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EXECUTIVE SUMMARY
1. PURPOSE OF THE EIR

The County of San Mateo (County) received a development application from MidPen Housing
Corporation (MidPen) for the proposed Cypress Point Affordable Housing Community Project (project).
The project proposes the development of 70 affordable housing units and a manager’s unit on an
11.02-acre parcel in the unincorporated community of Moss Beach.

This draft environmental impact report (EIR) evaluates the potential environmental effects of the
proposed project with the intention to provide the public, relevant public agencies, and stakeholders
information about the proposed project and its potential environmental effects. For the purposes of
compliance with the California Environmental Quality Act (CEQA), this document evaluates the project
under CEQA (Public Resources Code Section 21000 et seq.) and the State CEQA Guidelines

(14 California Code of Regulations [CCR] 15000 et seq.).

2. PROJECT LOCATION

The project site is located on an 11.02-acre parcel adjacent to the northeast corner of Carlos Street and
Sierra Street in the unincorporated community of Moss Beach, San Mateo County, California. The parcel
is designated as Assessor’s Parcel Number (APN) 037-022-070. The project site is bounded by vacant land
to the southwest (towards State Route 1), residential properties along 16th Street to the northwest (in the
community of Montara), and residential properties along Carlos, Sierra, and Lincoln Streets on the other
two sides. Individual houses along Stetson Street and Buena Vista Street also border the property.

3. PROJECT BACKGROUND AND OVERVIEW

The project involves development of 71 residential units on an 11.02-acre parcel within the
unincorporated community of Moss Beach in San Mateo County, California. The project requires
amendment of the General Plan to redesignate the parcel from Medium-High Density Residential to
Medium Density Residential.

Public outreach began in 2016, when MidPen conducted voluntary outreach to understand community
concerns prior to applying to the County for a pre-application workshop. MidPen held three community
open houses in 2016 (on March 16, July 11, and August 18) to discuss project conceptualization.

San Mateo County sponsored a public workshop on September 20, 2017, from 6:00 to 8:00 p.m. at the

El Granada Elementary School in El Granada, California. Consistent with Section 6415.4 of the County
of San Mateo Zoning Code, the purpose of the facilitated public workshop was to allow community
members and public agency representatives the opportunity to provide project input on the pre-application
and prior to the preparation of final development plans.

Community members had opportunities to provide input on September 27, 2017, at a meeting of the
Midcoast Community Council (an elected advisory body representing the community where the project is
located), and at San Mateo County Planning Commission hearings on January 22, 2020, and June 10,
2020. Public comment was heard during a Board of Supervisors hearing on July 21, 2020.
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4. PROJECT OBJECTIVES

MidPen seeks to achieve the following objectives by undertaking the proposed project and provide
affordable housing on the coastal portion of San Mateo County:

1. Provide a significant number of low-income affordable housing units in a vibrant, safe, well-
designed community that respects the coastal character of the region, consistent with the San
Mateo County Housing Element Adequate Site Inventory.

2. Provide affordable housing in the region at cost-effective densities that are competitive for
financing.

3. Address housing needs of households, families, and workers in the Midcoast and surrounding
region.

4. Provide housing for a diverse range of low-income workers and families.

5. Improve the jobs/housing balance and jobs/housing fit in the region by providing affordable
dwelling units near coastal jobs.

6. Provide informal recreational opportunities for residents in the region and the general public by
providing access to a trail on undeveloped portions of the site.

7. Be consistent with the character of the surrounding neighborhood by adhering to the existing
development guidelines to the extent feasible.

5. SIGNIFICANT ENVIRONMENTAL IMPACTS IDENTIFIED

Impacts of the proposed project and alternatives have been classified using the categories described
below:

o Significant, unavoidable, adverse impacts: Significant impacts that cannot be fully and
effectively mitigated. No measures could be taken to avoid or reduce these adverse effects to
insignificant or negligible levels.

e Significant, but mitigable impacts: These impacts are potentially similar in significance to those
of significant, unavoidable, adverse impacts, but can be reduced or avoided by the
implementation of mitigation measures.

e Less than significant impacts: Mitigation measures may still be required for these impacts as
long as there is rough proportionality between the environmental impacts caused by the project
and the mitigation measures imposed on the project.

The term “significance” is used throughout the EIR to characterize the magnitude of the projected impact.
For the purpose of this EIR, a significant impact is a substantial or potentially substantial change to
resources in the local proposed project area or the area adjacent to the proposed project. In the discussions
of each issue area, thresholds are identified that are used to distinguish between significant and
insignificant impacts. To the extent feasible, distinctions are also made between local and regional
significance and short-term versus long-term duration. Where possible, measures have been identified to
reduce project impacts to less than significant levels. CEQA requires that public agencies should not
approve projects as proposed if there are feasible mitigation measures available which would substantially
lessen the environmental effects of such projects (CEQA Statute §21002). Included with each mitigation
measure are the plan requirements needed to ensure that the mitigation is included in the plans and
construction of the project and the required timing of the action (e.g., prior to development of final
construction plans, prior to commencement of construction, prior to operation, etc.).

ES-2



Cypress Point Affordable Housing Community Project Environmental Impact Report
Executive Summary

The impacts and associated mitigation measures are shown in Table ES-1, Summary of EIR Impacts and
Mitigation Measures. Table ES-1 includes all impacts, including those described in the EIR and those
described separately in the initial study (see EIR Appendix B). This table should not be relied upon for a
thorough understanding of the proposed project and its associated impacts and mitigation needs; instead it
is presented for the reader as an overview of impacts and mitigation measures of the proposed project.
Please refer to the relevant environmental topic sections in EIR Chapter 3, Environmental Impacts
Analysis, and the initial study (see EIR Appendix B) for a thorough discussion and analysis of project-
level and cumulative environmental impacts and the mitigation measures identified to address those
impacts, as well as the basis for any proposed improvement measures.

The impact summary table describes and classifies each impact, lists recommended mitigation when
applicable, and states the level of residual impact (i.e., impact after implementation of mitigation).
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Table ES-1. Summary of EIR Impacts and Mitigation Measures

Impacts

Mitigation Measures

Residual Impacts

AESTHETICS

AES-1: The project could have a substantial adverse effect on a scenic vista,
views from existing residential areas, public lands, water bodies, or roads.

No mitigation required.

Less than significant

AES-2: The project could substantially damage or destroy scenic resources,
including, but not limited to, trees, rock outcroppings, and historic buildings
within a state scenic highway?

No mitigation required.

Less than significant

AES-3: The project could, in nonurbanized areas, substantially degrade the
existing visual character or quality of public views of the site and its
surroundings, such as significant change in topography or ground surface
relief features, and/or development on a ridgeline. (Public views are those
that are experienced from publicly accessible vantage point.) In an urbanized
area, the project could conflict with applicable zoning and other regulations
governing scenic quality.

No mitigation required.

Less than significant

AES-4: The project could create a new source of substantial light or glare
which would adversely affect day or nighttime views in the area?

No mitigation required.

Less than significant

AES-5: The project could be adjacent to a designated Scenic Highway or
within a State or County Scenic Corridor

No mitigation required.

Less than significant

AES-6: If within a Design Review District, would the project conflict with
applicable General Plan or Zoning Ordinance provisions?

No mitigation required.

Less than significant

AES-7: Would the project visually intrude into an area having natural scenic
qualities?

No mitigation required.

Less than significant

AIR QUALITY

Impact AQ-1: Would the project conflict with or obstruct implementation of the
applicable air quality plan

No mitigation required.

Less than significant

Impact AQ-2: Would the project result in a cumulatively considerable net
increase of any criteria pollutant for which the project region is non-attainment
under an applicable federal or state ambient air quality standard?

MM-AQ-2a Implement BAAQMD BMPs

During any construction period ground disturbance, the applicant shall ensure
that the general contractor implements measures to control dust and exhaust.
MidPen would include terms in all construction contracts related to the
Cypress Point project that require contractors to implement the following
BMPs:

. Exposed surfaces (e.g., parking areas, staging areas, soil piles,
graded areas, unpaved access roads) shall be watered with non-
potable water two times per day.

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

Less than significant
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Impacts Mitigation Measures Residual Impacts

e  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.

e  All roadways, driveways, and sidewalks shall be paved as soon as
possible.

. Idling times shall be minimized either by shutting equipment off when
not in use or by reducing the maximum idling time to 5 minutes
(as required by the California Airborne Toxics Control Measure in Title
13, Section 2485 of the CCR). Clear signage shall be provided for
construction workers at all access points.

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

. A publicly visible sign shall be posted with the telephone number and
person to contact at the City regarding dust complaints. This person
shall respond and take corrective action within 48 hours of a complaint
or issue notification. The BAAQMD’s phone number shall also be
visible to ensure compliance with applicable regulations.

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

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

e  All construction equipment shall be maintained and properly tuned in
accordance with manufacturer’s specifications. All equipment shall be
checked by a certified mechanic and determined to be running in
proper condition prior to operation.

MM-AQ-2b Use Low Diesel Particulate Matter Exhaust Construction Less than significant
Equipment

Prior to initiating any construction activities, MidPen or their contractors shall
develop a plan demonstrating that the off-road equipment used on-site to
construct the project would achieve a fleet-wide average of at least 78%
reduction in DPM emissions compared to the emissions calculated for the
project without mitigation. One feasible plan to achieve this reduction would
include the following: all mobile diesel-powered off-road equipment larger
than 25 horsepower and operating on-site for more than 2 days shall meet, at
a minimum, EPA particulate matter emissions standards for Tier 4 engines or
equivalent. Note that the construction contractor could use other measures to
minimize construction period DPM emissions to reduce the estimated cancer
risk below the thresholds. The use of equipment that meets EPA Tier 2
standards and includes CARB-certified Level 3 Diesel Particulate Filters or
alternatively fueled equipment (i.e., non-diesel) would meet this requirement.
Other measures may be the use of added exhaust devices, or a combination
of measures, provided that these measures are approved by the County and
demonstrated to reduce community risk impacts to less than significant.
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Impacts

Mitigation Measures

Residual Impacts

AQ-3: Would the project expose sensitive receptors to substantial pollutant
concentrations, as defined by the Bay Area Air Quality Management District?

MM-AQ-2a and MM-AQ-2b

Less than significant
with mitigation

AQ-4: Would the project result in other emissions (such as those leading to
odors) adversely affecting a substantial number of people

No mitigation required.

Less than significant

Impact C-AQ-1: Would the impacts of the proposed project, in combination
with other past, present, and reasonably foreseeable future projects,
contribute to a cumulative impact related to air quality?

No mitigation required.

Less than significant

BIOLOGICAL RESOURCES

Impact BIO-1: Would the project have a substantial adverse effect, either
directly or through habitat modification, on any species identified as a
candidate, sensitive, or special-status species in local or regional plans,
policies, or regulations by the California Department of Fish and Wildlife or
U.S. Fish and Wildlife Service?

MM-BIO-1. The following general measures shall be implemented during the
project:

a) Prior to the start of the project, all construction crew members,
including the project stormwater inspector, will attend an
environmental awareness training presented by a qualified biologist.
A training brochure describing special-status species, project
avoidance and minimization measures, key contacts, and potential
consequences of impacts to special-status species and potentially
jurisdictional features will be distributed to the crew members during
the training. During the training the qualified biologist will review with
the project stormwater inspector the requirement of weekly inspection
of wildlife exclusion fencing as described in MM-BIO-1m. Trainees will
sign an environmental training attendance sheet.

b) If any animals are encountered during project activities, said animals
shall be allowed to leave the work area unharmed. Animals shall not
be picked up or moved in any way.

c) During project activities, all trash that may attract predators shall be
properly contained, removed, and disposed of regularly. Following
construction, trash/construction debris shall be removed from work
areas.

d) Construction materials, including, but not limited to, wooden pallets,
best management practices (BMPs), equipment, or other materials,
that are left on the ground for more than 24 hours shall be inspected
before and during moving of the materials to prevent potential impacts
to animals that may have utilized the materials as a temporary refuge.
Plastic pipes, if used, shall be covered with material to prevent
animals from entering the pipes.

e) The number of access routes, number and size of staging areas, and
total area of the activity shall be limited to the minimum necessary to
complete the project, and their boundaries shall be clearly
demarcated.

Less than significant
with mitigation
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Impacts

Mitigation Measures

Residual Impacts

f)

Disturbance to vegetation shall be kept to the minimum necessary to
complete the project activities. To minimize impacts to vegetation, a
qualified biologist shall work with the contractor to designate the work
area and any staging areas and clearly delineate areas that shall be
avoided with exclusion fencing (e.g., high-visibility orange construction
fencing, silt fence, ERTEC fencing, or other similar material).

The following measure shall be implemented to minimize impacts to special-
status plant species:

g)

Prior to the start of construction, a preconstruction survey for Choris’s
popcorn flower shall be conducted during the appropriate blooming
period. Choris’s popcorn flower occurrences within 50 feet of the
project work areas shall be flagged for avoidance by the project. If the
project cannot avoid impacts to this species, the project Proponent
shall consult with the CDFW on appropriate measures and/or actions
to protect or salvage the plant(s) prior to beginning construction.

The following measures shall be implemented to minimize impacts to special-
status amphibians and reptiles:

h)

k)

A qualified biological monitor shall be present during all initial ground-
disturbing activities, including grubbing and/or vegetation removal and
installation of the wildlife exclusion fence.

A preconstruction survey for California red-legged frog shall be
conducted within the project site immediately prior to ground
disturbance. If no individuals are detected, then construction-related
activities may proceed provided project avoidance and minimization
measures in this document are adhered to. If adults are present in the
construction area, work shall be stopped until individuals are allowed
to disperse on their own volition, or the species is relocated by a
qualified biologist with permission to handle California red-legged frog.

Disturbance to vegetation shall be kept to the minimum necessary to
complete the project activities. To minimize impacts to vegetation, a
qualified biologist shall work with the contractor to designate the work
area and any staging areas and clearly delineate areas that shall be
avoided with exclusion fencing (e.g., high-visibility orange construction
fencing, silt fence, ERTEC fencing, or other similar material).

Ground-disturbing construction activities (e.g., grubbing or grading)
should occur during the dry season (June 1-October 15) to facilitate
avoidance of California red-legged frog. Regardless of the season, no
ground-disturbing activities shall occur within 24 hours following a
significant rain event (greater than % inch in a 24-hour period).
Following a significant rain event and the 24 hour drying-out period, a
qualified biologist would conduct a preconstruction survey for
California red-legged frog prior to the restart of any project ground-
disturbing activities.
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)  To avoid impacts to California red-legged frog and other sensitive
wildlife species, a wildlife exclusion fence (e.g., silt fence, ERTEC
fencing, or other similar material) shall be installed around the
perimeter of the project, at the discretion of the qualified biologist.

m) The wildlife exclusion fence shall be inspected by a qualified biologist
or project stormwater inspector, who has received environmental
awareness training from a qualified biologist, on a weekly basis to
ensure that the fence is functioning as intended throughout the
duration of construction activities that may impact California red-
legged frog (e.g., ground disturbance, materials staging/parking
required on the north side of the project site). Removal of the wildlife
exclusion fence may be conducted at the discretion of a qualified
biologist if ground-disturbing activities have been completed and
remaining project activities would not impact California red-legged frog
(i.e., only interior site buildout activities remain).

Impact BIO-2: Would the project have a substantial adverse effect on any No mitigation required. No Impact
riparian habitat or other sensitive natural community identified in local or

regional plans, policies, regulations or by the California Department of Fish

and Wildlife or U.S. Fish and Wildlife Service? (No Impact)

Impact BIO-3: Would the project have a substantial adverse effect on state or MM-BIO-3: Implement the following BMPs to prevent erosion and Less than significant
federally protected wetlands (including, but not limited to, marsh, vernal pool, sedimentation to Montara Creek: with mitigation
coastal, etc.) through_dir(_e_ct remo_val, fil_ling_, hydrological interruption, or other a) Adhere to BMPs. Regardless of the season, construction shall adhere
means? (Less than Significant with Mitigation) to SWRCB BMPs, and no ground-disturbing activities shall occur

within 24 hours following a significant rain event (defined as greater

than Y4 inch in a 24 hour period).

b) Permanently Protect Exposed Surfaces. Before completion of the
project, all exposed or disturbed surfaces shall be permanently
protected from erosion with reseeding and landscaping.

c) Cover and Secure Spoils. All spoils, such as dirt, excavated material,
debris, and construction-related materials, generated during project
activities shall be placed within the limits of the designated
construction area. Spoils shall be covered or secured to prevent
sediment from escaping. Once the spoil pile is no longer active, it shall
be removed from the work area and disposed of lawfully at an
appropriate facility.

d) Stabilize Soils and Use BMPs. All exposed soils in the work area
resulting from project activities shall be stabilized immediately
following the completion of work to prevent erosion. Erosion and
sediment control BMPs, such as silt fences, straw hay bales, gravel or
rock-lined drainages, water check bars, and broadcast straw, can be
used. BMPs shall be made of certified weed-free materials. Straw
wattles, if used, shall be made of biodegradable fabric (e.g., burlap)
and free of monofilament netting. At no time shall silt-laden runoff be
allowed to enter any drainages or other sensitive areas.
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e) Do Not Fuel Near Drainages. All fueling and maintenance of vehicles
and other equipment and staging areas shall occur at least 100 feet
from any drainages and other water features. Crew members shall
ensure that contamination of habitat does not occur during such
operations. Prior to the onset of work, the construction contractor shall
prepare a plan to be approved by the County before construction
begins to allow a prompt and effective response to any accidental
spills. All workers shall be informed of the importance of preventing
spills and the appropriate measures to take should a spill occur.

BIO-4: Would the project interfere substantially with the movement of any MM-BIO-4 Conduct Nesting Bird Surveys. If project activities, including grass  Less than significant
native resident or migratory fish or wildlife species or with established native =~ mowing and tree trimming/removal, are conducted during nesting bird season with mitigation
resident or migratory wildlife corridors or impede the use of native wildlife (February 15-September 15), preconstruction nest surveys shall be

nursery sites? (Less than Significant with Mitigation) conducted in and near the project site (within 250 feet for large raptors and

100 feet for all other birds) by a qualified biologist within 7 days of the start of
construction. If nesting birds are identified during the preconstruction survey,
then the project shall be modified (i.e., a no-work exclusion buffer of
appropriate size [to be determined by the qualified project biologist] shall be
erected around active nests) and/or delayed as necessary to avoid impacts to
the identified nests, eggs, and/or young

BIO-5: Would the project conflict with any local policies or ordinances MM-BIO-5: Tree Replacement and Maintenance Plan Less than significant
pro_tecting b_iologi_cal resources, such as a tree p_res_qvation policy or a) Plans affecting the trees should be reviewed by the consulting arborist with mitigation
ordinance (including the County Heritage and Significant Tree Ordinances)? with regard to tree impacts. These include, but are not limited to, site

plans, improvement plans, utility and drainage plans, grading plans,
landscape and irrigation plans, and demolition plans.

b)  Route underground services including utilities, sub-drains, water, or
sewer around the Tree Protection Zone. For design purposes, the
Tree Protection Zone trees shall be defined as the tree dripline.

c) Any herbicides placed under paving materials must be safe for use
around trees and labeled for that use.

d) Do not lime the subsoil within 50 feet of any tree. Lime is toxic to tree
roots.

e) As trees withdraw water from the soil, expansive soils may shrink
within the root area. Therefore, foundations, footings, and pavements
on expansive soils near trees should be designed to withstand
differential displacement.

f)  Fences are to remain until all grading and construction is completed.
Where demolition must occur close to trees, such as removing curb
and pavement, install trunk protection devices such as winding silt
sock wattling around trunks or stacking hay bales around tree trunks.

g) Trees to be removed shall be felled so as to fall away from Tree
Protection Zone and avoid pulling and breaking of roots of trees to
remain. If roots are entwined, the Consulting Arborist may require first
severing the major woody root mass before extracting the trees, or
grinding the stump below ground.
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k)

All contractors shall conduct operations in a manner that will prevent
damage to trees to be preserved.

Any brush clearing required within the Tree Protection Zone shall be
accomplished with hand operated equipment.

All grading within the dripline of trees shall be done using the smallest
equipment possible. The equipment shall operate perpendicular to the
tree and operate from outside the Tree Protection Zone. Any
modifications must be approved and monitored by the consulting
arborist.

If injury should occur to any tree during construction, it should be
evaluated as soon as possible by the consulting arborist so that
appropriate treatments can be applied.

Maintenance of Impacted Trees:

)

m)

Preserved trees will experience a physical environment different from
that pre-development. As a result, tree health and structural stability
should be monitored. Occasional pruning, fertilization, mulch, pest
management, replanting and irrigation may be required.

