








Source: Hexagon Transportation Consultants, June 24, 2009. Not to Scale

Figure IV.M-13
Cumulative Traffic Volumes With Project



Source: Hexagon Transportation Consultants, June 24, 2009. Not to Scale

Figure IV.M-14
Project Traffic Volumes
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Impact TRANS-2 Hazards  

Access to the project would be from an existing roadway system.  No bicycle lanes are located adjacent to 
the project and no bicycle facilities would cross project driveways.  Project driveways would be designed 
and constructed in accordance with County regulations to ensure visibility of pedestrians, bicyclists, and 
vehicles.  Through the provision of easily accessible two-way vehicle flow driveways into and out of the 
project site and adequate onsite parking, queuing is not expected to take place on Airport Street or within 
the driveways.  There are also no physical conditions of the site, such as curves, slopes, or walls that 
could result in safety impacts.  Fire lanes, turning radii and back up space around buildings would be 
designed in cooperation with local officials so as to be adequate for emergency and fire equipment 
vehicles.  The farming, nursery, and wastewater treatment operations proposed to be developed onsite are 
not anticipated to use any incompatible equipment.  Therefore, the project would not substantially 
increase hazards due to a design feature or incompatible uses and impacts would be less than significant 
and no mitigation measures are required.    

Impact TRANS-3 Site Access and Onsite Circulation 

Site access was evaluated in accordance with generally accepted traffic engineering standards.  Access to 
the site would be provided by five two-way driveways on Airport Street – two driveways to access the 
Wellness Center (the southern portion of the project site) and three to the Office Park site (the larger, 
northern portion of the project site).  Two of the Office Park driveways would have an island separating 
ingress and egress.  Any landscaping and signage would be located in such a way as to ensure an 
unobstructed view for drivers exiting the site.  Typically, the installation of left turn pockets would be 
considered for this type of new development.  However, analysis shows that left turn pockets are not 
warranted for the proposed project for the following reasons.  First, the peak-hour southbound through 
traffic volumes are low on Airport Street at the proposed driveway locations for the project (103 AM trips 
and 84 PM trips).  Under proposed conditions, only 119 project trips would make a left turn during the 
AM peak-hour and 31 trips during the PM peak-hour.  These volumes do not warrant the installation of a 
left turn pocket.  Second, Airport Street is not wide enough for a new lane.  Finally, there are no left turn 
pockets on Airport Street in the project vicinity.  Thus, the installation of left turn pockets is not 
warranted as part of the proposed project.   

In addition, the onsite circulation was reviewed in accordance with generally accepted traffic engineering 
standards.  Generally, the proposed plan would provide adequate connectivity through the parking areas 
for vehicles.  The drive aisles proposed are approximately 24 feet in width.  This aisle dimension is 
satisfactory for two-way vehicle flow with 90-degree parking.  There are no proposed dead-end aisles. 

Therefore, overall impacts associated with site access and onsite circulation would be less than 
significant and no mitigation measures are required. 
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Impact TRANS-4 Emergency Access 

Emergency vehicle access to the project site is provided from major roadways near and adjacent to the 
site.  Existing major roadways near the project site include: State Route (SR) 1 (Cabrillo Highway) and 
Airport Street.  The project site can be directly accessed from the surrounding streets, including: Cypress 
Avenue, Marine Boulevard; Capistrano Road, Prospect Way; and California and Cornell Avenues, 
located to the west, east and south of the site, respectively. 

