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Memorandum 
 
 

Project No. 4113-02 
December 21, 2021 
 
To: William Johnson, Project Manager, the SPHERE Institute 
 
From: Max Busnardo, M.S., Principal Restoration Ecologist, H. T. Harvey & Associates 
 
Subject: 410 Airport Boulevard—CEQA Project Description 
 
 

Project Introduction 

The proposed park project (the project) at 410 Airport Boulevard in Burlingame, California (Figure 1) will 
transform the vacant 9.4-acre parcel of bayfront land into a public nature and recreation park.  The project will 
restore a natural tidal marsh ecosystem along this portion of the San Francisco Bay shoreline.   
 
The SPHERE Institute (SPHERE) is the project proponent. Project partners include the San Mateo Resource 
Conservation District (SMRCD) and the California State Lands Commission (SLC). 
 
In October 2019, the project secured an interim-term lease from the SLC to complete due diligence, design 
development, community outreach, regulatory agency coordination, and CEQA approval. The project applicant 
(The SPHERE Institute) submitted the long-term lease application (for the maximum 49 years) in July 2021.   
 
The project’s three main goals are to: 
 

1. Create a dynamic and engaging park that invites a broad range of users to explore, learn, and enjoy; 
providing access to the bay for people of all communities, age groups, and abilities; establishing safe, 
legible connections to the San Francisco Bay shoreline and the Bay Trail; and developing flexible 
indoor and outdoor spaces as a hub for educational opportunities and community events. 

2. Increase awareness of climate change and sea level rise by providing interpretive opportunities and 
programming that allow visitors to explore and learn about sea level rise resiliency, and the impact of 
climate change on native ecosystems; creating biophilic experiences that help foster a sense of 
connection to the natural environment; and using innovative, sustainable materials and methods, 
including wildlife-friendly and bird-safe design. 
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3. Restore bayfront ecosystems ecologically appropriate for the site’s landscape position, including tidal 
salt marsh and marsh-upland ecotone1 (or ecotone) habitats; promoting native vegetation and 
controlling non-native species. The project would also be designed to provide improved filtration of 
stormwater and tidal bay water. 

 
To achieve these goals, the project’s intent is to transform the property into public open space, with a focus on 
public access to the bay, tidal marsh habitat restoration, and sea level rise resiliency demonstration/education. 
The overall earthwork concept is to excavate the northern portion of the site and move that excavated soil to 
create a berm farther south, closer to the roadways. The excavation design grades would be set to convert 
existing ruderal upland habitat and low-quality seasonal wetland habitat to a high-quality tidal salt marsh 
ecosystem. An improved Bay Trail segment would be located atop the berm overlooking the restored tidal 
marsh. The project would also include an education center building and would program educational events. 
Interpretive design elements would be installed throughout the park to educate park users about climate change 
and bay ecology in a manner that allows users of diverse ages, backgrounds, and abilities to engage with the 
site. 
 
As currently proposed, and as shown on Figure 2, the site would include the following features and amenities: 
 

• Restored tidal salt marsh habitat, ecotone, and upland habitats with native plant species 

• Improved Bay Trail 

• Secondary trails 

• Education Center building 

• Interpretive program 

• Sea level rise resiliency demonstration 

• Bay Area Water Trail access & recreation (including a kayak launch in Sanchez Creek and a kitesurfing 
ramp with bay overlook/access in the northwest corner of the site) 

• Fishing overlook 

• Lawn 

• Multi-purpose areas 

• Trash enclosure 

• Parking lot, adjacent to Airport Boulevard and Bay View Place 
 
  

 
1 Marsh-upland ecotone (or ecotone) habitat refers to the transition zone of vegetation that would be located on the 
slope situated between the restored tidal marsh at the toe of slope and the upland habitat at the top of slope. 
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The following are included as potential additional features: 
 

• Living shoreline intertidal habitat design elements incorporated into rock slope protection at the tidal 
inlet and kitesurfing ramp 