Provisions for monitoring both tree health and structural stability
following construction must be made a priority. Inspect trees annually
and following major storms to identify conditions requiring treatment to
manage risk associated with tree failure.

BIO-6: Would the project conflict with the provisions of an adopted Habitat IN INITIAL STUDY 2.4.f No Impact
Conservation Plan, Natural Community Conservation Plan, or other approved

local, regional, or state habitat conservation plan?

BIO-7: Would the project be located inside or within 200 feet of a marine or No mitigation required. No Impact

wildlife reserve?

BIO-8: Would the project result in loss of oak woodlands or other non-timber
woodlands?

No mitigation required.

Less than significant

C-BIO-1: Would the impacts of the proposed project, in combination with
other past, present, and reasonably foreseeable future projects, contribute to
a cumulative impact related to biological resources?

No mitigation required.

Less than significant
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GEOLOGY AND SOILS

GEO-1: Would the project directly or indirectly cause potential substantial
adverse effects, including the risk of loss, injury, or death involving:

. Rupture of a known earthquake fault, as delineated on the most recent

Alquist-Priolo Earthquake Fault Zoning Map issued by the State
Geologist for the area or based on other substantial evidence of a
known fault (Less than Significant)

. Strong seismic ground shaking? (Less than Significant)

. Seismic-related ground failure, including liquefaction and differential
settling? (Less than Significant)

e Landslides? (Less than Significant)
e  Coastal cliff/bluff instability or erosion? (Less than Significant)

No mitigation required.

Less than significant

GEO-2: Would the project result in substantial soil erosion or the loss of
topsoil?

No mitigation required.

Less than significant

GEO-3: Would the project be located on a geologic unit or soil that is
unstable, or that would become unstable as a result of the project, and
potentially result in on- or off-site landslide, lateral spreading, subsidence,
liquefaction, or collapse?

No mitigation required.

Less than significant

GEO-4: Would the project be located on expansive soil, as defined in Table
18-1-B of the Uniform Building Code (1994), creating substantial direct or
indirect risks to life or property?

No mitigation required.

Less than significant

GEO-5: Would the project have soils incapable of adequately supporting the
use of septic tanks or alternative wastewater disposal systems where sewers
are not available for the disposal of wastewater?

IN INITIAL STUDY 2.7.e

No Impact

GEO-6: Would the project directly or indirectly destroy a unique
paleontological resource or site or unique geologic feature?

MM-GEO-1 Accidental Discovery of Paleontological Resources

In the event that paleontological resources are exposed during project work,
regardless of the location or geologic units in which the fossils are found,
work in the immediate vicinity of the find must stop until a Qualified
Professional Paleontologist (Qualified Paleontologist/Project
Paleontologist/Principal Paleontologist), who meets or exceeds the SVP
definition, can evaluate the significance of the find. Ground-disturbing
activities may continue in other areas outside an appropriate buffer, usually
50 feet. If the paleontologist determines the discovery to be significant, the
fossil(s) shall be salvaged.

Less than significant

C-GEO-1:Would the impacts of the proposed project, in combination with
other past, present, and reasonably foreseeable future projects, contribute to
a cumulative impact related to geology and soils?

No mitigation required.

Less than significant

ES-11



Cypress Point Affordable Housing Community Project Environmental Impact Report

Executive Summary

Impacts

Mitigation Measures

Residual Impacts

GREENHOUSE GAS AND CLIMATE CHANGE

GHG-1: Would the project generate greenhouse gas emissions, either directly
or indirectly, that may have a significant impact on the environment?

MM-TR-2 and MM-TR-4b

Less than significant

GHG-2: Would the project conflict with an applicable plan, policy or regulation
adopted for the purpose of reducing the emissions of greenhouse gases?

No mitigation required.

Less than significant

GHG-3: Result in the loss of forestland or conversion of forestland to non-
forest use, such that it would release significant amounts of GHG emissions,
or significantly reduce GHG sequestering?

No mitigation required.

Less than significant

GHG-4: Expose new or existing structures and/or infrastructure (e.g., leach
fields) to accelerated coastal cliff/bluff erosion due to rising sea levels?

No mitigation required.

Less than significant

GHG-5: Expose people or structures to a significant risk of loss, injury or
death involving sea level rise?

No mitigation required.

Less than significant

GHG-6: Place structures within an anticipated 100-year flood hazard area as  No mitigation required. No Impact
mapped on a Federal Flood Hazard Boundary or Flood Insurance Rate Map

or other flood hazard delineation map, or that would impede or redirect flood

flows?

GHG-7: Place within an anticipated 100-year flood hazard area structures No mitigation required. No Impact

that would impede or redirect flood flows?

C-GHG-1: Would the impacts of the proposed project, in combination with
other past, present, and reasonably foreseeable future projects, contribute to
a cumulative impact related to greenhouse gas emissions?

No mitigation required.

Less than significant

HAZARDS AND HAZARDOUS MATERIALS

HAZ-1: Would the project create a significant hazard to the public or the
environment through the routine transport, use, or disposal of hazardous
materials?

MM-HAZ-1a: Preconstruction Planning and Notification

Prior to the start of construction activity involving below-groundwork
(e.g., slab removal or excavating), a copy of the SMP shall be provided by the
applicant to all contractors for review.

MM-HAZ-1b: Implement Site-Specific Health and Safety Worker
Requirements

Prior to the start of construction, a HASP shall be prepared by the General
Contractor. The General Contractor and any subcontractors shall be
responsible for the health and safety of their own workers, as required by Cal-
OSHA, including but not limited to preparation of their own HASP and Injury
and lliness Prevention Plan (IIPP). The HASP(s) shall contain provisions for
limiting and monitoring chemical exposure to construction workers, chemical
and non-chemical hazards, emergency procedures, and standard safety
protocols.

Less than significant
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The General Contractor shall submit the HASP to San Mateo County
Environmental Health Services (EHS) at least 2 weeks prior to beginning
construction field work. HASPs shall be updated as the project proceeds if
unforeseen conditions are identified and necessitate modifications.

MM-HAZ-1c: Construction Best Management Practices

The following best management practices shall be implemented during
construction.

A. Site Control: Site control procedures shall be implemented by the
General Contractor to control the flow of personnel, vehicles, and
materials in and out of the site while working with potentially
contaminated materials. To control the spread of the contaminants of
potential concern, the following controls shall be taken by the General
Contractor:

a. The site perimeter shall be fenced by the General Contractor.
b.  Access and egress shall be controlled at selected locations.

c.  Signs shall be posted at each entrance by the General Contractor,
instructing visitors to sign in at the project support area.

B. Equipment Decontamination: Decontamination procedures shall be
established and implemented by the General Contractor to reduce the
potential for construction equipment and vehicles to transfer potentially
impacted soil onto public roadways or other off-site areas. Gravel shall
be placed at all site access points by the General Contractor and excess
soil shall be removed from construction equipment using dry methods
(e.g., brushing or scraping) prior to moving equipment off-site.

C. Personal Protective Equipment: PPE shall be used to isolate workers
from the contaminant of potential concern and physical hazards.
The minimum level of protection for workers coming into direct contact
with potentially contaminated materials is OSHA Level D PPE, listed
below.

The level of PPE shall be evaluated by the General Contractor on a
continuing basis and modified, based upon conditions encountered at the
site. The minimum PPE to be utilized during construction activities shall
include the following:

. Coveralls or similar construction work clothing;
. Reflective safety vests;

e  Steel-toed boots;

e Hard hat;

e  Work gloves, as necessary;

e  Safety glasses, as necessary; and

. Hearing protection, as necessary.
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MM-HAZ-1d: Dust Control Measures

All demolition and construction activities that have the potential to create dust
shall comply with specified dust control measures. The following actions are
required by the General Contractor to adequately address dust control:

. Construction areas shall be watered down at a sufficient frequency to
eliminate visible dust. Additional watering may be required whenever
the wind speed exceeds 15 miles per hour. Watering shall be
performed in a manner such that runoff will not be produced at any
time.

e Atthe end of each workday, all streets, sidewalks, paths, and
intersections where work has occurred shall be swept or vacuumed to
remove visible soil(s).

. All inactive soil piles expected to remain in-place for more than 7 days
shall be covered with plastic sheeting or an equivalent tarp and
properly secured to avoid wind damage.

e  Signage shall be placed along Lincoln, Sierra, Carlos, and Stetson
Streets to inform surrounding community members of the hotline
phone number(s) to call and report visible dust problems.

e If proposed dust suppression efforts are unsuccessful, other measures
shall be implemented to help control dust, such as wind breaks and/or
dust curtains along street frontages, pending final resolution of
necessary dust suppression efforts.

. Materials contained in all loading trucks or metal bins carrying
excavated materials shall be maintained below the sides and back of
the truck or metal bin and shall be properly covered to avoid dust
generation and drying of soils during transport. Excavated materials
may be moistened prior to transport.

. Drop heights shall be minimized while loading and unloading soil.

e  Truck tires shall be brushed prior to leaving the site, and truck loading
areas will be routinely swept and cleaned to avoid creating visible
dust. Soil handling activities shall be halted when the wind speed
exceeds 25 miles per hour and visible dust is being created that
cannot be mitigated by soil moistening.

MM-HAZ-1e: Retain a Hazardous Materials Specialist

1. Prior to the start of construction activities, a Hazardous Materials
Specialist shall be retained for consultation on the following:

. Soil sampling analysis shall occur prior to any construction that
would result in excavation within impacted soil areas near the
community room and building 12, or residential buildings 15 and
16. Inspection may use a portable, x-ray fluorescence analyzer
to field screen work area(s) during construction. Work area soils
also may be monitored based upon visual observations.
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e  Soil sampling analysis shall occur if previously unidentified
features of concern are encountered. These include USTs,
sumps, clarifiers, former water supply wells or similar features of
potential environmental concern.

If any of the above-listed material is found to contain lead, such materials
shall be disposed of in accordance with applicable federal, state, and local
regulations regarding worker safety and the safe removal and disposal of
lead-impacted soil.

2. Excavation Dewatering

During construction, if groundwater is encountered or accumulates in any
excavation(s) due to rainwater, the Hazardous Materials Specialist shall be
notified, and such water shall be handled in accordance with the following
protocols:

. For relatively small volumes of water, a temporary storage tank (frac
tank) shall be utilized to hold such groundwater on a short-term basis
while testing and disposal is arranged.

. If conditions require installation of a dewatering system or larger
volume of groundwater requires handling, proper RWQCB permits
shall be obtained. Required permit conditions shall be followed for
discharge into the nearby existing sanitary sewer or stormwater
system.

3. Soil Monitoring and Screening

During construction, the Hazardous Materials Specialist shall be notified by
the General Contractor of the discovery of the below conditions and shall be
on-site during the duration of construction activities to perform screening and
possible sample collection:

e  Discovery and removal of previously unidentified features of concern,
such as USTs, sumps, clarifiers, former water supply wells or similar
features of potential environmental concern.

e  Areas of suspected contaminated soils as deemed appropriate by the
Hazardous Materials Specialist or as reported by the General
Contractor.

The General Contractor is responsible for notification to the applicant of
suspected impacted soils or possible conditions of environmental concern. If
a UST or other features are discovered, work shall be suspended in its
immediate vicinity, and the applicant and Hazardous Materials Specialist will
be notified. EHS will be notified of the proposed response actions. Should a
UST be encountered, it shall be addressed under permit with the County.
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4. Contaminated Soils Excavation Practices

During construction activities if soil is encountered that is suspected of being
contaminated, earthwork in these suspect area(s) shall be stopped and
worker access to the suspect area(s) shall be restricted. Areas shall be
cordoned off, followed by notifying the Hazardous Materials Specialist. Soils
suspected as being contaminated shall be evaluated through screening
and/or analytical testing performed by a qualified professional tant so that
appropriate handling and disposal alternatives can be determined. Site
development activities may result in a net export of soil. Such soil shall be
properly characterized by a Hazardous Materials Specialist in accordance
with applicable regulations prior to transportation from the site.

If on-site reuse of potentially contaminated soil is desired, soil samples shall
be collected from such soil by the Hazardous Materials Specialist and
analyzed by the Hazardous Materials Specialist for the contaminant of
potential concern. If the contaminant is detected, whether above or below
regulatory agency screening levels, further investigation of such soils may be
performed by the Hazardous Materials Specialist. For soils considered for
reuse, if the contaminant(s) is detected below the applicable ESL, reuse of
the soil may be deemed appropriate, at the discretion of the applicant. If the
contaminant is detected above the applicable ESL and soils are being
considered for reuse on-site, the results and conditions shall be
communicated to EHS for concurrence.

If soils are proposed to be hauled off-site, any impacted soils shall be profiled
for proper disposal at landfill facilities under appropriate waste manifests.
Prior to off-site disposal, additional soil samples may be collected and
analyzed in accordance with the requirements of disposal facility(s). Soil
suspected of being contaminated during excavation, shall be stockpiled or
otherwise segregated from “clean” soil. Such soil shall be stockpiled on-site
on top of and covered by an “impermeable” liner (e.g., 6-mil plastic sheeting)
or other appropriate materials to reduce infiltration by rainwater and
contamination of underlying soil while its disposition is being determined. Any
such stockpiles shall be checked daily by the General Contractor to verify that
they are adequately covered.

5. Excavation of Surplus Soil

During construction, if excavation of surplus soil is proposed, surplus soils
generated during grading activities shall be profiled by the Hazardous
Materials Specialist for acceptance at appropriate facilities. Criteria for
acceptance (e.g., concentrations of specific contaminants, odors, additional
analytical testing, etc.) shall be determined by the acceptance facility(s) as
part of the acceptance process.
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6. Imported Fill Best Practices

During construction, an evaluation of import fill materials shall be conducted
by the Hazardous Materials Specialist and General Contractor to ensure such
fill meets the geotechnical and environmental requirements for the proposed
project. All selected sources of import fill shall have adequate documentation
or certification to verify that the fill source is appropriate for the site.
Documentation shall include detailed information on previous land use of the
fill source, any Phase | ESAs performed and findings, and the results of any
analytical testing performed.

If no documentation is available or the documentation is inadequate or if no
analytical testing has been performed, samples of the potential fill material
shall be collected and analyzed by the Hazardous Materials Specialist prior to
delivery of such soil to the site. The Hazardous Materials Specialist shall
provide guidance to the General Contractor regarding acceptability of
imported fill. No fill material shall be accepted if contaminant levels exceed
current residential environmental screening goals and/or regional background
concentrations.

7. Notifications

During construction, notifications of the discovery of the contaminants in field
screening, observations, or analytical results or other conditions of potential
environmental concern shall be immediately made to the applicant, General
Contractor, and Hazardous Materials Specialist. If analytical testing shows
that the contaminant is above its applicable screening level, the applicant and
the General Contractor shall be notified. The discovery of any subsurface
features shall be reported to the Hazardous Materials Specialist, followed by
notifying the County Environmental Health Services. If such discovery or
conditions require notification to another General Contractor or
subcontractors, then such notification shall be made by the General
Contractor.

8. Documentation

Upon completion of excavation and earthwork performed in accordance with
the SMP, the Hazardous Materials Specialist shall prepare a report that
includes a site map showing areas of excavation and import fill, sample
locations, and tables summarizing data. The report shall include appendices
with copies of permits, including any dewatering permits, manifests, or bills of
lading for removed soil and/or groundwater, and laboratory reports for soil
and water profiling not previously submitted. The certified final project report
will be prepared for EHS and MidPen Housing Corporation.

HAZ-2: Would the project create a significant hazard to the public or the
environment through reasonably foreseeable upset and accident conditions
involving the release of hazardous materials into the environment?

MM-HAZ-1a through MM-HAZ-1e Less than significant

HAZ-3: Would the project emit hazardous emissions or handle hazardous or
acutely hazardous materials, substances, or waste within one-quarter mile of
an existing or proposed school?

In initial Study 2.9.c Less than significant
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HAZ-4: Would the project be located on a site which is included on a list of
hazardous materials sites compiled pursuant to Government Code Section
65962.5 and, as a result, would it create a significant hazard to the public or
the environment?

No mitigation required.

No Impact

HAZ-5: Would a project located within an airport land use plan or, where such
a plan has not been adopted, within two miles of a public airport or public use
airport, would the project result in a safety hazard or excessive noise for
people residing or working in the project area?

In initial Study 2.9.e

Less than significant

HAZ-6: Would the project impair implementation of or physically interfere with
an adopted emergency response plan or emergency evacuation plan?

No mitigation required.

Less than significant

HAZ-7: Would the project expose people or structures, directly or indirectly, to
a significant risk of loss, injury or death involving wildland fires?

No mitigation required.

Less than significant

HAZ-9: Place within an existing 100-year flood hazard area structures that
would impede or redirect flood flows?

No mitigation required.

No Impact

HAZ-10: Expose people or structures to a significant risk of loss, injury or
death involving flooding, including flooding as a result of the failure of a levee
or dam?

No mitigation required.

Less than significant

HAZ-11: Inundation by seiche, tsunami, or mudflow?

No mitigation required.

Less than significant

C-HAZ-1: Would the impacts of the proposed project, in combination with
other past, present, and reasonably foreseeable future projects, contribute to
a cumulative impact related to hazards and hazardous materials?

No mitigation required.

Less than significant

HYDROLOGY AND WATER QUALITY

HYD-1: Would the project violate any water quality standards or waste
discharge requirements or otherwise substantially degrade surface or
groundwater quality?

Less than significant

Less than significant

HYD-2: Would the project substantially decrease groundwater supplies or
interfere substantially with groundwater recharge such that the project may
impede sustainable groundwater management of the basin?

No mitigation required.

Less than significant
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HYD-3: Would the project substantially alter the existing drainage pattern of No mitigation required.

the site or area, including through the alteration of the course of a stream or
river or through the addition of impervious surfaces, in a manner which would:

. result in substantial erosion or siltation on- or off-site;

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

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

e  orimpede or redirect flood flows?

Less than significant

HYD-4: Would the project in flood hazard, tsunami, or seiche zones, risk No mitigation required.

release of pollutants due to project inundation?

Less than significant

HYD-5: Would the project conflict with or obstruct implementation of a water ~ No mitigation required.

quality control plan or sustainable groundwater management plan?

Less than significant

Less than significant

Less than significant

HYD-6: Significantly degrade surface or groundwater water quality? No mitigation required.
HYD-7: Result in increased impervious surfaces and associated increased No mitigation required.
runoff?

C-HYD-1: Would the impacts of the proposed project, in combination with No mitigation required.

other past, present, and reasonably foreseeable future projects, contribute to
a cumulative impact related to hydrology and water quality?

Less than significant

LAND USE AND PLANNING

LUP-1: Would the project physically divide an established community? No mitigation required.

No Impact

LUP-2: Would the project cause a significant environmental impact due to a No mitigation required.

conflict with any land use plan, policy, or regulation adopted for the purpose
of avoiding or mitigating an environmental effect?

Less than significant

LUP-3: Would the project serve to encourage off-site development of No mitigation required.

presently undeveloped areas or increase development intensity of already
developed areas (examples include the introduction of new or expanded
public utilities, new industry, commercial facilities or recreation activities)?

Less than significant

C-LUP-1: Would the impacts of the proposed project, in combination with No mitigation required.

other past, present, and reasonably foreseeable future projects, contribute to
a cumulative impact related to land use and planning?

Less than significant
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NOISE

N-1: Would the project generate a substantial temporary or permanent
increase in ambient noise levels in the vicinity of the project in excess of
standards established in the local general plan or noise ordinance, or
applicable standards of other agencies?

MM-N-1: Implement Construction Noise Best Management Practices

Construction activities shall be conducted in accordance with the provisions
of Section 4.88.360 of the San Mateo County Code of Ordinances, which
limits construction work to the hours between 7:00 a.m. and 6:00 p.m. on
weekdays and 9:00 a.m. and 5:00 p.m. on Saturdays. No construction shall
occur at any time on Sundays, Thanksgiving, and Christmas.

The noise impacts of construction equipment may be minimized through
modification of the equipment, the placement of equipment on the site, and by
imposing constraints on equipment operations. Construction equipment
should be well-maintained and used judiciously to be as quiet as possible.
The project proponent shall include the following BMPs in all contracts related
to project construction activities near sensitive land uses:

Equip all internal combustion engine-driven equipment with intake and
exhaust mufflers that are in good condition and appropriate for the
equipment.

Unnecessary idling of internal combustion engines should be strictly
prohibited.

Locate stationary noise-generating equipment, such as air
compressors or portable power generators, as far as possible from
sensitive receptors as feasible. If they must be located near receptors,
adequate muffling (with enclosures where feasible and appropriate)
shall be used to reduce noise levels at the adjacent sensitive
receptors. Any enclosure openings or venting shall face away from
sensitive receptors.

Use “quiet” air compressors and other stationary noise sources where
technology exists.

