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AIRPORT LAND USE

COMMITTEE (ALUC)

AGENDA

Date: Thursday, April 27, 2023
Time: 4:30 p.m.
Location: Burlingame Community Center

850 Burlingame Avenue
Burlingame, CA

Join by Zoom Meeting:
https://us02web.zoom.us/j/82978119215?pwd=
Vzh5dGI1INIBDSC9S72d3SUpxMno3UT09

Zoom Meeting ID: 829 7811 9215
Password: 861784

Join by Phone: (669) 900-6833

***HYBRID MEETING - IN-PERSON AND BY VIDEOCONFERENCE***

This meeting of the Airport Land Use Committee will be held in person and by teleconference
pursuant to Government Code Section 54953(e). Members of the public will be able to participate
in the meeting remotely via the Zoom platform or in person at the location above. For information
regarding how to participate in the meeting, either in person or remotely, please refer to the

instructions at the end of the agenda.

1. Call to Order/Roll Call Action
(O’Connell)
2. Public Comment on Items not on the Agenda Limited to 2
minutes per
speaker
3. Approval of Minutes — March 23, 2023 Action Page 1
(O’Connell)
4. San Carlos Airport Land Use Compatibility Plan Action Page 5

Consistency Review — Proposed life science/research &  (Kalkin)
development project, including a related rezoning
request, for a property at 841 Old County Road, San

Carlos.



https://us02web.zoom.us/j/82978119215?pwd=Vzh5dGI1NlBDSC9SZ2d3SUpxMno3UT09
https://us02web.zoom.us/j/82978119215?pwd=Vzh5dGI1NlBDSC9SZ2d3SUpxMno3UT09
https://us02web.zoom.us/j/82978119215?pwd=Vzh5dGI1NlBDSC9SZ2d3SUpxMno3UT09

5. San Carlos Airport Land Use Compatibility Plan Action Page 22
Consistency Review — Proposed life science/research (Kalkin)
and development project, including a related Rezoning
request, for a property at 642 Quarry Road, San Carlos.

6. San Carlos Airport Land Use Compatibility Plan Action Page 52
Consistency Review — Proposed mixed-use project (Kalkin)
comprised of 480-unit residential units and a 2-story
commercial athletic club on property located at 557 E.
Bayshore Road, Redwood City

7. San Carlos Airport Comprehensive Airport Land Use Action Page 84
Compatibility Plan Consistency Review — Proposed (Kalkin)
mixed-use development comprised of affordable
housing, office and childcare at 1125 Arguello Street,

Redwood City.
8. San Carlos Airport Land Use Compatibility Plan Action Page 104
Consistency Review — Review of General Plan Land (Kalkin)

Use Map, Municipal Code and Zoning Code
Amendments implementing the Redwood City Housing
Element.

9. Member Comments/Announcements

10. Items from Staff Information
(Kalkin)

11. Adjournment — Next regular meeting — May 25, 2023

NOTE: All items appearing on the agenda are subject to action by the Committee.
Actions recommended by staff are subject to change by the Committee.

If you have any questions regarding the C/CAG Airport Land Use Committee Meeting Agenda,
please contact Susy Kalkin at kkalkin@smcgov.org .

PUBLIC NOTICING: All notices of C/CAG regular Board meetings, standing committee meetings, and special
meetings will be posted at the San Mateo County Courtyard, 555 County Center, Redwood City, CA, and on
CICAG’s website at: http://www.ccag.ca.gov.

PUBLIC RECORDS: Public records that relate to any item on the open session agenda for a regular Board
meeting, standing committee meeting, or special meeting are available for public inspection. Those public records
that are distributed less than 72 hours prior to a regular Board meeting are available for public inspection at the same
time they are distributed to all members, or a majority of the members, of the Board. The Board has designated the
City/County Association of Governments of San Mateo County (C/CAG), located at 555 County Center, 5th Floor,


mailto:kkalkin@smcgov.org
mailto:kkalkin@smcgov.org
http://www.ccag.ca.gov/
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Redwood City, CA 94063, for the purpose of making public records available for inspection. Such public records
are also available on C/CAG’s website at: http://www.ccag.ca.gov. Please note that C/CAG’s office is temporarily
closed to the public; please contact Mima Guilles at (650) 599-1406 to arrange for inspection of public records.

ADA Requests: Persons with disabilities who require auxiliary aids or services to participate in this meeting should
contact Mima Guilles at (650) 599-1406, five working days prior to the meeting date.

PUBLIC PARTICIPATION DURING HYBRID MEETINGS: During hybrid meetings of the ALUC, members
of the public may address the Committee as follows:

Written comments should be emailed in advance of the meeting. Please read the following instructions carefully:

1. Written comments should be emailed to kkalkin@smcgov.org

2. The email should include the specific agenda item on which you are commenting or note that your
comment concerns an item that is not on the agenda.

3. If your emailed comments are received at least 2 hours prior to the meeting, they will be provided to the
ALUC Committee members, made publicly available on the C/CAG website along with the agenda, but
will not be read aloud by staff during the meeting. We cannot guarantee that comments received less than 2
hours before the meeting will be distributed to the Committee members, but they will be included in the
administrative record of the meeting.

In Person Participation

1. Persons wishing to speak should fill out a speaker’s slip provided in the meeting room. If you have
anything that you wish distributed to the Committee and included in the official record, please hand it to the
CICAG staff who will distribute the information to the Committee members.

2. Public comment is limited to two minutes per speaker.

Remote Participation

Oral comments will be accepted during the meeting through Zoom. Please read the following instructions carefully:

1. The ALUC Committee meeting may be accessed through Zoom at the online location indicated at the top
of this agenda.

2. You may download the Zoom client or connect to the meeting using an internet browser. If using your
browser, make sure you are using a current, up-to-date browser: Chrome 30+, Firefox 27+, Microsoft Edge
12+, Safari 7+. Certain functionality may be disabled in older browsers including Internet Explorer.

3. You will be asked to enter an email address and name. We request that you identify yourself by your name
as this will be visible online and will be used to notify you that it is your turn to speak.

4. When the C/CAG staff member or ALUC Committee Chair call for the item on which you wish to speak,
click on “raise hand.” The C/CAG staff member will activate and unmute speakers in turn. Speakers will be
notified shortly before they are called on to speak.

5. When called, please limit your remarks to the two-minute time limit.
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Airport Land Use Committee (ALUC)
Meeting Minutes
March 23, 2023

Call to Order/Roll Call

As neither the Chair nor Vice Chair was in attendance, C/CAG staff requested the Committee
appoint an acting Chair. Member Hamilton volunteered and called the meeting to order at
4:50 pm. and asked for a roll call. The attendance sheet is attached. Due to the lack of a
quorum, staff suggested that the items could be presented and, while no official action could
occur, comments could be recorded and forwarded to the C/CAG Board for consideration as
part of its formal action on the items. The Committee concurred.

Public Comment on items not on the Agenda — None
Minutes of the February 23, 2023 Meeting
The item was bypassed due to lack of a quorum.

San Carlos Airport Land Use Compatibility Plan Consistency Review — City of Foster
City 2023-2031 Housing Element Update.

Susy Kalkin, C/CAG staff, presented the staff report, noting that there are two housing
opportunity sites located within Airport Influence Area B (AlA B).

Member Sullivan asked for clarification as to the age of the data in the ALUCP and whether
the project was being reviewed for compatibility with SFO as well as San Carlos Airport.
Staff noted the ALUCP was adopted in 2015, but that the noise contours are projections of
2035 conditions, based on the long-range airport growth estimates. Staff further noted that
Foster City is located within the AIA B for San Carlos Airport only, so SFO ALUCP policies
do not apply.

San Carlos Airport Land Use Compatibility Plan Consistency Review — Amendment of
the Belmont Zoning Ordinance to expand the definition of Research and Development
Use to include life science activities and modify other related development standards.

Susy Kalkin, C/CAG staff, presented the staff report. (*Member Venkatesh arrived at 5:10,
during the staff presentation, resulting in a quorum.)

Member Ford noted concern with biotech type uses being allowed in the vicinity due to the
potential safety hazards. Staff noted that the ALUCP Safety Policies address biohazards and
clarified that there are no restrictions on R&D or biohazards within Safety Zone 6, the area
where R&D use would be located.

Motion: Member Sturken moved, and Member Sullivan seconded, approval of the staff
recommendation. Motion carried (5-2-0) by the following roll call vote: AYE - Members



DiGiovanni, Sullivan, Cahalan, Sturken, and Acting Chair Hamilton. NO — Members Ford
and Branscomb. ABSTAIN - none.

Acting Chair Hamilton requested reconsideration of the earlier agenda items:

3.

Minutes of the February 23, 2023 Meeting

Motion: Member DiGiovanni moved, and Member Sturken seconded, approval of the
February 23, 2023 minutes. Motion carried (6-0-1) by the following roll call vote: AYE -
Members DiGiovanni, Sullivan, Cahalan, Sturken, Branscomb and Acting Chair Hamilton.
NO - none. ABSTAIN — Member Ford.

San Carlos Airport Land Use Compatibility Plan Consistency Review — City of Foster
City 2023-2031 Housing Element Update.

Susy Kalkin, C/CAG staff, again presented the staff report.
The Committee had no additional comments.

Motion: Member Sullivan moved, and Member Sturken seconded, approval of the staff
recommendation. Motion carried (7-0-0) by the following roll call vote: AYE - Members
DiGiovanni, Sullivan, Cahalan, Sturken, Ford, Branscomb and Acting Chair Hamilton. NO —
none. ABSTAIN —none.

Member Comments/Announcements
None

Items from Staff

None

Adjournment

The meeting was adjourned at 5:23 pm.



2023 C/CAG Airport Land Use Committee Attendance Report

Name Agency Jan Feb Mar
In-person |AB2449

Terry O'Connell |City of Brisbane
Ricardo Ortiz  |City of Burlingame
Pamela City of Daly Cit X X
DiGiovanni y VY
Patrick Sullivan |City of Foster City X arrived :00 X X
Robert .

City of Half Moon Bay
Brownstone
Angelina

City of Millbrae X X X
Cahalan y
Christopher

City of Redwood Cit X X X
Sturken y ¥
Tom Hamilton |City of San Bruno X X X
Adam Rak/
Pranita City of San Carlos X 3mived 5:10
Venkatesh*

County of San Mateo
Warren Slocum -

& Aviation Rep.

City of South San
Flor Nicolas Y . X X

Francisco
Carol Ford Aviation Rep. X X
Chistopher Half Moon Bay Pilots y arrved 415 X y
Yakabe Assn.

* Pranita Venkatesh appointed 2/27/2023

X - Committee Member Attended
Y - Designated Alternate Attended

Staff and guests in attendance for the March 23, 2023, meeting: Susy Kalkin, Sean Charpentier, Kim Springer and Jeff Lacap, C/CAG staff; Gretchen Kelly, San
Carlos Airport Mgr; Thai-Chau Le and Sofia Mangalam, Foster City staff; and Dara Sanders, Belmont staff
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C/CAG AGENDA REPORT
Date: April 27, 2023
To: Airport Land Use Committee
From: Susy Kalkin
Subject: San Carlos Airport Land Use Compatibility Plan Consistency Review — Proposed life

science/research & development project, including a related rezoning request, for a
property at 841 Old County Road, San Carlos.

(For further information or response to questions, contact Susy Kalkin at kkalkin@smcgov.org)

RECOMMENDATION

That the Airport Land Use Committee (ALUC) recommend to the C/CAG Board of Directors, that the
C/CAG Board, acting as the Airport Land Use Commission, determine that the proposed six-story life
science/research and development building, including a related Rezoning request, for a property at 405
Industrial Road, San Carlos, is consistent with the applicable airport/land use policies and criteria
contained in the Comprehensive Airport Land Use Compatibility Plan for the Environs of San Carlos
Airport (San Carlos ALUCP), subject to the following conditions:

= Prior to issuance of a building permit, the project sponsor shall file Form 7460-1 with the FAA
and provide to the City of San Carlos an FAA “Determination of No Hazard”.

= The City of San Carlos shall require that the project sponsor comply with the real estate
disclosure requirements outlined in Overflight Policy 1of the San Carlos ALUCP.

BACKGROUND

The City of San Carlos is processing an application for a property at 841 Old County Road, between
Branston Rd. and Commercial St. The proposal includes a rezoning request to change the zoning to
Planned Development to adjust specific development standards including height and floor area ratio in
order to accommodate a life science/research & development project on the site. The proposal includes
two buildings, one four-story and one five-story over two subterranean levels of parking.

The project falls within Airport Influence Area (AlA) B, the Project referral area for San Carlos
Airport. California Government Code Section 65302.3 states that a local agency General Plan, Zoning
Ordinance and/or any affected specific plan must be consistent with the applicable airport/land use
criteria in the relevant adopted Airport Land Use Compatibility Plan (ALUCP). Accordingly, the City
of San Carlos has referred the subject project to C/CAG, acting as the San Mateo County Airport Land
Use Commission, for a determination of consistency with the San Carlos ALUCP.
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CICAG AGENDA REPORT

Airport Land Use Committee

RE: Consistency Review — 841 Old County Rd., San Carlos
Date: April 27, 2023

Page 2

DiscussION
ALUCP Consistency Evaluation

Four sets of airport/land use compatibility policies in the San Carlos ALUCP relate to the proposed
Zoning and General Plan Amendment: (a) noise compatibility policies and criteria, (b) safety policies
and criteria, and (c) airspace protection policies, and (d) overflight notification. The following sections
address each issue.

(@) Noise Policy Consistency Analysis
The 60 dB CNEL (Community Noise Equivalent Level) aircraft noise contour defines the threshold for
airport noise impacts established in the San Carlos ALUCP. All land uses located outside this contour

are deemed consistent with the noise policies of the ALUCP.

As shown on San Carlos ALUCP Exh. 4-2, Attachment 2, the subject property lies outside the bounds
of the 60 dB CNEL contour and is therefore consistent with the Noise Policies of the ALUCP.

(b) Safety Policy Consistency Analysis

Runway Safety Zones - The San Carlos ALUCP includes six sets of safety zones and related land use
compatibility policies and criteria. As shown on ALUCP Exh. 4-3, Attachment 3, the project site is
located within Safety Zone 6. Safety Zone 6 does not limit nonresidential intensities and does not
restrict office or medical/biological research facilities. As a result, the proposed project is consistent
with the safety policies and criteria.

(c) Airspace Protection Policy Consistency Analysis

Structure Heights

The San Carlos ALUCP incorporates the provisions in Title 14 of the Code of Federal Regulations Part
77 (14 CFR Part 77), “Objects Affecting Navigable Airspace,” as amended, to establish height
restrictions and federal notification requirements related to proposed development within the 14 CFR
Part 77 airspace boundaries for San Carlos Airport.

Per Airspace Protection Policy 5, in order to be deemed consistent with the ALUCP, the maximum
height of a new structure must be the lower of 1) the height of the controlling airspace protection
surface shown on Exhibit 4-4 (Attachment 4); or 2) the maximum height determined to not be a
“hazard to air navigation” by the FAA in an aeronautical study prepared pursuant to filing of Form
7460-1.

As proposed, the taller building would be a maximum of 113’ to the top of the roof-mounted
equipment. With a ground elevation of approximately 19 feet above mean sea level (AMSL), the
overall height of the tallest building would be 132 feet AMSL. Per Exhibit 4-4, the airspace protection
surface above the project site lies at 155 AMSL, so the proposed project would be below this surface.
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Airport Land Use Committee

RE: Consistency Review — 841 Old County Rd., San Carlos
Date: April 27, 2023

Page 3

However, as shown on ALUCP Exh. 4-4a, Attachment 5, the Project is located in an area where
projects greater than 30-65 feet in height require FAA notification. Accordingly, the following
condition of approval is included:

Prior to issuance of a building permit, the project sponsor shall file Form 7460-1 with the FAA
and provide to the City of San Carlos an FAA “Determination of No Hazard”.

Other Flight Hazards

Within AlA B, certain land use characteristics are recognized as hazards to air navigation and, per
Airspace Protection Policy 6, need to be evaluated to ensure compatibility with FAA rules and
regulations. These characteristics include the following:

Sources of glare, such as highly reflective buildings, building features, or blight lights including
search lights, or laser displays, which would interfere with the vision of pilots in command of an
aircraft in flight;

Distracting lights that could be mistaken for airport identification lightings, runway edge
lighting, runway end identification lighting, or runway approach lighting;

Sources of dust, smoke, water vapor, or steam that may impair the visibility of a pilot in
command of and aircraft in flight;

Sources of electrical/electronic interference with aircraft communications/navigation equipment;
or

Any use that creates an increased attraction for wildlife, particularly large flocks of birds, that is
inconsistent with FAA rules and regulations, including but not limited to FAA Order 5200.5A,
Waste Disposal Site On or Near Airports and FAA Advisory Circular 150/5200-33B, Hazardous
Wildlife Attractants On or Near Airports and any successor or replacement orders or advisory
circulars.

The proposed project does not include any features that would present unusual hazards to air navigation
and therefore is determined to be compatible with Airspace Protection Policy 6.

(d)

Overflight Policy Consistency Analysis — Real Estate Disclosure Area

The Project Area is located within both the Airport Influence Area (AlA) A & B boundaries for San
Carlos Airport. Within an AlA, the real estate disclosure requirements of state law apply. The law
requires a statement to be included in the property transfer documents that (1) indicates the subject
property is located within an airport influence area (AlA) boundary and (2) that the property may be
subject to certain impacts from airport/aircraft operations.
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Airport Land Use Committee
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As this disclosure requirement is not included in the application materials, the following condition is
proposed:

= The City of San Carlos shall require that the project sponsor comply with the real estate
disclosure requirements outlined in Oveflight Policy 1of the San Carlos ALUCP.

ATTACHMENTS

ALUCP application, together with related project description and exhibits.

San Carlos ALUCP Exh. 4-2 — Future Conditions (2035) Aircraft Noise Contours
San Carlos ALUCP Exh. 4-3 — Airport Safety Zones

San Carlos ALUCP Exh. 4-4 — FAA Part 77 Airspace Protection Surfaces

San Carlos ALUCP Exh. 4-4a — FAA Notification Area

SAEIE N



APPLICATION FOR LAND USE CONSISTENCY DETERMINATION

APPLICANT INFORMATION

Agency: City of San Carlos

Project Name: 841 OLD COUNTY ROAD LIFE SCIENCE DEVELOPMENT

Address: 841 OLD COUNTY ROAD APN: 046-133-160, 046-134-050, 046-134-060, 046-135-010,
046-135-020, 046-135-030, 046-135-040, 046-182-100, 046-
182-110, 046-182-150

City: SAN CARLOS State: CA ZIP Code: 94070

Staff Contact: Lisa Costa Sanders, Principal Phone: 650-802-4207 Email: Icostasanders@cityofsancarlos.org
Planner

PROJECT DESCRIPTION

The project proposes construction of new life science/research & development buildings at 841 Old County Road, northeast of
the intersection of Old County Road and Commercial Street in the City of San Carlos. It includes construction of a total of
326,460 square feet of research and development life science use in two buildings, one at 4 stories and one at 5 stories (105
feet MSL to the roofline and 120 feet MSL to the top of the mechanical screen for the tallest building), and construction of
below grade parking. The project proposed a rezoning from Heavy Industrial (IH) to Planned Development (PD) to allow a
greater floor area ratio (2.2), building height (120 feet MSL to top of screen). The site is 148,633 square feet and is currently
developed with a mix of commercial/industrial uses.

REQUIRED PROJECT INFORMATION PLEASE SEE ENCLOSED SUPPLEMENTAL MATERIALS AND ATTACHMENTS

For General Plan, Specific Plan or Zoning Amendments and Development Projects:

A copy of the relevant amended sections, maps, etc., together with a detailed description of the proposed
changes, sufficient to provide the following:

1. Adequate information to establish the relationship of the project to the three areas of Airport Land Use
compatibility concern (ex. a summary of the planning documents and/or project development materials
describing how ALUCP compatibility issues are addressed):

a) Noise: Location of project/plan area in relation to the noise contours identified in the applicable ALUCP.

- Identify any relevant citations/discussion included in the project/plan addressing compliance
with ALUCP noise policies.

b) Safety: Location of project/plan area in relation to the safety zones identified in the applicable ALUCP.

- Include any relevant citations/discussion included in the project/plan addressing compliance with
ALUCP safety policies.

c) Airspace Protection:

- Include relevant citations/discussion of allowable heights in relation to the protected
airspace/proximity to airport, as well as addressment of any land uses or design features that may cause
visual, electronic, navigational, or wildlife hazards, particularly bird strike hazards.
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- If applicable, identify how property owners are advised of the need to submit Form 7460-1,
Notice of Proposed /Construction or Alteration with the FAA.

2. Real Estate Disclosure requirements related to airport proximity

3. Any related environmental documentation (electronic copy preferred)

4. Other documentation as may be required (ex. related staff reports, etc.)

Additional information For Development Projects:

1. 25 sets of scaled plans, no larger than 11” x 17”
2. Latitude and longitude of development site

3. Building heights relative to mean sea level (MSL)

ALUCP Plans can be accessed at http://ccag.ca.gov/plansreportslibrary/airport-land-use/

Please contact C/CAG staff at 650 599-1467 with any questions.

C/CAG Application for Land Use Consistency Determination:



C/CAG Application for Land Use Consistency Determination: Supplemental Information

Agency Name: City of San Carlos
Project Name: 841 Old County Road Life Science Development

PRPOPERTY AND PROJECT DESCRIPTION

An application was submitted to the City of San Carlos for a new life science/research & development
project at 841 Old County Road. The subject site is a 3.41-acre lot bound by Old County Road,
Commercial Street and Bransten Road. The Caltrain berm is located to the west of the site, commercial
properties to the east, Bransten Street to the north and Commercial Street to the south. The area
consists primarily of single-story buildings serving commercial/industrial uses.

