










Big Wabe traffic study question
Hi Camille,

I have a question about the traffic study for Big Wave--not so much on the content 
of the study but about the study's "status."

Basically I'm trying to determine if this is now, or will be, the "official" study 
used to fulfill the requirements of the EIR. In other words, is this the study we 
should be concentrating on or is there another, substitute one, coming soon?

If this is the study that counts as far as the EIR goes then I have a few questions 
regrading the process of how this study came to be the "official" study.

1) I know the study was done in 2008 but I'm not clear on when it was submitted to 
your department. Is it date stamped as to when you received it?

2)   Also, did the Big Wave folks request that this study be used as
the "official" one at that time or did they make that request at some later point 
(and if so, when)?

3)  Finally, when did your department approve that this study would suffice for the 
purposes of the EIR.

Thanks for your help!

--Darin

Darin Boville
Montara Fog
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Fwd Comments on Big Wave project facilities plan

>>> "Darin Boville" <darin@darinboville.com> 2/20/2009 11:55 AM >>>
Darin Boville
PO 370120
Montara, California, 94037

February 20, 2009

Camille Leung
Planning Manager
Sam Mateo County Planning Department
Redwood City, California

Dear Ms. Leung,

I am writing to offer feedback on the Big Wave project facilities plan. I recognize 
that the project is early in the approval process but feel that feedback by the 
community now, if communicated and responded to by the developer, would increase the
project's chances for eventual success.

The Big Wave proposal is one to build a 75,000 sq. foot "Wellness Center" which 
encompasses forty small residences for developmentally disabled individuals and an 
additional twenty such residences for staff. The buildings will also include 
recreational and other facilities.

The project is unique in that it proposes to financially support the Wellness Center
with rents from a large office complex abutting the Wellness Center. This office 
complex will encompass 225,000 sq. feet of space in four buildings.

The Big Wave project presents an interesting yet highly frustrating combination of 
good intentions and as yet unresolved problems. The unresolved problems are at a 
high level and speak to the core structure of the project. It is difficult to see 
how these issues can 

e resolved without a significant rethinking of the project on the part 

of the applicant.

Issue #1: The size of the project.

I have had the opportunity to attend all but one of the Big Wave informational 
meetings over the past few years and have carefully read 

the information on their web page (www.bigwaveproject.org).
Unfortunately the meetings failed to communicate the immensity of the 

proposed structures. Indeed, the web page says nothing about the size 

of the buildings. (Update: In the past few days the Big Wave website has been 
updated with a architectural drawing of the  office
building.)

You can imagine my surprise then when I read through the recently published 
facilities plan and discovered:

?  The office park contained 225,000 sq. feet of office space.
To
help put this number into context consider the total square footage of 

all existing office space on the coast (including Half Moon Bay), also 

about 225,000 sq. feet (a number confirmed by applicant Jeff Peck at the February 
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Fwd Comments on Big Wave project facilities plan
11th Midcoast Community Council Meeting). Big Wave--a single project--would 
effectively double the total amount of office space on the coastside.

?  The office park buildings are over fifty feet high, two hundred feet 
long, and eighty feet deep--and there are four such buildings.
They do not have slanted roofs but instead are box-like structures and 

this have immense b=visual "weight." I believe these structures would 

be the second tallest structures on the entire San Mateo Coast.

?  The overall project comes in at 300,000 square feet. This would make it 
the largest project by square footage ever built on the Sam Mateo County coast. Its 
volume is greater than that of one hundred and 

twenty regular-sized, two-story houses.

?  The project is sited with industrial buildings on one side--the largest 
of which is about thirty-four feet tall, although most are smaller. On the other 
side of the site i s a mobile home park (permanent residences) made up of small, 
one-story structures. The Big 

Wave project, due to its tremendous size and the heavy "visual weight" 

of its large, box-like, flat-roof design, will tower over the nearby structures. The
size of the Big Wave project is grossly out of character for the neighborhood of the
site.