Establish construction staging areas at locations that will create the
greatest distance between the construction-related noise sources and
noise-sensitive receptors nearest the project site during all project
construction.

Locate material stockpiles, as well as maintenance/equipment staging
and parking areas, as far as feasible from residential receptors.

Control noise from construction workers’ radios to a point where they
are not audible at existing residences bordering the project site.

Notify all adjacent business, residences, and other noise-sensitive
land uses of the construction schedule, in writing, and provide a
written schedule of “noisy” construction activities to the adjacent land
uses and nearby residences.

Less than significant
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e Designate a “disturbance coordinator” who would be responsible for
responding to any complaints about construction noise.
The disturbance coordinator will determine the cause of the noise
complaint (e.g., bad muffler) and will require that 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.

N-2: Would the project generate excessive groundborne vibration or
groundborne noise levels?

MM-N-2: Implement Construction Vibration Best Management Practices. Prior Less than significant
to start of ground-disturbing activities, the contractor shall use administrative

controls to minimize construction impacts, such as notifying neighbors of

scheduled construction activities. During construction activities, the contractor

shall schedule construction activities with the highest potential to produce

perceptible vibration during the hours with the least potential to affect nearby

businesses, so perceptible vibration can be kept to a minimum.

N-3: Would the project, if located within the vicinity of a private airstrip or an
airport land use plan or, where such a plan has not been adopted, within two
miles of a public airport or public use airport, would the project expose people
residing or working in the project area to excessive noise levels?

Initial Study 2.13.c Less than significant

C-N-1: Would the impacts of the proposed project, in combination with other
past, present, and reasonably foreseeable future projects, contribute to a
cumulative impact related to noise?

No mitigation required. Less than significant

TRANSPORTATION

TR-1: Implementation of the proposed project could conflict with a program,
plan, ordinance or policy addressing the circulation system, including transit,
roadway, bicycle and pedestrian facilities.

No mitigation required. Less than significant

TR-2: The proposed project would exceed the County VMT thresholds and
therefore would not be consistent with State CEQA Guidelines Section
15064.3(b).

MM-TR-2: Implement C/CAG TDM Checklist Measure M4 Significant and
unavoidable with

The project sponsor shall incorporate C/CAG TDM Checklist Measure M4 - v
mitigation

Actively Participate in Commute.org or TMA Equivalent: Certified participation
in Commute.org/or TMA from the “Additional Recommended” list in the
“Residential (Multi-Family) Land Use: Small Project” checklist. Consistent with
C/CAG TDM Checklist Measure M3, the project sponsor shall ensure there is
designated staff to communicate the availability of these resources and
rewards to residents to encourage bicycling for commuting purposes and
promote participation in Commute.org or Transportation Management
Association Equivalent. C/CAG TDM Checklist Measure M4 shall be
implemented as part of the new tenant move in procedures consistent with
required C/CAG TDM Checklist Measure M2, and on a monthly basis with
rent payment notice. In addition, to ensure that any changes to transportation
benefits are communicated to tenants in a timely manner, the project sponsor
(or designated TDM coordinator through Commute.org) shall use a private
tenant noticing system or equivalent as needed.
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TR-3: Project-related traffic contributions to vehicle movements at the Carlos
Street and SR-1 intersection would substantially increase hazards due to a
geometric design feature (e.g., sharp curves or dangerous intersections) or
incompatible uses (e.g., farm equipment).

MM-TR-3: Temporary Carlos Street Closure at State Route-1

In order to reduce the project-related traffic contributions to an existing traffic
safety hazard at State Route-1 and Carlos Street, the project sponsor, in
coordination with the County Department of Public Works and the Coastside
Fire Protection District, will close the northern 500 feet of Carlos Street
between State Route-1 and the proposed Carlos Street driveway to all
vehicular traffic except emergency vehicles until the Moss Beach/SR-1
Project is constructed and in operation (expected 2030).

The closure shall be implemented with the placement of infrastructure such
as knock-over bollards at the north end of Carlos Street and at its intersection
with the proposed driveway (i.e., at each end of the 500-foot-long road
segment) along with pavement markings and sign poles indicating
“Emergency Vehicle Access Only”. At the Carlos Street driveway, the closure
will be noticed with the placement of a sign pole and pavement markings at
the Carlos Street driveway exit indicating “Left-Turn Only”. All road closure
infrastructure at the Carlos Street/SR-1 intersection and Carlos Street and
proposed project driveway will be temporary and will require a Caltrans
encroachment permit and County approval to ensure that emergency vehicle
access will not be inhibited.

Furthermore, all temporary improvements shall be consistent with the Moss
Beach/SR-1 Project. Implementation authority for the Moss Beach/SR-1
Project rests jointly with the County and Caltrans; therefore, the
recommended closure is a temporary solution until the County implements
the Moss Beach/SR-1 Project. Ultimate improvements are expected to be
consistent with Caltrans Highway Design Manual standards and provide
adequate sight distance.

Less than significant
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TR-4: Project-related pedestrians and bicyclists would be exposed to
roadway-related hazards at the State Route 1 and Carlos Street intersection
due to a geometric design feature (e.g., sharp curves or dangerous
intersections).

MM-TR-4a: Implement MM-TR-3 (Temporary Carlos Street Closure at State  Significant and

Route-1). unavoidable with
mitigation

MM-TR-4b: Augment C/CAG TDM Checklist Measure M3 Significant and

In addition to the proposed project characteristics (i.e., affordable housing unavoidable with

and Local Preference agreement; C/CAG TDM Checklist measures mitigation

incorporated as part of the project; and the additional pedestrian and bicycle

network and transit stop improvements identified under MM-TR-4c, below),

the project sponsor shall augment standard educational materials associated

with the C/CAG TDM Checklist M3 to support safe and sustainable active

transportation.

Consistent with C/CAG TDM Checklist Measure M3, the project sponsor shall

ensure there is designated staff to develop educational materials that

includes pedestrian, bicycle, and vehicle safety-related information for review

and approval by County. Educational materials shall include, but not be

limited to, a bus stop location map highlighting stops that do not require travel

along or across SR-1, pedestrian and bicycle route network map highlighting

potential hazards (e.g., no marked crosswalk, discontinuous sidewalk, narrow

roadway), and other site-specific safety-related information.

MM-TR-4c: Additional Transportation Demand Management Measures Significant and

In addition to the C/CAG Transportation Demand Management measures ur?te_lvotlf;lable with
mitigation

included as part of the proposed project to reduce project-related vehicle trips
and promote carpooling and non-auto modes of travel to improve mode
share, the project sponsor in coordination with the County shall implement, or
facilitate the implementation of, the additional pedestrian-, bicycle-, and
transit-related TDM measures detailed below. The additional TDM measures
focus on the filling of gaps in the existing pedestrian and bicycle network in
the vicinity of the project site and within Moss Beach to facilitate commute,
household, and recreation trips by foot, bicycle, or transit; and commits the
project sponsor to a fair share contribution to transit stop improvements at
selected SamTrans stops. All proposed improvements would be designed to
meet accessibility requirements and the needs of all users consistent with
County and Caltrans’ Complete Streets policies.

Off-Site Pedestrian Network and Access to Transit Improvements
. Stetson Street/Kelmore Street

o Add a curb ramp with truncated domes on the northeast corner if
feasible with fire station configuration and drainage.

o Add a high-visibility crosswalk for pedestrians to cross Kelmore
Street and connect to the existing sidewalk on the east side of
Stetson Street.
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o

Stetson Street/California Avenue

Add a curb ramp and high-visibility crosswalk with advanced stop
bar to cross Stetson Street (from northeast corner to northwest
corner toward Etheldore Street).

California Avenue/Etheldore Street

Add a curb ramp and high-visibility crosswalk with advanced stop
bar for pedestrians to cross California Avenue and access the
northbound bus stop at the southeast corner of intersection.

Add a curb ramp and high-visibility crosswalk with advanced stop
bar for pedestrians to cross Etheldore Street and access the
southbound bus stop at the northwest corner of intersection.

California Avenue, south of Etheldore Street

Add approximately 80 feet of new sidewalk on north side of
California Avenue to connect to the existing sidewalk and
downtown Moss Beach.

Off-Site Bicycle Network Improvements

[e]

[e]

Sierra Street

Provide sharrows on Sierra Street between project site and
California Avenue to connect to the planned Class Il Bikeway on
California Avenue identified in the Unincorporated San Mateo
County Active Transportation Plan.

California Avenue

Provide sharrows on California Avenue between Sierra and Carlos
streets to assist with implementation of the planned Class IlI
Bikeway along California Avenue between Tierra Alta Street and
North Lake Street, as identified in the Unincorporated San Mateo
County Active Transportation Plan.

Off-Site Transit Stop Improvements

Evaluate the need for the project sponsor to contribute toward
accessible bus stops at the southeast and northwest corners of
California Avenue/Etheldore Street including provision of bus benches
at each stop if feasible based on topography and other site
constraints.

TR-5: Project-related pedestrians would be exposed to roadway hazards due
to a discontinuous sidewalk network.

MM-TR-5: Implement MM-TR-4b and MM-TR-4c

Less than significant

TR-6: Buildout of the project would not result in inadequate emergency
access.

No mitigation required.

Less than significant

C-TR-1: The proposed project, in combination with other past, present, and
reasonably foreseeable future projects, would not result in a cumulatively
considerable transportation impact related to a conflict with a program, plan,
ordinance, or policy addressing the circulation system.

No mitigation required.

Less than significant
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C-TR-2: The proposed project, in combination with other past, present, and C-TR-2: Implement MM-TR-2, MM-TR-3, MM-TR-4b and MM-TR-4c Significant and
reasonably foreseeable future projects, would result in a cumulatively Unavoidable with
considerable transportation impact related to VMT and consistency with State Mitigation

CEQA Guidelines Section 15064.3(b).

C-TR-3: The proposed project, in combination with other past, present, and C-TR-3: Implement MM-TR-2, MM-TR-3, MM-TR-4b and MM-TR-4c Significant and
reasonably foreseeable future projects, would result in a cumulatively Unavoidable with
considerable transportation impact related to hazards. Mitigation

C-TR-4: The proposed project, in combination with other past, present, and
reasonably foreseeable future projects, would not result in a cumulatively
considerable transportation impact related to emergency access.

No mitigation required.

Less than significant

UTILITES AND SERVICE SYSTEMS

UT-1: Would the project require or result in the relocation or construction of
new or expanded water, wastewater treatment or stormwater drainage,
electric power, natural gas, or telecommunications facilities, the construction
or relocation of which could cause significant environmental effects?

No mitigation required.

Less than significant

UT-2: Would the project have sufficient water supplies available to serve the
project and reasonably foreseeable future development during normal, dry,
and multiple dry years?

No mitigation required.

Less than significant

UT-3: Would the project result in a determination by the wastewater treatment
provider which serves or may serve the project that it has adequate capacity
to serve the project’s projected demand in addition to the provider's existing
commitments?

No mitigation required.

Less than significant

UT-4: Would the project generate solid waste in excess of State or local
standards, or in excess of the capacity of local infrastructure, or otherwise
impair the attainment of solid waste reduction goals?

No mitigation required.

Less than significant

UT-5: Would the project comply with federal, state, and local management
and reduction statutes and regulations related to solid waste?

No mitigation required.

Less than significant

C-UT-1: Would the impacts of the proposed project, in combination with other
past, present, and reasonably foreseeable future projects, contribute to a
cumulative impact related to utilities and service systems?

No mitigation required.

Less than significant

WILDFIRE

WEF-1: Would the project substantially impair an adopted emergency
response plan or emergency evacuation plan?

No mitigation required.

Less than significant

WEF-2: Would the project due to slope, prevailing winds, and other factors,
exacerbate wildfire risks, and thereby expose project occupants to, pollutant
concentrations from a wildfire or the uncontrolled spread of a wildfire?

No mitigation required.

Less than significant
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WEF-3: Would the project require the installation or maintenance of associated No mitigation required.

infrastructure (such as roads, fuel breaks, emergency water sources, power
lines, or other utilities) that may exacerbate fire risk or that may result in
temporary or ongoing impacts to the environment?

Less than significant

WF-4: Would the project expose people or structures to significant risks, No mitigation required.

including downslope or downstream flooding or landslides, as a result of
runoff, post-fire slope instability, or drainage changes?

Less than significant

Impact C-WF-1: Would the impacts of the proposed project, in combination No mitigation required.

with other past, present, and reasonably foreseeable future projects,
contribute to a cumulative impact related to wildfire?

Less than significant

Table ES-2. Summary of Initial Study Impacts and Mitigation Measures

Impacts Mitigation Measures Residual Impacts
AGRICULTURE
AG-2 a) For lands outside of the Coastal Zone, would the project convert No mitigation required. No Impact
Prime Farmland, Unique Farmland, or Farmland of Statewide Importance
(Farmland), as shown on the maps prepared pursuant to the Farmland
Mapping and Monitoring Program of the California Resources Agency, to
non-agricultural use?
a) Would the project conflict with existing zoning for agricultural use, or a No mitigation required. No Impact
Williamson Act contract?
b)  Would the project conflict with existing zoning for, or cause rezoning of,  No mitigation required. No Impact
forest land (as defined in Public Resources Code section 12220(g)),
timberland (as defined by Public Resources Code section 4526), or
timberland zoned Timberland Production (as defined by Government
Code section 51104(g))?
c) Would the project result in the loss of forest land or conversion of forest  No mitigation required. No Impact
land to non-forest use?
d) Would the project involve other changes in the existing environment No mitigation required. No Impact
which, due to their location or nature, could result in conversion of
Farmland, to non-agricultural use or conversion of forest land to non-
forest use?
e) Forlands within the Coastal Zone, would the project convert or divide No mitigation required. No Impact

lands identified as Class | or Class Il Agriculture Soils and Class Il Soils
rated good or very good for artichokes or Brussels sprouts?
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f)  Would the project result in damage to soil capability or loss of
agricultural land?

No mitigation required.

No Impact

BIOLOGICAL RESOURCES

a) Would the project conflict with the provisions of an adopted Habitat
Conservation Plan, Natural Community Conservation Plan, or other
approved local, regional, or state habitat conservation plan?

No mitigation required.

Less than significant

CULTURAL RESOURCES

a) Would the project cause a substantial adverse change in the
significance of a historical resource pursuant to § 15064.5?

No mitigation required.

Less than significant

ES-27



Cypress Point Affordable Housing Community Project Environmental Impact Report
Executive Summary

Impacts

Mitigation Measures

Residual Impacts

b)

Would the project cause a substantial adverse change in the
significance of an archaeological resource pursuant to § 15064.5?

MM-CR-1: Additional Site Excavation. An archaeological salvage program
shall take place prior to the earthmoving activities and shall consist of four
hand-excavated 1 x 1-m mitigation units. Placement of the units shall be
based on available archival background data, field observations, and
proposed project plans. Hand excavation shall be conducted using standard
archaeological techniques with trowels, picks, and shovels at arbitrary levels
and dry screened through “a-inch mesh. All identified artifactual material shall
be collected from each level. Collected material shall be placed in level bags,
and each level shall be recorded using level forms. Artifacts, soil type, color,
stratigraphy, and features present shall be recorded. All artifactual material
from this process shall then be placed within its appropriate level bag during
the field process.

MM-CR-2: Archaeological Monitoring. Archaeological monitoring shall be
conducted during all earthmoving activities involved with the project in
accordance with the schedule coordinated between the general contractor
and project archaeologist. This shall consist of full-time monitoring during all
earthmoving activities within 50 feet of CA-SMA-431. Archaeological spot-
check monitoring, consisting of periodic monitoring of the project site during
ground-disturbing activities, including during demolition of the existing
concrete foundations, shall take place for the remainder of the project.

The timing and frequency of these spot checks shall be determined
throughout the course of earthmoving activities for the proposed project
based upon the construction schedule and the nature of any cultural materials
encountered. Per the schedule, the archaeologist shall inspect the site and
shall subsequently provide an archaeological monitoring report. This report
shall document all cultural materials encountered and be submitted to project
representatives within 40 working days of the completion of earthmoving
activities for the project.

Considering that cultural resources frequently exist below the surface, their
location is often not visible. Field archaeologists therefore monitor
earthmoving activities to observe whether artifactual remains, soil changes
indicating cultural use, and/or other indicators of human activity are present
within a project site. Monitoring consists of a qualified archaeological field
technician observing the ground-disturbing activities in native soil.

MM-CR-3: Unanticipated Findings during Construction. If any individual
artifacts (prehistoric or historic), features, potential midden soils, or other
indicators of cultural use are noted by the archaeological monitor during the
earthmoving activities, work within 50 feet of the find shall be stopped until
appropriate measures are formulated by the project archaeologist and
accepted by the County and the project representative. If the project
archaeologist is not present on the site, the County, owner, and project
archaeologist shall be notified by telephone, and the project archaeologist
shall examine the materials encountered within 24 hours. Any archaeological
materials found at the site shall be collected and stored for further analysis by
a qualified archaeologist and may require consultation with appropriate Tribal
representatives, as dictated by the California Native American Heritage
Commission (NAHC) and County.

Less than significant
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c)

Would the project disturb any human remains, including those interred
outside of dedicated cemeteries?

MM-CR-4: Procedures for Discovery and Treatment of Human Remains.

If human remains are found during excavation or construction, work shall be
halted at a minimum of 50 feet from the find, the area shall be staked off, and
the owner and project archaeologist shall be notified. The owner shall contact
the County Coroner, and no further excavation or disturbance of the site or
any nearby area reasonably suspected to overlie adjacent human remains
shall be performed until the coroner determines that no investigation of the
cause of death is required. If the coroner determines the remains to be Native
American, the coroner shall contact the NAHC within 24 hours of this
determination. The NAHC shall identify the person or persons it believes to
be the most likely descendent (MLD) of the deceased. The MLD may then
make recommendations to the owner and execute an agreement for the
means of treating or disposing of, with appropriate dignity, the human
remains and associated grave goods, as provided in Public Resources Code
Section 5097.98.

If required, reinternment of human remains shall be performed according to
California law for Native American burials (Chapter 1492, Statutes of 1982).
The intent of the California state law is to protect Native American burials,
isolated and disarticulated human remains, and associated cultural materials
found during the course of an undertaking. It also serves to insure proper
analysis prior to their final disposition. The location and procedures of this
undertaking shall be recorded by the project archaeologist. Reinternment
shall take place with all due speed upon completion of all necessary analysis.
This information shall be included in the final report prepared by the project
archaeologist, or if necessary, as an addendum to the report.

The owner shall rebury the Native American human remains and associated
grave goods with the appropriate dignity on the property in a location not
subject to further disturbance if:

1. The NAHC is unable to identify a MLD or the MLD failed to make a
recommendation within 24 hours after being notified by the commission.

2. The descendent identified by the NAHC fails to make a recommendation
for burial and mediation by the NAHC fails to provide measures acceptable to
the owner.

Any associated grave goods and soil samples from the burial site shall be
analyzed per the agreement between the owner and the MLD. Dependent
upon the nature of this agreement, diagnostic artifacts such as projectile
points, shell beads, and ground stone artifacts may be studied and illustrated
in the final report to be prepared by the project archaeologist. Radiocarbon
dating and obsidian hydration and sourcing may be undertaken in order to
provide a chronology for newly identified features.

Less than significant

ENERGY

a)

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

No mitigation required.

Less than significant
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b)

Would the project conflict with or obstruct a state or local plan for
renewable energy or energy efficiency?

No mitigation required.

Less than significant

GEOLOGY AND SOILS

e)

Would the project have soils incapable of adequately supporting the use
of septic tanks or alternative wastewater disposal systems where sewers

are not available for the disposal of wastewater?

No mitigation required.

Less than significant

HAZARDS AND HAZARDOUS MATERIALS

c) Would the project emit hazardous emissions or handle hazardous or No mitigation required. No Impact
acutely hazardous materials, substances, or waste within one-quarter
mile of an existing or proposed school?
e) For a project located within an airport land use plan or, where such a No mitigation required. Less than significant

plan has not been adopted, within two miles of a public airport or public
use airport, would the project result in a safety hazard or excessive
noise for people residing or working in the project area?

MINERAL RESOURCES

a) Would the project result in the loss of availability of a known mineral No mitigation required. No Impact
resource that would be of value to the region and the residents of the
state?

b)  Would the project result in the loss of availability of a locally important No mitigation required. No Impact
mineral resource recovery site delineated on a local general plan,
specific plan or other land use plan?

NOISE

c) For a project located within the vicinity of a private airstrip or an airport No mitigation required. No Impact

land use plan or, where such a plan has not been adopted, within two
miles of a public airport or public use airport, would the project expose
people residing or working in the project area to excessive noise levels?

