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Acronyms and Abbreviations

AAQS

AB

ABAG
ACM

ADT

AlA

ALUC
ALUCP
AWSP
BAAQMD
BART
BAWSCA
BCDC
BCE

BDP
BERD
BMP

BRT
C/CAG
C/CAG-VTA

CAA
CAAQS
CAL FIRE
Cal/OSHA
CalRecycle
Cal Water
CARB

CBC

CCAP

CCR

ambient air quality standards

Assembly Bill

Association of Bay Area Governments
asbestos-containing materials

average daily traffic

Airport Influence Area

Airport Land Use Commission

Airport Land Use Compatibility Plan

Alternative Water Supply Planning Program

Bay Area Air Quality Management District

Bay Area Rapid Transit

Bay Area Water Supply and Conservation Agency
Bay Conservation and Development Commission
Before the Common Era

Bay-Delta Plan

Built Environment Directory

best management practices

bus rapid transit

City/County Association of Governments of San Mateo County

City/County Association of Governments of San Mateo County — Santa Clara County

Valley Transportation Authority

Clean Air Act

California Ambient Air Quality Standards

California Department of Forestry and Fire Protection
California Occupational Safety and Health Administration
California Department of Resources Recycling and Recovery
California Water Service Company

California Air Resources Board

California Building Code

Community Climate Action Plan

California Code of Regulations
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CDF

CE

CEC
CERCLA
CESA
CEQA
CFR
CGC
CGS
CHRIS
CMA
CMP
CMU-1
CMU-2
CMU-3
CNPS
CHq
CNEL
co
CO,
CO.e
CPUC
CRHR
CUPA
CWA
dBA
DOF
DDT
DPM
DTSC
DWR
EECAP
EIR

California Department of Forestry
Common Era

California Energy Commission
Comprehensive Environmental Response, Compensation, and Liability Act
California Endangered Species Act
California Environmental Quality Act

Code of Federal Regulations

California Government Code

California Geological Survey

California Historical Resources Information System
Congestion Management Agency
Congestion Management Program
Commercial Mixed Use-1

Commercial Mixed Use-2

Commercial Mixed Use-3

California Native Plant Society

methane

Community Noise Equivalent Level

carbon monoxide

carbon dioxide

carbon dioxide equivalent

California Public Utilities Commission
California Register of Historical Resources
Certified Unified Program Agency

Clean Water Act

expression of the relative loudness of sounds as perceived by the human ear
California Department of Finance
dichlorodiphenyltrichloroethane

diesel particulate matter

Department of Toxic Substances Control
California Department of Water Resources
Energy Efficiency Climate Action Plan
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EV
FTA
GHG
GPCD
GSA
GSP
FAA
FEMA
FESA
FOSMD
FPD
GHG
GWP
HABS
HFC
HRA
HUD
HVAC
HWCL
IPCC
ITE

Lan or DNL
Leq

Limax
Lmin
LBP
LEV
LHMP
LOS
LUST
ng/m?
M-1

mgd

Acronyms and Abbreviations

electric vehicle

Federal Transit Administration
greenhouse gas

gallons per capita per day

Groundwater Sustainability Agency
Groundwater Sustainability Plan

Federal Aviation Administration

Federal Emergency Management Agency
Federal Endangered Species Act

Fair Oaks Sewer Maintenance District
fire protection district

greenhouse gas

global warming potential

Historic American Building Survey
hydrofluorocarbon

health risk assessment

Housing and Urban Development
heating, ventilation, and air conditioning
Hazardous Waste Control Law
Intergovernmental Panel on Climate Change
Institute for Transportation Engineers
Day-Night Average Level

single steady A-weighted level equivalent to the same amount of energy contained
in the actual fluctuating levels over a period of time

highest root mean squared sound pressure level within sampling period
lowest root mean squared sound pressure level within measuring period
lead-based paint

low-emission vehicle

Local Hazard Mitigation Plan

level of service

leaking underground storage tank

micrograms per cubic meter

Light Industrial District

million gallons per day
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MLD Most Likely Descendant

MMT million metric tons

MPFPD Menlo Park Fire Protection District

mph miles per hour

MPO Metropolitan Planning Organization

MRP Municipal Regional Permit

MS4 Municipal Separate Storm Sewer System

MTC Metropolitan Transportation Commission
MWELO Model Water Efficient Landscape Ordinance
NAAQS National Ambient Air Quality Standards

NAHC Native American Heritage Commission

NCCP Natural Communities Conservation Plan

NFIP National Flood Insurance Program

NFO North Fair Oaks

NMFS National Marine Fisheries Service

NMU Neighborhood Mixed-Use

NMU-DR Neighborhood Mixed-Use Design Review
NMU-ECR Neighborhood Mixed-Use El Camino Real

N,O nitrous oxide

NO, nitrogen dioxide

NOx nitrogen oxide

NOC Notice of Completion

NOD Notice of Determination

NOP Notice of Preparation

NPDES National Pollutant Discharge Elimination System
NPL National Priorities List

NRHP National Register of Historic Places

NWIC Northwest Information Center at Sonoma State University
Os ozone

OEHHA Office of Environmental Health Hazard Assessment
OPR Office of Planning and Research

OSHA Federal Occupational Safety and Health Administration
Ox Mtn Corinda Los Trancos Landfill




PCB

PCE

PFC
PG&E
PM;s
PM1o
PPV

PQS

PRC
PRPA
RCRA
Recology
RHNA
ROG
RPS
RTP/SCS
RWQCB
RWS
SAF Plan
SAFE
SARA

SB
SBWMA
SFBAAB
SFg
SFPUC
SFRWQCB
SGMA
SHMP
SIP

SLF
SMCL
SMCOC

Acronyms and Abbreviations

polychlorinated biphenyls

Peninsula Clean Energy

perfluorocarbons

Pacific Gas and Electric Company

particulate matter 2.5 microns or less in diameter
particulate matter 10 microns or less in diameter
peak particle velocity

Professional Qualifications Standards

Public Resources Code

Paleontological Resources Preservation Act
Resource Conservation and Recovery Act
Recology of San Mateo County

Regional Housing Needs Assessment

reactive organic gas

Renewables Portfolio Standard

Regional Transportation Plan/Sustainable Communities Strategy
Regional Water Quality Control Board

Regional Water System

State Alternative Fuels Plan

Safer Affordable Fuel-Efficient Vehicles Rule
Superfund Amendments and Reauthorization Act
Senate Bill

South Bay Waste Management Authority

San Francisco Bay Area Air Basin

sulfur hexafluoride

San Francisco Public Utilities Commission

San Francisco Bay Regional Water Quality Control Board
Sustainable Groundwater Management Act

State of California Multi-Hazard Mitigation Plan
State Implementation Plan

Sacred Lands File

San Mateo County Libraries

San Mateo County Ordinance Code
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SMCTA San Mateo County Transportation Authority
SMCTP San Mateo Countywide Transportation Plan
SMCWPPP San Mateo County Water Pollution Prevention Program

SMCZR San Mateo County Zoning Regulations
SO2 sulfur dioxide

SOl Secretary of the Interior

SR State Route

SRA State Responsibility Area

STC sound transmission class

SVCW Silicon Valley Clean Water

SVP Society of Vertebrate Paleontology
SWPPP Stormwater Pollution Prevention Plan
SWRCB State Water Resources Control Board
TA Transportation Authority

TAC toxic air contaminants

TAZ Transportation Analysis Zone

TDM Transportation Demand Management
TMDL Total Maximum Daily Loads

TSCA Toxic Substances Control Act

UFC Uniform Fire Code

usc United States Code

USGS United States Geological Survey
USEPA United States Environmental Protection Agency
USFWS United States Fish and Wildlife Service
usT underground storage tank

UWMP Urban Water Management Plan
VDECS Verified Diesel Emission Control Strategies
VMT vehicle miles traveled

VOC volatile organic compounds

WOTUS waters of the United States

WQs Water Quality Standards

WSCP Water Shortage Contingency Plan

ZEV zero emissions vehicles
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Executive Summary

Executive Summary

This document is an Environmental Impact Report (EIR) for a proposed rezoning of areas within
North Fair Oaks (hereafter referred to as the “proposed project” or “project”), which is an
unincorporated area in San Mateo County. The project would involve amending zoning regulations
in several areas already zoned for high density mixed use commercial and residential development
in North Fair Oaks, in order to streamline and clarify those regulations, and rezoning several other
areas to allow higher densities of residential and mixed use development.

This section summarizes the characteristics of the proposed project, alternatives to the proposed
project, and the environmental impacts and mitigation measures associated with the proposed
project.

Project Synopsis

Project Sponsor/Lead Agency Contact

Will Gibson

San Mateo County

Planning and Building Department
455 County Center

Redwood City, California 94063
(628) 222-3082

Project Description

The County of San Mateo, like jurisdictions throughout the region and the state, is experiencing
increasing demand for housing, and consequent housing availability and affordability challenges,
and foresees the potential inability to provide sufficient housing for unincorporated County
residents within the densities allowed by current zoning regulations, particularly in areas in
proximity to transit. The County has identified 54 parcels adjacent to the existing Commercial Mixed
Use-1 (CMU-1), Commercial Mixed Use-3 (CMU-3), and Neighborhood Mixed Use (NMU) zoning
districts that can be zoned to allow higher-intensity and higher-density residential and/or residential
mixed-use development in order to facilitate additional production of housing.

Project Changes

The project would result in changes to the County’s Zoning Regulations for mixed use designations,
namely CMU-1, Commercial Mixed Use-2 (CMU-2), CMU-3, NMU, and Neighborhood Mixed-Use El
Camino Real (NMU-ECR). Changes in regulation would apply when new buildings and/or site
improvements are being considered on parcels, and include physical standards, allowable activities,
and development procedures; and changes to the County’s General Plan Land Use maps.

No change in allowable residential density is proposed for any mixed use designation (CMU-1, CMU-
2, CMU-3, NMU, NMU-ECR, and Mixed-Use Industrial [M-1]). An increase in allowable density would
occur, however, with the rezoning of parcels from R-1 and R-3 zoning designations to the adjacent
mixed use designation. Project implementation could facilitate up to 332 additional dwelling units,
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74,179 square feet of commercial space, and approximately 918 additional people.! Physical
changes resulting from project implementation may include development of higher-density housing
and first-floor commercial uses.

Project Objectives

= Adopt more effective zoning by revising provisions that are difficult to administer and/or
implement, replacing provisions necessitating subjective interpretation with objective
standards, refining development application and review procedures, and incorporating
professional practices that better promote Community Plan policies.

® |ncrease capacity for housing in the project area by modifying General Plan designations and
zoning standards to potentially allow taller buildings and greater density in proposed rezoning
areas, reduce building setbacks, modify parking requirements, and/or other strategies, while
simultaneously protecting and expanding equitable access to opportunities, community
livability, and desirable aspects of community character.

Alternatives

As required by the California Environmental Quality Act (CEQA), this EIR examines alternatives to the
proposed project. Studied alternatives include the following three alternatives. Based on the
alternatives analysis, Alternative 1 was determined to be the environmentally superior alternative,
with Alternative 3 the environmentally superior alternative of the remaining two alternatives.

= Alternative 1: No Project
= Alternative 2: Limited Commercial Uses

= Alternative 3: Residential Overlay

Alternative 1 (No Project) assumes that amendments to the existing commercial mixed-use and
neighborhood mixed-use zoning districts along Middlefield Road, El Camino Real, and 5™ Avenue
would not occur, and that rezoning and related amendments to General Plan Land Use Designations
to several residentially-zoned areas adjacent to El Camino Real and Middlefield Road would not
occur. All parcels within the project area would continue to be subject to their existing zoning and
land use designations. The No Project Alternative would not fulfill either of the two project
objectives because under this alternative the County would continue to implement zoning standards
that are difficult to administer and would not replace provisions necessitating subjective
interpretation with objective standards. Accordingly, the No Project Alternative would not be
consistent with various new State of California laws that requires zoning regulating the production
of multi-family housing to provide objective development standards and streamlined permitting and
approval processes. Additionally, this alternative would not facilitate the production of additional
housing to address the increasing demand for housing that the County of San Mateo is experiencing.

Under the Alternative 2 (Limited Commercial Uses), the County would not allow Office and
Professional Services uses above the ground floor on parcels that, under the proposed project,
would be rezoned from the existing R-1 or R-3 designation to the adjacent mixed-use designation
(i.e. CMU-1, CMU-3, or NMU-DR). Specific uses that would be prohibited above the ground floor
under this alternative would include Administrative; Professional and Business Offices; Medical and

! Calculation based on 2.77 persons per household in unincorporated San Mateo County (California Department of Finance 2022). See
Table 4.11-1 in Section 4.11, Population and Housing, for more detail.
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Dental Offices; Financial Institutions; and Non-Chartered Institutions. All other proposed
development standards would apply, including but not limited to height restrictions and design
guidelines. Alternative 2 would fulfill both project objectives as all other proposed zoning revisions
would occur, which would facilitate the development of more effective zoning that replaces
provisions necessitating subjective interpretation. This alternative would also increase capacity for
housing in the project area to the same extent as the proposed project by allowing taller buildings,
greater density, and via other strategies. While office uses would still be permitted under this
alternative, less office use would be developed as none would be permitted above the ground floor
on rezoned parcels in the project area.

Under the Alternative 3 (Residential Overlay), the County would establish a Residential-Only
Overlay District that would be applied to parcels that, under the proposed project, would be
rezoned from the existing R-1 or R-3 designation to the adjacent mixed-use designation (i.e., CMU-1,
CMU-3, or NMU-DR). Permitted uses in the Residential Overlay District would be limited to
residential uses only; no new commercial development would be allowed within rezoned parcels
under this alternative. All other proposed development standards would apply, and residential uses
within the overlay district could be built at a greater density under their new mixed-use zoning
compared to what is currently allowed by their existing residential zoning, similar to the proposed
project. Therefore, the Residential Overlay Alternative would result in no commercial development,
and similar residential development to that of the proposed project, on the rezoned parcels.
Alternative 3 would fulfill both project objectives as all other proposed zoning revisions would
occur, which would facilitate the development of more effective zoning that replaces provisions
necessitating subjective interpretation. This alternative would also increase capacity for housing in
the project area to a similar extent as the proposed project, as the allowable residential density in
the rezoned parcels would be the same as the proposed project.

Refer to Section 6, Alternatives, for the complete alternatives analysis. As stated therein, Alternative
1 would be the environmentally superior alternative, and Alternative 3 would be environmentally
superior to Alternative 2.

Areas of Known Controversy

The EIR scoping process did not identify any areas of known controversy for the proposed project.
Responses to the Notice of Preparation of a Draft EIR and input received at the EIR scoping meeting
held by the County are summarized in Section 1, Introduction.

Issues to be Resolved

The proposed project would require a General Plan amendment and North Fair Oaks Community
Plan amendment, amendment to existing residential mixed-use zoning regulations, and rezoning of
existing single- and multiple-family zoned areas to higher-intensity and higher-density residential
mixed-use zoning districts. These amendments would require hearings at the County Planning
Commission and Board of Supervisors, and the Board of Supervisors would have ultimate authority
to both certify the EIR and adopt the proposed amendments.

Issues Not Studied in Detail in the EIR

Section 1.6 summarizes issues from the environmental checklist that are addressed in this EIR. As
described therein, Section 4.15 addresses remaining environmental topics determined to be less
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than significant (agriculture and forestry resources, energy, mineral resources, and wildfire). All
remaining environmental issues are discussed in Sections 4.1 through 4.14.

Summary of Impacts and Mitigation Measures

Table ES-1 summarizes the environmental impacts of the proposed project, proposed mitigation
measures, and residual impacts (the impact after application of mitigation, if required). Impacts are
categorized as follows:

= Significant and Unavoidable. An impact that cannot be reduced to below the threshold level
given reasonably available and feasible mitigation measures. Such an impact requires a
Statement of Overriding Considerations to be issued if the project is approved per Section
15093 of the CEQA Guidelines.

= Less than Significant with Mitigation Incorporated. An impact that can be reduced to below the
threshold level given reasonably available and feasible mitigation measures. Such an impact
requires findings under Section 15091 of the CEQA Guidelines.

= Less than Significant. An impact that may be adverse, but does not exceed the threshold levels
and does not require mitigation measures. However, mitigation measures that could further
lessen the environmental effect may be suggested if readily available and easily achievable.

= No Impact: The proposed project would have no effect on environmental conditions or would
reduce existing environmental problems or hazards.

