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INTRODUCTION TO THE FINAL EIR
PURPOSE OF THE FINAL EIR
The California Environmental Quality Act and the Guidelines promulgated thereunder (together
“CEQA”) require an Environmental Impact Report (EIR) to be prepared for any project which may
have a significant impact on the environment. An EIR is an informational document, the purposes of
which, according to CEQA are “to provide public agencies and the public in general with detailed
information about the effect which a proposed project is likely to have on the environment; to list
ways in which the significant effects of such a project might be minimized; and to indicate
alternatives to such a project.” The information contained in this EIR is intended to be objective and
impartial, and to enable the reader to arrive at an independent judgment regarding the significance of
the impacts resulting from the proposed project.
This document, together with the Draft Environmental Impact Report (Draft EIR) published in
November 2011, shall constitute the Final Environmental Impact Report (Final EIR) prepared
pursuant to the California Environmental Quality Act (CEQA) as amended (commencing with
Section 21000 of the California Public Resources Code) and the CEQA Guidelines for the proposed
Wheeler Plaza Redevelopment Project in the City of San Carlos, California. The applicant and Lead
Agency is the City of San Carlos. The Project is a joint partnership between the City of San Carlos
and the development firm Silverstone Communities to redevelop the Project site into a mixed-use
development.

PROJECT SUMMARY
The approximately 2.65-acre Project site is located within a city block in downtown San Carlos. The
area is generally bounded by San Carlos Avenue to the north, Laurel Street to the east, Cherry Street
to the south and Walnut Street to the west, though the Project does not encompass the entire block.
The Project site is approximately 300 feet southwest of the San Carlos Caltrain Station and at the
border between a retail corridor and multi-family housing developments.
All of the existing uses at the Project site would be removed/replaced, including 17,040 square feet of
active commercial, an additional 7,930 square feet of commercial that is currently vacant, a public
parking lot, and 12 affordable residential apartment units.
The Project includes three components. The Wheeler Plaza Mixed-Use Component would replace the
Wheeler Plaza surface parking lot as well as retail fronting San Carlos Avenue and a 6-unit residential
building on Walnut Street with a mixed-use structure including 9,855 square feet of commercial uses
fronting San Carlos Avenue and 108 residential units above a three level parking garage.
The Laurel Street Commercial and Plaza Component would replace the vacant Foodville grocery
building with a two-story commercial building with 4,500 square feet of restaurant use below and
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4,000 square feet of office above. The remainder of the lot would become an approximately 7,000
square foot public plaza/gathering space.
The Cherry Street Affordable Housing Component would replace an optometrist office and 6-unit
residential building along Cherry Street with a 31-unit residential development that would be
predominantly affordable units. This component would also re-align the truck access to provide a
generally straight drive aisle.

EIR REVIEW PROCESS
Draft EIR
A Draft EIR was made available for public review in November 2011. During the public review
period for the Draft EIR (ending January 23, 2012), the City received verbal and written comments.
Final EIR
This Final EIR contains all comments received by the City on the Draft EIR and also includes
responses to these comments, together with necessary changes or revisions to the text of the Draft
EIR document. Changes to the text of the Draft EIR are included in Chapter 22 of this Final EIR.
None of the revisions or responses to comments contained in this Final EIR would be considered
“significant new information” under section 15088.5 of the CEQA Guidelines and therefore no
recirculation of the Draft EIR is required.
This Final EIR will be presented to the Planning Commission and City Council at public hearings to
consider recommendation for and certification of this document as a technically adequate, full
disclosure document consistent with the requirements of CEQA. Assuming certification of this EIR as
complete and adequate under CEQA, this document together with the Draft EIR will constitute the
EIR for this Project. The Planning Commission may recommend and the City Council may require
additional changes or modifications to this EIR prior to certification.
An EIR does not control the agency’s ultimate discretion on the Project. In accordance with
California law, the EIR must be certified before any action on the Project can be taken. However, EIR
certification does not constitute Project approval.

REPORT ORGANIZATION
This Final EIR consists of the following chapters, commencing after Chapter 20 of the Draft EIR:
Chapter 21: Introduction to the Final EIR. This chapter outlines the purpose, organization and
scope of the Final EIR document and important information regarding the public review and approval
process.
Chapter 22: Revisions to the Draft EIR. This chapter includes corrections, clarifications or
additions to text contained in the Draft EIR based on comments received during the public review
period.
Chapter 23: Response to Comments. This chapter provides reproductions of letters received on the
Draft EIR and verbal comment sets. The comments are numbered in the right margin. The responses
to comments are also provided in this chapter immediately following each comment letter, and are
keyed to the numbered comments.
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REVISIONS TO THE DRAFT EIR
REVISIONS TO THE DRAFT EIR
The following are minor text changes, additions or modifications made to the Draft EIR for the
Wheeler Plaza Redevelopment Project. An explanation of the changes made in response to comments
can be found in Chapter 23.
Comments, including the original location in the Draft EIR of the text to be changed, are in italics.
Deletions are noted by strikethrough. Additions are underlined.

CHANGES TO CHAPTER 2: EXECUTIVE SUMMARY


Page 2-10 to 2-11

Mitigation measure Noise-5 is hereby revised in Table 2.1, consistent with revisions to page 14-22,
listed below.

CHANGES TO CHAPTER 14: NOISE


Page 14-10

The following revision is hereby made to update the reference to the Municipal Code, which was
revised in December 2011.
9.30.070 Exempt Activities
The following noise-generating activities are exempt from the provisions of this chapter:
B. Construction activities; such activities, however, shall be limited to the hours of seven eight a.m. to
six p.m., Monday through Friday and nine a.m. to five p.m. on Saturdays, and Sundays and holidays.
No construction noise-related activities on the following holidays: New Year’s Day, Martin Luther
King Jr. Day, President’s Day, Memorial Day, 4th of July, Labor Day, Veteran’s Day, Thanksgiving
Day and Christmas Day.


Page 14-22

The following revision is hereby made to update allowable hours of construction activities per the
updated Municipal Code, which was revised in December 2011.
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Mitigation Mesure
Noise-5:
Construction Noise. To reduce noise levels generated by construction, the
following standard construction noise control measures shall be included in the
construction plans for the project:


Pursuant to the Municipal Code, construction activities shall be limited to the
hours of eight a.m. to six p.m., Monday through Friday and nine a.m. to five
p.m. on Saturdays, and Sundays and holidays. No construction noise-related
activities on the following holidays: New Year’s Day, Martin Luther King Jr.
Day, President’s Day, Memorial Day, 4th of July, Labor Day, Veteran’s Day,
Thanksgiving Day and Christmas Day.

CHANGES TO CHAPTER 16: TRANSPORTATION AND CIRCULATION


Page 16-9, second to last paragraph

The following revision is made to remove the reference to Samtrans line PX, which is no longer in
operation.

Samtrans routes 260, 295, 390, 391, and KX and PX provide service along El Camino Real
approximately every 15 minutes and express service every 60 minutes.


Page 16-11

The following revision is made to remove the reference to Samtrans line PX, which is no longer in
operation.

Table 16.4: San Carlos Transit Service
Average
Frequency

Transit
Service

Description

AM and PM
Peak Hours
(mins)

Caltrain

Regional Rail – San Jose to San Francisco

30

Samtrans
Route 260
Samtrans
Route 295

Local – Serves the College of San Mateo, the Carlmont Village shopping
center, Downtown Belmont, Redwood Shores, and the San Carlos Caltrain
Station
Local – Serves Downtown San Mateo to Redwood City and Menlo Park
via Alameda De Las Pulgas, San Carlos Avenue, El Camino Real, and
Brittan Avenue

