CITY OF SAN MATEO
Mitigated Negative Declaration
Pursuant to Section 21000 et seq of the Public Resources Code and the City of San Mateo
Environmental Review Guidelines and Procedures, a Mitigated Negative Declaration is hereby
granted for the following project:

Project Title and Number:

Hampton Inn & Suites Redevelopment, PA16-060

Lead Agency Name and Address:

City of San Mateo, Planning Division
330 W. 20th Avenue, San Mateo, CA 94403

Contact Person and Phone Number:

Tricia Schimpp, Contract Senior Planner
Telephone: (650) 522-7244
Email:

Project Location and APN:

2940 South Norfolk Street, San Mateo, CA 94403
APNs: 040-161-110

Project Sponsor's Name & Address:

Mr. Solomon Tsai
United Pacific Hotel Group
1221 Chess Drive
Foster City, CA 94404
Telephone: (650) 295-6103
Email: solomon@cpfcc.com

General Plan Designation:

Neighborhood Commercial

Zoning:

C1-1 – Neighborhood Commercial

Description of Project:
The proposed project would demolish the existing Los Prados Hotel (Best Western) which consists of
three older buildings and replace it with one new five-story, 182 room hotel and 146 parking spaces
on site. The new hotel is proposed to be a business hotel for Hampton Inn & Suites and would have
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certain amenities as required by the franchise such as a central lobby with elevator access to the
rooms, a small board room but no large meeting, convention, banquet or restaurant facilities.
There are 61 existing trees on the site, of which 36 would be removed including 31 heritage trees.
The applicant proposes to plant 48 new 24” size box trees,1 36” box tree and additional landscaping.
The proposed project site consists of 2.28 acres located in the southeast corner of the intersection of
US Highway 101 and East Hillsdale Boulevard. The site is generally bounded by Hillsdale Boulevard to
the north, South Norfolk Street to the east, La Selva Street to the south, and Highway 101 to the
west. The project site consists of 2 two-story buildings and one three-story building that are
accessed through the parking lot of the Marina Plaza Shopping Center from South Norfolk Street.
The Marina Plaza Shopping Center parking lot is shared by shopping center tenants including banks,
a Denny’s restaurant and several small cafes, a world food market, nail and massage day spas, dental
and health offices, barber shops and hair salons, and small retail stores. The proposed project has a
dedicated ingress egress easement through the shopping center parking lot which does not include
parking for the hotel. The project site also has access to La Selva Street along a panhandle shaped
driveway adjacent to the office building adjacent to the south of the project site. The existing hotel
contains 116 rooms and has 108 parking spaces on the project site.
Surrounding Land Uses and Setting:
The proposed project site includes 99,104 square feet (2.28 acres) of land developed with a hotel
and parking lot that is situated behind the Marina Plaza Shopping Center. The site is bounded to the
north by the north-bound exit ramp from Highway 101 to East Hillsdale Boulevard; to the east by the
Marina Plaza Shopping Center and South Norfolk Street; to the south by an office building and
parking lot, a child care facility and parking lot, La Selva Street and multi-family residential on the
south side of La Selva Street; and to the west by US Highway 101.
Public transportation is served by SamTrans buses along East Hillsdale Boulevard and South Norfolk
Street with routes that connect to the Hillsdale Caltrain Station.
Existing bicycle facilities in the immediate vicinity of the project site consist of Class III signed bicycle
routes on East Hillsdale Boulevard and South Norfolk Street and Class II bicycle lanes on La Selva
Street and North Norfolk Street.
A pedestrian/bicyclist bridge is proposed adjacent to the north property line of the project site. The
Hillsdale Pedestrian/Bicyclist Bridge project envisions a Class I pedestrian and bicycle grade
separated crossing over US Highway 101 south of the Hillsdale Boulevard interchange and a Class II
facility on Hillsdale from Norfolk Street to the San Mateo/Foster City limit. The Class II facility would
allow for safe and unimpeded bicycle access apart from the high vehicular volumes at the Hillsdale
Boulevard interchange while connecting the bicycle network from the Hillsdale Caltrain Station to
Foster City and neighborhoods east of US Highway 101.
Requested Applications:
A. General Plan Land Use Plan Amendment from Neighborhood Commercial to
Regional/Community Commercial to allow land use as a hotel, and a Building Height Plan
Amendment to allow an increase in height to 55’.
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B. Zoning Reclassification from C1-1, Neighborhood Commercial, to C2-1, Regional/
Community Commercial to allow a hotel as a permitted use.
C. Zoning Variance to reduce the number of required parking spaces.
D. Site Plan and Architectural Review for the new hotel building and site layout.
E. Site Development Planning Application for removal of major vegetation and grading.
Other Public Agencies whose approval is required:
None
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CITY OF SAN MATEO
Initial Study Checklist

1. Project Title and Number:

Hampton Inn & Suites Redevelopment, PA16-060

2. Lead Agency Name and Address:

City of San Mateo, Planning Division
330 W. 20th Avenue, San Mateo, CA 94403

3. Contact Person and Phone Number:

Tricia Schimpp, Contract Senior Planner
Telephone: (650) 522-7158 ext. 8
Email: tschimpp@cityofsanmateo.org

4. Project Location and APN:

2940 South Norfolk Street, San Mateo, CA 94403
APNs: 040-161-110

5. Project Sponsor's Name & Address:

Mr. Solomon Tsai
United Pacific Hotel Group
1221 Chess Drive
Foster City, CA 94404
Telephone: (650) 295-6103
Email: solomon@cpfcc.com

6. General Plan Designation:

Neighborhood Commercial

7. Zoning:

C1-1 – Neighborhood Commercial

8. Description of Project:
The proposed project would demolish the existing Los Prados Hotel (Best Western) which
consists of three older buildings and replace it with one new five-story, 182 room hotel and
146 parking spaces on site. The new hotel is proposed to be a business hotel for Hampton Inn
& Suites and would have certain amenities as required by the franchise, such as a central lobby
with elevator access to the rooms and a small board room. The proposed hotel would not have
large meeting rooms, convention facilities, banquet facilities or restaurants (other than
breakfast for hotel guests).
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There are 61 existing trees on the site, of which 36 would be removed including 31 heritage
trees. The applicant proposes to plant 48 new 24” size box trees,1 36” box tree and additional
landscaping.
The proposed project site consists of 2.28 acres located in the southeast corner of the
intersection of US Highway 101 and East Hillsdale Boulevard. The site is generally bounded by
Hillsdale Boulevard to the north, South Norfolk Street to the east, La Selva Street to the south,
and Highway 101 to the west. The project site consists of 2 two-story buildings and one threestory building that are accessed through the parking lot of the Marina Plaza Shopping Center
from South Norfolk Street or driveway on La Selva Street. The Marina Plaza Shopping Center
parking lot is shared by shopping center tenants including banks, a Denny’s restaurant and
several small cafes, a world food market, nail and massage day spas, dental and health offices,
barber shops and hair salons, and small retail stores. The proposed project has a dedicated
ingress egress easement through the shopping center parking lot which does not include
parking for the hotel. The project site also has access to La Selva Street along a panhandle
shaped driveway adjacent to the office building located to the south of the project site. The
existing hotel contains 116 rooms and has 108 parking spaces on the project site.
9. Surrounding Land Uses and Setting:
The proposed project site includes 99,104 square feet (2.28 acres) of land developed with a
hotel and parking lot that is situated behind the Marina Plaza Shopping Center. The site is
bounded to the north by the north-bound exit ramp from Highway 101 to East Hillsdale
Boulevard; to the east by the Marina Plaza Shopping Center and South Norfolk Street; to the
south by an office building and parking lot, a child care facility and parking lot, La Selva Street
and multi-family residential on the south side of La Selva Street; and to the west by US Highway
101.
Public transportation is served by SamTrans buses along East Hillsdale Boulevard and South
Norfolk Street with routes that connect to the Hillsdale Caltrain Station.
Existing bicycle facilities in the immediate vicinity of the project site consist of Class III signed
bicycle routes on East Hillsdale Boulevard and South Norfolk Street and Class II bicycle lanes on
La Selva Street and North Norfolk Street.
A pedestrian/bicyclist bridge is proposed adjacent to the north property line of the project site.
The Hillsdale Pedestrian/Bicyclist Bridge project envisions a Class I pedestrian and bicycle grade
separated crossing over US Highway 101 south of the Hillsdale Boulevard interchange and a
Class II facility on Hillsdale from Norfolk Street to the San Mateo/Foster City limit. The Class II
facility would allow for safe and unimpeded bicycle access apart from the high vehicular
volumes at the Hillsdale Boulevard interchange while connecting the bicycle network from the
Hillsdale Caltrain Station to Foster City and neighborhoods east of US Highway 101.
10. Requested Applications:
A. General Plan Land Use Plan Amendment from Neighborhood Commercial to
Regional/Community Commercial to allow land use as a hotel, and Building Height Plan
Amendment to allow an increase in height to 55’.
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B. Zoning Reclassification from C1-1, Neighborhood Commercial, to C2-1, Regional/
Community Commercial to allow a hotel as a permitted use.
C. Zoning Variance to reduce the number of required parking spaces.
D. Site Plan and Architectural Review for the new hotel building and site layout.
E. Site Development Planning Application for removal of major vegetation and grading.
11. Other Public Agencies whose approval is required:
None
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Environmental Factors Potentially Affected
The environmental factors checked below would be potentially affected by this project, involving
at least one impact that is a "Potentially Significant Impact" as indicated by the checklist on the
following pages.

Aesthetics

Agriculture and
Forestry Resources

Air Quality

Biological Resources

Cultural Resources

Geology /Soils

Greenhouse Gas Emissions

Hazards &
Hazardous Materials

Hydrology / Water
Quality

Land Use / Planning

Mineral Resources

Population / Housing

Public Services

Recreation

Transportation / Traffic

Utilities / Service
Systems

Mandatory Findings
of Significance

PA16-060 Hampton Inn & Suites



Noise

Page 8

EVALUATION OF ENVIRONMENTAL IMPACTS:
DISCUSSION OF ENVIRONMENTAL EVALUATION
Items identified in each section of the environmental checklist below are discussed following that
section. Required mitigation measures are identified (if applicable) where necessary to reduce a
projected impact to a level that is determined to be less than significant. The General Plan
Environmental Impact Report (State Clearinghouse number 89100308) and the other documents
listed below (#11 – #22) are herein incorporated by reference in accordance with Section 15150
of the CEQA Guidelines. Copies of this document and all other documents referenced herein are
available for review at the City of San Mateo Planning Division, 330 W. 20th Avenue, San Mateo.