POPULATION AND HOUSING

a) Would the project induce substantial unplanned population growth in an  No mitigation required. Less than significant
area, either directly (for example, by proposing new homes and
businesses) or indirectly (for example, through extension of roads or
other infrastructure)?

b)  Would the project displace substantial numbers of existing people or No mitigation required. No Impact

housing, necessitating the construction of replacement housing
elsewhere?
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PUBLIC SERVICES
a) Would the project result in substantial adverse physical impacts No mitigation required. Less than significant

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

RECREATION

a)

Would the project increase the use of existing neighborhood and
regional parks or other recreational facilities such that substantial
physical deterioration of the facility would occur or be accelerated?

No mitigation required.

Less than significant

Does the project include recreational facilities or require the construction
or expansion of recreational facilities which might have an adverse
physical effect on the environment?

No mitigation required.

Less than significant

TRIBAL CULTURAL RESOURCES

a)

a-i)

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

Listed or eligible for listing in the California Register of Historical
Resources, or in a local register of historical resources as defined in
Public Resources Code section 5020.1(k)?

a-ii) A resource determined by the lead agency, in its discretion and

supported by substantial evidence, to be significant pursuant to criteria
set forth in subdivision (c) of Public Resources Code Section 5024.1.

In applying the criteria set forth in subdivision (c) of Public Resource
Code Section 5024.1, the lead agency shall consider the significance of
the resource to a California Native American tribe.

MM-CR-1 through MM-CR-4

Less than significant
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6. ALTERNATIVES

As required by CEQA, this EIR examines alternatives to the proposed project. Studied alternatives
include the following four alternatives. Based on the alternatives analysis, Alternative 4 was determined
to be the Environmentally Superior Alternative.

e Alternative 1: No Project

e Alternative 2: Reduced Residential Units
e Alternative 3: South Moss Beach Site

e Alternative 4: El Granada Site

Alternative 1: No Project. In the No Project Alternative, implementation of the project would not occur,
and any future buildout of the project site would need to be consistent with the allowable uses and density
under the existing Planned Unit Development zoning. This alternative would not meet any of the Project
objectives, and the project site would remain undeveloped. Current safety- and transportation-related
constraints at the project site and on the immediate road network would remain unchanged. Under the
existing General Plan zoning of Medium-High Density Residential, the project site could ultimately
accommodate the development of up to 191 residential units (8.8—17.4 units per acre); any project would
be subject to a similar environmental review as the proposed project.

Alternative 2: Reduced Residential Units. The Reduced Residential Units Alternative would achieve
some of the Project objectives. This alternative would only create 30 units of affordable housing, and a
manager’s unit, which would only partially meet Objectives 1 through 4, and would not meet County
Regional Housing Needs Allocation goals. This alternative would not avoid the significant and
unavoidable vehicle miles traveled (VMT) impact because of location and would not avoid the pedestrian
safety impact because of existing conditions near the site. This alternative would partially meet County,
State, or Applicant’s goals.

Alternative 3: South Moss Beach Site. The South Moss Beach site is designated for affordable housing in
the San Mateo County Midcoast Local Coastal Program (LCP). This alternative is zoned R-3-A High
Density Affordable Housing and Coastal Zone (R-3-A/S-5/ DR/CZ). Approximately half of the South
Moss Beach site has a zoning district associated with the Half Moon Bay Airport Safety Zone overlay
zoning district, which limits development to one unit per 2 acres. With this overlay, three units could be
constructed on this half of the site. The remaining half of the South Moss Beach site outside of the airport
safety zone overlay zoning district could be developed at the same density as the proposed project, which
would accommodate approximately 63,374 square feet of residential housing configured within

71 residential units. The portion of the site in the airport district could remain as open space to meet
project objectives. However, there is a notable slope that could possibly exceed 30 percent on the portion
of the site that is not covered by the airport safety zone overlay zoning district and which would
necessitate excessive grading near a wetland area. MidPen does not own the site, and the individual does
not appear receptive to selling the site.

Alternative 4: El Granada Site. The El Granada site is designated for affordable housing in the LCP.

The parcel is owned by the Cabrillo Unified School District. This alternative is zoned R-3-A/S-5/DR/CZ.
Approximately 71 housing units could be constructed on this property if the entire parcel were developed.
Although the project site has environmental constraints including steep slopes, Alternative 4 meets most
of the project objectives and would lessen the significant transportation impacts related to pedestrian
safety.
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Environmentally Superior Alternative: Alternative 4: El Granada Site would reduce the magnitude of
most environmental impacts because it would result in the least land developed while meeting the
proposed 71 units developed. This alternative would be the Environmentally Superior Alternative.

However, the El Granada Site does not meet Objective 6, which states to provide open space on-site as an
amenity to residents. MidPen does not own the site, and Cabrillo Unified School District does not appear
receptive to selling the site. While the project site has environmental constraints, Alternative 4 meets most
of the project objectives and would lessen the significant transportation impact related to pedestrian
safety.

7. AREAS OF KNOWN CONTROVERSY

The EIR scoping process identified 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 Chapter 1, Introduction, and below.

A Notice of Preparation (NOP) was distributed on December 9, 2022, which began a 30-day public
review period. The County accepted comments until January 9, 2023. The NOP was sent to the California
State Clearinghouse, the County Clerk, adjacent Cities, potential responsible agencies, and other
interested parties. Responsible agencies are those public agencies, in addition to the County, that may
have a role in approving or carrying out the project. An NOP scoping meeting was held on Wednesday,
December 14, 2022, at 9:00 a.m. via video conference. Oral and written comments were received at the
meeting.

Table ES-3. Summary of Scoping Comments

EIR or Initial Study Section Main Issues Raised

EIR Chapter 2 . Conflict of interest with MidPen paying for CEQA study.
Project Description . Coastal Development Permit and EIR approval timeline.

. Provision of garbage cans and refuse receptacles.

EIR Section 3.3 . Potential presence of California red-legged frog on-site.

Biological Resources

EIR Section 3.4 e  Clarifications of grading, construction fill, stormwater impacts, and detailed
Geology and Soils plans for on-site open space.

. Details of several slope failures and soil stability in project site.
. Liquefaction zone at 16th Street.
e  Geotechnical investigation.

EIR Section 3.6 . Potential presence of asbestos and other contaminates.

Hazards and Hazardous Materials . Toxic hazard study.

. Coordination with Regional Water Quality Control Board and Department of
Toxic Substances Control.

EIR Section 3.7 . Deficient water supply.
Hydrology and Water Quality o  Water company payment for new connections

. Sewage, water infrastructure, and runoff.

e  Consultation with Regional Water Quality Control Board.
. Bioretention basin locations.

. Sea level rise adaptation and flood protection measures.

. Increase of hardscape and flooding, drainage, and erosion.
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EIR or Initial Study Section

Main Issues Raised

EIR Section 3.8
Land Use and Planning

Scale is too large for neighborhood.

EIR Section 3.10
Transportation

Safety of intersections and driveways along Carlos, California, Stetson, and Sierra
Streets.

Sidewalk and accessibility concerns.
Hazardous design of Highway 1 in project site.

Limited roadway infrastructure to serve emergency evacuation, public transit, traffic
hazards.

Upgrades to roadway infrastructure to accommodate new residents, workers, and
pedestrians/visitors in the project site.

Emergency evacuation challenges, increased traffic in the area.
Increase of vehicle miles traveled.

Parking concerns, existing on-street parking on Carlos Street.
Timing of traffic mitigations.

Clear explanation of transportation impacts.

EIR Section 3.11
Utilities and Service Systems

Infrastructure adequacy to support the project.
Water infrastructure and payment of connections.

Pacific Gas and Electric Company easement requirement to call before
excavation occurs.

Preservation of access to Montara Water and Sanitary District tanks during
construction.

EIR Chapter 4
Alternatives Analysis

Scale is too large for neighborhood.
Lessened units or project downsizing as an alternative.

Initial Study Section 2.18
Tribal Cultural Resources

Assembly Bill 52, Senate Bill 18, and Native American Heritage Commission
recommendations for cultural resources research, surveys, and reporting.

Comments expressing support or opposition for the proposed project will be considered independent of
the environmental review process by County decision-makers, as part of their decision to approve,
modify, or disapprove the proposed project.
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CHAPTER 1. INTRODUCTION

This draft environmental impact report (EIR) evaluates the potential environmental effects of the Cypress
Point Affordable Housing Community Project (proposed project) with the intention to provide the public,
relevant public agencies, and stakeholders with information about the proposed project and its potential
environmental effects. For the purposes of compliance with the California Environmental Quality Act
(CEQA), this document evaluates the project under CEQA (Public Resources Code [PRC] Section 21000
et seq.) and the CEQA Guidelines (14 California Code of Regulations [CCR] 15000 et seq.).

1.1 PROJECT BACKGROUND

In 1980, the California Coastal Commission (CCC) certified San Mateo County’s (County’s) Local
Coastal Program (LCP). The site of this proposed project was designated as “Affordable Housing” by
both the County and the CCC at that time.

In 1986, the County approved, and the CCC certified, a rezoning of the project site to Planned Unit
Development No. 124/Coast Development District (PUD-124/CD) to enable the construction of a mixed-
market rate/affordable housing development (Farallone Vista) consisting of 148 dwelling units. Under the
1986 amendment, the project site had a land use designation of Medium-High Density Residential.

The Medium-High Density Residential designation allowed for development at densities of between

8.8 to 17.4 housing units per acre.' This project was never developed.

In July 2018, the County received an application from MidPen Housing Corporation (MidPen) for the
proposed Cypress Point Affordable Housing Community Project. This application proposed amending the
LCP and rezoning the project site to allow the proposed project. The proposed rezoning reduced the
maximum development density on the site and restricted all dwelling units for affordable housing.

The project consists of the proposed development of 70 affordable housing units and one manager’s unit
on an 11.02-acre parcel (project site) in the unincorporated community of Moss Beach.

Following public hearings at the County Planning Commission and Board of Supervisors in 2020, the
CCC certified the LCP land use designation amendment from Medium-High Density Residential to
Medium Density Residential on March 22, 2021.%3

After receiving approval from the CCC for the amendment to the LCP, the County Board of Supervisors
adopted a resolution on July 21, 2020, to do the following:

e Amend the LCP Implementation Plan to change the zoning designation from PUD-124/CD to
Planned Unit Development No. 140/Coast Development District (PUD-140/CD).

e Amend the LCP Land Use Plan to change the site’s land use designation from Medium-High
Density Residential to Medium Density Residential.

! County of San Mateo. 1986. General Plan. Available at: https://www.smcgov.org/planning/general-plan. Accessed May 15,
2023.

2 County of San Mateo Planning and Building Department. 2023. Local Coastal Program. Available at:
https://www.smcgov.org/planning/local-coastal-program#. Accessed May 15, 2023.

3 On April 21, 2021, a lawsuit was filed challenging the Coastal Commission staff report under CEQA, the LCP amendment
under the Coastal Act, and the hearing process under the Code of Civil Procedure Section 1094.5(b). The lawsuit was dismissed
entirely on April 21, 2023. Evidence supporting the challenge was not provided, and the court found that the commission
complied with CEQA and the Coastal Act and did not deprive the petitioner of a fair hearing. (Superior Court of California,
2023. County of San Francisco. Order Denying Verified Petition for Writ of Mandate Case No. CPF-21-517430. April 21, 2023.)
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e Amend LCP Section 3.15(d) to allow for 100% of the units, apart from a resident manager’s unit,
to serve low-income households.

e Add the Design Review Overlay to the parcel.

Therefore, the project site land use designation in the LCP is Medium Density Residential, which allows
for development at densities from 6.1 to 8.0 units per acre. The project site is zoned PUD-140/CD. This
zoning designation allows for a total of 71 units on the site.*

Following public hearings at the County Planning Commission and Board of Supervisors in 2020, the
CCC certified the LCP land use designation amendment from Medium-High Density Residential to
Medium Density Residential on March 22, 2021.> ¢ In the San Mateo County General Plan, the project
site is currently designated Medium-High Density Residential, which permits 8.8 to 17.4 units per acre.
As part of project approvals, a General Plan Amendment to Medium Density Residential, which permits
6.1 to 8.7 units per acre, is proposed.

A Coastal Development Permit (CDP) application to construct the project in accordance with the PUD-
140 zoning was received on July 6, 2022, by the County.

San Mateo County Planning and Building Department Design Review is required separately from the
CDP application process.

1.2 PURPOSE OF ENVIRONMENTAL REVIEW

CEQA has several basic purposes:

e To inform governmental decision-makers and the public about the potential significant
environmental effects of proposed activities.

e To identify the ways in which environmental damage can be avoided or substantially reduced.

e To prevent significant, avoidable damage to the environment by requiring implementation of
feasible mitigation measures or project alternatives that would substantially lessen any significant
effects that a project would have on the environment.

e To disclose to the public the reasons why a governmental agency approved a project in the
manner the agency chose if significant environmental effects are involved.

With certain, strictly limited exceptions, CEQA requires all state and local government agencies to
consider the environmental consequences of projects over which they have discretionary authority before
approving or carrying out projects. CEQA establishes both procedural and substantive requirements that
agencies must satisfy to meet CEQA’s objectives. For example, the agency with principal responsibility
for approving or carrying out a project (the lead agency) must first assess whether a proposed project
would result in significant environmental impacts. If there is substantial evidence that the project would

* San Mateo County. 2013. Local Coastal Program Policies. Available at:
https://www.smcgov.org/media/73646/download?attachment. Accessed March 3, 2023.

5 County of San Mateo Planning and Building Department. 2023. Local Coastal Program. Available at:
https://www.smcgov.org/planning/local-coastal-program#. Accessed May 15, 2023.

% On April 21, 2021, a lawsuit was filed challenging the Coastal Commission staff report under CEQA, the LCP amendment
under the Coastal Act, and the hearing process under the Code of Civil Procedure Section 1094.5(b). The lawsuit was dismissed
entirely on April 21, 2023. Evidence supporting the challenge was not provided, and the court found that the commission
complied with CEQA and the Coastal Act and did not deprive the petitioner of a fair hearing. (Superior Court of California,
2023. County of San Francisco. Order Denying Verified Petition for Writ of Mandate Case No. CPF-21-517430. April 21, 2023.)
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result in significant environmental impacts, CEQA requires that the agency prepare an EIR analyzing
both the proposed project and a reasonable range of potentially feasible alternatives.

As described in the CEQA Guidelines (California Code Regulations, Title 14, Section 15121, Subdivision
[a]), an EIR is an informational document that assesses potential environmental effects of a proposed
project and identifies mitigation measures and alternatives to the project that could reduce or avoid
potentially significant environmental impacts. Other key CEQA requirements include developing a plan
to implement and monitor the success of the identified mitigation measures and carrying out specific
public notice and distribution steps to facilitate public involvement in the environmental review process.
As an informational document used in the planning and decision-making process, an EIR’s purpose is not
to recommend either approval or denial of a project. Note that an EIR does not expand or otherwise
provide independent authority for the lead agency to impose mitigation measures or avoid project-related
significant environmental impacts beyond the authority already within the lead agency’s jurisdiction.

1.3 ENVIRONMENTAL REVIEW PROCESS

1.3.1 Notice of Preparation

A Notice of Preparation (NOP) was distributed on December 9, 2022, which began a 30-day public
review period. The County accepted comments until January 9, 2023. The NOP was sent to the California
State Clearinghouse, the County Clerk, adjacent Cities, potential responsible agencies, and other
interested parties. Responsible agencies are those public agencies, in addition to the County, that may
have a role in approving or carrying out the project. An NOP scoping meeting was held on Wednesday,
December 14, 2022, at 9:00 a.m. via video conference. Oral and written comments were received at the
meeting.

The scoping meeting was held to provide the public, as well as responsible and trustee agencies, an
opportunity to ask questions and submit comments on the proposed program and the scope of the draft
EIR. Notices of the meeting were mailed to interested parties; in addition, scoping meeting information
was published on the County’s website prior to the event.

In addition to County and consultant staff, one individual attended the scoping meeting. The County
accepted written comments at the meeting, as well as during the 30-day scoping period. Comment forms
were distributed at the scoping meeting for submission of written comments during or after the meeting.
During the scoping period, 21 comments were received. The topics raised in the written and oral
comments included, but were not limited to, the environmental topics listed in Table 1.3-1, which also
summarizes the main issues raised in the comments.

Table 1.3-1. Summary of Scoping Comments

EIR or Initial Study Section Main Issues Raised

EIR Chapter 2 e  Conflict of interest with MidPen paying for CEQA study.

Project Description e  Coastal Development Permit and EIR approval timeline.

. Provision of garbage cans and refuse receptacles.

EIR Section 3.3 «  Potential presence of California red legged frog on-site.
Biological Resources
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EIR or Initial Study Section

Main Issues Raised

EIR Section 3.4
Geology and Soils

Clarifications of grading, construction fill, stormwater impacts, and detailed
plans for on-site open space.

Details of several slope failures and soil stability in project site.
Liquefaction zone at 16th Street.
Geotechnical investigation.

EIR Section 3.6

Hazards and Hazardous Materials

Potential presence of asbestos and other contaminates.
Toxic hazard study.

Coordination with Regional Water Quality Control Board and Department of
Toxic Substances Control.

EIR Section 3.7
Hydrology and Water Quality

Deficient water supply.

Water company payment for new connections

Sewage, water infrastructure, and runoff.

Consultation with Regional Water Quality Control Board.
Bioretention basin locations.

Sea level rise adaptation and flood protection measures.
Increase of hardscape and flooding, drainage, and erosion.

EIR Section 3.8
Land Use and Planning

Scale is too large for neighborhood.

EIR Section 3.10
Transportation

Safety of intersections and driveways along Carlos, California, Stetson, and Sierra
Streets.

Sidewalk and accessibility concerns.
Hazardous design of Highway 1 in project site.

Limited roadway infrastructure to serve emergency evacuation, public transit, traffic
hazards.

Upgrades to roadway infrastructure to accommodate new residents, workers, and
pedestrians/visitors in the project site.

Emergency evacuation challenges, increased traffic in the area.
Increase of vehicle miles traveled.

Parking concerns, existing on-street parking on Carlos Street.
Timing of traffic mitigations.

Clear explanation of transportation impacts.

EIR Section 3.11
Utilities and Service Systems

Infrastructure adequacy to support the project.
Water infrastructure and payment of connections.

Pacific Gas and Electric Company easement requirement to call before
excavation occurs.

Preservation of access to Montara Water and Sanitary District tanks during
construction.

EIR Chapter 4
Alternatives Analysis

Scale is too large for neighborhood.
Lessened units or project downsizing as an alternative.

Initial Study Section 2.18
Tribal Cultural Resources

Assembly Bill 52, Senate Bill 18, and Native American Heritage Commission
recommendations for cultural resources research, surveys, and reporting.

1.3.2  Draft Environmental Impact Report

This draft EIR has been prepared in accordance with CEQA and the CEQA Guidelines. It provides an
analysis of the project-specific physical environmental impacts of construction and operation of the
proposed project, and the project’s contribution to the environmental impacts from foreseeable
cumulative development in the project site vicinity and the county as a whole.
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This draft EIR will be distributed to responsible and trustee agencies, other affected agencies, surrounding
cities, interested parties, and all parties requesting a copy of the draft EIR in accordance with PRC
Section 21092(b)(3). The Notice of Completion and Notice of Availability of the draft EIR are distributed
and posted as required by CEQA. During this 45-day period, the EIR and all technical appendices are
available for review at the following locations:

Redwood City Public Library San Mateo County Planning and Building
1044 Middlefield Road Department
Redwood City, CA 94063 455 County Center, 2nd Floor;

Redwood City, CA 94063

Location of Documents Available for Public Review: All public review documents for this project will
be available for review online at https://www.smcgov.org/planning/cypress-point-affordable-housing-
community-project.

1.3.3 How to Comment on the Draft Environmental Impact
Report

This draft EIR was published on August 10, 2023. There will be a public hearing before the Planning
Commission during the 45-day public review and comment period for this draft EIR to solicit public
comment on the adequacy and accuracy of information presented in this draft EIR. The public comment
period for this draft EIR is August 10, 2023, to September 25, 2023. The public hearing on this draft EIR
has been scheduled before the Planning Commission for September 13, 2023, in the Board of Supervisors
Chambers at 400 County Center, Redwood City beginning at 9 a.m. In addition, during the public review
and comment period, members of the public are invited to submit written comments on the adequacy of
the document, that is, whether this draft EIR identifies and analyzes the possible environmental impacts
and identifies appropriate mitigation measures.

Written comments should be submitted to:

County of San Mateo Planning and Building Dept.
Attn: Michael Schaller, Senior Planner
455 County Center, 2nd Floor; Redwood City, CA 94063

Comments may also be submitted by email to planningprojects@smcgov.org. Please include “Cypress
Point EIR” in the subject line. Comments must be received by 5:00 p.m. on September 25, 2023.