The proposed project includes construction of a total of 326,460 square feet of life science/research &
development use in two building. One building is four stories and the other is five stories with the taller
building measuring 105 feet MSL to the roof structure and 120’ MSL to the top of the roof screen. The
project proposes a rezoning from Heavy Industrial (IH) to Planned Development (PD) to allow a greater
floor area ratio (2.2) and building height (120 feet MSL to top of mechanical screen).

The site is located outside of the 60dB noise contour, and within safety zone 6 within the Airport Land
Use Compatibility Plan for the San Carlos Airport.

The proposed project would require approval of rezoning the site to Planned Development, a Planned
Development Permit, Design Review, Transportation Demand Management Plan, Development
Agreement, Grading/Dirt Haul Certification, and California Environmental Quality Act (CEQA) clearance.
An Initial Study/Mitigated Negative Declaration is being prepared.

See enclosed Attachment for project site plan, rendering and elevations.

As discussed below, the project is consistent with the noise, safety and airspace protection policies of
the Airport Land Use Compatibility Plan (ALUCP) for the San Carlos Airport.

The project is located in the Heavy Industrial (IH) zone and complies with the underlying zoning
regulations with the exception of height and floor area ratio and as such, requests a zoning map
amendment to designate Planned Development to provide for site specific Heavy Industrial.

DISCUSSION OF RELATIONSHIP TO AIRPORT LAND USE COMPATIBILITY

Noise

The 841 Old County Road project site is located outside of the airport’s 60dB CNEL noise contour
(ALUCP Exhibit 4-2 “Future Conditions (2035) Aircraft Noise Contours map). The proposed R&D land use
and related structures are considered compatible without restrictions outside the 60dB noise contour,
which prohibits rezoning to residential use due to noise concerns. As such, the proposed project is
consistent with the noise policy.

Existing Noise Levels

10



The project setting is composed of industrial, life science, flex commercial industrial and office use with
typical traffic levels. The primary noise surface in the vicinity is from overhead aircraft, surface
transportation and industrial uses (City of San Carlos General Plan 2009). Existing Noise level will not be
problematic in this proposed R&D project.

Safety

The California Airport Land Use Planning Handbook requires ALUCPs to include safety zones for each
runway end. The San Carlos Airport ALUCP includes six safety zones and related land use compatibility
criteria. The proposed project site is located inside Safety Zone 6 which allows max residential densities
(no limit), max nonresidential intensities (no limit) and max single acre (no limit) (Safety Compatibility
Criteria for San Carlos Airport are listed on Table 4-4 of the San Carlos ALUCP). Safety Zone 6 does not
have limits or restrictions for medical/biological research facilities handling highly toxic or infectious
agents.

Airspace Protection

The prosed building heights to the top of the mechanical screen shielding rooftop equipment is 120" MSL
and is less than the 155" maximum allowable height set by the Airport Land Use Commission for the San
Carlos Airport. The building roof heights are proposed at 100" MSL. Reviewing Table 4-4 Safety
Compatibility Criteria, Zone 6 the project will not create height hazard obstruction, smoke, glare,
electronic, wildlife attractants, or other airspace hazards. Therefore, the proposed project would be
consistent with the airspace policies as established in the adopted 2016 San Carlos ALUCP.

Attachments:
e 841 Old County Road Life Science Development Project Plan Sheets:
o Site Plan

o Rendering
o Elevations

11
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Exhibit 4-3
San Carlos Airport Safety Zones



For C/CAG Staff Use Only

Date Application Received

Date Application Deemed
Complete

Tentative Hearing Dates:

- Airport Land Use
Committee

- C/CAGALUC

C/CAG ALUC 12/18
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FAANOTIFICATION REQLIREMENTS

A structure proponent must file FAA Form T460-1, Notice of Proposed Construclion or
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Item 5

C/CAG AGENDA REPORT
Date: April 27, 2023
To: Airport Land Use Committee
From: Susy Kalkin
Subject: San Carlos Airport Land Use Compatibility Plan Consistency Review — Proposed life

science/research and development project, including a related Rezoning request, for a
property at 642 Quarry Road, San Carlos.

(For further information or response to questions, contact Susy Kalkin at kkalkin@smcgov.org)

RECOMMENDATION

That the Airport Land Use Committee (ALUC) recommend to the C/CAG Board of Directors, that the
C/CAG Board, acting as the Airport Land Use Commission, determine that the proposed life
science/research and development project, including a related Rezoning request, for a property at 642
Quarry Road, San Carlos, is consistent with the applicable airport/land use policies and criteria contained in
the Comprehensive Airport Land Use Compatibility Plan for the Environs of San Carlos Airport (San Carlos
ALUCP), subject to the following condition:

= The City of San Carlos shall require that the project sponsor comply with the real estate
disclosure requirements outlined in Airport Influence Area Policy 1of the San Carlos ALUCP.

BACKGROUND

The City of San Carlos is processing an application for a 4.71 acre site at 642 Quarry Road for development
of a life science/research and development project comprised of two 6-story buildings totaling
approximately 410,000 sf, and a 10-level parking structure. The first floor of one of the R&D buildings
would include a 5,500-sf childcare facility with a capacity of up to 100 children. The proposal includes a
rezoning request to change the zoning from Light Industrial to Planned Development to adjust specific
development standards including height and floor area ratio in order to accommodate a life science/research
and development building on the site and also to allow for childcare use.

The project falls within Airport Influence Area (AlA) B, the Project referral area for San Carlos Airport and
is subject to Airport Land Use Committee/Commission review pursuant to California Public Utilities Code
(PUC) Section 21767(b). Accordingly, the City of San Carlos has referred the subject project to C/CAG,
acting as the San Mateo County Airport Land Use Commission, for a determination of consistency with the
San Carlos ALUCP.

DiscussioN
ALUCP Consistency Evaluation
Four sets of airport/land use compatibility policies in the San Carlos ALUCP relate to the proposed project:

(a) noise compatibility policies and criteria, (b) safety policies and criteria, (c) airspace protection policies,
and (d) overflight notification. The following sections address each issue.
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RE: Consistency Review — 642 Quarry Rd., San Carlos
Date: April 27, 2023

Page 2

(@) Noise Policy Consistency Analysis

The 60 dB CNEL (Community Noise Equivalent Level) aircraft noise contour defines the threshold for
airport noise impacts established in the San Carlos ALUCP. All land uses located outside this contour are
deemed consistent with the noise policies of the ALUCP.

As shown on San Carlos ALUCP Exh. 4-2, Attachment 2, the subject project site lies outside the bounds of
the 60 dB CNEL contour, so is consistent with the Noise Policies of the ALUCP.

(b) Safety Policy Consistency Analysis

The San Carlos ALUCP includes six sets of safety zones and related land use compatibility policies and
criteria. As shown on San Carlos ALUCP Exh. 4-3, Attachment 3, the project site is located within Safety
Zone 6, the traffic pattern zone.

The San Carlos ALUCP includes six safety zones and related land use compatibility policies and criteria.
As shown on San Carlos ALUCP Exh. 4-3, Attachment 3, the project site is located within Safety Zone 6,
the traffic pattern zone.

According to the Safety Compatibility Criteria listed in Table 4-4 of the ALUCP, office or
medical/biological research facilities are compatible uses within Safety Zone 6 without restrictions, so those
portions of the project are consistent with the safety policies of the ALUCP.

Commercial daycare is identified in Table 4-4 as a conditionally compatible use. Safety Policy 4 applies to
review of “Land Uses of Particular Concern” — relevant discussion is cited below:

“Safety Compatibility Policy 4 - Land Uses of Particular Concern

Land uses which pose the greatest concern are those in which the occupants have reduced effective
mobility or are unable to respond in emergency situations. Children’s schools, day care centers,
hospitals, nursing homes, and other uses in which the majority of occupants are children, elderly,
and/or handicapped shall be prohibited within Zones 1 through 5. High capacity and medium
capacity indoor assembly rooms shall be prohibited in Zones 1 through 5.

a. For the purposes of these criteria, children’s schools include all grades through grade 12.

b. Day care centers and family day care homes are defined by state law. Non-commercial daycare
centers ancillary to a place of business are permitted in Zones 2 through 5 provided that the
overall use of the property meets the intensity criteria indicated in Table 4-4.

Family day care homes are permitted in any location where residential development is permitted
and the intensity of the day care home is <14 people. Commercial day care centers are
conditionally compatible in Zone 6.

h. Generally, no limit is placed on the intensity of new nonresidential uses within Safety Zone 6.
Exceptions to these criteria should be considered on a case-by-case basis by the C/CAG Board
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when it performs consistency reviews for development proposals that involve schools, day care
centers, hospitals, indoor assembly facilities, outdoor assembly facilities, and correctional
facilities. Large indoor or outdoor assembly facilities (greater than 1,000 people) should be
avoided in Safety Zone 6.”

As noted above, while daycare uses are listed as conditional in the San Carlos ALUCP within Safety Zone
6, the plan does not provide guidance as to what factors to consider in determining consistency, nor does it
detail the types of conditions that should be imposed. As a result, to assist in this determination, staff
requested C/CAG’s on-call ALUC consultants review the 2011 California Airport Land Use Planning
Handbook as well as ALUCPs from comparable airports to provide additional guidance.

A review of seven ALUCPSs revealed that there is not a consistent approach in how childcare uses are
addressed within Safety Zone 6 — some plans identify childcare as a compatible use in Safety Zone 6; some
find the use incompatible but provide an opportunity for increases to existing facilities (up to 50 additional
children); and others identify them as conditionally compatible subject to intensity limits ranging from 300-
450 people per acre. In addition, some ALUCPs exempt “ancillary uses” — those that occupy less than 10%
of the total floor area — from the intensity calculations.

The consultant’s review also noted the following: “The 2011 Handbook specifically recommends limiting
“large day care centers” in Safety Zone 6 and a maximum intensity of 200 to 300 people per acre when
occurring in a suburban setting. However, if the airport environs are more urbanized, then no maximum
intensity is recommended as a condition. Safety Zone 6 typically encompasses the area underlying a
general aviation airport’s traffic pattern, generally away from the runway ends and extended runway
centerline where aircraft accidents tend to be concentrated. The risks associated with potential aviation
accidents are considered relatively low in these areas, and the more densely developed the airport environs,
the lower a community’s potential occurrences of available sites outside the traffic pattern. For this reason,
the most restrictive conditions on childcare facilities may not be appropriate for the San Carlos Airport
environs.”

Given this overall guidance, the following analysis of the proposed childcare facility is provided:

The application indicates that the ground floor of one of the R&D buildings would include a 5,500 sf foot
childcare facility. Though the required outdoor play space is not identified, California’s childcare licensing
laws require a minimum outdoor play area of 75 sf/child, so the facility is assumed to occupy a total of
13,000 sg. (5,500 sf bldg. + 7,500 sf play area), and the resulting intensity is calculated at 335 children/acre.

43,560/13,000 = 3.35
100 (children) x 3.35 = 335 children/acre

The proposed childcare center is clearly an ancillary use within the development, intended primarily for care
of children of employees within the campus, and representing about 3% of the overall project square
footage. Additionally, the site is located within an urban, rather than suburban, setting and no intensity
limits are included in either the San Carlos ALUCP or the 2011 Handbook. As a result, it is recommended
that the proposed childcare use be determined consistent with the safety policies and criteria of the ALUCP.
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(© Airspace Protection

Structure Heights

The San Carlos ALUCP incorporates the provisions in Title 14 of the Code of Federal Regulations Part 77
(14 CFR Part 77), “Objects Affecting Navigable Airspace,” as amended, to establish height restrictions and
federal notification requirements related to proposed development within the 14 CFR Part 77 airspace
boundaries for San Carlos Airport.

Per Airspace Protection Policy 5, in order to be deemed consistent with the ALUCP, the maximum height of
a new structure must be the lower of 1) the height of the controlling airspace protection surface shown on
Exhibit 4-4; or 2) the maximum height determined to not be a “hazard to air navigation” by the FAA in an
aeronautical study prepared pursuant to filing of Form 7460-1.

As proposed, the life science buildings have a maximum height of 119 ft. to the top of the rooftop
mechanical equipment. With a ground elevation of approximately 28 feet above mean sea level (AMSL),
the overall height of the life science buildings would be 147 feet AMSL. Per San Carlos Exhibit 4-4, the
airspace protection surface above the project site lies at 155 AMSL, so the proposed project would be
below this surface. Additionally, the project sponsor has received a “Determination of No Hazard to Air
Navigation” from the FAA for each building (Attachment 4). Accordingly, the project is determined to be
consistent with the Airspace Protection Policy 5.

Other Flight Hazards

Within AIA B, certain land use characteristics are recognized as hazards to air navigation and, per Airspace
Protection Policy 6, need to be evaluated to ensure compatibility with FAA rules and regulations. These
characteristics include the following:

e Sources of glare, such as highly reflective buildings, building features, or blight lights including
search lights, or laser displays, which would interfere with the vision of pilots in command of an
aircraft in flight;

o Distracting lights that could be mistaken for airport identification lightings, runway edge lighting,
runway end identification lighting, or runway approach lighting;

e Sources of dust, smoke, water vapor, or steam that may impair the visibility of a pilot in command
of and aircraft in flight;

e Sources of electrical/electronic interference with aircraft communications/navigation equipment; or

e Any use that creates an increased attraction for wildlife, particularly large flocks of birds, that is
inconsistent with FAA rules and regulations, including but not limited to FAA Order 5200.5A,
Waste Disposal Site On or Near Airports and FAA Advisory Circular 150/5200-33B, Hazardous
Wildlife Attractants On or Near Airports and any successor or replacement orders or advisory
circulars.
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The proposed project does not include any features that would present unusual hazards to air navigation and
therefore is determined to be compatible with Airspace Protection Policy 6.

(d)  Overflight Notification

The Project Area is located within both the Airport Influence Area (AlA) A & B boundaries for San Carlos
Airport. Within an AlA, the real estate disclosure requirements of state law apply. The law requires a
statement to be included in the property transfer documents that (1) indicates the subject property is located
within an airport influence area (AlA) boundary and (2) that the property may be subject to certain impacts
from airport/aircraft operations.

As this disclosure requirement is not included in the application materials, the following condition is
proposed:

= The City of San Carlos shall require that the project sponsor comply with the real estate
disclosure requirements outlined in Airport Influence Area Policy 1of the San Carlos ALUCP.

ATTACHMENTS

1. ALUCP application, together with related project description and exhibits.

2. Exh. 4-2 - San Carlos Airport ALUCP - Future Conditions (2035) Aircraft Noise Contours
3. Exh. 4-3 San Carlos Airport Safety Zones.

4. FAA Determination Letters
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Attachment 1

APPLICATION FOR LAND USE CONSISTENCY DETERMINATION

APPLICANT INFORMATION

Agency: City of San Carlos

Project Name: 642 QUARRY ROAD LIFE SCIENCE DEVELOPMENT

Address: 642 QUARRY ROAD APN: 046-041-380

City: SAN CARLOS State: CA ZIP Code: 94070

Staff Contact: Lisa Costa Sanders, Principal Phone: 650-802-4207 Email: Icostasanders@cityofsancarlos.org
Planner

PROJECT DESCRIPTION

The project proposes construction of life science/research & development uses at 642 Quarry Road, northeast of the
intersection of Old County Road and Quarry Road in the City of San Carlos. It includes construction of a total of 410,072
square feet of research and development life science use in two six-story buildings (100 feet to the top of the parapet and 113
feet to the top of the mechanical screen), and construction of a 933- stall parking garage with nine floors and one subsurface
level (104 feet to the top of the elevator tower). The project proposed a rezoning from Light Industrial (LI) to Planned
Development (PD) to allow a greater floor area ratio (2.0), building height (120 feet), and childcare use. The site is on 4.71
acres and is currently developed with a mix of commercial/industrial uses.

REQUIRED PROJECT INFORMATION PLEASE SEE ENCLOSED SUPPLEMENTAL MATERIALS AND ATTACHMENTS

For General Plan, Specific Plan or Zoning Amendments and Development Projects:

A copy of the relevant amended sections, maps, etc., together with a detailed description of the proposed
changes, sufficient to provide the following:

1. Adequate information to establish the relationship of the project to the three areas of Airport Land Use
compatibility concern (ex. a summary of the planning documents and/or project development materials
describing how ALUCP compatibility issues are addressed):

a) Noise: Location of project/plan area in relation to the noise contours identified in the applicable ALUCP.

- Identify any relevant citations/discussion included in the project/plan addressing compliance
with ALUCP noise policies.

b) Safety: Location of project/plan area in relation to the safety zones identified in the applicable ALUCP.

- Include any relevant citations/discussion included in the project/plan addressing compliance with
ALUCP safety policies.

c) Airspace Protection:

- Include relevant citations/discussion of allowable heights in relation to the protected
airspace/proximity to airport, as well as addressment of any land uses or design features that may cause
visual, electronic, navigational, or wildlife hazards, particularly bird strike hazards.
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- If applicable, identify how property owners are advised of the need to submit Form 7460-1,
Notice of Proposed /Construction or Alteration with the FAA.

2. Real Estate Disclosure requirements related to airport proximity

3. Any related environmental documentation (electronic copy preferred)

4. Other documentation as may be required (ex. related staff reports, etc.)

Additional information For Development Projects:

1. 25 sets of scaled plans, no larger than 11” x 17”
2. Latitude and longitude of development site

3. Building heights relative to mean sea level (MSL)

ALUCP Plans can be accessed at http://ccag.ca.gov/plansreportslibrary/airport-land-use/

Please contact C/CAG staff at 650 599-1467 with any questions.

C/CAG Application for Land Use Consistency Determination:
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C/CAG Application for Land Use Consistency Determination: Supplemental Information

Agency Name: City of San Carlos
Project Name: 642 Quarry Road Life Science Development

PRPOPERTY AND PROJECT DESCRIPTION

An application was submitted to the City of San Carlos for a new life science/research & development
project at 642 Quarry Road. The subject site is a 4.71-acre lot at the intersection of Old County Road
and Quarry Road. The area is bound by El Camino Real to the west, Highway 101 to the east, Belmont
Creek to the north and Taylor Way to the south. The area consists primarily of single-story buildings
serving commercial/industrial uses.

The proposed project includes construction of a total of 410,072 square feet of life science/research &
development use in one 215,022 square-foot and one 192,650 square-foot building. Both budlings
would be six-stories, approximately 100 feet tall, measuring 113 feet to the top of the mechanical
screen. The proposed project also includes a 933-stall (233,822 square-foot) parking garage. The
garage would include nine floors and one subsurface level, measuring 104 feet to the top of the
elevator tower. The project proposes a rezoning from Light Industrial (LI) to Planned Development (PD)
to allow a greater floor area ratio (2.0), building height (120 feet), and childcare use.

The site is located within the 60-64dB noise contour, and safety zone 6 within the Airport Land Use
Compatibility Plan for the San Carlos Airport.

The proposed project would require approval of rezoning the site to Planned Development, a Planned
Development Permit, Design Review, Transportation Demand Management Plan, Development
Agreement, Grading/Dirt Haul Certification, and California Environmental Quality Act (CEQA) clearance.
An Initial Study/Mitigated Negative Declaration is being prepared.

See enclosed Attachment for project site plan, rendering and elevations.

As discussed below, the project is consistent with the noise, safety and airspace protection policies of
the Airport Land Use Compatibility Plan (ALUCP) for the San Carlos Airport.

The project is located in the Light Industrial (IL) zone and complies with the underlying zoning
regulations with the exception of height, floor area ratio and childcare use and as such, requests a
zoning map amendment to designate Planned Development to provide for site specific development
standards. The project is consistent with the General Plan land use designation of Light Industrial.

DISCUSSION OF RELATIONSHIP TO AIRPORT LAND USE COMPATIBILITY

Noise

The 642 Quarry Road project site is located outside of the airport’s 60dB CNEL noise contour (ALUCP
Exhibit 4-2 “Future Conditions (2035) Aircraft Noise Contours map). The proposed R&D land use and
related structures are considered compatible without restrictions with the 60-64dB noise contour, which
prohibits rezoning to residential use due to noise concerns. As such, the proposed project is consistent

with the noise policy.
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Existing Noise Levels

The project setting is composed of industrial, life science, flex commercial industrial and office use with
typical traffic levels. The primary noise surface in the vicinity is from overhead aircraft, surface
transportation and industrial uses (City of San Carlos General Plan 2009). Existing Noise level will not be
problematic in this proposed R&D project.

Safety

The California Airport Land Use Planning Handbook requires ALUCPs to include safety zones for each
runway end. The San Carlos Airport ALUCP includes six safety zones and related land use compatibility
criteria. The proposed project site is located inside Safety Zone 6 which allows max residential densities
(no limit), max nonresidential intensities (no limit) and max single acre (no limit) (Safety Compatibility
Criteria for San Carlos Airport are listed on Table 4-4 of the San Carlos ALUCP). Safety Zone 6 does not
have limits or restrictions for medical/biological research facilities handling highly toxic or infectious
agents.

Airspace Protection

The prosed building heights to the top of the mechanical screen shielding rooftop equipment is 113’ and
is less than the 152" maximum allowable height set by the Airport Land Use Commission for the San
Carlos Airport. The building roof heights are proposed at 100’. Reviewing Table 4-4 Safety Compatibility
Criteria, Zone 6 the project will not create height hazard obstruction, smoke, glare, electronic, wildlife
attractants, or other airspace hazards. Therefore, the proposed project would be consistent with the
airspace policies as established in the adopted 2016 San Carlos ALUCP.