Samtrans
El Camino Real – Palo Alto to Daily City BART
Route 390
Samtrans
El Camino Real – Redwood City to San Francisco
Route 391
Samtrans
Express El Camino Real between Palo Alto and San Francisco
Route KX
Samtrans
Express El Camino Real between Redwood City and San Francisco
Route PX
Source: Fehr & Peers, 2011
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RESPONSE TO COMMENTS
INTRODUCTION
This chapter contains responses to the written comments on the Draft EIR. Where revisions
to the Draft EIR are appropriate, such changes are summarized below and the actual text
changes are included in Chapter 22.
The City of San Carlos received nine (9) letters commenting on the Draft Environmental
Impact Report for the Project, in addition to verbal comment at three (3) meetings.
Specific comments are organized generally in chronological order, as follows:
Letter A, Gerald Ernst, 12/3/2011
Letter B, Suzanne Olson, 12/8/2011
Letter C, Sierra Club, Megan Fluke, 1/18/2012
Letter D, David Crabbe, 1/19/2012
Letter E, Clearinghouse, Scott Morgan, 1/24/2012
Letter F, Caltrans, Gary Arnold, 2/1/2012
Letter G, SamTrans, Hilda Lafebre, 2/1/2012
Set H, Community Meeting, verbal comment list, 12/7/2011
Set I, Transportation and Circulation Commission Meeting, verbal comment list, 1/25/2012
Letter J, Commissioner Margaret Pye, 1/28/2012
Letter K, Commissioner Scot Marsters, 1/29/2012
Set L, Planning Commission Meeting, verbal comment list, 2/6/2012
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RESPONSES TO SPECIFIC COMMENTS
The following pages contain comments on the Draft EIR for the Project. Each comment is
numbered and responses to these comments are provided following each comment letter or
set.
In some instances, responding to a comment received on the Draft EIR resulted in a revision
to the text of the Draft EIR. In other cases, the information provided in the responses is
deemed adequate in itself, and modification of the Draft EIR text was not necessary.
Letters and meetings referenced in this chapter were not always intended to be focused on
environmental matters only and comments sometimes reference matters related to the Project
but that are outside the realm of environmental review. Conversely, the responses to
comments included here are intentionally focused on matters specific to the environmental
review that is required under CEQA. A response noting that a comment is not related to the
environmental analysis is intended to signify the specific comment was not addressing a
matter subject to review under CEQA and therefore that the EIR is not the appropriate forum
for providing a response. Such a response is not intended to dismiss or diminish the validity
of the comment outside the CEQA realm. All of the comments are a part of the record and
will be considered by City staff and the developer in consideration of potential modifications
to the Project, as well as to the Planning Commission and City Council if and when the
design and entitlements are presented for their consideration.
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Letter A

Gerald L Ernst
EMAILED

December 3, 2011

Honorable Council Members
City of San Carlos
600 Elm Street
San Carlos, Ca 94070
Re: Wheeler Plaza Purposed Development
Dear Honorable Council Members,
By way of introduction I am a property owner on the west side of the 600 Block of Laurel Street,
San Carlos and have been involved for over 25 years in the ongoing process and support of
development of Wheeler Plaza. In the1960’s the other property owners and I contributed to the
purchase and construction of the current parking lot.
Recently the City via email sent a copy the draft EIR and explained that currently the city is in
the process of reviewing the documents. Recently Redwood City undertook the preparation of
an EIR for an area they wished to develop and in their situation included the entire block which
they believed would promote future development and facilitate and encourage growth. In the
case of Wheeler Plaza, the entire area surrounding the proposed project might benefit by
inclusion in the EIR. Specifically those properties bordered by San Carlos Ave, Laurel Street,
Cherry Street, and Walnut Street and thereby allow a cohesive project area for complete
consideration without the need for another EIR. This may come into play should additional
properties become available for purchase or should the City be gifted some property in the future
within those boundaries.
Over the many years of study involving Wheeler Plaza through committees too numerous to
name, it has long been agreed that a newly proposed structure, whatever it maybe, would benefit
from the inclusion of a community waste disposal area in or adjacent to the new structure. This
would allow the existing buildings to improve the rear of their properties and vastly improve the
final development into an attractive promenade for additional pedestrian use. Alternatively it
could become just another dark dirty alley.
Yesterday in conversations with John McMorrow of Silverstone Communities the issue of how
to transition from the new Wheeler Plaza Structure to the business along Laurel Street was
considered. The current drawings provide for truck access between the new structure and rear of
Email:jerryernst@msn.com

Phone:530‐345‐1477

Fax:1866‐392‐5226[Type text]
Page 1
14504 Richardson Springs Road, Chico, California 95973

A-1

A-2

A-3

A-4

Gerald L Ernst
the existing buildings. Over the years it has been discussed that this would be developed along
the lines of a strolling walkway which would be well lighted and landscaped, with an attractive
surface on which to walk and drive. This causeway could transition to and from the 7000 sq ft of
outdoor public gathering space thereby enlarging it and giving the town the feeling of some
much needed open space adjacent to a five story building.
I plan to attend the meeting December 7, 2011 to elaborate more clearly on these ideas and it is
my sincere hope that the committee working on the final plan for Wheeler Plaza will adapt some
of their ideas and incorporate some of these vital aspects into the final design.

Very truly yours,

Gerald L Ernst
Le:GLE
Cc:
aklein@cityofsancarlos.org
bgrassilli@cityofsancarlos.org
mgrocott@cityofsancarlos.org
blewis@cityofsancarlos.org
rroyce@cityofsancarlos.org
jmaltbie@cityofsancarlos.org
bmoura@cityofsancarlos.org
asavay@cityofsancarlos.org
msawicki@cityofsancarlos.org
lcostasanders@cityofsancarlos.org
mcmorrow@silverstonecommunities.com
tom@tomdavids.com
jerryernst@msn.com

Email:jerryernst@msn.com

Phone:530‐345‐1477

Fax:1866‐392‐5226[Type text]
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Gerald L Ernst
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LETTER A, GERALD ERNST, 12/3/2011
Comment A-1
This is an introductory comment and not a comment on the environmental analysis.
Comment A-2
The Project analyzed in this EIR is redevelopment of properties acquired or being considered
for acquisition by the City of San Carlos Redevelopment Agency in and around the Wheeler
Plaza property. It is not intended as a Master Plan or Specific Plan for redevelopment of the
entire block or larger area and does not include any other properties in the analysis. (See
Chapter 3: Project Description for complete description of the properties included in the
Project.)
Comment A-3
This is a suggestion for a community waste disposal area and not a comment on the
environmental analysis. The suggestion can be taken into account during the Project approval
process and would be unlikely to result in environmental impacts beyond that studied in this
EIR.
Comment A-4
This is a discussion of the transition from the proposed parking structure and Laurel Street
businesses and pedestrian usage of the proposed alleyway and not a comment on the
environmental analysis. The suggestion can be taken into account during the Project approval
process and would be unlikely to result in environmental impacts beyond that studied in this
EIR.
Comment A-5
This is a closing comment and not a comment on the environmental analysis.
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Letter B

From: Suzanne Olson [mailto:suzanneio@sbcglobal.net]
Sent: Thursday, December 08, 2011 8:54 PM
To: Lisa Costa Sanders
Subject: Wheeler DIER Feedback
Hi Lisa,
These are my comments:
1. There's a condo development on Laurel and El Camino that's just not selling. Do you think there will
be a market for these units?

B-1

2. Traffic keeps increasing with each new and popular restaurant. Can we get more parking spaces?

B-2

3. There are many highly toxic building materials on the market. Can non-toxic materials be used? This
would make the construction site much safer for workmen, and anyone in the area.

B-3

4. Walnut gets a lot of sunshine. Could the architects maximize this free passive solar energy in the
design?

B-4

It generally looks like a good idea for the space, particularly the plaza area.

B-5

Suzanne Olson
2710 Melendy
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LETTER B, SUZANNE OLSON, 12/8/2011
Comment B-1
This comment is questioning the economic market for the units and is not a comment on the
environmental analysis.
Comment B-2
As noted in the Draft EIR (pages 16-25 to 16-26), parking considerations are considered to
be social effects, rather than impacts on the physical environment. As also noted for
informational purposes in the Draft EIR (pages 16-30 to 16-32), the proposed parking
provisions are anticipated to be adequate for proposed demand.
Comment B-3
All construction projects are required to follow applicable regulations regarding the safety of
materials and handling of potential hazardous materials. Additional constraints on types of
materials used are not required from a CEQA perspective, but can be considered with Project
approvals.
Comment B-4
Inclusion of solar energy features is not required to mitigate any environmental impacts of
the Project but can be considered with Project approvals and would be unlikely to result in
environmental impacts beyond that studied in this EIR.
Comment B-5
This is a generally supportive statement and not a comment on the environmental analysis.
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Letter C

Loma Prieta Chapter serving San Mateo, Santa Clara & San Benito Counties

January 18, 2012
Attn: Lisa Costa Sanders
City of San Carlos Planning Division
600 Elm Street
San Carlos, CA 94070-3085
Re: Comments on Draft EIR for Wheeler Plaza Redevelopment Project
Dear Lisa Costa Sanders,
The Sierra Club Loma Prieta Chapter greatly appreciates the opportunity to comment on the Draft EIR for
the Wheeler Plaza Redevelopment Project. We thank the City staff and partnering development team for
putting together a project that aims to revitalize the San Carlos downtown area by converting a currently
underutilized site into a downtown experience where people live, work, and play.
We specifically commend the following:





The commitment towards higher-density, mixed-use development near the transit corridor.
Efforts made to include public spaces including a pedestrian plaza and walkways within the site to
encourage pedestrian activity throughout the development and the downtown.
The establishment of a public-private partnership which allows the City to gain a new, two-story
parking garage, while also allowing the developer to build new housing and commercial uses on the
site.
The developer's commitment to build to LEED Silver green building standards.