Impacts related to emergency access are generally site-specific, and the applicant would consult with 
County departments and is expected to implement any access recommendations provided.  Fire lanes, 
turning radii and back up space around buildings would be designed in cooperation with local officials 
and County regulations to ensure adequacy for emergency and fire equipment vehicles.  Pavements would 
be designed to support loads created by emergency vehicle traffic.  In addition, fire access and emergency 
access fencing and gates would be installed for the Wellness Center property and would run along the 
Airport Overlay setback line between the buildings (refer to Figure III-24).  The gates would be designed 
to be opened for fire access.  Further, two lock box access points would be available to allow fire trucks 
access to the proposed walking trail behind the Wellness Center.  To accommodate the special needs of 
the DD residents and employees, all trails, sidewalks and buildings would be designed to be compliant 
with ADA requirements.  Wheelchair accessibility and fire access would be provided for all buildings at 
the Wellness Center and Office Park. 

Construction activities have the potential to add construction traffic to the street network and could 
potentially require partial lane closures during street improvements or utility installations.  However, 
construction activities are temporary by nature and project-related construction activities are not expected 
to cause a substantial disruption to roadway capacity to result in a limitation to emergency access.  
County and emergency services would be notified of any planned road closures or restrictions on any 
roadways, alternative emergency routes, and detours due to construction activities of the project.   

Therefore the project would not result in inadequate emergency access and impacts would be less than 
significant and no mitigation measures are required. 

Impact TRANS-5 Parking 

As part of the approval process, the proposed project will be required to provide adequate parking in 
proportion with and sufficient to accommodate the potential demand created by the project.  No offsite 
parking spaces are proposed for this project; all parking spaces would be provided onsite.  As discussed 
previously, the County parking ordinance requires one space for every 200 square feet of office space, 
and does not specify parking requirements for lower density uses.  The project proposes low-density 
office use and the applicant is requesting a parking space exception from the County to provide one 
parking space for every 250 square feet of office space.  The project proposes to provide 640 parking 
spaces for the mixed-use Office Park development on the northern parcel, 12 of which would be ADA 
handicap accessible.  Table IV.M-9 illustrates the method for calculating required parking spaces for the 
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proposed Office Park uses and compares to the parking space exception requested by the applicant.  
According to the current County requirement, 737 parking spaces would be required.  If the County 
approves a parking space exception for low-density office use, the requirement would be reduced to 635 
parking spaces.  Furthermore, if needed, the applicant would implement the following parking options to 
reduce any potential impacts from the proposed parking exception: 

• Implement parking procedures that result in office workers utilizing ride sharing, shuttle service 
to park and ride lots, and public transportation.  

• Work with the County and Transit Authority to increase the San Mateo County Transit Authority 
Bus Service along Airport Street. 

• Provide Shuttle Bus Service to the Office Park location from the Park and Ride located in 
Pacifica, Princeton and Half Moon Bay. 

• Extend multi-purpose bike and walking trails connecting the project to parks and services.  These 
trails may include the trail to the Post Ridge property and the multipurpose trail along Airport 
Street and Princeton. 

Table IV.M-9 
Office Park Required Parking Spaces* 

Proposed Use Area (sf) 
Average 

Trip 
Rate1 

Office Trip 
Equivalency 

Ratio2 

Equivalent 
Office Space 

(sf)3 

Parking Spaces 
Required4 

(200 sf /space) 

Parking 
Exception5 

(250 sf/space) 
General Office 90,000 11.01 1.0  90,000 450 360 
Research & Development 56,250 8.11 .74 41,625 208 167 
Storage 33,750 3.56 .33 11,138 0 45 
Manufacturing 45,000 3.82 .35 15,750 79 63 

Total 225,000 − − 158,513 737 635 
Notes: sf = square feet. 
*Proposed Office Park would provide 640 parking spaces. 
1 Rates are based on the ITE Trip Generation Manual, 8th Edition’s average rates. 
2 The ratio of vehicle trips for different commercial uses as compared to General Office uses (General Office calculates by dividing 

11.01 rate by itself, ratio equaling 1.0; Research & Development calculates by dividing 8.11 rate by 11.01, ratio equaling 0.74; 
Storage calculates by dividing 3.56 rate by 11.01, ratio equaling 0.33; and Manufacturing calculates by dividing 3.82 rate by 11.01, 
ratio equaling 0.35. 

