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CiTy oF HALF MOON BAY

CALIFORNIA ENVIRONMENTAL QUALITY ACT
INITIAL STUDY AND CHECKLIST

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED

The environmental factors checked below would be potentially affected by this project, involving at least one
impact that is a “potentially significant impact” as indicated by the checklist on the following pages.

googggg

Aesthetics Greenhouse Gas Emissions D Public Services

Agriculture and Forestry Resources Hazards and Hazardous Materials Recreation

Air Quality Hydrology and Water Quality Transportation

Biological Resources Land Use and Planning Tribal Cultural Resources

Cultural Resources Mineral Resources Utilities and Service Systems

Energy Noise Wildfire

googggg

[
[
[
[
[
[

Geology and Soils Population and Housing Mandatory Findings of Significance

DETERMINATION (To be completed by the Lead Agency)

On the basis of this initial evaluation:

[
X

I find that the proposed project COULD NOT have a significant effect on the environment, and a NEGATIVE
DECLARATION will be prepared.

I find that although the proposed project could have a significant effect on the environment, there will not be a
significant effect in this case because revisions in the project have been made by or agreed to by the project proponent.
A MITIGATED NEGATIVE DECLARATION will be prepared.

I find that the proposed project MAY have a significant effect on the environment, and an ENVIRONMENTAL
IMPACT REPORT is required.

I find that the proposed project MAY have a “potentially significant impact” or “potentially significant unless
mitigated” impact on the environment, but at least one effect (a) has been adequately analyzed in an earlier document
pursuant to applicable legal standards, and (b) has been addressed by mitigation measures based on the earlier analysis
as described on attached sheets. An ENVIRONMENT IMPACT REPORT is required, but it must analyze only the
effects that remain to be addressed.

I find that although the proposed project could have a significant effect on the environment, because all potentially
significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE DECLARATION pursuant to
applicable standards, and (b) have been avoided or mitigated pursuant to that earlier EIR or NEGATIVE
DECLARATION, including revisions or mitigation measures that are imposed upon the proposed project, nothing
further is required.

Signature Date

Printed Name
John Doughty, Assistant City Manager
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City of Half Moon Bay 650-726-8252
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501 Main Street
Half Moon Bay, CA 94019
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City of Half Moon Bay August 30, 2024
Community Development Department
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Stone Pine Cove Affordable Farmworker Housing
Project
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CHAPTER 1. INTRODUCTION
1.1 Project Background

Project Title: Stone Pine Cove Affordable Farmworker Housing Project
Initial Study/Mitigated Negative Declaration

Lead Agency: City of Half Moon Bay
Community Development Department
501 Main Street
Half Moon Bay, CA 94019

City Staff Contact: John Doughty, Assistant City Manager
Ocoee Wilson, Associate Planner

jdoughty@hmbcity.com
owilson@hmbcity.com

Project Applicants:  City of Half Moon Bay, Community Development Department and County of
San Mateo

The subject of this Initial Study/Mitigated Negative Declaration (IS/MND) under the California
Environmental Quality Act (CEQA) is the proposed Stone Pine Cove Affordable Farmworker Housing
Project (project), which consists of the development of 46 affordable manufactured homes, one manager’s
unit, and one management office on an approximately 6.82 acre parcel , created by the proposed tentative
parcel map from the original 20.33-acre parcel (Assessor’s Parcel Number [APN] 056-260-180) at 880
Stone Pine Road, Half Moon Bay, San Mateo County, California. The property is currently owned by the
City of Half Moon Bay (City) and the 6.82 acre parcel will be later conveyed to San Mateo County. The
project would include site access, parking, landscaping, lighting, and utility improvements. The larger
property currently contains the City’s Corporation Yard facilities, several Environmentally Sensitive
Habitat Areas (ESHAs), and a Conservation Trail Easement and would be divided into three parcels as
part of the project. The project would be composed of the following improvements: grading, access roads
and sidewalks, and installation of utilities to support 47 manufactured homes, and one management
office; 117 parking stalls; 24,000 square feet of public open space providing a playground, hardscape
area, and recreation lawn; and a community garden space. The project would also include a parcel map
creating the following three parcels:

Proposed Parcel 1: 6.82 acres would include the affordable housing development;
Proposed Parcel 2: 7.51 acres would include the Corporation Yard and a wildlife corridor; and

Proposed Parcel 3: 6.00 acres would include the Pilarcitos Creek riparian corridor, buffer, and trail
conservation easement.

Construction of the project commenced in May 2024 under an Emergency Coastal Development Permit
(ECDP) (PD-23-090) with the first units scheduled for occupancy in February 2025. This IS/MND is
prepared in conjunction with the required follow-up Coastal Development Permit and includes a
description of the existing environmental setting of the project and the environmental effects that may
result from construction and operation of the project.
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1.2 CEQA Statute and Guidelines

According to CEQA Statute, Public Resources Code Section 21064.5:

MITIGATED NEGATIVE DECLARATION

“Mitigated negative declaration” means a negative declaration prepared for a project
when the initial study has identified potentially significant effects on the environment,
but (1) revisions in the project plans or proposals made by, or agreed to by, the applicant
before the proposed negative declaration and initial study are released for public review
would avoid the effects or mitigate the effects to a point where clearly no significant
effect on the environment would occur, and (2) there is no substantial evidence in light of
the whole record before the public agency that the project, as revised, may have a
significant effect on the environment.”

According to State of California (State) CEQA Guidelines Article 6. Negative Declaration Process:

15070. DECISION TO PREPARE A NEGATIVE OR MITIGATED NEGATIVE
DECLARATION

A public agency shall prepare or have prepared a proposed negative declaration or
mitigated negative declaration for a project subject to CEQA when:

(a) The initial study shows that there is no substantial evidence, in light of the whole
record before the agency, that the project may have a significant effect on the
environment, or

(b) The initial study identifies potentially significant effects, but:

(1) Revisions in the project plans or proposals made by, or agreed to by the
applicant before a proposed mitigated negative declaration and initial
study are released for public review would avoid the effects or mitigate
the effects to a point where clearly no significant effects would occur,
and

(2) There is no substantial evidence, in light of the whole record before the
agency, that the project as revised may have a significant effect on the
environment.

15071. CONTENTS

A Negative Declaration circulated for public review shall include:

(a) A brief description of the project, including a commonly used name for the
project, if any;

(b) The location of the project, preferably shown on a map, and the name of the
project proponent;

(c) A proposed finding that the project will not have a significant effect on the
environment;

(d) An attached copy of the Initial Study documenting reasons to support the finding;
and

(e) Mitigation measures, if any, included in the project to avoid potentially
significant effects
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CHAPTER 2. PROJECT DESCRIPTION

2.1 Project Overview

The Stone Pine Cove Affordable Farmworker Housing Project (project) consists of development of 46
affordable manufactured homes, one manager’s unit, and one management office on a 6.82-acre portion
of'a 20.33-acre parcel (Assessor’s Parcel Number [APN] 056-260-180) under the ownership of the City of
Half Moon Bay (City). The County of San Mateo (County) and the City are co-applicants for the
proposed project. Site access, parking, landscaping, recreation, lighting, and utility improvements are also
planned. The project would require approval of a Parcel Map to divide the subject parcel into three legal
parcels.

2.2 Project Location

2.2.1 Regional Setting

The project site is located on the most westerly portion of 880 Stone Pine Road (APN 056-260-180). The
site is located in the city of Half Moon Bay, San Mateo County, California. 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. San Mateo 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.

The Santa Cruz Mountain Range traverses San Mateo County in a north—south direction, effectively
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% near its crest. The city is situated along the Coastside,
approximately 25 miles south of San Francisco, and encompasses approximately 6.4 square miles of land.
It is bordered by the Pacific Ocean to the west, the Santa Cruz Mountains to the east, and unincorporated
San Mateo County to the north and south. Figure 2-1 shows the project site location and regional vicinity.

2.2.2 Local Setting

The project site is part of a former garden nursery with a total acreage of 20.33 acres that will be divided
into three parcels. The 20.33 acre existing parcel gently slopes from north to south and drains by overland
flow to Pilarcitos Creek, which forms the southern edge of the parcel. The elevation varies from
approximately 65 to 80 feet above mean sea level (MSL). The Pilarcitos Creek 500-year floodplain rises
to approximately 76.8 MSL and corresponds to the southeastern edge of the proposed development (see
Figure 3.10-1 in Section 3.10, Hydrology and Water Quality); no housing is proposed within the 500-year
floodplain. Pilarcitos Creek flows into the Pacific Ocean approximately 1.5 miles west of the project site.

The project site, on the westernmost of the three proposed parcels, is bordered by SR-92 to the north, the
City’s Corporation Yard to the east, Pilarcitos Creek to the south, and townhomes and mobile homes to
the west, as shown in Figure 2-2. There is a commercial center (Spanishtown) farther to the east, and open
space areas and agricultural greenhouses are on the south side of Pilarcitos Creek southeast, east, and
northeast of the project site. Further, there are open space areas north of SR-92 and the Hilltop Mobile
Home Park to the northwest.
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Figure 2-1. Project vicinity map.
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The project site is partially visible from SR-92; however, a roadside planting of Monterey cypress trees
and the grade differential largely screens the property from passing motorists. The project site is accessed
from Main Street and Stone Pine Road via SR-92. Stone Pine Road connects to Main Street
approximately 0.25 mile west of the project site.

2.2.3 Existing Use and Facilities

Approximately 7.5 acres of the eastern end of the existing parcel is currently developed as the City’s
Corporation Yard. The Corporation Yard’s primary function is staging and storage of materials, City
vehicles and other equipment for ongoing maintenance of City parks, utilities and facilities. Facilities
associated with the Corporation Yard include parking, storage, an access road, trash enclosure and an
existing residence on-site that contains office space and restrooms. City vehicles include a dump truck for
construction materials, a backhoe, tractor, lift and other small construction equipment. There are four to
five solid waste truck trips every week. Trash and construction materials from City jobs are stored in the
trash enclosure within the Corporation Yard. Intermittently stored construction materials include, but are
not limited to, green waste, sand, gravel, asphalt grindings, and base rock that may be transferred between
projects. The yard also acts as a laydown yard for City projects and occasionally for partner agencies. A
paved asphalt drive provides access to the Corporation Yard from Stone Pine Road, traversing the parcel
from west to east.

The northwest corner of the parcel holds an abandoned agricultural pond adjacent to the border with SR-
92. There is an abandoned agricultural building in the southwest corner of the parcel which is proposed to
be demolished as part of the project. The project is currently under construction consistent with the
emergency coastal development permit approved in December 2023.

As shown in Figure 2-3, the project footprint would be located on approximately 5.62 acres of the 6.82-
acre parcel of vacant land on the western edge of the parcel. Preliminary site design plans are included in
Appendix A.

WILDLIFE CORRIDOR

The northwest corner of the larger 20.33-acre existing parcel includes an abandoned agricultural retention
pond that has become naturalized with trees and low-lying vegetation. This pond has been identified as
valuable habitat for wildlife. A wildlife corridor with permanent wildlife protection fencing was
previously installed as part of the City of Half Moon Bay Corporation Yard Upgrade Project. The existing
paved drive passes over the wildlife corridor and includes “at-grade” wildlife tunnels under the drive. The
project would combine the agricultural pond and associated wildlife corridor into the 7.51-acre parcel that
contains the Corporation Yard (Parcel 2 on Figure 2-4) which will be undisturbed by project construction
and activities.

LAND USE AND ZONING

The City of Half Moon Bay is located in the Coastal Zone and is subject to the California Coastal Act of
1976, which requires every coastal city and county to have a Local Coastal Program (LCP) to plan for and
regulate land use in the coastal zone. The City of Half Moon Bay Local Coastal Land Use Plan

(2020 LCLUP), adopted by the City in 2020 and certified by the California Coastal Commission in 2021,
implements California Coastal Act policies within the city.!

! City of Half Moon Bay. 2020. City of Half Moon Bay Local Coastal Land Use Plan 2020 Comprehensive Update. October 20.
Available at https://www.half-moon-bay.ca.us/DocumentCenter/View/3784/Full-Combined-2020-HMB-LCLUP. Accessed
March 20, 2024.
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The 2020 LCLUP identifies affordable housing as a Local Priority Use in keeping with the California
Coastal Commission (CCC) environmental justice policy approved in March 2019. The 2020 LCLUP
also includes provisions that establish all farmworker housing as a Coastal Act Priority Use, in
conformance with CCC policy.

Under the 2020 LCLUP, the project site is designated as Public Facilities and Institutions. This
designation provides for “educational, governmental, agricultural, habitat restoration, and institutional
uses, such as public schools, public works and utilities yards and maintenance buildings, community
gardens, public hospitals, and quasi-public uses including churches, and healthcare uses such as hospitals,
clinics, and assisted living facilities.”? Per the 2020 LCLUP, farmworker housing is considered an
agricultural use. Further, the Coastal Commission has confirmed that the LCLUP is the guiding document
for development in the City of Half Moon Bay.

In addition to the 2020 LCLUP, the City is required to update its Housing Element in response to the
State’s Regional Housing Needs Assessment (RHNA) that occurs every 8 years. The third draft of the
Cycle 6 Housing Element was released for a 7-day public review period on August 28, 2024, and will be
submitted formally to HCD following the 7-day review for a 60-day review period. The Planning
Commission and City Council will review HCD responses in Fall 2024, following the HCD 60-day
review. The existing Cycle 5, 2015-2023 Housing Element (2015) addressed housing needs for the period
2015 through 2023. The City released the Public Review Draft 2023—-2031 Housing Element for review in
March 2023 that addresses housing needs for 2023 through 2031.° Although the 2015-2023 Housing
Element is the controlling document under the California Environmental Quality Act (CEQA), the Draft
2023-2031 Housing Element contains the best available information and will be used going forward.* The
project site is designated as a Housing Opportunity Site under the Draft 2023-2031 Housing Element for
potential affordable housing development and the project is consistent with furthering the stated goals of
the Draft 2023—2031 Housing Element.

The project site is owned by the City and located entirely within the City limits. Under the City’s
Municipal Code, existing zoning for the project site is Urban Reserve (U-R).> The purpose of the U-R and
Open Space Reserve (OS-R) districts is to reserve land within the city to meet the future needs for urban
development. In particular, the U-R zoning’s purpose is:

To reserve areas of open land for continuing agricultural, floricultural and horticultural
uses until such uses are no longer economically feasible; to provide for the reservation of
these lands until other areas in Half Moon Bay designated in the local coastal program
and use plan and map and general plan for the expansion of urban uses have been
substantially developed; and to reserve these lands until adequate public facilities are
available to serve the ultimate use of the property.®

2 City of Half Moon Bay. 2020. City of Half Moon Bay Local Coastal Land Use Plan 2020 Comprehensive Update. October 20.
Auvailable at https://www.half-moon-bay.ca.us/DocumentCenter/View/3784/Full-Combined-2020-HMB-LCLUP. Accessed
March 20, 2024.

3 City of Half Moon Bay. 2023. City of Half Moon Bay Draft Housing Element Update 2023-2031. Available at:
https://www.half-moon-bay.ca.us/DocumentCenter/View/5754/HMB-Housing-Plan---HCD-final. Accessed April 24, 2024.

4 City of Half Moon Bay. 2015. City of Half Moon Bay Housing Element Update 2015-2023. Available at:
https://www.hcd.ca.gov/housing-elements/docs/half-moon-bay-5th-adopted090515.pdf. Accessed April 24, 2024

5 City of Half Moon Bay. 2015. Half Moon Bay Zoning Map. Available at: https://www.half-moon-
bay.ca.us/DocumentCenter/View/129/Zoning-Map-PDF. Accessed March 20, 2024.
6 City of Half Moon Bay. 2020. Half Moon Bay Municipal Code, Chapter 18.11: Open Space Reserve and Urban Reserve Land

Use. Available at: https://www.codepublishing.com/CA/HalfMoonBay/html/HalfMoonBay18/HalfMoonBay1811.html#18.11.
Accessed March 20, 2024.
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Per the 2020 LCLUP, farmworker housing is considered an agricultural use. The Coastal Commission has
confirmed that the LCLUP is the guiding document for development in the City of Half Moon Bay which
provides for development consistent with the Public Facilities and Institutions designation.

The housing development project site is within 50 feet of the Pilarcitos Creek riparian zone at its closest
point, approximately 1.2 miles east of the Pacific Ocean, and is in the California Coastal Zone. The
California Coastal Zone was established by the California Coastal Act and is under the jurisdiction of the
CCC. Chapter 3 of the California Coastal Act includes provisions that address the impact of development
on public services, infrastructure, traffic, the environment, significant resources, and coastal access.

The entire city is in the coastal zone. In October 2020, the City adopted a new LCLUP,” which was
certified by the CCC on April 15, 2021. The City’s Zoning Ordinance, Subdivision Ordinance, and
zoning map constitute the Local Coastal Implementation Plan (LCIP) for the City. The 2020 LCLUP and
LCIP together constitute the City’s LCP.

A CDP is required for the project. The City is the designated agency responsible for CDP review and
conditional approval of projects within the City limits.

The City purchased the land from the Peninsula Open Space Trust (POST) in 2020. As part of the
purchase agreement, POST required the City to set aside land for a future public walking trail, designate
an unused portion of the property for some type of agricultural use such as a community garden, and
preserve designated wetlands and wetland and riparian buffers on the site.® Per the 2020 LCLUP,
farmworker housing is considered an agricultural use and therefore meets that aspect of the POST
purchase requirement.’ The conservation easement is currently protected by wildlife fencing and, under
the project, the conservation easement and Pilarcitos Creek would be separated into Parcel 3.
Development of a public walking trail is not a part of this project.

2.3 Proposed Project
2.3.1 Project Background

On March 29, 2022, the City approved an Initial Study/Mitigated Negative Declaration (IS/MND) for the
City of Half Moon Bay Corporation Yard Upgrade Project, which is located on a portion of the existing
20.33-acre 880 Stone Pine Road parcel immediately east of the proposed project (see Figure 2-2). The
biological and cultural surveys for the Corporation Yard Upgrade Project covered the entire parcel,
including the portion where the current project is proposed.

The affordable farmworker housing project is being developed in response to an emergency. A mass
shooting at two local farms on January 23, 2023, resulted in the displacement of 19 lower-income
farmworker households, comprising 40 individuals, due to “red-tagging” of substandard and unsafe living
conditions. Following this tragedy, San Mateo County established an Emergency Farmworker Housing

7 City of Half Moon Bay 2020. City of Half Moon Bay Local Coastal Land Use Plan 2020 Comprehensive Update. October 20.
Available at https://www.half-moon-bay.ca.us/DocumentCenter/View/3784/Full-Combined-2020-HMB-LCLUP. Accessed
March 20, 2024.

8 Leyden, Libby. 2020. City takes ownership of corporation yard. Half'Moon Bay Review 11 March. Available at:
https://www.hmbreview.com/news/city-takes-ownership-of-corporation-yard/article_37158c6e-63d7-11ea-98b6-
¢37¢12716¢3b.html. Accessed March 20, 2024.

? City of Half Moon Bay 2020. City of Half Moon Bay Local Coastal Land Use Plan 2020 Comprehensive Update. Chapter 4.
Agriculture. October 20. Available at https://www.half-moon-bay.ca.us/DocumentCenter/View/3784/Full-Combined-2020-
HMB-LCLUP. Accessed March 31, 2024.
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Safety Task Force that has been inspecting farmworker housing on Coastside agricultural properties to
ensure safe living conditions. The proposed project is intended to house the original 19 displaced
households as well as other low- and lower-income farmworker households, including many of those
identified by the Emergency Farmworker Housing Safety Task Force. The City issued an Emergency
CDP for the proposed project on December 11, 2023. The Emergency CDP specifies that the project must
comply with the 2020 LCLUP and that construction may proceed under the Mitigation Monitoring and
Reporting Program (MMRP) from the Corporation Yard Upgrade Project. The Emergency CDP is
included as Appendix B1 and the Corporation Yard Project MMRP is included as Appendix B2. The
Emergency CDP included Conditions of Approval. These Conditions of Approval will be included as part
of this CDP and may include minor modifications and clarifications. The Conditions will include
incorporation of prior and new mitigation measures.

The County and City are co-applicants for the Coastal Development Permit (CDP) to entitle the
affordable farmworker housing project on 880 Stone Pine Road, adjacent to the Corporation Yard in Half
Moon Bay consistent with Section 18.20.040.E of the Municipal Code. The Emergency CDP included
architectural and site review for the project, as well as a tree removal permit. The Conditions of Approval
for the Emergency CDP incorporate all mitigation measures in the MMRP from the Corporation Yard
Upgrade Project IS/MND.

The need for affordable farmworker housing is due to the shortage of existing farmworker housing in Half
Moon Bay and the coastside, existing substandard housing conditions for farmworker households
throughout the coastside, and the need for homeownership opportunities for low- and lower-income
households in Half Moon Bay. Forty-six (46) of the units will be owner-occupied and available to low-
and lower-income farmworker households. The manager’s unit would be owned by the County and
provided to the on-site management entity for use by the on-site manager. Twenty-eight units are being
provided with assistance from the State of California (State) Joe Serna Jr. Farmworker Housing Grant
Program.

2.3.2 Tentative Parcel Map

The project CDP includes a Tentative Parcel Map to create three distinct parcels from the existing 20.33-
acre parcel as follows:

1. Stone Pine Cove Affordable Farmworker Housing development (6.82 acres)
2. City of Half Moon Bay--Corporation Yard, including a wildlife corridor (7.51 acres)

3. City of Half Moon Bay--Conservation easement held by POST (6.00 acres). This parcel includes
the riparian buffer area surrounding Pilarcitos Creek, and includes a blanket easement for a future
multi-use trail somewhere within the conservation easement (Figure 2-4; see Appendix A).

The County will, upon creation of a separate, legal parcel, purchase the proposed 6.82-acre parcel
containing the Stone Pine Cove Affordable Farmworker Housing project from the City. San Mateo
County will assume responsibility for management of the development in perpetuity.

2.3.3 Residential Development

As shown in the project site plan (see Figure 2-3), the project would place 47 off-site constructed
manufactured homes, including 46 affordable homes for farmworkers and one manager’s unit, and one
management office on a proposed 6.82-acre parcel of the existing 20.33-acre parcel. Forty-six (46) out of
the 47 residential units would be deed-restricted affordable units available exclusively for farmworker
housing (see Appendix A), and one unit is to be reserved as the on-site manager residence. In addition,
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there would be a separate management office. The 46 deed restricted units would be available for
purchase.

The project consists of 47 single-story manufactured homes: 11 one-bedroom units, 24 two-bedroom
units, and 12 three-bedroom units. Seven of the units would be ADA accessible. Residential amenities

would include approximately 24,000 square feet of public open space, providing a playground, sports
court/hardscape area, community garden, and recreation lawn. Materials for manufactured homes include
composition shingles, fiber concrete siding and trim with horizontal and vertical profiles and skirting that
would match the siding; siding and skirting would be painted. A warm and complimentary color palette
with accent trim is proposed for each home (Appendix B3).

2.3.4 Site Access, Parking, and Vehicle Circulation

Primary vehicle and emergency access to the project site would be provided by an existing 26-foot-wide
drive, which is a private extension of Stone Pine Road. The primary (existing) access drive runs the entire
length of the project site and provides access to the project via three new internal private driveways. The
primary drive currently connects to the City’s Corporation Yard at the eastern side of the parcel and
would continue upon project completion. Emergency access to SR-92 is available through an easement
along the eastern edge of the parcel. An emergency vehicle turnaround would be provided along the
primary existing roadway (Stone Pine Road) before the entrance to the Corporation Yard. The residential
housing would provide two parking spaces for each unit, resulting in 94 parking spaces. Each residence
would be equipped with a dedicated exterior outlet for future installation of an EV charging unit. In
addition, 23 visitor parking stalls are incorporated into the project, four of which would be Americans
with Disabilities Act (ADA) accessible, and three would be EV spaces, one of which would be a van
accessible EV space.

The project would implement traffic calming and pedestrian crossing improvements to Stone Pine Road
from the junction with Main Street to the project boundary. Pedestrian and landscape improvements
would be provided along the private drive (extension of Stone Pine Road) connecting to existing/new
sidewalk on Stone Pine Road and to the on-site pedestrian network. Sidewalks in the proposed
development would provide access to each residence, as well as public spaces including the community
garden and neighborhood park. The Conditions of Approval for the Emergency CDP includes the
following requirement which will also be applied in the follow-up CDP:

SIDEWALK MAINTENANCE AND LIABILITY. It shall be the duty of the
owner/operator to maintain all walkways within the project in a safe and non-dangerous
condition. Walkway maintenance shall include removal and replacement of concrete to
eliminate tripping hazards; and pruning and trimming of trees, shrubs, ground cover, and
other landscaping impacting the safety of users.

2.3.5 Stormwater Improvements, Open Space and Landscaping

The project would result in a net increase of approximately 139,260 square feet, or 3.2 acres, of new
impervious surface area, which includes the manufactured homes, parking areas, sidewalks, streets, and
hardscape areas related to facilities (Appendix F1). The project would be required to comply with the City
of Half Moon Bay Green Infrastructure Plan (GIP)'° to control runoff. Permanent green infrastructure is
anticipated to implement flow-through, planter-style stormwater channels that would filter contaminants

10 City of Half Moon Bay. 2019. City of Half Moon Bay Green Infrastructure Plan. September. Available at: https://www.half-
moon-bay.ca.us/DocumentCenter/View/2305/HalfMoonBayGIPlan09-2019Finall. Accessed March 20, 2024.
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from stormwater runoff before entering the Pilarcitos Creek riparian zone and Conservation Trail
Easement. The Conditions of Approval for the Emergency CDP include the following requirements for
landscaping irrigation and drainage which will also be applied in the follow-up CDP:

DRAINAGE PLAN. On-site drainage shall conform with the Drainage Plan dated
November 28, 2023. Prior to the issuance of a grading permit, the permittee shall
demonstrate that the grading plan is in substantial conformance with the Drainage Plan.
Plans shall include supporting calculations for stormwater detention on the site for the
additional run-off from a ten-year frequency storm of two-hour duration.

WATER CONSERVATION IN LANDSCAPING. The permittee shall submit a final
landscape and irrigation plan in substantial conformance with the Landscape Plan dated
November 28, 2023 reflecting any revisions necessitated by the Conditions of Approval.
The final irrigation plans shall be submitted and approved by the Community
Development Director utilizing an Outdoor Water Efficiency Checklist that demonstrates
compliance with the City’s Water Conservation in Landscaping Ordinance

(Chapter 13.04 of the City’s Municipal Code).

The project would remove 106 existing trees; many of the trees to be removed on the project site are
volunteer saplings of undesirable or invasive species. The removal of 12 trees meeting the description of
heritage trees per the City’s Municipal Code (Section 7.40.020), would occur as a result of the project.
The heritage trees range in size from 12 to 16 inches diameter at breast height (dbh). Per the City’s
Municipal Code, the heritage trees would be replaced “on a one-for-one basis with a minimum size
twenty-four-inch box specimen tree” (Section 7.40.060). The project proposes to plant approximately

69 new 24-inch box trees throughout the development, which satisfies the removal of heritage trees and
includes a replacement ratio far in excess of the 1:1 required ratio. Additionally, the project would
incorporate native plant landscaping near the picnic area, play area, and bioretention areas.

Lighting would consist of low-intensity fixtures that are shielded, down-cast, and concealed to the extent
feasible. from public viewing areas and sensitive habitat. All lighting would be downward facing,
shielded, and designed to reduce glare and spillover to adjacent neighborhoods and adjacent sensitive
habitat. The Conditions of Approval for the Emergency CDP includes the following requirement for
lighting which will also be applied in the follow-up CDP:

LIGHTING. All exterior lighting shall be fully shielded so that no light source is visible
from outside the property, except as otherwise expressly approved. The permittee shall
install lighting per plans and submitted photometric lighting plan for all exterior light
fixtures including lighting for parking lots, walkways, and open space areas. No
floodlights are permitted on-site.

2.3.6 Utilities

The development of the residential community requires the installation of new utility services for water,
wastewater, storm sewer, and electrical service. No natural gas lines would be included in the project. All
new electrical service to the project will be installed underground originating from existing tie-ins from
Stone Pine Road. Sanitary sewer and water lines will be tied into existing infrastructure on Stone Pine
Road and extend through the project site to the east to service the Stone Pine Cove development.
Stormwater drainage would be directed to three bioretention catch basins located on the perimeter of the
development, to reduce sedimentation and contamination to Pilarcitos Creek from surface water run-off.
The Conditions of Approval for the Emergency CDP includes the following requirements for utilities:
which will also be applied in the follow-up CDP:
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NATURAL GAS. There shall be no natural gas service to the project.

EVIDENCE OF WATER CONNECTION CAPACITY. Prior to the issuance of the
Grading Permit, the permittee shall submit a letter from Coastside County Water District
certifying that the subject site has an adequately sized water connection for domestic and
fire service for this project and that a sufficient number of priority connections have been
allocated to the project. The City agrees to provide a letter in advance to CCWD
indicating the allocation of affordable and coastal priority water connections.

EVIDENCE OF SEWER CONNECTION CAPACITY. Prior to the issuance of the first
building permit, the permittee shall obtain a “will serve” letter from the City of Half
Moon Bay designating and transferring sewer capacity/connections to the project.

COASTSIDE COUNTY WATER DISTRICT. The project shall comply with all
applicable regulations and requirements of the Coastside County Water District including
for fire flow and include such requirements in plans. Water service shall not be in the
same trench as other utilities.

STREET/PUBLIC RIGHT-OF-WAY CUTS FOR UTILITY CONNECTIONS. Any cuts
for utility connections on Stone Pine Road that are less than twenty (20) feet apart shall
be repaired with a single patch. Asphalt repair and overlay for public street cuts shall be
by the City Standard Details. Three or more cuts in the pavement for utility connections
will require a 2-inch thick asphalt concrete overlay on the existing pavement across the
property frontage.

2.3.7 Construction

Project construction would involve tree removal, grubbing and grading of construction areas, trenching
for new utilities (primarily electrical and water), paving road and parking areas, pouring concrete
foundations for manufactured homes, installing GIP stormwater facilities, and landscaping. As noted
previously, the project also includes traffic calming and pedestrian crossing improvements within Stone
Pine Road west of the project site.

The existing ground surface would be grubbed and graded and would require excavation of approximately
3,550 cubic yards (CY) of cut and 3,930 CY of fill. Approximately 380 CY of fill would be imported to
the project site. Cut and fill amounts for various activities are shown in Table 2-1.

Table 2-1. Quantities of Cut and Fill During Project Construction

.- Cut Fill Imported Fill
Activity (CY) (CY) (CY)
Site Work and Landscaping 1,620 3,930 380
Bioretention Area 650 0 0
Utility Trenching 1,280 0 0
Total 3,550 3,930 380

The project would require excavation of approximately 650 CY for the bioretention area, 1,280 CY of
excavation for utility trenching, and 1,620 CY of cut and 3,930 CY of fill for site work and landscaping.
Excavation depths would not exceed 3 feet for utility trenching. Cut and fill would be balanced on-site to
the extent feasible. Approximately 380 CY of fill would be imported to the project site. Exported
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materials from grubbing and tree removal would be hauled off-site for composting, disposal, or recycling.
The project would generate approximately 550 round-trip haul truck trips for importation of fill and
exported materials.

Construction activities would include equipment such as paver, dump truck, asphalt trucks, cement mixer,
motor grader, scraper, bulldozer, backhoe, forklift, rubber-tired loader, motor grader, steel drum roller,
water truck, and hand tools such as saws and hammers. Construction vehicles would also include
construction worker vehicles and vendor deliveries. All construction vehicles would be parked on-site.

Construction of the project access, infrastructure and related open space improvements commenced on
May 22, 2024, under the issuance and conditions of the Emergency CDP. Grading and site work is
projected to be complete by the end of 2024 and the installation of manufactured homes will be
completed by approximately March 2025. Construction hours would be limited to 8:00 a.m. to 6:00 p.m.,
Monday through Saturday, and no construction is anticipated on Sundays or holidays, except as expressly
authorized by the City (City’s Municipal Code Section 14.40.020).!!

2.4 Requested Action and Required Permits

This IS/MND provides environmental information and analysis in compliance with CEQA, which is
necessary for City decision-makers to be able to adequately consider the effects of the project. The City,
as the CEQA lead agency, has approval authority and responsibility for considering the environmental
effects of the project as a whole. Table 2-2 summarizes the permits and approvals required for the project.
Once the project is complete, the parcel will be purchased by San Mateo County.

Table 2-2. Agency Permit Requirements

Agency Approval/Permit Required
City of Half Moon Bay Coastal Development Permit including TPM
City of Half Moon Bay Adoption of IS/MND
City of Half Moon Bay Approval of Final Parcel Map
City of Half Moon Bay Record Final Parcel Map

1 City of Half Moon Bay. 2021. Noise Restrictions. Available at: https://www.half-moon-bay.ca.us/210/Noise-Restrictions.
Accessed March 20, 2024.
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CHAPTER 3. ENVIRONMENTAL CHECKLIST AND
RESPONSES

3.1 Aesthetics

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Environmental Issues Impact Incorporated Impact No Impact

Except as provided in Public Resources Code Section 21099, would the project:
(a) Have a substantial adverse effect on a scenic vista? ] O O
(b) Substantially damage scenic resources, including, but O O O

not limited to, trees, rock outcroppings, and historic

buildings within a state scenic highway?
(c) In non-urbanized areas, substantially degrade the O O O

existing visual character or quality of public views of

the site and its surroundings? (public views are those

that are experienced from publicly accessible vantage

points). If the project is in an urbanized area, would

the project conflict with applicable zoning and other

regulations governing scenic quality?
(d) Create a new source of substantial light or glare ] ] ]

which would adversely affect day or nighttime views in

the area?

Environmental Evaluation

a. Would the project have a substantial adverse effect on a scenic vista?

A scenic vista generally provides focal views of objects, settings, or features of visual interest, or
panoramic views of large geographic areas of scenic quality, from a fixed vantage point or linear corridor,
such as a roadway or trail. A significant impact would occur if a project introduced incompatible scenic
elements within a field of view containing a scenic vista or substantially block views of an existing scenic
vista.

The project site is located on the south side of SR-92 as it enters the City. The project is partially visible
from SR-92’s eastern gateway to the city, where westbound SR-92 enters City limits. SR-92 within the
City limits is identified as part of the Town Boulevard Scenic Corridor in the City’s 2020 LCLUP Scenic
and Visual Resources Element and provides a sweeping view of the ocean and town upon entering City
limits. Eastbound, SR-92 provides scenic views of the hillsides and ridges of the coastal mountains.'* The
existing site is mostly undeveloped, with the access drive for the City’s Corporation Yard and the remains
of an existing agricultural building on the project site (Figures 3.1-1 through 3.1-4). Looking south from
SR-92 provides views of the Pilarcitos Creek riparian corridor that are largely blocked by trees or
commercial buildings (see Figure 3.1-3). The project site is topographically lower than the roadway by
25 to 45 feet and is heavily screened by the vegetation in the existing agricultural impoundment, a row of
cypress trees on the project site’s northern border and the Corporation Yard facilities (see Figure 3.1-2).

12 City of Half Moon Bay. 2020. Local Coastal Land Use Plan 2020 Comprehensive Update, Chapter 9: Scenic and Visual
Resources. Available at https://www.half-moon-bay.ca.us/DocumentCenter/View/3784/Full-Combined-2020-HMB-LCLUP.
Accessed March 20, 2024.
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%!

Figure 3.1-1. Western edge of the property looking southeast with the Pilarcitos Creek riparian

vegetation in the background.

-

Figure 3.1-2. Western edge of the project site looking northeast at the impoundment, with SR-92
and the City’s Corporation Yard in the background.
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Figure 3.1-3. Looking southeast at the abandoned fertilizer injection/water treatment building to be

removed; with the southeastern edge of parcel, wildlife fence, and Pilarcitos Creek riparian
vegetation in the background.

e e

Figure 3.1-4. View from the project site looking west down Stone Pine Drive and towards the
Cypress Cove Townhomes.
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Figure 3.1-6. View of story poles from Highway 92 looking west with Corporation Yard in the
foreground.
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The City erected story poles on January 26, 2024 and removed them on March 21, 2024 (Figures 3.1-5
and 3.1-6). The story poles depicted the size, massing, and height of a single manufactured unit in a few
key locations on the project site. The story poles also indicate that units will have little to no visibility
from Highway 92.

In addition, the new residences would be single-story and sited at least 270 feet from the roadway, which
would reduce visual massing from the highway. Therefore, improvements to the project site would be
lower in elevation than the road and would not block scenic views of the coastal hills or the town. There
are also interrupted views of the Pilarcitos Creek riparian corridor from SR-92. These views are partially
blocked by buildings in the existing Hilltop Mobile Home Park in the foreground west of the project site,
vegetation in the agricultural impoundment and the row of cypress trees fronting the highway, and
Corporation Yard facilities in the foreground east of the project site (Figures 3.1-5 and 3.1-6). The project
would install manufactured homes that would be visually similar (size, dimensionally and height) to the
homes at Hilltop Mobile Home Park. Manufactured homes would be single-story and materials would
include composition shingles, fiber concrete siding and trim with horizontal and vertical siding, and
skirting that would match the siding; siding and skirting would be painted. Therefore, visual effects of the
project would be similar to existing conditions (Figures 3.1-7 through 3.1-10) and this impact would be
less than significant.

b. Would the project substantially damage scenic resources, including, but not
limited to, trees, rock outcroppings, and historic buildings, within a scenic
highway?

The project is adjacent to SR-92, which is an eligible scenic highway,'® and approximately 0.43 mile east
of SR-1, which is also an eligible scenic highway as it passes through the city.!* The 2020 LCLUP
identifies the need to protect “significant” views available along SR-92, including the “sweeping view of
the ocean and town upon entering city limits.”!* The project is located on the south side of SR-92
(approximately 270 feet from edge of the pavement) as it enters the City limits. As discussed in Impact
Discussion 3.1.a, the project site is largely screened by emergent vegetation and a row of cypress trees on
its northern border and is lower in topographical elevation than the roadway by 25 to 45 feet (see Figure
3.1-2).

An arborist report was completed in August 2023 and a Tree Removal Summary was completed in
October 2023 (Appendix C). The project would retain 46 existing trees located along the hedge row at the
western property boundary and scattered along the south-facing slope on the northern edge (between the
development and SR-92). The project would remove approximately 106 trees from the project site. The
majority of these trees are small, volunteer saplings of undesirable or invasive species. Twelve of these
trees are heritage trees per the City’s Municipal Code Section 7.40.020. Eight of the heritage trees are
Monterey pine (Pinus radiata), three are Monterey cypress (Cupressus macrocarpa), and one is a shining
willow (Salix lucida). The trees would be replaced at a 1:1 ratio on the project site with a minimum size

13 An eligible State Scenic Highway is one identified in Section 263 of the Streets and Highways Code and may be nominated by
local governments. To be converted to a designated State Scenic Highway, the local government agency must develop a
Corridor Protection Program and submit it to the California Department of Transportation (Caltrans).

14 California Department of Transportation (Caltrans). 2024. Scenic Highways. Available at:
https://dot.ca.gov/programs/design/lap-landscape-architecture-and-community-livability/lap-liv-i-scenic-highways. Accessed

March 20, 2024.

15 City of Half Moon Bay. 2020. Local Coastal Land Use Plan 2020 Comprehensive Update, Chapter 9: Scenic and Visual
Resources. Available at https://www.half-moon-bay.ca.us/DocumentCenter/View/3784/Full-Combined-2020-HMB-LCLUP.

Accessed March 20, 2024.
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24-inch box specimen tree. The project would plant approximately 69 new trees throughout the
development (see Appendix C). No trees in the riparian corridor would be removed.

Figure 3.1-7. Simulation: Street level looking south towards existing Stone Pine Road with SR-92
to left.

Figure 3.1-8. Simulation: Street level from entry point, looking southeast.
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Figure 3.1-9. Simulation: Manager’s unit, looking southwest.

Figure 3.1-10. Simulation: Looking southwest with community garden on the right and SR-92 to
the left in the distance.

There are no rock outcroppings, or historic buildings that are listed or eligible for listing (see Section 3.5,
Cultural Resources), on or adjacent to the project site. Therefore, impacts to scenic resources within a
scenic highway would be less than significant.
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c. In non-urbanized areas, would the project substantially degrade the existing
visual character or quality of public views of the site and its surroundings?
(public views are those that are experienced from 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?

The project site is located in an urbanized area on the south side of SR-92 as it enters the city but is set
down below the elevation of the roadway by 25 to 45 feet and is heavily screened by the impoundment
and a row of cypress trees on the project site’s northern border (see Figures 3.1-1 through 3.1-6). The
project site is partially visible from SR-92’s eastern gateway to the City where westbound SR-92 enters
the City limits. SR-92 within the City limits is identified as part of the Town Boulevard Scenic Corridor
in the City’s 2020 LCLUP Scenic and Visual Resources Element and provides a sweeping view of the
ocean and town upon entering City limits.'® Select visual simulations representing various viewpoints of
the proposed project are included for reference as Figures 3.1-7 through 3.1-10.

The project would be visually similar to the adjacent Hilltop Mobile Home Park, with single-story
manufactured homes. Units on the project site will have enhanced architectural features including
composition shingles, fiber concrete siding and trim with horizontal and vertical siding, and skirting that
would match the siding (see Figures 3.1-7 through 3.1-10). The Conditions of Approval of the Emergency
CDP are included as part of the project (and will be applied to the follow-up CDP) and include the
following measures to ensure visual continuity and conformance to the 2020 LCLUP requirements:

CONFORMANCE WITH THE APPROVED PLANS. All plans shall substantially
conform to the project plan set dated November 28, 2023, submitted with the application,
as may be modified by the Conditions of Approval. The Community Development
Director and the City Engineer shall review and may approve any deviations from the
approved plans that are determined minor. Any other proposed change shall be processed
as part of the Follow-Up Coastal Development Permit and shall be subject to Planning
Commission Review as required by Title 18. (Engineering and Planning)

ON-SITE MANAGEMENT. The permittee shall obtain a qualified management
company and provide on-site management in perpetuity for this community. The on-site
management company shall be responsible for administering community policies and
rules and for at least an annual inspection of each home to ensure safety and property
maintenance. Inspections shall also be conducted following environmental occurrences
such as earthquakes and extreme weather events to ensure structural integrity and safety.
(Planning)

FUTURE MODIFICATIONS TO HOMES. The manufactured homes must be
maintained in accordance with original specifications. Routine maintenance is allowed
but must be compliant with applicable codes. Additions are not permitted. Detached
structures, such as arbors or sheds, may be permitted according to the community
policies. (Planning)

HOME DESIGN. Final elevations, floorplans, and a color board shall be submitted and
approved by the Community Development Director prior to the issuance of the Building
Permit and/or installation of any homes (compliance with this condition is not a

16 City of Half Moon Bay. 2020. Local Coastal Land Use Plan 2020 Comprehensive Update, Chapter 9: Scenic and Visual
Resources. Available at https://www.half-moon-bay.ca.us/DocumentCenter/View/3784/Full-Combined-2020-HMB-LCLUP.
Accessed March 20, 2024.
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prerequisite for issuance of the Grading Permit). Homes shall include architectural
features including pitched roofs, quality horizontal and vertical siding shutters, wood
steps, covered entrances, and shutters. Home foundations shall comply with the
recommendations of the project geotechnical review prepared by BAGG Engineers dated

August 23, 2023. (Building and Planning)

The project’s consistency with 2020 LCLUP policies is shown in Table 3.1-1.

Table 3.1-1. Project Consistency with 2020 LCLUP Policies

LCLUP Policy

Consistency

Policy 9-5. Visual Impact Evaluation. Where any development
is proposed within a scenic and visual resource area, including
as designated on Figure 9-1, a site-specific visual impact
evaluation shall be required and may include visual
simulations, story poles, and/or other means of visual
assessment as appropriate based on the type and location of
development.

Consistent. Select visual simulations representing various
viewpoints of the proposed project are included for reference
and used to inform the City’s Planning Department and
Planning Commission. This section analyzes the visual
impacts of the proposed project. The City erected story poles
from January to March 2024, prior to the public hearing for the
emergency CDP.

Policy 9-8. Land Divisions. Require land divisions, including lot
line adjustments, to be designed in a manner that minimizes
impacts to visual resources. Measures for minimizing visual
impacts include the following:

a. Clustering the building sites to minimize site
disturbance and maximize open space;

b.  Prohibiting land divisions and adjustments that
would create lots with insufficient space for
development, including to avoid the need for fuel
modification, without impacting visual resources;

c.  Requiring new land divisions to provide sufficient
park and open space areas;

d. Prohibiting creation of new building sites above the
160-foot contour line within City limits;

e. Minimizing the length and impermeability of access
roads and driveways;

f.  Using shared or abutting driveways to access
development on adjacent lots, where appropriate;

g. Reducing the maximum allowable density in steeply
sloping and visually sensitive areas; and

h.  Revegetating graded building pad areas, if any, with

native plants.

Consistent. The proposed project is clustered to avoid impacts
to riparian and other vegetation to the extent possible. The
project provides 24,000 square feet of park and open space
areas and preserves the Conservation Easement and riparian
vegetation. The project is below the 160-foot contour and
minimizes access roads and driveways.

Policy 9-10. Fences, Walls and Landscaping. Ensure that
fences, walls, and landscaping shall not block public views of
or from scenic and visual resource areas including along
scenic corridors, at parks and beaches, and other scenic
public viewing areas through height restrictions and required
landscape maintenance.

Consistent. Currently, a chain-link security fence, cypress
trees, and other vegetation occur between the project site and
SR-92. The project site is downslope by 25 to 45 feet from
SR-92 and would not block views of scenic resources. Project
residences would be painted in neutral earth-tone colors and
have well-designed exterior lighting that reduces glare and
offensive spillover. The new residences would be clustered
adjacent to existing buildings, including residences in Cypress
Cove Townhomes and Hilltop Mobile Home Park on the
adjacent property to the west and northwest, respectively.
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LCLUP Policy

Consistency

Policy 9-11. Landscape Screening. Prioritize avoidance of
development impacts to scenic and visual resource areas
through site planning and design alternatives over landscape
screening. Landscape screening as mitigation of visual
impacts shall not substitute for project alternatives including re-
siting or reducing the height or bulk of structures, but may be
used where appropriate to soften any unavoidable visual
impacts of new development. Where permitted, landscape
screening shall be comprised of native and drought tolerant
species and shall be maintained such that scenic views are not
blocked at maturity.

Consistent. The project has been designed to minimize
impacts to scenic resources while providing needed affordable
housing. The project site is currently largely visually screened
from view from SR-92 by the vegetation in the agricultural
impoundment and a row of cypress trees. The residences are
situated downslope, between 25 and 45 feet lower than the
roadway, and as far from SR-92 as possible while avoiding
Environmentally Sensitive Habitat Areas (ESHAs). The
residences would be painted with a warm palette of colors and
have well-designed exterior lighting that reduces glare and
offensive spillover. The new facilities would be clustered with
existing residences in Cypress Cove Townhomes and Hilltop
Mobile Home Park to the west and northwest. Existing
vegetation on the hillside adjacent to SR-92 would not be
touched. No additional screening is anticipated.

Policy 9-12. Town Boulevard Scenic Corridor. Require that
new development in close proximity to or easily visible from
the Town Boulevard scenic corridor, including Highways 1 and
92:

Protects views of visual resource areas as seen from
the Town Boulevard, including views to the ocean,
upland slopes (i.e. minimizes intrusions into the
ridgeline), and the historic Johnston House;

Incorporates design standards such as screening of
commercial parking areas and landscaping
provisions; and

Is visually compatible with the surrounding land and
development.

a.

Consistent. The project is downslope from SR-92 by 25 to 45
feet and would include the construction of 47 single-story
manufactured homes. Surrounding development includes the
City’s Corporation Yard to the east, Hilltop Mobile Home Park
to the northwest, Cypress Cove Townhomes to the west, and
Pilarcitos Creek riparian area to the south. The project site is
largely screened from view by the vegetation in the existing
agricultural pond and a row of cypress trees and is visually
compatible with existing development.

Policy 9-30. Dark Night Skies. Protect dark night skies as part
of Half Moon Bay’s scenic and visual character by preventing
light pollution from development. Avoid impacts from exterior
lighting on dark night skies, sensitive habitat areas, and
agricultural operations by:

Limiting exterior lighting to low-intensity fixtures that
are shielded, down-cast, and concealed so that the
light source is not directly visible from public viewing
areas, with the exception of traffic lights,
navigational lights, and other similar safety lighting

a.

Consistent. The project would comply with all lighting
requirements of the City’s Municipal Code. Lighting would
consist of low-intensity fixtures that are shielded, down-cast,
and concealed to the extent feasible. from public viewing areas
and sensitive habitat. The new facilities would be adjacent to
existing residential development; therefore, the project would
result in minimal changes in exterior lighting levels. All lighting
would be downward facing, shielded, and designed to reduce
glare and spillover and therefore would not impact adjacent
sensitive habitat.

Policy 9-31. Lighting Plan Review. Require submittal of lighting
plans with applications for new development, including
subdivisions, for review of lighting characteristics.

Consistent. The lighting plans would be submitted to the City
for review and approval.

Policy 9-32. Street Lighting. Street lighting design and fixtures
shall abide by the following criteria:

a. Provide enough lighting to meet safety standards;
b.  Utilize lower light poles as feasible; and
c. Ensure that fixtures direct light down with no

spillover beyond the roadway area they intend to
illuminate.

Consistent. The following condition of approval was included in
the Emergency CDP and will be included in the follow-up CDP:
“All exterior lighting shall be fully shielded so that no light
source is visible from outside the property, except as otherwise
expressly approved. The permittee shall install lighting per
plans and submit photometric lighting plan for all exterior light
fixtures including lighting for parking lots, walkways, and open
space areas. No floodlights are permitted on-site.”

The project is located approximately 270 feet from SR-92, at a lower elevation and would be largely
screened from view by the hillside and vegetation along SR-92. As shown in Table 3.1-1, the project
would not conflict with 2020 LCLUP policies. Therefore, the project would not conflict with applicable
zoning and other regulations governing scenic quality and this impact would be less than significant.
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d. Would the project create a new source of substantial light or glare which
would adversely affect day or nighttime views in the area?

The proposed project would introduce additional sources of lighting and reflective surfaces to the project
site. The project includes a variety of single-story manufactured homes in neutral colors (see

Figures 3.1-7 through 3.1-10). New lighting sources would include outdoor street lighting and security
lighting, indoor lighting, and light generated by vehicle headlights. Lighting would provide security and
safety in parking areas, service passages, and common areas of the project. The project would be in
compliance with 2020 LCLUP Policy 9.30, Dark Night Skies, “limiting exterior lighting to low-intensity
fixtures that are shielded, down-cast, and concealed so that the light source is not directly visible from
public viewing areas, with the exception of traffic lights, navigational lights, and other similar safety
lighting.” (Appendix A page JTC-4) The following condition of approval was included in the Emergency
CDP (PDP-23-090 [2023]) and will be included in the follow-up CDP:

LIGHTING. All exterior lighting shall be fully shielded so that no light source is visible
from outside the property, except as otherwise expressly approved. The permittee shall
install lighting per plans and submitted photometric lighting plan for all exterior light
fixtures including lighting for parking lots, walkways, and open space areas. No
floodlights are permitted on-site.

Therefore, the project would meet all requirements of the City’s Municipal Code and would not add a
substantial new source of light or glare, and operational impacts would be less than significant.

Construction impacts would be short term and temporary, lasting approximately 10 months. Nighttime
construction is prohibited under City regulations; therefore, nighttime construction would not occur and
temporary construction lighting would not be required. Therefore, no construction impacts related to light
and glare would occur.

