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from I-380 and I-280. Actual site-specific noise 
conditions may vary from noise contours shown 
due to noise attenuation caused by neighboring 
buildings and topography. As per California 
Code of Regulations Title 24, interior noise levels 
attributable to exterior sources in any habitable 
room shall be at maximum 45 dB day/night 
average (Ldn2  or CNEL). 

In addition to roadway and aircraft noise, periodic 
sources of noise in the Plan Area may include 
outdoor events and the testing of emergency 
generators. In order to limit the potential noise 
impacts associated with these activities, Specific 
Plan policies require that emergency generator 
testing will occur only during the daytime, and 
outdoor events and amplified music will only 
be permitted in accordance with the Municipal 
Code. Specific Plan policies further address noise 
exposure by supporting noise-attenuating design, 
requiring noise analysis for certain development 
types, and establishing control measures for 
construction-related noise. Noise control policies 
are contained both in this chapter and in Chapter 
3, Urban Design and Public Realm.

2 The average equivalent sound level of a 24-hour period, with 
a penalty of 10 dB added for noise during the nighttime hours 
of 10 pm to 7am.

Land Use Category

Exterior Day/Night Noise Levels
DNL or Ldn, dB

55 60 65 70 75 80

Residential—Single Family

Residential—Multiple Family

Transient Lodging—Motels, Hotels

Schools, Libraries, Churches, Hospitals, 
Nursing Homes

Auditoriums, Concert Halls, 
Amphitheaters

Sports Arena, Outdoor Spectator Sports

Playgrounds, Parks

Golf Courses, Riding Stables, Water 
Recreation, Cemeteries

Office Buildings, Business, Commercial 
and Professional

Industrial, Manufacturing, Utilities, 
Agriculture

Interpretation

Normally 
Acceptable

Specified land use is satisfactory, based upon the assumption that any buildings involved are of normal 
conventional construction, without any special noise insulation requirements.

Conditionally 
Acceptable

New construction or development should be undertaken only after a detailed analysis of the noise reduction 
requirements is made and needed noise insulation features included in the design.

Normally 
Unacceptable

New construction or development should generally be discouraged. If new construction or development does 
proceed, a detailed analysis of the noise reduction requirements must be made and needed noise insulation 
features included in the design.

Clearly 
Unacceptable New construction or development should not be undertaken.

Table 6-1: Land Use Compatibility for Community Noise Environments
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Hazardous Materials
Hazardous materials are substances with physical 
or chemical properties that pose an existing or 
potential future hazard to human health or the 
environment when improperly handled, disposed, 
or otherwise managed. Hazardous materials 
and wastes are extensively regulated by federal, 
State, regional, and local agencies, with the San 
Mateo County Environmental Health Department 
working with Regional Water Quality Control Board 
(RWQCB) and the California Department of Toxic 
Substance Control to investigate and remediate 
sites that have been affected by underground 
storage tanks or hazardous waste. 

UNDERGROUND STORAGE TANKS 
Two of the three formerly contaminated sites 
located near or in the Plan Area were identified 
by the California Water Resource Control Board as 
containing closed leaking underground storage tank 
(LUST) sites: Chevron at 801 El Camino Real and 
Bayhill Office Center at 950 Elm Avenue in Figure 
6-2. Both sites have undergone cleanup and/or 
remediation.3 

The Water Board also identified a Cleanup Site 
at 999-1001 Bayhill Drive, the Bayhill 7 Facility in 
Figure 6-2. Investigation in 2005 showed residual 
petroleum hydrocarbons in soil and groundwater 
at the Bayhill 7 Facility, but these impacts were 

3 EKI Environment & Water, Inc., 2019.

6.2	 Hazards

deemed to not pose a risk to public health and 
the environment. The Bayhill 7 Facility was closed 
under the San Mateo County Health Department 
Groundwater Protection Program (GPP) in 2009 
with the condition that any proposed change in 
land use or proposed soil or groundwater removal 
activity be reviewed by the GPP. Development in 
proximity to the Bayhill 7 Facility will be subject to 
this condition.4

Volatile organic compounds (VOCs) are present 
in groundwater to the east/southeast of the Plan 
area, originating from 709 Camino Plaza (also 
known as Mills Park Cleaners) within 450 feet 
of potential development within the Plan Area. 
Tetrachloroethylene (PCE) is the primary potential 
contaminant of concern. The greatest potential 
impact would occur during construction of below 
grade structures toward the eastern end of the 
Plan Area (see parcels 12, 14, 15, and 16 in Figure 
2-2), that may require dewatering.  Based on the 
estimated change to the gradient that may be 
required over one year of construction dewatering, 
the current VOC plume could potentially migrate 
almost 500 feet and reach construction sites in the 
Plan Area. Although the plume is unlikely to reach 
development sites within the Plan Area during a 
limited dewatering period, because there is some 
risk of it reaching the area, any dewatering that 
may be required during construction on the parcels 

4 Ibid.

identified above must be managed, tested and 
monitored closely to ensure that water from the 
site is free from contamination prior to discharge 
into the storm drain system.5 

The Phase I Environmental Site Assessment (ESA) 
identified a former dry cleaner at 851 Cherry 
Avenue, within the Bayhill Shopping Center, as a 
potential hazardous waste generator, but noted 
that no records of spills, releases, or environmental 
impacts associated with the dry cleaner were found. 
Nonetheless, excavation activities conducted 
within the Plan Area could potentially encounter 
contaminated soil. If contaminated soils are 
encountered, they shall be removed and disposed 
of at an approved disposal facility in accordance 
with regulatory requirements. 

AIRPORT HAZARDS AND CONSIDERATIONS
The ALUCP contains safety compatibility policies 
to protect public health, safety, and welfare 
by minimizing the public’s exposure to the risk 
associated with potential aircraft accidents within 
the vicinity of SFO. It delineates safety zones that 
establish land use compatibility standards and 
restrict the development of land uses that could 
pose particular hazards to the public in case of 
aircraft accident. As shown in Figure 6-3, the Plan 
Area lies outside of the established safety zones. 

5 Ibid.
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Figure 6-2:  Hazardous Sites and Facilities
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Figure 6-3:  Airport Safety Zones
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6.3	 Air Quality 

Regional Climate and 
Meteorology
While the primary factors that determine local air 
quality are the locations of air pollutant sources 
and the quantity of pollutants that they emit, 
meteorological conditions and topography are also 
important factors. Atmospheric conditions, such as 
wind speed, wind direction, and air temperature 
gradients interact with the physical features of 
the landscape to determine the movement and 
dispersal of air pollutants. Geographic features 
throughout the state define fifteen air basins with 
distinctive regional climates. Located within San 
Mateo County, the Plan Area is situated in the 
peninsula region of the San Francisco Bay Area Air 
Basin.

Pollutants of Concern 
CRITERIA AIR POLLUTANTS
Concentrations of ozone, carbon monoxide (CO), 
nitrogen dioxide (NO2), sulfur dioxide (SO2), lead 
(Pb), and particulate matter of 10 micrometers 
and 2.5 micrometers or less in diameter (PM10 
and PM2.5) are commonly used as indicators of 
ambient air quality. These pollutants are known as 
“criteria pollutants” and are regulated by the U.S. 
Environmental Protection Agency (EPA) and the 
California Air Resources Board (CARB). 

The primary criteria pollutants of concern in the Plan 
Area are ozone (including its precursors, nitrogen 
oxides [NOX] and reactive organic gases [ROG]6), 
CO, and PM. San Mateo County has been declared 
a State nonattainment area for ozone pollution, 
meaning that recorded ozone levels within the 
county have consistently violated state standards. 

Ozone can be formed through interactions with 
volatile organic compounds (VOCs). VOCs are 
carbon-containing compounds that easily form 
vapors or gases. They can be formed by burning 
wood and fossil fuels and are contained in many 
solvents and consumer products such as paints, 
adhesives, cleaners, and glues. The Specific Plan 
minimizes VOC exposure by requiring the use of 
low-VOC consumer products.

In the Plan Area, high CO levels are of greatest 
concern during the winter, when periods of light 
winds combine with the formation of ground-level 
temperature inversions from evening through early 
morning. These conditions trap pollutants near 
the ground, reducing the dispersion of vehicle 
emissions. San Mateo County is currently classified 
as an attainment area for CO, meaning that levels 
of CO emissions do not violate National Ambient 
Air Quality Standards. 

6 ROG is synonymous with volatile organic compounds 
(VOC), which is commonly used to describe compound limits 
for architectural coatings such as paint.

Criteria air pollutant data collected at the San 
Francisco-Arkansas Street monitoring station 
(the closest monitoring station to the Plan Area, 
located approximately 9.5 miles northeast from the 
northern boundary of the Plan Area) show violations 
of the federal particulate matter PM2.5 level in 
2017 and 2018, and the state particulate matter 
PM10 level in 2017; the county is currently classified 
as a nonattainment area for PM2.5 and PM10.

TOXIC AIR CONTAMINANTS
Toxic air contaminants (TACs) are a broad class of 
compounds known to cause illness or death. For 
TACs that are known or suspected carcinogens, 
CARB has consistently found that there are no levels 
or thresholds below which exposure is risk-free. The 
primary TACs of concern associated with the Plan 
Area are asbestos and Diesel Particulate Matter 
(DPM). 

Asbestos is the name given to several naturally 
occurring fibrous silicate minerals. Before the 
adverse health effects of asbestos were identified, 
asbestos was widely used as insulation and 
fireproofing in buildings, and it can still be found 
in some older buildings. The inhalation of asbestos 
fibers into the lungs can result in a variety of 
adverse health effects including inflammation of the 
lungs, respiratory ailments, and cancer. Buildings 
and structures built prior to 1977 could potentially 
contain asbestos-containing materials. 
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DPM is generated by diesel-fueled equipment 
and vehicles.  Within the Bay Area, the Bay Area 
Air Quality Management District (BAAQMD) has 
found that of all controlled TACs, emissions of 
DPM are responsible for about 82 percent of the 
total ambient cancer risk. Short-term exposure to 
DPM can cause acute irritation (e.g., eye, throat, 
and bronchial), neurophysiological symptoms (e.g., 
lightheadedness and nausea), and respiratory 
symptoms (e.g., cough and phlegm). 

Stationary sources of TACs associated with the Plan 
Area include four existing diesel powered back up 
generators within the Plan Area and two existing 
diesel powered back up generators outside the 
Plan Area. Some of the sources may be removed 
or relocated as a result of development supported 
by the Specific Plan.

Aside from stationary sources, emissions of TACs in 
and around the Plan Area are also generated from 
mobile sources, including Interstate 380 (I-380), 
Interstate 280 (I-280), and State Route 82 (SR 82)/
El Camino Real. 

Specific Plan policies address air pollution and 
TACs within the Plan Area. The Specific Plan 
mandates the minimization of construction-related 
emissions and the purchase of mitigation credits 
when construction emissions exceed BAAQMD’s 
daily pollutant thresholds. Additionally, all 
applicants proposing development of projects 
within 1,000 feet of existing sensitive receptors, as 
defined by the BAAQMD, are required to prepare 
a site-specific construction and operational health 
risk assessment (HRA).

During the operational phase of development, 
the Specific Plan provides protection for sensitive 
receptors and requires the purchase of mitigation 
credits for operational emissions exceeding 
BAAQMD’s daily pollutant threshold. The Specific 
Plan supports best practices for operational 
emission reduction including generator retrofit and 
use of green consumer products.
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6.4	 Greenhouse Gas Emissions

Global Climate Change
Earth absorbs heat energy from the sun and 
returns most of this heat to space as terrestrial 
infrared radiation. Greenhouse gases (GHGs) trap 
heat in the lower atmosphere (the atmosphere 
extending from Earth’s surface to 4 to 12 miles 
above the surface) by absorbing heat energy 
emitted by Earth’s surface and lower atmosphere 
and reradiating much of it back to Earth’s 
surface, thereby causing warming. This process, 
known as the greenhouse effect, is responsible 
for maintaining surface temperatures that are 
warm enough to sustain life. Most GHGs occur 
naturally. Human activities, particularly fossil-
fuel combustion, as well as the use of several 
industrial gases that are GHGs, lead to increased 
concentrations of GHGs in the atmosphere thereby 
intensifying the warming associated with the Earth’s 
greenhouse effect.

Since the industrial revolution when fossil fuels 
began to be burned in increasing quantities, 
concentrations of GHGs in the atmosphere have 
increased. Although GHG levels have varied for 
millennia (along with corresponding variations 
in climatic conditions), industrialization and the 
burning of fossil carbon fuel sources have caused 
atmospheric GHG concentrations to increase. This 
buildup of GHGs in the atmosphere is changing the 
Earth’s energy balance and causing the planet to 
warm, which in turn affects sea levels, precipitation 

patterns, cloud cover, ocean temperatures and 
currents, ocean acidification, polar snow and 
ice accumulation, and other climatic conditions. 
Scientists refer to this phenomenon as “global 
climate change.” 

GREENHOUSE GASES
Greenhouse gases play a critical role in determining 
the Earth’s surface temperature. Some GHGs, 
including carbon dioxide, methane, nitrous oxide, 
water vapor, and ozone, occur naturally and are 
emitted to the atmosphere through both natural 
processes and human activities, while others 
are created and emitted solely through human 
activities. The six primary GHGs associated with 
human activities are: 

•	 Carbon dioxide (CO2), emitted as a result of 
fossil fuel combustion, with contributions from 
cement manufacture. 

•	 Methane (CH4), produced through the 
anaerobic decomposition of waste in landfills, 
animal digestion, decomposition of animal 
wastes, production and distribution of natural 
gas and petroleum, coal production, and 
incomplete fossil fuel combustion. 

•	 Nitrous oxide (N2O), typically generated as a 
result of soil cultivation practices, particularly 
the use of commercial and organic fertilizers, 
fossil fuel combustion, nitric acid production, 
and biomass burning. 

•	 Hydrofluorocarbons (HFCs), primarily used as 
refrigerants. 

•	 Perfluorocarbons (PFCs), originally introduced 
as alternatives to ozone-depleting substances 
and typically emitted as by-products of 
industrial and manufacturing processes. 

•	 Sulfur hexafluoride (SF6), primarily used in 
electrical transmission and distribution systems.

Greenhouse gas emissions contributing to global 
climate change are attributable in large part to 
human activities associated with the industrial/
manufacturing, transportation, utilities, residential, 
and agricultural sectors. According to the California 
Air Quality Board’s 2017 estimate, the sectors with 
the greatest contributions in California include 
fossil fuel consumption from transportation (41 
percent), industry (24 percent), and electricity 
production (15 percent), followed by agriculture (8 
percent), residential (7 percent), and commercial (5 
percent).