Commenters are not required to provide personal identifying information. All written or oral
communications, including submitted personal contact information, may be made available to the public
for inspection and copying upon request and may appear on the County Planning and Building
Department’s website or in other public documents.

Only commenters on the draft EIR will be permitted to file an appeal of the certification of the final EIR
to the Board of Supervisors. The public review period is 45 days. Written responses to all significant
environmental issues raised will be prepared and included as part of the final EIR and the administrative
record for consideration by decision-makers for the project.

1.3.4  Final Environmental Impact Report

Following the close of the draft EIR public review and comment period, the County Planning and
Building Department will prepare and publish a document entitled Responses to Comments, which will

1-5


https://www.smcgov.org/planning/cypress-point-affordable-housing-community-project
https://www.smcgov.org/planning/cypress-point-affordable-housing-community-project
mailto:mschaller@smcgov.org

Cypress Point Affordable Housing Community Project Environmental Impact Report
Chapter 1 Introduction

contain a copy of all comments on this draft EIR and the County responses to those comments and any
necessary changes to the text, along with copies of the letters received and a transcript of the Planning
Commission public hearing on the draft EIR. This draft EIR, together with the Responses to Comments
document, will be considered by the Planning Commission in an advertised public meeting, and then
certified as a final EIR, if deemed adequate.

The Planning Commission and the Board of Supervisors will use the information in the final EIR in their
deliberations on whether to approve, modify, or deny the proposed project or aspects of the proposed
project. If the Planning Commission and the Board of Supervisors decide to approve the proposed project,
their approval action must include findings that identify significant project-related impacts that would
result; discuss mitigation measures or alternatives that have been adopted to reduce significant impacts to
less-than-significant levels; determine whether mitigation measures or alternatives are within the
jurisdiction of other public agencies; and explain reasons for rejecting mitigation measures or alternatives
if any are infeasible for legal, social, economic, technological, or other reasons.

A Mitigation Monitoring and Reporting Program (MMRP) must be adopted by the Planning Commission
and the Board of Supervisors as part of the adoption of the CEQA findings and project approvals by those
bodies to the extent that mitigation measures are made part of the proposed project. The MMRP identifies
the measures included in the proposed project or imposed by the decision-makers as conditions of
approval, the entities responsible for carrying out the measures, and the timing of implementation.

If significant unavoidable impacts would remain after all feasible mitigation measures are implemented,
the approving body, if it elects to approve the proposed project, must adopt a statement of overriding
considerations explaining how the benefits of the proposed project would outweigh the significant
impacts.

1.4 ENVIRONMENTAL IMPACT REPORT CONTENTS

The scope of the EIR includes issues identified by the lead agency during the preparation of the NOP for
the proposed project, as well as environmental issues raised by agencies and the general public in
response to the NOP and at the scoping meeting. The EIR is divided into the following major sections:

Executive Summary. Provides a brief summary of the project background, description, impacts
and mitigation measures, and alternatives.

Introduction. Provides the purpose of an EIR, as well as scope, content, and the use of the
document.

Project Description. Provides the general background of the project, objectives, a detailed
description of the project characteristics, and a listing of necessary permits and government
approvals.

Environmental Impacts Analysis. Discusses the environmental setting as it relates to the
various issue areas, regulatory settings, thresholds of significance, impact assessment and
methodology, project-specific impacts and mitigation measures, cumulative impacts, and
secondary impacts. The EIR analyzes the potentially significant impacts to the following resource
areas, as identified during the preparation of the NOP:

e Aesthetics e Hydrology and Water Quality
e Air Quality e Land Use and Planning
e Biological Resources e Noise
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e Geology and Soils e Transportation
e Greenhouse Gas Emissions o Utilities and Service Systems
e Hazards and Hazardous Materials o Wildfire

Other CEQA Considerations. Identifies growth-inducing impacts and a discussion of long-
term/short-term productivity and irreversible environmental changes.

Alternatives Analysis. Summarizes the environmental advantages and disadvantages associated
with the project and alternatives. As required, the “No Project” alternative is included among the
alternatives considered. An “Environmentally Superior Alternative” is identified.

Report Preparers. Identifies the EIR authors and the agencies, organizations, and individuals
consulted during preparation of the draft EIR. In addition, the project sponsors, their attorneys,
and any consultants working on their behalf are listed.

The EIR has 19 appendices:

Appendix A. Notice of Preparation

Appendix B. CEQA Initial Study

Appendix C. Air Quality and Greenhouse Gas Technical Report

Appendix D. Biological Impact Report

Appendix E. Arborist Report

Appendix F. Geotechnical Investigation

Appendix G. Cultural Resources Evaluation

Appendix H. Phase I Environmental Site Assessment

Appendix . Limited Phase II Subsurface Investigation

Appendix J. Draft Site Management Plan

Appendix K. Additional Subsurface Investigation and Water Well Evaluation
Appendix L. Water Well Sampling and Well Destruction

Appendix M. Environmental Site Investigation Responses to Comments
Appendix N. Wildfire and Evacuation Route Assessment

Appendix O. Noise and Vibration Assessment

Appendix P. Noise Assessment Update of Proposed Tree Removal Activities
Appendix Q. Cypress Point Traffic Impact Analysis and Mitigation Plan
Appendix R. Traffic Impact Analysis Peer Review and Vehicle Miles Traveled Analysis
Appendix S. Energy Technical Report
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CHAPTER 2. PROJECT DESCRIPTION
21 OVERVIEW

The Cypress Point Affordable Housing Community Project (proposed project) is an affordable housing
development sponsored by MidPen Housing Corporation (MidPen) and designed to provide affordable
housing in the San Mateo Midcoast region. The intention of the project sponsors and the County of San
Mateo (County) is to improve the jobs/housing balance and jobs/housing fit by providing preference for
those who live or work on the San Mateo Coast.

2.2 PROJECT LOCATION
2.21 Regional Setting

The project site is located within the unincorporated community of Moss Beach in San Mateo County
(Figure 2.2-1). San Mateo County is situated along the central coast of California and encompasses
approximately 554 square miles (including tidal waters) of the San Francisco Peninsula. The county’s
western border is on the Pacific Ocean and the eastern border is on the San Francisco Bay shoreline.

The county is bounded by the City and County of San Francisco to the north and by Santa Cruz and Santa
Clara Counties to the south and southeast, respectively. Moss Beach is located in northern San Mateo
County, 4 miles northwest of the city of Half Moon Bay, and encompasses approximately 2.25 square
miles of land.

The Santa Cruz Mountain Range crosses San Mateo County north-south, dividing the county into two
distinct regions: the Coastside and the Bayside. The Coastside is characterized by coastal terraces
transitioning into the gently sloping foothills of the Santa Cruz Mountains. The Bayside is characterized
by low-lying mudflats, marshes, artificial fill, and broad, flat alluvial plains. Farther west, this low-lying
region transitions into the foothills of the Santa Cruz Mountains, increasing in slope to 15 to 30 percent
near its crest. Moss Beach is within the Coastside region.

2.2.2 Local Setting

The proposed project is located on an 11.02-acre parcel adjacent to the northeast corner of the intersection
of Carlos Street and Sierra Street in Moss Beach (Figure 2.2-2). The parcel is designated as Assessor’s
Parcel Number (APN) 037-022-070. The project site is bounded by vacant land to the southwest (toward
Highway 1), residential properties along 16th Street to the northwest (in the community of Montara), and
residential properties along Carlos, Sierra, and Lincoln Streets, which border the site on the eastern and
southern sides. Individual houses along Stetson Street and Buena Vista Street also border the property.
The project site is approximately 750 feet east of the Pacific Ocean and is within 250 feet of Montara
Creek at its closest point.
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2.3 EXISTING CONDITIONS
2.31 Land Use and Zoning

The project site is within the California Coastal Zone.” In 1980, the County adopted their Local Coastal
Program (LCP), which the California Coastal Commission (CCC) certified. The LCP, together with the
County’s Ordinance Code and zoning map, constitute the Local Coastal Program for the County’s coastal
zone. All development in the Coastal Zone requires either a Coastal Development Permit (CDP) or an
exemption from CDP requirements. The County is the designated agency responsible for CDP approval
of projects within the unincorporated San Mateo County limits. The current edition of the LCP policies
includes amendments approved through August 8, 2012.% For a permit to be issued, the development must
comply with the policies of the LCP and those ordinances adopted to implement the LCP. These policies
have been adopted by reference into the County’s Zoning Regulations under Chapter 20B, Section
6328.19 through 6328.30.

When the CCC certified the County’s LCP in 1980, the project site was designated as “Affordable
Housing” by both the County and the CCC. In 1986, the County approved, and the CCC certified, a
rezoning of the project site to Planned Unit Development No. 124/Coast Development District (PUD-
124/CD) to enable the construction of a mixed-market rate/affordable housing development (Farallone
Vista) consisting of 148 dwelling units. Under the 1986 amendment, the project site had a land use
designation of Medium-High Density Residential. The Medium-High Density Residential designation
allowed for development at densities of between 8.8 to 17.4 housing units per acre.’ This project was
never developed. In the LCP, the site is designated as infill and as a priority development site for
affordable housing.'® The site is also designated as an affordable housing opportunity site under the
San Mateo County Housing Element."!

In July 2018, the County received an application from MidPen for the proposed Cypress Point Affordable
Housing Community Project. This application proposed amending the LCP and rezoning the project site
to allow the proposed project. The proposed rezoning reduced the maximum development density on the
site and restricted all dwelling units for affordable housing. The project consists of the proposed
development of 70 affordable housing units and one manager’s unit on an 11.02-acre parcel (project site)
in the unincorporated community of Moss Beach.

After receiving approval from the CCC for the amendment to the LCP, the County Board of Supervisors
adopted a resolution on July 21, 2020 to do the following:

e Amend the LCP Implementation Plan to change the zoning designation from PUD-124/CD to
Planned Unit Development No. 140/Coast Development District (PUD-140/CD).

e Amend the LCP Land Use Plan to change the site’s land use designation from Medium-High
Density Residential to Medium Density Residential.

7 California Coastal Commission. Maps: Coastal Zone Boundary. Available at: https://www.coastal.ca.gov/maps/czb/. Accessed
May 15, 2023.

8 County of San Mateo Planning and Building Department. 2023. Local Coastal Program. Available at:
https://www.smcgov.org/planning/local-coastal-program#. Accessed December 15, 2022.

? County of San Mateo. 1986. General Plan. Available at: https://www.smcgov.org/planning/general-plan. Accessed May 15,
2023.

10'San Mateo County. 2013. Local Coastal Program Policies. Available at: https://www.smcgov.org/planning/local-coastal-
program. Accessed March 30, 2023.

1 County of San Mateo. 2023. San Mateo County Housing Element Update 2023-2031. Available at:
https://www.smcgov.org/planning/san-mateo-county-housing-element-update-2023-2031. Accessed January 9, 2023.
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e Amend LCP Section 3.15(d) to allow for 100% of the units, apart from a resident manager’s unit,
to serve low-income households.

e Add the Design Review Overlay to the parcel.

Therefore, the project site land use designation in the LCP is Medium Density Residential, which allows
for development at densities from 6.1 to 8.0 units per acre. The project site is zoned PUD-140/CD. This
zoning designation allows for a total of 71 units on the site. "

Following public hearings at the County Planning Commission and Board of Supervisors in 2020, the
CCC certified the LCP land use designation amendment from Medium-High Density Residential to
Medium Density Residential on March 22, 2021.'% * In the San Mateo County General Plan, the project
site is currently designated Medium-High Density Residential, which permits 8.8 to 17.4 units per acre.
As part of project approvals, a General Plan Amendment to Medium Density Residential, which permits
6.1 to 8.7 units per acre is proposed.

A Coastal Development Permit (CDP) application to construct the project in accordance with the PUD-
140 zoning was received on July 6, 2022, by the County.

The San Mateo County Planning and Building Department Design Review is required separately from the
CDP application process.

2.3.2 Site Development History

In 1945, the project site was developed by the U.S. Navy as the Point Montara Artillery Training Station
as a military training site, which included construction of barracks, offices, a mess hall, a library, a
garage, a boiler room, an incinerator, a hanger, and a drill field. After World War I, the military
abandoned the site and it was acquired by the Montara Elementary School District for the Farallon View
Elementary School. Between 1968 and 1970, a fire destroyed the on-site buildings, leaving numerous
slab-on-grade concrete foundations and retaining walls. The parcel has remained vacant since 1970.

In 1986, two domestic water supply wells were installed on the project site and the permits were granted
to the California School Employee Association.'’ Both wells were abandoned at an undetermined date.
One well near the northern property boundary was discovered in 2015 during the Phase II investigation
for the project. This well was cleared of debris, demolished, and sealed with cement to the 350-foot depth
in 2018, in accordance with County Environmental Health Services requirements.'® The second well was
not found during reconnaissance.

12 San Mateo County. 2013. Local Coastal Program Policies. Available at:
https://www.smcgov.org/media/73646/download?attachment. Accessed March 3, 2023.

13 County of San Mateo Planning and Building Department. 2023. Local Coastal Program. Available at:
https://www.smcgov.org/planning/local-coastal-program#. Accessed May 15, 2023.

14 On April 21, 2021, a lawsuit was filed challenging the Coastal Commission staff report under CEQA, the LCP amendment
under the Coastal Act, and the hearing process under the Code of Civil Procedure Section 1094.5(b). The lawsuit was dismissed
entirely on April 21, 2023. Evidence supporting the challenge was not provided, and the court found that the commission
complied with CEQA and the Coastal Act and did not deprive the petitioner of a fair hearing. (Superior Court of California,
2023. County of San Francisco. Order Denying Verified Petition for Writ of Mandate Case No. CPF-21-517430. April 21, 2023.)
15 AEI Consultants. 2018. Water Well Sampling and Well Destruction. AEI Consultants.

16 AET Consultants. 2015. Phase 1 Environmental Site Assessment. AEI Consultants.
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2.3.3 Existing Site Conditions

The project site is currently unoccupied and contains concrete building foundations and retaining walls in
the center. In some areas, these foundations are covered by graffiti and thick vegetation. Thick vegetation
also covers the majority of the project site outside the areas of the building foundations. The vegetation
on-site is a variety of grassland, coastal scrub, and ruderal species, with Monterey cypress (Cupressus
macrocarpa) and Monterey pine (Pinus radiata) forest along the northern boundary of the project site."”
Unpaved internal roadways extend northwest-southeast across the north and central portions of the project
site.

The project site contains easements for facilities operated by the Montara Water and Sanitary District
(MWSD), including two water storage tanks with a height of 35 feet, a booster pump system, and
distribution facilities within a fenced parcel of land adjacent to and west of the intersection of Lincoln
Street and Buena Vista Street near the eastern boundary of the project site.

The project site has a range of slopes from 10 to 50 percent. Elevations range from a high point of

205 feet above mean sea level (amsl) on the east side of the project adjacent to Lincoln Street to a low
point of 95 feet amsl at the northwest boundary along 16th Street.'® Montara Creek, a perennial stream, is
approximately 250 feet to the northeast of the project site and runs parallel to the northern border of the
site (prior to emptying into the Pacific Ocean).

2.34  Existing Vehicle Access

There is one existing unpaved internal road on the project site, which is the continuation of Buena Vista
Street between Lincoln Street and Carlos Street. The project site can be accessed from Buena Vista Street,
Lincoln Street, and Carlos Street. The MWSD water tanks on the southeastern portion of the site are
accessed by this unpaved portion of Buena Vista Street.

2.3.5 Existing Utilities

2.3.5.1 Potable Water

MWSD supplies potable water to the project site and Moss Beach.'” The MWSD water system includes
raw (untreated) water and treated water storage facilities. Water is conveyed to MWSD’s customers
through a network of pipes approximately 150,000 feet long ranging in diameter from 2 to 16 inches,
two booster pump stations, and 28 pressure regulating valve stations.*

The 10-foot-wide MWSD easement that bisects the project parcel contains water lines, including an
8-inch water line extending from both Sierra Street and Buena Vista Street through the project site to the
fenced MWSD facilities. A 10-inch water line extends from Carlos Street to the MWSD facilities.

7 SWCA. 2023. Cypress Point Affordable Housing Community Project Biological Impact Report. Included as Appendix D.

18 Pyatok Architects. 2022. Cypress Point Family Community. Coastal Development Permit Submittal. Pyatok Architects.

19 MWSD. 2017. Map of Service Area. Available at: https://mwsd.montara.org/about/map-of-service-area. Accessed March 20,
2023.

20 MWSD. 2017. 2017 Water System Master Plan. pp 95 of 163. Available at: https://mwsd.montara.org/assets/uploads/
documents/MWSD_2017%20Master%20Plan%20Update_Rev17 082417 Full.pdf. Accessed May 15, 2023.
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2.3.5.2 Wastewater

MWSD provides wastewater collection for Montara and Moss Beach and would serve the project site.
The wastewater collection system is composed of approximately 125,000 linear feet of gravity sewage
collection system, 13 major pump stations, 28 MWSD-maintained individual house pumps, and
28,600 linear feet of force main pipes.?' MWSD is a member of the Sewer Authority Mid-Coastside,
which provides municipal wastewater treatment for the City of Half Moon Bay, Granada Sanitary
District, and MWSD.*

Although wastewater lines are located within Carlos Street, there is no existing wastewater infrastructure
on the project site.

2.3.5.3 Stormwater

There is no existing stormwater infrastructure on the project site. Stormwater percolates on-site, with
excess surface flows draining toward Carlos Street and 16th Street. Stormwater ultimately discharges to
Montara Creek within the James V. Fitzgerald Area of Specific Biological Significance watershed.

2.3.5.4 Refuse and Recycling

MWSD contracts with Recology of the Coast for trash pickup, recycling, and waste hauling in Moss
Beach. Solid waste is collected and transferred to Ox Mountain Sanitary Landfill in Half Moon Bay.*
MWSD and Recology would be designated suppliers to the project site and would provide refuse and
recycling service.

2.3.5.5 Electricity and Natural Gas

Pacific Gas and Electric Company (PG&E) provides natural gas and electricity to unincorporated

San Mateo County through existing infrastructure. There is a 10-foot-wide easement for PG&E facilities
under the unpaved road on the southwestern portion of the project site. The easement runs northeast-
southwest diagonally along the southwest corner of the MWSD tanks and continues east along a proposed
access loop. The project site contains some existing electrical infrastructure but no natural gas
infrastructure. Natural gas would not be used during project operation.

24 PROJECT OBJECTIVES

MidPen seeks to achieve the following objectives by undertaking the proposed project to provide
affordable housing on the coastal portion of San Mateo County:

1. Provide a significant number of low-income affordable housing units in a vibrant, safe, well-
designed community that respects the coastal character of the region, consistent with the
San Mateo County Housing Element Adequate Site Inventory.

2. Provide affordable housing in the region at cost-effective densities that are competitive for
financing.

2 MWSD, 2017. 2017 Water System Master Plan.
22 Sewer Authority Mid-Coastside. 2022. Available at: https://samcleanswater.org/. Accessed March 20, 2023.
23 Stevens Consulting. 2018. Public Services and Utilities. Section 7.3 Solid Waste. July 2018.
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3. Address housing needs of households, families, and workers in the Midcoast and surrounding
region.

4. Provide housing for a diverse range of low-income workers and families.

5. Improve the jobs/housing balance and jobs/housing fit in the region by providing affordable
dwelling units near coastal jobs.

6. Provide informal recreational opportunities for residents in the region and the general public by
providing access to a trail on undeveloped portions of the site.

7. Be consistent with the character of the surrounding neighborhood by adhering to the existing
development guidelines to the extent feasible.

2.5 PROJECT CHARACTERISTICS

2.5.1 Proposed Local Resident Selection

All units, except for the manager’s apartment, would be affordable to households earning up to 80% of
the Area Median Income. In addition, the project proposes to include a preference for individuals who
live and/or work in the region for 75% of the units. An agreement between the County Department of
Housing and Moss Beach Associates, L.P. (No. 79000-21-R076201E), states that 52 of the 71 units shall
be “Local Preference Units.” Eligible households are those that include at least one member who lives or
works in the city of Pacifica, the city of Half Moon Bay, and/or the unincorporated County region
between the city of Pacifica and the city of Half Moon Bay, or the Greater Moss Beach Region. This
preference structure increases chances for individuals who meet these criteria to live in this development,
although it does not restrict individuals who do not live and/or work in the area from being accepted.
Additionally, 18 of the 71 units would be reserved for agricultural workers.** Based on the most recent
available data from the 2019 U.S. Census Bureau, there are 12,177 jobs located in the County’s coastal
region (Princeton, Miramar, El Granada, Montara, and Moss Beach) and the neighboring coastal cities of
Pacifica and Half Moon Bay. Among these jobs, 7,892 (64.8%) are held by individuals commuting from
outside this area. In total, 2,839 of these jobs require commutes between 10 and 24 miles, and

3,033 additional jobs require commutes of 25 miles or more.?