This site is simply the wrong site for a project of this magnitude.
The buildings are far too large for the site, for the surrounding neighborhood, and 
for the coastside.

Issue #2: Parking and Traffic

The Big Wave site is built to maximum density. There is no leftover room for a 
picnic area let alone additional parking. As it is the plan 

calls for approximately seven hundred parking spaces. It suggest approximately 4000 
additional trips per day would be generated by this 

facility. Unfortunately, very large structure cannot but be accompanied by very 
large traffic issues.

?  The facilities plan calls for approximately seven hundred parking spaces,
which just meets the needs of the structures as computed by the applicant. However, 
the applicant has used highly optimistic assumptions in those computations, assuming
a favorable mix of uses for the structures which result in the end in a greatly 
reduced need for parking spaces from the maximum. Re-computing the parking 
requirements with more likely assumptions (i.e a higher percentage of 

office space, less storage, etc.) leads to a much higher number of required parking 
spaces--approximately double the number of parking spaces--1400--would be required 
if most of the business park was leased or sold as offices.

Note that due to the site's location there is no additional parking 
available and no additional land upon which to build additional parking. Room for 
the required parking spaces must be found on the Big 

Wave property itself. This is a major issue.

?  There is no direct access to the Big Wave property. Only two routes 
present themselves. One is to wind your way through the narrow 
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Fwd Comments on Big Wave project facilities plan
streets of Princeton Harbor until you reach Airport Road. Another is to come down 
through Cypress Avenue in Moss Beach--another narrow road 

with a bridge that can barely hold two cars side-by-side.

Cypress Aveune, according to residents at the recent MCC meeting, is a  road
that carries approximately 200 cars a day (that sounds about right given the small 
number of residences accessed by that road).
Even if you assume that only half of the newly generated Big Wave traffic would go 
down Cypress that would still result in a tenfold increase in traffic. The harbor 
roads see roughly similar levels of traffic as Cypress. They would also see a 
ten-fold increase in cars each day.

Morning rush hour, lunch hour, and evening rush hour would see 

traffic levels unheard of outside of the Third World.

The developer dismissed concerns about traffic at the recent MCC

meeting saying that they'd have a traffic engineer look at it. I think 

the problem is much more serious, and much more obvious than that and 

should be addressed as early in the process as possible.

?  The property is located in a Tsunami and flood zone, and actually abuts a
major earthquake fault. You can't get any closer than that!
Evacuation plans call for evacuees to travel north to Cypress Avenue and then to 
access Highway One. I simply cannot imagine how this would 

be possible in any reasonable amount of time with so many cars.

Issue #3: The location is a poor one for the project's primary purpose.

The heart of the project is to support up to forty developmentally disabled 
individuals. This is an honorable goal and one the community 

desires as well. However, the location of the project, in terms of serving the needs
of these residents, is a poor one. In fact, it is difficult to think of worse 
choices on the Midcoast or in Half Moon Bay.

?  The facilities plan says that the residents will, in ge neral, not drive.
However, the site is located well away from shopping, restaurants, recreational 
activities, and away from the population of 

the coastside in general. (Limited retail areas do exist in the harbor 

but those are located near Highway One at the front of the harbor area--Big Wave is 
located way at the back of the harbor area, past all 

of the industrial buildings).

?  Big Wave is located immediately adjacent to what is generally considered 
to be the highest crime area on the coastside. There are no 

plans for security at the Big Wave Wellness Center.

?  Big Wave is located immediately next to and along the incoming flight 
path for airplanes landing at the Half Moon Bay airport (both propeller and small 
jet aircraft). This will present a constant and uncontrollable source of loud, 
disruptive noise that may be highly inappropriate for some members of the 
developmentally disabled community.
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Fwd Comments on Big Wave project facilities plan
Suggestions for improvements

The above commentary may sound terribly negative--and I guess it is.
The project has significant flaws in conception and in planning. But the core idea 
is a good one--helping the developmentally disabled to live independently.