3.2 Agriculture and Forestry Resources

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Environmental Issues Impact Incorporated Impact No Impact

In determining whether impacts to agricultural resources are significant environmental effects, lead agencies may refer to the
California Agricultural Land Evaluation and Site Assessment Model (1997) prepared by the California Dept. of Conservation as
an optional model to use in assessing impacts on agriculture and farmland. In determining whether impacts to forest resources,
including timberland, are significant environmental effects, lead agencies may refer to information compiled by the California
Department of Forestry and Fire Protection regarding the state’s inventory of forest land, including the Forest and Range
Assessment Project and the Forest Legacy Assessment project; and forest carbon measurement methodology provided in Forest
Protocols adopted by the California Air Resources Board. Would the project:

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

(b) Conflict with existing zoning for agricultural use, or a O O O
Williamson Act contract?

(c) Conflict with existing zoning for, or cause rezoning of, O O O
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))?
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Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Environmental Issues Impact Incorporated Impact No Impact
(d) Resultin the loss of forest land or conversion of forest O O O
land to non-forest use?
(e) Involve other changes in the existing environment O O O

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?

Environmental Evaluation

a. Would the project convert Prime Farmland, Unique Farmland, or Farmland of
Statewide Importance, as shown on the maps prepared pursuant to the
Farmland Mapping and Monitoring Program of the California Resources
Agency, to non-agricultural use?

A significant impact may occur if a project were to result in the conversion of state-designated
agricultural land from agricultural use to another non-agricultural use. The California Department of
Conservation (CDOC) Division of Land Protection lists Prime Farmland, Unique Farmland, and
Farmland of Statewide Importance under the general category of “Important Farmland” in California.

The project area contains no land that is designated by the CDOC as Prime Farmland, Unique Farmland,
or Farmland of Statewide Importance. The majority of the parcel is designated as Grazing Land, and the
remainder of the parcel is designated as Other Land.!” Therefore, the project would have no impact on the
conversion of CDOC-designated farmland to non-agricultural uses.

Although the project site does not fall under the CDOC definition of Prime Farmland, a portion of the
project site does fall under the four-part California Coastal Act definition (Section 30113) for Prime
agricultural land.'® However, the California Coastal Act specifies that:

Conversions of agricultural land to non-agricultural uses around the periphery of urban
areas may only occur where the viability of agriculture is severely limited or where
conversion would complete a logical boundary and contribute to a stable urban limit. The
conversion of other lands that are suitable for agricultural use is prohibited, unless

(1) continued or renewed agricultural use is not feasible, or (2) such conversion would
preserve prime agricultural land or appropriately concentrate development. '

The City’s LCLUP also specifies that farmworker housing is an agricultural use. Active agricultural uses
(growing nursery plants) were deemed non-viable by the previous owner and discontinued on the project
site prior to the LCLUP update. In 2020 the LCLUP changed the land use designation from Urban

17 California Department of Conservation (CDOC). 2018. San Mateo County Important Farmland Map. Available at:
https://maps.conservation.ca.gov/dlrp/ciftimeseries/. Accessed March 27, 2024.

18 City of Half Moon Bay. 2021. Local Coastal Land Use Plan, Chapter 4: Agriculture. Available at: https://www.half-moon-
bay.ca.us/DocumentCenter/View/3759/Chapter-4-Agriculture. Accessed March 27, 2024.

19 California Coastal Commission (CCC). 2017. Agriculture in the Coastal Zone: An Informational Guide for the Permitting of
Agricultural Development. Available at:
https://documents.coastal.ca.gov/assets/agriculture/Informational%20Guide%20for%20Agricultural%20Development%209.29.
2017.pdf. Accessed March 27, 2024.
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Reserve (U-R) to Public Facilities and Institutions; the 2020 LCLUP was certified by the CCC in April
2021. Under the Half Moon Bay Zoning Map, the project site is designated Urban Reserve (U-R), which
allows for agricultural and other uses of the land until it is needed for urban development (see discussion
in Section 3.11, Land Use and Planning).?® Since the agricultural viability of the land has been shown to
be severely limited, the LCLUP identifies farmworker housing as an agricultural use, and the land use
designation for the parcel was changed under the 2020 LCLUP, the project would not conflict with the
California Coastal Act policies regarding conversion of agricultural lands, and this impact would be less
than significant.

b. Would the project conflict with existing zoning for agricultural use, or a
Williamson Act contract?

A significant impact may occur if a project were to result in the conversion of land zoned for agricultural
use or under a Williamson Act contract from agricultural use to non-agricultural use. The Williamson Act
of 1965 allows local governments to enter into agreements with local landowners with the purpose of
trying to limit specific parcels of land to agricultural or other related open space use.

The project site is not zoned for agricultural use and is not subject to a Williamson Act contract. The
current zoning is Urban Reserve (U-R) and the land use designation is Public Facilities and Institutions.
The nearest land under Williamson Act contract is approximately 0.7 mile northeast of the project.?!
The nearest agricultural operations are in greenhouses southeast of Pilarcitos Creek, approximately

250 feet east of the project. Activities in the new residential neighborhood would be buffered from these
areas by the riparian corridor and would have no impact on surrounding agricultural operations.
Therefore, no impact with respect to land zoned for agricultural use or under a Williamson Act Contract
would occur.

c. Would the project conflict with existing zoning for, or cause rezoning of, 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(qg))?

“Forest land” is defined as land that “can support 10-percent native tree cover of any species, including
hardwoods, under natural conditions, and that allows for management of one or more forest resources,
including timber, aesthetics, fish and wildlife, biodiversity, water quality, recreation, and other public
benefits.” “Timberland” is defined as land “which is available for, and capable of, growing a crop of trees
of a commercial species used to produce lumber and other forest products, including Christmas trees.”
Timberland zoned for Timber Production is defined as land that “is devoted to and used for growing and
harvesting timber.”

There is no land zoned for timber production within the City limits, although there are several Christmas
tree farms in unincorporated San Mateo County sited in Planned Agriculture Districts. Twelve heritage
trees would be removed as part of the project; some of these are scattered small cypress trees on the
project site. In addition, there is a row of cypress trees planted adjacent to SR-92, which would not be
impacted by the project. Although portions of the project site could meet the definition of forest land,
these are within the riparian areas and would not be impacted by the project. The project site is not zoned

20 City of Half Moon Bay. 2023. Half Moon Bay Municipal Code, Chapter 18: Open Space and Urban Reserve Land Use (OS-R,

U-R). Available at: https://www.codepublishing.com/CA/HalfMoonBay/html/HalfMoonBay18/HalfMoonBay1811.html#18.11.
Accessed March 27, 2024.

21 California Department of Conservation (CDOC). 2022. California Williamson Act Enrollment Finder. Available at:
https://maps.conservation.ca.gov/dlrp/WilliamsonAct/App/index.html. Accessed March 27, 2024.
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for management of forest or timberland resources; therefore, the project would not conflict with zoning
for, or cause the rezoning of, forest land, timberland, or timberland zoned Timberland Production, and no
impact would occur.

d. Would the project result in the loss of forest land or conversion of forest land
to non-forest use?

The project site is surrounded by undeveloped lands and urban uses and is not located on forest land

(as discussed in Impact Discussion 3.2.c). Although portions of the project site could meet the definition
of forest land, these are within the riparian areas and would not be impacted by the project; therefore, no
impact related to the loss of forest land or conversion of forest land would occur.

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

A significant impact may occur if a project involves other changes to the existing environment that could
result in the conversion of farmland to another non-agricultural use or conversion of forest land to non-
forest use. As described in Impact Discussion 3.2.b, the project site is not currently zoned for agricultural.
It is surrounded by the City’s Corporation Yard, Pilarcitos Creek, undeveloped lands, agricultural
greenhouses, SR-92, and urban uses. Neither the project site nor the surrounding parcels are utilized for
agricultural uses or forest land. The closest land in agricultural production is located approximately

250 feet east of the project area and would be buffered from the project site by Pilarcitos Creek and the
associated conservation easement. The riparian area surrounding Pilarcitos Creek may meet the definition
of forest land; however, the riparian corridor would not be impacted by the project. With the exception of
the riparian corridor, there is no forest land in the vicinity of the project site. Therefore, no impact related
to conversion of farmland to a non-agricultural use or conversion of forest land to non-forest use would
occur.

3.3 Air Quality

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Environmental Issues Impact Incorporated Impact No Impact

Where available, the significance criteria established by the applicable air quality management district or air pollution control
district may be relied upon to make the following determinations. Would the project:

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

(b) Result in a cumulatively considerable net increase of ] ] ]
any criteria pollutant for which the project region is
non-attainment under an applicable federal or state
ambient air quality standard?

(c) Expose sensitive receptors to substantial pollutant O O
concentrations?

(d) Result in other emissions (such as those leading to ] ] ]
odors) adversely affecting a substantial number of
people?
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Environmental Evaluation

The screening criteria established by the Bay Area Air Quality Management District (BAAQMD) have
been relied upon to make the following significance determinations.

a. Would the project conflict with or obstruct implementation of the applicable air
quality plan?

The project is located within the San Francisco Bay Area Air Basin under the jurisdiction of the
BAAQMD.? The BAAQMD regulates air pollutant emissions, enforces regulations, administers permits
governing stationary sources, inspects stationary sources, monitors air quality and meteorological
conditions, and assists local governments in addressing climate change.

The BAAQMD 2017 Clean Air Plan® was adopted in April 2017 and updated the 2010 Clean Air Plan.
The 2017 Clean Air Plan includes strategies to reduce emissions of ozone precursors and emissions of
fine particulate matter and Toxic Air Contaminants (TACs). The plan also provides a framework for long-
term planning efforts to reduce greenhouse gas (GHG) emissions 40% below 1990 levels by 2030 and
80% below 1990 levels by 2050.

The BAAQMD has set thresholds of significance for criteria air pollutants and precursors and GHGs for
construction-related impacts. If daily average emissions of construction-related criteria air pollutants or
precursors would exceed any applicable Threshold of Significance listed in the 2022 California
Environmental Quality Act Air Quality Guidelines (2022 CEQA Air Quality Guidelines), a project may
have a significant impact under CEQA.?* A project may have a significant impact where project-related
emissions would exceed federal, state, or regional standards or thresholds, or where project-related
emissions would substantially contribute to an existing or projected air quality violation.

Construction

The BAAQMD 2022 CEQA Air Quality Guidelines establish screening criteria for analyzing projects. If a
project meets the screening criteria, then its air quality impacts may be considered less than significant.
The project would construct up to 47 manufactured homes, including one manager’s unit, and one
management office, along with roads, sidewalks, utilities, open space, and park areas. The screening
criteria Residential/Mobile Home Park category in the BAAQMD 2022 CEQA Air Quality Guidelines are
377 dwelling units (DU) for construction and 721 DU for operation. The screening criteria also include
the following requirements for screening out construction-related impacts:

o All best management practices (BMPs) (see Table 5-2 in Chapter 5, Project-Level Air Quality
Impacts, of the 2022 CEQA Air Quality Guidelines) are included in the project design and
implemented during construction.

e Construction-related activities would not overlap with operational activities.

e Construction-related activities would not include:
o demolition,

22 California Air Resources Board (CARB). 2024. California Air Districts Map. Available at: https://ww?2.arb.ca.gov/california-
map-local-air-district-websites. Accessed April 4, 2024.

23 BAAQMD. 2017. 2017 Clean Air Plan. Available at: http://www.baagmd.gov/~/media/files/planning-and-research/plans/
2017-clean-air-plan/attachment-a_-proposed-final-cap-vol-1-pdf.pdf?la=en. Accessed April 4, 2024.

24 Bay Area Air Quality Management District (BAAQMD). 2022. California Environmental Quality Act Air Quality Guidelines.
Available at: https://www.baagmd.gov/plans-and-climate/california-environmental-quality-act-ceqa/updated-ceqa-guidelines.
Accessed April 4, 2024.
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o simultaneous occurrence of two or more construction phases (e.g., paving and building
construction would occur simultaneously),

extensive site preparation (e.g., grading, cut and fill, or earth movement),

extensive material transport (e.g., soil import and export requiring a considerable amount
of haul truck activity), or

o stationary sources (e.g., backup generators) subject to BAAQMD rules and regulations.

The project would meet all of the above conditions to fall under the screening criteria. The project would
disturb a total of approximately 5.49 acres. Total cut and fill would be approximately 7,480 cubic yards
(CY), with the majority of it balanced on-site and resulting in a net need to import approximately 380 CY
of fill. There is one structure on site—the remains of an existing, approximately 10-foot by 60-foot
fiberglass fertilizer injection/water treatment building—that will be dismantled and removed. In addition,
there are the remains of a packed gravel loop access road that will be removed, and the gravel will be
reused as appropriate.

As a condition of the Emergency CDP (see Appendix B1), project construction has complied with the
dust control measures in the Corporation Yard Upgrade Project ISSMND MMRP. The BAAQMD has
since issued new 2022 CEQA Air Quality Guidelines with updated dust control measures. The project
would comply with all measures required by the BAAQMD’s 2022 CEQA Air Quality Guidelines.”
These measures shall be included in the construction contract and plans and would be the responsibility of
the construction contractor. They include the following:

e B-1. All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, unpaved
access roads) shall be watered two times per day.

e B-2. All haul trucks transporting soil, sand, or other loose material off-site shall be covered.

e B-3. 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 B-4. All vehicle speeds on unpaved roads shall be limited to 15 miles per hour.

e B-5. All roadways, driveways, and sidewalks to be paved shall be completed as soon as possible.
Building pads shall be laid as soon as possible after grading unless seeding or soil binders are
used.

e B-6. All excavation, grading, and/or demolition activities shall be suspended when average wind
speeds exceed 20 miles per hour.

e B-7. All trucks and equipment, including their tires, shall be washed off prior to leaving the site.

e B-9. Publicly visible signs shall be posted with the telephone number and name of the person to
contact at the lead agency regarding dust complaints. This person shall respond and take
corrective action within 48 hours. The Air District’s General Air Pollution Complaints number
shall also be visible to ensure compliance with applicable regulations.

California Air Resources Board (CARB) regulations also include the Statewide Portable Equipment
Registration Program (PERP) for portable diesel engines that are 50 horsepower or greater. Under this

25 Bay Area Air Quality Management District (BAAQMD). 2022. 2022 California Environmental Quality Act Air Quality
Guidelines. Available at: https://www.baaqgmd.gov/plans-and-climate/california-environmental-quality-act-ceqa/updated-cega-
guidelines. Accessed April 4, 2024.
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program, owners or operators of portable engines and other types of equipment register their units under
the PERP in order to operate their equipment throughout California. the PERP requires phase-out of
lower engine emission tiers and replacement with Tier 3 or Tier 4 standards on an established schedule.?

To reduce emissions, project applicants are required to comply with U.S. Environmental Protection
Agency (USEPA) and CARB standards for off-road equipment, including DOORS and PERP registration
requirements. Compliance with USEPA and CARB standards would reduce emissions of ozone
precursors and particulate matter. As a result, the project would not conflict with any control measure
provided in the 2017 Clean Air Plan, or conflict with or obstruct the implementation of the 2017 Clean
Air Plan; therefore, construction impacts would be less than significant.

Operation

The BAAQMD’s 2022 CEQA Air Quality Guidelines establish screening criteria for analyzing projects.?’
If a project meets the screening criteria, then its air quality impacts may be considered less than
significant. The project would construct up to 46 affordable manufactured homes, one manager’s unit,
and one management office, along with roads, sidewalks, utilities, open space, and park areas. The
screening criteria Residential/Mobile Home Park category in the BAAQMD’s 2022 CEQA Air Quality
Guidelines are 377 DU for construction and 721 DU for operation. The screening criteria also include the
following requirements:

e Operational activities would not include stationary engines (e.g., backup generators) and
industrial sources subject to BAAQMD rules and regulations.

e Operational activities would not overlap with construction-related activities.

Operation of the new neighborhood would not include stationary engines or industrial sources and would
not overlap with construction-related activities. The project is smaller in scope when compared to the
screening criteria for Residential/Mobile Home Park projects; therefore, operational impacts would be
less than significant.

b. Would the project expose sensitive receptors to substantial pollutant
concentrations?

Construction

The BAAQMD 2022 CEQA Air Quality Guidelines recommend assessment of risks and hazards on
sensitive receptors within 1,000 feet of the project. Existing sensitive receptors within this radius include
residences on Patrick Way, on Erin Lane, and at Hilltop Mobile Home Park. Construction of the project
would generate emissions that could expose existing sensitive receptors to substantial pollutant
concentrations.

However, as discussed under Impact Discussion 3.3.a, the project would not generate criteria air
pollutants in excess of threshold levels. The project would install infrastructure (streets, driveways,
utilities and open space/park) and place 47 new manufactured homes, and one management office. The
project would be under the 377 DU screening threshold for construction emissions and would implement

26 California Air Resources Board (CARB). 2024. Statewide Portable Equipment Registration Program (PERP), Final
Regulation Order: Regulation to Establish a Statewide Portable Equipment Registration Program. Available at:
https://ww2.arb.ca.gov/sites/default/files/2020-03/PERP_Reg_12.5.18R.pdf. Accessed April 19, 2024.

27 Bay Area Air Quality Management District (BAAQMD). 2017. California Environmental Quality Act Air Quality Guidelines.
Available at: https://www.baagmd.gov/~/media/files/planning-and-research/ceqa/ceqa_guidelines_may2017-pdf.pdf?la=en.
Accessed September 8, 2021.
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all BMPs required by the BAAQMD; therefore, the project would not produce construction emissions that
would exceed the BAAQMD’s recommended localized standards of significance for reactive organic
gases (ROG), nitrogen oxides (NOx), particulate matter with a diameter of 10 micrometers or less (PMo),
or particulate matter with a diameter of 2.5 micrometers or less (PM,s) during the construction phase.

Nearby residential receptors could be exposed to localized pollutants from construction of the project.
Given the relatively small size of the project and the temporary nature of construction, the project would
not generate substantial levels of air emissions. Sensitive receptors within 1,000 feet of the project would
not be adversely affected based on implementation of standard City Conditions of Approval, requiring
implementation of BAAQMD air quality BMPs. Since the project size is relatively small, potential
construction impacts to sensitive receptors would be less than significant.

Operation

Project operations would generate volatile organic compounds (VOCs), NOx, carbon monoxide, sulfur
oxides (SOx), PMio, and PM, 5 emissions from mobile sources, including vehicle trips, and area sources,
including the use of consumer products, architectural coatings for repainting, and landscape maintenance
equipment, water, waste, and energy sources. The screening threshold for operational emissions in
Residential/Mobile Home Parks is 721 DU. Since the project would install up to 46 affordable
manufactured homes, one manager’s unit, and one management office, the project is far below the
screening threshold, and operational emissions for all pollutants would be below BAAQMD significance
thresholds. The project is likely to reduce vehicle miles traveled (VMT), as the project is located in the
City’s Town Center area and intended to allow agricultural workers of modest income to live relatively
near to their workplaces rather than potentially commuting into Half Moon Bay from greater distances.
The proposed project is located within walking distance of schools, retail and service opportunities, which
will also tend to reduce VMT emissions from vehicles. Therefore, project operations would not be likely
to expose sensitive receptors to substantial pollutant concentrations and this impact would be less than
significant.

c. 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?

According to the BAAQMD’s 2022 CEQA Air Quality Guidelines:

No single project is sufficient in size to, by itself, result in nonattainment of ambient air
quality standards. Instead, a project’s individual emissions contribute to existing
cumulatively significant adverse air quality impacts. If a project’s contribution to the
cumulative impact is considerable, then the project’s impact on air quality would be
considered significant.?®

A project would have a cumulative significant impact if the aggregate total of all past, present, and
foreseeable future sources within a 1,000-foot radius (or beyond where appropriate) from the fence line of
a source, or from the location of a receptor, plus the contribution from the project, exceeds the following:

e An excess cancer risk level of more than 100 in one million or a chronic hazard index greater than
10 for TACs, or

2 Bay Area Air Quality Management District (BAAQMD). 2022. California Environmental Quality Act Air Quality Guidelines.
Available at: https://www.baagmd.gov/plans-and-climate/california-environmental-quality-act-ceqa/updated-ceqa-guidelines.
Accessed April 4, 2024.
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e 0.8 micrograms per cubic meter annual average PM, 5.

Under the BAAQMD’s 2022 CEQA Air Quality Guidelines, if a project meets the screening criteria in
Section 4-1 of the 2022 CEQA Air Quality Guidelines, then the project would not result in the generation
of criteria air pollutants and/or precursors that exceed the Thresholds of Significance.

The region is in nonattainment for federal and State of California (State) ozone standards, State PM
standards, and federal and State PM; s standards. Impacts related to construction and operation of the
proposed project are addressed separately below.

Based on the size of the project, estimated unmitigated construction emissions for all pollutants are below
BAAQMD significance thresholds. The construction-related screening size for mobile home parks is

377 DU. The operational screening size for mobile home parks is 721 DU. The project includes 47 DU
and falls under the screening threshold for generating significant either construction or operational
emissions. Therefore, project construction would have a less-than-significant impact.

As presented above, the project would not violate any air quality significance thresholds or contribute
substantially to an existing or projected air quality violation. The impact is less than significant, and no
mitigation is required. However, for all proposed projects, the BAAQMD recommends the
implementation of BMPs, regardless of whether construction-related emissions exceed applicable
thresholds of significance. As such, to ensure construction emission impacts are less than significant, the
proposed project would apply the BMPs discussed in Impact Discussion 3.3.a during construction
activities. Therefore, the project would not result in a cumulatively considerable net increase of any
criteria pollutant, and this impact would be less than significant.

d. Would the project result in other emissions (such as those leading to odors)
adversely affecting a substantial number of people?

Odors are usually associated with industrial projects involving the use of chemicals, solvents, petroleum
products, and other strong-smelling elements used in manufacturing processes, as well as sewage
treatment facilities and landfills. The project would construct a new neighborhood of 47 manufactured
homes. The project would not include any land uses typically associated with unpleasant odors and local
nuisances (e.g., rendering facilities, dry cleaners). Therefore, no impact would occur.

3.4 Biological Resources

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Environmental Issues Impact Incorporated Impact No Impact
Would the project:
(a) Have a substantial adverse effect, either directly or ] ] ]

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

2 Bay Area Air Quality Management District (BAAQMD). 2022. California Environmental Quality Act Air Quality Guidelines.
Available at: https://www.baagmd.gov/plans-and-climate/california-environmental-quality-act-ceqa/updated-ceqa-guidelines.
Accessed April 4, 2024.
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Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Environmental Issues Impact Incorporated Impact No Impact

(b) Have a substantial adverse effect on any riparian O O O

habitat or other sensitive natural community identified

in local or regional plans, policies, regulations or by

the California Department of Fish and Game or

US Fish and Wildlife Service?
(c) Have a substantial adverse effect on state or federally O O O

protected wetlands (including, but not limited to,

marsh, vernal pool, coastal, etc.) through direct

removal, filling, hydrological interruption, or other

means?
(d) Interfere substantially with the movement of any ] ] ]

native resident or migratory fish or wildlife species or

with established native resident or migratory wildlife

corridors, or impede the use of native wildlife nursery

sites?
(e) Conflict with any local policies or ordinances O O O

protecting biological resources, such as a tree
preservation policy or ordinance?

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

Environmental Evaluation

The analysis of biological resources is based on the following documents completed for the Corporation
Yard Upgrade Project (2022):

e Biological Resources Report for 880 Stone Pine Road Project, Half Moon Bay, California
(BRR), H.T. Harvey & Associates (June 2021) (Appendix D1)

e Biological Resources Report (BRR) Peer Review for the City of Half Moon Bay Corporation Yard
Upgrade Project, Half Moon Bay, San Mateo County, California, SWCA Environmental
Consultants (SWCA) (November 2021) (Appendix D2)

o Preliminary Delineation of Wetlands and Other Waters/Delineation of Coastal Zone Wetlands
within California Coastal Commission Jurisdiction, H.T. Harvey & Associates (October 2020)
(Appendix D3)

o  Draft Frog and Snake Tunnel Design Proposal, Rana Resources (November 2021)
(Appendix D4)

e Peer Review of H.T. Harvey & Associates Biological Resources Report for the City of Half Moon
Bay Corporation Yard Upgrade Project, Rana Resources (January 2022) (Appendix DS5)

These reports, included in Appendix D, were conducted for the Corporation Yard Upgrade Project but
included an analysis of the proposed project parcel as well.

37



Stone Pine Cove Affordable Farmworker Housing Project Draft Initial Study/Mitigated Negative Declaration
Chapter 3 Environmental Checklist and Responses

a. 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?

A significant impact would occur if a project were to remove or modify habitat for any species identified
or designated as a candidate, sensitive, or special-status species in regional or local plans, policies, or
regulations, or by the U.S. Fish and Wildlife Service (USFWS) or California Department of Fish and
Wildlife (CDFW).

The project would construct a 47-unit manufactured housing community west of the existing Corporation
Yard. The project is located on a marine terrace approximately 60 to 75 feet above mean sea level and
approximately 1.2 miles east of the Pacific Ocean. The project site is relatively flat but drains generally to
the southwest toward Pilarcitos Creek and the Pacific Ocean. The project site is bounded by Pilarcitos
Creek to the south, which is a 13.5-mile perennial stream that flows from the western slopes of the Santa
Cruz Mountains, through Pilarcitos Canyon, and discharges into the Pacific Ocean. The project site is the
site of a former plant nursery, and there is some evidence of the former nursery still present at the project
site, including several unused dilapidated buildings, areas with black ground plastic (adjacent to the
riparian woodland along Pilarcitos Creek), several vaulted culverts, concrete-lined ditches, and irrigation
pumps and pipes. A human-made impoundment is located in the northwest corner of the project site.
Water was previously pumped into this impoundment from Pilarcitos Creek and used for nursery
operations. The impoundment continues to hold water and extensive emergent vegetation and has been
classified as a perennial freshwater marsh by H.T. Harvey in the BRR. The BRR was conducted for the
Corporation Yard Upgrade Project for Parcels 1, 2, and 3 and included the parcel areas (see Figure 2-4)
plus a 200-foot buffer area surrounding the project. The 2020 LCLUP was certified by the CCC on April
15, 2021.3° This discussion includes information from the Corporation Yard Upgrade Project BRR as well
as information from the 2020 LCLUP.

The Corporation Yard Upgrade Project included a fenced wildlife corridor, elevated road with wildlife
tunnels, and new wildlife fencing around the existing impoundment designed to protect California red-
legged frog (CRLF) (Rana draytonii) and San Francisco garter snake (SFGS) (Thamnophis sirtalis
tetrataenia), which are known to travel between Pilarcitos Creek and the impoundment.

The project site consists of a mix of ruderal grassland and developed or landscaped areas. Riparian
woodland, perennial freshwater marsh, and aquatic riverine habitats are adjacent to the project area, but
these habitats were protected with wildlife fencing during the Corporation Yard Upgrade Project and are
not located within the project area. No work would occur in these habitats. Habitats within and adjacent to
the project area are described in more detail below:

o Developed/Landscaped Habitat. Developed/landscaped habitat includes areas where permanent
structures and/or pavement have been placed along with planted landscaping. Such landscaping
includes native Monterey pine and Monterey cypress trees. These trees have been previously
planted as part of a landscape plan and do not naturally occur on-site and are therefore not
considered sensitive species.

e Ruderal. The majority of the project site contains ruderal habitat. The most abundant species in
the ruderal grassland are wild oat (4vena sp.), Italian rye grass (Festuca perennis), ripgut brome
(Bromus diandrus), Italian thistle (Carduus pycnocephalus), bristly ox-tongue (Helminthotheca
echioides), and Chile tarweed (Madia sativa). Additionally, there were scattered small patches of

30 City of Half Moon Bay. 2020. Local Coastal Land Use Plan 2020 Comprehensive Update. Available at: https://www.half-
moon-bay.ca.us/DocumentCenter/View/3784/Full-Combined-2020-HMB-LCLUP. Accessed April 8, 2024.
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other facultative hydrophytic vegetation, including curly dock (Rumex crispus), poison hemlock
(Conium maculatum), and bird’s foot trefoil (Lotus corniculatus), all occurring in upland habitat
positions and intermixed with upland grassland species. Similarly, scattered arroyo willow
(Salix lasiolepis) and red alder (Alnus rubra) occur in the grassland in upland areas, and likely
were able to establish due to irrigation, as no indicators of hydric soils or wetland hydrology
occur in these areas.

e Riparian Woodland. Riparian woodland habitat is found outside of and adjacent to the south
side of the project site along Pilarcitos Creek and around the perennial freshwater marsh habitat
in the impoundment in the northwest corner. Trees observed in the riparian woodland habitat
include arroyo willow, red willow (Salix laevigata), red alder, and blue gum eucalyptus
(Eucalyptus globulus). The understory includes Himalayan blackberry (Rubus armeniacus), cape
ivy (Delairea odorata), poison hemlock, common horsetail (Equisetum arvense), French broom
(Genista monspessulana), hoary nettle (Urtica dioica ssp. holosericea), bristly ox-tongue, pampas
grass (Cortaderia jubata), and Italian rye grass. The fencing for the wildlife corridor includes a
50-foot buffer for riparian woodland habitat and a 100-foot buffer for freshwater marsh habitat.

e Agquatic Riverine. Pilarcitos Creek flows outside the project area through the dense riparian
woodland and provides unvegetated aquatic habitat.

e Perennial Freshwater Marsh. Perennial freshwater marsh is found outside the project area to
the north. The dominant vegetation in the impoundment is freshwater marsh consisting of
common cattail (Typha latifolia). Other species in the freshwater marsh vegetation include
duckweed (Lemna sp.), rabbitsfoot grass (Polypogon monspeliensis), and tall flatsedge (Cyperus
eragrostis). The wildlife corridor establishes a 100-buffer around the freshwater marsh habitat.

Desktop review identified 73 special-status plant species and 34 special-status wildlife species within

5 miles of the survey area (see Appendix D1 for details of the desktop review). Only one of the special-
status plant species was determined to have a moderate to high potential to occur in the freshwater marsh
habitat and dense riparian woodland—harlequin lotus (Hosackia gracilis; California Rare Plant Rank
4.2). The freshwater marsh vegetation in the impoundment and riparian woodland vegetation are
separated by a wildlife fence and appropriate buffers and would not be impacted by the project.

Of the special-status wildlife species identified within 5 miles of the project area, there are eight species
that could potentially occur in or adjacent to the project area:

o white-tailed kite (Elanus leucurus; State—Fully Protected [FP])

o steelhead — Central California Coast Distinct Population Segment (DPS) (Oncorhynchus mykiss
irideus; Federal-Threatened [T])

e CRLF (Federal-T, State—Species of Special Concern [SSC])

e SFGS (Federal-Endangered [E], State-E)

e northwestern pond turtle (Actinemys marmorata; Federal-Proposed Threatened [PT], State—SSC)
e San Francisco dusky-footed woodrat (Neotoma fuscipes annectens; State—SSC)

e San Francisco common yellowthroat (Geothlypis trichas sinuosa; State—SSC)

o yellow warbler (Sefophaga petechia; State—SSC)
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Of these species, three species—CRLF, SFGS, and white-tailed kite—have the potential to be present
within the project site. The remaining five species, if present, are expected to be located in Pilarcitos
Creek, riparian habitat, or freshwater marsh habitat in the impoundment adjacent to the project site.
Additional detail on the eight special-status species with potential to occur within or adjacent to the
project area are provided below.

California Red-legged Frog

CRLF, a federally threatened species and CDFW SSC, occurs in various habitat types depending on its
life cycle stage. Breeding areas include aquatic habitats, such as lagoons, streams, and natural and human-
made ponds. The species prefers aquatic habitats with little or no flow, the presence of surface water to at
least early June, surface water depths to approximately 2 feet, and the presence of emergent vegetation
(e.g., cattails and bulrush). During periods of wet weather, some individuals may make overland
dispersals through adjacent upland habitats of distances up to 1 mile. Upland habitats, including small
mammal burrows and woody debris, can also be used as refuge during the summer if water is scarce or
unavailable. CRLF typically travels between sites and is unaffected by topography and vegetation types
during migration. Dispersal habitat makes it possible for CRLF to locate new breeding and non-breeding
sites and is crucial for conservation of the species. CRLF adults and larvae have been found in a breeding
pond in the vicinity of Pilarcitos Creek about 1.3 miles northwest of the project area as recently as 2016,
CRLF adults were observed in Pilarcitos Creek about 0.5 mile west of the project area in 2006, and CRLF
adults and juveniles were observed in the perennial freshwater marsh habitat in the impoundment within
the project area in 2005. Due to the presence of juvenile frogs, it is likely there was active breeding in the
perennial freshwater marsh habitat in the impoundment during the 2005 observation. Since 2005, no
recent species-specific surveys of this species have been conducted in the project area.

Since CRLF were assumed to disperse through the upland habitat in the project area to move between the
Pilarcitos Creek and the impoundment, the Corporation Yard Upgrade Project included a fenced wildlife
corridor between Pilarcitos Creek and the impoundment, as well as a raised access road, which included
frog/snake tunnels under the access road within the wildlife corridor to allow for safe movement and
dispersal. These wildlife corridor and access road improvements prevent CRLF from dispersing across the
project site.

Based on the above information and the new wildlife corridor, there is a low potential for CRLF to occur
in the project area during the wet season (October 15-May 31) and the dry season (June 1-October 15).

If present, CRLF could forage and disperse in Pilarcitos Creek and forage, disperse, or breed in the
perennial freshwater marsh habitat in the impoundment. In addition, CRLF would utilize the wildlife
corridor to disperse through the upland habitat adjacent to the project area to move between Pilarcitos
Creek and the impoundment. As long as the fencing along the wildlife corridor is intact, it would control
movement of CRLF and SFGS and keep them out of the project area. Mitigation Measures BIO-1 (worker
awareness training) and BIO-2 (preconstruction surveys before start of work each morning) would be
implemented to reduce any impacts to CRLF. Therefore, the implementation of Mitigation Measures
BIO-1 and BIO-2 would reduce a potentially significant impact to CRLF to a less-than-significant level.

San Francisco Garter Snake

The historical range of SFGS, a federally and State endangered/fully protected species, is entirely within
San Mateo County. The two main components of SFGS habitat are (1) wetlands supporting its prey
species (e.g., CRLF, Pacific chorus frog [ Pseudacris regilla]); and (2) surrounding uplands that are
adjacent to waterways and support small mammal burrows used by the snakes for escape cover. SFGS
inhabits various aquatic habitats, including reservoirs, freshwater marshes, creeks, drainage ditches,
ponds, and lakes. Less ideal habitats can also be used by SFGS, such as ditches and other waterways or
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floating algal or rush mats. Suitable breeding habitat includes shallow marshlands with an abundance of
emergent vegetation. Grasslands and low ground cover are also an important upland habitat for this
species, as they provide areas for thermoregulation and cover. Small mammal burrows are used by SFGS
during hibernation. During the warm days of summer, most activity occurs during the morning and
afternoon. Preferred nocturnal retreats are thought to be holes, especially mammal burrows, crevices, and
surface objects.

SFGS has been documented within the region of the project as recently as 2008. Exact California Natural
Diversity Database (CNDDB) locations of SFGS are suppressed because of concern about illegal
collection of the species. However, there are two CNDDB records in the Half Moon Bay, California

U.S. Geological Survey (USGS) 7.5-minute quadrangle, both associated with Pilarcitos Creek, with the
closest one at approximately 0.5 mile downstream of the project area in 2004.3! Because the primary prey
species of the SFGS is the CRLF, an established population of CRLF in the perennial freshwater marsh
habitat in the impoundment would elevate the likelihood that the snake could occur in the project area.

SFGS can move into upland habitats during summer to prey on amphibians aestivating in small mammal
burrows. They could potentially forage on amphibians in Pilarcitos Creek and the impoundment and
disperse and/or aestivate throughout the project area. The SFGS is, therefore, considered potentially
present throughout the project area.

The fenced wildlife corridor required by the Corporation Yard Upgrade Project IS/MND was constructed
in 2023 to protect the riparian corridor and the impoundment. The fenced wildlife corridor between
Pilarcitos Creek and the impoundment, as well as the raised access road with frog/snake tunnels, would
allow for safe movement and dispersal of SFGS through the wildlife tunnel and would likely prevent
SFGS from accessing the project site. Therefore, impacts to SFGS would be less than significant.

White-Tailed Kite

White-tailed kite, a state-listed and fully protected species, is a common resident in the vicinity of the
project area where open grassland, ruderal, or agricultural habitats are present. Large trees on and
adjacent to the project area provide suitable nesting sites. The open habitats (e.g., ruderal grasslands,
agricultural areas) within and adjacent to the project area provide potential foraging opportunities for this
species. Although the developed nature and high levels of human disturbance within the project area
make it less attractive to nesting kites, an individual was observed in the vicinity of the impoundment in
2014. Therefore, this species could potentially forage or nest in the project area.

White-tailed kite is protected while nesting by the Migratory Bird Treaty Act (MBTA) as well as by the
California Fish and Game Code. Direct impacts to white-tailed kite nests could occur if a kite were to nest
within or adjacent to the project area during construction, where the nest could be disturbed by noise,
dust, or equipment. Mitigation Measure BIO-3, which requires a nesting bird survey for any construction
performed during the nesting season (February 15—September 15), would be implemented to reduce any
impacts to white-tailed kite. A nesting bird survey and compliance with the MBTA and California Fish
and Game Code would reduce impacts to nesting birds to a less-than-significant level.

The remaining species could be located in the riparian habitat or within Pilarcitos Creek adjacent to the
project area and therefore would not be directly impacted by the project. However, indirect impacts could
occur from project activities, including, but not limited to, construction noise and sedimentation in
Pilarcitos Creek.

31 California Natural Diversity Database (CNDDB). 2021. Rarefind 5.0. California Department of Fish and Wildlife. Available
at: from http://www.dfg.ca.gov/biogeodata/cnddb/mapsanddata.asp. Accessed June 7, 2021, and other dates.
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Steelhead - Central California Coast Distinct Population Segment

Steelhead in the Central California Coast DPS are federally threatened, and are winter-spawning
steelhead, maturing in the ocean and spawning shortly after entering freshwater. Winter steelhead enter
rivers and streams in the late fall and winter months when higher flows and associated lower water
temperatures occur. Adult female steelhead will prepare a redd (or nest) in gravel-bottomed, fast-flowing,
well-oxygenated rivers and streams. Preferred streams typically support dense canopy cover that provides
shade, woody debris, and organic matter, and are usually free of rooted or aquatic vegetation. The length
of the incubation period is dependent on water temperature. Fry emerge from the gravel and rear along the
stream margins, moving gradually into pools and riffles as they grow larger. Young juveniles feed
primarily on aquatic invertebrate drift.

Habitat conditions in Pilarcitos Creek adjacent to the project area are suitable to support freshwater
migration of adult and juvenile Central California coast steelhead. Pilarcitos Creek does not support
suitable habitat for spawning, rearing, or feeding during most times of the year due to the lack of channel
complexity, gravels, or connectivity with an adjacent floodplain. As a result, steelhead are only expected
to be present in this portion of Pilarcitos Creek during upstream and downstream migration, which occurs
late fall into spring. Designated critical habitat for Central California Coast steelhead includes aquatic
habitat within Pilarcitos Creek. Although Pilarcitos Creek would not be directly affected by project
activities, water quality in the creek could be affected by runoff and sedimentation during construction
and operation of the project. However, the project would be required to comply with San Mateo
Countywide Pollution Prevention Program (SMCWPPP), discussed in Section 2.10, Hydrology and
Water Quality. In addition, project construction would disturb more than 1 acre of land; therefore, it
would be required to implement a Storm Water Pollution Prevention Plan (SWPPP) to control runoff
during construction. The project would relocate the existing materials enclosure further from the creek
(outside of the 50-foot riparian buffer zone) and upgrade it to meet current drainage and design
requirements. In addition, Mitigation Measure BIO-4 would be implemented to reduce impacts and
requires measures to protect surrounding habitat from runoff of stormwater and construction chemicals
and debris. Therefore, the implementation of Mitigation Measure BIO-4 in addition to compliance with
the SMCWPPP and SWPPP would reduce a potentially significant impact to Central California Coast
steelhead to a less-than-significant level.

San Francisco Dusky-Footed Woodrat

San Francisco dusky-footed woodrat, a CDFW SSC, occurs in a variety of woodland and scrub habitats
from the San Francisco Peninsula south to the Pajaro River in Monterey County. Woodrats prefer riparian
and oak woodland forests with dense understory cover, or thick chaparral habitat. Dusky-footed woodrats
build large, complex nests of sticks and other woody debris, which may be maintained by a series of
occupants for several years. Woodrats are also very adept at making use of human-made structures, and
can nest in electrical boxes, pipes, wooden pallets, and even portable storage containers. Woodrat nest
densities increase with canopy density and with the presence of poison oak (7oxicodendron
diversilobum). The breeding season for the dusky-footed woodrat begins in February and sometimes
continues through September, with females bearing a single brood of one to four young per year.

A San Francisco dusky-footed woodrat nest was observed near Pilarcitos Creek over 3 miles
cast--northeast of the project area in 2007. The riparian forest adjacent to the project area provides
suitable habitat for dusky-footed woodrats. Although no nests were observed in the riparian woodland
habitat adjacent to the project area during the reconnaissance survey, this species could potentially nest,
forage in, and disperse through the riparian habitat along Pilarcitos Creek and around the freshwater
marsh habitat in the impoundment. If woodrat nests are present within riparian woodland habitat they may
be disturbed by noise or dust resulting from nearby construction activities. Foraging woodrats would be
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unlikely to enter the project site due to the wildlife corridor fencing. Therefore, impacts to San Francisco
dusky-footed woodrat would be less than significant.

Northwestern Pond Turtle

Northwestern pond turtle, a federally proposed threatened species and CDFW SSC, occurs in ponds,
streams, and other wetland habitats in the Pacific slope drainages of California. The central California
population was historically present in most drainages on the Pacific slope. The perennial freshwater
marsh habitat in the impoundment within the project area is too shallow, with emergent vegetation too
thick, to be considered suitable aquatic foraging habitat for this species. The reach of Pilarcitos Creek
adjacent to the project area is degraded due to surrounding development; however, suitable basking and
foraging habitat for pond turtles is present in this area. Suitable nesting habitat for pond turtles is not
present in the project area in upland areas adjacent to Pilarcitos Creek because the riparian habitat is too
dense for nest construction and the adjacent upland grassland habitat is degraded and frequently disturbed
due to the human use of the area. In addition, the nearest CNDDB recorded observations are over 4 miles
from the project area in the area of the Crystal Springs Reservoir. Thus, there is some potential for pond
turtles to be present adjacent to the project area, though they are likely present in low numbers and/or
infrequently as dispersers, but not as resident turtles prone to breeding and nesting in the upland habitats
adjacent to the creek. The perennial freshwater marsh habitat in the impoundment is too shallow, with
emergent vegetation too thick, to be considered suitable aquatic foraging habitat for this species.

Northwestern pond turtle may be present in low numbers and/or infrequently as dispersers in the project
area. The wildlife corridor and wildlife fencing along the riparian corridor of Pilarcitos Creek would
prevent this species from dispersing into upland habitat within the project area. Furthermore, the proposed
project would not directly impact the riparian vegetation surrounding either Pilarcitos Creek or the
impoundment. Therefore, impacts to northwestern pond turtle are expected to be less than significant.

Yellow Warbler

In California, yellow warbler, a CDFW SSC, occupies wooded riparian habitats. This species prefers
riparian corridors with an overstory of mature cottonwoods (Populus sp.) and sycamores (Platanus
occidentalis), a midstory of box elder (Acer negundo) and willow (Salix spp.), and a substantial shrub
understory, particularly in areas with more open space adjacent to the riparian habitat. Yellow warbler
constructs open-cup nests in upright forks of shrubs or trees in dense willow thickets or other dense
vegetation.

Yellow warbler is an uncommon to rare breeder in wooded riparian habitats, occurring primarily in
association with alders and willows, in San Mateo County. Riparian woodlands in the county provide
suitable nesting and foraging habitat for this species, but the species is scarce and local, being particularly
scarce as a breeder on the immediate coast. Nevertheless, it is possible that one or two pairs could
potentially breed in riparian habitat along Pilarcitos Creek and around the freshwater marsh, both of
which are not within the project area. Otherwise, this species is expected to occur as a common migrant
adjacent to the project area during the spring and fall.

Yellow warbler is protected while nesting by the MBTA and California Fish and Game Code. The project
would not include Pilarcitos Creek, its surrounding riparian vegetation, or the freshwater marsh; therefore,
this species would not be directly impacted by the project. Indirect impacts related to construction noise
and disturbance could occur. Mitigation Measure BIO-3, which requires a nesting bird survey for any
construction performed during the nesting season (February 15—-September 15), would be implemented to
reduce any indirect impacts. A nesting bird survey and compliance with the MBTA and California Fish
and Game Code would reduce impacts to yellow warbler to a less-than-significant level.
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San Francisco Common Yellowthroat

San Francisco common yellowthroat, a CDFW SSC, inhabits emergent vegetation and nests in fresh and
brackish marshes and moist floodplain vegetation around the San Francisco Bay. Common yellowthroat
will use small and isolated patches of habitat as long as groundwater is close enough to the surface to
encourage the establishment of dense stands of rushes (Scirpus spp., Juncus spp.), cattails, willows, and
other emergent vegetation.

Nesting San Francisco common yellowthroat has been recorded in the vicinity of the project area, and
observations of individuals have been recorded within the Pilarcitos Creek riparian habitat less than

1 mile west of the project area as recently as 2017. The species may nest in taller vegetation within the
impoundment adjacent to the project area and possibly in riparian habitat along Pilarcitos Creek.

San Francisco common yellowthroat is protected while nesting by the MBTA and California Fish and
Game Code. The project would not include Pilarcitos Creek, its surrounding riparian vegetation, or the
impoundment; therefore, this species would not be directly impacted by the project. Indirect impacts
related to construction noise and disturbance could occur. Mitigation Measure BIO-3, which requires a
nesting bird survey for any construction performed during the nesting season (February 15—-September
15), will be implemented to reduce any direct impacts. A nesting bird survey and compliance with the
MBTA and California Fish and Game Code would reduce impacts to San Francisco common
yellowthroat to a less-than-significant level.

Other Species

In addition, the BRR determined that six special-status wildlife species have the potential to occur in the
project area:

e monarch butterfly (Danaus plexippus)

o pallid bat (Antrozous pallidus)

e Townsend’s big-eared bat (Corynorhinus townsendii)
e American peregrine falcon (Falco peregrinus anatum)
e northern harrier (Circus cyaneus)

e mountain lion (Puma concolor)

These species are expected to occur only as visitors, migrants, or transients and are not expected to reside,
breed, occur in large numbers, or otherwise make substantial use of the project area. As a result, the
project is expected to have a less-than-significant impact on these species.

Under the 2020 LCLUP ruderal areas may contain foraging habitat for migratory birds and raptor
species.*? Migratory birds and raptors are protected while nesting by the MBTA and California Fish and
Game Code. Project construction would be short term, lasting approximately 13 months. Should nesting
birds be identified, they would be protected by measures for nesting birds under Mitigation Measure
BIO--3. Therefore, Mitigation Measure BIO-3 would mitigate potentially significant impacts to nesting
birds to a less-than-significant level.

Additionally, while no large tree cavities or caves suitable for large maternity bat roosts were identified
within the project area, individual bats may forage and roost in trees on-site. Tree removal proposed may

32 City of Half Moon Bay. 2020. Local Coastal Land Use Plan 2020 Comprehensive Update. Available at: https://www.half-
moon-bay.ca.us/DocumentCenter/View/3784/Full-Combined-2020-HMB-LCLUP. Accessed April 8, 2024.
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cause disturbance, injury, or harm to individual roosting bats. Implementation of Mitigation Measure
BIO--5, which requires preconstruction bat surveys, would ensure that impacts to roosting bats would be
less than significant.

Mitigation Measures

The Corporation Yard Upgrade Project IS/MND identified the following mitigation measures. These
measures are part of the Corporation Yard Upgrade Project MMRP (Appendix B2), have been included in
the Emergency CDP, and will apply to the follow-up CDP. The project shall comply with all of the
following MMRP measures that are relevant to the project:

BIO-1 The following mitigation measures shall be implemented during the project:

a. Prior to the start of the project, all construction crew members shall 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 shall be distributed to the crew
members during the training. Trainees shall sign an environmental training
attendance sheet. These personnel shall be informed about the possible presence
of all special-status species and habitats associated with the species identified
here to be potentially present in the project area and that unlawful take of the
animal or destruction of its habitat is a violation of the Federal Endangered
Species Act and the California Endangered Species Act. Prior to construction
activities, the qualified biologist shall instruct all construction personnel about
(1) the description and status of the species; (2) the importance of their associated
habitats; (3) the importance of keeping the wildlife corridor fencing intact; and
(4) a list of measures being taken to reduce impacts on these species during
project construction and implementation. A fact sheet conveying this information
shall be prepared for distribution to the construction crew and anyone else who
enters the project site.

b. 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 as
well as delineate areas that shall be avoided with signage and tape. Areas that
shall be avoided include Pilarcitos Creek, the impoundment, riparian habitat, and
the wildlife corridor. Specifically, wildlife corridor fence includes the buffer of
50 feet outward from the limit of riparian vegetation along Pilarcitos Creek or
100 feet from the top of bank within Pilarcitos Creek (whichever is greater) and
100 feet outward from the impoundment. The identified buffer shall be clearly
depicted on any construction plans. Work may nor occur within the wildlife
corridor.

c. Ifany wildlife is encountered during project activities, said wildlife must be
allowed to leave the work area unharmed. All listed wildlife species shall be
allowed to leave the work area of their own accord and without harassment.
Animals shall not be picked up or moved in any way. If non-listed and/or non-
special-status wildlife does not leave the work area of their own accord, the
qualified project biologist may relocate the wildlife outside of the project limits.

d. During project activities, all trash that may attract predators such as wrappers,
cans, bottles, and food scraps shall be disposed of in solid, closed containers
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(trash cans) and removed at the end of each working day from the entire
construction site. Following construction, trash/construction debris shall be
removed from work areas.

The area of disturbance shall be limited to the minimum necessary to complete
the project. Project boundaries shall be clearly demarcated, and these areas shall
be outside of sensitive areas.

No firearms shall be allowed on the project site, except for federal, state, or local
law enforcement, or security guards. No pets shall be allowed on the project site
during construction.

Project-related vehicles shall observe a 10 mile-per-hour speed limit in all project
areas, except on City and County roads, and State highways; this is particularly
important on rainy nights when California red-legged frogs are most active.

h. Nighttime construction shall be avoided.

BIO-2 The following measures shall be implemented to minimize impacts to special-status
amphibians and reptiles:

a.

The City will retain professional qualified biologists with experience monitoring
for California red-legged frog and San Francisco garter snake to provide
biological monitoring during all project construction activities that may result in
take of any special-status species.

Prior to any ground disturbance in the impact area, a qualified wildlife biologist
will inspect the wildlife fencing to ensure it is complete and without holes. This
barrier shall be inspected regularly during construction and maintained and
repaired as necessary to ensure that it is functional and is not a hazard to
California red-legged frogs or San Francisco garter snakes on the outer side of
the barrier.

Plastic mono-filament netting (erosion control matting), rolled erosion control
products, or similar material shall not be used at the project site to prevent
trapping California red-legged frogs, San Francisco garter snakes, or other
species.

Within 24 hours of the planned start of project activities, a focused
preconstruction survey for sensitive and listed species, including but not limited
to California red-legged frog and San Francisco garter snake, shall be conducted
by a qualified biologist within the impact area. The qualified biologist shall
investigate all potential areas that could be used by the California red-legged frog
and San Francisco garter snake for feeding, breeding, sheltering, movement, and
other essential behaviors. This includes an adequate examination of mammal
burrows. Construction activities shall not take place until the survey is
completed.