Attachments:
e 642 Quarry Road Life Science Development Project Plan Sheets:
o Site Plan

o Rendering
o Elevations
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For C/CAG Staff Use Only

Date Application Received

Date Application Deemed
Complete

Tentative Hearing Dates:

- Airport Land Use
Committee

- C/CAGALUC

C/CAG ALUC 12/18
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San Carlos Airport ALUCP . 130753
SOURCE: Belmont, 1882 San Matec County, 1886; Foster City, 1383, Menlo Park, 1884, San Carlos, 2008; City of San Mateo, 2010; Redwood City, 2010; ESRI, 2014; ESA Airports, 2015 Exhibit 4-2
Future Conditions (2035) Aircraft Noise Contours
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By, Mail Processing Center Aeronautical Study No.
A% Federal Aviation Administration 2022-AWP-21027-OF
Southwest Regional Office

Obstruction Evaluation Group

10101 Hillwood Parkway
Fort Worth, TX 76177 Attachment 4

Issued Date: 02/15/2023

Logan Daniels

Presidio Bay Ventures

160 Pacific Avenue, Suite 204
San Francisco, CA 94111

** DETERMINATION OF NO HAZARD TO AIR NAVIGATION **

The Federal Aviation Administration has conducted an aeronautical study under the provisions of 49 U.S.C.,
Section 44718 and if applicable Title 14 of the Code of Federal Regulations, part 77, concerning:

Structure: Commercial Use Building 642 Quarry North Building
Location: San Carlos, CA

Latitude: 37-31-00.75N NAD 83

Longitude: 122-16-11.84W

Heights: 28 feet site elevation (SE)

119 feet above ground level (AGL)
147 feet above mean sea level (AMSL)

This aeronautical study revealed that the structure does not exceed obstruction standards and would not be a
hazard to air navigation provided the following condition(s), if any, is(are) met:
It is required that FAA Form 7460-2, Notice of Actual Construction or Alteration, be e-filed any time the

project is abandoned or:

At least 10 days prior to start of construction (7460-2, Part 1)
__ X Within 5 days after the construction reaches its greatest height (7460-2, Part 2)

Based on this evaluation, marking and lighting are not necessary for aviation safety. However, if marking/
lighting are accomplished on a voluntary basis, we recommend it be installed in accordance with FAA Advisory

circular 70/7460-1 M.

The structure considered under this study lies in proximity to an airport and occupants may be subjected to
noise from aircraft operating to and from the airport.

This determination expires on 08/15/2024 unless:
(a) the construction is started (not necessarily completed) and FAA Form 7460-2, Notice of Actual

Construction or Alteration, is received by this office.
(b) extended, revised, or terminated by the issuing office.

Page 1 of 4



(©) the construction is subject to the licensing authority of the Federal Communications Commission
(FCC) and an application for a construction permit has been filed, as required by the FCC, within
6 months of the date of this determination. In such case, the determination expires on the date
prescribed by the FCC for completion of construction, or the date the FCC denies the application.

NOTE: REQUEST FOR EXTENSION OF THE EFFECTIVE PERIOD OF THIS DETERMINATION MUST
BE E-FILED AT LEAST 15 DAYS PRIOR TO THE EXPIRATION DATE. AFTER RE-EVALUATION

OF CURRENT OPERATIONS IN THE AREA OF THE STRUCTURE TO DETERMINE THAT NO
SIGNIFICANT AERONAUTICAL CHANGES HAVE OCCURRED, YOUR DETERMINATION MAY BE
ELIGIBLE FOR ONE EXTENSION OF THE EFFECTIVE PERIOD.

This determination is based, in part, on the foregoing description which includes specific coordinates, heights,
frequency(ies) and power. Any changes in coordinates, heights, and frequencies or use of greater power, except
those frequencies specified in the Colo Void Clause Coalition; Antenna System Co-Location; Voluntary Best
Practices, effective 21 Nov 2007, will void this determination. Any future construction or alteration, including
increase to heights, power, or the addition of other transmitters, requires separate notice to the FAA.This
determination includes all previously filed frequencies and power for this structure.

If construction or alteration is dismantled or destroyed, you must submit notice to the FAA within 5 days after
the construction or alteration is dismantled or destroyed.

This determination does include temporary construction equipment such as cranes, derricks, etc., which may be
used during actual construction of the structure. However, this equipment shall not exceed the overall heights as
indicated above. Equipment which has a height greater than the studied structure requires separate notice to the

FAA.

This determination concerns the effect of this structure on the safe and efficient use of navigable airspace
by aircraft and does not relieve the sponsor of compliance responsibilities relating to any law, ordinance, or
regulation of any Federal, State, or local government body.

If we can be of further assistance, please contact our office at (206) 231-2989, or dan.shoemaker@faa.gov.
On any future correspondence concerning this matter, please refer to Aeronautical Study Number 2022-
AWP-21027-OE.

Signature Control No: 561626252-572981292 (DNE)
Daniel Shoemaker
Supervisor
Attachment(s)
Map(s)
Page 2 of 4
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TOPO Map for ASN 2022-AWP-21027-OE

Page 3 of 4
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Sectional Map for ASN 2022-AWP-21027-OE
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By, Mail Processing Center Aeronautical Study No.
A% Federal Aviation Administration 2022-AWP-21028-OF
Southwest Regional Office

Obstruction Evaluation Group

10101 Hillwood Parkway

Fort Worth, TX 76177

Issued Date: 02/15/2023
Logan Daniels
Presidio Bay Ventures

160 Pacific Avenue, Suite 204
San Francisco, CA 94111

** DETERMINATION OF NO HAZARD TO AIR NAVIGATION **

The Federal Aviation Administration has conducted an aeronautical study under the provisions of 49 U.S.C.,
Section 44718 and if applicable Title 14 of the Code of Federal Regulations, part 77, concerning:

Structure: Building 642 Quarry Parking Structure
Location: San Carlos, CA

Latitude: 37-31-02.92N NAD 83

Longitude: 122-16-09.36W

Heights: 28 feet site elevation (SE)

113 feet above ground level (AGL)
141 feet above mean sea level (AMSL)

This aeronautical study revealed that the structure does not exceed obstruction standards and would not be a
hazard to air navigation provided the following condition(s), if any, is(are) met:
It is required that FAA Form 7460-2, Notice of Actual Construction or Alteration, be e-filed any time the

project is abandoned or:

At least 10 days prior to start of construction (7460-2, Part 1)
__ X Within 5 days after the construction reaches its greatest height (7460-2, Part 2)

Based on this evaluation, marking and lighting are not necessary for aviation safety. However, if marking/
lighting are accomplished on a voluntary basis, we recommend it be installed in accordance with FAA Advisory

circular 70/7460-1 M.

The structure considered under this study lies in proximity to an airport and occupants may be subjected to
noise from aircraft operating to and from the airport.

This determination expires on 08/15/2024 unless:
(a) the construction is started (not necessarily completed) and FAA Form 7460-2, Notice of Actual

Construction or Alteration, is received by this office.
(b) extended, revised, or terminated by the issuing office.
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(©) the construction is subject to the licensing authority of the Federal Communications Commission
(FCC) and an application for a construction permit has been filed, as required by the FCC, within
6 months of the date of this determination. In such case, the determination expires on the date
prescribed by the FCC for completion of construction, or the date the FCC denies the application.

NOTE: REQUEST FOR EXTENSION OF THE EFFECTIVE PERIOD OF THIS DETERMINATION MUST
BE E-FILED AT LEAST 15 DAYS PRIOR TO THE EXPIRATION DATE. AFTER RE-EVALUATION

OF CURRENT OPERATIONS IN THE AREA OF THE STRUCTURE TO DETERMINE THAT NO
SIGNIFICANT AERONAUTICAL CHANGES HAVE OCCURRED, YOUR DETERMINATION MAY BE
ELIGIBLE FOR ONE EXTENSION OF THE EFFECTIVE PERIOD.

This determination is based, in part, on the foregoing description which includes specific coordinates, heights,
frequency(ies) and power. Any changes in coordinates, heights, and frequencies or use of greater power, except
those frequencies specified in the Colo Void Clause Coalition; Antenna System Co-Location; Voluntary Best
Practices, effective 21 Nov 2007, will void this determination. Any future construction or alteration, including
increase to heights, power, or the addition of other transmitters, requires separate notice to the FAA.This
determination includes all previously filed frequencies and power for this structure.

If construction or alteration is dismantled or destroyed, you must submit notice to the FAA within 5 days after
the construction or alteration is dismantled or destroyed.

This determination does include temporary construction equipment such as cranes, derricks, etc., which may be
used during actual construction of the structure. However, this equipment shall not exceed the overall heights as
indicated above. Equipment which has a height greater than the studied structure requires separate notice to the

FAA.

This determination concerns the effect of this structure on the safe and efficient use of navigable airspace
by aircraft and does not relieve the sponsor of compliance responsibilities relating to any law, ordinance, or
regulation of any Federal, State, or local government body.

If we can be of further assistance, please contact our office at (206) 231-2989, or dan.shoemaker@faa.gov.
On any future correspondence concerning this matter, please refer to Aeronautical Study Number 2022-
AWP-21028-OE.

Signature Control No: 561626654-572981294 (DNE)
Daniel Shoemaker
Supervisor
Attachment(s)
Map(s)
Page 2 of 4
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TOPO Map for ASN 2022-AWP-21028-OE
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Sectional Map for ASN 2022-AWP-21028-OE
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By, Mail Processing Center Aeronautical Study No.
A% Federal Aviation Administration 2022-AWP-21026-OF
Southwest Regional Office

Obstruction Evaluation Group

10101 Hillwood Parkway

Fort Worth, TX 76177

Issued Date: 02/15/2023
Logan Daniels
Presidio Bay Ventures

160 Pacific Avenue, Suite 204
San Francisco, CA 94111

** DETERMINATION OF NO HAZARD TO AIR NAVIGATION **

The Federal Aviation Administration has conducted an aeronautical study under the provisions of 49 U.S.C.,
Section 44718 and if applicable Title 14 of the Code of Federal Regulations, part 77, concerning:

Structure: Commercial Use Building 642 Quarry South Building
Location: San Carlos, CA

Latitude: 37-30-59.77N NAD 83

Longitude: 122-16-07.51W

Heights: 28 feet site elevation (SE)

119 feet above ground level (AGL)
147 feet above mean sea level (AMSL)

This aeronautical study revealed that the structure does not exceed obstruction standards and would not be a
hazard to air navigation provided the following condition(s), if any, is(are) met:
It is required that FAA Form 7460-2, Notice of Actual Construction or Alteration, be e-filed any time the

project is abandoned or:

At least 10 days prior to start of construction (7460-2, Part 1)
__ X Within 5 days after the construction reaches its greatest height (7460-2, Part 2)

Based on this evaluation, marking and lighting are not necessary for aviation safety. However, if marking/
lighting are accomplished on a voluntary basis, we recommend it be installed in accordance with FAA Advisory

circular 70/7460-1 M.

The structure considered under this study lies in proximity to an airport and occupants may be subjected to
noise from aircraft operating to and from the airport.

This determination expires on 08/15/2024 unless:
(a) the construction is started (not necessarily completed) and FAA Form 7460-2, Notice of Actual

Construction or Alteration, is received by this office.
(b) extended, revised, or terminated by the issuing office.
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(©) the construction is subject to the licensing authority of the Federal Communications Commission
(FCC) and an application for a construction permit has been filed, as required by the FCC, within
6 months of the date of this determination. In such case, the determination expires on the date
prescribed by the FCC for completion of construction, or the date the FCC denies the application.

NOTE: REQUEST FOR EXTENSION OF THE EFFECTIVE PERIOD OF THIS DETERMINATION MUST
BE E-FILED AT LEAST 15 DAYS PRIOR TO THE EXPIRATION DATE. AFTER RE-EVALUATION

OF CURRENT OPERATIONS IN THE AREA OF THE STRUCTURE TO DETERMINE THAT NO
SIGNIFICANT AERONAUTICAL CHANGES HAVE OCCURRED, YOUR DETERMINATION MAY BE
ELIGIBLE FOR ONE EXTENSION OF THE EFFECTIVE PERIOD.

This determination is based, in part, on the foregoing description which includes specific coordinates, heights,
frequency(ies) and power. Any changes in coordinates, heights, and frequencies or use of greater power, except
those frequencies specified in the Colo Void Clause Coalition; Antenna System Co-Location; Voluntary Best
Practices, effective 21 Nov 2007, will void this determination. Any future construction or alteration, including
increase to heights, power, or the addition of other transmitters, requires separate notice to the FAA.This
determination includes all previously filed frequencies and power for this structure.

If construction or alteration is dismantled or destroyed, you must submit notice to the FAA within 5 days after
the construction or alteration is dismantled or destroyed.

This determination does include temporary construction equipment such as cranes, derricks, etc., which may be
used during actual construction of the structure. However, this equipment shall not exceed the overall heights as
indicated above. Equipment which has a height greater than the studied structure requires separate notice to the

FAA.

This determination concerns the effect of this structure on the safe and efficient use of navigable airspace
by aircraft and does not relieve the sponsor of compliance responsibilities relating to any law, ordinance, or
regulation of any Federal, State, or local government body.

If we can be of further assistance, please contact our office at (206) 231-2989, or dan.shoemaker@faa.gov.
On any future correspondence concerning this matter, please refer to Aeronautical Study Number 2022-
AWP-21026-OE.

Signature Control No: 561626030-572981293 (DNE)
Daniel Shoemaker
Supervisor
Attachment(s)
Map(s)
Page 2 of 4
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TOPO Map for ASN 2022-AWP-21026-OE
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Sectional Map for ASN 2022-AWP-21026-OE
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ITEM 6

C/CAG AGENDA REPORT
Date: April 27, 2023
To: Airport Land Use Committee
From: Susy Kalkin
Subject: San Carlos Airport Land Use Compatibility Plan Consistency Review — Proposed

mixed-use project comprised of 480-unit residential units and a 2-story commercial
athletic club on property located at 557 E. Bayshore Road, Redwood City.

(For further information or response to questions, contact Susy Kalkin at kkalkin@smcgov.org)

RECOMMENDATION

That the Airport Land Use Committee (ALUC) recommend to the C/CAG Board of Directors, that the
C/CAG Board, acting as the Airport Land Use Commission, determine that the proposed mixed-use
project comprised of 480-unit residential units and a 2-story commercial athletic club on property
located at 557 E. Bayshore Road, Redwood City, is consistent with the applicable airport/land use
policies and criteria contained in the Comprehensive Airport Land Use Compatibility Plan for the
Environs of San Carlos Airport (San Carlos ALUCP), subject to the following condition:

= The City of Redwood City shall require that the project sponsor comply with the Overflight
Notification Requirements outlined in Overflight Policy 2 of the San Carlos ALUCP, as
amended in October 2022. Final project approval shall include a condition to incorporate a
recorded ‘Overflight Notification’ on the merged parcel as a condition of approval in order
to provide a permanent form of overflight notification to all future property owners. (An
example for the Overflight Notification to be used to fulfill this condition is included in the
San Carlos ALUCP, Appendix E, Exhibit E-4.)

BACKGROUND

Redwood City recently approved an application for redevelopment of a property at 557 E. Bayshore Rd,
the former Century Park Theatre site, along E. Bayshore Rd., south of Whipple Ave. This approval
includes a condition requiring the project receive a determination that it is consistent with the San
Carlos ALUCP.

The proposal includes demolition of existing site improvements and construction of two 5-story
residential buildings (480 units total) and a 2-story, 97,000 sf commercial athletic club, including
additional outdoor recreation space outdoor (pools, etc.). A 15,000 square foot childcare area is also
proposed within the VillaSport facility, available to members only.

- The applicant has provided the following additional information regarding the childcare component:

- VillaSport does not run any type of licensed childcare. The facility provides a dedicated area for
kids, VillaKids, which can only be used for up to 2 1/2 hours per day maximum for members
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only, and a member parent must be onsite while it is being used. The maximum number of
children typically accommodated within the onsite facility at one time is generally 19 to 25.

- VillaSport also operates limited summer camps, primarily used by members. Depending on the
week and the location, the average number of participants can vary. Last summer, their San Jose
location had between 32 to 65 participants per week, with ages ranging from 5-12.

The project falls within Airport Influence Area (AlA) B, the Project Referral Area for San Carlos
Airport. Because Redwood City has not yet brought its zoning ordinance into compliance with the San
Carlos ALUCP all development projects within AIA B are subject to ALUC review pursuant to
California Public Utilities Code (PUC) Section 21676.5(a) and ALUCP Policy GP-10.1. Accordingly,
Redwood City has referred the subject project to C/CAG, acting as the San Mateo County Airport Land
Use Commission, for a determination of consistency with the San Carlos ALUCP.

DISCUSSION
ALUCP Consistency Evaluation

Four sets of airport/land use compatibility policies in the San Carlos ALUCP relate to the proposed
Project: (a) noise compatibility policies and criteria, (b) safety policies and criteria, (c) airspace
protection policies and (d) overflight compatibility. The following sections address each issue.

@ Noise Policy Consistency

The 60 dB CNEL (Community Noise Equivalent Level) aircraft noise contour defines the threshold for
airport noise impacts established in the San Carlos ALUCP. All land uses located outside this contour
are deemed consistent with the noise policies of the ALUCP.

As shown on San Carlos ALUCP Exhibit 4-2, Attachment 2, the subject property lies outside the
bounds of the 60 dB CNEL contour and, therefore, the Project is consistent with the San Carlos ALUCP
noise policies and criteria.

(b) Safety Policy Consistency

The San Carlos ALUCP includes six sets of safety zones and related land use compatibility policies and
criteria. As shown on San Carlos ALUCP Exhibit 4-3, Attachment 3, the project site is located within
Safety Zone 6, the traffic pattern zone.

Residential Use

According to the Safety Compatibility Criteria listed in ALUCP Table 4-4, Attachment 4, residential
uses are compatible within Safety Zone 6 without restrictions, so the residential portion of the project is
consistent with the safety policies of the ALUCP.
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Fitness Center

In addition to the residential complex, the project also includes a nonresidential component, a
commercial fitness center with ancillary childcare services. Per Table 4-4, commercial land uses are
generally compatible within Safety Zone 6. Exceptions to this include some defined “Sensitive land
Use/Land Uses of Particular Concern”. Relevant Safety Compatibility Policies language is excerpted
below:

“Safety Compatibility Policy 3 — Nonresidential Development Criteria

e. Though no limit is placed on the intensity of new, nonresidential uses within Safety Zone 6,
exceptions to these criteria should be considered on a case-by-case basis by the C/CAG
Board when reviewing development proposals or during mandatory reviews that entail large
indoor or outdoor assembly facilities.

Safety Compatibility Policy 4 — Land Uses of Particular Concern

Land uses which pose the greatest concern are those in which the occupants have reduced
effective mobility or are unable to respond in emergency situations. Children’s schools, day care
centers, hospitals, nursing homes, and other uses in which the majority of occupants are
children, elderly, and/or handicapped shall be prohibited within Zones 1 through 5. High
capacity and medium capacity indoor assembly rooms shall be prohibited in Zones 1 through 5.

a. For the purposes of these criteria, children’s schools include all grades through grade 12.

b. Day care centers and family day care homes are defined by state law. Non-commercial
daycare centers ancillary to a place of business are permitted in Zones 2 through 5 provided
that the overall use of the property meets the intensity criteria indicated in Table 4-4.

Family day care homes are permitted in any location where residential development is
permitted and the intensity of the day care home is <14 people. Commercial day care centers
are conditionally compatible in Zone 6.

h. Generally no limit is placed on the intensity of new nonresidential uses within Safety Zone
6. Exceptions to these criteria should be considered on a case-by-case basis by the C/CAG
Board when it performs consistency reviews for development proposals that involve
schools, day care centers, hospitals, indoor assembly facilities, outdoor assembly facilities,
and correctional facilities. Large indoor or outdoor assembly facilities (greater than 1,000
people) should be avoided in Safety Zone 6.”

While it is noted that the ALUCP separates "assembly" use from other commercial uses, “assembly”
use is typically applied to uses such as churches, theaters, amphitheaters, and other large-group meeting
places. Since the fitness center members would not be gathered in numbers anywhere near 1,000
people but would instead be actively using the various spaces spread throughout the club, including the
outdoor spaces, staff recommends that the proposed facility be characterized as a commercial and/or
recreational land use, both of which are identified in Table 4-4 as compatible uses within Safety Zone 4.
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Additionally, while the Project includes a childcare component, staff does not find that it fits the
definition of commercial daycare operations. The proposed plan to offer limited term childcare (2 %2
hour max. per day/member) is intended as an ancillary amenity for parents, and one that requires that
the parents be present onsite at all times using the facilities. Accordingly, the limited term childcare is
not a day care center as defined by the ALUCP. It is also not a use that causes the "greatest concern”
under the ALUCP, because parents would be available to assist in any emergency situation.
Accordingly, it is determined that the daycare component is not a separate use, but rather a part of the
overall fitness center and therefore compatible with the Safety Compatibility criteria of the ALUCP.

(©) Airspace Protection Policy Consistency

The San Carlos ALUCP incorporates the provisions in Title 14 of the Code of Federal Regulations Part
77 (14 CFR Part 77), “Objects Affecting Navigable Airspace,” as amended, to establish height
restrictions and federal notification requirements related to proposed development within the 14 CFR
Part 77 airspace boundaries for San Carlos Airport.

In order to be deemed consistent with the ALUCP, the maximum height of a new building must be the
lower or (1) the height of the controlling airspace protection surface shown on Exhibit 4-4, “by the
FAA in an aeronautical study prepared pursuant to the filing of Form 7460-1.