With that in mind I would like to make the following suggestions aimed 

at addressing these problems head on with an eye to ward better serving the 
residents of this community.

1)  The office park is far too large and will likely struggle to find 

tenants. Existing office space is no where near capacity. There is little demand for
office space, even before the recent economic downturn, let alone a doubling of 
capacity. I suggest that the developer re-site the office portion of the complex in 
a location where economic demand exists for such a building and where building such 
a structure would not be out of character with its local environment.

There is no physical or conceptual reason why the office space has to 

be located geographically next to the Wellness Center. Locate the office site 
over-the-hill where it can be built and can make good money--keep the Wellness 
center on the coastside to serve the residents.

2)  Resite the Wellness Center near downtown Half Moon Bay. While there are no 
candidate sites where a large office complex might be built there are several 
candidate sites available for the smaller Wellness Center--and given the recent 
economic downturn the land may be becoming more affordable. Siting the Wellness 
Center near an existing town will offer the residents not only interaction with 
mainstream residents but it will also offer them the potential for jobs and 
recreational activities, integrated into the community rather 

than isolated out by the airport and separated from the community.

3)  Although I recognize that the developer already owns the land at the Big Wave 
site and thus desires to maximize that land's value, I would like to point out that 
given the overall budget for this project 

($72 million and up) the price of the land is nearly inconsequential. 

Obtaining a better site would do wonders toward solving the problems presented by 
the project. Indeed, all of the problems I cite above can 

be fully addressed by properly and intelligently siting the project.

The choice of site (or sites) should depend on the needs of the project--we cannot 
simply shoehorn this large-scale project into the Airport Road site simply because 
the developer already happens to own 

it.

Thank you for your attention and I look forward to the next
opportunity comment upon this project.

Sincerely,

/s/ Darin Boville

Darin Boville
Montara, California
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Fwd Big wave project 9

>>> "Curt Parker" <curtisparker@sbcglobal.net> 2/19/2009 12:13 PM >>>

Dear Camille Leung,

Surprise is not the best way to endear residents to a new development in their 
neighborhood.  Subject project was not effectively publicized to the Seal Cove 
community of Moss Beach prior to a week ago and many aspects are still unknown.  We 
have not been advised of the impact this large and ambitious undertaking may have on
the overall Moss Beach-Princeton area and its residents.   For this reason we 
protest approval of the project until such time as it has been presented to the 
public in a complete and comprehensive fashion.  Two articles in the local newspaper
and the project web site fall short of fulfilling that need.

One concern is the effect Big Wave will have on local traffic.  Right now, Airport 
Street is free of congestion.  That will surely change, but to what degree?
Further, how will it affect conditions on Route 1, especially when four lane tunnel 
traffic becomes a factor in a few short years?

We do not oppose development.  This part of the coastside has continuously changed 
over the twenty years we have lived here, often for the better.  However, the pace 
is accelerating and we are depending on San Mateo County to maintain our 
infrastructure consistent with growth or control growth within the limits of 
existing infrastructure.  Again, we urge you to withhold further approval until the 
community can be properly informed and assured that such will be the case.

Sincerely,

Curtis F. & Mary L. Parker             Pamela Eakins; Kate Haisch; Jason Brenneman

846 San Ramon Ave.                     847 San Ramon Ave.
Moss Beach, CA, 94038
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Fwd FW REGARDING OPPOSITION TO the Big Wave Project at PrincetonHarbor

TO: The Honorable Bd. Of Supervisors, San Mateo County

I am writing to address my concerns over the proposed Big Wave Project at Princeton 
Harbor adjacent to the Pillar Ridge Mobile Home Park, 

the Mavericks infamous surfing spot and the NASA tracking station. This project has 
merits for the people that it is designed for (DD ADULTS) however, for the existing 
community it needs to be really scaled back. By the description of the proposed 
scale, it sounds like it will be as big as the Ritz Carlton and yet the 
infrastructure to support it is surely not there.