In order to more effectively fulfill the objectives of this project, we recommend the developer incorporate the
following measures into the project, and we ask that the DEIR address the potential impacts of these
measures on the project.
Parking
a. Reduce the parking ratio.
The proposed residential parking ratio of 1.7 cars per unit is in excess of the parking demand found in
most local and national TOD projects. A recent study conducted by San Jose State University and
Valley Transportation Agency (VTA) of Santa Clara County found that parking usage rates at 12
transit-oriented developments near VTA light rail and Caltrain stations were significantly over parked
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C-3

Letter C
(i.e. more parking spaces were provided than were actually being used, resulting in empty spaces)1.
Further studies referenced in the SJSU/VTA Report found that all but one out of 16 projects in the
East Bay included parking spaces that were unused. Providing more parking than needed does not
reflect the true nature of TOD and can increase the cost of buying or renting units. We suggest the
parking ratio be reduced to from 1.7 to 1.5 cars per unit which is the city requirement under the
Zoning Code for TOD. The developer could then reduce the size of the underground parking garage,
which should reduce construction cost and could make the units more affordable, or the extra space
provided by reducing the number of parking spaces could be utilized for extra storage for the
residents which is very often much valued and appreciated.

C-3

b. Provide unbundled parking.
Unbundled parking in residential dwellings automatically makes units more affordable for those who
do not drive and prefer not to own a car, or prefer not to own more than one car. This provides a real
incentive for residents to consider alternative modes of transportation by reflecting the true cost of
parking. People often self select to live near transit because they prefer to use alternative modes of
transportation, and this development proposal should include features that attract these buyers who
are non-drivers, or only own one car (often young professionals, empty nesters, and seniors).

C-4

c. Implement Traffic Demand Management (TDM) and provide transit passes to residents.
The updated Zoning Ordinance requires TDM in order to reduce traffic generated by the new
development and to promote efficient utilization of existing transportation. By reducing the parking
ratio from 1.7 to 1.5 cars per unit, and alternatively providing new residents with free transit passes
for the first three years or more – an effort already implemented in many cities - the project should be
able to better fulfill this requirement.

C-5

Walking and Biking:
a. Enhance the pedestrian experience:
Design the alley between the new parking garage and Laurel Street stores with attractive, pedestrianscale paving, and add landscaping and street furniture where feasible. Limit access to the alley by
delivery and service vehicles to non-retail hours or emergencies only. Improve the visual appearance
of the rear facades of Laurel Street stores along the alley.
b. Support bicycle use:
Provide safe and clearly marked bike routes through the project and from the project to bike routes on
adjacent streets. Provide plenty of bike parking spaces within the project.
The City Public Works department should verify that there are clearly designated bike routes from
the project to the CalTrain station, and if gaps are found, the City should fill in the gaps.
Increase energy efficiency:
a. Section 10 of the DEIR: Greenhouse Gas Emissions states that GHG emissions can be mitigated by
adhering to the City's Green Building Ordinance which requires energy efficiency > 15% above Title
24. This is a fairly weak Ordinance. We understand that the developer has agreed to build to meet
1 The 2010 collaborative research with San José State University (SJSU) and VTA titled “A Parking Utilization Survey of Transit-Oriented Development
Residential Properties in Santa Clara County” - www.sjsu.edu/urbanplanning/docs/VTA-TODParkingSurveyReport-VolI.pdf - found that parking usage rates at
12 transit-oriented developments (TOD) near VTA light rail and Caltrain stations were significantly over parked. Nearly 26 percent of residential parking spaces
for the 12 survey sites were not utilized during peak parking times (overnight). Further, parking demand research by Robert Cervero, John Boroski, Hollie Lund,
and Katz, Okitsu & Associates in 2009 studied 16 TOD projects near BART in Fremont, Pleasant Hill, San Leandro, and Union City. This data is featured in Table
2.1 on page 18 of the SJSU / VTA study. In 26 out of 28 projects, parking demand was under 1.5 cars per unit and generally closer to 1.3 cars per unit.
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Letter C
LEED Silver or better green building standards. This rating system requires a minimum of >15%
energy efficiency and gives additional points to encourage energy efficiency above that minimum.
We urge the City to assure that the project remains LEED Silver when the project is up for final
planning review.

C-8

Business disruption:
a. Provide relocation assistance for owners of businesses that will be torn down along San Carlos
Avenue. Mitigate the disruption of businesses along Laurel Street and Walnut Street due to
construction activity on the project site.

C-9

Additional Mitigation Measures:
a. On page 10-12, the DEIR lays out some additional measures that could be included in the plan. We
feel that all these measures should be mandatory and not optional. Of these measures, some are
already mandated in the City's new Zoning Ordinance. Others are not currently mandatory, but we
propose that they be made mandatory for this project. These include: on-site renewable energy
systems such as solar PV and/or solar hot water systems to meet LEED or Green Point requirements,
installation of electric charging stations to serve present and future electric vehicles, plenty of bike
racks or lockers to encourage bicycle use, a contract with Zip Car or other car-sharing entity that
offers short-term loaner vehicles for resident's temporary use, permeable paving and high albedo of
walks and driveways.

C-10

Project Alternatives
a. In the event that the Cherry Street Affordable Housing Component of the project is not approved, the
No Cherry Street Alternative should not be a viable alternative to the project, as this would put the
percentage of affordable housing below the 15 percent required by the City's BMR Ordinance.
Thank you for considering our comments and suggestions on this Draft EIR.
Respectively Submitted,
Megan Fluke
Conservation Program Manager
Sierra Club Loma Prieta Chapter
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LETTER C, SIERRA CLUB, MEGAN FLUKE, 1/18/2012
Comment C-1
This is a generally supportive statement and not a comment on the environmental analysis.
Comment C-2
This is a statement that the EIR should analyze incorporation of the following measures into
the Project. This statement is setting up the below comments and is not in itself a comment
on the environmental analysis.
Comment C-3
As noted in the Draft EIR (pages 16-25 to 16-26), parking considerations are considered to
be social effects, rather than impacts on the physical environment. As noted for informational
purposes in the Draft EIR (page 16-32), 20% reduction of parking could be considered for
this Project as a transit oriented development. A reduction of parking can be considered with
Project approvals.
Comment C-4
Unbundling of parking is not required to mitigate any environmental impacts of the Project
but can be considered with Project approvals and would be unlikely to result in
environmental impacts beyond that studied in this EIR.
Comment C-5
The Transportation Demand Management (TDM) Plan has not yet been finalized for the
proposed Project but will ultimately need to demonstrate consistency with the requirements
of chapter 18.25 of the Municipal Code. Reduced parking can be considered as part of the
TDM Plan for this Project.
Comment C-6
Other than that noted in the Draft EIR Chapter 3, improvement of the rear portion of Laurel
Street businesses and pedestrian improvements to the entire length of the proposed alleyway
are not included as a part of this Project. Enhancement of the rear portion of existing
businesses along Laurel Street that are not a part of this Project was not assumed in this
analysis, but such improvements are unlikely to result in environmental impacts if
undertaken separately by existing business owners.
Comment C-7
Bike Routes in the vicinity are shown in Figure 16.3 and described on page 16-8 to 16-9 of
the Draft EIR. The plan is not detailed enough to show on-site signage or bicycle parking, but
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the Draft EIR notes on page 16-29 that “these will be reviewed with design-level Project
approvals and are anticipated to meet applicable regulations.”
Comment C-8
LEED Silver standards are not required to mitigate environmental impacts of the Project but
can be considered with Project approvals and would be unlikely to result in environmental
impacts beyond those studied in this EIR.
Comment C-9
Relocation or disruption of businesses would be considered a social issue and not an
environmental impact. Assistance with relocation or disruption can be considered with
Project approvals and would be unlikely to result in environmental impacts beyond those
studied in this EIR.
Comment C-10
The Climate Action Plan measures referenced (from page 10-12 of the Draft EIR) are not
required to mitigate environmental impacts of this Project. These represent design-level
details that can be considered with Project design-level approvals.
Comment C-11
The City will determine consistency with regulations with Project approvals, including
inclusion of affordable house and/or in lieu fees, as appropriate. The amount of affordable
housing is considered a social issue and is not an environmental impact of the Project.
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CHAPTER 23: RESPONSE TO COMMENTS

