square footage (assessable 
space) of the proposed building per Ordinance No.3277. 

 
Redwood City Fire Department 
 
60.  The Applicant’s request for Alternate Materials or Methods of Construction or 

Alternate Design, as allowed under Section 104.9 of the 2019 Edition of the 
California Fire Code, has been approved by the Redwood City Fire Department, 
contingent on design approval of Wet Manual Standpipe System. 
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