1.) There are no services such as grocery stores or direct routes from Highway One.

2.) Roads through Princeton are congested, rough, unpaved or dog-legged at best. 

3.) There has been a well-documented night-time fatality of a female pedestrian who 
could not be seen walking along the road one evening after dark. (Airport Blvd. has 
NO street lights and cars speed there.) The residents of the mobile home park often 
walk or ride bikes on this treacherous road and vehicles drive quickly making it 
difficult to avoid hitting a pedestrian in the dark.

4.) During the day, Airport Blvd. is already highly trafficked by Trucks carrying 
their loads through the harbor’s industrial area.

5.)Airport Blvd. has no sidewalks or bicycle lanes, but it perhaps has been 
suggested that there is going to be an extension of the proposed Coastal Bike Trail 
north of the harbor someday, and Airport is the likely route. (Yet more possible 
accidents).

6.) Princeton Harbor is a working harbor and besides that, it is also Visitor 
Serving for tourists and water enthusiasts alike. Why not use the same land to build
a nature interpretive center that would be more in keeping with the fragile 
environment?
7.) The San Gregorio Fault runs up through the bluff at that location. Shouldn’t the
extra needs of developmentally disabled adults be considered when construction is 
proposed in a Natural Hazard Zone? 

8.) Additionally, the Harbor area is subject to Tsunami warnings. How would a large 
center like the one proposed (700+ Parking spaces) be evacuated in the event of a 
natural emergency such as E/Q or Tsunami, with possibly helpless DD folks needing 
extra care as well- all with the inadequate road access?

9.) A group of CERT-trained Moss Beach neighbors formed a group in Seal Cove with an
action plan in the event that first responders – (paid Emergency Response Officers 
-Fire, Sheriff’s & Hospitals) were over-whelmed after a disaster. We can’t imagine 
how frightened DD adults might be in similar situations. 

10.) I do not think the size of this project warrants approval based on the poor 
site location and the proposed enormity of scale compared to the surrounding areas.

 And this does not even address the lack of infrastructure and resources such as 
water or the wetlands that will be impacted at this location. I think a wellness 
center is an excellent idea; however, I am highly skeptical of the Office Park that 
will lend financial support to the Wellness Project. A Ponzi scheme takes from one… 
to benefit others. This seems like this will be a RE scheme of similar proportions. 
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Fwd FW REGARDING OPPOSITION TO the Big Wave Project at PrincetonHarbor

-Cid Young

Moss Beach Resident

180 San Lucas Avenue 

650-728-9271

Cid Young

cid4houses@earthlink.net
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Fwd Opposition to proposed Big Wave project

>>> <mullinsealcove@comcast.net> 2/20/2009 10:09 AM >>>

Ms Leung--I am a Seal Cove resident and I am opposed to the Big Wave project for the
following reasons: 

The site is located adjacent to an environmentally sensitive area. 

It is in a seismic study area. 

We in Seal Cove are already impacted by the influx of people coming to Pillar Point 
Bluff and Maverick's and this project would only increase the traffic congestion and
thus cause more potential safety hazzards and access issues. 

Airport Blvd does not have sidewalks--school kids wait for the bus and people walk, 
bike, push baby strollers down Airport Blvd--Airport Blvd cannot safely handle any 
more traffic --it is marginal now ! 

We do not need monstrous buildings in our small semi-rural neighborhood.

I think the project is a great idea but it needs to located elsewhere. 

Sincerely,

Cathy Mullin 

66 Precita Ave. 

Moss Beach, Ca. 
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Big Wave

>>> Carol <oceanatsanlucas@yahoo.com> 2/19/2009 3:52 PM >>>

Dear Ms Leung,

I am just beginning to get the size of this proposed Big Wave project. I had thought
that it was a sheltered workshop/home/facility for maybe 20 developmentally 
handicapped people, which sounded like a good thing.