LETTER D, DAVID CRABBE, 1/19/2012
Comment D-1
This comment proposes an alternative to the Project that would include an additional story of
15 residential units. The comment includes details of the alternative, benefits to the City,
developer and community, and excerpted data supporting a reduced parking ratio. The letter
requests this alternative be studied in the EIR.
Per section 15126.6 of the CEQA Guidelines, an EIR need not consider every conceivable
alternative to a project, but rather a reasonable range of potentially feasible alternatives that
are capable of avoiding or substantially lessening any significant effects of the project. The
selection of alternatives for this analysis is explained on pages 19-3 and 19-4 of the Draft
EIR.
The proposed Project represents increased intensity of development at the site and would not
avoid or substantially lessen identified Project impacts. Therefore, the proposed alternative is
not required from a CEQA perspective. This alternative project could be considered with
Project approvals, but is likely to require additional environmental analysis.
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LETTER E, CLEARINGHOUSE, SCOTT MORGAN, 1/24/2012
Comment E-1
This is a letter from the State Clearinghouse stating that no state agencies submitted
comments through them by the close of the comment period. No response is required. Note
that comments received after the close of the comment period have been included, as follows.
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LETTER F, CALTRANS, GARY ARNOLD, 2/1/2012
Comment F-1
This is an introductory comment and not a comment on the environmental analysis.
Comment F-2
Delay, level of service, and timing output sheets from Synchro were provided in Appendix J
to the Draft EIR. The Synchro queuing analysis data sheets for all the study intersections
contained within the Draft EIR were additionally forwarded to CalTrans on 3/6/2012.
Comment F-3
The Wheeler Plaza Draft EIR meets CEQA requirements by evaluating Project traffic
impacts on the existing environment in the Existing Plus Project conditions scenario and
long-term impacts in the Cumulative Plus Project conditions scenario. Cumulative (Year
2035) conditions include traffic from reasonably-foreseeable development projects, including
approved and pending developments, and regional growth. Background conditions, those
without addition of the Project, were presented for the Existing and Cumulative scenarios. A
different Background conditions scenario is not required for analysis under CEQA and
therefore was not conducted for this Draft EIR.
Comment F-4
The previously approved San Carlos Transit Village proposed changes to the future roadway
network including construction of a new driveway into the Caltrain parking lot at Cherry
Street/El Camino Real, closure of the driveway at San Carlos Avenue/El Camino Real, and
signalization of Cherry Street/El Camino Real. The future intersection configuration at
Cherry Street/El Camino Real would allow all turning movements. The San Carlos Transit
Village EIR, a public document with State Clearinghouse #2008032045, further describes the
improvements to the intersection of Cherry Street/El Camino Real and the effects of the new
signalized intersection on local traffic patterns on pages 3.4-20 to 3.4-27. These were
forwarded to Caltrans on 3/6/2012.
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LETTER G, SAMTRANS, HILDA LAFEBRE, 2/1/2012
Comment G-1
The details for construction parking have not yet been determined and may or may not
involve Caltrain parking. This will be determined through future coordination with
SamTrans, as applicable.
Comment G-2
This is a generally supportive statement and not a comment on the environmental analysis.
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Set H
Wheeler Community Meeting
December 7, 2011

Comments are numbered the
same as in the list below.

Questions/Comments
1.
2.
3.
4.
5.

Status of the RDA State lawsuit
What is the most difficult part of this project?
Have these drawings changed since the May Community meeting?
How tall is the retail space?
How many stories is the building along San Carlos Avenue? Along Walnut
Street?
6. If this project has an emphasis on mass transit – why add additional parking
public spaces with the parking structure?
7. What is the height of building? How many stories is the building?
8. Five stories is too tall
9. Concern with the underground parking area and potential for increased crime
10. Will the structured parking area be visible and well lit to prevent crimes?
11. Will there be any improvements to the Cherry and Walnut intersection (four way
stop)? These are narrow streets
12. There is never enough parking in downtown – need more spaces now and even
more due to this development
13. Regarding the public space, the citizens committee should also review how it ties
into the walkway to Walnut Street, the driveway to San Carlos Avenue and the
driveway to Cherry Street. These spaces should be considered as extension of the
pedestrian space and not just drive isles.
14. Look at rear of buildings located along Laurel Street– how can these building
connect with this project
15. Has the City considered the economic impact of this project to local businesses?
There will be traffic and more congestion
16. Has the City considered the economic impact to local businesses during the
construction period?
17. This is an ideal location for affordable senior rental housing
18. RDA funding – will it be decided by State lawsuit? What is the status of this
project without RDA funding?
19. Are there other public finances in the project? City currently owns the parking lot
and RDA owns the four adjacent buildings. After project the project is
developed, will the City retain ownership?
20. Will there be enough parking for City events (farmers market, etc) and not impact
the traffic flow?
21. Concerned that the congestion along Holly Street will also occur here with this
development
22. Wheeler as a surface parking lot is currently easy to access – concern with the two
level structure being easy and convenient to access and get to businesses.
23. How will the Walnut Street façade look at the parking structure level – any
examples in area of similar designs?
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24. Where are the entry and exit points for garage? Is there only one entrance and
exit located along Walnut Street?
25. How will parking be accommodated during construction for customers and
construction workers?
26. How much of the public spaces will be utilized by residents for their extra
vehicles and their guests?
27. There is already a plan for development at the Transit Village and there is a
completed mixed use building along El Camino Real– how much demand is there
actually?
28. Why does the building need to be five stories? Prefer lower building height with
less housing units
29. Would it be possible to allow Downtown employees to us the residential parking
level during the daytime hours when residents are away at work
30. Would prefer to see two levels of underground parking and add additional
housing units. Would have the same exterior appearance as the proposal.
31. Will there be any changes to Walnut Street, specifically the width of the street?
32. Concern with amount of parking, this is an opportunity to maximize parking
(especially for downtown employees).
33. It is difficult for residents find parking along Walnut Street in areas near the
Downtown that does not have parking time limits on street sections. Consider
residential permit parking?
34. Will there be any new crosswalks or street improvements for better connectivity
with the pedestrian access ways through project?
35. Concern with access to parking structure with only one access and exit point
36. What are the net new additional trips as a result of this project?
37. What is the timeline for merchants to vacant that currently have a business in the
buildings along San Carlos Avenue
38. What is the economic impact on existing businesses with the loss of parking
during construction
39. As a business owner on Laurel Street - hear complaints on lack of parking
40. Is there any RDA money available to property owners to develop their property
41. Are there any additional plans that show other elevations of the proposed
building? What is the view from Cherry Street and the view from Laurel Street?
42. What levels are the open plazas along the Walnut Street side?
43. During construction phase, how will delivery trucks access the rear of Laurel
Street businesses?
44. Will the underground garage structure extend to under the Foodville property?
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SET H, COMMUNITY MEETING, VERBAL COMMENT LIST, 12/7/2011
Comment H-1
The former San Carlos Redevelopment Agency has been dissolved per the requirements of
AB X1 26 passed by the State in June 2011. The City of San Carlos will serve as the
successor agency. While this raises questions of funding, these questions do not affect the
environmental analysis.
Comment H-2
This is not a comment on the environmental analysis.
Comment H-3
This is not a comment on the environmental analysis.
Comment H-4
This is not a comment on the environmental analysis. Per the project description included in
Chapter 3 of the Draft EIR, the analysis assumed the mixed-use component at Wheeler Plaza
could reach a maximum height of 50 feet.
Comment H-5
This is not a comment on the environmental analysis. See the project description included in
Chapter 3 of the Draft EIR.
Comment H-6
As noted in the Draft EIR (pages 16-25 to 16-26), parking considerations are considered to
be social effects, rather than impacts on the physical environment. As noted for informational
purposes in the Draft EIR (page 16-32), 20% reduction of parking could be considered for
this Project as a transit oriented development. The Transportation Demand Management
(TDM) Plan has not yet been finalized for the proposed Project but will ultimately need to
demonstrate consistency with the requirements of chapter 18.25 of the Municipal Code.
Reduced parking can be considered as part of the TDM Plan for this Project.
Comment H-7
This is not a comment on the environmental analysis. See the project description included in
Chapter 3 of the Draft EIR.
Comment H-8
This is not a question or comment on the environmental analysis but a stated opinion that a
height of 5 stories is too tall.
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Comment H-9
The underground parking is planned for residents only and access will be controlled.
Comment H-10
The design of the parking structure as well as lighting will meet city standards for safety.
Comment H-11
No changes to the Cherry Street and Walnut Street intersection are required to mitigate any
environmental impacts of the Project, as more fully described below.
Existing traffic counts collected in 2011 at the intersection of Cherry Street / Walnut Street
showed that 240 and 370 vehicles traveled through this intersection during the AM and PM
peak hours, respectively. These traffic volumes were collected in the field by a professional
traffic count firm during a weekday morning and evening peak hours of traffic. Therefore,
these counts represent the most congested conditions on a typical day. In addition, these
counts are very similar to the counts collected for the previously approved San Carlos Transit
Village EIR. These existing traffic volumes correlate to LOS B, with minimal congestion or
queuing on all approaches. This level of congestion matches observed traffic conditions,
where queues of not more than a few cars form on Walnut Street and result in average
vehicle delays of less than 20 seconds.
Cumulative future intersection volumes are forecasted to nearly double even without the
Project, primarily due to the San Carlos Transit Village project, which would relocate the
parking lot driveway for the Caltrain station from San Carlos Avenue to Cherry Street. As
presented in the San Carlos Transit Village EIR, these volumes would be accommodated by
the existing intersection configuration resulting in acceptable LOS C operations in the future.
Based on the trip distribution patterns prepared in coordination with city staff, 36 percent of
this Project’s vehicle trips are projected to head to the south of the Project site. A majority of
these trips would go through the intersection of Cherry Street / Walnut Street which would
result in 20 added vehicles during the AM peak hour and 27 added vehicles during the PM
peak hour. This low amount of added traffic would be distributed throughout the peak hour,
with approximately one new car arriving at the intersection every two minutes, and therefore
would not cause the intersection to operate unacceptably.
The Project could potentially cause some redistribution of local traffic due to the
consolidation of existing parking lot driveways into the one driveway proposed as part of the
Project. Conservatively assuming that half of the existing occupied parking spaces turn over
within the PM peak hour (time of highest parking occupancy), and that half of these vehicles
are added to Walnut Street, approximately 50 new vehicles would be added to Walnut Street
during the PM peak hour. These vehicles would most likely follow the typical trip
distribution patterns presented in the report of 36 percent of vehicles destined to the south.
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This would result in approximately 20 new vehicles at the intersection of Cherry Street /
Walnut Street, once again far fewer vehicles than would be necessary to cause congestion
and unacceptable operating conditions. In fact, approximately an additional 100 vehicles
would need to be added to the southbound approach during the PM peak hour before the
intersection would degrade to unacceptable operations, many more vehicles than would be
expected to be added by the Project.
This intersection provides important pedestrian access to the shopping destinations along
Laurel Street from the residential neighborhoods to the west and south of the Project site.
Residents have expressed concerns about the safety of pedestrian crossing the uncontrolled
approaches of Cherry Street. Should the City determine that future traffic levels deteriorate
pedestrian crossing conditions at this intersection, the City has the option to study and
implement pedestrian improvements such as high-visibility crosswalks, curb extensions, or
warning devices to increase pedestrian visibility and safety at these approaches.
Based on the above information, additional data collection or analysis at the intersection
Walnut Street / Cheery Street would not affect the conclusions presented in the EIR.
Additionally, these conclusions are consistent with those presented in the previously
approved San Carlos Transit Village EIR.
Comment H-12
As noted in the Draft EIR (pages 16-25 to 16-26), parking considerations are considered to
be social effects, rather than impacts on the physical environment. As also noted for
informational purposes in the Draft EIR (pages 16-30 to 16-32), the proposed parking
provisions are anticipated to be adequate for proposed demand.
Comment H-13
Other than that noted in the Draft EIR Chapter 3, improvement of the rear portion of Laurel
Street businesses and pedestrian improvements to the entire length of the proposed alleyway
are not included as a part of this Project. Enhancement of the rear portion of existing
businesses along Laurel Street that are not a part of this Project was not assumed in this
analysis, but such improvements are unlikely to result in environmental impacts if
undertaken separately by existing business owners.
Comment H-14
See response to comment H-13, above.
Comment H-15
Economic impacts are not generally studied under CEQA, as noted in section 15131(a) of the
State CEQA Guidelines:

PAGE 23-34

WHEELER PLAZA REDEVELOPMENT PROJECT

CHAPTER 23: RESPONSE TO COMMENTS

“Economic or social effects of a project shall not be treated as significant effects on the
environment. An EIR may trace a chain of cause and effect from a proposed decision on a
project through anticipated economic or social changes resulting from the project to physical
changes caused in turn by the economic or social changes.”
Such “physical changes” are often referred to as urban decay. Urban decay is the process
whereby a previously functioning city, or part of a city, falls into disrepair and decrepitude.
Turnover of specific uses or ownership and/or reduction in values or revenue levels would
not in and of themselves be considered urban decay.
As a mixed-use project with small-format commercial uses in downtown San Carlos, the
construction and operation of the Project would not reasonably be considered to result in
physical decay due to economic or social effects.
See Chapter 16 of the Draft EIR for the full discussion of trip generation and traffic.
Comment H-16
See response to comment H-15, above. This consideration is not part of the environmental
review process.
Comment H-17
This statement notes the suitability of the location for senior rental housing. As noted in the
project description (Chapter 3 of the Draft EIR), the Project includes the Cherry Street
Affordable Housing Component. This may be designated for senior housing. The details will
be finalized upon design-level Project approvals.
Comment H-18
See response to comment H-1.
Comment H-19
See response to comment H-1. Questions of financing are outside the realm of the
environmental analysis.
Comment H-20
See response to comment H-12.
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Comment H-21
The impact on traffic conditions was analyzed for the Project, as presented in Chapter 16 of
the Draft EIR. All intersections will be operating at acceptable levels under cumulative
mitigated conditions.
Comment H-22
The relative convenience of the structured parking for users is not an environmental issue,
but can be considered with Project approvals.
Comment H-23
Massing simulations on page 4-11 of the Draft EIR show the very general look of the
structure along Walnut Street. Specifics of the architecture will be finalized during
architectural design review required for Project approvals.
Comment H-24
There will be one entry/exit for the subterranean level of parking and a separate entry/exit for
surface and above-ground parking, both on Walnut Street, as shown on the Site Plan included
as Figure 3.3 of the Draft EIR. This access plan was analyzed in the Draft EIR (see Chapter
16).
Comment H-25
Construction-period parking was discussed on page 16-15 of the Draft EIR. The applicant
intends to use the Laurel Street lot as the base for off-site valet parking while the parking
structure is being constructed.
Comment H-26
The relative usage of the parking stalls is not an environmental issue. As noted in the Draft
EIR (pages 16-25 to 16-26), parking considerations are considered to be social effects, rather
than impacts on the physical environment. As also noted for informational purposes in the
Draft EIR (pages 16-30 to 16-32), the proposed parking provisions are anticipated to be
adequate for proposed demand.
Comment H-27
The economic market for the proposed units is not an environmental issue.
Comment H-28
This is not a question or comment on the environmental analysis but a stated opinion that a
height of 5 stories is too tall and a preference for a lower height.
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Comment H-29
Shared parking is not required to mitigate any environmental impacts of the Project but can
be considered with Project approvals and would be unlikely to result in environmental
impacts beyond that studied in this EIR.
Comment H-30
This is a stated preference for an alternative project with an additional level of underground
parking and additional residential units instead of the above-ground parking level. See
response to comment D-1.
Comment H-31
No changes to the width of Walnut Street are planned with this Project.
Comment H-32
See response to comment H-12.
Comment H-33
A residential parking permit for residents on Walnut Street is not being considered with this
Project. See response to comment H-12.
Comment H-34
No off-site pedestrian or bicycle improvements are proposed with the Project.
Comment H-35
See response to comment H-24.
Comment H-36
The net increase in trip generation at the Project site is 83 trips during the AM Peak hour and
130 trips during the PM peak hour, as presented in Table 16.8 of the Draft EIR.
Comment H-37
The specific timeline for merchants to vacate building along San Carlos Avenue that are
slated for demolition will be coordinated between the merchants and landlord (the City). This
is not an environmental issue.
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Comment H-38
See response to comment H-25 regarding construction-period parking and response to
comment H-15 regarding economic impacts.
Comment H-39
See response to comment H-12.
Comment H-40
This is not a comment on this Project or this environmental analysis.
Comment H-41
Massing simulations from three viewpoints were included in the Draft EIR on pages 4-7
through 4-13. Additional architectural details will be reviewed as part of the design-level
architectural review required for Project approvals.
Comment H-42
The plaza areas are located above the parking garage, which equates to the top of the retail
level.
Comment H-43
Access through the alley behind Laurel Street businesses will remain during construction.
Comment H-44
The underground parking will not extend under the vacant Foodville property on Laurel
Street. See Figure 3.4 of the Draft EIR for the boundaries of the basement level.
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SET I, TRANSPORTATION AND CIRCULATION COMMISSION MEETING, VERBAL
COMMENT LIST, 1/25/2012
Comment I-1
This is an introductory comment and not a comment on the environmental analysis.
Comment I-2 and I-3
The response is included with these comments.
Comment I-4
The plan is not detailed enough to show on-site signage or bicycle parking, but the Draft EIR
notes on page 16-29 that “these will be reviewed with design-level project approvals and are
anticipated to meet applicable regulations.”
Comment I-5
The response is included with this comment.
Comment I-6
The intersection of Walnut Street / Holly Street was included in the recent San Carlos Transit
Village EIR and was shown to operate acceptably (LOS B and C) under Existing and
Cumulative Conditions. The San Carlos Transit Village EIR was reviewed and approved by
the San Carlos Transportation and Planning Commissions in 2009. This Project would add 19
trips during the AM peak hour and 29 trips during the PM peak hour to this intersection. This
low amount of added traffic would be distributed throughout the peak hour, with
approximately one new car arriving at the intersection every two minutes, and therefore
would not be of sufficient quantity to be able to cause the intersection to operate at
unacceptable levels (LOS E or F) under Existing or Cumulative Conditions. The projected
operation conforms to the General Plan circulation element in terms of allowable LOS and
Volume to Capacity ratios. Therefore, the Project would not have a significant impact and
further study would not result in different conclusions than presented in the previously
approved San Carlos Transit Village EIR.
As for the intersection of Cherry Street / Walnut Street, existing traffic counts collected in
2011 at this intersection showed that 240 and 370 vehicles traveled through this intersection
during the AM and PM peak hours, respectively. These traffic volumes were collected in the
field by a professional traffic count firm during a weekday morning and evening peak hours
of traffic. Therefore, these counts represent the most congested conditions on a typical day.
In addition, these counts are very similar to the counts collected for the previously approved
San Carlos Transit Village EIR. These existing traffic volumes correlate to LOS B, with
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minimal congestion or queuing on all approaches. This level of congestion matches observed
traffic conditions, where queues of not more than a few cars form on Walnut Street and result
in average vehicle delays of less than 20 seconds.
Cumulative future intersection volumes are forecasted to nearly double even without the
Project, primarily due to the San Carlos Transit Village project, which would relocate the
parking lot driveway for the Caltrain station from San Carlos Avenue to Cherry Street. As
presented in the San Carlos Transit Village EIR, these volumes would be accommodated by
the existing intersection configuration resulting in acceptable LOS C operations in the future.
This projected operation conforms to the General Plan circulation element in terms of