Construction materials, including, but not limited to, wooden pallets, 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.
All construction pipes, culverts, or similar structures that are stored at a
construction site for one or more overnight periods shall be either securely
capped prior to storage or thoroughly inspected by the qualified biologist and/or
the construction foreman/manager for animals before the pipe is subsequently
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buried, capped, or otherwise used or moved in any way. If a California red-
legged frog or San Francisco garter snake is discovered inside a pipe or culvert
by the qualified biologist or construction foreman/manager, the protocol in
Mitigation Measure BIO-2(g) shall be followed.

f.  To prevent inadvertent entrapment of the California red-legged frog or San
Francisco garter snake during construction, the qualified biologist and/or
construction foreman/manager shall ensure that all excavated, steep-walled holes
or trenches more than 1 foot deep are completely covered at the close of each
working day by plywood or similar materials, or provided with one or more
escape ramps constructed of earth fill or wooden planks and inspected by the
qualified biologist. Before such holes or trenches are filled, they shall be
thoroughly inspected for trapped animals by the qualified biologist and/or
construction foreman/manager. If at any time a trapped California red-legged
frog or San Francisco garter snake is discovered by the qualified biologist or
anyone else, the steps in Mitigation Measure BIO-2(i) shall be followed.

g. Ifa California red-legged frog or San Francisco garter snake, or any animal that
construction personnel believes may be either of these species, is encountered
during project construction, the following shall be followed:

i.  All work that could result in direct injury, disturbance, or harassment of
the individual animal shall immediately cease;

ii. The foreman and qualified biologist shall be immediately notified; and

iii. The qualified biologist shall determine if the animal is a California red-
legged frog or San Francisco garter snake and, if so, shall follow
Mitigation Measure BIO-2h for California red-legged frog and
Mitigation Measure BIO-2i for San Francisco garter snake.

h. Ifany California red-legged frogs are found during implementation of Mitigation
Measures BIO-2(a), BIO-2(b), BIO-2(c), BIO-2(d), BIO-2(e), or BIO-2(f) the
qualified biologist shall contact the USFWS to determine if moving any of the
individuals is appropriate. In making this determination, the USFWS shall
consider if an appropriate relocation site exists. If the USFWS approves moving
animals, the City shall ensure that a permitted biologist holding a 10(a)(1)(A)
permit for California red-legged frog (or as required by the project permits) is
given sufficient time to move the animals from the impact area before ground
disturbance is initiated. Only qualified and permitted biologists shall capture,
handle, and move the California red-legged frog. The permitted biologist shall
monitor any relocated frog until it is determined that it is not imperiled by
predators or other dangers.

i.  The qualified biologist shall monitor any individual San Francisco garter snake
encountered within the impact area, but allow it to leave the impact area on its
own. If the qualified biologist determines that the snake cannot leave on its own
then the USFWS and CDFW shall be consulted to determine if the snake can be
captured and relocated to appropriate habitat on the outside of the impact area.
No San Francisco garter snakes shall be handled without explicit agency
approval.

j- Planting of western mosquitofish (Gambusia affinis) within the impoundment
shall be prohibited. Treatment of the impoundment for mosquito larvae by the
Mosquito Abatement District will be conducted utilizing alternative treatments
approved by the District (e.g., insect growth regulators).
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k. The use of any pesticides in the impact area shall be utilized in such a manner to
prevent primary or secondary poisoning of the California red-legged frog and/or
San Francisco garter snake potentially present in the project area, and the
depletion of food items on which they depend. All uses of such compounds shall
observe label and other restrictions mandated by the USEPA, California
Department of Food and Agriculture, and other appropriate federal and State
regulations, as well as additional project-related restrictions deemed necessary by
the USFWS and CDFW. Furthermore, pesticide use will be subject to
documentation of compliance with the USEPA’s Stipulated Injunction
concerning the type used and bufter for application away from waterbodies and
shall be rated for aquatic use by the California Department of Pesticide
Regulation and have less-than-significant effects on California red-legged frog
and San Francisco garter snake.

1. The use of herbicides shall not be permitted unless approved by CDP
amendment. Future approval of herbicide use will be subject to documentation of
compliance with the USEPA’s Stipulated Injunction concerning the type used
and buffer for application away from waterbodies and shall be rated for aquatic
use by the California Department of Pesticide Regulation and have less-than-
significant effects on California red-legged frog and San Francisco garter snake.

m. The use of rodenticides (i.e., anticoagulants) for controlling rodents, such as rats
(Rattus spp.), house mice (Mus musculus), and California ground squirrels
(Spermophilus beecheyri), shall be prohibited. If rodent control is required by the
City, localized trapping efforts shall be conducted.

n. Regardless of the season, construction shall adhere to SMCWPPP BMPs, and no
construction shall occur during and within 24 hours following a significant rain
event (defined as greater than 0.25 inch in a 24-hour period). Following a
significant rain event and the 24-hour drying-out period, a qualified biologist
shall conduct a preconstruction survey for California red-legged frog and other
sensitive species prior to the restart of any project activities.

0. The wildlife corridor fencing shall be maintained as a boundary to allow for safe
wildlife movement between the impoundment and Pilarcitos Creek by funneling
any dispersing wildlife through tunnels beneath the access road and providing a
boundary along the riparian corridor of Pilarcitos Creek. The wildlife fencing,
tunnel, and corridor shall be maintained over the lifetime of its use, and any
portion that is observed to be broken or not functioning property shall be repaired
immediately by the City.

p. The wildlife corridor shall be maintained and repaired annually or more
frequently as needed. The tunnels beneath the access road shall be inspected to
ensure that it is not blocked by vegetation or sediment. Vegetation fuels
management within the wildlife corridor shall use low impact methods (such as
goat grazing or using hand tools) on an annual basis. Any mechanical
maintenance activities (including using hand tools for vegetation maintenance)
within the wildlife corridor shall be closely monitored by an approved biologist.

BIO-3 The following measures shall be implemented to minimize impacts to nesting birds, as
required by the MBTA and California Fish and Game Code:

a. If project activities, including, but not limited to, grubbing and grading, are
conducted during nesting bird season (generally February 15 to September 15),
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preconstruction nest surveys shall be conducted in and near the project (within
500 feet for large raptors and 300 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. Disturbing active nests
must be avoided until young birds have fledged.

If construction activities shall not be initiated until after the start of the nesting
season, all potential nesting substrates (e.g., bushes, trees, grasses, and other
vegetation) that are scheduled to be removed by the project shall be removed
prior to the start of the nesting season (e.g., prior to February 15), to the extent
feasible. This shall preclude the initiation of nests in this vegetation and prevent
the potential delay of the project due to the presence of active nests in these
substrates.

BI04 The following measures shall be implemented to minimize impacts to Pilarcitos Creek
and riparian habitat in the vicinity of the project:

a.

The project shall comply with the SMCWPPP, Municipal Regional Stormwater
National Pollution Discharge Elimination System (NPDES) Permit and General
Construction permit to prevent increases in peak flow, erosion, or reduction in
water quality for downslope waters, which shall prevent stream downcutting,
riparian bank erosion, or other downstream impacts.

All spoils, such as dirt, excavated material, debris, and construction-related
materials, generated during project activities shall be placed where they cannot
enter any drainage ditch, culvert inlet, or nearby vernal marshes. 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.

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.

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,
including Pilarcitos Creek. 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 City 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 of
the appropriate measures to take should a spill occur.

All exposed surfaces shall be wetted periodically to prevent significant dust.

All stockpiled soil shall be covered during periods of rain.
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g. The following BMPs shall be implemented to limit the spread of invasive species

into sensitive habitats:

i.  All ground-disturbing equipment used adjacent to the riparian habitat
shall be washed (including weeks, tracks, and undercarriages) at a legally
operating equipment yard both before and after being used at the site;

ii. All applicable construction materials used on-site, such as straw wattles,
mulch, and fill material, shall be certified weed free;

iii. The project shall follow the SMCWPPP and a SWPPP as per the NPDES
General Permit for Storm Water Discharges Associated with
Construction and Land Disturbance Activities (Construction General
Permit; Water Board Order No. 2009-0009-DWQ) if applicable;

iv. All disturbed soils shall be stabilized and planted with a native seed mix
from a local source following construction;

v. If excavating, soil and vegetation removed from densely weed-infested
areas (for example, dense poison hemlock infestations or cape ivy
infestations) shall not be used in general soil stockpiles and shall not be
redistributed as topsoil cover for the newly filled areas. All weed-
infested soil shall be disposed of off-site at a landfill.

BIO-5 The following measures shall be implemented to minimize potential impacts to individual
roosting bats:

a.

Pre-construction Bat Survey. Prior to tree removal, a qualified bat biologist shall
conduct a visual survey of the project area to identify if bats are roosting within
trees within the project area. Roost sites shall be avoided during tree removal.

If no roosting sites or bats are observed during the survey no further mitigation is
necessary.

If roosting bats or indications of bat roosts are observed within project trees to be
removed, tree removal shall be conducted under the supervision of a qualified bat
biologist. During tree removal and where potential bat roosts were identified, a
qualified bat biologist shall be present and tree removal shall begin with portions
of the tree that do not provide suitable roost habitat (e.g., low limbs lacking
forage). Trees shall be disassembled at a speed in coordination with the on-site
qualified bat biologist that allows any roosting bats to vacate the tree.

b. Would the project have a substantial adverse effect on any riparian habitat or
other sensitive natural community identified in the local or regional plans,
policies, regulations or by the California Department of Fish and Wildlife or
U.S. Fish and Wildlife Service?

The BRR completed for the project area identified the habitat within and immediately surrounding the
project area as consisting of a mix of ruderal grassland, developed or landscaped areas, and non-native
woodland. Riparian woodland, perennial freshwater marsh, and aquatic riverine habitats are adjacent to
but outside of the project area. A fenced wildlife corridor that included all perennial freshwater marsh,
aquatic riverine, and riparian woodland habitat was implemented as part of the Corporation Yard Upgrade

Project.
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The 2020 LCLUP has identified Environmentally Sensitive Habitat Areas (ESHA), which are defined as
“any area in which plant or animal life or their habitats are either rare or especially valuable because of
their special nature or role in an ecosystem and which could be easily disturbed or degraded by human
activities and developments.” The 2020 LCLUP mapping identified three ESHAs and one potential
ESHA within and adjacent to the project site:

o The Central Coast Riparian Scrub adjacent to the project area in the riparian corridor adjacent to
Pilarcitos Creek is identified as “California Red-legged Frog Upland, Foraging, and Dispersal
Habitat and San Francisco Garter Snake Habitat (ESHA);”

e The emergent freshwater marsh adjacent to the project area in the impoundment is identified as
“California Red-legged Frog Breeding Site (ESHA);”

e The aquatic habitat adjacent to the project area in Pilarcitos Creek is identified as “Final Critical
Habitat for Steelhead Designated by National Marine Fisheries Service under the Federal
Endangered Species Act (ESHA);” and

e The ruderal grassland within the project area is identified as “Potential San Francisco Garter
Snake Habitat and/or California Red-legged Frog Upland, Foraging, and Dispersal Habitat
(Potential ESHA).”

As discussed in the Corporation Yard Upgrade Project IS/MND, the former agricultural impoundment
still contains water, likely a combination of groundwater and surface runoff, and has perennial freshwater
marsh vegetation. The freshwater impoundment is surrounded by riparian vegetation. The freshwater
marsh habitat in the impoundment has been identified as a known breeding site for CRLF; therefore, it
has been identified as an ESHA under the 2020 LCLUP. As a result, the 2020 LCLUP requires that the
project maintain a 100-foot buffer from the freshwater marsh/impoundment. As part of the improvements
related to the Corporation Yard Upgrade Project, a chain-link fence delineating a wildlife corridor and the
100-foot buffer or to the property boundaries where the 100-foot buffer goes beyond the parcel limits was
installed. The wildlife fencing includes aluminum or vinyl slates to prevent the frogs and other wildlife
from leaving the protected area. Therefore, the proposed project would not disturb the freshwater marsh
or riparian habitat associated with the freshwater marsh, and no impact to freshwater marsh habitat would
occur.

Riparian woodland habitat is found adjacent to the south side of the project site along Pilarcitos Creek and
around the impoundment in the northwest corner. Trees observed in the riparian woodland habitat include
arroyo willow, red willow, red alder, and blue gum eucalyptus. The 2020 LCLUP has mapped this area as
Central Coast Riparian Scrub. Riparian scrub can support a wide diversity of wildlife due to the
availability of important features such as nesting sites, close proximity to water, escape and thermal
cover, food, and dispersal corridors. As required by the 2020 LCLUP, the project would establish a

50 -foot buffer zone from the edge of the riparian vegetation, and Mitigation Measure BIO-2 requires that
the buffer zone be clearly marked with signage and tape and that disturbance to vegetation be kept to a
minimum. Therefore, the project would not directly impact riparian vegetation. The project would also be
required to comply with the SMCWPPP and project SWPPP to prevent stormwater runoff from impacting
adjacent areas. In addition, Mitigation Measure BIO-4 contains measures to ensure that no spoils,
sedimentation, hazardous materials from fueling and maintenance of vehicles, or invasive plant materials
enter the riparian areas. As a result, all impacts to riparian habitat would be reduced to a less-than-
significant level.

The City has developed the City’s GIP, which requires that stormwater runoff designs implement “more
resilient, sustainable stormwater management which reduces runoff volumes, disperses runoff to
vegetated areas, harvests and uses runoff where feasible, promotes infiltration and evapotranspiration, and
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utilizes natural processes to detain and treat runoff.”*3 Green infrastructure limits the discharge of
pollutants to the storm drain system and promotes the infiltration of stormwater into the groundwater
basin. Runoff from the project site drains toward Pilarcitos Creek. Project operations would be required to
comply with the City’s GIP and would direct stormwater runoff from the housing development through
vegetated channels or swales prior to reaching the riparian habitat adjacent to Pilarcitos Creek. Therefore,
compliance with the City’s GIP, compliance with the SMCWPPP, and implementation of Mitigation
Measures BIO-2 and BIO-4 would reduce potential impacts related to operational runoff into riparian
habitat to a less-than-significant level.

Pilarcitos Creek is a perennial freshwater stream with a connection to groundwater that flows overland
adjacent to the southern portion of the project area. In the 2020 LCLUP, Pilarcitos Creek is identified as a
perennial stream with well-developed canopy and critical habitat for Central California Coast steelhead,
known occupied habitat for CRLF and SFGS, and past nesting habitat for San Francisco common
yellowthroat. As discussed above regarding the riparian habitat, the project would maintain a 50-foot
buffer zone from the edge of the riparian habitat surrounding Pilarcitos Creek and would not directly
impact the aquatic habitat. Potentially significant indirect impacts related to construction runoff would be
reduced to a less-than-significant level by compliance with the City’s GIP, compliance with the
SMCWPPP, and implementation of Mitigation Measures BIO-2 and BIO-4. Therefore, impacts to aquatic
habitat would be less than significant.

Non-native grassland may be considered a sensitive habitat if it is found to be especially valuable for its
role in an ecosystem pursuant to the 2020 LCLUP. The project site is mapped as ruderal land in the 2020
LCLUP and is considered to have limited habitat value. Species that may be associated with ruderal
habitat include foraging bats and migratory bird and raptors.** At the project site, the grassland may have
provided a wildlife corridor for CRLF and SFGS between the freshwater marsh and Pilarcitos Creek.
Therefore, the ruderal grassland is considered a potential ESHA. However, the Corporation Yard Upgrade
Project constructed a fenced wildlife corridor to direct any potentially dispersing CRLF and SFGS from
the freshwater marsh to Pilarcitos Creek. The wildlife corridor passes under the Corporation Yard access
road through four frog/snake tunnels. The corridor includes a wildlife barrier fence along the southern
boundary of Parcel 1 for the extent of the riparian buffer along Pilarcitos Creek (see Figure 2-3).
Therefore, the project would not cause potentially significant impacts to the potential wildlife corridor in
the upland grassland, and impacts to non-native grassland dispersal habitat would be less than significant.

Mitigation Measures

Implement Mitigation Measures BIO-2 and BIO-4.

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

The wetland delineation conducted on June 12, 2020, by H.T. Harvey identified a total of 0.91 acre of
potentially jurisdictional features as defined by the U.S. Army Corps of Engineers (USACE) and
Regional Water Quality Control Board (RWQCB) in the project area. These included approximately
0.29 acre of Section 404 and Section 401 waters situated below the ordinary high-water mark (OHWM)
line of Pilarcitos Creek, which forms the southeastern edge of the project property, but is outside the

33 City of Half Moon Bay. 2019. Green Infrastructure Plan, pg. 87. Available at: https://www.half-moon-
bay.ca.us/DocumentCenter/View/2305/HalfMoonBayGIPlan09-2019Finall. Accessed April 8, 2024.

4 City of Half Moon Bay. 2020. Local Coastal Land Use Plan 2020 Comprehensive Update. Available at: https://www.half-
moon-bay.ca.us/DocumentCenter/View/3784/Full-Combined-2020-HMB-LCLUP. Accessed April 8, 2024.
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project area. Section 401 Waters of the State extend farther up to the top of the bank from Pilarcitos
Creek, for an additional 0.24 acre. Sections 404 and 401 wetlands totaling approximately 0.38 acre are
also present within the impoundment, which is perennially inundated and presently occupied by emergent
freshwater marsh habitat. In addition, the wetland delineation identified a total of 3.52 acres of potentially
jurisdictional one-parameter wetlands (having either [1] the presence of hydric soils, or [2] the presence
of a predominance of wetland plants) potentially subject to jurisdiction of the CCC. This includes
approximately 0.38 acre of perennial freshwater marsh, 0.29 acre of aquatic riverine, and 2.85 acres of
riparian woodland. During the June 2020 wetland delineation, H.T. Harvey also determined that the
willow—alder stands identified within the ruderal grassland habitat on-site were located on upland terraces
and likely persisting due to a high groundwater table on-site and were therefore not determined to be
potential CCC jurisdictional wetlands. As discussed under Impact Discussion 2.4.b, the fenced wildlife
corridor includes a 50-foot buffer from riparian habitat and a 100-foot from perennial freshwater marsh
habitat and would prevent any work or staging from occurring within the freshwater marsh habitat in the
impoundment, riparian habitat, or aquatic riverine habitat. As required by the 2020 LCLUP, the wildlife
corridor fence would maintain a 50-foot buffer zone from all riparian habitat and a 100-foot buffer zone
from the impoundment. As a result, no direct impacts to these features would occur.

Stormwater runoff from excavation, grading, and construction activities could impact water quality in
Pilarcitos Creek. Stormwater from the construction area would be unlikely to enter the freshwater
marsh/impoundment, as the construction area drains away from this feature. Standard Conditions of
Approval for all CDPs in the city include all stormwater quality BMPs required by the SMCWPPP (see
Section 3.10, Hydrology and Water Quality). All construction activities would be required to implement
BMPs to comply with the SMCWPPP and project SWPPP, which would prevent sediment-laden runoff
and/or pollutants from entering the riparian area or Pilarcitos Creek. In addition, Mitigation Measure
BIO-4, which would require management of exposed soils and vehicle fueling and maintenance, would
further reduce these impacts to less than significant.

Mitigation Measures

Implement Mitigation Measure BIO-4.

d. Would the project interfere substantially with the movement of any native
resident or migratory fish or wildlife species or with established native
resident or migratory wildlife corridors, or impede the use of native wildlife
nursery sites?

The grassland area of the project site may have provided dispersal habitat for CRLF and SFGS to move
between Pilarcitos Creek and CRLF breeding habitat in the freshwater marsh. The Corporation Yard
Upgrade Project included construction of a protected, fenced, minimum 50-foot-wide wildlife corridor,
which included four frog/snake tunnels under the access road and ensured that dispersal habitat remains
available and that these species are able to move between Pilarcitos Creek and the freshwater marsh
safely. Therefore, construction of the proposed project would have a less-than-significant impact on
native species wildlife corridors.

The project site contains suitable nesting and foraging habitat for avian species protected under the
MBTA and California Fish and Game Code Sections 3511 and 3513. Although no nesting was observed
during the BRR field survey due to the timing of the survey, avian species protected by the MBTA and
California Fish and Game Code observed in the project area during the BRR field survey included
American crow (Corvus brachyrhynchos), house finch (Haemorhous mexicanus), song sparrow
(Melospiza melodia), Savannah sparrow (Passerculus sandwichensis), white-crowned sparrow
(Zonotrichia leucophrys), and red-winged blackbird (Agelaius phoeniceus). The project has the potential
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to impact potential eggs or young of avian species covered under the MBTA and California Fish and
Game Code. The developed portion of the project area could be used for nesting by native species such as
American crow, Anna’s hummingbird (Calypte anna), California towhee (Melozone crissalis), bushtit
(Psaltriparus minimus), and California scrub-jay (4dphelocoma californica). In addition, unused
dilapidated structures present within the grassland and adjacent to the riparian habitat, may be attractive to
other nesting and/or roosting bird species in the area, such as black phoebe (Sayornis nigricans). Further,
the several Monterey pine and Monterey cypress trees around the west, east, and north perimeters of the
project area may provide suitable nesting habitat for raptors, such as red-tailed hawks (Buteo
Jjamaicensis). The riparian woodland provides suitable nesting habitat for a variety of common, resident
bird species such as the California scrub-jay, American robin (Turdus migratorius), American crow,
lesser goldfinch (Spinus psaltria), and bushtit. This riparian woodland is also used by numerous species
of migratory birds, including black-headed grosbeak (Pheucticus melanocephalus), Wilson’s warbler
(Cardellina pusilla), and Swainson’s thrush (Catharus ustulatus), that breed in this habitat but migrate
south for winter. While potential nesting sites for migratory birds could be removed through removal of
trees and vegetative ground cover on the project site, hundreds of acres of suitable nesting and foraging
habitat are present near the project and would remain undisturbed by project activities. Furthermore, the
project would plant approximately 69 new 24-inch box trees throughout the development to satisfy the
removal of heritage trees. Therefore, suitable nesting habitat would remain within and in the vicinity of
the project. If work occurs during avian nesting season, implementation of Mitigation Measure BIO-3,
which requires nesting bird surveys and construction modifications if active nests are identified, would
ensure that impacts to nesting birds would be less than significant.

An examination of trees and structures in the project area and surrounding 200-foot-wide buffer did not
detect any large cavities that might provide suitable bat roosting habitat. Therefore, large roosting or
maternity colonies of bats are not expected to occur in the project area. Individual bats may be attracted to
riparian areas to roost in trees and forage over nearby water sources and grassland habitat within the
project site. Tree removal proposed may cause disturbance, injury, or harm to individual roosting bats.
Implementation of Mitigation Measure BIO-5, which requires pre-construction bat surveys, would ensure
that impacts to roosting bats would be less than significant.

Mitigation Measures

Implement Mitigation Measures BIO-3 and BIO-5.

e. Would the project conflict with any local policies or ordinances protecting
biological resources, such as tree preservation policy or ordinance?
The following analysis is based on the following documents (Appendix C):

e 880 Stone Pine Road HMB Lot Arborist Report, Leonardo Tuchman, Plant Health Care Arborist
(2023)

o Stone Pine Road (880 Stone Pine Cove) Heritage Tree Removals Letter Report, Kikuchi + Kankel
Design Group (2023)

The project would have a significant impact if it would conflict with the City’s Heritage Tree Ordinance
under Chapter 7.40 of the City’s Municipal Code?® or the City’s Coastal Resource Conservation

35 City of Half Moon Bay. 2019. Half Moon Bay Municipal Code, Chapter 7.40: Heritage Trees. Available at:
https://www.codepublishing.com/CA/HalfMoonBay/html/HalfMoonBay07/HalfMoonBay0740.html. Accessed April 9, 2024.
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Standards under Chapter 18.38 of the City’s Municipal Code.® Section 7.40.020 of the Heritage Tree
Ordinance defines heritage trees as:

A. A tree located on public or private property, exclusive of eucalyptus, with a trunk diameter of
12 inches or more, or a circumference of at least 38 inches measured at 48 inches above ground
level.

B. A tree or stand of trees so designated by resolution of the city council based on its finding of
special historical, environmental or aesthetic value, including a resolution adopted under former
Chapter 12.16.

To comply with Section 7.40.020 of the Heritage Tree Ordinance, the applicants conducted a tree survey
by a certified arborist (Appendix C1). The project site includes 152 existing trees. Forty trees located in
the existing hedgerow along the western boundary and six trees scattered along the south-facing slope on
the northern edge of the development would not be impacted. The remaining 106 trees are generally
located in dense clusters in the southwestern corner of the site and will be removed. Of these, only 12
specimens meet the definition of “heritage trees” per the Section 7.40.020 of the City’s Municipal Code.

Eight of the heritage trees are Monterey pine, ranging in size from 12 to 15 inches dbh, with an average
size of 13.4 inches; three of the heritage trees are Monterey cypress, ranging in size from 12 to 15 inches
dbh with an average size of 13.3 inches; and the remaining heritage tree is a shining willow. This tree has
numerous leaders emerging from its base with a range of 2 to 7 inches dbh and has the appearance of a
large shrub. Due to the numerous basal leaders, this was considered a heritage tree per typical
arboriculture conventions.

All of the trees within the disturbance envelope would be removed. No riparian trees would be impacted.
Per the City’s Municipal Code, heritage trees shall be replaced “on a one-for-one basis with a minimum
size twenty-four-inch box specimen tree” (Section 7.40.060). The current Landscape Site Plan and
Schematic Planting Plan (see Appendix A) proposes approximately 69 new 24-inch box trees to be
installed throughout the new development, a ratio of nearly 6:1. Proposed replacement species may
include Monterey cypress (as infill for portions of the existing hedge row), Catalina ironwood
(Lyonothamnus floribundus), New Zealand Christmas tree (Metrosideros excelsus), and Chinese elm
(Ulmus parvifolia “True Green”), though final species and locations are still to be determined.

Mitigation Measure BIO-6 includes the recommendations from the arborist report and requires that
removal of trees be avoided or replaced where feasible. With implementation of Mitigation Measure
BIO-6, impacts to heritage trees would be less than significant.

The Coastal Resource Conservation Standards in the 2020 LCLUP require any proposed project within
100 feet of a “sensitive habitat area” to prepare a biological report. Sensitive habitat is defined as sand
dunes, marine habitats, sea cliffs, riparian areas, wetlands, rocky intertidal zones, coastal scrub, and
habitats supporting rare and endangered species defined by the California Fish and Game Commission.
The project site is mapped as having three ESHAs and one potential ESHA on the City’s ESHA maps in
the 2020 LCLUP (see Impact Discussion 3.4.b).-*” The BRR prepared for the Corporation Yard Upgrade
Project, which covered the proposed project site, specified mitigation measures to protect potential
sensitive species and habitats. The BRR mitigation measures have been incorporated into the mitigation

36 City of Half Moon Bay. 2019. Half Moon Bay Municipal Code, Chapter 18.38: Coastal Resource Conservation Standards.
Auvailable at: https://www.codepublishing.com/CA/HalfMoonBay/html/HalfMoonBay18/HalfMoonBay1838.html#18.38.
Accessed April 9, 2024.

37 City of Half Moon Bay. 2020. Local Coastal Land Use Plan 2020 Comprehensive Update, Chapter 6: Natural Resources,
Figure 6-2. Environmentally Sensitive Habitat Areas. Available at: https://www.half-moon-bay.ca.us/DocumentCenter/
View/3784/Full-Combined-2020-HMB-LCLUP. Accessed April 9, 2024.
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measures listed below. The project would include the construction of 46 manufactured homes, one
manager’s unit, and one management office while maintaining the fenced 100-foot buffer around the
impoundment, a 50-foot buffer area from the riparian vegetation, and the protected wildlife corridor.
Therefore, any impacts to ESHA would be less than significant with implementation of mitigation
measures. As a result, the project complies with the 2020 LCLUP and Chapter 18.38 of the City’s
Municipal Code.

Mitigation Measures

BIO-6 The following measures shall be implemented to minimize impacts to heritage trees:

Pre-construction

a. A pre-construction meeting should be held to discuss tree protection measures
and ensure all tree protection measures have been properly installed.

b. Any clearance pruning that is deemed necessary for construction shall be
completed using the minimum dose necessary and shall be approved by the
project arborist prior to pruning.

c. Tree protection zones (TPZ) shall be established and enforced to prevent soil
compaction, grade change, and root damage. Three protection areas shall be
established with five-foot-high chain link fencing mounted on 2-inch diameter
galvanized iron posts, driven into the ground to a depth of at least 2 feet, at no
more than a 10-foot spacing.

i.  The diameter of the TPZ shall be determined by the trunk diameter of the
trees to be protected. For every 1 inch of trunk, the TPZ shall extend 1
foot. For example, a 10-inch diameter tree shall have a TPZ with a radius
of 10 feet around the tree. In areas where this TPZ is greater than what
construction can allow, the canopy dripline shall be the minimum radius
for the TPZ.

ii. For trees growing along the west perimeter of the property, TPZs can be
combined to form one large TPZ for trees in this area. Additionally,
fencing is not required on the west side of the trees as the property line
fencing is already in place.

d. A “Warning: Do Not Enter” sign shall be prominently displayed on each tree
protective fence.

e. A 4-inch layer of chip bark mulch shall be placed on top of the TPZ and enclosed
within the tree protective fencing. This mulch shall only be moved for landscape
plants to be installed after all excavation and soil compaction is completed.

f. Establish an area outside of the TPZs or on preexisting hardscape to store
sediment and backfill. Ensure no flow paths lead to TPZs from sediment or
backfill piles if present.

g. No material or equipment shall be stored or placed within the TPZ of preserved
trees.

Construction

h. In areas where construction activity is to take place beneath the canopy of
existing trees, such as a walking path, the TPZ shall be moved to the greatest
distance possible from the subject tree while also allowing for construction to
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proceed. Once construction in the subject area has occurred, the TPZ shall be
moved back to its pre-established boundary.

i.  The project arborist shall conduct site observations during any
construction activity that is to take place beneath the canopy dripline of
trees.

ii. Any excavation activity that is to take place in these areas is prohibited
from using backhoes, tread tractors, or any other heavy vehicles.
Methods permitted include hand digging, hydraulic or pneumatic air
excavation.

i.  No pruning should be performed on trees that have roots impacted by
construction activity for at least one year following completion of this project
other than necessary maintenance such as building clearance.

Post-construction

j.  Project arborist should conduct monitoring twice a year from the date of project
completion for no less than 2 years to ensure trees are in good condition.

f. 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?

There are no Habitat Conservation Plans or Natural Community Conservation Plans that apply to the
project; therefore, no impact would occur.

3.5 Cultural Resources

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Environmental Issues Impact Incorporated Impact No Impact
Would the project:
(a) Cause a substantial adverse change in the ] O O
significance of a historical resource pursuant to
§15064.5?
(b) Cause a substantial adverse change in the O O O
significance of an archaeological resource pursuant to
§15064.5?
(c) Disturb any human remains, including those interred O O O

outside of dedicated cemeteries?

Environmental Evaluation

SWCA conducted a cultural resources investigation in 2021 as part of the Corporation Yard Upgrade

Project, which included the parcel for the proposed project, that included background research, a Native
American Heritage Commission (NAHC) Sacred Lands File (SLF) search, and a field survey in support
of the project; SWCA presented the findings of this investigation in a cultural resources memorandum.

38 14 CCR Section 15064.5. September 17, 2021. Available at: https://casetext.com/regulation/california-code-of-
regulations/title-14-natural-resources/division-6-resources-agency/chapter-3-guidelines-for-implementation-of-the-california-
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In March 2024, SWCA also conducted an Extended Phase I archaeological field study for the proposed
project to determine presence or absence of archaeological resources. This study included 15 exploratory
trenches across the project parcel that were, on average, 2 feet wide, 10 feet long, and 7.5 feet deep. The
back dirt from each trench was consistently hand-raked and examined for archaeological materials during
excavation, and the base and trench side walls were also closely examined when possible. The
information below is based on these memorandums. The conditions represented in the 2021 study have
remained essentially the same; therefore, the conclusions from these memorandums are still valid.

a. Would the project cause a substantial adverse change in significance of a
historical resource as defined in State CEQA Guidelines §15064.5?

A significant impact would occur if the project were to impact a historical resource defined as (1) a
resource listed in, or determined to be eligible by the State Historical Resources Commission, for listing
in the California Register of Historical Resources (CRHR); (2) a resource included in a local register of
historical resources, as defined in Section 5020.1(k) of the California Public Resources Code (PRC); or
(3) any object, building, structure, site, area, place, record, or manuscript a lead agency determines to be
historically significant.*

A review of the records received from the Northwest Information Center (NWIC) and historical maps
suggest that there is one built environment resource within the project area. These resources were
previously determined to be ineligible for inclusion in the National Register of Historic Places (NRHP) or
CRHR, and survey confirmed that all three of these resources are located outside of the project area.
Therefore, there are no resources that qualify as a historical resource pursuant to CEQA, the proposed
project would not result in significant adverse impacts to historical resources, and no impact would occur.

b. Would the project cause a substantial adverse change in significance of an
archaeological resource pursuant to State CEQA Guidelines §15064.5?

A significant adverse effect would occur if grading or excavation activities associated with a project were
to disturb previously unknown archaeological resources. The project site is mapped as archaeologically
sensitive on the 2020 LCLUP Archaeological Sensitivity Areas Map.*’ The NWIC-conducted records
search indicated that there is one previously recorded archacological resource within the project area, and
several artifacts were found during the construction of the adjacent Corporation Yard Upgrade Project.

SWCA staff conducted an archaeological field study for the proposed project that consisted of a series of
exploratory trenches between 1.6 and 2.9 meters (5.2-9.5 feet) in depth with an average of 7.5 feet deep.
The back dirt from each trench was raked and examined for archaeological materials and none were
discovered. Based on the results of the archaeological testing, the proposed project parcel does not appear
to contain any large or substantial archaeological deposits or intact archaeological materials. Excavation
for the project would have a maximum depth of 3 feet. As such, the project undertaking will not have an
adverse effect on any known cultural resources, and no further archaeological study or identification
efforts appear warranted at this time.

environmental-quality-act/article-5-preliminary-review-of-projects-and-conduct-of-initial-study/section-150645-determining-

the-significance-of-impacts-to-archaeological-and-historical-resources. Accessed March 27, 2024.
3914 CCR Section 15064.5. September 17, 2021. Available at: https://casetext.com/regulation/california-code-of-

regulations/title-14-natural-resources/division-6-resources-agency/chapter-3-guidelines-for-implementation-of-the-california-
environmental-quality-act/article-5-preliminary-review-of-projects-and-conduct-of-initial-study/section-150645-determining-

the-significance-of-impacts-to-archaeological-and-historical-resources. Accessed March 27, 2024.
40 City of Half Moon Bay. 2020. Local Coastal Land Use Plan 2020 Comprehensive Update, Chapter 8: Cultural Resources;

Figure 8-1. Archaeological Sensitivity Areas. Available at: https://www.half-moon-bay.ca.us/DocumentCenter/View/3784/Full-
Combined-2020-HMB-LCLUP. Accessed March 27, 2024.
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Prior to the initiation of project activities, as required by the Emergency CDP conditions, an
environmental awareness training will be presented by a qualified archaeologist (Mitigation Measure
CUL-1). The training will detail the types of cultural resources that may be encountered, as well as
procedures to occur in the event of accidental discovery. In addition, the Emergency CDP includes the
following standard condition for accidental discoveries:

Standard Condition: If subsurface historic or archacological resources are uncovered
during construction, all work shall stop, the applicant shall notify the Community
Development Director and retain a qualified archaeologist to perform an archaeological
reconnaissance and identify any mitigation measures required to protect archaeological
resources. Subsurface investigation shall not resume until expressly authorized by the
Director.

Potential impacts to archaeological resources would be considered less than significant with the
implementation of the standard condition. Implementation of mitigation measure CUL-1 would further
reduce this less-than-significant impact.

c. Would the project disturb any human remains, including those interred
outside of formal cemeteries?

A significant adverse effect would occur if grading or excavation activities associated with a project were
to disturb previously interred human remains.

The disposition of burials falls first under the general prohibition on disturbing or removing human
remains under California Health and Safety Code Section 7050.5. More specifically, remains suspected to
be Native American are treated under State CEQA Guidelines Section 15064.5, and PRC Section 5097.98
illustrates the process to be followed in the event that remains are discovered. If human remains are
discovered during construction, no further disturbance to the site shall occur, and the County Coroner
must be notified (CCR 15064.5 and PRC 5097.98).

The records search conducted for the project did not reveal any known Native American burial sites.
The absence of Native American sacred places does not preclude their existence at the subsurface level.
Project activities include grading and limited excavation to install the new utilities and road and slab
foundations for new structures. Therefore, subsurface deposits related to this resource may be
encountered during ground-disturbing activities. Environmental impacts may result from project
discovery of unrecorded human remains during grading and excavation. Although not anticipated, it is
possible that discoveries of human remains may occur during ground-disturbing activities associated with
project construction. Disturbance of unanticipated human remains would be a potentially significant
impact. In the event that previously undiscovered human remains are encountered during the project,
the project would be required to implement the following standard City Condition of Approval that is
applicable to all CDPs:

Standard Condition: Pursuant to Section 7050.5 of the Health and Safety Code and
Section 5097.94 of the Public Resources Code, in the event of the discovery of human
remains during construction, there shall be no further excavation or disturbance of the site
or any nearby area reasonably suspected to overlie adjacent remains. The County Coroner
shall be notified and shall make a determination as to whether the remains are Native
American. If the Coroner determines that the remains are not subject to his authority, he
shall notify the California Native American Heritage Commission who shall attempt to
identify descendants of the deceased Native American(s). If no satisfactory agreement
can be reached as to the disposition of the remains pursuant to this State law, then the
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permittee shall reinter the human remains, and items associated with Native American
burials on the property in a location not subject to further subsurface disturbance.

Potential impacts to human remains would be considered less than significant with the implementation of
the standard condition. Implementation of Mitigation Measure CUL-1 would further reduce this less-than-
significant impact.

Mitigation Measures

There is one recorded archaeological resource in the project area. However, the Phase I archacological
investigation found no evidence of archaeological materials in the area. The following measure is
provided to avoid and/or reduce impacts to a less-than-significant level in the event previously
undiscovered or subsurface resources are encountered during project implementation.

CUL-1 Prior to the start of the project, all construction crew members will attend an
environmental awareness training. This environmental awareness training will be
conducted by a qualified archaeologist and will address cultural situations that may be
encountered. An archaeologist will prepare an archaeological brochure to be distributed
to the construction crew at the on-site environmental awareness training. The brochure
will identify the types of cultural resources that may be encountered and the procedures
to be followed in the event of accidental discovery.

3.6 Energy

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Environmental Issues Impact Incorporated Impact No Impact
Would the project:
(a) Resultin a potentially significant environmental ] O O

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

(b) Conflict with or obstruct a state or local plan for ] ] ]
renewable energy or energy efficiency?

Environmental Evaluation

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?

Energy use during project construction would be short term and temporary. Construction of the project
would require the use of construction equipment and worker vehicles that would use energy. There are no
established thresholds of significance for construction-related energy use; therefore, energy use during
construction activities was not estimated. As discussed in Section 3.8, Greenhouse Gas Emissions, the
project includes BMPs, as required by the Emergency CDP and the BAAQMD, to reduce construction-
related GHG emissions, which would also improve energy efficiency. In addition, as identified under
Section 3.19, Utilities and Service Systems, the project will include a Waste Management Plan to recycle
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at least 65% of all construction waste or demolition material.*!*? Recycling construction waste would
reduce the amount of energy used in the production of new materials.

Due to the relatively small scale and short duration of construction activities and the implementation of
measures to reduce GHG emissions and recycle construction debris, construction of the project would not
result in the wasteful, inefficient, or unnecessary consumption of energy resources, and construction
impacts would be less than significant.

The project is located in the City’s town center and intended to allow agricultural workers of modest
income to live relatively near to their workplaces rather than potentially commuting into Half Moon Bay
from greater distances. The project is located within walking distance of schools, retail, and service
opportunities, which would likely reduce VMT and vehicle emissions. The manufactured homes would
meet all requirements of the California Energy Code (Title 24) and the Green Building Standards Code
(CALGreen—Title 24, Part 6. Therefore, project operations would not be likely to use energy wastefully
or inefficiently and this impact would be less than significant.

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

The project is located in the Town Center and includes sidewalks and connections to schools, jobs, and
retail areas, which would reduce VMT over existing conditions. The development would meet all
requirements of Title 24 including CALGreen. Energy use during project construction would be short
term and temporary. Therefore, the project would not conflict with or obstruct a State or local plan for
renewable energy or energy efficiency, and no impact would occur.

3.7 Geology and Soils

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Environmental Issues Impact Incorporated Impact No Impact

Would the project:

(a) Directly or indirectly cause potential substantial
adverse effects, including the risk of loss, injury, or
death involving:

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

(i) Strong seismic ground shaking? ] ]

X X
U

(iii) Seismic-related ground failure, including O] O]
liquefaction?

4 County of San Mateo. 2024. Construction and Demolition. County of San Mateo Office of Sustainability. Available at:
https://www.smcsustainability.org/waste-reduction/construction-demolition/. Accessed February 6, 2024.

42 California Department of Resources Recycling and Recovery (CalRecycle). 2024. Construction and Demolition (C&D)
Diversion Informational Guide. Available at: https://calrecycle.ca.gov/LGCentral/Library/CandDModel/. Accessed February 6,
2024.
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Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Environmental Issues Impact Incorporated Impact No Impact
(iv) Landslides? ] ] ]
(b) Result in substantial soil erosion or the loss of ] ] ]
topsoil?
(c) Belocated on a geologic unit or soil that is unstable, O O ]
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?
(d) Be located on expansive soil, as defined in Table 18- O O ]
1-B of the Uniform Building Code (1994), creating
substantial direct or indirect risks to life or property?
(e) Have soils incapable of adequately supporting the use O O O
of septic tanks or alternative waste water disposal
systems where sewers are not available for the
disposal of waste water?
(f) Directly or indirectly destroy a unique paleontological O ] O

resource or site or unique geologic feature?

Environmental Evaluation

This section describes the potential impacts to the geology and soils of the project site with development
of the proposed project. Potential effects are evaluated relative to important geologic features (Pilarcitos
Creek) and the existing geology of the landscape. Impacts on the geology and soils of a site are usually
addressed through an evaluation of the project-related subsurface changes to the existing environment,
and the modifications that would alter the stability of the geologic or soil conditions. This section includes
information from the following sources:

e Geotechnical Engineering Investigation, SMC-HMB Farmworker Housing Project, 880 Stone
Pine Road. Half Moon Bay. San Mateo County. California, BAGG Engineers (August 23,
2023)* (Appendix E1)

o  Geotechnical Review of Civil Drawings, SMC-HMB Farmworker Housing Project, 880 Stone
Pine Road, Half Moon Bay, California, BAGG Engineers (October 25, 2023) (Appendix E2)

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

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

The project site is located in a seismically active region, and moderate to strong earthquakes can occur on
numerous local faults. Surface rupture is defined as surface displacement that occurs along the surface

3 BAGG Engineers. 2023. Geotechnical Engineering Investigation, SMC-HMB Farmworker Housing Project, 880 Stone Pine
Road, Half Moon Bay, San Mateo County. California.
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trace of the causative fault during an earthquake. The project site is approximately 2.5 miles east the

San Gregorio-Seal Cove Fault Zone and 4.5 miles west the San Andreas Fault Zone.* No known active
faults cross the project site, and the project site is not located within a currently designated Alquist-Priolo
Earthquake Fault Zone.* Based on these considerations, the potential for surface rupture at the project
site is considered low. The project would construct 47 manufactured homes, including 46 affordable
homes for farmworkers and one manager’s unit, for human habitation. Since the project is over 2 miles
from the nearest known earthquake fault, the project would have no impacts related to rupture of a known
earthquake fault.

ii. Strong seismic ground shaking?

The project site has experienced generally moderate-to-high levels of shaking during past earthquakes.
The site’s relatively close proximity to two active faults (2.5 miles from the San Gregorio-Seal Cove
Fault and 4.5 miles from the San Andreas Fault Zone) means it would likely experience moderate to
occasionally high ground shaking from future earthquakes. There is a 33% probability that the San
Andreas Fault could generate a magnitude 6.7 earthquake in the next 30 years. The geotechnical analysis
used an earthquake magnitude of 7.7 as obtained from the USGS Unified Hazard Tool, and a Peak
Ground Acceleration of 0.89g obtained from the U.S. Seismic Design Maps by California’s Office of
Statewide Health Planning and Development (see Appendix E1).4%47

The proposed project will be designed and constructed in accordance with the 2022 California Building
Code (CBC), as adopted in Section 14.04.020 (Building Code) of the City’s Municipal Code. Among
many seismic requirements, the California Building Code requires foundations and structures to be
designed and constructed to withstand the ground motions (i.e., peak ground accelerations) that have a
10% chance of being exceeded in 50 years (equivalent to a 1/475 annual chance of being exceeded). The
2022 California Building Code and standard geotechnical engineering practice require identifying seismic
design parameters to inform all earthwork requirements, foundation designs, retaining walls, and
concrete/building material specifications. Seismic design parameters and recommendations for the project
are described in the project-specific geotechnical site investigation and identified in Mitigation Measure
GEO-1 (Appendices E1 and E2).*8

While it is not possible to totally preclude damage to structures during major earthquakes, strict adherence
to good engineering design and construction practices will help reduce the risk of damage. The 2022
California Building Code defines the minimum standards of good engineering practice.

The project would not create the potential for or exacerbate existing conditions related to seismic ground
shaking over existing conditions. Compliance with the California Building Code and recommendations
contained in the geotechnical investigation would ensure the project does not directly or indirectly cause
substantial adverse effects, including the risk of loss, injury, or death involving strong seismic ground
shaking, and impacts would be less than significant.

4 California Department of Conservation (CDOC). 2021. California Earthquake Zones Application. Available at:
https://www.conservation.ca.gov/cgs/geohazards/eq-zapp. Accessed March 27, 2024.

4 California Department of Conservation (CDOC). 2021. California Earthquake Zones Application. Available at:
https://www.conservation.ca.gov/cgs/geohazards/eq-zapp. Accessed March 27, 2024.

6yUs. Geological Survey (USGS). 2023. USGS Unified Hazard Tool. Available at:
https://earthquake.usgs.gov/hazards/interactive/index.php. Accessed April 22, 2024.

47 California Office of Statewide Health Planning and Development. 2023. U.S. Seismic Design Maps. Available at:
https://seismicmaps.org/. Accessed April 22, 2024.

8 BAGG Engineers. 2023. Geotechnical Engineering Investigation, SMC-HMB Farmworker Housing Project, 880 Stone Pine
Road, Half Moon Bay, San Mateo County, California. Accessed April 22, 2024.
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iii. Seismic-related ground failure, including liquefaction?

The project site is located in a Liquefaction Zone.* The geotechnical investigation for the project site (see
Appendix E1) determined the site is generally underlain by non-uniform, interlayered clayey and sandy
deposits with a groundwater depth of less than 20 feet below ground surface, which would be potentially
liquefiable in the event of an earthquake. The geotechnical analysis estimated settlement from
liquefaction of between 0.25 and 3 inches from a Magnitude 7.7 earthquake with groundwater at 9 feet
below ground surface.

Lateral spreading is a potential hazard commonly associated with liquefaction. Lateral movement can
range from a few inches to several feet and can cause significant structural damage. Lateral spreading
generally arises where sloping terrain occurs with the presence of loose, saturated soils at shallow depths,
particularly along riverbanks and shorelines. The geotechnical evaluation estimated the potential for
lateral spreading toward Pilarcitos Creek at between 6 inches and 18 inches, increasing closer to Pilarcitos
Creek.

As discussed above, the City/County would be required to comply with the 2022 CBC and the findings
and recommendations of the geotechnical engineering investigation for the proposed project (see
Appendix E1). Design and construction of the project in accordance with the 2022 CBC would be
sufficient to ensure public exposure to risks related to seismic-related ground failure and liquefaction,
would remain minimal. Therefore, this impact would be less than significant.

iv. Landslides?

The project site is essentially flat and has no landslide potential. No impact would occur.

b. Would the project result in substantial soil erosion or the loss of topsoil?

A significant impact would occur if a project would expose large areas to the erosional effects of wind or
water. The project site slopes gently to the southeast toward Pilarcitos Creek and has a low-to-moderate
erosion risk.>® The area north of the existing Stone Pine Road extension slopes south at approximately
20%. The area south of the Stone Pine Road extension is essentially flat with slopes between 0% and 5%.
Nine of the 47 units would be constructed north of the existing road.

Since the majority of the project work area is essentially flat, clearing, excavation, and grading activities
at the project site are unlikely to result in significant short-term erosion impacts. Project grading, utility
trenching, and construction would disturb approximately 5.62 acres of land. Construction would excavate
approximately 3,550 CY of soil and require approximately 3,930 CY of fill. Approximately 380 CY of
fill would need to be imported to meet the total fill requirement.

The project would be required to implement a County-approved Erosion and Sediment Control Plan
(ESCP) and SWPPP, per the requirements of the San Francisco Bay RWQCB Municipal Regional
Stormwater National Pollution Discharge Elimination System (NPDES) Permit and the SMCWPPP.>!
These plans would include construction-related pollution prevention measures and BMPs to control

49 California Department of Conservation (CDOC). 2021. California Earthquake Zones Application. Available at:
https://www.conservation.ca.gov/cgs/geohazards/eq-zapp. Accessed March 27, 2024.

0 City of Half Moon Bay. 2014. Plan Half Moon Bay. Existing Conditions, Trends and Opportunities Assessment Report.
Figure 5-10, Erosion Risk. Available at: https://www.half-moon-bay.ca.us/155/General-Plan. Accessed April 4, 2024.

31 County of San Mateo. 2023c. Erosion and Sediment Control Plan Requirements. Available at:
https://www.smcgov.org/planning/erosion-and-sediment-control-plan-requirements. Accessed April 4, 2024.
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erosion and sedimentation impacts and stabilize disturbed bare-earth areas. Project construction would
comply with the SMCWPPP, which would include BMPs to prevent stormwater erosion from leaving the
site. BMPs would include, but not be limited to, fiber rolls, silt fences, and sedimentation basins designed
to capture stormwater runoff (see Appendix A). Section 3.7, Hydrology and Water Quality, provides
additional information about ESCP, SWPPP, and Municipal Regional Stormwater NPDES requirements
and related permits.

Areas of the project site disturbed by grading during construction would be protected against erosion
during rainfall events. The bare portions of cut and fill slopes would be planted with deep-rooted, fast-
growing vegetation before winter and the rainy season. As described in the geotechnical investigation and
the ESCP, the finished surface would be covered with appropriate erosion matting, hydro-seeded, or
another BMP to prevent silt from entering storm drains during and after construction.

As required by the San Francisco RWQCB and the SMCWPPP, the project would implement BMPs to
reduce erosion during construction. Since the total area of disturbance is more than 1 acre (approximately
5.62 acres), the City would be required to implement a SWPPP, according to the requirements of the San
Francisco Bay RWQCB Municipal Regional Stormwater NPDES Permit and the SMCWPPP. The
SWPPP would include BMPs to control erosion and sedimentation impacts and stabilize disturbed bare
carth areas. Any bare earth areas would be reseeded prior to the end of construction. Section 3.10,
Hydrology and Water Quality, provides additional information about the SWPPP and Municipal Regional
Stormwater NPDES Permit requirements and related permits. A permit was received and the SWPP
implemented in conjunction with the construction authorized under the ECDP.