POTENTIAL EFFECTS OF CLIMATE CHANGE 
IN THE PLAN AREA
Even accounting for the efforts of municipalities 
throughout the greater San Francisco Bay Area and 
the State of California to reduce GHGs, a certain 
amount of climate change is unavoidable due to 
existing and future predicted GHG emissions. 
The San Francisco Bay Area, including San Mateo 
County and San Bruno, may be subject to the 
following climatic changes: a hotter and drier 
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Recycling, composting of food waste and other 
organics, and the use of reusable products instead 
of disposal products diverts solid waste from 
the landfill stream, where it contributes to GHG 
emissions. The Specific Plan requires that all new 
commercial construction implement recycling, 
composting, and product reuse programs or 
provide equivalent GHG reductions.

Development within the Plan Area can further 
minimize energy use and GHG emissions by 
adhering to land use planning principles that allow 
residents and employees to meet more of their 
daily needs (commute trips, shopping, etc.) without 
long automobile trips. These principles can take the 
form of provision of safe and attractive facilities for 
bikers and pedestrians, as well as implementation 
of Transportation Demand Management (TDM) 
strategies such as carpooling, shuttle services, 
transit subsidies, and parking management. 
See Chapter 5, Access and Connectivity, of this 
document for further discussion of sustainable 
transportation strategies.

CALGreen is the California Building Standard 
Commission’s (CBSC) mandatory green buildings 
standard code. CALGreen development standards 
and the United States Green Building Council 
(USGBC) provide guidance and standards for 
sustainable and resilient development. Standards 
are updated every three years and address topics 
such as water use, waste reduction, and pollutant 
control. Development in the Plan Area would be 
required to conform to CalGreen. 

climate; decreases in chaparral/coast scrub and 
blue oak woodland/foothill pine; increases in 
grassland; increased salinity in the San Francisco 
Bay; increased estuarine flows into the San 
Francisco Bay estuary; increased potential for 
extreme heat events and decreased air quality; 
increased annual precipitation; increased incidence 
of extreme rainfall events; reduced availability of 
freshwater, and rising sea level. Sea levels may rise 
up to 24 inches by 2050 and 66 inches by 2100 
(compared to 2000 conditions). Increases in sea 
level exacerbate risk of flood within the Plan Area.

Energy Resources
The modern economy depends on access to 
energy resources. Because a large proportion of 
current energy use is based on fossil fuels that 
contribute to GHG emissions, it is important to 
reduce energy usage where possible. 

ENERGY EFFICIENCY AND SUSTAINABILITY
Reducing the amount of energy consumed for a 
given amount of work or economic output, as well 
as replacing fossil fuels with renewable energy 
sources, are key to mitigating climate change. 
Communities can encourage energy efficiency 
and use of renewable energy in a number of 
ways. Building design standards that specify 
improved materials and insulation and solar-
oriented site design reduce demand for natural 
gas and electricity for heating and air conditioning. 
Transportation and land use measures that 
support transit and facilitate walking and bicycling 
reduce dependence on fossil fuels. Additionally, 
developed areas often have warmer temperatures 
than undeveloped areas, a phenomenon known 

as the urban heat island effect, which contributes 
to increased energy consumption in urban areas. 
Low impact development and landscaping can 
reduce the urban heat island effect and thus reduce 
energy use. Specific Plan policies addressing 
building design for climate change mitigation 
and adaptation are contained in Chapter 3, Urban 
Design and Public Realm.

Counteracting Climate Change: 
Bayhill Plan Area’s Role
The Specific Plan promotes climate change 
mitigation and adaptation by promoting energy 
efficiency and use of sustainable materials, shifting 
to renewable energy use where possible, and 
reducing waste streams. 

Electric space and water heating reduce demand 
for natural gas heating. Electrification facilitates 
the usage of renewable energy because electric 
utilities are required by law to continually increase 
their portfolios of renewable energy sources until 
they reach 100 percent renewable in 2045. The 
Specific Plan requires that new construction either 
employ electric space and water heating or provide 
equivalent GHG reductions.

Mounted rooftop electricity-generating solar 
panels convert solar energy to electricity for use 
in commercial and residential buildings. For new 
construction the Specific Plan requires that solar 
roofs be employed on at least 30 percent of roof 
square footage, or that equivalent GHG reductions 
be provided.7 

7 Phase 1 includes 20% solar roof coverage and other GHG 
reduction measures equivalent. 
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The United States Green Building Council 
(USGBC) is a private 501(c)3, non-profit 
organization which promotes sustainability in 
building design, construction, and operation. The 
USGBC developed the Leadership in Energy and 
Environmental Design (LEED) program, which 
provides a rating system that awards points for 
new construction based on energy use, materials, 
water efficiency, and other sustainability criteria. 
LEED has certification systems for both commercial 
and residential use. The Specific Plan requires that 
new construction achieve LEED Silver certification 
or equivalent measures, such as purchasing credits.

In addition to engaging in climate change 
mitigation, a key component of design for 
sustainability is acknowledging that the effects of 
global warming are already being felt across the 
State of California and that these effects are likely 
to intensify in the future. Specific Plan policies 
that minimize water use, manage stormwater, and 
minimize cooling needs help make Bayhill resilient 
in the face of environmental change. 

Groundwater deposits, called aquifers, are found 
underground in cracks and spaces in soil, sand, 
and rock. The amount of groundwater available in 
any one place is constantly changing; aquifers are 
replenished, or recharged, by such activities as 
rain, snowmelt, stream water flows, underground 
pipe flows, and flows from irrigation water. The 
rate of replenishment is influenced by a variety 
of factors including soil and rock permeability, 
precipitation and evapotranspiration rates, the slope 
of the ground surface and land use characteristics, 
including the amount of impervious surface, plant 
types, and use of irrigation. Aquifers are depleted 
through natural processes such as flows to rivers, 
lakes, and oceans and evaporation and transpiration, 
as well as a variety of human uses. When an aquifer 
is sufficiently depleted, groundwater overdraft can 
occur. Groundwater overdraft can result in land 
subsidence, or the sinking of the land surface, 
saltwater intrusion into coastal groundwater basins, 
and groundwater pollution, and can necessitate 
deeper drilling for wells in order to access deeper 
aquifers.

The Plan Area resides on the South Westside 
Basin, part of the greater Westside Basin, which 
underlies San Francisco and San Mateo counties. 
The Westside Basin underlies a land area of 
approximately 45 squares miles in these two 
counties and is a significant source of municipal 
groundwater for Daly City, South San Francisco, 
San Bruno, and San Francisco. 

6.5	 Groundwater

Approximate groundwater elevations in the 
Plan Area have ranged over various studies from 
approximately 25 feet to over 60 feet (NAVD888), 
corresponding to 10 feet to more than 50 
feet below ground surface (bgs), varying with 
seasonality, weather conditions and irrigation. 
Excavation below these depths, which is expected 
to occur under the Specific Plan, would require 
removal of groundwater (dewatering) from the 
construction site.

In accordance with the RWQCB’s Fuel and Volatile 
Organic Compound (VOC) General Permit, 
dewatering water must be fully characterized 
for a suite of contaminants of potential concern, 
after which treatment needs must be assessed 
and designed prior to permit approval. The Fuel 
and VOC General Permit also requires ongoing 
water quality monitoring and reporting, along with 
payment of an annual fee.

Monitoring of the Westside Basin is coordinated 
by the San Mateo County Environmental Health 
Services Division and conducted through a 
partnership between Daly City, San Bruno, and 
CalWater. The Westside Basin monitoring program 
includes checks of groundwater elevation and 
monitoring of groundwater quality. Groundwater 

8 The North American Vertical Datum of 1988 (NAVD 88) 
is the vertical datum for orthometric heights established for 
vertical control surveying in the United States of America 
based upon the General Adjustment of the North American 
Datum of 1988.
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quality is assessed for mineral content, including 
total alkalinity, calcium, magnesium, sodium, 
potassium, chloride, and sulfate; nitrate; and 
general quality parameters including specific 
conductance, pH, total dissolved solids, and 
hardness. These activities support an ongoing 
evaluation of general groundwater conditions and 
water quality within the aquifer system. 

In a joint effort between the San Francisco Public 
Utilities Commission (SFPUC), CalWater, Daly 
City, and San Bruno, the Regional Groundwater 
Storage and Recovery Project (GSR Project) was 
developed to support groundwater and surface 
water management in the South Westside Basin 
and improve the reliability of the San Francisco 
Regional Water System (RWS). The GSR project 
agreement was signed in December 2014. As 
part of the GSR project agreement, the municipal 
pumpers within the South Westside Basin agreed 
to self-limit pumping within the South Westside 
Basin to no more than 6.9 million gallons per day 
(MGD), of which San Bruno’s designated quantity is 
an annual average rate of 2.1 MGD or 2,352 acre-
feet per year (AFY). 

Under the GSR project, the SFPUC will provide 
supplemental RWS water to San Bruno and the 
other “Partner Agencies” (i.e., Cal Water and Daly 
City) during normal and wet years and in turn the 
Partner Agencies will reduce their groundwater 
pumping in their own wells to allow the Basin to 
recharge.  During dry years, the Partner Agencies 
may pump from GSR project wells in addition to 
their own wells up to designated quantities. 

The GSR project consists of the construction of up 
to 16 new recovery wells and associated facilities, 
such as pumping systems, pipelines, and chemical 
treatment equipment. Construction for this project 
began in April 2015 and is anticipated to be 
complete in winter 2021. 

The San Mateo County Health Department 
Groundwater Protection Program (GPP) will be 
notified of planned activities potentially affecting 
groundwater associated with development within 
the Plan Area.

The Specific Plan contains policies for minimizing 
the use of water and minimizing the use of 
chemicals that can harm water quality, thereby 
protecting the South Westside Basin. These 
policies include minimizing irrigation and runoff 
and minimizing pesticide and fertilizer use.  
Groundwater policies are contained in this chapter. 
Chapter 3, Urban Design and Public Realm, and 
Chapter 5, Infrastructure, include additional water 
management policies.
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6.6	 Biological Resources

Mature trees and other vegetation are abundant 
within the Plan Area, including native and non- 
native trees. Most of the Plan Area’s trees serve as 
ornamental landscaping in roadway medians and 
parking lot islands. The approximately 11-acre 
grove of mostly Eucalyptus trees at the western 
end of the Plan Area is mapped in the San Bruno 
General Plan as potential nesting bird habitat. 
This area, and other landscaped areas within the 
Plan Area, may serve as nesting habitat for urban-
adapted passerines and raptors, such as red-tailed 
hawks (Buteo jamaicensis). The Specific Plan 
includes policies to ensure the protection of these 
local bird species.

The City of San Bruno Municipal Code Section 
8.25.020 protects heritage trees, which are defined 
as any of the following:

•	 Any native bay (Umbellularia californica), 
buckeye (Aesculus species), oak (Quercus 
species) ,  coast  redwood (Sequoia 
sempervirens), or pine (Pinus radiata) tree that 
has a diameter of six inches or more measured 
at 54 inches above natural grade.

•	 Any tree or stand of trees designated by 
resolution of the city council to be of special 
historical value or of significant community 
benefit.

•	 A stand of trees, the nature of which makes each 
dependent on the others for survival.	

•	 Any other tree with a trunk diameter of ten 
inches or more, measured at fifty-four inches 
above natural grade.

In addition, Municipal Code Section 8.24.070 
protects street trees that are designated by the 
Director of Public Works. Any removal of heritage 
trees or street trees requires a permit from the 
Director of Public Works or a designee. Removed 
heritage trees and street trees are required to 
be replaced in accordance with Municipal Code 
requirements (in the case of street trees, in-lieu fees 
may be paid).   

Both heritage trees and street trees are located 
throughout the Plan Area. Heritage and street tree 
removals would occur with implementation of the 
Specific Plan and each development would be 
required to comply with all applicable Municipal 
Code requirements related to the removal and 
replacement of heritage trees and street trees, 
including securing all necessary permits.  

In addition to their habitat value, trees have an 
important aesthetic value and play a role in carbon 
sequestration; avoiding losses in trees assists with 
meeting the state’s goals for climate neutrality.   
Therefore, the Specific Plan Policy 3-2 (k) (Urban 
Design and Public Realm) requires that all trees 
removed during construction be replaced on at 
least a one for one basis, not only heritage and 
street trees. 
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6.7	 Archaeological and Tribal  
Cultural Resources

6.8	 Geology & 
Soils

Archaeological resources are defined as historic 
sites, prehistoric and historic archaeological 
sites, and other prehistoric and historic objects 
and artifacts. These resources can be visible on 
the ground surface or reside completely below 
the ground surface. Tribal Cultural Resources 
are defined as sites, features, places, cultural 
landscapes, sacred places, and objects with cultural 
value to a California Native American tribe that are 
included in the California Register of Historical 
Places (CRHR), determined to be eligible for 
inclusion in the CRHR, or included in a local register 
of historical resources, or a resource determined by 
the lead agency, in its discretion and supported by 
substantial evidence, to be significant. 

Five archeological resources are present within 
a half mile radius of the Plan Area. Of these five, 
one is recorded as a historic-era resource and the 
remaining four are precontact habitation sites. 

San Bruno Creek historically flowed through the Plan 
Area and is depicted on historic USGS topographic 
maps from as early as 1896. Channelized in the 
1940s, the creek now runs underground as part of 
the City’s storm drain system. Early habitation often 
occurred in close proximity to fresh water sources, 
such as San Bruno Creek. Given the presence of 
four previously recorded precontact habitation 
sites in the general vicinity, and the fact the historic 
alignment of San Bruno Creek ran through the Plan 
Area, the Plan Area has an increased sensitivity for 
as-yet undocumented archaeological resources.

The Specific Plan contains policies to protect 
archaeological, tribal and cultural resources 
that may be discovered during Specific Plan 
implementation by requiring the use of 
Archaeological Monitoring Plans (AMP) and 
archaeological training, as well as requiring that 
any archaeological deposits discovered during 
construction be assessed. In the event that human 
remains are discovered on-site, construction is 
required to halt until the county coroner has been 
notified and all applicable legal requirements have 
been implemented.

The Plan Area is located on non-engineered fill 
up to 20 feet in thickness where the historical 
San Bruno Creek was backfilled, and 2 to 5 feet 
in thickness elsewhere. Nonengineered fill can 
undergo excessive settlement, especially under 
new fill or building loads. Further settlement 
as a result of seismic densification is unlikely 
to occur because the Pleistocene-age Colma 
Formation, which underlies the Plan Area, is 
composed of dense sand. However, the majority 
of the nonengineered fill would be removed during 
excavation for the proposed parking garages. 
If buildings are constructed within existing fill, 
grading or foundation design will need to account 
for the presence of the fill. Additionally, proper 
shoring techniques will be required to ensure 
that fill outside of building footprints does not 
potentially collapse into building excavations. 

The Plan Area is underlain by the Colma Formation. 
The Colma Formation is known to be sensitive for 
paleontological resources.  Excavation below the 
artificial fill therefore has potential to encounter 
paleontological resources.9 

The Specific Plan contains policies for protecting 
any paleontological resources that may be 
discovered over the course of Specific Plan 
implementation as well as the assessing the 
geological suitability of a site prior to construction.