• Rock structures within the tidal inlet, creating a permeable barrier, to reduce wave propagation into 
the restored marsh 

• Submerged breakwater structure bayward of the tidal inlet to the restored tidal marsh 

Existing Conditions 

The site and surrounding land were created by the Anza Corporation in the mid- to late 1960’s by placement 
of fill without authorization across approximately 150 acres of former San Francisco Bay habitats. Following a 
lawsuit, this land was divided between the Anza Corporation and the SLC. The 9.4-acre parcel is owned by SLC 
and was never developed (Figure 3) – it is a vacant lot consisting of: 
 

• Weedy (ruderal) upland habitat occupying the majority of the site with a few non-native shrubs and 
trees scattered around the site’s periphery 

• Unimproved Bay Trail along the northern edge 

• Unused gravel “parking lot” at the western edge, adjacent to the Kincaid’s restaurant paved parking 
lot 

• Abandoned paved parking lot and other hardscape infrastructure related to the former Sherman 
Restaurant, which was located on a boat moored in Sanchez Creek, along the eastern edge 

• Federal Aviation Administration tower, located in the eastern parking lot, associated with San 
Francisco International Airport. The Federal Aviation Administration has an existing lease and 
easement with SLC for this infrastructure. 

Biology 

The site consists of fill placed in former tidal baylands which converted baylands to uplands. Consequently, 
disturbance adapted, upland ruderal habitat occupies the majority of the 9.4-acre site (e.g. fennel [Foeniculum 
vulgare], Italian thistle [Carduus pycnocephalus], and various non-native annual grasses). A few non-native shrubs 
and trees are scattered around the site’s periphery. A small surface area (~ 0.40 acres) of U. S. Army Corps of 
Engineers’ (USACE) jurisdictional seasonal wetlands also occurs at the site in depressions formed via 
differential settlement of the fill material. They support shallow ponding (less than ~1 foot) for several months 
in the rainy season. These wetlands are dominated by non-native grasses and flowering herbs. They provide 
minimal wetland functions including low-quality habitat for wildlife. 
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The site provides relatively poor habitat for wildlife due to the dominance of weedy ruderal habitat and absence 
of native trees and shrubs. The site is located along the Pacific Flyway; however, it does not provide high-
quality “stopover” habitat due to the prevalence of weedy vegetation and lack of trees and shrubs. 
 
Due to the short duration and shallow nature of ponding in the seasonal wetlands, no aquatic animals are 
expected to occur in these seasonal wetlands. 

Hydrology/Soils 

The northern edge of the site borders on the tidal waters of San Francisco Bay and is subject to considerable 
erosive force from wind driven waves. The existing shoreline erosion protection consists of large concrete slabs, 
roadbed of the former San Mateo Bridge, placed onsite when the bridge was rebuilt, and the fill soil was placed 
to create the Anza Area of Burlingame as described above. The slabs were stacked vertically to create the Anza 
Area boundary, and fill was then placed behind them. Along the northern property line, the concrete slabs have 
shifted somewhat over time and smaller rip rap material was placed towards the toe of the slope. Along Sanchez 
Creek, the concrete slabs are still stacked vertically with, in some locations, sakcrete concrete placed above them 
at or near the top of bank. The site’s elevations are above the influence of regular tidal inundation from the 
bay. Under the current conditions, it is likely that the site would potentially flood during a 50-year coastal flood 
event (i.e., a flood event that has a 2% chance of occurrence in any given year). 

Operations/Public Access 

Currently the Bay Trail, located along the east and north sides of the parcel, is in disrepair and is generally 
somewhat unsafe (rebar protruding from concrete debris shoreline protection, erosion and settling of the 
concrete debris, trip hazards and non-native weedy vegetation “islands” within the trail, etc.). Nevertheless, the 
site does provide access to the shoreline and residents visit the site to fish, jog, bicycle, etc. The vast majority 
of the site is fenced off and vegetated, as described above. 