The addition of approximately 139,260 square feet (3.2 acres) of new impervious surface area for Stone
Pine Cove housing development could increase the stormwater runoff volume and rate compared with
existing conditions, which could in turn accelerate soil erosion and loss of topsoil if stormwater were
conveyed into Pilarcitos Creek. The City has developed the GIP, which requires construction projects to
prioritize green infrastructure to capture stormwater. Stormwater from the project site flows overland to
Pilarcitos Creek. Permanent green infrastructure is anticipated to implement flow-through, planter-style
stormwater channels that would filter contaminants from stormwater runoff before entering the Pilarcitos
Creek and meet the requirements of the GIP.** All disturbed areas would be reseeded and/or planted prior
to the end of construction. The new drainages would be adequate to handle the additional volume of
stormwater from the estimated 3.2 acres of new impervious surface area. Therefore, impacts resulting
from water-related erosion would be less than significant.

c. 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?

The work area of the project site is essentially flat, with slopes between 0% and 20%, and has no potential
for landslide. The geotechnical study determined the site has the potential for lateral spreading during a
major earthquake of 6 inches in the center of the site to 18 inches adjacent to Pilarcitos Creek. The site
could endure seismic settlement of between 0.25 and 1.5 inches with some localized areas having up to 3
inches of settlement. The geotechnical investigation determined that, despite the liquefaction and lateral
spreading potential, the underlying soils are generally capable of supporting the proposed project.>* All
new roads and structures would meet the requirements of the CBC and be engineered to meet

52 City of Half Moon Bay. 2019. City of Half Moon Bay Green Infrastructure Plan. Available at: https://www.half-moon-
bay.ca.us/DocumentCenter/View/2305/HalfMoonBayGIPlan09-2019Finall. Accessed April 16, 2024.

3 BAGG Engineers. 2023. Geotechnical Engineering Investigation. SMC-HMB Farmworker Housing Project. 880 Stone Pine
Road. Half Moon Bay. California.
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requirements for seismic and geotechnical stability and would follow the directives in the geotechnical
investigation. Therefore, this impact would be less than significant.

d. 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?

According to the geotechnical investigation conducted for the project, the near-surface (upper 5 feet) of
existing fill materials are moderately to highly expansive in nature. The project site is generally underlain
by interlayered clayey and sandy soils; however, the depths of the sand layers, the thickness and
consistency of each sandy layer, and the total amount of the sandy deposits with the explored depths are
non-uniform and vary from one location to another. The geotechnical investigation determined that the
sandy fill soil and upper native clay are generally suitable for use as structural fill, provided they are free
of organic matter and are approved by a geotechnical engineer.*

The project would comply with the Uniform Building Code, have a geotechnical engineer on-site during
foundation work, and include the recommendations from the geotechnical evaluation for the project and
included in Mitigation Measure GEO-1 to avoid damage related to expansive soils. Therefore, this impact
would be less than significant.

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?

The project would be served by the City of Half Moon Bay sewer system and effluent would be treated at
the Sewer Authority Mid-Coastside (SAM) Treatment Plant operated as a Joint Powers Authority. No
septic tanks or alternative wastewater disposal systems are permitted or planned; therefore, no impact
would occur.

f. Would the project directly or indirectly destroy a unique paleontological
resource or site or unique geologic feature?

Geologic units from a geological map of the county were analyzed for their potential paleontological
sensitivity. Paleontological sensitivity is defined as the potential for a geological unit to produce
scientifically significant fossils. In Standard Procedures for the Assessment and Mitigation of Adverse
Impacts to Paleontological Resources,> the Society of Vertebrate Paleontology (SVP) defines four
categories of paleontological sensitivity (potential) for rock units: high, low, undetermined, and no
potential. No records searches or field surveys were conducted as part of the paleontological review.

The project is located in the geologic units Qyf and Qmt, which are Pleistocene era and described as
younger alluvial fan deposits and marine terrace deposits.*® There have been no paleontological resources
discovered in the project area, and the project would include only minor grading for roads, parking areas,
and foundations; therefore, the project is unlikely to disturb a paleontological resource.

4 BAGG Engineers. 2023. Geotechnical Engineering Investigation, SMC-HMB Farmworker Housing Project, 880 Stone Pine
Road. Half Moon Bay. California.

55 Society of Vertebrate Paleontology (SVP). 2010. Standard Procedures for the Assessment and Mitigation of Adverse Impacts
to Paleontological Resources. SVP Impact Mitigation Guidelines Revision Committee. Available at: https://vertpaleo.org/wp-
content/uploads/2021/01/SVP_Impact Mitigation_Guidelines.pdf. Accessed April 16, 2024.

% yUs. Geological Survey (USGS). 1983. Geologic Map of San Mateo County, California. Available at: https://ngmdb.usgs.gov/
Prodesc/proddesc_49.htm. Accessed April 1, 2024.
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The 2020 LCLUP indicates that no paleontological resources of known significance have been identified
in the City, and they are extremely limited in the entire county coastal zone.’” The project has the
potential to impact paleontological resources if the work affects sensitive, previously undisturbed surficial
sediment or sedimentary rock. The potential for significant paleontological discovery and impact are
anticipated to be low within the proposed work area because the project is on flat land and includes minor
grading. In the unlikely event that a paleontological resource is discovered, the City would implement
Mitigation Measure GEO-2. As a result, project activities would not directly or indirectly destroy a
unique paleontological resource or site or unique geologic feature, and impacts would be less than
significant with mitigation.

Mitigation Measures
GEO-1 The following procedures shall be implemented during construction of the project:

In building pad, pavement, and flatwork areas:

a. Remove existing bushes, vegetation roots, and other debris from the proposed
construction areas. Remove all organically-contaminated soils from the site and
do not re-use as site fill except for use in landscaping areas only. Where trees are
removed, the removal should include all major root systems down to 1 inch in
size or less.

b. Excavate to the proposed subgrade elevations. Scarify the exposed surfaces to a
depth of 6 to 8 inches. Thoroughly moisture condition the scarified surfaces to a
moisture content that is at least 2% over optimum and re-compact as specified
above. Further, over-excavate as necessary in any areas still containing weak,
yielding, or pumping soils, as determined in the field by this office.

c. Place fill on the over-excavated surfaces and in the holes/depressions created by
the above actions in uniformly moisture conditioned and compacted lifts not
exceeding 8 inches in loose thickness. Rocks or cobbles larger than 4 inches in
maximum dimensions should not be allowed to remain within the basement area,
unless they can be crushed in-place by the construction equipment.

d. Existing sandy fill soil and upper native clay must be approved by BAGG
Engineer’s field representative before being used as fill.

e. Imported fill should be predominantly granular in nature and should be free of
organics, debris, or rocks over 4 inches in size, and should be approved by the
Geotechnical Engineer before importing to the site.

f. The Contractor must organize his work in such a manner that BAGG Engineers
can observe and test the grading operations, including excavation, placement of
fill and backfill, and compaction of subgrades.

Foundations:

g. Foundations and tie-downs for modular houses must follow the recommendations
of the Geotechnical Engineering Investigation and approved by the Geotechnical
Engineer prior to installation (Appendix E1).

57 City of Half Moon Bay. 2020. Local Coastal Land Use Plan 2020 Comprehensive Update, Chapter 8: Cultural Resources.
Available at https://www.half-moon-bay.ca.us/DocumentCenter/View/3784/Full-Combined-2020-HMB-LCLUP. Accessed
April 1,2024.
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GEO-2

Retaining walls:

h. Retaining walls, if any, should be designed to resist lateral earth pressures from
the adjoining soil and surcharge loads from adjacent structures as recommended
in the Geotechnical Engineering Investigation and approved by the Geotechnical
Engineer prior to construction.

i.  All walls over 2 feet in height should be provided with a drainage blanket,
impervious cap and drainage pipe behind the wall to reduce hydrostatic
pressures. The drainage measures should meet the requirements identified in the
Geotechnical Engineering Investigation.

In the unlikely event that a paleontological resource is discovered, the City shall comply
with PRC Division 5, Chapter 1.7, Section 5097.5, and Division 20, Chapter 3, Section
30244, which prohibit the removal, without permission, of any paleontological site or
feature from lands under the jurisdiction of the State or any County, City, district,
authority, or public corporation, or any agency thereof. To be consistent with these PRC
sections, in the event that paleontological resources are exposed during construction,
work in the immediate vicinity of the find must stop until a qualified paleontologist can
evaluate the significance of the find. Construction activities may continue in other areas.
If the discovery proves significant under the provisions of CEQA, the paleontologist shall
prescribe and the City shall implement additional measures, such as testing or data
recovery, to avoid impacts to the resources.

3.8 Greenhouse Gas Emissions

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Environmental Issues Impact Incorporated Impact No Impact
Would the project:
(a) Generate greenhouse gas emissions, either directly ] ] ]
or indirectly, that may have a significant impact on the
environment?
(b) Conflict with an applicable plan, policy or regulation ] ] ]

adopted for the purpose of reducing the emissions of

greenhouse g

ases?

Environmental Evaluation

a. Would the project generate greenhouse gas emissions, either directly or

indirectly, that may have a significant impact on the environment?

The project would have a significant impact on GHGs if it would “make a cumulatively considerable
contribution to the significant cumulative climate impact resulting from GHG emissions globally.”

GHGs are compounds in the earth’s atmosphere that play a critical role in determining the earth’s surface
temperature. Specifically, these gases allow high-frequency solar radiation to enter the earth’s
atmosphere, but retain the low-frequency energy, which is radiated back from the earth to space, resulting
in a warming of the atmosphere. This phenomenon is known as the greenhouse effect. Increased
concentrations of GHGs in the earth’s atmosphere are thought to be linked to global climate change,
causing rising surface temperatures, melting icebergs and snowpack, rising sea levels, and the increasing
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frequency and magnitude of severe weather. Global climate change is caused primarily by an increase in
levels of GHG emissions in the atmosphere. The major GHGs are carbon dioxide (CO.), methane (CHy),
nitrous oxide (N20), sulfur hexafluoride (SF¢), hydrofluorocarbons (HFCs), and perfluorocarbons
(PFCs).3® Forest fires, decomposition, industrial processes, landfills, and consumption of fossil fuels for
power generation, transportation, heating, and cooking are the primary sources of GHG emissions.

The project is located in the Town Center, as identified in the 2020 LCLUP, which includes a walkable
core area with a mix of uses. Policies for the Town Center are designed to ensure that new neighborhoods
and mixed-use areas will generate less traffic, GHGs, energy and water demand, and other impacts than

neighborhoods outside this area. For a project to have no significant impacts to GHG, it must include the
following elements from the BAAQMD CEQA Air Quality Guidelines:

Table 3.8-1. Consistency with GHG Requirements

GHG Requirements' Consistency

It must not include natural gas use or infrastructure Consistent. The project, including all residential units, would be
all-electric and would not extend natural gas infrastructure.

It must not include wasteful, inefficient, or unnecessary energy ~ Consistent. The project includes 47 manufactured homes,

usage including 46 affordable homes for farmworkers and one
manager’s unit, that meet CALGreen building standards. It is
located in the Town Center and would reduce VMTs by
enabling residents to walk to schools, retail and business
outlets. It does not have elements with wasteful or inefficient
energy usage.

Vehicle-miles traveled (VMT) must be 15 percent below Consistent. The project is located in the Town Center and is

existing development or the lead agency’s VMT targets intended to allow farmworkers to reside closer to their places
of work instead of traveling in from other areas. In addition, the
project is located close to schools, shopping, and business
areas as well as transit in a walkable neighborhood and would
reduce the need for residents to drive.

The project must include off-street electric vehicle charging Consistent. The project would provide 94 parking spaces, of

spaces and comply with 2022 CALGreen Tier 2 requirements.?  which 47 (one per DU) would be electric vehicle (EV) capable.
In addition, the project would provide three visitor parking stalls
that are EV capable, for a total of 50 off-street EV charging
spaces. The project would meet all required measures of the
2022 CALGreen Tier 2 Residential Measures.

Source:

" Bay Area Air Quality Management District (BAAQMD). 2022. California Environmental Quality Act Air Quality Guidelines, Chapter 5: Project-level

Climate Impacts. Available at: https://www.baagmd.gov/~/mediaffiles/planning-and-research/ceqa/cega-guidelines-2022/ceqa-guidelines-chapter-6-
project-climate-impacts_final-pdf.pdf?rev=ce3ba3fe9d39448f9c15bbabd8c36c7f&sc_lang=en. Accessed April 29, 2024.

2 U.S. Housing and Community Development Department. 2023. 2022 CALGreen Tier 2 Residential Measures. Available at:
https://www.hcd.ca.gov/sites/default/files/docs/building-standards/CALGreen/hcd-shl-620b-new-0223.pdf. Accessed April 29, 2024.

As previously described in Impact Discussion 3.3.a, the BAAQMD has established screening thresholds
for criteria pollutants for mobile home projects at 377 DU for construction emissions and 721 DU for
operational emissions. Based on the size of the project, there would be minimal construction-related GHG
emissions. Construction of the project would require the use of construction equipment and worker
vehicles that would generate GHG emissions. The project is relatively small compared with the screening
criteria and would result in approximately 5.62 acres of ground disturbance. To reduce emissions, the
BAAQMD encourages all project applicants to use off-road vehicles and equipment that comply with

58 Bay Area Air Quality Management District. 2022. California Environmental Quality Act. Air Quality Guidelines. Available at:
https:/www.baagmd.gov/plans-and-climate/california-environmental-quality-act-ceqa/updated-ceqa-guidelines. Accessed April
29, 2024.
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Tier 3 or Tier 4 standards.>**° The project would comply with the following measures recommended by
the BAAQMD 2022 CEQA Guidelines.®!

e Minimize idling time either by shutting equipment off when not in use or reducing the time of
idling to no more than 5 minutes (a 5-minute limit is required by the State airborne toxics control
measure [Title 13, Sections 2449(d)(3) and 2485 of the California Code of Regulations]). Provide
clear signage that posts this requirement for workers at the entrances to the site and develop an
enforceable mechanism to monitor idling time to ensure compliance with this measure.

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

In addition, the project would implement the following BMP to further reduce construction-related GHG
emissions, as required by CALGreen and Sections 9212 through 9217 of the City’s Construction and
Demolition Debris Ordinance. %

e At least 65% of all construction waste or demolition material shall be recycled.®

Compliance with the recommended BAAQMD measures combined with the size of the project would
ensure that impacts related to GHGs are less than significant.

b. Would the project conflict with an applicable plan, policy or regulations
adopted for the purpose of reducing the emissions of greenhouse gases?

The project is located in the City’s Town Center and would comply with all requirements of the
BAAQMD CEQA Air Quality Guidelines for GHGs, 2022 Title 24 including CALGreen, and the City’s
Construction and Demolition Debris Ordinance (Ordinance 14.50). Therefore, the project would not
conflict with an applicable plan, policy, or regulation related to GHGs, and no impact would occur.

% The USEPA and CARB established emission standards for new engines found in off-road equipment. There are four tiers of
emission standards, which become increasingly more stringent the higher the tier. Tier 3 and 4 emission standards are met
through advanced engine design with no or minimal use of exhaust gas after combustion.

60 Bay Area Air Quality Management District (BAAQMD). 2017. 2017 Clean Air Plan: Spare the Air, Cool the Climate.
Available at: https://www.baagmd.gov/plans-and-climate/air-quality-plans/current-plans. Accessed February 7, 2024.

o1 Bay Area Air Quality Management District (BAAQMD). 2022. California Environmental Quality Act Air Quality Guidelines,
Chapter 6: Project-Level Climate Impacts. Available at: https://www.baagmd.gov/plans-and-climate/california-environmental-
quality-act-ceqa/updated-ceqa-guidelines. Accessed February 2, 2024.

62 City of Half Moon Bay. 2024. Half Moon Bay Municipal Code. Chapter 14.50. Requirement for Construction and Demolition
Waste Recycling. Available at:
https://www.codepublishing.com/CA/HalfMoonBay/html/HalfMoonBay14/HalfMoonBay 1450.html#14.50. Accessed July 25,
2024.

63 California Department of Resources Recycling and Recovery (CalRecycle), 2024. Construction & Demolition (C&D)
Diversion Informational Guide. Available at: https://calrecycle.ca.gov/LGCentral/Library/CandDModel/. Accessed April 29,
2024.
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3.9 Hazards and Hazardous Materials

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Environmental Issues Impact Incorporated Impact No Impact

Would the project:

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

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

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

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

(e) For a project located within an airport land use plan O O O
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?

(f)  Impair implementation of or physically interfere with O O O
an adopted emergency response plan or emergency
evacuation plan?

(g) Expose people or structures, either directly or ] ] ]
indirectly, to a significant risk of loss, injury or death
involving wildland fires?

Environmental Evaluation

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

A significant impact may occur if a project would involve the use or disposal of hazardous materials as
part of its routine operations or would have the potential to generate toxic or otherwise hazardous
emissions that could adversely affect sensitive receptors.

Construction of the project would involve the transport, use, and disposal of potentially hazardous
materials. These materials include paints, adhesives, surface coatings, cleaning agents, fuels, and oils that
are typically associated with development of any construction project. As described in Chapter 2, Project
Description, construction activities would be temporary, lasting approximately 13 months. These
temporary construction activities involving the use, transport, storage, and disposal of hazardous materials
would be conducted in compliance with all health and safety requirements, such as County and City
General Plan policies, CCR Sections 337 through 340, Chapter 6.95 of California Health and Safety Code
Article 1, and CCR Title 19, Public Safety, Division 2 (if required). Because the City and contractor
would comply with applicable regulations and laws pertaining to the transport, storage, use, and disposal
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of potentially hazardous materials, the exposure of the public, construction workers, and environment to
hazardous materials would be less than significant.

The project includes the development of 47 manufactured homes including one manager’s unit, and one
management office. Operation of the proposed residences would involve the use and storage of small
quantities of potentially hazardous materials such as cleaning solvents, paints, and pesticides for
landscaping. Other household hazardous materials could include cleaning solvents, waxes, dyes, toners,
paints, bleach, grease, and petroleum products that are typically associated with residential land uses. The
project generally would not produce significant amounts of hazardous waste or use or transport hazardous
waste beyond those materials typically used in single-family households. Overall, the use of household
hazardous materials would be similar to the existing use of surrounding residences. Thus, the operation of
the project would not create a significant hazard to the environment or public, and the impact would be
less than significant.

b. 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?

A significant impact may occur if a project could create an upset or accident condition involving
hazardous materials. No hazardous contamination sites are located within 1 mile of the project site.
Construction of the project would use small amounts of hazardous materials, such as diesel fuel. The
BMPs implemented for the SMCWPPP (discussed further in Section 3.10, Hydrology and Water Quality)
would contain minor spills during construction. During operation, the use of household hazardous
materials would be minimal, in small quantities, and associated with routine maintenance, cleaning, and
landscaping activities. Therefore, the project would not 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, and the impact would be less than significant.

64,65

c. 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?

A project-related significant adverse effect may occur if a project site is within 0.25 mile of an existing or
proposed school site, and the project is projected to release hazardous emissions that would exceed
regulatory thresholds and would pose a health hazard. The closest school is Half Moon Bay High School,
located approximately 0.23-mile northwest of the project. As discussed under Impact Discussions 3.9.a
and 3.9.b, the project would comply with applicable regulations and laws pertaining to the transport,
storage, use, and disposal of potentially hazardous materials, and would not create a significant hazard to
the public or the environment related to hazardous materials. Therefore, the project would not handle
hazardous materials in a way that would emit hazardous emissions. Common handling of small amounts
of materials such as vehicle fuel is unlikely to impact the high school located uphill of the project.
Therefore, this impact would be less than significant.

%4 State Water Resources Control Board (State Water Board). 2024. GeoTracker. Available at:
https://geotracker.waterboards.ca.gov/map/. Accessed April 5, 2024.

95 California Department of Toxics Substances Control (DTSC). 2024. EnviroStor. Available at:
https://www.envirostor.dtsc.ca.gov/public/map. Accessed April 5,2024.
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d. Would the project be located on a site which is included on a list of hazardous
materials sites compiled pursuant to Government Code §65962.5 and, as a
result, would it create a significant hazard to the public or the environment?

California Government Code Section 65962.5 requires various State agencies to compile lists of
hazardous waste disposal facilities, unauthorized release from underground storage tanks, contaminated
drinking water wells, and solid waste facilities from which there is known migration of hazardous waste,
and to submit such information to the Secretary for Environmental Protection on at least an annual basis.
In meeting the provisions in California Government Code Section 65962.5, commonly referred to as the
“Cortese List,” database resources such as EnviroStor and GeoTracker provide information regarding
identified facilities. According to EnviroStor® and GeoTracker,*” no hazardous contamination sites are
located within 1 mile of the project site.

Since the project site is a former agricultural nursery, a Phase 2 investigation was performed in 2004 to
determine if any residual organochlorine pesticides or metals were present on the project site from past
agricultural operations.®® Soil and groundwater from the property were tested for dieldrin, 4,4’-DDT,
4,4’-DDE, 4,4’-DDD, endosulfan sulfate, gamma chlordane (from pesticides use), and Total Volatile
Organics (for fuel hydrocarbons). The results were compared to the Screening for Environmental Site
Concerns at Sites with Contaminated Soil and Groundwater published by the RWQCB.* The
Environmental Screening Levels developed by the RWQCB are conservative, risk-based levels that may
indicate a concern for human health, but do not necessarily indicate a significant risk exists at the site.
Levels of all of the above chemicals with the exception of Total Volatile Organics were detected, but
none of levels in soil or water samples from the project site exceeded the RWQCB’s Environmental
Screening Levels. Therefore, the project would not create a significant hazard to the public or the
environment, and no impact would occur.

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

The project site is not located within an airport land use plan or within 2 miles of a public airport.
Therefore, the project would not result in a safety hazard for people using the project area, and no impact
would occur.

% California Department of Toxics Substances Control (DTSC). 2024. EnviroStor. Available at:
https://www.envirostor.dtsc.ca.gov/public/map. Accessed April 5, 2024.

67 State Water Resources Control Board (State Water Board). 2024. GeoTracker. Available at:
https://geotracker.waterboards.ca.gov/map/. Accessed April 5, 2024.

%8 Green Environment Inc. 2004. Phase II Environmental Site Assessment Report, Nurseryman’s Exchange Property, 325 San
Mateo Road, Half Moon Bay California.

9 Regional Water Quality Control Board (RWQCB). 2003. Screening for Environmental Concerns at Sites with Contaminated
Soil and Groundwater. Volume 2. Background Documentation for the Development of Tier 1 Environmental Screening Levels.
Available at: https://www.waterboards.ca.gov/rwgcb2/water issues/programs/sitecleanup/esl/sfb%20rwqgcb%20esls%20-
%20v01.%202%20appendix%201%20(july%202003.%20updated%209.4.03).pdf. Accessed May 30, 2024.
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f. Would the project impair implementation of or physically interfere with an
adopted emergency response plan or emergency evacuation plan?

A significant impact may occur if a project were to interfere with roadway operations used in conjunction
with an emergency response plan or emergency evacuation plan or would generate sufficient traffic to
create traffic congestion that would interfere with the execution of such a plan.

SR-1 and SR-92 provide the only evacuation routes into and out of the City, and the nearest emergency
evacuation route to the project site is SR-92.7° Construction of the proposed project would result in
minimal amounts of traffic related to worker trips, delivery of materials, and disposal of excavated soils.
The project would be constructed at the eastern end of Stone Pine Road, approximately 0.1 mile south of
SR-92. Coastside Fire Protection District has determined that no secondary access is required for the
project. An emergency access is available through the corporation yard to SR-92 through an easement.
This emergency access can and will be made available to the community when required. Construction
traffic would not impede public access or interfere with any adopted emergency response plan or
emergency evacuation plan. Construction activities and staging would occur on the project parcel and
would not affect the public right-of-way.

Therefore, the project would not impair the implementation of or physically interfere with an emergency
response plan or emergency evacuation plan, and no impact would occur.

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

A significant impact may occur if a project is located in proximity to wildland areas and would pose a
potential fire hazard, which could affect persons or structures in the area in the event of a fire. The project
is served by the Coastside Fire Protection District (CFPD). The Half Moon Bay Fire Station is
approximately 1.2 miles southwest of the project area.

The project site is located adjacent to an established residential development and approximately 190 feet
southwest of a Very High Fire Hazard Severity Zone (VHFHSZ).”' According to the Association of Bay
Area Governments (ABAG), the majority of the project area is also in the wildland urban interface (WUI)
area.”” The WUI is best described as an area where housing developments are interspersed in an area
dominated by wildland vegetation subject to wildfire. As its name implies, this type of interface involves
a mixing of rural and urban land uses in the same area.

However, the project site is located adjacent to a substantially developed area with existing infrastructure,
including fire hydrants. Improvements for the project would include fire hydrants and fire access roads
that comply with CFPD requirements. The project site is approximately 1.1 miles from a fire station and
the project has been reviewed by CFPD staff and will be required to comply with CFPD requirements
prior to building occupancy. Although the project could expose people or structures to the risk of
wildland fire, it is an infill development project and will comply with all CFPD requirements to reduce
risks; therefore, this impact would be less than significant.

7 City of Half Moon Bay. 2013. Half Moon Bay Circulation Element. Available at: https://www.half-moon-
bay.ca.us/DocumentCenter/View/187/2013-Circulation-Element-PDF. Accessed April 5, 2024.

"1 California Department of Forestry and Fire Protection (CAL FIRE). 2024. Fire Hazard Severity Zone Viewer. Available at:
https://ostm.fire.ca.gov/what-we-do/community-wildfire-preparedness-and-mitigation/fire-hazard-severity-zones. Accessed

April 5,2024.
72 Association of Bay Area Governments. 2020. Wildland-Urban Interface Fire Threat Interactive Map. Available at:
https://mtc.maps.arcgis.com/home/item.html?id=d45b108448354073a2667577612d09¢cb. Accessed April 5, 2024.
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3.10 Hydrology and Water Quality

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Environmental Issues Impact Incorporated Impact No Impact
Would the project:
(a) Violate any water quality standards or waste ] ] ]
discharge requirements or otherwise substantially
degrade surface or ground water quality?
(b) Substantially decrease groundwater supplies or ] ] ]
interfere substantially with groundwater recharge such
that the project may impede sustainable groundwater
management of the basin?
(c) Substantially alter the existing drainage pattern of the
site or area, including through the alteration of the
course of a stream or river or through the addition of
impervious surfaces, in a manner which would:
(i) Resultin substantial erosion or siltation on- or O O
off-site;
(i) Substantially increase the rate or amount of O O
surface runoff in a manner which would result in
flooding on- or off-site;
(iii) Create or contribute runoff water which would O O O
exceed the capacity of existing or planned
stormwater drainage systems or provide
substantial additional sources of polluted runoff;
or
(iv) Impede or redirect flood flows? ] ] ]
(d) In flood hazard, tsunami, or seiche zones, risk release O O O
of pollutants due to project inundation?
(e) Conflict with or obstruct implementation of a water O O O

quality control plan or sustainable groundwater
management plan?

This section describes the potential impacts to the hydrology and water quality of the project site with
development of the proposed project. Potential effects are evaluated relative to important hydrologic
features (Pilarcitos Creek) and the existing soils and groundwater of the landscape. Impacts related to
hydrology and water quality of a site are usually addressed through an evaluation of the project-related
changes to the existing surface and groundwater features, and the modifications that would alter the
surface runoff and surrounding hydrologic features. This section includes information from the following
sources:

e Preliminary Stormwater Management Plan, Stone Pine Cove, 880 Stone Pine Road, Half Moon
Bay, California, BKF Engineers (October 2023)” (Appendix F1)

e Pilarcitos Creek Floodplain Study, BKF Engineers (June 29, 2023) (Appendix F2)

3 BKF Engineers. 2023. Preliminary Stormwater Management Plan. Stone Pine Cove. 880 Stone Pine Road. Half Moon Bay.
San Mateo County. California. October 2023.
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Environmental Evaluation

a. Would the project violate any water quality standards or waste discharge
requirements or otherwise substantially degrade surface or ground water
quality?

Activities associated with construction of the project could have a significant impact if they resulted in
violation of waste discharge requirements under the San Francisco Bay RWQCB’s Municipal Regional
Stormwater NPDES Permit from contaminated runoff entering the stormwater system.

The SMCWPPP is a partnership of the City/County Association of Governments of San Mateo County,
each incorporated city and town in the county, and the County, which share a common NPDES permit.
The Municipal Regional Stormwater NPDES Permit was issued by the San Francisco Bay RWQCB™ in
compliance with the San Francisco Bay Basin Water Quality Control Plan” and the NPDES Program.
Participating agencies (including the County and City) must comply with the provisions of the
countywide permit by ensuring that new development and redevelopment mitigate, to the maximum
extent practicable, water quality impacts from stormwater runoff during both construction and operational
periods of projects.

Construction

Construction of the Stone Pine Cove Affordable Farmworker Housing development would be required to
implement a SWPPP under the State Water Resources Control Board (State Water Board) Construction
General Permit Order 2022-0057-DWQ,® Municipal Regional Stormwater NPDES Permit,”” and
SMCWPPP.” The SWPPP must include site-specific BMPs that are designed to prevent runoff from
construction areas to reduce potential impacts to surface water quality during project construction. The
SWPPP would also include design elements and BMPs for construction areas, such as fueling and
equipment washing areas and trash and hazardous material storage areas. No construction would occur
during major rain events, minimizing any chance of runoff from the site. Major rain events would be
considered as a prediction of 0.25 inch or more in 24 hours. A permit was obtained and SWPPP
implemented in conjunction with current site construction in conformance with NPDES Permit and
conditions of approval for the ECDP.

74 San Francisco Regional Water Quality Control Board (RWQCB). 2022. Municipal Regional Stormwater NPDES Permit.
California Regional Water Quality Control Board, San Francisco Bay Region. Order No. R2-2022-0018. NPDES Permit
No. CAS612008. May 11. Available at:
https://www.waterboards.ca.gov/sanfranciscobay/board decisions/adopted orders/2022/R2-2022-0018.pdf. Accessed April 9,
2024.

75 San Francisco Regional Water Quality Control Board (RWQCB). 2023. San Francisco Bay Basin Water Quality Control Plan.
California Regional Water Quality Control Board, San Francisco Bay Region. Available at:

https://www.waterboards.ca.gov/sanfranciscobay/basin_planning.html. Accessed April 9, 2024.

76 California Water Boards. 2022. Construction Stormwater Program Website. Available at: https://www.waterboards.ca.gov/
water_issues/programs/stormwater/construction.html. Accessed April 9, 2024.

77 San Francisco Regional Water Quality Control Board (RWQCB). 2022. Municipal Regional Stormwater NPDES Permit.
California Regional Water Quality Control Board, San Francisco Bay Region. Order No. R2-2022-0018. NPDES Permit
No. CAS612008. May 11. Available at:
https://www.waterboards.ca.gov/sanfranciscobay/board_decisions/adopted_orders/2022/R2-2022-0018.pdf. Accessed April 9,
2024.

78 County of San Mateo. 2020. San Mateo Countywide Water Pollution Prevention Program: Construction. Available at:
https://www.flowstobay.org/construction. Accessed April 9, 2024.
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Construction of the Stone Pine Cove improvements would require excavation and grading for access
roads, sidewalks, and parking areas, as well as utilities and pads for 47 manufactured homes including
one manager’s unit; one management office; a sports court; a play structure; a community garden; and
recreation and picnic area. Excavation and grading could result in an increase in erosion and
sedimentation from the project area into Pilarcitos Creek. Construction materials and construction waste,
such as old asphalt and other debris, could enter Pilarcitos Creek. The freshwater marsh located in the
northwest corner of the project site is upslope of construction areas and is fenced with a 100-foot buffer,
therefore it would not be impacted. Construction activities associated with the project would require the
presence of construction vehicles, heavy equipment and materials, and construction crews. In addition to
stormwater runoff and potential resulting water quality and sedimentation impacts, there is the potential
for hazardous materials, including petroleum products associated with diesel vehicle and equipment use
and contaminants from paving materials, concrete mixing, pouring and washout, and sanitary facilities, to
enter Pilarcitos Creek and contribute pollutants to Pilarcitos Creek that can affect water quality and may
violate water quality standards if left uncontrolled. Construction activities for the project would last
approximately 10 months including during the wet weather season from October 15 to June 15, however,
grading would be completed by October 15™.

Under the Emergency CDP and with the follow-up CDP, the project must develop an erosion and
sediment control plan, as required by the City, as follows:

EROSION AND SEDIMENT CONTROL. An erosion and sediment control plan shall be
submitted in conjunction with the Grading Permit that shows effective Best Management
Practices (BMP) and erosion and sediment control measures for the site. Construction
plans shall also include the “construction best management practices” plan sheet.

The project would also be required to comply with the Construction General Permit and SMCWPPP and
to develop a SWPPP (see Appendix F1). The project would create approximately 139,260 square feet of
new impervious surface. Stormwater BMPs under the SWPPP include, but are not limited to:

o Attach the SMCWPPP’s construction BMP plan sheet to project plans and require the contractor
to implement applicable BMPs on the plan sheet.

e C(Create temporary erosion controls to stabilize all denuded areas until permanent erosion controls
are established.

e Perform clearing and earth-moving activities only during dry weather.

e Trap sediment on-site using BMPs, such as sediment basins or traps, earthen dikes or berms, silt
fences, check dams, compost blankets or jute mats, covers for soil stockpiles, etc.

e Protect adjacent properties and undisturbed areas from construction impacts using vegetative
buffer strips, sediment barriers, dikes, mulching, or other areas, as appropriate.

e Limit construction access routes and stabilize designated access points.

e Do not clean, fuel, or maintain vehicles on-site, except in a designated area where wash water is
confined and treated.

e Store, handle, and dispose of construction materials/wastes properly to prevent contact with
stormwater.

e Train and provide instruction to all employees/subcontractors regarding construction SWPPP
BMPs.
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e Control and prevent the discharge of all potential pollutants, including pavement cutting wastes,
paints, concrete, petroleum products, chemicals, wash water or sediments, rinse water from
architectural copper, and non-stormwater discharges to storm drains or watercourses.

Implementation of the SWPPP and compliance with the SMCWPPP, as required by law, would prevent
construction of the project from violating any water quality standards or waste discharge requirements or
otherwise substantially degrading surface water or groundwater quality, and would reduce potentially
significant impacts to a less-than-significant level. Implementation of Mitigation Measure BIO-4 would
further reduce these less-than-significant impacts.

Operation

The project would add approximately 139,260 square feet (3.2 acres) of impervious surface area to the
880 Stone Pine Road parcel. This additional impervious surface area would increase the stormwater
runoff volume and rate compared with existing conditions, which could in turn accelerate soil erosion and
loss of topsoil if stormwater were conveyed onto adjacent undeveloped land and/or into Pilarcitos Creek.

The project would be required to comply with the C.3 Regulated Projects Checklist, as required by the
SMCWPPP. A C.3-regulated project is one that creates or replaces 10,000 or more square feet of
impervious surface.

In addition, the project would be required to adhere to the City’s Low Impact Development (LID)
requirements. The City has developed the GIP, which requires construction projects to prioritize green
infrastructure to capture stormwater.’”” Stormwater from the project site drains overland to Pilarcitos
Creek.

As stated in the geotechnical report (see Appendix E1), groundwater was encountered in most of the
borings on the project site at depths between 9 and 20 feet below ground surface. To mitigate any impacts
to the groundwater table, the proposed project will use subdrains and lined bioretention planters. The
subdrains will be passive in nature, remove potential built-up water pressure, and provide additional slope
stability. Surface runoff intrusion will be limited by avoiding the use of infiltration basins and
domestic/irrigation wells as part of this project. Stormwater runoff would be picked up by rolled curb and
gutters along the private streets. Stormwater peak flows for the 25-year storm event will be maintained in
the private street and gutter pan. A 12-inch high-density polyethylene (HDPE) culvert is proposed to
facilitate drainage under the north access road spur. The culvert will capture the runoff from the northeast
area of the project site and discharge it to a vegetated swale to the west of the road. The culvert is sized to
provide adequate drainage for the 25-year storm event (see Appendix F1).

The project includes a comprehensive stormwater management system with three distinct drainage
management areas (DMAs) based on stormwater flow patterns (see Appendix F1). Stormwater runoff on
the project site would be collected by overland flow and directed away from buildings to three stormwater
bioretention basins scattered throughout the project site. The required and provided bioretention square
footage for each DMA is shown in Table 3.10-1. The bioretention basins would be designed to comply
with the project’s dual requirements of stormwater treatment and GIP requirements. *

” City of Half Moon Bay. 2019. City of Half Moon Bay Green Infrastructure Plan. Available at: https://www.half-moon-
bay.ca.us/DocumentCenter/View/2305/HalfMoonBayGIPlan09-2019Finall. Accessed April 10, 2024.

80 City of Half Moon Bay. 2019. City of Half Moon Bay Green Infrastructure Plan. Available at: https://www.half-moon-
bay.ca.us/DocumentCenter/View/2305/HalfMoonBayGIPlan09-2019Finall. Accessed April 10, 2024.
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Table 3.10-1. Drainage Management Areas

Drainage Contributing Impervious Pervi Bioretention Area Bioretention Area
ervious Area R ;
Managemen Area (square feet) Required Provided
t Areas (square feet) q (square feet) (square feet)
DMA 1 136,675 238,390 4,590 4,600
DMA 2 19,140 2,975 556 660
DMA 3 10,045 7,520 305 350
Total 165,860 248,885 5,451 5,610
Source:

BKF Engineers. 2024. Stormwater Management Plan. Stone Pine Cove. 880 Stone Pine Road. Half Moon Bay. San Mateo County. California.
February 2024.

Per the recommendations of the preliminary stormwater management plan, stormwater treatment for the
proposed project will be comprised of 100% LID treatment methods in the form of bioretention areas. No
mechanical treatment methods are proposed (see Appendix F1).%!

DMA 1 contains runoff from the access road, tributary grass area north of the access road, private streets,
sidewalk, driveways, and units located in the center of the project site. The runoff will be collected
through concrete gutters, discharged to bioretention areas for treatment, and then discharged through the
outlet structure to an existing rock outfall before ultimately flowing to Pilarcitos Creek. The bioretention
area for DMA 1 is an expansion of the existing on-site bioretention area and will utilize the existing
underdrains, outlet structure, and rock dissipater.

DMA 2 contains runoff from the private streets, sidewalk, driveways, and units located in the northern
area of the project site. The runoff will be collected through concrete gutters, discharged to a bioretention
area for treatment, and then discharged through the outlet structure to a rock outfall adjacent to the
bioretention area. The treated water will flow across Stone Pine Road through a valley gutter and
discharge to the bioretention area in DMA 1.

DMA 3 contains runoff from the private streets, sidewalk, driveways, and units located in the northeastern
area of the project site. The runoff will be collected through concrete gutters, discharged to bioretention
areas for treatment. The bioretention outlet structure discharges to a new catch basin that

is connected to an existing 12-inch culvert. The existing culvert discharges to a swale that ultimately
flows to Pilarcitos Creek, (Figure 3.10-1).

Compliance with the preliminary stormwater management plan and Municipal Regional Stormwater
Permit and Planning Department requirements would reduce drainage and stormwater impacts to a less-
than-significant level.

Erosion and sedimentation may temporarily increase post-construction because of soils that have been
loosened and changes in drainage patterns. Construction of Stone Pine Cove could temporarily result in
an increase in the levels of urban pollutants and litter entering Pilarcitos Creek. Pollutants in post-
construction runoff from the project could include sediment and materials such as vehicle fuel, oils, and
lubricants used in vehicles. However, the earth-moving aspects of the project are anticipated to be
completed by October 15, which is the start of the rainy season. Therefore, the project site is anticipated
to be stabilized by reseeding with native seeds prior to October 15. If the project earthmoving work is not

81 BKF Engineers. 2024. Stormwater Management Plan. Stone Pine Cove. 880 Stone Pine Road. Half Moon Bay. San Mateo
County. California. October.
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completed and stabilized by October 15, the contractor would employ the required site-specific BMPs
included in the SWPPP that are designed to prevent runoff from construction areas (see Appendix F3).
Once complete, all areas of the project would be stabilized, revegetated, and landscaped to prevent
uncontrolled runoff into Pilarcitos Creek. Therefore, post-construction runoff from the project would not
result in a violation of any water quality standards or waste discharge requirements, and this impact
would be less than significant.

The project would increase impervious surfaces on-site by approximately 139,260 square feet. Operation
of the project would also involve activities that would generate new sources of pollutants on-site, such as
pesticides, fertilizers, oils, grease, lubricants, and sediment in urban runoff. New impervious surfaces,
including roads and parking lots, collect automobile-derived pollutants such as oils, greases, heavy
metals, and rubber. During storm events, these pollutants would be transported into the proposed
stormwater management system by surface runoff. An increase in point source and nonpoint source
pollution could result from increases in development intensity that may directly impact water quality
specific to site drainage patterns. Accordingly, disturbed soils, sedimentation, and contaminants that are
mobilized by water flow may ultimately be conveyed south toward Pilarcitos Creek.

The project would also implement the site-specific recommendations included in the Preliminary
Stormwater Management Plan (see Appendix F1).%? The project would comply with the construction site
controls, site design measures, source control regulations, and stormwater treatment measures outlined in
the ESCP, SWPPP, Municipal Regional Stormwater Permit, and the recommendations within the
geotechnical investigation (see Appendix E1) and stormwater management plan (see Appendix F1). With
inclusion of the above-cited regulatory requirements, implementation of the project would not violate any
water quality standards or waste discharge requirements, and impacts would be less than significant.
Implementation of Mitigation Measure BIO-4 would further reduce less-than-significant construction
impacts related to stormwater runoff.

b. 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?

A potentially significant impact would occur if a project includes deep excavations resulting in the
potential to interfere with groundwater movement, the withdrawal of groundwater, or paving of existing
permeable surfaces important to groundwater recharge. The project would include minor excavation and
grading (to a maximum depth of 3 feet) for roads, parking areas, utilities, and pads for manufactured
buildings, which would not impact the groundwater table. No impact would occur from excavation.

Project construction would be served by the Coastside County Water District (CCWD) water supply
system, as described in Section 3.11, Utilities and Service Systems. Project operation would result in some
groundwater use due to the source of CCWD supplies. Fees have been paid to CCWD for unit water
connections.

The project area is located within the State Water Board San Francisco Bay Hydrologic Region.

The project area is underlain by an alluvial aquifer referred to as the Half Moon Bay Terrace groundwater
basin. The portion of the groundwater basin in the vicinity of the Moss Beach Airport supplies limited
water for domestic and municipal uses. There are no municipal wells in the project area. Most

82 BKF Engineers. 2023. Preliminary Stormwater Management Plan. Stone Pine Cove. 880 Stone Pine Road. Half Moon Bay.
San Mateo County. California. October 2023
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groundwater recharge in the project area occurs locally from streams rather than from rainfall.
Groundwater in the project area flows from east to west, discharging into the Pacific Ocean. 3%

As stated previously, the project would increase impervious surfaces on-site by approximately

139,260 square feet. Impervious surfaces prevent the infiltration of runoff into the underlying soil and can
interfere with groundwater recharge. However, as noted in the geotechnical investigation, the project site
groundwater is present at between 9 and 20 feet below ground surface through most of the area (see
Appendix E1). ¥ Ground and surface water flow to Pilarcitos Creek, which discharges to the Pacific
Ocean approximately 1.8 miles northwest. Therefore, the project would not substantially interfere with
groundwater recharge.

With implementation of the project, an approximately 1.9-acre portion of the site would remain pervious
and continue to serve as groundwater recharge during storm events. The remaining impervious areas
would be served by bioretention basins. Stormwater within the basins would be retained, and a major
portion of the water would be discharged into a storm drain for eventual discharge to Pilarcitos Creek.
Some stormwater within the bioretention basins would percolate to groundwater. Local recharge within
the Half Moon Bay Terrace groundwater subbasin comes primarily from storm events.

As the project site is not identified as an important area for groundwater recharge, and because some of
the runoff from the site would be retained in bioretention ponds that would facilitate recharge, a reduction
in the amount of pervious area on-site would not substantially interfere with groundwater recharge.

The impact on groundwater recharge would be less than significant.

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

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

Planned earthwork and grading activities on the project site would involve a total cut and fill of
approximately 7,480 CY. The project site slopes gradually to the southwest to Pilarcitos Creek, and all
project components would be required to implement erosion control measures as discussed under Impact
Discussion 3.10.a.

Construction of the project would include implementation of SWPPP BMPs under the State Water Board
General Construction Permit and SMCWPPP. In addition, the project would comply with Mitigation
Measure BIO-4 to minimize impacts to Pilarcitos Creek. The existing impoundment in the northwest
corner of the project area is upslope of the construction areas and would be protected during construction.
As discussed under Impact Discussion 3.10.a, operational stormwater flows would continue to be directed
to Pilarcitos Creek through new vegetated channels or swales. Operation of the project would result in an
increase of impervious surface compared with existing conditions (approximately 139,260 square feet).
This includes new streets, sidewalks, and pads for manufactured homes. The stormwater site design
measures would include minimizing impervious surface areas through clustering of facilities, limiting

8 California Department of Water Resources (DWR). 2024. Groundwater Basin Boundary Assessment Tool. Available at:
https://gis.water.ca.gov/app/bbat/. Accessed April 10, 2024.

84 California Department of Water Resources (DWR). 2014. Bulletin 118 — Half Moon Bay Terrace Groundwater Basin.
Auvailable at: https://water.ca.gov/-/media/DWR-Website/ Web-Pages/Programs/Groundwater-Management/Bulletin-
118/Files/2003-Basin-Descriptions/2_022_HalfMoonBayTerrace.pdf. Accessed April 10, 2024.

8 BAGG Engineers. 2023. Geotechnical Engineering Investigation. SMC-HMB Farmworker Housing Project. 880 Stone Pine
Road. Half Moon Bay. San Mateo County. California.
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disturbance of natural waterbodies and drainage systems, conserving natural areas, and directing runoff
from roofs, sidewalks, patios, driveways, and parking areas onto vegetation areas. Water from each DMA
would be discharged to bioretention areas with 100% LID treatment methods for treatment, then would be
discharged to Pilarcitos Creek through existing and new outlet structures with rock dissipators. Therefore,
the project would not substantially alter the existing drainage pattern in a manner that would cause
erosion. The project site would not alter the course of a stream or river. Therefore, the project would not
substantially alter the existing drainage pattern of the site resulting in substantial erosion or siltation, and
the impact would be less than significant.

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

A significant impact may occur if a project results in increased runoff volumes during construction or
operation of the project that would result in flooding conditions affecting the project site or nearby
properties. Per the SMCWPPP C.3 Stormwater Handbook, “Projects that create and/or replace 10,000
square feet or more of impervious surface must comply with Provision C.3”. Therefore, the proposed
project is a Regulated Project and will comply with Provision C.3 of the Municipal Regional Stormwater
Permit. Stormwater quality requirements under the Municipal Regional Stormwater Permit include source
control and site design measures to retain and slowly release runoff so that post-development conditions
do not exceed those of the predevelopment conditions for projects that create and/or replace 1 acre or
more of impervious surface and creates an increase in total impervious surface from the pre-project
condition.

As described in Impact Discussions 3.10.a and 3.10.b, the project would result in a relatively small
increase in impervious surface area (approximately 139,260 square feet) and would construct new
stormwater channels and bioretention basins adequate to contain runoff from a 25-year storm event.
Overflow would be directed to Pilarcitos Creek through existing and new outfalls with rock dissipators
(see Appendix F1). The project hydromodification measures would change the timing, peak discharge,
and volume of runoff from the proposed site to not exceed the pre-development condition. Therefore, the
project would not increase the rate or amount of surface runoff in a manner that would result in flooding,
and the impact would be less than significant.

iii. 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?

Stormwater from the project site flows overland to Pilarcitos Creek, which is in an area of minimal flood
hazard. Federal Emergency Management Agency (FEMA) maps do not show a flood hazard zone outside
the banks of Pilarcitos Creek downstream of the project.®® A Pilarcitos Creek Floodplain Study delineated
the 100-year and 500-year floodplains in the vicinity of the project and this information was integrated
into the project design (see Figure 3.10-1; Appendix F2). In addition, there is no known history of
flooding from Pilarcitos Creek on the project site.®” As described in Impact Discussions 3.10.a and 3.10.b,
the project would result in a relatively large increase in impervious surface area (approximately

139,260 square feet or 3.2 acres). This increase will be offset by the bioretention areas that will provide
stormwater treatment and detention to limit the peak discharge to pre-development flow rates. Stormwater

8 Federal Emergency Management Agency (FEMA). 2020. FEMA Flood Map Service Center. Available at:
https://msc.fema.gov/portal/search? AddressQuery=909%20Grandview%20Boulevard%20Half%20Moon%20Bay%20CA#sear
chresultsanchor. Accessed April 26, 2024.

87 Seeley, T. 2021. Director of Public Works, City of Half Moon Bay. Personal Communication, response to RFI #3 for the
Corporation Yard Upgrade Project.
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improvements would meet the requirements of the City’s GIP and have capacity to contain runoff from
the increase in impervious surface area. Therefore, the project would not increase the rate or amount of
surface runoff in a manner that would exceed the capacity of the City’s stormwater system, and the
impact would be less than significant.

iv. Impede or redirect flood flows?

A significant impact may occur if a project were located in a flood hazard area and would impede or
redirect flood flows. The project is not mapped in a flood hazard zone and is not located in an area with
known localized flooding issues (see Appendix F2);® therefore, the project would not impede or redirect
flood flows, and no impact would occur.

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

The project is located in the dam inundation zone for Pilarcitos Dam.® In the event of a complete dam
failure, flood waters would travel down Pilarcitos Creek, and the majority of the site could experience
flooding up to 6 to 10 feet in depth.*® The southeastern corner of the site could experience flooding up to
approximately 15 feet in depth (Figure 3.10-2). It should be noted that during the January 2023
atmospheric river event the SFPUC (Owner) released water at the Pilarcitos Dam to prevent overtopping,
and the project site did not experience any flooding. Pilarcitos Dam is owned by the City and County of
San Francisco, certified by the Division of Safety of Dams, and in Satisfactory condition.’! It is an
earthen dam first built in 1866.° Although the downstream hazard is categorized as extremely high, the
potential for a dam failure and breach is considered low based on the satisfactory rating. A large area of
the city, including the wastewater treatment plant, is susceptible to flooding from a complete failure of
Pilarcitos Dam. The Emergency CDP includes and the follow-up CDP will include as well the following
statement:

Evacuation Planning: The City’s Emergency Preparation and Response Division is
currently developing city-wide evacuation plans that cover various scenarios including
tsunami, flooding, dam inundation, and wildfire events. The City will be working with
the County to develop an emergency response and evacuation plan specific to the new
neighborhood. Concurrently, the City will initiate emergency response planning for the
Cypress Cove community and other potentially impacted areas. This will include

88 Federal Emergency Management Agency (FEMA). 2020. FEMA Flood Map Service Center. Available at:
https://msc.fema.gov/portal/search? AddressQuery=909%20Grandview%20Boulevard%20Half%20Moon%20Bay%20CA#sear
chresultsanchor. Accessed April 29, 2024.

% California Department of Water Resources (DWR). 2024. Dam Breach Inundation Map Web Publisher. California Department

of Water Resources Division of Safety of Dams. Available at: https://fmds.water.ca.gov/webgis/?appid=dam_prototype v2.
Accessed April 29, 2024.

% The dam inundation modeling is based on a worst-case scenario including a complete dam failure when Pilarcitos Lake is at
capacity.

ot Satisfactory: No existing or potential dam safety deficiencies are recognized. Acceptable performance is expected under all
loading conditions (static, hydrologic, seismic) in accordance with the minimum applicable federal or State regulatory criteria
or tolerable risk guidelines.

