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CITY OF

SAN BrUNC

CITY OF SAN BRUNO

COMMUNITY DEVELOPMENT DEPARTMENT
October 7, 2025

Susy Kalkin

City/County Association of Governments of San Mateo County
555 County Center, 5th Floor

Redwood City, CA 94063

Via email to kkalkin@smcgov.org

RE: Notice of Proposal to Override ALUC Determination of Inconsistency with Respect to
the Proposed Tanforan Planned Development of 1122, 1150, 1178 and 1188 El Camino Real
and 1292 Huntington Avenue

Dear Ms. Kalkin,

This letter serves as notification in accordance with Section 21676(b) of the California Public
Utilities Code that the City Council of the City of San Bruno at its regular meeting on September
23, 2025 directed the City Manager to provide notice of a proposed override of the Determination
of Inconsistency by the San Mateo City/County Association of Governments (C/CAG) San Mateo
County Airport Land Use Commission (ALUC).

At its meeting of June 26, 2025, the ALUC reviewed the proposed Tanforan Planned Development
of 1122, 1150, 1178 and 1188 ElI Camino Real and 1292 Huntington Avenue (Project) for
consistency with the policies of the Comprehensive Airport Land Use Compatibility Plan for the
Environs of San Francisco International Airport (SFO ALUCP). The Project is a transit-oriented,
mixed-use development including housing; retail uses; life science laboratory uses; office uses;
private and publicly accessible, privately owned open space; and potentially a hotel. The rezoning for
the project would allow for up to 1,514 housing units.

The Project is located within the 70-75 decibel (dB) Community Noise Equivalent Level (CNEL) for
SFO (Enclosure 2). SFO ALUCP Table IV-1 - Noise/Land Use Compatibility Criteria states that
residential land use is deemed “not compatible” within this noise contour. ALUCP Policy NP-4.4 also
states that, “The rezoning of land for residential use within the CNEL 70 dB contour shall be
considered incompatible and inconsistent with this ALUCP.” The ALUC thus determined the Project
is incompatible with the SFO ALUCP noise compatibility policies.

The ALUC also reviewed the project for consistency with the safety and airspace protection factors of
the ALUCP. The Project is primarily located within Safety Zone 4 (Outer Approach / Departure Zone)
for SFO. Per SFO ALUCP Table IV-2, Safety Compatibility Criteria, biosafety level 2 uses are not
incompatible, but do require an additional finding by the City Council that there is no feasible
alternative to the inclusion of these facilities. That finding is included in the enclosed City Council
resolution. The Project was found to adhere to the airspace protection provisions of the SFO ALUCP.
Maximum building heights are not to exceed the limits dictated by the critical aeronautical surfaces
map within the ALUCP.
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The resolution with the findings from the ALUC’s June 26 meeting is enclosed with this letter.
City Council Action on September 23, 2025

On September 23, 2025, the City of San Bruno City Council adopted Resolution No. 2025-93
making draft findings and declaring an intent to propose overriding the ALUC determination of
inconsistency with respect to noise policies for the Project. Included is the additional required
finding that there is no feasible alternative to the inclusion of biosafety level 2 facilities within the
Project. The Council directed the City Manager to provide notice pursuant to the State Public
Utilities Code to the ALUC and the State of California Department of Transportation’s Division of
Aeronautics regarding such intent and findings. The City Council Resolution with Draft Findings
are enclosed with this letter.

A public hearing date for the City Council to consider the override has not been set; it will be
scheduled at least 45 days from the transmittal of this letter and enclosed materials, per Public
Utilities Code Sections 21676(b). The City Council agenda and staff report for the Public Hearing
will be available online at under the City Council calendar at
https://www.sanbruno.ca.gov/AgendaCenter.

Consistent with Public Utilities Code Sections 21676(b), the ALUC may provide comments on this
notice to consider an override within 30 days of receiving the proposed decision and findings. For
the City to consider your comments and include them in the record of the final decision on the
override, please provide any comments by the close of business on Monday, November 10,
2025.

