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642 Quarry Road Project
Draft Mitigated Negative Declaration

Project: 642 Quarry Road Project

Project Proponent: Presidio Bay Ventures
1160 Battery Street, Suite 100
San Francisco, CA 94111

Lead Agency: City of San Carlos

Availability of Documents: The Initial Study for this Mitigated Negative Declaration is available
for review on the City’s website at:
https://www.cityofsancarlos.org/Home/Components/FlexPlanningZoningProjects/PlanningZonin
gProjects/1467613/407

and at:

City of San Carlos

600 Elm Street

San Carlos, CA 94070

(650) 802-4207
Icostasanders@cityofsancarlos.org

Contact — Lisa Costa Sanders, Principal Planner

PROJECT DESCRIPTION

The City of San Carlos has received an application for the 642 Quarry Road Project (project),
which would consist of the construction and operation of two new, 6-story life science buildings
and a 10-level parking structure on a site that is currently developed with approximately 105,000
square feet of light industrial uses. The proposed buildings would total approximately 410,072
square feet of building space and 233,822 square feet of parking space. The prospective
tenants are unknown at this time, the project is being designed to allow for the broadest
potential demand ranging from 75% lab and 25% office to 25% lab and 75% office use for
research and development.

The project site is located at 642 Quarry Road in the northern portion of the City of San Carlos,
on a single parcel (Assessor Parcel Number 046-041-380). The project site is situated in the
City’s Harbor Industrial Area that has been transitioning from low-intensity commercial and
industrial businesses to biotechnology, life sciences, and high-tech office land uses over the last
decade. The project site is bordered by Old Country Road to the southwest, Quarry Road to the
southeast, commercial development to the northeast and Belmont Creek to the northwest. The
project site is surrounded by urban development including light industrial and commercial
properties.

The project site has a General Plan and zoning designation of Planned Industrial and Light
Industrial (IL), respectively. These General Plan and zoning designations generally include
retail, service, office, R&D, and industrial uses. The project would require a rezoning from IL to
PD (Planned Development) to allow for an increased Floor Area Ratio (FAR), increased building
height, and provision of a childcare facility.

Construction of the project would commence in mid-2023 and last approximately 27 months,
becoming operational in 2025. Construction would require the demolition and off-haul of the
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existing 105,000 square feet of building space at the site, as well as approximately 7,500 cubic
yards of soil to accommodate the subterranean parking garage.

PROPOSED FINDINGS

The City of San Carlos has reviewed the attached Initial Study and determined that the Initial
Study identifies potentially significant project effects, but:

1. Revisions to the project plans incorporated herein as mitigation would avoid or mitigate
the effects to a point where no significant effects would occur; and

2. 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. Pursuant to California
Environmental Quality Act (CEQA) Guidelines sections 15064(f)(3) and 15070(b), a
Mitigated Negative Declaration has been prepared for consideration as the appropriate
CEQA document for the project.

BASIS OF FINDINGS

Based on the environmental evaluation presented in the attached Initial Study, the project would
not cause significant adverse effects related to: agricultural and forestry resources, aesthetics,
air quality, biological resources, cultural resources, geology and soils, energy, greenhouse gas
emissions, hydrology and water quality, land use and planning, mineral resources, noise,
population and housing, public services, recreation, transportation, tribal cultural resources,
utilities/service systems, and wildfire. With mitigation incorporated into the project, the project
does not have impacts that are individually limited, but cumulatively considerable.

The environmental evaluation has determined that the project would have potentially significant
impacts on biological resources and hazards and hazardous materials, as described below.

Mitigation Measures

The project could result in significant adverse effects related to hazards and hazardous
materials. However, the project has been revised to include the mitigation measures listed
below, which reduce these impacts to a less-than-significant level. With implementation of these
mitigation measures, the project would not substantially degrade the quality of the environment,
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, or substantially reduce
the number or restrict the range of a rare or endangered plant or animal. Nor would the project
cause substantial adverse effects on humans, either directly or indirectly.

Impact HAZ-1: VOCs of benzene, PCE, naphthalene, and TPHg (as TVH reported as hexane)
present in soil vapors sampled from the site exceed the Environmental Screening Level for
commercial uses. Soil vapors could intrude into the project development.

Staining on ground surface from chemicals and leaking drum observed at 151 K Old County
Road could indicate soils with higher-than-expected/allowed contamination may be encountered
during site redevelopment.

Mitigation Measure HAZ-1: Soil Management Plan (SMP). A SMP shall be prepared to
address potential data gaps in subsurface characterization, procedures for handling and
disposal of excess soil resulting from redevelopment construction, and contingency measures
for unanticipated environmental conditions that may be encountered during site redevelopment.
The SMP shall be submitted to the City Public Works Department and San Mateo County
Department of Environmental Health for review.

Effectiveness: This measure would ensure potentially present soil contaminants are
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removed or remediated to below Environmental Screening Levels for
commercial uses.

Implementation: by Applicant or its contractor
Timing: Prior to grading permit issuance/approval and construction activities.
Monitoring: The Applicant shall prepare the SMP and provide it to the City Public

Works Department and the San Mateo County Environmental Health
Services as part of the project entitlement process.

The applicant shall provide written verification to the City that the SMP is
acceptable to San Mateo County Environmental Health Services prior to
grading permit issuance.

Impact HAZ-2 Demolition, removal, and transport of hazardous materials stored on the property
or building materials containing lead-based paint or asbestos containing materials, and any
project soils containing elevated levels of soluble lead could result in airborne emissions of lead
resulting in exposure of workers or the environment to a hazardous material.

Mitigation Measure HAZ-2: Hazardous Material and Debris Management. The Applicant or
its Contractor shall develop and implement a hazardous material and debris management and
disposal plan for the hazardous materials that are to be removed from the project site. The plan
shall be designed to prevent releases of hazardous materials in quantities that could pose a risk
to human health and the environment, as determined using appropriate BAAQMD, RWQCB,
DTSC, and/or other appropriate agency screening thresholds.

The plan shall identify the receiving qualified landfill and present proof of waste acceptance. The
plan shall specify measures to minimize airborne dust during building deconstruction and soil
movement to protect construction workers and neighboring residents from exposure to
hazardous material emissions. The plan shall address protection of worker exposure to airborne
lead paint particulates through use of personal protective gear, clear identification of the location
of hazardous materials, and removal by properly trained/certified workers, and proper cover and
transport of hazardous materials, etc.

Effectiveness: This measure would ensure compliance with state and federal regulations
regarding the handling and disposal of hazardous materials.

Implementation: by Applicant or its contractor

Timing: Prior to and during construction.

Monitoring: The hazardous waste management plan shall be submitted to the City

Building Department or San Mateo County Environmental Health
Services for review and approval prior to start of construction. The
Applicant or its Contractor shall submit written documentation of landfill
acceptance of hazardous waste and implementation of worker and
residential protective measures taken during site deconstruction. Copies
of all documentation shall be kept on file at the City Building Department.

RECORD OF PROCEEDINGS AND CUSTODIAN OF DOCUMENTS

The record, upon which all findings and determinations related to the approval of the project are
based, includes the following:

1. The Mitigated Negative Declaration and all documents referenced in or relied upon by
the Mitigated Negative Declaration.

642 Quarry Road Project City of San Carlos
Initial Study / Mitigated Negative Declaration November 2022



Mitigated Negative Declaration Page 4

2.

All information (including written evidence and testimony) provided by City of San Carlos
staff to the decision maker(s) relating to the Mitigated Negative Declaration, the
approvals, and the Project.

All information (including written evidence and testimony) presented to the City of San
Carlos by the environmental consultant who prepared the Mitigated Negative Declaration
or incorporated into reports presented to the City of San Carlos.

All information (including written evidence and testimony) presented to the City of San
Carlos from other public agencies and members of the public related to the Project or
the Mitigated Negative Declaration.

5. All applications, letters, testimony, and presentations relating to the Project.

6. All other documents composing the record pursuant to Public Resources Code section

21167.6 1.

The City of San Carlos is the custodian of the documents and other materials that constitute the
record of the proceedings upon which the City of San Carlos’s decisions are based. The contact
for this material is:

Lisa Costa Sanders, Principal Planner

City of San Carlos

600 Elm Street

San Carlos, CA 94070

Phone: (650) 802-4207

Email: LcostaSanders@cityofsancarlos.org
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Chapter 1. Introduction

This Initial Study (IS) evaluates the potential environmental effects of constructing a new
commercial and life science office building in the City of San Carlos (City) on a site that is
currently developed with multiple structures serving commercial/industrial uses. This proposed
activity constitutes a project under the California Environmental Quality Act (CEQA).

1.1 REGULATORY GUIDANCE

CEQA (Public Resources Code § 21000 et seq.) and the CEQA Guidelines (14 CCR §15000 et
seq.) establish the City as the lead agency for the project. The lead agency is defined in CEQA
Guidelines section 15367 as, “the public agency which has the principal responsibility for
carrying out or approving a project.” The lead agency is responsible for preparing the
appropriate environmental review document under CEQA. The San Carlos City Council serves
as the decision-making body for the City and is responsible for adopting the CEQA document
and approving the project.

CEQA Guidelines section 15070 states a public agency shall prepare a proposed Negative
Declaration or a Mitigated Negative Declaration when:

1. 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

2. The Initial Study identifies potentially significant effects, but:

a. Reuvisions in the project plans made 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 no significant effects would occur, and

b. 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.

Pursuant to section 15070, the City has determined a Mitigated Negative Declaration is the
appropriate environmental review document for the 642 Quarry Road Project.

To ensure that the mitigation measures and project revisions identified in a Mitigated Negative
Declaration are implemented, CEQA Guidelines section 15097(a) requires the City to adopt a
program for monitoring or reporting on the revisions which it has required in the project and the
measures it has imposed to mitigate or avoid significant environmental effects.

1.2 LEAD AGENCY CONTACT INFORMATION

The lead agency for the project is the City of San Carlos. The contact person for the lead
agency is:

Lisa Costa Sanders, Principal Planner

City of San Carlos

600 Elm Street

San Carlos, CA 94070

Phone: (650) 802-4207

Email: LCostaSanders@cityofsancarlos.org

1.3 DOCUMENT PURPOSE AND ORGANIZATION

The purpose of this document is to evaluate the potential environmental effects of the 642
Quarry Road Project. This document is organized as follows:
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e Chapter 1 — Introduction. This chapter introduces the project and describes the purpose
and organization of this document.

o Chapter 2 — Project Description. This chapter describes the project location, objectives,
and characteristics including the standard practices or best management practices that
would be implemented as part of the project. It also identifies the required permits and
approvals.

o Chapter 3 — Environmental Checklist and Responses. This chapter presents project
setting information and responses to the CEQA-based environmental checklist questions
for each resource topic for the impacts associated with the proposed project. Cited
references and personal communications are identified at the end of each resource
discussion. This chapter also contains the Mandatory Findings of Significance.

e Chapter 4 —Report Preparation. This chapter provides a list of those involved in the
preparation of this document.

o Appendices — This section contains supporting technical documentation.

642 Quarry Road Project City of San Carlos
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Chapter 2. Project Description

2.1 PROJECT LOCATION AND SITE DESCRIPTION

The project site is located at 642 Quarry Road in the northeastern portion of the City of San
Carlos, California in San Mateo County along the San Francisco Peninsula (Figure 1 Project
Location). The site includes the address of 151 Old County Road. Regional access to the
project site is provided via United States Route 101 (Highway 101), which is an eight-lane
freeway located east of the project site. Access to the project site from southbound Highway

101 is provided from the Harbor Avenue exit. Access to the project site from northbound
Highway 101 is provided from Holly Street. Local access to the project site is provided by Holly
Street, Industrial Road, Old County Road, Harbor Boulevard, and State Route 82 (El Camino
Real). The Belmont Caltrain station is approximately one-half mile to the northwest of the project
site on Old County Road.

The 205,036 square-foot (4.71 acres) project site consists of a single parcel (Assessor Parcel
Number 046-041-380) almost entirely developed with buildings and paved parking surfaces
(Figure 2 Project Vicinity). The existing site structures are comprised of 11 warehouse/retail/
manufacturing/office buildings totaling approximately 104,391 square feet. These buildings have
been divided into 17 individual tenant spaces involving auto and boat repair/painting, storage,
stone cutting, countertop construction and storage, water filtration development, and offices
(Appendix A, Sheet A2.1 Existing Floor Plans).

The project site is relatively flat with site grades varying from approximately Elevation 29.3 feet
at the northwest corner to approximately Elevation 22.4 feet at the southeast corner of the site,
respectively. A channelized section of Belmont Creek runs along the northwestern property
boundary. Existing conditions at and in proximity of the project site are depicted in site photos
(Figure 3 Existing Site Photos and Appendix A, Sheet A2 Existing Conditions).

The project site is situated at the northern city limit adjacent to Belmont Creek in the Harbor
Industrial Area (HIA), and within the Northeast Side planning area of San Carlos. This area has
been transitioning from low-intensity commercial and industrial businesses to biotechnology, life
sciences, and high-tech office land uses over the last decade. The City of San Carlos 2030
General Plan designates the project site as Planned Industrial, a land use designation intended
primarily for research and development, bio-tech, light industrial, flex, warehousing, and related
uses. Uses in this land use designation generally include retail, service, office, R&D, and
industrial uses. The project site is zoned Light Industrial (IL), which accommodates a diverse
range of light industrial uses.

The project site is surrounded by urban development including light industrial and commercial
properties (Figure 2). The project site is bordered by Old Country Road to the southwest, Quarry
Road to the southeast, commercial development to the northeast and Belmont Creek to the
northwest.