3 The equivalent office space was calculated by multiplying the office trip equivalency ratio by the proposed use area (sf) to quantify 
the equivalent office space area (sf) that would generate the requirement of parking spaces. 

4 Current County Parking Ordinance is one space for every 200 sf of office space (or equivalent office space), 793 parking spaces are 
required. 

5 Parking exception of one space for every 250 sf of equivalent office space, 634 parking spaces are required. 
 
Source: Big Wave, LLC, Facilities Plan: Draft #2, Big Wave Property, January 2009.   
 Big Wave Office Park and Wellness Center Traffic Report, prepared by Hexagon Transportation Consultants, Inc., June 24, 

2009. 

Table IV.M-10 illustrates the parking spaces proposed for the Wellness Center (southern parcel), which 
includes 73 parking spaces to accommodate the live-in staff (caregivers and employees), guests, and 
service areas (i.e., pick-up/drop-off services).  It was assumed for the Wellness Center’s parking 
requirements that all Wellness Center employees (special needs individuals and staff) would live at the 
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Center, and that the special needs residents would not drive or require parking accommodations.  It is 
expected that approximately 10 handicap parking spaces would be available within this parking lot and 
would be in compliance with ADA requirements.  Given the use of the site, an additional 5 handicap 
spaces may be added.  

Table IV.M-10 
Wellness Center Proposed Parking Spaces 

Proposed Use Type of Use Parking Spaces 
Residential1   

50 units 50 special needs individuals do not drive 0 
20 units 20 live-in staff (caregivers and employees) 20 

Storage  Pick-up/drop-off services 10 
Community Center (pool and fitness 
center) Guests 33 

Services (laundry, dog grooming, 
maintenance/janitorial) Pick-up/drop-off services 10 

Total Proposed Parking Spaces 73 
1The residential unit configurations may vary; however for the DEIR impact analysis, a worst case scenario of a 
maximum of 70 residential units with 70 residents is used. 
 
Source: Big Wave, LLC, Facilities Plan: Draft #2, Big Wave Property, January 2009. Email correspondence with 
applicant, Scott Holmes, July 28, 2009. 

All project-associated parking would be provided onsite, would follow appropriate County parking 
requirements, and the parking exception request would be subject to County approval; therefore, the 
project would not result in inadequate parking capacity and impacts would be less than significant and no 
mitigation measures are required. 

Impact TRANS-6 Transit Service 

The transit service in the project vicinity is minimal.  As mentioned previously, this area is serviced by 
only one route (Route 17) which provides 1-2 hour headways.  However, the proposed project would not 
generate a need for additional transit service.  Assuming a transit mode share of five percent, the new 
development would add 15 and 13 potential new transit trips during the AM and PM peak-hours, 
respectively.  It is expected that these additional riders could be accommodated by the existing transit 
service.  As mentioned above, the project proposes to develop bus stops and shuttle services for residents 
and visitors.  Therefore, impacts related to transit services would be less than significant and no 
mitigation measures are required. 

Impact TRANS-7 Pedestrian and Bicycle Facilities  

As discussed above, the project area is somewhat rural and there are generally no sidewalks in the project 
vicinity.  Airport Street has minimal fronting development, with no existing need for sidewalks.  The 
project would develop sidewalks and islands within the site to accommodate pedestrian traffic.  In 
addition, onsite walkways and a trail system would provide circulation within the proposed Office Park 
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and Wellness Center properties.  The proposed project would develop a pedestrian path along the project 
frontage on Airport Street.  It is recommended that the applicant extend a sidewalk from the project 
frontage to the transit stop located on Airport Street near the La Granada Avenue intersection to facilitate 
and encourage transit usage by both residents and visitors.  