92 California Department of Water Resources (DWR). 2022. Dams Within the Jurisdiction of the State of California. Dams Listed
Alphabetically by Dam Name. California Department of Water Resources Division of Safety of Dams. Available at:
https://water.ca.gov/-/media/DWR-Website/ Web-Pages/Programs/All-Programs/Division-of-Safety-of-
Dams/Files/Publications/Dams-Within-Jurisdiction-of-the-State-of-California-Listed-Alphabetically-by-Name-September-
2022.pdf. Accessed April 29, 2024.
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https://water.ca.gov/-/media/DWR-Website/Web-Pages/Programs/All-Programs/Division-of-Safety-of-Dams/Files/Publications/Dams-Within-Jurisdiction-of-the-State-of-California-Listed-Alphabetically-by-Name-September-2022.pdf
https://water.ca.gov/-/media/DWR-Website/Web-Pages/Programs/All-Programs/Division-of-Safety-of-Dams/Files/Publications/Dams-Within-Jurisdiction-of-the-State-of-California-Listed-Alphabetically-by-Name-September-2022.pdf

Stone Pine Cove Affordable Farmworker Housing Project Draft Initial Study/Mitigated Negative Declaration
Chapter 3 Environmental Checklist and Responses

planning for evacuation in the unlikely event of a catastrophic failure of the Pilarcitos
Dam.
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If flooding from a dam failure were to occur, pollutants from the development could enter Pilarcitos
Creek.” However, as the dam is maintained and the potential for a dam failure is considered low, this
impact is less than significant.

The project is not located in a 100-year or 500-year flood hazard zone or a seiche zone (see

Appendix F2). The project is approximately 1.2 miles from the Pacific Ocean. According to the CDOC
San Mateo County Tsunami Hazard Areas viewer, tsunami floodwaters would travel up Pilarcitos Creek
to within approximately 200 feet of the project site but would not enter the project site.** The project
would construct a 47-unit manufactured home neighborhood. Therefore, the project would not risk the
release of pollutants due to project inundation from a tsunami, and no impact related to seiche or tsunami
would occur.

e. Would the project conflict with or obstruct implementation of a water quality
control plan or sustainable groundwater management plan?

The project is located in the Lower Pilarcitos Creek Subbasin of the Half Moon Bay Terrace groundwater
basin. The Half Moon Bay Terrace groundwater basin does not have a sustainable groundwater
management plan and is on the list of groundwater basins with low priority for developing such a plan.®
The project would rely on municipal water sources for construction and operation and would not obstruct
groundwater recharge. Therefore, the project would not conflict with or obstruct implementation of a
sustainable groundwater management plan, and no impact would occur.

The project would abide by all requirements of the SMCWPPP, San Francisco Bay RWQCB Municipal
Regional Stormwater NPDES Permit, and City’s GIP.?**” The project would not conflict with the Water
Quality Control Plan for the San Francisco Bay Basin because it would comply with all applicable
requirements of both the Municipal Regional Stormwater NPDES Permit and the SMCWPPP permit, and
no impact would occur.

Mitigation Measures

In order to further reduce less-than-significant impacts related to Impact Discussions 3.10.a and 3.10.c.i,
the project shall comply with Mitigation Measure BIO-4 in Section 3.4, Biological Resources, to
minimize impacts to wetlands and waters.

%3 California Department of Water Resources (DWR). 2022. Dams Within the Jurisdiction of the State of California. Dams Listed
Alphabetically by Dam Name. California Department of Water Resources Division of Safety of Dams. Available at:
https://water.ca.gov/-/media/DWR-Website/Web-Pages/Programs/All-Programs/Division-of-Safety-of-
Dams/Files/Publications/Dams-Within-Jurisdiction-of-the-State-of-California-Listed-Alphabetically-by-Name-September-
2022.pdf. Accessed April 29, 2024.

%4 California Department of Conservation (CDOC). 2021. Tsunami Hazard Area Map: San Mateo County. Produced by
California Geological Survey, California Governor’s Office of Emergency Services, and AECOM. Available at:

https://www.conservation.ca.gov/cgs/tsunami/maps/san-mateo. Accessed April 29, 2024.

%3 California Department of Water Resources (DWR). 2014. Bulletin 118 — Half Moon Bay Terrace Groundwater Basin.
Available at: https://water.ca.gov/-/media/DWR-Website/ Web-Pages/Programs/Groundwater-Management/Bulletin-118/
Files/2003-Basin-Descriptions/2_022_HalfMoonBayTerrace.pdf. Accessed April 10, 2024.

% San Francisco Regional Water Quality Control Board (RWQCB). 2022. Municipal Regional Stormwater NPDES Permit.
California Regional Water Quality Control Board, San Francisco Bay Region. Order No. R2-2022-0018. NPDES Permit
No. CAS612008. May 11. Available at:
https://www.waterboards.ca.gov/sanfranciscobay/board_decisions/adopted_orders/2022/R2-2022-0018.pdf. Accessed April 9,
2024.

7 City of Half Moon Bay. 2019. City of Half Moon Bay Green Infrastructure Plan. Available at: https://www.half-moon-
bay.ca.us/DocumentCenter/View/2305/HalfMoonBayGIPlan09-2019Finall. Accessed April 29, 2024.
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3.11 Land Use and Planning

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Environmental Issues Impact Incorporated Impact No Impact
Would the project:
(a) Physically divide an established community? ] ] ]
(b) Cause a significant environmental impact due to a ] ] ]

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

Environmental Evaluation

a. Would the project physically divide an established community?

The project site is bounded by residential units to the west and northwest, open space to the north, open
space and greenhouse operations to the south and east, and the City’s Corporation Yard to the northeast.
The proposed housing development would be adjacent to and contiguous with the Cypress Cove
Townhomes to the west and the Hilltop Mobile Home Park to the northwest. Therefore, the project would
not divide an established community, and no impact would occur.

b. Would the project cause a significant environmental impact due to a conflict
with any land use plan, policy, or regulation adopted for the purpose of
avoiding or mitigating an environmental effect?

A project would normally have a significant impact related to land use consistency if it would be
inconsistent with the General Plan or its elements, a local coastal plan, or adopted environmental goals or
policies, or if it would require a General Plan amendment or zone change.

The California Department of Housing and Community Development is responsible for forecasting and
determining housing needs throughout the state on a regular cycle. The Regional Housing Needs
Determination and Allocation process occurs every 8 years, and is a process designed to identify the total
number of housing units that every local government in the state must plan to accommodate in their next
Housing Element cycle. First the State determines how much housing at a variety of affordability levels is
needed for each region in the state. The number of housing units are divided into four categories:
extremely low/very-low income, low income, moderate income, and above-moderate income. Then
regional governments develop a methodology to allocate those housing needs to local governments.

The 6th cycle of the Regional Housing Needs Allocation (RHNA) was adopted by the State in 2020 and
applies to the planning period 2023 through 2031.%

ABAG, the Council of Governments for the nine-county San Francisco Bay Area, is responsible for
allocating the regional share of the RHNA among all cities, towns, and counties in the Bay Area region.
During 2019 and 2020, ABAG developed a RHNA methodology with input from a committee of elected
officials, city and county staff, and stakeholders (Housing Methodology Committee) and determined final

%8 California Department of Housing and Community Development (HCD). 2023. Regional Housing Need Allocation (RHNA).

Available at: https://www.hcd.ca.gov/planning-and-community-development/regional-housing-needs-allocation. Accessed May
5,2023.
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RHNA allocations for each city and county.”® The final allocations for the City are shown in Table 3.11-
1.

Table 3.11-1. 2023-2031 Regional Housing Need Allocations for the City of Half Moon Bay

Income Requirement Number of Residential Units
Very Low Income (< 50% of Area Meridian Income) 181
Low Income (50%—80% of Area Meridian Income) 104
Moderate Income (80%—120% of Area Meridian Income) 54
Above Moderate Income (>120% of Area Meridian Income) 141
Total 480

Source:

Association of Bay Area Governments (ABAG). 2021. Final Regional Housing Needs Allocation (RHNA) Plan: San Francisco Bay Area, 2023-2031,
Table 4: Final RHNA Allocations.

The City is required to update its Housing Element every eight years to reflect the RHNA and State
housing policy. The Housing Element must include an inventory of sufficient sites zoned for each income
category of development. The existing 2015-2023 Housing Element (2015), which was based on the 5th
Cycle RHNA, addressed housing needs for the period 2015 through 2023. The City released the third
Public Review Draft 2023-2031 Housing Element for review on August 28, 2024, that addresses housing
needs for the period 2023 through 2031.'% The Draft Housing Element is based on the 6th cycle RHNA,
which applies to the planning period 2023 through 2031. The project site is designated as an affordable
housing opportunity site under the Draft 2023-2031 Housing Element, but not under the existing 2015—
2023 Housing Element.'°! The 46 deed-restricted affordable units of the project would be exclusively
available for purchase by low- and lower-income farmworker households (see Appendix B1).!%?

The project is designed to comply with all land use and zoning plans, policies, and regulations. It would
construct an affordable housing project for farmworkers, which would be consistent with Cycle 5 and
Draft Cycle 6 Housing Elements and the 2020 LCLUP.

The property is currently designated as Public Facilities and Institutions under the 2020 LCLUP, and is
currently zoned as Urban Reserve (U-R). The Coastal Commission has confirmed that the LCLUP is the
guiding document for development in the City of Half Moon Bay. Per the 2020 LCLUP, farmworker
housing is considered agricultural use.'® The project site is designated as a Housing Opportunity Site
under the 3" Draft 2023—2031 Housing Element for potential affordable housing development and the
project is consistent with furthering the stated goals of the 3™ Draft Cycle 6 Housing Element.

99 Association of Bay Area Governments (ABAG). 2021. Draft Regional Housing Needs Allocation (RHNA) Plan: San
Francisco Bay Area, 2023-2031. Available at: https://abag.ca.gov/sites/default/files/documents/2021-05/ABAG _2023-
2031 Draft RHNA Plan.pdf. Accessed June 4, 2024.

100 City of Half Moon Bay. 2024. Half Moon Bay Housing Element Update 2023-2031. Third Draft. Available at:
https://www.half-moon-bay.ca.us/775/Housing-Element-Update-2023-2031. Accessed August 29, 2024.

101 City of Half Moon Bay. 2024. Half Moon Bay Housing Element 2015-2023. Available at: https:/www.hcd.ca.gov/housing-
elements/docs/half-moon-bay-5th-adopted090515.pdf. Accessed June 4, 2024.

102 Association of Bay Area Governments (ABAG). 2021. Final Regional Housing Needs Allocation (RHNA) Plan: San

Francisco Bay Area, 2023-2031. Available at: https://abag.ca.gov/sites/default/files/documents/2021-
12/Final RHNA_Allocation_Report 2023-2031-approved_0.pdf. Accessed July 4, 2024.

103 City of Half Moon Bay. 2015. City of Half Moon Bay Housing Element Update 2015-2023. Available at:
https://www.hed.ca.gov/housing-elements/docs/half-moon-bay-5th-adopted090515.pdf. Accessed April 24, 2024.
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The Urban Reserve (U-R) zoning is intended to “reserve land within the city to meet the future needs for
urban development, consistent with the local coastal program land use plan and the general plan and its
elements.” The Public Facilities and Institutions designation includes educational, governmental,
agricultural, habitat restoration, and institutional uses, such as public schools, public works and utilities
yards and maintenance buildings, community gardens, public hospitals, and quasi-public uses such as
churches, and healthcare uses such as hospitals, clinics, and assisted living facilities. The 2020 LCLUP
recommends rezoning this property to Public/Quasi Public (P-S). Per CCC guidance, the 2020 LCLUP is
the primary guiding land use document and takes precedence when there are inconsistencies between the
2020 LCLUP and the zoning code. Per the 2020 LCLUP, farmworker housing is considered an
agricultural use. The proposed improvements to the City-owned property are consistent with the 2020
LCLUP land use designation and the Public/Quasi Public (P-S) zoning designation.

Project construction was implemented in March 2024 under an Emergency CDP. The project is an
emergency response to a mass shooting on January 23, 2023, at two Coastside farms, which caused at
least 19 lower-income farmworker households, comprising 40 individuals, to become homeless due to the
“red-tagging” of substandard and unsafe housing, which included storage containers, recreational
vehicles, and other non-habitable structures. These conditions precluded any ability for re-occupancy of
this housing. Following this tragedy, the County established an Emergency Farmworker Housing Safety
Task Force which has been inspecting housing on Coastside agricultural properties to ensure farmworker
safety and safe living conditions. As of November 2023, the task force had inspected 90 farmworker
housing units occupied by 268 farmworkers. The task force determined that units housing 68 farmworkers
do not meet minimum safety standards and require corrective actions. The County anticipates that the task
force will continue to identify substandard and unsafe housing units, creating an emergency need for
additional affordable housing units for, potentially up to 130 farmworkers in addition to the

19 households displaced by the red-tagging of substandard and unsafe housing described above.

The project was reviewed for consistency with policies relating to the 2020 LCLUP, Draft 2023-2031
Housing Element, and City Zoning Ordinance (Title 18),'* and the project was found to be consistent
with City policies and development regulations.

The project is designed to comply with all land use and zoning plans, policies, and regulations. The
project would include construction of an affordable housing project for farmworkers who are working on
the coast, which is both a Coastal Act and Local Priority land use and would meet the intentions of the 3™
Draft 2023-2031 Housing Element, including Goal 3 and Policies 1A, 1B, and 1C and 2020 LCLUP
Policies 2-3, 2-6, 2-8, 2-17, 4-1, and 4-4. The proposed project’s 47 units are located on an identified
Housing Opportunity site in the Town Center, which is compliant with 2020 LCLUP Policies 2-4 and 2-5.
The project would assist the County in meeting a portion of its regional fair share of housing allocation
for the 6th cycle of the RHNA. In particular:

e The project applicant has applied for and received an Emergency CDP, and will apply for a CDP,
which complies with 2020 LCLUP Policy 2-11. The City issued the Emergency CDP on
December 11, 2023.

e The project is designed to cluster buildings and provide minimal interference with visual
character and a maximum amount of open space, meeting the requirements of Municipal Code
Section 18.37.030 and 2020 LCLUP Policy 9-6. The project would undergo design review in
compliance with Municipal Code Chapter 18.37 and Architectural, Landscape and Site Plan
review under Municipal Code Chapter 14.37 and is designed to meet all visual resource

104 City of Half Moon Bay. 2020. Local Coastal Land Use Plan 2020 Comprehensive Update, Chapter 2: Development.
Available at https://www.half-moon-bay.ca.us/DocumentCenter/View/3784/Full-Combined-2020-HMB-LCLUP. Accessed
November 15, 2021.
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protection standards. Buildings are single story and sited as far from SR-92 as possible, which
reduces visual impacts from the SR-92 scenic corridor. The project includes shielded, downward-
facing lights that would be compliant with the Dark Night Skies 2020 LCLUP Policy 9-30 and
would be subject to Draft Lighting Plan Review in compliance with 2020 LCLUP Policy 9-31
and the Emergency CDP Conditions of Approval.

e The project is subject to the City’s growth management system, generally referred to as “Measure
D.” Measure D requires that one growth allocation per unit be secured prior to the issuance of a
CDP. Allocations are limited each year to a number that would result in 1% population growth
citywide with a 0.5% bonus allowed within a defined downtown area (the Downtown Half Moon
Bay Redevelopment Survey Area). The project site is located within the defined downtown area
and received 28 Measure D allocations for the downtown area that were not yet allocated as of
May 23, 2023, the date when the State’s Joe Serna Jr. Grant was awarded to the County for
28 manufactured housing units for farmworkers. No pending applications for allocations had been
submitted at that time, and no applicants were denied allocations within the downtown area in
2023 as of the date of the application for an Emergency CDP. The remaining 19 required
allocations will be issued prior to any approval of the follow-up CDP in 2024. Therefore, the
project is in compliance with Chapter 17.06 of the City’s Municipal Code and 2020 LCLUP
Policies 2-16 and 2-17.

e The project received a grading permit under the Emergency CDP in compliance with 2020
LCLUP Policy 6-89 and grading began in May 2024. Grading for the project will be completed
by October 15, 2024, and no grading would occur between October 15, 2024, and April 15, 2025,
in compliance with 2020 LCLUP Policy 6-90. Prior to October 15, 2024, temporary erosion
control measures would be put into place to minimize erosion and sedimentation during the
remainder of project construction in compliance with 2020 LCLUP Policy 6-83.

o The project is designed to be energy efficient and shift away from fossil fuels. The project would
provide one EV-capable parking space for each residence as well as three EV-capable parking
spaces for guests. The development is all-electric, and no natural gas would be provided. Water,
sewer, electric, and telecommunications would be extended to the project site and would be sized
appropriately to serve the development. All structures would meet Title 24 including CALGreen
building standards for energy efficiency. Landscaping would use drought-tolerant plants and be
designed to conserve water. Therefore, the project would be compliant with 2020 LCLUP
Policies 2-24, 2-77, and 5-55.

e A comprehensive biological resources evaluation of the entire 880 Stone Pine Road property was
prepared for the Corporation Yard Upgrade Project. The BRR was circulated to resource
agencies, including the USFWS, USACE, CCC, CDFW, and RWQCB, for a 45-day comment
period specified by the LCP per Section 18.38.035.C of the City’s Municipal Code. Comments
received on the BRR were addressed and the study was incorporated into the IS/MND prepared
for that development pursuant to CEQA. The IS/MND was adopted by the City and the Notice of
Determination was posted with the County on March 30 and April 20, 2022. The BRR evaluated
the wildlife conservation corridor designed for the Corporation Yard Upgrade Project. Therefore,
the project is compliant with 2020 LCLUP Policy 6-8.

e The project would be clustered on-site in order to minimize tree removal; protect the existing
wildlife corridor and adjacent ESHAS, including riparian and wetland vegetation; provide
designated buffers for riparian and wetland ESHAs; and allow for open space uses, including
trails. Open space areas would be planted with low-water-intensive and native species appropriate
to the soils and climate. Therefore, the project would comply with Municipal Code Section
18.37.045 and 2020 LCLUP Policies 6-10, 6-15, 6-18, 6-41, 6-49, and 6-57.
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e The mitigation measures from the Corporation Yard Upgrade Project IS/MND (PDP 21-053) are
incorporated into this IS/MND and the Conditions of Approval for the proposed project and shall
be complied with prior to and during construction. These include:

o BIO-1: Environmental Awareness Training, minimizing disturbance, 10-mile-per-hour
speed limit;
BIO-2: procedures to be followed if CRLF or SFGS are found on the project site;

BIO-3: measures to minimize impacts to nesting birds, including preconstruction nest
surveys and nesting birds monitoring;

BIO-4: measures to minimize impacts from runoff into Pilarcitos Creek;
BIO-5: protection of heritage trees during construction;

o O O

BIO-6: measures to minimize impacts to roosting bats; and
o BIO-7: measure to minimize impacts to San Francisco dusky-footed woodrat.
Therefore, the project is compliant with 2020 LCLUP Policies 6-63 and 6-64.

o All exterior lighting shall be fully shielded so that no light source is visible from outside the
property, except as otherwise expressly approved. As required by the Emergency CDP Conditions
of Approval, the permittee shall install lighting per plans and submitted photometric lighting plan
for all exterior light fixtures, including lighting for parking lots, walkways, and open space areas.
No floodlights would be permitted on-site. Therefore, the project would not increase illumination
in adjacent ESHAs and would be compliant with 2020 LCLUP Policy 6-62.

e The project would be required to have a SWPPP during construction and would include an
erosion and sediment control plan which shall be submitted in conjunction with the Grading
Permit that shows effective BMP and erosion and sediment control measures for the project site.
Construction plans shall also include the “construction best management practices” plan sheet.
Therefore, the project would be in compliance with 2020 LCLUP Policies 6-78, 6-79, and 6-83.
In addition, the SWPPP would include post-construction stormwater management in compliance
with 2020 LCLUP Policy 6-84.

e The project includes an on-site drainage plan dated November 28, 2023. Prior to the issuance of a
grading permit, the permittee shall demonstrate that the grading plan is in substantial
conformance with the Drainage Plan. Plans shall include supporting calculations for stormwater
detention on the site for the additional run-off from a 10-year frequency storm of 2-hour duration.
In addition, the building plans shall specify that all copper building elements will be pre-patinated
at the factory, or if patination will occur on the project site, the plans shall identify best
management practices in conformance with the San Mateo Countywide Water Pollution
Prevention Program Requirements for Architectural Copper, to the satisfaction of the City
Engineer. The project would protect coastal water quality and include green infrastructure and
natural stormwater management and treatment systems, as required by the County’s stormwater
management guidelines for C.3-regulated projects and GIP. The project is designed to comply
with 2020 LCLUP Policies 3-44, 6-84, and 6-93 and Municipal Code Chapter 13.15.

e The project site is within the service area of the CCWD. The affordable farmworker housing units
planned for the project site qualify as both a Local and Coastal Act priority use as described in the
City’s Municipal Code and 2020 LCLUP. The new manufactured homes will be affordable to low
and lower-income households and qualify for affordable housing priority water connections.
Because agriculture is a California Coastal Act priority land use, and because farmworker
housing is considered to be an agricultural use, farmworker housing units are also eligible for
California Coastal Act priority water connections. The CCWD estimates that 30 water
connections will be needed for the Stone Pine Cove residential units and additional connections
will be needed for landscaping. The applicant has secured connections directly from CCWD with
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the City authorizing 15 units from California Coastal Act priority allocation and 15 connections
from Local Priority Use allocation. An agreement has been executed with the CCWD to provide
30 water connections. The City has confirmed that adequate sewer capacity and connections exist
for the proposed project. Therefore, the project complies with 2020 LCLUP Policies 3-6 and 3-14
and Chapters 18.05 and 18.35 of the City’s Municipal Code.

e The project is located in a dam failure inundation zone for Pilarcitos Dam. A catastrophic failure
of Pilarcitos Dam would inundate the project site along with a large portion of the rest of the city.
The housing provided by the project is necessary to re-house existing farmworkers whose homes
have been red-tagged and who face becoming homeless without the project. The dam is in
satisfactory condition and well-maintained, and the likelihood of a catastrophic dam failure is
very small.!® As discussed in the Emergency CDP:

Evacuation Planning: The City’s Emergency Preparation and Response Division
is currently developing city-wide evacuation plans that cover various scenarios
including tsunami, flooding, dam inundation, and wildfire events. The City will
be working with the County to develop an emergency response and evacuation
plan specific to the new neighborhood. Concurrently, the City will initiate
emergency response planning for the Cypress Cove community and other
potentially impacted areas. This will include planning for evacuation in the
unlikely event of a catastrophic dam failure of the Pilarcitos Dam.

o The site is not mapped within a VHFHSZ per the California Department of Forestry and Fire
Protection (CAL FIRE). Tree removals, including some eucalyptus trees, and new landscaping
that will be irrigated and managed will put in place ongoing fuel load management and reduce
wildland fire risk for this portion of the project site. The neighborhood design complies with the
California Fire Code and the CFPD’s standards for emergency vehicle access. Fire hydrants and
water service will comply with the CCWD and CFPD’s requirements. Therefore, the project is
compliant with 2020 LCLUP Policies 7-64, 7-66, and 7-70.

e The project has completed a cultural resources investigation and would not impact historical,
archaeological, or paleontological resources. Therefore, the project is compliant with 2020
LCLUP Policy 8-9.

e The project would provide affordable housing and it is likely that the growth rate over a 3-year
period would not exceed 40 units per year. Therefore, the project would comply with LCP Policy
3.14a. In addition, the proposed project includes hydromodification features to ensure that post-
project stormwater runoff does not exceed pre-project levels. The project would be consistent
with these policies.

e The project site has dense clusters of trees in the southwestern corner of the site that will be
removed. These trees are typically small, volunteer saplings of undesirable or invasive species. Of
these, only 12 specimens meet the definition of a “heritage trees” per the City's Municipal Code
(Section 7.40.020). Eight of the heritage trees are Monterey pine, ranging in size from 12 to 15
inches dbh, with an average size of 13.4 inches; three of the heritage trees are Monterey cypress,
ranging in size from 12 to 15 inches dbh with an average size of 13.3 inches; and the remaining
heritage tree is a shining willow. Per the City’s Municipal Code, heritage trees shall be replaced
“on a one-for-one basis with a minimum size twenty-four-inch box specimen tree” (Section

105 California Department of Water Resources (DWR). 2022. Dams Within the Jurisdiction of the State of California. Dams
Listed Alphabetically by Dam Name. California Department of Water Resources Division of Safety of Dams. Available at:
https://water.ca.gov/-/media/DWR-Website/ Web-Pages/Programs/All-Programs/Division-of-Safety-of-
Dams/Files/Publications/Dams-Within-Jurisdiction-of-the-State-of-California-Listed-Alphabetically-by-Name-September-
2022.pdf. Accessed April 29, 2024
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7.40.060). The current Landscape Site Plan and Schematic Planting Plan (pages 18 through 25 of
the design plans in Appendix A) propose approximately 69 new 24-inch box trees to be installed
throughout the new development, a ratio of nearly 6:1. Proposed replacement species may include
Monterey cypress (as infill for portions of the existing hedge row), Catalina ironwood, New
Zealand Christmas tree, and Chinese elm, though final species and locations are still to be
determined. The ultimate goal for all the proposed new plantings is for species and locations to be
optimized for long-term success. All existing trees to be retained on the project site would be
fenced during construction and provided with temporary irrigation. Therefore, the project is
compliant with Chapter 4-70 of the City’s Municipal Code.

As discussed above, the project is designed to comply with all land use and zoning plans, policies, and
regulations. As discussed in Section 3.4, Biological Resources, the project would comply with policies
related to ESHAS, special-status species, and heritage trees. Operationally, the project would assist the
City in meeting a portion of State and local RHNA housing goals and would develop housing in the Town
Center, which would decrease VMT and improve the jobs/housing balance for agriculture. Additionally,
the project does not propose any other new, expanded, or modified land use in the project area and would
not conflict with the existing and surrounding uses. Impacts related to traffic are discussed in Section
3.17, Traffic and Circulation. Therefore, the project would not conflict with any land use plan, policy, or
regulation adopted for the purpose of avoiding or mitigating an environmental effect, and this impact
would be less than significant.

3.12 Mineral Resources

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Environmental Issues Impact Incorporated Impact No Impact
Would the project:
(a) Resultin the loss of availability of a known mineral ] ] ]
resource that would be of value to the region and the
residents of the state?
(b) Resultin the loss of availability of a locally-important ] ] ]

mineral resource recovery site delineated on a local
general plan, specific plan or other land use plan?

Environmental Evaluation

a. Would the project result in the loss of availability of a known mineral resource
that would be of value to the region and the residents of the state?

A significant impact may occur if a project site is located in an area used or available for extraction of a
regionally important mineral resource, if a project would convert an existing or future regionally
important mineral extraction use to another use, or if a project would affect access to a site used or
potentially available for regionally important mineral resource extraction.

The project is located in an area designated (zoned) by the State as Mineral Resource Zone (MRZ)-3 for
aggregate mineral resources.'® MRZ-3 is defined as an area containing mineral deposits, the significance

106 California Department of Mines and Geology (CDMG). 1982. Mineral Resource Sectors. South San Francisco Bay
Production-Consumption Region, Half Moon Bay Quadrangle, Special Report 143, Plate 2.3 and Plate 2.73. Available at:
https://maps.conservation.ca.gov/cgs/informationwarchouse/index.html?map=mlc. Accessed April 16, 2024.
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of which cannot be evaluated from available data. Neither the project site nor the surrounding area is
identified as an area containing mineral deposits of statewide or regional significance. The closest
identified aggregate resource section is at Pilarcitos Quarry, approximately 2.2 miles northeast, off SR-92.
Therefore, no impacts to mineral resources of statewide or regional significance would occur.

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

A significant impact would occur if a project were located in an area used or available for extraction of a
locally important mineral resource and the project converted an existing or potential future locally
important mineral extraction use to another use, or if a project affected access to a site in use or
potentially available for locally important mineral resource extraction.

Neither the project site nor the surrounding area is identified as an area containing mineral deposits of
local significance.!”” Therefore, no impacts to mineral resources of local significance would occur.

3.13 Noise

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Environmental Issues Impact Incorporated Impact No Impact
Would the project:
(a) Resultin generation of 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?
(b) Result in generation of excessive groundborne ] ]
vibration or groundborne noise levels?
(c) For a project located within the vicinity of a private O O O

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?

107 City of Half Moon Bay. 2014. Plan Half Moon Bay. Existing Conditions, Trends, and Opportunities Assessment. Available at:
https://www.half-moon-bay.ca.us/DocumentCenter/View/174/HMB-Existing-Conditions-Report-PDF. Accessed April 16,
2024.
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Environmental Evaluation

a. Would the project result in generation of 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?

Construction

Noise impacts resulting from construction depend on the noise generated by various pieces of
construction equipment, the timing and duration of noise-generating activities, and the distance between
construction noise sources and noise-sensitive areas. Construction noise impacts primarily result when
construction activities occur during noise-sensitive times of the day (e.g., early morning, evening, or
nighttime hours), the construction occurs in areas immediately adjoining noise-sensitive land uses,

or when construction lasts over extended periods of time.

The residential uses west of the project area represent the majority of the sensitive receptors in the
vicinity of the project site. The nearest residences are on Patrick Lane and Erin Way and are
approximately 40 feet from the project site.

The City has established restrictions limiting construction and similar noise-generating activities from
7:00 a.m. to 6:00 p.m., Monday through Friday; 8:00 a.m. to 6:00 p.m., Saturdays; and 10:00 a.m. to
6:00 p.m., Sundays and holidays. The City Engineer may approve exceptions to these hours, if necessary,
to facilitate the orderly completion of work and minimize disruption to the community.'®® The project
contractor would be required to comply with construction hour restrictions. Under the City’s Municipal
Code Section 9.23.010.E.3, “Movement of buildings, prefabricated structures or other large items which
would cause extensive traffic disruption during non-curfew hours may be completed between 10:00 p.m.
and 8:00 a.m.”!%

Construction activities would generate noise that would vary over the approximately 13-month
construction period and would include equipment such as paver, dump truck, asphalt trucks, cement
mixer, motor grader, scraper, bulldozer, backhoe, forklift, rubber-tired loader, motor grader, steel drum
roller, water truck, and hand tools such as saws and hammers. Additionally, there would be secondary
noise from construction worker vehicles and vendor deliveries. During construction, noise-generating
activities would be limited to the allowable hours in the City’s noise ordinance—S8:00 a.m. to 6:00 p.m.,
Monday through Saturday—and no construction would be allowed on Sundays and holidays unless
expressly authorized by the City. Construction-related mobilization and staging may commence no earlier
than 7:00 a.m. and cease no later than 7:00 p.m. No nighttime construction would occur. Because
construction noise would comply with local noise regulations, impacts related to construction noise would
be less than significant. To the extent feasible, the project would implement the BMPs in Mitigation
Measure NOI-1 to further reduce construction noise and further reduce this less-than-significant impact:

Implementation of Mitigation Measure NOI-1 would further reduce construction noise levels from the
project site and minimize disruption and annoyance to neighboring residents. Implementation of these

108 City of Half Moon Bay. 2019. Half Moon Bay Municipal Code, Chapter 14.40: Hours of Construction. Available at:

https://www.codepublishing.com/CA/HalfMoonBay/#!/HalfMoonBay14/HalfMoonBay1440.html#14.40. Accessed April 21,
2021.

109 City of Half Moon Bay. Half Moon Bay Municipal Code, Chapter 9.23: Noise. Available at:

https://www.codepublishing.com/CA/HalfMoonBay/#!/HalfMoonBay14/HalfMoonBay1440.html#14.40. Accessed June 7,
2024.
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measures, and recognizing that noise generated by construction activities would occur over a temporary
period, would further reduce this less-than-significant impact from the temporary increase in ambient
noise levels.

Operation

Operational noise from personal vehicles and sounds generated by residents living in a residential
neighborhood would be similar in nature to the adjacent residential neighborhoods and would operate
within the requirements of Chapter 9.23, Noise, of the City’s Municipal Code. According to the
Transportation Impact Analysis prepared for the project,'' residential traffic would increase by
approximately 7% compared to the proposed project. Therefore, the permanent noise level increase due to
the project-generated traffic would be similar to the noise level of existing traffic at noise-sensitive
receptors in the project vicinity. Therefore, the proposed project would not cause a substantial permanent
noise level increase at the nearby noise-sensitive receptors. This impact is considered less than significant.

b. Would the project result in generation of excessive groundborne vibration or
groundborne noise levels?

Construction activities (e.g., ground-disturbing activities, including movement of heavy construction
equipment and hauling of debris and soil to and from the project site) may generate localized groundborne
vibration and noise. Blasting or pile-driving activities would not occur during construction of the project.
Generally, construction-related groundborne vibration is not expected to extend beyond 25 feet from the
generating source. Construction activities include road construction, paving, leveling pads for
manufactured homes, and installing manufactured homes. Construction equipment for the roadway could
include a compactor machine (vibratory pad or drum roller). The closest sensitive receptors are residences
approximately 40 feet from the western edge of the project area. Based on the distance of more than

25 feet to sensitive receptors, groundborne vibration from on-site construction is not anticipated for
residences. Hauling of soils and debris could generate vibrations along local haul routes. The project is
anticipated to require a total of approximately 550 round-trip trucks trips over the approximately
13-month construction period. The project would be required to adhere to the City Noise Ordinance as a
standard condition of approval. Therefore, any annoyance to residents along local haul routes would be
short term and temporary, and impacts related to groundborne noise or vibration would be less than
significant.

Residential neighborhoods do not include significant sources of groundborne noise or vibration. No
operational impacts would occur.

c. For a project 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?

The project is located approximately 4.3 miles from the nearest airport, Half Moon Bay Airport, a facility
owned and operated by the County of San Mateo. There is an adopted Airport Land Use Compatibility
Plan. The site is in excess of 2 miles from the Airport, not subject to Airport Land Use Commission
(ALUC) review and therefore, no impact would occur.

10 DK'S Associates. 2023. Stone Pine Cove Transportation Impact Analysis. Prepared for the City of Half Moon Bay. November
2023.
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Mitigation Measures

NOI-1 Construction Noise Best Management Practices. The noise impacts of construction
equipment may be minimized through modification of the equipment, through the
placement of equipment on the project 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 best management
practices in all contracts related to project construction activities near sensitive land uses:

a.

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 equipment 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.

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.
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3.14 Population and Housing

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Environmental Issues Impact Incorporated Impact No Impact
Would the project:
(a) Induce substantial unplanned population growth in an ] ] ]
area, either directly (for example, by proposing new
homes and businesses) or indirectly (for example,
through extension of roads or other infrastructure)?
(b) Displace substantial numbers of existing people or O O O

housing, necessitating the construction of
replacement housing elsewhere?

Environmental Evaluation

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

City and County General Plans develop growth plans and projections for the areas in their jurisdiction.
A significant impact would occur if a project included a General Plan amendment, which could result in
an increase in population over that projected in the adopted General Plan, or if a project would induce
substantial unplanned growth on the project site or surrounding area.

Construction job opportunities created as a result of the project are not expected to result in substantial
population growth in the area. The work requirements of most construction projects are highly specialized
so that construction workers remain at a job site only for the time frame during which their specific skills
are needed. Additionally, the construction workers would likely be supplied from the region’s labor pool.
Construction workers would not be likely to relocate their household as a consequence of working on the
project, and as such, significant housing or population impacts would not result from construction of the
project. Therefore, there would be no construction-related population growth, and no impact would occur.

The project would construct a manufactured home community with 47 residences, which would include
11 one-bedroom units, 24 two-bedroom units, and 12 three-bedroom dwelling units. According to the
U.S. Census Bureau, the average persons per household in the city between 2018 and 2022 was 2.67
persons/ household.!!! Using this number, the project would be expected to house up to approximately
126 residents.

The project is intended to house 19 households displaced from the aftermath of the January 2023 mass
shooting which included displacement of these residents due to red-tagging of substandard and unsafe
housing on the two farms, as well as other farmworker households currently living in substandard living
conditions. The 19 households include a total of approximately 40 individuals, which is lower than U.S.
Census statistical average (2.67x19=51) by 25%.!'? Therefore, the initial project population may be less
than 126 residents. A majority of the displaced residents are currently residing in the city or surrounding

1'U.S. Census Bureau. 2022. Quick Facts. Population estimates Half Moon Bay, CA. available at:
https://datausa.io/profile/geo/half-moon-bay-ca. Accessed April 30, 2024.

112 pKs. 2023. Half Moon Bay Stone Pine Cove Transportation Impact Analysis. Prepared for the City of Half Moon Bay.
November 2023.
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unincorporated area. We expect other new residents to also be from within city limits, many of which
may very well be relocating from overcrowded homes.

According to the Draft 2023-2031 Housing Element:

The LCLUP was recently comprehensively updated and adopted by City Council in 2020
and certified by the California Coastal Commission in April 2021. Because the City is
located wholly within the Coastal Zone, the LCLUP serves as the City’s General Plan
Land Use Element. Therefore, in updating the LCLUP, which has a 2040 planning
horizon, the City assumed that the LCLUP would need to provide adequate sites for at
least two RHNA cycles. The City also assumed that RHNA would probably increase, but
only to an extent that would fit within the City’s residential growth limits certified by the
Coastal Commission.

The City’s Corporation Yard property is identified in the Cycle 6 Draft Housing Element Update as a
Housing Opportunity Site for affordable housing with a capacity of up to 50 units.!''* The project would
construct 47 manufactured units (46 deed-restricted affordable units and one manager’s unit) and some of
which will be replacement units for identified displaced households. Therefore, the population increase
associated with implementation of the project would be considered planned growth and the project would
not induce substantial unplanned population growth in the area, either directly or indirectly, and impacts
would be less than significant.

The project is subject to Measure D, the City’s growth management allocation system. Allocations are
limited each year to a number that would result in a 1% population growth citywide, with a 0.5% bonus
allowed within a defined downtown area. The project lies within that designated Measure D downtown
area and 28 allocations were awarded during the 2023 Measure D allocation period prior the Emergency
CDP and the State of California Joe Serna Jr. Grant. An additional 19 allocations were awarded as part of
the 2024 Measure D allocation period. The project received a total of 47 Measure D allocations. No
other downtown Measure D applicants were denied permits as a result of the proposed project in either
2023 or 2024.

b. Would the project displace substantial numbers of existing people or housing,
necessitating the construction of replacement housing elsewhere?

The project would construct new affordable housing in a vacant parcel and would not displace people or
existing housing. Therefore, no impact would occur.

3.15 Public Services

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Environmental Issues Impact Incorporated Impact No Impact

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

(a) Fire protection? O] ] O

13 City of Half Moon Bay. 2024. City of Half Moon Bay Housing Element — Revised HCD Drafi May 31, 2024. Available at:
https://www.half-moon-bay.ca.us/DocumentCenter/View/6661/C_HMB_Housing-Resources. Accessed May 31, 2024.

100


https://www.half-moon-bay.ca.us/DocumentCenter/View/6661/C_HMB_Housing-Resources

Stone Pine Cove Affordable Farmworker Housing Project Draft Initial Study/Mitigated Negative Declaration
Chapter 3 Environmental Checklist and Responses

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Environmental Issues Impact Incorporated Impact No Impact
(b) Police protection? O O O
(c) Schools? O O O
(d) Parks? ] ] ]
(e) Other public facilities? ] ] ]

Environmental Evaluation

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

The CFPD provides fire protection services for the site presently and would continue to serve the project.
The majority of new residents of the project would likely already be living within the CFPD service area.
The CFPD serves the City of Half Moon Bay and the unincorporated Coastside from south of Half Moon
Bay to Montara. The District contracts with CalFire. CalFire also contracts with San Mateo County to
provide fire protection services for the area located outside the CFPD boundaries which includes the
communities of Montara, Moss Beach, Princeton, El Granada, and Miramar; and the surrounding
unincorporated areas.

In addition to traditional fire service, the CFPD provides Advance Life Support, Cliff Rescue, Water
Rescue, Confined Space Rescue, and Vehicle and Residential Lock-Out services. The CFPD responds to
approximately 2,600 calls for service each year.!'!* These incidents include medical aid, fires and fire
alarms, water rescue, cliff rescue, traffic accidents, odor investigations, hazardous materials, and public
service assists.'!®

Three fire stations operate within the CFPD, including Fire Station 40, located within the downtown areca
of the city of Half Moon Bay; Fire Station 41, located within the unincorporated area of El Granada; and
Fire Station 44, located in the unincorporated area of Moss Beach. Fire Station 40 is located
approximately 1.1 miles southwest of the project site and serves as the CFPD headquarters. Station 40
(Half Moon Bay) would provide initial fire and emergency medical service response to the project site,
and Stations 41 (El Granada) and 44 (Moss Beach) would support the initial response, if needed.

As noted above, depending on what type of emergency is called in, the proposed project would primarily
be served by Station 40 (Half Moon Bay), located approximately 1.1 miles southwest of the project site
on Main Street. Station 40 would provide initial fire and emergency medical service response, and

114 Coastside Fire Protection District. 2023. 2020 Annual Report. Available at:
https://www.coastsidefire.org/files/2f82a78c4/03242 1 +tab+3+b.+2020+Coastside+ Annual+Report.pdf. Accessed April 29,
2024.

115 Coastside Fire Protection District. 2023. 2020 Annual Report. Available at:
https://www.coastsidefire.org/files/2{82a78c4/032421+tab+3+b.+2020+Coastsidet+Annual+Report.pdf. Accessed April 29,
2024.
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Stations 41 and 44 would support the initial response. The CFPD’s response time goal is to respond
within 6 minutes 59 seconds of receiving the call. The average response time in the first quarter of 2022
was 4 minutes and 46 seconds for Station 40.!'® The proximity of Fire Station 40 to the project site
indicates that the response times would likely meet established CFPD response time goals.

The CFPD has 32 paid positions, along with 11 volunteer firefighter positions. Paid positions include one
Assistant Fire Chief, one Fire Marshall, one Deputy Fire Marshall, four Battalion Chiefs, and two
administrative support positions. All stations are staffed with one Fire Captain and two Fire Apparatus
Engineers, one of which is a paramedic to provide advance life support service. Shift personnel work a
scheduled 3-day/72-hour workweek.!'!’

The Half Moon Bay Volunteer Fire Department (Volunteer Fire Department) is a Volunteer Division of
the CFPD. The Volunteer Fire Department is comprised of approximately 15 members and is under the
direction of the Fire Chief. The number of volunteers reflects the current needs of the Volunteer Fire
Department and is determined by the Chief of the Volunteer Division. The objectives of the Volunteer
Fire Department are to operate within the boundaries of the CFPD as a supplemental force to the
regular paid department, and to operate as a trained unit for both fire suppression and non-suppression
situations.!!8

Construction

Construction of the proposed project would increase the potential for accidental on-site fires from
sources such as the operation of mechanical equipment and use of flammable construction materials. In
most cases, compliance with building and fire codes, including implementation of basic housekeeping
procedures (including removal of fuel loads) by the construction contractors and work crews, would
minimize these hazards. The impacts in this instance is primarily related to brush fire as there will not be
laydown of building materials on-site given the manufactured homes will be built off-site.

Construction activities also have the potential to affect fire protection, such as emergency vehicle
response times, by adding construction traffic to the street network and potentially by requiring partial
lane closures during street improvements and utility installation.

CFPD Station 40 is located on the southern end of Main Street in Half Moon Bay, approximately

1.1 miles from the southern boundary of the proposed project site. Construction impacts would require
partial lane closures and periodic road closures that would be temporary in nature. The contractor would
be required to maintain emergency access to the City’s Corporation Yard at all times. The road is a dead
end road and the Corporation Yard is the only facility beyond the housing site. Therefore, project
construction would not significantly impact emergency vehicle response times. Based on the above
information, construction of the proposed project would not be expected to substantially increase fire
risks or temporarily increase firefighting and emergency service response times. Therefore, potential
impacts to fire services during construction would be less than significant.

116 San Mateo County Public Safety. 2022. 2022 Monthly Statistics Coastside Fire Protection District. Available at:
https://www.coastsidefire.org/files/547853691/052522+tab+8+April+2022+Stats.pdf. Accessed June 6, 2024.

17 Coastside Fire Protection District. 2023. 2020 Annual Report. Available at:
https://www.coastsidefire.org/files/2f82a78c4/03242 1 +tab+3+b.+2020+Coastside+ Annual+Report.pdf. Accessed April 29,
2024.

118 Coastside Fire Protection District. 2023. Coastside Volunteer F irefighters. Available at:
https://www.coastsidefire.org/coastside-volunteer-firefighters. Accessed April 30, 2024.
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Operation

The project would develop 47 residential units on a 6.82-acre project site. Project implementation could
result in a population increase at Stone Pine Cove of approximately 126 residents, resulting in an increase
in demand for fire protection services relative to the population of the project vicinity.''* However, some
of those units are replacements for red-tagged units within the City; therefore, the number of new
residents to the City is actually lower overall. Although there is not a direct proportional relationship
between increases in land use activity and increases in demand for fire and emergency services, it is
logical, to some extent, to anticipate that the number of calls for fire and emergency services would
increase with implementation of the proposed project. The project has been reviewed and approved by the
CFPD including the required provision of individual unit fire sprinklers. The neighborhood design
complies with the California Fire Code and the CFPD’s standards for emergency vehicle access. Fire
hydrants and water service will comply with the CCWD and CFPD’s requirements. '2%12!

The project site is not located within a mapped VHFHSZ; however, per the ABAG Hazard Viewer, the
project site is located approximately 190 feet southwest of VHFHSZs.!?? Additionally, while the project
site is not mapped within a hazardous fire area, there are open space areas to the west of the project site
that extend into the foothills of the Santa Cruz Mountains. These areas are within High Fire Hazard
Severity Zones and VHFHSZs. The project site could be vulnerable to these wildland fires, should they
occur. The Emergency CDP includes a requirement for evacuation planning that include development of
City-wide evacuation plans in response to wildfire. The City will be working with the County to develop
an emergency response and evacuation plan specific to the new neighborhood. Concurrently, the City will
initiate emergency response planning for the Cypress Cove community and other potentially impacted
areas. This will include planning for evacuation in the event of wildfire.

The project would conform to the 2022 California Building Standards Code (CCR Title 24), which
includes the California Fire Code. Furthermore, the project would comply with CFPD Code DI-005,
Residential Sprinkler Systems, which requires the installation and maintenance of an automatic fire
sprinkler system in all newly constructed residential buildings.'?* The project would also comply with all
applicable California Fire Code requirements associated with adequate fire access, fire flows, and number
of hydrants. Landscaping would be irrigated and maintained to reduce susceptibility to wildfires. The
likelihood that a structural fire would expand into a wildland fire before it can be brought under control is
therefore significantly reduced. Similarly, wildfires will be less able to burn these buildings because of
the preventative measures in place.

The CFPD would have adequate response times to the project site and surrounding vicinity; no additional
fire personnel or equipment would be necessary to serve the project. The project would not physically
alter existing fire protection facilities, nor require the construction of new facilities. In addition, the

19 U.S. Census Bureau. 2022. Quick Facts. Population estimates Half Moon Bay, CA. available at:
https://datausa.io/profile/geo/half-moon-bay-ca. Accessed April 30, 2024.

120 California Building Standards Commission/Office of the State Fire Marshal. 2022. California Fire Code 2022. Available at:
https://up.codes/viewer/california/ca-fire-code-2022. Accessed June 7, 2024.

121 coastside Fire Protection District. 2024. Fire Prevention Bureau Standards. Available at: https://www.coastsidefire.org/fire-
prevention-bureau-standards. Accessed June 7, 2024.

122 Metropolitan Transportation Commission (MTC)/Association of Bay Area Governments (ABAG). 2024. Hazard Viewer GIS
Map. Available at: https://mtc.maps.arcgis.com/apps/webappviewer/index.html?id=4a6{3f1259df42eab29b35dfcd086fc8.
Accessed April 29, 2024.

123 Coastside Fire Protection District (CFPD). 2019. DI-005. Residential Sprinkler Requirements, Standard Detail and
Specification Manual. Available at: https://www.coastsidefire.org/files/e37bce3b2/DI-
005+Residential+Sprinkler+Requirements+050719rev.pdf. Accessed June 7, 2024.
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project site is located within an urban, built-up area of San Mateo County with adequate response times
and infrastructure; thus, the project would not significantly increase the demand for fire protection
services. Therefore, buildout of the project site is not expected to increase exposure and vulnerability to
wildfire hazard and the impacts would be less than significant.

Based on the above information, implementation of the project would not be expected to overload
firefighting and emergency services to the extent that there would be a need for new, expanded,
consolidated, or relocated fire facilities. Therefore, potential impacts to fire services would be less than
significant, and no mitigation measures are required.

b. Would the project result in substantial adverse physical impacts associated
with the provision of new or physically altered governmental facilities, need
for new or physically altered governmental facilities, the construction of which
could cause significant environmental impacts, in order to maintain
acceptable service ratios, response times or other performance objectives for
police protection?

Law enforcement services are provided citywide by the San Mateo County Sheriff’s Department through
a contract with the City. The contract includes staffing necessary to serve all properties and residents
located within City limits. Staff a Captain which serves as the City designated Chief of Police Services,
sergeants, and a minimum of two patrol deputies at any given time within City limits. City contract staff
are part of the Coastside Patrol Bureau of the Sheriff’s Department. City services are provided through
the substation located at 537 Kelly Avenue, Half Moon Bay. Unincorporated services and support to the
City are provided via a second substation is located at 500 California Avenue, Moss Beach.

Patrol services in the vicinity of the proposed project would be provided by the Coastside Patrol Bureau,
based at the Half Moon Bay substation on Kelly Avenue, approximately 0.9 mile southeast of the project
site. The Coastside Patrol Bureau is typically staffed with 27 full-time deputy sheriffs, four sergeants, and
one captain. Under the current contract, the Captain is principally committed to the City (75-percent
allocation). The Coastside Patrol Bureau is staffed with sufficient resources to respond on a 24-hour basis
to any emergency. Additionally, two full-time community policing deputies are assigned to address the
needs of the community, including both law enforcement and quality-of-life issues.'** The Half Moon
Bay substation’s staffing and equipment inventory are adequate to meet the current demand for police
protection services in the project area and would be considered adequate to serve the future needs of the
project.'?

The construction of 47 new housing units would provide housing for approximately 126 people, some of
which may already be residents of the City. There would be an increased demand for police services in
the project area. There is not a direct proportional relationship between increases in land use activity and
increases in demand for police protection, and it is logical, to some extent, to anticipate that the number of
calls for police response to home burglaries, vehicle burglaries, damage to vehicles, traffic-related
incidents, and crimes against persons would increase with the increase in onsite activity and population
and increased traffic on adjacent streets and arterials. However, many of the new residents are currently
living in the San Mateo County Sheriff’s service area, and would be achieving improved living conditions

124 San Mateo County Sheriff’s Department. 2023. Coastside Patrol Bureau. Available at: https:/www.smcsheriff.com/patrol-
services/coastside-patrol-bureau. Accessed April 7, 2023.

125 Cheechov, R. Chief of Police Services. San Mateo County Sheriff’s Office. 2024. Personal communication with Juliet
Bolding, Associate Planner, SWCA Environmental Association. August 2, 2024.
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and access, which may reduce the number of calls for service over current conditions. 2 Because a
number of other factors also contribute to crime rates, such as police presence, crime prevention
measures, and ongoing legislation and funding, the potential for increased crime rates is not necessarily
directly proportional to increases in land use activity.