2.2 PROJECT CHARACTERISTICS

2.2.1 Project Buildings

The project proposes construction of a research and development (R&D) campus featuring two
6-story office/laboratory buildings and one 10-level parking structure, which includes one below
grade level (Appendix A, Sheet A3 Conceptual Site Plan). The two office/lab buildings are
410,072 square feet and the parking structure is 233,822 square feet, while providing 50
percent site coverage (Appendix A, Sheet A1 Vicinity Map, Sheet Index, and Project Data).

642 Quarry Road Project City of San Carlos
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The R&D building heights would be 100 feet to the top of the parapet and 113 feet to the top of
the mechanical screen shielding rooftop equipment (Appendix A, Sheets A13 to A14.1 Building
Elevations). The first floors of both the North Building and South Building would provide a main
entrance lobby, restrooms, tenant lounge, and project amenities as described in Project Site
Operations. First floors would also house operational functions (i.e., electric rooms, fire booster
pump room, loading truck bays, trash enclosures). Office and laboratory space would be located
on floors 1 through 6 (Appendix A, Sheets A10.1 to A12.2 Floor Plans).

The parking garage would be 89 feet at the top floor railing and 104 feet to the top of the
elevator tower (Appendix A, Sheet A15 Parking Structure Elevation). Glass handrail pedestrian
bridges from the parking garage to both the North Building and South Building would be
provided from the parking structure level 4 (Appendix A, Sheet A16 Miscellaneous Elevations).
The parking garage would extend approximately 10 feet below grade to provide a below ground
level of parking. Each parking level would be 10.5 — 11.5 feet tall. The parking structure would
provide 939 vehicle spaces and includes over 550 square feet of building area to provide
tenants with a long-term bicycle storage area and a pet spa service.

The proposed buildings would be designed as Type 1B structural steel framed buildings with
curtain wall glazing, glass fiber reinforced concrete (GFRC), and metal panels. Some sections
of the building facades would utilize glazing with a glass reflectance of 15 percent or less for
reduction of bird strike potential (Appendix B, Bird-Safe Glazing Treatments). The skin
articulation and fenestration present exposed materials and large metal grid floor to ceiling
windows. The 2-story GFRC colonnade base supports the upper four stories finished with clear
glazing of a slight bluish tint to allow maximum transparency, while strengthening the visual
connection from inside to outside. Primary and secondary vertical elements are defined to
create a regular rhythm, while a finer application of staggered horizontal and vertical fins and
bluish glass color would be provided on each facade to add visual interest and provide a
distinctive campus experience.

Visual renderings of the proposed structures are shown in Appendix A, Sheet A7 View from
Quarry Road Looking Southwest, Sheet A8 View of Central Open Space, and Sheet A9 View
from Old County Road Looking Southeast.

An artistic element is proposed to be located on the northwestern-most corner of the parking
structure on the elevator tower. The design would be reviewed with the City (Appendix A, Sheet
A15 Parking Structure Elevation, Elevation 1).

It is anticipated that the project would have two monument signs at the main entrances to the
campus off of Old County and Quarry Roads. Site and tenant signage would be installed in
accordance with a Signage Program, subject to the requirements of Chapter 18.22 of the Carlos
Municipal Code, and review and approval by the Planning Commission. The Master Signage
Program package illustrates the anticipated locations, designs and areas of the signage. .

2.2.2 Project Operations

The development would employ approximately 1,400 people based on an occupancy rate of
one employee per 300 square feet, which is a consistent with vehicle trip generation rates used
by Institute of Traffic Engineers (ITE) in transportation modeling. This is a conservate estimate
given that first floor uses do not house office and lab space as described above in New
Buildings.

Private Tenant Uses. The project would provide a research and development (R&D) campus.
Potential tenants could come from a range of sectors in this industry such as food tech (e.g.,
Impossible Foods), electric vehicle tech (e.g., Rivian), drone tech (e.g., Skydio), biotech or life
science (e.g., Genentech), robotics (e.g., Tempo Automation), battery tech (e.g., Bloom
Energy), or autonomous vehicles (e.g., Waymo or Cruise), among other tenants currently in the
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market. Any potential biotech tenants would be limited to Biosafety Level (BSL)-1, BSL-2, or
BSL-3 operations, which are described as follows by the U.S. Department of Health and Human
Services Centers for Disease Control and Prevention (CDC).

e BSL-1 is suitable for work involving well-characterized agents not known to consistently
cause disease in immunocompetent adult humans, and present minimal potential hazard
to laboratory personnel and the environment. Work is typically conducted on open bench
tops using standard microbiological practices with no special primary or secondary
barriers recommended. Facility requirements include a sink for hand washing and doors
to separate working space from rest of facility.

o BSL-2 is suitable for work involving a broad spectrum of indigenous moderate-risk
agents that are present in the community and associated with human disease of varying
severity. BSL-2 differs from BSL-1 in that: 1) laboratory personnel have specific training
in handling pathogenic agents and are supervised by scientists competent in handling
infectious agents and associated procedures; 2) access to the laboratory is restricted
when work is being conducted; 3) all procedures in which infectious aerosols or splashes
may be created are conducted in a biological safety cabinet (BSC) or other physical
containment equipment; 4) and autoclave or alternative decontamination method is used
for proper disposals. Facility requirements include a readily available sink and eyewash
station and self-closing doors.

o BSL-3 is applicable to clinical, diagnostic, teaching, research, or production facilities
where work is performed with indigenous or exotic agents that may cause serious or
potentially lethal disease through respiratory transmission. In addition to BSL-2, all
procedures involving the manipulation of infectious materials must be conducted within
BSCs or other physical containment devices. Facility requirements include a hands-free
sink and eyewash available near the exit, exhaust air cannot be recirculated, the
laboratory must have sustained directional airflow by drawing air into the laboratory from
clean areas towards potentially contaminated areas, and the entrance to the lab is
through two sets of self-closing and locking doors.

The proportion of accessory office use of a future tenant would depend on both its sector within
the R&D industry and where the tenant is in its product cycle. Given that the prospective tenants
are unknown at this time, the project is being designed to allow for the broadest potential
demand ranging from 75% lab and 25% office to 25% lab and 75% office use.

The North Building first floor would provide 10,000 square feet of building amenities (yoga
studio, fitness center, golf simulator/entertainment area, exhibition kitchen, and
breakroom/lounge (Appendix A, Sheet A3 Conceptual Site Plan). Lockers and showers would
be provided as part of the fithess center program.

Each building would have a rooftop terrace providing tenants with additional amenities of
outdoor workspace, tv lounge, lounge seating, kitchen/wet bar, and planters. In addition, a
lounge for the tenants would be provided on the first floor.

Childcare Facility. The South Building first floor would provide a 5,500 square-foot childcare
facility that would be open to the public during weekday business hours (approximately 8:00
a.m. to 5:30 p.m.). The capacity for the childcare facility is anticipated to be up to 100 children,
subject to final state licensing approvals. The childcare facility would have designated parking
as described below in Site Access. The childcare facility would include an adjoining outdoor
fenced play area as shown in Appendix A, Sheet L2 Landscape Concept Plan.

Outdoor Public Space. The project site outdoor area includes a corner plaza and a central open
space with publicly accessible amenities, including a pickleball court, a bocce court, a
community event space, a multi-purpose stage, a fenced dog park, space for outdoor games,
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and community botanical gardens. Space is also provided for food truck parking. In total, the
project includes 46,005 square feet of landscaped areas at the ground level accessible to the
public including a walking path along Belmont Creek (Appendix A, Sheet L2 Landscape
Concept Plan).

2.2.3 Site Access, Parking, and Circulation

The project site would be accessed via a new driveway that would run through the site with
connection points at Old County Road and Quarry Road. The road would be 26-feet-wide
minimum and allow for two-way traffic off/into the site. Pedestrian access to the site and each
building would be provided from Quarry Road and Old County Road sidewalks. Crosswalks
would be provided to aid pedestrian safety. Pedestrian access to each building from the parking
structure would also be provided by pedestrian bridges connecting from parking structure Level
4.

The project would include 5 surface parking spaces and 939 spaces in the parking structure.
Access to the garage would be controlled by a ticket punch and arm gate. Of the total 944
parking spaces proposed, the project includes 17 spaces designated as Americans with
Disability Act (ADA) accessible, 200 electric vehicle (EV) installed spaces, 120 EV capable
spaces, and 93 carpool/vanpool spaces.

The parking garage structure would provide designated childcare parking stalls for the facility
staff and patrons. Designated curbside parking stalls would also be provided just outside the
main entrance to the facility along with a designated drop-off zone.

The project would provide 141 bicycle spaces: 94 short-term bicycle parking spaces (racks)
would be provided at sidewalks along Old County Road and Quarry Road and 47 long-term
bicycle parking spaces (enclosed bike racks) would be provided in the parking structure
(Appendix A, Sheet 12.1 Parking Structure Floor Plans, Level 1 Plan).

The project design includes a corner plaza at Old County Road and Quarry Road. New
sidewalks would be constructed along street frontages — 12-foot-wide along Old County Road
and 8.5-foot-wide along Quarry Road (Appendix A, Sheet A3 Conceptual Site Plan).

2.2.4 Transportation Demand Management Plan

The Transportation Demand Management (TDM) Plan proposed for the project identifies
measures to promote and encourage all alternative modes of transportation, including walking,
bicycling, carpooling, vanpooling, telework, and public transit, by providing TDM infrastructure
and physical amenities (parking for alternative transportation, public amenities, on-site facilities,
etc.), programmatic measures (transit passes, incentive programs, vanpool subsidies, etc.), and
tenant commuter programs. The TDM Plan estimates the identified measures would reduce the
project’s daily vehicle trip count by a minimum of 20% (Appendix C). The TDM Plan includes
annual monitoring based on traffic counts and employee commute surveys to assess the rate of
trip reduction occurring and whether the 20% trip reduction goal has been met. The project is
also subject to the San Mateo County Congestion Management Program Land Use
Implementation Policy. The applicant has submitted the C/CAG TDM checklist in accordance
with this policy.

2.2.5 Landscaping Plan

The project landscape plan design provides a gathering space for building tenants, visitors, and
the general public. Outdoor spaces accessible to the public include an approximately 7,900
square-foot corner plaza and 23,000 square-foot central open space with a walking paths and
amenities as described in Project Operations above. A concrete seat wall and bench seating
would be provided along the Old County Road and Quarry Road street frontages. The North
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Building and South Building would each be constructed with rooftop terraces available to
building tenants each designed with vegetation planters. See Appendix A, Sheets L2 and L3
Landscape Concept Plan.

Landscape improvements would include stormwater management best practices as set by
regional and state water quality guidelines. On-site biofiltration basins with appropriate planting
material and infiltrative soils would be installed to help manage on-site stormwater runoff.

The irrigation system for the project would be designed to utilize highly efficient, low water use
equipment. All site planting would include appropriate irrigation and drainage structures.

The proposed planting plan consists of Brisbane box trees along the street frontages, spaced to
accommodate fire aerial access, native and colorful trees along the creek path, and a total of 98
new deciduous and evergreen trees on the site ground level overall. See Appendix A, Sheets L9
and L10 Preliminary Planting Plan.

The public corner entry plaza is designed with adjacent planting areas that are exclusively
California native plants along with faux turf at stepped seat walls. The rest of the site
incorporates a plant palette of mostly California native or climate adapted low water use plants.
Faux turf is proposed for the amphitheater at the central stage and high-use recreation zones.
Roof deck terraces and site streetscape retaining walls are designed with screening shrubs and
vines to soften the hardscape materials.

2.2.6 Belmont Creek Maintenance

Creek maintenance activities along a 367-foot reach of Belmont Creek are required by the City
of San Carlos as a condition of approval for project development on land adjacent to Belmont
Creek. Proposed creek maintenance activities include removal of trash, debris, and non-native
invasive plant species. Invasive species would be removed on 0.04 acres of creek bank and the
disturbed areas would be treated with erosion control measures and replanted with native
species (Figure 4 Creek Maintenance Area). Revegetation monitoring and maintenance would
occur over a 5-year period. The applicant would consult with regulatory agencies for necessary
permits for work within the creek corridor.

2.2.7 Planned Development Zoning

The project proposes a rezoning from the Light Industrial (IL) zoning district to Planned
Development (PD) to allow the following changes:

e Floor Area Ratio (FAR). The current IL zoning has a maximum floor area ratio (FAR) of
1.0. A FAR of 3.13 is proposed including the covered parking structure. A FAR of 2.0 is
proposed, excluding the parking spaces and circulation within the parking structure,
equipment rooms that do not exceed two percent of the building's gross floor area; bay
windows or other architectural projections; areas that qualify as usable open space;
areas used for off-street parking spaces or loading spaces, driveways, ramps between
floors of a multi-level parking garage, and maneuvering aisles that are located below the
finish grade of the property.

e Building Height. The current IL zoning has a maximum building height of 75 feet. A
maximum height of 120 feet is proposed, which would include the height of the
mechanical screen, elevator tower, and stair tower to avoid the need for additional
entitlements for setbacks and projections above the 75-foot height limit. The maximum
height of up to 120 feet is requested to allow for the further development of the final
design of the screening for rooftop mechanical equipment.

642 Quarry Road Project City of San Carlos
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e Childcare Use. Childcare is not a permitted use within the current IL zoning district. The
addition of an accessory childcare facility is proposed as a tenant amenity and would be
available to the general public.

