Pillar Ridge Homeowners Association
Big Wave Project DEIR comment

December 21, 2009
San Mateo Co. Planning Dept.
Attn: Camille Leung, Planner
455 County Center, 2™ Floor
Redwood City, CA 94063

Re: Big Wave Project DEIR

Dear Ms. Leung:

The LCP-designated affordable housing community of Pillar Ridge, with 227 single-story manufactured
homes is immediately adjacent to the proposed Big Wave Office Park. Our population of approximately
800 residents depends on the same watershed drainage, groundwater aquifer, and limited access roads
as the Project. We therefore have a vital interest in the potential adverse impacts that the Project could
have on safe and convenient access to our community, the quiet enjoyment of our homes, and the
environment of the surrounding land.

Throughout the DEIR, Pillar Ridge is incorrectly referred to as El Granada Mobilehome Park. The correct
term for the majority of homes in our community is manufactured home. Only new homes are allowed
to be installed and, once delivered and setup, are not mobile in any practical sense, and are bought and
sold in place. All homes at Pillar Ridge are owner-occupied. The residents have worked successfully
with the County to obtain space rent control and ownership of the community by the non-profit of our
choice.

As the Pillar Ridge Homeowners Association has pointed out at each Big Wave public hearing, we
support serving the needs of developmentally disabled Coastsiders, we already have some living in our
community, and we would welcome more.

PROJECT DESCRIPTION

Office Park Facilities

Plans for the four office buildings have gone from 2-story, 156,000 sf, to 3-story with parking on first
floor, to 3-story, 225,000 sf office or mixed-use. The office buildings and the site layout have not been
redesigned for mixed use. There are no facilities or access for uses other than offices either in the
buildings themselves or in the onsite parking and traffic flow. Only Bldg A has freight entrance (Bldg D
has two but they are only accessed by roads placed in the buffer zone, not a permitted use.

Facilities Plan Draft #2, p. 116, Construction Schedule, itemizes converting first floor parking level to
office space after all four 3-story buildings are constructed even though the site plan shows no vehicle
access to park under the buildings. It seems logical that if the first floors are office space, then all floors
will be office space. DEIR Fig. 11I-9 Site Plan shows 2-story office buildings, 39,000 sf each, totaling
156,000 sf, which is an earlier version of the Project. The arbitrary allotments of mixed-use are
unenforceable and provide a loophole for demonstrating lowered traffic impacts and parking
requirements which may therefore be drastically underestimated for the actual built-out Project.

Location of the two office park dumpsters in the parking lot along north property boundary directly
behind homes at Pillar Ridge is an unnecessary and unacceptable nuisance (Figure 11I-25).
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Communications Building is described in text as maximum height 32 ft, but Fig IlI-15 shows 36 ft height.
Which is it, and why does it have to be so tall? The site plan shows plenty of room for more setback
from the street. Though this building seems small in comparison with the office buildings, its height and
close proximity to Airport St. are also significantly out of character with the neighborhood. Two 36-inch
microwave dishes would extend up to five feet above the roofline at Airport St. DEIR does not explore
the effects of electromagnetic exposure to people nearby.

Construction Schedule: Phased Development Plan (Enright 6/29/09) proposes buildout in 2025. At
what stage of construction would the project be halted to focus on one building at a time? After grading
one pad? After all grading? After all trenched utilities and drainage? After all foundations? What will
be the incremental stages of construction of the parking lot and landscaping over the 15-year period?
Where will equipment be staged for the different development phases? Will the temporary sound
curtain to reduce construction noise at Pillar Ridge be kept in place for 15 years, or removed and
replaced with each stage? When will buffer landscaping be planted?

Associated Wellness Center Facilities

DEIR lacks analysis of any environmental impacts from proposed activities such as drop-off commercial
laundry, dog walking/grooming service, on-going plant nursery to serve Coastside (impermissible use in
buffer zone), commercial kitchen for processing dairy, poultry & farm produce, lunch deli, catering, sales
of organic poultry and dairy products, grocery store, and community center facilities open to the public
presumably on a fee basis (auditorium, pool, fitness center).

Wetland Restoration is not planned until construction is complete (3-year estimate in Project
Description, 15-year estimate provided for economic analysis). Grading and erosion control site plans
appear to show all grading done first, then covered with jute mesh, and no planned restoration until
project complete, at which point the construction schedule (DEIR Table IV.J-11) says 6 months will be
spent “restoring “ wetlands with 2 backhoes and 4 pickup trucks.

How long can temporary wildlife protection barriers to be expected to function? Revegetation is the
best form of erosion control. The wetlands and buffer zone should be restored first, right after grading,
then move wildlife protection barriers back to the development side of the buffer zone.