allowable LOS and Volume to Capacity ratios.
Based on the trip distribution patterns prepared in coordination with city staff, 36 percent of
this Project’s vehicle trips are projected to head to the south of the Project site. A majority of
these trips would go through the intersection of Cherry Street / Walnut Street which would
result in 20 added vehicles during the AM peak hour and 27 added vehicles during the PM
peak hour. This low amount of added traffic would be distributed throughout the peak hour,
with approximately one new car arriving at the intersection every two minutes, and therefore
would not cause the intersection to operate unacceptably.
The Project could potentially cause some redistribution of local traffic due to the
consolidation of existing parking lot driveways into the one driveway proposed as part of the
Project. Conservatively assuming that half of the existing occupied parking spaces turn over
within the PM peak hour (time of highest parking occupancy), and that half of these vehicles
are added to Walnut Street, approximately 50 new vehicles would be added to Walnut Street
during the PM peak hour. These vehicles would most likely follow the typical trip
distribution patterns presented in the report of 36 percent of vehicles destined to the south.
This would result in approximately 20 new vehicles at the intersection of Cherry Street /
Walnut Street, once again far fewer vehicles than would be necessary to cause congestion
and unacceptable operating conditions. In fact, approximately an additional 100 vehicles
would need to be added to the southbound approach during the PM peak hour before the
intersection would degrade to unacceptable operations, many more vehicles than would be
expected to be added by the Project.
This intersection provides important pedestrian access to the shopping destinations along
Laurel Street from the residential neighborhoods to the west and south of the Project site.
Residents have expressed concerns about the safety of pedestrian crossing the uncontrolled
approaches of Cherry Street. Should the City determine that future traffic levels deteriorate
pedestrian crossing conditions at this intersection, the City has the option to study and
implement pedestrian improvements such as high-visibility crosswalks, curb extensions, or
warning devices to increase pedestrian visibility and safety at these approaches.
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Based on the above information, additional data collection or analysis at the intersection
Walnut Street / Cheery Street would not affect the conclusions presented in the EIR.
Additionally, these conclusions are consistent with those presented in the previously
approved San Carlos Transit Village EIR.
Comment I-7
The cumulative analysis included in the Draft EIR (Chapter 16) analyzed the addition of
Project traffic to the future roadway system, which included planned changes, such as the
reduction of San Carlos Avenue to one lane.
See response to comment I-6 regarding the Holly Street / Walnut Street intersection.
Comment I-8
This is not a comment on this environmental analysis.
Comment I-9
The response is included with this comment.
Comment I-10
The existing street grid of downtown San Carlos allows vehicles to disperse easily to their
destinations. With the existing street grid in place, the Project would not impact local
intersections adjacent to the Project site. Directing traffic out of the Project driveways to
specific streets would concentrate traffic on adjacent roadways such as San Carlos Avenue
and result in unknown impacts.
Comment I-11
Traffic studies typically focus on intersection operations as these locations represent the
constraints in the capacity of local roadway systems. Typically, congestion on roadways
develops when intersection volumes exceed intersection capacity. Therefore, the impacts to a
driver’s travel time or other system wide measure of performance are captured within
impacts to intersection operations. As all of the local intersections within the study area
operate acceptably with the implementation of mitigations such as the signalization of Laurel
Street / Holly Street, drivers would experience little change in system wide congestion due to
the Project.
The Project would be required to contribute to the City of San Carlos’ traffic impact fund,
which collects money from developments in proportion to the impact each development
would cause to the City’s transportation system. This fund is used to provide system-wide
upgrades to the transportation network. Therefore, the Project would contribute to the
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mitigation of system wide improvements including those along the Holly Street and Brittan
Avenue corridors through payment of the traffic impact fee.
Comment I-12
There will be one entry/exit for the subterranean level of parking and a separate entry/exit for
surface and above-ground parking, both on Walnut Street, as shown on the Site Plan included
as Figure 3.3 of the Draft EIR. This access plan was analyzed in the Draft EIR (see Chapter
16) and no problem was identified.
Comment I-13
As noted in the Draft EIR (pages 16-25 to 16-26), parking considerations are considered to
be social effects, rather than impacts on the physical environment. As also noted for
informational purposes in the Draft EIR (pages 16-30 to 16-32), the proposed parking
provisions are anticipated to be adequate for proposed demand.
The impact to schools was analyzed in the Draft EIR, page 15-7, using trip generation rates
from the applicable school districts.
Comment I-14 and I-15
The response is included with this comment.
Comment I-16
Driveways should be designed such that the driver’s sight distance to pedestrians is adequate.
Based on preliminary designs reviewed for this analysis, the driveways appear to have been
designed appropriately. However, the City will review all building plans as part of designlevel Project approvals and will ensure sight lines at the Project driveways are adequate. If
necessary, warning signs or devices could be provided to alert pedestrians when a vehicle is
exiting the driveway.
Comment I-17
The response is included with this comment.
Comment I-18
The response is included with this comment.
Comment I-19
The response is included with this comment.
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Comment I-20
See response to comment I-13.
Comment I-21
Traffic in the area was analyzed in Chapter 16 of the Draft EIR. Traffic is anticipated to
operate within acceptable levels under the mitigated condition and no pedestrian safety
hazards were identified (see page 16-29 of the Draft EIR).
Public street closure during construction is not planned as a part of this Project.
Comment I-22
This is a generally supportive statement and not a comment on the environmental analysis.
Comment I-23
The potential impacts of the Project were analyzed and fully mitigated, as discussed in
Chapter 16 of the Draft EIR.
Also see response to comment I-13 regarding parking.
Comment I-24
This is the same commenter and comment as presented in Letter D, comment D-1. See
response to comment D-1.
Comment I-25
This and everything following in this set are closing comments and not comments on the
environmental analysis.
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Letter J

From: Margaret Pye [pyem@sonic.net]
Sent: Saturday, January 28, 2012 6:23 PM
To: Lisa Costa Sanders
Subject: Wheeler DIER Feedback
Hello, Lisa,
I don't think you and I have been formally introduced, but you might remember me as the only female
member of the City's Transportation and Circulation Commission ("T&C").
Thanks for your offer to field comments on the Wheeler Plaza project.
I was disappointed that neither the City nor the developer provided the members of the T&C with a
"hardcopy" of the DEIR. (However, I did review that report online.) It felt a bit awkward and difficult
for
me to participate fully in last Wednesday's meeting, since I had not been provided the same document
that the Planning Commissioners had been given (I couldn't make notes in a document I could refer to
during the meeting). That omission was unfortunate.
Please consider the following for the final EIR:
1) I think this project could do even more to provide bike amenities. Please consider formal, secure
bike parking areas for both residents and for members of the public who might bike to the area for
shopping, dining, etc.

J-1

2) Regarding the public plaza / gathering area: please consider providing bike parking there, as well as
officially allowing low speed bike riding there.

J-2

3) Please explore even more fully the effects of the project on the Holly/ Laurel intersection -- I realize
that studies indicate that activating that signal would improve conditions-- please consider the effect on
bicyclists there. We might need sharrows or other signage to encourage and protect bicyclists in that
area.