¢ Community Benefits. As part of the PD request, the applicant has submitted a
community benefits package. This package has been reviewed by the Community
Development Department and requires review and approval by the City Council as part
of project entitlement. Proposed community benefits include:

o0 Contributions to the Downtown Improvements funds

o0 Contributions to the Northeast Infrastructure Improvement fund
o Contributions to future Belmont Creek Restoration Project
0 On-site Childcare — credit for 50 childcare spaces
0 Contribution to Community Organizations
2.2.8 Utilities

The project would be served by the existing utility infrastructure on site that tie into Quarry
Road; however, onsite improvements would be required to support the proposed development.
Utilities at the site would include potable water service, sanitary sewer service, and electricity,
and stormwater management. Table 2-1 summarizes the utility improvements proposed to
facilitate the project. The Utilities Plan (Appendix A, Sheet C20) shows the proposed project’s
utility infrastructure and connections. The Stormwater Control Plan (Appendix A, Sheet C420)
shows the proposed drainage controls.

Table 2-1. Utility Improvements

Utility Proposed Improvement

Potable Water Supply | New 4-inch domestic water line along the project access road connecting
North Building and South Building to the existing 8-inch water main in Quarry
Road.

New 2.5-inch domestic water lateral connecting the Parking Garage to the
new 4-inch water line along the project access road.

Fire Water Supply New 8-inch fire water line along the project access road connecting to the
existing 20-inch water line in Old County Road and existing 8-inch water line
on Quarry Road.

Three new fire hydrants along the project access road one near each
building and parking garage structure.

New fire water connections from the 8-inch project fire water line to each
building and parking structure.

Sanitary Sewer New 10-inch line connecting the North Building, South Building, and Parking
Garage to an upsized 10-inch main line within Quarry Road connecting to
Industrial Road.

Storm Drainage New 6-inch, 8-inch, 10-inch, and 12-inch lines connecting site bioretention
features and area drains to a new 15-inch drain line for tie-in to the existing
catch basin and 18-inch storm drain line in Quarry Road. A below ground
storage tank of approximately 40,416 cubic feet may be installed to capture
flood flows from a 100-year, 24-hour storm event.

Electricity New transformers at the northwest corner of the North Building per
specifications of PG&E. The transformers would be mounted on a concrete
pad in termination cabinets and screened with vegetation and an access
gate. An emergency power generator would be installed on the southeast
corner of the site adjacent to the South Building
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2.3 PROJECT CONSTRUCTION

Construction of the proposed project is anticipated to commence in mid-2023 and last
approximately 27 months based on information provided by the Applicant. Construction
activities would generally entail demolition of the existing site structures, hardscape,
underground utility lines, and landscape trees; grading and excavation for building pads and
underground parking structure (including off-haul of excavated material and dewatering of the
excavated area), construction of building foundations and the concrete parking levels,
construction of the upper-levels offices/laboratories, and interior and finishing work (e.g.,
architectural coatings and landscaping).

2.3.1 Construction Equipment and Staging

Construction equipment and materials staging would occur on the project site within a fenced
perimeter to control access and provide security. Typical on-site equipment would include
excavators, bulldozers backhoes, forklifts, and a water truck. Additional equipment would be
brought in when needed such as concrete trucks, water trucks, semi-truck flat beds, cranes, etc.

Total work force personnel count on the project site would range from 15 at the preparation
phase to 120 during the construction phase. Applicant would promote for construction personnel
to utilize nearby public transit (SamTrans and CalTrain) and carpool to reduce the need for on
and offsite construction parking. Parking for construction crews would occur on and offsite at
locations to be finalized in a Construction Management Plan approved by the City Public Works
Department prior to the start of construction activities. The plan would address haul routes,
vehicle and equipment traffic, and pedestrian/bicycle safety issues.

The project could result in the export of approximately 7,427 cubic yards of soil. The applicant
estimates a total of 825 truckloads to off-haul the soil. The grading operations are planned for
approximately 15 days. An additional 100 trucks for deliveries are estimated to occur to and
from the site for equipment mobilization and material deliveries.

2.3.2 Site Clearing and Earthwork

Site clearing and demolition entails removing existing structures, parking, hardscapes, trees,
vegetation, and utilities occurring within the construction footprint.

Earthwork would consist of rough grading and building pad excavation, including a partially
below grade basement level at the parking structure. In addition, grading activities would include
fine grading for all site elements including hardscape, planting and site amenities. Shoring
would consist of a soldier pile and wood lagging temporary shoring system to facilitate the
partially below grade parking garage basement construction. Dewatering would consist of a
passive dewatering system including sump pits inside the excavation and a perimeter French
drain at the bottom of the excavation. The project includes one level of below grade parking and
constructing the North and South Buildings up to 7 inches above the existing grade. The result
is approximately 18,315 cubic yards of cut, 10,888 cubic yards of fill, and removal of 7,427 cubic
yards of soil from the site.

2.4 REQUIRED PERMITS AND APPROVALS

2.4.1 City of San Carlos
The following approvals are required from the City of San Carlos:

e Planned Development Zoning

642 Quarry Road Project City of San Carlos
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2.4.2

Planned Development Permit

Design Review

Transportation Demand Management Plan Approval

Development Agreement

Tree Removal Permit

Grading and Dirt Haul Certificate

City Encroachment Permit

Building Permit (construction & operation plan for staging and worker parking)
Construction Management Plan including construction traffic control
Sewer Discharge Permit for construction dewatering

Waste Management Plan for construction and demolition debris

Responsible Agencies

The following agencies may have approval authority over the 642 Quarry Road Project and are
considered responsible agencies under CEQA.

Regional Water Quality Control Board (RWQCB). Site disturbance of greater than one
acre requires approval of a Storm Water Pollution Prevention Plan (SWPPP) per the
State’s Construction General Permit. Waste Discharge Requirements may be required
for maintenance activity below the Belmont Creek ordinary high water mark or within the
Belmont Creek riparian zone.

California Department of Fish and Wildlife (CDFW). Approval of a Section 1602 Lake
and Streambed Alteration Agreement (LSAA) for the proposed demolition of existing
pavement and structures located at or adjacent to the top of the Belmont Creek bank
may be required. LSAA approval is required for creek maintenance activities within the
creek bank.

US Army Corps of Engineers (USACE). Authorization under a USACE Nationwide
Permit may be required for maintenance activity below the Belmont Creek ordinary high
water mark.

2.5 APPLICABLE STANDARD CONDIDTIONS OF APPROVAL

San Carlos utilizes Standard Conditions of Approval in order to address common construction
and operation issues and ensure compliance with various requirements of regulatory agencies.
Table 2-2 lists Conditions of Approval required by the City as standard specifications applied to
projects to minimize the potential adverse effects on the surrounding community and the
environment. These conditions would be included in all 642 Quarry Road project construction
documents and are considered part of the project and not mitigation measures.

Table 2-2: Applicable Standard Conditions of Approval

Resource ArealTopic Condition of Approval

Aesthetics Exterior Materials. The colors and materials of the structure and

improvements shall be in substantial compliance with those presented and
described within the application materials. Any changes determined to be
significant as determined by the Community Development Director shall be
reviewed and approved by the Planning Commission.

Aesthetics Exterior Lighting Plan. A final exterior lighting plan with specifications in

conformance with the approved plans is subject to review and approval by
the Planning Division prior to Building Permit issuance.
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Table 2-2: Applicable Standard Conditions of Approval

Resource ArealTopic Condition of Approval

Aesthetics Signage. New signs are subject to compliance with San Carlos Municipal
Code Chapter 18.22. No signs have yet been approved as part of this
project. Any signs that are visible from U.S. Highway 101 shall require
approval by the Planning Commission.

Air Quality Dust Controls. The project shall implement BAAQMD’s Construction
Fugitive Dust Best Management Practices and shall provide notes on the
plans submitted to the Building Division for permits.

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

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

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.

4) All vehicle speeds on unpaved roads shall be limited to 15 mph.

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.

6) Idling times shall be minimized either by shutting equipment off
when not in use or reducing the maximum idling time to 5 minutes
(as required by the California airborne toxics control measure Title
13, Section 2485 of California Code of Regulations [CCR]). Clear
signage shall be provided for construction workers at all access
points.

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

8) Post a publicly visible sign with the telephone number and person to
contact at the County Department of Public Works regarding dust
complaints. The Department of Public Works or its contractor shall
respond and take corrective action within 48 hours. The publicly
visible sign shall also include the contact phone number for the Bay
Area Air Quality Management District to ensure compliance with
applicable regulations.

Biological Resources Protection of Trees. The project proponent shall obtain a permit to
remove any tree(s) protected under the City’s Interim Protected Tree
Ordinance, as determined by an arborist, and shall also prepare a tree
protection plan that includes a map of the tree protection zone and is
included in the construction drawings and bid package. Removed trees
will be replaced in accordance with the ordinance at the discretion of the
Community Development Director. If any removed trees are within the
jurisdiction of California Department of Fish and Wildlife (CDFW), and
CDFW issues a Lake and Streambed Agreement for the project, the tree
replacement ratios shall comply with CDFW requirements.

Biological Resources Nesting Bird Surveys. To ensure that project activities comply with the
Migratory Bird Treaty Act and California Fish and Game Code, the
following measures shall be implemented:

a. To the extent feasible, construction activities should be
scheduled to avoid the nesting season. If construction activities

642 Quarry Road Project City of San Carlos
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Table 2-2: Applicable Standard Conditions of Approval

Resource ArealTopic Condition of Approval

are scheduled to take place outside the nesting season, all
impacts to nesting birds protected under the MBTA and
California Fish and Game Code will be avoided. The nesting
season for most birds in San Carlos extends from February 1
through August 31.

b. Ifitis not possible to schedule construction activities between
September 1 and January 31, then pre-construction surveys for
nesting birds should be conducted by a qualified biologist to
ensure that no nests will be disturbed during project
implementation. These surveys shall be conducted no more than
seven days prior to the initiation of construction activities. During
this survey, the biologist will inspect all trees and other potential
nesting habitats (e.g., shrubs, ruderal grasslands, and buildings)
in and immediately adjacent to the impact areas for nests. If an
active nest is found sufficiently close to work areas to be
disturbed by these activities, the biologist will determine the
extent of a construction-free buffer zone to be established
around the nest (typically 300 ft for raptors and 100 ft for other
species, as recommended by the California Department of Fish
and Wildlife), to ensure that no nests of species protected by the
Migratory Bird Treaty Act and California Fish and Game Code
will be disturbed during project implementation.

c. If construction activities will 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 be removed prior to the start of the
nesting season (e.g., prior to February 1). This will 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.

Cultural/ Archaeological | Archaeological Sensitivity Training. In anticipation of discovery of
Resources unknown archaeological resources during construction, Archaeological
Sensitivity Training shall be carried out by a qualified archaeologist for all
personnel who will engage in ground disturbing activities on the site. The
training shall be conducted at the start of construction and prior to ground
disturbance.

The training shall include suitable photographic materials showing the
kinds of artifacts and evidence of prehistoric archaeological sites likely to
be found in the area, as well as written and verbal descriptions for
archaeological resources and signs of potential archaeological discovery.
The training will also include written materials describing what to do in the
event of a discovery, or suspected discovery of archaeological resource.

Cultural/ Archaeological | Protection of Archaeological Resources. In the event archaeological
Resources resources are unearthed during ground-disturbing activities, all ground-
disturbing activities within 100 feet of the find shall be halted so that the
find can be evaluated. Ground moving activities shall not be allowed to
continue until a qualified archaeologist has examined the newly discovered
artifact(s) and has evaluated the area of the find.

All archaeological resources unearthed by project construction activities
shall be evaluated by a qualified professional archaeologist, who meets the
U.S. Secretary of the Interior's Professional Qualifications and Standards.
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Table 2-2: Applicable Standard Conditions of Approval

Resource ArealTopic Condition of Approval

All Native American artifacts (tribal finds) shall be considered as a
significant Tribal Cultural Resource, pursuant to PRC 21074 until the lead
agency has enough evidence to make a determination of significance.

The City shall coordinate with the archaeologist to develop an appropriate
treatment plan for the resources. The plan may include implementation of
archaeological data recovery excavations to address treatment of the
resource along with subsequent laboratory processing and analysis. If
appropriate, the archaeologist may introduce archaeological monitoring on
all or part of the site. An archaeological report will be written detailing all
archaeological finds and submitted to the City and the Northwest
Information Center.

Cultural/Tribal Protection of Human Remains. If human remains are unearthed during
Resources ground-disturbing activities, Section 7050.5(b) of the California Health and
Safety code will be implemented. Section 7050.5(b) states:

In the event of discovery or recognition of any human remains in any
location other than a dedicated cemetery, there shall be no further
excavation or disturbance of the site or any nearby area reasonably
suspected to overlie adjacent remains until the coroner of the county in
which the human remains are discovered has determined, in accordance
with Chapter 10 (commencing with Section 27460) of Part 3 of Division 2 of
Title 3 of the Government Code, that the remains are not subject to the
provisions of Section 27492 of the Government Code or any other related
provisions of law concerning investigation of the circumstances, manner
and cause of death, and the recommendations concerning treatment and
disposition of the human remains have been made to the person
responsible for the excavation, or to his or her authorized representative, in
the manner provided in Section 5097.98 of the Public Resources Code.

The County Coroner, upon recognizing the remains as being of Native
American origin, is responsible to contact the Native American Heritage
Commission (NAHC) within 24 hours. The Commission has various powers
and duties, including the appointment of a Most Likely Descendant (MLD)
to the Project. The MLD, or in lieu of the MLD, the NAHC, has the
responsibility to provide guidance as to the ultimate disposition of any
Native American remains.