Please feel free to contact me with any questions at (650) 229-8535 or via email at rrobinson-
pt@sanbruno.ca.gov.

Sincerely,
i
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Ralph Robinson
Senior Planner

Enclosures:

1. City of San Bruno City Council Resolution No. 2025-93 making Draft Findings
and Declaring an Intent to Override

2. Tanforan Planned Development Location within SFO ALUCP Noise Contours

3. ALUC Resolution, Regular Meeting of June 26, 2025

CC: Alex Mclntyre, City Manager
Peter Gilli, Community Development Director
Trisha Ortiz, City Attorney
David Snow, Assistant City Attorney
Lisa Costa Sanders, Project Planner


https://www.sanbruno.ca.gov/AgendaCenter
mailto:rrobinson-pt@sanbruno.ca.gov.
mailto:rrobinson-pt@sanbruno.ca.gov.

RESOLUTION NO. 2025 - 93

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF SAN BRUNO MAKING
DRAFT FINDINGS AND DECLARING AN INTENT TO PROPOSE OVERRIDING SAN MATEO
CITY/COUNTY ASSOCIATION OF GOVERNMENTS (C/CAG) AIRPORT
LAND USE COMMISSION’S (ALUC) DETERMINATION OF INCONSISTENCY PURSUANT TO
PUBLIC UTILITIES CODE SECTION 21676 WITH RESPECT TO THE PROPOSED
TANFORAN PLANNED DEVELOPMENT OF 1122, 1150, 1178 AND 1188 EL CAMINO REAL
AND 1292 HUNTINGTON AVENUE AND PROVIDE NOTICE PURSUANT TO THE STATE
PUBLIC UTILITIES CODE TO THE AIRPORT LAND USE COMMISSION AND THE STATE OF
CALIFORNIA DEPARTMENT OF TRANSPORTATION’S DIVISION OF AERONAUTICS
REGARDING SUCH FINDINGS AND INTENT TO PROPOSE AN OVERRIDE

WHEREAS, the City of San Bruno has received an application for the Tanforan Planned
Development (PD) to amend the San Bruno General Plan and Zoning Code to enable the
redevelopment of a 44-acre site containing the Tanforan Shopping Center (1122, 1150, 1178
and 1188 El Camino Real) and a neighboring vacant parcel to the north (1292 Huntington Ave)
with a transit-oriented, mixed-use development (Project) including housing; retail uses; life
science laboratory uses; office uses; private and publicly accessible, privately owned open
space; and potentially a hotel.

WHEREAS, the Project site is located within Airport Influence Area B of the San
Francisco International Airport (SFO), the area subject to formal C/CAG Airport Land Use
Commission (ALUC) review, and within the 70 decibel (dBA) Community Noise Equivalent
(CNEL) contour where housing is not a compatible use, with limited exceptions, and within
safety compatibility zone 4 for SFO in which biosafety level 2 uses are classified as a use to be
avoided unless no feasible alternative is available; and

WHEREAS, in accordance with Public Utilities Code Section 21676(b), the City referred
the Project to the ALUC to review consistency with the Comprehensive Land Use Compatibility
Plan for the Environs of San Francisco International Airport (SFO ALUCP); and

WHEREAS, at its regular meeting on June 26, 2025, the ALUC, acting pursuant to
Public Utilities Code Section 21670, determined that the proposed rezonings are inconsistent
with the noise compatibility policies of the SFO ALUCP; and

WHEREAS, the ALUC further determined that the proposed rezonings to allow biosafety
level 2 uses require a finding by the City Council that there is no feasible alternative for the
proposed inclusion of the biosafety level 2 use within the PD to ensure safety compatibility with
the SFO ALUCP; and