As proposed, the residential buildings (which are taller than the athletic club) would be 62 ft — 1 in. tall
to the top of the roof parapet. With a ground elevation of approximately 10 ft., the overall height would
be 72 ft. — 1 in. above mean sea level (AMSL). As shown on San Carlos ALUCP Exhibit 4-4,
Attachment 5, the Part 77 Airspace Protection Surface lies at approximately 205-255 ft AMSL, so the
proposed project would well below this surface, in compliance with the Airspace Protection policies of
the ALUCP. In addition, as shown on San Carlos ALUCP Exhibit 4-4a, Attachment 6, the proposed
project is well below the FAA notification heights.

(d) Overflight Compatibility Consistency

The San Carlos ALUCP contains two policies regarding overflight compatibility which are generally
“buyer awareness” measures focused on informing prospective buyers and/or tenants of property within
the vicinity of an airport about the airport’s impact on the property. Overflight Policy 1 — Real Estate
Transfer Disclosure, requires that a notice of potential for overflights be included among the
disclosures made during real estate transactions. Overflight Policy 2 — Overflight Notification Zone 2
requires that all new residential development projects, other than additions and accessory dwelling units
(ADUs), within Overflight Notification Zone 2 (AlA B) incorporate a recorded overflight notification
requirement as a condition of approval.

The Project Area is located within both the Airport Influence Area (AlA) A & B boundaries for San
Carlos Airport, so is subject to the requirements of both Overflight Policies. As indicated in the
Application Materials, the project will be required to provide “Notice of Airport in Vicinity” to future
residents, consistent with Overflight Policy 1. However, compliance with Overflight Policy 2 is not
addressed. Accordingly, the following condition is recommended to address this requirement:
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= The City of Redwood City shall require that the project sponsor comply with the Overflight
Notification Requirements outlined in Overflight Policy 2 of the San Carlos ALUCP, as
amended in October 2022. Final project approval shall include a condition to incorporate a
recorded ‘Overflight Notification’ on the merged parcel as a condition of approval in order
to provide a permanent form of overflight notification to all future property owners. (An
example for the Overflight Notification to be used to fulfill this condition is included in the
San Carlos ALUCP, Appendix E, Exhibit E-4.)

ATTACHMENTS

ALUCP application, together with related project description and exhibits.

San Carlos ALUCP Exh. 4-2 — Future Conditions (2035) Aircraft Noise Contours
San Carlos ALUCP Exh. 4-3 — Safety Zones.

San Carlos ALUCP Table 4-4 — Safety Compatibility Criteria

San Carlos ALUCP Exh. 4-4 — Airspace Protection Surfaces

San Carlos ALUCP Exh. 4-4b — FAA Notification Regs.

S~ wd P
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Attachment 1

APPLICATION FOR LAND USE CONSISTENCY DETERMINATION

APPLICANT INFORMATION

Agency: City of Redwood City

Project Name: 557 East Bayshore Road

Address: 557 East Bayshore Road APN: 052-520-330 and 052-520-160
City: Redwood City State: California ZIP Code: 94063
Staff Contact:  Ryan Kuchenig, Planner Phone: (650) 780-7239 Email: rkuchenig@redwoodcity.org

PROJECT DESCRIPTION

The project proposes to demolish existing vacant theatre buildings and construct two 5-story, wood-framed multifamily residential buildings and

a 2-story, 97,101 square foot (SF) athletic club and spa with outdoor swimming pools (including two 26-ft. waterslides) and kids outdoor play areas

on 14.36 acres The project will provide 480 units of needed rental housing including 85 affordable units (21 Very Low, 21 Low and 43 Moderate)

consisting of studio, 1 bedroom and 2 bedroom units ranging between 510 SF to 1,348 SF. The project will feature 339 parking spaces at grade

and an additional 783 parking spaces added by constructing two new 5-story wrapped parking structures within the two residential buildings.
REQUIRED PROJECT INFORMATION

For General Plan, Specific Plan or Zoning Amendments and Development Projects:

A copy of the relevant amended sections, maps, etc., together with a detailed description of the proposed
changes, sufficient to provide the following:

1. Adequate information to establish the relationship of the project to the three areas of Airport Land Use

compatibility concern (ex. a summary of the planning documents and/or project development materials
describing how ALUCP compatibility issues are addressed):

a) Noise: Location of project/plan area in relation to the noise contours identified in the applicable ALUCP.

- Identify any relevant citations/discussion included in the project/plan addressing compliance with
ALUCP noise policies.

b) Safety: Location of project/plan area in relation to the safety zones identified in the applicable ALUCP.

- Include any relevant citations/discussion included in the project/plan addressing compliance with
ALUCP safety policies.

c) Airspace Protection:
- Include relevant citations/discussion of allowable heights in relation to the protected airspace/proximity

to airport, as well as addressment of any land uses or design features that may cause visual, electronic,
navigational, or wildlife hazards, particularly bird strike hazards.
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- If applicable, identify how property owners are advised of the need to submit Form 7460-1, Notice of
Proposed /Construction or Alteration with the FAA.

2. Real Estate Disclosure requirements related to airport proximity

3. Any related environmental documentation (electronic copy preferred)

4. Other documentation as may be required (ex. related staff reports, etc.)

Additional information For Development Projects:

1. 25 sets of scaled plans, no larger than 11” x 17”
2. Latitude and longitude of development site
3. Building heights relative to mean sea level (MSL)

ALUCP Plans can be accessed at http://ccag.ca.gov/plansreportslibrary/airport-land-use/

Please contact C/CAG staff at 650 599-1467 with any questions.

For C/CAG Staff Use Only

Date Application Received
Date Application Deemed
Complete
Tentative Hearing Dates:
- Airport Land Use
Committee
-  C/CAGALUC

C/CAG ALUC 12/18
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C/CAG Application for Land Use Consistency Determination
Supplemental Information

AGENCY NAME: City of Redwood City
PROJECT NAME: 557 East Bayshore Road
APN: 052-520-330 and 052-520-160 (14.36 acres)
GENERAL PLAN: Front: Commercial Regional
Rear: Mixed Use — Water Front
ZONING: General Commercial

PROPERTY AND PROJECT DESCRIPTION

Property. The Project Site is located at 557 East Bayshore Road in the northeastern waterfront of the
City of Redwood City, in San Mateo County, across from US Highway 101. The Project Site is bound by
East Bayshore Road to the south, a Pacific Gas and Electric Company (PG&E) parcel containing a
drainage ditch, the Bay Trail, and Smith Slough to the north, car dealerships and a mini-storage facility to
the east, and car dealerships and a steel supply yard and warehouse (Allen Steel & Supply Co. at 505
East Bayshore Road) to the west.

Existing Conditions. The 14.36-acre Project Site was used as a drive-in theater site in the 1950s. It was
redeveloped in 1991 and used as a movie theater complex known as Century Park 12 theater, which
operated until 2003. Currently, the theater buildings are vacant and the site is being used for the
temporary storage of new vehicles for several nearby car dealerships. The site includes an approximate
70,000 square foot (SF) theater building and 1,140 parking spaces. Located just east of US Highway 101,
the site is accessed via East Bayshore Road, with a drainage ditch owned and controlled by PG&E
bounding the rear of the site to the north.

Proposed Project. A mixed-use development is proposed, which includes residential apartments of
which 20% will be affordable housing, a first-class athletic club and spa, a paseo view corridor, a
bayshore open space, including a multi-use pathway connecting to neighboring properties, and other
public amenities. The Project proposes providing a new 0.16-acre right-of-way adjacent to East
Bayshore Road to Redwood City so that the post-Project site is 14.20 acres net.

The proposal includes the construction of two new 5-story residential buildings, providing 480 new
residential units consisting of studio, one bedroom and two-bedroom units ranging in size between 510
SF and 1,348 SF, and the Project includes 85 affordable housing units. The residential buildings have
been designed to integrate with the shoreline, including staggered front facades and the placement of
active amenities such as clubhouse, pools, BBQs, and spa facing and opening out onto the shoreline. In
addition to providing much-needed housing, the proposed Project will include a 2-story 97,101 SF
VillaSport Athletic Club and Spa with outdoor swimming pools (including two 26-ft. waterslides) and kids
outdoor play areas, a new paseo scenic view corridor to the shoreline, and a new 18-foot wide
bike/pedestrian/multi-use path, overlook decks, seating areas, and 211 trees. The Project will feature
only 339 parking spaces at grade, with an additional 783 parking spaces added by constructing two new
5--story wrapped parking structures within the two residential buildings.

General Plan and Zoning. The proposed Project conforms to the current land use designation under the

2010 City of Redwood City General Plan for the site, which is Commercial Regional for the front of the
site where the athletic club and spa is proposed and Mixed Use — Water Front (MU-WF) for the rear of
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the site, which includes all of the residential buildings and part of the athletic club and spa. The current
zoning of the site is General Commercial (CG), which allows the proposed athletic club and spa use but
does not permit residential; however, rezoning to develop the proposed housing was not necessary
pursuant to California’s Housing Accountability Act as amended by SB 330.

Please see the enclosed 557 E. Bayshore Road— Airport Land Use Consistency Analysis for an analysis of
the Project relative to ALUC requirements.
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505 East Bayshore Project - Airport Land Use Consistency Analysis

Below is our summary of the Project’s consistency with the San Carlos Airport ALUCP. First, we note
that the Draft EIR describes the Project's consistency as follows (Draft EIR, Page 117):

Impact HAZ-5:  The project is located within an airport land use plan and would not result ina
safety hazand or excessive noise for people residing or working in the project
area. (Less than Significant Impact)

The project site is located within San Carlos Airport Influence Area B and is subject to formal
ALUC/KC/CAG review to ensure development 15 consistent with aviation safety reguirements. These
reguirements include conformance with regulations concerning land uses, noise exposure, and
airspace profection.

The site is located within the San Carlos Airport’s Safety Zone 6, which represents the Airpon’s
Traffic Pattern Zone, an elliptical area that includes the majority of regular air traffic patiems and
pattern entry routes.™ Per the San Carlos Airport ALUCP, new residential and commercial
development is compatible within this area. Commercial daycare operations are conditionally
compalible based on their location, size, bulk, density, and intensity of use, which will be addressed
by the ALUC/CICAG review process.

Residential land uses are considered conditionally compatible in areas exposed o noise levels
between CNEL 60-64. Areas that would be exposed to less than 60 dB CNEL are considered outside
the San Carlos Airport noise impact area. As the proposed development is outside the 60 dB CNEL
noise contour, people residing or working in the project area would not be exposed o excessive
noise. Lastly, the proposed residential and commercial struciures would be 62 feet tall at their highest
point, well under the maximum allowable building height permitied by the ALUCP. The project
would not result in a safety hazard or excessive noise for people residing or working in the project
area. (Less than Significant Impact)
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557 East Bayshore Project - Airport Land Use Analysis

1. Airport Influence Area B - Real Estate Disclosures

The property is located in the San Carlos Airport's Airport Influence Area (Area B). (Final Comprehensive
Airport Land Use Compatibility Plan for the Environs of San Carlos Airport (“ALUCP”), Exhibit 4-7). See
red star for the Project Site.

F.AR. PART 77 o
CONICAL SURFACE
(RED LINE)
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The Project will be required to notify residents of this location in the following form (ALUCP, Page 4-38):

NOTICE OF AIRPORT IN VICINITY

This property is presently located in the vicinity of an airport, within what is known as an
airport influence arca. For that reason, the property may be subject to some of the
annoyances or inconveniences associated with proximity to airport operations (for example:
noise, vibration, or odors). Individual sensitivities to those annoyances can vary from
person to person. You may wish to consider what airport annoyances, if any, are associated
with the property before you complete your purchase and determine whether they are
acceptable to you.
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2. Safety

The Project Site is located in Safety Zone 6 (ALUCP, Exhibit 4-3). See red star for the Project Site:
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New residential and most commercial development is compatible within this area. And, in Zone 6, there
are no limits as to residential and commercial intensities.

Per ALUCP, Page 4-16:
€. InSafety Zone 6, new residential development is compatible and is not restricted for safety
reasons. Other compatibility policies (e.g.. noise and airspace protection) may apply.
Per ALUCP, Page 4-19:
e.  Though no limit 1s placed on the intensity of new, nonresidential uses within Safety Zone 6,
exceplions to these criteria should be considered on a case-by-case basis by the C/CAG
Board when reviewing development proposals or during mandatory reviews that entail
large indoor or outdoor assembly facilities.

Per ALUCP, Page 4-20:
h.  Generally no limit is placed on the intensity of new nonresidential uses within Safety Zone
6. Exceptions to these criteria should be considered on a case-by-case basis by the C/CAG
Board when it performs consistency reviews for development proposals that involve
schools, day care centers, hospitals, indoor assembly facilities, outdoor assembly facilities,
and correctional facilities (See General Policies 8 and 10 for information regarding local
agency actions requiring review by the Airport Land Use Commission) . Large indoor or
outdoor assembly facilities (greater than 1,000 people) should be avoided in Safety Zone 6.
While we note that the ALUCP separates "assembly" use from other commercial uses, “assembly” use is
limited to uses such as churches, theaters, amphitheaters, and other large-group meeting places. The
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proposed VillaSport Athletic Club and Spa (VillaSport) is a more typical commercial use as members are
not gathered in a large single room with occupancies of 1,000 people or more. On the contrary, the
members will be actively using the spaces and spread throughout the club, including the outdoor
spaces.

While the Project's EIR mentions that commercial daycare operations are considered conditionally
compatible in Zone 6 (ALUCP, Pages 4-20, 4-25), the Project does not contains a "commercial daycare
operation."

The purpose of this requirement of the ALUCP is that uses that "pose the greatest concern are those in
which the occupants have reduced effective mobility or are unable to respond to emergency situations."
(ALUCP, Page 4-19). A use where "the majority of occupants are children" is one such concern. (ALUCP,
Page 4-19):

Land uses which pose the greatest concern ane those in which the occupants have reduced
effective mobility or are unable to respond 1n emergency situations. Children’s schools, day care
centers, hospitals, nursing homes, and other uses in which the majonty of occupants are children,
elderly, and/or handicapped shall be prohibited within Zones | through 5 High capacity and
medium capacity indoor assembly rooms shall be prohibited in Zones | through 3.

While VillaSport offers temporary childcare, its health club use is not a use where the majority of
occupants are children. VillaSport does plan to operate temporary child care for parents, but the parents
will remain present onsite at all times using the facilities. Accordingly, the temporary childcare is not a
“day care” center as defined by the ALUCP.? It is also not a use that causes the "greatest concern" under
the ALUCP, because parents will be available to assist in any emergency situation.

All proposed uses are compatible within Zone 6.

1 The ALUCP uses State law definitions of "day care." The California Day Care Act defines a day care centerasa "
child day care facility other than a family day care home, and includes infant centers, preschools, extended day
care facilities, and schoolage child care centers, and includes child care centers licensed pursuant to Section
1596.951.” (Health and Safety Code (HSC) § 1596.76.) The VillaSport is not a "day care center" and therefore does
not fit within this definition. Even if it did, the California Child Day Care Act specifically exempts "[a]lny child
daycare program that offers temporary childcare services to parents” and provides services “to parents and
guardians who are on the same premises as the site of the child daycare program” that “is not operated on the site
of a ski facility, shopping mall, department store, or any other similar site identified by the department by
regulation.” (HSC § 1596.792(k).)
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3. Noise

The property is outside of the noise contours and is therefore not subject to any noise compatibility
requirements. (ALUCP, Exhibit 4-2). See red circle for Project Site.
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4. Height/Airspace Protection Surfaces

The FAA establishes review policies and height limits in certain areas in order to avoid obstructions to air
navigation. A maximum building height of 150 vertical feet is permitted at the Project Site per Part 77
Airspace Protection Surfaces. (ALUCP, Exhibit 4-4). See yellow star for Project Site:

ALUCP EXHIBIT 4-4

| ==
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Further, any buildings exceeding 200 feet above ground level (AGL) would be required to inform the FAA
30 days prior to the start of construction, and, based on Exhibit 4-4a below, where the project is sited, if
the project at least 100 feet to 150 feet AGL. (ALUCP, Exhibit 4-4a).

The heights of the proposed buildings would be up to 62°1” (AGL) for the highest parapet of the
residential building and up to 36’9” (AGL) for the highest parapet of the VillaSport building. Even using
mean sea level (MSL) only increases these by 13’ (75’1” MSL and 49’9” MSL, respectively) so they are
both below the minimum 100 foot (AGL) standard that might apply. Therefore, the proposed project
would not be subject to further height-related review or notification requirements.

66



ALUCP EXHIBIT 4-4a
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5. Avigation Easement

The location of the Project Site and the Project’s proposed uses do not appear to meet the criteria in the
ALUCP (as amended in October, 2022) that would trigger a requirement to grant an avigation easement.
When considering whether to require an avigation easement, the ALUC considers the following:

(i) The proposed land use policy action involves real property located beneath the airspace

protection surfaces.

Analysis: The Proposed Project is under the Part 77 conical surface.

(i) The proposed land use policy action would allow the construction of structures or other
objects in the vicinity of San Carlos Airport that could exceed the height standards as
defined in 14 CFR Part 77, Subpart C, and based on the elevation above mean sea level

(AMSL) of the applicable runway end.

Analysis: The highest heights of the Project are 62°1” (AGL) (or 75’1” MSL), which is well
below the FAA height limits of 350 feet for development within this area.
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(iii) Whether the proposed land use policy action would allow land uses that may cause visual,
electronic, navigational, or wildlife hazards to aircraft in flight or taking off or landing at San

Carlos Airport.

Analysis: Proposed Project does not involve any land use policy actions that would cause any
unusual visual, electronic, navigational, or wildlife hazards.

6. Hazardous Uses

The Project does not consist of any of the hazardous uses that the ALUCP regulates with regard to

permitted type and location. (ALUCP, Page 4-22, 4-23).

Additional information For Development Projects:

1. 25 sets of scaled plans, no larger than 11” x 17”
2. Latitude and longitude of development site

Latitude: 37.497588 Longitude:

3. Building heights relative to mean sea level (MSL):

[To top of high parapet]

Residential Building A: 75’1” MSL
Residential Building B: 751" MSL
VillaSport Building: 49'9” MSL
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PROJECT DESCRIPTION |R=2%

THE PROJECT IS BEING PROPOSED PURSUANT TO TERMS OF THE STATE AND LOCAL DENSITY BONUS LAWS AND =
IS DESIGNED ACCORDINGLY. THE PROJECT IS A MIXED-USE PROJECT WITH RESIDENTIAL AND COMMERCIAL

COMPONENTS. THE RESIDENTIAL COMPONENT WILL CONSIST OF 480 RENTAL UNITS, OF WHICH 422 ARE THE S RE ‘;
BASE DENSITY UNITS AND 58 ARE THE BONUS DENSITY UNITS. TO OBTAIN THE BONUS UNITS, THE APPLICANT SY

WILL RENT FIVE PERCENT OF THE 422 BASE DENSITY UNITS AT RENTAL RATES AFFORDABLE TO VERY —_—
LOW-INCOME HOUSEHOLDS. IN ADDITION, THE APPLICANT WILL RENT FIVE PERCENT TO LOW-INCOME
HOUSEHOLDS AND TEN PERCENT TO MODERATE-INCOME HOUSEHOLDS. THE TOTAL NUMBER OF AFFORDABLE
UNITS FOR THE PROJECT WILL BE 85. THE SUPPORTING AND INTEGRAL COMMERCIAL COMPONENT WILL CONSIST

OF A PREMIER ATHLETIC CLUB AND SPA FOR FAMILIES, PRIMARILY CONSISTING OF A TWO-LEVEL 96,805 SQUARE E
FOOT BUILDING AND RELATED OUTDOOR SPACES. MORE DETAILS ABOUT THE RESIDENTIAL AND ATHLETIC CLUB

CCOMPONENTS ARE IN THE SUBSECTIONS BELOW.

DESPITE THE REQUEST FOR GREATER DENSITY (AS PERMITTED UNDER STATE AND LOCAL LAW), THE PROJECT IS e s
BEING DESIGNED TO PROVIDE APPROPRIATE, HIGH QUALITY DESTINATION COMMERCIAL ALONG EAST BAYSHORE

ROAD THAT WILL SERVE THE NEIGHBORHOOD AND SEPARATE AND BUFFER THE RESIDENTIAL FROM HIGHWAY architecture+
101 AND EAST BAYSHORE AND FEATURE AND RESPECT THE SAN FRANCISCO BAY AND THE SHORELINE

EXPERIENCE. (SEE SHEET A0.30) THE PROPOSED PROJECT WILL EXPAND AND ENHANCE THE CURRENT PUBLIC urban design

ACCESS ALONG THE SHORELINE, WITH NEW LANDSCAPING AND A BRAND NEW BAY TRAIL CONNECTION.
BORDERING ALONG THE PUBLIC OPEN SPACE, THE PROJECT WILL FEATURE PUBLICLY ACCESSIBLE RESIDENTIAL
OPEN SPACE, WHICH SHALL INCLUDE WOODEN LOOKOUTS, PICNIC TABLES, SEATING AREAS, PUBLIC ART
INSTALLATIONS AND NEW LANDSCAPING. ALL THESE SHORELINE IMPROVEMENTS WILL BE CONNECTED TO A
60-FOOT VISUAL AND PEDESTRIAN LANDSCAPED PASEO, WHICH WILL CREATE A VISUAL AND PHYSICAL
CCONNECTION TO THE SHORELINE AND THE SAN FRANCISCO BAY FROM EAST BAYSHORE ROAD. FINALLY, IT IS
IMPORTANT TO NOTE THAT ALTHOUGH STATE AND LOCAL LAW PERMIT THE CONSTRUCTION OF 85 BONUS
DENSITY UNITS, THE APPLICANT IS ONLY ELECTING TO CONSTRUCT 58 BONUS DENSITY UNITS.