9 Rodda, P.U. and Baghai, N. 1993. Late Pleistocene 
vertebrates from downtown San Francisco, California. Journal 
of Paleontology 67(6):1058-1063.
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6.9	 Environmental Quality Policies* 

NOISE

6-1:  Require new residential and hotel 
development in the Plan Area to complete 
an acoustical evaluation of proposed exterior 
sound insulation. This acoustical evaluation shall 
address the use of noise-attenuating windows and 
building materials and shall be conducted by a 
certified acoustical consultant. New residential 
and hotel development shall incorporate adequate 
noise attenuation into the design and site planning 
of the project in order to achieve an interior noise 
level of not more than 45 dBA. 

6-2:  Locate loading docks such that noise 
effects to nearby uses are minimized. This 
can be done by locating the loading docks to be 
interior (within a garage space) or oriented such 
that the building provides shielding between 
loading activities and adjacent sensitive land uses.

6-3:  Contro l  noise f rom night t ime 
construction.* Should construction be planned 
for the nighttime hours of 10:00 p.m. to 7:00 
a.m. within 500 feet of a residential land use, the 
contractor(s) shall develop a construction noise 
control plan that demonstrates that noise from 

construction activities will comply with the City 
noise limit of 60 dBA at a distance of 100 feet  
unless a permit is issued by the City. 

6-4:  Reduce potential conflicts between 
sensitive receptors and noise-generating uses. 
(*) A noise analysis shall be required for new 
development under the Specific Plan that includes 
onsite noise-generating activities and equipment 
(e.g., places of entertainment with amplified 
music, HVAC equipment, emergency generators, 
loading docks, and mechanical equipment). The 
analysis shall demonstrate that the operational 
noise sources associated with the proposed use 
would not adversely affect nearby noise-sensitive 
uses and would not result in a noise level that 
would be in excess of applicable standards. All 
recommendations necessary to ensure noise 
sources would meet applicable requirements of 
the noise ordinance and would not result in 10 dB 
or more increases in ambient noise levels shall be 
incorporated into the building design and building 
operations.  Should the analysis demonstrate that 
predicted noise levels may not meet applicable 
requirements, a noise control plan shall be 
required. This analysis shall be conducted prior to 
the first project-approval action. 

6-5:  Control sound levels associated with the 
operation of sound amplifying equipment.* 
Should the City have reason to believe that noise 
from amplified music or speech at a given event 
may exceed 15 dB over the ambient noise level 
at a distance of 100 feet from the source, the City 
will either require a noise analysis demonstrating 
expected compliance with the applicable noise 
restrictions or require noise monitoring during the 
event to measure actual sound levels and enable 
real-time reductions in amplified noise, if necessary.

6-6:  Limit emergency generator testing to 
daytime hours. Daytime hours are considered to 
be 7:00 AM to 10:00 PM. 

HAZARDOUS MATERIALS

6-7:  Require new development with hazardous 
materials on site to create digital pre-incident 
plans. These plans shall be distributed to the San 
Bruno Fire Department as a condition of approval of 
a development entitlement prior to the issuance of 
a certificate of occupancy for the project site.	

6-8:  Protect groundwater supplies from 
chemical pollution. Developers and property 
owners shall ensure that any development 
occurring on parcels where dewatering is needed 
(anticipated but not limited to parcels 5, 9, 12, 
13, 14, or 15, see Figure 2-2) is subject to review 
and approval by the County of San Mateo’s 
Groundwater Protection Program (see also, 
Policies 6-19 through 6-25). 

* Policy implements mitigation measure required by 
Environmental Impact Report for all development under 
Specific Plan. 

(*) Policy implements mitigation measure required by 
Environmental Impact Report for all development under 
Specific Plan except Phase I Development. 



BAYHILL SPECIFIC PLAN120

AIR QUALITY

6-9:  Reduce construction-related emissions.* 
All applicants proposing development of projects 
within the Plan Area shall reduce construction 
related emissions by requiring contractors (as a 
contract condition) to implement the following 
requirements, unless an analysis conducted by a 
qualified consultant demonstrates that a particular 
measure is not required to meet air quality 
standards:

a.	 Use Tier 4 final engines for all off-road 
equipment greater than 50 horsepower (hp) 
and operating for more than 20 total hours over 
the entire duration of construction activities.*

b.	 Use diesel trucks with 2010 or later compliant 
model year engines during construction.(*)

c.	 Use renewable diesel during construction.(*)

d.	 Use low-VOC coatings during construction. (*) 

e.	 Implement fugitive dust best management 
practices.* 

6-10:  Estimate construction related air quality 
emissions for projects exceeding BAAQMD 
screening sizes. (*) Applicants proposing 
development projects within the Plan Area shall 
compare their project size with the BAAQMD 
screening sizes appropriate to their project for 
construction criteria pollutants found in Table 3-1 
in the Bay Area Air Quality Management CEQA 
Guidelines (May 2017). The screening limit for 
general office buildings, office park is 277,000 
square feet, with different screening limits for other 

developments types.  If the project is less than the 
screening limit for its project type, the Applicant 
shall also confirm conformance with other 
screening requirements in relation to demolition, 
extensive site preparation and simultaneous 
construction activity.  

If the project is not excluded based on BAAQMD 
screening criteria, the applicant shall estimate 
annual average emissions for each year of 
construction and compare the annual average 
emissions for each year of construction to the 
BAAQMD thresholds used in the Specific Plan 
EIR for criteria pollutants.  The emissions estimate 
shall be provided as part of the project’s initial 
application to the City for the project.  The City 
will review the estimate and confirm whether 
offsets are required for construction.  If the 
proposed developments are estimated to result 
in exceedances of any threshold(s), the applicants 
shall coordinate with a third-party or governmental 
entity to pay for criteria pollutant offsets for every 
year in which construction emissions are estimated 
to exceed BAAQMD thresholds. Emission 
reduction projects and fee will be determined in 
consultation between the applicant and the third-
party or governmental entity. The agreement shall 
be provided to the City for approval and shall be 
secured prior to any year in which construction 
activity is estimated to result in an exceedance.

6-11:  Ensure high air quality in the vicinity of 
sensitive receptors. (*) Should any new sensitive 
receptors, such as residential projects and daycare, 
be sited within the Plan Area, developers shall be 
required to install high-efficiency filters. Should 

any new sensitive receptors be sited within 1,000 
feet of sources of toxic air contaminants (TAC), 
developers shall further be required to incorporate 
any other additional design features to minimize 
any potential health risk following the preparation 
of a site-specific construction and operational HRA.

6-12:  Purchase operational mitigation 
credits if warranted. (*) Applicants proposing 
development of projects within the Plan Area 
shall compare their project size with the BAAQMD 
screening sizes appropriate to their project for 
construction criteria pollutants found in Table 3-1 
in the Bay Area Air Quality Management CEQA 
Guidelines (May 2017). The screening limit for 
general office buildings, office park, or government 
office building is 346,000 square feet, 323,000 
square feet, and 61,000 square feet, respectively. 
The screening limit for general office buildings, 
office park, or government office building is 
346,000 square feet, 323,000 square feet, and 
61,000 square feet, respectively, with different 
screening limits for residential, retail, hotels, and 
other developments.  

If the project is not excluded based on BAAQMD 
screening criteria, the applicant shall estimate 
annual average operational emissions for each 
operational year over the life of the project (30 
years) and compare the annual average emissions 
for each year of construction to the BAAQMD 
thresholds used in the EIR for criteria pollutants. 
The emissions estimate shall be provided as part 
of the project’s initial application to the City for 
the project.  The City will review the estimate and 
confirm whether offsets are required for operation. 
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If the proposed developments that are estimated 
to result in exceedances of thresholds during 
any year of the project’s life, the applicants shall 
coordinate with a third-party or governmental 
entity to pay for criteria pollutant offsets for every 
year in which operational emissions are estimated 
to exceed the BAAQMD thresholds. If the estimate 
shows exceedances of multiple criteria pollutants 
above the BAAQMD thresholds, then offsets must 
be obtained to address each pollutant above the 
thresholds. Emission reduction projects and fee 
will be determined in consultation between the 
applicant and the third-party or governmental 
entity. The agreement shall be provided to the City 
for approval and shall be secured prior to any year 
in which operational activity is estimated to result in 
an exceedance. The payment for the emissions can 
either be on an annual basis or done once upfront 
prior to operation.

6-13:  Develop and maintain best practices for 
reducing air pollutant emissions associated with 
the operational phase of development. These 
practices may include, but are not limited to:

a.	 Low-Emission Generators - Encourage existing 
uses to retrofit generators with Best Available 
Control Technology to meet ARB’s Tier 4 
emission standards. Encourage the use of zero 
emission back-up power.

b.	 Loading Plans - Require new large commercial 
projects to prepare a loading plan aimed 
to minimize truck idling and reduce diesel 
particulate emissions related to truck loading.

c.	 Green Commercial Products - For all projects 
developed within the Plan Area, developer(s) 
are required to provide education for 
residential and commercial tenants concerning 
green consumer products. Prior to receipt 
of any certificate of final occupancy, the 
project sponsors are required to work with 
the City of San Bruno to develop electronic 
correspondence to be distributed by email to 
new residential and commercial tenants that 
require the purchase of consumer products that 
generate lower than typical VOC emissions. 
Examples of green products may include 
low-VOC architectural coatings, cleaning 
supplies, and consumer products, as well as 
alternatively fueled landscaping equipment.

d.	 Encourage the use of all-electric landscaping 
equipment.

GREENHOUSE GASES

6-14:  Implement BAAQMD-recommended 
construction best management practices.* 
All applicants within the Plan Area shall 
require their contractors, as a condition 
of contrac ts, to reduce construc tion- 
related GHG emissions by implementing 
BAAQMD’s recommended best management 
practices, including the following measures (based 
on BAAQMD’s (2017) CEQA Guidelines):

a.	 Ensure alternative fueled (e.g. biodiesel, 
electric) construction vehicles/equipment make 
up at least 15 percent of the fleet.

b.	 Use local building materials of at least 10 
percent (sourced from within 100 miles of the 
Plan Area).

c.	 Recycle and reuse at least 50 percent of 
construction waste or demolition materials.

6-15:  Implement GHG reduction measures or 
their equivalent.(*) Applicants of future projects 
shall implement the following operational GHG 
emissions reduction strategies where feasible.  
If a measure is not feasible, applicants must 
demonstrate why a measure is not feasible and 
implement equivalent GHG reductions or pay a 
mitigation fee per Policy 6-16 (see below).

a.	 LEED certification - New development in 
the Plan Area shall be required to be capable 
of achieving LEED Silver certification or 
equivalent, or a higher certification.

b.	 Electric space and water heating for new 
buildings - New construction in the Plan Area 
shall be required to employ electric space and 
water heating

c.	 Solar roofs - New construction in the Plan Area 
shall be required to employ solar panels on at 
least 30 percent of roof square footage. 

d.	 Waste minimization program - New 
non-residential uses in the Plan Area shall be 
required to implement recycling (including 
organics recycling) and reusable product use 
programs. 
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6-16:  Purchase GHG mitigation credits.(*) 
For applicants of projects that do not propose 
to implement all of the GHG reduction measures 
in Policy 6-17 and do not propose equivalent 
reduction measures to compensate for the 
measures not implemented, the project applicant 
shall be required to pay a mitigation fee on a pro 
rata basis for net operational GHG emissions 
to compensate for emissions foregone from 
not implementing all measure in Policy 6-17 or 
providing equivalent reductions. Project applicants 
shall supply a 30-year operational GHG emissions 
estimate showing the difference between 
implementing a measure (or measures) in Policy 
6-17 and not implementing it, and purchase credits 
for the difference from a voluntary credit provider 
that has an established protocol to demonstrate 
that the reduction of GHG emissions are real, 
permanent, quantifiable, verifiable and enforceable 
in conformance with definitions in the California 
Health  and Safety Code.  GHG credits should be 
in geographies closest to San Mateo County first 
and only go to larger geographies if adequate 
credits cannot be found in closer geographies, or 
the procurement of such credits would create an 
undue financial burden.  Applicants shall provide 
documentation to the City as to how they are 
meeting this requirement annually for up to 30 
years.    

6-17:  Participate in local programs to reduce 
GHGs. Building owners are encouraged to engage 
in local government- and utility-run programs to 
promote energy efficiency and reduce GHG 
emissions. These programs include, but are not 
limited to:

a.	 PG&E Energy Efficiency Programs - 
Promote and assist with marketing and outreach 
for PG&E energy efficiency and demand 
response programs for the nonresidential 
sector. Leverage existing rebates and consider 
adding additional rebates for energy efficient 
retrofits, energy efficient solar panel installation, 
solar parking, and energy efficient hot water 
systems.

b.	 San Mateo County Energy Efficiency Program -  
Participate in San Mateo County Energy Watch 
and leveraged benchmarking to identify energy 
efficiency audit and retrofit projects and track 
energy performance. 

GROUNDWATER 

6-18:  Maintain high levels of water quality 
within the Westside Basin.  Developers shall 
support the water quality of the Westside Basin 
by utilizing sustainable landscaping practices that 
minimize irrigation and runoff, promoting surface 
infiltration, and minimizing use of pesticides and 
fertilizers, where possible.

6-19:  Require groundwater monitoring well 
installation and sampling prior to dewatering 
activity.* For any development proposing 
excavation and dewatering, project proponents 
shall install groundwater monitoring wells in the 
public right-of-way or easement and collect and 
test samples prior to dewatering activity. Wells are 
to be drilled as deep as the garage depth being 
proposed.

6-20:  Require project proponents to provide 
estimates of construction dewatering duration, 
rates, volumes, methods, radius of impact, and 
disposal plan as part of project consideration 
and provide updated evaluations during 
construction.  Require that an independent 
consultant monitor and confirm validity of the 
estimates during construction after dewatering 
efforts are underway and site conditions are better 
understood at a frequency determined by the City.  
The project shall be phased such that groundwater 
extractions do not exceed more than 8.5 percent of 
total designated max pumping volume allocation 
for the City of San Bruno from the South Westside 
Basin (i.e., less than 200 AF per year or less than 
1,000 AF over 5 years).  

6-21:  Evaluate the proposed dewatering 
discharge’s impacts on the utility system 
and limit volumes, flow rates or timing of 
dewatering water discharge based on City 
storm drain or other utility capacity constraints.  
Fees will be assessed as appropriate.

6-22:  Hold construction dewatering in baker 
tanks to settle solids and allow for testing to 
confirm the water is free from contamination 
prior to being discharged to the storm system. 

6-23:  Require project proponents to 
undertake adequate structural design and 
water proofing of all subsurface garages to 
ensure that dewatering does not take place 
during the life of the buildings.  Garage walls 
and floors shall not be painted in a manner that 
could mask the evidence of water intrusion. Require 
a City-approved plan for ongoing monitoring prior 
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to issuance of final occupancy permit and allow the 
City or its representatives access to independently 
inspect waterproofing.