Geology/Paleontological | Protection of Paleontological Resources. If paleontological resources
Resources are discovered during construction, ground-disturbing activities shall halt
immediately until a qualified paleontologist can assess the significance of
the discovery. Depending on determinations made by the paleontologist,
work may either be allowed to continue once the discovery has been
recorded, or if recommended by the paleontologist, recovery of the
resource may be required, in which ground-disturbing activity within the
area of the find will be temporarily halted until the resource is recovered. If
treatment and salvage is required, recommendations shall be consistent
with Society of Vertebrate Paleontology guidelines and current professional

standards.
Hydrology/ Water Stormwater Control Plan. A stormwater and drainage control plan shall
Quality be prepared and implemented in compliance with the San Mateo

Countywide Water Pollution Prevention Program (SMCWPPP), Provision
C.3 of the County’s Municipal Regional Stormwater NPDES Permit and any
other required provisions of the City of Belmont Municipal Code. The plan
shall specify best management practices for the control and prevention of
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Table 2-2: Applicable Standard Conditions of Approval

Resource Areal/Topic

Condition of Approval

stormwater pollution. The plan shall address both construction-phase and
post-construction pollutant impacts from development.

Construction-phase measures shall include: erosion control measures such
as installing fiber rolls, silt fences, gravel bags, or other erosion control
devices around and/or downslope of work areas and around storm drains
prior to earthwork and before the onset of any anticipated storm events;
monitoring and maintaining all erosion and sediment control devices;
designating a location away from storm drains when refueling or
maintaining equipment; scheduling grading and excavation during dry
weather; and removing vegetation only when absolutely necessary.

Post-construction drainage controls shall be specified to capture and treat
stormwater onsite.

Hydrology/ Water
Quality

Creek Protection. Best Management Practices (BMPs) shall be
implemented to minimize impacts to Belmont Creek.

a. Construction equipment will be washed before entering the
property (including wheels, undercarriages, and bumpers).

b. The location and boundaries of sensitive habitats (e.g., Belmont
Creek and the top of bank line), and the limits of the 25-ft riparian
setback within and directly adjacent to the project site will be
shown on detailed construction plans. Printed copies will be
distributed to personnel prior to implementing the project.

c. Staging, access, and parking areas will be located outside of
sensitive habitats and the riparian setback.

d. No grading will occur during days when there is a 30 percent or
greater chance of precipitation.

e. All erosion controls (e.g., silt fences), if determined to be
necessary, will be shown by the project designer on the project
plans.

f.  The project site, adjacent areas, and staging areas will be
maintained in an orderly condition, free and clear from debris and
discarded materials. Personnel will not sweep, grade, or flush
surplus materials, rubbish, debris, or dust onto sensitive habitats.
Upon completion of work, all debris, unused materials, imported fill,
and other construction-related materials will be removed from the
project site.

g. Stockpiled materials will be stored outside the riparian setback, and
will be covered by plastic sheeting, tarps, or similar material that
can be secured during wind and rain. These materials will be taken
to a disposal site approved by the City immediately following
grading activities.

h. Fueling of equipment will be performed at least 25 ft outside of the
riparian setback.

i.  No washing of vehicles will occur at the project site.

j-  Water conservation methods will ensure that water used on the
project site does not create surface flows capable of carrying
pollutants to the nearby creek channel. All personnel, including
sub-contractors will be instructed on the practical methods of
preventing leaks or over-use of watering.

Noise

Construction Noise. Construction Activities shall comply with the City’s
noise ordinance.
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Table 2-2: Applicable Standard Conditions of Approval

Resource ArealTopic Condition of Approval

Transportation Transportation Demand Management (TDM). The Transportation
Demand Management Plan shall be implemented for the life of the project
as presented to and approved by the Planning Commission. As new more
efficient and effective TDM measures become available to reduce vehicle
trips, these measures may be included or substituted to maintain the trip
reduction levels described in the Plan. Any such substitutions shall be to
the satisfaction of the Community Development Director. Any changes
determined to be substantive or inconsistent with the TDM Plan by the
Community Development Director shall require review and approval by the
Planning Commission.

Transportation TDM Plan Implementation. TDM implementation shall commence once
occupancy of the building arrives at 70% (based on square-footage), or
one year from the issuance of the Certificate of Occupancy, whichever is
first. A report, documenting the TDM activities undertaken and their results,
shall be submitted to the Director annually at the responsibility of the
applicant. A five-year review shall evaluate the overall effectiveness of all
of the TDM activities and may suggest new or modified activities or
substitute activities to meet the program’s objectives, per the Director’s
review and approval. The Director may impose reasonable changes to
assure the program’s objectives will be met. The applicant shall be required
to pay for the costs associated with the City review of the annual and five-
year review reports. The TDM measure of providing transit passes requires
tenants to provide the transit passes to all employees.

Transportation C/CAG TDM. The property owner shall ensure compliance with the San
Mateo County Congestion Management Program Land Use
Implementation Policy (C/CAG TDM Policy). Specifically, the property
owner shall ensure that the measures identified in the approved C/CAG
TDM Checklist appended to this application are implemented over the life
of the project, and that the property owner and tenants acknowledge the
requirement to participate in the periodic monitoring and reporting
requirements identified in the C/CAG TDM Policy. Accordingly, it is
recommended that the property owner and/or developer clearly identify
these TDM provisions and responsibilities in any sales and/or lease or
sublease transactions.

Transportation If a Transportation Management Association (TMA) is established in San
Carlos that can serve the project site, the property owner shall participate
in the TMA. The level of financial contribution of the participants in the TMA
shall be based on an equitable measure such as square footage (or similar
metric) as agreed upon by the participants and the City.

Transportation The owner and/or future tenants shall be responsible for supplying
Planning Staff with the contact information for the Designated TDM Contact
person.
642 Quarry Road Project City of San Carlos
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Photo 1. View of project site from Old County Road looking east.

Photo 2. View of project site from corner of Old County Road and Quarry Road looking north.

Figure 3 Existing Site Photos
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Photo 3. View of project site (left side of street) from Quarry Road looking northeast.

Photo 4. View of project site (right side of street) from Quarry Road looking southwest.

Figure 3 Existing Site Photos
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Photo 5. View of Belmont Creek and property development (right side of creek) looking northeast.

Photo 6. View of Belmont Creek and property development (left side of creek) looking southwest.
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Figure 4 Proposed Creek Maintenance Area
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Chapter 3. Environmental Analysis and Findings

1.

10.

1.

Project Title:

642 Quarry Road Life Science Project

Lead Agency Name and Address:

City of San Carlos; 600 Elm Street, San Carlos, CA 94070
Contact Person and Phone Number:

Lisa Costa Sanders, Principal Planner (650) 802-4207
Project Location:

642 Quarry Road, San Carlos, CA

Project Sponsor’s Name and Address:

Logan Daniels, Presidio Bay Ventures
1160 Battery Street, Suite 100, San Francisco, CA 94111

General Plan Designation:
Planned Industrial

Zoning:

Light Industrial (IL)
Description of the Project:

The proposed project consists of developing two 6-story office/laboratory buildings and
one 10-level parking structure providing 410,072 square feet of building space and 933
vehicle parking spaces. The Applicant is requesting rezoning the parcel from Light
Industrial to a Planned Development zoning classification to allow increased floor to area
ratio (FAR) and building height, flexibility in office to lab space ratio, and inclusion of an
on-site childcare facility. See Chapter 2, Project Description for additional detail.

Surrounding Land Uses and Setting:

The project site is located in an industrial district predominantly surrounded by commercial
and industrial uses including warehouses and storage facilities. Residential uses are
located west of El Camino Real and north of O’Neill Avenue. The Caltrain rail line runs
parallel to EI Camino Real and Old County Road west of the property.

Other Public Agencies Whose Approval is Required:

The project may require permits from CDFW (Lake and Streambed Alteration Agreement)
and the RWQCB (Waste Discharge Requirements).

Have California Native American tribes traditionally and culturally affiliated with the
project area requested consultation pursuant to Public Resources Code section
21080.3.1? If so, is there a plan for consultation that includes, for example, the
determination of significance of impacts to tribal cultural resources, procedures
regarding confidentiality, etc.?

The City of San Carlos has not received any requests from a Native American tribe
traditionally and culturally affiliated with the project area. Thus, no consultation has been
conducted.
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Environmental Analysis and Findings

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.

Page 23

Greenhouse Gas

[ ]| Aesthetics [] Emissions [ ] | Public Services

Agricultural and Hazards and Hazardous .
L Forestry Resources X Materials [ | Recreation
[ ]| Air Quality [] | Hydrology/Water Quality | [ ] | Transportation

. . : Tribal Cultural
[ ]| Biological Resources [ ]| Land Use/Planning [] ResoUrces
[ ]| Cultural Resources [ ] | Mineral Resources [ ]| Utilities/Service Systems
[ 1| Energy [ 1| Noise [ 1| wildfire
. . : Mandatory Findings of

[ ]| Geology/Soils [ ] | Population/Housing [] Significance
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3.1 AESTHETICS

. Less Than
P_ote_n Flally Significant with L_ess_ '!'han No
Significant s Significant
Mitigation Impact
Impact Impact
Incorporated

Would the project:*
a) Have a substantial adverse effect on a
scenic vista? D D & D

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

outcroppings, and historic buildings within a D D D |X|
state scenic highway?

¢) In non-urbanized areas, substantially
degrade the existing visual character or
quality of public views of the site and its
surroundings? (Public views are those that
are experienced from publicly accessible |:| |:| |X| |:|
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 [] [] X []
nighttime views in the area?

*Except as provided in Public Resources Code section 21099

3.1.1 Environmental Setting
Scenic Views

San Carlos has varied topography, which ranges from land at sea level in the eastern portion of
the city to the hills in the western portion of the city that have elevations of up to 900 feet. The
hillsides and ridgelines that comprise the city’s diverse landscape provide a rich array of scenic
resources and afford numerous vantage points from which scenic vistas can be enjoyed. Views
of the surrounding hills, San Francisco Bay, and the East Bay hills can be accessed in many
areas west of Alameda de las Pulgas including City parks and open space and existing
residential neighborhoods (San Carlos 2009). Thus, the project site is a component of the views
of San Francisco Bay from the San Carlos and Belmont hills.

From the lower portions of San Carlos, scenic views of the Santa Cruz Mountains to the
southwest are present but limited due to the flat topography. Views of the mountain range are
partially obstructed from the street-level view by urban development, mature trees, and
intervening hillsides to the southwest.

The San Carlos General Plan does not identify any official scenic vistas. The nearest State
scenic highway to the project site is Interstate 280 (I-280), approximately 2.7 miles west of the
project site (Caltrans 2021). The project site is not visible from 1-280.

Visual Character of Site and Surrounding Area

The project site is located in a highly urbanized setting in the northeast portion of the City.
Prominent visual features of the regional landscape are described below, along with the visual
and aesthetic character of the project site.
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The project site is located on the eastern side of Old County Road with Industrial Road located
further to the east. Both roads are designated as arterial streets that run in a north-south
orientation in San Carlos with two and four lanes respectively.

The project site is currently developed with warehouse, retail, and manufacturing structures with
low-growing groundcover along the site entrance and parking lot curbs; mature trees line the
site entrance from Quarry Road and are present on the southwest boundary facing Old County
Road. Belmont Creek flows along the northern boundary of the project site through an
engineered channel.

The project site is surrounded by properties with general commercial/industrial uses: 1421 Old
County Road to the north, 610 Quarry Road to the east, and 633-647 Quarry Road to the south.
Adjacent properties are currently used as (1) an auto repair shop, (2) a newspaper publisher
and electronics manufacturer, and (3) auto repair shops and offices respectively. All adjacent
lots have open-air parking. In terms of landscaping, all adjacent lots have sparse landscaping
along their frontage except for 1421 Old County Road, which has a dense line of trees along the
Belmont Creek bank and the frontage of Old County Road.

The project site and immediately adjacent properties are characterized by industrial-style single-
story buildings with corrugated metal panels (Appendix A, Sheet A2 Existing Conditions). The
details of each building fagade are as listed in Table 3-1.

Table 3-1. Appearance of Existing Buildings

Building Location Exterior Building Appearance

151 Old County Road Buildings without suite designation: Light gray facade and corrugated metal

151A: White and red brick fagade

151D: Gray corrugated metal with red entryway awning
151F: Beige fagade with blue entryway awning

151G: Light gray paneled fagade

151H: Gray-blue corrugated metal with blue window frames
151J: Cream Yellow fagade with blue accents

151K: Cream Yellow fagade with blue accents

1410 OId County Road Redwood tone porch, light green frontage, and gray roof

1421 Old County Road Mismatched colors with beige, blue, gray, black, and green frontages
1438 Old County Road White with blue accents

610 Quarry Road White with red brick accents
633 Quarry Road Dark and light gray stone
639 Quarry Road Dark and light gray pebble wash
642 Quarry Road Beige corrugated metal with blue accents
e 642A: Dark gray and light beige corrugated metal with blue accents
e 642B: Light gray vertical paneled fagcade
e 642C-D: Dark gray corrugated metal with orange accents
e 642E: Dark gray corrugated metal
e 642F: Dark gray corrugated metal
e 642G: Beige corrugated metal with blue accents

647 Quarry Road Light gray corrugated metal with dark gray accents

643-645 Quarry Road Gray corrugated metal with red accents

642 Quarry Road Project City of San Carlos
Initial Study November 2022



Environmental Analysis and Findings Page 27

Other projects north of the project site (i.e., 601 and 608 Harbor Boulevard) are being proposed
for redevelopment as a life sciences building and multi-family apartment units respectively.