In Table I1I-6, total wetlands restoration area includes Wetlands Access Trails & North Trail (57,000 sf).
These paved fire roads are not restored wetlands. Deducting this amount gives 338,787 sf (7.8 acres)
total wetlands, or 40% of total land (not 47%). Paved fire roads should not be located in the wetland
buffer zone. Bldg. D shows a driveway in the buffer zone and a second freight/auto entrance from the
fire road in buffer zone.

Table 111-6 states total Office Park wetlands restoration is 273,038 sf, whereas Table I1V.H-4 states total
Office Park wetlands restoration is 227,038 sf. Table IV.H-5 has wetlands restoration figures that agree
with Table IlI-6, but both are incorrect because they include the paved fire road.

Landscaping
The tree species in the plan will not survive in the site conditions of high water table, poorly drained soil,

heavy fog, and strong salt-laden winds. None of these trees are found growing locally. They naturally
grow in more protected forest environments, not the very exposed marine influence of the site. If the
alders or cottonwoods should survive, they would grow too tall, becoming view-blocking themselves.
For the property line adjoining Pillar Ridge, consider the power lines to be compromised by tall trees and
the single story homes that will be shaded out on the north side of those trees, or be endangered if they
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should blow over. The main sewer line exiting Pillar Ridge runs along the property line with Big Wave
Project and could be impacted by invasive tree roots for which alders are notorious. Available planting
space is only 5 feet wide for a buffer between single-story residential Pillar Ridge and 50 ft tall buildings
with acres of parking.

Onsite Trails

It should be pointed out that both the Wetlands and North Trails are paved fire access roads. The
combination of the two for public access provides only a loop trail around the back of the Office Park
buildings and parking lot. There is no open space or blufftop access from these roads.

Big Wave Facilities Plan Draft #2, p.2, Summary of Project Features lists “Extension of the Coastal Trail
and trail to the Pillar Point bluffs.” DEIR Table III-5 includes “North Trail leading to Headlands.” Figure
[11-9 and all other site plans label this road as “Coastal Trail Extension to POST property”. This existing
raised roadbed along the northern property line next to Pillar Ridge does NOT extend to POST property
or the headlands. It extends only to the marsh.

POST wrote Big Wave Group and County Planning in Feb 2009 noting this inaccuracy and requesting the
reference be “removed from this and future maps of your project so that this mischaracterization does
not persist, or else it may be misleading to the public and to agencies that need to review and approve
the plans.” Not only does the map label persist, but the false claim that Big Wave Project provides
coastal trail access is repeated many times throughout the DEIR to make the Project seem more
appealing and to support its consistency with government and agency plans and regulations.

On page llI-42, “The North Trail would be 15,000 sf including the roughly 50 sf area located to the west
of the Mobile Home Park...” What are they talking about? The property boundary is a straight line. All
land west of Pillar Ridge belongs to Thompson.

AGRICULTURAL RESOURCES

Impact AG-1 __ Convert Prime Farmland to Non-Agricultural Use

The soils on site qualify as Prime Agricultural Lands, although the County LCP designates the use as
General Industrial. The Montara-Moss Beach-El Granada Community Plan calls for protection of prime
agricultural and open space lands within the community, and restriction of residential development in
areas of prime agricultural soils. It calls for subleasing publicly owned lands at the HMB Airport for
agriculture, which has been done. These airport fields are the same soil type and the same zoning as the
Big Wave parcels. Agriculture is a compatible use for the airport overlay zone of the Project site.

A Big Wave Project objective is “To provide space for gardens to grow organic food for consumption.”
Although the project highlights agriculture for sustainability and resident employment opportunities, all
available agricultural land at the project is proposed for development. It would better serve project
objectives to scale back the buildings and leave some land for farming.

The DEIR concludes that the proposed development would not completely preclude future agriculture
since the project includes offsite Big Wave Farming and a 5-acre onsite plant nursery. The offsite
farmland proposed to be leased is already in agricultural production and does not depend on Big Wave
Project to continue in production. The onsite plant nursery would be temporary and located on the 100-
ft wetland buffer, not a permitted use.
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AESTHETICS

The visual simulations in the DEIR are inaccurate, misleading, and inadequate. In addition to the
unprecedented size of the office buildings for this area, building pads will be raised 2 to 4 ft above
existing grade. Most people are not aware of how visible this project will be from many viewpoints.
Story poles are critical to public understanding and determination of the extent of the visual impacts of
this project. Their height should include raised grade and 4-ft tall screening around the array of solar
panels and wind turbines on the rooftops.