6-24:   Ensure that dewatering water quality is 
monitored and the presence of contaminants 
such as hydrocarbons and VOCs is ascertained.  
If petroleum hydrocarbons or VOCs are detected in 
dewatering water obtain a Fuel and VOC General 
Permit from the RWQCB prior to discharge of 
dewatering water to the storm drain.

If petroleum hydrocarbons or VOCs are not 
detected in dewatering water, require project 
proponents to obtain a Construction General Permit 
for Stormwater from the State Water Board prior to 
discharge of dewatering water to the storm drain.

Depending on the risk level determination for each 
phase of construction, monitoring and reporting of 
various water quality parameters, including pH and 
turbidity, may be required.

6-25:  Address waterproofing failures.   Should 
the City or property owner identify a failure of 
garage waterproofing during the lifetime of the 
garage, the property owner shall immediately take 
steps to inform the City Engineer and repair the 
failure.

a.	 If these repair measures are unsuccessful as 
determined by the City Engineer, the property 
owner shall mitigate the flows to the extent 
possible and provide a report, subject to review 
and approval by the City Engineer, on the 
anticipated levels of discharge and proposal for 
long term disposal. The property owner shall be 
required to install a flow monitor. 

b.	 The City will consider the proposed discharge’s 
impacts on the utility system and whether this 
additional discharge would require the owner 
to detain flow or reduce surface flow to offset 
what could be the expected contribution from 
groundwater, or pay to dispose of the water at 
the sewer discharge fee rate.

BIOLOGICAL RESOURCES

6-26:  Conduct construction activities, 
including those taking place on parking lots, 
outside of the bird-nesting season (February 
1 to August 31) to the extent feasible. If 
construction activities cannot be scheduled 
outside of bird-nesting season, pre-construction 
surveys shall be conducted by a qualified biologist 
to identify any active nests for urban-adapted 
passerines or raptors that may be disturbed during 
construction activities. (note: Policy 3-2 (k) requires 
that any trees removed shall be replaced on a one 
for one basis).

a.	 Surveys shall include a search of all trees and 
ornamental landscaping that could provide 
suitable nesting habitat within a 500-foot radius 
of the proposed disturbance area. Surveys 
shall occur within 14 days prior to the start of 
construction activities, or after any construction 
breaks of 14 days or more . 

b.	 If active nests are identified, and the biologist 
determines that construction activities could 
affect the active nests, a no-disturbance buffer 
area shall be established (typically 250-500 
feet) and all construction activities within 
the buffer area shall be prohibited until the 
biologist has determined that the nests are no 

longer in use. If no active nests are detected 
during pre-construction surveys, no additional 
measures are required.

ARCHAEOLOGICAL RESOURCES AND TRIBAL 
CULTURAL RESOURCES

6-27:  Avoid any significant impacts to 
archaeological resources and tribal cultural 
resources.  Due to the reasonable potential for 
archaeological and tribal cultural resources to be 
present within the Plan Area, an Archaeological 
Monitoring Plan (AMP) shall be developed by 
a qualified professional archaeologist/tribal 
cultural resource specialist prior to any significant 
excavation, trenching or grading for a building 
development project to determine specific areas 
of archaeological and/or tribal cultural resource 
sensitivity within proposed work areas, with a 
copy provided to the Community and Economic 
Development Director. 

a.	 The AMP shall determine whether an on-site 
qualified professional archaeological/tribal 
cultural resource monitor is required during 
project-related ground disturbance. 

b.	 The AMP shall include protocol that outlines 
tribal cultural and archaeological monitoring 
best practices, anticipated resource types, 
and an Unanticipated Discovery Protocol 
(UDP). The UDP shall describe steps to follow 
if unanticipated archaeological discoveries are 
made during project activities work and a chain 
of contact. 
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6-28:  Ensure that contractors can recognize 
archaeological and tribal cultural resources 
in the event that they are discovered during 
construction.  Prior to excavation, trenching or 
grading for a building development project, all 
contractors who are involved with earthmoving 
activities shall receive training overseen by a 
qualified professional archaeologist/tribal cultural 
resource specialist who is experienced in teaching 
non-specialists. They shall also be notified of the 
UDP outlined in the AMP. A copy of the training 
sign-in sheet shall be maintained and made 
available to the City upon request.

6-29:  Assess any archaeological deposits and 
tribal cultural resources discovered during 
construction.  If archaeological deposits or tribal 
cultural resources, including, but not limited to, 
flaked stone or groundstone, midden and shell 
deposits, historic-era refuse and/or structure 
foundations, are encountered during project 
related ground disturbance, work in the area shall 
stop immediately. A qualified archaeologist/tribal 
cultural resource specialist shall be contacted to 
assess the discovery. 

6-30:  Address the discovery of human 
remains.  If human remains of Native American 
origin are discovered during ground-disturbing 
activities, it shall be necessary to comply with state 
laws regarding the disposition of Native American 
burials, which fall within the jurisdiction of the 
Native American Heritage Commission (Pub.Res. 
Code Sec. 5097).  

a.	 If human remains are discovered or recognized 
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 
human remains until the county coroner 
has been notified and all applicable legal 
requirements have been implemented.

GEOLOGY AND SOILS

6-31:  Require that all applicants proposing 
development projec ts involving the 
development of new foundations for buildings 
within the Plan Area prepare a site-specific 
geotechnical exploration as part of the design 
process for the building. The exploration shall 
include borings and laboratory soil testing to provide 
data for preparation of specific recommendations 
regarding grading, foundation design, and drainage 
for the proposed development. The geotechnical 
explorations shall be subject to review and approval 
by the San Bruno Public Works Department.

6-32:  Require that all applicants proposing to 
undertake excavation, drilling, or pile-driving 
activities for new buildings within the Plan 
Area retain a qualified paleontologist prior to 
the start of any ground-disturbing activities.  
The paleontologist should be qualified as defined 
by the Society for Vertebrate Paleontology and 
experienced in teaching non-specialists. The 
qualified paleontologist shall train all construction 
personnel who are involved with earthmoving 
activities, including the site superintendent, 
regarding the possibility of encountering fossils, the 

appearance and types of fossils that are likely to be 
seen during construction, and proper notification 
procedures should fossils be encountered. 
Procedures to be conveyed to workers include 
halting construction within 50 feet of any potential 
fossil find and notifying a qualified paleontologist, 
who shall evaluate the significance. The qualified 
paleontologist shall also make periodic visits during 
earthmoving in high sensitivity sites to verify that 
workers are following the established procedures.

6-33:  Require that all applicants undertaking 
earth moving projects within the Plan Area 
adequately respond to the discovery of 
paleontological resources. Developers shall 
follow the following steps regarding discovery of 
paleontological resources: 

a.	 If paleontological resources are discovered 
during earthmoving activities, the construction 
crew shall immediately cease work near the find 
and notify the project applicant. Construction 
work in the affected areas shall remain stopped 
or be diverted to allow recovery of fossil 
remains in a timely manner. 

b.	 The project applicant shall retain a qualified 
paleontologist to evaluate the resource and 
prepare a recovery plan in accordance with 
Society of Vertebrate Paleontology guidelines. 
The recovery plan may include a field survey, 
construction monitoring, sampling and 
data recovery procedures, museum storage 
coordination for any specimen recovered, and 
a report of findings. 
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c.	 Recommendations in the recovery plan that 
are determined by the project applicant to be 
necessary and feasible shall be implemented 
before construction activities can resume at the 
site where the paleontological resources were 
discovered. 

d.	 The project applicant shall be responsible for 
ensuring that the monitor’s recommendations 
regarding treatment and reporting are 
implemented.
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7 	 Implementation
The Bayhill Specific Plan provides a comprehensive 
framework and set of policies. Achieving the full 
development potential of the Plan will require a 
range of efforts and actions on the part of the City, 
property owners, developers and other involved parties. 
These include regulatory measures, infrastructure 
improvements, and securing needed financing. This 
chapter details the major policies and public actions 
that ensure effective implementation of the Plan. Of 
course, some level of flexibility will be required to 
adapt to changing circumstances that unfold over 
the life of the Plan.
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7.1	 Regulatory Implementation

The Bayhill Specific Plan is the primary City policy 
document governing future land use within the 
Bayhill Planning Area. Implementation requires 
additional regulatory actions by City Council, Planning 
Commission, City staff, and others.  These include 
General Plan and Zoning Ordinance amendments to 
ensure both are consistent with the Plan, as well as 
individual project design review and related approvals. 
The primary regulatory actions are described below.

General Plan Amendment
Adoption of the Bayhill Specific Plan includes General 
Plan amendments adopted concurrent with the 
Specific Plan to reflect the Specific Plan’s vision, goals, 
and policies and incorporate the Planning Area’s 
development (buildout) potential in City buildout 
projections. The General Plan amendments maintain 
“vertical consistency” across the General Plan and 
various supporting documents to foster clarity and 
predictability, as well as compliance with State law. 
Prior to adoption of this Specific Plan, the properties 
located within the Bayhill Specific Planning Area had 
a General Plan land use classification of Regional 
Office, with the exception of the Bayhill Shopping 
Center which had a General Plan land use classification 
of Neighborhood Commercial. The Regional Office 
General Plan land use classification did not allow for 
residential uses, and the Neighborhood Commercial 
General Plan land use classification conditionally 

allowed residential uses on the upper floor level as 
part of a mixed-use development, but did not permit 
residential uses on the ground floor.    

The Bayhill Specific Plan establishes housing and 
mixed-use overlay zones on a total of 20.56 acres in 
the southern portion of the Planning Area that allow 
for the development of up to 573 residential units. 
The Bayhill Specific Plan Regional Office General Plan 
land use designation allows for multi-family residential 
uses and the Bayhill Specific Plan Neighborhood 
Commercial General Plan land use designation 
allows for multi-family and mixed-use residential 
developments with residential uses on the ground 
floor so long as the overall amount of commercial/
retail use is not reduced from its current level in the 
Bayhill Neighborhood Commercial designation.

Zoning Ordinance
While the General Plan establishes a policy framework, 
the Zoning Ordinance prescribes standards, rules, 
and procedures for development. The Zoning 
Ordinance translates Specific Plan policies into 
specific use regulations, development standards, 
and performance criteria that govern development 
on individual properties. The Specific Plan provides 
policies for new and modified land use districts and 
overlays, use and development standards, and density 
and intensity limits, consistent with the Specific Plan’s 
land use classifications and development standards 

included in Chapter 2, Land Use. These polices are 
incorporated in a Zoning Code amendment along 
with Zoning Map amendments, adopted concurrent 
with the Specific Plan, ensuring that the Planning 
Area Zoning classifications are in conformance with 
the Plan.

Project-based Planning 
Review and Approval
Ultimately the phasing of development and necessary 
improvements within the Planning Area will be based 
on market factors as well as costs and available 
financing. During the development process, much 
of the look and feel of the Planning Area will be 
determined by the architecture, landscaping, layout, 
and maintenance of individual developments, as 
prescribed by the design standards and guidelines 
articulated in Chapter 3, Urban Design and Public 
Realm. However, the City must take the lead in 
coordinating the needed area-wide actions that 
enable complete implementation of the Plan and 
its vision.  Accordingly, implementation of the Plan 
requires action by several different Departments and 
divisions within the City, including the Community and 
Economic Development, Public Works, Community 
Services, Police and Fire Departments.  
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Prior to development occurring on any parcel, it will 
generally be subject to the following review and 
discretionary approval process (other review may 
be required depending on the project):

•	 Approval of Tentative Map, parcel map or lot line 
adjustment (if parcel lines need to be modified), 
including related street vacations and dedication.

•	 Bayhill Specific Plan Development Permit subject 
to review by the Planning Commission and, upon 
appeal, to the City Council.

•	 Architectural Review Permit review by the 
Architectural Review Committee, and approval 
by the Planning Commission.

•	 Conditional Use Permit (CUP) for uses requiring 
such a permit.

•	 Certain improvements in the City’s street right-
of-way such as new curb painting or other 
public roadway changes or improvements may 
require review from the Traffic Safety and Parking 
Committee (TSPC) and approval by the City 
Council.

•	 For projects in excess of the amount of 
development permitted under the zoning in 
place prior to adoption of the Bayhill Specific 
Plan, the project applicant is required to provide 
Community Benefits (see Section 7.3 for further 
discussion).

Once the project receives all discretionary approvals, 
it will then proceed through the Building Permit and 
other permits (such as grading and encroachment) 
review process.

This section describes the general approaches 
and policies for funding both the one time and 
on-going costs of providing the public infrastructure, 
improvements and services needed to implement 
the Specific Plan.  It is designed to ensure that new 
development within the Planning Area “pays its 
own way” and does not put a strain on the City’s 
financial resources. 

The need to improve and expand public infrastructure 
and services to and within the Planning Area will 
evolve over time and it will be important to ensure that 
adequate funding is secured prior to development. 
The funding resources for needed improvements 
and public services are to be generated by the 
property owners, developers, and/or tenants within 
the Planning Area, and, in some cases, developers 
across the entire city.  

While this section focuses on funding for the 
infrastructure and public services required to serve 
or mitigate the impact of land uses within the Planning 
Area, the City also seeks to ensure new development 
provides “Community Benefits” to the entire City and 
its residents.  Section 7.3 describes the “Community 
Benefits Program” applicable to the Plan so that 
implementation results in benefits above and beyond 
those designed to serve the Planning Area itself.

7.2	 Funding for Infrastructure and 
Services

Overview of Funding 
Needs and Phasing
Development in the Planning Area is required to 
pay, in one manner or another, the full costs of the 
improvements and services needed to accommodate 
the development and land uses therein. While the 
specific nature and scope of the needed facilities 
and services may change over the life of the Plan 
depending on the pace of development, technology, 
and other factors, the Specific Plan and other City 
sources provide baseline information on the applicable 
standards and related requirements.

In particular, Chapter 4, Access and Connectivity, 
and Chapter 5, Infrastructure, describe the type and 
level of improvements and services needed.  The 
Bayhill Specific Plan Environmental Impact Report 
identifies a number of mitigation measures necessary 
to address various Plan environmental impacts.  Finally, 
the Citywide Development Impact Fee program 
(DIF), which can be found on the City of San Bruno 
website, identifies infrastructure improvements and 
public facilities needed to serve new development 
across the entire City of San Bruno.1

1  As required by State law, the Citywide Development 
Impact Fee program will be updated periodically during the 
life of the Plan to ensure the facilities included (and associated 
costs) correspond to updated land use buildout, City capital 
facility and infrastructure needs, updated cost estimates, 
and other factors. Typically, these updates are conducted in 
five-year increments, although they can occur more or less 
frequently at the discretion of the City.
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Table 7-1 provides cost estimates (in 2020 dollars) for 
the primary infrastructure improvements necessary 
to support full development of the Specific Plan 
at build-out and their approximate time frame or 
phasing for implementation. Table 7-1 lists only 
those capital facilities projects and studies that 
the City will either lead and/or develop in order to 
implement the Specific Plan.  Private developers will 
undertake all on-site improvements and adjacent 
right-of-way improvements required by the Plan, 
as required by the policies in Chapter 3, Urban 
Design and Public Realm, Chapter 4, Access and 
Connectivity and Chapter 5, Infrastructure, Public 
Facilities and Services.  Some capital facility and 
access improvements needed to serve the Specific 
Plan development will be undertaken by the City, with 
funding from private developers.  In recognition that 
some of these improvements and facilities needed 
to serve the Bayhill Specific Plan also provide a 
Citywide benefit, Table 7-1 includes preliminary 
estimates of the costs of these improvements and 
the portions of costs allocated to the Planning Area.  

