November 17, 2009

Planning Commissioners;

Mr. William Wong

Mr. David Bomberger

Mr. Chris Ranken

Ms. Gail Slocum

Mr. Steve Dworetzky

Re: Big Wave

1. Office Space Absorption on the Coastside

2. Phase-In Approach, and Relative Impacts

3.   Miscellaneous; Parking, Developer Experience 

Dear Commissioners:

I am a resident of Moss Beach. Based in Palo Alto I have been specializing in the leasing, sale of office and retail property for thirty years in San Mateo and Santa Clara County, with many marketing projects on the Coastside during that time.
  

1. Office Space Absorption on the Coastside: There is not much more than 225,000 square feet of office space existing from Pescadero to Montara with 70% of the total inventory in Half Moon Bay.  Average users of space are in the 500 to 2500 square foot range. Consider the applicant is proposing to double the office inventory we have on the Coastside and on a site that does not have direct highway access, even adequate secondary highway access, and is remote to goods and services.  Office space absorption on the Coastside typically is in the range of 15,000 to 25,000 square feet of office space per year. A reasonable question is what portion of the absorption is available to Big Wave in this remote location, in our opinion, perhaps 5,000, 10,000 square feet per year is a reasonable guess. 

2. Phased-In Approach. Consultants advise the applicant that a phased in approach is the wisest direction for the one reason experts are unable to see the demand for office space in this location and the time it will take to lease it up, or overall the project success. If Big Wave were to capture 10,000 square feet of office tenants per year it would take over 20 years to lease the project. 

3. Impact of Phased in Approach: Residents and Visitors putting up with construction over any extended period is unreasonable and will be an additional environmental impact to all concerned. If the project cannot be built out and leased or sold in two years perhaps the applicant should have to re-submit.

4. Parking: Why should there be a shortage of parking? Instead they should reduce the gross leaseable area (GLA) of the project.

5. Entitlement Application: The developer has not produced a resume of other projects completed as large or costly as that being proposed. Is it more reasonable to think that the applicant is going to take the entitlements you give him and sell the land to someone else with an altogether different vision. More likely, I think.

Thank you
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Rick Harding        (650.847.3800 Main, 650.847.4360 Direct)
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