The following sources are referenced in the Initial Study Checklist, and are hereby incorporated by
reference into this document:
1. Project Plans, Hampton Inn & Suites: AXIS/GFA, February 16, 2018
2. Arborist Report: Walter Levison, Consulting Arborist, June 24, 2016
3. Required Tree Planting Form: Walter Levison, Consulting Arborist, Updated May 22, 2018
4. Design Review Report: Cannon Design Group, March 16, 2018
5. Geotechnical Investigation: KC Geotechnical Engineering Consultants, June 24, 2016
6. Traffic Impact Analysis, Transportation Management Plan: Hexagon Transportation
Consultants, October 3, 2017
7. Air Quality and Greenhouse Gas Assessment: ECORP Consulting Inc., February 2018
8. Noise Study: Edward L. Pack Associates Inc., April 30, 2018
9. Phase I Environmental Assessment: Michael E. Gingrass, November 29, 2013
10. Stormwater Control Plan: Hohbach-Lewin Inc., February 28, 2018
11. City of San Mateo General Plan and Land Use Map
12. City of San Mateo Municipal Code and Zoning Map
13. City of San Mateo Climate Action Plan
14. Site Visits and Analysis
15. State of California Hazardous Waste & Substances List
16. California Building Code
17. California Fire Code
18. Bay Area Air Quality Management District CEQA Guidelines, June 2017
19. USGS Map Showing Faults and Earthquake Epicenters in San Mateo County, CA
20. Citywide Archaeological Investigations, City of San Mateo, CA
21. San Mateo Historic Resources Inventory
22. County of San Mateo General Plan
Attachments #1 - #10 are available online and at the City of San Mateo Planning Division, 330 W.
20th Avenue, San Mateo:
http:/www.cityofsanmateo.org/whatshappening
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Environmental Checklist
AESTHETICS
No Impact

Supporting
Information
Sources

Potentially
Significant
Impact
Less Than
Significant with
Mitigation
Incorporation
Less Than
Significant
Impact

I.

a ) Have a substantial adverse effect on a scenic vista?

X

1,4,11,
12,14

b ) Substantially damage scenic resources, including, but not
limited to, trees, rock outcroppings, and historic buildings
within a state scenic highway?

X

1,4,11,
12,14

ISSUES:

Would the project:

c ) Substantially degrade the existing visual character or quality of
the site and its surroundings?

X

1,4,11,
12,14

d ) Create a new source of substantial light or glare which would
adversely affect day or nighttime views in the area?

X

1,4,11,
12,14

Findings:
The proposed project would replace an existing hotel with a new contemporary style hotel and
will not have an adverse effect on a scenic vista in that the project site is not located within any
scenic roadway or pedestrian trail as identified in the City of San Mateo General Plan
Conservation and Open Space Element. The existing hotel and site are not identified as an historic
resource in the General Plan.
The project will not substantially damage scenic resources including trees, rock outcroppings nor
historic buildings within a state scenic highway. Although US Highway 101 runs alongside the
Project site, it is not an officially designated scenic highway within or near to the City of San
Mateo or the Project site.
The project will not substantially degrade the existing visual character or quality of the site and its
surroundings in that feedback from the planning commission study session, public comments, and
design review report have been incorporated into the proposed project to ensure the visual
character and quality of the site and its surroundings are preserved to the greatest extent
possible.
The project site is located behind the Marina Plaza Shopping Center’s northwestern section and
has no direct frontage or visibility from local streets, S. Norfolk Street and La Selva Street, or the
adjacent residential neighborhoods beyond those local streets. The project site and proposed
development would be highly visible from US Highway 101. The proposed project would replace
three existing older hotel buildings (one thee-story building and two two-story buildings) on the
project site with one contemporary style, five-story structure and new landscaping. The proposed
building and site design have been reviewed for elements of high quality design by the City’s
design review consultant and the City’s Design Review Board. The project has received favorable
comments for both the building and the garden area including:
• The overall design has a consistent unified contemporary style.
• The structure has a clearly defined base, middle and top.
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•
•
•
•
•
•

The building base has substantial depth by virtue of vertical walls perpendicular to the
main building wall.
The stair tower at the southwest corner of the building would be a prominent visual
feature addressing the freeway frontage.
The stair towers are more integrated into the overall structure than earlier designs.
Projecting sunshades would provide some sun control and add visual depth and texture to
the facades.
The selective use of color would add some visual variety and call attention to the building
entrance’s prominence.
The bioswale area at the rear of the building has been developed as a strong visual and
guest use amenity.

PA16-060 Hampton Inn & Suites

Page 14

The contemporary style design of the Project received a positive recommendation in March 2018
by the City’s Design Review Consultant, Cannon Design Group (Attachment 4).
The project will not create a new source of substantial light or glare that would adversely affect
day or nighttime views in the area in that the project would continue its use as a hotel and, as
such, would continue to provide similar lighting as the existing hotel. There are no residential uses
or sensitive views in the immediate area that would be affected by the hotel lighting. Additionally,
all new lighting sources must be in compliance with Municipal Code Section 23.54.060, Exterior
Security Lighting.
With the development of the proposed Project, new way finding and business-related signage
may be installed, which could be potential sources of glare. However, these signs must comply
with the Municipal Code Section 25.08.010, Prohibited Signs on Both Public and Private Property,
which states that no sign shall be erected at or near the intersection of any street so as to
obstruct free and clear vision, or obstruct visibility. Further, other sign requirements governing
the erection or replacement of signs can be found in Title 25, Signs, of the City Code which set
forth regulations to ensure signs conform to set safety standards, as determine by the City. As
such, the proposed Project would be required to comply with all necessary requirements to
reduce and/or eliminate glare with respect to signage.
MITIGATION MEASURES: None Required
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AGRICULTURE AND FOREST RESOURCES
No Impact

Supporting
Information
Sources

Potentially
Significant
Impact
Less Than
Significant with
Mitigation
Incorporation
Less Than
Significant
Impact

II.

a ) Convert Prime Farmland, Unique Farmland, or Farmland of
Statewide Importance (Farmland), as shown on the maps
prepared pursuant to the Farmland Mapping and Monitoring
Program of the California Resources Agency, to nonagricultural use?

X

1,11,14

b ) Conflict with existing zoning for agricultural use, or a
Williamson Act contract?

X

1,11,14

X

1,11,14

X

1,11,14

X

1,11,14

ISSUES:

In determining whether impacts to agricultural resources are
significant environmental effects, lead agencies may refer to the
California Agricultural Land Evaluation and Site Assessment Model
(1997) prepared by the California Dept. of Conservation as an
optional model to use in assessing impacts on agriculture and
farmland. In determining whether impacts to forest resources,
including timberland, are significant environmental effects, lead
agencies may refer to information compiled by the California
Department of Forestry and Fire Protection regarding the state’s
inventory of forest land, including the Forest and Range Assessment
Project and the Forest Legacy Assessment project; and forest
carbon measurement methodology provided in Forest Protocols
adopted by the California Air Resources Board.
Would the project:

c) Conflict with existing zoning for, or cause rezoning of, forest
land (as defined in Public Resources Code section 12220(g)),
timberland (as defined by Public Resources Code section
4526), or timberland zoned Timberland Production (as defined
by Government Code section 51104(g))?
d) Result in the loss of forest land or conversion of forest land to
non-forest use?
e) Involve other changes in the existing environment which, due
to their location or nature, could result in conversion of
Farmland, to non-agricultural use or conversion of forest land
to non-forest use?

Findings:
The project site is not currently used or zoned for agricultural purposes, nor are there any
agricultural uses in the surrounding area that would be affected by the proposed project. The
area surrounding the project site is primarily composed of commercial and residential buildings.
There are no Williamson Act lands within the City limits.
MITIGATION MEASURES: None Required
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Supporting
Information
Sources

ISSUES:

No Impact

AIR QUALITY
Potentially
Significant
Impact
Less Than
Significant with
Mitigation
Incorporation
Less Than
Significant
Impact

III.

Where available, the significance criteria established by the
applicable air quality management or air pollution control district
may be relied upon to make the following determinations.
Would the project:
a ) Conflict with or obstruct implementation of the applicable air
quality plan?

X

1,7,11,
13,16,18

b ) Violate any air quality standard or contribute substantially to
an existing or projected air quality violation?

X

1,7,11,
13,16,18

c ) Result in a cumulatively considerable net increase of any
criteria pollutant for which the project region is nonattainment under an applicable federal or state ambient air
quality standard (including releasing emissions which exceed
quantitative thresholds for ozone precursors)?

X

1,7,11,
13,16,18

d ) Expose sensitive
concentrations?

X

1,7,11,
13,16,18

X

1,7,11,
13,16,18

receptors

to

substantial

pollutant

e ) Create objectionable odors affecting a substantial number of
people?