Developers in the Planning Area will be subject to 
other financial obligations including but not limited 
to City development impact fees, affordable housing 
impact fees, public art fees, permit fees, utility capacity 
charges and connection fees, and the fees of other 
service districts (such as school fees), among others.  
Table 7-1 excludes the cost of on-going public 
services needed to serve the land uses in the Specific 
Plan, such as public safety and the maintenance of 
public spaces and rights-of-way.  While some of 
these costs will be covered through the expansion 
of existing City General Fund revenues, others may 
require additional financing, particularly for required 

levels of service that exceed the City-wide norm. 
Financing mechanisms for such services are further 
described later in this Chapter.

The Specific Plan assumes that development will 
occur in phases over time.  Capital facilities, public 
improvements, and public services will need to be 
planned and coordinated to ensure that facilities 
and services are adequate to serve each phase and 
that each individual development phase can stand 
alone functionally and aesthetically, including the 
provision of adequate parking, if subsequent phases 
are not developed.   Infrastructure requirements and 
costs are also likely to change based on a variety 
of factors (e.g. technology, evolving needs, market 
considerations, inflation, etc.).    

For phased projects, a Development Phasing Plan 
is required to be submitted for City review and 
approval. This Phasing Plan indicates the infrastructure 
improvements to be made during each phase and 
demonstrate that those improvements are adequate 
to address the needs of each phase and plan build-
out. The Phasing Plans indicate the total number of 
remaining development phases proposed, and where, 
when, and how much development, street and/or 
intersection, and Greenway improvements will be 
provided in each phase consistent with Specific Plan 
policies. New development applicants may choose 
to complete more improvements than required for 
a given amount of development in order to realize 
construction/cost efficiencies, to market future phase 
development sites, to enhance the attractiveness of 
existing facilities, and/or for other reasons. Phasing 
Plans may be changed with successive development 
applications, provided that development phases 
stand-alone functionally and aesthetically.

Overview of Funding 
Tools and Resources
A variety of funding mechanisms, tools and resources 
are available to address the public improvement 
costs outlined above. While the following discussion 
outlines a menu of options, some of those mechanisms 
are more effective than others in addressing the 
particular needs of this Specific Plan. Accordingly, 
while many options are presented, specific tools are 
recommended for implementation in the near term 
to meet Plan needs.

The appropriate and most effective funding 
mechanism will vary based on the nature of the 
improvement or service being delivered.  Other factors 
relevant to these decisions include the timing (e.g. 
when the funds are needed), level and frequency of 
costs (e.g. on-going versus one-time costs), who are 
the primary beneficiaries and responsible parties, 
and funding availability, among others.

Some degree of flexibility will be required given 
the uncertainty associated with securing various 
funding sources; the following tools and mechanisms 
have been identified as potentially applicable for 
implementing the Plan. During the build-out of 
the Specific Plan other funding sources may be 
identified as particularly useful or effective and may 
be utilized as appropriate. The tools and mechanisms 
listed after the costing table are presented not as 
an exhaustive list, but as those most applicable 
given the circumstances and information available 
during preparation of the Specific Plan.  The funding 
mechanisms can be used separately or in combination.
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Table 7-1: Project-Wide Public Facility Cost Estimates

Cost Item1 Estimated 
Project Cost

Bayhill Specific 
Plan Share

Timeframe/Phasing

Access and Connectivity Projects2

1 Signalize Traeger Avenue and San Bruno Avenue and install 
sidewalk on the south side of San Bruno AvenueC

$1,800,000 $791,000 1-5 Years

2 Implement bicycle and pedestrian crossing improvements at El 
Camino Real and Bayhill Drive/Euclid Avenue3,B

$1,500,000 $374,000 1-5 Years

3 Gateway and Wayfinding Signs for the Bayhill Office Park4 $500,000 $500,000 1-5 Years

4 Conduct a First/Last Mile Study for travel between the Planning 
Area and BART and Caltrain Stations4, 5

$300,000 $300,000 1-10 Years

5 Install signal interconnect in and around Bayhill Office Park2 and 
optimize signal cycle length timing for all signalized  
intersections internal to and within a  
quarter-mile of the Planning Area4

$770,000 $490,000 5-10 Years for infrastructure; 
Upon completion of each Phase 
of development for operation

6 Implement lane reconfiguration including striping, signage and 
signal timing improvements at San Bruno Avenue off-ramp I-280 
northboundA,C

$600,000 $264,000 5-10 Years

7 Signalize Cherry Avenue and Bayhill Shopping Center Driveway $1,100,000 $483,000  5-10 Years

8 Implement street network improvements on San Bruno Avenue 
between Cherry Avenue and I-280 on-ramp (either modify 
medians and install bicycle lanes or add a third westbound lane 
on San Bruno Avenue approaching I-280 on-ramps)C

$1,100,000 $483,000 5-20 Years

9 Modify northbound approach at I-280 southbound and Sneath 
Lane to include left-turn pocket, through lane, and free right 
turnC

$3,000,000 $1,319,000 5-20 Years

10 Implement a bicycle and pedestrian wayfinding system with 
directions and travel time estimates to BART, Caltrain, and 
Downtown4

$200,000 $200,000 Concurrent with adjacent 
development

11 Implement pedestrian crossing improvements at El Camino Real 
and San Bruno Avenue3,B

$1,100,000 $274,000 Concurrent with street network 
improvements on San Bruno 
Avenue
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Cost Item1 Estimated 
Project Cost

Bayhill Specific 
Plan Share

Timeframe/Phasing

12 Install a westbound right-turn pocket at San Bruno Avenue and 
Cherry Avenue6,C

$1,500,000 $659,000 Evaluate prior to  
beginning each Phase  
of development

13 Conduct public parking and curbside loading survey and use 
results to re-evaluate parking supply and configuration4

$280,000 $280,000 Every three years upon comple-
tion of Phase I

14 Install marked pedestrian crossing with flashing pedestrian 
beacon at San Bruno and Acacia Avenue

$500,000 $220,000 Contingent on construction of 
Civic Use

Subtotal $14,250,000 $6,637,000

Water Supply

Buried water tank at Commodore Park7 $20,000,000 $4,420,000 1-5 Years

Stormwater

Parallel 72-inch drain pipeline within 30-foot wide easement8 $5,400,000 $0 Concurrent with development

Grand Total (Rounded to the nearest 10,000) $39,650,000 $11,060,000

A EIR Mitigation Measure
B Improvements Assumed to be Implemented by the EIR
C Project would address a near-term or long-term LOS inconsistency with the San Bruno General Plan.

Notes:

1. Excludes improvements, including within the public right-of-way, paid for by the developer as part of their project, conditions of approval, or required on-site facilities.

2. Access and Connectivity project cost allocations are based on trip generation numbers. Unless footnoted otherwise, the transportation project is necessitated as a result of the growth from the 
Specific Plan adoption and/or serves and benefits the Planning Area. The Bayhill Specific Plan Share is its share relative to the projected Citywide new development growth (44 percent of Estimated 
Project Cost).

3. The access and connectivity project is listed in the City’s Walk ‘n Bike Plan (2016). The Bayhill Specific Plan Share is its share relative to the projected Citywide new development growth and 
existing City users, with greater benefit being provided to the Bayhill Office Park due to the proximity of the improvements (25 percent of Estimated Project Cost).

4. The primary beneficiary of the project is the Planning Area who therefore pays for the project.  

5. The Area Impact Fee will be amended to capture the costs to implement the capital facilities and infrastructure costs that result from the First/Last Mile Study.

6. Cost for acquisition of a portion of private property is based on a May 2019 appraisal of a parcel near Caltrain. 

7. The Bayhill Specific Plan Share is its share relative to the projected Citywide new development growth and existing City users (25.5 percent of the Estimated Project Cost).   The Bayhill Specific 
Plan Share contribution to the larger water tank has been adjusted down (22.1%) to account for the fair share payment of the smaller water tank in the Citywide Development Impact Fee.

8. The developers are not required to contribute to the stormwater project because the improvement addresses an existing City deficiency in the storm drain system. A 30-foot easement shall be 
provided along the alignment of the storm drain pipeline if the existing or realigned storm drainpipe remains at 72 inches. The easement width may be reduced to 20 feet along the alignment if the 
developer constructs a single larger conveyance pipe at the City determined required capacity.
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EXISTING CITY TAXES, FEES, CHARGES 
AND RELATED REQUIREMENTS
Planning Area developers and tenants will be 
responsible for paying all existing City taxes, fees 
and charges, including sales and business license 
taxes, the Citywide Development Impact Fees, and 
various utility fees and charges, among others.  Some 
of the revenue generated from these sources may 
help pay developers’ financial obligations associated 
with Planning Area infrastructure improvements and/
or service or maintenance requirements.  In addition, 
these existing obligations or requirements may be 
updated over time to reflect changes in delivery 
costs and other factors.

Currently the property and businesses located in the 
Planning Area generate substantial property, retail 
sales and business license tax revenue for the City’s 
General Fund, the primary funding source for on-going 
public service costs Citywide and within the Planning 
Area. During and after the build-out of the Specific 
Plan, these revenues have the potential to increase 
substantially, both as a result of one-time point-of-sale 
transactions from new construction projects as well 
as from the on-going impact of expanded business 
activity and employment.  Accordingly, the City seeks 
to ensure that the sales and business license taxes 
attributable to activity within the Planning Area are 
accurately and fully reported as occurring in the 
City (rather than another jurisdiction, for example).  
A Tax Localization Plan can establish tax collection 
and reporting procedures and protocol to help 
ensure this outcome, to the extent allowed by law. 

MELLO-ROOS COMMUNITY 
FACILITIES DISTRICTS (CFDS) 
California’s Mello-Roos Community Facilities Act of 
1982 allows for the creation of a special district, often 
referred to as a Mello Roos District, which is authorized 
to levy a special tax to finance public facilities and 
services.  A Community Facility District (CFD) may 
be initiated by the City Council or by property owner 
petition, and must be approved by a two-thirds 
majority of either property owners or registered voters 
(if there are more than 12 registered voters living in 
the area).  A key advantage of a CFD is that it can 
be used to cover the cost of certain public services 
as well as certain infrastructure capital improvement, 
operations, maintenance and replacement costs.  It 
can also be used to secure and cover debt service 
tax-exempt bonds issued to fund up-front infrastructure 
such as utilities, transportation, and other one-time 
improvements needed to serve growth.

CFD special taxes are collected annually with 
property taxes, and may be prepaid if prepayment 
provisions are specified in the tax formula.  The 
special tax amount is secured by a special tax lien 
against the property.  While the tax rate is based on 
a formula that typically takes into account land use 
type, development intensity, and other factors (but 
not value), there is no requirement that the tax be 
apportioned on the basis of how much direct benefit 
each parcel receives.  Among other advantages, this 
provision also allows flexibility on how to distribute 
costs among different types of uses in order to 
reduce burdens on specific classes of development 
(e.g. retail or hotel).

Within the Bayhill Specific Plan, a Mello-Roos CFD 
is particularly well suited for the following facilities 
and services:

•	 Public Services and Maintenance CFD: A 
maintenance CFD could be formed to cover 
the cost of maintaining public rights-of-way and 
associated facilities and improvements within 
the Planning Area. These facilities may include, 
without limitation streets, curbs, gutters, sidewalks, 
and associated lighting and landscaping, public 
parks and plazas, walls and irrigation or drainage 
facilities.2 Maintenance includes replacement, 
and the creation and funding of a reserve fund 
to pay for a replacement.  A public safety CFD 
could also be formed to cover any police or fire 
costs for providing services that exceed the norm 
of the City as a whole. 

•	 Public Facilities CFD: A public facilities CFD 
could be formed to finance the cost of various 
on and/or off-site public infrastructure and 
improvements needed to serve the Specific 
Plan. This tool could be particularly useful for any 
up-front improvements such as transportation 
improvements (e.g. traffic signals, bike-ped 
facilities) since the revenues can be used to 
secure tax-exempt bond proceeds. However, 
CFD debt is usually less appropriate for financing 
up-front facilities with total costs below $2 - $5 
million given issuance and other financing costs.  

2   While landscape and lighting maintenance districts 
(LLMDs) are also used for this purpose, Mello-Roos CFDs 
have become increasingly popular given the higher level of 
flexibility related to scope of services, geography, the tax rate 
and method, and other considerations.
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AREA DEVELOPMENT IMPACT FEES
An Area development impact fee is a one-time 
payment at the time development takes place to cover 
its fair-share contribution to capital facility needs (they 
cannot be used for public services or maintenance).  
Development impact fees can be enacted by the 
City Council through adoption of an ordinance in a 
public hearing and do not require a public vote or 
landowner approval.  The fee levels must be based 
on a “rational nexus”:  a demonstrated relationship 
between the fee amount and the impact or demand 
caused by the development paying the fee.

In the case of the Specific Plan, an Area development 
impact fee would supplement the existing Citywide 
Development Impact Fee program but focus more 
narrowly on infrastructure improvements that primarily 
serve Bayhill and potentially adjacent areas impacted 
by the project. Area development impact fees may 
be especially appropriate for property owners who 
do not want to participate in a CFD until they are 
ready to develop.  Payments by future developers 
may be used to partially reimburse property owners 
who paid up-front costs for facilities or infrastructure 
needed to facilitate earlier phase development on 
their property.  Developers can also be given the 
option to finance the fees by entering into a Mello-
Roos CFD that pays the fee to the City immediately 
and then is repaid over time by a tax on the property.

A potential deficiency of development impact fees 
is that they are typically collected over time as 
development occurs.  To the extent that funding is 
needed “up front” for a particular facility, the fees 
may not generate sufficient revenue when they are 
needed.  Another potential problem is that the 

fees are calculated based on the estimated cost of 
desired improvements and the amount and timing 
of development planned.  If actual development 
does not occur when expected, or never occurs, 
the area will not produce the funding anticipated 
when the fee amount was set. 

DEVELOPER DEDICATIONS, 
CONTRIBUTIONS, AND EXACTIONS 
Under the Subdivision Map Act, developers may be 
required to dedicate land or make cash payments 
for public facilities and infrastructure improvements 
required or affected by their project.  Dedications 
are typically made for road and utility rights-of-way 
fronting individual properties, park sites, and land for 
other public facilities directly required by their projects.