Views 

Views of the bay are very limited from Airport Boulevard due to the trees located along the parcel’s perimeter, 
are somewhat better along Bay View Place, and are unobstructed from the unimproved Bay Trail along the 
northern edge of the site. 

Proposed Conditions 

Wetland Restoration 

The site occurs within historic baylands that were previously filled. The project would remove a portion of this 
fill and reconnect the excavated area to the bay’s tides to restore an approximately 3-acre tidal salt marsh 
ecosystem. The restored ecosystem would be dominated by native plant species that would consist of 
approximately 1.5 acres of tidal salt marsh habitat below the current High Tide Line (HTL) and approximately 
1.5 acres of associated ecotone above the current HTL. 
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• Tidal salt marsh refers to the portion of the restored marsh ecosystem that would be flooded and 
drained by the twice daily high and low tides that would convey saline water to the marsh from the 
San Francisco Bay through a constructed tidal inlet. Most of the tidal marsh would consist of a 
relatively flat marsh plain and would be vegetated with native plants adapted to salty soils and regular 
tidal inundation. The tidal marsh would be located below the current HTL. 

• Marsh-upland ecotone habitat refers to the transition zone of vegetation that would be located on the 
slope situated between the restored tidal marsh at the toe of slope and the upland habitat at the top 
of slope. Ecotone vegetation would consist of a diverse transition of plant communities from those 
that are relatively salt and flood tolerant near the toe of slope/marsh to those that are more drought 
tolerant toward the top of slope. The proposed tidal marsh ecosystem restoration is consistent with 
regional bayland planning guidance for this portion of the San Francisco Bay shoreline including: 
Baylands Ecosystem Habitat Goals Project (1999), Baylands Ecosystem Habitat Goals Project Science Update 
(2015), and the San Francisco Bay Shoreline Adaptation Atlas (2019). 

 
The tidal marsh and ecotone design is modeled after natural San Francisco Bay tidal salt marsh analogues, with 
the primary analogue consisting of the closest appropriate natural marsh to this site: Laumeister Marsh. Tidal 
salt marsh habitat would consist of a fully tidal mid- to high-marsh plain dominated by pickleweed (Salicornia 
pacifica) with a lower abundance of a diversity of native tidal salt marsh plant species. Tidal waters would be 
conveyed to and from the marsh plain on the flood and ebb tides by a dendritic tidal slough channel network 
connected to the San Francisco Bay via a constructed tidal inlet. The ecotone would support a high diversity of 
native plant species occurring within sub-shrub and shrub habitat patches in a matrix of alkali meadow habitat. 
Overall, the habitat improvements would support a high diversity of plants and animals, including insect 
pollinators. 
 
The existing ruderal habitat and the majority of the low-quality seasonal wetlands would be converted to 
restored tidal marsh and ecotone via mass grading. The mass grading effort would excavate the existing bay fill 
to tidal marsh elevations and place that fill landward to construct the ecotone slope up to the new Bay Trail 
segment. The tidal inlet to the San Francisco Bay would be constructed through the site’s existing concrete 
rubble shoreline protection to provide full tidal action to the restored tidal marsh. The existing shoreline 
protection would be left intact adjacent to the tidal inlet to serve as a wave break to protect the restored tidal 
marsh from wind wave erosion. The slope leading up from the marsh would be graded at a low, gradual angle 
(slopes varying from 4:1 to 10:1 [horizontal:vertical]) to restore ecotone habitat with the new Bay Trail segment 
located on the berm crest. The grading plan for both the restored marsh plain and the ecotone slope would 
provide the marsh ecosystem with resiliency to sea level rise, so that sea level rise is less likely to drown the 
vegetated marsh in the future. For example, the marsh plain would be constructed at elevations situated 
relatively high in the tidal frame and the ecotone would be built with a gradual, gentle slope (not steep) to allow 
the tidal marsh to adapt to sea level rise. The gradual ecotone slope from the marsh to the trail would provide 
horizontal space for the marsh to gradually move upslope as sea level rises (i.e., landward transgression of 
marsh). 
 