Findings:
Air quality in a region is determined by the region’s topography, meteorology, and existing air
pollutant sources. These factors, along with the current regulatory structure that applies to the
San Francisco Bay Area Air Basin (SFBAAB) pursuant to the Bay Area Air Quality Management
District (BAAQMD), were analyzed by ECORP Consulting Inc. in an Air Quality and Greenhouse Gas
Assessment in February 2018 (Attachment 7).
The Project would not conflict with or obstruct implementation of the applicable air quality plan
in that the San Francisco Bay Area Air Basin is currently non-attainment for ozone (state and
federal ambient standards) and particulate matter (PM 2.5 and PM10) (state ambient standard).
While an air quality plan exists for ozone, none currently exists for particulate matter. The Bay
Area 2010 Clean Air Plan is the current ozone air quality plan.
A project would be judged to conflict with or obstruct implementation of the regional air quality
plan if it would result in substantial new regional emissions not foreseen in the air quality
planning process. The proposed project would replace the existing 116 room Los Prados Hotel.
This hotel is currently generating traffic. Therefore, the traffic generated by the project would not
be entirely new trips. A Traffic Impact Analysis (TIA) was performed by Hexagon Transportation
Consultants (Attachment 6). Hexagon conducted driveway counts at the existing hotel in April
2017 to determine the number of trips currently being generated on site. Net project trips were
estimated by subtracting the trips generated by the existing hotel from the estimated trips
generated by the proposed hotel. The project is estimated to generate 39 net tips during the AM
peak hour (including 14 inbound and 25 outbound) and 51 net trips during the PM peak hour
(including 21 inbound and 30 outbound).
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The proposed Project would provide a convenient proximity to transit options and retail uses for
guests to access via walking, which will reduce the number of vehicle trips. The Project is also
located in close proximity to numerous existing bicycle and pedestrian paths, including the Bay
Trail, the Foster City Levee Pedway, and the proposed US 101/Hillsdale Blvd Bicycle and
Pedestrian Overcrossing. These aspects of the project would result in the generation of a reduced
amount of air pollutants.
The Clean Air Plan also includes Energy and Climate Control Measures, which are designed to
reduce ambient concentrations of criteria pollutants and reduce emissions of carbon dioxide. The
proposed Project would include 17,528 square feet of landscaping, including space for the
planting of 49 trees, which would help reduce the heating effect. In addition, the proposed
Project would include photovoltaic (PV) solar panels on a portion of the roof in compliance with
the San Mateo Municipal Code and would be built to 2016 Title 24 Building Energy Efficiency
Standards.
The project would not result in a substantial unplanned increase in population, employment,
regional growth in vehicle miles traveled, or emissions, so it would not conflict with or obstruct
implementation of the air quality plan.
Construction associated with the proposed Project would generate short-term emissions of
criteria air pollutants. Construction-generated emissions are short term and of temporary
duration, lasting only as long as construction activities occur, but would be considered a
significant air quality impact if the volume of pollutants generated exceeds the BAAQMD’s
thresholds of significance.
Construction-generated emissions associated the proposed Project were calculated using the
CARB approved CalEEMod computer program (see Table 2-6 of the ECORP report, Attachment 7).
All criteria pollutant emissions would remain below their respective thresholds during Project
construction and would not result in a violation of air quality standards.
All construction projects in San Mateo are required to implement the BAAQMD’s Basic
Construction Mitigation Measures (see Table 2-4 of the ECORP report, Attachment 7) as a
condition of project approval; therefore, the proposed Project would conform to BAAQMD
recommendations related to fugitive dust emissions.
Implementation of the Project would result in long-term operational emissions of criteria air
pollutants, as well as ozone precursors. Project-generated increases in emissions would be
predominantly associated with motor vehicle use. Long-term operational emissions attributable
to the proposed Project were compared to the existing baseline, which includes the current
operation of an existing 116-room hotel (see Table 2-7 of the ECORP report, Attachment 7). The
Project’s net emissions over the existing baseline would not exceed BAAQMD thresholds for any
criteria air pollutants.
The cumulative setting for air quality includes San Mateo and the SFBAAB. The SFBAAB is
designated as a nonattainment area for the federal ozone and PM2.5 standards and is also a
nonattainment area for the state standards for state ozone, PM10, and PM2.5 standards. By its
nature, air pollution is largely a cumulative impact. According to the BAAQMD, no single project
by itself is sufficient in size to result in nonattainment of ambient air quality standards. Instead, a
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project’s individual emissions contribute to existing cumulatively significant adverse air quality
impacts. In developing thresholds of significance for air pollutants, the BAAQMD considered the
emission levels for which a project’s individual emissions would be cumulatively considerable.
According to the BAAQMD, if a project exceeds its identified project-level significance thresholds,
that project would be cumulatively considerable. As demonstrated above, the proposed Project
would not exceed BAAQMD thresholds for air pollutant emissions during construction or
operations (see Tables 2-6 and 2-7, Attachment 7). Therefore, since the Project does not exceed
BAAQMD significance thresholds, it would not result in a cumulatively considerable net increase
of criteria pollutants.
During construction, the proposed Project presents the potential for generation of objectionable
odors in the form of diesel exhaust in the immediate vicinity of the site. However, these emissions
are short-term in nature and will rapidly dissipate and be diluted by the atmosphere downwind of
the emission sources. Additionally, odors would be localized and generally confined to the
construction area.
Air quality measures and monitoring during construction, as conditions of project approval, will
reduce impacts to less than significant.
MITIGATION MEASURES: None Required
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BIOLOGICAL RESOURCES
No Impact

Supporting
Information
Sources

Potentially
Significant
Impact
Less Than
Significant with
Mitigation
Incorporation
Less Than
Significant
Impact

IV.

a ) Have a substantial adverse effect, either directly or through
habitat modifications, on any species identified as a candidate,
sensitive, or special status species in local or regional plans,
policies, or regulations, or by the California Department of Fish
and Game or U.S. Fish and Wildlife Service?

X

1,2,11,
14,22

b ) Have a substantial adverse effect on any riparian habitat or
other sensitive natural community identified in local or
regional plans, policies, regulations or by the California
Department of Fish and Game or U.S. Fish and Wildlife Service?

X

1,2,11,
14,22

c ) Have a substantial adverse effect on federally protected
wetlands as defined by Section 404 of the Clean Water Act
(including, but not limited to, marsh, vernal pool, coastal, etc.)
through direct removal, filling, hydrological interruption, or
other means?

X

1,2,11,
14,22

d ) Interfere substantially with the movement of any native
resident or migratory fish or wildlife species or with
established native resident or migratory wildlife corridors, or
impede the use of native wildlife nursery sites?

X

1,2,11,
14,22

ISSUES:

Would the project:

e ) Conflict with any local policies or ordinances protecting
biological resources, such as a tree preservation policy or
ordinance?
f ) Conflict with the provisions of an adopted Habitat
Conservation Plan, Natural Community Conservation Plan, or
other approved local, regional, or state habitat conservation
plan?

1,2,11,
14,22

X

X

1,2,11,
14,22

Findings:
The project would not impact any threatened or endangered biological resources because the
project site is located in an urban area that is highly developed. The project site is currently
developed with hotel commercial buildings and parking lots. The site contains no wetlands or
riparian habitat, and no rare, threatened or special-status species habitats are identified on the
project site.
There are no jurisdictional wetland or other regulated waters on the site. Standard best
management practices (BMPs) are required conditions of approval by the City of San Mateo and
would be utilized to prevent any construction-generated sediments or pollutants from entering
the storm drain system and entering down-gradient regulated waters.
Since there are no animal communities residing in the vicinity of the project site, implementation
of the proposed project would not significantly impact the movement of any native resident or
migratory fish or wildlife species, including their wildlife corridors or nursery sites.
An arborist report and tree inventory, prepared by Walter Levison Consulting Arborist (WLCA),
was submitted on June 24, 2016 (Attachment 2). The arborist report evaluated 61 trees at and
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adjacent to the project site. 36 of the trees on the site will be removed if none of the removals
are transplanted. 31 of the removal trees are classified as Heritage Trees, as defined in section
13.52 of the Municipal Code. The Heritage Trees to be removed include 27 Mexican Fan Palms,
three Monterey Pines and one Cordyline Australis that are classified as Heritage Trees due to
trunk size (16 inches in diameter or more at 48 inches above grade), not due to species. The
Monterey Pine and Cordyline Australis trees slated for removal are mostly in poor health. The
palms vary in condition and will be further evaluated for transplant potential. 25 existing trees
including 10 Heritage Trees will be retained and protected and include Shamel ash, Red ironbark,
and Sweetgum. The retained Heritage Trees on the site are subject to the requirements for a tree
protection plan during construction as outlined in Municipal Code 13.52.025. All of the trees
included in the project landscape plans are subject to the maintenance requirements for plant
establishment as outline in Zoning Code 27.71.060.
A replacement value for the 36 trees proposed for removal has been assigned. As a result, a
combination of 49 replacement trees ranging in size from 24” to 36-inch box will be planted
onsite. In addition, fees will be contributed toward the City’s Tree Planting Fund.
Tree protection measures and monitoring during construction, and replacement trees, as
conditions of project approval, will reduce impacts to less than significant.
MITIGATION MEASURES: None Required
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No Impact

Supporting
Information
Sources

Less Than
Significant Impact

Less Than
Significant with
Mitigation
Incorporation

CULTURAL RESOURCES
Potentially
Significant Impact

V.

a ) Cause a substantial adverse change in the significance of a
historical resource as defined in §15064.5?

X

1,11,22

b ) Cause a substantial adverse change in the significance of an
archaeological resource pursuant to §15064.5?

X

1,11,22

c ) Directly or indirectly destroy a unique paleontological resource
or site or unique geologic feature?

X

1,11

d ) Disturb any human remains, including those interred outside
of formal cemeteries?

X

ISSUES:

Would the project:

1,11

Findings:
The existing hotel and project site are not listed as a historic resource in the City of San Mateo
General Plan Historic Resources Figure C/OS-5, and the project site is in a low sensitivity zone
wherein archaeological resources generally are not expected to occur. There are no known
paleontological or unique geologic feature located on the project site. In the unlikely event that
such resources are unearthed during construction, applicable regulatory requirements pertaining
to the handling and treatment of such resources would be followed. If archaeological or
paleontological resources are identified, as defined by Section 21083.2 of the Public Resources
Code, the site would be required to be treated in accordance with the provisions of Section
21083.2 of the Public Resources Code as appropriate. If human remains are unearthed, State
Health and Safety Code Section 7050.5 requires that no further disturbance shall occur until the
County Coroner has made the necessary findings as to origin and disposition pursuant to Public
Resources Code Section 5097.98. Impacts would be less than significant with adherence to
existing regulatory requirements.
The site has no known Paleontological resources or unique geologic features that would suggest
the presence of these resources.
MITIGATION MEASURES: None Required
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Supporting
Information
Sources

ISSUES:

No Impact

GEOLOGY AND SOILS
Potentially
Significant
Impact
Less Than
Significant with
Mitigation
Incorporation
Less Than
Significant
Impact

VI.

Would the project:
a ) Expose people or structures to potential substantial adverse
effects, including the risk of loss, injury, or death involving:
i) Rupture of a known earthquake fault, as delineated on the
most recent Alquist-Priolo Earthquake Fault Zoning Map
issued by the State Geologist for the area or based on other
substantial evidence of a known fault? Refer to Division of
Mines and Geology Special Publication 42.

X

ii) Strong seismic ground shaking?

X

iii) Seismic-related ground failure, including liquefaction?
iv) Landslides?

X

1,5,11,
16,19
1,5,11,
16,19
X
X

b ) Result in substantial soil erosion or the loss of topsoil?

X

c ) Be located on a geologic unit or soil that is unstable, or that
would become unstable as a result of the project, and
potentially result in on- or off-site landslide, lateral spreading,
subsidence, liquefaction or collapse?

X

d ) Be located on expansive soil, as defined in Table 18-1-B of the
Uniform Building Code (1994), creating substantial risks to life
or property?

X

e ) Have soils incapable of adequately supporting the use of septic
tanks or alternative waste water disposal systems where
sewers are not available for the disposal of waste water?