Table ES-1 Summary of Environmental Impacts, Mitigation Measures, and Residual
Impacts

Impact Mitigation Measure (s) Residual Impact
Aesthetics
Impact AES-1. The proposed project would None required. Less than significant.

not have a substantial adverse impact on a
scenic vista. Impacts would be less than
significant.

Impact AES-2. The proposed project would None required. No impact.
not substantially damage scenic resources,

including but not limited to, trees, rock

outcroppings, and historic buildings within a

state scenic highway. There would be no

impact.

Impact AES-3. Development facilitated by None required. Less than significant.
the project would not conflict with

regulations that govern scenic quality.

Impacts would be less than significant.

Impact AES-4. Compliance with the SMCZR None required. Less than significant.
would ensure that new sources of light and

glare created by the proposed project would

not adversely affect daytime or nighttime

views in the area. Impacts would be less

than significant.

Air Quality

Impact AQ-1. The project would be None required. Less than significant.
consistent with BAAQMD’s 2017 Clean Air
Plan. Impacts would be less than significant.
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Impact Mitigation Measure (s) Residual Impact
Impact AQ-2. The project would not resultin ~ AQ-2a: Implement Construction Best Significant and
a cumulatively considerable net increase of Management Practices unavoidable.

construction criteria pollutants. The project  The County shall require all discretionary
would result in a cumulatively considerable development projects within the project area

net increase of operational criteria that propose grading, demolition, or
pollutants. Impacts from construction would  construction activities to implement the
be less than significant with mitigation. following or similar best management

Impacts from operation would be significant  practices:

and unavoidable. = Dust control measures by construction

contractors, where appliable:
During demolition of existing structures:

s Use dust-proof chutes to load debris
into trucks whenever feasible.

= During all construction phases:

s 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.

o Hydroseed or apply (non-toxic) soil
stabilizers to inactive construction
areas (previously graded areas inactive
for ten days or more).

s Enclose, cover, water twice daily, or
apply (non-toxic) soil binders to
exposed stockpiles (dirt, sand, etc.).

= Install sandbags or other erosion
control measures to prevent silt runoff
to public roadways.

s Replant vegetation in disturbed areas
as quickly as possible.

= Consult with 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.

=  Best management controls on emissions
by diesel-powered construction equipment
used by construction contractors, where
applicable:

s 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 NOx
standards — e.g., should demonstrate
that diesel-powered construction
equipment would achieve fleet-
average 20 percent NOx reductions
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Impact

Mitigation Measure (s)

and 45 percent particulate matter
reductions compared to the year 2023
CARB statewide fleet average.

s 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 shall be
repaired or replaced immediately.

s The contractor shall install temporary
electrical service whenever possible to
avoid the need for independently
powered equipment (e.g.,
compressors).

s Properly tune and maintain equipment
for low emissions.

AQ-2b: Implement BAAQMD Basic
Construction Mitigation Measures

The County shall require that discretionary
projects implement the BAAQMD Basic
Construction Mitigation Measures. The
BAAQMD Basic Construction Mitigation
Measures are listed below:

=  All exposed surfaces (e.g., parking areas,
staging areas, soil piles, graded areas, and
unpaved access roads) shall be watered
two times a day.

= All haul trucks transporting soil, sand, or
other loose material off-site shall be
covered.

= 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.

= All vehicle speeds on unpaved roads shall
be limited to 15 miles per hour.

= 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.

= |dling times shall be minimized either by
shutting equipment off when not in use or
reducing the maximum idling time to five
minutes (as required by the California
Airborne Toxics Control Measure Title 13,
Section 2485 of California Code of
Regulations). Clear signage shall be
provided for construction workers at all
access points.

= All construction equipment shall be
maintained and properly tuned in

Residual Impact
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Impact Mitigation Measure (s) Residual Impact

accordance with the manufacturer’s
specifications. All equipment shall be
checked by a certified mechanic and
determined to be running in proper
conditions prior to operation.

= Post a publicly visible sign with the
telephone number and person to contact
at the County of San Mateo regarding dust
complaints. This person shall respond and
take corrective action within 48 hours. The
BAAQMD’s number shall also be visible to
ensure compliance with applicable

regulations.
Impact AQ-3. Construction activities for AQ-3: Conduct Construction Health Risk Less than significant
projects lasting longer than two months or Assessment with mitigation.
located within 1,000 feet of sensitive The County shall require a construction health
receptors could expose sensitive receptors risk assessment (HRA) for future development
to substantial pollutant concentrations. projects that have the following three
Development facilitated by the project characteristics:

would not expose sensitive receptors to
operational sources of toxic air
contaminants. Impacts from construction
would be less than significant with

mitigation. Impacts from operation would be
less than significant. =  Project construction would not utilize

equipment rated USEPA Tier 4 (for
equipment of 50 horsepower or more);
construction equipment fitted with Level 3
Diesel Particulate Filters (for all equipment
of 50 horsepower or more); or alternative
fuel construction equipment.

= The project is located within 1,000 feet of
sensitive receptors.

= Project construction would last longer
than two months.

The construction HRA shall determine potential
risk and compare the risk to the following
BAAQMD thresholds:

= Non-compliance with Qualified
Community Risk Reduction Plan;

= Increased cancer risk of > 10.0 in a million;

= Increased non-cancer risk of > 1.0 Hazard
Index (Chronic or Acute); or

=  Ambient PM2.5 increase of > 0.3 ug/m3
annual average.

If risk exceeds the thresholds, the project
applicant and/or construction contractor shall
incorporate measures such as requiring the use
of Tier 4 engines, Level 3 Diesel Particulate
Filters, and/or alternative fuel construction
equipment to reduce the risk to appropriate
levels. The project applicant shall provide the
construction HRA to the County for review and
concurrence prior to project approval.

Draft Environmental Impact Report ES-7



County of San Mateo

North Fair Oaks Rezoning and General Plan Amendment Project

Impact

Impact AQ-4. Development facilitated by the
project would not create objectionable
odors that could adversely affect a
substantial number of people. Impacts
would be less than significant.

Biological Resources

Impact BIO-1. Development facilitated by
the project could disturb known special-
status species or their associated habitat,
including through habitat modifications, on a
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. Development
facilitated by the project during the nesting
bird season could directly and/or indirectly
affect nesting birds protected under the
Migratory Bird Treaty Act and the California
Fish and Game Code 3503. Impacts would be
less than significant with mitigation
incorporated.

Impact BIO-2. Development facilitated by
the project would not have a substantial
adverse effect on a riparian habitat or other
sensitive natural community identified in
local or regional plans, policies, or
regulations, or by the California Department
of Fish and Wildlife or U.S. Fish and Wildlife
Service. There would be no impact.

Impact BIO-3. Development facilitated by
the project would not have a substantial
adverse effect on state or federally
protected wetlands. There would be no
impact.

Mitigation Measure (s)

None required.

BIO-1: Nesting Bird Avoidance

To the extent feasible, construction activities in
the project area shall be scheduled to avoid
the nesting season. The nesting season for
most birds in San Mateo County extends from
February 1 through August 31. If it is not
possible to schedule construction activities
between September 1 and January 31, then
the County shall require project applicants to
retain a qualified biologist to conduct pre-
construction surveys for nesting birds to
ensure that no nests will be disturbed during
project implementation. These surveys shall be
conducted no more than 7 days prior to the
initiation of construction activities and shall be
conducted prior to tree removal, tree
trimming, or other vegetation clearing. During
the survey, the biologist shall inspect all trees
and other potential nesting habitats, including
trees, shrubs, ruderal grasslands, and buildings
in the impact areas for nests. The biologist
shall also survey within 100 feet of the impact
area for non-raptor species and within 300 feet
for raptors, as access allows.

If an active nest is found sufficiently close to
work areas and would be disturbed by these
activities, the biologist shall determine the
extent of a construction-free buffer zone to be
established around the nest (typically 300 feet
for raptors and 50 feet for other species), to
ensure that no nests of species protected by
the Migratory Bird Treaty Act and California
Fish and Game Code are disturbed during
project implementation.

None required.

None required.

Residual Impact

Less than significant.

Less than significant
with mitigation.

No impact.

No impact.
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Impact BIO-4. Development facilitated by
the project would not substantially impede
wildlife movement areas or native wildlife
nursery sites. There would be no impact.

Impact BIO-5. Development facilitated by
the proposed project would be subject to
the County’s policies and requirements
protecting biological resources, including
tree preservation. Impacts would be less
than significant.

Impact BIO-6. Development facilitated by
the project would not conflict with the
provisions of an adopted Habitat
Conservation Plan, Natural Community

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

There would be no impact.

Cultural and Tribal Cultural Resources

Impact CUL-1. The project has the potential

to cause a significant impact on a historic
resource if development facilitated by the
project would cause a substantial adverse
change in the significance of that resource.
This impact would be significant and
unavoidable.

Mitigation Measure (s)

None required.

None required.

None required.

CUL-1a: Historical Resources Built
Environment Assessment

Prior to approval of a development project on
a property that includes buildings, structures,
objects, sites, landscape/site plans, or other
features that are 45 years of age or older at the
time of the permit application, the County shall
require the project applicant to hire a qualified
architectural historian to prepare an historical
resources evaluation. The qualified
architectural historian or historian shall meet
the Secretary of the Interior’s (SOI)
Professional Qualifications Standards (PQS) in
architectural history or history (as defined in
36 CFR Part 61). The qualified architectural
historian or historian shall conduct an
intensive-level evaluation in accordance with
the guidelines and best practices
recommended by the State Office of Historic
Preservation to identify any potential historical
resources in the proposed project area. Under
the guidelines, properties 45 years of age or
older shall be evaluated within their historic
context and documented in a technical report
and on Department of Parks and Recreation
Series 523 forms. The report will be submitted
to the County for review prior to any permit
issuance. If no historical resources are
identified, no further analysis is warranted. If
historical resources are identified through the
historical resources evaluation, the project
shall be required to implement Mitigation
Measure CUL-1b.

CUL-1b: Historical Resources Built
Environment Mitigation

Residual Impact

No impact.

Executive Summary

Less than significant.

No impact.

Significant and
unavoidable.
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Impact Mitigation Measure (s) Residual Impact

If historical resources are identified in an area
proposed for redevelopment as described in
Mitigation Measure CUL-1a, the project
applicant shall reduce impacts to the extent
feasible. Application of mitigation shall
generally be overseen by a qualified
architectural historian or historic architect
meeting the PQS, unless unnecessary in the
circumstances (e.g., preservation in place). In
conjunction with any project that may affect
the historical resource, the project applicant
shall make efforts to design the project to
comply with the Secretary of the Interior’s
Standards for the Treatment of Historic
Properties (Standards), which generally
mitigate impacts to a less than significant level
(as defined in CEQA Guidelines Section
15364.5[b][3]). The project applicant shall
provide a report identifying and specifying the
treatment of character-defining features and
compliance with the Standards to the County
for review and approval, prior to permit
issuance. Any and all features and construction
activities shall become Conditions of Approval
for the project and shall be implemented prior
to issuance of construction (demolition and
grading) permits.

If compliance with the Standards is determined
to be infeasible, the applicant shall prepare
documentation of the historical resource in the
form of a Historic American Building Survey
(HABS)-like report. The HABS report shall
comply with the Secretary of the Interior’s
Standards for Architectural and Engineering
Documentation and shall generally follow the
HABS Level Ill requirements, including digital
photographic recordation, detailed historic
narrative report, and compilation of historic
research. The documentation shall be
completed by a qualified architectural historian
or historian who meets the PQS and submitted
to the County prior to issuance of any permits
for demolition or alteration of the historical

resource.
Impact CUL-2. The project has the potential CUL-2a: Archaeological Resources Assessment  Less than significant
to cause a significant impact on For discretionary projects involving ground with mitigation.
archaeological resources if development disturbance substantially beyond or deeper

facilitated by the project would cause a than previous disturbance, project applicants

substantial adverse change in the shall prepare an archaeological resources

significance of an archaeological resource, assessment under the supervision of an

including those that qualify as historical archaeologist who meets the SOI’s PQS in

resources. This impact would be less than either prehistoric or historic archaeology prior

significant with mitigation incorporated. to project approval. Assessments will include a

California Historical Resources Information
System (CHRIS) records search at the
Northwest Information Center (NWIC) at
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Impact Mitigation Measure (s) Residual Impact

Sonoma State University and of the SLF search
maintained by the NAHC. The records searches
will characterize the results of previous cultural
resource surveys and disclose any cultural
resources that have been recorded and/or
evaluated in and around the project site. A
Phase | pedestrian survey shall be undertaken
in proposed project areas that are
undeveloped to locate any surface cultural
materials. By performing a records search,
consultation with the NAHC, and a Phase |
survey, a qualified archaeologist shall be able
to classify the project area as having high,
medium, or low sensitivity for archaeological
resources.

If the Phase | archaeological survey identifies
resources that may be affected by the project,
the archaeological resources assessment shall
also include Phase Il testing and evaluation. If
resources are determined significant or unique
through Phase Il testing and site avoidance is
not possible, appropriate site-specific
mitigation measures shall be identified in the
Phase Il evaluation. These measures may
include, but would not be limited to, a Phase Ill
data recovery program, avoidance, or other
appropriate actions to be determined by a
qualified archaeologist. If significant
archaeological resources cannot be avoided,
impacts may be reduced to less than significant
levels by filling on top of the sites rather than
cutting into the cultural deposits. Alternatively,
and/or in addition, a data collection program
may be warranted, including mapping the
location of artifacts, surface collection of
artifacts, or excavation of the cultural deposit
to characterize the nature of the buried
portions of sites. Curation of the excavated
artifacts or samples would occur as specified
by the archaeologist. The County will review
and approve the Phase Il or Phase Il reports,
and ensure that mitigation measures are
implemented as appropriate prior to or during
construction.

CUL-2b: Stop Work in the Event of
Unanticipated Discoveries During
Construction

If cultural resources are encountered during
ground-disturbing activities, work within 60
feet of the find shall be halted and an
archaeologist meeting the Secretary of the
Interior’s Professional Qualification Standards
for archaeology in either prehistoric or historic
archaeology shall be contacted immediately to
evaluate the find. If necessary, the evaluation
may require preparation of a treatment plan
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Impact Mitigation Measure (s) Residual Impact

and archaeological testing for CRHR eligibility.
If the discovery proves to be significant under
CEQA and cannot be avoided by the project,
additional work such as excavating the cultural
deposit to fully characterize its extent, and
collecting and curating artifacts may be
warranted to mitigate any significant impacts
to cultural resources. In the event that
archaeological resources of Native American
origin are identified during project
construction, a qualified archaeologist will
consult with the County to begin Native
American consultation procedures.

Impact CUL-3. Ground disturbance None required. Less than significant.
associated with development facilitated by

the project may disturb or damage known or

unknown human remains. Adherence with

existing regulations would ensure impacts

would be less than significant.

Impact CUL-4. Development facilitated by CUL-4: Suspension of Work Around Tribal Less than significant
the project has the potential to impact tribal ~ Cultural Resources During Construction with mitigation.
cultural resources. Impacts would be less In the event that cultural resources of Native

than significant with mitigation. American origin are identified during

construction of a project, all earth-disturbing
work within 60 feet of the find shall be
temporarily suspended or redirected until an
archaeologist has evaluated the nature and
significance of the find as a cultural resource
and an appropriate local Native American
representative is consulted. If the County, in
consultation with local Native Americans,
determines that the resource is a tribal cultural
resource and thus significant under CEQA, the
applicant shall prepare and implement a
mitigation plan in accordance with State
guidelines and in consultation with local Native
American group(s). The mitigation plan shall
include avoidance of the resource or, if
avoidance of the resource is infeasible, the
plan shall outline the appropriate treatment of
the resource in coordination with the
appropriate local Native American tribal
representative and, if applicable, a qualified
archaeologist. Examples of appropriate
mitigation for tribal cultural resources include,
but are not limited to, protecting the cultural
character and integrity of the resource,
protecting traditional use of the resource,
protecting the confidentiality of the resource,
or heritage recovery. The County shall review
and approve the mitigation plan prior to
implementation.
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Geology and Soils

Impact GEO-1. The project area is not
located in an Alquist-Priolo earthquake fault
zone. Development facilitated by the project
would not directly or indirectly cause
substantial adverse effects involving rupture
of a known earthquake fault. There would
be no impact.

Impact GEO-2. Development facilitated by
the project could expose people or
structures to a risk of loss, injury, or death
from seismic events. Development
facilitated by the project could be located on
a geologic unit or soil that is unstable or
become unstable resulting in lateral
spreading, subsidence, liquefaction, or
collapse. Compliance with applicable laws
and regulations would ensure that impacts
would be less than significant.