2.5.2 Proposed Project Facilities

The project proposes the development of 70 affordable housing units and one manager’s unit, contained
in 16 two-story buildings and a single-story community building for a total of 66,738 square feet (Figure
2.5-1). The project includes six different building layouts and unit configurations, ranging in height from
23 to 28 feet.

The project would cluster the residential units toward the northwestern corner of the site, retaining the
forested open space on the northernmost portion of the site, and leaving room for landscaping and public
trails to the south and east. The project does not include changes to the two existing water tanks on the
site (see Figure 2.5-1).

Building materials would include wood-look cement board siding in shades of dark red and brown and
grey composite shingle roofing materials (Figure 2.5-2).

24 Email. Personal communication between Serena Ip and Erica Rippe. July 14, 2023.

25 U.S. Census Bureau. 2019. Quickfacts: San Mateo County, California. Available at:
https://www.census.gov/quickfacts/sanmateocountycalifornia. Accessed January 23, 3023.
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2.5.2.1 Dwelling Units

There would be 63,374 square feet of residential housing configured within six different, two-story
building types and containing 71 residential units, which would house approximately 213 residents, based
on occupancy rates at other properties owned or managed by MidPen. The project would provide a
mixture of one-, two-, and three-bedroom units, including a combination of two-story townhouses® and
Americans with Disabilities Act (ADA)-accessible one-story flats. Each unit would have bicycle parking
and one assigned parking space. Building characteristics for all proposed building types (residential and
community buildings) are shown in Table 2.5-1 and Figure 2.5-3 through Figure 2.5-8.

Table 2.5-1. Building Characteristics

Building Type NBl:lrirl‘(liD;rng Units (includes ci?li?:j Zif;rior areas) Maximum Height
Building A 1 16 one-bedroom flats 9,182 27 feet 10 inches
Building B 1 5 two-bedroom flats 6,630 27 feet 11 inches
2 three-bedroom flats
Building C1 4 4 two-bedroom flats 3,691 27 feet 9 inches
Building C2 1 4 two-bedroom flats 3,692 27 feet 6 inches
Building D 8 2 three-bedroom townhomes 2,258 27 feet 0 inches
Building E 1 12 two-bedroom flats 11,042 27 feet 9 inches
Community Building 1 N/A 3,364 23 feet 5 inches
Total 17 16 one-bedroom units 66,735

37 two-bedroom units
18 three-bedroom units
1 community building

Note: N/A = not applicable.

26 The main difference between a townhouse and an apartment or flat is the structural organization. Townhouses are typically
free-standing and may share a wall with an adjacent unit. Typically, an apartment is a unit in a larger building that encompasses a
community inside one building.
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Figure 2.5-6. Building Type C2.
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Figure 2.5-7. Building Type D.
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Figure 2.5-8. Building Type E.
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2.5.2.2 Community Building and Amenities

The project would also involve construction of a 3,364-square-foot community building in the western
portion of the project site, on the inner side of an access loop (described below). The community building
would contain an office for residential and leasing services, laundry facilities, maintenance and storage
areas, a meeting room, computer room, and kitchen (Figure 2.5-9).

A children’s play area would be constructed adjacent to the community building with play structures for
children between ages 2 and 12 years. A barbeque and picnic area south of the community building and a
scenic overlook and picnic area at the southeast corner of the development would also be constructed.
Three areas of synthetic turf between Building A and Building B and adjacent to the community building
to the east and south would provide areas for outdoor recreation (Figure 2.5-10).

The project would have a fenced community garden north of the community building with raised planting
beds and a compost area. A network of pedestrian pathways linking residential buildings and community
facilities and amenities throughout the project site would be available for recreational use by both
residents and the general public. The pathways would be privately maintained public open space. These
pathways would include new unpaved pedestrian trails along the southern side of the property that
connect to a driveway on Carlos Street (described below) and follow the alignment of an existing trail in
the southeast corner of the site. A concrete multi-modal path from the driveway south to Sierra Street
would be constructed (see Figure 2.5-10).

2.5.3 Parking, Circulation, and Access

Vehicular ingress/egress to and from the project site would be provided by a new 28-foot-wide single
driveway on Carlos Street on the western boundary of the site (Figure 2.5-11). The entrance driveway
would split into an access loop that circles the residential and community building areas. In addition to the
main entrance, there would be an emergency access route from Lincoln Street to the northeast corner of
the project.

The project includes a total of 142 vehicular parking spaces in four separate parking areas, forming a loop
around the central core of apartment buildings. Of these 142 spaces, there would be six designated ADA
parking spaces, and 36 would be electric vehicle parking spaces (Figure 2.5-1). The project also includes
21 electric vehicle-capable parking spaces for both low power charging receptacles and Level 2 Electric
Vehicle Supply Equipment to meet the California Green Building Code requirements and the County’s
current Building Regulations.

There are no designated motorcycle parking spaces, vehicle loading, or drop-off spaces planned.

In addition to vehicle parking, there would be two secure bicycle parking enclosures on the east and west
sides of the central driveway. These enclosures would each contain space for up to 20 bicycles. There
would also be bicycle racks available in most of the building types and adjacent to the community
building.
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2.5.5

Site Design and Pedestrian Circulation

The following site design and pedestrian circulation improvements are proposed by the project sponsor as
part of the project:

e Carlos Street

O

Sidewalk: The project sponsor will add a sidewalk on the east side of Carlos Street south of
the proposed project driveway entrance to connect with the existing sidewalk on the north
side of Sierra Street.

Revise Pavement Marking and Signage at Site Entrance: The project sponsor will revise
the site plan for the driveway entrance at Carlos Street to include pavement markings and
signage to alert drivers exiting the site onto Carlos Street to be aware of traffic at the
intersection. To ensure compliance with this recommended improvement measure the project
sponsor shall submit updated site plans as part of the building permit process.

e Sierra Street/Stetson Street

@)

Sidewalk: The project sponsor will clear/plane existing sidewalk on north side of Sierra
Street east of Carlos Street that that fronts project site.

Curb Ramp and Crosswalk: The project sponsor will add a curb ramp and high visibility
crosswalk with advanced yield markings (2) and yield signs (2) for pedestrians to cross Sierra
Street to Stetson Street at the T-intersection of Sierra and Stetson streets.

One-Way Stop: The project sponsor will add a one-way stop sign on the northbound
approach to Stetson Street.

e  On-Site Circulation

O

Higher Visibility Crossings: The project sponsor will include high visibility crossings to
support bicycling and walking as safe modes of transportation.

Signage and Pavement Markings: The project sponsor will add signage and pavement
markings to make drivers aware of bicyclists and pedestrians, especially ahead of road
crossings around the site to alert drivers to yield and at the road crossings associated with the
multiple parking areas along the loop road.

Speed Humps: The project sponsor will install speed humps to maintain low on-site
vehicular speed.

Sidewalk Widening: The project sponsor will construct the on-site sidewalk network wider
than a 4-foot width in order to accommodate bicyclists and pedestrians separate from the
roadway with vehicles.

Wayfinding Signage: The project sponsor will strengthen the connection between site and
the larger pedestrian and bicycle network to facilitate access to transit through
implementation of features such as wayfinding signage.
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Figure 2.5-9. Community building.
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25.6 Landscaping

The project proposes development of approximately 5 acres of the 11.02-acre site for the Cypress Point
Housing Development. Thick vegetation covers the majority of the project site. The vegetation on-site is a
variety of grassland, coastal scrub, and ruderal species. The project includes retention of vegetation
adjacent to Carlos Street and Sierra Street along the perimeter of the site and the forested open space on
the northern boundary of the site for project screening. The forested area along the northern boundary of
the project site primarily contains Monterey cypress (Cupressus macrocarpa) and Monterey pine (Pinus
radiata). The project would retain approximately 193 of the existing trees on the site and remove
approximately 295 trees.?” Of the 295 trees proposed to be removed, approximately 190 are considered
Significant or Heritage.?® Tree Protection Zones would be defined and marked prior to construction to
protect each tree to be preserved during construction. The project would plant approximately 190 trees
throughout the project site (see Figure 2.5-10). These trees would be caged for the first year to protect
them from herbivores, and irrigated until established as evidenced by vigorous top growth in the spring.
The project would replant disturbed slopes with native or low-water groundcover and shrubs, and/or seed
them with red fescue and California poppy, for erosion control. Approximately 4,533 square feet of
bioretention basins would be planted with water tolerant species.

In order to ensure the efficient use of water, the landscaping elements to be added to the site would be
irrigated with a permanent automated irrigation system and include all parts compatible with a remote-
or satellite-controlled system. Vegetation would be selected that is low maintenance, water conserving,
native to the project site, or adapted for local conditions.

257 Utilities

2.5.7.1 Potable Water

The project site is served by the MWSD. The project would extend water lines to new project facilities for
potable water and fire water supply, as well as for irrigation of landscaping. The proposed water line
would extend from the existing MWSD tanks along the existing 10-foot ROW along the eastern and
northern parts of the project. New domestic water and fire water lines would be located in the access loop
and parking areas, with individual connections to each building.

2.5.7.2 Wastewater

The project construction includes the installation of new wastewater pipelines that connect the project site
to the existing MWSD sewer lines on Carlos Street. These new wastewater pipelines would be located in
the access loop and parking areas, with individual connections to each building. Construction of
wastewater improvements would be routed to provide setbacks between new facilities and existing water
and wastewater pipelines, and to avoid other existing utilities. The proposed wastewater connections and
improvements would comply with Chapter 4.24, Sewer Connections, of the County Ordinance Code and
Sanitary Sewer Standard Details and Specifications, in addition to the MWSD Code.

2.5.7.3 Stormwater

The project includes installation of a new connection to the existing storm drain main on Carlos Street,
which ultimately outfalls to Montara Creek. Additional proposed stormwater infrastructure for the project

7 MidPen. 2023a. BIO-1 Response. Data Request #2 Response. MidPen.
28 HortScience | Bartlett Consulting. 2022. Arborist Report, Cypress Point. HortScience | Bartlett Consulting.
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consists of new storm drain lines ranging in diameter from 12 inches to 21 inches, inlets at low points
throughout the hardscape and landscape areas, access-holes at junction areas, building downspout
connections, and cleanouts and bioretention basins designed to comply with the development’s dual
requirements of stormwater treatment and hydromodification management (HM) requirements.
Stormwater runoff on the project would be collected by overland flow to three stormwater bioretention
basins in the western portion of the project site.

The project includes construction of approximately 3.29 acres (143,254 square feet) of impervious surface
areas and anticipates utilizing bioretention areas as the main best management practice (BMP) treatment
strategy for Municipal Regional Permit (MRP) and HM compliance (Figure 2.5-12). The project site is
divided into four drainage management areas (DMAs) based on flow patterns. The required and provided
bioretention area for each DMA is shown in Table 2.5-2. The new drainage stormwater system would
transport stormwater runoff to three bioretention areas on the western portion of the site. The bioretention
areas would be of sufficient size to contain peak flows from a 2-hour, 10-year storm event, as required by
the MRP and HM.

Table 2.5-2. Drainage Management Areas

Drainage . . Bioretention Area Bioretention Area
Total Area Impervious Area Pervious Area - .

Management (square feet) (square feet) (square feet) Required Provided

Areas (square feet) (square feet)

DMA 1 111,973 64,093 45,529 2,150 2,351

DMA 2 109,233 73,263 33,988 1,950 1,982

DMA 3 8,188 4,902 3,086 161 200

DMA 4 19,652 996 18,656 0 0

Total 249,046 143,254 101,259 4,261 4,533

2.5.7.4 Refuse and Recycling

The project would include waste, recycling, and organics containers in two separate enclosures in the east
and west parking areas (see Figure 2.5-1). In addition, the project would include the construction of a
community garden with a compost area.

2.5.7.5 Electricity

Public utility lines would be extended throughout the site. The existing PG&E easement runs northeast-
southwest diagonally along the southwest corner of the MWSD tanks and continues east along the
proposed access loop. This easement would be abandoned, and the project would include a new 10-foot-
wide easement following the driveway and parking areas, with individual electrical extensions to each
building. Overhead utility lines would be trenched in open space areas and within the scenic corridor.

The project includes construction of solar panels on rooftops of all buildings which would fulfill the
majority of the electricity demand for the project. The project would not include any natural gas
appliances or heating.
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2.5.8 Sustainability Features

The project includes installation of rooftop solar panels, water-efficient appliances, including high-
efficiency washers with a water factor of 5 or less, toilets that use less than 1.6 gallons per flush in all
residential units, and metering or self-closing faucets in all non-residential lavatories. The project’s
irrigation system would include an automatic weather-based controller, manual shut-off valves, matched
precipitation rate sprinkler heads, a proper setback from non-permeable surfaces, and separate valves for
different hydrozones. It would be designed to prevent runoff, low head drainage, and overspray.

25.9 Environmental Commitments from Project Sponsor

The project includes the following environmental commitments which the project sponsor, MidPen
Housing Corporation has committed to:

1. Defensible Space: For wildfire protection, a 30-foot fire break area and a 100-foot reduced fuel
zone surrounding the development would be implemented. This defensible space is required
pursuant to San Mateo County’s Local Hazard Mitigation Plan and PRC 4291.%

2. Construction Practices for Energy Conservation: MidPen Housing Corporation (the project
sponsor) has also committed to the following construction actions that would reduce the energy
consumption from project construction.

o Preserve a portion of the site as undeveloped land.
o Make best efforts to use at least 10 percent local building materials.
o Recycle or reuse at least 50 percent of construction waste or demolition materials.

3. Operational Energy Saving Features: The project shall be developed in accordance with the
minimum requirements of one or more of the following programs to provide a framework for
healthy, efficient, carbon and cost-saving green buildings: Leadership in Energy &

Environmental Design (LEED); Green Communities; Passive Housing; Living Building
Challenge; National Green Building Standard, or the GreenPoint Rated program.

4. Transportation Demand Management (TDM): The TDM strategies include measures that would
promote transit or ridesharing education, bicycle amenities, and infrastructure improvements to
support active transportation. MidPen has committed to the implementation of the following
required and additional TDM measures identified in the City/County Association of Governments
(C/CAG) TDM Checklist for a Residential (Multi-Family) Land Use: Small Project
(see Appendix E.3):

Measure 2 — Orientation, Education, Promotional Programs and/or Materials (Required)
Measure 3 — TDM Coordinator/Contact Person (Required)

Measure 6 — Transit or Ridesharing Passes/Subsidies (Required)

Measure 8 — Secure Bicycle Storage (Required)

Measure 9 — Design Streets to Encourage Bike/Ped Access (Required)

Measure 11 — Family-Supportive Amenities (Additional)

Measure 22 — Active Transportation Subsidies (Additional)

Measure 23 — Gap Closure (4dditional)

Measure 24 — Bike Repair Station (Additional)

0O 0O 0 0O O O O O

%% San Mateo County. 2021. Multijurisdictional Local Hazard Mitigation Plan. Prepared for County of San Mateo Department of
Emergency Management. Available at: https://www.smcgov.org/media/53471/download?inline=. Accessed May 2023.
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2.6 CONSTRUCTION

The project would disturb a total of 4.35 acres during construction. These construction activities would
occur over an approximately 18-month period, in six phases. Construction activities are anticipated to
commence in December 2024 and terminate in June 2026. These phases and associated durations are
described in more detail in Table 2.6-1. Construction activities would generally occur Monday to Friday
from 7:00 a.m. to 6:00 p.m. Weekend and off-hour work would be avoided.

In Phase I, Demolition, project construction would include removal of the existing impervious surface of
approximately 1 acre which is equivalent to 20,840 cubic yards (CY).*° Concrete foundations would be
hauled to a recycling facility in Half Moon Bay. Approximately 295 trees would also be removed as part
of this phase, and chipped and dispersed on-site.*!

During Phase 11, Site Preparation, project construction would include site clearing and leveling. Building
materials would be transported to the site.

During Phase 111, Grading, construction would include approximately 9,507 CY of cut, and approximately
9,881 CY fill. In total, the project would require 19,388 CY of grading. Approximately 7,381 CY of soil
would be imported to the site, and no soil would be hauled off-site. The haul route would be from
Highway 1 south to the project site via Carlos Street.

In Phase IV, Building Construction, work would include importation of building materials for residential
buildings and the community building. An estimated 425 tons of waste and 85 haul trips would be
required for all project buildings during this phase.** All buildings would be constructed using slab-on-
grade foundations. In total, the project would add approximately 3.29 acres (143,254 square feet) of
impervious surface areas to the site. During this phase, roadway construction and utility work would be
completed. This would include the digging of utility trenches, surveying, excavation, off-haul to subgrade
and level base rock for building foundations. Hydrostatic testing, flushing, and watermain connections
would be tested and connected.

During Phase V, Paving, would encompass the construction activities associated with paving including
paving of on-site parking and roads, as well as on-site concrete work (curb, gutter, flatwork, etc.).

During Phase VI, Finishing, work would include finishing activities, architectural coatings, final
landscaping, and removal of temporary fencing and erosion control paving of on-site parking and roads,
as well as on-site concrete work (curb, gutter, flatwork, etc.).

Different construction phases would require varying numbers of construction personnel. There would be
an average of 30 construction workers on the site per day, and up to 60 workers at peak times.>*

The estimated equipment, duration of work, and personnel requirements by construction activity are
presented in Table 2.6-1.

The project includes various construction traffic control measures to avoid a substantial increase in
construction-period traffic congestion. A Construction Traffic Control Plan would be submitted to the
County Traffic Engineer prior to the start of construction and would include traffic control measures in

3 MidPen. 2023b. 23 0504 SWCA Cypress Point EIR Data Request — additional responses. MidPen.

31 Ilingworth and Rodkin. 2023. Cypress Point Affordable Housing Project, San Mateo County, California (17-158) Noise
Assessment Update of Proposed Tree Removal Activities. May 19, 2023.

*2 MidPen, 2023b.

33 MidPen, 2023b.
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order to ensure traffic safety during all construction phases. The traffic control devices may involve
signage, use of delineators, flashing arrows, and/or temporary lane lines at the discretion of the County

Traffic Engineer.

The Construction Traffic Control Plan would also include the following elements:

e Provisions for advanced notification (signage) of the proposed detour routes and coordination
with emergency service providers.

o Identified locations for contractor parking on-site for the duration of the construction period so

that parking does not affect the operation of local roads.

e Prohibition of construction truck trips to and from the site during peak traffic morning and
afternoon peak hours for purposes of transporting cut and fill.

¢ In the event of lane closures due to deliveries, adequate number of flaggers and the appropriate
signage to ensure the safe passage of vehicles, bicyclists, and pedestrians.

Table 2.6-1. Anticipated Construction Schedule, Trips, and Equipment

Phase (Duration)

Equipment Used

Daily Vehicle Trips

Type Number Hours/Day
1. Demolition Tractors/Loaders/Backhoes 5 8 40 one-way worker trips
12/1/2024-1/17/2025 Concrete/Industrial Saws 2 8 6 one-way vendor trips
(35 working days) 60 one-way haul truck trips
Excavators 5 8 . .
2 miles of on-site truck travel
2. Site Preparation 40 one-way worker trips
1/18/2025-2/15/2025 Rubber-Tired Dozers 2 5 6 one-way vendor trips
(20 working days) 300 one-way haul truck trips
2 miles of on-site truck travel
Tractors/Loaders/Backhoes 3 8
3. Grading Scrapers 2 8 40 one-way worker trips
2/16/2025-4/05/2025 Compactor 1 8 6 one-way vendor trips
(35 working days) o ] . 18 one-way haul truck trips
ump/enders 2 miles of on-site truck travel
Off-Highway Truck 1 8
Graders 1 8
Rubber-Tired Dozers 1 8
4. Building Construction Cranes 1 7 78 one-way worker trips
3/1/2025-3/29/2026 Forklifts 3 8 8 one-way vendor trips
(280 working days) 20 one-way haul truck trips
Generator Sets 1 8 . .
3 miles of on-site truck travel
Tractors/Loaders/Backhoes 3 7
Welders 1 8
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Equipment Used

Phase (Duration)

Daily Vehicle Trips

Type Number Hours/Day
5. Paving Pavers 3 8 40 one-way worker trips
3/2/2026.—6/20/2026 Tractors/Loaders/Backhoes 1 8 6 one-way vendor trips
(80 working days) 2 one-way haul truck trips

Rollers 2 8 . .