Although the project would increase the number of persons and level of activity on the project site, given
the type of use and its similarity to the surrounding area, there is no indication that implementation of the
proposed project would result in increased crime in surrounding neighborhoods, or that the design of the
project would increase calls for service beyond that considered normal and appropriate within the area.
Many of the new residents were living in substandard conditions, and although they did generate service
calls, improved living conditions and access may reduce the number of calls from this population.'?” The
project would not require new or altered public safety facilities. Therefore, project impacts on police
services would be less than significant, and no mitigation measures are required.

c. Would the project result in substantial adverse physical impacts associated
with the provision of new or physically altered governmental facilities, need
for new or physically altered governmental facilities, the construction of which
could cause significant environmental impacts, in order to maintain
acceptable service ratios, response times or other performance objectives for
schools?

The project area is served by the Cabrillo Unified School District (CUSD). A significant impact may
occur if the CUSD could not adequately serve a project, and a new or physically altered school or schools
would be necessary. The CUSD has four elementary schools, one middle school, one high school, one
alternative high school, and an adult education program. Between 2017 and 2022, overall enrollment in
the district declined by approximately 400 students.'?® Enrollment in the school district is expected to
decline by an additional 122 students between 2023 and 2025.'%

The project would construct 46 new affordable farmworker housing units and one manager’s unit.
Students would likely attend Alvin S. Hatch Elementary School, Cunha Intermediate School and Half
Moon Bay High School. The project is likely to generate a minimal number of new students to the CUSD,
because the majority of the households are expected to be from Half Moon Bay and its vicinity, and their
children would likely be currently enrolled in CUSD schools. In addition, all three schools have room for
additional students because of the steady decline at all schools in the Cabrillo Unified School District
student population. Therefore, the addition of a minimal number of new students at this site would not
cause a need for construction of new facilities, and this impact would be less than significant.

126 Cheechov, R. Chief of Police Services. San Mateo County Sheriff’s Office. 2024. Personal communication with Juliet
Bolding, Associate Planner, SWCA Environmental Association. August 2, 2024.

127 Cheechov, R. Chief of Police Services. San Mateo County Sheriff’s Office. 2024. Personal communication with Juliet
Bolding, Associate Planner, SWCA Environmental Association. August 2, 2024.

128 Cabrillo Unified School District (CUSD). 2023. Cabrillo Unified School District 2022-23 Third Interim Financial Report.
Available at: chrome-extension://efaidnbmnnnibpcajpcglclefindmkaj/https://cdnsm5-
ss10.sharpschool.com/UserFiles/Servers/Server 18664976/File/Business%20Services/3.a.1%202022-

23 Third Interim_Presentation May 30 2023.pdf. Accessed April 30, 2024.

129 Enrollment Projection Consultants. 2020. Enrollment Forecast Findings and Projections. October 31. Available at:
https://www.cabrillo.k12.ca.us/UserFiles/Servers/Server 18664976/File/Budget%20Advisory/2020-21%20Forecast%20
Demographer%20Report%20for%20CUSD%20for%20Board%20Meeting.pdf. Accessed April 21, 2024.
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d. Would the project result in substantial adverse physical impacts associated
with the provision of new or physically altered governmental facilities, need
for new or physically altered governmental facilities, the construction of which
could cause significant environmental impacts, in order to maintain
acceptable service ratios, response times or other performance objectives for
parks?

Parks and recreation facilities that could be used by the residents of the project include parks and trails
operated by the City (Half Moon Bay Coastal Trail, Frenchman’s Creek Park, Kehoe Park, Carter Park,
Fernandez Park, Mac Dutra Plaza, Oak Avenue Park, Ocean View Park, Skate Park, and Smith Field), the
County Parks Department (Pillar Point Bluff, Quarry Park, Mirada Surf, Moss Beach Park, Fitzgerald
Marine Reserve, and Devil’s Slide Trail are located between Half Moon Bay and Montara; and Tunitas
Creek Beach, Memorial Park, Pescadero Creek Park, and Sam McDonald Park are located south of the
City),'*° the California Department of Parks and Recreation (Half Moon Bay State Beach, including
Dunes, Roosevelt, and Venice beaches; Montara State Beach and Gray Whale Cove State Beach to the
north; and Burleigh H. Murray Ranch, Cowell Ranch State Beach, Afio Nuevo State Park, and Big Basin
Redwoods State Park to the south),'3! and the Midpeninsula Regional Open Space District (Purisima
Creek Redwoods, Skyline Ridge, and La Honda Creek Preserves on or near the coast).!*?

The City completed a Parks Master Plan in January 2019. The Master Plan provides planning for a
15-year period (2018-2033). The City currently provides approximately 5 acres of developed parks per
1,000 residents, which includes pocket and neighborhood parks and community and special parks. It does
not include trails, county parks, natural open spaces, or beaches in the project area. The recommended
standard identified in Chapter 5, Coastal Access and Recreation, of the 2020 LCLUP and the draft
General Plan Healthy Community Element is 5 acres per 1,000 people. '3

The project would construct 47 manufactured homes, including 46 affordable homes for farmworkers and
one manager’s unit, that would provide housing for approximately 126 people, some of which may
already be residents of the City. The project would include a neighborhood park with a play structure,
hardscape sports court, picnic area and lawn totaling approximately 24,000 square feet of public open
space. In addition, the project includes a community garden. The project would also provide a
bicycle/pedestrian pathway connecting to a future trail in the Pilarcitos Creek Conservation Easement.

The addition of 47 housing units for approximately 126 residents on the project site represents an
increase of approximately 1.13% in population in relation to the City’s 2022 population of 11,176
residents. Assuming some of the residents of the new development are already residents of the City, this
percentage would be less. The proposed public park meets the 5 acres per thousand population standard.
In addition, the project includes private open space including a community garden for benefit of the
residents. The project would not result in a substantial increase in the use or demand for neighborhood or
regional parks and would include a neighborhood park onsite, therefore it would not represent a

130 County of San Mateo Parks Department. 2021. County Parks by Location. Available at: https://parks.smcgov.org/county-
parks. Accessed May 30, 2024.

31 California Department of Parks and Recreation. 2024. Find a California State Park. Available at:
https://www.parks.ca.gov/Find-a-Park. Accessed June 7, 2024.

132 Mid-Peninsula Open Space Trust. 2024. Find an Open Space Preserve. Available at: https://www.openspace.org/preserves.
Accessed June 7. 2024.

133 City of Half Moon Bay. 2019. Parks Master Plan. Available at: https://www.half-moon-bay.ca.us/DocumentCenter/View/
2161/Final-Master-Plan _12419v6. Accessed June 7, 2024.
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substantial increase in the use of parks or other recreational facilities beyond the uses and demands
contemplated by the City Parks Master Plan.

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

A significant impact may occur if the project would result in the need for other new or improved public
facilities. Other public facilities include the Half Moon Bay Library, which is part of the San Mateo
County Libraries system. The Half Moon Bay Library, rebuilt in 2018, is a 22,000-square-foot facility
that serves a 270-square-mile area. The new library provides both physical and digital collections from
the San Mateo County Libraries system; technology services, including three-dimensional (3D) printing;
free Wi-Fi hotspots; multilingual collections; literacy services; online high school; and space for
community programs and events. '3

Residential development in this area was anticipated in the 2020 LCLUP and City’s Housing Element.
There are no unique aspects of the project that would increase service demands beyond those anticipated
in the 2020 LCLUP, or that would render the current service levels to be inadequate. No new library
facilities to accommodate the project’s service demands would be necessary. Therefore, this impact
would be less than significant.

3.16 Recreation

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Environmental Issues Impact Incorporated Impact No Impact
(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?
(b) 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?

Environmental Evaluation

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?

A project would result in a significant impact to parks and recreation services if it would result in a
significant increase in population from adding residential units. The project would construct 46 affordable
manufactured farmworker homes and one manager’s unit that would increase the City’s population by up

134 City of Half Moon Bay. 2024. Half Moon Bay Library. Available at: https://www.half-moon-bay.ca.us/322/Library. Accessed
June 7, 2024.
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to approximately 126 people; some of the residents of the new development would be existing residents
of the City whose homes were re-tagged, and the majority would be existing Coastside residents so the
number of new residents would likely be less. The project would also include a 24,000 square foot
neighborhood park including a play structure, sports court, picnic area, lawn, and community garden. The
project would also include a trail connection to a future Pilarcitos Creek trail in the adjacent Conservation
Easement. These on-site recreational facilities would create opportunities for residents and would lessen
use and demand of offsite parks or recreational facilities. The project would increase population by up to
approximately 1.13%, which would not cause substantial physical deterioration of surrounding parks.
Therefore, this impact would be less than significant.

b. 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?

The project would include 24,000 square feet of neighborhood recreational facilities including a play
structure, sports court, picnic area, lawn, and community garden. The project would also include a trail
connection to a future Pilarcitos Creek trail in the adjacent Conservation Easement. Runoff from
recreational area would be included in the project’s GIP. The project would be required to maintain its
recreational spaces, therefore the recreational areas would not have an adverse physical effect on the
environment and this impact would be less than significant.

3.17 Traffic and Circulation

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Environmental Issues Impact Incorporated Impact No Impact
Would the project:
(a) Conflict with a program plan, ordinance or policy ] ] ]
addressing the circulation system, including transit,
roadway, bicycle and pedestrian facilities?
(b) Conflict or be inconsistent with CEQA Guidelines O] O] O]
section 15064.3, subdivision (b)?
(c) Substantially increase hazards due to a geometric O] O] O]
design feature (e.g., sharp curves or dangerous
intersections) or incompatible uses (e.g., farm
equipment)?
(d) Resultin inadequate emergency access? ] ] ]

Environmental Evaluation

The impact analysis in this section is based on the Stone Pine Cove Transportation Impact Analysis,
which was prepared for the project in November 2023 (Appendix G).!3

135 DKS Associates. 2023. Stone Pine Cove Transportation Impact Analysis. Prepared for the City of Half Moon Bay. November
2023.
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REGIONAL AND LOCAL ACCESS

Regional access is provided by SR-1 and SR-92; SR-92 is located approximately 0.5 mile west of the
project. SR-1 and SR-92 are the only roads that provide connections to other parts of the county. Local
access is provided by Main Street and Stone Pine Road. Traffic on SR-1, SR-92, and Main Street can
back up during peak hours, including rush hours on weekdays and tourist traffic on weekends.

PUBLIC TRANSIT

The project site is served by San Mateo County Transit District (SamTrans) Bus Routes 18, 117, and 294,
which have stops approximately 0.3 to 0.4 mile northwest at SR-1 and SR-92, 0.54 mile southwest at the
junction of Main Street and Kelly Avenue, and 0.47 mile northwest on SR-92 between Main Street and
SR-1. The bus routes offer connections to Linda Mar in the city of Pacifica (via Bus Route 117) and
Hillsdale Caltrain Station in the city of San Mateo (via Bus Route 294). Bus Route 18 is timed to provide
service to students at Cunha Intermediate School and Half Moon Bay High School.!3¢

PEDESTRIAN/BICYCLE TRANSIT

The City’s existing multi-use trails—including the California Coastal Trail, Naomi Patridge Trail, and
Pilarcitos Creek Trail—provide linkages that support coastal access for bicyclists and pedestrians.

The project site is approximately 0.58 mile east of the Naomi Patridge Trail, which is a multi-use trail that
parallels SR-1. The Naomi Patridge Trail is currently approximately 3.4 miles long and extends from
Wavecrest Road in the south to Ruisseau Francais Avenue in the north on the west side, and from
Ruisseau Francais Avenue to Roosevelt Boulevard on the east side. The nearest connection to the Naomi
Patridge Trail is the Pilarcitos Creek Trail, approximately 0.58 mile west of the project site. Long term
plans include extension of a Pilarcitos Creek Trail as a Class [ multi-use trail from the California Coastal
Trail in the west to John L. Carter Memorial Park in the east.!*”-13® As discussed in Section 2.2.3, Existing
Use and Facilities, as a condition of the City’s purchase agreement with POST, the City agreed to seek
grant funding and plan for development of a public access trail adjacent to Pilarcitos Creek from the
project property to connect to Carter Park (see Figure 2-3).'%° The trail extension is intended to be a link
in a larger regional Pilarcitos Creek Trail planned to extend easterly of this site and westerly of Carter
Park.

In addition to the Naomi Patridge Trail, the project is approximately 1.3 miles east of the 11.5-mile
California Coastal Trail, a paved, Class 1 multi-use path that extends from Seymour Bridge 4.7 miles
north to Pillar Point Harbor. An additional, partially paved segment of the trail extends approximately

2 miles south from Seymour Bridge to the Ritz Carlton Hotel. In the south, the multi-use path connects to
the Cowell-Purisima Coastal Trail, an additional 3.6-mile segment of the California Coastal Trail.!*°

136 San Mateo County Transit District (SamTrans). 2024. Schedule and Maps. Available at:
https://www.samtrans.com/routes/117?center=-122.42805%7E37.46688&zoom=16.65. Accessed June 10, 2024.

137 City of Half Moon Bay. 2020. Local Coastal Land Use Plan 2020 Comprehensive Update, Chapter 2.3: Coastal Access and
Recreation. Available at https://www.half-moon-bay.ca.us/DocumentCenter/View/2337/Chapter-23-Coastal-Access-and-
Recreation. Accessed June 10, 2024.

138 City of Half Moon Bay. 2019. City of Half Moon Bay Bicycle and Pedestrian Master Plan. Available at: https://www.half-
moon-bay.ca.us/DocumentCenter/View/2243/Bicycle-and-Pedestrian-Master-Plan-Final ?bidId=. Accessed June 10, 2024.

139 City of Half Moon Bay. 2020. 880 Stone Pine Purchase and Sale Agreement between Peninsula Open Space Trust and City
of Half Moon Bay.

140 peninsula Open Space Trust (POST). 2020. Cowell-Purisima Coastal Trail. Available at:
https://openspacetrust.org/hike/cowell-purisima-trail/. Accessed October 18, 2021.
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a. Would the project conflict with a program plan, ordinance or policy addressing
the circulation system, including transit, roadway, bicycle and pedestrian
facilities?

Under the 2019 revisions to the State CEQA Guidelines, changes to Levels of Service are no longer
identified as an impact under CEQA. The new 2019 State CEQA Guidelines require analysis of impacts
related to VMT as a result of a project. VMT is the amount and distance of automobile traffic attributable
to a project. The project would construct 47 manufactured homes, 46 of which would be affordable units
available for farmworkers and 1 which would be a manager’s unit. While not required, the traffic
consultant provided trip generation details as well as Levels of Service (LOS) analysis. The project is
expected to generate an average of 356 trips per day, including 26 trips during the weekday morning peak
hour, 43 trips during the weekday afternoon peak hour, and 32 trips on the weekend midday peak hour.
The Transportation Impact Analysis determined that, consistent with the existing conditions, the
intersections at Main Street/Stone Pine Road and Main Street/SR-92 will continue to operate acceptably
during the weekday and weekend peak hours. Based on community input and assessment by the
consultant, the City and County agreed and is conditioned in the ECDP to extend Stone Pine Road the
sidewalk located on the south side of Stone Pine Road into the project. Additionally, conditions require
traffic calming and improvements to two crosswalks to improve safety. The project is within 0.5 mile of
transit stops. Therefore, operation of the project would not conflict with any plan, ordinance, or policy
related to transportation, and no impact would occur.

Project construction would result in vehicle worker trips, haul trips, and vendor trips. The tree removal,
cut and fill, and importation of materials would generate a total of about 550 haul trips over the
approximately 13-month construction period. The increase in traffic as a result of worker vehicles and
haul trips would negligibly increase traffic at nearby traffic intersections and roadway segments and
would not conflict with an applicable plan, ordinance, or policy establishing measures of effectiveness. In
addition, haul and vendor trips would primarily occur during off-peak hours (9:00 a.m.—3:00 p.m.).
Therefore, no impact would occur.

b. Would the project conflict or be inconsistent with CEQA Guidelines section
15064.3, subdivision (b)?

State CEQA Guidelines Section 15064.3 includes criteria for analyzing transportation impacts. Under
Section 15064.3(b)(2), for transportation projects:

e Transportation projects that reduce, or have no impact on, vehicle miles traveled should be
presumed to cause a less than significant transportation impact.

The proposed project is intended to allow agricultural workers of modest income to live relatively near to
their workplaces rather than potentially commuting into Half Moon Bay from greater distances. The
proposed project is located within the City’s Town Center area and within walking distance of retail and
service opportunities, which will also tend to reduce VMT. 1t is also worth noting that the State Office of
Planning and Research (OPR) published technical guidance on evaluating transportation impacts using
VMT. The OPR guidance suggests that affordable housing projects in infill locations generally improve
the jobs-housing match, in turn shortening commutes and reducing VMT. OPR guidance states that
“[E]vidence supports a presumption of less than significant impact for a 100 percent affordable residential
development (or the residential component of a mixed-use development) in infill locations.”

In addition, this agricultural worker housing project was analyzed as part of the City’s currently ongoing
Housing Element update. In aggregate, the planned additional housing units, including those in this
project, result in a Year 2040 citywide VMT per capita that is lower than 85% of the baseline VMT per
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capita in the Coastside region. Although a threshold of significance has not been formally adopted, the
Housing Element analysis supports the proposition that the project will have less-than-significant VMT
impacts. Therefore, the project would be consistent with State CEQA Guidelines Section 15064.3, and no
impact would occur.

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

The project does not include any design features that would increase hazards. Stone Pine Road has a
sidewalk on the south side of the street, and existing pedestrian traffic from the north crosses the road at
two intersections at either end of Patrick Way. The project would implement traffic-calming infrastructure
on Stone Pine Road to protect pedestrian traffic. Both crosswalks would receive an illuminated crosswalk
sign, yield line, and crosswalk stripe pavement markings. The intersection at the west end of Patrick Way,
across from the Stone Pine Shopping Center, would receive an illuminated crosswalk sign with flashing
beacons (Figure 3.17-1). In addition, the project would include Share-the-Road pavement markings for
bicycle safety and a speed feedback messaging board. The implementation of traffic calming measures to
enhance pedestrian and bicycle safety would decrease pedestrian hazards; therefore, the project would not
substantially increase hazards, and this impact would be less than significant.

d. Would the project result in inadequate emergency access?

The project would be accessed via Main Street and Stone Pine Road. In addition, emergency access is
available from SR-92 through a locked gate at Spanishtown. The internal roadways for the project would
be built to CFPD requirements and as required by Section 506.1.4 of the City’s Fire Code Ordinance. The
project has been reviewed and approved by the CFPD. Therefore, the project does not have any elements
that would result in inadequate emergency service, and no impact would occur.
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Source: BKF Engineers, 2024

Figure 3.17-1. Traffic-calming improvements.
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3.18 Tribal Cultural Resources

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Environmental Issues Impact Incorporated Impact No Impact

(a) 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:

(i) 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), or

(i) 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.

Environmental Evaluation

a. 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:

i. 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)?

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?

Tribal cultural resources are defined as sites, features, places, cultural landscapes, sacred places and
objects with cultural value to a California Native American tribe that are either included or eligible for
inclusion in the California Register of Historical Resources (CHRH) or included in a local register of
historical resources, or a resource determined by the lead agency to be significant. Historical resources,
unique archaeological resources, or non-unique archaeological resources may also be tribal cultural
resources if they meet these criteria.
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A request of the Native American Heritage Commission’s Sacred Lands Files for the Corporation Yard
Upgrade Project in August 2021 revealed one positive search result, with the Ohlone Indian Tribe
identified as possibly being able to provide additional information. However, the Tribe did not have
knowledge of any sacred lands on the project site. The NAHC also identified nine tribes potentially
having interest in this project, and under Assembly Bill 52, these tribes were contacted by the City in
2021. Chairperson Zwierlein of the Amah Mutsun Tribal Band of Mission San Juan Bautista requested
that cultural sensitivity training be provided to all employees prior to the initiation of work, but no tribal
cultural resources were identified for the Corporation Yard Upgrade Project.

Under Assembly Bill (AB) 52, Native American correspondence and tribal consultation for the Stone
Pine Cove Affordable Farmworker Housing Project was initiated by the City and will be completed prior
to the public hearing. To date, there has been no response from tribal representatives regarding Assembly
Bill (AB) 52 consultation, and there are no known tribal cultural resources within the project area.
Additionally, tribal consultation was performed with the Corporation Yard IS/MND with no requests for
consultation.

As discussed in Section 3.5 Cultural Resources, SWCA staff conducted an archaeological field study for
the proposed project that consisted of a series of exploratory trenches. The study did not reveal evidence
of any large or substantial archaecological deposits or intact archacological materials. Therefore, the
project will have no impact to tribal cultural resources.

3.19 Utilities and Service Systems

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Environmental Issues Impact Incorporated Impact No Impact

Would the project:

(a) Require or result in the relocation or construction of ] O O
new or expanded water, wastewater treatment or
storm water drainage, electric power, natural gas, or
telecommunications facilities, the construction or
relocation of which could cause significant
environmental effects?

(b) Have sufficient water supplies available to serve the O O O
project and reasonably foreseeable future
development during normal, dry and multiple dry
years?

(c) Resultin a determination by the wastewater treatment O O O
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?

(d) Generate solid waste in excess of state or local O O O
standards, or in excess of the capacity of local
infrastructure, or otherwise impair the attainment of
solid waste reduction goals?

(e) Comply with federal, state, and local management O O O
and reduction statutes and regulations related to solid
waste?
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Environmental Evaluation

a. Would the project require or result in the relocation or construction of new or
expanded water, wastewater treatment or storm water drainage, electric
power, natural gas, or telecommunications facilities, the construction or
relocation of which could cause significant environmental effects?

Water

The project includes an extension of a water line to serve the project site and will be sized to provide
adequate pressure. The new manufactured homes will be affordable to lower-income households and
qualify for affordable housing water connections. Agriculture is a California Coastal Act priority land use,
and because farmworker housing is considered to be an agricultural use, farmworker housing units are
also eligible for California Coastal Act priority water connections. The CCWD estimates that 30 water
connections will be needed for the Stone Pine Cove residential units and additional connections will be
needed for landscaping. The applicant has secured such connections directly from CCWD.

Water for project construction and operation is supplied by the CCWD, which obtains its water supply
from four sources. Water contained in Pilarcitos Lake and Crystal Springs Reservoir is purchased from
the San Francisco Public Utilities Commission (SFPUC), and local water supplies are drawn from
Pilarcitos Well Field and the Denniston Project (well and surface water). The CCWD serves

18,890 people in a 14-square-mile area, which has an average demand of 1.32 million gallons per day
(mgd).'*! The CCWD has an Individual Supply Guarantee of 2.175 mgd, or approximately 794 million
gallons per year, from the SFPUC, and purchases an average of 511 million gallons per year. In addition
to the water from the SFPUC, CCWD obtains approximately 256 million gallons per year, or 0.70 mgd,
from local sources during a non-drought year.'#* In 2022 to 2023, per capita use in the district was
approximately 42.5 and 70 gallons per capita per day for residential and gross per capita water uses,
respectively.!*

Construction

Construction activities would require a minimal amount of water for dust control and cement mixing.
Water would be delivered to the project site by water truck.

Operation

The project would require a water supply for potable and fire water supply equal to 30 water connections
(at 5/8 inch per connection). The City received a letter from the CCWD on May 22, 2024, approving
those connections. Additional connections for irrigation water would be determined in the future. The
CCWD has included capacity for the project in its Urban Water Master Plan and would not require
additional water supply or treatment facilities to supply the project. Therefore, this impact would be less
than significant.

141 Bay Area Water Supply and Conservation Agency (BAWSCA). 2024. Coastside County Water District Service Area.
Available at: http://bawsca.org/members/profiles/coastside. Accessed June 11, 2024.

142 Coastside County Water District (CCWD). 2021. 2020 Urban Water Management Plan. Available at:
https://www.coastsidewater.org/reports_and_studies/2020-Urban-Water-Management-Plan.pdf. Accessed June 11, 2024.

143 Bay Area Water Supply and Conservation Agency (BAWSCA). 2024. Per Capita Water Use. Available at:
https://bawsca.org/water/use/percapita. Accessed June 11, 2024.
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Wastewater

Wastewater collection is provided by the City of Half Moon Bay. Treatment is provided by the Sewer
Authority Mind-Coastside (SAM) operating under a Joint Powers Authority, which receives average dry
weather flow of approximately 1.5 mgd. The plant has capacity to treat up to 4 mgd in average dry
weather flow and 15 mgd in peak wet weather flow (which includes infiltration of stormwater). The plant
has not experienced flows that reached or exceeded maximum peak wet weather capacity since its
expansion in the late 1990s.!4

Construction

Construction of the project would produce minimal wastewater from construction crew use of portable
toilets. Therefore, construction and operation of the project would produce a minimal permanent change
in wastewater production, and the project would not result in the relocation or construction of new
wastewater treatment facilities and this impact would be less than significant.

Operation

An existing sewer main is located on the property, and no new sewer mains are required. A private
collection system will be installed within the project site to direct effluent to the existing sewer main.
Residential sewage volumes are estimated at 90% of average daily water use. This equals 38.25 gallons
per day per capita or a total of approximately 4,820 gallons per day for domestic use (approximately 0.3%
of the average dry weather flow) for the project. There is adequate capacity in the collection system and
treatment plant to serve the project. A maximum of 94 sewer capacity units would be required to supply
sewer service to the project.'*> Available connections have been identified by the City and the project will
pay applicable capacity fees.

Stormwater

The majority of the project site drains by overland flow to Pilarcitos Creek. There is an existing culvert
running under the access road, connecting to a catch basin on the access road, and discharging to an
existing lined bioretention area with an underdrain in the southwest corner of the project site. The
bioretention overflow structure is routed to a rock dissipator outfall that discharges to Pilarcitos Creek
(Appendix F1).

The project would construct a new neighborhood of 46 affordable manufactured homes, one manager’s
unit, and one management office. The project would include a total of 139,260 square feet of new
impervious surface area, which would drain by overland flow toward Pilarcitos Creek, and drainage
improvements that meet the requirements of the GIP'*® to prevent sediment-laden runoff to Pilarcitos
Creek. Permanent green infrastructure is anticipated to implement flow-through, planter-style stormwater
channels that would filter contaminants from stormwater runoff before being routed to the existing rock
dissipator and entering the Pilarcitos Creek. The stormwater infrastructure would be adequate to contain
runoff from a 25-year storm event (Appendix F1). Therefore, the construction of new storm drainage

144 Sewer Authority Mid-Coastside (SAM). 2019. Sewer System Management Plan. Available at:
https://samcleanswater.org/vertical/sites/%7B1307B359-C05A-436D-AC1C-
9EBS8DO6FFB4A3%7D/uploads/Item_4D_Attachment B_SSMP_2019(2).pdf. Accessed June 11, 2024.

145 City of Half Moon Bay. 2023. Community Development Director Review. Emergency Coastal Development Permit Issuance,
PDP-23-090. December 11. Available at: https://half-moon-bay.ca.us/DocumentCenter/View/6333/Emergency-CDP-Approval-
880-Stone-Pine-Housing-Stone-Pine-Cove-Signed-12-11-2023. Accessed June 11, 2024.

146 City of Half Moon Bay. 2019. City of Half Moon Bay Green Infrastructure Plan. September. Available at: https://www.half-
moon-bay.ca.us/DocumentCenter/View/2305/HalfMoonBayGIPlan09-2019Finall. Accessed June 11, 2024.
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facilities would not create a need for new stormwater facilities, and this impact would be less than
significant.

The project would be required to implement a SWPPP under the SWRCB Construction General Permit
Order 2022-0057-DWQ, ¥’ Municipal Regional Stormwater NPDES Permit!'“® and the SMCWPPP. !4
The SWPPP must include site-specific BMPs that are designed to prevent runoff from construction areas
to reduce potential impacts to surface water quality during project construction. The SWPPP would also
include design elements and BMPs for construction areas, such as fueling and equipment washing areas,
and trash and hazardous material storage areas. Therefore, construction impacts would be less than
significant.

Gas and Electricity

The project is being developed as an all-electric project and no natural gas lines will be constructed to
serve the units. The project would not supply natural gas to the development and would remove existing
gas infrastructure; therefore, no impact related to natural gas use would occur.

The project would have new electrical demands for the manufactured homes and associated outdoor
lighting. Pacific Gas and Electric Company (PG&E) would supply electricity services to the project site
and the County will decide who will supply the electricity. The addition of 47 residences to the PG&E
network would not require or result in the relocation or construction of new or expanded facilities;
therefore, impacts to energy facilities would be less than significant.

Telecommunications

The project would extend new telecommunications infrastructure (likely provided by Comcast or other
network provider) to the manufactured homes and manager’s office. The addition of 47 residences to the
Comcast network would not require or result in the relocation or construction of new or expanded
facilities; therefore, impacts to telecommunications would be less than significant.

b. Would the project have sufficient water supplies available to serve the project
and reasonably foreseeable future development during normal, dry, and
multiple dry years?

As required by the California Department of Water Resources (DWR), CCWD has analyzed the long-
term reliability and vulnerability of its water supplies and developed a combination of supply alternatives
and conservation planning efforts to meet the water supply needs of its customers. CCWD has developed
water supply estimates for normal year, single dry year, and multiple dry year scenarios. Table 2.19-1
shows the projected water balance for a normal dry year through 2045. Table 2.19-2 shows the water

147 California Water Boards. 2022. Construction Stormwater Program Website. Available at: https://www.waterboards.ca.gov/
water_issues/programs/stormwater/construction.html. Accessed April 9, 2024.

148 San Francisco Regional Water Quality Control Board (RWQCB). 2022. Municipal Regional Stormwater NPDES Permit.
California Regional Water Quality Control Board, San Francisco Bay Region. Order No. R2-2022-0018. NPDES Permit
No. CAS612008. May 11. Available at:
https://www.waterboards.ca.gov/sanfranciscobay/board_decisions/adopted orders/2022/R2-2022-0018.pdf. Accessed June 11,
2024.

149 County of San Mateo. 2020. San Mateo Countywide Water Pollution Prevention Program: Construction. Available at:
https://www.flowstobay.org/construction. Accessed June 11, 2024.
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balance for the first 5 years of a multiple dry year sequence under the 2020 Urban Water Management
Plan."°

As shown in Table 2.19-1, CCWD has adequate water supplies to meet a normal year demand. As shown
in Table 2.19-2, CCWD’s multiple dry year supplies are not adequate to meet projected multiple dry year
demands. Significant supply shortfalls, ranging from 22% to 29% in the first year of the 5-year dry period
to 53% to 59% in the fifth year of the 5-year dry period, are projected. This shortfall is primarily due to
significant cutbacks in CCWD’s supply from the SFPUC.

Table 3.19-1. CCWD Water Supply and Demand Estimates for Normal Water Years

Drought Year Supply/Demand Totals' 2025 2030 2035 2040 2045
Supply Totals 767 760 752 741 741
First Year Demand Totals? 704 697 690 668 664
Difference 63 63 63 74 77

" All numbers are in million gallons per year.
Source:

Coastside County Water District (CCWD). 2021. 2020 Urban Water Management Plan, Table 7-12: Normal Year Supply and Demand Comparison
(DWR Table 7-2 Retail). Available at: https://www.coastsidewater.org/reports_and_studies/2020-Urban-Water-Management-Plan.pdf. Accessed June
11, 2024.

Table 3.19-2. CCWD Water Supply and Demand Estimates for Multiple Dry Years (million gallons)

Drought Year Supply/Demand Totals"?2 2025 2030 2035 2040 2045
Supply Totals 533 529 522 518 471

First Year Demand Totals 704 697 690 668 664
Difference -171 -168 -168 -150 -193

Supply Totals 416 409 405 401 398

Second Year Demand Totals 704 697 690 668 664
Difference -288 -288 -285 -267 -266

Supply Totals 376 369 365 361 358

Third Year Demand Totals 704 697 690 668 664
Difference -328 -328 -325 -307 -306

Supply Totals 348 341 337 301 290

Fourth Year Demand Totals 704 697 690 668 664
Difference -356 -356 -353 -367 -374

Supply Totals 331 324 298 284 273

Fifth Year Demand Totals 704 697 690 668 664
Difference -373 -373 -393 -384 -391

" All numbers are in million gallons per year.
2 CCWD’s multiple dry year demands are assumed to be the same as CCWD’s normal year demands.
Source:

Coastside County Water District (CCWD). 2021. 2020 Urban Water Management Plan, Table 7-18: Multiple Dry Year Supply and Demand Comparison
(DWR Table 7-4 Retail). Available at: https://www.coastsidewater.org/reports_and_studies/2020-Urban-Water-Management-Plan.pdf. Accessed June
11, 2024.

150 Coastside County Water District (CCWD). 2021. 2020 Urban Water Management Plan. Available at:
https://www.coastsidewater.org/reports_and_studies/2020-Urban-Water-Management-Plan.pdf. Accessed June 11, 2024.
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In Table 2.19-2, CCWD’s multiple dry year demands are assumed to be the same as CCWD’s normal
year demands. However, CCWD has developed a Water Shortage Contingency Plan that includes specific
actions to reduce water consumption and losses. Specific actions are triggered by specific percent supply
storages and include expanding public information campaigns, restricting landscape irrigation,
implementing moratoriums on new connections, implementing drought rate structures or surcharges,
increasing water waste patrols, and reducing system water loss. CCWD intends for its Water Shortage
Contingency Plan to be an adaptive management plan so that it may assess response action effectiveness
and adapt to foreseeable and unforeseeable events. CCWD assumes that under any given stage of water
shortage, the identified actions would reduce the supply deficit up to and greater than a 50% shortage.

Construction activities would require a minimal amount of water for dust control and cement mixing.
Water would be delivered to the project site by water truck.

CCWD included development of the 880 Stone Pine site in its Urban Water Management Plan. Existing
operational activities and water use under the project would require approximately 5,355 gallons per day,
or 1.95 million gallons of water per year, which is approximately 0.27% of the normal water demand
from the CCWD supply.

The minimal change from existing water use, combined with the City’s Water Shortage Contingency
Plan, would ensure that impacts related to increased water demand would remain less than significant.

c. 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?

As discussed under Impact Discussion 2.19.a, SAM receives average dry weather flow of approximately
1.5 mgd and has a wastewater treatment plant capacity of up to 4 mgd in average dry weather flow.'*! The
project would result in a minimal increase of approximately 0.3% of the average dry weather flow in
wastewater production; therefore, impacts related to increased wastewater production would be less than
significant.

d. 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?

Solid waste pickup is provided to the project area through a City franchise agreement with Republic
Services, which provides pickup of residential and commercial garbage, recyclable material, and organic
waste, as well as motor oil, oil filters, and batteries. Republic Services also has drop-off locations for
electronic waste and hazardous materials, including medications and paint.'>

Solid waste goes to the Corinda Los Trancos Ox Mountain Sanitary Landfill for recycling, composting,
and disposal. The landfill is permitted to receive 3,598 tons of waste per day and has an anticipated

BT Sewer Authority Mid-Coastside (SAM). 2019. Sewer System Management Plan. Available at:
https://samcleanswater.org/vertical/sites/%7B1307B359-C05A-436D-AC1C-
9EB8D6FFB4A3%7D/uploads/Item 4D _Attachment B_ SSMP_2019(2).pdf. Accessed June 11, 2024.

152 Republic Services. 2021. Republic Services of Half Moon Bay, CA. Available at:

https://www.republicservices.com/municipality/half-moon-bay-ca. Accessed June 11, 2024.
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closure date of 2034.15%15% In the second quarter of 2019, the landfill received an average of 160,253 tons
of solid waste (approximately 1,780 tons per day, or 49% of its permitted throughput).

Construction

Construction of the project would require clearing and grubbing, and soils excavation resulting in
approximately 590 CY of debris to be hauled off-site for disposal over a 13-month period. This would
weigh between 620 tons and 885 tons (between approximately 7.3 and 10.4 tons/day, or between 0.20%
and 0.28% of Ox Mountain Landfill’s permitted daily tonnage of 3,598 tons/day.!>>!¢ The project
contractor would be required to prepare and submit a Construction and Demolition Waste Management
Plan to the City for review and approval. Under the Waste Management Plan, the project contactor would
be required to identify types and amounts of materials that could feasibly be reused, salvaged, or recycled
and would note the procedures intended to be used. Given the units are being constructed off-site, the
waste generated locally will be minimal. The Waste Management Plan must be approved by the City prior
to project construction. '’ Therefore, impacts related to construction would be less than significant.

The Ox Mountain Landfill has a remaining capacity of approximately 45 million CY and is expected to
operate until 2034.'® The landfill would accept clean fill for daily cover and would have adequate
capacity to serve the construction phase of the project because the construction phase of the project would
be temporary and would generate a limited amount of solid waste. Development of the required Waste
Management Plan would further reduce this less-than-significant impact.

Operation

The project would construct a new neighborhood of 47 manufactured homes, including 46 affordable
homes for farmworkers and one manager’s unit. On average, residences produce a maximum of
approximately 12 pounds of solid waste per household per day. Therefore, the project would produce a
maximum of 564 pounds of solid waste per day, which is less than 0.01% of its permitted throughput.
Therefore, the project would not generate waste in excess of the capacity of local infrastructure. Residents
would receive trash, recycling, and composting cans from Republic Services, the City’s current solid
waste collection provider, and Republic Services would provide separate containers for each type of

153 Asphalt or concrete construction debris is approximately 2,400 pounds per cubic yard. Dry earth construction debris is
approximately 2,100 pounds per cubic yard. Reference: California Department of Resources Recycling and Recovery
(CalRecycle). 2018. Estimated Solid Waste Generation Rates. Available at:
https://www2.calrecycle.ca.gov/wastecharacterization/general/rates. Accessed June 11, 2024.

154 California Department of Resources Recycling and Recovery (CalRecycle). 2024. SWIS Facility Detail. Corinda Los Trancos
(Ox Mtn) (41-AA-0002). Available at: https://www2.calrecycle.ca.gov/SolidWaste/SiteActivity/Details/1561?siteID=3223.
Accessed June 11, 2024.

155 Construction Debris, Wood, Uncompacted is estimated to weigh between 2,100 pounds and 3,000 pounds per cubic yard.
Reference: California Department of Resources Recycling and Recovery (CalRecycle). 2018. Calculations - Solid Waste
Cleanup Program Weights and Volumes for Project Estimates. Available at:
https://www.calrecycle.ca.gov/swfacilities/cdi/tools/calculations. Accessed January 11, 2022.

156 California Department of Resources Recycling and Recovery (CalRecycle). 2024. SWIS Facility Detail. Corinda Los Trancos
(Ox Mtn) (41-AA-0002). Available at: https://www2.calrecycle.ca.gov/SolidWaste/SiteActivity/Details/1561?siteID=3223.
Accessed June 11, 2024.

157 City of Half Moon Bay. 2019. Half Moon Bay Municipal Code, Chapter 14.50: Requirement for Construction and Demolition

Waste Recycling. Available at:

https://www.codepublishing.com/CA/HalfMoonBay/#!/HalfMoonBay14/HalfMoonBay1450.html#14.50. Accessed June 11,
2024.

158 California Department of Resources Recycling and Recovery (CalRecycle). 2024. SWIS Facility Detail. Corinda Los Trancos
(Ox Mtn) (41-AA-0002). Available at: https://www2.calrecycle.ca.gov/SolidWaste/SiteActivity/Details/1561?site[D=3223.
Accessed June 11, 2024.
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waste. Therefore, the project would not impair the attainment of solid waste reduction goals, and
operational impacts would be less than significant.

e. Would the project comply with federal, state, and local management and
reduction statutes and regulations related to solid waste?

The City would be required to comply with all federal, State, and local ordinances for water, energy, and
waste reduction and management, including, but not limited to, Chapter 14.50, Requirement for
Construction and Demolition Waste Recycling of the City’s Municipal Code, the Waste Management
Plan for construction debris, and the SMCWPPP. Residents would receive trash, recycling, and
composting cans from Republic Services, and Republic Services would provide separate containers for
each type of waste. Therefore, the project would comply with all federal, State, and local management
and reduction statutes and regulations, and no impact would occur.

3.20 Wildfire

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Environmental Issues Impact Incorporated Impact No Impact

If located in or near state responsibility areas or lands classified as very high fire hazard severity zones, would the project:

(a) Substantially impair an adopted emergency response ] ] ]
plan or emergency evacuation plan?

(b) 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?

(c) Require the installation or maintenance of associated ] ] ]
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?

(d) Expose people or structures to significant risks, ] ] ]
including downslope or downstream flooding or
landslides, as a result of runoff, post-fire slope
instability, or drainage changes?

Environmental Evaluation

a. If located in or near state responsibility areas or lands classified as very high
fire hazard severity zones, would the project substantially impair an adopted
emergency response plan or emergency evacuation plan?

A significant impact may occur if a project is located in proximity to wildland areas and would pose a
potential fire hazard, which could affect persons or structures in the area in the event of a fire. 880 Stone
Pine is located on the eastern edge of the City limits adjacent to the coastal hills, approximately 400 feet
west of VHFHSZ areas, and in a State Responsibility Area (SRA) to the east, northeast, and southeast that
extends into the Sant Cruz Mountains to the east.'> In addition, the project site and its surrounding area is

159 California Department of Forestry and Fire Protection (CAL FIRE). 2007. Fire Hazard Severity Zone Viewer. Available at:
https://osfm.fire.ca.gov/what-we-do/community-wildfire-preparedness-and-mitigation/fire-hazard-severity-zones. Accessed

June 11,2024
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located in a WUI zone.'®® The project would develop a new neighborhood of 47 manufactured homes,
including 46 affordable homes for farmworkers and one manager’s unit. The project site is located
adjacent to a substantially developed area with existing infrastructure, including fire hydrants.
Improvements for the project would include fire hydrants and fire access roads that comply with CFPD
requirements. The project site is approximately 1.1 miles from a fire station. The project has been
reviewed by CFPD staff and will be required to comply with CFPD requirements and federal fire codes
prior to building occupancy. Although the project could expose people or structures to a risk of wildland
fire, it is an infill development project and will comply with all CFPD requirements to reduce risks;
therefore, the project would not substantially impair an adopted emergency response plan or emergency
evacuation plan, and this impact would be less than significant.

b. If located in or near state responsibility areas or lands classified as very high
fire hazard severity zones, 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?

The project area is not located in a VHFHSZ but is located in a WUI and adjacent to VHFHSZ areas in an
SRA.!'%! The project site is relatively flat. The project would include the addition of roads, water service,
sprinklers, and fire hydrants that would meet CFPD requirements, and the landscaped areas of the project
would be irrigated. The project would not add any elements that would exacerbate wildfire risk due to
slope, prevailing winds, or other factors; therefore, it would not expose project occupants to significant
fire hazards, and this impact would be less than significant.

c. If located in or near state responsibility areas or lands classified as very high
fire hazard severity zones, would the project require the installation or
maintenance of associated 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?

The project area is located on the eastern edge of the city, adjacent to the coastal hills. The project is not

located in an identified VHFHSZ but is located in the WUI. The project would extend roads and utilities

to serve the project site. All utilities would be undergrounded, which would reduce fire danger. New fire

hydrants and sprinkler systems would meet the requirements of the National Fire Protection Association

Code (NFPA) 13 (2013 edition) and CFPD. The project would be required to conform to all relevant Fire
Prevention Bureau Standards:

e DI-005 Residential Sprinkler Requirements
e DI-007 Solar Photovoltaic Systems
e DI-013 Street Signs Addressing

160 Association of Bay Area Governments (ABAG). 2024. Wildland-Urban Interface Fire Threat Interactive Map. Available at:
https://mtc.maps.arcgis.com/home/webmap/viewer.html?useExisting=1&layers=d45bf08448354073a2667577612d09¢cb&layerl
d=0. Accessed June 1, 2024.

161 California Department of Forestry and Fire Protection (CAL FIRE). 2007. Fire Hazard Severity Zone Viewer. Available at:
https://osfm.fire.ca.gov/what-we-do/community-wildfire-preparedness-and-mitigation/fire-hazard-severity-zones. Accessed

June 11, 2024.
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e Fire Code Ordinance No. 2019-03 (including FPE-001 Standard Hydrants, FPE-002 Fire Lanes
and F.D. Connections, No Parking Signs, PI-006 Requirements for Final Residential Review,
R-001 Roads and Turnarounds, and R-003 Residential Driveways)'®

The project does not include the installation or maintenance of new infrastructure that may exacerbate fire
risk; therefore, impacts related to fire risk would be less than significant.

d. If located in or near state responsibility areas or lands classified as very high
fire hazard severity zones, would the project expose people or structures to
significant risks, including downslope or downstream flooding or landslides,
as a result of runoff, post-fire slope instability, or drainage changes?

The project area is located on the eastern edge of the city, adjacent to the coastal hills. The project is
located approximately 400 feet west of an identified VHFHSZ, and the parcel is also located in a WUI.
The project is located on relatively flat ground and is not located in a 100-year or 500-year flood zone or
landslide hazard zone. Therefore, the project would not expose people or structures to significant risks as
a result of post-fire instability, including downslope or downstream flooding or landslides, and no impact
would occur.
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3.21 Mandatory Findings of Significance

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant
Environmental Issues Impact Incorporated Impact No Impact

(a) Does the project have the potential to substantially ] O O

degrade the quality of the environment, substantially

reduce the habitat of a fish or wildlife species, cause a

fish or wildlife population to drop below self-sustaining

levels, threaten to eliminate a plant or animal

community, substantially reduce the number or

restrict the range of a rare or endangered plant or

animal or eliminate important examples of the major

periods of California history or prehistory?
(b) Does the project have impacts that are individually ] ] ]

limited, but cumulatively considerable? (“Cumulatively

considerable” means that the incremental effects of a

project are considerable when viewed in connection

with the effects of past projects, the effects of other

current projects, and the effects of probable future

projects)?
(c) Does the project have environmental effects which O O O

will cause substantial adverse effects on human
beings, either directly or indirectly?

162 Coastside Fire Protection District (CFPD). 2024. Fire Prevention Bureau Standards. Available at:
https://www.coastsidefire.org/fire-prevention-bureau-standards. Accessed June 11, 2024.

163 Association of Bay Area Governments (ABAG). 2024. Wildland-Urban Interface Fire Threat Interactive Map. Available at:
https://mtc.maps.arcgis.com/home/webmap/viewer.html?useExisting=1&layers=d45bf08448354073a2667577612d09¢cb&layerl
d=0. Accessed June 1, 2024.
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Environmental Evaluation

a. Does the project have the potential to degrade the quality of the environment,
substantially reduce the habitat of a fish or wildlife species, cause a fish or
wildlife population to drop below self-sustaining levels, threaten to eliminate a
plant or animal community, reduce the number or restrict the range of a rare
or endangered plant or animal or eliminate important examples of the major
periods of California history or prehistory?

The project site is located on the eastern edge of the city adjacent to Pilarcitos Creek and SR-92 and
includes a 47-unit manufactured home community. The land uses surrounding the work area consist of
asphalted roadways, the Corporation Yard, residential communities, Pilarcitos Creek, agricultural
operations, and undeveloped land. There are ESHASs adjacent to the project area and two potential
special-status species (CRLF and SFGS) adjacent to the project footprint. Mitigation Measure BIO-1
would be implemented to protect plants and wildlife in the area, and Mitigation Measures BIO-2 through
BIO-6 would be implemented to protect special-status wildlife, migrating reptiles and amphibians,
wetlands, nesting birds, roosting bats, and heritage trees; therefore, the project would have a less-than-
significant impact on biological resources. There are no known historic resources in the project area, and
the City’s Standard Conditions would protect previously undiscovered historical resources; therefore, the
project would have no impact on historic resources. The project would have a less-than-significant impact
on archaeological resources and human remains with implementation of Standard Conditions and
Mitigation Measure CUL-1. The project would implement BAAQMD requirements to protect air quality,
including dust and GHG emissions. As described in this IS/MND, the project would not degrade the
quality of the environment, reduce or threaten any fish or wildlife species (endangered or otherwise), or
eliminate important examples of the major periods of California history or pre-history. Therefore, impacts
from the project would be less than significant with mitigation incorporated.

b. Does the project have impacts that are individually limited, but cumulatively
considerable? (“Cumulatively considerable” means that the incremental
effects of a project are considerable when viewed in connection with the
effects of past projects, the effects of other current projects, and the effects of
probable future projects?

The project would have less-than-significant construction impacts to aesthetics, air quality, biology,
cultural resources, energy, geology and soils, GHGs, hazards, hydrology and water quality, noise, traffic,
tribal cultural resources, and utilities. It would have less-than-significant operational impacts to aesthetics,
agriculture, air quality, biological resources, energy, GHG emissions, hydrology and water quality, land
use, population and housing, public services, recreation, transportation, utilities, and wildfire. Cumulative
impacts are assessed for operational impacts as follows:

o Aesthetics. As described in Section 3.1, Aesthetics, operational impacts to scenic resources and
the visual character of a public view would be limited to the view from SR-92, which is mostly
blocked by cypress trees and the vegetation around the existing impoundment. Because of the
placement of the new residences adjacent to Cypress Cove Townhomes and as downslope and far
from SR-92 as possible to reduce visual massing, the use of neutral tone colors and materials, and
planting of replacement trees on the property to screen facilities, project construction would not
add to cumulatively considerable visual impacts.

e Air Quality and GHG. As described in Sections 3.2, Air Quality, and 3.8, Greenhouse Gas
Emissions, according to the BAAQMD’s CEQA Air Quality Guidelines, if a project’s emissions
levels exceed the identified significance thresholds for air quality and GHGs, the emissions would
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be cumulatively considerable. Construction emissions for the project would not exceed
BAAQMD thresholds of significance. Operationally, the project would result in an increase in
traffic and air emissions from cars locally, however, the project is located in the Town Center and
would decrease travel distances and VMT for new residents overall, thereby decreasing vehicle
emissions. Therefore, construction and operational impacts would not be cumulatively
considerable.

o Biological Resources. As described in Section 3.4, Biological Resources, the project could have
potentially significant impacts to special-status species, ESHAs, and nesting birds. However, a
biological monitor would be on-site during construction, and Mitigation Measures BIO-1 through
BIO-6 would fully mitigate all potentially significant biological impacts from construction to a
less-than-significant level. The existing wildlife corridor would protect CRLF and SFGS from
both construction and operational impacts. Therefore, construction and operational impacts to
biological resources would not contribute to cumulatively considerable impacts.

e Cultural and Tribal Cultural Resources. As described in Sections 3.5, Cultural Resources, and
3.18, Tribal Cultural Resources, the project area underwent an archaeological dig investigation
and there is no indication of any significant tribal or cultural resources located in the project area.
The proposed project would require the cessation of construction activities following the
discovery of any previously unidentified cultural resource. The potential impacts remaining after
cessation of proposed project activities would be negligible and would not contribute to an
incremental impact. Therefore, the project would not cause impacts that could be cumulatively
considerable.

o Energy. As described in Section 3.6, Energy, cumulative impacts to energy resources would
occur if the proposed project would add to a substantial aggregation of impacts related to
wasteful, inefficient, or unnecessary energy consumption or conflict with a State or local plan for
renewable energy or efficiency. Projects in San Mateo County are required to comply with the
BAAQMD and CALGreen to reduce construction-related GHG emissions, which also reduces
energy use. In addition, all projects in San Mateo County are required to comply with the
County’s Waste Management Plan by recycling at least 65% of all construction waste or
demolition material. The project would construct affordable housing in the Town Center, which
would reduce VMT for new residents. Therefore, the project would not contribute to a
cumulatively considerable impact on energy use.