WHEREAS, as a final review authority under Public Utilities Code Sections 21670 and
21676, the City Council may, after a public hearing, overrule the ALUC determination by a two-
thirds vote, if the City makes specific findings that the proposed project is consistent with the
purposes of the Public Utilities Code Section 21670 regarding the protection of public health,
safety and welfare in the areas surrounding airports and by providing the ALUC and the Division
of Aeronautics of the California Department of Transportation (Division) with notice of the City’s
intent to propose overruling the ALUC determination along with supportive findings at least 45
days prior to the City’s action to overrule the ALUC; and



WHEREAS, the Public Utilities Code provides that the ALUC and the Division shall
respond to the notifications of the findings of the proposed override within 30 days of receiving
the proposed resolution and findings; and

WHEREAS, in the event that the ALUC or Division’s comments are not available within
this timeframe, the City may act without them; and

WHEREAS, the comments by the ALUC and Division are advisory to the City under
State law; and

WHEREAS, the City Council shall include comments from the ALUC and the Division in
the final record of any final decision to overrule the ALUC, which may only be adopted by a two-
thirds vote of the City Council; and

WHEREAS, the draft findings attached as Exhibit A to this resolution do not constitute
the final findings of the City in regards to the Project’s consistency with the purposes of Public
Utilities Code Section 21670 and such draft findings may be revised, amended, and/or
supplemented as part of any final decision to overrule the ALUC’s determination; and

WHEREAS, should the City Council adopt this resolution making the draft findings and
declaring an intent to consider overruling the ALUC determination that the rezonings and plan
amendments are inconsistent with respect to the noise policies of the SFO ALUCP and directing
staff to transmit the required notice to the ALUC and the Division, a public hearing will be held
for the City Council to make a final decision regarding whether to overrule the ALUC
inconsistency determination.

NOW, THEREFORE, BE IT RESOLVED, that the City Council of the City of San Bruno
hereby:

1. Makes the draft findings attached hereto as Exhibit A and incorporated herein; and

2. Declares an intent to propose overruling the Airport Land Use Commission’s
determination that the Project is inconsistent with the Comprehensive Land Use
Compatibility Plan for the Environs of San Francisco International Airport with
respect to noise policies; and

3. Directs staff to provide notice in accordance with Sections 21676(b) and 21676.5(a)
of the State Public Utilities Code to the Airport Land Use Commission and the State
of California Department of Transportation’s Division of Aeronautics at least 45 days
prior to the scheduled public hearing date for consideration of the proposed override
decision by the City Council; and

4. Directs staff to take all other actions necessary to effectuate the purpose and intent
of this resolution; and

5. The City Council finds that pursuant to the provisions of the California Environmental
Quality Act (CEQA) and the CEQA guidelines (Title 14 California Code of
Regulations section 15000 et seq.), the General Plan Amendment and Rezoning
were considered in the Draft Environmental Impact Report (EIR) prepared for the
Tanforan Redevelopment Project published on June 27, 2025. Development on the
project site may result in significant and unavoidable air quality impacts to future
residents of the proposed housing sites themselves due to air contaminants, and
noise impacts in the vicinity of the project during construction. Proposed mitigations
related to Project impacts may be referenced in the Draft EIR under Table ES-1 of
the Executive Summary. The site’s location relative to the airport does not contribute
to any significant and unavoidable impacts.
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| hereby certify that foregoing Resolution No. 2025 - 93
was introduced and adopted by the San Bruno City Council at a regular meeting on
September 23, 2025, by the following vote:
AYES: Councilmembers: Alvarez, Hamilton, Salazar, M. Medina
NOES: Councilmembers: None

ABSENT: Councilmembers: None

RECUSED: Councilmembers: Mayor R. Medina

Lﬂ //é/ﬁ/// 7 o

Lupita Hlerta, City Clerk



Exhibit A: Draft Findings
1. The foregoing recitals are true and correct and made a part of this Resolution.