2 miles of on-site truck travel

Grader 1 1

Off-Highway Truck 1 8

Scraper 1 1

Compactor 1 1
6. Finalization 10 one-way worker trips
5/10/2026-6/20/2026 Air Compressors 1 6 2 one-way vendor trips

(30 working days)

0 one-way haul truck trips
1 mile of on-site truck travel

Notes: For the parameters that are not provided in the table (e.g., equipment horsepower and load factor, on-road trip lengths), CalEEMod defaults

were used.

2.7
REQUIRED PERMITS)

PROJECT APPROVALS (REQUESTED ACTIONS AND

Various permitting requirements would need to be met prior to implementation of the proposed project.
Table 2.7-1 summarizes federal, state, and local permits that may be required for the project and the
agencies that are expected to use the EIR in their decision-making and permitting processes.

Table 2.7-1. Agency Permit Requirements

Agency

Approval/Permit Required

County of San Mateo Planning and Building Department

Building Permits

County of San Mateo Planning and Building Department

Certificate of Occupancy

County of San Mateo Planning and Building Department

General Plan Amendment from Medium-High Density
Residential to Medium Density Residential

County of San Mateo Planning and Building Department

CEQA Document Certification

County of San Mateo Planning and Building Department

Design Review

County of San Mateo Planning and Building Department

Coastal Development Permit

County of San Mateo Fire Department

Fire Code compliance

Bay Area Regional Water Quality Control Board

National Pollution Discharge Elimination System Permit with
storm water pollution prevention plan

County of San Mateo Department of Environmental Heath

Hazardous materials business plans

County of San Mateo Public Works Department, Engineering and

Resource Protection Division

Plan check

County of San Mateo Public Works Department, Engineering and

Resource Protection Division

Encroachment Permit

County of San Mateo Planning and Building Department

Grading Permit
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CHAPTER 3. ENVIRONMENTAL IMPACTS ANALYSIS
IMPACT OVERVIEW

This chapter addresses the physical environmental effects of the Cypress Point Affordable Housing
Community Project (proposed project) and project variants. This introduction presents the general format
of the environmental analysis in each environmental topic section. It provides a general description of the
approach to the project’s analysis of environmental impacts, including cumulative projects that are
considered in the cumulative impact analyses. This chapter also describes the existing environmental
conditions of the 11.02-acre project site.

This environmental impact report (EIR), including the initial study (see EIR Appendix B), analyzes the
physical environmental impacts associated with implementation of the proposed project. The analysis
includes consideration of environmental impacts associated with both construction and operation of the
proposed project, as appropriate for the particular resource topic.

SCOPE OF ANALYSIS
Initial Study Topics

The County of San Mateo (County) Planning and Building Department distributed a Notice of
Preparation (NOP) of an EIR and Notice of Public Scoping Meeting on December 9, 2022, announcing its
intent to prepare an EIR, including an initial study, and to solicit comments from the public about the
scope of this EIR (the NOP is presented in EIR Appendix A). The initial study (see EIR Appendix B)
determined that project-specific and cumulative impacts for certain resource topics would not require
additional analysis in the EIR because the proposed project or project variants would have no impact,
less-than-significant impact, or less-than-significant with mitigation incorporated impact (see Thresholds
of Significance subsection below for definitions of the levels of significance). Additional analysis is not
required for the following topics:

e Agriculture and Forestry Resources (all topics)

e Biological Resources (habitat conservation plans topic only)
e Cultural Resources (all topics)

e Energy (all topics)

e Geology and Soil (wastewater disposal topic only)

e Hazards and Hazardous Materials (schools and aviation-related topics only)
e Mineral Resources (all topics)

e Noise (aviation-related topics only)

e Population and Housing (all topics)

e Public Services (all topics)

e Recreation (all topics)

e Tribal Cultural Resources (all topics)
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Refer to the initial study in EIR Appendix B for a discussion and the impact analysis of the proposed
project or project variants concerning these resource topics.

Environmental Impact Report Topics

As determined and guided by findings of the initial study (see EIR Appendix B), the proposed project or
project variants could result in potentially significant impacts in the following topic areas:

o Aesthetics (all topics)

e Air Quality (all topics)

e Biological Resources (all topics except habitat conservation plans)
e Geology and Soil (all topics except wastewater disposal)

e Greenhouse Gas Emissions and Climate Change (all topics)

e Hazards and Hazardous Materials (all topics except those related to schools and aviation)
e Hydrology and Water Quality (all topics)

e Land Use and Planning (all topics)

e Noise (all topics except those related to aviation)

e Public Services

e Transportation (all topics)

e Utilities and Service Systems (all topics)

e Wildfire (all topics)

These topics are analyzed in this chapter. Comments on the NOP submitted by mail and email and made
at the public scoping meeting are briefly discussed in EIR Chapter 1, Introduction. The NOP comments
related to the proposed project’s physical environmental impacts were considered in preparing this
analysis and are addressed under the relevant environmental topics in this chapter and Appendix A.

FORMAT OF ENVIRONMENTAL TOPIC SECTIONS

Each environmental topic considered in this chapter includes a discussion of the following:
e Existing Conditions
e Regulatory Setting
e Thresholds of Significance
e Impact Assessment and Methodology
e Impacts and Mitigation Measures

e Cumulative Impacts

An overview of the general organization and the information included in these sections is provided below.
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Existing Conditions

This subsection describes the existing conditions at the project site and in the project site vicinity.

As provided in the California Environmental Quality Act (CEQA) Guidelines Section 15125(a), existing
conditions are generally defined as the physical environmental conditions that exist at the time an NOP is
published, or if no NOP is published, at the time the environmental analysis is commenced. Thus, the
existing conditions for the proposed project are the conditions present at the time the NOP was published
on December 9, 2022. Existing conditions serve as the baseline physical setting for the project site and its
surroundings at the beginning of the environmental review process (e.g., existing traffic conditions and
noise environment). The analysis of environmental impacts is focused on adverse physical changes that
could result from implementation of the proposed project, which is described in the Impacts and
Mitigation Measures subsection for each topic.

Regulatory Setting

This subsection describes the relevant federal, state, and local regulatory requirements that are directly
applicable to the environmental topic being analyzed. The overview of regulations for each environmental
topic is organized by agency including applicable federal, state, regional, and local (county) policies.

The County General Plan policies, goals, and actions relevant to each environmental topic are detailed in
this subsection.

Thresholds of Significance

This subsection begins with a description of the significance criteria. The thresholds used to evaluate each
environmental topic are based on the County of San Mateo Initial Study Checklist Appendix G of the
State CEQA Guidelines. All impacts in the EIR have been classified according to the following criteria:

No Impact: No adverse physical changes (or impacts) to the environment are expected.

Less than Significant: Impact that would not exceed the defined significance criteria or would be
eliminated or reduced to a less-than-significant level through compliance with existing local,
state, and federal laws and regulations.

Less than Significant with Mitigation.: Impact that is significant but reduced to a less-than-
significant level through implementation of the identified mitigation measure(s).

Significant and Unavoidable: Impact that exceeds the defined significance criteria and cannot be
eliminated or reduced to a less-than-significant level through compliance with existing local,
state, and federal laws and regulations and for which there are no feasible mitigation measures.

The term significance is used throughout the EIR to characterize the magnitude of the projected impact.
For this EIR, a significant impact is a substantial or potentially substantial change to resources in the
project site or the area adjacent to the project. In the discussions of each issue area, thresholds are
identified that are used to distinguish between significant, less than significant with mitigation, less than
significant, and no impacts.

Impacts and Mitigation Measures

Impacts are numbered and shown in bold, italics type; the corresponding mitigation measures are also
numbered; and the significance after mitigation is identified for each significant impact. The Impact
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Assessment and Methodology subsection explains the parameters, assumptions, and data used in the
analysis.

This subsection describes the physical environmental impacts (i.e., the changes to baseline physical
environmental conditions) that could result from implementation of the proposed project, as well as any
mitigation measures that could avoid, eliminate, or reduce identified significant impacts. Where
applicable, both construction and operational impacts are analyzed, as well as project-specific and
cumulative impacts. This section begins with a listing of the significance criteria as “Thresholds of
Significance” used by the County Planning and Building Department to determine whether an impact is
significant.

Under the Impacts and Mitigation Measures subsection, each project-level impact begins with an impact
statement that reflects one or more of the applicable significance criteria. Some significance criteria may
be combined in a single impact statement, if appropriate. Each impact statement is identified by a subject
area abbreviation (e.g., NO for Noise and Vibration) and an impact number (e.g., 1, 2, 3) for a combined
alpha-numeric code (e.g., Impact NO-1, Impact NO-2).

CEQA Guidelines Section 15126.4 directs preparers of an EIR to describe feasible measures that could
minimize significant adverse impacts. Mitigation measures are developed to avoid, minimize, rectify,
reduce, or eliminate an impact or compensate for an impact resulting from project implementation. CEQA
Guidelines Section 15041 grants authority to the lead agency to require feasible changes in any or all
activities involved in a project to substantially lessen or avoid significant effects on the environment.
Feasible mitigation measures have been included in this chapter for specific environmental impacts where
applicable.

When potentially significant impacts are identified, mitigation measures are presented that would avoid,
eliminate, or reduce significant adverse impacts of the project. All mitigation measures are required as
conditions of project approval. Each mitigation measure has the same coding as the impact statement to
which it corresponds, with an “MM?” in front of the code to signify it is a mitigation measure

(e.g., mitigation measure MM-AQ-1 corresponds to impact AQ-1). If there is more than one mitigation
measure for the same impact statement, the mitigation measures are numbered with a lowercase letter
suffix (e.g., mitigation measures MM-CR-1a and MM-CR-1b). When identified mitigation measures do
not reduce the impact to a less-than-significant level, CEQA requires the development of a range of
feasible project alternatives to address the significant and unavoidable impact.

Improvement measures are recommended actions, agreed to by the project applicant, which would reduce
or avoid impacts found to be less than significant. Identification of improvement measures is not required
under CEQA, but they are often presented in environmental documents to inform decision-makers of
additional actions that could improve the proposed project by reducing the magnitude of less-than-
significant effects. Improvement measures are designated with an “I” to signify “improvement measure,”
the topic code, and a letter (e.g., improvement measures [-TR-A, I-TR-B).

APPROACH TO CUMULATIVE IMPACT ANALYSIS

The CEQA Guidelines require that an EIR discuss the cumulative impacts of a project. CEQA Guidelines
Section 15355 defines cumulative impacts as follows:

“Cumulative Impacts” refers to two or more individual effects which, when considered together,
are considerable or which compound or increase other environmental impacts. The individual
effects may be changes resulting from a single project or number of separate projects.

The cumulative impact from several projects is the change in the environment which results from
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the incremental impact of the project when added to other closely related past, present, and
reasonably foreseeable probable future projects. Cumulative impacts can result from individually
minor but collectively significant projects taking place over a period of time.

The discussion of cumulative impacts should reflect the severity of impact and their likelihood of
occurrence, but the discussion need not provide as much detail as provided for effects attributable to the
project alone (CEQA Guidelines Section 15130 (b)). The discussion should be guided by the standards of
practicality and reasonableness and should focus on the cumulative impacts to which the identified other
projects contribute, rather than the attributes of other projects which do not contribute to the cumulative
impact.

This EIR, including the initial study, discusses the cumulative impacts analyzed for each environmental
resource topic and the proposed project’s contribution to these cumulative impacts, if any. Two
approaches to a cumulative impact analysis are provided in CEQA Guidelines Section 15130(b)(1):

(a) “the analysis can be based on a list of cumulative projects producing closely related impacts that could
combine with those of a project;” or (b) “a summary of projections contained in a general plan or related
planning document can be used to determine cumulative impacts.” A list-based approach refers to “a list
of past, present, and probable future projects producing related or cumulative impacts, including, if
necessary, those projects outside of the control of the agency” (CEQA Guidelines Section
15130(b)(1)(A)). A projections-based approach refers to “a summary of projections contained in an
adopted local, regional or statewide plan, or related planning document, that describes or evaluates
conditions contributing to the cumulative effect. Such plans may include: a general plan, regional
transportation plan, or plans for the reduction of greenhouse gas emissions” (CEQA Guidelines

Section 15130(b)(1)(B)).

The analysis of cumulative impacts by environmental resource topic involves:

1. determining the cumulative context or geographic scope and location of the cumulative projects
relative to the affected resource’s setting;

2. assessing the potential for project impacts to combine with those of other projects, including the
consideration of the nature of the impacts and the timing and duration of implementation of the
proposed and cumulative projects;

3. determining the significance of the cumulative impact; and

4. assessing whether the project’s contribution to a significant cumulative effect is considerable.

CEQA does not prescribe the use of one specific approach to analyzing cumulative impacts. The rationale
used to determine an appropriate list of projects considered in an individual project’s cumulative analysis
is explained in the discussion of cumulative impacts for each environmental topic in this EIR.

Cumulative impacts are presented in a separate subsection following each topic’s project-level impact
analysis. Cumulative impact statements are numbered consecutively with a combined alpha-numeric code
that starts with “C” to signify it as a cumulative impact. For example, C-TR-1 refers to the first
cumulative impact for Transportation and Circulation.

Projects Included in Cumulative Conditions Scenario

Table 3-1 presents a list of cumulative projects located within a 0.25-mile radius of the project site. These
projects are considered in the various cumulative analyses for environmental resource topics that use a
list-based approach to determine, for example, the potential for impacts to combine based on the distance
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from the project site and construction timelines, as available. These projects’ locations are shown in
Figure 3-1.

In addition to the development projects identified in Table 3-1, the following transportation project is
considered part of the cumulative setting:

e (altrans State Route 1 Multi-Asset Roadway Rehabilitation Project. This project is currently
approved, with construction scheduled to begin in October 2024. Note that the October 2024
construction start date is before construction of the proposed project would begin. As of July
2023, San Mateo County has not received a CDP Application for this project. Much of the project
is expected to be exempt from CDP permit requirements.

Other active projects in the project vicinity consist of minor modifications to existing buildings and
residences, such as window replacements, installation of rooftop solar collection systems, and single-
family home renovations. Given their minor scope, they would not combine with the proposed project in
a way that could result in any cumulative impacts; therefore, they are not included in the cumulative
context for any topic in the EIR.
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Table 3-1. Cumulative Projects

Map No Residential Commercial Distance from Vehicle

Project - ! - Lot Size X . Parking  Height Status as of July 2023
(Figure 3-1) Units (square feet) Project Site s
paces
Etheldore Apartments 1 8 0.47 acres 3,550 square 2,100 feet 30 2 stories Proposed pre-
2385 Carlos Street 20,851 square feet feet residential southeast 36 feet application workshop
held February 2020.

Moss Beach
(PLN2019-00143)3
Big Wave North Parcel 2 57 bedrooms 19.4 acres 5 buildings/ 2 miles south 554 2 stories Environmental review
Alternative Project 70,500 square 845,064 square feet 189,000 36.5 feet completed 2015.
350 Airport Street feet square feet
Half Moon Bay
(PLN2013-00451)%
Harbor Village RV Park 3 - 3.36 acres 869 square 2.7 miles south 47 - Building permit issued
240 Capistrano Road 146,362 square feet feet in November 2022.
Half Moon Bay
(PLN2017-00320)3¢
Hyatt Hotel Expansion 4 102 hotel rooms 5 acres 1,210-square- 7.4 miles south 108 2 stories Environmental review

(Alternative 2)

1191 and 1200 Main
Street

Half Moon Bay?’

65,574 square
feet

217,800 square feet (1191

Main Street)

1.45 acres (1200 Main Street)

1.25-acre parcel on the
northeast corner of State
Route 1 (Seymour Street)

foot meeting
room space

is in progress. Draft
EIR public review
ended September
2022.

34 County of San Mateo. 2020. Ethledore Apartments Plan Set. Edward C. Love, Architect. Available at: https://www.smcgov.org/media/104301/download?inline=. Accessed

April 20, 2023.

35 County of San Mateo. 2023. Big Wave North Parcel Alternative Project. Available at: https://www.smcgov.org/planning/big-wave-north-parcel-alternative-project. Accessed

April 20, 2023.

36 County of San Mateo. 2023. Mitigated Negative Declaration for Harbor Village RV Park at 240 Capistrano Rd, Princeton. Available at:
https://www.smcgov.org/planning/mitigated-negative-declaration-harbor-village-rv-park-240-capistrano-rd-princeton. Accessed April 20, 2023.
37 The City of Half Moon Bay California. 2022. Project Proposal for Hyatt. Updated September 2022. Available at: https://www.half-moon-bay.ca.us/652/Project-Proposal-for-
Hyatt. Accessed April 20, 2023.
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Figure 3-1. Cumulative projects.
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3.1 AESTHETICS

Section 3.1 describes the potential impacts to visual character of the project site and its surroundings with
development of the proposed project. Potential effects are evaluated relative to important visual features
(e.g., scenic highways, scenic features) and the existing visual landscape and its users. Degradation of the
visual character of a site is usually addressed through a qualitative evaluation of the changes to the
aesthetic characteristics of the existing environment, and the project-related modifications that would alter
the visual setting. This section includes information from the Cypress Point Project, Aesthetics and
Visual Resources Report completed by Stevens Consulting, August 2020.%

3.1.1 Existing Conditions

This section discusses the existing visual character of the project site and its surroundings.

3.1.1.1  Visual Setting

The San Mateo County coast is characterized by “a wide variety of colorful vegetation, richly textured
rolling hills, soaring mountains and many dramatic, often magnificent views.”* Seventy-four percent of
County of San Mateo (County) land, primarily in the area west of Interstate 280 (I-280), is in agricultural,
watershed, open space, wetlands, or parks use. The Pacific Ocean, sea cliffs and beaches, abundant
natural resources, rolling green foothills, stands of old redwoods, and creeks characterize western

San Mateo County, providing many areas with high visual quality.

The area in the vicinity of the project site is characterized by hillsides covered with stands of Monterey
cypress (Cupressus macrocarpa), and Monterey pine (Pinus radiata); buildings, including single-family
residences; Montara Water and Sanitary District (MSWD) facilities; and the Point Montara Lighthouse
and Hostel; as well as glimpses of coastline and the Pacific Ocean. Montara Creek lies north of and
adjacent to the project site and passes under Highway 1 approximately 480 feet north of its intersection
with Carlos Street. Farther to the north are the residential areas of Montara, and to the south and east are
residential and commercial areas of Moss Beach.

The area of Montara—Moss Beach—El Granada is identified in the County General Plan as an urban
community. This coastal community includes views of ocean, rocky hills, dense stands of mature
eucalyptus trees and a sloped terrain and is “an extremely scenic area.”*” Housing styles in this area are
architecturally diverse and range from single-family ranch and bungalow styles to very modern styles.
There are various exterior construction materials and colors.

The project site is on a raised bluff above the Pacific Ocean at the northern end of the community of Moss
Beach. The project site is composed of a somewhat hilly parcel with an elevation ranging from
approximately 95 to 205 feet above mean sea level (amsl). Along the northern side of the site there is a
moderately steep north-facing slope down to Montara Creek. There are localized flat areas near the
central and eastern portions of the site which contain concrete foundations from previous development.
The site is currently vegetated with dense trees and forest (primarily Monterey pine and Monterey
cypress), nonnative grassland, and scrub (Figure 3.1-1).

38 Stevens Consulting. 2020. Cypress Point Project, Aesthetics and Visual Resources Report. Stevens Consulting. August 2020.

39 County of San Mateo. 1986. General Plan. Available at: https://www.smcgov.org/planning/general-plan. Accessed May 22,
2023.

40 County of San Mateo, 1986.

3.1-1



Cypress Point Affordable Housing Community Project Environmental Impact Report
Section 3.1 Aesthetics

1iw of foundation rom cent ath looking
northwest

2. View from Buena Vista Road at the western
corner of water tanks facing south

4. View of foundation from weste project frotage 3. Ling east at a foundation aII in the center of
looking northeast the project site

CA

ENVIRONMENTAL CONSULTANTS

Source: SWCA, 2023

Figure 3.1-1. Existing conditions on project site.
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3.1.1.2 Visual Character
3.1.1.21 SCENIC HIGHWAYS

Scenic highways may be designated by the state or by local governments. Scenic corridors are defined as
“the visual boundaries of the landscape abutting a scenic highway, and which contain outstanding views,
flora, and geology, and other unique natural or man-made attributes and historical and cultural resources
affording pleasure and instruction to the highway traveler.”*'

The project site is approximately 170 feet northeast of Highway 1 (Cabrillo Highway) at its closest point.
Highway 1 is a state-eligible scenic highway from the southern border of the city of Half Moon Bay
through the intersection with Highway 280 in Daly City.** In addition, Highway 1 is a designated County
Scenic Highway from the northern border of the city of Half Moon Bay to the border of the city of
Pacifica. The western one-third of the project site is located in the Cabrillo Highway County Scenic
Corridor that extends from the northern border of the city of Half Moon Bay through the Devil’s Slide
area to San Pedro Point and the southern border of the city of Pacifica (Figure 3.1-2).*

Highway 1 in the vicinity of the project site runs through an embankment, the sides of which obstruct
views on either side. Highway 1 is at an altitude of approximately 90 feet amsl. The project site in the
vicinity of Highway 1 is at an altitude of approximately 126 feet amsl, approximately 35 feet higher than
Highway 1. Views of the project site from Highway are obstructed by both embankments and trees
(Figure 3.1-3).