Impact GEO-3. Development facilitated by
the project would include ground
disturbance such as excavation and grading
that would result in loose or exposed soil.
Disturbed soil could be eroded by wind or
during a storm event, which would result in
the loss of topsoil. Adherence to permit
requirements and County regulations would
ensure that impacts would be less than
significant.

Impact GEO-4. Development facilitated by
the project may be located on expansive soil
and could be subject to liquefaction hazards.
Compliance with the CBC would reduce
liguefaction hazards. Existing Safety Element
policies would apply to development
facilitated by the proposed project in hazard
zones for liquefaction or lateral spreading of
soils. Impacts would be less than significant.

Impact GEO-5. Development facilitated by
the project would occur on urban sites that
would be served by existing sanitation
infrastructure. New development would not
include the use of septic systems. There
would be no impact.

Impact GEO-6. Development facilitated by
the proposed project has the potential to
impact paleontological resources. Impacts
would be less than significant with
mitigation incorporated.

Mitigation Measure (s)

None required.

None required.

None required.

None required.

None required.

GEO-6: Unanticipated Discovery of
Paleontological Resources

If paleontological resources are encountered
during future grading or excavation in the
Community 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

Executive Summary

Residual Impact

No impact.

Less than significant.

Less than significant.

Less than significant.

No impact.

Less than significant
with mitigation.
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Impact

Greenhouse Gas Emissions

Impact GHG-1. Development facilitated by
the project would be consistent with the San
Mateo CCAP, which meets State 2030 goals
and achieves carbon neutrality before 2045.
Impacts would be less than significant.

Hazards and Hazardous Materials

Impact HAZ-1. Development facilitated by
the project may result in the release of
potentially hazardous materials. However,
compliance with federal, State, and regional
regulations related to hazardous materials
would minimize the risk of releases and
exposure to these materials. Impacts would
be less than significant.

Impact HAZ-2. Development facilitated by
the project may result in the release of
potentially hazardous materials and may
occur within 0.25 mile of a school. However,
compliance with regional and federal
regulations related to hazardous materials
would minimize the risk of releases and
exposure to these materials. Impacts would
be less than significant.

Impact HAZ-3. The project could facilitate
development on sites that are listed
pursuant to Government Code Section
65962.5. Compliance with applicable
regulations related to site remediation
would minimize impacts to the public or the
environment. Impacts would be less than
significant.

Impact HAZ-4. Development facilitated by
the project would not result in a safety
hazard or excessive noise from the nearest
airport for people residing or working in the
project area. Impacts would be less than
significant.

Impact HAZ-5. Development facilitated by
the project would not result in any physical
changes that could interfere with or impair
emergency response or evacuation, and the
project would not result in interference with

Mitigation Measure (s)

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.

None required.

None required.

None required.

None required.

None required.

None required.

Residual Impact

Less than significant.

Less than significant.

Less than significant.

Less than significant.

Less than significant.

Less than significant.
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Impact Mitigation Measure (s)

these types of adopted plans. Impacts would
be less than significant.

Impact HAZ-6. Development facilitated by None required.

the project would be located in a built urban
environment and would not result in people
or structures to be exposed to significant risk
of loss, injury, or death involving wildland
fires. Impacts would be less than significant.

Hydrology and Water Quality

Impact HYD-1. Development facilitated by None required.

the project would not violate water quality
standards or waste discharge requirements,
or otherwise substantially degrade surface
or groundwater quality. Impacts would be
less than significant.

Impact HYD-2. Development facilitated by None required.

the project would not interfere substantially
with groundwater recharge such that the
project may impede sustainable
groundwater management of local
groundwater basins. Impacts would be less
than significant.

Impact HYD-3. Development facilitated by None required.

the project would alter drainage patterns
and may incrementally increase runoff from
some of the rezoning parcels, but would not
result in substantial erosion or siltation on or
off site, result in increased flooding on or off
site, exceed the capacity of existing or
planned stormwater drainage systems,
generate substantial additional polluted
runoff, or impede or redirect flood flows.
Impacts would be less than significant.

Impact HYD-4. The project area is not within None required.

an area at risk from inundation by seiche or
tsunami, and therefore would not be at risk
of release of pollutants due to project
inundation. There would be no impact.

Impact HYD-5. Development facilitated by None required.

the project would not conflict with or
obstruct implementation of a water quality
control plan, and there is no applicable
sustainable groundwater management plan.
Impacts would be less than significant.

Land Use and Planning

Impact LU-1. Project implementation would None required.

provide for orderly development in the
unincorporated county and would not
physically divide an established community.
Impacts would be less than significant.

Executive Summary

Residual Impact

Less than significant.

Less than significant.

Less than significant.

Less than significant.

No impact.

Less than significant.

Less than significant.
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Impact Mitigation Measure (s) Residual Impact

Impact LU-2. The project would not result in None required. Less than significant.
a significant environmental impact due to a

conflict with a land use plan or policy.

Impacts would be less than significant.

Noise

Impact NOI-1. Construction of development NOI-1a: Construction Noise Reduction Significant and
facilitated by the project would temporarily Measures unavoidable.
increase noise levels that could affect nearby  The County shall require project applicants to

noise-sensitive receivers. Operation of include the following conditions in project

development facilitated by the project demolition and construction contract

would introduce new on-site noise sources agreements that stipulate the following

and contribute to traffic noise. Construction,  conventional construction-period noise
on-site operational noise impacts, and traffic  zpatement measures:

noise impacts would be significant and
unavoidable despite the implementation of
feasible mitigation measures.

= Construction Plan. Prepare a detailed
construction plan identifying the schedule
for 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 to
achieve an engine noise reduction from
mobile construction equipment of at least
10 dBA (FHWA 2011; Bies et al. 2018: Harris
1991).

= Portable Sound Enclosures. All generators
and air compressors shall be enclosed in
portable sound enclosures that provide at
least a 10-dBA reduction in noise levels
(FHWA 2011; Bies et al. 2018; Harris 1991).

= Equipment Locations. Locate stationary
noise-generating equipment as far as
possible from sensitive receivers when
sensitive receivers adjoin or are near a
construction project site.

= Construction Traffic. Route all construction
traffic to and from construction sites via
designated truck routes where possible.
Prohibit construction-related heavy truck
traffic in residential areas where feasible.
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Impact Mitigation Measure (s) Residual Impact

= Quiet Equipment Selection. Use quiet
construction equipment, particularly air
compressors, where possible.

= Temporary Barriers. Construct plywood
fences around construction sites adjacent
to residences, operational businesses, or
noise-sensitive land uses to achieve a noise
reduction of at least 5 dBA when blocking
the line-of-sight between the source and
the receiver (FHWA 2011; Bies et al. 2018;
Harris 1991.

= Temporary Noise Blankets. Temporary
noise control blanket barriers should be
erected, if necessary, along building
facades adjoining construction sites to
achieve a noise reduction of at least 5 dBA
(FHWA 2011; Bies et al. 2018; Harris 1991).
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 be
implemented 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.)

NOI-1b: Conduct Stationary Operational Noise
Analysis

Prior to project approval, the County shall
require development projects to evaluate
potential on-site operational noise impacts on
nearby noise-sensitive uses and to implement
stationary operational noise reduction
measures to minimize impacts on these uses.
Examples of measures to reduce on-site noise
include, but are not limited to, operational
restrictions, selection of quiet equipment,

Draft Environmental Impact Report ES-17



County of San Mateo

North Fair Oaks Rezoning and General Plan Amendment Project

Impact

Impact NOI-2. Construction of development
facilitated by the project would temporarily
generate groundborne vibration. If required
for construction, pile driving could
potentially exceed Caltrans vibration
thresholds and impact people or buildings.
Impacts would be less than significant with
mitigation incorporated.

Mitigation Measure (s) Residual Impact

equipment setbacks, enclosures, silencers,
and/or acoustical louvers.

NOI-1c: Traffic Noise Reduction Measures

The County shall require project applicants to
pay a fair share fee toward implementation of
the following traffic noise reduction
improvements on 5th Avenue north of
Middlefield Road and 5th Avenue south of Bay
Road:

= Pave streets with reduced pavement types
such as rubberized or open grade asphalt.
Reduced-noise pavement types would
reduce noise levels by 2 to 3 dBA
depending on the existing pavement type,
traffic speed, traffic volumes, and other
factors. Case studies have shown that the
replacement of standard dense grade
asphalt with open grade or rubberized
asphalt can reduce traffic noise levels along
residential streets by 2 to 3 dBA. A possible
noise reduction of 2 dBA would be
expected using conservative engineering
assumptions. In order to provide
permanent mitigation, all future repaving
would need to consist of “quieter”
pavements.

= Construct new or larger noise barriers. New
or larger noise barriers could reduce noise
levels by 5 dBA Ldn. The final design of such
barriers, including an assessment of their
feasibility and cost-effectiveness, should be
completed during final design.

= |nstall traffic calming measures to slow
traffic along 5th Avenue. Traffic calming
measures could provide a qualitative (i.e.,
perceived if not measurable) improvement
by smoothing out the rise and fall in noise
levels caused by speeding vehicles.

= Provide sound insulation treatments to
affected buildings. Sound-rated windows
and doors, mechanical ventilation systems,
noise insulation, and other noise-
attenuating building materials could reduce
noise levels in interior spaces.

NOI-2: Vibration Reduction Measures for Pile Less than significant
Driving Activities with mitigation.
The County shall require project applicants to
include the following actions in individual
demolition and construction contractor
agreements that stipulate the following
groundborne vibration abatement measures:
= Restrict vibration-generating activity 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 allow no vibration-
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Impact

Impact NOI-3. The project area is located
outside of the San Carlos Airport noise
contours and the project would not expose
people residing or working in the project
area to excessive noise levels. No impact
would occur.

Population and Housing

Impact PH-1. Development facilitated by the
project would accommodate additional
residents and dwelling units but would not
exceed Plan Bay Area 2050 population and
housing forecasts or North Fair Oaks
Community Plan buildout projections, and
would be consistent with the County’s
Housing Element. With the required General
Plan and North Fair Oaks Community Plan
amendments, the project would not result in
unplanned population growth. Impacts
would be less than significant.

Impact PH-2. Development facilitated by the
project could displace existing housing or
people, necessitating the construction of
replacement housing elsewhere. Impacts
would be less than significant with
mitigation incorporated.

Mitigation Measure (s)

None required.

None required.

PH-2: Replacement Housing

When redevelopment on parcels within the
project area is proposed on sites that contain
existing rental housing, the project applicant
shall prepare a relocation plan that meets the
requirements of Government Code Section
7260-7277. The relocation plan shall include,
but not be limited to:

Executive Summary

Residual Impact

generating activity 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.

In consultation with County staff,
investigate 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 the
appropriate Caltrans thresholds for the
potentially affecting building.

No impact.

Less than significant.

Less than significant
with mitigation.

1. Proper notification of occupants or persons

to be displaced.

Provision of “comparable replacement
dwelling” which means decent, safe, and
sanitary; and adequate in size to
accommodate the occupants.

Provision of a dwelling unit that is within
the financial means of the displaced
person.

Draft Environmental Impact Report

ES-19



County of San Mateo

North Fair Oaks Rezoning and General Plan Amendment Project

Impact

Public Services and Recreation

Impact PS-1. Development facilitated by the
project would not result in substantial
adverse physical impacts associated with the
construction of new or physically altered fire
facilities to maintain acceptable service ratio
response times or other objectives. Impacts
would be less than significant.

Impact PS-2. Development facilitated by the
project would not result in substantial
adverse physical impacts associated with the
construction of new or physically altered
police facilities to maintain acceptable
service ratio response times or other
objectives. Impacts would be less than less
than significant.

Impact PS-3. Development facilitated by the
project would not result in substantial
adverse physical impacts associated with the
construction of new or physically altered
school facilities. Impacts would be less than
significant.

Impact PS-4. Development facilitated by the
project would not result in substantial
adverse physical impacts associated with the
provision of new or physically altered parks,
the construction of which could cause
significant environmental impacts, to
maintain acceptable service ratios and
would not increase the use of existing
neighborhood and regional parks such that
substantial physical deterioration of the
facility would occur or be accelerated.
Impacts would be less than significant.

Impact PS-5. Development facilitated by the
project would not result in substantial
adverse physical impacts associated with the
construction of new or physically altered
library or other public facilities to maintain
acceptable service objectives, and the
payment of property taxes funding library or

Mitigation Measure (s)

4. Provision of a dwelling unit that is not
subject to unreasonable adverse
environmental conditions.

This measure shall apply to future
development projects that may displace
individuals and is not limited to development
undertaken by a public entity or development
that is publicly funded. The relocation plan
shall be approved at the staff level
(ministerially) for ministerial projects, and shall
not require discretionary review. The County
shall approve the relocation plan prior to
project approval.

None required.

None required.

None required.

None required.

None required.

Residual Impact

Less than significant.

Less than significant.

Less than significant.

Less than significant.

Less than significant.
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Impact Mitigation Measure (s) Residual Impact

other public facilities would be required.
Impacts would be less than significant.

Transportation

Impact TRA-1. Development facilitated by None required. Less than significant.
the project would not conflict with a

program, plan, ordinance or policy

addressing the circulation system, including

transit, roadway, bicycle and pedestrian

facilities. Impacts would be less than

significant.

Impact TRA-2. The proposed project would TRA-2: Preparation of Transportation Demand  Significant and
conflict with CEQA Guidelines section Management (TDM) Plan unavoidable.
15064.3(b) by resulting in increased VMT Individual projects that include office-only

from future office-only commercial commercial development and are estimated to

development facilitated by the project. It generate more than 100 trips per day shall

cannot be guaranteed that mitigation would  prepare a Transportation Demand

reduce office-only commercial VMT to Management (TDM) plan for County and

acceptable levels; therefore, impacts would C/CAG review and approval. The TDM plan

be significant and unavoidable. shall be designed and implemented to achieve

trip reductions as required to meet thresholds

identified by OPR to reduce daily VMT by

reducing vehicle trips by 25 percent or 35

percent, depending on the land use and

location of the project. The TDM Plan shall
identify the trip reduction necessary to achieve
the required VMT reduction (to 15.42 VMT per
employee or less).

Trip reduction strategies that may be included

in the TDM program include, but are not

limited to, the following:

1. Provision of bus stop improvements or on-
site mobility hubs

2. Pedestrian improvements, on-site or off-
site, to connect to nearby transit stops,
services, schools, shops, etc.

3. Bicycle programs including bike purchase
incentives, storage, maintenance
programs, and on-site education program

4. Enhancements to countywide bicycle
network

5. Parking reductions and/or fees set at levels
sufficient to incentivize transit, active
transportation, or shared modes

6. Cash allowances, passes, or other public
transit subsidies and purchase incentives

7. Enhancements to bus service
Implementation of shuttle service
Establishment of carpool, bus pool, or
vanpool programs

10. Vanpool purchase incentives

11. Participation in a future County VMT fee
program
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Impact

Impact TRA-3. The proposed project would
not substantially increase hazards due to a
design feature (e.g., sharp curves or
dangerous intersections) or incompatible
uses (e.g., farm equipment). Impacts would
be less than significant.

Impact TRA-4. The proposed project would
not result in inadequate emergency access.
Impacts would be less than significant.

Utilities and Service Systems

Impact UTIL-1. Development facilitated by
the project would not require or result in the
relocation or construction of new or
expanded water, storm water drainage,
electric power, natural gas, or
telecommunications facilities. However,
increased wastewater generation from
development facilitated by the project
would exacerbate existing system
deficiencies. Impacts would be less than
significant with mitigation incorporated.

Impact UTIL-2. The Cal Water Bear Gulch
District is expected to experience water
shortages under single- and multi-dry year
conditions; however, development
facilitated by the project would be required
to comply with the Water Shortage
Contingency Plan. Impacts would be less
than significant.

Impact UTIL-3. Development facilitated by
the project would not generate solid waste
in excess of State or local standards, or in
excess of the capacity of local infrastructure.
Development facilitated by the project
would be required to comply with all
applicable federal, state, and local solid
waste management and reduction
regulations. Impacts would be less than
significant.

Mitigation Measure (s)

12. Participate in future VMT exchange or
mitigation bank programs

13. Carshare/scooter-share/bikeshare facilities

or incentives

14. On-site coordination overseeing TDM
marketing and outreach

15. Rideshare matching program

None required.

None required.