In the case of the Specific Plan, developers may 
be required, as a condition of approval, to provide 
the right-of-way adjacent to their properties; it is 
expected that Grundy Lane will be dedicated to 
the City in Fee Title although other streets within 
the Planning Area may be in private ownership with 
dedication of easements. Developers will also be 
expected to make or fund necessary improvements 
for street frontage and utilities and development 
of Greenways.

Additionally, developers may elect to provide 
dedications or one-time payments for other project 
infrastructure requirements, improvements, or 
mitigations in lieu of participation in one or several of 
the financing mechanisms identified herein, subject to 
the approval of the City.  For example, developers may 
want to “buy their way out” of required participation 
in an area CFD.  In such cases, the City will determine 
and approve the terms and conditions associated with 

such dedications or contributions, if the proposed 
“buy-out” is feasible.

DEVELOPMENT AGREEMENTS
As described further in Section 7.3, in certain 
circumstances individual projects may seek to enter 
into and execute a Development Agreement (DA) 
with the City as part of meeting the Community 
Benefit requirement.  A DA is a legally binding 
contract between the City and project applicant 
(e.g., property owner) that covers the terms and 
conditions under which a particular project may 
proceed.  Depending on circumstances, another 
mechanism to bind the parties may be used.

DAs differ from ordinary rezoning decisions or other 
public approval because, in addition to binding the 
developer to detailed plans and conditions, they 
also will commit the City to a specified course of 
action.  In addition, DAs usually incorporate vesting 
provisions that protect the development entitlement 
from future regulatory changes by the City.  For the 
Specific Plan, a DA and any amendments would 
need to be approved by the San Bruno City Council 
through an ordinance approval process.

A DA provides developers with assurances that 
the land use entitlements for a project will not be 
changed in the future during the specified term of 
the DA.  In return for these public considerations 
and assurances, the developer may make financial 
commitments beyond those allowed through typical 
subdivision ordinance dedications and City planning 
entitlement exactions and/or development impact 
fees.  For projects under the Bayhill Specific Plan, 
the DA is expected to provide specific information 
on one-time and on-going financial obligations the 
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City will require of the project applicant. 

PROPERTY BUSINESS IMPROVEMENT 
DISTRICT (BID/PBID)
BIDs or PBIDs can provide funding for both facilities 
and services sought by property owners and/or 
tenants within a particular district. PBIDs are typically 
organized and funded by property owners (and BIDs 
by tenants) and can be dissolved by them as well. 
Consequently, BIDs and PBIDs are most appropriate 
for services or facilities that are over and above 
those sought or required by the City. Common 
improvements and services funded by BIDs or PBIDs 
include streetscape enhancements, “clean and safe” 
services (e.g. private security), special events and 
marketing activities, and other local enhancements 
sought by tenants or property owners.  

SUMMARY OF POTENTIAL 
FUNDING SOURCES AND USES
Table 7-2 presents a matrix linking the infrastructure 
and public service costs within the Specific Plan 
to the most applicable funding sources described 
above. As shown, there are multiple options for 
funding many of the Specific Plan costs.  In addition, 
funding sources can be combined and/or used to 
replace others (e.g. “buy-down”) over time.  The 
most appropriate funding source(s) will depend on 
the unique circumstances that apply to individual 
projects and may evolve over time.  In addition, the 
approach will be guided by the funding policies and 
implementation actions described on the following 
pages.

Table 7-2: Potential Funding Sources for Infrastructure and Services within the Specific Plan Area  

Potential Funding Mechanism
Cost Item Existing 

City Fees, 
Charges, Etc.

Area 
Development 
Fees

Developer 
Dedications 
/ Exactions

Development 
Agreements

Public 
Facilities 
CFD

Maintenance 
and Services 
CFD

BID / 
PBID

Transportation 
Facilities

X X X X X

Water Supply X X X X X

Wastewater X X X X X

Stormwater X X X X X

CityNet 
Services (fiber)

X X X X X

Landscape 
and ROW 
Maintenance

X X X

Public Safety 
Services

X X X

Given the amount and type of expected land uses 
within the Bayhill Specific Plan, build-out will have a 
transformative effect on the City of San Bruno.  These 
effects will be significant and citywide, touching the 
economic, social, cultural, physical, and institutional 
fabric of the entire community. At the same time, the 
expanded development potential conferred by the 
Specific Plan will provide significant economic value 
to participating property owners and developers.
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The Community Benefit Program is designed to 
ensure that implementation of the Specific Plan will 
support the provision of public services and facilities, 
including civic, cultural, recreational, institutional, and 
others, that benefit the entire City and its residents.  
It seeks to accomplish this in part by ensuring that 
the City participates in, or captures, a portion of 
the economic value created by the development 
entitlements conferred by the Specific Plan. 

While Community Benefits are separate from the 
infrastructure and public service obligations described 
in Section 7.2, they are nevertheless related and 
interdependent. Specific Plan infrastructure and 
service obligations generally address Planning Area 
requirements and impacts while Community Benefits 
are designed to support Citywide needs and goals.  
For example, development impact fees and other 
standard City payments or requirements are generally 
not considered Community Benefits because they 
are imposed to mitigate the impacts of a project, to 
provide capital improvements and facilities required 
to serve that project, and to reimburse the City for 
resources expended directly in connection with the 
project development application. 

Figure 7-1 provides an illustration of these interrelated 
categories.  The financial viability of real estate 
development in Bayhill will be affected by the total 
cost burden created by these separate requirements 
and they should thus be considered holistically as 
part of the overall implementation process.

7.3	 Community Benefit Program

Figure 7-1:  Relationship Between Community Benefit Contributions,  
City Fees, and Other Required Infrastructure / Project Mitigations 

Source: Economic and Planning Systems
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Content for Community 
Benefit Program

The term value capture reflects the situation in which 
the public sector recovers some of the unearned 
value that is created through its land use authority.  
In addition to capturing value, Community Benefit 
programs are also intended to address some of the 
indirect and less tangible impacts of development on 
the quality of life in a community such as increases 
in overall traffic congestion and the increased use 
of civic facilities and services.  

Successful Community Benefit programs are tailored 
to be attractive to project proponents by allowing 
significant amounts of new development and 
simultaneously advance community goals. Ideally, 
the public sector and the project proponent share 
the value created by a project or plan approval.  If 
a development project does not provide any added 
value to the residents of the jurisdiction where it is to 
be located, particularly in light of increased concerns 
related to traffic, affordable housing, and other 
growth-related impacts, there may be little incentive 
for elected officials to approve it. Conversely, if the 
public sector seeks to garner all the value, or to exact 
more value than is supported by development, it 
is possible that the project will not move forward.

Recent Community Benefits packages in the Bay 
Area have included a wide range of contributions, 
dedications, and payments related to transportation, 
parks and recreation, civic amenities, schools, 
affordable housing, and other public priorities. In 
most cases these benefits have taken the form of 
one-time infrastructure and capital facilities, but 
some have also included on-going or programmatic 
commitments, such as childcare services, project 
labor agreements, and other obligations.

The type and monetary value of Community Benefit 
contributions have varied significantly, ranging from 
relatively low-cost on-site improvements and/or 
building features to financial obligations that can 
exceed a hundred million dollars.  In addition, the 
method for arriving at the appropriate level of 
Community Benefit contributions spans the spectrum 
from a strict formulaic approach (e.g. specific dollar 
amounts per square foot of entitlement) to project-by-
project negotiated agreements. Consequently, it can 
be difficult to generalize or make “apples to apples” 
comparisons of community benefit contributions 
across projects and through time.

Government Actions

Land Value Creation

Value Capture

Community Benefits

In recent years, Community Benefit programs and 
policies have become an increasingly common 
approach for communities and local jurisdictions to 
benefit from real estate development.  Community 
Benefit programs are structured around a voluntary 
exchange in which municipalities offer optional 
increases in development in return for project 
features, such as a city-wide park, recreation and 
civic facilities, funding, and other benefits desired 
by the community. 

Community Benefit programs are premised on the 
concept of “value capture.” Cities and government 
agencies create real estate value with investments 
in public facilities and services (e.g., transit and 
utilities upgrades) as well as through changes to 
regulations that increase the amount of development 
potential and/or allow higher value uses. Typically, 
when the public sector creates value in these ways, 
landowners enjoy a financial gain in the form of 
higher land value, which is realized when they sell 
or develop their land.
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Bayhill Community 
Benefit Approach
ESTABLISHMENT OF A COMMUNITY 
BENEFIT PROGRAM
The Bayhill Specific Plan authorizes much more 
development than allowed under previous zoning 
for most properties in the Planning Area. Because of 
this significant increase in permitted development, 
a property owner and/or developer seeking to take 
advantage of the increase is required to participate 
in the Bayhill Community Benefit Program.  This 
requirement will only apply to office and residential 
projects where the proposed project would exceed 
the base allocation allowed by the zoning that existing 
prior to the adoption of the Specific Plan.

The purpose of the Community Benefit Program 
is to ensure that major new office and residential 
development projects in the Planning Area advance 
the community goals of the City of San Bruno as a 
whole. It is premised on the recognition that build-out 
of the Bayhill Specific Plan will have transformative 
and wide-ranging effects on the City.  Meanwhile, 
the land use changes and enhancements enabled 
by the Plan will contribute to increased real estate 
values for privately held property.  The Community 
Benefit Program is designed to ensure that the City 
captures a portion of this value through additional 
or improved public facilities, services, and related 
amenities.  Retail and hotel uses are not subject to 
this Community Benefit Program because of the 
ongoing sales and transit occupancy taxes that they 
contribute to the City and the services they provide 
to the San Bruno community as a whole. 

DEFINITION OF COMMUNITY BENEFITS
The City of San Bruno will maintain a flexible and 
broad definition of the type of public facilities, 
infrastructure, services, or other contributions that 
might be considered as candidate community benefits 
sought as part of the Bayhill Specific Plan.  This 
approach is driven by the recognition that community 
needs in San Bruno will evolve over time due to a 
variety of factors and are best addressed through 
Plan implementation (rather than codified in the 
Plan itself).  In addition, the capacity of individual 
projects to provide Community Benefits may also 
evolve over time and/or vary based on the unique 
attributes of individual projects.

While Community Benefit projects may vary through 
time, the focus is on public facilities, improvements, 
and/or services that benefit and serve the City as a 
whole, not just the subject property or Plan Area.  
Community Benefit contributions must be over and 
above those required by existing City requirements 
or policies as part of typical project approvals and/
or to mitigate project impacts. Development Impact 
Fee obligations or improvements needed to mitigate 
project impacts are not considered Community 
Benefits.  

APPLICATION OF THE COMMUNITY 
BENEFIT PROGRAM
To ensure that major new development projects 
allowed by the Bayhill Specific Plan Area participate in 
the Community Benefit Program, the Plan establishes 
a two-tiered land use classification:

•	 Tier 1: The existing or “base” level zoning (the 
amount of development allowed by the existing 
zoning before the Specific Plan was adopted) 

•	 Tier 2:  A higher, additional level of development 
allowed by the Specific Plan that substantially 
exceeds the development allowed under existing 
zoning on a parcel before the Specific Plan was 
adopted.  

The Bayhi l l  Specif ic Plan and supporting 
documentation (e.g., the EIR required under CEQA) 
are designed to accommodate the higher level of 
development envisioned under the second tier.   A 
property owner and/or developer seeking to take 
advantage of the higher level of office or housing 
development allowed in this second tier will be 
required to participate in the Bayhill Community 
Benefit Program.

Table 7-3 provides an estimate of the office 
development within the Plan Area that is included 
in Tier 2 and would be subject to the proposed 
Community Benefit Program.  Most of the Planning 
Area is currently zoned as Planned Development (PD), 
though there are a few parcels zoned Community 
Office. The pre-Specific Plan zoning allows 
approximately 503,143 square feet of additional 
new development in the Plan Area as shown on 
Table 7-3. Approximately 1.9 million additional 
square feet of net new office development would 
be allowed under the Bayhill Community Benefit 
Program, or an increase of 92 percent over existing 
and already-allowed development.  All new projects 
in the Planning Area, including those allowed by 
existing zoning, will remain subject to prevailing 
City fees, permits, and other charges levied on new 
development in the City.
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Table 7-3: Office Development Subject to the Community Benefit Program

Development Category Amount in 
Square Feet

Tier

Existing Office Development 1,557,847 Tier 1

Additional Office Development Permitted Under Pre  
Specific Plan Zoning*

503,143 Tier 1

Total Small Office Additions ** 15,000 Exempt

New Office Development Permitted Under Specific Plan  
Subject to the Community Benefit Program

1,907,604 Tier 2

Total Office Development Allowed at Buildout by the  
Specific Plan***

3,983,594

Notes:

*All of the Office Development on parcels 5 and 15 and 175,633 of the office development on parcel 14 is permitted by the 
pre Specific Plan Zoning.

**5,000 SF additions to allow small modifications to existing buildings are allowed in the Land Use Chapter for parcels 3, 6, 
and 8 and are exempt from the Community Benefit Program.

***Includes Tier 1, Tier 2, and the Total Small Office Additions shown above.

Table 7-4 on the following page lists the specific 
parcels and amounts of development subject to 
the Community Benefit Requirement.  For all of 
these parcels, the Specific Plan allocates new office 
and residential development beyond the level of 
development allowed by the pre-Specific Plan zoning.

All but one of the office parcels listed in Table 7-4 were 
zoned PD before the Specific Plan was approved.  The 
parcels zoned PD on Table 7-4 were not permitted 
any additional office development under pre-Specific 
Plan zoning beyond the development that currently 
exists on each parcel. Parcel 14 (999-1001 Bayhill 
Drive) was zoned Community Office (C-O) prior to 

Specific Plan adoption and was previously allowed 
additional office development by that zoning. The 
development allowed by the C-O zoning on Parcel 
14 was significantly less than what the Specific Plan 
allows on this parcel as shown on Table 7-4.

The zoning in effect prior to the adoption of the 
Specific Plan did not allow any residential uses in 
the Specific Plan area. Parcels where residential 
development is permitted by the Specific Plan, 
Parcels 2 and 3 in the Bayhill Shopping Center and 
Parcels 4 (801-851 Traeger Avenue) and Parcel 13 
(1111 Bayhill Drive), are subject to the Community 
Benefit Requirement. 

FORMULAIC COMMUNITY 
BENEFIT CALCULATION
Property owners and/or developers subject to the 
Bayhill Community Benefit program will satisfy 
their obligations based on a formulaic calculation 
that is directly tied to the square feet of additional 
office and/or residential entitlement sought. This 
calculation method is clear and transparent, which will 
facilitate implementation, provide the development 
community with certainty about program costs, 
and make reporting and auditing of the program 
straightforward.  This approach also allows for the 
City Council to make coordinated funding decisions 
for the combined payments of community benefits 
by multiple projects. 

The formulaic community benefit requirements for 
individual projects are specified in detail in Section 
7.4, Funding Policies and Implementation Actions.  
As described, the formula applies to Tier 2 office 
and market rate residential development at a rate 
of $35 and $10 per square foot, respectively.   Since 
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Table 7-4: Parcels Subject to the Community Benefit Requirement for Office and Residential 
Development  

Community Benefit 
Requirement Applies

Parcel 
Number

Address Tier 1: Additional Office 
Development permit-
ted by the zoning prior 
to the Specific Plan 
Adoption (sq. ft.)