X

1,5,11,
16,19
1,5,11,
16,19
1,5,11,
16,19
1,5,11,
16,19
1,5,11,
16,19
1,5,11,
16,19

Findings:
On June 24, 2016, a Geotechnical Feasibility Report was prepared by KC Engineering Company for
the project site (Attachment 5) to determine whether the proposed hotel project is geotechnically
feasible for construction and to provide preliminary recommendations.
The Project site is located in a developed area east of Highway 101 that was formerly a tidal
marsh that was subsequently filled with miscellaneous materials which are underlain by mud,
clays and clayey sands. The project site soil materials are anticipated to consist of cohesive surface
fills and underlying fat clay Bay Mud. Loose to medium dense may be present which will require
evaluation for liquefaction during future site and laboratory investigations.
The site is not located within an Alquist-Priolo Special Studies Zone. There are no known active or
inactive faults crossing the site as mapped and/or recognized by the State of California. Active
faults are located approximately 4 to 14 miles from the project site. Earthquake related ground
shaking should be expected during the design life of structures constructed on the site. Structures
at the site should be designed to withstand the anticipated ground accelerations.
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The geotechnical report concluded that the proposed hotel project is geotechnically feasible for
construction on the subject site. Due to the likely presence of soft subsurface soil conditions and
excessive settlement from structure loading, it is anticipated that the hotel structure will need to
be supported by driven or auger cast piles with grade beams and structural slab floor, or
conventional spread footings and slab floor with underlying ground improvement. The report
recommends that a site specific geotechnical subsurface exploration and laboratory testing
program be performed to determine the actual soil conditions and foundation design parameters.
The City’s standard condition of approval that would apply at time of building permit application
would require the design to be in substantial conformance with the recommendations of a
design-level investigation for the proposed structures and land development. All
recommendations of the soils investigation report and geotechnical engineer will be incorporated
into the project as a condition of project approval.
MITIGATION MEASURES: None Required

PA16-060 Hampton Inn & Suites

Page 24

Supporting
Information
Sources

ISSUES:

No Impact

GREENHOUSE GAS EMISSIONS
Potentially
Significant
Impact
Less Than
Significant with
Mitigation
Incorporation
Less Than
Significant
Impact

VII.

Would the project:
a ) Generate greenhouse gas emissions, either directly or
indirectly, that may have a significant impact on the
environment?
b ) Conflict with an applicable plan, policy or regulation adopted
for the purpose of reducing the emissions of greenhouse
gases?

1,7,11,
13,16

X

X

1,7,11,
13,16

Findings:
In February 2018, an Air Quality and Greenhouse Gas Assessment of the proposed Project was
prepared for the Project by ECORP Consulting Inc. (see Attachment 7).
The Bay Area Air Quality Management District (BAAQMD) identifies motor vehicles traveling to
and from a facility as the principal source of air pollutants associated with the project for most
land uses. The project is designed to service and park the proposed new mixed-use building. The
number of employees and visitors on the site are not expected to change. The proposed project
would not surpass the BAAQMD’s GHG significance threshold, which was developed with the
purpose of complying with the requirements of AB 32. BAAQMD thresholds were developed
based on the substantial evidence that such thresholds represent quantitative levels of GHG
emissions, compliance with which means that the environmental impact of the GHG emissions
would normally not be cumulatively considerable under CEQA (BAAQMD 2011). Compliance with
such thresholds will be part of the solution to the cumulative GHG emission problem, rather than
hinder the State’s ability to meet its goals of reduced statewide GHG emissions under AB 32.
While the Project is below the BAAQMD operational GHG emissions threshold, the City,
nevertheless, evaluates the Project’s compliance with the City of San Mateo Climate Action Plan
(CAP). The San Mateo CAP (2015) is a strategic planning document that identifies sources of GHG
emissions within the city’s boundaries, presents current and future emissions estimates, identifies
a GHG reduction target for future years, and presents strategic programs, policies, and projects to
reduce emissions from the energy, transportation, land use, water use, and waste sectors.
The project is consistent with the GHG inventory and forecast in the CAP. Both the existing and
the projected GHG inventories in the CAP were derived based on the land use designations and
associated densities defined in the City’s General Plan (2011). The City of San Mateo General Plan
designates the project site as Neighborhood Commercial. While the proposed Project is proposing
to amend this General Plan designation to Regional/Community Commercial, it is nonetheless the
same land use as the historic/existing land use on the site. Therefore, since the project is
proposing to replace an existing hotel with the same type of land use, it is consistent with the
existing land use type and intensity, and thereby consistent with the GHG inventory and forecast
in the CAP, which considered a hotel use on the project site.
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In addition, a specific project proposal is considered consistent with the San Mateo CAP if it
complies with the “required” GHG reduction measures in the adopted CAP. The required GHG
reduction measures applicable to the proposed project include the following:
• Reduction Measure RE 5: Renewable energy systems for new nonresidential buildings. The
recently amended Section 23.24.030 of the San Mateo Municipal Code requires new
nonresidential buildings with greater than or equal to 10,000 square feet of gross floor
area to provide a minimum of a 5-kilowatt photovoltaic system. The project is required to
adhere to the San Mateo Municipal Code as a condition of project approval, and this
therefore proposing a 5-kilowatt photovoltaic system.
• Reduction Measure AF 2: Provide EV charging stations with designated parking spaces
capable of meeting the California Green Building Code Voluntary Standards. The Project
will provide 10 EV charging stations. The encouragement of electric vehicles and clean air
vehicles through the provision of charging facilities could lead to reduced use of gasolineburning automobiles and thus, less GHG emissions.
• Reduction Measure AT 2: Implement transportation demand management strategies to
comply with the appropriate trip reduction target identified by the City of San Mateo. The
proposed project is expected to generate fewer trips than a typical hotel through the
implementation of the existing Transportation Demand Management Plan currently inplace from the existing Los Prados Hotel. Currently, the Los Prados Hotel implements a
variety of TDM measures that encourage hotel employees and guests to use alternative
travel modes, and the proposed project will be required to continue to implement these
measures. Furthermore, the project is located within the Marina Plaza retail center, which
provides easy access to restaurants and retail stores in the immediate vicinity of the
Project site. This is conveniently located for guests of the proposed hotel to access via
walking, which will reduce the number of vehicle trips. Additionally, the project site is
approximately 500 feet from various bus stops along S. Norfolk Drive at its intersections
with Hillsdale Boulevard and Lago Street. The project is also located in close proximity to
numerous existing bicycle and pedestrian paths.
• Reduction Measure SW 1: Provide an area of sufficient space to store and allow access to a
compost bin. The project proposes a 3.5-cubic yard compost bin.
The project applicant has completed a checklist to confirm consistency with CAP. The City ensures
all provisions of the San Mateo CAP are incorporated into projects and their permits through
development review and applications of conditions of approval as applicable. Therefore, the
proposed Project would have no impact on applicable City plans, policies or regulations.
MITIGATION MEASURES: None Required
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Supporting
Information
Sources

ISSUES:

No Impact

HAZARDS AND HAZARDOUS MATERIALS
Potentially
Significant
Impact
Less Than
Significant with
Mitigation
Incorporation
Less Than
Significant
Impact

VIII.

X

1,9,15,
16

Would the project:
a)

Create a significant hazard to the public or the environment
through the routine transport, use, or disposal of hazardous
materials?

b) Create a significant hazard to the public or the environment
through reasonably foreseeable upset and accident conditions
involving the release of hazardous materials into the
environment?

1,9,15,
16

X

c ) Emit hazardous emissions or handle hazardous or acutely
hazardous materials, substances, or waste within one-quarter
mile of an existing or proposed school?

X

1,9,15,
16

d ) Be located on a site which is included on a list of hazardous
materials sites compiled pursuant to Government Code Section
65962.5 and, as a result, would it create a significant hazard to
the public or the environment?

X

1,9,15,
16

e ) For a project located within an airport land use plan or, where
such a plan has not been adopted, within two miles of a public
airport or public use airport, would the project result in a
safety hazard for people residing or working in the project
area?

X

1,9,15,
16

f ) For a project within the vicinity of a private airstrip, would the
project result in a safety hazard for people residing or working
in the project area?

X

1,9,15,
16

g ) Impair implementation of or physically interfere with an
adopted emergency response plan or emergency evacuation
plan?

X

1,9,15,
16

h ) Expose people or structures to a significant risk of loss, injury
or death involving wildland fires, including where wildlands are
adjacent to urbanized areas or where residences are
intermixed with wildlands?

X

1,9,15,
16

Findings:
According to the Phase I Environmental Assessment prepared for the Project by Michael E.
Gingrass (Attachment 9), the existing hotel operation does not use or store large quantities of
hazardous material on site. The only hazardous materials are all used by the maintenance and
janitorial personnel and the materials are stored in consumer sized packages in areas not open to
guests in the hotel. The Phase I found no evidence of underground tanks on the property.
According to a database search, the property has never had any type of hazardous materials used
or stored in quantities that required a permit from a regulatory agency. There is one current REC
within the property which is a small space leased to AT&T Mobile Communications for a cell
phone tower. AT&T has installed a 250 gallon double contained diesel fuel storage tank to run an
emergency generator should normal electrical power be disrupted in the area. The proposed
project would continue the use and operation as a hotel and would have no impact through the
transport, use or disposal of hazardous materials.
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The proposed operation of the project would involve the storage and use of common cleaning
substances and building maintenance products. The storage and use of these materials would be
subject to existing local, state and federal regulations.
The Empire Day Care Center is located immediately adjacent to the south property line of the
existing and proposed hotel and there are no other schools located within ¼ mile of the project
site. As stated above, the use as a hotel does not involve the use or emissions of hazardous
materials other than common cleaning and maintenance supplies that are contained solely within
the premises of the hotel.
San Carlos Airport, the nearest public use airport, is located approximately 3.2 miles south of the
project site. San Francisco International Airport is located approximately 8.8 miles north of the
project site. There are no private airstrips on or in the near vicinity of the project site. Given the
distance from the nearest airport, the project would not be subject to any airport safety hazards.
The project includes improvements for vehicle, bicycle, and pedestrian circulation on the project
site. No physical components that would interfere with the ability to implement emergency
response are proposed. The City of San Mateo Fire Department and Police Department have
reviewed the proposed project to insure compliance with their respective divisions including but
not limited to emergency response plans and the City’s security ordinance.
There are no designated wildland fire hazards in the City of San Mateo. The project site is located
in a highly urbanized area and is not surround by woodlands or vegetation which would provide
fuel load for wildfires.
MITIGATION MEASURES: None Required
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Supporting
Information
Sources

ISSUES:

No Impact

HYDROLOGY AND WATER QUALITY
Potentially
Significant
Impact
Less Than
Significant with
Mitigation
Incorporation
Less Than
Significant
Impact

IX.