UTIL-1: Wastewater Provider Capacity

If Capacity Projects 2 and/or 5 have not been
completed by the start of construction of
individual projects, and/or additional capacity
constraints have been identified by FOSMD
that are located downstream of the project
parcel, the County shall require future
development on parcels in the project area
that would contribute wastewater flows to

throttled pipelines to demonstrate that there is

sufficient capacity within these pipelines to

accommodate proposed development, or that
the necessary improvements (proportionate to

a project’s individual effects) will be made by
the developer prior to occupancy. The County

may alternatively require the payment of an in-

lieu fee for the purpose of upgrading the
wastewater collection system as needed.

None required.

None required.

Residual Impact

Less than significant.

Less than significant.

Less than significant
with mitigation.

Less than significant.

Less than significant.

ES-22



Infroduction

1 Introduction

This document is an Environmental Impact Report (EIR) for a proposed rezoning of areas within
North Fair Oaks (hereafter referred to as the “proposed project” or “project”), which is an
unincorporated area in San Mateo County. The project would involve amending zoning regulations
in several areas already zoned for high density mixed use commercial and residential development
in North Fair Oaks, in order to streamline and clarify those regulations, and rezoning several other
areas to allow higher densities of residential and mixed use development.

This section discusses (1) the purpose and type of EIR; (2) the format of the EIR; (3) the existing
conditions and baseline for analysis; (4) a summary of public participation to date; (5) the scope and
content of the EIR; (6) the lead, responsible, and trustee agencies; and (7) the environmental review
process required under the California Environmental Quality Act (CEQA). The proposed project is
described in detail in Section 2, Project Description.

1.1 Statement of Purpose

This EIR has been prepared in compliance with the CEQA Statutes and Guidelines (see CEQA
Guidelines Section 15121[a]). In general, the purpose of an EIR is to:

1. Analyze the potential environmental effects of the adoption and implementation of the project;

2. Inform decision-makers, responsible and trustee agencies and members of the public as to the
range of the environmental impacts of the project;

3. Recommend a set of measures to mitigate potentially significant adverse impacts; and

4. Analyze a range of reasonable alternatives to the proposed project.

As the lead agency for preparing this EIR, the County of San Mateo will rely on the EIR analysis of
environmental effects in its review and consideration of the proposed project prior to approval.

1.2  Type of Environmental Document

This document is a Program EIR. CEQA Guidelines Section 15168(a) states that:

A Program EIR is an EIR which may be prepared on a series of actions that can be characterized
as one large project and are related either: (1) geographically; (2) as logical parts in a chain of
contemplated actions; (3) in connection with issuance of rules, regulations, plans, or other
general criteria, to govern the conduct of a continuing program; or (4) as individual activities
carried out under the same authorizing statutory or regulatory authority and having generally
similar environmental effects which can be mitigated in similar ways.

As a programmatic document, this EIR presents a regionwide assessment of the impacts of the
proposed project. Analysis of site-specific impacts of individual projects is not required in a Program
EIR, unless components of the program are known in great detail. Many specific projects are not
currently defined to the level that would allow for such an analysis. Individual specific
environmental analysis of any subsequent future projects would be performed as necessary by the
County prior to each project being considered for approval. This EIR serves as a first-tier CEQA
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environmental document supporting second-tier environmental documents, if required, for
development facilitated by the project within the project area.

Project applicants implementing subsequent projects may be required to undertake future
environmental review depending on the results of the analysis in this EIR and requirements of the
mitigation measures. If project applicants are required to prepare subsequent environmental
documents, they may incorporate by reference the appropriate information from this EIR regarding
secondary effects, cumulative impacts, broad alternatives and other relevant factors. If the County
finds that implementation of a later discretionary project or activity would have no new effects and
that no new mitigation measures would be required, that activity would require no additional CEQA
review and a consistency finding would be prepared. Where subsequent environmental review is
required, such review would focus on significant effects specific to the project, or its site, that have
not been considered in this EIR (CEQA Guidelines Section 15168).

CEQA Guidelines Section 15151 provides the following standards related to the adequacy of an EIR:

An Environmental Impact Report should be prepared with a sufficient degree of analysis to
provide decision-makers with information which enables them to decide which intelligently
takes account of environmental consequences. An evaluation of the environmental effects of a
proposed project need not be exhaustive, but the sufficiency of an EIR is to be reviewed in light
of what is reasonably feasible. Disagreement among experts does not make an EIR inadequate,
but the EIR should summarize the main points of disagreement among experts. The courts have
looked not for perfection; but for adequacy, completeness, and a good faith effort at full
disclosure.

CEQA Guidelines Section 15146 further provides the following additional standards related to the
adequacy of an EIR:

The degree of specificity required in an EIR will correspond to the degree of specificity involved
in the underlying activity which is described in the EIR.

(a) An EIR on a construction project will necessarily be more detailed in the specific effects of
the project than will be an EIR on the adoption of a local general plan or comprehensive
zoning ordinance because the effects of the construction can be predicted with greater
accuracy.

(b) An EIR on a project such as the adoption or amendment of a comprehensive zoning
ordinance or a local general plan should focus on the secondary effects that can be
expected to follow from the adoption, or amendment, but the EIR need not be as detailed
as an EIR on the specific construction projects that might follow.

1.2.1 Prior Environmental Document

An EIR was certified for the North Fair Oaks Community Plan in November 2011 (State
Clearinghouse Number 2011042099), which includes mitigation measures that are required for
future development within the Plan Area. The project area is located within the Plan Area, and
development within the project area would be required to comply with the goals, policies, and
programs of the North Fair Oaks Community Plan, as well as with the mitigation measures (as
applicable) from the 2011 EIR.
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1.2.2  Streamlining Under Senate Bill 226

In 2011, the California legislature enacted Senate Bill (SB) 226 to establish additional streamlining
benefits applicable to infill projects that are consistent with the requirements set forth in CEQA
Guidelines Section 15183.3 (Public Resources Code [PRC] Sections 21094.5 [c], 21094.5.5).
Residential projects are eligible for this streamlining provided they meet the following
requirements: (1) are located in an urban area on a site that has been previously developed or
adjoins existing qualified urban uses on at least 75 percent of the site’s perimeter; (2) satisfy the
performance standards provided in CEQA Guidelines Appendix M; and, (3) are consistent with the
general use designation, density, building intensity and applicable policies specified for the project
area in either a sustainable communities strategy or an alternative planning strategy, with some
exceptions. Additional CEQA streamlining that would be applicable to the project area includes
CEQA Guidelines Section 15183, for projects that are consistent with a community plan or zoning,
and that would not result in project-specific significant effects that are peculiar to that specific
project or site.

For these projects, the project-level environmental review is only required to analyze effects on the
environment that are specific to the project or to the project site and were not addressed as
significant effects in a prior planning-level or programmatic EIR unless new information shows the
effects will be more significant than described in the prior EIR (PRC Section 21094.5 [a][1]).
Moreover, the project-level environmental review is not required to consider potentially significant
environmental effects of the project that may be reduced to a less-than-significant level by applying
uniformly applicable development policies or standards adopted by the city, county, or the lead
agency (PRC Section 21094.5 [a][2]). The project-level environmental review is also not required to
discuss (1) alternative locations, project densities, and building intensities, or (2) growth-inducing
impacts.

The intent of this EIR is to enable development facilitated by the project to use CEQA Guidelines
Section 15183 to streamline future CEQA compliance. Projects that are consistent with County
regulations, including zoning, would require no additional CEQA review unless there are project-
specific significant effects that are peculiar to a specific project, but applicants would be responsible
for implementing applicable mitigation measures. The recommended mitigation measures, once
adopted by the Board of Supervisors, would be applied to projects as applicable at the project
review and permitting stage.

1.2.3 Other Tiering Opportunities

For all other types of projects proposed to be carried out or approved by a lead agency within the
region, the lead agency may use a Program EIR for the purposes of other allowed CEQA tiering (PRC
Sections 21068.5, 21093-21094, CEQA Guidelines 15152, 15385). Tiering is the process by which
general matters and environmental effects in an EIR prepared for a policy, plan, program, or
ordinance are relied upon by a narrower second-tier or site-specific EIR (PRC Section 21068.5).
Moreover, by tiering from this EIR (once certified by the County Board of Supervisors), a later tiered
EIR would not be required to examine effects that (1) were mitigated or avoided in this EIR, (2) were
examined at a sufficient level of detail in this EIR to enable those effects to be mitigated or avoided
by site specific revisions, the imposition of conditions, or by other means in connection with the
approval of the later project (PRC Section 21094).
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1.3 EIR Format

This document includes discussions of environmental impacts related to several issue areas. The
analysis of environmental impacts identifies impacts by category: significant and unavoidable,
significant but mitigable, less than significant, and no impact or beneficial. It proposes mitigation
measures, where feasible, for identified significant environmental impacts to reduce project
generated impacts. The responsible agency for each mitigation measure is also identified. It is the
responsibility of the lead agency implementing specific projects to conduct the necessary
environmental review consistent with CEQA and where applicable, incorporate mitigation measures
provided herein and developed specifically for the project to minimize environmental impacts
and/or reduce impacts to less than significant.

This EIR has been organized into seven sections. These include:

1. Introduction. Provides the project background, description of the type of environmental
document and CEQA streamlining opportunities, and information about the EIR content, format,
and public review process.

2. Project Description. Presents and discusses the project objectives, project location and specific
project characteristics.

3. Environmental Setting. Provides a description of the existing physical setting of the project area
and an overview of the progress in project implementation.

4. Analysis of Environmental Issues. Describes existing conditions found in the project area and
assesses potential environmental impacts that may be generated by implementing the
proposed project, including cumulative development in the region. These potential project
impacts are compared to “thresholds of significance” to determine the nature and severity of
the direct and indirect impacts. Mitigation measures, intended to reduce adverse, significant
impacts below threshold levels, are proposed where feasible. Impacts that cannot be eliminated
or mitigated to less than significant levels are also identified.

5. Other CEQA Required Discussions. Identifies growth inducing impacts that may result from
implementation of the proposed project, as well as long-term effects of the project and
significant irreversible environmental changes.

6. Alternatives. Describes alternatives to the proposed project and compares each alternative’s
environmental impacts to the proposed project.

7. References. Lists all published materials, federal, state, and local agencies, and other
organizations and individuals consulted during the preparation of this EIR. It also lists the EIR
preparers.

1.4  Existing Conditions and Baseline

As outlined by CEQA Guidelines Section 15125, an EIR must include a description of the physical
environmental conditions in the project vicinity. This environmental setting will normally constitute
the baseline physical conditions by which a lead agency determines whether an impact is significant.
The description of the environmental setting shall be no longer than is necessary to provide an
understanding of the significant effects of the proposed project and its alternatives. The purpose of
this requirement is to give the public and decision-makers the most accurate and understandable
picture practically possible of the project's likely near-term and long-term impacts. Generally, the
lead agency should describe physical environmental conditions as they exist at the time the Notice
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of Preparation (NOP) is published. For purposes of this EIR, the baseline was established on April 27,
2022, when the County published the NOP. Physical conditions that may have changed after this day
have been included for informational purposes only.

1.5 Public Review and Participation Process

The County of San Mateo distributed an NOP of the EIR for a 30-day agency and public review
period starting on April 27, 2022 and ending on May 27, 2022. In addition, the County held an EIR
Scoping Meeting on May 11, 2022, during the County Planning Commission’s regular meeting, which
was held virtually on Zoom. The EIR Scoping Meeting was aimed at providing information about the
proposed project to members of public agencies, interested stakeholders and residents/community
members. The County received letters from two agencies in response to the NOP during the public
review period, as well as various verbal comments during the EIR Scoping Meeting. The NOP is
presented in Appendix A of this EIR, along with NOP comment letters received. Table 1-1
summarizes the content of the letters and verbal comments and where the issues raised are
addressed in the EIR.

Table 1-1 NOP Comments and EIR Response

How and Where It Was
Commenter Comment/Request Addressed

Agency Comments

Native American States that California Native American tribes that are This topic is discussed in Section
Heritage traditionally and culturally affiliated with the geographic 4.4, Cultural and Tribal Cultural
Commission (NAHC) area of the proposed project must be consulted in Resources.

accordance with SB 18 and AB 52
California States that if projects are presumed to have a less than This topic is discussed in Section
Department of significant VMT impact and exempt from detailed VMT 4.13, Transportation.
Transportation analysis, those projects will need to provide justification for
(Caltrans) their exemption. If projects don’t meet the screening

criteria, they will need to do a detailed VMT analysis.

Recommends that the Draft EIR support robust
Transportation Demand Management Programs to reduce
VMT from development in the area.

Encourages a sufficient allocation of fair share
contributions toward multimodal and regional transit
improvements to fully mitigate cumulative impacts to
regional transportation.

States that the County of San Mateo is responsible for all
project mitigation, including any needed improvements to
the State Transportation Network.

States that if any Caltrans facilities are impacted by
projects within this area, those facilities must meet
American Disabilities Act (ADA) Standards after project
completion. As well, those projects must maintain bicycle
and pedestrian access during construction.

States that any permanent work or temporary traffic
control that encroaches onto Caltrans’ Right of Way (ROW)
requires a Caltrans-issued encroachment permit.
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How and Where It Was

Commenter Comment/Request Addressed

Public Comments

Aesthetics Area of proposed project is visually different than This topic is discussed in Section
surrounding areas, aesthetics of the area needs to be 4.1, Aesthetics.
improved to make it more livable.

Greenhouse Gas Questions about if there will be stop signs added, This topic is discussed in Section

Emissions improvements and roundabouts on coast side and 4.6, Greenhouse Gas Emissions
inclusions of roundabouts to reduce Greenhouse Gas and Section 4.13, Transportation.
Emissions.

Transportation Questions about if there will be stop signs added, This topic is discussed in Section
improvements and roundabouts on coast side and 4.13, Transportation.
inclusions of roundabouts to reduce Greenhouse Gas
Emissions.

Recreation Emphasis placed on adding greenery and park space This topic is discussed in Section
especially if the proposed project will allow for an increase  4.12, Public Services and
in population. Recreation.

Much of the area is highly industrial with mixed types of
commercial and industrial uses. Concerns over
displacement of specific small businesses in this area such
as auto body shops.

Notes: NOP = Notice of Preparation; EIR = Environmental Impact Report; NAHC = Native American Heritage Commission; SB = Senate
Bill; AB = Assembly Bill; Caltrans = California Department of Transportation; VMT = vehicle miles traveled; ADA = American Disabilities
Act; ROW = Right of Way

1.6 Scope and Content

An NOP was prepared and circulated (Appendix A), and responses received on the NOP were
considered when setting the scope and content of the environmental information in this EIR.
Sections 4.1 through 4.14 address the resource areas outlined in the bullet points below. Section
4.15 addresses remaining environmental topics determined to be less than significant (agriculture
and forestry resources, energy, mineral resources, and wildfire). Section 5, Other CEQA Required
Discussions, covers topics including growth-inducing effects, irreversible environmental effects, and
significant and unavoidable impacts. Environmental topic areas that are addressed in detail in this
EIR include:

Aesthetics

Air Quality

Biological Resources

Cultural and Tribal Cultural Resources

Geology and Soils

Greenhouse Gas Emissions

Hazards and Hazardous Materials

Hydrology and Water Quality

W PN U R WN R

Land Use and Planning
10. Noise

11. Population and Housing
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12. Public Services and Recreation
13. Transportation
14. Utilities and Service Systems

In preparing the EIR, use was made of pertinent County policies and guidelines, certified EIRs and
adopted CEQA documents, and other background documents. A reference list is contained in
Section 7, References.

The alternatives section of the EIR (Section 6) was prepared in accordance with CEQA Guidelines
Section 15126.6 and focuses on alternatives that are capable of eliminating or reducing significant
adverse effects associated with the project while feasibly attaining most of the basic project
objectives. In addition, the alternatives section identifies the “environmentally superior” alternative
among the alternatives assessed. The alternatives evaluated include the CEQA-required “No
Project” alternative and two alternative development scenarios for the project area.

1.7  Lead, Responsible, and Trustee Agencies

The CEQA Guidelines define lead, responsible and trustee agencies. The County of San Mateo is the
lead agency for the project because it holds principal responsibility for approving the project.

A responsible agency refers to a public agency other than the lead agency that has discretionary
approval over the project. There are no responsible agencies for the proposed project.

A trustee agency refers to a state agency having jurisdiction by law over natural resources affected
by a project. There are no trustee agencies for the proposed project.

1.8 Environmental Review Process

The environmental impact review process, as required under CEQA, is summarized below and
illustrated in Figure 1-1. The steps are presented in sequential order.