Impact AES-1 Adverse Effect on Public Views

West Point Ave. —This scenic coastal destination is not about the parking lot as shown. West Point Ave.
is the route of the CA Coastal Trail. The West Shoreline Access Trail and harbor beach are Coastal Trail
alternate routes. This is the famed Mavericks surf destination. The view north from trail and beach is
of bluffs to the left, salt marsh in the foreground, marsh willows in the middle ground, with all the
GGNRA lands and Montara Mountain rising in the distance. Princeton marine-related warehouse district
frames the view on the right. The Big Wave project would fill the middle distance of this view with a
wall of tall buildings rising above the willows (see below).
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View across salt marsh from harbor beach at trail going c_)ut to Mavericks

DEIR’s North Trail (Fig. IV.A-3, View 4) — This location is NOT called North Trail, and should not be
confused with the North Trail referred to on the northern boundary of the Office Park parcel. This trail
is on POST Pillar Point Bluff open space preserve and leads from their Airport St. trailhead up to the Jean
Lauer CA Coastal Trail, offering views across open fields and farmland towards Montara Mountain, Pillar
Point Harbor, and Half Moon Bay. The photo shows a single vantage point on the trail from elevation
high enough with building simulation short enough so it would appear that views of the ocean are not
blocked.
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POST Pillar Point Bluff South preserve, which adjoins the Air Force property and the marsh, looks down
over the willows and the entire Big Wave site. From that vista, the manufactured home community is
not visible, and the view is one of willows, fields, farms, and open space mountainside, with harbor and
marine-related warehouse district to the right (see below).
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Impact AES-2  Scenic Resources within a State Scenic Highway

The DEIR ignores the existence of POST Pillar Point Bluff open space preserve which now includes all but
one parcel of the coastal bluff south of Seal Cove. Not only the marsh, but the wooded and coastal
scrub covered hillside and blufftop seen from Highway 1, are preserved open space, views of which
would be mostly blocked from Highway 1 by the tall office park buildings.

Impact AES-3 _ Degrade Existing Visual Character of Site/Surroundings
Offsite Visual Character:

e DEIR: “The land to the north of the manufactured home park is currently undeveloped and in
agricultural production. “ Actually, this land belongs to POST and is part of Pillar Point Bluff
open space preserve. It has not been in agricultural production for many decades.

e DEIR: “Lands to the west of the project site are designated for open space use.” This land is also
part of POST’s Pillar Point Bluff open space preserve.

LCP Special Design Guidelines for Coastal Communities (8.13b Princeton-by-the-Sea):
(1) Commercial Development: Design buildings which reflect the nautical character of the harbor
setting, are of wood or shingle siding, employ natural or sea colors, and use pitched roofs.
(2) Industrial Development: Employ architectural detailing, subdued colors, textured building
materials, and landscaping to add visual interest and soften the harsh lines of standard or stock
building forms normally used in industrial districts.

DEIR ignores the fact that the Project consists of housing and commercial development in an industrial
zone. In any case, the extensive orange and white exterior colors are inappropriate. “Earthtone colors
are encouraged, along with darker colors used to reduce apparent mass.” (Midcoast Design Review
standards)
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Design Review zoning requirements are not met by planting a row of trees in an effort to hide tall
buildings out of scale and character with the surroundings (Fig. 11I-23). More appropriate would be tall
dense shrubs to muffle and hide the parking lot. The Local Coastal Plan calls for tree & plant material
native to the area, informal character, smooth transition (not a straight narrow row with abrupt
transition). Why not smaller more attractive buildings that don’t need to be hidden and can be more
easily softened by landscaping appropriate to the area?

DEIR states, “Landscaped areas and restored wetlands areas would provide a buffer between the
proposed project and the existing residential uses to the north.” The planting strip between paved fire
road and paved parking lot is only 5 ft wide. This is literally a buffer consisting of a large parking lot, two
dumpsters, and a narrow row of trees between a single-story residential neighborhood and 50-ft tall
buildings. Other comparisons of scale are the only other buildings on Airport St., otherwise surrounded
by preserved open space and open airport fields:
Warehouse, 850 Airport St.: 2 stories, 24 ft. tall
A Warehouse, 860 Airport St.: 2 stories, 23 ft. tall
A Warehouse, 333 Airport St. at Stanford Ave: 22 ft tall at Airport frontage with significant
setback, 32 ft at back edge
A Pillar Ridge community center, next to the bluff: 17’on 6’elevated hillside, total 23’tall, natural
stone fagade.
Buildings over 28 ft tall would be out of scale and view-blocking at this site.