  
9 

H. T. Harvey & Associates 

Contaminant testing of soils at the marsh design grade found that certain contaminants exceed Regional Water 
Quality Control Board (RWQCB) screening criteria for the protection of aquatic animals. Therefore, the project 
would include over-excavation of contaminated soils and import and backfill of the restored marsh plain with 
clean soils that meet RWQCB screening criteria for wetland surface material to protect aquatic animals that 
would utilize the restored marsh. There is also material onsite that contains non-hazardous concentrations of 
petroleum hydrocarbons and metals which would need to be disposed offsite at a Class II regulated landfill or 
buried under two feet of clean fill material (Langan Engineering and Environmental Services 2021). A small 
volume of soil containing hazardous concentrations of lead would need to be disposed of off-site at a Class I 
regulated landfill (Langan Engineering and Environmental Services 2021). Following soil excavation and 
wetland surface soil import and placement, the restoration work would include intensive revegetation of native 
plant communities via seeding, planting, and vegetation maintenance during a short-term, three-year plant 
establishment period. 

Biology 

The tidal marsh ecosystem would be designed to maximize tidal habitat functions and wildlife value, be resilient 
to sea level rise, and provide recreational/educational opportunities. The ecotone habitat would provide these 
habitat functions: provide high-tide refugia for tidal marsh species during extreme high-tide events; provide 
space for the landward transgression of tidal marsh habitat as sea level rises; support high plant and animal 
community diversity, including insect pollinators. 
 
The proposed habitat restoration would improve wildlife habitat value. The most significant change in wildlife 
use of the site would involve the bird community, which would increase in diversity and abundance. The 
restored habitats would attract a higher diversity and abundance of bird species and guilds than are currently 
present. This benefit to bird use is expected because the proposed restoration and revegetation would provide 
more layers of vegetation (increased structural vegetation diversity) which would increase the diversity of 
microhabitats, thus providing resources for a greater number of bird species and individuals. 
 
The restoration would also contribute to the site’s value as a stopover site along the Pacific Flyway by providing 
greater diversity of foraging habitats, increased abundance of plant-based and invertebrate food, and greater 
vegetation volume. The site would be able to support more migrant birds compared to existing conditions by 
allowing them to build up and store fat to continue their migrations. 
 
The project site would also support a greater abundance and diversity of aquatic animals following project 
implementation. The subtidal and intertidal habitats on the project site would be connected to San Francisco 
Bay waters and would provide foraging habitat for a variety of estuarine fish. The vegetated marsh surrounding 
the project’s subtidal and intertidal habitats would provide organic matter that would in turn support high algal 
biomass within the site as well as numerous invertebrates, so the project would enhance foraging habitat and 
food abundance for native fish that utilize the adjacent bay. 
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Hydrology/Soils 

The project would improve the entire 9.4-acre parcel, including portions of the bay shoreline along the northern 
edge of the site (approximately 1020 ft total) and the Sanchez Creek bank (approximately 360 ft total). Under 
proposed project conditions, the existing shoreline protection would be breached, allowing tides to inundate 
excavated portions of the site. 
 
Waves could propagate through the constructed tidal inlet and potentially cause soil erosion in the restored 
marsh. The project would include several constructed elements to avoid and mitigate the effects of waves, 
produced both by moving vessels and wind shear, propagating into the site through the approximately 50 ft 
wide tidal inlet: 
 

• The orientation of the tidal inlet would be to the northeast, to minimize directly coincident waves 
generated along the longest fetch, which is directly north. Fetch refers to a water surface area or length 
over which the wind blows and is able to generate waves. Angling the inlet away from the principal 
fetch direction serves to prevent the largest potential waves from entering the site. 