Would the project:
a ) Violate any water quality standards or waste discharge
requirements?

X

1,10,16

b ) Substantially deplete groundwater supplies or interfere
substantially with groundwater recharge such that there
would be a net deficit in aquifer volume or a lowering of
the local groundwater table level (e.g., the production
rate of pre-existing nearby wells would drop to a level
which would not support existing land uses or planned
uses for which permits have been granted)?

X

1,10,16

c ) Substantially alter the existing drainage pattern of the
site or area, including through the alteration of the
course of a stream or river, in a manner which would
result in substantial erosion or siltation on- or off-site?

X

1,10,16

d ) Substantially alter the existing drainage pattern of the
site or area, including through the alteration of the
course of a stream or river, or substantially increase the
rate or amount of surface runoff in a manner which
would result in flooding on- or off-site?

X

1,10,16

e ) Create or contribute runoff water which would exceed
the capacity of existing or planned stormwater drainage
systems or provide substantial additional sources of
polluted runoff?

X

1,10,16

f ) Otherwise substantially degrade water quality?

X

1,10,16

g ) Place housing within a 100-year flood hazard area as
mapped on a federal Flood Hazard Boundary or Flood
Insurance Rate Map or other flood hazard delineation
map?

X

1,10,16

h ) Place within a 100-year flood hazard area structures
which would impede or redirect flood flows?

X

1,10,16

i ) Expose people or structures to a significant risk of loss,
injury or death involving flooding, including flooding as a
result of the failure of a levee or dam?

X

1,10,16

j ) Inundation by seiche, tsunami, or mudflow?

X

1,10,11

Findings:
On February 28, 2018 a Stormwater Treatment Plan was prepared for the project by HohbachLewin Inc. (Attachment 10).
The project will require filing a Notice of Intent (NOI) with the San Francisco Regional Water
Quality Control Board (SFRWQCB) for discharges of stormwater associated with construction
activity. Pollution control measures consistent with the State General Permit must be adhered to.
In addition, the permit requires development of a Storm Water Pollution Prevention Plan
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(SWPPP). The SWPPP includes Best Management Practices (BMPs) designed to reduce potential
impacts to surface water quality throughout construction and the life of the project. The project
would not adversely impact drainage patterns within or around the project site and no water
bodies will be altered as part of the proposed project. As a result, implementation of the
proposed project is not expected to result in substantial erosion or siltation off-site. Drainage
patterns are not expected to be substantially altered as a result of the project. The proposed
project would not result in significant increases in stormwater runoff such that new sewer
systems would be required. The project will include a number of water retention and treatment
measures designed to reduce the volume and improve the quality of stormwater before it leaves
the site. And the project will be in compliance with the C.3 storm water requirements under the
municipal regional stormwater permit. For these reasons, implementation of the proposed
project would not substantially degrade water quality. According to the Safety Element of the
General Plan, the site is not located in an area of potential flood hazards from storm water runoff
or dam failure.
MITIGATION MEASURES: None Required
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ISSUES:

No Impact

LAND USE AND PLANNING
Potentially
Significant
Impact
Less Than
Significant with
Mitigation
Incorporation
Less Than
Significant
Impact

X.

X

1,11,
12, 14

Would the project:
a ) Physically divide an established community?
b ) Conflict with any applicable land use plan, policy, or
regulation of an agency with jurisdiction over the project
(including, but not limited to the general plan, specific
plan, local coastal program, or zoning ordinance)
adopted for the purpose of avoiding or mitigating an
environmental effect?
c ) Conflict with any applicable habitat conservation plan or
natural community conservation plan?

1,11,
12, 14
X

X

1,11,
12, 14

Findings:
The construction of the proposed hotel would not physically divide an established community in
that it would replace an existing hotel on the same site located behind an existing shopping
center and not adjacent to any residential development.
General Plan 2030 – Land Use
The project site is located in the Marina Lagoon Planning Area and is designated as Neighborhood
Commercial in the City’s General Plan which does not permit hotels as a land use. The proposed
project requires a General Plan Land Use Map Amendment to Regional/Community Commercial
to allow land use as a hotel, and a Building Height Map Amendment to allow an increase in height
to 55 feet.
The hotel site is situated behind the Marina Plaza Center, a neighborhood retail center with low
scale commercial uses. The existing hotel caters to the traveling business clientele and provides
shuttle service to the San Francisco International Airport and other businesses, and the proposed
hotel would do the same. The proposed amendment to the General Plan to Regional/Community
Commercial would allow for land use as a hotel. The General Plan encourages development of
hotels in commercial areas as stated in the following Policy:
LU 1.15: Hotels. Encourage development of hotels in commercial areas and allow small
“bed and breakfast” hotels in multiple family areas where they are consistent with the
density of adjacent uses.
Hotel development has both a regional and local benefit. San Mateo is a prominent
business center on the Peninsula, is close to San Francisco International Airport, and has a
major events center at the County Fairgrounds. Hotels are high tax generators for the City;
help support tourism, the office sector, and convention/exhibition space; and provide local
employment opportunities for less skilled workers.
The proposed hotel is compliant with the General Plan policy.
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General Plan 2030 – Height
The proposed hotel is designed for a building height of approximately 55’ and requires an
amendment to the City’s General Plan Height Map to allow for a height increase to 55’ consistent
with the Regional/Community Commercial land use designation, which allows for a range of
building heights from 35 feet to 55 feet.
In 1991 the voters of San Mateo passed Measure H which established height limits throughout
the City as shown on the General Plan Height Map. In 2004, the voters of San Mateo passed
Measure P which is an extension of Measure H and allows for changes in building heights if the
five findings listed below can be found - height changes can be allowed only when accompanied
by a request for change in land use designation. This provision of Measure P is incorporated in the
General Plan as Land Use Element Policy LU 1.5 - see below.
The City Council may approve the change in building height as indicated in General Plan Land Use
Element Policy LU 1.5:
LU 1.5: Building Height. Maintain maximum building height limits contained in Appendix
C, and as specified in Policy LU 6A.2, closely matched with the Land Use categories and
Building Intensity standards.
Requests for height changes consistent with the height ranges for specific land uses as
designated in Appendix C, entitled “Building Height”, may be considered by the City Council
only when accompanied by a request for change in land use designation. Such requests
may be approved only if the following findings are made:
1. The building has high design quality, which is enhanced by additional building
height;
2. Increased building heights are visually related to surrounding building heights and
promote the creation of a coherent City image;
3. Increased building heights will still provide for a variety of building heights in the
vicinity of the project and the surrounding areas;
4. Increased building heights are compatible with surrounding land uses, and will not
create adverse shadow or visual impacts on surrounding residential uses; and
5. The City’s infrastructure is adequate to accommodate the proposed development.
Appendix C, Building Height, of the General Plan specifies a height range of 35’ to 55’ in the
Regional/Community Commercial land use designation. The requested amendment in land use
designation would permit an increase in height to 55’. Since the building is currently proposed
with a height greater than 40 feet, affirmative findings would be required for the five criteria
above.
Features of the project which support the findings include:
• Architectural review by the City’s design review consultant and City staff supports the
high-quality design of the proposed Contemporary Style of the building and landscape
elements.
• Additional height provides the opportunity to differentiate visual zones of the building.
The proposed design has a well-proportioned base, middle and top.
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•
•

•
•
•

Additional height provides greater visibility of the hotel from Highway 101 and offers a
prominent gateway feature at the Hillsdale Boulevard interchange.
The hotel site is closer to Hwy 101 than adjacent buildings and would be the tallest at 55’.
The adjacent office building is farther set back from Hwy 101 and is 43’. Nearby multifamily buildings are set back even farther from Hwy 101 and are 20’ and single-family
homes beyond that are 16’. The proposed hotel is consistent with the trend to have taller
commercial buildings closer in proximity to the highway.
Buildings in the immediate vicinity of the project site vary in massing and height which
provides visual variety to the established character of the area.
The proposed hotel is not adjacent to or visible from residential uses and would not create
adverse shadow or visual impacts on nearby residential neighborhoods.
The applicant has committed a voluntary developer contribution of $1,250,000 to be used
for traffic circulation improvements in the immediate neighborhood as determined by the
Public Works Department. This developer contribution is intended to provide a public
benefit that is significantly greater than required by City regulations.

The Project received a positive evaluation from the City’s Design Review Consultant to allow the
height increase (see Design Review Report in Attachment 4). Based on this review and staff
analysis, the Project would comply with the required findings.
Zoning Ordinance - Reclassification
The existing hotel is nonconforming to the current standards of the C1 Neighborhood Commercial
zone which does not allow hotels. However, when the original hotel was built on the site (and still
occupies the site), a hotel was a permitted use under the Neighborhood Commercial designation.
Subsequent to the construction of the existing hotel, the hotel use was removed as a permitted
use in this zoning district. The project requires a zoning reclassification to C2, Regional/
Community Commercial to allow a hotel use. The General Plan Land Use Amendment to Regional/
Community Commercial would support the zoning reclassification.
Zoning Ordinance – Variance to Reduce Parking
The proposed site plan provides 146 parking spaces which does not meet the required parking
standard of two spaces for the manager and one space per hotel room, which would be 184
spaces for the proposed 182 room hotel. A Zoning Variance is required to reduce the number of
required parking spaces. The variance may be approved if the following findings are made
(Municipal Code Section 27.78.020):
1. There are exceptional or extraordinary circumstances or conditions applicable to the
property that do not apply generally to properties in the same zone or neighborhood
including buildings of architectural or historical significance or of architectural interest as
recognized by action of the City Council or another government agency.
2. A variance is necessary for the preservation and enjoyment of a substantial property right
of the applicant possessed by the other property owners in the same zone or
neighborhood.
3. Granting of the variance will not be materially detrimental to the public health, safety or
welfare or materially injurious to other property or improvements in the neighborhood in
which the property is located.
4. Granting of the variance will not adversely affect or be inconsistent with the General Plan.
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The project site is approximately 2.28 acres in size and is an irregularly shaped parcel with no
direct street access to S. Norfolk Street. Access from S. Norfolk is via an ingress egress easement
through the Marina Plaza parking lot. The project site has a long arching panhandle shaped
driveway to La Selva Street that contains 22 parking spaces. This driveway also serves as an
ingress egress easement for the office building located on the parcel adjacent to the south of the
project site. The shape, size and easement dedication of the driveway limits the placement of
buildings or additional parking spaces in that area of the project site. Thus, the hotel building and
additional parking spaces are proposed for the remainder of the site that is further constrained by
numerous public and private easements that crisscross the site in an irregular fashion that, as
such, limit the placement of buildings and availability of surface area for parking spaces.
The proposed hotel would be a business type hotel for Hampton Inn & Suites which would have
certain amenities as required by the franchise such as a central lobby with elevator access to the
rooms, a small board room but no large meeting or banquet facilities. A breakfast area would be
provided for hotel guests, but a restaurant is not proposed. Hexagon prepared a Traffic Impact
Analysis (TIA) and Transportation Demand Management (TDM) measures for the proposed
project (Attachment 6). The TIA included trip counts and parking demand at similar business type
hotels in the area and concluded that the project’s proposed parking spaces would be more than
adequate to meet the parking demand for this type of hotel. TDM measures would reduce trip
generation to and from the hotel which would also reduce the parking demand at the site.
Based on the irregular shape and numerous easements on the project site, the established use of
the hotel in the same location, the business type of hotel, modifications to the General Plan and
Zoning Reclassification to allow a hotel as a permitted use, General Plan policies to encourage
hotels in commercial zones, and the project’s contribution to traffic circulation improvements in
the neighborhood as a public benefit (discussed in Section XVI Transportation/Traffic, page 45),
the project would comply with the required findings.
The project would not conflict with any applicable habitat conservation plan or natural
community conservation plan since there are no plans of this type in place within the project
area.
MITIGATION MEASURES: None Required
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MINERAL RESOURCES
No Impact