Light Sources

Existing light sources on and near the site include exterior building lights and streetlights along
Quarry Road. There are no sources of substantial daytime glare near the project site; the exteriors
of the buildings near the project site consist mostly of concrete and other non-reflective materials.
The commercial building located at 633 Quarry Road (south of the project site) may produce some
daytime glare as its northern fagade is lined with windows, though this is not directed to the project
site. There are no existing land uses near the project site considered sensitive to spill light (e.g.,
residential uses).

3.1.2 Regulatory Setting
San Carlos 2030 General Plan

The San Carlos 2030 General Plan was adopted in 2009. The following relevant aesthetics-
related policies are from the General Plan’s Land Use Element.

e Policy LU-8.1: Require all development to feature high quality design that enhances the
visual character of San Carlos.

o Policy LU-8.2: Ensure that new development is sensitive to the character of adjacent
structures and the immediate neighborhood.

e Policy LU-8.3: Encourage design features and amenities in new development and
redevelopment, including, but not limited to interconnected street layout; clustering of
buildings; landscaping on each lot; visual buffers; facilitation of pedestrian activity; and
distinctiveness and variety in architectural design.

e Policy LU-8.4: Promote pedestrian-scaled design through site planning, building design,
finish details and landscaping for all types of development by requiring height and
locational transitions between buildings of varied levels that are sensitive to the
interrelationships of surrounding uses and structures, especially residential.

o Policy LU-8.5: Optimize architectural quality by encouraging the use of quality
materials, particularly as accents and authentic detailing, such as balconies and window
trims.

¢ Policy LU-8.8: Encourage design of convenient pedestrian walkways with shade and
minimal tripping hazards, preferably with landscape buffers between roadways and
walkways.

¢ Policy LU-8.9: Encourage the design of attractive outdoor pedestrian spaces that
encourage impromptu public gathering places with features such as plazas, interior
walkways and paseos, ornamental gates, trellises, lighting, trees and landscaping,
seating and fountains.

e Policy LU-8.10: On all sides of buildings, require the incorporation of quality
architectural design elements for all building fagades and stepping back upper floors in
order to reduce bulk and mass and to break up monotonous wall lines.

o Policy LU-8.11: Discourage abrupt changes in building scale. A gradual transition
between low-rise to mid-rise buildings should be achieved by using the low-rise buildings
at the edge of the project site. Consider the relationship of buildings to the street, to one
another and to adjacent structures and land uses, especially single-family residential.

o Policy LU-8.13: Require parking areas associated with development to be located and
designed to minimize visual impact to the greatest extent feasible. This may include
locating parking behind buildings street frontage, below grade, or screening through the
use of natural landscaping.
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¢ Policy LU-8.15: Require the undergrounding of all utilities, or a deferred improvement
agreement, in conjunction with new construction and encourage the undergrounding of
existing utilities where feasible.

¢ Policy LU-8.16: Require high quality signage through design, use of materials and
colors compatible with and complementary to the architectural character of the
building(s) and surrounding.

e Policy LU-8.17: Require telecommunications and utility facilities to be sensitively
placed, shielded, screened or lessened from view to the greatest extent possible through
design review.

o Policy LU-8.20: Require all new residential multi- family residential, commercial and
industrial projects subject to design review by the appropriate decision-making body for
compliance with site planning, architecture, signing and landscaping criteria prior to
approval.

e Policy LU-9.9: Encourage the design of development to minimize the obstruction of
significant views of the San Francisco Bay, the western hills, or other significant natural
vistas to the greatest extent possible.

San Carlos Municipal Code

Title 18 of the San Carlos Municipal Code, the San Carlos Zoning Ordinance, establishes
districts for basic land uses including open space, public, residential, commercial, and industrial
uses, and setting special regulations for design standards and other specific concerns. The City
of San Carlos Zoning Ordinance also describes procedures for processing discretionary
approvals. The following sections of the San Carlos Zoning Ordinance may be applicable to the
proposed project:

Zoning code for the existing zoning designation of the site (Light Industrial) establishes a
maximum height of 75 feet, minimum front setbacks of 10 feet, minimum street side setback of 5
feet, and maximum FAR of 1.0 for sites larger than one acre. Under the project proposed
rezoning to the Planned Development district, Municipal Code section 18.10.040 allows the
minimum lot area, yard requirements, building heights, and other physical development
standards to be set as prescribed by the Planned Development plan.

Section 18.15.070 of the Municipal Code establishes regulations for lighting and illumination that
apply to all new development including night lighting of exterior doors, maximum height of
lighting standards, shielding of lighting fixtures to reduce offsite glare, shielding of operations to
prevent adverse emissions of light or glare to other properties, and placement of lighting to
prevent adverse interference with operation and enjoyment of surrounding properties.

Section 18.29 of the Municipal Code establishes design review procedures to ensure that new
development supports the General Plan’s goal of creating distinctive neighborhoods and
districts with a diversity of building types that provide continuity in scale and character and
harmonious appearance of buildings and sites. Design review ensures new uses will be
compatible with the surrounding area and provide standards related to scale, massing, site plan,
exterior design, landscaping, lighting, signage, and parking to ensure a project provides an
attractive and comfortable environment for occupants, visitors, and the general community.

3.1.3 Discussion
Would the proposed project:

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

Less Than Significant Impact. The proposed project is located within an urban developed
area. It is not located in a scenic area, nor is it considered part of an officially designated scenic
vista. However, the San Carlos General Plan states that views of the San Francisco Bay can be
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accessed in many areas west of Alameda de las Pulgas, including City parks and open space
and existing residential neighborhoods (San Carlos 2009). Thus, the project site is a component
of the views of San Francisco Bay from the San Carlos and Belmont hills.

While the building may be a discernable feature in the vista of the San Carlos lowlands from
various vantage points in the residential neighborhoods west of El Camino and San Carlos hills,
it would not block views of San Francisco Bay or the East Bay foothills because of the difference
between the viewpoint and project site elevations and because of the intervening distance. The
project would have a less than significant impact on scenic views from the San Carlos and
Belmont hills of the San Francisco Bay, the Bay shoreline, and eastern foothills.

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

No Impact. The nearest State Scenic Highway to the project site is I-280, approximately 2.4
miles to the west of the project site and has no direct views of the project site. Development of
the proposed project would not damage scenic resources within a State Scenic Highway. No
impact would occur.

c) In non-urbanized areas, substantially degrade the existing visual character or
quality of public views of the site and its surroundings? (Public views are
those that are experienced from 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?

Less than Significant Impact. Development of the proposed project would represent a change
to the existing visual character of the project site from the varied appearance of multiple single-
story (approx. 25 feet tall) commercia/industrial warehouse-style building structures and
associated parking areas (see site photos in Figure 3 and Appendix A, Sheet A2 Existing
Conditions) to a site developed with two 6-story R&D office buildings with blue tint glazing
facades and a 10-level parking garage (see architectural renderings in Appendix A, Sheets A7
to A9).

The height of the two R&D buildings would be 100 feet to the top of the parapet and 113 feet to
the top of the mechanical screen, while the parking garage would be 104 feet to the top of the
elevator tower (Appendix A, Sheets A13 to A16 Building Elevations). These buildings exceed
the maximum height limit of 75 feet per the City’s Zoning Code for Light Industrial Zones by up
to 38 feet. The proposed rezoning of the project site to Planned Development (PD) would allow
a maximum building height of 100 feet, not including the mechanical screen (see Project
Description section 2.2.7) — an exceedance of 25 feet above the current IL zoning district limit.

The proposed campus development would have the largest buildings in the immediate vicinity
with a roofline (top of parapet) roughly 75 feet taller than the existing warehouse structures in
the Harbor Industrial Area and roughly 35 feet taller than new development being considered by
the City of Belmont at 601 and 608 Harbor Boulevard immediately north of the project site. The
Belmont HIA pre-zoning designation for this area has a building height limit of 65 feet. The
proposed building at 601 Harbor Boulevard would be 65 feet tall to the top of the roof eave and
the proposed five-story building at 608 Harbor Boulevard would be 56 feet, 6 inches to the
roofline and 65 feet tall to top of parapet.

The proposed rezoning to PD would allow an increased building mass with a FAR increased
from a maximum of 1.0 to 2.0 excluding the parking spaces and circulation within the parking
structure, as well as the spaces documented on the FAR Exclusion diagram (DES plan sheets
A3.1 through A3.4). This proposal allows for higher intensity use of the project site that exceeds
current development standards and existing conditions in the Harbor Industrial Area. This
development densification in the Harbor Industrial Area is consistent with the City’s support of
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large-scale office developments to serve bio-tech uses expressed in the Economic
Development Plan - East Side Area (see Land Use section 3.11) and with the City’s general
vision for this area anticipated in the Northeast Specific Plan planning effort underway.

The buildings have been designed to be consistent with the City’s General Plan Land Use
policies governing aesthetics as identified above in section 3.1.2) and would be subject to
Design Review requirements per Municipal Code Chapter 18.29 (see section 3.1.2), which
would ensure consistency with applicable development regulations (e.g., compatible with
neighboring development). Implementation of the Design Review requirements would further
support the General Plan’s goals. The proposed project would not conflict with applicable
regulations governing scenic quality nor would it substantially degrade the visual quality of the
site or its surroundings.

The proposed building design was inspired by the industrial context and its buildings in east San
Carlos, where the use of exposed materials and floor-to-ceiling windows in articulation and
fenestration recalls the simple and bold structures of industrial architecture. Renderings of the
building exterior of the building (Appendix A, Sheets A7 — A9) show that the building would have
modern architecture consisting of exposed materials and large metal grid floor-to-ceiling
windows with a two-story glass fiber reinforced concrete (GFRC) colonnade base. The body of
the building is designed to have a light airy feel that floats above its 2-story GFRC base. The
design incorporates blue-tinted clear glass to allow for maximum transparency and provide
visual connection between the interior and exterior. Primary and secondary vertical elements
are defined to create a regular rhythm, while a finer application of staggered horizontal and
vertical fins and bluish glass color would be provided on each fagade to add visual interest and
provide a distinctive campus experience. The ground level colonnade and balconies provide
relief in the building’s massing while creating a purposeful space for pedestrians and tenants.
These modern architectural building elements would be consistent with other, recent
developments south of the project site within the nearby East Side Innovation District.

The proposed project would include landscaping in and around the site and on the proposed
buildings’ roof decks (Appendix A, Sheets L2 and L3). A landscaped pedestrian pathway would
be located along Belmont Creek. Landscaping on the roof decks would provide internal
screening and act as dividers between lounge spaces and workspaces. At ground level, the
proposed planting palette includes landscape trees, small accent trees, shrubs, groundcover,
bioretention areas, and a native botanical garden. A total of 39,552 square feet of landscaping
would be provided where 20,504 square feet is required. A total of 111 new trees proposed in
the plan would line the property perimeter as well as provide shade for the various open-air
amenities within the campus (Appendix A, Sheet L9 Preliminary Planting Plan).

The project would remove 19 landscape trees located at the property corner near Quarry Road
and Old County Road (Appendix A, Sheet L1 Tree Removal Plan; Figure 3, Photo 2). Of the 19
trees, 16 are in poor health or have significant defects and, therefore, have low suitability for
preservation; these trees may possess characteristics that are undesirable in its landscape
setting (HortScience 2021). Overall, the landscape trees proposed for project removal do not
appreciably contribute aesthetic qualities to the project site and their removal would not result in
reduced visual character of the site or project surroundings. The proposed landscaping would
provide a total of 111 new trees, which exceeds the requirement of 21 trees (1 tree for every
5,000 square feet of lot coverage for industrial districts; Municipal Code section 18.18.070[C][4])
and improve the site’s scenic quality.

The project would be consistent with the General Plan designation of Planned Industrial and the
proposed rezoning to Planned Development. Thus, the project would be consistent with the
overall urban character of the surrounding area.
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The design of the proposed project includes features to enhance the visual character of the
project site as required by the General Plan’s Land Use Element policies through the clustering
of buildings, use of landscaping, visual buffers, facilitation of pedestrian activity, and
distinctiveness and variety in architectural design. The project would be subject to City Design
Review, which would ensure consistency with applicable development regulations (e.g.,
compatible with neighboring development). As a result, the project’s impact on the visual
character of the site and public views would be less than significant.

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

Less than Significant. Based on project compliance with design review requirements and the
additional measures incorporated into the project to reduce glare, the project impacts on
nighttime light and daytime glare would be less than significant.

Nighttime Lighting

The proposed project would replace existing light sources associated with the existing
commercial/industrial structures (i.e., exterior building lights, security lights, and parking lot
lights) with new sources of interior and exterior lighting (Appendix A, Sheets L12 and L14
Lighting Plan). The proposed project includes exterior lighting in the form of:

e Pole-top lights and directional lights along the internal circulation pathway;

e Recessed wall lights and directional lights around the proposed multi-
purpose/community event stage;

e Bollard LEDs along the boardwalk connecting Belmont Creek to the central open space;

e Cluster column lights for the proposed bocce and pickleball courts;

e Catenary pendant lights, LED tapelights, and recessed wall lights around outdoor
amenities for tenants (i.e., outdoor kitchen, bar, and fitness areas);

e Pedestrian light fixtures along the frontages of Quarry Road and Old County Road; and

e Small-scale in-grade luminaires and bollard LEDs around the corner plaza.