• Once waves enter the inlet, the design forces the waves to break and dissipate energy as the slope 
quickly ascends over a rip-rapped grade transition that curves toward the southeast and narrows before 
incoming water reaches the constructed marsh and associated channels. The grade transition would 
ensure that waves break while entering the site, thereby dissipating energy through turbulence and 
other processes. 

• The rip-rapped bottom and sides of the inlet would also promote drag forces within the incoming 
flow that reduces wave energy, and a similar effect would be added by directing the incoming flow 
around a bend in the inlet channel prior to it splitting into the marsh channel network and marsh plain 
areas of the site. 

• The meandering of these marsh channels and the marsh vegetation along the channel margins, 
bounding berms, and marsh plain would serve to further reduce the energy of incoming waves by 
increasing surface roughness and flow complexity. 

• Raised topography at the southern portion of the marsh and additional riprap armoring of the slope 
under the education center would provide a further layer of protection for critical infrastructure 
elements of the site. 

 
In-water work at and north of the kayak launch would include up to a maximum of 110 linear feet of 
improvements along the Sanchez Creek shoreline to repair undercutting of the existing concrete slabs and 
sakcrete. 
 
In addition, the following are included as potential additional in-water features: 
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• Living shoreline intertidal habitat design elements incorporated into rock slope protection at the tidal 
inlet and kitesurfing ramp. These may include the addition of rugosity to the rock and/or concrete to 
promote colonization by macroalgae and macroinvertebrates, as well as rock-crown revegetation with 
native plants on the upper elevation portions of these rock structures. Rugosity refers to small-scale 
variations in the surfaces of the rock and/or concrete creating a rough, ridged or wrinkled surface that 
promotes natural establishment of diverse assemblages of macroalgae and macroinvertebrates. 

• Rock structures within the tidal inlet, creating a permeable barrier, to reduce wave propagation into 
the restored marsh by forcing waves to break as soon as possible upon reaching the site. 

• A submerged breakwater element to trigger wave breaking prior to entering the tidal inlet. An offshore 
breakwater would essentially create a shield in front of the inlet, with gaps between the shoreline and 
the structure, to disrupt incoming waves from all northerly directions (from NW to NE). This 
structure would be designed with living shoreline subtidal/intertidal habitat elements and would likely 
consist of a combination of an artificial oyster reef and rip rap. The structure would trigger breaking 
of the 100-yr wave event and would not extend above the HTL so that it would not result in the loss 
of waters of the U.S./State. 

Operations/Public Access and Education 

The project would improve access for the public to experience a wide variety of recreational activities. It would 
provide amenities for fishing, picnicking, playing lawn games, kitesurfing/windsurfing, kayaking/paddle 
boarding, jogging, bicycling, birdwatching, and attending educational events: 
 

• Public Access to Nature—The project is designed to maximize visual access to the restored tidal 
marsh habitat and promote nature-based recreation and education. Several elevated site elements (e.g. 
upper and lower boardwalks, education center deck, overlook grove, etc.) would provide observation 
points for birdwatchers, educational groups, and members of the public. The revegetation design is 
geared to provide the public with opportunities to experience and learn about native plants. The 
marsh, its associated marsh-upland ecotone, and the upland habitat would all be revegetated with 
native bay edge species. Planting in areas of high public use, for example around the education center, 
would be more “formal” but would still only include appropriate native bay edge species. The site 
would be designed to provide universal access to the education center and all trails and passive 
recreation areas. In terms of active recreation, the kayak launch would comply with Americans with 
Disabilities Act accessibility standards, however the kitesurfing ramp would not, as the nature of this 
sport requires a steep ramp for launching the kite. West of the kitesurfing ramp, the existing shoreline 
protection would be modified to incorporate a bay overlook. 