Supporting
Information
Sources

Potentially
Significant
Impact
Less Than
Significant with
Mitigation
Incorporation
Less Than
Significant
Impact

XI.

a ) Result in the loss of availability of a known mineral resource
that would be of value to the region and the residents of the
state?

X

1,11,22

b ) Result in the loss of availability of a locally-important mineral
resource recovery site delineated on a local general plan,
specific plan or other land use plan?

X

1,11,22

ISSUES:

Would the project:

Findings:
Construction of the proposed project would not result in the loss of a known mineral resource.
There are no mineral resources within the City of San Mateo.
MITIGATION MEASURES: None Required
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ISSUES:

No Impact

NOISE
Potentially
Significant
Impact
Less Than
Significant with
Mitigation
Incorporation
Less Than
Significant
Impact

XII.

Would the project result in:
a ) Exposure of persons to or generation of noise levels in excess
of standards established in the local general plan or noise
ordinance, or applicable standards of other agencies?

X

b ) Exposure of persons to or generation of excessive
groundborne vibration or groundborne noise levels?

X

14,16

e ) For a project located within an airport land use plan or, where
such a plan has not been adopted, within two miles of a public
airport or public use airport, would the project expose people
residing or working in the project area to excessive noise
levels?
f ) For a project within the vicinity of a private airstrip, would the
project expose people residing or working in the project area
to excessive noise levels?

1,8,
11,12,
14,16

c ) A substantial permanent increase in ambient noise levels in
the project vicinity above levels existing without the project?
d ) A substantial temporary or periodic increase in ambient noise
levels in the project vicinity above levels existing without the
project?

1,8,
11,12,

X

1,8,
11,12,
14,16
1,8,
11,12,

X

14,16

X

1,8,
11,12,
14,16

X

1,8,
11,12,
14,16

Findings:
On April 30, 2018, a Noise Assessment Study was prepared for the Project by Edward L. Pack
Associates, Inc. (Attachment 8). Noise measurements were conducted at the site and in the near
vicinity. The project includes demolition of the commercial structures and parking lots on the site,
site excavation, construction of a new five-story structure, surface parking lot and site
improvements including landscaping. The Study made recommendations regarding construction
design to limit interior noise levels and for construction methods to limit exterior noise impacts
during demolition and construction of the project.
The project site is adjacent to a day-care facility to the south and multi-family residences on the
east side of La Selva Street. Due to occupancy by children and possible occupancy by the elderly,
these uses are considered sensitive.
Short-term noise impacts may be created during demolition of the existing structures on the site
and construction of the project. Demolition and construction equipment are typically similar, with
the exception of paving equipment. Thus, the noise levels generated by the two phases will be
similar over the course of the entire construction process. Demolition/construction equipment
noise levels range from 78 to 95 dBA at a 50 foot distance from the source, and has a potential to
disturb the sensitive receptors at the day-care center and residences.
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Reduction of the demolition/construction phase noise at the site can be accomplished by using
quiet or “new technology” equipment. The greatest potential for noise abatement of current
equipment should be the quieting of exhaust noises by use of improved mufflers. It is
recommended that all internal combustion engines used at the project site be quipped with a
type of muffler recommended by the vehicle manufacturer. In addition, all equipment should be
in good mechanical condition so as to minimize created by faulty or poorly maintained engine,
drive-train and other components. Demolition and construction noise can be also mitigated by
the measures listed on pages 14 – 18 of the Noise Assessment Study, including but not limited to:
MM NOI-1 NOISE REDUCTION:
• Construct a 16-foot high acoustically-effective temporary construction noise screen along
the entire length of the southeast property line contiguous with the day-care center. The
screen shall be constructed air-tight and may be constructed of sheet materials (plywood,
etc.) or acoustical blankets rated minimum STC 25.
• All exterior stationary equipment shall be kept at least 100 feet from neighboring
residential or day-care center property lines unless acoustically shielded.
• Cranes shall be located at least 100 feet from any neighboring residential or day-care
center property line with the exception of cranes or lifts necessary to dismantle
scaffolding.
• Minimize material movement along the southeast side of the site.
• Locate stockpiles adjacent to the day-care as much as possible to help shield residences
from on-site noise generation.
• Place long-term stationary equipment as far away from the day-care center and residential
areas as possible.
• Limit the extent of heavy diesel engine equipment work to less than 10 consecutive days
when working within 40 feet of the southeast property line.
• Impact pile driving shall not be used on this project. Vibratory pile driving is acceptable
beyond 86 feet of the day-care center building. Otherwise, cast-in-place shall be installed.
• Designate a noise complaint officer who shall be available at all times during construction
hours via both telephone and email. Signs shall be posted at site entries.
• Notify, in writing, all residents and the day-care center within 300 feet of the site of
construction. The notification shall contain the name, phone number and email address of
the noise complaint officer. A flyer may be placed at the doors of the residences.
• A log of all complaints shall be maintained. The logs shall contain the name and address of
the complainant, the date and time of the complaint, the nature/description of the noise
source, a description of the remediation attempt or the reason remediation could not be
attempted.
*Mitigation - This mitigation measure shall be incorporated on the project plans prior to the issuance
of a demolition and building permit for the project and shall be monitored by the Planning Division
and Building Division during demolition and construction activities for the project through routine
inspections (PLANNING, BUILDING)

Significance After Mitigation: Less than significant.
Demolition and construction activities can produce varying amounts of ground-borne vibration,
which depend on the type of equipment used and various methods. The adjacent commercial
building containing the day-care center is likely wood-framed with stucco sides built on slab
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foundations. The Noise Assessment Study listed construction equipment vibration levels (Table II,
page 11) that may be used on the site and distances to limit potential vibration impacts. All of the
equipment will generate ground-borne vibration levels be the 0.20 in/sec criterion that applies to
the day-care center building, with the exception of the vibratory pile driver. Impact pile drivers
and blasting are not expected on this project. Implementation of Mitigation Measure NOI-1
NOISE REDUCTION would reduce the impacts to less than significant.
The Project will create temporary but not periodic increases in ambient noise levels in the Project
vicinity above levels existing without the project. These temporary increases will take place during
construction. As discussed above, Mitigation Measure NOI-1 NOISE REDUCTION would reduce
the impacts to less than significant.
The Project is not within an airport land use plan. San Carlos Airport, the nearest public use
airport, is located approximately 3.2 miles south of the Project site. San Francisco International
Airport is located approximately 8.8 miles north of the Project site. The project site is not within
the vicinity of a private airstrip. Given the distance from the nearest airport, the Project would not
be subject to any airport safety hazards.
MITIGATION MEASURES:
• NOI-1 NOISE REDUCTION
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Supporting
Information
Sources

ISSUES:

No Impact

POPULATION AND HOUSING
Potentially
Significant
Impact
Less Than
Significant with
Mitigation
Incorporation
Less Than
Significant
Impact

XIII.

Would the project:
a ) Induce substantial population growth in an area, either
directly (for example, by proposing new homes and
businesses) or indirectly (for example, through extension of
roads or other infrastructure)?

X

1,11

b ) Displace substantial numbers of existing housing, necessitating
the construction of replacement housing elsewhere?

X

1,11

c ) Displace substantial numbers of people, necessitating the
construction of replacement housing elsewhere?

X

1,11

Findings:
The proposed Project is the construction of a new business type hotel to replace an existing hotel
in a commercially zoned district. The additional 66 guest rooms are not residential, and the
operation of the hotel would remain substantially the same as the existing hotel. Therefore, it
would not cause substantial population growth that is not otherwise already consistent with and
analyzed in the General Plan. There is no existing housing on the Project site.
MITIGATION MEASURES: None Required
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Supporting
Information
Sources

ISSUES:

No Impact

PUBLIC SERVICES
Potentially
Significant
Impact
Less Than
Significant with
Mitigation
Incorporation
Less Than
Significant
Impact

XIV.

Would the project:
a ) Would the project result in substantial adverse physical
impacts associated with the provision of new or physically
altered governmental facilities, need for new or physically
altered governmental facilities, the construction of which
could cause significant environmental impacts, in order to
maintain acceptable service ratios, response times or other
performance objectives for any of the public services:
Fire protection?

X

1,11,14

Police protection?

X

1,11,14

Schools?

X

1,11,14

Parks?

X

1,11,14

Other public facilities?

X

1,11,14

Findings:
The Project is located in an urbanized area currently served by municipal services. The Project will
be subject to various impact fees due to anticipated incremental increase in demand on public
services and will therefore be required to pay fees to meet its demand for services. It is not
anticipated that a project of this type and size will significantly change or impact public services or
require the construction of new or remodeled public service facilities.
MITIGATION MEASURES: None Required
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RECREATION
No Impact

Supporting
Information
Sources

Potentially
Significant
Impact
Less Than
Significant with
Mitigation
Incorporation
Less Than
Significant
Impact

XV.

a ) Would the project increase the use of existing neighborhood
and regional parks or other recreational facilities such that
substantial physical deterioration of the facility would occur or
be accelerated?