1. Notice of Preparation and Initial Study. After deciding that an EIR is required, the lead agency
(County of San Mateo) must file a NOP soliciting input on the EIR scope to the State
Clearinghouse, other concerned agencies, and parties previously requesting notice in writing
(CEQA Guidelines Section 15082; PRC Section 21092.2). The NOP must be posted in the County
Clerk’s office for 30 days. The NOP may be accompanied by an Initial Study that identifies the
issue areas for which the project could create significant environmental impacts.

2. Draft EIR Prepared. The Draft EIR must contain: a) table of contents or index; b) summary; c)
project description; d) environmental setting; e) discussion of significant impacts (direct,
indirect, cumulative, growth-inducing and unavoidable impacts); f) a discussion of alternatives;
g) mitigation measures; and h) discussion of irreversible changes.

3. Notice of Completion (NOC). The lead agency must file a NOC with the State Clearinghouse
when it completes a Draft EIR and prepare a Public Notice of Availability of a Draft EIR. The lead
agency must place the NOC in the County Clerk’s office for 30 days (PRC Section 21092) and
send a copy of the NOC to anyone requesting it (CEQA Guidelines Section 15087). Additionally,
public notice of Draft EIR availability must be given through at least one of the following
procedures: a) publication in a newspaper of general circulation; b) posting on and off the
project site; and c) direct mailing to owners and occupants of contiguous properties. The lead
agency must solicit input from other agencies and the public and respond in writing to all
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comments received (PRC Sections 21104 and 21253). The minimum public review period for a
Draft EIR is 30 days. When a Draft EIR is sent to the State Clearinghouse for review, the public
review period must be 45 days unless the State Clearinghouse approves a shorter period (PRC
21091).

Final EIR. A Final EIR must include: a) the Draft EIR; b) copies of comments received during
public review; c) list of persons and entities commenting; and d) responses to comments.

Certification of Final EIR. Prior to making a decision on a proposed project, the lead agency
must certify that: a) the Final EIR has been completed in compliance with CEQA; b) the Final EIR
was presented to the decision-making body of the lead agency; and c) the decision-making body
reviewed and considered the information in the Final EIR prior to approving a project (CEQA
Guidelines Section 15090).

Lead Agency Project Decision. If the EIR identifies significant environmental effects, the lead
agency may a) disapprove the project because of its significant environmental effects; b) require
changes to the project to reduce or avoid significant environmental effects; or c) approve the
project despite its significant environmental effects, if the proper findings and statement of
overriding considerations are adopted (CEQA Guidelines Sections 15042 and 15043).

Findings/Statement of Overriding Considerations. For each significant impact of the project
identified in the EIR, the lead agency must find, based on substantial evidence, that either: a)
the project has been changed to avoid or substantially reduce the magnitude of the impact; b)
changes to the project are within another agency’s jurisdiction and such changes have or should
be adopted; or c) specific economic, social, or other considerations make the mitigation
measures or project alternatives infeasible (CEQA Guidelines Section 15091). If an agency
approves a project with unavoidable significant environmental effects, it must prepare a written
Statement of Overriding Considerations that sets forth the specific social, economic, or other
reasons supporting the agency’s decision.

Mitigation Monitoring Reporting Program. When the lead agency makes findings on significant
effects identified in the EIR, it must adopt a reporting or monitoring program for mitigation
measures that were adopted or made conditions of project approval to mitigate significant
effects.

Notice of Determination (NOD). The lead agency must file a NOD after deciding to approve a
project for which an EIR is prepared (CEQA Guidelines Section 15094). A lead agency must file
the NOD with the County Clerk. The NOD must be posted for 30 days and sent to anyone
previously requesting notice. Posting of the NOD starts a 30-day statute of limitations on CEQA
legal challenges (PRC Section 21167[c]).




Figure 1-1 Environmental Review Process
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2 Project Description

This section describes the proposed project, including the project sponsor/lead agency, the project
site and surrounding land uses, major project characteristics, project objectives, and discretionary
actions needed for approval.

2.1 Project Sponsor/Lead Agency Contact

Will Gibson

San Mateo County

Planning and Building Department
455 County Center

Redwood City, California 94063
(628) 222-3082

2.2  Project Location

The project area is located within North Fair Oaks, an unincorporated community in San Mateo
County, California, which is situated on the San Francisco Peninsula between the cities of Redwood
City, Atherton, and Menlo Park (see Figure 2-1). The project area encompasses approximately 78
acres of land. The project area is comprised of two non-contiguous subareas that are separated by a
railroad right-of-way owned by Peninsula Corridor Joint Powers Board and used for freight service
and Caltrain passenger rail. Of the two subareas, the northern subarea is comprised of parcels along
and in the vicinity of Middlefield Road and Edison Way (see Figure 2-1). The southern subarea is
comprised of parcels along and in the vicinity of El Camino Real (State Highway 82) and 5th Avenue.
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Figure 2-1 Regional and Project Location
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2.3  Existing Site Characteristics

2.3.1 Current Land Use and Zoning

The project area contains a mix of commercial uses, including auto services, industrial, retail,
restaurants, a motel, and office buildings; and residential uses, including multi-family and single-
family buildings. Public and quasi-public uses include a public parking lot, a church, and right-of-way
for the Hetch Hetchy aqueduct, which supplies water to San Francisco and other communities. The
sites include both undeveloped and developed parcels. See Figure 2-2 for a map of existing land
uses.

The land use designations of project site parcels include Commercial Mixed Use; Neighborhood
Mixed Use; Medium High Density Residential; Medium Density Residential; Institutional; and Parks.
See Figure 2-3 for a map of the existing land use designations.

The zoning designations include Commercial Mixed Use-1 (CMU-1); Commercial Mixed Use-2 (CMU-
2); Commercial Mixed Use-3 (CMU-3); Neighborhood Mixed-Use Design Review (NMU-DR);
Neighborhood Mixed-Use El Camino Real (NMU-ECR); Parking (P); One Family Residential,
Combining District S-73 (R-1/S-73); and Multiple Family Residential, Combining District S-5 (R-3/S-5).
See Figure 2-4 for a map of the existing zoning designations.

Table 2-1 shows the current land use, land use designation, and zoning designation for the proposed
rezoning parcels within the project area.

2.3.2 Surrounding Land Uses

The project area is generally surrounded by residential neighborhoods with a mix of single-family
and small multiplex buildings, except for commercial uses along a portion of EIl Camino Real and
west of the project area.
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Figure 2-2 Existing Land Uses
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Figure 2-3 Existing Land Use Designations
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Figure 2-4 Existing Zoning Designations
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Table 2-1 Proposed Rezoning Parcels - Current Uses and Designations
Assessor’s Current
Parcel Zoning
Number Site Address Current Land Use Current Land Use Designation District
054205010 341 Berkshire Ave Single Family Medium High Density Residential ~ R3 (Multiple
Family
Residential)
054206150 341 1st Ave Single Family Commercial Mixed Use R3
054206160 345 1st Ave Single Family Commercial Mixed Use R3
054211160 335 Pacific Ave Single Family Medium High Density Residential ~ R3
054211180 355 Pacific Ave Multi-family Medium High Density Residential ~ R3
054211280 347 Pacific Ave Multi-family Medium High Density Residential ~ R3
054211310 339 Pacific Ave Multi-family Medium High Density Residential ~ R3
054215120 341 Dumbarton Ave Single Family Medium High Density Residential  R3
054215140 2835 Huntington Ave Single Family Medium High Density Residential ~ R3
054215150 2823 Huntington Ave Multi-family Medium High Density Residential  R3
054215160 2819 Huntington Ave Single Family Medium High Density Residential ~ R3
054215170 2813 Huntington Ave Single Family Medium High Density Residential ~ R3
054215180 338 Pacific Ave Single Family Medium High Density Residential ~ R3
054215300 2843 Huntington Ave Multi-family Medium High Density Residential  R3
054215310 337 Dumbarton Ave Single Family Medium High Density Residential ~ R3
054217100 2929 Huntington Ave Multi-family Medium High Density Residential  R3
054217180 2909 Huntington Ave Multi-family Medium High Density Residential ~ R3
054217200 332 Dumbarton Ave Multi-family Medium High Density Residential ~ R3
054217030 332 Dumbarton adjacent  Auto Medium High Density Residential ~ R3
054261210 11 Northumberland Ave Parking & Open Storage  Medium High Density Residential ~ R3
054261270 31 Northumberland Single Family Medium High Density Residential ~ R3
054263070 77 Nottingham Ave Single Family Medium High Density Residential ~ R3
054263100 10 Northumberland Ave Single Family Medium High Density Residential ~ R3
054267050 21 Buckingham Ave Single Family Medium High Density Residential ~ R3
054267110 10 Nottingham Ave Single Family Medium High Density Residential ~ R3
054267190 2693 El Camino Real Multi-family Medium High Density Residential ~ R3
054276010 2700 Blenheim Ave Multi-family Medium High Density Residential ~ R3
054276020 2724 Blenheim Ave Single Family Medium High Density Residential ~ R3
054276030 2726 Blenheim Ave Single Family Medium High Density Residential ~ R3
054276060 2740 Blenheim Ave Single Family Medium High Density Residential ~ R3
054276070 None Multi-family Medium High Density Residential  R3
054276080 2760 Blenheim Ave Single Family Medium High Density Residential ~ R3
054276090 None Parking & Open Storage  Medium High Density Residential ~ R3
054276100 None Parking & Open Storage  Medium High Density Residential ~ R3
054276110 2776 Blenheim Ave Multi-family Medium High Density Residential  R3
054276120 Blenheim Ave Auto Medium High Density Residential ~ R3
054276130 Blenheim Ave Auto Medium High Density Residential ~ R3
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Assessor’s Current
Parcel Zoning
Number Site Address Current Land Use Current Land Use Designation District
054276140 Blenheim Ave Auto Medium High Density Residential ~ R3
054276330 2796 Blenheim Ave Multi-family Medium High Density Residential  R3
054284010 24 Dumbarton Ave Single Family Medium High Density Residential ~ R3
054284020 2810 Blenheim Ave Single Family Medium High Density Residential ~ R3
054284100 2870 Blenheim Ave Single Family Medium High Density Residential  R3
054284110 2872 Blenheim Ave Single Family Medium High Density Residential ~ R3
054284120 35 Berkshire Ave Single Family Medium High Density Residential ~ R3
054284130 31 Berkshire Ave Single Family Medium High Density Residential ~ R3
054284300 14 Dumbarton Ave Single Family Medium High Density Residential ~ R3
054284310 2846 Blenheim Ave Multi-family Medium High Density Residential ~ R3
054284320 2852 Blenheim Ave Multi-family Medium High Density Residential ~ R3
054284340 2868 Blenheim Ave Single Family Medium High Density Residential ~ R3
054276040 Blenheim Parking & Open Storage  Medium High Density Residential P (Parking)
054276050 Blenheim Parking & Open Storage  Medium High Density Residential P
060056250 409 3rd Ave Public/Quasi-public Neighborhood Mixed Use / R1 (One
Medium Density Residential Family
Residential)
060059180 408 3rd Ave Single Family Medium Density Residential R1
060072180 409 6th Ave Single Family Medium Density Residential R1

2.4  Project Characteristics

Land use intensity and building conditions vary in the project area. Roughly two-thirds of the project
area has development potential by virtue of a parcel having a relatively low floor area ratio (the
ratio of total building floor area to site area) and/or relatively low building value to land value, as
compared with established development trends.

In 2011, the County of San Mateo adopted the North Fair Oaks Community Plan, which promotes
infill development along the commercial and transportation corridors that comprise most of the
project area, where parcels presently have relatively low intensity and can be converted to more
urban uses over time, to help revitalize North Fair Oaks, produce more housing, and confer other
community benefits. An EIR was certified for the Community Plan in November 2011 (State
Clearinghouse Number 2011042099), which includes mitigation measures that are required for
future development within the Plan Area.

To implement the Community Plan, the County subsequently adopted new mixed-use designations,
standards, and procedures as part of its Zoning Regulations. These new zoning districts, the NMU,
NMU-ECR, CMU-1, CMU-2, CMU-3, as well as Light Industrial District (M-1)/North Fair Oaks (NFO)
and M-1/Edison, were adopted between 2011 and 2019.

Since adoption, application of the new districts has revealed a number of ways in which they could
be amended to improve clarity, reduce ambiguity, and facilitate application and administration of
the regulations, In addition, the State of California has since enacted various new laws that require
that zoning that regulates the production of multi-family housing provide objective development
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standards and streamlined permitting and approval processes that can be applied ministerially to
encourage housing production, and the zoning regulations as currently written do not conform to
these new laws.

Furthermore, the County of San Mateo, like jurisdictions throughout the region and the state, is
experiencing increasing demand for housing, and consequent housing availability and affordability
challenges, and foresees the potential inability to provide sufficient housing for unincorporated
County residents without increasing the allowed residential densities of some areas, particularly
those areas in proximity to transit. The County has identified 54 parcels adjacent to the existing
CMU-1, CMU-3, and NMU zoning districts that can be zoned to allow higher-intensity and higher-
density residential and/or residential mixed-use development in order to facilitate additional
production of housing.

To meet the goals identified above, the project has two distinct but interrelated components:

1. Amendments to the existing commercial mixed-use and neighborhood mixed-use zoning
districts along Middlefield Road, EI Camino Real, and 5th Avenue, as shown in Figure 2-4, to
ensure that the zoning regulations are consistent with recent changes to State law, to improve
clarity and usability of the regulations, and to ensure the zoning regulations are implementing
the goals of the North Fair Oaks Community Plan.

2. Rezoning and related amendments to General Plan Land Use Designations of several
residentially-zoned areas adjacent to El Camino Real and Middlefield Road, as shown in Figure 2-
3, from, variously, the existing R-1 One-Family Residential and R-3 Multiple-Family Residential
zoning designations to either CMU-1, CMU-3, or NMU, to allow more multifamily and
commercial-residential mixed-use development. The rezoning portion of the project would
result in increased heights and densities in these areas, as described in the tables.

The proposed zoning amendments to improve the clarity, applicability, and compliance with State
law of the existing zoning regulations would apply to the entirety of the areas zoned CMU-1, CMU-2,
CMU-3, NMU, and NMU-ECR, as shown in Figure 2-3, and would also apply to the areas proposed
for rezoning, once the rezoning is complete. The rezoning of adjacent parcels to higher-density
residential would include all of the parcels listed in Table 2-2, below.