GEOLOGY & SOILS

Impact Geo-2 _Strong Seismic Ground Shaking

Active earthquake faults in the immediate site area could cause violent shaking and heavy damage.
DEIR says design and construction must conform to 2007 CMB design parameters. Will a long-term
phased-development agreement excuse the developer from applying future updated design
parameters?

Impact Geo-3 & 4 _Seismic-Related Ground Failure/ Differential Settlement

DEIR defers determining mitigation measures until after further geotechnical investigation and
evaluation. We are only told some possibilities as to what those might be, and cannot evaluate the
impacts or effectiveness of those mitigations. It sounds like the mitigations would involve a huge
amount of soil being hauled away and engineered fill brought it, and/or deep foundations of driven
piles.

Impact Geo-5 Soil Erosion/ Loss of Topsoil

DEIR points out that erosion is of greatest potential concern during the construction phase. Erosion
control plan sheets prepared by applicant only show short- or mid-term controls such as jute mesh or
rolls. There is no drainage plan or completed erosion control plan. Wetland restoration is only
proposed after Project completion. The extended open-ended construction period makes this a
potentially significant impact. Revegetation is the best form of erosion control. The wetlands and
buffer zone should be restored first, right after grading.

Impact Geo-6 Expansive Soil
DEIR again defers determining mitigation measures until after further geotechnical investigation.

The Project Description proposes balanced grading on site, with 2 to 4 ft raised grade for building pads,
with no net soil import or export other than 4,100 cubic yards of gravel for the infiltration system.
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Geotechnical reports describe the site as blanketed by 1-1/2 to 2-1/2 ft of potentially expansive clayey
soil. They explain the need to remove near-surface medium to high plasticity clay from the permeable
pavement areas and building pads (essentially the entire developed area). The Facilities Plan Jan/09: 6.0
Site Geology & Soil Investigation states, “Expansive soils will be removed from below parking lot
substructure. This removal will guarantee good subdrainage and provide quality soil for the wetlands
restoration.”

Do they seriously think moving all this clay soil into the wetlands will restore it? Or will they pile it on
the 100 ft wetlands buffer zone? What material will be used to bring the excavated building sites and
parking lots up to finished grade without importing suitable fill? Or will they ignore the geotechnical
recommendations regarding the expansive soils? Will they give up on the permeable paving idea as
impractical in these conditions? Further studies may show that thousands of cubic yards of material
have to be hauled away and brought in to engineer the site to accommodate the project, a potentially
significant impact.

Impact Geo-7 _Pervious Pavements/ Water Infiltration Systems

How will pervious pavement and water infiltration systems function with site conditions of high water
table and impervious clay soil? Quite possibly they won’t work at all. The DEIR defers mitigation
decisions until after further investigations. The choices for possible mitigation sound like removing a
whole lot of clay soil and replacing it with permeable base material, and/or installing subdrains to gather
the building and parking lot runoff that can’t percolate due to impervious clay and/or high water table
and carry it to the marsh. Without leach lines would the wastewater treatment and recycling system be
abandoned? How would that affect potable water demand estimates?

HYDROLOGY & WATER QUALITY

Impact Hydro-2 Ground Water Supplies & Recharge

Withdrawals from aquifer:

DEIR only discusses effects relative to CCWD which uses 6% or less of groundwater sources, and does
not even mention the potential effects relative to the community of Pillar Ridge right next door,
dependent on 3 wells, and MWSD which depends on 3 nearby airport wells for 60% of district water.
CCWD’s lack of dependency on ground water is used to justify groundwater use for this project, ignoring
potential significant impacts on the main water users dependent on the airport aquifer.

Conversion of the agricultureal well to domestic use requires assurance that aquifer withdrawals would
not exceed groundwater recharge. How will winter well water use be recharged, when water table is
high and soil is saturated and the project is connected to GSD? In drought years, the applicant claims
they won’t use well water either. How is that possible and can it be enforced?

Existing site demands are only estimates, and without metering of the well, cannot be relied upon. The
agricultural well did not come into use until 2005.

DEIR Hydro-2 uses applicant’s estimate of 10,000 gpd net potable water demand and concludes project
groundwater demands are not significant. However, DEIR UTIL-8 re-evaluates the estimate to 17,000
gpd net potable water demand (26,000 less revised recycled toilet flushing). Applicant additionally
estimates 10,000 gpd agricultural demand for 9 acres wetlands, and 12 acres offsite high-yield farming
across Airport St. on county airport land. No estimate is provided for landscape demand.
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The Project water use number is based on the arbitrary and unenforceable allocation of mixed-use at
the Office Park, a shift in Project plan which dramatically reduced traffic counts and parking
requirements, and also water needs.