X

1,11,14

b ) Does the project include recreational facilities or require the
construction or expansion of recreational facilities which might
have an adverse physical effect on the environment?

X

1,11,14

ISSUES:

Would the project:

Findings:
The proposed project is not anticipated to have a substantial impact on the demand for parks or
park facilities as the project consists of an existing hotel use that is proposed for expansion. The
project has some on-site amenities for the hotel guests, such as the courtyard and landscape
elements. However, it is not anticipated that these site amenities would have any adverse impacts
on the environment.
MITIGATION MEASURES: None Required
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Supporting
Information
Sources

ISSUES:

No Impact

TRANSPORTATION/TRAFFIC
Potentially
Significant
Impact
Less Than
Significant with
Mitigation
Incorporation
Less Than
Significant
Impact

XVI.

Would the project:
a ) Conflict with an applicable plan, ordinance or policy
establishing measures of effectiveness for the performance of
the circulation system, taking into account all modes of
transportation including mass transit and non-motorized travel
and relevant components of the circulation system, including
but not limited to intersections, streets, highways and
freeways, pedestrian and bicycle paths, and mass transit?

1,6,11,
12,14

X

b ) Conflict with an applicable congestion management program,
including but not limited to level of service standards and
travel demand measures, or other standards established by
the county congestion management agency for designated
roads or highways?

X

1,6,11,
12,14

c ) Result in a change in air traffic patterns, including either an
increase in traffic levels or a change in location that results in
substantial safety risks?

X

1,6,11,
12,14

d ) Substantially increase hazards due to a design feature (e.g.,
sharp curves or dangerous intersections) or incompatible uses
(e.g., farm equipment)?

X

1,6,11,
12,14

e ) Result in inadequate emergency access?

X

1,6,11,
12,14

f ) Conflict with adopted policies, plans, or programs regarding
public transit, bicycle, or pedestrian facilities, or otherwise
decrease the performance or safety of such facilities?

X

1,6,11,
12,14

Findings:
On October 3, 2017, a traffic impact analysis (TIA), a Parking Study and a Transportation
Management Plan (TMP) were prepared by Hexagon Transportation Consultants, Inc.
(Attachment 6).
Project Trip Generation
Trip generation for the proposed hotel was estimated based on calculating the average trip
generation rates for similar (business type) hotels within the Bay Area Peninsula. Hexagon
conducted driveway counts at thee hotels during the AM and PM peak hours in May 2017 and
calculated trip generation rates for each based on the number of occupied rooms. The calculated
rates based on these counts were found to be 0.37 trips per occupied room during the AM peak
hour and 0.41 trips per occupied room during PM peak hour. The proposed project would replace
the existing 116 room Los Prados Hotel. This hotel is currently generating traffic. Therefore, the
traffic generated by the project would not be entirely new trips. Hexagon conducted driveway
counts at the existing hotel in April 2017 to determine the number of trips currently being
generated on site.
Net project trips were estimated by subtracting the trips generated by the existing hotel from the
estimated trips generated by the proposed hotel. The project is estimated to generate 39 net tips
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during the AM peak hour (including 14 inbound and 25 outbound) and 51 net trips during the PM
peak hour (including 21 inbound and 30 outbound).
Intersection Levels of Service
The intersection level of service analysis concluded that the proposed project would not increase
the average peak-hour delay at any signalized intersection by greater than four seconds.
Therefore, the project would not generate any significant transportation impacts at the three
signalized study intersections under existing plus project and background plus project conditions.
To offset the project’s contribution to cumulative increases in traffic, the project will be required
to pay its fair share to the City of San Mateo Traffic Impact Fee. Intersection improvements
identified in the City of San Mateo Traffic Mitigation Report will be required to maintain
intersection levels of service within the adopted standards as some intersections. As a condition
of approval, the project will be required to pay Traffic Impact Fees to offset the project’s
contribution to cumulative traffic increase.
Condition of Approval:
The applicant shall pay a fee proportional to the project’s share of transportation
improvement needed to serve cumulative development within the City of San Mateo. The fee
amount would be based upon the City Council resolution in effect at the time the building
permit application is made. The fee shall be paid prior to the issuance of the superstructure
building permit. (Public Works)
The City of San Mateo does not have level of service standards for unsignalized intersections.
However, an unsignalized LOS analysis was included in the Hexagon TIA for informational
purposes. The analysis and field observations revealed that the existing unsignalized intersection
at Norfolk Street and Lago Street operates with relatively high delays for eastbound and
westbound vehicles. This is primarily due to queues from the northbound movements at the
Norfolk Street and Hillsdale Boulevard intersection regularly spilling back into this intersection.
Hexagon has proposed that a median be developed at the Lago Street intersection along Norfolk
Street, preventing left-turns in all directions. Additionally, a roundabout should be developed at
the Norfolk Street/Los Prados Street and La Selva Street intersection to support the projected
increase in eastbound left-turns and southbound u-turns resulting from this. The project would
not be responsible for funding this mitigation but should work with the City to develop a fairshare contribution to the improvement.
Although the Hexagon recommendation for an extended median and roundabout as suggested
above cannot be a required mitigation measure for the proposed hotel project, the applicant has
made a commitment to a voluntary developer contribution of $125,000 to help fund those traffic
improvements or similar traffic circulation improvements in the immediate neighborhood. The
City Public Works staff will engage public involvement in the specific type of traffic improvements
through its public outreach process for traffic improvements in the immediate neighborhood. The
following recommendation will be applied to the project as a condition of approval in order to
minimize the potential impacts related to traffic inefficiencies at unsignalized intersections:
Condition of Approval:
The applicant shall make a developer contribution fee of $125,000 to offset costs to
implement traffic circulation improvements in the immediate neighborhood of the proposed
PA16-060 Hampton Inn & Suites