J-3

4) As I mentioned during Wednesday evening's meeting, I would like to ensure the safety of pedestrians
along Walnut street crossing the various driveways and entry ways, where motor vehicles might be
passing. We might need lights and buzzers to alert pedestrians that a motor vehicle is approaching.
Even more important: signage to alert motorists to watch for pedestrians.

J-4

5) I strongly support unbundling parking from the condo purchase price, and providing condo owners
with free or low-cost Caltrain or SamTrans passes.

J-5

6) There was a reference in the DEIR about the various connections to public transportation, including
SamTrans line PX. Please note that SamTrans eliminated the PX bus line back in 2009.

J-6

Thanks again for considering my comments.
--Margaret Pye=
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Comment J-1
The plan is not detailed enough to show on-site signage or bicycle parking, but the Draft EIR
notes on page 16-29 that “these will be reviewed with design-level Project approvals and are
anticipated to meet applicable regulations.”
Comment J-2
See response to comment J-1.
Comment J-3
The developer will be required to mitigate impacts at the Holly Street/ Laurel Street
intersection by contributing the Project’s proportional share to the implementation of a signal
at this intersection. With the implementation of the signal, this intersection will operate
acceptably under future conditions. The signal at this intersection should be coordinated with
the adjacent intersections at El Camino Real and Old County Road to ensure queues do not
develop along Holly Street and block upstream intersections.
Comment J-4
Driveways should be designed such that the driver’s sight distance to pedestrians is adequate.
Based on preliminary designs reviewed for this analysis, the driveways appear to have been
designed appropriately. However, the City will review all building plans as part of designlevel Project approvals and will ensure sight lines at the Project driveways are adequate. If
necessary, warning signs or devices could be provided to alert pedestrians when a vehicle is
exiting the driveway.
Comment J-5
Unbundling of parking and transit pass provisions are not required to mitigate any
environmental impacts of the Project but can be considered with Project approvals and would
be unlikely to result in environmental impacts beyond that studied in this EIR.
That being said, the Transportation Demand Management (TDM) Plan has not yet been
finalized for the proposed Project but will ultimately need to demonstrate consistency with
the requirements of chapter 18.25 of the Municipal Code. Reduced parking and/or transit
pass provisions can be considered as part of the TDM Plan for this Project.
Comment J-6
The SamTrans PX line is no longer running. This revision has been included in Chapter 22 of
this document.
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From: Scot Marsters [marsters.scot@gene.com]
Sent: Sunday, January 29, 2012 7:12 PM
To: Lisa Costa Sanders
Subject: Re: February 6th Planning Commission meeting
Lisa,
Here is a list of comments:
Page 2-10 & 2-11 and 4-10 Please clarify if the construction hours have been adjusted to reflect the new
Zoning Ordinance.

K-1

Page 2-14 Please go over the affordable housing numbers in detail.

K-2

Page 4-4 & 4-5 I have concerns that the way the project is planned does actually change the Visual
Character of the downtown and this is not reflected in the EIR.

K-3

Pages 4-9 & 4-11 I like the set backs, wish we could set back the 4th floor as well. Maybe set backs with
Patios that allow people to sit outside with a view?

K-4

Page 4-14 I would like to see pictures from Laurel Street, for example looking down the alley between
Wells Fargo & Comerica.

K-5

Page 10-12 I would like to suggest that the project incorporate street trees of an appropriate size for the
new buildings and not just settle for the existing small trees.

K-6

Page 13-3 Again, not sure the development respects the character of the downtown and that the scale is
sensitive to the adjacent structures.

K-7

Page 13-4 EM-3.1 Again more trees, taller trees.

K-8

Page 14-11 & 4-13 Noise impacts: Additional set backs on other floors will reduce noise. How do we
address exterior noise in excess of City standards? Solutions for interior noise were presented, but none
for exterior noise.

K-9

Page 16-17 talked about at last meeting traffic at Cherry & Walnut and Holly and Walnut.

K-10

Also, will project require a shade study, will project block solar access to buildings on Laurel?

K-11

Will there be a side walk crossing to connect alleyways across Walnut?

K-12

I may have other questions based on the presentation of the rest of the project.
Scot
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LETTER K, COMMISSIONER SCOT MARSTERS, 1/29/2012
Comment K-1
Revisions to retain consistency with the revised Municipal Code as it relates to hours of
construction activities have been included in Chapter 22 of this document.
Comment K-2
The City will determine consistency with regulations with Project approvals, including
inclusion of affordable house and/or in lieu fees, as appropriate. The amount of affordable
housing is considered a social issue and is not an environmental impact of the Project.
Comment K-3
The threshold of significance referenced is actually whether the Project would substantially
degrade the existing visual character or quality of the site and its surroundings. [Emphasis
added.] As noted in Impact Visual-2, discussed on page 4-4 of the Draft EIR, the proposed
Project would change the visual character, but not in such a way that it would not represent a
substantial degradation to the visual character. The specifics of design will be reviewed with
design-level Project approvals.
Comment K-4
This is not a comment on this environmental analysis.
Comment K-5
Massing simulations from three viewpoints were included in the Draft EIR on pages 4-7
through 4-13. Additional architectural details will be reviewed as part of the design-level
architectural review required for Project approvals.
Comment K-6
This is not a comment on this environmental analysis. The detailed landscaping plan will be
reviewed as a part of design-level Project approvals.
Comment K-7
See response to comment K-3.
Comment K-8
See response to comment K-6.
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Comment K-9
Exterior noise levels at the different common outdoor use areas (public gathering space and
multi-family courtyards) were found to be below the City's noise standard for outdoor use
areas (65 dBA CNEL), so there is no need for mitigation measures. The threshold for interior
noise levels is a stricter 45 dBA CNEL. The interior noise levels at the proposed residential
units could be above this level, but can be mitigated through the use of appropriate
construction techniques, as outlined in mitigation measure Noise-1 on pages 14-14 to 14-15
of the Draft EIR.
Comment K-10
This comment references comment I-6, the response to which can be found under Letter I.
Comment K-11
Shading of nearby commercial buildings is not considered an environmental issue and was
not studied in this analysis. This can be taken into account in design-level Project review.
Comment K-12
No crosswalk across Walnut Street at the mid-block cut-through is proposed. Pedestrian
crossing at the nearby intersection with San Carlos is assumed.

WHEELER PLAZA REDEVELOPMENT PROJECT

PAGE 23-51

Set L

CITY OF SAN CARLOS

SAN CARLOS PLANNING COMMISSION
February 6, 2012
7:00 PM
San Carlos City Hall, Council Chambers
San Carlos, California
www.cityofsancarlos.org

DRAFT MINUTES
I.

MEETING CALLED TO ORDER
The meeting was called to order by Chair Clapper at 7:00 PM.

II.

ROLL CALL
ADVISORY
Al Savay, Community Development Director
Mark Sawicki, Housing & Econ. Dev. Manager
Lisa Costa Sanders, Principal Planner

III.

COMMISSIONERS
Karen Clapper, Chair
Scot Marsters, Vice Chair
Steve Divney
Steve San Filippo
Angela Harper-Pedersen

PUBLIC COMMENT
There was no one wishing to speak.

IV.

APPROVAL OF MINUTES
a)

V.

M/S Divney/Marsters to approve the January 25, 2012 Planning Commission Minutes.
Motion passed 5-0.

NEW BUSINESS
a) Study Session on the Wheeler Plaza Development Draft Environmental Impact.
Chair Clapper opened the meeting.
Lisa Costa Sanders, Principal Planner introduced the item and provided a brief overview
of the project.

L-1

Rebecca Gorton, Lamphier-Gregory, reviewed the Chapters of the Environmental Impact
Report not reviewed at the previous meeting.
Janet Giron, representing group of concerned citizens, business owners and residents
expressed concern regarding rodents, noise from construction, noise from early morning

L-2

Set L
delivery vehicles, traffic, parking, safety, fire access, and pollution. She stated she is
opposed to the project.

L-2

Guy Leteer, expressed concern with traffic, congestion, bike safety, noise, and pollution.
He commented that the Holly/Cherry Street traffic light should be timed with El Camino
Real. He suggested that the Cherry/Walnut intersection should be a 4-way stop.

L-3

Bonnie McClure, representing the Sierra Club, noted the ABAG housing requirements.
She her support for the project that she would like to see housing downtown with access
to transit. She is concerned about development further away from the Downtown Core.
She commented that the project will help businesses.

L-4

Laura Deck, expressed concern with density. She noted she works downtown. She
expressed concern about traffic, adding another restaurant downtown, vacancy at 1001
Laurel and need for additional residential units in downtown.

L-5

Rebecca Gorton, Lamphier-Gregory, reviewed noise mitigation measures.

L-6

Brian Randall, expressed his concern regarding access for ladder truck fire vehicles.