There is no assurance that well water use for this large development will not impact other wells in the
aquifer during drought years. The Midcoast Groundwater Study is ongoing and so far inconclusive.

Ground Water Recharge:

DEIR notes Project Facilities Plan recommends that “groundwater utilized domestically and groundwater
to be used for irrigation will not exceed designed infiltration amount for project infiltration systems.”
Project groundwater recharge system is theoretically designed to infiltrate 12,000 gpd stormwater &
20,000 gpd recycled wastewater, but winter water table determination and percolation tests have not
yet been performed.

Schaaf & Wheeler, 9/07, Wetland Hydrology Indicators for Big Wave: “It appears most likely that ... site
soils remained saturated for more than a week after the cessation of rainfall due to the inability of
surface water to percolate through the thick clay “hardpan” that underlies the site.”

Note that in Figure IlI-6 (2007), View 4 & 6: standing water is clearly visible in plowed field. Residents at
Pillar Ridge next door, at slightly higher elevation, can report that after heavy rains the ground water
comes up out of yards and flows over the curb into the street for days or weeks after the rain has
stopped. How can winter well pumping percolate to recharge the aquifer?

DEIR states, “Projected recharge should be similar to the existing recharge since even the impervious
areas of the site will be drained to pervious swales or detention areas that percolate to the groundwater
basin.” This wildly optimistic assumption depends on the infiltration ponds being very permeable
indeed, which wet weather photos and soils reports tell us is highly unlikely. The small detention ponds
will fill, then overflow into the marsh. Because soils at the site have impaired drainage, reducing the
area available for percolation will increase runoff and reduce groundwater recharge.

Schaaf & Wheeler, 5/15/09, Hydrologic Analysis of Big Wave Project: “The project information indicates
that the permeable concrete setup has a 3 inch per hour permeability at the surface and a % to 1 inch
per hour permeability at the bottom. For purposes of hydrologic estimates, then, these surfaces will be
considered pervious.” Where do they get this permeability number when the report acknowledges the
tests have not yet been performed? It cannot be assumed that these surfaces will be pervious.

DEIR: “...excess water would still eventually percolate into the same aquifer in the downstream marsh
area.” Excess stormwater runoff would flow through the marsh, and the culverts under West Point Ave.
to the harbor.

Impact Hydro-3, 4, 5 Drainage, Erosion/Siltation, Runoff

The drainage report and erosion control plans need to be included and analyzed in the DEIR, not just
supplied as mitigation. Data is missing for winter ground water levels, soil percolation tests for
underlying pervious paving and for infiltrations ponds and drainfields. The open-ended phased
construction schedule could take decades. What will happen with the exposed graded incomplete
construction site with landscaping and wetlands restoration the last on the list?

Project site plan shows “rainwater garden” (aka stormwater detention pond) in parking lot north of
office buildings that has no overflow but instead looks like an ornamental fountain.
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Impact Hydro-4 Drainage/Flooding

Project Preliminary Grading Plan shows parking lot grade is to be raised level with the “North Trail”
access road along the boundary with Pillar Ridge. Years ago, construction of the access road already
altered the natural southward drainage by being higher than the land to the north. Will this new grading
cause additional risk of flooding for the community of Pillar Ridge?

DEIR states that “Placing fill or other structures in such a way as to block existing drainage paths could
result in increased onsite or offsite flooding, particularly if there is significant offsite drainage that flows
through the site. However, since no drainage report was provided by the applicant, it is unknown if
there are substantial stormwater discharges that would travel onto the site from neighboring areas,
particularly the residential development to the northwest.”

DEIR never mentions the significant portion of the watershed drainage west of Airport St. and north of
Big Wave which includes the community of Pillar Ridge, the open fields to the north and the hillside to
the west. The drainage follows a creekbed through the fields and then along the base of the bluff
behind the Pillar Ridge community. All this drainage enters the marsh at one point, through a badly
corroded 36” culvert under the west end of the access road at the northern perimeter of the Big Wave
Office Park parcel. This culvert is not mentioned in the DEIR nor shown on any Project site plan even
though our 11/20/08 EIR Scoping comments asked for assessment of its condition.

In December 2005, a Big Wave contractor, clearing vegetation from this long-overgrown access road
with bobcat or similar equipment packed mud and vegetation into the marsh, totally blocking the
culvert outfall. Several blocks of our community were flooded. We were luckily able to locate the
contractor on our own to resolve this emergency situation but the mud and debris were just moved to
an adjacent area of the marsh (Wetland A). Big Wave never replied to our letter and pictures
concerning this event.