Geology and Soils. As described in Section 3.7, Geology and Soils, the project is located in a
seismically active area and is susceptible to liquefaction, lateral spreading, and seismic
settlement. The project site is also underlain by expansive soils. Seismic design parameters and
recommendations for the project are described in the project-specific geotechnical site
investigation and identified in Mitigation Measure GEO-1. Compliance with the California
Building Code and recommendations contained in the geotechnical investigation would ensure
the project does not directly or indirectly cause substantial adverse effects, including the risk of
loss, injury, or death involving strong seismic ground shaking, and impacts would be less than
significant. Clearing, excavation, and grading activities at the project site are unlikely to result in
significant short-term erosion impacts. The project would be required to implement a County-
approved Erosion and Sediment Control Plan (ESCP) and SWPPP, which would include BMPs to
prevent stormwater erosion from leaving the site. There is no indication of any paleontological
resources located in the project area. The proposed project would require the cessation of
construction activities following the discovery of any previously unidentified paleontological
resource. The potential impacts remaining after cessation of proposed project activities would be
negligible and would not contribute to an incremental impact. Therefore, the project would not
cause impacts that could be cumulatively considerable.
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e Hydrology and Water Quality. As described in Section 3.8, Hydrology and Water Quality,
project construction could cause runoff to Pilarcitos Creek that could violate water quality
standards and result in erosion or siltation. However, implementation of a SWPPP and
compliance with the SMCWPPP BMPs, which is a standard Condition of Approval, would
prevent contaminated stormwater runoff from construction from entering Pilarcitos Creek. The
Project also includes a GIP including flow-through, planter-style stormwater channels that would
filter contaminants from operational stormwater runoff before entering the Pilarcitos Creek and
meet the requirements of the City’s GIP. The project site could also be subject to inundation in
the event of a dam failure of Pilarcitos Dam. However, a large part of downtown Half Moon Bay,
including the SAM Wastewater Treatment Plant, would also be subject to flooding in the event of
a dam failure, and the potential for dam failure is considered extremely low. Therefore, the
project would not contribute to cumulative water quality impacts in Pilarcitos Creek.

e Land Use. As described in Section 3.11, Land Use and Planning, the project would construct a
new affordable farmworker neighborhood for up to 126 residents. The development is planned
growth under the 2020 LCLUP and 2023-2031 Draft Housing Element; therefore, the
development of the project site would not have impacts that are cumulatively considerable.

e Noise. As described in Section 3.13, Noise, temporary noise impacts from project construction
would be limited to the area of Stone Pine Road, the Hilltop Mobile Home Park, and Spanish
Town, and construction hours would meet City requirements. Construction impacts would be
short term and temporary, lasting approximately 13 months. Because of the temporary nature and
short duration of project construction, project construction would not contribute to cumulatively
considerable impacts.

o Population and Housing. As described in Section 3.14, Population and Housing, the project
would provide necessary affordable farmworker housing for local agricultural workers.
Development in the city would remain under the Measure D growth cap for 2023 and 2024;
therefore, the project would not contribute to cumulatively considerable impacts.

o Public Services. As described in Section 3.15, Public Services, the project would introduce up to
126 residents to the housing development, although some may be existing residents of the city
whose homes were red-tagged. All public services have adequate resources to serve the new
development and the project would comply with Measure D; therefore, the project would not
contribute to cumulatively considerable impacts

e Recreation. As described in Section 3.16, Recreation, the project would introduce up to
126 residents to the city. State and local recreation resources are adequate to serve the new
development; therefore, the project would not contribute to cumulatively considerable impacts.

e Traffic and Circulation. As described in Section 3.17, Traffic and Circulation, the project
would construct 47 new units in the Town Center of the city, which would reduce VMT for new
residents. The project would add traffic-calming measures on Stone Pine Road to increase
pedestrian and bicycle safety. Therefore, the project would not contribute to cumulatively
considerable impacts.

o Utilities and Service Systems. Project construction would produce approximately 590 CY of
debris to be hauled off-site for disposal. The project contractor would be required to identify
types and amounts of materials that could feasibly be reused, salvaged, or recycled, and to note
the procedures intended to be used. The Waste Management Plan must be approved by the City
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prior to project construction.'®* Solid waste goes to the Ox Mountain Landfill for recycling,
composting, and disposal, which is permitted to receive up to 3,598 tons of waste per day.'® The
total amount of construction waste (approximately 123 tons) from the project would be small,
approximately 0.02% of the 608,086 tons received at the Ox Mountain Landfill in 2019.'% In
addition, the project would comply with the County’s Waste Management Plan by recycling at
least 65% of all construction waste or demolition material. Therefore, solid waste from project
construction would not contribute to a cumulatively considerable impact. The project is part of
the planned growth of the City, and the City and CCWD have adequate water and sewer
connections available to serve the project. The project would implement required GIP stormwater
measures and would not increase the rate of runoff into Pilarcitos Creek.

e Wildfire. The project area is approximately 400 feet west of VHFHSZ areas in an SRA and is
located in a WUI zone. The project is an infill development project and would introduce people
into an area susceptible to wildfires. However, the project will comply with all CFPD
requirements to reduce risks and the City is currently developing citywide emergency response
plans for wildfire as well as other emergencies. Many of the new residents currently live on farms
which may also be in fire-prone areas. The project includes irrigated landscaping which would
reduce fire risk. Therefore, the project would not contribute to a cumulatively considerable
1mpact.

Given the small size of the project, its limited duration, and mitigation measures to reduce all potential
impacts, the incremental construction effects of the proposed project would not contribute to a
cumulatively considerable impact.

The project would have limited permanent impacts related to introducing 47 new residences into the
Town Center area of the city. These would include stormwater runoff from an additional 139,260 square
feet (3.2 acres) of impervious pavement. The project site is not in a flood hazard zone and there are no
recorded flooding events in the project area. The project would include implementation of stormwater
drainage that meets the requirements of the City’s GIP and has adequate capacity to carry runoff from
projected development of the project area. Therefore, the additional runoff would not contribute to a
cumulatively considerable impact. Since the project is in the downtown core, introduction of up to 126
new residents would reduce VMT and vehicle emissions overall. The existing fenced wildlife corridor
would protect special-status reptiles and amphibians from impacts related to the project. Therefore, the
project would not contribute to a cumulatively considerable impact.

c. Does the project have environmental effects, which will cause substantial
adverse effects on human beings, either directly or indirectly?

A significant impact may occur if a project has the potential to result in significant impacts, as discussed
in the previous sections. The project would provide much needed affordable housing for farmworker
families, which is of benefit to the City and community. As described throughout this environmental

164 City of Half Moon Bay. 2019. Half Moon Bay Municipal Code, Chapter 14.50: Requirement for Construction and Demolition
Waste Recycling. Available at:

https://www.codepublishing.com/CA/HalfMoonBay/#!/HalfMoonBay14/HalfMoonBay1450.html#14.50. Accessed November
15,2021.

165 California Department of Resources Recycling and Recovery (CalRecycle). 2024. SWIS Facility Detail. Corinda Los Trancos
(Ox Mtn) (41-AA-0002). Available at: https://www2.calrecycle.ca.gov/SolidWaste/SiteActivity/Details/1561?siteID=3223.
Accessed June 11, 2024.

166 Contra Costa County. 2024. Volume to Weight Conversion Table for Construction and Demolition Debris. Available at:

chrome-extension://efaidnbmnnnibpcajpcglclefindmkaj/https://www.contracosta.ca.gov/DocumentCenter/View/49316/Volume-
to-Weight-Conversion-Table?bidld=. Accessed August 20, 2024.
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impact analysis, with implementation of mitigation measures (where applicable), the project would not
result in any significant impacts. Therefore, the project would not have the potential to result in
substantial adverse effects on human beings, and impacts would be less than significant with mitigation
incorporated.
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APPENDIX A

Project Design Plans
Stone Pine Cove Affordable Farmworker Housing
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RET RETAINING WALL 0C4.0 EROSION CONTROL PLAN L
R'}" R L TATON 0C4.1 EROSION CONTROL DETAILS -
R/W RIGHT—OF—WAY ' =
S SLOPE 0C5.0 TRAFFIC CONTROL PLAN T
SAP SEE ARCHITECTURAL PLANS
SBD STORM SUB DRAIN 0C6.0 DETAIL SHEET
SBDCO STORM SUB DRAIN CLEANOUT 0C6.1 DETAIL SHEET
SD STORM DRAIN
D O RN EANGUT COASTSIDE FIRE PROTECTION
P SEE ELECTRICAL PLANS IMPERVIOUS AREAS DISTRICT NOTES:
SICB SIDE INLET CATCH BASIN 1. ALL MANUFACTURED HOMES SHALL BE PROVIDED WITH FIRE SPRINKLER
SLB STREET LIGHTING BOX TOTAL PROJECT AREA 299,112 SF SYSTEMS IN ACCORDANCE WITH CALIFORNIA CODE OF REGULATIONS, TITLE 25,
SLP SEE LANDSCAPE PLANS (6.87 AC) SECTION 4302, AND NFPA13D.
SPP SEE PLUMBING PLANS :
ss SANITARY SEWER MPERVIQUS AREAS: SECONDARY EMERGENCY VEHICLE ACCESS SHALL BE PROVIDED TO THE SITE
THROUGH THE SITE AS INDICATED IN THE FIRE ACCESS PLAN, SHEET C6.1. AN
gggo gég'g%cﬂﬁ g'l'_i’:lNSOUT PRE—-CONSTRUCTION 26,600 St EASEMENT FOR THE EMERGENCY VEHICLE ACCESS SHALL BE OBTAINED AND MBMBNMEE
ToB TOP OF BANK /SLOPE POST-CONSTRUCTION RECORDED PRIOR TO OCCUPANCY OF ANY MANUFACTURED HOMES. NHEREE
O
#D)(P)B %EEOEOKTN%FORBEQ%ING THE SUBDIVISION SHALL INCLUDE SIGNAGE AND ADDRESS NUMBERS POSTED e § § % g §
AT EACH NEW BUILDING IN ACCORDANCE WITH COASTSIDE FIRE PROTECTION CONTACT INFORMATION: NI
TRAN TRANSFORMER DISTRICT STANDARD DI-013, A .
™ TOP OF WALL ELEVATION
PROJECT COORDINATOR: CAPITAL PROGRAM MANAGEMENT, INC.
e e ox DISTURBED AREA: CONDITIONS OF APPROVAL NOTE: ENGINEER’'S STATEMENT 1851 HERTAGE LY, SUTE 710
D PIPE VERTICAL DROP o
Ve VALLEY GUTTER SLURRY SEAL AC . 1. THE CONTRACTOR IS RESPONSBLE FOR IMPLEMENTNG ALL MEASURES THIS SITE IMPROVEMENT PLAN SUBMITTAL HAS BEEN PREPARED UNDER MY DIRECTION. e S YEN MCGICKIN
24,600 SF (0.56 AC) .
" DOMESTIC WATER LINE NECESSARY FOR PROJECT COMPLIANCE WITH THE CONDITIONS OF APPROVAL, (916) 553-4400
WM WATER METER ONSITE DISTURBED AREA 234,910 SF (5.39 AC) SEE SHEETS C0.2 AND C0.3 FOR CONDITIONS OF APPROVAL.
OFFSITE DISTURBED AREA 4,500 SF (0.10 AC) / M CIVIL: BKF ENGINEERS o
, ey 4 j 955 SHORELINE DR, SUITE 200 ke
PLANS HAVE BEEN REVIEWED AND APPROVED BY: TOTAL DISTURBED AREA 239,410 SF (5.50 AC) SOILS REPORT NOTES: %’L v, 05/16,/2024 REDWOOD CITY, CA 94065 2
CONTACT: DALE LEDA 2
BRIAN K. SCOTT DATE DLEDA@BKF.COM
¥PAVEMENT MAINTENANCE /REPAVING WITH NO SUBGRADE DISTURBANCE 1. A PROJECT SOILS REPORT WHICH INCLUDES EXPLORATION OF SUBSURFACE F
IS EXCLUDED FROM DISTURBED AREA PER NPDES CONSTRUCTION ggygmor«s HAS BEEN PREPARED BY BAGG ENGINEERS, DATED AUGUST 23, EREIN%;AOLM (650) 482-6300
GENERAL PERMIT. : £ ,
BKF ENGINEERS LANDSCAPE ARCHITECT: KIKUCHI + KANKEL DESIGN GROUP
WDID NO. 2 41C403470 2. GROUNDWATER WAS ENCOUNTERED AT A DEPTH OF 9 FT. THE HIGHEST 730 MILL ST, HALF MOON BAY, CA 94019
: ANTICIPATED GROUNDWATER DEPTH IS LESS THAN 10 FT BELOW THE EXISTING CONTACT: TOM CONROY - »
CITY ENGINEER DATE GROUND SURFACE. (TCON)ROY@KKDESIGNGROUP.COM L z
650) 726-7100 Clw|<|E
3. REFER TO THE REPORT FOR MORE DETAILED ASSESSMENT OF SUBSURFACE S sz 2
CONDITIONS ENGINEER OF WORK ELECTRICAL: EMERALD CITY ENGINEERS, INC. AEIEIE
: 21705 HIGHWAY 99, LYNNWOOD, WA 98036 AL
PLANS HAVE BEEN REVIEWED AND APPROVED BY: 4 ALL WORK ONSITE SHALL BE IN ACCORDANCE WITH THE RECOMMENDATIONS | HEREBY DECLARE THAT | AM THE CIVIL ENGINEER OF WORK FOR THIS PROJECT AND THAT | HAVE CONTACT: ADAM FRENCH MEEEE
EARTHWORK QUANTITIES CONTAINED IN THE PROJECT SOILS REPORT AND AS DIRECTED IN THE FIELD EXERCISED RESPONSIBLE CHARGE OVER THE DESIGN OF THIS PROJECT AS DEFINED IN SECTION 6703 AFRENCHGEMERALDCITYENG.COM HEINNE:
BY THE PROJECT GEOTECHNICAL ENGINEER. OF THE STATE OF CALIFORNIA, BUSINESS PROFESSIONAL CODES, AND THAT THE DESIGN IS (425) 741-1200 al>|alglk
GROSS FIGURES UANTITY BREAKDOWN CONSISTENT WITH CURRENT STANDARDS. JOINT TRENCH MILLENIUM DESIGN AND CONSULTING, INC
GROSS FIGURES QUANTITY BREAKDOWN : , INC. ; -
FLOOD PLAIN NOTES: P.0. BOX 737, ALAMO, CA 94507 2 <<<]
cut 3,550 CUBIC YARDS BIORETENTION AREA CONTACT: KAHN SENIMANORA s
COASTSIDE FIRE PROTECTION DISTRICT DATE FILL 3,930 CUBIC YARDS cuT 650 CUBIC YARDS 1. 100-YEAR AND 500-YEAR FLOOD ELEVATIONS ARE SHOWN PER PILARCITOS , KAHNGUOINTUTILITY.COM M= T
TOTAL 7,480 CUBIC YARDS CREEK FLOODPLAIN STUDY BY BKF ENGINEERS, DATED JUNE 29, 2023. 05,/16,/2024 (510) 837-7602 215 §
BALANCE 380 CUBIC YARDS OF IMPORT ~ UTILITY TRENCHING S| oo 2' =
cuT 1,280 CUBIC YARDS DALE LEDA DATE N TGRS
PLANS HAVE BEEN REVIEWED AND APPROVED BY: HAUL ROUTE: PROJECT MANAGER CHEC I
SITE WORK AND LANDSCAPING P.E. #78436 c >
CONTRACTOR SHALL UTILIZE THE FOLLOWING HAUL ROUTE FOR BKF ﬁ(;,NEERS e|elolsl8|2
gllllj ;ggg ggg:g 12232 IMPORTING/EXPORTING SOILS AND OTHER CONSTRUCTION MATERIALS: 0 100 200 o slalglElel8
' o FROM JOB SITE, HEAD WEST ON STONE PINE RD TOWARDS MAIN ST. _I Drawing Number:
EARTHWORK QUANTITIES SHOWN ARE FOR PLANNING PURPOSES ONLY. CONTRACTOR SHALL . ,
COASTSIDE COUNTY WATER DISTRICT DATE PERFORM THEIR OWN EARTHWORK QUANTITY CALCULATION, AND USE THEIR CALCULATION FOR TURN RIGHT ONTO MAIN ST HEADING NORTH TOWARDS HWY 92. GRAPHIC SCALE Know what's below. C O O
BIDDING AND COST ESTIMATING PURPOSES. ¢ TURN RIGHT ONTO HWY 92. Ca" before you dig. .
OF
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DEVELOPMENT STANDARDS NOTES: CAUTION: TREE/PLANT PROTECTION NOTES: NPDES REQUIREMENTS: GENERAL UTILITY SYSTEM NOTES: « 3
= <C
R e particq (A MOON BAY MUNICIPAL - CODE CHAPTER 18,17 FOR 1. CONTRACTOR SHALL CONTACT UNDERGROUND SERVICE ALERT FOR LOCATION OF UNDERGROUND 1. PRIOR TO BEGINNING CONSTRUCTION ON-SITE, CONTRACTOR SHALL IDENTIFY AND PROTECT 1. AL CONSTRUCTION ON OFF-SITE OR ON-SITE IMPROVEMENTS SHALL ADHERE TO NPDES ALL TRENCHES SHALL BE BACKFILLED PER THE SPECIFICATIONS AND CITY STANDARD DETAL 5 9
: UTILITIES AT LEAST 48 HOURS PRIOR TO COMMENCEMENT OF CONSTRUCTION — PHONE (800) EXISTING TREES AND PLANTS DESIGNATED AS TO REMAIN. (NATIONAL POLLUTION DISCHARGE ELIMINATION SYSTEM) BEST MANAGEMENT PRACTICES TO 3I[JESMTH APPROPRIATE TESTS BY THE GEOTECHNICAL ENGINEER TO VERIFY COMPACTION Y Eg .
642—2444. CONTRACTOR SHALL VERIFY ALL EXISTING UTILITIES PRIOR TO BEGINNING ANY WORK PREVENT DELETERIOUS MATERIALS OR POLLUTANTS FROM ENTERING THE CITY/TOWN OR A > Ym
1. ALL MOBILE HOME SPACES SHALL BE SERVED FROM INTERNAL PRIVATE ROADWAYS ON THIS SITE. 2. PROTECT EXISTING TREES TO REMAIN FROM SPILLED CHEMICALS, FUEL OIL, MOTOR OIL, COUNTY STORM DRAIN SYSTEMS. / X o 8 ﬁ S
AND THERE SHALL BE NO DIRECT VEHICULAR ACCESS FROM A MOBILE HOME SPACE GASOLINE AND ALL OTHER CHEMICALLY INJURIOUS MATERIAL; AS WELL AS FROM PUDDLING OR 2. CLEAN OUTS, CATCH BASINS AND AREA DRAINS ARE TO BE ACCURATELY LOCATED BY THEIR OS® X
TO A PUBLIC STREET OR ALLEY. INTERNAL ROADS SHALL HAVE A CLEAR AND GENERAL SITE NOTES: CONTINUOUSLY RUNNING WATER. SHOULD A SPILL OCCUR, STOP WORK IN THAT AREA AND 2. ERODED SEDIMENTS AND OTHER POLLUTANTS MUST BE RETAINED ON-SITE AND MAY NOT BE RELATIONSHIP TO THE BUILDING, FLATWORK, ROOF DRAINS, AND/OR CURB LAYOUT, NOT BY THE D2 S
UNOBSTRUCTED ACCESS TO A PUBLIC STREET OR HIGHWAY. . CONTACT THE CITY/TOWN'S ENGINEER/INSPECTOR IMMEDIATELY. CONTRACTOR SHALL BE TRANSPORTED FROM THE SITE VIA SHEET FLOW, SWALES, AREA DRAINS, NATURAL DRAINAGE LENGTH OF PIPE SPECIFIED IN THE DRAWINGS (WHICH IS APPROXIMATE). nSo5 3
1. CONTRACTOR SHALL VISIT THE SITE PRIOR TO BIDDING ON THIS WORK AND CONSIDER THE RESPONSIBLE TO MITICATE DAMAGE FROM SPILLED MATERIAL AS WELL AS MATERIAL CLEAN UP. COURSES, OR WIND. N
2. WALKWAYS SHALL BE PROVIDED THROUGHOUT THE MOBILE HOME PARK TO PROVIDE : 3. CONTRACTOR SHALL STAKE LOCATION OF ABOVE GROUND UTILITY EQUIPMENT (BACKFLOW
EXISTING CONDITIONS AND SITE CONSTRAINTS IN THE BID. CONTRACTOR SHALL BE IN THE 3. CONTRACTOR SHALL BE RESPONSIBLE FOR ONGOING MAINTENANCE OF ALL TREES DESIGNATED 3. STOCKPILES OF EARTH AND OTHER CONSTRUCTION RELATED MATERIALS MUST BE PROTECTED (
SAFE AND CONVENIENT PEDESTRIAN ACCESS TO AMENITIES, OPEN SPACE AREAS, POSSESSION OF AND FAMILIAR WITH ALL APPLICABLE GOVERNING AGENCIES STANDARD DETAILS PREVENTOR, SATELLITE DISH, TRANSFORMER, GAS METER, ETC.) AND MEET WITH CLIENT TO
TO REMAIN AND FOR MAINTENANCE OF RELOCATED TREES STOCKPILED DURING CONSTRUCTION. FROM BEING TRANSPORTED FROM THE SITE BY THE FORCES OF WIND OR WATER. REVIEW LOCATION PRIOR TO INSTALLATION. PLANNING DEPARTMENT MUST SPECIFICALLY AGREE
AND PUBLIC ROADWAYS. WALKWAYS SHALL COMPLY WITH APPLICABLE ACCESSIBILITY AND SPECIFICATIONS PRIOR TO SUBMITTING A BID. .
CONTRACTOR WILL BE REQUIRED TO REPLACE TREES THAT DIE DUE TO LACK OF MAINTENANCE. WITH LOCATION PRIOR TO PROCEEDING WITH THE INSTALLATION
STANDARDS BUT IN NO CASE SHALL BE LESS THAN THREE FEET IN WIDTH. 4 FUELS, OILS, SOLVENTS, AND OTHER TOXIC MATERIALS MUST BE STORED IN ACCORDANCE WITH ’
AUTOMOBILES COVERNING AGENCIES STANDARD DETAILS & SPECIFICATIONS 4. CONTRACTOR SHALL PREPARE AN ACCURATE COMPOSITE UTILTY PLAN THAT TAKES INTO
. DEMOLITION WORK, THE UTILTIES SHOWN ON THE CIVIL DRAWINGS, AND THE SITE POWER,
2. A LANDSCAPING PLAN AND LANDSCAPE MAINTENANCE PLAN FOR THE SETBACK 3. PRIOR TO BEGINNING WORK, AND AFTER INITIAL HORIZONTAL CONTROL STAKING, CONTRACTOR THE DRAINAGE SYSTEM. CONDUITS AND LIGHTING SHOWN ON THE ELECTRICAL PLANS. THE FIRE SPRINKLER SYSTEM
AREAS FROM THE PROPERTY PERMETER OF THE MOBILE HOME PARK SHALL BE SHALL FIELD CHECK ALL ELEVATIONS MARKED WITH (E) AND REPORT ANY DISCREPANCIES ARBORIST TREE PROTECTION NOTES: SHALL BE INCLUDED AS DESIGNED BY THE DESIGN/BUILD UNDERGROUND FIRE SPRINKLER
SUBMITTED FOR CONSIDERATION WITH EACH PERMIT APPLICATION FOR DEVELOPMENT GREATER THAN 0.05 TO PROJECT MANAGER. 5. EXCESS OR WASTE CONCRETE MAY NOT BE WASHED INTO THE PUBLIC RIGHT-OF—WAY OR ANY CONTRACTOR.
OR EXPANSION OF A MOBILE HOME PARK. LANDSCAPING SHALL BE USED AS A THE FOLLOWING TREE PROTECTION MEASURES SHOULD BE APPLIED TO ALL TREES THAT ARE TO BE OTHER DRAINAGE SYSTEM. PROVISIONS SHALL BE MADE TO RETAIN CONCRETE WASTES ON-SITE <
BUFFER BETWEEN MOBILE HOME SPACES AND ADJACENT PROPERTIES. SERVICE 4. DAMAGE TO ANY EXISTING SITE IMPROVEMENTS, UTILITIES AND/OR SERVICES TO REMAIN, SHALL RETAINED: UNTIL THEY CAN BE DISPOSED OF AS SOLID WASTE. 5. CATHODIC PROTECTION MAY BE REQUIRED ON ALL METALLIC FITTINGS AND ASSEMBLIES THAT =
BE RESPONSIBILITY OF THE CONTRACTOR. CONTRACTOR SHALL REPAR AND/OR REPLACE IN ARE IN CONTACT WITH THE SOIL IF RECOMMENDED BY THE GEOTECHNICAL REPORT. I
AREAS AND OUTDOOR STORAGE AREAS SHALL BE SCREENED FROM VIEW FROM 6. TRASH AND CONSTRUCTION RELATED SOLID WASTES MUST BE DEPOSITED INTO A COVERED ' :
PUBLIC STREETS KIND. 1. PRE—CONSTRUCTION: . CONTRACTOR IS RESPONSIBLE TO FULLY ENGINEER AND INSTALL THIS SYSTEM AND COORDINATE O
. . RECEPTACLE TO PREVENT CONTAMINATION AND DISPERSAL BY WIND. . e
A. A PRE-CONSTRUCTION MEETING SHOULD BE HELD TO DISCUSS TREE PROTECTION MEASURES ANODE AND TEST STATION LOCATIONS WITH OWNER'S PROJECT MANAGER. =
5. CONTRACTOR SHALL ASSUME SOLE AND COMPLETE RESPONSIBILITY FOR JOB SITE CONDITIONS : =
3. NO PLANT SPECIES LISTED AS PROBLEMATIC AND/OR INVASIVE BY THE CALIFORNIA DURING THE COURSE OF CONSTRUCTION OF THIS PROJECT INCLUDING SAFETY OF ALL PERSONS AND ENSURE ALL TREE PROTECTION MEASURES HAVE BEEN PROPERLY INSTALLED. 7. SEDIMENTS AND OTHER MATERIALS MAY NOT BE TRACKED FROM THE SITE BY VEHICLE TRAFFIC. 6. COMPLETE SYSTEMS: ALL UTILTY SYSTEMS ARE DELINEATED IN A SCHEMATIC MANNER ON <
NATIVE PLANT SOCIETY, THE CALIFORNIA INVASIVE PLANT COUNCIL, OR AS MAY BE AND PROPERTY. THIS REQUIREMENT SHALL APPLY CONTINUOUSLY AND NOT BE LIMITED TO THE CONSTRUCTION ENTRANCE ROADWAYS MUST BE STABILIZED SO AS TO INHIBIT SEDIMENTS " THESE PLANS. CONTRACTOR IS TO PROVIDE AL FITTINGS. ACCESSORIES AND WORK NECESSARY O
IDENTIFIED FROM TIME TO TIME BY THE STATE OF CALIFORNIA SHALL BE EMPLOYED NORMAL WORKING HOURS. THE CONTRACTOR SHALL DEFEND, INDEMNIFY AND HOLD THE CLIENT, B. ANY CLEARANCE PRUNING THAT IS DEEMED NECESSARY FOR CONSTRUCTION SHALL BE FROM BEING DEPOSITED INTO THE PUBLIC RIGHT-OF—WAY. ACCIDENTAL DEPOSITIONS MUST BE 10 COMPLETE THE UTILTY SYSTEM SO THAT IT IS FULLY FUNCTIONING FOR THE PURPOSE
IN ANY LANDSCAPING IN THE MOBILE HOME PARK. NO PLANT SPECIES LISTED AS A THE CONSULTING ENGINEER AND THE CITY/TOWN HARMLESS FROM ANY AND ALL LIABILITY, COMPLETED USING THE MINIMAL DOSE NECESSARY AND SHALL BE APPROVED BY THE SWEPT UP IMMEDIATELY AND MAY NOT BE WASHED DOWN BY RAIN OR OTHER MEANS. INTENDED.
NOXIOUS WEED BY THE STATE OF CALIFORNIA OR THE U.S. FEDERAL GOVERNMENT B LG, O N O O o BNk N TS PROEC PROJECT ARBORIST PRIOR 0 PRONING. 8. ANY SLOPES WITH DISTURBED SOILS OR DENUDED OF VEGETATION MUST BE STABILIZED SO AS
SHALL BE UTILZED.  ONLY NATIVE PLANTS OF LOCAL STOCK AND/OR Eﬁﬁ%ﬁ%ﬁc?ﬁcmﬁg‘uw ARISING FROM THE SOLE NEGLIGENCE OF THE CLENT OR THE " 70 INMIBIT EROSION BY WIND. AND WATER 7. UNDERGROUND UTILITIES OR STRUCTURES ARE SHOWN IN THEIR APPROXIMATE LOCATIONS AND
DROUGHT—TOLERANT NONINVASIVE PLANTS SHALL BE USED FOR LANDSCAPING. . C. TREE PROTECTION ZONES (TPZ) SHALL BE ESTABLISHED AND ENFORCED TO PREVENT SOIL : EXTENT BASED UPON RECORD INFORMATION. LOCATIONS MAY NOT HAVE BEEN VERIFIED IN THE
COMPACTION, GRADE CHANGE, AND ROOT DAMAGE. TREE PROTECTION AREAS SHALL BE o, CLEAN UP ALL SPILLS USING DRY METHODS FIELD AND NO GUARANTEE IS MADE TO THE ACCURACY OR COMPLETENESS OF THE
4 ONE NONILLUMINATED OR INDIRECTLY ILLUMINATED DETACHED MONUMENT SIGN 6. ALL WORK SHALL BE PERFORMED IN ACCORDANCE WITH THE GEOTECHNICAL REPORT BY BAGG ESTABLISHED WITH FIVE-FOOT-HIGH CHAIN LINK FENCING MOUNTED ON 2-INCH DIAMETER : : INFORMATION SHOWN. THE CLIENT, BY ACCEPTING THESE PLANS OR PROCEEDING WITH
! , ENGINEERS, DATED AUGUST 23, 2023. -
GALVANIZED IRON POSTS, DRIVEN INTO THE GROUND TO A DEPTH OF AT LEAST 2-FEET, AT IMPROVEMENTS PURSUANT THERETO, AGREES TO ASSUME LIABILITY AND TO HOLD UNDERSIGNED
IDENTIFYING THE NAME OF THE MOBILE HOME PARK, SHALL BE PERMITTED. SUCH NO MORE THAN 10~FOOT SPACING. 10. SWEEP ALL GUTIERS AT THE END OF EACH WORKING DAY. GUTTERS SHALL BE KEPT CLEAN HARMLESS FOR ANY DAMAGES RESULTING FROM THE EXISTENCE OF UNDERGROUND UTILITIES OR
SIGN SHALL BE CONSTRUCTED OF NATURAL MATERIAL SUCH AS WOOD AND SHALL RECORD DRAWINGS: C.A. THE DIAMETER OF THE TPZ SHALL BE DETERMINED BY THE TRUNK DIAMETER OF TREES AFTER LEAVING CONSTRUCTION-SITE. STRUCTURES NOT REPORTED TO THE UNDERSIGNED; NOT INDICATED ON THE PUBLIC RECORDS
NOT EXCEED A HEIGHT OF FOUR FEET OR AN AREA OF SIXTEEN SQUARE FEET. TO BE PROTECTED. FOR EVERY 1 INCH OF TRUNK DIAMETER, THE TPZ SHALL EXTEND 1 1. CALL 911 IN CASE OF A HAZARDOUS SPILL. EXAMINED, LOCATED AT VARIANCE WITH THOSE REPORTED OR SHOWN ON RECORDS EXAMINED.
ANY SUCH SIGN SHALL BE INTEGRATED INTO THE LANDSCAPE DESIGN. 1. THE CONTRACTOR SHALL KEEP UP-TO-DATE AND ACCURATE A COMPLETE RECORD SET OF FOOT. FOR EXAMPLE, A 10—INCH DIAMETER TREE SHALL HAVE A TPZ WITH A RADIUS OF ’
PRINTS OF THE CONTRACT DRAWINGS SHOWING EVERY CHANGE FROM THE ORIGINAL DRAWINGS 10-FEET AROUND THE TREE. IN AREAS WHERE THIS TPZ SIZE IS GREATER THAN WHAT 12. BMP'S AS OUTLINED IN. BUT NOT LIMITED TO. CALIFORNIA STORM WATER GUALITY TASK FORCE 8. CONTRACTOR SHALL VERIFY ALL EXISTING INVERT ELEVATIONS FOR STORM DRAIN AND
6.  MOBLE HOME PARKS SHALL BE REQUIRED TO USE GARBAGE COLLECTION AND MADE DURING THE COURSE OF CONSTRUCTION INCLUDING EXACT FINAL LOCATION, ELEVATION, CONSTRUCTION CAN ALLOW, THE CANOPY DRIPLINE SHALL BE THE MINIMUM RADIUS FOR " SACRAMENTO. CALIFORNIA. JANUARY 2015. OR THE LATEST REVISED EDITON. MAY APPLY SANITARY SEWER CONSTRUCTION PRIOR TO COMMENCEMENT OF ANY WORK. ALL WORK FOR
RECYCLING SERVICES. CENTRAL COLLECTION CONTAINERS SHALL BE PROVIDED AT " n THE TPZ ’ ) ) ) STORM AND SANITARY SEWER INSTALLATION SHALL BEGIN AT THE DOWNSTREAM CONNECTION
N SIZES, MATERIALS, AND DESCRIPTION OF ALL WORK. RECORDS SHALL BE "REDLINED" ON A SET DURING THE CONSTRUCTION OF THIS PROJECT (ADDITIONAL MEASURES MAY BE REQUIRED IF POINT. THIS WILL ALLOW FOR ANY NECESSARY ADJUSTMENTS TO BE MADE PRIOR TO THE
CONVENIENT LOCATIONS WITHIN DECORATIVE FENCED OR WALLED ENCLOSURES. OF CONSTRUCTION PLAN DRAWINGS. A COMPLETE SET OF CORRECTED AND COMPLETED RECORD C.2. FOR TREES GROWING ALONG THE EAST PERIMETER OF THE PROPERTY, TPZS CAN BE .
DRAWING PRINTS SHALL BE SUBMITTED TO THE CITY ENGINEER AND DEVELOPER'S CIVIL COMBINED TO FORM ONE LARGE TPZ FOR TREES IN THIS AREA. ADDITIONALLY, FENCING DEEMED APPROPRIATE. BY CITY/TOWN INSPECTORS). A L e L L e
7. THE DEVELOPMENT, REDEVELOPMENT, OR MODIFICATION OF MOBILE HOME PARKS ENGINEER PRIOR TO FINAL ACCEPTANCE FOR REVIEW AND APPROVAL BY THE CITY ENGINEER. nglE%TD?EISUIIDﬁ%EON THE WEST SIDE OF THE TREES AS THE PROPERTY LINE FENCING IS 13. UPON SATISFACTORY COMPLETION OF THE WORK, THE ENTIRE WORK SITE SHALL BE CLEANED RESPONSIBLE FOR ANY ADJUSTMENTS NECESSARY. CONTRACTOR SHALL VERIFY LOCATION OF
gT'AAIﬂIBARBDE sggt[:)llgl%ATﬁNSEcPTlngS%N;81 ;10 THE WATER QUALITY PROTECTION : BY THE CONTRACTOR AND LEFT WITH A SMOOTH AND NEATLY GRADED SURFACE FREE OF SANITARY SEWER LATERAL WITH OWNER PRIOR TO CONSTRUCTION.
.38.121. CONSTRUCTION WASTE, RUBBISH, AND DEBRIS OF ANY NATURE.
STORM DRAIN MAINTENANCE NOTES: D. QRO"T@@#{/NEG;ER& NOT ENTER" SIGN SHALL BE PROMINENTLY DISPLAYED ON EACH TREE 9. EXISTING UTILITY CROSSINGS OF NEW PIPELINE ARE SHOWN ACCORDING TO THE BEST AVAILABLE
8.  PRIOR TO ISSUANCE OF ANY COASTAL DEVELOPMENT PERMIT OR USE PERMIT, THE : INFORMATION. GAS, WATER AND SEWER SERVICE LATERALS ARE SHOWN ACCORDING TO THE
APPLICANT SHALL RECEIVE PRELIMINARY APPROVAL OF PLANS BY THE HALF MOON PLEASE NOTE THAT REGULAR MAINTENANCE ON GRADING AND DRAINAGE STRUCTURES IS REQUIRED EROSION AND SEDIMENTATION BEST AVAILABLE INFORMATION. THE CONTRACTOR SHALL VERIFY THE TYPE, SIZE, LOCATION AND
BAY FIRE PROTECTION DISTRICT. TO ENSURE FUNCTIONALITY THROUGHOUT THE LIFE OF THE PROPERTY. MAINTENANCE SHOULD E. A 4-INCH LAYER OF CHIP BARK MULCH SHALL BE PLACED ON TOP OF THE TPZ AND DEPTH OF ALL THE UTILITY CROSSING (BOTH MAINS AND LATERALS) ARE CORRECT AS SHOWN.
INCLUDE BUT NOT BE LIMITED TO THE FOLLOWING: ENCLOSED WITHIN THE TREE PROTECTIVE FENCING. THIS MULCH SHALL ONLY BE MOVED FOR CONTROL NOTES: NO GUARANTEE IS MADE THAT ALL EXISTING UTIUTIES (BOTH MAINS AND LATERALS) ARE
LANDSCAPE PLANTS TO BE INSTALLED AFTER ALL EXCAVATION AND SOIL COMPACTION WORK SHOWN. THE CONTRACTOR SHALL EXERCISE CAUTION WHEN EXCAVATING AND SHALL PROTECT
9. LIGHTING SHALL BE THE MINIMUM NECESSARY TO ILLUMINATE THE INTERNAL ROADS HAS BEEN COMPLETED .
B 1. THE CLEARING OF DEBRIS FROM THE STORMWATER BIORETETION AREAS, STORM DRAIN LINES, : 1. CONTRACTOR SHALL ASSUME THE CONCEPTS ON THE EROSION CONTROL PLAN, IF PROVIDED ALL EXISTING UTILITIES (BOTH MAINS AND LATERALS) FROM DAMAGE DUE TO HIS OPERATION.
WITHOUT ADVERSE IMPACT ON ADJACENT PROPERTIES. LIGHT FIXTURES SHALL BE \ X
THE MINIMUM HEIGHT NEEDED FOR PUBLIC SAFETY. BUT SHALL NOT EXCEED FIFTEEN AND STORM DRAIN CATCH BASINS. ARE SCHEMATIC MINIMUM REQUIREMENTS, THE FULL EXTENT OF WHICH ARE TO BE DETERMINED
FEET IN HEIGHT, AND SHALL BE SHIELDED TO DOWNCAST LIGHT TO PREVENT GLARE F. ESTABLISH AN AREA OUTSIDE OF THE TPZS OR ON PREEXISTING HARDSCAPE TO STORE BY THE CONTRACTOR. CONTRACTOR IS RESPONSIBLE FOR THE EXACT DESIGN AND EXTENT OF 10. VERTICAL SEPARATION REQUIREMENTS:
: 2. ROOF GUTTERS AND DOWNSPOUTS SHOULD BE CLEARED BEFORE THE BEGINNING OF EACH SEDIMENT AND BACKFILL. ENSURE NO FLOW PATHS LEAD TO TPZS FROM SEDIMENT OR THE EROSION CONTROL SYSTEM SO THAT IT WORKS WITH THE CONTRACTOR'S INTENDED USE
ON ADJACENT PROPERTIES. RAINY SEASON AND AS NEEDED THROUGHOUT THE WINTER MONTHS BACKFILL PILES IF PRESENT. T
| | A WAEBENT O 1 GISTCTIL ST L 6,0 NEZ5 IO, S Sl % BD N 2
NEW ELECTRICAL, TELEPHONE, CABLE TV, AND SIMILAR DISTRIBUTION LINES RE-FINISHING OF ~VEGETATED SWALES AND SLOPES TO MINIMIZE ~PONDING, MAINTAIN TREES. AS REQUIRED, AT THE CONCLUSION OF EACH WORKING DAY. THE CONTRACTOR SHALL INSPECT SHALL BE TYPICALLY INSTALLED TO CROSS ABOVE/OVER EXISTING SANITARY SEWER O
PROVIDING DIRECT SERVICE TO THE DEVELOPMENT, INCLUDING INDIVIDUAL SPACES, POSITIVE DRAINAGE AWAY FROM IMPROVEMENTS AND PROTECT AGAINST EROSION. THE EROSION CONTROL FACILITES AND MAKE NECESSARY REPAIRS PRIOR TO ANTICIPATED PIPELINES. oc >|_-
SHALL BE INSTALLED UNDERGROUND. 2. CONSTRUCTION: STORMS AND AT REASONABLE INTERVALS DURING STORMS OF EXTENDED DURATION. REPAIRS QO
. EXISTING TREES, SUCH AS THE WALKING PATH, THE TPZ SHALL BE MOVED TO THE GREATEST : , : O
PERMANENT RESIDENCES. NO MOBILE HOME SHALL BE RENTED TO OR OCCUPIED % L IONITORED AND GLEARED OF LEAVES Ao DIRT DEBRS, —TTERS SHOULD BE CONTINUOUSLY DISTANCE POSSIBLE FROM THE SUBJECT TREE WHILE ALSO ALLOWING FOR CONSTRUCTION TO A A I LN L S i A AT WATER LINE PIPE ENDS SHALL BE INSTALLED NO CLOSER THAN 10° MINIMUM HORIZONTAL LLI = o
BY ANY INDIVDUAL OR GROUP OF INDIVIDUALS FOR A TERM LESS THAN THIRTY PROCEED. ONCE CONSTRUCTION IN THE SUBJECT AREA HAS OCCURRED, THE TPZ SHALL BE ACCUMULATION OF SILT OR DEBRIS FROM THE EROSION CONTROL SEDIMENT BASINS AND SHA DISTANCE FROM CENTERLINE OF UTILITY CROSSINGS, WHERE FEASIBLE. Z o
CLEAR THE OUTLET PIPES OF ANY BLOCKAGE. o
CONSECUTIVE DAYS. MOVED BACK TO THE PREESTABLISHED BOUNDARY. 1. HORIZONTAL SEPARATION REQUIREMENTS — )
Al i’é%{ﬁg ROy e P&’gg“%g}ﬁ ?HBES%m]L%NSDRI?,‘EmEGOFA'};EéONSTRUC"ON 4, STOCKPILED MATERIAL SHALL BE COVERED WITH VISQUEEN OR A TARPAULIN UNTL THE ‘ ‘ O A =
A2. ANY EXCAVATION ACTMITY THAT IS TO TAKE PLACE N THESE AREAS IS PROHIITED ggg%ta ISH:SE Mgggﬁ ;El%VETI')-IESSEEI: QEYC%%%N%N%REA Sﬁ%mTSA‘J géngoAgEv%RTﬂg A MINIMUM HORIZONTAL SEPARATION BETWEEN NEW PIPELINES AND ANY EXISTING UTILITIES Z <§(
FROM USING BACKHOES, TREAD TRACTORS, OR ANY OTHER HEAVY VEHICLES. METHODS ESTABLISHED OR IT MAY BE SEEDED OR PLANTED TO PROVIDE GROUND COVER. giﬁ:}LAgs ngEiEI;IP?LfﬁEP; ;::LTL ng 1’3[”',;13,’&&"'*5,?&2’% OS’TEIPEARRV':;]EO';O';%E WATER AND z L O
PERMITTED INCLUDE HAND DIGGING, HYDRAULIC OR PNEUMATIC AIR EXCAVATION. X . z - =
5. PRIOR TO THE COMMENCEMENT OF ANY CLEARING, GRADING, OR EXCAVATION, THE CONTRACTOR (7 ) I
B. DURING EXCAVATION ACTIMITY, SHOULD ANY ROOTS BE ENCOUNTERED, ROOT PRUNING SHALL SHALL VERIFY THAT THE CLEENT HAS SUBMITTED TO THE STATE WATER RESOURCES CONTROL A MINEH HORIZONTAL SEPARATION BETWEEN NEW PIPELINES AND  JOINT TRENCH SHALL [®) n
iEERONE WITH HAND TOOLS IN ORDER TO MAKE CLEAN CUTS THAT FACE THE EXCAVATED BOARD A NOTICE OF INTENT (NOI) FOR COVERAGE UNDER THE STATE CONSTRUCTION STORM : et o
. WATER GENERAL PERMIT, IF REQUIRED BY THE STATE. THE CONTRACTOR SHALL MAINTAIN A 12. THE CONTRACTOR SHALL BE RESPONSIBLE FOR CONTACTING APPROPRIATE UTILITIES AND
B.1. ROOTS LARGER THAN 2.5 INCHES SHALL NOT BE CUT WITHOUT PROJECT ARBORIST PRIOR COPY OF THE NOI ON THE CONSTRUCTION-SITE. REQUESTING VERIFICATION OF SERVICE POINTS. FIELD VERIFICATION OF LOCATION, SIZE, DEPTH 7)) 8
APPROVAL. ETC. FOR ALL THER FACILITIES AND TO COORDINATE WORK SCHEDULES. T '
B.2. ROOTS LARGER THAN 2.5 INCHES THAT ARE CUT SHALL IMMEDIATELY SHADED AND KEPT 6. NECESSARY MATERIALS SHALL BE AVAILABLE ON-SITE AND STOCKPILED AT CONVENIENT
MOIST WITH WET BURLAP OR SIMILAR MATERIAL UNTIL THEY CAN BE RECOVERED. LOCATIONS TO FACILITATE RAPID CONSTRUCTION OF TEMPORARY DEVICES WHEN RAIN IS 13. ANY EXISTING UNDERGROUND UTILITY LINES TO BE ABANDONED, SHOULD BE REMOVED FROM
IMMINENT. WTHIN THE PROPOSED BUILDING ENVELOPE AND THEIR ENDS CAPPED OUTSIDE OF THE BUILDING
ENVELOPE.
e o D B PR o R LN e OouBLEmn O o 7. PROTECT ADJACENT PROPERTIES AND UNDISTURBED AREAS FROM CONSTRUCTION IMPACTS
: OTHER MEASURES AS APPROPRIATE. FIRE PROTECTION NOTES:
3. POST CONSTRUCTION: 8. CONTRACTOR SHALL MAINTAIN ADJACENT STREETS IN A NEAT, CLEAN, DUST FREE AND
A. PROJECT ARBORIST SHOULD CONDUCT MONITORING TWICE A YEAR FROM THE DATE OF SANTARY CONDITION AND TO THE SATISFACTION OF THE CITY/TOWN INSPECTOR. THE 1. ?:gppggjggﬁca Ai%%gi&%%?ﬁ&" O l%g%'w FRE M/@CSE"I',%NE"E'E §$‘3§GTSG§'§§;TA'3E
PROJECT COMPLETION FOR NO LESS THAN TWO YEARS TO ENSURE TREES ARE IN GOOD ADJACENT STREET SHALL BE KEPT CLEAN OF DEBRIS, WITH DUST AND OTHER NUISANCE BEING WORK. ’ ’
CONDITION. CONTROLLED. DEVELOPER SHALL BE RESPONSIBLE FOR ANY CLEAN UP ON ADJACENT STREETS
AFFECTED BY THER CONSTRUCTION, METHOD OF STREET CLEANING SHALL BE BY DRY 2. THE UNDERGROUND FIRE PROTECTION SYSTEM INSTALLER SHALL OBTAIN ALL APPROVALS AND
HORIZONTAL CONTROL NOTES: SWEEPING OF ALL PAVED AREAS. NO STOCKPILING OF BUILDING MATERIALS WITHIN THE PERMITS PRIOR TO ORDERING MATERIALS, FABRICATING SYSTEMS OR ANY INSTALLATION.
. CITY/TOWN'S RIGHT-OF-WAY IS PERMITTED.
3. GENERAL CONTRACTOR IS RESPONSIBLE FOR VERIFICATION OF ALL DIMENSIONS AND EQUIPMENT
1. ALL DIMENSIONS ON THE PLANS ARE IN FEET OR DECIMALS THEREOF UNLESS SPECIFICALLY 9. ALL EROSION CONTROL MATERIALS SHALL BE FURNISHED AND INSTALLED BY CONTRACTOR LOCATIONS.
CALLED OUT AS FEET AND INCHES. UNLESS OTHERWISE NOTED.
PAVEMENT SECTION: 10. PROTECT DOWN SLOPE DRAINAGE COURSES, STREAMS AND STORM DRAINS WITH ROCK FILLED + gkLFEwlT)KURTﬁgTCgl?gTI:IJYC%LH Amf DQZ%UU%A(% PROVISIONS OF THE CFC CHAPTER 33 "FIRE
. SAND BAGS, TEMPORARY DRAINAGE SWALES, SILT FENCES, EARTH BERMS, STORM DRAIN INLET :
1. SEE GEOTECHNICAL REPORT FOR ALL FLATWORK AND VEHICULAR PAVEMENT SECTIONS AND PR AND/OR STRAW BALES USED ONLY IN CONJUNCTION WITH PROPERLY INSTALLED SILT
BASE REQUIREMENTS. .
2. THE FINAL OR SURFACE LAYER OF ASPHALT CONCRETE SHALL NOT BE PLACED UNTIL ALL SITE FENCE NOTES:
ON-SITE IMPROVEMENTS HAVE BEEN COMPLETED, INCLUDING ALL GRADING, AND ALL
UNACCEPTABLE CONCRETE WORK HAS BEEN REMOVED AND REPLACED, UNLESS OTHERWISE 1. CONTRACTOR SHALL PROVIDE A CONSTRUCTION FENCE AROUND THE ENTIRE AREA OF >
APPROVED BY THE CITY ENGINEER AND/OR DEVELOPER'S CIVIL ENGINEER. DEMOLITION AND CONSTRUCTION, INCLUDING ALL STAGING, STORAGE, CONSTRUCTION OFFICE AND <
LAYDOWN AREAS. o
3. ALL PAVING SHALL BE IN CONFORMANCE WITH SECTION 26 "AGGREGATE BASE” AND SECTION
39 "ASPHALT CONCRETE” PER LATEST EDITION OF CALTRANS STANDARD SPECIFICATIONS. 2. CONSTRUCTION FENCE SHALL BE A MINIMUM OF A 6’ HIGH GALVANIZED CHAIN LINK WITH GREEN Z
WINDSCREEN FABRIC ON THE OUTSIDE OF THE FENCE. 8
SITE MAINTENANCE: 3. CONSTRUCTION FENCE ADDRESSED IN THESE NOTES IS ONLY FOR VISUAL CONFORMANCE OF =
THIS CONSTRUCTION-SITE TO THE CITY/TOWN STANDARDS. CONTRACTOR MAY BE REQUIRED TO L
1. REMOVE ALL DIRT, GRAVEL, RUBBISH, REFUSE, AND GREEN WASTE FROM STREET PAVEMENT PROVIDE ADDITIONAL FENCING, BARRICADES OR OTHER SAFETY DEVICES TO KEEP THE SITE |
AND STORM DRAINS ADJOINING THE SITE. LIMIT CONSTRUCTION ACCESS POINTS FOR THE SITE SECURE AND SAFE. <
AND PLACE STABILIZED CONSTRUCTION ENTRANCES AT THESE LOCATIONS. DO NOT DRIVE L
VEHICLES AND EQUIPMENT OFF THE PAVED OR GRAVELED AREAS DURING WET WEATHER. DUST CONTROL.:
2. SWEEP OR VACUUM THE STREET PAVEMENT AND SIDEWALKS ADJOINING THE PROJECT SITE AND
THE ON-SITE PAVED AREAS ON A DAILY BASIS. SCRAPE CAKED-ON MUD AND DIRT FROM 1. GRADING OR ANY OTHER OPERATIONS THAT CREATES DUST SHALL BE STOPPED IMMEDIATELY IF
THESE AREAS BEFORE SWEEPING. CORNERS AND HARD TO REACH AREAS SHALL BE SWEPT DUST AFFECTS ADJACENT PROPERTIES. THE CONTRACTOR SHALL PROVIDE SUFFICIENT DUST
MANUALLY. CONTROL FOR THE ENTIRE PROJECT SITE IN ACCORDANCE WITH THE PROJECT NPDES AT ALL
TIMES. THE SITE SHALL BE WATERED (BY HAND OR TRUCK) AS NECESSARY TO PREVENT DUST
3. CREATE A CONTAINED AND COVERED AREA ON THE SITE FOR THE STORAGE OF BAGS, CEMENT, NUISANCE. IN THE EVENT THAT THE CONTRACTOR NEGLECTS TO USE ADEQUATE MEASURES TO
PAINTS, OILS, FERTILIZERS, PESTICIDES, OR OTHER MATERIALS USED ON THE SITE THAT HAVE CONTROL DUST, THE CLIENT RESERVES THE RIGHT TO TAKE WHATEVER MEASURES ARE
THE POTENTIAL OF BEING DISCHARGED INTO THE STORM DRAIN SYSTEM THROUGH EITHER BEING NECESSARY TO CONTROL DUST AND CHARGE THE COST TO THE CONTRACTOR.
WIND-BLOWN OR IN THE EVENT OF A MATERIAL SPILL.
2. ALL PUBLIC STREETS AND MEDIANS SOILED OR LITTERED DUE TO THIS CONSTRUCTION ACTIVITY
4 NEVER CLEAN MACHINERY, EQUIPMENT OR TOOLS INTO A STREET, GUTTER OR STORM DRAIN. SHALL BE CLEANED AND SWEPT ON A DAILY BASIS DURING THE WORK WEEK, OR AS OFTEN AS
DEEMED NECESSARY BY THE CLIENT/INSPECTOR, OR TO THE SATISFACTION OF THE |l <l<] <]«
5. ENSURE THAT CEMENT TRUCKS, PAINTERS, OR STUCCO/PLASTER FINISHING CONTRACTORS DO CITY/TOWN’S DEPARTMENT OF PUBLIC WORKS. IR
NOT DISCHARGE WASH WATER FROM EQUIPMENT, TOOLS OR RINSE CONTAINERS INTO GUTTERS A AN NN ENEN
OR DRAINS. 3. ALL TRUCKS HAULING SOIL, SAND, AND OTHER LOOSE MATERIALS SHALL BE COVERED WTH AR RIREIERE
TARPAULINS OR OTHER EFFECTIVE COVERS. NN R R
O]l O|O| O] ©
4. WHEEL WASHERS SHALL BE INSTALLED AND USED TO CLEAN ALL TRUCKS AND EQUIPMENT
LEAVING THE CONSTRUCTION SITE. IF WHEEL WASHERS CANNOT BE INSTALLED, TIRES OR
TRACKS OF ALL TRUCKS AND EQUIPMENT SHALL BE WASHED OFF BEFORE LEAVING THE
CONSTRUCTION SITE.
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ATTACHMENT 1
CONDITIONS OF APPROVAL
PDP-23-090
ISSUANCE DATE: December 11, 2023

The following Conditions apply to this project:

CONFORMANCE WITH THE APPROVED PLANS. All plans shall substantially conform to the
project plan set dated November 28, 2023, submitted with the application, as may be
modified by the conditions of approval. The Community Development Director and the City
Engineer shall review and may approve any deviations from the approved plans that are
determined minor. Any other proposed change shall be processed as part of the Follow-Up
Coastal Development Permit and shall be subject to Planning Commission Review as required
by Title 18. (Engineering and Planning)

. CONFORMANCE WITH CONDITIONS OF APPROVAL. The Community Development Director
shall review and may approve any deviation from the Conditions of Approval that is
determined minor. Any other change shall be included in the Follow-Up Coastal
Development Permit and shall be subject to Planning Commission Review. (Planning)

. CONFORMANCE WITH THE MUNICIPAL CODE. No part of this approval shall be construed to
permit a violation of any part of the Half Moon Bay Municipal Code. (Engineering and
Planning)

. FOLLOW-UP COASTAL DEVELOPMENT PERMIT. The permittee shall submit a Coastal
Development Permit application within 60 calendar days of the issuance date of the
Emergency Coastal Development Permit. (Planning)

ON-SITE MANAGEMENT. The permittee shall obtain a qualified management company and
provide on-site management in perpetuity for this community. The on-site management
company shall be responsible for administering community policies and rules and for at least

an annual inspection of each home to ensure safety and property maintenance. Inspections
shall also be conducted following environmental occurrences such as earthquakes and
extreme weather events to ensure structural integrity and safety. (Planning)

4. WATER CONSERVATION IN LANDSCAPING. The permittee shall submit a final landscape and
irrigation plan in substantial conformance with the Landscape Plan dated November 28, 2023
reflecting any revisions necessitated by the Conditions of Approval. The final irrigation plans
shall be submitted and approved by the Community Development Director utilizing an
Outdoor Water Efficiency Checklist that demonstrates compliance with the City's Water
Conservation in Landscaping Ordinance (Chapter 13.04 of the Municipal Code). (Planning)

5. SURVEY REQUIRED. The permittee shall include a baseline elevation datum point on, or close
to the construction site, indicating the grade as consistent with the survey and grading plan
included in the November 28, 2023 application submittal. (Building and Public Works)

6. HOME DESIGN. Final elevations, floorplans, and a color board shall be submitted and
approved by the Community Development Director prior to the issuance of the Building
Permit and/or installation of any homes (compliance with this condition is not a prerequisite
for issuance of the Grading Permit). Homes shall include architectural features including
pitched roofs, quality siding such as board and batten, shutters, wood steps, covered
entrances, and shutters. Home foundations shall comply with the recommendations of the
project geotechnical review prepared by BAGG Engineers dated August 23, 2023. (Building
and Planning)

7. EVIDENCE OF WATER CONNECTION CAPACITY. Prior to the issuance of the Grading Permit,
the permittee shall submit a letter from Coastside County Water District certifying that the
subject site has an adequately sized water connection for domestic and fire service for this
project and that a sufficient number of priority connections have been allocated to the
project. The City agrees to provide a letter in advance to CCWD indicating the allocation of
affordable and coastal priority water connections. (Building and Fire)

8. EVIDENCE OF SEWER CONNECTION CAPACITY, Prior to the issuance of the first building
permit, the permittee shall obtain a “will serve” letter from the City of Half Moon Bay
designating and transferring sewer capacity/connections to the project. (Public Works and
Building)

9. LOT GRADING. This project requires the issuance of a grading permit. No on-site grading or
site preparation, storage, or placement of construction materials, equipment, or vehicles
shall take place prior to the issuance of a grading permit. Lot grading includes, but is not

not subject to his authority, he shall notify the California Native American Heritage
Commission who shall attempt to identify descendants of the deceased Native American(s).
If no satisfactory agreement can be reached as to the disposition of the remains pursuant to
this State law, then the permittee shall re-inter the human remains and items associated with
Native American burials on the property in a location not subject to further subsurface
disturbance. (Planning)

ARCHAEOLOGY-DISCOVERY OF RESQURCES. If subsurface historic or archaeological
resources are uncovered during construction, all work shall stop, the applicant shall notify
the Community Development Director and retain a qualified archaeologist to perform an
archaeological reconnaissance and identify any mitigation measures required to protect
archaeological resources. Subsurface excavation shall not resume until expressly authorized
by the Director. (Building)

STREET/PUBLIC RIGHT-OF-WAY CUTS FOR UTILITY CONNECTIONS. Any cuts for utility
connections on Stone Pine Road that are less than twenty (20) feet apart shall be repaired
with a single patch. Asphalt repair and overlay for public street cuts shall be by the City
Standard Details. Three or more cuts in the pavement for utility connections will require a 2-
inch thick asphalt concrete overlay on the existing pavement across the property frontage.
(Engineering)

. CONSTRUCTION TRAILER(S). Temporary construction trailers are permitted as accessory uses

in conjunction with the development of this site, subject to the following conditions:
a. Any construction trailer placed on-site shall be used as a temporary construction

office only.