AS FOR THE PARKING, THE PROJECT WILL PROVIDE A TOTAL OF 1122 SPACES WITH A MAJORITY OF THE PARKING
HIDDEN FROM VIEW BY WRAPPING THE GARAGES WITH THE APARTMENT UNITS. THE PROJECT WILL ALSO
SIGNIFICANTLY REDUCE THE EXISTING SURFACE PARKING TO 338 FROM 1140 PARKING SPACES. THE PROJECT
WILL ALSO INCREASE THE NUMBER OF PUBLIC PARKING SPACES DEDICATED FOR SHORELINE ACCESS TO SEVEN
(FROM FOUR). FOR MORE DETAILS ON THE PARKING, SEE SHEET A0.39.

AS PART OF THE PROJECT, THE EXISTING THEATER AND PARKING LOT WILL BE DEMOLISHED. IN ADDITION, THE
CURRENT SITE ELEVATION WILL BE INCREASED BY THREE FEET (3) ABOVE THE FEMA BASE FLOOD ELEVATION TO
PROTECT FROM FLOODING AND SEA LEVEL RISE. THE PROJECT WILL ALSO INCLUDE THE MERGER OF THE TWO
EXISTING PARCELS INTO ONE PARCEL TO CREATE A 14.36-ACRE PARCEL. FROM THIS NEW PARCEL, THE
APPLICANT WILL AGREE TO DEDICATE 0.16 ACRES FOR THE EXPANSION OF EAST BAYSHORE ROAD. THE
REMAINING SINGLE PARCEL WILL MEASURE 14.20 ACRES. FINALLY, THE APPLICANT WILL AGREE TO ENTER INTO A
STORMWATER LICENSE WITH THE CITY AND THE PROJECT WILL BE DESIGNED TO ACCOMMODATE THIS
STORMWATER.

BUILDING A

RESIDENTIAL DEVELOPMENT COMPONENT:

THE RESIDENTIAL DEVELOPMENT WILL INCLUDE A TOTAL OF 480 APARTMENT HOMES SITUATED IN TWO
FIVE-STORY BUILDINGS CONSTRUCTED ADJACENT TO WRAP-AROUND INTERNAL FIVE-STORY PARKING
STRUCTURES TOTALING 614 PARKING SPACES. RESIDENTIAL BUILDING A WILL HAVE 222 UNITS AND RESIDENTIAL
BUILDING B WILL HAVE 258 UNITS. BOTH BUILDINGS WILL HAVE STUDIO, ONE BEDROOM AND TWO BEDROOM
UNITS, VARYING IN SIZE FROM 510 SQUARE FEET FOR THE STUDIOS TO 1,348 SQUARE FEET FOR THE TWO
BEDROOMS. THE PROJECT WILL PROVIDE 85 AFFORDABLE UNITS SPREAD OVER THE LOCALLY PRESCRIBED
INCOME LEVELS (L.E., VERY LOW, LOW AND MODERATE).

ARCHITECTURALLY, THE TWO RESIDENTIAL BUILDINGS WILL FEATURE AND RESPECT THE SAN FRANCISCO BAY
AND THE SHORELINE EXPERIENCE. NOT ONLY WILL A SIGNIFICANT NUMBER OF RESIDENTIAL UNITS HAVE
SPECTACULAR VIEWS OF THE BAY, BUT ALSO THE RESIDENTIAL BUILDINGS WILL LOCATE THEIR COMMUNITY
POOL, SPA, CLUB ROOM, BARBECUE AREA AND FITNESS FACILITIES ON THE SHORELINE SIDE OF THE PROPERTY.
TO FURTHER ENHANCE AND PRESERVE THE SHORELINE EXPERIENCE, THE BUILDINGS WILL BE SETBACK FROM
THE SHORELINE PROPERTY LINE ANYWHERE FROM 103 TO 123 FEET. FURTHERMORE, THE MASSING OF THE
BUILDINGS ALONG THE SHORELINE IS BROKEN UP WITH COURTYARDS, A POOL AREA, PATIOS AND OTHER
ARCHITECTURAL FEATURES. FINALLY, ALTHOUGH EACH BUILDING WILL FEATURE ITS OWN PALETTE OF
MATERIALS AND COLORS, THEY WILL BE COMPLEMENTARY WITH THE OVERALL PROJECT DESIGN.
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A THE PROJECT WILL PROVIDE ITS RESIDENTS WITH A WIDE VARIETY OF HIGH-QUALITY AMENITIES, INCLUDING
OUTDOOR POOL, SPA WHIRLPOOL, FITNESS CENTER, BARBECUE AREAS, CLUB HOUSE, BUSINESS LOUNGE, BIKE

VILLASPORT STORAGE, AND RECREATIONAL LOUNGE.

ATHLETIC CLUB AND SPA COMPONENT (COMMERCIAL):

VILLASPORT CLUB AND SPA (*VILLASPORT") WILL OPERATE THE ATHLETIC CLUB AND SPA TO BE LOCATED ON THE ot
! COMMERCIAL PORTION OF THE PROPERTY. THE CLUB WILL CONSIST OF A TWO-LEVEL BUILDING, AN OUTDOOR R
| POOL AREA, OUTDOOR CAFE AREA AND OUTDOOR CHILDREN PLAY AREA. THE CLUB WILL PROVIDE 476 PARKING PG SUBT 111028
i SPACES, OF WHICH 307 WILL BE SURFACE PARKING AND 169 WILL BE STRUCTURED PARKING IN THE RESIDENTIAL
\ BUILDING A GARAGE. (SEE SHEET A0.39)

BUILDING B

{ ;
1 \ = - [/ ({1 VILLASPORT OFFERS A UNIQUE COMBINATION OF FITNESS AND SOCIAL PROGRAMMING IN A RESORT-STYLE
ey . i [ ENVIRONMENT FOR THE ENTIRE FAMILY. WHETHER RELAXING BY THE POOL, JOINING THE BOOK CLUB, CREATING -
{ AN ART PROJECT OR ATTENDING A SPIN CLASS, EVERYONE HAS SOMETHING TO ENJOY AT VILLASPORT.
VILLASPORT WILL OFFER A WIDE ARRAY OF AMENITIES OFFERINGS, INCLUDING THE FOLLOWING:

\ . SIX DISTINCT EXERCISE STUDIOS, FEATURING OVER 100 FREE CLASSES PER WEEK
+  OVER 120 STATE-OF-THE-ART CARDIO MACHINES, FREE WEIGHTS, AND CIRCUIT EQUIPMENT
! . NBA REGULATION BASKETBALL COURT DESIGNED TO ACCOMMODATE OTHER INDOOR SPORTS
+  ADULT RELAXATION LOUNGES WITH WHIRLPOOLS, SAUNAS AND STEAM ROOMS
. DAY SPA OFFERING MASSAGES, FACIALS, NAIL SERVICES AND RETAIL PRODUCTS, WHICH IS OPEN TO
NON-MEMBERS
\ +  15,000-SQUARE FOOT CHILDREN INDOOR AND OUTDOOR PLAY AREA, FEATURING ART STUDIOS,
SPORTS COURT, READING AREAS AND DANCE STUDIOS
+ TWO INDOOR POOLS (RECREATION POOL AND 25-YARD LAP)
+ TWO OUTDOOR POOLS (FAMILY RECREATION POOL WITH TWO 26-FOOT WATERSLIDES AND ADULT
25-YARD LAP POOL)
. HIGH-END LOCKER ROOMS WITH LOUNGES AND WOOD LOCKERS
+ INDOOR AND OUTDOOR CAFE, WHICH IS OPEN TO NON-MEMBERS

IN ADDITION TO THESE AMENITIES, THE CLUB WILL OFFER YEAR-ROUND PROGRAMMING FOR THE ENTIRE FAMILY,
INCLUDING SUMMER BARBEQUES, SCHOOL EXPO, BREAKFAST WITH SANTA, MUSIC BY THE POOL, MOVIE NIGHTS,
WINE DINNERS, EASTER EGG HUNTS, DADDY-DAUGHTER DANCES, LOCAL CHARITY EVENTS AND PINEWOOD
DERBY RACES.

ONE OF THE UNIQUE ASPECTS OF VILLASPORT IS ITS CHILDCARE EXPERIENCE. VILLASPORT PROVIDES MORE
THAN JUST BABYSITTING; IT IS AN ENRICHMENT PROGRAM WHERE KIDS WANT TO GO AND STAY. WITH OVER
15,000 SQUARE FEET DEDICATED TO CHILDREN FROM 6 WEEKS TO 12 YEARS OLD, VILLASPORT IS ABLE TO OFFER
A WIDE ARRAY OF ENRICHMENT AND SPORTS PROGRAMMING FOR CHILDREN. THIS PROGRAMMING IS YEAR
ROUND, WITH EXPANDED SERVICES DURING SCHOOL BREAKS, WHICH INCLUDE ALL-DAY SUMMER CAMPS.

IT IS IMPORTANT TO NOTE THAT VILLASPORT IS NOT JUST FOR MEMBERS. VILLASPORT OFFERS A VARIETY OF
SERVICES AND FACILITIES TO NON-MEMBERS, SUCH AS THE CAFE AND THE SPA. IN ADDITION, CERTAIN
CHILDREN'S PROGRAMS (E.G., CAMPS, SWIM LESSONS, SWIM TEAMS, ETC.) ALLOW NON-MEMBERS TO
PARTICIPATE. FINALLY, ANYONE CAN BUY A DAY PASS AND ENJOY THE ENTIRE CLUB FOR THE DAY. WITH ALL
THESE AMENITIES, VILLASPORT WILL BE A WELCOME BENEFIT TO THOSE LIVING ALONG THE SHORELINE AS WELL
AS THE REST OF THE REDWOOD CITY COMMUNITY AND SURROUNDING AREAS.

PROJECT
DESCRIPTION
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EXISTING AREA CIRCULATION DIAGRAM
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BUILDING HEIGHT
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G 7
MUW* (W/ COMMUNITY BENEFITS) 550"
RESIDENTIAL BUILDINGS
MAX. TOP OF ROOF 51-0"
MAX. TOP OF HIGH PARAPET 62'-1
VILLASPORT- RESIDENTIAL NOTE: ELEVATIONS FOR BUILDING A AND BUILDING B ARE IDENTICAL
T \ VILLASPORT BUILDING
! s MAX. TOP OF ROOF 33.0"
| iy | 1 MAX. TOP OF HIGH PARAPET 3
i ‘ i MAX. TOP OF CANOPY 38-9"
POOL DECK. OUTDOOR POOL. N H 1
SITE SECTION
s
ZONE CG
wo
[
AulowApLE
SULONG HEIGHT
ZONE MUW*
S5
Kiownsie
BULDNG HEIGHT
R -
// O MAIN PARAPET
‘ 330"
NI NN NN ANIZNNAT T T 1 MAINROOF T

HIGH POINT

146" $
SECOND FLOOR

00"

VILLASPORT BUILDING 2
1= 100"

| BULDING HEIGHT
| o

i b5z
e

[ ]

|

72

RESIDENTIAL BUILDING** 3
1= 100"
“*ELEVATIONS FOR BUILDING A AND BUILDING B ARE IDENTICAL

*PROVIDED FOR INFORMATIONAL PURPOSES ONLY

AmcHITECTURE

£syRES

architecture+
urban design

H o
i

557 EAST BAYSHORE ROAD
REDWOOD CITY, CA

PLANNING SUBMIT.  07.25.19
PLANNING SUBMIT. 11,1022

BUILDING
HEIGHT

A0.36



BUILDING A - EXTERIOR ELEVATIONS |3=2=
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Attachment 2

= 3 === MNoise Contours {2035}
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San Carlos Airport ALUCP . 130753
SOURGE: Belmont, 1882 San Mateo County, 1886; Foster City, 1993; Menlo Park, 1984; San Carlos, 2008; City of San Mateo, 2010; Redwood City, 2010; ESR|, 2014; ESA Airports, 2015 Exhibit 4-2

Future Conditions (2035) Aircraft Noise Contours
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Attachment 3

=== Jurisdictional Boundary

—— Rumway 30 Touch and Go Flight Tracks

SAFETY ZOMES

-Runway 12-30

x -Prlmbr:r Burface

- Zane 1 - Runway Protection Zome

B :one 2 - inner Approach/Departure Zone

-.Znn-l 3 - inmer Turning

I zone & - Outer Approach/Depariure Zone
Zone § - Eideline Zone

rTone B - Trathc Patiern Zone [generic)

7% zone & - Trathc Patiern Zone

SOURCE: EER, 2014; ESA Arpors, 2014 Exhibit 4-3
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Attachment 4

4. Compatibility Factor Maps and Policies

TABLE 4-4
SAFETY COMPATIBILITY CRITERIA

Safety Compatibility Zones

Land Uses 1 2 3 4 5 6

Maximum Non-Residential 0 60 100 150 100 No Limit
Intensity (Site wide average
people per acre)

Required Open Land 100% 30% 20% 20% 30% 10%
Residential Land Uses
» Note: Where uses are listed as “C”- Conditionally Compatible, please refer to Safety Compatibility Policy 2.

Short-term lodging facilities (< 30 N N C C C Y
nights): hotels, motels, etc.
(approx. 200 s.f./person)

Long-term lodging facilities (> 30 N N C C N Y
days): extended-stay hotels,
dormitories, etc.

Single-family residential: detached N N Zones 3 and 4: N Y
dwellings, duplexes, townhomes, Incompatible at density
mobile homes >4.0d.u./ac
Multi-family residential: low-to-high N N Zones 3 and 4: N Y
density apartments, condominiums Incompatible at density >

12.0 d.u./ac

Sensitive Land Uses (Land Uses of Particular Concern)

» Note: Where uses are listed as “C"- Conditionally compatible, please refer to Safety Compatibility Policy 4.

Schools, K-12 N N N N N c
Commercial Daycare (>8 children) N N N N N C
Nurseries/In-home day care (<14 N N N N N Y
people)

Inpatient facilities: hospitals, N N N N N C

sanitariums, psychiatric facilities
(approximately 250 s.f./person)

Outpatient facilities (>5 patients): N N C C N Y
dentist offices, clinics, etc.
(approximately 240 s.f. /person)

Congregate Care Facilities- N N N N N C
ambulatory and non-ambulatory

(includes assisted living,

convalescent/rehab facilities,

retirement homes)

Correctional Facilities N N N N N C
High Capacity Indoor assembly N N N N N N
room

(> 1,000 people)

Medium to large indoor assembly N N N N N C
room

(>300. <1,000 people)

Low capacity indoor assembly N N C C N C
room

(< 300 people)

Large outdoor assembly area N N N N N N
(>1,000 people)

Medium outdoor assembly area N N C C N C

(>300, <999 people)

San Carlos Airport 4-25 October 2015
Final ALUCP 79



City/County Association of Governments of San Mateo County (C/CAG)

TABLE 4-4 (Continued)
SAFETY COMPATIBILITY CRITERIA

Safety Compatibility Zones

Land Uses 1

2

3 4 5

Small outdoor assembly area (>50, N
<299 people)

N

C C N

Non-Residential Land Uses

Commercial Land Uses

» Note: Where uses are listed as “C”-Conditionally Compatible, please refer to Safety Compatibility Policy 3.

Offices (approx. 215 s. f. /person) N

Small eateries/drinking N
establishments
(approx. 60 s.f./person)

Medium sized business N
(approx. 200 s.f./person)

Mixed use retail centers with N
restaurant facilities (approx. 110
s.f./ person)

Retail center with no restaurant N
facilities (approx. 170 s.f./ person)

Manufacturing, R&D, Industrial Land Uses

C
N

C C C
C C C
C C C
C C C
Y Y Y

» Note: Where uses are listed as “C"-Conditionally Compatible, please refer to Safety Compatibility Policy 3.

Manufacturing, research and N
development (approx. 300 s.f./

person)

Occupancies utilizing hazardous N

(flammable, explosive, corrosive,
or toxic) materials

Storage of hazardous materials: N
gas stations, etc.

Warehouses, distribution facilities N
(approx. 500 s.f./ person)

Repair garages not requiring use N
of flammable objects

Open parking garages N
Private garages, carports, and N

agricultural buildings

N

Y
Y

Agriculture, Natural Features, Resource Operations

C C C

Zones 3 - 5: C “Conditionally
Compatible”: Please refer to Safety
Compatibility Policies 4 and 9.

Zones 3 - 5: C “Conditionally
Compatible”: Please refer to Safety
Compatibility Policies 4 and 9.

C Y Y
Y Y Y
Y Y Y
Y Y Y

» Note: These uses may attract birds or other wildlife considered potentially hazardous to flight. For uses listed as

C-Conditionally Compatible, see Airspace Protection Policy 6 and FAA Advisory Circular 150/5200-33B,

Hazardous Wildlife Attractants On or Near Airports.

Tree farms, landscape nurseries, N N C C N Y
and greenhouses
Community Gardens N N C C N Y
Fish farms N N N N N Y
Land reserves and open space N Y Y Y N Y
Waterways (rivers, creeks, N N N C N C
swamps bays, lakes)
Reservoirs; quarry lakes; detention N N C C C C
ponds; aquifer recharge; recycled
water storage; flood control or
water conveyance channels.

San Carlos Airport 4-26 October 2015

Final ALUCP
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4. Compatibility Factor Maps and Policies

TABLE 4-4 (Continued)
SAFETY COMPATIBILITY CRITERIA

Safety Compatibility Zones

Land Uses 1 2 3 4 5 6

Utilities

» Note: These uses may generate dust, smoke, thermal plumes, or other hazards to flight. These uses may attract
birds or other wildlife considered potentially hazardous to flight. Power lines, smoke stacks, or other tall objects
associated with these uses may be hazards to flight. For uses listed as C-Conditionally Compatible, see Airspace
Protection Policy 6.

Water treatment N C C C N C
Electrical substations N N C N C Y
Power plants N N N N N N
Power lines N N N N N Y
Roadways C Y Y Y Y Y

N C Y Y N Y

Other transit-oriented uses (train
stations, bus stations, etc.)

Recreational Land Uses

» Note: Golf courses and parks may attract birds or other wildlife considered potentially hazardous to flight. For
uses listed as C- Conditionally Compatible, see Airspace Protection Policies 4 and 6.

Golf courses N N N N N C

Parks (playgrounds, picnic areas, N C C C N Y

athletic fields, tennis courts, etc.)

Riding stables and trails N Y Y Y N Y

NOTES:

N — INCOMPATIBLE: Uses should not be permitted under any circumstances as they may expose persons to airport-related safety
hazards.

C — CONDITIONALLY COMPATIBLE: Uses or activities that may be compatible with airport operations depending on their location,
size, bulk, height, density and intensity of use.

Y — COMPATIBLE: Uses or activities are compatible with airport operations and are permitted, however, these activities should be
reviewed to ensure that they will not create height hazard obstructions, smoke, glare, electronic, wildlife attractants, or other airspace
hazards. Noise, airspace protection, and/or overflight policies may still apply.

All uses or activities identified in Table 3-4 are subject to intensity and density limitations as indicated. Particular attention should be
given to developments that, when located in combination with other permitted or limited activities, may create cumulative impacts on
airport operations. All uses should be reviewed to ensure that they will not create airspace hazards. Noise, airspace protection,
and/or overflight policies may still apply.

Source: ESA Airports, September 2014.

San Carlos Airport 4-27 October 2015
Final ALUCP 8 1
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Attachment 5
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B Frimary Surface
PART 77 SURFACES
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SOURCE: ESRI, 2014; San Mateo County Planning and Building Department, 2014; ESA Alrports, 2014

NOTE 1: Al en this exhibit

in feet ahove mean sea level (MSL). The elevation of San Carlos Airport is 5 feet MSL.

NOTE 2: Locations where the groundferrain penetrates the FAR Part 77 airspace surfaces are app Jovalop
ground elevation contours provided by the San Mateo County Planning and Bulding Department, 2014,

82

San Carlos Airport ALUCP . 130753
Exhibit 4-4

San Carlos Airport Part 77 Airspace Protection Surfaces



N
\
b 200 FEET
% -~ | ABOVE GROUND LEVEL FOSTE
. E 40m
SAN'MATEO
W
S
i M.' -
“ - i "
SELMO )
1on Ave / ”
‘ -
/I
KN
IS
~.. 3
8
o hX
\
200 FEET
ABOVE GROUND LEVEL
N AN
% J Y
(\\\ %

Sam

R TRC

o

Bay

Attachment 6

FAANOTIFICATION REQLIREMENTS

A structure proponent must file FAA Form T460-1, Notice of Proposed Construclion or
Alteration, for any proposod construction of alleralion thal mests any of the following
Motification Criteria described in 14 CFR Part 77.9:

ST7.0(a) — A helght more than 200 foel above ground level (AGL) al its site;

G790k} — Within 10,000 Teal of 8 runway loss 1han 3,200 1 n longth, and exceading a
50:1 slope Imaginary surface (l.e.. o surface rising 1 fool verlically for avery 50 foal
norizantally) from the neatest point of the noares! mnway. The 50:1 surface 15 shown as
Follows:

e 10000 Far@l from Runway 12-30
=100- Elevation Above Mesh Sea Level
Helghts OF §0;1 Surface Above Ground (AGL)
Terrain Panetration dAIl!pl:l Surlace
. Less than 30
] soes
a%-100
100- 150
I 1s0-200
D 200 and more

§T7.8c) = RGOM railtonds, and watarwoys aro ovaluated basod on haights above

surface u: by amounts of by the height of the highest mobile
objoct normally he cortidor;
§TT.9(d) - Any on any pubdi milllary aitport or (hollpor).
or Iheir may file via paper forms via US

mail, or anline al the FAA'S OEM-RWIBSITO. Hp:iloaana.fas.gov

LEGEND

e Municipal Boundary
~—4 Rallroad

m— Frooway

— Road

Mote:

Par 14 CFR Parl 77, dovelopers proposing siruciures taller than the indicaled alevalions
musl file Form 7480-1 with 1he FAA &l least 30 days befora ihe proposed :omlm:uon
Howevar, due o lecal or 8 AR as ot
project approval, it is atvizablo o filo tho Form 7460-1 05 s0on a5 wsnlut boecause In'
FAA gan take seversl months to underiake aoronaotical roviews .