Within the vicinity of the project site there are designated bike routes.  It is reasonable to assume that 
bicycle trips will comprise no more than five percent of the travel mode share to the site during the peak 
commute periods.  This would equate to 22 and 17 new bicycle trips during the AM and PM peak-hours, 
respectively.  These volumes of bicycle trips are not expected to exceed the bicycle-carrying capacity of 
streets surrounding the site, and the increase in bicycle trips is not expected to require new offsite bicycle 
facilities. 

Furthermore, and prior to approval, the proposed internal and connecting pedestrian and bicycle system is 
subject to design review by the County to ensure that a safe movement of people is maintained.  
Therefore, overall impacts related to pedestrian and bicycle facilities would be less than significant and 
no mitigation measures are required. 

Impact TRANS-8 Construction 

Construction activities have the potential to add construction traffic to the street network in the vicinity of 
the project site.  Construction activities are temporary by nature and project-related construction activities 
are not expected to cause a substantial disruption to roadway capacity.  To fully complete the Wellness 
Center and Office Park development, the project’s construction time schedule is anticipated to last 
between 30 and 36 months.  Construction activities would occur in phases and would be required to 
comply with applicable County construction standards.  The proposed project would not import or export 
any soil and grading would be balanced on the project site, eliminating truck haul-trips on regional roads.  
County and emergency services would be notified of any restrictions on any roadways, alternative 
emergency routes, and detours due to construction activities of the project.  Therefore, impacts related to 
construction traffic would be less than significant and no mitigation measures are required.   

While traffic impacts during construction would be less than significant, the following mitigation measure 
is recommended to further reduce adverse construction traffic impacts: 

Mitigation Measure TRANS-8 Construction 

Prior to issuance of grading permits, the applicant shall also submit a traffic control plan to the County 
Department of Public Works for review and approval.  All staging during construction shall occur onsite. 

Impact TRANS-9 Intersection Levels of Service Under Cumulative Conditions 

The results of the LOS analysis under Cumulative Conditions both with and without the project show that 
all the intersections would operate at LOS C or better under average conditions (see Table IV.M-11).  As 
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mentioned previously, the traffic study performed travel time runs using two different routes to determine 
the trip distribution patterns for vehicles traveling from the project site to northbound SR 1. 

Under cumulative with no project PM peak-hour conditions there would be a 46.0 second delay for the 
worst-case movement (eastbound left) of the Cypress Avenue at SR 1 intersection.  This delay would 
continue to increase under the project condition scenario.  The worst-case delay for this movement would 
be 177.7 seconds during the PM peak-hour (131.7 seconds more than without the project).  As a result, 
some of the project trips might take the southbound Airport Street route to equalize this delay.  However, 
the traffic analysis found that even if 25 percent of the project traffic took the southbound route as 
opposed to the northbound route, the delay at the intersection would continue to operate at LOS F for the 
left turn from Cypress Avenue onto SR 1 and the signal warrant would be met.  This would result in a 
significant impact.   

With implementation of Mitigation Measure TRANS-1 above, cumulative impacts related to project 
peak-hour traffic volume and intersection LOS would be reduced to a less-than-significant level.  The 
LOS calculation sheets are included in Appendix J of this DEIR. 