Neither sanitation facilities nor plumbed water is permitted within the trailer.

Overnight inhabitance of the construction trailer is not permitted.

d. No construction trailers are permitted on site prior to issuance of the site grading
permit.

e. Construction trailer(s) shall be removed prior to issuance of a certificate of occupancy
for the last unit in the project. (Planning)

0 o

PROJECT STAGING - EQUIPMENT AND MATERIALS STORAGE. Equipment and material storage
shall be located on site, and laydown shall be limited to the designated areas shown on Plans
dated November 28, 2023, Construction equipment and materials shall not be stored within

9. COMPLIANCE WITH STATE AND FEDERAL CODES. All structures shall be constructed and/or

installed in compliance with the standards of the current applicable State and federal Codes
including current California Title 24 and California Title 25, as well as local amendments.
(Building)

10. COMPLETION OF UTILITIES. Any public utilities requiring relocation as part of the construction

of the project shall be relocated at the permittee’s expense. (Building)

11.CONSTRUCTION HOURS. Construction activities on the site shall be limited to the hours

of 8:00 AM to 6:00 PM. Monday through Saturday. Construction-related staging and
mobilization may commence no earlier than 7:00 AM and cease no later than 7:00 PM. No
construction is allowed on Sundays and holidays, except as expressly authorized by the City
Engineer in conformance with Section 14.40.020 of the Half Moon Bay Municipal Code,
(Engineering)

12, NOTICE OF DISRUPTION. The permittee shall provide written notice to affected property and

business owners and a copy of such notice to the City Engineer a minimum of two business
days prior to any planned disruption of pedestrian or vehicular traffic, parking, or public
service facilities. (Engineering)

D. The mitigation measures from the Corporation Yard Initial Study/Mitigated Negative

Declaration (PDP 21-053) are incorporated into the conditions of approval and shall be
complied with prior to and during construction:

BlO-1 The following general mitigation measures shall be implemented during the project:
Prior to the start of the project, all construction crew members shall 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 shall
be distributed to the crew members during the training. Trainees shall sign an environmental
training attendance sheet. These personnel shall be informed about the possible presence of
all special-status species and habitats associated with the species identified here to be
potentially present in the project area and that unlawful take of the animal or destruction of
its habitat is a violation of the Federal Endangered Species Act and the California Endangered
Species Act. Prior to construction activities, the qualified biologist shall instruct all

CALIFORNIA

limited to, leveling, scraping, clearing, stockpiling of materials, or removal of lot surface area. Stone Pine Road or the driveway serving the City Corporation Yard. Temporary laydown and construction personnel about (1) the description and status of the species; (2) the importance n_ O o >
. ) ) (Engineering) storage may be made available, as necessary, within the City Corporation Yard. (Planning and of their associated habitats; and (3) a list of measures being taken to reduce impacts on these < U E
w The project is subject to approval of an affordable housing agreement Public Works) species during project construction and implementation. A fact sheet conveying this Ll )
between the City and San Mateo County. (CMO) 10. DRAINAGE PLAN. On-site drainage shall conform with the Drainage Plan dated November 28, information shall be prepared for distribution to the construction crew and anyone else who LLI 2 O
2023. Prior to the issuance of a grading permit, the permittee shall demonstrate that the SITE ACCESS AND PARKING. Construction vehicles/equipment and workers shall access the enters the project site. LI_ z n_ S
FUTURE MODIFICATIONS TO HOMES. The manufactured homes must be maintained in grading plan is in substantial conformance with the Drainage Plan. Plans shall include project site via Stone Pine Road. Construction vehicles/equipment shall observe a 15-mile- Disturbance to vegetation shall be kept to the minimum necessary to complete the project O @)
accordance with original specifications. Routine maintenance is allowed but must be supporting calculations for stormwater detention on the site for the additional run-off from per-hour speed limit on Stone Pine Road, and workers shall abide by the posted speed limit activities. To minimize impacts to vegetation, a qualified biologist shall work with the n- (1] E
compliant with applicable codes. Additions are not permitted. Detached structures, such as a ten-year frequency storm of two-hour duration. (25 miles per hour). Parking for construction vehicles/equipment and worker vehicles shall contractor to designate the work area and any staging areas as well as delineate areas that z <
arbors or sheds, may be permitted according to the community policies. (Planning) be limited to the designated areas identified on Plans dated November 28, 2023. Worker shall be avoided with signage and tape. Areas that shall be avoided include Pilarcitos Creek, m LLI o =
= =
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8. CONSERVATION CORRIDOR. To comply with Mitigation Measure BIO-2.f. from the Corporation

Yard Initial Study/Mitigated Negative Declaration, the conservation corridor established for
the Corporation Yard improvement project (PDP 21-053) shall be maintained by the City of
Half Moon Bay. The wildlife tunnels and exclusionary fencing shall be inspected at least
annually to ensure that the tunnels maintain open passage and the fencing maintains a
complete barrier for passage of special status species including the California red-legged frog
and the San Francisco garter snake. (Public Works)

. LIGHTING. All exterior lighting shall be fully shielded so that no light source is visible from
outside the property, except as otherwise expressly approved. The permittee shall install
lighting per plans and submitted photometric lighting plan for all exterior light fixtures
including lighting for parking lots, walkways, and open space areas. No floodlights are
permitted on-site. (Planning)

. SIDEWALK MAINTENANCE AND LIABILITY. It shall be the duty of the owner/operator to
maintain all walkways within the project in a safe and non-dangerous condition. Walkway
maintenance shall include removal and replacement of concrete to eliminate tripping
hazards; and pruning and trimming of trees, shrubs, ground cover, and other landscaping
impacting the safety of users. {Engineering and Planning)

B. The following Conditions shall be fulfilled prior to issuance of the grading permit and/or

building permit:

SIGNED CONDITIONS OF APPROVAL. The permittee shall submit a signed copy of the

11. COPPER BUILDING ELEMENTS. The building plans shall specify that all copper building
elements will be pre-patinated at the factory, or if patination will occur on the site, the plans
shall identify best management practices in conformance with the San Mateo Countywide
Water Pollution Prevention Program Requirements for Architectural Copper, to the
satisfaction of the City Engineer. (Engineering)

12, EROSION AND SEDIMENT CONTROL. An erosion and sediment control plan shall be
submitted in conjunction with the Grading Permit that shows effective Best Management
Practices (BMP) and erosion and sediment control measures for the site. Construction plans
shall also include the “construction best management practices” plan sheet. (Engineering)

13. FIRE PROTECTION REQUIREMENTS. The permittee shall comply with all applicable fire and
building codes and standards as may be identified and recommended by the Coastside Fire
Protection District and include such requirements in plans. (Fire)

14. COASTSIDE COUNTY WATER DISTRICT. The project shall comply with all applicable
regulations and requirements of the Coastside County Water District including for fire flow
and include such requirements in plans. Water service shall not be in the same trench as
other utilities. (Water District)

15.TREE PROTECTION REQUIREMENTS. To protect the trees on the site and surrounding area
(excluding the trees approved for removal), the project shall conform to the approved tree
protection plan. The following tree protection measures shall be implemented during
construction:
a. Prior to commencement of construction, construction fencing shall be placed around the
drip line of all trees proposed for preservation.

parking shall be limited to construction staff, inspectors, and consultants and may occur from
7:00 AM to 7:00 PM Monday through Saturday. Except as otherwise approved by the Public
Works Director, there shall be no vehicle parking on Sundays or holidays. (Engineering)

AIR QUALITY BEST MANAGEMENT PRACTICES. The project shall implement the following
standard BAAQMD dust control measures during all phases of construction on the project
site:

. All active construction areas shall be watered twice daily or more often if necessary.
Increased watering frequency shall be required whenever wind speeds exceed 15
miles per hour.

* Pave, apply water three times daily, or apply non-toxic soil stabilizers on all unpaved
access roads and parking and staging areas at construction sites.

. Cover stockpiles of debris, soil, sand, and any other materials that can be windblown.
Trucks transporting these materials shall be covered.

° All visible mud or dirt track-out onto adjacent public roads shall be removed using
wet power vacuum street sweepers at least once per day or as often as necessary to
keep them free of dust and debris associated with site construction. The use of dry
power sweeping is prohibited.

. Subsequent to clearing, grading, or excavating, exposed portions of the site shall be
watered, landscaped, treated with soil stabilizers, or covered as soon as possible.
Hydroseed or apply (non-toxic) soil stabilizers to inactive construction areas and
previously graded areas inactive for 10 days or more.

® Installation of sandbags or other erosion control measures to prevent silt runoff to
public roadways.

. Replanting of vegetation in disturbed areas as soon as possible after completion of
construction.

the impoundment, riparian habitat, and the wildlife corridor. Specifically, the buffer shall be
50 feet outward from the limit of riparian vegetation along Pilarcitos Creek or 100 feet from
the top of bank within Pilarcitos Creek (whichever is greater) and 100 feet outward from the
impoundment. The identified buffer shall be clearly depicted on any construction plans. Work
may occur within these buffer areas under the supervision of a qualified biologist, and shall
be limited to removal of the existing materials enclosure and the existing fencing around the
impoundment. In addition, prior to initial ground disturbance or vegetation removal, the
limits of the identified buffer around the impoundment, associated riparian habitat, and
annual grassland to be avoided shall be flagged or fenced.

. If any wildlife is encountered during project activities, said wildlife must be allowed to leave

the work area unharmed. All listed wildlife species shall be allowed to leave the work area of
their own accord and without harassment. Animals shall not be picked up or moved in any
way. If non-listed and/or non-special-status wildlife does not leave the work area of their own
accord, the qualified project biologist may relocate the wildlife outside of the project limits.

. During project activities, all trash that may attract predators such as wrappers, cans, bottles,

and food scraps shall be disposed of in solid, closed containers (trash cans) and removed at
the end of each working day from the entire construction site. Following construction,
trash/construction debris shall be removed from work areas.

. The area of disturbance shall be limited to the minimum necessary to complete the project.

Project boundaries shall be clearly demarcated, and these areas shall be outside of sensitive
areas.

. No firearms shall be allowed on the project site, except for federal, state, or local law

enforcement, or security guards.

. Project-related vehicles shall observe a 10 mile-per-hour speed limit in all project areas,

except on City and County roads, and state highways; this is particularly important on rainy
nights when California red-legged frogs are most active.
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Construction materials, including, but not limited to, wooden pallets, 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. All construction pipes, culverts, or similar
structures that are stored at a construction site for one or more overnight periods shall be
either securely capped prior to storage or thoroughly inspected by the qualified biologist
and/or the construction foreman/manager for animals before the pipe is subsequently
buried, capped, or otherwise used or moved in any way. If a California red-legged frog or San
Francisco garter snake is discovered inside a pipe or culvert by the qualified biologist or
construction foreman/manager, the protocol in Mitigation Measure BIO-2(h) shall be
followed.
. To prevent inadvertent entrapment of the California red-legged frog or San Francisco garter
snake during construction, the qualified biologist and/or construction foreman/manager
shall ensure that all excavated, steep-walled holes or trenches more than 1 foot deep are
completely covered at the close of each working day by plywood or similar materials, or
provided with one or more escape ramps constructed of earth fill or wooden planks and
inspected by the qualified biologist. Before such holes or trenches are filled, they shall be
thoroughly inspected for trapped animals by the qualified biologist and/or construction
foreman/manager. If at any time a trapped California red-legged frog or San Francisco garter
snake is discovered by the qualified biologist or anyone else, the steps in Mitigation Measure
BIO-2(h and i) shall be followed.
If a California red legged frog or San Francisco garter snake, or any animal that construction
personnel believe may be either of these species, is encountered during project
construction, the following shall be followed.
i. All work that could result in direct injury, disturbance, or harassment of the individual
animal shall immediately cease;
ii. The foreman and qualified biologist shall be immediately notified; and
iii. The qualified biologist shall determine if the animal is a California red-legged frog or
San Francisco garter snake and, if so, shall follow Mitigation Measure BIO-2h for
California red-legged frog and Mitigation Measure BIO- 2(i) for San Francisco garter
snake.
If any California red-legged frogs are found during implementation of Mitigation
Measures BIO-2(a), BIO-2(b), BIO-2(c), BIO-2(d), BIO-2(e), BIO-2(f), or BIO-2(g) the
qualified biologist shall contact the USFWS to determine if moving any of the individuals
is appropriate. In making this determination, the USFWS shall consider if an appropriate

Francisco garter snake would utilize the wildlife corridor to safely travel between the
agricultural pond and the creek. The riparian buffer fencing would prevent California red-
legged frog or San Francisco garter snake from entering the upland, trafficked portions of
the property, where they could be injured or killed or trapped in upland habitat where
they could be easily predated. The wildlife corridor design considered the life history
aspects of both California red-legged frog and San Francisco garter snake to provide a safe
and suitable movement corridor without any further management actions required.

0. The wildlife corridor fencing shall be maintained as a boundary to allow for safe wildlife
movement between the impoundment and Pilarcitos Creek by funneling any dispersing
wildlife through tunnels beneath the access road and providing a boundary along the
riparian corridor of Pilarcitos Creek. The wildlife fencing, tunnel, and corridor shall be
maintained over the lifetime of its use, and any portion that is observed to be broken or
not functioning property shall be repaired immediately by the City.

p. A temporary material may be used for the wildlife fencing, such as ERTEC or similar
material, during construction of the project and for up to 1 year after construction is
complete. If a temporary material is used for the fencing, it shall be inspected weekly by
the City staff for any needed repairs. After 1 year the temporary fencing should be either
replaced with a permanent wildlife fencing (e.g., chain-link fencing with vinyl slats) or
reassessed for efficacy by a qualified biologist.

g. Installation of the wildlife corridor and associated fencing should take place during dry
weather conditions to ensure that no dispersing California red-legged frogs or San
Francisco garter snakes are trapped in upland areas.

r.  The wildlife corridor shall be maintained and repaired annually or more frequently as
needed. The tunnels beneath the access road shall be inspected to ensure that it is not
blocked by vegetation or sediment. Vegetation fuels management within the wildlife
corridor shall use low impact methods (such as goat grazing or using hand tools) on an
annual basis. Any mechanical maintenance activities (including using hand tools for
vegetation maintenance) within the wildlife corridor shall be closely monitored by an
approved biologist.

B10-3 Minimize impacts to Pilarcitos Creek and riparian habitat:

a. The project shall comply with the SMCWPPP, Municipal Regional Stormwater National
Pollution Discharge Elimination System (NPDES) Permit and General Construction permit
to prevent increases in peak flow, erosion, or reduction in water quality for downslope
waters, which shall prevent stream downcutting, riparian bank erosion, or other

b.  Construction activities shall not be initiated until after the start of the nesting season, all
potential nesting substrates (e.g., bushes, trees, grasses, and other vegetation) that are
scheduled to be removed by the project shall be removed prior to the start of the nesting
season (e.g., prior to February 15), to the extent feasible. This shall preclude the initiation
of nests in this vegetation and prevent the potential delay of the project due to the
presence of active nests in these substrates.

BIO-5. Minimize impacts to heritage trees:

NOTE: The requirements of Mitigation Measure BiO-5 are replaced by the landscape and tree
replacement plan. The measure is included here for reference.

a. During detailed design of the project, removal of trees protected by the City heritage
tree ordinance shall be avoided and minimized to the extent feasible. If tree removal is
necessary, it is recommended that a certified arborist conduct a tree survey to determine
the number and health of heritage trees within the developed habitat of the project area.
Where removal of trees cannot be avoided, the City shall comply with the standards of
the City heritage tree ordinance, including the planting of replacement trees where
feasible and approval from the City Manager.

BIO-6. Minimize impacts to roosting bats:

a.  Pre-Construction Bat Survey. Prior to tree removal, a qualified bat biologist shall conduct
a visual survey of the project area to identify if bats are roosting within trees within the
project area. Roost sites shall be avoided during tree removal. If no roosting sites or bats
are observed during the survey no further mitigation is necessary.

i If roosting bats or indications of bat roosts are observed within project trees to be
removed, tree removal shall be conducted under the supervision of a qualified bat
biologist. During tree removal and where potential bat roosts were identified, a qualified
bat biologist shall be present and tree removal shall begin with portions of the tree that
do not provide suitable roost habitat (e.g., low limbs lacking forage). Trees shall be
disassembled at a speed in coordination with the on-site qualified bat biologist that allows
any roosting bats to vacate the tree.

BIO-7. Minimize impacts to dusky-footed woodrat:

a. Focused surveys for San Francisco dusky-footed woodrat nests within the riparian habitat
associated with Pilarcitos Creek and the marsh habitat shall be conducted within 7 days

DISPLAY OF STREET ADDRESS. Prior to issuance of a Certificate of Occupancy, the residential
dwelling shall display a street address (or unit number) per Fire District requirements.
(Fire/Building)

COMMUNITY POLICIES. The permittee shall prepare community policies and rules for the
ongoing operation of the project including, but not limited to parking, refuse pick-
up/removal, on-site storage, and keeping of pets. The on-site manager will be responsible for
education, administration, and enforcement. Covenants are subject to review and approval
by the City Engineer and Community Development Director prior to occupancy of the first
unit. (Planning)

EMERGENCY RESPONSE PLAN. The permittee shall, in conjunction with the City Emergency
Response staff, prepare an emergency response plan covering evacuation planning for the
residents of Stone Pine Cove in the unlikely failure of the Pilarcitos Dam as well as any other
potential natural disaster which may affect the project site. (City Manager’s Office)

LANDSCAPING AND TREE REPLACEMENTS. The landscape plan, including irrigation and
planting, shall be installed per approved plans. Tree removals approved according to the
approved plans shall be replaced by at least one 24-inch box specimen tree for every heritage
tree removed. (Planning)

. TRAFFIC CALMING. The permittee shall complete traffic calming improvements on Stone Pine

Road. Traffic calming improvements shall include:

A. Crosswalk improvements at West Patrick Way, including the addition of pedestrian-
activated flashing beacons

B. A new high visibility crosswalk at East Patrick Way, including new curb ramps,
signage, and striping

C. Speed feedback signs (eastbound and westbound)

D. Lane striping to narrow travel lanes

E. Treetrimming near West Patrick Way, to improve intersection visibility (Engineering)

Validity and Expiration of Permits

EFFECTIVE DATE. This Emergency Coastal Development Permit allows property development

CALIFORNIA

relocgtian siFe exi.sts. If thp USFWS approves moying animf‘:lls, the City shall ensure that a downst.ream impacts.. _ L _ _ of the start of construction. If no nests are found, then no further mitigation shall be necessary to address an emergency and is effective immediately upon signature by the Half n. O o >
permitted biologist holding a 10(a)(1)(A) permit for California red-legged frog (or as b.  All spoils, such as dirt, excavated material, debris, and construction-related materials, warranted. |f nests are found, then Mitigation Measures b and c shall be implemented. Moon Bay Community Development Director. The permit is not subject to appeal; however, < U ;
required by the project permits) is given sufficient time to move the animals from the generated during project activities shall be placed where they cannot enter any drainage b. Dusky-footed woodrats are year-round residents. Therefore, avoidance mitigation is per California Code of Regulations §13569 “Dispute Resolution for Local Permit Processing Ll )
impact area before ground disturbance is initiated. Only qualified and permitted ditch, culvert inlet, or nearby vernal marshes. Spoils shall be covered or secured to limited to designing the project to avoid direct impacts on woodrat nests to the extent Procedures” parts C and D, an interested person may request the Coastal Commission L Z ®)
biologists shall capture, handle, and move the California red-legged frog. The permitted prevent sediment from escaping. Once the spoil pile is no longer active, it shall be feasible. Ideally, a minimum 10-foot buffer should be maintained between project executive director to review the local government permitting process and determinations. I.I_ z o o
biologist shall monitor any relocated frog until it is determined that it is not imperiled by removed from the work area and disposed of lawfully at an appropriate facility. construction activities and each nest to avoid disturbance. In some situations, a smaller (Planning) O — ©)
predators or other dangers. c.  All exposed soils in the work area resulting from project activities shall be stabilized buffer may be allowed if in the opinion of the qualified biologist removing the nest would n- L E
The qualified biologist shall monitor any individual San Francisco garter snake immediately following the completion of work to prevent erosion. Erosion and sediment be a greater impact than that anticipated due to project activities. If nests are observed ACCURACY OF APPLICATION MATERIALS. The applicant shall be responsible for the z <
encountered within the impact area, but allow it to leave the impact area on its own. If control BMPs, such as silt fences, straw hay bales, gravel or rock-lined drainages, water within riparian habitat and this habitat shall be avoided by the project, high-visibility completeness and accuracy of all forms and material submitted for this application. Any m Lu o =
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the qualified biologist determines that the snake cannot leave on its own then the USFWS
and CDFW shall be consulted to determine if the snake can be captured and relocated to
appropriate habitat on the outside of the impact area. No San Francisco garter snakes
shall be handled without explicit agency approval.

Planting of western mosquitofish (Gambusia affinis) within the impoundment shall be
prohibited. Treatment of the impoundment for mosquito larvae by the Mosquito
Abatement District will be conducted utilizing alternative treatments approved by the
District (e.g., insect growth regulators).

The use of any pesticides in the impact area shall be utilized in such a manner to prevent
primary or secondary poisoning of the California red-legged frog and/or San Francisco
garter snake potentially present in the project area, and the depletion of food items on
which they depend. All uses of such compounds shall observe label and other restrictions
mandated by the USEPA, California Department of Food and Agriculture, and other
appropriate state and federal regulations, as well as additional project-related restrictions
deemed necessary by the USFWS and CDFW. Furthermore, pesticide use will be subject
to documentation of compliance with the USEPA's Stipulated Injunction concerning the
type used and buffer for application away from waterbodies and shall be rated for aquatic
use by the California Department of Pesticide Regulation and have less-than-significant
effects on California red-legged frog and San Francisco garter snake.

The use of herbicides shall not be permitted unless approved by CDP amendment. Future
approval of herbicide use will be subject to documentation of compliance with the
USEPA’s Stipulated Injunction concerning the type used and buffer for application away
from waterbodies and shall be rated for aguatic use by the California Department of
Pesticide Regulation and have less-than-significant effects on California red-legged frog
and San Francisco garter snake.

The use of rodenticides (i.e., anticoagulants) for controlling rodents, such as rats (Rattus
spp.), house mice (Mus musculus), and California ground squirrels (Spermophilus
beecheyi), shall be prohibited. If rodent control is required by the City, localized trapping
efforts shall be conducted.

Construction activities (e.g., grubbing, grading) shall occur during dry weather conditions
only, and to the extent feasible, during the dry season (June 1 to October 15) to facilitate
avoidance of California red-legged frog and San Francisco garter snake.

Regardless of the season, construction shall adhere to SMCWPPP BMPs, and no
construction shall occur during and within 24 hours following a significant rain event
(defined as greater than 0.25 inch in a 24-hour period). Following a significant rain event
and the 24-hour drying-out period, a qualified biologist shall conduct a preconstruction
survey for California red-legged frog and other sensitive species prior to the restart of any
project activities.

A wildlife corridor shall be constructed as part of the Project and would funnel any
potentially dispersing California red-legged frog or San Francisco garter snake into a
culvert tunnel beneath the access road and limit the potential for traffic accessing the
Corporation Yard to impact California red-legged frog or San Francisco garter snake. The

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.

d.  Allfueling and maintenance of vehicles and other equipment and staging areas shall occur
at least 100 feet from any drainages and other water features, including Pilarcitos Creek.
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 City 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 of the appropriate measures to take should a spill occur.

e. All exposed surfaces shall be wetted periodically to prevent significant dust.

f.  All stockpiled soil shall be covered during periods of rain.

g. The following BMPs shall be implemented to limit the spread of invasive species into
sensitive habitats:

iv. All ground-disturbing equipment used adjacent to the riparian habitat shall be washed
(including weeks, tracks, and undercarriages) at a legally operating equipment yard
both before and after being used at the site;

v. All applicable construction materials used on-site, such as straw wattles, mulch, and
fill material, shall be certified weed free;

vi. The project shall follow the SMCWPPP and a SWPPP as per the NPDES General Permit
for Storm Water Discharges Associated with Construction and Land Disturbance
Activities (Construction General Permit; Water Board Order No. 2009-0009-DWQ) if
applicable;

vii. All disturbed soils shall be stabilized and planted with a native seed mix from a local
source following construction;

viii. If excavating, soil and vegetation removed from densely weed-infested areas (for
example, dense poison hemlock infestations or cape ivy infestations) shall not be used
in general soil stockpiles and shall not be redistributed as topsoil cover for the newly
filled areas. All weed-infested soil shall be disposed of off-site at a landfill.

BIO-4. Minimize impacts to nesting birds, as required by the Federal Migratory Bird Treaty

Act:

a. If project activities, including, but not limited to, grubbing and grading, are conducted
during nesting bird season (generally February 15 to September 15), preconstruction nest
surveys shall be conducted in and near the project (within 500 feet for large raptors and
300 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 gualified project biologist] shall be erected around active nests) and/or
delayed as necessary to avoid impacts to the identified nests, eggs, and/or young.
Disturbing active nests must be avoided until young birds have fledged.

fencing shall be installed around these woodrat nests to keep workers, construction
eguipment, and construction materials out of the area where the nests are located.

c. If avoidance of occupied nests is not feasible, the woodrats shall be evicted from their
nests prior to the removal of the nests and onset of ground-disturbing activities to avoid
injury or mortality of the woodrats. A qualified biclogist shall disturb the woodrat nest to
the degree that all woodrats leave the nest and seek refuge outside of the project activity
area. Subsequently, the nest sticks shall be relocated; these materials shall be piled at the
base of a nearby tree or shrub outside of the impact area. The spacing between relocated
nests shall not be less than 20 feet, unless a qualified biologist has determined that the
habitat can support higher densities of nests.

CUL-1. Implement an environmental awareness training program:

Prior to the start of the project, all construction crew members will attend an environmental
awareness training. This environmental awareness training will be conducted by a qualified
archaeologist and will address cultural situations that may be encountered. An archaeologist
will prepare an archaeological brochure to be distributed to the construction crew at the on-site
environmental awareness training. The brochure will identify the types of cultural resources that
may be encountered and the procedures to be followed in the event of accidental discovery.

CUL-2. Implement a cultural resources monitoring plan:

The project will develop and implement a cultural resources monitoring plan (CRMP) for all
ground-disturbing activities. The CRMP shall include provisions for stop-work by the
archaeologist, ownership and proper handling of archaeological resources upon and following
discovery, reporting format and frequency, and a project specific communications plan will need
to be completed prior to start of work.

GEO-1. Avoid and/or reduce impacts to unknown paleontological resources:

In the unlikely event that a paleontological resource is discovered, the project applicants shall
comply with PRC Division 5, Chapter 1.7, Section 5097.5, and Division 20, Chapter 3, Section
30244, which prohibit the removal, without permission, of any paleontological site or feature
from lands under the jurisdiction of the state or any city, county, district, authority, or public
corporation, or any agency thereof. To be consistent with these PRC Sections, in the event that
paleontological resources are exposed during construction, work in the immediate vicinity of
the find must stop until a qualified paleontologist can evaluate the significance of the find.
Construction activities may continue in other areas. If the discovery proves significant under the
provisions of CEQA, the paleontologist shall prescribe, and the project Applicants shall
implement, additional measures such as testing or data recovery to avoid impacts to the
resources.

E. The following conditions shall be implemented to the satisfaction of the Community

Development Director prior to issuance of the first occupancy permit:
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= ” APN 056—260-020 SURVEYORS STATEMENT 18188l
= p > -~
= [ EXISTING CONDITIONS: THIS MAP CORRECTLY REPRESENTS A SURVEY MADE BY ME OR UNDER MY | B|@|g|3|s|@
7ol I DIRECTION, IN CONFORMANCE WITH THE REQUIREMENTS OF THE PROFESSIONAL SISISISS
Haf f LAND SURVEYORS' ACT. o|o|o|s]e
b 1. EXISTING TOPOGRAPHIC SURVEY PERFORMED BY BKF ENGINEERS ON MARCH 18, 2021
S| I  — (JOB #20150199-53). GRADES ENCOUNTERED ON-SITE MAY VARY FROM THOSE y
: t - SHOWN. CONTRACTOR SHALL REVIEW THE PLANS AND CONDUCT FIELD INVESTIGATIONS //’//
@r _ e AS REQUIRED TO VERIFY EXISTING CONDITIONS AT THE PROJECT SITE. 5
T . — _ 02/26 /2024
== i ——
—_— DAVID JUNGMANN, PLS 9267
\ \\ ] . e SURVEYOR’S NOTES:
\ S 7 /X/X/X/X/X’X/X/X/X’ e
\Q\ . X% e — UTILITY NOTE: RECORD REFERENCES 2
. 7 | —— — UTILITIES SHOWN ON THIS SURVEY ARE BASED UPON SURFACE OBSERVATIONS. NO (R1) GRANT DEED RECORDED OCTOBER 1, 2009 AS DOCUMENT NUMBER &
(E)500-YR FLOOD LIMIT WARRANTIES ARE EXPRESSED OR IMPLIED CONCERNING THE EXISTENCE, SIZE, 2009-131257, OFFICIAL RECORDS OF SAN MATEO COUNTY.
A — R R . , , : R2 RECORD OF SURVEY RECORDED APRIL 5, 2005 IN BOOK 27 OF LLS
\\4 L — — — EG 76.8 DEPTH, CONDITION, CAPACITY, OR LOCATION OF ANY UTILITY EXISTNG ON THE
7 & — Y SITE, WHETHER PRIVATE, MUNICIPAL, OR PUBLIC OWNED. CONTRACTOR(S) SHALL MAPS AT PAGE 40, OFFICIAL RECORDS OF SAN MATEO COUNTY.
&/= — VERIFY ALL UTILITIES PRIOR TO ANY AND ALL CONSTRUCTION ACTIVITIES. (R3) RECORD OF SURVEY NO. 2460 RECORDED OCTOBER 10, 2013 IN BOOK
38 OF LLS MAPS AT PAGES 99-1020FFICIAL RECORDS OF SAN
/75\ L l(g?gg;m FLOOD LIMIT ~ CONTRACTOR SHALL VERIFY ALL EXISTING UTILITIES PRIOR TO CONSTRUCTION MATEO COUNTY. E 2
\ - . ':
= o — T~ BASIS OF BEARING: SURVEYOR'S NOTE SR
(7)) 14
I \’ﬁx\ - THE BEARINGS SHOWN ARE BASED ON THE NORTH AMERICAN DATUM OF 1983 RECORD DISTANCES PER (R3) ARE GRID DISTANCES IN METERS. (R3: #m) DENOTES w23 a
~ (NADB3), EPOCH 2011, ZONE 3 BASED UPON GPS OBSERVATIONS OF BKF POINT DISTANCE MATCHING RECORD CONVERTED FROM GRID METERS TO GROUND U.S. SURVEY el 8|8
~ NO. 1, A SET COTTON SPINDLE, AND BKF POINT NO. 2, A SET HUB AND TACK AS FEET. TO OBTAIN GROUND DISTANCES IN METERS, MULTIPLY (R3) GRID DISTANCES BY dl5|22YS
g SAID POINTS ARE SHOWN HEREON, PERFORMED BY BKF ON AUGUST 4, 2020. 1.000059093, AS STATED ON (R3). TO OBTAIN GROUND DISTANCES IN U.S. SURVEY FEET, al2|alalE
< MULTIPLY GROUND DISTANCES IN METERS BY THE CONVERSION FACTOR OF (3937/1200). D)@ @D
| N THE BEARING OF SOUTH 42° 29° 36" WEST FROM SAID BKF POINT NO. 1 TO SAID s <<<}
BKF POINT NO. 2, AS SHOWN HEREON, WAS TAKEN AS THE BASIS OF BEARINGS z
| FOR THIS MAP. 0
<+ |- -~
FOUND. 3/4" IR EX. NO. 13 BENCHMARK: G é
PIPE WITH CAP {R2) CONSERVAT&%EEEE’N'{ THE ELEVATIONS SHOWN ON THIS SURVEY ARE NORTH AMERICAN VERTICAL DATUM (g |ol|3|5
(DN 2021-007595) OF 1988 (NAVD8B) ELEVATIONS BASED UPON GPS OBSERVATIONS OF SAID BKF g l=18|8|s |8
POINT NO. 2 PERFORMED BY BKF ON AUGUST 4, 2020. S 2|
. olo|>|E|2|Z
o BKF POINT NO. 2 ELEVATION = 78.95' o AEEE § q
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o = S Drawing Number:
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S Call before you dig. .
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J 1 TRE % @ w ) ) ) ) v ) v v v v v v v v v v v v v v v v v v v v v v v Vv v v v v v v v v v v Vv v v v v DEMOLITION NOTES:
- = = = = \Z v v ’ ’ ’ ’ ’ ’ ’ v v v v v v v v v v v v v v v v v v v v v v v v v v v v v v v v v v v v v v
IS MR T A 2 2 A R T A L S L A AN AN AN A 1. CONTRACTOR IS TO COMPLY WITH ALL GENERAL AND STATE REQUIREMENTS INVOLVING
B A 2 2 T T S I A A SN A A A AN A SRS I THE REMOVAL AND DISPOSAL OF HAZARDOUS MATERIAL(S).
vie v v v v v v v v v v v v v v v v v h v M v v v v v v N N ’ v ’ v ’ v ’ v ’ v v v v v v v v v v v v v v v 2
~ R A I I O T T S PR T 2. THE CONTRACTOR SHALL LOCATE AND CLEARLY MARK (AND THEN PRESERVE THESE
v R A A ARSI VP 2 2 R T T T T © MARKERS) FOR THE DURATION OF CONSTRUCTION OF ALL TELEPHONE, DATA, STREET
Q% AR AR SRSV T 2 S S T T T T T S AR S A LIGHT, SIGNAL LIGHT AND POWER FACILITES THAT ARE IN OR NEAR THE AREA OF
P CNSDUNEAN T, T ! vioovov v v v v v SeeavEL ROAD o CONSTRUCTION.
3. CONTRACTOR'S BID IS TO INCLUDE ALL VISIBLE SURFACE AND ALL SUBSURFACE
FEATURES IDENTIFIED TO BE REMOVED OR ABANDONED IN THESE DOCUMENTS.
o 4 THE CONTRACTOR SHALL BE RESPONSIBLE FOR A SITE INSPECTION TO FULLY
ACKNOWLEDGE THE EXTENT OF THE DEMOLITION WORK.
A 5. THE CONTRACTOR SHALL BE RESPONSIBLE FOR OBTAINING ANY AND ALL PERMITS
| NECESSARY FOR ENCROACHMENT, GRADING, DEMOLITION, AND DISPOSAL OF SAID
WAL g MATERIALS AS REQUIRED BY PRIVATE, LOCAL AND STATE JURISDICTIONS. THE
I CONTRACTOR SHALL PAY ALL FEES ASSOCIATED WITH THE DEMOLITION WORK. >
' ' <
6. CONTRACTOR SHALL PAY DISPOSAL FEES. m
A" K 20 7. BACKFILL ALL DEPRESSIONS AND TRENCHES FROM DEMOLITION TO THE SATISFACTION %
I (E)100=YR_FLOOD LIMIT OF THE GEOTECHNICAL ENGINEER. S
| 7 EG 75.4 8. WTHIN LIMITS OF WORK, REMOVE CURBS, GUTTERS, LANDSCAPING, SIGNAGE, TREES, =
] | . SHRUBS, ASPHALT, UNDERGROUND PIPES, ETC. AS INDICATED ON THE DRAWINGS. L
’; 1 I 9. REMOVAL OF LANDSCAPING SHALL INCLUDE ROOTS AND ORGANIC MATERIALS TO THE §
3 SATISFACTION OF THE GEOTECHNICAL ENGINEER.
. PR o( 10. PRIOR TO BEGINNING DEMOLITION WORK ACTIVITIES, CONTRACTOR SHALL INSTALL
I LU LT LT N EROSION CONTROL MEASURES OUTLINED IN THE EROSION CONTROL PLAN & DETAILS.
Vv Vv Vv Vv Vv v v v m
= 4 Lo LT e 4 "%%%z/w 11. CONTRACTOR SHALL BE RESPONSIBLE FOR DISPOSING ALL DEMOLITION MATERIALS, OR
| | 3 ’%%z/p%%%z STORING SELECTED ITEM BY OWNER AT DESIGNATED LOCATIONS.
ey, o g
3 I 7%9/9%%%‘ . 12. THE CONTRACTOR SHALL MAINTAIN ALL SAFETY DEVICES, AND SHALL BE
L DEMOLITION LEGEND: "%%%g/w RESPONSIBLE FOR CONFORMANCE TO ALL LOCAL, STATE AND FEDERAL SAFETY AND
L ) : i, HEALTH STANDARDS LAWS AND REGULATIONS.
SEE RIGHT o | WITHIN THE LUMIT OF WORK LINE ALL ITEMS NOT 13. THE CONTRACTOR SHALL PROTECT FROM DAMAGE ALL EXISTING IMPROVEMENTS |l <l<] <l
a L S r 1 CALLED OUT TO BE REMOVED ARE TO REMAIN AND FACILITES AND STRUCTURES WHICH ARE TO REMAIN. ANY ITEMS DAMAGED BY THE MEBEIREIRIE
\ ’ LIMIT OF WORK MUST BE PROTECTED IN PLACE. CONTRACTOR TO CONTRACTOR OR HIS AGENTS OR ANY ITEMS REMOVED FOR HIS USE SHALL BE{ £ NENERNEES
= o 4 L J USE CAUTION AROUND (E) UTILITIES, UTILITY VAULTS REPLACED IN EQUAL OR BETTER CONDITION AS APPROVED BY THE OWNER'SA © 8 & g g g
e 4 I AND WATER VALVES TO REMAIN. REPRESENTATIVE. g(8(3|3|8
>
o REMOVE ALL TREES, SHRUBS, AND GRASS INCLUDING 14. COORDINATE WTH ELECTRICAL, MECHANICAL, AND LANDSCAPING DRAWINGS FOR
i . EXISTING ALL ROOT MASS UNLESS OTHERWISE SPECIFIED. UTILITY SHUT-DOWN /DISCONNECT LOCATIONS. CONTRACTOR IS TO SHUT OFF ALL
- — v e~ R A o e LANDSCAPED COORDINATE WITH CLIENT PRIOR TO REMOVING ANY UTILTIES AS NECESSARY PRIOR TO DEMOLITION AND HANDLE COORDINATION AND
] —_ - 1 el TREE LU, / AREAS TREES. IRRIGATION LINES TO BE REPARED TO THE PERMITTING WITH UTILITY AGENCIES FOR DISCONNECTION OF EXISTING SERVICES.
I SD LINE = e o wTRER) v N A/ . EXTENTS OF NEW PLANTNG AND IRRIGATION CONTRACTOR IS TO COORDINATE SERVICE INTERRUPTIONS WITH THE OWNER. DO NOT
] “or BLUSH o v vy o o v, v / / CONSTRUCTION. INTERRUPT SERVICES TO ADJACENT OFF-SITE OWNERS. ALSO SEE LANDSCAPE PLANS
e 10, SLGSTER © v v v { v BN RN’ FOR ADDITIONAL DEMOLITION SCOPE OF WORK.
| I . VU PSE  E ) ; N /4 / EXISTING (E)AC PAVEMENT, AND BASE ROCK TO BE REMOVED. @
NV '“ERW—A e(v v v v v 3 v /o v Al S AC PAVING BASE ROCK UNDER AC PAVEMENT CAN BE REUSED 15. DEMOLITION INCLUDES REMOVAL OF ALL ITEMS ASSOCIATED WITH THE utuTY.qd §
_ 4 v o o v >< Cfv v / IF APPROVED BY GEOTECHNICAL ENGINEER. ALL RETANING WALL, FENCE, TREE OR BUILDING, INCLUDING BUT NOT LIMITED TOJ &
I - = “ vy }gg v v . Sl EDGES TO BE SAWCUT WITH A CLEAN EDGE. FOOTINGS, VALVES, ROOTS, BACKFILL, ETC, AND SHALL INCLUDE PREPARING THE SITE
~ VAR AL . Yoy / FOR NEW UTILITIES, BUILDINGS, RETAINING WALLS, ETC
I o VARV %W o v v s / e EXISTING (E)CONCRETE PAVEMENT, AND BASE ROCK TO BE ' ' » EIG
v v vy v ¢ TE v /4 CONCRETE REMOVED,  BASE ROCK UNDER AC PAVEMENT CAN 16. ALL MATERIALS TO BE DEMOLISHED AND REMOVED SHALL BECOME THE PROPERTY OF
S . SN PAVING BE REUSED IF APPROVED BY GEOTECHNICAL
v v }&T v oo« v 2 R ENGINEER. ALL EDGES TO BE SAWCUT WITH A CLEAN THE CONTRACTOR AND SHALL BE LAWFULLY DISPOSED OF OFF-SITE.
Vv N v v v v v % ’
= vy x *><ﬂ: oo / / = EDGE. 17. THIS PLAN IS NOT INTENDED TO BE A COMPLETE CATALOGUE OF ALL EXISTING L g
v v 1o TReE % N2" JREE v ] EXISTING STRUCTURES AND UTILITIES. THIS PLAN INTENDS TO DISCLOSE GENERAL INFORMATION =2tk
I G MRS D U \ 5 (] GRAVEL PAVING (E)GRAVEL PAVING TO BE REMOVED. GRAVEL CAN BE KNOWN BY THE ENGINEER AND TO SHOW THE LIMITS OF THE AREA WHERE WORK WILL 2338
I vovoy oM\ Y Y, 2 REUSED IF APPROVED BY GEOTECHNICAL ENGINEER. BE PERFORMED. THIS PLAN SHOWS THE EXISTING FEATURES TAKEN FROM A FIELD LR
vovoovovy , \ SURVEY, FIELD INVESTIGATIONS AND AVAILABLE INFORMATION. THIS PLAN MAY OR el 8|82
v MAY NOT ACCURATELY REFLECT THE TYPE OR EXTENT OF THE ITEMS TO BE wlZl22|kE
= . v ¢ COASTSIDE COUNTY WATER TREE TREE PROTECTION AREA. SEE ARBORIST NOTES ON ENCOUNTERED AS THEY ACTUALLY EXIST. WHERE EXISTING FEATURES ARE NOT NEINNE
DISTRICT NOTES: . SHOWN, IT IS NOT IMPLIED THAT THEY ARE NOT TO BE DEMOLISHED OR REMOVED. D@D D|a
v ' : PROTECTION SHEET CO.1. THE CONTRACTOR SHALL PERFORM A THOROUGH FIELD INVESTIGATION AND REVIEW] -
' v 1. WATER LINE AND METER REMOVAL WORK SHALL NOT BE DONE UNTIL THE NEW WATER OF THE SITE WITHIN THE LIMIT OF WORK SHOWN IN THIS PLAN SET TO DETERMINE Y 2= <<<}
. MAIN HAS BEEN SUCCESSFULLY TESTED AND IS IN OPERATION. ALL WORK SHALL BE EXISTNG UTILTY OR CURB/WALL 10 BE DEMOLISHED AND THE TYPE, QUANTITY AND EXTENT OF ANY AND ALL ITEMS. THE CONTRACTOR SHALL =
| . COORDINATED WITH THE DISTRICT. AN\ BE SOLELY RESPONSIBLE FOR DETERMINING THE EXTENT OF EXISTING STRUCTURES] « |._ -
RO e = L 2 . REMOVE EXISTING METERS AND THEIR RESPECTIVE BOXES. METERS ARE TO BE TREE REMOVAL REFER TO CONDITIONS OF APPROVAL AND é ?,TED slfTT'E%mES AND QUANTITY" OF WORK' INVOLVED IN' REMOVING THESE. TTEMS FROM & ‘: » g
v ' DELIVERED TO THE DISTRICT'S CORPORATION YARD. > BIRD SURVEY REQUIREMENTS AND LIMITATIONS DURING NRBEIEE
v NESTING SEASON gl—|e|elg|s
v SERVICES ON LIVE WATER MAINS SHALL BE ABANDONED AT THE WATER MAIN BY 9| o
I v v TURNING OFF THE CORPORATION STOP OR WITH A SMITH-BLAR STAINLESS STEEL 10 REMAN 10 BE DISCONNECTED AND RELOCATED PER SEE SHEETS CO0.0 olel&lsle|=
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