Page 43

Hampton Inn & Suites project, such as the median extension on S. Norfolk Street and
roundabout improvements at the S. Norfolk Street/Los Prados Street and La Selva Street
intersection recommended in the Hexagon TIA for the Project. The specific improvements
shall be determined by Public Works at the time of building permit application. The fee shall
be collected by the Public Works Department and paid prior to issuance of the first
superstructure building permit. (Public Works)
Pedestrian Facilities
The project would generate some pedestrian traffic between the project site and the surrounding
retail uses. Between these locations, no pedestrian facilities exist. However, as pedestrians would
only be walking through a parking area, this would not be an issue. Pedestrian crossings exist at
the signalized intersection of Norfolk Street and Hillsdale Boulevard and at the unsignalized
intersection at Norfolk Street/Los Prados Street and La Selva Street which would support
pedestrians in the project area. These crossings and sidewalks would provide access to nearby
transit facilities.
Overall, the pedestrian facilities in the area are adequate to serve the project. The proposed US
101/Hillsdale Blvd Bicycle and Pedestrian Overcrossing project would significantly improve
pedestrian access to and from the project site.
Bicycle Facilities
The project could potentially generate bicycle traffic between the project site and the nearby
office developments within Foster City and west of US 101 in San Mateo. The north-south bicycle
connectivity to and from the project site is adequate while the east-west bicycle connectivity is
lacking. The City of San Mateo Bicycle Master Plan, adopted October 17, 2011 identifies planned
bicycle improvements with in the project area, specifically the US 101/Hillsdale Blvd Pedestrian
and Bicycle Overcrossing, the development of a Class I bikeway along Franklin Parkway, and
additional Class III bicycle routes throughout the area west of US 101.
Although it is not required by the City code, the project is proposing 10 short-term bicycle parking
spaces and 2 long-term bicycle lockers along the northeast edge of the site to encourage
alternative transportation modes and to support the project’s TDM Plan.
Transit Access
The project site is served by six bus routes that stop within walking distance (defined as ¼ mile or
less). Three of these routes (Routes 250, 251, 256) would be expected to support transit usage for
hotel guests as they run all-day. In addition, the Hillsdale Caltrain Station is located approximately
¾ mile west of the project site. There are continuous pedestrian facilities connecting the project
site to the various bus stops and the Caltrain station. The project is anticipated to generate
additional transit ridership on both the buses and Caltrain. It is expected that the projectgenerated bus and train ridership would be relatively low and could be accommodated within the
existing bus and train capabilities.
The existing hotel currently operates an airport shuttle that transports guests between the hotel
and the San Francisco International Airport. The proposed hotel would continue to operate this
shuttle. In addition to airport access, the shuttle would provide access to the SFO Bart Station,
increasing the transit access for hotel guests.
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Site Access and Circulation
The project would be accessed by a total of six driveways, including one along S. Norfolk Street
and five along La Selva Street. From these driveways, the project site would be reached via
internal drive aisles. It is assumed that all hotel trips would use thee of these five driveways based
on the ease of access provided by each one. These three driveways include the Marina Shopping
Center driveway on S. Norfolk Street, the San Mateo Office Plaza driveway approximately 300 feet
west of the Casa de Campo/La Selva Street intersection, and the Empire Preschool driveway
approximately 150 east of the Casa de Campo/La Selva Street intersection. These driveways are all
measured to be greater than 22-feet wide, which meets the City’s requirements.
Queuing at the Project Driveway
The analysis assumed that a majority of the project trips would use the San Mateo Office Plaza
driveway on La Selva Street to exit the site. Due to the relatively low volumes along La Selva
Street, vehicles are not expected to experience any excess delay turning onto La Selva Street from
the driveway. Additionally, as the project is expected to generate relatively few new trips, and as
volumes exiting from this driveway were observed to be low, vehicles are expected to experience
only minimal queues on-site that would not interfere with circulation within the parking area.
Driveway Sight Distance
The project access points should be fee and clear of any obstructions to optimize sight distance,
thereby ensuring that exiting vehicles can see pedestrians on the sidewalk and other vehicles
traveling on adjacent roadways. Landscaping and parking should not conflict with a driver’s ability
to locate a gap in traffic and see oncoming pedestrians and bicyclists. Adequate corner sight
distance (sight distance triangles) should be provided at all site access points in accordance with
the City’s standards. Sight distance triangles should be measured approximately 15 back from the
traveled way.
Due to the low volumes along La Selva Street and the lack of obstructions at the project driveways
on this road, the sight distance would be adequate at these locations. The project driveway on S.
Norfolk Street is approximately 180 feet south of the Norfolk Street/Hillsdale Boulevard
intersection. This is not likely to create any issues as vehicles turning right onto southbound
Norfolk Street from eastbound Hillsdale Boulevard, the only vehicles that would not be visible
prior to turning onto Norfolk Street, would not take this turn at full speed. The existing median
along Norfolk Street at this intersection is free of trees and bushes that would obstruct a vehicle’s
view of northbound traffic.
On-Site Circulation
The proposed project would provide circulation around the hotel within the hotel parking area
and drive-aisles serving both the hotel and other adjacent uses. All drive aisles surrounding the
hotel measure between 24-feet and 30-feet wide which meet the minimum standards for drive
aisles with 90-degree parking set forth by the City of San Mateo Parking Standards and Parking Lot
Dimensions.
The City requires the project to provide adequate onsite access for buses. The assumed path of
travel would be for buses to enter at the Marina Plaza driveway on S. Norfolk Street and to exit at
the west project driveway on La Selva Street. Buses would perform loading and unloading
operations in the travel land to the north of the covered arrival zone for hotel guests. Based on
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this travel path, the site plan shows adequate space and turning radii provided throughout the
site for buses.
Emergency Vehicles, Truck Access and Circulation
The project proposes an enclosed trash facility adjacent to the northeast drive aisle. The trash
enclosure would have an opening into the drive aisle. Garbage trucks would enter the project
driveway to access this enclosure and would have adequate space to continue in the direction
they entered in to exit. A review of the site plan using SU-30 truck turning templates
(representative of standard garbage truck) determined that the site plan would provide adequate
site access and on-site circulation for garbage trucks. All driveway and drive aisles are at least 20
feet wide and comply with the City requirement for emergency vehicle access.
Parking
Based on the City of San Mateo parking requirements, the proposed project would be required to
provide one parking space per guest room, plus an additional two spaces for hotel staff. This
equates to 184 parking spaces required by the City to serve the proposed project. The project is
proposing 146 parking spaces, which would be 38 spaces short of the City’s requirement.
Hexagon conducted a parking study for the proposed project to determine if the project’s parking
demand could be met by the proposed number of parking spaces. Hexagon counted the peak
parking demand at the existing hotel on three typical weekdays, which serves primarily business
travelers and administers a TDM program catered to these guests and employees. Additional
parking counts were conducted at similar hotels in the area. All of the counts showed that the
peak hour parking demand was significantly lower than the required number of spaces for hotel
uses in San Mateo. The existing hotels experienced an average peak demand of 0.49 occupied
parking spaces per guest room.
The proposed hotel would be expected to have a similar peak hour parking demand of 0.49
parking spaces per guest room as it would continue to serve business travelers and administer the
same TDM program. Therefore, the typical weekday peak hour parking demand for the proposed
hotel would 90 occupied parking spaces. The 146 parking spaces proposed on site would be more
than adequate to meet the parking demands for the project.
Transportation Demand Management (TDM)
The hotel would need to continue to implement the TDM measures within this plan that are
currently administered at the existing hotel. Based on the parking study, it was determined that
the existing measures are effective in reducing single-occupancy-vehicle-trips to and from the
site. The TDM measures included in the plan are listed below:
• Transit Ticket Reimbursement
• Incentives for Bicycle Commuting
• Secure Bicycle Parking Facilities
• Airport Shuttles
• Airline Contracts
Signal Warrant Analysis
The thee unsignalized study intersections were analyzed using the California Manual on Uniform
Traffic Control Devices (MUTCD) signal-warrant analysis based on peak-hour turning movement
volumes. The analysis concluded that based on peak-hour volumes, a signal would only be
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warranted at the Norfolk Street/Los Prados Street and La Selva Street intersection under
cumulative conditions during the PM peak hour. Hexagon believes that the installation of a
roundabout at this intersection would satisfy the signal warrant.
Congestion Management Program
The impacts of the project were evaluated following the standards and methodologies set forth
by the City of San Mateo and the City/County Association of Governments of San Mateo County
(C/CAG). Project impacts on other transportation facilities, such as bicycle facilities and transit
services, were determined on the basis of engineering judgment. The study determined traffic
impacts of the proposed development on six study intersections during the weekday AM and PM
peak periods of traffic. It is estimated that the project would not add more than 100 peak hour
vehicle trips to any Congestion Management Program (CPM) roadways designated by the
City/County Association of Governments (C/CAG) of San Mateo County. Therefore, an analysis in
accordance with C/CAG’s CMP guidelines is not required.
Air Traffic Patterns
The project site is located approximately 3.2 miles south of the San Carlos Airport and
approximately 8.8 miles north of the San Francisco International Airport, and not within any flight
paths. Therefore, the Project would not change air traffic patterns, and no impact would occur.
Hazards due to Design Features
The Project proposes the removal of an existing hotel and redevelopment of the site with a new
hotel that would occupy less ground space than the existing hotel. The Project would not result in
an incompatible use that could substantially increase hazards. All design features of the Project
site, including ingress/egress driveways, and pedestrian facilities are subject to the City’s
requirements such as meeting minimum vehicle and bicycle parking spaces, and setback
requirements.
Emergency Access
Vehicular access to the Project would be via existing driveways located on S. Norfolk Street and La
Selva Street. The Project site plan has been reviewed by the City’s Police and Fire Departments
and found to provide adequate emergency access.
Alternative Transportation
The project site is served by six bus routes that stop within walking distance (defined as ¼ mile or
less). Three of these routes (Routes 250, 251, 256) would be expected to support transit usage for
hotel guests as they run all-day. In addition, the Hillsdale Caltrain Station is located approximately
¾ mile west of the project site. There are continuous pedestrian facilities connecting the project
site to the various bus stops and the Caltrain station. The project is anticipated to generate
additional transit ridership on both the buses and Caltrain. It is expected that the projectgenerated bus and train ridership would be relatively low and could be accommodated within the
existing bus and train capabilities. The Project design supports alternative transportation uses and
would create no impact to adopted plans and programs.
With the implementation of the Traffic Impact Fee to offset the project’s contribution to
cumulative traffic increase and the Developer Contribution to offset costs to implement traffic
circulation improvements in the immediate neighborhood, as conditions of project approval, the
project would result in a less than significant transportation/traffic impact.
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MITIGATION MEASURES: None Required
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No Impact

Supporting
Information
Sources

Potentially
Significant
Impact
Less Than
Significant with
Mitigation
Incorporation
Less Than
Significant
Impact

XVII. UTILITIES AND SERVICE SYSTEMS

a ) Exceed wastewater treatment requirements of the applicable
Regional Water Quality Control Board?

X

1,11,16

b ) Require or result in the construction of new water or
wastewater treatment facilities or expansion of existing
facilities, the construction of which could cause significant
environmental effects?

X

1,11,16

c ) Require or result in the construction of new storm water
drainage facilities or expansion of existing facilities, the
construction of which could cause significant environmental
effects?

X

1,11,16

d ) Have sufficient water supplies available to serve the project
from existing entitlements and resources, or are new or
expanded entitlements needed?

X

1,11,16

X

1,11,16

f ) Be served by a landfill with sufficient permitted capacity to
accommodate the project’s solid waste disposal needs?

X

1,11,16

g ) Comply with federal, state, and local statutes and regulations
related to solid waste?

X

1,11,16

ISSUES:

Would the project:

e ) Result in a determination by the wastewater treatment
provider which serves or may serve the project that it has
adequate capacity to serve the project’s projected demand in
addition to the provider’s existing commitments?

X

Findings:
The project will require filing a Notice of Intent (NOI) with the SFRWQCB for discharges of
stormwater associated with construction activity. Pollution control measures consistent with the
State General Permit must be adhered to. In addition, the permit requires development of a
Storm Water Pollution Prevention Plan (SWPPP). The SWPPP will include Best Management
Practices (BMPs) designed to reduce potential impacts to surface water quality throughout
construction and the life of the project. Furthermore, the project will be in compliance with the
C.3 storm water requirements under the municipal regional stormwater permit.
The relatively small-scale of the increase in energy resource consumption that would occur from
the development of the new structures on the project site would not result in excessive use of
energy or non-renewable resources. The proposed project would result in a slight increase in
utility usage and water consumption as well as generation of solid waste and storm water.
The City of San Mateo is undergoing a large system upgrade to its sanitary sewer conveyance
system through the Clean Water Program. The Public Works Department has determined that the
existing hotel and proposed hotel flow rates will be within the capacity of the existing pump
station.
Since this project proposes the demolition of existing structures and paving in order to construct
the proposed structures, construction and demolition waste will be generated. The project will
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conform to the City’s Construction and Demolition Debris Ordinance, which requires recycling of
construction and demolition waste. This can be accomplished by salvaging building materials for
reuse prior demolition and sorting of construction waste after demolition in order to recycle
these materials and thereby diverting these materials from landfills.
The Project is subject to the City’s standard conditions of approval that include developer fees to
offset costs associated with utility infrastructure improvements and maintenance. As such, the
Project would result in a less than significant impact to utilities and service systems.
MITIGATION MEASURES: None Required
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a ) Does the project have the potential to degrade the quality of
the environment, substantially reduce the habitat of a fish or
wildlife species, cause a fish or wildlife population to drop
below self-sustaining levels, threaten to eliminate a plant or
animal community, reduce the number or restrict the range of
a rare or endangered plant or animal or eliminate important
examples of the major periods of California history or
prehistory?

X

Supporting
Information
Sources

No Impact

ISSUES:

Potentially
Significant
Impact
Less Than
Significant with
Mitigation
Incorporation
Less Than
Significant
Impact

XVIII. MANDATORY FINDINGS OF SIGNIFICANCE

1-22

b ) Does the project have impacts that are individually limited, but
cumulatively considerable? ("Cumulatively considerable"
means that the incremental effects of a project are
considerable when viewed in connection with the effects of
past projects, the effects of other current projects, and the
effects of probable future projects)?

X

1-22

c ) Does the project have environmental effects which will cause
substantial adverse effects on human beings, either directly or
indirectly?

X

1-22

Findings:
As discussed in the individual sections above, mitigation measures to reduce noise impacts and
conditions of approval to collect fees to offset long range cumulative impacts to transportation
are included in the project to ensure that associated project impacts would be reduced to a lessthan-significant level or avoided.
No rare or endangered bird, reptile, insect and mammal species are present on the site. The
landscape unit (LU) value of trees to be removed from the site will be offset with replacement
trees planted on the site and additional fees as determined by the Required Tree Planting Form in
effect at the time of building permit application. With approval of the project entitlements, the
project will be consistent with General Plan Policies and the Land Use designation and the Zoning
Code and District within which the project site is located.
MITIGATION MEASURES: None Required
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