Now the picture in the Half Moon Bay Review and Pescadero Pebble shows a geemoungous
developmentally challenged complex the size of which I never would have imagined in 
my 40 plus years here in Seal Cove.

Whatever is the thinking/planning here? Imagine getting out on Highway one with all 
that probable traffic. And with all the sadly empty buildings and shopfronts on our 
Coastside--what clients are they thinking of?

Not to mention that if my memory serves, the bottom of that lovely ridge is the home
of the active Seal Cove earthquake fault.  Reminds me of that song about the 
Titanic: They'll put them down below where they'll be the first to go . . .

But seriously, do let me know more about this plan, and ways it can be modified to a
state of reasonableness. I can't begin to download the many pages which have (thank 
heavens, and you-all for that) been put up on our computers.

Sincerely,

Carol Guion
Ocean at San Lucas
Moss Beach
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Big Wave Project Princeton
By straining existing infrastructure, the proposed Big Wave development at Princeton
is bound to affect adversely everyone already living or working at Princeton and the
Seal Cove neighborhood of Moss Beach, including my wife and me. This is not in 
itself a reason to reject it, but it is a reason to consider carefully the limits of
the site. I have three main concerns:

1. The site is many times farther away from CA-1 highway access than any development
of its projected size on the Coastside. Airport Street is wide and straight, but 
connecting links at both ends are risible. At the north, Cypress Avenue is narrow, 
without shoulders, and restricted midway by a bridge not even two lanes wide. 
Residents using it already have to dodge and sometimes back up to make room for 
SamTrans buses turning into it or crossing the bridge. At the south end Airport 
Street is reached only through a maze of little roads, almost always crowded with 
pedestrians in the area around Princeton¹s several popular restaurants. To place a 
large development on the proposed site without major access improvements would 
surely be poor planning.

2. Described as an office park, the project seems to propose uses at least hitherto 
uncharacteristic of the location. West of Capistrano Road this has been almost 
exclusively light industry, the airport, small warehouses, and boatyards. If light 
industrial uses are proposed for Big Wave, they should be publicly addressed.

3. Finally, I am concerned about visual scale. The site is backed by protected land,
and development, especially the height of buildings, needs to be carefully regulated
to maintain the integrity of the coastal landscape.

Sincerely,
Carl and Mary Peterson
116 Los Baños Avenue
Moss Beach
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Big Wave Project

>>> "Ari Etheridge" <ari_urakubo@yahoo.com> 2/6/2009 9:06 AM >>>
Ms. Leung,

I am a resident of unincorporated San Mateo County in the Miramar area and would 
like to offer comments on the Big Wave development.  While I laud the purpose of the
project which would provide residence and employment for developmentally disabled 
adults, I do find some aspects of this project concerning both with respect to the 
impact on the local community as well the the mission of the project.

The current services available in the area appear to be inadequate for the project 
involved.  The access to highway one is limited by Cypress Avenue in the north and 
through Princeton in the south.  Both points of access are small roads which do not 
appear to be able to sustain adequately the increased traffic created by the 
development as well as the traffic created by construction.

It would seem that the underlying goal of the Big Wave project would be to integrate
developmentally disabled adults into the larger community.  While providing a place 
of residence and employment services would help achieve these goals, the placement 
of the development would actually serve to further isolate these individuals as 
there are few existing community resources in the immediate area and accessing many 
services (such as health, food, financial, library, recreation) would require 
transportation which is limited, especially on weekends.

I support the development of a project which aims to achieve the goals of the Big 
Wave development, but believe there are serious drawbacks to this particular 
project.

Thank you for your time.

Sincerely,

Ari Etheridge
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Fwd RE  Big Wave Project

>>> "Mike or Yvonne" <mbeeds@yahoo.com> 2/20/2009 3:39 PM >>>
Dear Ms Cleung,

I am unable to support this project, because the Community needs to have a traffic 
impact study done.   This project will add traffic and congestion to our already 
over burdened roads.

Thank you,

Yvonne Bedor
P.O. Box 873
El Granada  94018
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