Tier 2: 
Additional Office 
Development 
permitted by the 
Specific Plan (sq. 
ft.) sub

Additional 
Residential 
Dwelling Units 
permitted by 
the Specific 
Plan

Bayhill Shopping Center

1 851 Cherry Ave 0 0
210

2 899 Cherry Ave 0 0

Bayhill General

4 801-851 Traeger Ave 0 125,000 205

Youtube

7 1000 Cherry Ave 0 248,000

9 1100 Grundy Lane 0 328,877

10 900 Cherry Ave 0 192,000

11 1150-1250 Bayhill Dr 0 301,476

12 950 Elm Ave 0 52,568

13 1111 Bayhill Dr 0 363,863 158

14* 999-1001 Bayhill Drive 175,633 115,102

Unallocated sq. ft. if used for 
Office

0 180,718

Total 175,633 1,907,604 573

Notes:

* Parcel 14 was allowed 175,633 sq. ft. of office development by Community Office (CO) Zoning prior to the  
Adoption of the Specific Plan.

Source: City of San Bruno, YouTube, 2020.

the purpose of the Community Benefit Program is 
to ensure that substantial new office development 
projects contribute to   community goals, the 5,000 
square foot small additions allocated to parcels 
3,6 and 8 on Table 2-2 in Chapter 2, Land Use are 
exempt.  These small additions were allocated to 
these parcels to allow for small modifications to 
the existing buildings since these parcels are not 
recommended for more intense redevelopment. 

Applicants may be allowed to meet part or all of 
their community benefit obligations through the 
direct provision of desired facilities or improvements 
rather than a direct financial contribution, subject 
to City Council approval.  Participating developers 
will also receive a Community Benefit credit for their 
financial contributions toward the cost of preparing 
the Specific Plan that is proportional to the total Tier 
2 development that a particular project represents. 

Finally, developers can make a formal request to the 
City to have the Community Benefit contributions 
for a particular project or phase of development 
negotiated and defined in a Development Agreement 
(DA).  The City Council would need to approve the 
DA based on findings that this is the best way to 
accomplish the overall policy objectives and goals 
of the Specific Plan.
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7.4	 Funding Policies and Implementation Actions 

The following policies and actions govern the funding 
of private and public improvements, infrastructure, 
and public facilities for the Specific Plan. The policies, 
provided first, guide the subsequent actions including 
requisite studies or findings, formation and adoption 
of financing entities and mechanisms, and other 
approaches, approvals and programs.

7-1:  Pay the Full Cost of Improvements and 
Services. The land uses within the Specific Plan 
shall pay the full costs of capital facilities and/or 
infrastructure improvements and services needed 
to accommodate development within the Planning 
Area and mitigate their impacts on other parts of 
the City. To implement this policy, the following 
actions will be taken:

a.	 Establish infrastructure and service costs. The 
City will require that a cost analysis be prepared, 
at the expense of the Applicant, that identifies 
all infrastructure and public service requirements 
and their respective costs necessary to serve 
the Specific Plan area and mitigate its’ impacts 
on other parts of the City.  This analysis will be 
updated periodically or upon initiation of each 
major phase of development, to ensure the 
information is based on the best information 
available.  For the first phase of development, the 
information provided in Table 7-1 earlier in this 
chapter shall satisfy the infrastructure requirements 
of this policy assuming development is initiated 
prior to 2025. However, the cost estimates in 

Table 7-1 may need to be updated as more 
refined facility and cost data becomes available. 

b.	 Establish an Area Development Impact 
Fee Program: The City will establish an Area 
Development Impact Fee Program to address 
the applicable costs identified in Table 7-1 as it is 
updated as described in Section 7-1 to fund the 
expansion of infrastructure and public facilities 
necessary to serve the area. An Area Development 
Impact Fee Program will be adopted by the City 
and paid at the issuance of building permits for any 
new building space within the Plan Area.3 The fee 
will be updated periodically to account for changes 
in infrastructure needs and costs. At the request 
by property owners and/or developers, the City 
may consider other financing tools and sources 
to provide for needed capital improvements and 
public services, including, without limitation, 
participation in Public Facilities or Services CFDs, 
direct financial contributions and dedications, and/
or other mechanisms described in this Chapter.  
These alternative mechanisms may replace and/
or supplement Area Development Impact fees, 
subject to City approval. Development will also be 
required to pay existing development impact and 

3   Any building permits sought prior to adoption of the 
Area Impact Fee Program will deposit into an escrow 
account controlled by the City an amount equal to a 
preliminary estimate of the fee amount plus 10 percent. The 
City will refund any overpayment once the Fee Program is 
finalized (conversely, applicant will be responsible for any 
underpayment).

affordable housing fees and provide additional 
project or site-based dedications.

c.	 Establish Public Right of Way Maintenance 
Agreement(s):  As a condition of project approval, 
the City will require that developers and/or 
property owners execute an Agreement with 
the City to fund or otherwise provide for the 
maintenance of all public right of way (ROW) 
within the Bayhill Plan Area.  The Maintenance 
Agreement(s) will cover all facilities in the public 
right of way within or adjacent to a particular 
project, including without limitation, landscaping, 
lighting, furniture, sidewalks, and median islands. 
The scope and level of maintenance required will 
meet City standards as defined in the Agreement.  
The City will seek coordination among Bayhill 
property owns, to the extent possible, in order to 
ensure a consistent level of maintenance across 
the Plan Area.  Bayhill property owners will be 
responsible for establishing the preferred and 
most appropriate funding and organizational 
mechanism(s) for meeting their obligations 
under this policy, subject to City approval. This 
requirement is consistent with the existing Codes, 
Covenants and Restrictions that currently apply 
to most of these properties. 



IMPLEMENTATION 143

d.	 Identify Required Land and Facility Dedications 
and Easements. Specific Plan implementation 
will require land for public infrastructure and to 
meet other policy goals.  Accordingly, the City 
may require land right-of-way by fee dedication 
or easement, improvements for public roads, and 
certain utility connections required to support 
development for each phase.  The City and 
property owners shall establish a process, and in 
some cases designate the approximate amount 
and preferred location, for necessary land 
contributions.  Some developers may need to 
“oversize” or advance the construction of public 
facilities beyond what is required by a particular 
project (e.g. roadways) to ensure various phases 
of development stand-alone functionally and 
aesthetically.  The timing and precise terms of 
land conveyance, whether through dedication, 
easement, deed restrictions, or other means, may 
vary depending on the circumstance.  Land or 
facility dedications may be provided in-lieu of 
certain fee obligations if applicable and approved 
by the City. 

e.	 Establish sales and business license tax 
reporting and collection requirements: The 
City will establish a “Tax Localization Plan” as part 
of conditions of approval that are documented 
in the conditions of approval and recorded as 
a Covenant, Condition and Restriction (CC&R), 
individual Development Agreements or other 
enforceable agreements to ensure that all 
commercial activity subject to sales and/or 
business license tax that occurs within the Planning 
Area will accrue to the City to the extent allowed 
by law.  

f.	 Consider creative and flexible financing 
solutions. Such measures could include cost 
sharing agreements with other benefiting areas, 
construction and reimbursement agreements 
with developers, and “pre-payment” or 
“buy-down” options that increase certainty and 
avoid interest costs.  For example, the City can 
facilitate mechanisms for future development to 
reimburse developers who oversize infrastructure 
or dedicate excess land, possibly as part of an 
Area Development Impact Fee ordinance or 
related credit and reimbursement agreements. 

7-2:  Plan for infrastructure and services with 
each phase. Development shall occur in a planned 
manner including provision of adequate infrastructure 
and services such that each phase stands alone 
functionally and aesthetically, should subsequent 
phases not be developed. To implement this policy, 
the following actions will be taken:

a.	 The City shall require that each major phase of 
development prepare a Development Phasing 
and Financing Plan for City review and approval.  
A major phase is defined as net new development 
in excess 100,000 square feet or a phase identified 
by City Staff as having a potentially significant 
impact on public infrastructure and services. 
The Development Phasing and Financing Plan 
shall include a detailed infrastructure and public 
service schedule for the proposed phase that 
links the timing of additional infrastructure and 
service provision to the level demands created 
by new proposed development.  The Plan shall 
be prepared at the expense of applicants and 
identify the financing mechanisms and resources 
necessary to ensure all required infrastructure 

and public services can be adequately funded. 
The Plan may need to account for changing 
circumstances (e.g. infrastructure needs or costs), 
unique project specific requirements (e.g. more 
or less development in a specific phase than 
anticipated).  For the first phase of development, 
the information provided to develop the Specific 
Plan shall satisfy the requirements of this policy 
assuming development is initiated prior to 2025.   

7-3:  Require Participation in Bayhill Community 
Benefit Program. New Tier 2 office and residential 
projects on parcels listed on Table 7-4 must participate 
in the Bayhill Community Benefit Program. The 
requirements and implementation of the Community 
Benefit program are described below. 

a.	 Formulaic Community Benefit Calculation: 
The Community Benefit requirements will be 
calculated on a formulaic basis as follows:

i.	 Tier 2 office projects: Tier 2 office 
development will be subject to a Community 
Benefit contribution of $35 per square foot 
of gross building space above the amount 
allowed under Tier 1 as shown on Table 
7-4.  The $35 per square foot amount will 
be applicable upon approval of the Specific 
Plan and subject in an annual escalation based 
on the Consumer Price Index (CPI).

ii.	 Tier 2 residential projects: Tier 2 market rate 
residential development will be subject to a 
Community Benefit contribution of $10 per 
net square footage of residential floor area. 
Floor area is calculated based on customary 
and typical calculation methods for other 
fees assessed on a per-square-foot basis. 
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need to establish a fair monetary value of the 
proposed contribution to ensure it is equivalent 
to or better than the formulaic-calculated amount 
as described above, which may require a third-
party assessment of public benefit value.

d.	 Community Benefit Credits: Participating 
developers will receive a Community Benefit 
credit for their financial contributions toward the 
cost of preparing the Specific Plan and EIR. This 
credit will be provided on a project-by-project 
basis and calculated as the proportion of the 
total Tier 2 development in the Specific Plan 
as shown on Table 7-4 that a particular project 
represents.  To be eligible for this credit, applicants 
must provide evidence of financial payments to 
the City to cover its direct costs for preparing 
the Bayhill Specific Plan, EIR and / or any other 
related updates or addendum. 

e.	 Development Agreement and Community 
Benefits: The process for pursuing and executing 
a DA in conjunction with Community Benefits 
will include the following:

i.	 Applicants using the formulaic approach 
described in Section 7.3 must submit a letter 
to the City Manager and a Development 
Agreement Application to init iate a 
Development Agreement (DA).  The letter 
must describe (1) why a DA is being requested 
and (2) how any required Community Benefit 
contributions will be satisfied, including the 
commitment to pay the applicable formulaic 
benefit.  Additionally, the letter must commit to 
reimbursing the City for all direct and indirect 
costs incurred by the City to draft and finalize 
the DA. 

ii.	 If an applicant seeks to use a Development 
Agreement to negotiate an alternative 
Community Benefit Contribution to the 
Formulaic Community Benefit Calculation 
described herein, City Council approval will 
be required to consider an alternative to the 
Formulaic Community Benefit Calculation 
and to initiate that DA. 

a.	 To initiate a DA in this case, the Applicant 
must submit a letter to the City Council 
that describes why an alternative to the 
formulaic Community Benefit calculation is 
the best way to accomplish the overall policy 
objectives of the Specific Plan. The letter 
must also commit to reimbursing the City for 
all direct and indirect costs incurred by the 
City to consider, draft and finalize the DA. 

b.	 City Council review to proceed with DA 
negotiations will include an analysis and 
findings demonstrating that specific 
community benefits (e.g. affordable 
housing, community services, open space 
and recreation amenities) will be achieved 
under this approach that are unlikely to be 
achieved under the formulaic approach.

c.	 The City may seek Third Party validation 
of any unique circumstances (e.g. financial 
hardship), claimed by the Applicant.

iii.	 The City Council will need to approve the 
DA and any amendments by Ordinance in 
accordance with State and local regulations. 
Any DA must be consistent with the Specific 
Plan. The City Council must find that a DA 
is the best way to accomplish the overall 
policy objectives and goals of the Specific 
Plan, including achieving desired Community 

The fee will be applicable upon approval of 
the Specific Plan and subject in an annual 
escalation based on the CPI.  

b.	 Exemptions from the Community Benefit 
Program: The following types of projects will 
not be required to participate in the Community 
Benefit Program:

i.	 Tier 1 projects – the amount of development 
allowed by the existing zoning before the 
Specific Plan was adopted.

ii.	 Parcels that are not recommended for large 
scale office redevelopment. Table 2-2 in 
Chapter 2, Land Use, does not allow large 
scale redevelopment on parcels 3,6 and 8. 
The 5,000 square feet that is allocated for 
small scale building additions on these parcels 
are exempt.

iii.	 Small additions to Tier 2 projects no larger than 
5,000 net new square feet.  The City includes 
all incremental additions of structures after 
Specific Plan Adoption as a single addition. 

iv.	 Deed restricted Affordable Housing

v.	 Commerc ia l  (non-off ice )  and hote l 
development

c.	 In-Lieu Community Benefit Contributions: 
Applicants may be allowed to meet part or all 
of their community benefit obligations through 
the direct provision of desired facilities or 
improvements rather than a direct financial 
contribution. The applicant would need to 
consult with City staff and obtain City Council 
approval for their proposed community benefit 
contributions. The approval process would also 
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Benefits.   The City Council will approve the 
DA concurrently (i.e. at the same time) with 
any project approvals and/or Specific Plan 
amendments that are needed to approve 
development covered by the DA and insure 
consistency between the Specific Plan and 
the Development Agreement. 
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Figure A-1:  Cherry Avenue – Existing Condition Looking South of Bayhill Drive
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Figure A-1: Cherry Avenue – Existing Condition looking South of BayHill Drive 
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Figure A-2:  Cherry Avenue – Streetscape Concept with Buffered Bike Land Looking South of Bayhill Drive
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Figure A-2: Cherry Avenue – Streetscape Concept with Buffered Bike Lane looking South of BayHill Drive
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Figure A-3:  Cherry Avenue/Grundy Lane – Existing Condition looking South
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Figure A-3: Cherry Avenue/Grundy Lane – Existing Condition looking South
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Figure A-4:  Cherry Avenue/Grundy Lane – Streetscape Concept with Sharrow looking South
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Figure A-4: Cherry Avenue/Grundy Lane – Streetscape Concept with Sharrow looking South
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Figure A-5:  Cherry Avenue/Grundy Lane – Existing Condition looking North