Source:

ESAAlrparts,
based on 14 CFR Part 77, Subparl B, Section 17.9

7

] 3000
o —
Feet

SOURCE: USGS, 1880-2013;

R, 2014; San Mateo County Planning and Bullding Department, 2014; ESA Alrports, 2014
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C/CAG AGENDA REPORT
Date: April 27, 2023
To: Airport Land Use Committee
From: Susy Kalkin
Subject: San Carlos Airport Comprehensive Airport Land Use Compatibility Plan Consistency

Review — Proposed mixed-use development comprised of affordable housing, office
and childcare at 1125 Arguello Street, Redwood City.

(For further information or response to questions, contact Susy Kalkin — kkalkin@smcgov.org)

RECOMMENDATION

That the C/CAG Airport Land Use Committee (ALUC) recommend to the C/CAG Board of
Directors, that the C/CAG Board, acting as the Airport Land Use Commission, determine that the
proposed mixed-use development comprised of affordable housing, office and childcare at 1125
Arguello Street, Redwood City, is consistent with the applicable airport/land use policies and criteria
contained in the Comprehensive Airport Land Use Compatibility Plan for the Environs of San Carlos
Airport (San Carlos ALUCP), subject to the following condition:

= The City of Redwood City shall require that the project sponsor comply with the Overflight
Notification Requirements outlined in Overflight Policy 2 of the San Carlos ALUCP, as
amended in October 2022. Final project approval shall include a condition to incorporate a
recorded ‘Overflight Notification’ on the residential parcels as a condition of approval in
order to provide a permanent form of overflight notification to future property owners. (An
example for the Overflight Notification to be used to fulfill this condition is included in the
San Carlos ALUCP, Appendix E, Exhibit E-4.)

BACKGROUND/PROJECT DESCRIPTION

The proposal includes redevelopment of a 3.5-acre site at the southwest corner of Whipple Ave. and
Arguello St. in Redwood City. The proposed mixed-use project is comprised of the following: a
three-story, 33-unit, multi-family affordable housing component; two connected four-story office
buildings totaling approx. 300,000 sf with 3 levels of subterranean parking; and a single-story, 4,132
sf childcare building with related outdoor play area intended to accommodate 30 children.

The subject project is located within Airport Influence Area B (AlA B), the “Project Referral” area,
for San Carlos Airport. California Public Utilities Code Section 21676(b) states that a local agency
General Plan, Zoning Ordinance and/or any affected specific plan must be consistent with the
applicable airport/land use criteria in the relevant adopted Airport Land Use Compatibility Plan
(ALUCP). Additionally, per ALUCP Policy GP-10.1, since Redwood City has not amended its
Zoning Ordinance to reflect the policies and requirements of the current ALUCP all proposed
development projects within AIA B are subject to ALUC review. In accordance with these
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C/CAG AGENDA REPORT

Airport Land Use Committee

RE: Consistency Review — 1125 Arguello RWC
Date: April 27, 2023

Page 2

requirements, Redwood City has referred the subject development project for a determination of
consistency with the San Carlos ALUCP.

DiscuUssION

ALUCP Consistency Evaluation

The San Carlos ALUCP contains policies and criteria to address four issues: (a) aircraft noise
impacts; (b) safety compatibility criteria; (c) airspace protection; and (d) overflight notification. The
following sections describe the degree to which the project is compatible with each.

(a) Aircraft Noise Impacts

The 60 dB CNEL (Community Noise Equivalent Level) aircraft noise contour defines the threshold
for airport noise impacts established in the San Carlos ALUCP. All land uses located outside this
contour are deemed consistent with the noise policies.

As shown on Attachment 2., the subject property lies outside the bounds of the 60dB CNEL contour,
and therefore the project is consistent with the ALUCP noise policies and criteria.

(b) Safety Compatibility

The San Carlos ALUCP includes six safety zones and related land use compatibility policies and
criteria. As shown on San Carlos ALUCP Exh. 4-3, Attachment 3, the project site is located within
Safety Zone 6, the traffic pattern zone.

According to the Safety Compatibility Criteria listed in Table 4-4 of the ALUCP, residential and
office use are compatible uses within Safety Zone 6, so those portions of the project are consistent
with the safety policies of the ALUCP.

Commercial daycare is identified in Table 4-4 as a conditionally compatible use. Safety Policy 4
applies to review of “Land Uses of Particular Concern” — relevant discussion is cited below:

“Safety Compatibility Policy 4 - Land Uses of Particular Concern

Land uses which pose the greatest concern are those in which the occupants have reduced effective
mobility or are unable to respond in emergency situations. Children’s schools, day care centers,
hospitals, nursing homes, and other uses in which the majority of occupants are children, elderly,
and/or handicapped shall be prohibited within Zones 1 through 5. High capacity and medium capacity
indoor assembly rooms shall be prohibited in Zones 1 through 5.

a. For the purposes of these criteria, children’s schools include all grades through grade 12.

b. Day care centers and family day care homes are defined by state law. Non-commercial daycare
centers ancillary to a place of business are permitted in Zones 2 through 5 provided that the
overall use of the property meets the intensity criteria indicated in Table 4-4.
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C/CAG AGENDA REPORT

Airport Land Use Committee

RE: Consistency Review — 1125 Arguello RWC
Date: April 27, 2023

Page 3

Family day care homes are permitted in any location where residential development is permitted
and the intensity of the day care home is <14 people. Commercial day care centers are
conditionally compatible in Zone 6.

h. Generally no limit is placed on the intensity of new nonresidential uses within Safety Zone 6.
Exceptions to these criteria should be considered on a case-by-case basis by the C/CAG Board
when it performs consistency reviews for development proposals that involve schools, day care
centers, hospitals, indoor assembly facilities, outdoor assembly facilities, and correctional
facilities. Large indoor or outdoor assembly facilities (greater than 1,000 people) should be
avoided in Safety Zone 6.”

As noted above, while daycare uses are listed as conditional in the San Carlos ALUCP within Safety
Zone 6, the plan does not provide guidance as to what factors to consider in determining consistency,
nor does it detail the types of conditions that should be imposed. As a result, to assist in this
determination, staff requested our on-call ALUC consultants review the 2011 California Airport
Land Use Planning Handbook as well as ALUCPs from comparable airports to provide additional
guidance.

A review of seven ALUCPs revealed that there is not a consistent approach to how childcare uses
are addressed within Safety Zone 6 — some plans identify childcare as a compatible use in Safety
Zone 6; some find the use incompatible but provide an opportunity for increases to existing facilities
(up to 50 additional children); and others identify them as conditionally compatible subject to
intensity limits ranging from 300-450 people per acre. In addition, some ALUCPs exempt “ancillary
uses” — those that occupy less than 10% of the total floor area — from the intensity calculations.

The consultant’s review also noted the following: “The 2011 Handbook specifically recommends
limiting “large day care centers” in Safety Zone 6 and a maximum intensity of 200 to 300 people per
acre when occurring in a suburban setting. However, if the airport environs are more urbanized,
then no maximum intensity is recommended as a condition. Safety Zone 6 typically encompasses
the area underlying a general aviation airport’s traffic pattern, generally away from the runway ends
and extended runway centerline where aircraft accidents tend to be concentrated. The risks
associated with potential aviation accidents are considered relatively low in these areas, and the
more densely developed the airport environs, the lower a community’s potential occurrences of
available sites outside the traffic pattern. For this reason, the most restrictive conditions on childcare
facilities may not be appropriate for the San Carlos Airport environs.”

Given this overall guidance, the following analysis of the proposed childcare facility is provided:
The facility would occupy a total of 6,982 sq. (4,132 sf bldg. + 2,850 sf play area), resulting in an
intensity of 187 children/acre, which is below the threshold identified in the 2011 Handbook for

even a suburban setting.

43,560/6,982 = 6.2389
30 (children) x 6.2389 = 187 children/acre
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C/CAG AGENDA REPORT

Airport Land Use Committee

RE: Consistency Review — 1125 Arguello RWC
Date: April 27, 2023

Page 4

Additionally, this is a small facility in an urban environment on the outer edge of the safety zone
boundary. Accordingly, it is recommended that the childcare portion of the project be found
consistent with the Safety Policies and criteria of the San Carlos ALUCP and with guidance found in
the 2011 California Airport Land Use Handbook.

(©) Airspace Protection Policy Consistency

The San Carlos ALUCP incorporates the provisions in Title 14 of the Code of Federal Regulations
Part 77 (14 CFR Part 77), “Objects Affecting Navigable Airspace,” as amended, to establish height
restrictions and federal notification requirements related to proposed development within the 14 CFR
Part 77 airspace boundaries for San Carlos Airport.

In order to be deemed consistent with the ALUCP, the maximum height of a new building must be
the lower or (1) the height of the controlling airspace protection surface shown on Exhibit 4-4, “by
the FAA in an aeronautical study prepared pursuant to the filing of Form 7460-1.

As proposed, the 4-story office buildings, which are the tallest structures, would be 88 feet above
mean sea level (AMSL) to the top of mechanical penthouse. As shown on San Carlos ALUCP
Exhibit 4-4, Attachment 4, the Part 77 Airspace Protection Surface lies at approximately 205-255 ft
AMSL, so the proposed project would be well below this surface. In addition, as shown on San
Carlos ALUCP Exhibit 4-4a, Attachment 5, the proposed project is below the FAA notification
heights of 100-150 ft. Therefore, the proposed project is consistent with the Airspace Protection
policies of the ALUCP.

(d) Overflight Compatibility Consistency

The San Carlos ALUCP contains two policies regarding overflight compatibility which are generally
“buyer awareness” measures focused on informing prospective buyers and/or tenants of property
within the vicinity of an airport about the airport’s impact on the property. Overflight Policy 1 —
Real Estate Transfer Disclosure, requires that a notice of potential for overflights be included among
the disclosures made during real estate transactions. Overflight Policy 2 — Overflight Notification
Zone 2 requires that all new residential development projects, other than additions and accessory
dwelling units (ADUs), within Overflight Notification Zone 2 (AlA B) incorporate a recorded
overflight notification requirement as a condition of approval.

The Project Area is located within both the Airport Influence Area (AlA) A & B boundaries for San
Carlos Airport, so is subject to the requirements of both Overflight Policies. As indicated in the
Application Materials, the project will be required to provide “Notice of Airport in Vicinity” to
future residents, consistent with Overflight Policy 1. However, compliance with Overflight Policy 2
is not addressed. Accordingly, the following condition is recommended to address this requirement:

= The City of Redwood City shall require that the project sponsor comply with the

Overflight Notification Requirements outlined in Overflight Policy 2 of the San Carlos
ALUCP, as amended in October 2022. Final project approval shall include a condition to
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Page 5

incorporate a recorded ‘Overflight Notification” on the residential parcels as a condition
of approval in order to provide a permanent form of overflight notification to future
property owners. (An example for the Overflight Notification to be used to fulfill this
condition is included in the San Carlos ALUCP, Appendix E, Exhibit E-4.)

ATTACHMENTS

ALUCP application, together with related project description and exhibits.

San Carlos ALUCP Exh. 4-2 — Future Conditions (2035) Aircraft Noise Contours
San Carlos ALUCP Exh. 4-3 — Safety Zones.

San Carlos ALUCP Exh. 4-4 — Airspace Protection Surfaces

San Carlos ALUCP Exh. 4-4b — FAA Notification Regs.

IS
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Attachment 1

APPLICATION FOR LAND USE CONSISTENCY DETERMINATION

APPLICANT INFORMATION
Agency:  City of Redwood City

Project Name: 1111-1227 Arguello Street Mixed-Use Project

Address: 1111-1227 Arguello Street APN:  052-252-090, 052-252-080, 052-252-060, 052-252-040, 052-252-030, 052-252-020
City: Redwood City State: California ZIP Code: 94063

Staff Contact: Darryl Boyd Phone: 650-780-7264 Email: dboyd@redwoodcity.org
PROJECT DESCRIPTION

The applicant is proposing to to construct a mixed-use development. The proposed project consists of
three major components, 1) a 57,252 square foot multi-family residential building, 2) approximately
300,000 square feet of office space, and 3) a 4,132 square foot childcare facility for approximately 30
children. The proposed residential building would be 100 percent affordable housing and include 33 multi-
family for sale units. The office buildings would be four stories and approximately 60 feet in height. The

residential building would be four stories (three residential over at grade parking) and approximately 46
feet in height.

REQUIRED PROJECT INFORMATION

For General Plan, Specific Plan or Zoning Amendments and Development Projects:

A copy of the relevant amended sections, maps, etc., together with a detailed description of the proposed
changes, sufficient to provide the following:

1. Adequate information to establish the relationship of the project to the three areas of Airport Land Use
compatibility concern (ex. a summary of the planning documents and/or project development materials
describing how ALUCP compatibility issues are addressed):

a) Noise: Location of project/plan area in relation to the noise contours identified in the applicable ALUCP.

- Identify any relevant citations/discussion included in the project/plan addressing compliance with
ALUCP noise policies.

b) Safety: Location of project/plan area in relation to the safety zones identified in the applicable ALUCP.

- Include any relevant citations/discussion included in the project/plan addressing compliance with
ALUCP safety policies.

c) Airspace Protection:

- Include relevant citations/discussion of allowable heights in relation to the protected airspace/proximity
to airport, as well as addressment of any land uses or design features that may cause visual, electronic,
navigational, or wildlife hazards, particularly bird strike hazards.

&9



- If applicable, identify how property owners are advised of the need to submit Form 7460-1, Notice of
Proposed /Construction or Alteration with the FAA.

2. Real Estate Disclosure requirements related to airport proximity

3. Any related environmental documentation (electronic copy preferred)

4. Other documentation as may be required (ex. related staff reports, etc.)

Additional information For Development Projects:

1. 25 sets of scaled plans, no larger than 11”7 x 17”
2. Latitude and longitude of development site
3. Building heights relative to mean sea level (MSL)

ALUCP Plans can be accessed at http://ccag.ca.gov/plansreportslibrary/airport-land-use/

Please contact C/CAG staff at 650 599-1467 with any questions.

For C/CAG Staff Use Only

Date Application Received
Date Application Deemed
Complete
Tentative Hearing Dates:
- Airport Land Use
Committee
-  C/CAGALUC

C/CAG ALUC 12/18
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Attachment 2

=== MNoise Contours (2035)
===w Jurisdictional Boundary
NOISE SENSITIVE FACILITIES
: Schoaol
Hospital
: Place of Worship
GENERALIZED PLANNED LAND USE
Single Family Residential
- Multi-Family Residential
I commarcial
B industrial
-Fubllc
-Illud Use
[ Open Space/Recreation/Preservation
B ParkiGolf Course/Cemaetery
O water
I:lwccnlmnellulflld

UE
@}i??figﬁ"

San Carlos Airport ALUCP . 130753
SOURCE: Belmont, 1882 San Matec County, 1886; Foster City, 1383, Menlo Park, 1884, San Carlos, 2008; City of San Mateo, 2010; Redwood City, 2010; ESRI, 2014; ESA Airports, 2015 Exhibit 4-2
Future Conditions (2035) Aircraft Noise Contours
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Attachment 3

=== Jurisdictional Boundary

—— Rumway 30 Touch and Go Flight Tracks

SAFETY ZOMES

-Runway 12-30

x -Prlmbr:r Burface

- Zane 1 - Runway Protection Zome

B :one 2 - inner Approach/Departure Zone

-.Znn-l 3 - inmer Turning

I zone & - Outer Approach/Depariure Zone
Zone § - Eideline Zone

rTone B - Trathc Patiern Zone [generic)

7% zone & - Trathc Patiern Zone

SOURCE: EER, 2014; ESA Arpors, 2014 Exhibit 4-3
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Attachment 4

4 o A\
\ \ LY S5 rEnelicee Baw ==== Jurisdictional Boundary
.\ ; o Runway 12-30
-, ; S e - Primary Surface
o Y e B Primery
.\"\v" 7 (S X, s FOSTERICI] PART 77 SURFACES
% s, 4 — Approach/Transitional Surface
4 ’9’}" w— Horlzontal Surface
s Por,
A e E 40th Ave w= Conical Surface
N'MATEO o - = Ground Penetration of Part 77 Surface
P q"c»-
WeHRga® e - *
& 2 e = I 3000
']
] Eand A .
Y ~ 3 Foot

&) .
A, 4 L3 NG
S 1;% © SAN CARLOS AIRPORT

/ SO %%,
PE ONT w'ﬂ 3 %% O\ o
* Aakion, A
F o AR
\- .. > é-% \
.‘- = 4 5, %
i 7 &
/ - <3 ‘s:&r\
S / 3 Yy 2\ ¢
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g -.“:l- Qi% @ :‘\
., g %_ e ~
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T o
N J . i -
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Upper Crystal ~ ‘D I
Springs Resarvoir ¢ " ay D ‘ v : Valarans g,y F
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”0} A —}'Ll-m =) -;-----.t--....“
0 £ 2 - L} L.
G : — ERVR0DET MENLORARK
N, = AR i 2 ) o 8,
\o‘ - 5 ny 5,
- N
SOURCE: ESRI, 2014; San Mateo County Planning and Bullding Department, 2014; ESA Auports, 2014 San Carlos Alrport -%Et;l(cr:b‘::gi
NOTE 1: All on this exhibi in fest above mean sea level (MSL). The elevation of San Carlos Airpart is § feet MSL. San Carlos Airport Part 77 Airspace Protection Surfaces

NOTE 2: Locations where the gi F the FAR Part 77 sirspace surfaces are approximate and were developed using
ground elevation contours provided by the San Mateo County Planning and Building Department, 2014,
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Attachment 5

FAANOTIFICATION REQLIREMENTS

A structure proponent must file FAA Form T460-1, Notice of Proposed Construclion or
Alteration, for any proposod construction of alleralion thal mests any of the following
Motification Criteria described in 14 CFR Part 77.9:

ST7.0(a) — A helght more than 200 foel above ground level (AGL) al its site;

G790k} — Within 10,000 Teal of 8 runway loss 1han 3,200 1 n longth, and exceading a
50:1 slope Imaginary surface (l.e.. o surface rising 1 fool verlically for avery 50 foal
norizantally) from the neatest point of the noares! mnway. The 50:1 surface 15 shown as
Follows:

e 10000 Far@l from Runway 12-30
=100- Elevation Above Mesh Sea Level
Helghts OF §0;1 Surface Above Ground (AGL)
Terrain Panetration dAIl!pl:l Surlace
. Less than 30
] soes
a%-100
100- 150
I 1s0-200
D 200 and more

§T7.8c) = RGOM railtonds, and watarwoys aro ovaluated basod on haights above

surface u: by amounts of by the height of the highest mobile
objoct normally he cortidor;
§TT.9(d) - Any on any pubdi milllary aitport or (hollpor).
or Iheir may file via paper forms via US

mail, or anline al the FAA'S OEM-RWIBSITO. Hp:iloaana.fas.gov

LEGEND

e Municipal Boundary
~—4 Rallroad

m— Frooway

— Road

Mote:

Par 14 CFR Parl 77, dovelopers proposing siruciures taller than the indicaled alevalions
musl file Form 7480-1 with 1he FAA &l least 30 days befora ihe proposed :omlm:uon
Howevar, due o lecal or 8 AR as ot
project approval, it is atvizablo o filo tho Form 7460-1 05 s0on a5 wsnlut boecause In'
FAA gan take seversl months to underiake aoronaotical roviews .

Source:

ESAAlrparts,
based on 14 CFR Part 77, Subparl B, Section 17.9

7

] 3000
o —
Feet

SOURCE: USGS, 1880-2013;

R, 2014; San Mateo County Planning and Bullding Department, 2014; ESA Alrports, 2014
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C/CAG AGENDA REPORT
Date: April 27, 2023
To: Airport Land Use Committee
From: Susy Kalkin
Subject: San Carlos Airport Land Use Compatibility Plan Consistency Review — Review of

General Plan Land Use Map, Municipal Code and Zoning Code Amendments
implementing the Redwood City Housing Element.