2. The first purpose of Section 21670 is to provide for the orderly development of each public
use airport in this State, and the area surrounding these airports so as to promote the overall
goals and objectives of California airport noise standards and to prevent the creation of new
noise and safety problems. The second purpose of Section 21670 is to protect public health,
safety, and welfare by ensuring the orderly expansion of airports and the adoption of land use
measures that minimize the public’'s exposure to excessive noise and safety hazards within
areas around public airports to the extent that these areas are not already devoted to
incompatible uses.

3. With respect to noise policies, SFO ALUCP Policy NP-1 Noise Compatibility Zones identifies
the noise compatibility zones for the purposes of the ALUCP. The Tanforan Planned
Development (PD) on the 44-acre site containing the Tanforan Shopping Center (1122, 1150,
1178 and 1188 El Camino Real) and a neighboring vacant parcel to the north (1292 Huntington
Ave) lies principally within the Community Noise Equivalent Level (CNEL) 70 decibel (dBA)
noise exposure contour range where housing development would be incompatible per SFO
ALUCP Table IV, Noise/Land Use Compatibility Criteria.

4. Pursuant to SFO ALUCP, Table IV-1, residential land uses are conditionally compatible in
the CNEL 65-70 dBA noise exposure contour range and are acceptable if sound insulation is
provided to reduce interior noise levels from exterior sources to CNEL 45 dBA or lower and if an
avigation easement is granted to the City and County of San Francisco as operator of SFO.

5. Any housing project on these properties shall incorporate noise control measures and
construction standards that will lessen noise impacts to residents as follows:

a. The project shall require building materials to be selected and residential units be
designed such that interior noise levels would be below 45 dBA CNEL. The use of
sound-rated windows, doors, and walls would be required.

b. The project shall include real estate disclosures in residential leases or as a deed
restriction disclosing the presence of an airport within two miles of the property per
Section 11010 of the Business and Professions Code.

c. The property owners shall grant an avigation easement to the City and County of San
Francisco prior to issuance of a building permit for the proposed building or structure.

d. The project shall include an indemnification agreement with the City of San Bruno prior
to issuance of building permits ensuring that liability related to noise is assumed by the
project.

6. Approval of the PD as described above is consistent with the noise standards of the SFO
ALUCP as it would provide for orderly development adjacent to the airport and promote the
overall goals and objectives of the California airport noise standards and prevent the creation of
new noise and safety problems because the proposed Project provides much needed housing
near transit on underutilized sites, while also utilizing advanced construction techniques to
minimize any noise impacts to residents, and helping the City satisfy its RHNA allocation and
respond to the housing crisis facing the region and the State.

7. With respect to safety policies, the PD is principally located with Safety Zone 4 (Outer
Approach / Departure Zone). Per SFO ALUCP Table 1V-2, Safety Compatibility Criteria,
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Biosafety level 2 uses included in the PD are classified as uses to be, “avoided unless no
feasible alternative is available”. The San Bruno City Council finds there is no feasible
alternative for the inclusion of biosafety level 2 uses within the PD as the Project would not
occur without their inclusion. Any biosafety level 2 facility constructed within zone 4 will be
subiject to additional ALUCP requirements for building egresses.



- EXHIBIT E

CNEL Contour, 2020 Forecast
[ 1 Awport Property
BART Station
CALTRAIN Station
School
Place ofWorship
Hospital
Muniipal Boundary
Rairoad
— o ey
Road
Planned Land Use Per General Plans:
[ public
Multi-Family R esidential
Single Family Residential
I e Use
[ Transit Onented Development
Commercial
Industrial, Transpontation, and UtiRies
Local Park, Golf Course. Cemetery
[ Regonal Park or Recreation Area

Bawe >

By

Open Space
D Planned use not manoed
Sources:
Noise Contour Data:
-Drat 4 Py R y SafetyArea
Program, San Francisco Alrport. URS Corpx and

BridgeNet International, June 2011

County Base Maps:
- San Mateo County Planning & Building Department, 2007

Local Plans:

- Burlingame Bayfront Specific Area Plan, August 2006
- Burfingame Downtown Specific Plan, January 2008

. General Map, 1884

« North Buringame/Rolins Road Specic Plan, February 2007
- Colma Municipal Code Zoning Maps, December 2003
- Daly City General Plan Land Use Map, 1987

- Hillsborough General Plan, March 2005

- Millbrae Land Use Plan, November 1998

- Pacifica General Plan, August 1896

- San Bruno General Plan, December 2008

- San Mateo City Land Use Plan, March 2007

- San Mateo County Zoning Map, 1892

- Seuth San Francisco General Plan, 1698

NORTH
0 01 02 04
— e | |
Exhibit IV-8
NOISE COMPATIBILITY ZONES -
DETAIL
Comprehensive Airport Land Use Plan
for the B of San Fi Airport

City/County Association of Governments
of San Mateo County, California




RESOLUTION 25-52

RESOLUTION OF THE BOARD OF DIRECTORS OF THE CITY/COUNTY ASSOCIATION OF
GOVERNMENTS OF SAN MATEO COUNTY, ACTING AS THE SAN MATEO COUNTY AIRPORT LAND
USE COMMISSION, DETERMINING THAT THE TANFORAN PLANNED DEVELOPMENT, A 44-ACRE
TRANSIT-ORIENTED, MIXED-USE REDEVELOPMENT PLAN FOR THE TANFORAN SHOPPING CENTER
IN SAN BRUNO, IS INCONSISTENT WITH NOISE COMPATIBILITY POLICIES OF THE
COMPREHENSIVE AIRPORT LAND USE COMPATIBILITY PLAN FOR THE ENVIRONS OF SAN
FRANCISCO INTERNATIONAL AIRPORT.

RESOLVED, by the Board of Directors of the City/County Association of Governments of
San Mateo County (C/CAGQG), in its capacity as the San Mateo County Airport Land Use Commission
(ALUC), that,

WHEREAS, in accordance with the requirements of California Public Utilities Code Section
21676(b) 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; and

WHEREAS, San Bruno has received an application for a zoning amendment to establish a
Planned Development (PD) for the Tanforan Shopping Center, intended to guide redevelopment of the
44-acre Tanforan Shopping Center (plus an additional parcel north of Sneath Lane), into a transit-
oriented, mixed-use development including housing, retail uses, life-science laboratory uses, office
uses, and potentially a hotel, and has referred the proposal to the ALUC for a determination of
consistency with the Comprehensive Airport Land Use Compatibility Plan for the Environs of
San Francisco International Airport (SFO ALUCP); and

WHEREAS, three airport/land use compatibility factors are addressed in the SFO ALUCP that
relate to the proposed PD zoning amendment: (a) noise compatibility, (b) safety compatibility, and (c)
airspace protection, as discussed below:

a. Noise Compatibility - The project site is located almost entirely within the CNEL 70 dB
aircraft noise contour. As outlined in SFO ALUCP Table IV-1 - Noise/Land Use
Compeatibility Criteria, with a limited exception, residential land use is deemed “not
compatible” in the CNEL 70-75 dB noise exposure contour range. [The exception applies to
existing lots of record zoned for residential use as of the effective date of the SFO ALUCP
(November 8, 2012), which does not apply to the subject proposal.] In addition, SFO
ALUCP Policy NP-4.4 states: “The rezoning of land for residential use within the CNEL 70
dB contour shall be considered incompatible and inconsistent with this ALUCP.”

The proposed amendments, which rezone properties for residential use within the CNEL 70
dB contour, are incompatible and inconsistent with the SFO ALUCP noise compatibility
policies.

b. Safety Compatibility - Most of the PD site, aside from a small area in the southwest corner
of the project area, is located with Safety Zone 4 (Outer Approach / Departure Zone). SFO
ALUCP Table IV-2, Safety Compatibility Criteria, identifies uses that should either be



avoided or are incompatible within Safety Zone 4, including Biosafety Level 3 & 4
facilities, children’s schools, large childcare centers (more than 14 children), hospitals,
nursing homes, stadiums and arenas. The PD Permitted Land Use Table includes notes on
particular uses that could be construed to constitute an incompatible use to clarify that these
uses must comply with the ALUCP Safety Compatibility Policies.