South of Bayhill Drive
1. 12’-18’+ travel lanes

CHERRY AVENUE

1

Figure A-5: Cherry/San Bruno Avenue - Existing Condition looking North
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Figure A-6:  Cherry/San Bruno Avenue – Proposed Condition Looking North

South of Bayhill Drive
1. Travel lanes narrowed to 11’ 
2. 6’ Class II bike lanes 
3. 14’ sidewalk with 6’ stormwater planter
4. Through bike lane
5. Retain two lanes
6. New Bus shelter (not shown here)

7.   Corner curb radii tightened
8.   Pedestrian refuges
9.   Advance yield lines at mid-block crosswalk    
     (not shown here)
10. Bike lane striping extension
11. Two-stage turn queue box
12. Bike box
13. High visibility crosswalks

INTERSECTIONSCHERRY AVENUE

14.  Travel lanes narrowed to 11’, 
       10’ median/left turn lane
15a. 5.5’ bike lanes with 2’ buffer
15b. 6’ bike lane with no buffer at left  
        turn pockets
16.   10’ sidewalk with 6’ stormwater 
        planter (north side)
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Figure A-6: Cherry/San Bruno Avenue - Proposed Condition looking North
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Figure A-7:  Cherry Avenue (South of Bayhill Drive) – Existing
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Figure A-8:  Cherry Avenue (South of Bayhill Drive) – Proposed
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Figure A-8: Cherry Avenue (South of Bayhill Drive) - Proposed

N

South of Bayhill Drive
1. Travel lanes narrowed to 11’ 
2. 6’ Class II bike lanes with 4’ buffer 
3. 14’ sidewalk with 6’ stormwater planter
4. Through bike lane
5. 12’ right turn lane with sharrow
6. New bus shelter

7.   Corner curb radii tightened
8.   Pedestrian refuges
9.   Advance yield lines at mid-block crosswalk
10. Bike lane striping extension
11. Two-stage turn queue box
12. Bike box
13. High visibility crosswalks
14. Unsignalized intersection

INTERSECTIONSCHERRY AVENUE

15.  Travel lanes narrowed to 11’, 
       10’ median/left turn lane
16a. 5.5’ bike lanes with 2’ buffer
16b. 6’ bike lane with no buffer at left  
       turn pockets
17.  10’ sidewalk with 6’ stormwater 
       planter (north side)
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Figure A-9:  Cherry Avenue (North of Bayhill Drive) and Grundy Lane – Existing
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Figure A-9: Cherry Avenue (North of Bayhill Drive) and Grundy Lane - Existing

North of Bayhill Drive
1. 13’+ travel lanes 
2. Parallel parking

CHERRY AVENUE

3. 16’ travel lanes
4. Parallel parking (both sides)

GRUNDY LANE
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Figure A-10:  Cherry Avenue (North of Bayhill Drive) and Grundy Lane – Proposed
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Figure A-10: Cherry Avenue (North of Bayhill Drive) and Grundy Lane - Proposed

11. High visibility crosswalks
12. Corner curb radii tightened
13. Pedestrian refuges
14. Bulb-outs
15. Bike lane striping extension
16. Advance yield lines

North of Bayhill Drive
1. Travel lanes narrowed to 11’,  
    10’ left turn lanes
2. 8’ loading zone and bus stop
3. Sharrow
4. 6’ Class II bike lane
5. Widened median
6. Shuttle bus duck-in
7. New bus shelter

INTERSECTIONSCHERRY AVENUE

8.   12.5’ westbound sharrow,
      13.5’ eastbound sharrow
9.   8’ parking lane (north side)
10. 8’ sidewalks with 5’ stormwater or  
      landscape planters

GRUNDY LANE
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Figure A-11:  Bayhill Drive – Existing Condition looking East
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Figure A-11: Bayhill Drive – Existing Condition looking East 
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Figure A-12:  Bayhill Drive – Streetscape Concept with Buffered Bike Lane looking East
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Figure A-12: Bayhill Drive – Streetscape Concept with Buffered Bike Lane looking East
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Figure A-13:  Bayhill Drive and Elm Avenue – Existing
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Figure A-13: Bayhill Drive and Elm Avenue - Existing

N

1. Two 12’ travel lanes in each direction,  
    16’ median / left turn pocket
2. 8’ sidewalks

North of Bayhill Drive
3. One 20’+ travel lane in each direction,
    16’ median/left turn pocket

BAYHILL DRIVE ELM AVENUE
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Figure A-14:  Bayhill Drive and Elm Avenue – Proposed
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Figure A-14: Bayhill Drive and Elm Avenue - Proposed

N

West of Elm Avenue
1. One 11’ travel lane in each direction, 
    10’ median / left turn lane  
2. 6’ Class II buffered bike lanes
3. 10’ sidewalks with 6.5’ stormwater planter

East of Elm Avenue
4. 11’ inner lanes, 10’ outer lanes, 
    10’ median/left turn lane
5. 6’ Class II bike lanes

North of Bayhill Drive
6.   Travel lanes narrowed to 11’, 10’ left turn pocket
7.   Sharrows
8.   Widened median
9.   8’ sidewalk with 8’ stormwater planter
10. 10’ shuttle bus duck-in with 10’ sidewalk

11. High visibility crosswalks
12. Corner curb radii tightened
13. Pedestrian refuges

INTERSECTIONSBAYHILL DRIVE ELM AVENUE
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Figure A-15:  Grundy Lane – Existing Condition looking East from Cherry Avenue
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Figure A-15: Grundy Lane – Existing Condition looking East from Cherry Avenue



APPENDIX 163

Figure A-16:  Grundy Lane – Streetscape Concept with Sharrow looking East from Cherry Avenue
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Figure A-16: Grundy Lane – Streetscape Concept with Sharrow looking East from Cherry Avenue
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Figure A-17:  Traeger Avenue – Existing Condition looking North
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Figure A-17: Traeger Avenue – Existing Condition looking North  
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Figure A-18:  Traeger Avenue –Streetscape Concept with Sharrow looking North
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Figure A-18: Traeger Avenue – Streetscape Concept with Sharrow looking North
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Figure A-19:  Traeger Avenue – Existing
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Figure A-19: Traeger Avenue - Existing

1. 11-12’ travel lanes 

TRAEGER AVENUE
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Figure A-20:  Traeger Avenue – Proposed

AW

BA
YH

IL
L 

D
RI

VE

SA
N

 B
RU

N
O

 A
VE

N
U

E

TRAEGER AVENUE

9
8

7

6

6

5

4

3

2

1

10

11

11
BAYH

ILL D
RIVE

N

Figure A-20: Traeger Avenue - Proposed

1. 11’ travel lanes 
2. Sharrows
3. 8’ sidewalk
4. 10’ sidewalk

TRAEGER AVENUE

5.   High visibility crosswalks
6.   Corner curb radii tightened
7.   Pedestrian refuge
8.   Advance stop lines
9.   Pedestrian connection to Peachwood Court
10. New traffic signal
11. Raised median at bike lanes

INTERSECTIONS



BAYHILL SPECIFIC PLAN168

Figure A-21:  Elm Avenue – Existing Condition looking North
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Figure A-21: Elm Avenue – Existing Condition looking North  
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Figure A-22:  Elm Avenue – Streetscape Concept with Bike Lanes looking North
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Figure A-22: Elm Avenue – Streetscape Concept with Bike Lanes looking North
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Figure A-23:  San Bruno Avenue – Existing Condition looking West
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Figure A-23: San Bruno Avenue – Existing Condition looking West
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Figure A-24:  San Bruno Avenue – Streetscape Concept with Buffered Bike Lane West
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Figure A-24: San Bruno Avenue – Streetscape Concept with Buffered Bike Lane looking West
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Figure A-25:  San Bruno Avenue and Elm Avenue – Existing
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Figure A-25: San Bruno Avenue and Elm Avenue - Existing

N

1. 12’+ travel lanes, 12’ median with       
    left turn pockets

South of Bayhill
2. Two 12’ travel lanes in each direction,  
    16’ median/left turn pocket

SAN BRUNO AVENUE ELM AVENUE
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Figure A-26:  San Bruno Avenue and Elm Avenue – Proposed
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Figure A-26: San Bruno Avenue and Elm Avenue - Proposed

N

7.   High visibility crosswalks
8.   Corner curb radii tightened
9.   Pedestrian refuges
10. Advance pedestrian yield lines
11. Only provide pedestrian 
      crossing at Acacia Avenue 
      if Civic Use is built.

1.   Travel lanes narrowed to 10’, 
      9’ median
2a. 5.5’ Class II buffered bike lane, 
      2’ buffer 
2b. 5.5’ Class II bike lane. No buffer 
      to allow space for left turn pocket
3.  10’ sidewalk with 6’ stormwater 
     planter (north side)

South of Bayhill
4 Travel lanes narrowed to 11’ 
5. 6’ Class II bike lane
6. 8’ sidewalks with 10’ stormwater planter

INTERSECTIONSSAN BRUNO AVENUE ELM AVENUE
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Figure A-27:  El Camino Real and Euclid Avenue / Bayhill Drive – Existing

1. Long/No crosswalks without ped refuges
2. No crosswalk north of intersection
3. Wide corner curb radii 
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Figure A-27: El Camino Real and Euclid Avenue / Bayhill Drive - Existing
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Figure A-28:  El Camino Real and Euclid Avenue / Bayhill Drive – Proposed

1. High visibility crosswalks
2. Bulb-outs
3. Pedestrian refuges
4. Bike box
5. Bike lane striping extension
6. Two-way cycle track to connect 
    offset intersection
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* Additional engineering studies required. Consider prohibiting westbound right turn from Euclid 
Avenue or modifying traffic signal at El Camino Real and Byahill Drive to include Euclid Avenue to 
address conflict from vehicles turning from Euclid Avenue and the partial cycle track
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Figure A-28: El Camino Real and Euclid Avenue / Bayhill Drive - Proposed
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Figure A-29:  El Camino Real and San Bruno Avenue – Existing

West of San Bruno Ave
3. Long crosswalks with no ped refuges
4. > 8’ Sidewalks
5. Wide corner curb radii 
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Figure A-29: El Camino Real and San Bruno Avenue - Existing
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Figure A-30:  El Camino Real and San Bruno Avenue – Proposed

1. High visibility crosswalks
2. Bulb-outs
3. Pedestrian refuges
4. Through Bike lane
5. Bike box
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Figure A-30: El Camino Real and San Bruno Avenue - Proposed
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Glossary 
Acronyms and Abbreviations

ABAG – Association of Bay Area Governments 

AD – Assessment District

ADA – Americans with Disabilities Act

AF – Acre foot

AFY – Acre-feet per year

ALUCP – Airport Land Use Compatibility Plan for the 
Environs of the San Francisco International Airport

AMP – Archaeological Monitoring Plan

APN – Assessors Parcel Number

ARB – Air Resource Board

ASES – After School Education & Safety Grants

BAAQMD – Bay Area Air Quality Management District

BART – Bay Area Rapid Transit

BAWSCA – Bay Area Water Supply and Conservation 
Agency

bgs - below ground surface

BID – Business improvement district

BMU – Bayhill Mixed-Use Overlay

BNC – Bayhill Neighborhood Commercial

BR – Bayhill Residential Overlay

BRO – Bayhill Regional Office

C/CAG – City/County Association of Governments 
of San Mateo County

CA MUTCD - California Manual on Uniform Traffic 
Control Devices

CARB – California Air Resources Board

CBA – Community Benefits Agreement

CBSC – California Building Standard Commission

CEQA – California Environmental Quality Act

CFD – Community Facilities District

CH4 – Methane

CIP – Capital Improvement Program 

CNEL – Community Noise Equivalent Level

CMP – Construction Management Plan or Congestion 
Management Program

CO – Carbon monoxide

CPTED – Crime Prevention Through Environmental 
Design, a collection of principles and concepts 
which enhance safety and security through design 
strategies involving natural surveillance, natural access 
control, territorial reinforcement, and maintenance 
and management

CRHR – California Register of Historical Places

CUP - Conditional Use Permit

DA – Development Agreement

dB – Decibel, logarithmic unit used to measure 
sound level, a ratio

DBA – The “A-weighted” scale for measuring sound 
in decibels 

DIF – Development Impact Fee



APPENDIX 179

DOF – Department of Finance

DPM – Diesel Particulate Matter 

EIFS – Exterior Insulation Finishing System

EIR – Environmental Impact Report

EPA – Environmental Protection Agency

ESA – Environmental Site Assessment

FAR – Floor Area Ratio

GFRC – Glass fiber reinforced concrete

GHG – Greenhouse gas

GPM – Gallons per Minute

GPP – Groundwater Protection Program

GSR – Groundwater Storage and Recovery

HFC – Hydrofluorocarbons

HRA – Health risk assessment

HVAC – Heating, ventilation, air conditioning 

I - Interstate

JPA – Joint Powers Authority

LCAP – Local Control Accountability Plan

LCFF – Local Control Funding Formula

Ldn – Day-Night Average Sound Level

LEED – Leadership in Energy and Environmental 
Design 

LID – Low Impact Development 

LLMDs – Landscaping and Lighting Maintenance 
Districts 

LOS – Level of Service, a qualitative metric that 
indicates the relative traffic flow quality and delay 
experienced by individual drivers 

LUST – Leaking Underground Storage Tank 

MGD – Million gallons per day

MTC – Metropolitan Transportation Commission

MWELO – Model Water Efficient Landscape 
Ordinance

N2O – Nitrous oxide

NAVD88 – North American Vertical Datum of 1988 

NO2 – Nitrogen dioxide

NPDES – National Pollutant Discharge Elimination 
System

O.D. – Outside Diameter 

Pb – Lead

PBID - Property Business Improvement District

PCE – Tetrachoroethylene

PDA – Priority Development Area

PFCs – Perfluorocarbons

PG&E – Pacific Gas and Electric Company

pH – a measure of hydrogen ion concentration, 
measure of the acidity or alkalinity of a solution

PLS – Peninsula Library Service

PM – Particulate matter

POPO – Privately-owned public open space

PUE – Public Utility Easement

RCP – Reinforced concrete pipe

ROG – Reactive organic gases

ROW – Right-of-Way

RWQCB – Regional Water Quality Control Board

RWS – Regional Water System

SB – South bound

SBPSD – San Bruno Park School District

SF6 – Sulphur hexafluoride

SFO – San Francisco International Airport 

SFPUC – San Francisco Public Utilities Commission

SMUHSD – San Mateo Union High School District

SO2 – Sulphur dioxide

SQ FT – square foot

SR – State Route

SSSC - Side Street Stop Controlled

TACs – Toxic Air Contaminants 
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TDM – Transportation Demand Management

TNC – Transportation Network Companies 

TPA – Transit Priority Area

TSPC - Traffic Safety and Parking Committee

TV - Television

UDP – Unanticipated Discovery Protocol

USGBC – United States Green Building Council

USGS – United States Geological Survey

UWMP – Urban Water Master Plan

VOCs – Volatile Organic Compounds

WQCP – Water Quality Control Plant

WSA – Water Supply Assessment

WSMP – Water System Master Plan
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