(For further information please contact Susy Kalkin at kkalkin@smcgov.org)

RECOMMENDATION

That the C/CAG Airport Land Use Committee (ALUC) recommend to the C/CAG Board of
Directors, that the C/CAG Board, acting as the San Mateo County Airport Land Use Commission,
determine that the proposed General Plan Land Use Map, Municipal Code and Zoning Code
Amendments implementing the Redwood City Housing Element are consistent with the applicable
airport/land use policies and criteria contained in the Comprehensive Airport Land Use
Compatibility Plan for the Environs of San Carlos Airport (San Carlos ALUCP), subject to the
following conditions:

= Amend Article 32.10 B. Airport Noise Evaluation and Mitigation to identify the potential
requirement for an avigation easement for noise sensitive uses within the CNEL 60+ dB
aircraft noise contour, consistent with San Carlos ALUCP Table 4-3.
= Amend the following Use Tables to add a footnote stating the following: “In accordance with
applicable San Carlos ALUCP Safety Compatibility policies and State law”:
0 Table 4.2 — add to Child Care Center; Skilled Nursing; Assembly and Meeting
Facilities; and School.
0 Table 53-1 —add to Child Care Center; Assembly/Meeting Facilities; and Schools —
Public and Private
0 Table 54-1 —add to Child Care Center; Assembly/Meeting Facilities; Schools —
Public and Private; and Residential Care Facilities, Senior
0 Table 57-2 —add to Child Care Center; Assembly; and School

BACKGROUND
Project Description

Earlier this year the City of Redwood City referred its 2023-2031 Housing Element for an ALUCP
consistency determination. They have now prepared amendments to both their Municipal and
Zoning Codes in order to implement various plans and policies outlined in the Housing Element and
have submitted them for a determination of consistency with relevant airport / land use compatibility
criteria in the Comprehensive Airport Land Use Compatibility Plan for the Environs of San Carlos
Airport (San Carlos ALUCP). In addition, minor amendments to the General Plan Land Use Map
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are included which affect one parcel within Airport Influence Area B (AlA B). These amendments
are subject to Airport Land Use Committee / Board review, pursuant to California Public Utilities
Code (PUC) Section 21676(b). It is noted that this is not a comprehensive update to the Zoning
Ordinance, but rather a focused update to address Housing Element implementation.

The full range of proposed amendments is included in Attachments 2-4, including the full text of
amendments to both the municipal code and zoning code; citywide zoning map changes; and
citywide general plan land use map changes. These amendments cover a wide range of topics, many
of which are not relevant to ALUCP compatibility, including sites that are outside of AIA B.
Accordingly, this report will focus only on those text amendments that relate to ALUC concerns as
well as the proposed parcel rezonings and land use change within AIA B. For ease of review, the
ALUC relevant material has been excerpted from the full amendment documents and included in the
application materials as Attachments 1a, 1b, and 1c.

The proposed rezonings reflect the sites identified in the Housing Element (previously evaluated by
the ALUC) for increased residential densities — rezoning is the follow-up step necessary to
implement the policy laid out in the Housing Element. The zoning text amendments also generally
reflect policy guidance included in the Housing Element. Of particular note in the proposed
amendments is a new section that is being added to the Redwood City Zoning Ordinance entitled,
“Airport Land Use Compatibility Plan Consistency”, which references the provisions of the San
Carlos ALUCP, and requires all applicable projects comply with the relevant Noise, Safety, Airspace
Protection and Overflight policies.

DISCUSSION
ALUCP Consistency Evaluation

Four airport / land use compatibility factors are addressed in the San Carlos ALUCP that relate to the
proposed Amendments. These include policies for: (a) noise compatibility, (b) safety compatibility,
(c) airspace compatibility, and (d) overflight compatibility.

In accordance with the guidance provided in the ALUCP, local agencies must establish procedures
in their zoning ordinances to implement and ensure compliance with the compatibility policies and
address any direct conflicts between the zoning ordinance (heights, permitted uses, etc.) and the
ALUCP.

The following sections address how the subject amendments address each of the land use
compatibility factors.

(@) Noise Compatibility

Pursuant to San Carlos ALUCP Noise Policy 1, the CNEL 60 dB contour defines the noise impact
area of the Airport. All land uses located outside of this contour are deemed consistent with the noise
compatibility policies of the ALUCP.

105



CCAG AGENDA REPORT

Airport Land Use Committee

RE: Redwood City GP & Zoning Amendments — Housing Element Implementation
Date: April 27, 2023

Page 3

Rezoning and Land Use Map Changes

Attachment 1a shows the proposed rezoned parcels in relation to the CNEL 60, 65, 70 and 75 dB
aircraft noise exposure contours for San Carlos Airport, and Attachment 1b depicts the single parcel
being redesignated from High Density Residential to Mixed Use Neighborhood, and none of these
sites lies within the CNEL 60 dB contour. Therefore, the rezonings and land use map change are
consistent with the Noise Compatibility Policies of the ALUCP.

Text Amendments

The following ALUCP Noise Policy consistency requirement is included in the proposed text
amendments:

Airport Noise Evaluation and Mitigation. All projects shall comply with the Noise
Compatibility Policies of the ALUCP. Uses shall be reviewed per the Noise/Land Use
Compatibility Criteria listed in Table 4-3 of the ALUCP. Uses listed as “conditionally
compatible” shall be required to mitigate impacts to comply with the interior (CNEL 45 dB
or lower, unless otherwise stated) and exterior noise standards established by the ALUCP or
Redwood City General Plan, whichever is more restrictive. Unless otherwise precluded by
State law, projects shall also be consistent with ALUCP Noise Policy 3 - Residential Land
Uses.

It is recommended that this language be amended to clarify that new noise sensitive uses located
within the CNEL 60 dB and greater aircraft noise contours are also subject to the avigation easement
requirements outlined in Table 4-3.

Subject to this condition, the proposed amendments are compatible with the Noise Compatibility
Policies of the San Carlos ALUCP.

(b) Safety Compatibility

The San Carlos ALUCP includes safety zones and related land use compatibility policies and
criteria. Attachment 1a shows the parcels proposed for rezoning in relation to the Safety Zones.
While many of the parcels proposed for rezoning are located within Safety Zone 6, none is located in
Safety Zones 1-5. The single parcel subject to a General Plan Land Use designation change is not
located within a Safety Compatibility Zone.

ALUCP Table 4-4 identifies the Safety Compatibility Criteria for the various Safety Zones, noting
uses that are compatible, conditionally compatible, or incompatible.

The following text is included in the proposed zoning amendments to address ALUCP Safety Policy
consistency:

Safety Compatibility Evaluation. All uses must comply with Safety Compatibility Policies
of the ALUCP. Project applicants shall be required to evaluate potential safety issues if the
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property is located within any of the Safety Compatibility Zones established in the ALUCP
and depicted in Exhibit 4-3 of the ALUCP. All projects located within a Safety Compatibility
Zone shall be required to determine if the proposed land use is compatible with the Safety
Compatibility Land Use Criteria as noted in ALUCP Safety Compatibility Policy 1 -
Evaluating Safety Compatibility for New Development and listed in Table 4-4 of the
ALUCP.

The rezoned parcels are located within the following Zone Districts:

R-2 Residential Duplex

R-4 Multi-Family Medium Density
R-5 Multi-Family High Density
MUC Mixed Use Corridor

MUN Mixed Use Neighborhood
MUW Mixed Use Waterfront

The Redwood City Zoning Ordinance includes use tables for each zone district. As shown on
Attachment 1d, the Use Regulations for Residential Zoning Districts, including R-2, R-4 and R-5,
identify uses that are permitted, conditionally permitted, and prohibited uses. It also includes a
footnote on Residential Care Facilities, noting they need to comply with the Safety Compatibility
policies of the San Carlos ALUCP. Staff recommends that this use table be amended to include the
same referenced footnote on additional uses that are conditionally compatible within Safety Zone 6,
and that the corresponding use tables for the Mixed Use Districts be similarly amended as follows:

= Amend the following Use Tables to include a footnote stating the following: “In accordance
with applicable San Carlos ALUCP Safety Compatibility policies and State law”

0 Table 4.2 — add to Child Care Center; Skilled Nursing; Assembly and Meeting
Facilities; and School.

0 Table 53-1 —add to Child Care Center; Assembly/Meeting Facilities; and Schools —
Public and Private

0 Table 54-1 —add to Child Care Center; Assembly/Meeting Facilities; Schools —
Public and Private; and Residential Care Facilities, Senior

0 Table 57-2 —add to Child Care Center; Assembly; and School

Subject to this condition, the proposed land use map amendment, rezonings and zoning text
amendment would be consistent with the Safety Compatibility policies and criteria of the San Carlos
ALUCP.

(©) Airspace Compatibility
The San Carlos ALUCP airspace policies establish maximum heights for the compatibility of new
structures. The policies also stipulate the need for compliance with federal regulations requiring

notification of the Federal Aviation Administration of certain proposed construction or alterations of
structures.
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As outlined in Attachment 1c, text is included in the proposed zoning amendments to address
ALUCP Airspace Policy consistency, summarized below:

Airspace Protection Evaluation. All projects shall comply with Airspace Protection Policies of
the ALUCP.

= Requires project applicants to file Form 7460-1, Notice of Proposed Construction or
Alteration, with the FAA for any proposed new structure and/or alterations to existing
structures that would exceed the FAA notification heights, consistent with Airspace
Protection Policies 2 & 3.

= Restricts maximum height of a new buildings/structures to (1) the height of the controlling
airspace protection surface s or (2) the maximum height determined not to be a “hazard to air
navigation” by the FAA, consistent with Airspace Protection Policies 4 & 5.

= Other Flight Hazards. Consistent with Airspace Protection Policy 6, for projects located
within AlA B, calls for evaluation of land use characteristics to assure they are not hazards to
air navigation, including sources of glare; distracting lights; sources of dust, smoke, steam,
electric or electronic interference; wildlife attractants (especially flocks of birds), etc.

Compliance with these zoning provisions will ensure future compatibility with the Airspace
Protection Policies of the San Carlos ALUCP.

(d)  Overflight Compatibility

The San Carlos ALUCP contains two policies regarding overflight compatibility which are generally
“buyer awareness” measures focused on informing prospective buyers and/or tenants of property
within the vicinity of an airport about the airport’s impact on the property. Overflight Policy 1 —
Real Estate Transfer Disclosure, requires that a notice of potential for overflights be included among
the disclosures made during real estate transactions. Overflight Policy 2 — Overflight Notification
Zone 2 requires that all new residential development projects, other than additions and accessory
dwelling units (ADUs), within Overflight Notification Zone 2 (AlA B) shall incorporate a recorded
overflight notification requirement as a condition of approval.

The proposed zoning text amendments include both of these policy provisions and therefore the
amendments are consistent with the Overflight Compatibility policies of the San Carlos ALUCP.

ATTACHMENTS

1. Application Materials
a. Proposed Parcel Rezoning Map with AIA B, Noise Contours and Safety Zones
b. Proposed General Plan Land Use Amendment Map excerpt
c. Proposed Zoning Amendments - ALUC Related Excerpts
d. Proposed Residential Zone Use Tables
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The following attachments are available to download on the C/CAG website at:
https://ccag.ca.gov/committees/airport-land-use-committee/ - see Additional Meeting
Materials

Proposed Zoning and Municipal Code Amendments
Proposed Citywide Zoning Amendment Maps
Proposed Citywide General Plan Land Use Amendment Maps

H~own
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Attachment 1

APPLICATION FOR LAND USE CONSISTENCY DETERMINATION

APPLICANT INFORMATION

Agency: City of Redwood City

Project Name: Zoning, Municipal Code, & General Plan Land Use amendments associated with the updated Redwood City Housing Element

Address: 1017 Middlefield Road APN:

City: Redwood City State: California 7IP Code: 94063

Staff Contact: John M. Francis Phone: (650) 780-7236 Email: jfrancis@redwoodcity.org
PROJECT DESCRIPTION

Zoning Ordinance, Municipal Code, and General Plan Land Use Map amendments associated with the recently updated Housing Element of

the Redwood City General Plan. All proposed amendments were studied in the program EIR for the Housing Element.

REQUIRED PROJECT INFORMATION

For General Plan, Specific Plan or Zoning Amendments and Development Projects:

A copy of the relevant amended sections, maps, etc., together with a detailed description of the proposed
changes, sufficient to provide the following:

1. Adequate information to establish the relationship of the project to the three areas of Airport Land Use
compatibility concern (ex. a summary of the planning documents and/or project development materials
describing how ALUCP compatibility issues are addressed):

a) Noise: Location of project/plan area in relation to the noise contours identified in the applicable ALUCP.

- Identify any relevant citations/discussion included in the project/plan addressing compliance with
ALUCP noise policies.

b) Safety: Location of project/plan area in relation to the safety zones identified in the applicable ALUCP.

- Include any relevant citations/discussion included in the project/plan addressing compliance with
ALUCP safety policies.

c) Airspace Protection:

- Include relevant citations/discussion of allowable heights in relation to the protected airspace/proximity
to airport, as well as addressment of any land uses or design features that may cause visual, electronic,
navigational, or wildlife hazards, particularly bird strike hazards.
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- If applicable, identify how property owners are advised of the need to submit Form 7460-1, Notice of
Proposed /Construction or Alteration with the FAA.

2. Real Estate Disclosure requirements related to airport proximity

3. Any related environmental documentation (electronic copy preferred)

4. Other documentation as may be required (ex. related staff reports, etc.)

Additional information For Development Projects:

1. 25 sets of scaled plans, no larger than 11”7 x 17”
2. Latitude and longitude of development site
3. Building heights relative to mean sea level (MSL)

ALUCP Plans can be accessed at http://ccag.ca.gov/plansreportslibrary/airport-land-use/

Please contact C/CAG staff at 650 599-1467 with any questions.

For C/CAG Staff Use Only

Date Application Received
Date Application Deemed
Complete
Tentative Hearing Dates:
- Airport Land Use
Committee
-  C/CAGALUC

C/CAG ALUC 12/18
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Attachment la

City of Redwood City Housing Element 6th Cycle (2023 to 2031),
Proposed Rezonings to Implement the Housing Element
San Carlos ALUCP Consistency Exhibit

Areas within Airport Influence Area B (AIA-B)
with Proposed Rezonings

Legend

] AIA-B (San Carlos Airport Plan)
-

.= City Limits, City of Redwood City
D 2035 Noise Contours (San Carlos Airport Plan)

San Carlos Airport Safety Zones
0 Primary Surface
~ Runway 12-30

Zone 1 - Runway Procction Zone

Belmont

Zone 2 - Inner Approach Departure Zone
Zone 3 - Inner Turning Zone

Zone 4 - Outer Approach/Departure Zone
Zone 5 - Sideline Zone

Zone 6 - Traffic Pattern Zone

=
=
[]
=

Areas within AIA-B with Proposed Rezonings

Change from CO (Commercial Office) to MUC-VB (Mixed-Use Corridor - Veterans San Carlos

Boulevard): 49 parcel/s

Change from PO (Professional Office) to MUN (Mixed-Use Neighborhood): 1 parcel/s \'-\‘

Change from CG (General Commercial) to MUW (Mixed-Use Waterfront): 8 parcel/s ‘
Change from TP (Tidal Plain) to MUW (Mixed-Use Waterfront): 2 parcel/s

Change from TP (Tidal Plain) to R-2 (Residential - Duplex): 2 parcel's

Change from CG (General Commercial) to R4 (Multi-family - Medium Density): 1 parcel/s

Change from PO (Professional Office) to R-4 (Multi-family - Medium Density): 1 parcel/s

Change from CN (Neighborhood Commercial) to R-5 (Multi-family - High Density): 3 parcel/s

Change from PO (Professioinal Office) to R-5 (Multi-family - High Density): 1 parcel/s

Change from PO (Professioinal Office) to R-5 (Multi-family - High Density, Office): 3 parcel/s

BONCRCNONN

BRADFORD ST !mm%

e ;m
b
Rt %5 _
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. Attachment 1b
Exhibit B.4.

Amendment to the General Plan - Land Use

APN: 052-193-080
2900 Broadway, Redwood City, CA.

BROADWAY

1,000
1US Feet

B Change from High Density Residential (HDR) to Mixed-Use Neighborhood (MU-N)

RWC-GIS
AMarch 29, 2023
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City of Redwood City Housing Element 6th Cycle (2023 to 2031),
Proposed Rezonings to Implement the Housing Element
San Carlos ALUCP Consistency Exhibit

Areas within Airport Influence Area B (AIA-B)
with Proposed Rezonings

Legend

1 AIA-B (San Carlos Airport Plan)
::- City Limits, City of Redwood City
E 2035 Noisc Contours (San Carlos Airport Plan)

San Carlos Airport Safety Zones
Primary Surface

Runway 12-30

Zone 1 - Runway Procction Zone

Zone 2 - Inner Approach Departure Zone
Zone 3 - Inner Turning Zone

Zone 4 - Outer Approach/Departure Zone
Zone 5 - Sideline Zone

ol |

Zone 6 - Traffic Pattern Zone

Areas within AIA-B with Proposed Rezonings

Change from CO (Commercial Office) to MUC-VB (Mixed-Use Corridor - Veterans
Boulevard): 49 parcel/s

Change from PO (Professional Office) to MUN (Mixed-Use Neighborhood): 1 parcel/s

Change from CG (General Commercial) to MUW (Mixed-Use Waterfront): 8 parcel/s

Change from TP (Tidal Plain) to MUW (Mixed-Use Waterfront): 2 parcel/s

Change from TP (Tidal Plain) to R-2 (Residential - Duplex): 2 parcel/s

Change from CG (General Commercial) to R-4 (Multi-family - Medium Density): 1 parcels
Change from PO (Professional Office) to R-4 (Multi-family - Medium Density): 1 parcel/s
Change from CN (Neighborhood Commercial) to R-5 (Multi-family - High Density): 3 parcel/s
Change from PO (Professioinal Office) to R-5 (Multi-family - High Density): 1 parcel/s

BONCRCREND

Change from PO (Professioinal Office) to R-5 (Multi-family - High Density, Office): 3 parcel/s

Belmont.

_ ARGUELLO
PARK
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Attachment 1c

Excerpts related to ALUCP Consistency

DRAFT MUNICAL AND ZONING CODE AMENDMENTS
IMPLEMENTING THE REDWOOD CITY HOUSING ELEMENT
APRIL 10, 2023 -

EXHIBIT B
ZONING ORDINANCE AMENDMENTS
[Amendments to Article 2, 4,5, 6, 8,9, 10, 15, 25, 30, 31, 32, 33, 41, 42, 44, 45, 53, 54, 55.]

Article 4 — USE REGULATIONS (RESIDENTIAL ZONING DISTRICTS)

[new article from previously reserved article]

4.1 Purpose
This article specifies permitted, conditionally permitted, and prohibited uses in residential

zoning districts within the City.

4.2 Use Regulations in Residential Zoning Districts

A. Districts Defined. Residential Zoning Districts consist of RH, R-1, R-2, R-3, R-4, R-5, and MH.
Individual development standards and further regulations are found in individual Articles for
each zoning district.

B. Land Uses. Table 4.2 (Use Regulations for Residential Zoning Districts) indicate the uses
permitted (P), permitted with a conditional use permit (C), and not permitted (-). Any use

not explicitly addressed in Table 4.2 is prohibited unless deemed by the Zoning
Administrator to be a similar and compatible use which meets the purpose and intent of the
Zoning District.

C. Applicable Regulations. The last column of the table (Specific Use Regulations) references
specific requirements for the use, though other provisions in the Zoning Ordinance may also
apply.

D. Accessory Uses.

1. Legal Dwelling Unit. The following accessory uses may be permitted in conjunction
with a legal dwelling unit in Residential Zoning Districts:
a. Accessory Dwelling Units (Article 37)

Family Child Care Homes (Article 39)

Home Occupations (Section 31.12)

Short-Term Rentals (Section 31.3)

Accessory Structures, Fences, and Other Improvements (Article 36 Exterior

Site Improvements)
2. Incidental to Civic Uses. The following accessory uses are permitted in conjunction
with uses listed under “Civic Uses” in Table 4.2
a. Retail and service
b. Restaurant
c. Office uses

® o T
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[EDITORS NOTE: Red underline shows a change/interpretation from the current zoning
ordinance. Used for brand new use categories or change in regulations, either previously silent
or creating a different policy choice.]

E. Table 4.2 Uses Allowed in Residential Zoning Districts

P - Permitted by Right
C - Requires a Use Permit
- Prohibited

116

RH | R-1 R-2 R3 | R4 | R5 | MH Subject to Additional
Regulations in
Residential and Specialty Housing
Single Family
Dwelling P P P = = P i
SB 9 Projects p p Section 5.10-SB 9
= = Project
Two-Family ) ) p p p )
Dwelling B = =
Multi-Family ) ) p p p p )
Dwelling? = = 3 =
Live/Work - - - - - C - Section 31.4 (Live/Work
Mobile Home i i i i i i p
Parks . - . - - -
Care Facilities
Adult Day C C C C C C i
Programs = = = = = = -
Child Care C C C C C C C Article 39 Q.thld Care
Center = N = = = = = Facilities)
Senior See Section 31.2
Residential Care (Building Intensity Limits
Facility? for Residential Care
C C P P P P - Facilities and Skilled
Nursing Facilities)
General See Section 31.2
Residential Care (Building Intensity Limits
Facility? C C p p p p i for Residential Care
- - - - - - - Facilities and Skilled
Nursing Facilities)
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RH | R1 | R2 | R3 | R4 | R5 | MH Subject to Additional
Regulations in
Residential Care p i
Facility, Small? = = = = = = =
Skilled Nursing See Section 31.2
(Building Intensity Limits
- - - - C C - for Residential Care
Facilities and Skilled
Nursing Facilities)
Civic
Assembly and
Meeting c| c | c|clc|c|c
Facilities
School c| c | c | clc|c|c
Public Uses c ¢ C C ¢ 9 ¢
Footnotes:

1. Includes Supportive Housing and Transitional Housing
2. In accordance with applicable San Carlos ALUCP Safety Compatibility policies and State
law

[Article 2, Sections 5.1, 5.2, and 5.7 are amended and Section 5.10 is added as follows]
ARTICLE 5 RH (RESIDENTIAL—HILLSIDE) AND R-1 (RESIDENTIAL—SINGLE-FAMILY) DISTRICTS
5.1 Purpose.