Hazardous Uses, such as biosafety level 2 uses (which encompasses the life sciences/R&D
use) are determined to be “not incompatible” but are classified as uses that should be
“avoided unless no feasible alternative is available”. To ensure safety compatibility, prior
to approval, the San Bruno City Council should make a specific finding that there is no
feasible alternative for the proposed inclusion of Biosafety level 2 use within the Planned
Development.

c. Airspace Protection - The SFO ALUCP airspace protection policies establish maximum
heights for the compatibility of new structures, outline the responsibilities to comply with
federal regulations requiring notification of the Federal Aviation Administration (FAA) of
certain proposed construction or alterations of structures, and address other incompatible
site characteristics, especially as they pertain to building materials or features that reflect
and create bright lights or glare or which may attract wildlife (ex. large flocks of birds),
which can pose serious safety hazard to pilots and aircratft.

1. Structure Heights — Per SFO ALUCP Airspace Policy AP-3, in order to be consistent,
the maximum height of a structure must be the lower of (1) the height shown on the
critical aeronautical surfaces map (Exhibits [V-17 & IV 18), or (2) the maximum height
determined by the FAA not to be a “hazard to air navigation” by the FAA in an
aeronautical study prepared pursuant to the filing of Form 7460-1.

Per Exhibit IV-17 of the SFO ALUCP, the elevations of the critical aeronautical
surfaces over the PD sites range from approximately 125 to 145 feet above mean sea
level (AMSL). Additionally, per ALUCP Exhibit [V-11, development projects on any
of these sites exceeding 30 ft. in height would require the filing of Form 7460-1 with
the FAA and subsequent issuance of a Determination of No Hazard to Air Navigation.

Heights in the PD generally are limited to a maximum of 79°7” or lower, and the PD
includes language to ensure that building heights will adhere to the requirements of the
ALUCP.

2. Other Hazards — Within AIA B, certain land use characteristics are recognized as
hazards to air navigation and, per Airspace Protection Policy AP-4, need to be evaluated
to ensure compatibility with FAA rules and regulations, including sources of glare,
distracting lights, sources of dust, sources of electrical interference, uses that produce
thermal plumes, and uses that may attract wildlife, particularly large flocks of birds.

The PD addresses this policy by including provisions to prohibit design features that
would conflict with ALUCP Policy AP-4.

Adherence to these requirements will ensure that future projects will comply with
applicable Airspace Protection policies; and

WHEREAS, consistent with the requirements of the SFO ALUCP, the PD includes a



requirement that all new developments comply with the real estate disclosure requirements of
California Business and Professions Code Section 11010(b(13); and

WHEREAS, at its June 26, 2025 meeting, based on the factors listed above, the Airport Land
Use Committee recommended that the C/CAG Board of Directors, acting as the Airport Land Use
Commission, determine that the proposed amendments be found inconsistent with the noise
compatibility policies of the SFO ALUCP; and,

Now THEREFORE BE IT RESOLVED, by the Board of Directors of the City/County Association
of Governments for San Mateo County, acting as the San Mateo County Airport Land Use
Commission, that the Tanforan Planned Development, a 44-acre transit-oriented, mixed-use
redevelopment plan for the Tanforan Shopping Center in San Bruno, is inconsistent with noise
compatibility policies of the Comprehensive Airport Land Use Compatibility Plan for the Environs of
San Francisco International Airport.

PASSED, APPROVED, AND ADOPTED, THIS 30™ DAY OF JULY 2025.

i ] A

Adam Rak, Chair