Table IV.M-11 
Cumulative Intersection Levels of Service 

Cumulative Without Project Cumulative With Project 

Average Worst-Case Average Worst-Case Intersection 
Peak-
Hour 

Delay LOS Delay LOS Delay LOS Delay LOS 

1. Prospect & Capistrano AM 
PM 

7.1 
7.7 

A 
A 

9.3 
11.1 

A 
B 

7.5 
8.5 

A 
A 

9.6 
11.9 

A 
B 

2. Broadway & Prospect AM 
PM 

8.3 
8.6 

A 
A 

9.9 
11.0 

A 
B 

10.7 
12.1 

A 
A 

12.8 
16.0 

B 
C 

3. Airport & Stanford/Cornell AM 
PM 

2.1 
2.7 

A 
A 

9.7 
10.0 

A 
A 

4.8 
4.6 

A 
A 

11.0 
11.9 

B 
B 

4. Airport & La Granada AM 
PM 

6.7 
5.1 

A 
A 

9.3 
9.9 

A 
A 

5.0 
4.0 

A 
A 

10.2 
10.4 

B 
B 

5. Airport & Los Banos AM 
PM 

3.1 
1.7 

A 
A 

9.0 
9.4 

A 
A 

2.4 
1.5 

A 
A 

9.6 
9.9 

A 
A 

6. State Route 1 & Cypress AM 
PM 

3.1 
3.2 

A 
A 

34.6 
46.0 

D 
E 

5.1 
18.2 

A 
C 

52.7 
177.7 

F 
F 

7. State Route 1 & Capistrano 
(South)* 

AM 
PM 

26.0 
25.5 

C 
C 

− 
− 

− 
− 

26.9 
26.3 

C 
C 

− 
− 

− 
− 

8. State Route 1 & Capistrano 
(North) 

AM 
PM 

0.2 
0.7 

A 
A 

17.3 
23.2 

C 
C 

0.2 
0.7 

A 
A 

17.3 
23.2 

C 
C 

Notes:  
* Signalized Intersection 
 
Source:  Hexagon Transportation Consultants, 2009. 
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Impact TRANS-10 Cumulative Signal Warrant Analysis 

The peak-hour signal warrant (MUTCD 2003, Urban Warrant) was checked for the seven currently 
unsignalized intersections to determine whether signalization would be justified on the basis of 
cumulative peak-hour volumes.  The analysis showed that the study intersection of SR 1 at Cypress 
Avenue would meet the peak-hour signal warrant under cumulative conditions both with and without the 
project.  The signal warrant analysis sheets are included in Appendix J of this DEIR. 

Based on project and cumulative with and without project conditions, the peak-hour signal warrant is met 
at the intersection of SR 1 at Cypress Avenue.  With this improvement, the SR 1/Cypress Avenue 
intersection would operate at LOS A during both the AM and PM peak-hours. Under signalized 
conditions, the existing roadway geometry would be adequate to handle the anticipated traffic demand.  
With implementation of Mitigation Measure TRANS-1, cumulative impacts related to project peak-hour 
traffic volume and intersection LOS would be reduced to a less-than-significant level. 

Impact TRANS-11 Additional Intersection Analysis 

At the request of the project applicant, Hexagon Transportation Consultants, Inc. also analyzed two 
additional intersections as a supplement to the traffic impact analysis provided above for the proposed 
project.  The two additional intersections analyzed are as follows: 

• Highway 92 at Highway 1 

• Highway 92 at Main Street 

These intersections were added to the analysis in order to determine whether the project would be 
beneficial by reducing the traffic that currently travels over the hill on Highway 92 for employment.  This 
potential benefit is based on the idea that the new office development associated with the project would 
provide jobs for Half Moon Bay residents who currently travel outside the project area to work.  These 
two study intersections were analyzed for the existing, background, project and cumulative conditions for 
both the AM and PM peak period.  Existing AM and PM peak hour turning movement counts for the 
study intersections were obtained from the City/County Association of Governments of San Mateo 
County (C/CAG) and lane configurations were determined from aerial photographs.  A signal cycle 
length of 90 seconds was assumed for both study intersections. 

Traffic Volumes 

Existing AM and PM turning movement counts were obtained from the C/CAG of San Mateo County 
(see Appendix J).  These counts were taken on March 25, 2009.  Background volumes were determined 
by adding to existing volumes the estimated traffic from approved but not yet constructed developments.  
The approved development list was obtained from the County of San Mateo.  The traffic added to the 
study intersections from approved but not yet constructed developments was estimated by distributing and 
assigning trips generated by these developments to the roadway network.  Traffic volumes under 
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cumulative conditions were estimated by applying to the existing volumes an annual growth rate of one 
percent for twenty years based on standard traffic engineering practice, then adding the trips from 
approved developments and the project.  