The source, intensity, and type of exterior lighting for the project site would be typical for
orientation and safety needs and would be consistent with City standards and regulations. The
illumination proposed would be low-level, and the other exterior lights (e.g., building and light
poles) would be shielded to reduce light spill or glare. Exterior lights for safety, security, and
landscaping and building illumination would not create substantial spill light. The project would
incorporate design features that would inhibit light transmission from exterior building sources,
such as directing sources of light in upward and downward directions (i.e., not laterally to the
external environment), shielding those sources, and complying with City regulations.

Interior lighting would be controlled via occupancy sensors and daylighting sensors to reduce
the light levels to a minimum level during off-work hours and when the spaces are not occupied.
Building tenants would be required to install occupancy sensors wherever possible as part of
landlord requirements for building efficiency. Night lighting proposed within the parking garage
would be contained within the structure and not directed to the outside environment.

Daytime Glare

The buildings would be designed with materials that introduce a potential new source of daytime
glare. The proposed glazing materials would have an anti-reflective coating to reduce the
amount of glare reflected off the building windows to a reflectivity rate of 15 percent or less.
Solar reflection from the project buildings was evaluated by RWDI (2022) based on location
specific solar climate data under a clear sky assumption. The evaluation considered two types
of reflection:
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e Glancing Reflections — Glancing reflections occur when light strikes glass at a high angle
of incidence (AOI). These reflections tend to be more intense because any glass
becomes more reflective as the AOI increases. However, while they are more intense,
for a planar building (such as the proposed Project), glancing reflections will never be
abnormally intense (i.e., exceed what the sun naturally creates). They also tend to be
brief and take up a smaller portion of an observer’s field-of-view.

o Normal Reflections — Normal reflections are those that occur when light strikes the glass
at low AOls, and the reflected fraction remains essentially the same as what is quoted by
manufacturers. While these reflections will be the least intense (particularly for the
glazing used in the proposed Project), noticeable reflections can still occur if they
emanate from a large, continuous area of glass that makes up a large fraction of an
observer’s field of view.

RDWI concluded that the glazed facade design is not expected to create reflection effects that
are atypical or unusual for an urban context. The northeast and northwest elevations are
unlikely sources of normal reflections given the local sun path. The southeast facades have the
potential to create visual reflections on Old County Road, El Camino Real, Quarry Road, the
Caltrain tracks and the residences west of the site. The potential for reflection effects is not
expected to be atypical of what is seen of many buildings in an urban context and in the case of
the residences to the west, reflections would only be possible for those properties at or below
the elevation of the roofs of the project and depending on the location of the property relative to
the project, reflections would not be expected to persist for the entire time the southwest facade
is exposed to sunlight. Reflections are not expected to present a significant risk to drivers or the
train line, and the low reflectivity of the selected glass type reduces the risk (RDWI 2022).

3.1.4 References

California Department of Transportation (Caltrans). 2021. “California State Scenic Highway
System Map.” Accessed on December 14, 2021, at
https://caltrans.maps.arcgis.com/apps/webappviewer/index.html?id=465dfd3d
807c46cc8e8057116f1aacaa.

City of San Carlos. 2009. San Carlos General Plan: Envision 2030. Adopted October 12, 2009.
. 2021. San Carlos Municipal Code Title 18: Zoning. Revised 3/21.

HortScience Bartlett Consulting (HortScience). 2021. Preliminary Arborist Report. 642 Quarry
Road, San Carlos, CA. Prepared for Presidio Bay Ventures, 1160 Battery Street, Suite
100, San Francisco, CA 94111. November 18, 2021.

RWDI. 2022. 642 Quarry Solar Reflection Design Review. August 24, 2020. Prepared for Logan
Daniels, Presidio Bay and 642 Quarry Owner, LLC.
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3.2 AGRICULTURAL AND FOREST RESOURCES

. Less Than
P_ote_n Flally Significant with L_ess_ '!'han No
Significant s Significant
Mitigation Impact
Impact Impact
Incorporated

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 D D D |Z
Monitoring Program of the California
Resources Agency, to non-agricultural use?

b) Conflict with existing zoning for agricultural
use or a Williamson Act contract? D D D &

c) 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 [] [] [] X
4526), or timberland zoned Timberland
Production (as defined by Government Code
section 51104(g))?

d) Result in the loss of forest land or
conversion of forest land to non-forest use? D D D |Z

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

*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.

3.2.1 Environmental Setting

The project site is located in the Harbor Industrial Area of City of San Carlos that has been
transitioning from low-intensity commercial and industrial businesses to biotechnology, life
sciences, and high-tech office land uses over the last decade. The existing site structures
comprise 11 warehouse/retail/ manufacturing/office buildings divided into 17 individual tenant
spaces involving auto and boat repair/painting, storage, stone cutting, countertop construction
and storage, water filtration development, and offices. The property is surrounded by
commercial, mixed use, and light industrial, and residential land uses. The California
Department of Conservation’s Farmland Mapping and Monitoring Program identifies the site as
Urban and Built-up Land (CDOC 2019).

3.2.2 Discussion

Would the proposed project:
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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 Williamson Act contract?

c) 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(g))?

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

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

No Impact (Responses a — e). There are no forest lands or agricultural lands on or near the
proposed project site, which is currently developed as a surface parking lot and surrounded by
urban land uses. The project would not convert or cause the conversion of any farmland or
forest land to a non-agricultural/non-forest use. The proposed project would not impact Prime
Farmland, Unique Farmland, Farmland of Statewide Importance, forest land, or land under a
Williamson Act contract. Thus, the project would not result in impacts to any agricultural or
forestry resources. No impact would occur.

3.2.3 References

California Department of Conservation (CDOC). 2019. Farmland Mapping and Monitoring
Program. San Mateo County Important Farmland 2018. Published September 2019.
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3.3 AIRQUALITY

. Less Than
P_ote_n _tlally Significant with Lgss_ '!'han No
Significant s Significant
Mitigation Impact
Impact Impact
Incorporated

Would the project*:
a) Conflict with or obstruct implementation of
the applicable air quality plan? D |:| D g
b) Result in a cumulatively considerable net
increase of any criteria pollutant for which the
project region is non-attainment under an [] [] X []
applicable federal or state ambient air quality
standard?
c) Expose sensitive receptors to substantial
pollutant concentrations? D D |X| D
d) Result in other emissions (such as those
leading to odors) adversely affecting a |:| |:| |X| |:|
substantial number of people?

*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.

3.3.1  Environmental Setting

Air quality is a function of pollutant emissions and topographic and meteorological influences.
Physical atmospheric conditions such as air temperature, wind speed and topography influence
air quality.

Criteria Air Pollutants

Federal, state, and local governments control air quality through the implementation of laws,
ordinances, regulations, and standards. The federal and state governments have established
ambient air quality standards for “criteria” pollutants considered harmful to the environment and
public health. National Ambient Air Quality Standards (NAAQS) have been established for
carbon monoxide (CO), lead (Pb), nitrogen dioxide (NO3), ozone (O3), fine particulate matter
(particles 2.5 microns in diameter and smaller, or PM35), inhalable coarse particulate matter
(particles 10 microns in diameter and smaller, or PM1o), and sulfur dioxide (SO-). California
Ambient Air Quality Standards (CAAQS) are more stringent than the national standards for the
pollutants listed above and include the following additional pollutants: hydrogen sulfide (H2S),
sulfates (SOx), and vinyl chloride. In addition to these criteria pollutants, the federal and state
governments have classified certain pollutants as hazardous air pollutants (HAPSs) or toxic air
contaminants (TACs), such as asbestos and diesel particulate matter (DPM).

San Francisco Bay Area Air Basin

The proposed project is located in the San Francisco Bay Area Air Basin (SFBAAB), an area of
non-attainment for both the 1-hour and 8-hour state ozone standards, and the national 24-hour
PM. s standard. The SFBAAB is comprised of nine counties: all of Alameda, Contra Costa,
Santa Clara, San Francisco, San Mateo, Marin, Napa, and the southern portions of Solano and
Sonoma. In San Mateo County, PM. s exceeds the national standard only on about one day
each year (BAAQMD 2017a).

The San Francisco Bay area Is generally characterized by a Mediterranean climate with warm,
dry summers and cool, damp winters. During the summer daytime high temperatures near the
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coast are primarily in the mid-60s, whereas areas farther inland are typically in the high-80s to
low-90s. Nighttime low temperatures on average are in the mid-40s along the coast and low to
mid-30s inland.

The Mediterranean climate is seen along most of the West Coast of North America and is
primarily due to a (typically dominating) high-pressure system, located off the west coast of
North America, over the Pacific Ocean. During the summer and fall months the high-pressure
ridge is at its strongest and therefore provides a more stable atmosphere. Warm temperatures
and a stable atmosphere associated with the high-pressure ridge provide favorable conditions
for the formation of photochemical pollutants (e.g., Oz) and secondary particulates (e.g.,
nitrogen oxides (NOx) and SO.).

Varying topography and limited atmospheric mixing throughout the SFBAAB restrict air
movement resulting in reduced dispersion and higher concentrations of air pollutants. The
SFBAAB is most susceptible to air pollution during the summer when cool marine air flowing
through the Golden Gate can become trapped under a layer of warmer air (a phenomenon
known as an inversion) and is prevented from escaping the valleys and bays created by the
Coast Ranges.

Sensitive Receptors

A sensitive receptor is defined by the Bay Area Air Quality Management District (BAAQMD) as a
facility or land use that include members of the population that are particularly sensitive to the
effects of air pollution, such as children, seniors, or people with illnesses (BAAQMD 2017b)
These typically include residences, hospitals, and schools. The sensitive receptors within 1,000
feet of the project site include:

e Single-family residences west of the project site on 5" Ave, 6" Ave, and Sunnyslope
Ave, the closest of which is approximately 410 feet from the project site.

e San Mateo Gymnastics in Belmont and Pump it Up of Belmont Kids Birthdays & More,
north of the project site on Elmer Street, approximately 770 from the project site.

In addition to the existing, sensitive receptors described above, this Initial Study also considers
the potential for sensitive receptors to be at the following locations in the future.

e Potential future residential receptors that would be part of the project being proposed
north of the project site at 608 Harbor Road in the City of Belmont, approximately 490
feet from of the project site.

¢ Children at the childcare facility that is be proposed for the first floor of the project’s
southern building. These receptors would only be operational sensitive receptors.

3.3.2 Regulatory Setting
CARB In-Use Off-Road Diesel Vehicle Regulation

On July 26, 2007, CARB adopted a regulation to reduce DPM and NOy emissions from in-use
(existing) off-road heavy-duty diesel vehicles in California. Such vehicles are used in
construction, mining, and industrial operations. This regulation applies to all off-road diesel
vehicles over 25 horsepower (hp) used in California and most two-engine vehicles (except on-
road two-engine sweepers), which are subject to the Regulation for In-Use Off-Road Diesel
Fueled Fleets (Off-Road regulation). Additionally, vehicles that are rented or leased (rental or
leased fleets) are included in this regulation. This regulation:

o Imposes limits on idling, requires a written idling policy, and requires a disclosure when
selling vehicles;
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e Requires all off-road diesel vehicles over 25-horsepower be reported to CARB (using the
Diesel Off-Road Online Report System DOORs) and labeled;

o Restricts the adding of older vehicles into fleets; and,
Requires fleets to reduce their emissions by retiring, replacing, or repowering older
engines, or installing Verified Diesel Emission Control Strategies, VDECS (i.e., exhaust
retrofits).

CARB In-Use Off-Road Diesel Vehicle Regulation

CARB’s In-Use Heavy-Duty Diesel-Fueled regulation (also known as the Truck and Bus
Regulation) is intended to reduce emission of NOy, PM, and other criteria pollutants generated
from existing on-road diesel vehicles operating in California. The regulation applies to nearly all
diesel fueled trucks and buses with a gross vehicle weight rating (GVWR) greater than 14,000
pounds that are privately or federally owned, and for privately and publicly owned school buses.
Heavier trucks and buses with a GVWR greater than 26,000 pounds must comply with a
schedule by engine model year or owners can report to show compliance with more flexible
options. Fleets complying with the heavier trucks and buses schedule must install the best
available PM filter on 1996 model year and newer engines and replace the vehicle 8 years later.
Trucks with 1995 model year and older engines had to be replaced starting 2015.
Replacements with a 2010 model year or newer engines meet the final requirements, but
owners can also replace the equipment with used trucks that have a future compliance date (as
specified in regulation). By 2023, all trucks and buses must have at least 2010 model year
engines with few exceptions.

Bay Area Air Quality Management District

The BAAQMD is the agency primarily responsible for maintaining air quality and regulating
emissions of criteria and toxic air pollutants within the SFBAAB. The BAAQMD carries out this
responsibility by preparing, adopting, and implementing plans, regulations, and rules that are
designed to achieve attainment of state and national air quality standards.

The BAAQMD is the agency primarily responsible for maintaining air quality and regulating
emissions of criteria and toxic air pollutants within the SFBAAB. The BAAQMD carries out this
responsibility by preparing, adopting, and implementing plans, regulations, and rules that are
designed to achieve attainment of state and national air quality standards. The BAAQMD
currently has 13 regulations containing more than 100 rules that control and limit emissions from
sources of pollutants. Table 3-2 summarizes the major BAAQMD rules and regulations that may
apply to the proposed project.

Table 3-2. Potentially Applicable BAAQMD Rules and Regulations

Regulation Rule Description
1- General 1- General Provisions and 301 — Public Nuisance: Establishes that no person
Provisions and Definitions shall discharge quantities of air contaminants or
Definitions other materials which cause injury, detriment,

nuisance or annoyance to any considerable
number or person or the public; or which
endangers the comfort, repose, health or safety of
any such person or the public.