Table 2-2 Proposed Rezoning Parcels - Proposed Designations

Anticipated Square

Maximum Allowable Footage of

Assessor’s Parcel Proposed New Density (Dwelling Proposed New Land Commercial Area
Number Zoning District Units Per Acre) Use Designation Based on Site Area®
054205010 CMU3 120 Commercial Mixed Use 0
054206150 CMU3 120 Commercial Mixed Use 1,000

(no change)
054206160 CMU3 120 Commercial Mixed Use 1,000

(no change)
054211160 CcMU3 120 Commercial Mixed Use 2,000
054211180 CcmMuU3 120 Commercial Mixed Use 1,000
054211280 CcMU3 120 Commercial Mixed Use 1,000
054211310 CcmMuU3 120 Commercial Mixed Use 1,000
054215120 CMU3 120 Commercial Mixed Use 0
054215140 CcmMuU3 120 Commercial Mixed Use 2,000
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Anticipated Square

Maximum Allowable Footage of
Assessor’s Parcel Proposed New Density (Dwelling Proposed New Land Commercial Area
Number Zoning District Units Per Acre) Use Designation Based on Site Area®
054215150 CcMuU3 120 Commercial Mixed Use 1,000
054215160 CcCMU3 120 Commercial Mixed Use 1,500
054215170 CMU3 120 Commercial Mixed Use 0
054215180 CMU3 120 Commercial Mixed Use 4,812
054215300 CMU3 120 Commercial Mixed Use 1,000
054215310 CMU3 120 Commercial Mixed Use 2,000
054217100 CMU3 120 Commercial Mixed Use 0
054217180 CMU3 120 Commercial Mixed Use 1,000
054217200 CcMU3 120 Commercial Mixed Use 2,000
054217030 CMU3 120 Commercial Mixed Use 3,000
054261210 cMuU1 80 Commercial Mixed Use 2,076
054261270 CcMuU1l 80 Commercial Mixed Use 2,229
054263070 CMU1 80 Commercial Mixed Use 793
054263100 CcmMuU1l 80 Commercial Mixed Use 1,562
054267050 CMU1 80 Commercial Mixed Use 0
054267110 CcmMuU1l 80 Commercial Mixed Use 1,140
054267190 CMU1 80 Commercial Mixed Use 672
054276010 CMU1 80 Commercial Mixed Use 974
054276020 CMU1 80 Commercial Mixed Use 587
054276030 CcmMuU1l 80 Commercial Mixed Use 1,132
054276060 CcMU1 80 Commercial Mixed Use 516
054276070 cMU1 80 Commercial Mixed Use 526
054276080 cMu1 80 Commercial Mixed Use 1,069
054276090 cMU1 80 Commercial Mixed Use 1,088
054276100 cMu1 80 Commercial Mixed Use 1,106
054276110 cMuU1 80 Commercial Mixed Use 1,133
054276120 cMu1 80 Commercial Mixed Use 1,161
054276130 cMU1 80 Commercial Mixed Use 981
054276140 CcMU1 80 Commercial Mixed Use 994
054276330 CMU1 80 Commercial Mixed Use 0
054284010 CcmMuU1l 80 Commercial Mixed Use 2,000
054284020 CMU1 80 Commercial Mixed Use 0
054284100 CcmMuU1l 80 Commercial Mixed Use 2,100
054284110 cMu1 80 Commercial Mixed Use 1,039
054284120 CcmMuU1l 80 Commercial Mixed Use 2,329
054284130 cMu1 80 Commercial Mixed Use 1,000
054284300 CMU1 80 Commercial Mixed Use 0
054284310 cMu1 80 Commercial Mixed Use 1,050
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Anticipated Square

Maximum Allowable Footage of

Assessor’s Parcel Proposed New Density (Dwelling Proposed New Land Commercial Area
Number Zoning District Units Per Acre) Use Designation Based on Site Area®
054284320 CcmMuU1l 80 Commercial Mixed Use 1,050
054284340 cMu1 80 Commercial Mixed Use 3,150
054276040 cMU1 80 Commercial Mixed Use 1,157
054276050 cMu1 80 Commercial Mixed Use 1,182
060056250 NMU-DR 60 Neighborhood Mixed 8,786

Use
060059180 NMU-DR 60 Neighborhood Mixed 2,196

Use
060072180 NMU-DR 60 Neighborhood Mixed 2,090

Use

Notes: CMU3 = Commercial Mixed Use-3; CMU1 = Commercial Mixed Use-1; NMU-DR = Neighborhood Mixed-Use-Design Review

1 Commercial square footage was calculated using an assumption of 40% ground floor commercial for sites that are likely to be
developed, which was determined based on the size of existing commercial uses in the North Fair Oaks area.

2.4.1 Proposed Changes

The project would result in changes to the County’s Zoning Regulations for mixed use designations,
namely CMU-1, CMU-2, CMU-3, NMU, and NMU-ECR. Changes in regulation would apply when new
buildings and/or site improvements are being considered on parcels, and include physical standards,
allowable activities, and development procedures; and changes to the County’s General Plan Land
Use maps.

No change in allowable residential density is proposed for any mixed use designation (CMU-1, CMU-
2, CMU-3, NMU, NMU-ECR, and Mixed-Use Industrial [M-1]). An increase in allowable density would
occur, however, with the rezoning of parcels from R-1 and R-3 zoning designations to the adjacent
mixed use designation. Figure 2-5 provides a map showing the location of all proposed rezoning
parcels.
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Figure 2-5 Map of Proposed Rezoning Parcels
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Table 2-3 provides a comparison of the existing potential number of dwelling units and population
buildout potential of the 54 rezoning parcels, the proposed dwelling unit and population buildout
potential, and the overall change in the buildout population that would result from the project.
Project implementation could facilitate up to 332 additional dwelling units, 74,179 square feet of
commercial space, and approximately 918 additional people.! Physical changes resulting from
project implementation may include development of higher-density housing and first-floor
commercial uses.

Table 2-3 Housing Unit and Population Buildout Potential

Total Allowable Anticipated Total Increase in Total Increase in
Assessor’s Existing Dwelling Units Dwelling Units Under Dwelling Units Buildout
Parcel Dwelling Under Current Proposed (Buildout Population
Number Units Designation Designation Potential) Potential®
054205010 1 1 1 0 0
054206150 1 4 7 6 16
054206160 1 4 7 6 16
054211160 1 4 14 13 35
054211180 3 3 7 4 10
054211280 3 3 7 4 10
054211310 3 3 7 4 10
054215120 1 1 1 0 0
054215140 1 4 14 13 35
054215150 2 2 7 4 12
054215160 1 4 10 9 26
054215170 1 1 1 0 0
054215180 1 4 33 32 89
054215300 2 2 7 5 13
054215310 1 4 14 13 35
054217100 2 2 2 0 0
054217180 4 4 7 3 9
054217200 0 4 14 14 38
054217030 0 4 21 20 56
054261210 0 4 10 10 26
054261270 1 4 10 9 26
054263070 1 2 4 3 7
054263100 1 4 7 6 17
054267050 1 2 1 0 0
054267110 1 2 5 4 12
054267190 0 2 3 3 9
054276010 2 2 4 2 6
054276020 1 2 3 2 5

! Calculation based on 2.77 persons per household in unincorporated San Mateo County (California Department of Finance 2022). See
Table 4.11-1 in Section 4.11, Population and Housing, for more detail.
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Total Allowable Anticipated Total Increase in Total Increase in
Assessor’s Existing Dwelling Units Dwelling Units Under Dwelling Units Buildout
Parcel Dwelling Under Current Proposed (Buildout Population
Number Units Designation Designation Potential) Potential®
054276030 1 4 5 4 12
054276060 1 2 2 1 4
054276070 0 2 2 2 7
054276080 1 4 5 4 11
054276090 0 4 5 5 14
054276100 0 4 5 5 14
054276110 4 2 5 1 3
054276120 0 4 5 5 15
054276130 0 4 5 5 12
054276140 0 4 5 5 13
054276330 16 16 16 0 0
054284010 1 4 9 8 23
054284020 1 1 1 0 0
054284100 1 4 10 9 24
054284110 1 4 5 4 10
054284120 1 4 11 10 27
054284130 1 2 5 4 10
054284300 1 1 1 0 0
054284310 2 2 5 2 7
054284320 2 2 5 2 7
054284340 1 4 14 13 37
054276040 0 0 5 5 15
054276050 0 0 5 5 15
060056250 0 4 30 30 84
060059180 1 4 8 7 18
060072180 0 4 7 7 20
Total 76 172 407 332 918

Note: Numbers may not add due to rounding.

! Population based on 2.77 persons per household in unincorporated San Mateo County (California Department of Finance 2022).

Future residential projects may in some cases use provisions of the State Density Bonus law
(California Government Code Sections 65915 — 65918) to develop affordable and senior housing,
including up to a 50 percent increase in project density, depending on the amount of affordable
housing provided, and up to an 80 percent increase in density for certain projects which are 100
percent affordable. The State Density Bonus law also includes incentives to make the development
of affordable and senior housing economically feasible. These include waivers and concessions, such
as reduced setback, height, or minimum square footage requirements. Projects providing sufficient
affordable housing can avail themselves of any applicable combination of additional density and/or
other waivers and incentives, and do not always request additional density.
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Whether an individual project would use the State Density Bonus law, or which bonuses, waivers or
concessions would be requested, is difficult to predict, and depends on a number of variable factors,
including the project developer’s willingness to provide various amounts of dedicated long-term
affordable housing, site feasibility, project costs, and various other considerations that are unique to
each project and site. The EIR assumes maximum development standards such as building height
and residential density. However, the buildout assumptions included in the Draft EIR are intended to
capture the reasonable maximum potential buildout, and likely include more units than will be built
under the County’s development standards alone, therefore accounting for a reasonably
foreseeable number of density bonus units. Assuming use of the State Density Bonus law on any or
all developable sites would be speculative, as it is not possible to predict which projects on which
sites would use which waivers or concessions and how much density bonus would be requested
(CEQA Guidelines Section 15145).

If future development facilitated by this project use the State Density Bonus, they may be subject to
further project-specific environmental review under CEQA. The level of environmental review
necessary may vary and would be determined once a project application has been submitted to the
County. No additional analysis is warranted or appropriate at this programmatic stage.

2.5  Project Objectives

The County has established the following objectives for the proposed project:

= Adopt more effective zoning by revising provisions that are difficult to administer and/or
implement, replacing provisions necessitating subjective interpretation with objective
standards, refining development application and review procedures, incorporating professional
practices that better promote Community Plan policies, and ensuring consistency with State
law.

= |ncrease capacity for housing in the project area by modifying General Plan designations and
zoning standards to potentially allow taller buildings and greater density in proposed rezoning
areas, reduce building setbacks, modify parking requirements, and/or other strategies, while
simultaneously protecting and expanding equitable access to opportunities, community
livability, and desirable aspects of community character.

2.6  Required Approvals

The proposed project would require a General Plan amendment and North Fair Oaks Community
Plan amendment, amendment to existing residential mixed-use zoning regulations, and rezoning of
existing single- and multiple-family zoned areas to higher-intensity and higher-density residential
mixed-use zoning districts. These amendments would require hearings at the County Planning
Commission and Board of Supervisors, and the Board of Supervisors would have ultimate authority
to both certify the EIR and adopt the proposed amendments.
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Environmental Setting

3 Environmental Setting

This section provides a general overview of the environmental setting for the proposed project.
More detailed descriptions of the environmental setting for each environmental issue area can be
found in Section 4, Environmental Impact Analysis.

3.1 Regional Setting

The project area is located within North Fair Oaks, an unincorporated community in San Mateo
County, California, which is situated on the San Francisco Peninsula between the cities of Redwood
City, Atherton, and Menlo Park. Figure 2-1 in Section 2, Project Description, provides an overview of
the project area. The project area is regionally accessible from Highway 101, Highway 84, and
Highway 82 (El Camino Real).

The Mediterranean climate of the region and the coastal influence produce moderate temperatures
year-round, with rainfall concentrated in the winter months. Air quality in the Bay Area Air Quality
Management District is in nonattainment for PM,s and ozone.

3.2  Project Area Setting

The project area encompasses approximately 78 acres of land. The project area is comprised of two
non-contiguous subareas that are separated by a railroad right-of-way owned by Peninsula Corridor
Joint Powers Board and used for freight service and Caltrain passenger rail. Of the two subareas, the
northern subarea is comprised of parcels along and in the vicinity of Middlefield Road and Northside
Avenue (see Figure 2-1 in Section 2, Project Description). The southern subarea is comprised of
parcels along and in the vicinity of El Camino Real and 5th Avenue. The project area is designated for
residential use and commercial mixed use and is surrounded by residential and commercial
development. The project area is generally flat, as is the greater North Fair Oaks community. The
project area contains a mix of commercial uses, including auto services, industrial, retail,
restaurants, a motel, and office buildings; and residential uses, including multi-family and single-
family buildings. Public and quasi-public uses include a public parking lot, a church, and right-of-way
for the Hetch Hetchy aqueduct, which supplies water to San Francisco and other communities.
There are two recreational facilities within the North Fair Oaks Community Plan area: North Fair
Oaks Community Park and Friendship Park.

3.3 Cumulative Development

In addition to the specific impacts of individual projects, CEQA requires EIRs to consider potential
cumulative impacts of the proposed project. CEQA defines “cumulative impacts” as two or more
individual impacts that, when considered together, are substantial or will compound other
environmental impacts. Cumulative impacts are the combined changes in the environment that
result from the incremental impact of development of the proposed project and other nearby
projects. For example, traffic impacts of two nearby projects may be less than significant when
analyzed separately, but could have a significant impact when analyzed together. Cumulative impact
analysis allows the EIR to provide a reasonable forecast of future environmental conditions and can
more accurately gauge the effects of a series of projects.
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CEQA requires cumulative impact analysis in EIRs to consider either a list of planned and pending
projects that may contribute to cumulative effects or a forecast of future development potential.
Currently planned and pending projects in North Fair Oaks and surrounding areas are listed in
Table 3-1. Figure 3-1 shows the cumulative project locations. These projects are considered in the
cumulative analyses in Section 4, Environmental Impact Analysis.
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Table 3-1

Project
Number

Cumulative Projects List

Project Name

Project Location’

Jurisdiction

Proposed Development

Environmental Setting

Project Status

10
11
12

13
14
15
16
17
18
19

El Camino Real Hotel Project

East Palo Alto Waterfront

Four Corners

1804 Bay Road Mixed Use
Project

The Landing

2020 Bay Road
965 Weeks
Strada

150 Charter Street
Gatekeeper Townhomes
Redwood City Discovery

590 Veterans Boulevard and
91 Winslow Street

1304 Middlefield

Harbor View

Hyatt Place Project

240 Twin Dolphin Office

690 Veterans Hotel

Stanford Precise Plan Block E

Stanford Precise Plan Block C

2567 El Camino Real

151 Tara Street, 264 Tara Street,

230 Demeter Street, 350
Demeter Street, and 391
Demeter Street

1675 Bay Road

1804 Bay Road

1990 Bay Road

2020 Bay Road
965 Weeks Street
1548 Maple Street

150 Charter Street
505 East Bayshore
1330 El Camino Real

590 Veterans Boulevard and
91 Winslow Street

1304 Middlefield Road
320-350 Blomquist Street
1690 Broadway

240 Twin Dolphin Drive

690 Veterans

440,500, and 510 Broadway
505 Broadway

San Mateo
County

East Palo Alto

East Palo Alto

East Palo Alto

East Palo Alto

East Palo Alto
East Palo Alto
Redwood City

Redwood City
Redwood City
Redwood City
Redwood City

Redwood City
Redwood City
Redwood City
Redwood City
Redwood City
Redwood City
Redwood City

69 hotel rooms

750,000 square feet (sf) of office, 550,000 sf of
research and development (R&D), 40,000 sf of
community, 260 residential units, and protected open

space areas

40,000 sf of retail, restaurants, and community; 180
residential units; 500,000 sf of employment uses

75 residential units with ground-floor retail

918,000 sf total of ground-floor retail, civic uses,

office, and laboratory/R&D
1,343,292 sf of office
136 residential units

131 residential units

72 residential units
56 residential units
130 residential units

95 residential units

94 residential units
765,150 sf of office

112 hotel rooms

204,000 sf of office space
91 hotel rooms

265,000 sf of medical office

250,000 sf of office, 4,000 sf amenity building

Under Review

Under Review

Under Review

Approved

Under Review

Under Review
Approved

Under
Construction

Approved
Under Review
Under Review

Under Review

Under Review
Under Review
Under Review
Approved
Approved
Under Review

Under Review
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Project
Number

Project Name

Project Location’

Jurisdiction

Proposed Development

Project Status

20
21

22
23
24

25
26

27

28
29

30

31

32
33
34

35

36

37

Sequoia Hotel

Redwood Life

1 Twin Dolphin
10 Twin Dolphin Drive

Broadway Plaza

Syufy Site
Elco Yards

Arguello Street Mixed Use

Gatekeeper 2300 Broadway
Gatekeeper 901 ECR

Sequoia Station

Gatekeeper American Legion

Gatekeeper Bradford/RCSD
1900 Broadway
Gatekeeper 1205 Veterans

Boulevard
Menlo Uptown

Menlo Flats

Menlo Portal

800 Main Street
Bridge Parkway

1 Twin Dolphin Drive
10 Twin Dolphin Drive

1401-1501 Broadway and
2111 Bay Road

557 E Bayshore Road
1601 El Camino Real

1125 Arguello Street

2300 Broadway
901 El Camino Real

1057 El Camino Real

651 El Camino Real

750 Bradford Street
1900 Broadway

1205 Veterans Boulevard

141 Jefferson Drive and
180-186 Constitution Drive

165 Jefferson Drive

104 and 110 Constitution Drive
and
115 Independence Drive

Redwood City
Redwood City

Redwood City
Redwood City
Redwood City

Redwood City
Redwood City

Redwood City

Redwood City
Redwood City

Redwood City

Redwood City

Redwood City
Redwood City
Redwood City

Menlo Park

Menlo Park

Menlo Park

82 hotel rooms, 5,099 sf of retail

970,000 sf office park, 3,310,000 sf office campus,
104-room hotel, 46,000 sf amenities building

197,630 sf R&D
654,000 sf R&D

518 residential units, 420,000 sf of office, 26,000 sf of
retail, 10,000 sf day care

480 residential units, 97,101 sf recreation

540 residential units, 530,000 sf office, 28,841 sf
retail, 8,367 sf day care

33 residential units, 305,000 sf office, 4,000 sf day
care

83 residential units, 213,000 sf office, 13,000 sf retail

100 residential units, 267,958 sf office, 1,203 sf retail,
6,599 sf Teen Center

631 residential units, 1,230,000 sf office, 166,600 sf
retail, 10,000 sf day care, open space