L-7

Chair Clapper closed the public comment portion of the meeting.
Commissioner San Filippo indicated his concern about traffic and referred to his
comments from the previous meeting on the project.

L-8

Commissioner Marsters commented on and inquired about; noise from delivery trucks,
density, height, ABAG housing requirements, and affordable housing requirements.

L-9

Commissioner Divney referred to the comments and discussion at the previous meeting
on the project.

L-10

Commissioner Harper-Pedersen inquired about studies for intersections and hours of
delivery.

L-11

Chair Clapper commented on consideration of the new units receiving existing noise,
noise from use of courtyard, access to the alley and provisions for private parking.

L-12

Al Savay, Community Development Director, reviewed the General Plan density and
setback provisions for the site. He described that a 3 story building on San Carlos
Avenue is 40 feet in height and that a 16 foot ceiling height is required for ground floor
retail. He commented that ABAG assigns housing production numbers to local
jurisdictions. He commented that access to private parking areas, such as Wells Fargo
would have to be worked out.
Mark Sawicki, Housing & Econ. Dev. Manager, commented that 8 affordable housing
units are provided in the project and that the developer would also pay an in-lieu fee.. He
also commented that outreach to Wells Fargo for parking could be considered.
Rebecca Gorton, Lamphier-Gregory, commented that design specific analysis for the
construction of the units will be conducted and implemented to reduce interior noise.
Lisa Costa Sanders, Principal Planner, reviewed the next steps for the EIR.

L-13
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SET L, PLANNING COMMISSION MEETING, VERBAL COMMENT LIST, 2/6/2012
Comment L-1
This is an introductory comment and not a comment on the environmental analysis.
Comment L-2
The concern over rodents as pests is a health and safety question that is covered by existing
regulations. The Project will be required to comply with applicable regulations. The City
may consider additional construction-period conditions to minimize the potential for rodents
as part of the approval process.
Construction noise is analyzed in the Draft EIR on pages 14-20 through 14-23. The potential
impact related to construction noise, Impact Noise-5, is mitigated through constructionperiod noise reduction measures identified in mitigation measure Noise-5.
Delivery vehicles will continue to use the alley-way along the back of the Laurel Street
businesses. The proposed new construction would be between this area and the existing
residents across Walnut Street and would serve to shield them from this ongoing noise.
Newly proposed residences as a part of this Project may be close to these noise sources and
are required to conduct a design-level acoustical analysis to determine appropriate
construction techniques to reduce noise levels to acceptable levels inside the new residences
(mitigation Noise-1 from pages 14-14 to 14-15 of the Draft EIR).
Other comments dealt generally with traffic (analyzed and mitigated in Chapter 16 of the
Draft EIR), parking (which is not an environmental issue, see pages 16-25, 16-26, and 16-30
through 16-32), emergency access (page 16-33), pollution (see Chapter 6: Air Quality).
A statement of opposition to the Project was made.
Comment L-3
Comments generally dealt with traffic and congestion (analyzed and mitigated in Chapter 16
of the Draft EIR), bike safety (bicycle conditions discussed on pages 16-9 and 16-29), noise
(analyzed and mitigated in Chapter 14) and pollutions (see Chapter 6: Air Quality).
See mitigation measure Traf-7 on page 16-36 of the Draft EIR. The Holly Street / Laurel
Street intersection signal will be coordinated with signals at El Camino Real and Old County
Road.
A 4-way stop at the Cherry Street and Walnut Street intersection is not projected to be
required under future traffic conditions, as more fully described below.

PAGE 23-54

WHEELER PLAZA REDEVELOPMENT PROJECT

CHAPTER 23: RESPONSE TO COMMENTS

Existing traffic counts collected in 2011 at the intersection of Cherry Street / Walnut Street
showed that 240 and 370 vehicles traveled through this intersection during the AM and PM
peak hours, respectively. These traffic volumes were collected in the field by a professional
traffic count firm during a weekday morning and evening peak hours of traffic. Therefore,
these counts represent the most congested conditions on a typical day. In addition, these
counts are very similar to the counts collected for the previously approved San Carlos Transit
Village EIR. These existing traffic volumes correlate to LOS B, with minimal congestion or
queuing on all approaches. This level of congestion matches observed traffic conditions,
where queues of not more than a few cars form on Walnut Street and result in average
vehicle delays of less than 20 seconds.
Cumulative future intersection volumes are forecasted to nearly double even without the
Project, primarily due to the San Carlos Transit Village project, which would relocate the
parking lot driveway for the Caltrain station from San Carlos Avenue to Cherry Street. As
presented in the San Carlos Transit Village EIR, these volumes would be accommodated by
the existing intersection configuration resulting in acceptable LOS C operations in the future.
The projected operation conforms to the General Plan circulation element in terms of
allowable LOS and Volume to Capacity ratios.
Based on the trip distribution patterns prepared in coordination with city staff, 36 percent of
this Project’s vehicle trips are projected to head to the south of the Project site. A majority of
these trips would go through the intersection of Cherry Street / Walnut Street which would
result in 20 added vehicles during the AM peak hour and 27 added vehicles during the PM
peak hour. This low amount of added traffic would be distributed throughout the peak hour,
with approximately one new car arriving at the intersection every two minutes, and therefore
would not cause the intersection to operate unacceptably.
The Project could potentially cause some redistribution of local traffic due to the
consolidation of existing parking lot driveways into the one driveway proposed as part of the
Project. Conservatively assuming that half of the existing occupied parking spaces turn over
within the PM peak hour (time of highest parking occupancy), and that half of these vehicles
are added to Walnut Street, approximately 50 new vehicles would be added to Walnut Street
during the PM peak hour. These vehicles would most likely follow the typical trip
distribution patterns presented in the report of 36 percent of vehicles destined to the south.
This would result in approximately 20 new vehicles at the intersection of Cherry Street /
Walnut Street, once again far fewer vehicles than would be necessary to cause congestion
and unacceptable operating conditions. In fact, approximately an additional 100 vehicles
would need to be added to the southbound approach during the PM peak hour before the
intersection would degrade to unacceptable operations, many more vehicles than would be
expected to be added by the Project.
This intersection provides important pedestrian access to the shopping destinations along
Laurel Street from the residential neighborhoods to the west and south of the Project site.
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Residents have expressed concerns about the safety of pedestrian crossing the uncontrolled
approaches of Cherry Street. Should the City determine that future traffic levels deteriorate
pedestrian crossing conditions at this intersection, the City has the option to study and
implement pedestrian improvements such as high-visibility crosswalks, curb extensions, or
warning devices to increase pedestrian visibility and safety at these approaches.
Based on the above information, additional data collection or analysis at the intersection
Walnut Street / Cheery Street would not affect the conclusions presented in the EIR.
Additionally, these conclusions are consistent with those presented in the previously
approved San Carlos Transit Village EIR.
Comment L-4
This is a generally supportive statement and not a comment on the environmental analysis.
Comment L-5
Traffic and congestion were analyzed and mitigated as appropriate in Chapter 16 of the Draft
EIR.
The economic market for the proposed restaurant and residential units is not an
environmental issue.
Comment L-6
This is not a comment on the environmental analysis.
Comment L-7
The Project has been preliminarily reviewed by fire department and they have indicated
adequate access. Details will be reviewed again at design-level review for Project approvals.
Also see the discussion of emergency access on page 16-33 of the Draft EIR.
Comment L-8
This comment refers to comment set I, the responses to which are included previously.
Comment L-9
See response to comment L-2 regarding noise from delivery trucks.
The threshold of significance related to aesthetic changes is whether the Project would
substantially degrade the existing visual character or quality of the site and its surroundings.
[Emphasis added.] As noted in Impact Visual-2, discussed on page 4-4 of the Draft EIR, the
proposed Project would change the visual character, but not in such a way that it would not
represent a substantial degradation to the visual character. The specifics of design will be
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reviewed with design-level Project approvals, which can take into account the desirability of
a project with this density and height at this location.
The City will determine consistency with regulations with Project approvals, including
inclusion of affordable house and/or in lieu fees, as appropriate. The amount of affordable
housing is considered a social issue and is not an environmental impact of the Project.
Comment L-10
This comment refers to comment set I, the responses to which are included previously.
Comment L-11
Delivery during the construction-period and operations will be required to comply with
relevant City regulations. No changes to allowable delivery schedules are proposed as a part
of this Project.
Comment L-12
Noise generated by the new residents in the proposed raised courtyard would not be
considered a significant environmental impact to adjacent residential land uses. Common
outdoor use areas are not considered noise generating features as the anticipated noise from
these areas are consistent with existing residential noise in the area.
Comment L-13
These are some verbal responses by the City and EIR report preparers to some of the above
comments and closing statements and this is not a comment on the environmental analysis.
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