This article sets forth two zoning districts for lew-density single-family residential living that
promotes primarily detached single-family homes and related uses, including accessory
dwelling units, and implements the requirements of Government Code Section 65852.21.
[Subsections A and B are unchanged]

A. RH District—This district is located in the hillside areas and promotes a semi-rural
environment with sloped lots and curvilinear streets.

B. R-1 District—This district is located predominantly in the western portion of the city
with both sloped and flat lots and promotes a low-density residential living
environment.

5.2 Use Regulations Uses-Allowed-byDistrict:

See Article 4.2 (Use Regulations in Residential Zoning Districts) for Use Regulations in the R-1
Zoning District.

Page 3 of 13
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5.3 Lot Area.

A.  Minimum Area. The minimum lot area requirement is 10,000 square feet for the RH Zoning
District and 6,000 square feet for the R-1 Zoning District, with exceptions to these
requirements described in subsections B, C, and D.

B. Greater Minimums with a Numerical Suffix. Greater minimum lot areas may be established
by adding a numerical suffix to the district designation in conjunction with the zoning of
any property. The number is part of the District designation and establishes the minimum
lot area in thousands of square feet (for example, RH-20 establishes a minimum lot area of
20,000 square feet).

C. Supplementary Lot Area Requirements for Sloping Sites. Additional requirements for lot
subdivisions in sloping areas are located in Section 32.2 (Supplementary Lot Area
Requwements for Sloping Sltes)

I

quasi-public buildings is 40,000 square feet. The Iot shall have a minimum average width of
100 feet.

[Sections 5.4 - 5.6 are unchanged]
[Adding Section 5.10]

5.10 — SB 9 Projects
This section is intended to implement the provisions of Government Code Section 65852.21 to
allow SB 9 Projects in single-family residential zones.
A. Number of Dwelling Unit.
1. Alot that was not previously issued a parcel map for an urban lot split as defined
in Section 30.30 of the Municipal Code may develop an SB 9 Project and, in

addition, may apply for development of Accessory Dwelling Units as authorized
under Article 37.

2. _Alot created through a parcel map for an urban lot split as defined in Section
30.30 of the Municipal Code may develop up to two dwelling units on the lot.
The units may include an SB 9 Project, Junior Accessory Dwelling Unit(s), and
Accessory Dwelling Unit(s) as authorized under Article 37, or some combination
thereof that does not result in more than two dwelling units on the lot.

B. Development Standards

Except as otherwise provided, SB 9 Projects shall comply with the objective zoning standards,
objective subdivision standards and objective design review standards of the underlying zoning

district unless the standard would have the effect of physically precluding the construction of
up to two units or that would physically preclude either of the two units from being at least 800
square feet in floor area. The City shall waive or modify any standard if that standard would
have the effect of physically precluding the construction of two units of at least 800 square feet
each; any modifications of development standards shall be the minimum modification

necessary to avoid physically precluding the construction of two units of 800 square feet each.
The following exceptions to the requirements of the underlying zoning district apply:

Page 4 of 13
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1. Height. The maximum building height for SB 9 Projects is consistent with the
underlying zoning district requirements, except where SB 9 Projects structures
which encroach within the rear setback area ,as identified in Section 5.7, shall
not exceed twenty (20) feet when that portion of the SB 9 Project has a flat roof,
or twenty-four (24) feet with a pitched roof (with the additional four (4) feet
solely devoted to roof pitch).

Article 6 - R-2 (RESIDENTIAL—DUPLEX) DISTRICT

6.1 - Purpose.

This district is intended for small and medium scale residential densities as permitted in the
General Plan . Dwelling types include small lot single-unit development, bungalow courts, front
or rear loaded townhomes, multi-unit buildings, and accessory dwelling units. This district also
allows for complementary uses such as childcare, other care facilities, park and recreation

facilities, and civic and institutional uses such as schools and places for community assembly.

6.2 — Use Regulations Permitted-Uses.
See Article 4.2 (Use Regulations in Residential Zoning Districts) for Use Regulations in the R-2

Zoning District.

6.35 - Height Regulations.
A—The maximum building height for all structures is twenty-eight (28) feet. No more than two
and one-half (2.5) stories are is permitted.

Article 8 - R-3 (MULTI-FAMILY—LOW DENSITY) DISTRICT

8.1 - Purpose.

This district is intended for medium scale residential densities, as permitted in the General

Plan . Dwelling types include small ot single-unit development, bungalow courts, front or rear
loaded townhomes, multi-unit buildings, and accessory dwelling units. This district also allows
for complementary uses such as child care, other care facilities, park and recreation facilities,

and civic and institutional uses such as schools and places for community assembly.

8.2 — Use Regulations
See Article 4.2 (Use Regulations in Residential Zoning Districts) for use regulations in the R-3

Zoning District.
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8-5-8.3 - Height Regulations.
The maximum building height for all structures is thirty-five (35) feet, except single-family
homes and duplexes which have a maximum building height of twenty-eight (28) feet.

Article 9 - R-4 (MULTI-FAMILY—MEDIUM DENSITY) DISTRICT
9.1 - Purpose.

This district is intended for medium to large scale residential densities, as permitted in the
General Plan. Dwelling types include a range of types from small lot single-unit development in
older neighborhoods to large apartment buildings. This district also allows for complementary
uses such as childcare, other care facilities, park and recreation facilities, complementary
smaller commercial uses and civic and institutional uses such as schools and places for
community assembly.

9.2 - Use Regulations

See Article 4.2 (Use Regulations in Residential Zoning Districts) for Use Regulations in the R-4
Zoning District.

9:59.3 - Height Regulations.
The maximum building height for all structures is 45 feet, except single-family homes and
duplexes which have a maximum building height of 28 feet.

Article 10 - R-5 (MULTI-FAMILY—HIGH DENSITY) DISTRICT

10.1 - Purpose.
This district is intended for medium to large scale residential densities, as permitted in the
General Plan. Dwelling types include small ot single-unit development, bungalow courts, front

or rear loaded townhomes, multi-unit buildings, high density apartments, and accessory
dwelling units. This district also allows for complementary uses such as child care, other care
facilities, park and recreation facilities, complementary smaller commercial uses, and civic and
institutional uses such as schools and places for community assembly.

10.2 - Use Regulations

See Article 4.2 (Use Regulations in Residential Zoning Districts) for Use Regulations in the R-5
Zoning District.
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120



10-510.3 - Height Regulations.
The maximum building height for all single family homes and duplexes is 28 feet. The maximum
building height for structures of all other types of uses is 75 feet, except as follows:
A. On any parcel having an average width of at least one hundred (100) feet and an area
of at least twenty thousand (20,000) square feet, the maximum height shall be one
hundred (100) feet.
B. On any parcel having an average width of at least one hundred fifty (150) feet and an
area of at least forty thousand (40,000) square feet, there shall be no maximum height
limit.

[Article 15, Section 15.2.D is amended as follows]
Article 15 - CG (GENERAL COMMERCIAL) DISTRICT
15.2 - Permitted Uses.

The following uses are permitted in the CG District if conducted entirely within a building,

unless otherwise required by State law:
A. Hotels, motels, nursing homes,+est-hemes; nursery schools and day care centers;

[subsections 15.1 & 15.3 —15.13 are unchanged.]

Article 25 - COMBINING DISTRICTS
[Article 25, Section 25.3 and 25.7 is amended as follows]

25.3 - T (Transient Residential Units) Combining District.

The letter "T" may be added as a suffix to any district designation in conjunction with the zoning
of any property. In such event, the following additional uses may be permitted in that district
subject to first securing a use permit therefore:

A. Motels, and mobile home parks-and-trailerparks;
B. Nursing homes;+est-homes; and hospitals;

C. Clubs, lodges, and fraternities.

25.7 - R (Residential) Combining District.

A. The letter "R" may be used as a suffix to any €6 zoning district which allows for residential
uses or has been designated for a "mixed use" (i.e., Combined Residential and
Commercial use) in the General Plan for the City of Redwood City.

B. The R Combining District allows residential uses consistent with the requirements of the R-
5 Zoning District.

Page 7 of 13
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Article 31 — SPECIAL USES
[Subsections 31.2 and 31.10 are amended as follows]

31.2 — Building Intensity Limits for Residential Care Facilities and Skilled Nursing Facilities.
Nursing homes; Rest-Homes; Residential Care Facilities, Senior; Residential Care Facilities
General; and Skilled Nursing Facilities shall be considered commercial for the purposes of
determining building intensity and subject to applicable FAR limits. The maximum number of
beds or suites shall not be restricted with residential density maximums. All other development
standards shall apply. New Residential Care Facilities and Senior Care Facilities shall be

consistent with applicable policies of the Comprehensive Airport Land Use Compatibility Plan
for the Environs of San Carlos Airport (ALUCP) and State law, see Section 32.10 (Airport Land

Use Compatibility Plan Consistency).

Article 32 — SUPPLEMENTARY PROVISIONS
[Subsections 1- 8 unchanged]
[Subsections 9 & 10 are amended as follows]

Article 32.10 - Airport Land Use Compatibility Plan Consistency

This section establishes standards and requirements related to consistency with the Comprehensive
Airport Land Use Compatibility Plan for the Environs of San Carlos Airport (ALUCP). The following
requirements and criteria shall be incorporated into all applicable projects.

A. Airport Real Estate Disclosure Notices. All new development is required to comply with
the real estate disclosure requirements of State law (California Business and Professions
Code Section 11010(b)(13)). The following statement must be included in the notice of
intention to offer the property for sale or lease:

“Notice of Airport in Vicinity. This property is presently located in the vicinity of an
airport, within what is known as an airport influence area. For that reason, the property
may be subject to some of the annoyances or inconveniences associated with proximity
to airport operations (for example: noise, vibration, or odors). Individual sensitivities to
those annoyances can vary from person to person. You may wish to consider what
airport annoyances, if any, are associated with the property before you complete your
purchase and determine whether they are acceptable to you.”

B. Airport Noise Evaluation and Mitigation. All projects shall comply with the Noise
Compatibility Policies of the ALUCP. Uses shall be reviewed per the Noise/Land Use
Compatibility Criteria listed in Table 4-3 of the ALUCP. Uses listed as “conditionally
compatible” shall be required to mitigate impacts to comply with the interior (CNEL 45
dB or lower, unless otherwise stated) and exterior noise standards established by the
ALUCP or Redwood City General Plan, whichever is more restrictive. Unless otherwise
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precluded by State law, projects shall also be consistent with ALUCP Noise Policy 3 -
Residential Land Uses.

Overflight Notification Requirement. All new residential development projects, other
than additions and accessory dwelling units (ADUs), within Overflight Notification Zone
2 shall incorporate a recorded overflight notification requirement as a condition of
approval in order to provide a permanent form of overflight notification to all future
property owners, consistent with ALUCP Overflight Policy 2 - Overflight Notification
Zone 2.

. Safety Compatibility Evaluation. All uses must comply with Safety Compatibility Policies
of the ALUCP. Project applicants shall be required to evaluate potential safety issues if
the property is located within any of the Safety Compatibility Zones established in the
ALUCP and depicted in Exhibit 4-3 of the ALUCP. All projects located within a Safety
Compatibility Zone shall be required to determine if the proposed land use is
compatible with the Safety Compatibility Land Use Criteria as noted in ALUCP Safety
Compatibility Policy 1 - Evaluating Safety Compatibility for New Development and listed
in Table 4-4 of the ALUCP.

Airspace Protection Evaluation. All projects shall comply with Airspace Protection
Policies of the ALUCP.

1. Notice of Proposed Construction or Alteration. Project applicants shall be
required to file Form 7460-1, Notice of Proposed Construction or Alteration, with
the Federal Aviation Administration (FAA) for any proposed new structure
and/or alterations to existing structures (including ancillary antennae,
mechanical equipment, and other appurtenances) that would exceed the FAA
notification heights as depicted in ALUCP Exhibit 4-4a. Any project that would
exceed the FAA notification heights shall submit a copy of the findings of the
FAA’s aeronautical study, or evidence demonstrating exemption from having to
file FAA Form 7460-1, as part of the development permit application.

2. Maximum Compatible Building Height. The maximum height of a new
buildings/structures must be the lower of (1) the height of the controlling
airspace protection surface shown on Exhibit 4-4 of the ALUCP, or (2) the
maximum height determined not to be a “hazard to air navigation” by the FAA in
an aeronautical study prepared pursuant to the filing of Form 7460-1.

3. Other Flight Hazards. Within Airport Influence Area (AlA) B, certain land use
characteristics are recognized as hazards to air navigation and, per ALUCP
Airspace Protection Policy 6 - Other Flight Hazards are Incompatible, need to be
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evaluated to ensure compatibility with FAA rules and regulations. These
characteristics include the following:

a.Sources of glare, such as highly reflective buildings, building features, or
blight lights including search lights, or laser displays, which would
interfere with the vision of pilots in making approaches to San Carlos
Airport.

b. Distracting lights that could be mistaken by pilots on approach to
San Carlos Airport for airport identification lightings, runway edge
lighting, runway end identification lighting, or runway approach lighting.

c.Sources of dust, smoke, water vapor, or steam that may impair the vision
of pilots making approaches to San Carlos Airport.

d. Sources of steam or other emissions that may cause thermal
plumes or other forms of unstable air that generate turbulence within
the flight path.

e.Sources of electrical interference with aircraft or air traffic control
communications or navigation equipment, including radar.

f. Features that create an increased attraction for wildlife as identified in
FAA rules, regulations, and guidelines including, but not limited to, FAA
Order 5200.5A, Waste Disposal Sites On or Near Airports, and Advisory
Circular 150/5200-33B, Hazardous Wildlife Attractants On or Near
Airports. Land uses with the possibility of attracting hazardous wildlife
include landfills and certain recreational or agricultural uses that attract
48 through large flocks of birds. Exceptions to this policy are acceptable
for wetlands or other environmental mitigation projects required by
ordinance, statute, court order, or Record of Decision issued by a federal
agency under the National Environmental Policy Act.

Page 10 of 13

124



Article 53 - MIXED-USE CORRIDOR ZONING DISTRICT

[Article 53, Section 53.7 is amended as follows]
[Subsection 53.1 — 53.6 unchanged]

53.7 Height, Density, and Intensity Regulations.
A. Height, Density, and Intensity Regulations by Sub-District.
1.General Development Standards by Sub-District.

Table 53-3: Height, Density, and Intensity Development Standards

Development Standards | MUC-ECR MUC-VB MUC-RC MUC-SB | MUC-GB Specific
Regulatio
ns

Maximum Height - 4 4 4 4 4

Residential Use {Max) stories/50 | stories/S50 | steries/S50 | stories/S | steries/S50

85 ft. 85 ft. 85 ft. 985ft. |85 ft.

Maximum Height - 4stories/ | 4stories/ | 4stories/ | 4storiest | 4stories/

Commercial Use {Max} 60 ft. 60 ft. 60 ft. 60 ft. 60 ft.

Maximum Height with 6stories/ | 6stories/ | 6stories/ | 6-storiest | 6stories/ 53.7.B.3

Bonus Height {Max} 85 ft. 85 ft. 85 ft. 85 ft. 85 ft.

Minimum Height - All 2stories/ | 2stories/ | 2stories/ | 2stories/ | 2stories/ 53.7.B.2

Uses 20 ft. 20 ft. 20 ft. 20 ft. 20 ft.

Maximum Density - 60 80 60 80 60 80 60 80 60 80

Residential Only du/ac du/ac du/ac du/ac du/ac

Maximum Density - 60 80 60 80 60 80 60 80 60 80

Mixed-Use du/ac du/ac du/ac du/ac du/ac

Maximum FAR - 0.5 0.5 0.5 0.5 0.5

Commercial Only

Maximum FAR - Mixed- 1.0 1.0 1.0 1.0 1.0 FAR

Use applicabl
e to
commerc
ial use
only.

[Subsections 53.7.A.2 and 53.7.A.3 and 53.7.B are unchanged]

[Subsection 53.8 is unchanged]
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Article 54 - MUN (MIXED-USE NEIGHBORHOOD) DISTRICT
[Article 54, Section 54.7 is amended as follows]

[Subsections 54.1 — 55.6 unchanged]

54.7 Height, Density, and Intensity Regulations.

A. General Height, Density, and Intensity Development Standards. Table 54-3 prescribes the

height, density, and intensity development standards for the MUN Zoning District.
Structures must comply with both the maximum height in stories and in feet as identified
in Table 54-3. Additional regulations are denoted in the right hand column.

Amenity Bonus FAR*

Table 54-3 MUN Specific Regulations

Height, Density, and Intensity

Development Standards

Maximum Height - Residential Only 3-stories/40-f-60 ft.

Maximum Height - Commercial Only 2stories/-35 ft.

Maximum Height - Mixed-Use* 4-steries/50-f-60 ft. Section 54.7.B, D

Minimum Height - All Uses 2stories/-20 ft. Section 54.7.C

Maximum Density - Residential Only 6048 du/ac

Maximum Density - Mixed-Use 6049 du/ac

Maximum FAR - Commercial Only 0.6

Maximum FAR - Mixed-Use* 0.8 FAR applicable to
commercial use only.
Section 54.7.E

Maximum FAR - Mixed-Use/Public 1.0 FAR applicable to

commercial use only.
Section 54.7.E

entirely commercial use.

After approval, a mixed-use building shall not be converted to an entirely residential or

[Subsection B, C, D are unchanged]

[Subsection 54.8 is unchanged]

Article 55 - MUT (MIXED-USE TRANSITIONAL) DISTRICT
[Article 55, Section 55.3 is amended as follows]

[Subsection 55.1 — 55.2 unchanged]
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55.3 Development Standards.
Required development standards are included in Table 55.3 (Development Standards).
Table 55.3 Development Standards

Mixed Use Standards: Standards: Additional

Transitional Required Community Regulations
Benefits (CB)

Floor Area Ratio (FAR) 2.0 max. — Floor area is

calculated for
commercial uses
only and is exclusive
of residential
square footage.

Density

20-40 du/acre max.

6049 du/acre max.

Mixed-Use
developments shall
be subject to both
maximum density
and maximum FAR
requirements, each
calculated
separately.

Height

Residential

60 ft. max.

Residential;_ Commercial
& Mixed-Use

40 ft. max

50 ft. - 60 ft. max.

CB standards are in
10 ft. increments.
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A. Table 4.2 Uses Allowed in Residential Zoning Districts

P - Permitted by Right
C - Requires a Use Permit

- Prohibited
RH | R-1 R-2 R3 | R4 | R5 | MH Subject to Additional
Regulations in
Residential and Specialty Housing
Slngle_ Family p p p p p p i
Dwelling = = = = = =
SB 9 Projects p p Section 5.10-SB 9
= = Project
Two-Family ) ) p p p )
Dwelling = = = =
Multi-Family
. = = P P P P =
Dwelling? = = = =
Live/Work - - - - - C - Section 31.4 (Live/Work
Mobile Home i i i i i i p
Parks - - - - - -
Care Facilities
Adult Day C C C C C C i
Programs = = = = = = -
Child Care C C C C C C C Article 39 Q.thld Care
Center = = = = = = = Facilities)
Senior See Section 31.2
Residential Care (Building Intensity Limits
Facility? for Residential Care
C C P P P P - Facilities and Skilled
Nursing Facilities)
General See Section 31.2
Residential Care (Building Intensity Limits
Facility? for Residential Care
© c P P P P : Eacilities and Skilled
Nursing Facilities)
Residential Care
Facility, Small? b b b b P P =
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RH | R1 | R2 | R3 | R4 | R5 | MH Subject to Additional
Regulations in
Skilled Nursing See Section 31.2
(Building Intensity Limits
- - - - C C - for Residential Care
Facilities and Skilled
Nursing Facilities)
Civic
Assembly and
Meeting C ¢ ¢ ¢ ¢ C C
Facilities
School C C C C C C C
Public Uses C C C C C C C
Footnotes:

1. Includes Supportive Housing and Transitional Housing
2. In accordance with applicable San Carlos ALUCP Safety Compatibility policies and State

law

129




Attachment 1d

A. Table 4.2 Uses Allowed in Residential Zoning Districts

P - Permitted by Right
C - Requires a Use Permit

- Prohibited
RH | R-1 R-2 R3 | R4 | R5 | MH Subject to Additional
Regulations in
Residential and Specialty Housing
Slngle_ Family p p p p p p i
Dwelling = = = = = =
SB 9 Projects p p Section 5.10-SB 9
= = Project
Two-Family
. = = P P P P =
Dwelling = = = =
Multi-Family
. = = P P P P =
Dwelling? = = = =
Live/Work - - - - - C - Section 31.4 (Live/Work
Mobile Home i i i i i i p
Parks - - - - - -
Care Facilities
Adult Day C C C C C C i
Programs = = = = = = -
Child Care C C C C C C C Article 39. Q.C.hild Care
Center = = = = = = = Facilities)
Senior See Section 31.2
Residential Care (Building Intensity Limits
Facility? for Residential Care
C C P P P P - Facilities and Skilled
Nursing Facilities)
General See Section 31.2
Residential Care (Building Intensity Limits
Facility? for Residential Care
© c P P P P : Eacilities and Skilled
Nursing Facilities)
Residential Care
Facility, Small? b b b b b b =

130




RH | R1 | R2 | R3 | R4 | R5 | MH Subject to Additional
Regulations in
Skilled Nursing See Section 31.2
(Building Intensity Limits
- - - - C C - for Residential Care
Facilities and Skilled
Nursing Facilities)
Civic
Assembly and
Meeting C C C ¢ C C C
Facilities
School C C C c c C C
Public Uses C C C C C C C
Footnotes:

1. Includes Supportive Housing and Transitional Housing
2. In accordance with applicable San Carlos ALUCP Safety Compatibility policies and State

law
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