DEIR includes Source Control “Best Management Practice” of regular maintenance of the storm drain
system. Given our past experience with the applicant’s maintenance of their storm drain system, the
flooding it caused in our community, the lack of any drainage report in the DEIR, and the complete
oversight in the report that this drainage even exists, we do not agree that there are no significant
impacts regarding drainage at this project.

Impact Hydro-9 Tsunami

Wellness Center building pads are planned at 18 ft elevation, approximately half the height of the
tsunami inundation zone. What design features will be mandated to protect these buildings? How will
the residents be evacuated or protected in place? How will sewage treatment facility located at 13 ft
elevation closest to harbor be secured for tsunami?
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NOISE

DEIR does not address potential for aircraft noise reflecting off tall Office Buildings toward the
residences at Pillar Ridge. “Due to its proximity to the beginning of the runway, the project area is
subject to extended single event engine noise impacts as aircraft apply full take-off power...” (County
Airport Manager letter 12/5/08)

Impact NOISE-1 & 2 Construction
DEIR states Pillar Ridge residences are 20 feet north of the Project site, whereas they are more like 8
feet from property line, with back yards immediately adjoining the Project site.

What are the wildlife impacts of pile driving noise on the sensitive marsh environment? Are there
seasonal restrictions that might help mitigate those impacts?

Construction Schedule Table IV.J-11 states 2 months for foundations, whereas text p. IV.J-17 says 3
months. Geotechnical studies are not complete and foundation design requirements are not known.
What is the construction schedule for the Phased Development Plan (Enright 6/29/09) which proposes
buildout in 20257?

Mitigation NOISE-1 states,_“Drilled piles or sonic or vibratory pile drivers shall be used instead of impact

pile drivers”, whereas NOISE-2 refers to NOISE-1 as requiring piles other than impact drivend A ¥ | a I

feasible based on geological conditions¢ (as yet unknown).

Are the following mitigations feasible, technologically possible, and how will they be enforced?
e Acoustic blankets on all sides of pile drivers capable of reducing noise levels by at least 15dBA.
e Temporary sound control curtains to reduce construction-related noise levels at Pillar Ridge to
less than 80 dBA L.,
What will this temporary structure look like and will it remain in place for the entire term of the phased
construction, or be removed and replaced with each phase?

NOISE-3 Operational Noise: Noise from wind turbines proposed for the Project is not discussed.

TRANSPORTATION & TRAFFIC

It is quite possible that the number of daily trips for the Project will turn out to be greatly
underestimated due to the arbitrary and unenforceable assignment of mixed-use for the Office Park
(see TRANS-5 Parking comments).

One of the major problems with the Project is its lack of direct access to major roads which should be a
main ingredient for a project of this scale and use. DEIR glosses over this, “Access to the project site is
provided via Route 1, Capistrano Rd., and Airport St.” ignoring that Capistrano doesn’t come anywhere
near Airport St. DEIR goes on to state, “Other local roadways in the project vicinity include: Cypress,
Prospect ... Broadway ... and Cornell, which are two-lane residential roadways.” These roads are not
just incidental, but are a necessary part of the torturously indirect route to the project site — winding
through the marine industrial maze of Princeton, or in the case of Cypress, a narrow rural lane without
signal, leading to residential neighborhoods and coastal visitor destinations. The Project proposes to
flood these narrow secondary marine- and visitor-serving streets with through traffic totally unrelated
to Coastal Act priority uses.
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A key point not mentioned in the DEIR is that two narrow street segments and potential bottlenecks,
Cypress in the north and Prospect in the south, provide the only access to all the area between San
Vicente and Denniston Creeks, namely Princeton, Coastal Trail and Mavericks beach parking, the Pillar
Ridge and Seal Cove residential neighborhoods, and the Big Wave site. Also not discussed in the DEIR is
that Airport/Cypress and Prospect/Capistrano are tsunami evacuation routes. How will the Wellness
Center residents be evacuated in an emergency? How will the 800 Big Wave Project employees and cars
affect these emergency routes at critical times?

Prospect/Capistrano is a narrow, often congested bottleneck, a visitor destination, and the route of the
CA Coastal Trail where bikes must share the road. If and when the economy improves, the large new
hotel and shopping mall on Capistrano will add significantly to this congestion. The Capistrano/Hwy 1
intersection has been enlarged, but 2-lane Capistrano is no wider than it ever was. Should the narrow
winding scenic Capistrano harbor route and a tangle of marine industrial Princeton streets be the
through route to a huge commercial complex having no relation to coastal use?