Project Traffic Estimates 

The office use portion of the project would add a service not currently available in the project vicinity, 
potentially providing employment for residents who typically travel to jobs in other areas.  Thus, this land 
use could reduce traffic currently traveling southbound on Highway 1 to Highway 92 and then over the 
hill to 1- 280.  The trip distribution pattern for the proposed project was estimated based on existing travel 
patterns on the surrounding roadway system and the locations of complementary land uses.  The office, 
R&D and light manufacturing portions of the project were distributed through the two new study 
intersections.  The difference between the trip distribution in this supplemental traffic analysis and the 
original traffic impact analysis completed can be attributed to the distance between the intersections 
studied in this analysis and the project site (approximately four miles).   

According to the Year 2000 U.S. Census, 53 percent of employees in the project vicinity travel from 
outside the area to work in the Half Moon Bay area and 47 percent of employees in the project vicinity 
live within the Half Moon Bay area.  These percentages were applied to the office portion of the proposed 
project.  There are 214 AM trips and 191 PM trips projected for the office land use.  Therefore, it was 
assumed that 101 (47 percent) employee trips in the AM and 90 (47 percent) employee trips in the PM 
would be attributed to residents of Half Moon Bay.  As a result, these employees of the proposed project 
would no longer have to travel outside of the Half Moon Bay area for employment.  For purposes of this 
analysis, these trips were then subtracted from existing trips travelling out of the project vicinity via 
Highway 92 and northbound Highway 1.  As outlined above in the original traffic impact analysis, 
approximately 39 percent of the project trips are traveling to/from the south on Highway 1.  See Figure 
IV.M-15 for the project trip assignment. 



Source: Hexagon Transportation Consultants, October 8 2009.

Figure IV.M-15
Project Trip Volumes (Additional Intersection Analysis)
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Intersection Impacts 

As shown in Table IV.M-12, the two study intersections would operate at acceptable levels of service 
under project conditions.  The intersection of Highway 92 and Highway 1 operates at LOS C under 
project conditions during both peak hours (AM and PM).  The intersection of Highway 92 at Main Street 
operates at LOS D during both the AM and PM peak hour.  Under cumulative conditions with and 
without the project, the Highway l/Highway 92 intersection will operate at LOS C during the AM peak 
hour.  During the PM peak hour, this intersection will operate at LOS C without the project and LOS D 
with the project under cumulative conditions.  The intersection of Highway 92 at Main Street operates at 
LOS F both with and without the project under both peak hours.  The proposed project would reduce 
traffic traveling over the hill on Highway 92 for employment by 60 eastbound trips in the AM peak hour 
and 53 westbound trips in the PM peak hour.  Impacts would be less than significant and no mitigation 
measures are required.   

Table IV.M-12 
Intersection Levels of Service Summary 

Existing Background Project Cumulative 
Without Project 

Cumulative With 
Project Intersection 

Peak-
Hour 

Delay LOS Delay LOS Delay LOS Delay LOS Delay LOS 

Highway 1 at 
Highway 92* 

AM 
PM 

25.9 
29.6 

C 
C 

26.1
29.9 

C 
C 

25.4 
30.9 

C 
C 

31.8 
34.6 

C 
C 

29.3 
35.9 

C 
D 

Highway 92 at 
Main Street* 

AM 
PM 

48.3 
52.3 

D 
D 

51.0
54.9 

D 
D 

44.2 
50.0 

D 
D 

96.6 
100.6 

F 
F 

81.2 
88.7 

F 
F 

Notes:  
* Signalized Intersection 
 
Source:  Hexagon Transportation Consultants, October 8, 2009. 

 

LEVEL OF SIGNIFICANCE AFTER MITIGATION 

Impacts would be less than significant. 