300 residential units, 12,000 sf American Legion
building

122 residential units, 162,031 sf office
71 residential units, 228,260 sf office, 10,100 sf retail
409 residential units, 5,600 sf retail, 5,300 sf day care

483 residential units, 2,940 sf office

158 residential units, 13,400 sf office, 1,600 sf
commercial

335 residential units, 34,499 sf office, 1,600 sf
commercial

Under Review

Under Review

Under Review
Under Review

Under
Construction

Approved

Under
Construction

Under Review

Under Review

Under Review

Under Review

Under Review

Under Review
Under Review

Under Review

Approved

Approved

Approved
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Project
Number

Project Name

Project Location’

Jurisdiction

Environmental Setting

Proposed Development

Project Status

38

39

40
41

42
43

44

45
46

47
48

49
50

51
52
53
54
55

Willow Village

1005 O’Brien Drive and
1320 Willow Road

1105-1165 O'Brien Drive

123 Independence Drive
Residential Project

1350 Adams Court

Hampton Inn by Hilton Menlo
Park

Commonwealth Building 3
Project

Hotel Moxy

Alexandria Center for Life
Sciences

1021 Howard Avenue
1091 Industrial Road

155-160 Vista Del Grande
Hyatt Place Hotel

405 Industrial Road

501 Industrial Road

642 Quarry Road

808 Alameda de las Pulgas
841 Old County Road

1350-1390 Willow Road,
925-1098 Hamilton Avenue and
1005-1275 Hamilton Court

1005 O’Brien Drive and 1320
Willow Road,

1105-1165 O'Brien Drive

123 Independence Drive

1350 Adams Court
1704 El Camino Real

162 and 164 Jefferson Drive

3723 Haven Avenue

900, 960, 961, 967 Industrial
Road; 1003,

1011 Commercial Street; and
915, 1055 and 1063 Old County
Road

1021 Howard Avenue
1091 Industrial Road

155-160 Vista Del Grande
26 El Camino Real

405 Industrial Road

501 Industrial Road

642 Quarry Road

808 Alameda de las Pulgas
841 Old County Road

Menlo Park

Menlo Park

Menlo Park
Menlo Park

Menlo Park
Menlo Park

Menlo Park

Menlo Park

San Carlos

San Carlos

San Carlos

San Carlos

San Carlos

San Carlos
San Carlos
San Carlos
San Carlos

San Carlos

1,600,000 sf office, 200,000 sf commercial, 1,730
residential units, 193-room hotel

227,050 sf R&D

131,285 sf R&D

432 residential units

260,400 sf R&D

70-room hotel

249,500 sf office

163-room hotel
1,625,390 sf of office and R&D space

190,869 sf R&D

139,200 sf of commercial space

89 residential units

104-room hotel

304,070 sf R&D

191-room hotel

410,072 sf R&D and office use
87 residential units

325,448 sf R&D buildings

Approved

Under Review

Under Review

Under Review

Under Review

Under Review

Under Review

Under Review

Under Review

Under Review

Under
Construction

Under Review

Under
Construction

Under Review
Under Review
Under Review
Under Review

Under Review
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Project
Number  Project Name Project Location’ Jurisdiction Proposed Development Project Status
56 887 Industrial Road (formerly 887 Industrial Road San Carlos 528,520 sf commercial Under
Meridian 25) Construction
57 1451-1501, and 1601 California  1451-1501, and 1601 California Palo Alto 180 residential units Approved
Avenue Avenue
58 4256 El Camino Real Hotel 4256 El Camino Real Palo Alto 96-room hotel Approved
Project
59 Auto Dealership Project 1700 Embarcadero Road Palo Alto 62,000 sf service commercial Approved
60 231 Grant Avenue 231 Grant Avenue Palo Alto 110 residential units Approved
61 San Antonio Road Housing 800 San Antonio Road Palo Alto 75 residential units Approved
62 Housing Incentive Program 788 San Antonio Road Palo Alto 102 residential units, 1,800 sf retail Approved
Expansion and Mixed-Use
Project
63 Sacred Hearts Schools 150 Valparaiso Ave Atherton 79,055 sf academic arts building Approved

Academic Arts Building Project

Source: County of San Mateo 2023; City of East Palo Alto 2023; Redwood City 2023; City of Menlo Park 2023; City of San Carlos 2023; City of Palo Alto 2023; City of Atherton 2023
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Figure 3-1 Location of Cumulative Projects
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4 Environmental Impact Analysis

This section discusses the possible environmental effects of the project for the specific issue areas
that were identified through the scoping process as having the potential to experience significant
effects. A “significant effect” as defined by the CEQA Guidelines Section 15382:

means a substantial, or potentially substantial, adverse change in any of the physical conditions
within the area affected by the project including land, air, water, minerals, flora, fauna, ambient
noise, and objects of historic or aesthetic significance. An economic or social change by itself
shall not be considered a significant effect on the environment. A social or economic change
related to a physical change may be considered in determining whether the physical change is
significant.

The assessment of each issue area begins with a discussion of the environmental setting related to
the issue, which is followed by the impact analysis. In the impact analysis, the first subsection
identifies the methodologies used and the “significance thresholds,” which are those criteria
adopted by the County and other agencies, universally recognized, or developed specifically for this
analysis to determine whether potential effects are significant. The next subsection describes each
impact of the proposed project, mitigation measures for significant impacts, and the level of
significance after mitigation. Each effect under consideration for an issue area is separately listed in
bold text with the discussion of the effect and its significance. Each bolded impact statement also
contains a statement of the significance determination for the environmental impact as follows:

= Significant and Unavoidable. An impact that cannot be reduced to below the threshold level
given reasonably available and feasible mitigation measures. Such an impact requires a
Statement of Overriding Considerations to be issued if the project is approved per CEQA
Guidelines Section 15093.

= Less than Significant with Mitigation Incorporated. An impact that can be reduced to below the
threshold level given reasonably available and feasible mitigation measures. Such an impact
requires findings under CEQA Guidelines Section 15091.

= Less than Significant. An impact that may be adverse but does not exceed the threshold levels
and does not require mitigation measures. However, mitigation measures that could further
lessen the environmental effect may be suggested if readily available and easily achievable.

= No Impact. The proposed project would have no effect on environmental conditions or would
reduce existing environmental problems or hazards.

Following each environmental impact discussion is a list of mitigation measures (if required) and the
residual effects or level of significance remaining after implementation of the measure(s). In cases
where the mitigation measure for an impact could have a significant environmental impact in
another issue area, this impact is discussed and evaluated as a secondary impact. The impact
analysis concludes with a discussion of cumulative effects, which evaluates the impacts associated
with the proposed project in conjunction with other planned and pending developments in the area
listed in Section 3, Environmental Setting.

The Executive Summary of this EIR summarizes all impacts and mitigation measures that apply to
the proposed project.
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Aesthetics

4.1 Aesthetfics

This section evaluates the potential impacts on aesthetics, including scenic vistas, scenic resources,
visual character and quality, and light and glare, associated with the implementation of the
proposed project.

4.1.1 Setting

The unincorporated community of North Fair Oaks is situated on the San Francisco Peninsula, about
halfway between San Francisco and San Jose. North Fair Oaks is characterized by a variety of land
uses including a high concentration of industrial uses in the northeast parts of the community,
single-family residential in the southern and southeastern parts of the community, higher intensity
multi-family residential in the northern and northwestern parts of the community, higher intensity
commercial in the along Middlefield Road, and higher intensity commercial and retail along the
western border of the community. The landscape is characterized by marshlands and sloughs at sea
level northeast of the community, which connect to the San Francisco Bay, and hilly terrain to the
west of the community. The community itself is relatively flat and does not contain any significant
ridgelines. The urban, built-up environment restricts views of the bay and hillsides in the distance.
Highway 82 (El Camino Real) runs along the southwest boundary of North Fair Oaks, Highway 101
(Bayshore Freeway) runs just to the west of the area’s western border, and Highway 84 (Woodside
Road) runs just to the northeast of the community. Caltrain runs directly through North Fair Oaks,
and the Southern Pacific Railroad Dumbarton Spur line also transects the community, running
roughly northwest to southeast.

a. Visual Characterization of the Project Area

As described in Section 2, Project Description, the project would rezone residentially-zoned areas
adjacent to El Camino Real and Middlefield Road from the existing R-1 and R-3 single- and
multifamily zoning designations to either CMU-1, CMU-3, or NMU* to allow more multifamily and
commercial-residential mixed-use development. The rezoning portion of the project would result in
increased heights and densities in these areas. The following discussion characterizes the existing
visual conditions in the project area.

El Camino Real

Commercial uses are found in a narrow business strip which runs the full length of El Camino Real
through the county. Some buildings have limited landscaping. The electrical transmission lines are
above ground and wires are a dominant visual element as shown in Figure 4.1-1. Although long-
range views along El Camino Real are available to the public, they do not offer clear views of
landscape elements such as mountains or San Francisco Bay, nor do they feature unified or cohesive
architectural and landscape design. Most buildings range from one to two stories. However, the
senior living center at the northwest corner of El Camino Real and East Selby Lane, as shown in
Figure 4.1-2, and Fair Oaks Commons located at 2851 El Camino Real are three stories tall.

! CMU-1 = Commercial Mixed Use-1 District, CMU-3 = Commercial Mixed Use-3 District, NMU = Neighborhood Mixed Use District
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Figure 4.1-1 View of Development along El Camino Real

Source: WRT 2022

Figure 4.1-2 Assisted Living Center on El Camino Real/E. Selby Lane

Source: WRT 2022
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Middlefield Road

Middlefield Road, shown in Figure 4.1-3 and Figure 4.1-4, is the main commercial. It is characterized
by higher-density commercial uses, primarily locally-serving retail, with some scattered residential
uses. Some buildings have limited landscaping. Similar to other commercial areas in the community,
electrical transmission lines are above ground and wires are a dominant visual element. Commercial
uses in the Middlefield Road area of North Fair Oaks are intensely developed up to each property
line. Some parcels include parking lots with set back commercial buildings. Building heights range
from one to two stories.

Figure 4.1-3 Commerical Development with Lot Set Back Along Middlefield Road

Source: WRT 2022

Figure 4.1-4 Commercial Development Along Middlefield Road

Source: WRT 2022
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Residential Areas in North Fair Oaks

The North Fair Oaks’ residential area character is shaped by small single-family bungalows with
attached garages which are located in a number of areas with low-rise multifamily dwellings, as
shown in Figure 4.1-6 and Figure 4.1-6. Exterior construction materials of these dwellings are
generally masonry stucco and finished in pastel colors. Many areas use low fences to enclose front
yards. Large oak trees sporadically dot the streetscape. Street patterns are typically gridiron with a
few curvilinear arrangements and often sidewalks remain undeveloped. Some areas of North Fair
Oaks contain large amounts of vegetation, while others have a minimal amount.

Figure 4.1-5 View of Residential Sireet North of Middlefield Road
T v o PR, T L, S
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Source: WRT 2022

Figure 4.1-6 View of Ad

jacent Residential Neighborhoods
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b. Light and Glare

As an urbanized area, North Fair Oaks has high light levels associated with development and
transportation. Light refers to light emissions (brightness) generated by a source of light. Stationary
sources of light include exterior parking lot lighting, building security lighting, and streetlights;
mobile sources of light include the headlights of vehicles driving on roadways near the project site.

Glare is defined as focused, intense light emanated directly from a source or indirectly when light
reflects from a surface. Daytime glare is caused in large part by sunlight shining on highly reflective
surfaces at or above eye level. Reflective surfaces area associated with buildings that have expanses
of polished or glass surfaces, light-colored pavement, and the windshields of parked cars.

Surface parking lots exist throughout the community, associated with commercial centers, schools,
churches, and other institutions. Some of these have trees growing within the perimeter of the
parking lot but others are open to the sun. Cars parked in these lots are more likely to produce glare
throughout the day.

4.1.2 Regulatory Setting
a. State

California Scenic Highway Program

The California Department of Transportation (Caltrans) manages the State Scenic Highway Program.
The program was created in 1963 with the goal of protecting the aesthetic significance of scenic
highways throughout the state. According to the State Streets and Highways Code (Sections 260
through 263), a highway may be designated as scenic based on its scenic quality, how much of the
natural landscape can be seen by travelers, and the extent to which development intrudes on the
traveler’s enjoyment of the view. The California Scenic Highway Program’s Scenic Highway System
List identifies scenic highways that are either eligible for designation or have already been
designated as such within San Mateo County, but none of these occur within the community of
North Fair Oaks near the rezone sites (Caltrans 2023). The nearest officially designated State Scenic
Highway is Interstate 280 from the Santa Clara County line to north of the San Bruno city limits
located approximately 3.7 miles from the project area.

b. Local

San Mateo County General Plan

The Visual Quality Element of the County General Plan describes the visual character of San Mateo
County's topography, natural vegetation, water bodies, developed areas, scenic roads and corridors;
explains existing visual controls; analyzes relevant issues; and finally, provides statements of policy
to guide decision-makers in managing the preservation and modification of these resources. The
Visual Quality Element also includes detailed definitions of development, structure, ridgelines and
skylines, visual resources, visual quality, public view, scenic road, and other aesthetic-based terms in
order to set a standard for the county (County of San Mateo 1986).

The San Mateo County General Plan includes goals and objectives to support cohesive community
design and enhance the visual quality of neighborhoods in the county.
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Visual Quality Policies

Goal 4.1: Protection of Visual Quality

Protect and enhance the natural visual quality of San Mateo County.

b. Encourage positive visual quality for all development and minimize adverse visual
impacts.

c. Encourage citizen awareness and interest in San Mateo County’s scenic resources.

Goal 4.3: Protection of Vegetation

a. Minimize the removal of visually significant trees and vegetation to accommodate
structural development.

Policy 4.15:

Policy 4.16:

Policy 4.21:

Policy 4.22:

Policy 4.36:

Policy 4.38:

Policy 4.39:

Appearance of New Development

a. Regulate development to promote and enhance good design, site relationships
and other aesthetic considerations.

b. Regulate land divisions to promote visually attractive development.

Supplemental Design Guidelines for Communities

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

Utility Structures

Minimize the adverse visual quality of utility structures, including roads, roadway
and building signs, overhead wires, utility poles, T.V. antennae, distributed energy
resources, solar water heaters, and satellite dishes.

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

Urban Area Design Concept

a. Maintain and, where possible, improve upon the appearance and visual
character of development in urban areas.

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

Urban Design Review District
Develop design review regulations which incorporate guidelines on managing design
problems found in predominantly urban areas.

Commercial Signs and Outdoor Advertisements
Regulate commercial signs and outdoor advertising by using a consolidated set of
standards.
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Policy 4.40: Scenic Roads
Give special recognition and protection to travel routes in rural and unincorporated
urban areas which provide outstanding views of scenic vistas, natural landscape
features, historical sites and attractive urban development.

Policy 4.43: Criteria for Scenic Designation

a. Select avariety of road types irrespective of their traffic functions, as long as the
visual quality afforded justifies the selection.

b. Select roads in rural areas representative of the variety and quality of scenery
available in the County such as those which provide views of unusual natural
landforms (i.e., exposed rock faces, sea cliffs, steep noticeable slopes, etc.),
unique vegetative communities (i.e., large plants or trees, unusually large
groups of plants, heritage trees), the coastline, streams, natural and man-made
bodies of water, waterfalls, vista points, structures of architectural interest and
open space areas where agricultural operations may be viewed.

c. Select roads in urban areas which display attractive urban development (i.e.,
State and County historical sites, singular and multiple structures of
architectural interest, engineering constructs, and other archaeological,
historical, or cultural sites), and provide views of natural scenery in an urban
setting.

d. Consider routes which provide access to and connect public recreation areas
and places of historic and cultural interest.

San Mateo County Code

Design Review Zoning Ordinance

San Mateo County Zoning Regulations (SMCZR) Chapter 28.1 aims to guide and regulate the design
and appearance of development in order to enhance areas of the county that have deteriorated
over time or are no longer up to County design standards. The Design Review Zoning Ordinance is
also meant to address areas in the county that have sites or structures that are incompatible with
the character of the neighborhood or are insensitive to the natural environment, especially in older
undeveloped or partially developed areas, existing and proposed communities, clustered
developments, and areas with unique environmental and/or resource value. This chapter aims to
establish standards and policies that will promote, preserve, and enhance building design, proper
site development, and other environmental characteristics in communities and areas where
previous planning and zoning controls have been found inadequate for these purposes and the
economic and physical stability is threatened by new development. Included in Chapter 28.1 is
Section 6565.18, which sets standards for landscaping, lighting, utility provisions and extensions,
and signs that are added to new commercial and mixed-use development on Middlefield Road. In
addition, the section specifically requires all new utility lines developed on Middlefield Road to be
underground.