2- Permits 2- New Source Review Provides for the review of new and modified
sources of pollutants; requires use of Best
Available Control Technology and emissions
offsets to achieve no net increase in nonattainment
pollutants; implements Prevention of Significant
Deterioration review for attainment pollutants.
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Table 3-2. Potentially Applicable BAAQMD Rules and Regulations

Regulation Rule Description
2 — Permits 5 — New Source Review of | Provides for the review of new and modified
Toxic Air Contaminants sources of toxic air contaminants; requires use of

Best Available Control Technology for sources that
have a risk above certain thresholds and limits
total project risks to 10.0 in a million cancer risk,
1.0 chronic hazard index, and 1.0 acute hazard
index.

6 — Particulate 1 — General Requirements | Limits visible particulate matter emissions.

Matter

6 — Particulate 6 — Prohibition of Trackout | Limits the quantity of particulate matter through

Matter control of trackout of solid materials on paved
public roads from construction sites that are
greater than one acre in size.

8 — Organic 3 — Architectural Coatings Sets forth VOC limitations and requirements for

Compounds architectural coatings. Flat, non-flat, and non-flat —
high glass coatings are required to meet standards
of 50, 100, and 150 grams of VOC per liter (g/L),
respectively. Traffic marking coatings are required
to meet a standard of 100 g/L.

7- Odorous Odorous Substances Establishes general limitations on odorous

substances substances and specific emission limitations on
certain odorous compounds, such as ammonia.

9 — Inorganic 8 — Nox and CO from Limits emissions of NOx and CO from stationary

Gaseous Stationary Internal internal gas combustion engines more than 50

Pollutants Combustion Engines brake horsepower.

11 — Hazardous 2 — Asbestos Demolition, Controls emissions of asbestos to the atmosphere

Pollutants Renovation, and during demolition.

Manufacturing

14 — Mobile Source | 1 — Commuter Benefits Requires employers with 50 or more full-time

Emissions Program employees in the Bay Area to provide commuter

Reduction benefits to their employees.

Measures

Source: BAAQMD, 2019.

On April 29, 2017, the BAAQMD adopted its Spare the Air-Cool the Climate 2017 Clean Air Plan
(Clean Air Plan). The 2017 Clean Air Plan updates the most recent Bay Area ozone plan, the
2010 Clean Air Plan, in fulfilment of state ozone planning requirements. The Plan focuses on
the three following goals:

e Attain all state and national air quality standards;

¢ Eliminate disparities among Bay Area communities in cancer health risk from toxic air
contaminants; and

¢ Reduce Bay Area GHG emissions to 40 percent below 1990 levels by 2030, and 80
percent below 1990 levels by 2050.

The plan includes 85 distinct control measures to help the region reduce air pollutants and has a
long-term strategic vision which forecasts what a clean air Bay Area will look like in the year
2050. The control measures aggressively target the largest source of GHG, ozone pollutants,
and particulate matter emissions — transportation. The 2017 Clean Air Plan includes more
incentives for electric vehicle infrastructure, off-road electrification projects such as Caltrain and
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shore power at ports, and reducing emissions from trucks, school buses, marine vessels,
locomotives and off-road equipment (BAAQMD 2017c).

3.3.3 Discussion
Would the proposed project:
a) Conflict with or obstruct implementation of the applicable air quality plan?

No Impact. The proposed project would not conflict with nor obstruct implementation of the Bay
Area Air Quality Management District (BAAQMD) 2017 Clean Air Plan (BAAQMD 2017c). The
2017 Clean Air Plan includes increases in regional construction, area, mobile, and stationary
source activities, and operations in its emission inventories and plans for achieving attainment
of air quality standards. Chapter 5 of the Clean Air Plan contains the BAAQMD'’s strategy for
achieving the plan’s climate and air quality goals. This control strategy is the backbone of the
Clean Air Plan.

The proposed project, which would consist of the construction and operation of a life sciences
building, would not conflict with or obstruct implementation of the BAAQMD 2017 Clean Air
Plan. The 2017 Clean Air Plan includes 85 control measures that are grouped into nine
categories. Most of these control measures would not apply to the project, because they are
implemented at the local and regional local by municipal governments and/or the BAAQMD.
Table 3-3 summarizes the project’s consistency with potentially applicable control strategies
from the 2017 Clean Air Plan (BAAQMD 2017c).

Table 3-3. BAAQMD 2017 Clean Air Plan Control Measures Consistency

Regulation Description
TR1: Clean Air Consistent. The project would comply with the
Teleworking Initiative requirements of the City of San Carlos Municipal

Code, including Chapter 18.25, Transportation
Demand Management. The project is required to
achieve a trip generation reduction of 20 percent and
would follow a TDM plan that includes teleworking.
See Appendix C for the applicant's TDM plan.

TR2: Trip Reduction Consistent. The project would comply with the
Programs requirements of the City of San Carlo’s Municipal
Code, including Chapter 18.25, Transportation
Demand Management. The project is required to
achieve a trip generation reduction of 20 percent and
would follow a TDM plan that includes teleworking

Transportation
Control Measures

(see Appendix C).
TR9: Bicycle and Consistent. The project would provide approximately
Pedestrian Access and | 141 spaces for bicycle parking.

Facilities
BL1: Green Buildings Consistent. The project would be designed to
consistent with the City’s Reach Code specifications
for an all-electric building; future tenants at the project

site may use natural gas for research purposes, but

. this natural gas would not be used for building or water
Building Control heating.

Measures

BL4: Urban Heat Island | Consistent. The project would be subject to the 2019
Mitigation Title 24 Building Code, which would require the
proposed buildings to have roofs that meet the aged
solar reflectance and thermal emittance requirements
specified in CalGreen Code section 140.3(a)(1)(A)(ii).
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Table 3-3. BAAQMD 2017 Clean Air Plan Control Measures Consistency

Regulation Description
Waste WA4: Recycling and Consistent. The project would divert construction
Management Waste Reduction waste, consistent with or beyond that required by the
Control Measures CalGreen Code.

As shown in Table 3-3, the project would be consistent with applicable control measures
contained in the 2017 Clean Air Plan. No impact would occur.

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?

Less Than Significant Impact. The proposed project would generate both short-term
construction emissions and long-term operational emissions. The project’s potential construction
emissions were estimated using emissions factors and information obtained from a combination
of EMFAC2021, OFFROAD2021, U.S. EPA Tier IV Final emission factors, and CalEEMod
version 2022.1, as well as project-specific information obtained from the project applicant
regarding construction phasing/duration, the types of equipment that would be used for the
project and cut/fill metrics for excavation activities. The project’s potential operational emissions
were estimated using CalEEMod version 2022.1. As described in more detail below, the
proposed project would not generate short-term or long-term emissions that exceed BAAQMD-
recommended criteria air pollutant thresholds.

Construction Emissions

The proposed project involves the deconstruction and off-haul of approximately 40,000 square
feet of existing building space at the project site, and the construction of two new laboratory and
office buildings and an associated, separated parking structure. As described in section 2.3,
construction activities are anticipated to begin in mid-2023 and last approximately 24 months.
The primary construction phases associated with the project would include demolition; rough
grade in (with excavation); foundations, vertical structure development, site work (including
paving), and off-site improvements. Construction emissions would be generated on-site during
the use of heavy-duty, off-road construction equipment (e.g., excavators, graders, forklifts, etc.)
and off-site during worker, vendor (construction material delivery), and soil hauling trips.

As noted previously, the project’s potential construction emissions were estimated using several
sources for emissions factors including EMFAC2021, OFFROAD2021,1 U.S. EPA Tier IV Final
emission factors as provided for in CARB’s Carl Moyer Guidelines, and CalEEMod version
2022.1. The construction phasing and general types of equipment were provided by the
applicant. In general, the off-road equipment profile is based on CalEEMod defaults, with
modifications made to reflect unique pieces of equipment that would be required for project
construction (e.qg., drill rig for piles, tower crane, etc.). Haul truck trips were estimates based on
cut/fill estimates provided by the applicant and the default haul trip capacity account for in

" OFFROAD2021 is CARB’s database of off-road diesel vehicles and equipment information (e.g.,
population, age, activity levels, emission rates) and associated emissions levels for different geographic
regions (e.g., at the air basin, air district, county, or statewide level). OFFROAD2021 is composed of 18
primary industrial categories, one of which is “Construction and Mining.” The equipment associated with
each industrial category is broken down into sub-classifications based on equipment type and
horsepower bin. For example, under the “Construction and Mining” category, there are several types of
construction equipment listed (e.g., bore/drill rigs, excavators, graders) broken down by engine
horsepower ranges (e.g., 75 hp to 100 hp, 100 hp to 175 hp).

642 Quarry Road Project City of San Carlos
Initial Study November 2022



Environmental Analysis and Findings Page 41

CaEEMod (i.e., 16 cubic yards).? Vendor and worker trips were based on CalEEMod default
values / rates. See Appendix D for detailed information on construction phasing, off-road
construction equipment types and operating characteristics, and hauling, vendor, and worker
trips.

This project applicant has indicated that, as a project design feature, all heavy-duty off-road
construction equipment with a horsepower rating of 50 brake-horsepower or more would meet
U.S. EPA Tier IV emissions standards (Appendix A, Sheet C10 Grading Plan). As a
conservative practice, off-road construction emissions were analyzed for two scenarios, as
defined below.

e Scenario 1 (OFFROAD2021 Average County-wide Fleet Emissions)
e Scenario 2 (Tier IV Equipment)

Table 3-4 and Table 3-5 present the proposed project’s construction emissions under emissions
Scenario 1 and Scenario 2, respectively.

Table 3-4. Estimated Project Construction Criteria Air Pollutant Emissions (Scenario 1)

Pollutant Emissions (Average Pounds per Day)®

Year® PMo PM25

ROG | NOx co
Dust© | Exhaust | Dust©® | Exhaust
Year 1 3.2 15.6 11.5 --(© 0.4 --(©) 0.3
Year 2 357 | 21.8 16.8 --(©) 0.5 --(©) 0.5
BAAQMD CEQA Threshold 54 54 -- BMPs 82 BMPs 82
Potentially Significant No No No No© No No(©) No
Impact?

Source: BAAQMD 2017b and MIG 2022. See Appendix D.

(A) Average daily emissions assume 264 active construction days for both Year 1 and Year 2. Note that in
actuality, the mass emissions estimates for Year 2 include 13 months of emissions and therefore dividing by
one year’s worth of time reflects a conservative estimate of potential project emissions (i.e., because more
emissions would be divided by less time, resulting in higher average daily emissions).

(B) Emissions estimates are based on cumulative time of construction (i.e., one year — 365 days — that may be
split across multiple calendar years). Year 1 includes emissions from 2023 and 2024, while Year 2 includes
emissions from 2024 and 2025; see footnote (A), above), for total active construction days for each year of
construction analysis.

(C) For all projects, the BAAQMD recommends implementing eight basic construction best management
practices (BMPs) to control fugitive dust from construction activities. As described in this section, the
proposed project would be required to implement the BAAQMD'’s fugitive dust BMPs as a COA, rendering
this impact less than significant.

2The construction emissions estimates contained in this Initial Study are based on initial off haul
estimates of approximately 35,000 cubic yards of soil. Current project estimates reduce off haul to
approximately 7,000 cubic yards of soil. Thus, the emissions estimates are greater than what the project
would generate, because they account for more truck activity (used to export the material from the site)
than would be required for the project. Therefore, the construction emissions estimates provide a
conservate (i.e., likely to overstate) assessment of potential impacts.
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Table 3-5. Estimated Project Construction Criteria Air Pollutant Emissions (Scenario 2)

Pollutant Emissions (Average Pounds per Day)©

Year A PM1o PM2s
ROG | NOx co
Dust® | Exhaust | Dust(® | Exhaust

Year 1 3.3 12.2 20.5 --(B) 0.2 --B) 0.2
Year 2 36.0 17.8 35.2 --(B) 0.3 --B) 0.3
BAAQMD CEQA Threshold 54 54 -- BMPs 82 BMPs 82
Potentially Significant ©) ©)

Impact? No No No No No No No

Source: BAAQMD 2017b and MIG 2022. See Appendix D.

(A) Average daily emissions assume 264 active construction days for both Year 1 and Year 2. Note that in
actuality, the mass emissions estimates for Year 2 include 13 months of emissions and therefore dividing by
one year’s worth of time reflects a conservative estimate of potential project emissions (i.e., because more
emissions would be divided by less time, resulting in higher average daily emissions).

(B) Emissions estimates are based on cumulative time of construction (i.e., one year — 365 days — that may be
split across multiple calendar years). Year 1 includes emissions from 2023 and 2024, while Year 2 includes
emissions from 2024 and 2025; see footnote (A), above), for total active construction days for each year of
construction analysis.

(C) For all projects, the BAAQMD recommends implementing eight basic construction BMPs to control fugitive
dust from construction activities. As described in this section, the proposed project would be required to
implement the BAAQMD'’s fugitive dust BMPs as a COA, rendering this impact less than significant.

As shown in Table 3-4 and Table 3-5, construction emissions associated with the proposed
project would be below all BAAQMD significance thresholds for criteria air pollutant emissions
under Scenarios 1 and 2; however, as indicated in the BAAQMD’s CEQA Guidelines, fugitive
dust emissions are considered potentially significant, regardless of the quantity of PM+o or PM2s
emitted, unless the BAAQMD'’s eight, recommended fugitive dust BMPs are implemented during
construction activities (BAAQMD 2017b, pg. 8-4).