3.1.1.2.2 SCENIC VISTAS

While the County General Plan and the County Local Coastal Program (LCP) do not define or identify
scenic vistas, “scenic vistas” are generally defined as high-quality views displaying good aesthetic and
compositional value that can be seen from public viewpoints and possess visual qualities of high value to a
community. If the project substantially degrades the scenic landscape as viewed from public roads, or along
particularly designated scenic routes, or from other public or recreation areas, this would be considered a
potentially significant impact on the scenic vista.

The primary visual resources contributing to scenic vistas in the project vicinity are the Pacific Ocean,
approximately 700 feet west of the project site; the Montara Creek riparian corridor, approximately
200 feet northeast of the project site; the coastal hills including Montara Mountain, approximately

1.75 miles northeast of the project site; and Devil’s Slide, approximately 1.5 miles north of the project
site. However, at several vantage points in the project vicinity, various surrounding topographic
characteristics partially obstruct these vistas. Other visual resources along the Highway 1 corridor that
contribute to scenic vistas often include views of the Pacific Ocean, the beach and shoreline, bluffs and
cliffs including Devil’s Slide, mature trees and other native vegetation, agricultural fields, and the
hillsides and ridges inland from Highway 1 (see Figure 3.1-3).

4 County of San Mateo. 2013. Local Coastal Program Policies. Chapter 8: Visual Resources. Available at:
https://www.smcgov.org/planning/local-coastal-program#. Accessed April 6, 2023.

2 California Department of Transportation. 2023. Scenic Highways. Available at: https://dot.ca.gov/programs/design/lap-
landscape-architecture-and-community-livability/lap-liv-i-scenic-highways. Accessed January 23, 2023.

43 County of San Mateo. 2023. San Mateo County Scenic Corridors. Available at: ttps://www.smcgov.org/planning/san-mateo-
county-scenic-corridors. Accessed January 23, 2023.
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Figure 3.1-2. Highway 1 Scenic Corridor.
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The project site is located in a hilly area, the higher portion of which provides scenic vistas encompassing
the ravine containing Montara Creek to the north, and the forested hills and ridgelines of the Coast Hills,
including Montara Mountain and Devils Slide towards the north, and the Pacific Ocean towards the west.
Many of the residences east and south of the site along Lincoln and Sierra Streets are oriented to the
Pacific Ocean and feature decks and large windows to capture the view of the ocean. The project site is
located west of Lincoln Street, between Lincoln Street and the Pacific Ocean, and south of Sierra Street.

The site is not visible from the MSWD driveway and parking lot located on the west side of Highway 1.
This graveled driveway is also elevated above Highway 1. It is adjacent to the Point Montara Lighthouse
Hostel and is used by hikers and dogwalkers as an unofficial part of the California Coastal Trail.

The County General Plan defines ridgelines as: “the tops of hills or hillocks normally viewed against
background of other hills.” Meanwhile, skylines are defined as: “the line where sky and land masses
meet.” Views to the east from portions of the project site include both ridgelines and skylines, but views
from most of the site do not include these features, due to the presence of slopes and vegetation.

The project site is lower in elevation when viewed from Lincoln Street and would not appear as a
ridgeline or skyline to residences along Sierra Street south and east of the project. For viewers south of
the project on Sierra Street, the project site would appear at a higher elevation; however, the site would
not qualify as either a ridgeline or skyline.

3.1.1.2.3 SCENIC RESOURCES

In general, scenic resources are thought of as objects, natural or human-made, that are aesthetically
pleasing to view (i.e., trees, rock outcroppings, and historic buildings within a State Scenic Highway).
There are no rock outcroppings or historical structures located within or adjacent to the project site.

According to the County General Plan, visual resources are defined as: “those attractive visible elements
of the natural and developed landscape, such as landforms, defined as: ‘land adjacent to a scenic road
right-of-way which, when seen from the road, provides outstanding views of natural landscapes and
attractive man-made development.’” As further defined by the County General Plan, a scenic roadway is:
“a designated travel route providing outstanding views of natural landscapes and attractive man-made
development.” The General Plan has designated several “scenic” roadways within San Mateo County.

Highway 1 is a County-designated scenic highway from Junipero Serra Freeway (Highway 280) to the
northern limits of the city of Half Moon Bay and the project site is partially located within the Cabrillo
Highway County Scenic Corridor. The portion of Highway 1 adjacent to the project site is not a state-
designated scenic roadway but is eligible for such designation.**

3.1.1.24 EXISTING PROJECT SITE

The site is adjacent to an existing residential neighborhood, with single-family houses located to the east
and south of the site. To the north is a steeply sloped wooded area leading to 16th Street and the ravine
containing Montara Creek. To the west, across Carlos Street, is a steeply sloped embankment down to
Highway 1. The Highway 1 corridor in the project vicinity is characterized by extensive evergreen
vegetation and a substantial change in grade between the highway and the project site. The project would
also be visible from a portion of the California Coastal Trail and the Montara Lighthouse Hostel.

4 California Department of Transportation. 2019. California State Scenic Highway System Map. Available at:
https://caltrans.maps.arcgis.com/apps/webappviewer/index.html?id=465dfd3d807c46cc8e8057116f1aacaa. Accessed May 5,
2023.
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The site is bounded by Carlos Street on the west, the Montara Creek canyon and 16th Street on the north,
Lincoln Street on the east, and Sierra Street on the south. Except for a single residence at the northeast
corner of Carlos Street and Sierra Street, there are no developed uses immediately adjacent to Carlos
Street in the project vicinity (see Figure 2.2-2 in Chapter 2, Project Description). Beyond the wooded area
to the north of the site are a few rural homes, and then another wooded area that separates this area from
the developed community of Montara further to the north. Other than several rural residences, the ravine
containing Montara Creek is undeveloped to the north and east of the site. Developed uses north of the
project site include 16th Street and several rural, large-lot single-family residences. Residences along 16th
Street are located at a substantially lower elevation within the canyon than the area of the project site to
be developed, and dense vegetation between the project site and 16th Street provides additional visual
screening of the site. Several residences are located to the east of Lincoln Street and at the base of Buena
Vista Street, east of the project site. These residences are located at approximately the same elevation as
the site’s eastern boundary. Several residences with views of the project site are located south of Sierra
Street. Additional residences with potential views of the site are located along the north and south sides of
Sierra Street from the eastern project boundary to its intersection with Pearl Street, and along Buena Vista
Street from Lincoln Street to slightly east of Montana Street. For most of the identified residences on
Sierra Street and Buena Vista Street, intervening residences and vegetation obstruct views of the site.

Existing screening vegetation characterized by shrubs and trees is present on the site along its Carlos
Street frontage, and along the slope down the Montara Creek canyon. Additional screening vegetation is
present along and within the eastern area of the site west of Lincoln Street, and intermittently along the
Sierra Street frontage.

Changes in grade and vegetation between the project site and residences along its Sierra Street frontage
hinder direct views of the site, and these views are further impaired by intermittent vegetation.

3.1.1.2.5 LIGHT AND GLARE

Light spill is the exposure of properties adjacent to a project site to unwanted and/or misdirected light
from project-related illumination. Light spill can emanate from the interior of structures through windows
or from exterior sources, such as street lighting, security lighting, and landscape lighting.

Perceived glare is an unwanted and potentially objectionable sensation experienced by a person when
looking directly into the light source of a lighting fixture, or from sunlight reflection off flat building
surfaces, with glass typically having the highest degree of reflectivity.

The only existing sources of light and glare on the proposed project site are lights associated with the
Montara Water and Sewer District (MWSD) storage tanks, which would remain undisturbed as part of the
project; the remainder of the site is currently undeveloped and does not create light or glare sources.
Existing residential development is located to the southeast, south, and southwest of the project site,
which does produce some light at night. Other sources of light or glare within the vicinity of the project
site are from the headlights or windshields of vehicles on adjacent roads.

3.1.2 Regulatory Setting

3.1.21 Federal

There are no applicable federal regulations for the proposed project.
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3.1.2.2 State
3.1.2.21 CALIFORNIA COASTAL ACT (1976)

Article 6: Development, Section 30251 of the California Coastal Act states that:

The scenic and visual qualities of coastal areas shall be considered and protected as a resource of
public importance. Permitted development shall be sited and designed to protect views to and
along the ocean and scenic coastal areas, to minimize the alteration of natural land forms, to be
visually compatible with the character of surrounding areas, and, where feasible, to restore and
enhance visual quality in visually degraded areas. New development in highly scenic areas such
as those designated in the California Coastline Preservation and Recreation Plan prepared by the
Department of Parks and Recreation and by local government shall be subordinate to the
character of its setting.

3.1.2.3 Local
3.1.2.31 COUNTY OF SAN MATEO GENERAL PLAN (1986)

The following County General Plan (1986) policies and goals are relevant to the project:

Visual Quality
¢ Goal 4.1a: Protect and enhance the natural visual quality of San Mateo County.

¢ Goal 4.1b: Encourage positive visual quality for all development and minimize adverse visual
impacts.

¢ Goal 4.3: Minimize the removal of visually significant trees and vegetation to accommodate
structural development.

e Policy 4.4: Promote aesthetically pleasing development in rural and urban areas.

e Policy 4.15: Regulate development to promote and enhance good design, site relationships and
other aesthetic considerations.

e Policy 4.22. Protect and enhance the visual quality of scenic corridors by managing the location
and appearance of structural development.

e Policy 4.29(a): Preserve trees and natural vegetation except where removal is required for
approved development or safety.

e Policy 4.29b: Replace vegetation and trees removed during construction wherever possible. Use
native plant materials or vegetation compatible with the surrounding vegetation, climate, soil,
ecological characteristics of the region and acceptable to the California Department of Forestry.

e Policy 4.30(a): Provide a smooth transition between development and adjacent forested or open
space areas through the use of landscaping.

e Policy 4.36a: Maintain and, where possible, improve upon the appearance and visual character of
development in urban areas.

e Policy 4.36b: Ensure that new development in urban areas is designed and constructed to
contribute to the orderly and harmonious development of the locality.
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Policy 4.47: Institute special controls to regulate both site and architectural design of structures
located within rural scenic corridors in order to protect and enhance the visual quality of select
rural landscapes.

Policy 4.57(a): Allow the removal of trees and natural vegetation when done in accordance with
existing regulations.

Policy 4.57(b): Prohibit the removal of more than 50% of the tree coverage except as allowed by
permit.

Policy 4.60: Minimize exterior lighting in scenic corridors and, where used, employ warm colors
rather than cool tones and shield the scenic corridor from glare.

Policy 4.61(a): Design and construct new roads, road improvements and driveways to be
sensitive to the visual qualities and character of the scenic corridor, including such factors as
width, alignment, grade, slope, grading and drainage facilities.

Policy 4.61(b): Limit number of access roads connecting to a scenic road to the greatest extent
possible.

Policy 4.61(c): Share driveways where possible to reduce the number of entries onto scenic
roads.

Policy 4.62: Integrate paved areas with their site and landscape and/or screen them to reduce
visual impact from the scenic corridor.

Policy 4.63: Screen areas used for the storage of equipment, supplies or debris by fencing,
landscaping or other means so they are not visible from scenic roadways, trails, parks, and
neighborhoods.

Policy 4.64(a): Install new distribution lines underground.

Policy 4.64(b): Consider exceptions for certain circumstances including, but not limited to,
financial hardship, topographic conditions or land use conflicts.

3.1.2.3.2 COUNTY OF SAN MATEO MIDCOAST LOCAL COASTAL PROGRAM

(2013)

County policy states that “Public views within and from Scenic Corridors shall be protected and
enhanced, and development shall not be allowed to significantly obscure, detract from, or negatively
affect the quality of these views. Vegetative screening or setbacks may be used to mitigate such impacts.
Development visible from Scenic Corridors shall be so located and designed as to minimize interference

with ridgeline silhouettes.

9945

The following LCP (2014) policies and goals are relevant to the project:

Policy 8.5(a): On lots bigger than 20,000 square feet require that new development be located on
a portion of the parcel where the development is (1) least visible from State and County Scenic
Roads and (2) least likely to significantly impact views from public viewpoints. Public
viewpoints include but are not limited to coastal roads, roadside rests and vista points, recreation
areas, trails, coastal accessways, and beaches.

Policy 8.5(b): Require, including by clustering if necessary, that new parcels have building sites
that are not visible from State and County Scenic Roads and will not significantly impact views

4 County of San Mateo, 2023.
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from other public viewpoints. If the entire property being subdivided is visible from State and
County Scenic Roads or other public viewpoints, then require that new parcels have building sites
that minimize visibility from those roads and other public viewpoints.

e Policy 8.9(a-g): Locate and design new development to minimize tree removal. Employ
regulations of the Significant Tree Ordinance and Heritage Tree Ordinance to protect trees which
meet the requirements of each. In addition, protect trees which are specifically selected for their
visual prominence and their importance scenic qualities. Prohibit removal of trees in scenic
corridors. Allow the removal of trees which are a threat to public health, safety and welfare.

e Policy 8.10. Replace vegetation removed during construction with plant materials compatible to
surrounding vegetation and suitable to climate, soil, and ecological characteristics of the area.

e Policy 8.12 (a)(2). Apply the Design Review Zoning District, specifically design standards
contained in Section 6565.17 and the design criteria set forth in the Community Design Manual.

e Policy 8.13(a). (1) Design structures that fit the topography of the site and do not require
extensive cutting, grading or filling. (2) Employ the use of natural materials and colors that blend
with the surroundings. (3) Use pitched roofs that are non-reflective (with the exception of solar
panels). (4) Design structures that are in scale with their setting. (5) To the extent feasible, design
development to minimize blocking views to or along the shoreline.

o Policy 8.18(a). Require that development (1) blend with and be subordinate to the environment
and the character of the area where located, and (2) be as unobtrusive as possible and not detract
from the natural, open space or visual qualities of the area including, but not limited to, siting,
design, layout, size, height, shape, materials, colors, access and landscaping.

The colors of exterior materials shall harmonize with the predominant earth and vegetative colors
of the site. Materials and colors shall absorb light and minimize reflection. Exterior lighting shall

be limited to the minimum necessary for safety. All lighting, exterior and interior, must be placed,
designed and shielded so as to confine direct rays to the parcel where the lighting is located.

e Policy 8.30 designates Coast Highway 1 north of Half Moon Bay as a County Scenic
Road/Corridor.
e Policy 8.32 defines regulations for Scenic Corridors in Urban Areas. This policy includes
o Apply the regulations of the Design Review Zoning Ordinance,
o Apply the Design Criteria of the Community Design Manual, and

o Apply specific design guidelines for Moss Beach as set forth in the Urban Design
Policies of the GP.

3.1.2.3.3 COUNTY OF SAN MATEO COMMUNITY DESIGN MANUAL (1976)

The County Community Design Manual* contains the following relevant goals and policies.

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

46 County of San Mateo. 1976. Community Design Manual. Available at: https://www.smcgov.org/planning/community-design-
manual. Accessed April 6, 2023.
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Vegetation Preservation

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

Structures should be designed around major trees or tree stands.

Landscaping

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

Only tree and plant materials native to the area should be used to assure against nonnative plant
intrusion to reduce irrigation and maintenance requirements, and to minimize visual impact.

View Preservation

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

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

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

Open Space Preservation

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

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

Cliffs and Bluffs

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

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

Accessory Structures

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

Small separate paved parking lots are preferred to large single paved lots
Parking areas should be screened from residential areas and from scenic roadways

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

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

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

3.1.2.34 COUNTY OF SAN MATEO ZONING CODE - DESIGN REVIEW
OVERLAY

The County Zoning Code contains specific provisions pertaining to lighting, signage, building height,
setbacks, and other design elements specific to the zoning designations of the project site. In San Mateo
County, development and building improvements requiring a building permit are subject to review to
determine their adherence with County standards, regulations, and policies. Compliance is ensured by
conditions of approval attached to discretionary development permits.

The Community Design Manual (1976) includes, but is not limited to, siting and design measures as
follows:

e Developments should be located and designed to retain and blend with natural vegetation and
land forms, including minimizing grading, and retaining major trees and tree stands.

e Landscaping should be informal in nature and use native tree and plant materials.

e Views should be preserved by limiting building heights, and using visual screening and setbacks.
e Structures should be clustered and sited to retain maximum open space.

e Structures should be set back from bluffs and cliffs.

e Paved areas should be integrated into the site, landscaped to reduce visual impact, and use small
separate parking lots. Parking areas should be screened from residential areas and scenic
roadways.

e Underground utility lines should be required.

e Exterior colors and materials should blend with natural setting and surrounding neighborhoods;
highly reflective surfaces and colors are discouraged.

e Use simple shapes, non-reflective surfaces for roofs, and a simple range of colors and materials to
unify building design. Structures should relate in size and scale to adjacent buildings and to the
surrounding neighborhood.

3.1.3 Thresholds of Significance

Pursuant to the California Environmental Quality Act (CEQA) Guidelines and the County of San Mateo
CEQA checklist, the project would be considered to have a significant effect on aesthetics if the effects
exceed the significance criteria described below:

1. Will the project have a substantial adverse effect on a scenic vista, views from existing residential
areas, public lands, water bodies, or roads?

2. Will the project substantially damage or destroy scenic resources, including, but not limited to,
trees, rock outcroppings, and historic buildings within a state scenic highway?

3. Innon-urbanized areas, will the project substantially degrade the existing visual character or
quality of public views of the site and its surroundings, such as significant change in topography
or ground surface relief features, and/or development on a ridgeline? (Public views are those that
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are experienced from 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?

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

5. Is the project adjacent to a designated Scenic Highway or within a state or County Scenic
Corridor?

6. If the project is within a Design Review District, will it conflict with applicable General Plan or
Zoning Ordinance provisions?

7. Will the project visually intrude into an area having natural scenic qualities?

Each of these thresholds is discussed under Section 3.1.5, Impacts and Mitigation Measures, below.

3.1.4 Impact Assessment and Methodology

The determinations of significance of project impacts are based on applicable policies, regulations, goals,
and guidelines defined by CEQA and the County. In addition to comparing the project to relevant policies
and standards, the aesthetic resources assessment identified which specific criteria contribute most to the
existing quality of each view and if change would occur to those criteria as a result of the project. If a
change in visual criteria was identified, this change was analyzed for its potential effect on the existing
scenic character. This analysis was combined with the potential number of viewers, their sensitivities, and
viewing duration in order to determine the overall level of impacts. Specifically, the project would be
considered to have a significant effect on visual/aesthetic resources if the effects exceed the significance
criteria described above.

A field reconnaissance of the project site and surrounding areas was conducted by Stevens Consulting and
Pyatok Architects on October 17, 2017.*” The purpose of the visit was to document existing visual
conditions at the project site and views of the site from neighboring properties and from Highway 1.
Numerous photographs were taken from vantage points at the project site and from areas surrounding the
project site from which the site is visible, in order to analyze the representative views and the potential
aesthetic impacts associated with the proposed project. Stevens Consulting and Pyatok Architects
completed an aesthetics and visual resources report which included visual simulations from representative
vantage points surrounding the site. This analysis uses some photographs and simulations from both
documents to best show visual conditions at the project site as seen from representative vantage points.
These photographs are not meant as an exhaustive collection of the views from all vantage points that
include the project site, but instead are intended as representative views from within the project site as
well as views of the site from the surrounding areas.

This section evaluates potential aesthetic impacts associated with implementation of the project, including
impacts to scenic resources, views, visual character, and light and glare. The visual impacts of the
proposed project were completed by evaluating the compatibility of the physical components of the
proposed project with its surroundings land uses. Visual impacts are also analyzed through an
examination of views and/or viewsheds, scenic resources, visual character, changes in light or glare,

and compatibility with pertinent local policies.

47 Pyatok Architects. 2017. Aesthetics and Visual Resources Report. Pyatok Architects. October 17.
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3.1.5 Impacts and Mitigation Measures

Impact AES-1: Would the project have a substantial adverse effect on a scenic vista, views
from existing residential areas, public lands, water bodies, or roads?
(Less than Significant)

The project is designed to cluster development in the northwestern portion of the project site.
Approximately one-half of the project site would be developed and landscaped. The remainder of the site
would be unaltered, with the exception of the removal of hazardous trees and the 