Chapter 29: Design Review and Site Development Permit

SMCZR Chapter 29 applies to all areas of North Fair Oaks zoned Commercial Mixed Use-1 (CMU-1),
Commercial Mixed Use-2 (CMU-2), Commercial Mixed Use-3, Neighborhood Mixed Use-El Camino
Real (NMU-ECR), and certain projects in areas zoned M-1/NFO and M-1/NFO/Edison. The purpose of
the design review and site development permit process is to provide a unified manner in which
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developments are reviewed, by bringing to bear all of the required criteria and reviews in a single
procedure, incorporating to the extent possible, zoning review, review of required environmental
mitigation, and design review. Included in Chapter 29 is Section 6566.16, which sets standards for
landscaping, lighting, utility provisions and extensions, and signs that are added to new commercial
and mixed-use development in areas zoned as CMU-1, CMU-2, and NMU-ECR. Specifically, Section
6566.18 requires that new utility lines be developed underground. All development in the CMU-1,
CMU-2, and NMU-ECR Districts must comply with the design standards described in Sections
6566.15 and 6566.16, and must obtain a site development permit according to the procedures and
requirements described therein.

Community Design Manual

The Community Design Manual was created to provide guidelines by which the County Design
Review Administrator may evaluate individual building permits where the Design Review Zoning
District is combined with existing zoning districts. The Manual is designed to be flexible in structure
and organization so that additional guidelines and criteria may be added. It is the policy of San
Mateo County to avoid and prevent possible community deterioration, through the implantation of
the design criteria set forth in the Manual. These criteria help to preserve and enhance property
values, the visual character of communities, natural resources, and the public health, safety, and
welfare of San Mateo County.

Significant Tree Ordinance

The San Mateo County Significant Tree Ordinance is included as Part Three of Division VIII of the San
Mateo County Ordinance Code. San Mateo County deemed existing and future trees in the County
as a valuable and distinctive natural resource. The trees and tree communities of the County
augment the economic base through provision of resources for forest products, encouragement of
tourism, and enhancement of the living environment. The Significant Tree Ordinance prohibits the
indiscriminate removal or destruction of trees and tree communities in San Mateo County. In
addition, the ordinance requires that the preservation and replacement of significant tree
communities on private and public property is necessary to protect the natural beauty of the area,
protect property values, and prevent undesirable changes in the environment (County of San Mateo
1990).

Ordinance No. 2427

Ordinance No. 2427 contains the Regulations for the Preservation, Protection, Removal and
Trimming of Heritage Trees on Public and Private Property. The heritage tree population in San
Mateo County has been an asset in contributing to the economic, environmental, and aesthetic
stability of the County and the welfare of its people and of future generations. Destruction of
heritage trees could diminish beauty, scientific and historical values, adversely affect the
environment, reduce property values, detract from scenic highways, and destroy the County’s
recreational economy. It is prohibited for any person to cut down, destroy, move, trim or prune a
tree so that it effectively removes any heritage tree growing on any public or private property within
the unincorporated area of San Mateo County without first obtaining a permit from the San Mateo
County Planning Department (County of San Mateo 1977).
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North Fair Oaks Community Plan

Chapter 7 of the North Fair Oaks Community Plan established design standards for the community.
The design standards and guidelines in this chapter provided direction for the physical development
of North Fair Oaks and provide property owners and developers with a clear vision of the type and
quality of development the community desires and expects. In addition to the land use regulations
described in Chapter 2: Land Use Designations, the standards and guidelines promote high-quality,
context-sensitive development. The standards and guidelines are not intended to be only
prescriptive. Rather, they are meant to provide sufficient flexibility for creativity and variety in the
design and development of public and private space (County of San Mateo 2011a, 2011b).

4.1.3 Impact Analysis

a. Methodology and Significance Thresholds

Pursuant to Public Resources Code Section 21099(d)(1), aesthetic and parking impacts of a
residential, mixed-use residential, or employment center project on an infill site within a transit
priority area are not considered significant impacts on the environment. However, impacts to
aesthetics have been evaluated here to demonstrate CEQA compliance and consistency with all
applicable regulations.

The following thresholds of significance are based on CEQA Guidelines Appendix G. For purposes of
this EIR, implementation of the proposed project may have a significant adverse impact if it would
do any of the following:

1. Have a substantial adverse effect on a scenic vista;

2. Substantially damage scenic resources, including but not limited to, trees, rock outcroppings,
and historic buildings within a state scenic highway;

3. Innon-urbanized areas, substantially degrade existing visual character or quality of public views
of the site and its surroundings? If the project is in an urbanized area, would the project conflict
with applicable zoning and other regulations governing scenic quality; or

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

b. Project Impacts and Mitigation Measures

Threshold 1: Would the project have a substantial adverse effect on a scenic vista?

Impact AES-1 THE PROPOSED PROJECT WOULD NOT HAVE A SUBSTANTIAL ADVERSE IMPACT ON A
SCENIC VISTA. IMPACTS WOULD BE LESS THAN SIGNIFICANT.

Scenic vistas are considered expansive views from elevated positions, such as those from a roadway
in the mountains, or views provided from a public place where the landscape is visible into the
distance (e.g., looking at mountains across a field with little intervening development or vegetation).
North Fair Oaks is characterized by marshlands and sloughs at sea level northeast of the community,
which connect to the San Francisco Bay, and hilly terrain to the west of the community. The
community consists of primarily urbanized, built up land and flat terrain. Many of the natural visual
resources once found in urban areas of San Mateo County have been significantly altered or
removed in order to accommodate intense development (County of San Mateo 1986).
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The sites proposed for rezoning are located along the El Camino Real and Middlefield Road corridors
where public views would not be obstructed due to intervening development. The County identifies
El Camino Real between Crystal Springs Road in the City of San Mateo and Easton Drive in the City of
Burlingame as a scenic corridor. While one portion of the project area is along the eastern side of El
Camino Real, the area designated as a scenic corridor is located approximately 12 miles north of the
project area. Thus, the project site would not be visible from an identified scenic corridor. In
addition, existing trees along El Camino Real limit views of the hills to the west.

The project would rezone some parcels from R-1 and R-3 single- and multifamily zoning designations
to either CMU-1, CMU-3, or NMU, to allow more multifamily and commercial-residential mixed-use
development. Existing development in the rezone areas currently obstruct views of visual resources
to the east and west. Physical changes resulting from development facilitated by the project may
include development of higher-density housing and first-floor commercial uses. However, because
views of identified scenic vistas are already obstructed, the proposed project would not have a
substantial adverse impact on a scenic vista or surrounding views of the project site. Impacts would
be less than significant.

Mitigation Measures

No mitigation is required.

Significance After Mitigation

Impacts would be less than significant without mitigation.

Threshold 2: Would the project substantially damage scenic resources, including but not limited
to, trees, rock outcroppings, and historic buildings within a state scenic highway?

Impact AES-2 THE PROPOSED PROJECT WOULD NOT SUBSTANTIALLY DAMAGE SCENIC RESOURCES,
INCLUDING BUT NOT LIMITED TO, TREES, ROCK OUTCROPPINGS, AND HISTORIC BUILDINGS WITHIN A STATE
SCENIC HIGHWAY. THERE WOULD BE NO IMPACT.

The project would result in changes to the County’s Zoning Regulations, which include physical
standards, allowable activities, and development procedures; and changes to the County’s General
Plan Land Use maps, which specify the basic uses and densities appropriate to various
unincorporated areas.

As noted in Section 4.1.2, Regulatory Setting, no eligible or officially designated scenic highways run
within the project vicinity. In addition, no County designated scenic routes are near the highway.
The distance from these highways, densely urbanized area, and mature trees located between
scenic highways and the project area do not offer views of any parcels within the project area from
a state scenic highway. Future development facilitated by the project would be required to comply
with the County’s applicable tree ordinances if tree removal is proposed.

Because the project site is not located within proximity of a state- or county-designated or eligible
highway, the proposed project would not substantially degrade any scenic resource that would be
viewed from a scenic highway. Thus, there would be no impact.

Mitigation Measures

No mitigation is required.
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Significance After Mitigation

There would be no impact.

Threshold 3: Would the project, in non-urbanized areas, substantially degrade the existing visual
character or quality of public views of the site and its surroundings? (Public views are
those that are experienced from a publicly accessible vantage point). If the project is
in an urbanized area, would the project conflict with applicable zoning and other
regulations governing scenic quality?

Impact AES-3 DEVELOPMENT FACILITATED BY THE PROJECT WOULD NOT CONFLICT WITH REGULATIONS
THAT GOVERN SCENIC QUALITY. IMPACTS WOULD BE LESS THAN SIGNIFICANT.

The sites proposed for rezone are an in urbanized area. CEQA Guidelines Section 21071 defines an
urbanized area as an unincorporated area that meets either of the following criteria:

= |s either of the following:

@ Completely surrounded by one or more incorporated cities, and both of the following
criteria are met:

- The population of the unincorporated area and the population of the surrounding
incorporated city or cities equals not less than 100,000 persons.

- The population density of the unincorporated area at least equals the population
density of the surrounding city or cities.

@ Located within an urban growth boundary and has an existing residential population of at
least 5,000 persons per square mile. For purposes of this subparagraph, an “urban growth
boundary” means a provision of a locally adopted general plan that allows urban uses on
one side of the boundary and prohibits urban uses on the other side.

= The Board of Supervisors with jurisdiction over the unincorporated area has previously taken
both of the following actions:

o Issued a finding that the general plan, zoning ordinance, and related policies and programs
applicable to the unincorporated area are consistent with principles that encourage
compact development in a manner that does both of the following:

- Promotes efficient transportation systems, economic growth, affordable housing,
energy efficiency, and an appropriate balance of jobs and housing.

- Protects the environment, open space, and agricultural areas.

o Submitted a draft finding to the Office of Planning and Research at least 30 days prior to
issuing a final finding, and allowed the office 30 days to submit comments on the draft
findings to the board of supervisors.

The North Fair Oaks community meets the first criteria because the population of its surrounding
cities, Redwood City and Atherton, is greater than 100,000 persons and the population density of
North Fair Oaks is greater than the population densities of its surrounding cities (California
Department of Finance 2022). Therefore, this analysis considers whether the project conflicts with
applicable zoning and other regulations governing scenic quality.

Most development facilitated by the project would be infill development intended to increase the
visual quality of the affected areas, create a more unified visual experience, and fill in vacant and
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undesirable visual areas with attractive new development. Investment in new urban infill typically
improves visual quality by developing vacant, underutilized, or aging properties and improving
maintenance of existing development.

Development facilitated by the proposed project would be required to comply with Chapter 7,
Design Standards & Guidelines, of the North Fair Oaks Community Plan. The chapter includes
policies regarding roadway and streetscape design, sidewalks and landscaping, and maintenance of
community identity through strategic street planning. In addition, development facilitated by the
proposed project would be required to adhere to the SMCZR Chapter 29, which establishes
requirements for design review and site development permitting for all areas within North Fair Oaks
zoned CMU-1, CMU-2, CMU-3, NMU-ECR, and certain projects in areas zoned M-1/NFO, and M-
1/NFO/Edison. The project would amend the SMCZR to incorporate the requirements of Section
6565.18 and Chapter 28.1 into Chapter 29. Developments on Middlefield Road would continue to be
required to follow Section 6565.18 standards for the use, type and color of materials used for
development, as well as standards for landscaping, lighting, utility provisions and extensions, and
signs that are added to new commercial and mixed-use development on Middlefield Road. As part
of SMCZR Sections 6565.18 and 6566.16 requirements and consistent with General Plan Policy 4.20,
all new utility distribution lines are required to be underground in the CMU-1, CMU-3, NMU-ECR
Districts, and along Middlefield Road, which would improve the visual quality of local streets. Part 2
of the Building and Site Design Standards also sets general guidelines for building design and
orientation, building elements and materials, site features, utilities, and landscaping. Compliance
with these applicable local regulations would minimize impacts to scenic quality, and impacts would
be less than significant.

Mitigation Measures

No mitigation is required.

Significance After Mitigation

Impacts would be less than significant without mitigation.

Threshold 4: Would the project create a new source of substantial light or glare that would
adversely affect daytime or nighttime views in the area?

Impact AES-4 COMPLIANCE WITH THE SMCZR WOULD ENSURE THAT NEW SOURCES OF LIGHT AND
GLARE CREATED BY THE PROPOSED PROJECT WOULD NOT ADVERSELY AFFECT DAYTIME OR NIGHTTIME VIEWS IN
THE AREA. IMPACTS WOULD BE LESS THAN SIGNIFICANT.

The project site includes some undeveloped and some developed parcels in an urbanized area with
commensurate light and glare. Development facilitated by the project would, in large part, occur as
infill on already developed parcels along the extent of El Camino Real and along Middlefield Road.
New lighting could occur on buildings for safety and in pedestrian walkways, and light could be
emitted from interior sources through windows on buildings. The main source of glare would likely
be from the sun shining on the windows of parked cars associated with uses at the new
development.

The project could affect daytime or nighttime views in the area. For sites zoned as CMU-1, CMU-2,
CMU-3, or NMU-ECR, development on these sites would be required to comply with SMCZR Chapter
29. SMCZR Section 6567.6 requires that all exterior and interior lighting in CMU-1 be dark-night
compliant and designed and located so that direct rays and glare are confirmed to the premises. In
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addition, SMCZR Section 6567.6 prohibits all flood lights unless an applicant can demonstrate their
need on the site. SMCZR Section 6565.20(F) requires that exterior lighting be minimized and
designed with a specific activity in mind so that outdoor areas would be illuminated no more than is
necessary. Additional guidance pertaining for lighting and design guidance in areas zoned as CMU-2,
NMU-ECR, CMU-3 is provided in SMCZR Chapters 29.2, 29.3, and 29.4, respectively. For all areas
within a NMU District in North Fair Oaks, SMCZR Section 6395 requires all exterior and interior
lighting to be designed and located so that direct rays and glare are confined to the premises, with
the exception of lighting on the front building facade facing public sidewalk. In addition, Design
Review Districts, including NMU-ECR/DR, are subject to the lighting requirements presented in the
SMCZR Chapter 28.1. Compliance with the SMCZR would ensure that new sources of light and glare
created by the proposed project would not adversely affect daytime or nighttime views in the area.
Therefore, this impact would be less than significant.

Development facilitated by the project would mainly occur as redevelopment of existing built sites
or infill development of unused parcels between existing built sites. When facilities such as parking
lots are replaced with buildings, these replacements may reduce nighttime sources of light, because
parking lots are often more brightly lit during the nighttime than most buildings. Development of
underutilized or vacant parcels may result in new light sources, but they would likely be congruous
with nearby light sources (e.g., lighting from residential windows). Furthermore, as the development
facilitated by the project would be residential units, light from windows would be mostly filtered or
obscured by window coverings.

Finally, as the infill development on the rezone along El Camino Real and Middlefield Road would
occur along a major transit corridor, they would be designed to encourage alternative forms of
transportation. Therefore, glare associated with parked cars would be reduced. Impacts related to
increased light and glare under project implementation would be less than significant.

Mitigation Measures

No mitigation is required.

Significance After Mitigation

Impacts would be less than significant without mitigation.

4.1.4 Cumulative Impacts

The geographic unit for cumulative aesthetics and visual quality impacts is the unincorporated
county and adjacent incorporated cities, especially areas in five miles of the project area. This
geographic scope is appropriate because views beyond five miles of the project area would not be
easily seen given the areas relatively flat topography, and due to surrounding development
obstructing views in all directions from the project area. Cumulative buildout in this region,
including projects listed in Table 3-1 and shown on Figure 3-1, would have the potential to adversely
impact visual resources.

Past, present, and reasonably foreseeable projects would have limited, site-specific impacts on
public viewsheds and scenic resources throughout the County. Most of the projects listed in Table 3-
1 would not result in substantial impacts to public viewsheds or scenic resources given the proposed
massing and heights of structures, or the proposed locations within developed areas with
comparable structures. Similar to the project, those projects would undergo design review or
environmental review to mitigate impacts to the extent feasible, and cumulative impacts would be
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less than significant. As discussed under Impact AES-1, development facilitated by the project would
be required to a