The City of San Carlos requires the implementation of the BAAQMD’s eight, recommended
fugitive dust BMPs during construction activities as a condition of project approval. The dust
control measures are listed Table 2-2, Air Quality: Dust Controls.

It should be further noted that the emissions shown in Table 3-5 for Scenario 2 are generally
lower than those in Table 3-4 (i.e., for Scenario 1). Therefore, the project applicant’s
commitment to utilizing Tier IV equipment would further reduce the magnitude of an already
less-than-significant impact, and the specific use of Tier IV equipment would not be required to
mitigate a potentially significant impact with regard to construction criteria air pollutant
emissions.

Operational Emissions

Upon completion of construction activities, the proposed project would generate emissions of
regulated air pollutants from:

e Mobile Sources. The proposed land use would generate emissions from vehicle
traveling to and from the project site.

e “Area” Sources. The proposed land use would generate emissions from small area
sources, including landscaping equipment, and the use of consumer products (e.g.,
paints, cleaners, and fertilizers) that result in the evaporation of chemicals into the
atmosphere during product use.

e Energy Use and Consumption. The proposed land use would generate emissions from
the combustion of natural gas in water and space heating equipment.
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¢ Diesel Back-up Generators. The proposed project would include three (3), 1,250-
kilowatt (kW) diesel back-up generators to power the proposed structures in the event of
power loss.

e Laboratory Use. The proposed project could generate fugitive emissions of ROG
through laboratory research activities undertaken by future tenants.

The proposed project’s operational emissions were estimated using CalEEMod version
2020.4.0, with the exception of ROG emissions from laboratory use, which were estimated
using average emission factors for a Type Il (General Biology) laboratory obtained from a
Health Risk Assessment prepared by Yorke Engineering for the University of California, Davis
(Yorke 2018). The emissions estimates are based on the project’s first year of operation
(presumed to be 2025), using default data assumptions contained in CalEEMod, with the
following project-specific modifications:

o Trip Generation. Operational weekday trip generation rates were adjusted to reflect the
trip generation prepared by Hexagon Transportation Consultants (Hexagon 2022). The
default weekend trip generation rates were also adjusted to be consistent with TDM
requirements. Based on Hexagon’s trip generation estimates, the life sciences building
would generate approximately 3,713 total daily vehicle trips per weekday. Based on
CalEEMod estimates, the proposed project is estimated to generate approximately
9,818,168 annual VMT.

e Stationary Source. Three 1,250 kW diesel back-up generators were added to the
model. These generators were modeled as meeting U.S. EPA Tier IV emissions
standards.3

The proposed project’s estimated operational emissions are presented in Table 3-6. As shown
in Table 3-6, operational criteria air pollutant emissions associated with the proposed project
would be below the BAAQMD regional thresholds. Therefore, operation of the proposed project
would not generate operational-related emissions that exceed BAAQMD thresholds, and this
impact would be less than significant.

3The project applicant provided information on the type of proposed generators — three (3) Kohler KD-
1,250 model generators. The cut sheet for the Kohler KD-1,250 generator indicates it is Tier || EPA-
Certified; however, pursuant to BAAQMD Regulation 2, Rule 2, Section 301, the BAAQMD'’s “Best
Available Control Technology” regulation, diesel backup generators with a brake horsepower rating of
1,000 or more are required to use engines that meet the EPA Tier 4 emissions standards. Alternatively,
older engines (e.g., Tier 2) can be retrofitted with a diesel particulate filter to meet the particulate matter
emissions limits, a selective catalytic reduction system to meet the NOx emission limits, and/or an
oxidation catalyst or catalyzed diesel particulate filter to meet the non-methane hydrocarbon and
particulate matter emission limits (BAAQMD 2021). Therefore, although the applicant has indicated Tier Il
engines are proposed, Tier IV engines have been modeled to reflect compliance with BAAQMD rules and
regulations.
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Table 3-6. Estimated Project Operational Criteria Air Pollutant Emissions
Pollutant Emissions (Tons per Year)
Source

ROG NOx co PM1o PMz5
Mobile Sources 1.41 1.21 124 1.36 0.25
Area Sources 2.52 0.03 3.07 <0.01 0.01
Energy Demand 0.01 0.10 0.08 0.01 0.01
Stationary Sources 0.01 0.05 0.53 <0.01 <0.01
Laboratory Emissions 1.51 0.00 0.00 0.00 0.00
TOTAL®
BAAQMD CEQA Threshold 10 10 -- 15 10
::;)'t;:lttiglly Significant No No No No No

Source Pollutant Emissions (Average Pounds per Day)

ROG NOx co PM1o PM;s
Mobile Sources 7.74 6.62 68.0 7.46 1.39
Area Sources 13.8 0.14 16.8 0.02 0.03
Energy Demand 0.03 0.55 0.46 0.04 0.04
Stationary Sources 0.06 0.29 2.89 0.04 0.01
Laboratory Emissions 8.29 0.00 0.00 0.00 0.00
TOTAL® 29.92 7.60 88.2 7.54 1.47
BAAQMD CEQA Threshold 54 54 -- 82 54
Potentially Significant No No No No No

Impact?

BAAQMD 2017b and MIG 2022. See Appendix D.

(A) <0.0 does not mean zero; rather, it means less than 0.05, but greater than zero.
(B) Totals may not equal due to rounding.

c) Expose sensitive receptors to substantial pollutant concentrations?

Less Than Significant Impact. As described in section 3.3.1, sensitive residential receptors
are generally located west of the project site, across El Camino Real. Additional sensitive

receptor locations, include potential, future residents at 608 Harbor Blvd, and childcare
receptors at the project site (located in the northeast corner of the Southern Building).

Construction and operational emissions would have the potential to expose sensitive receptors
to TACs; therefore, construction and operational and health risk assessments (HRAs) were
prepared for the project. The analysis below identifies health risk estimates and discusses
health risk considerations with regard to the activities proposed by the project. See Appendix D
for details on the parameters used in the air dispersion modeling and methodology employed for

estimating potential health risks.

Construction Health Risk Assessment

Project-related construction activities would emit PM2 s from equipment exhaust. Nearly all the
project’'s PM2 s emissions from equipment exhaust would be diesel particulate matter (DPM), a
TAC. Accordingly, a HRA was prepared to assess potential risks associated with sensitive
receptor exposure to DPM during project construction activities, as estimated using CalEEMod
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(see Table 3-4). The construction HRA evaluated DPM emissions associated with on- and off-
road diesel fuel trucks and equipment.* Gasoline-fuel vehicles emit various TACs in much
smaller quantities and health toxicity compared to DPM. Thus, gasoline fueled emission sources
were not included in the HRA.

The proposed project would involve different construction activities occurring at different
intensities over an approximately 25-month period, beginning in 2023. Receptors would be
exposed to varying concentrations of pollutants throughout the construction period. Health risks
were assessed according to the recommendations in the BAAQMD’s Health Risk Assessment
Modeling Protocol as well as the Office of Environmental Health Hazard Assessment’s Air
Toxics Hot Spots Program Guidance Manual (OEHHA 2015; BAAQMD 2020). Consistent with
BAAQMD guidance, construction DPM concentration levels were estimated at 1.5 meters above
the ground using AERMOD. These concentrations were used to derive the individual excess
cancer risk and non-carcinogenic health hazard index for sensitive receptors that could be
exposed to DPM. Refer to Appendix D for detailed CalEEMod and AERMOD? modeling
assumptions, output files, and HRA calculations.

Individual Carcinogenic Risk from Exposure to Construction DPM

The predicted locations of the annual point of maximum impact (PMI) and the maximum
exposed individual receptor (MEIR) for DPM exposure, under emissions Scenario 1, are shown
in Figure 5 Construction Health Risk Assessment: MEIR and PMI. The predicted PMI is located
south of the project site, on the southern side of Quarry Road. Since the PMI for DPM exposure
is located on land that is not occupied by a receptor on a permanent basis, lifetime excess
cancer risks and chronic non-cancer health hazards, which are based on exposure to annual
average pollutant concentrations, were not estimated for the modeled PMI location. Accordingly,
health risks were assessed at the modeled residential MEIR location. For both years, the MEIR
for DPM exposure is located at a single-family residential building at 1595 5™ Ave in the City of
Belmont. The HRA evaluated worst-case carcinogenic and non-carcinogenic risks to child (3™
trimester, 0-2 years, and 2-16 years) and adult (16-30 years and 30-70 years) receptors. Table
3-7 summarizes the results of the construction HRA and presents the results for emissions
Scenario 1 (OFFROAD 2021) and Scenario 2 (Tier IV).

As shown in Table 3-7 the calculated risks are greatest for child receptors; in particular, child
receptors that are in their third trimester (i.e., in the mother’s womb) at the start of construction
activities. The calculated excess individual cancer risk for this subset of the population under
Scenario 1 and Scenario 2 would be approximately 6.1 and 3.6, respectively, both of which are
below the BAAQMD-recommended significance threshold value of 10 excess cancers per
million population (see Appendix D for all health risk assessment results). At the same DPM
concentrations for Scenario 1 (i.e., the scenario with the higher of the two risks), risks to children
ages 2-16 would be approximately one tenth the BAAQMD-recommended significance
threshold, and risks to adult receptors would be less than one one-hundredth of the BAAQMD-
recommended threshold. The magnitude of the project’s predicted cancer risks at sensitive
residential receptors is partly a function of the latest OEHHA and BAAQMD-guidance on HRAs,
which account for increased susceptibility from exposure to TACs in early life stages but is
primarily a function of the anticipated construction activities, equipment usage, and the close

4 As noted previously, the construction emissions estimates account for more truck hauling activity than
what would be required for the project. Thus, the construction health risk values contained in this analysis
provide a conservative (i.e., likely to overstate) assessment of potential impacts.

5 The AERMOD dispersion model is an EPA-approved and BAAQMD-recommended model for simulating
the dispersion of pollutant emissions and estimating ground level concentrations of pollutants at specified
receptor locations.
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proximity of the receptors to the proposed construction activities (i.e., adjacent to the project
site).

Since the proposed project would not expose any receptors to cancer health risks in excess of
the BAAQMD’s recommended threshold, under either scenarios, this impact would be less than
significant.

Table 3-7. Maximum Increased Cancer Risk from Project Construction DPM Emissions
Health Risk Increase at MEIR®
Receptor and Duration of Risk
Scenario 1 Scenario 2
Year 1 2.6 14
Year 2 3.5 2.2
Residential Child Total Incremental Health Risk Increase 6.0 3.6
Receptor
BAAQMD Significance Threshold 10 10
Significant Impact? No No
Year 1 <0.1 <0.1
Year 2 0.1 <0.1
Residential Adult Total Incremental Health Risk Increase 0.1 0.1
Receptor
BAAQMD Significance Threshold 10 10
Significant Impact? No No
MIG 2022. See Appendix D
(A) Maximum exposed residential receptor located at 564649.00 m E and 4152382.00 m N.

Non-Carcinogenic Health Hazard from Exposure to Construction DPM

The maximum annual average DPM concentration at any receptor location under either
scenario would be approximately 0.0212 ug/m?3, which would occur at the MEIR associated with
Year 2 construction activities (see Figure 4). Based on the chronic inhalation REL for DPM (5
pg/m?3), the calculated chronic hazard quotient during the maximum exposure to DPM
concentration would be 0.003, which is below the BAAQMD'’s non-cancer hazard index
threshold value of 1.0. The proposed project, therefore, would not result in significant non-
carcinogenic health risks to receptors from DPM exposure. This impact would be less than
significant.

Operational Health Risk Assessment

Once operational, the proposed project would generate TAC emissions from operation of the
emergency diesel back-up generators (i.e., in the form of DPM) and possibly from laboratory /
research activities.

There are no known tenants for the project at this time. As described in section 2.2.2 of the
Project Description, project could accommodate various types of research and development
projects, such as food tech (e.g., Impossible Foods), electric vehicle tech (e.g., Rivian), drone
tech (e.g., Skydio), biotech or life science (e.g., Genentech), robotics (e.g., Tempo Automation),
battery tech (e.g., Bloom Energy), or autonomous vehicles (e.g., Waymo or Cruise), among
other tenants currently in the market. The ROG emissions estimates associated with laboratory
operations, as described under response b) and shown in Table 3-6, are appropriate for use for
this project, because they reflect one, overall, averaged emission profile (i.e., for ROG)
associated with potential operational activities at the site. This is in contrast to estimating
specific health risks, because each TAC has the ability to affect receptors in different ways.
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Receptor exposure to TAC emissions can result in cancerogenic and non-cancerogenic risks,
and some TACs have different temporal intervals over which risks can be considered (i.e.,
acute, 8-hour, and chronic risks). Further, some TACs are more potent than others, meaning
that a receptor could be exposed to a large amount of one TAC and a small amount of another
but still have the same risk estimate for both TACs.

CEQA Guidelines section 15145 sets forth that, “if, after a thorough investigation, a Lead
Agency finds that a particular impact is too speculative for evaluation, the agency should note its
conclusion and terminate discussion of the impact.” Trying to estimate specific health risk
estimates for a project, such as the one being proposed, that does not have a known tenant /
proposed activity is not appropriate nor possible because of the varying types and quantities of
TAC emissions that could be emitted by the different tenants and the specific manner that those
TACs could affect receptors. For example, the types and quantity of TACs that could be emitted
by a biotech or life science tenant, which could be similar to Type Il Laboratory, like those
evaluated by Yorke Engineering at UC Davis (Yorke 2018), would be very different than those
that could be emitted by robotics or battery tech tenants. Further, the emissions from the afore
mentioned uses would also be different than food tech and/or autonomous vehicle development.
These uses are only example