The intersection at the west end of Prospect (at Broadway) can be confusing because the through route
to Harvard is offset. Most people use Harvard in their route through Princeton (which the traffic counts
bear out indirectly) but Project traffic analysis maps erroneously show Harvard does not connect to
Airport St. and none of the traffic projections include it. This lack of local knowledge puts into doubt the
projections of the traffic analysis.

The Cypress/Hwy 1 intersection is covered in the Traffic Analysis, but Cypress itself is a very narrow rural
street with no sidewalks and a steep crown dropping off to deep roadside ditches forcing pedestrians
and bicyclists to share the narrow road. Dramatically increasing traffic here will increase danger.

The community of Pillar Ridge has only one road entering Airport St. The tsunami escape route is to turn
left onto Airport St. How will the many cars with 5 exits from the Big Wave Project affect our safety and
ability to turn left onto Airport St.?

DEIR Impact HAZ-4 does not adequately weigh the Project impacts on the narrow congested road
segments as safe emergency routes, for fire, police, ambulance, and disaster evacuation.

There will be significant construction traffic which should be analyzed, particularly the route for large
trucks. Geotechnical studies may yet determine that significantly more removal and replacement of soil
may be necessary to engineer the Project building pads and parking lots.

The traffic analysis does not include traffic generated by public use of the 5,326 sf Community center,
pool, fitness center, commercial laundry, various Big Wave commercial/retail businesses in the Wellness
Center, and special events. Proposed parking exception and charging for parking in Big Wave lots will
impacts streets with more on-street parking.

Impact Trans-1 Intersection LOS

DEIR states project would add approximately 2,123 daily trips to roads in the vicinity. This figure has
been reduced from the 3,787 daily trips predicted in the June 2008 Traffic Report, and is based on a new
arbitrary and unenforceable allocation of mixed uses in the Office Park. Nevertheless, Cypress/Hwy 1
east-bound left turn LOS “F” is still predicted, with no improvements possible other than signalization.

When Hwy 1 is busy, local drivers know they can give up trying to turn left onto Hwy 1 at Cypress, and
turn right instead, then get in left turn lane at Marine, circle around on Etheldore, re-entering Hwy 1
with a right turn. Because of the narrowness of Cypress St., this option is not possible if two cars are
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already waiting and blocking the road. Dramatically increasing traffic exiting Cypress will leave
everybody waiting. As people wait, looking for an opening, they can get frustrated and take risks. The
local practice of turning left by turning right may have skewed traffic counts during peak hours.

Mitigation Measure Trans-1:

Traffic roundabout should be considered as well as signalization at Cypress. Consider the significant
impact on Hwy 1 traffic flow caused by another signal. Consider that safe crossings would be more
useful in the commercial section of Moss Beach instead of this outlying intersection.

Traffic mitigation should be implemented before construction beings. Proposed signalization could take
10 years even with the shortest construction estimate, or be put off indefinitely:

e following project occupancy (3 — 15 years or more),

e applicant submit bi-annual report re need for signal (min 2 yrs),

e pay fair share for signal within 5 yrs of date of report

Impact Trans-2 Hazards

Airport St. should rightly be considered a bicycle thread of the CA Coastal Trail, as it provides access to
coastal trailheads, and a connection from Princeton waterfront to the north portion of the Fitzgerald
Marine Reserve while avoiding Hwy 1. The Project would significantly increase bike hazards on this
route and offers no mitigation.

Airport St. is a narrow rural road with unimproved shoulders and open roadside drainage, except for the
widened portion with sidewalk in front of Pillar Ridge and other development to the north of the Project
site. Residents of Pillar Ridge walk and bike along this road to jobs and school. Mothers with children in
strollers use the edge of the pavement. There is no room to safely pass bikes in the road without pulling
into the opposite traffic lane. This situation has only been tolerable due to the relatively light traffic and
lack of obstructions along the shoulder.

To this already potentially hazardous route the Project would add many more cars, 8 driveway/fireroad
connections and probably lots of overflow on-street parking. The proposed walking trail along Airport
St. would be an improvement for pedestrians (in that limited area only) but is marred by the many
driveways to be crossed and the meager road-encroaching creek crossing. Bicyclists will naturally want
to retreat from the increased road hazards to the safety of the walking trail, making it a 2-way multi-use
trail. What will happen at the bottleneck at the creek crossing and at the many driveways to the
Project? Although the Airport St. designated bike route is touted as a transportation asset, the DEIR
states, “No bicycle lanes are located adjacent to the project ...” like that’s a good thing they don’t have
to worry about. What about the safety impacts on the whole north end of Airport St., Cypress, and
Princeton streets, with all the same increased traffic but no pedestrian/bike improvements?

During the lengthy construction period, pedestrian and bike safety conditions on Airport St. would be
much worse. The walking trail should be constructed first. Better yet, would be a multi-use trail on the
east side of Airport St., or a widened road with dedicated bike lanes.

There is no provision for turnouts for the proposed new bus stop to serve the Project.

Are all 5 driveways plus 3 fire roads really necessary or advisable for this Project? Pillar Ridge has only
one road out, LaGranada. It’s easy to imagine how difficult it might be to turn left onto Airport from
LaGranada if lots of cars are leaving the Office Park and driving north at the same time, as would happen
on a daily basis, and most importantly, in an emergency situation.
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Impact Trans-5 Parking

June 2008 Traffic Report (Jan. ‘09 Facilities Plan Draft 2):
Alternative 1: 156,000 sf Class A office space: 3,028 daily trips
Alternative 2: 225,000 sf Class A office space: 3,787 daily trips

June 2009 Traffic Report (Oct. ‘09 DEIR) uses same traffic counts from Jan ‘07 but calculates daily trips
from new chart of arbitrary and unenforceable mix of uses (office, R&D, mfg, storage)
“Mixed use” office park 225,000 sf: 2,123 daily trips

By applying sq.ft. use allotment (90,000 general office, 56,250 R&D, 33,750 storage, 45,000 light mfg),
225,000 office space becomes 158,513 equivalent office space for purposes of specifying daily trips and
parking requirements.

County Parking Ordinance:

225,000 sf office space requires 1125 parking spaces
158,513 sf equivalent office space requires 737 parking spaces
Parking exception request results in 635 parking spaces

Any attempt to reduce impacts from proposed parking exception by restricting use of the lot will put
parked cars along the street, contributing to unsafe conditions for bicyclists and pedestrians on narrow
road. SamTrans has repeatedly tried to discontinue existing limited bus service and will certainly not be
increasing it. School hour buses are overloaded with school children. Section Impact Trans-6 says the
project would not generate a need for additional transit service.

The Project has conveniently and dramatically reduced its parking requirement by calling office buildings
mixed use. There has been no change in building design to accommodate the mixed use. The County
acknowledges they don’t have the resources to monitor the proportion of uses. No further reduction in
parking requirements should be allowed. Consider the situation around the Ritz-Carlton in HMB which
didn’t plan for enough employee parking.

Impact Trans-6 Transit service

Project Objective: “To take advantage of existing public transportation routes to provide ... access to
and from the project site ...” The DEIR states transit service is minimal, but the project would not
generate a need for additional service. Project assumes 5% transit mode share, and adding 15 new
AM/PM riders. Project proposes to develop bus stops but provides no turnout.

The project site is in a remote area with bare bones bus route with small size shuttle type buses packed
with school kids due to no school bus. SamTrans recently was on the verge of eliminating the route
altogether, not for the first time. It is unlikely that highly paid employees would want to accommodate
their schedules to the widely spaced and limited hours of available transit. It is unlikely that employees
would drive crowded Hwy 1 and then park at the harbor to take a shuttle bus the last mile of their
commute just because the Project doesn’t provide enough parking.
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ALTERNATIVES

The Big Wave Project, presented in 2006 as financially viable, had four 2-story office buildings (156,000
sf) and Wellness Center consisting of 36 one- and two-story apartment and condominium housing units
(SM Co. Planning memo to Board of Supervisors 11/20/06). Why isn’t that project considered among
the DEIR Project alternatives? Why does Alternative B need to increase each building footprint for
greater square footage when smaller prior project plan was deemed financially viable?

The 20,000 sf storage building in front of the Wellness Center was also a late addition to the project.
Deletion of that building would eliminate the need for subdivision on the southern parcel. It would
provide space for onsite gardening, or native plant nursery, an overlooked project goal. Wellness
Center would have a view of Montara Mountain without the storage building in the way. Views of the
Wellness Center property from Airport St. would be much more inviting.

IN CONCLUSION, we feel that the DEIR is inadequate, has many errors and contradictions, reaches
conclusions not supported by the facts, and leaves crucial mitigation measures to future studies, which
is not permitted under CEQA. The DEIR should be revised and recirculated once all necessary
investigations are completed, and comments to date addressed, so the public and decision-makers can
completely understand all the impacts and mitigations proposed. Hopefully the applicant will take this
opportunity to redesign a smaller scale project better fitting the conditions of the site.

Thank you for the opportunity to comment.

Sincerely,

Lisa Ketcham, President

Pillar Ridge Homeowners Association
175 Culebra Ln.

Moss Beach, CA 94038

email: Lisa.Ketcham@comcast.net
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