• Education and Interpretive Program—The project would provide opportunities for schools, non-
profit organizations, other groups, and citizens to learn about sea level rise, bay ecology, and other 
relevant topics. The site would include an interpretive program to educate the public on the natural 
environment and explain the project’s nature-based sea level rise adaptation strategy. The outdoor 
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portion of the program would focus on experiential and structural elements and may provide a few 
sign panels. The indoor portion would include displays and likely a video/monitor educational 
component. The park’s intentional topographic design would provide a visual example of the process 
of sea level rise, strategies for adapting shorelines to sea level rise, and would be incorporated into the 
interpretive program. In addition, educational programming and events would be hosted at the site. 
These educational programs would be led by teachers or docents and include activities and lectures 
above and beyond the interpretive program. 

• Bay Trail and Other Pathways—The project would re-route and improve the Bay Trail, which 
would run along the elevated ridge of the berm, offering views of the bay and the restored tidal marsh 
habitat below. The site’s education center would provide a stopover with restrooms, a water re-filling 
station, and other amenities for joggers, walkers, and cyclists. Paths and boardwalks would branch off 
the Bay Trail to provide access within the park. The Project would also improve public access to this 
section of the Bay Trail by providing parking. The site’s secondary pathways would provide direct 
access to the bay edge, including the Sanchez creek promenade along the eastern edge, the upper and 
lower boardwalks in the northeast corner, and the trail spur on the wave break at the northern edge 
of the site. Other secondary pathways provide safe access from the sidewalk and parking lot to the 
site’s key elements. 

• Water Access—The project would include two separate access points for the Bay Area Water Trail 
– at the western side for kitesurfing and windsurfing access directly into the bay and on the eastern 
side for kayaking and paddle boarding access in Sanchez Creek, more protected from direct wave 
action. The kitesurfing and windsurfing ramp would include a lawn lay-down area for setting up 
equipment, and the kayak launch would include a ramp (with landings [i.e., minimally sloped pause 
points in the ramp]) and floating dock. In addition, access would be improved along the north shore 
for fishing, a popular activity at the site. The park’s additional parking would also improve access for 
these water-based activities. 

• Education Center and Adjacent Eastern Lawn— 

o The building would include two exhibit galleries, with a dividing operable wall system allowing 
the galleries to be merged into one larger space. It includes an associated northern deck and 
eastern/southern plazas. 

o The education center galleries would be open to the public 7 days/week from 9am to 5pm. 

o Along the east side of the building, a takeaway café counter would serve coffee, sandwiches, 
etc. that can be consumed in the park or taken to go. The café would not provide sit-down 
menu service. It would be open 7 days/week from 8am to 3pm with possible extended summer 
hours from 7am-3pm. 

o Along the west side of the building are the park restrooms accessible from the exterior of the 
building. These exterior park restrooms would open at the same time as the café and stay open 
until dusk (when the parking lot closes). 
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o The eastern lawn is located between the education center and Sanchez Creek and would provide 
room for picnicking, lawn games, and a variety of activities and events. 

• Events—The project’s education center would host educational programs and other events. 

o Events may include the following: 

 Education—School group, community group, speaker series, scientific research 

 Recreation—Sports competition, group sports lesson, group kayak outing, nature group 
outing 

 Performance—Music, theater, movie, art 

 Community—Farmer’s market, food truck hub, craft fair, collectible/antique fair, art/ 
wine festival 

 Private—Wedding, birthday party, family reunion, faith-based event (e.g. bar mitzvah) 

 Corporate/Nonprofit/Government—Meeting, conference, banquet 

o Events may temporarily limit public access to portions of the education center (one or both 
galleries, the lobby, and/or the interior restrooms) and its associated exterior spaces (northern 
deck, eastern plaza, and/or eastern lawn). The public would always have access to the Bay Trail, 
Bay Area Water Trail access points, exterior park restrooms, café counter, parking lot, and 
western lawn. 

• Parking—The site would include an entry drive and a one-way parking lot extending from the entry 
at Airport Boulevard, exiting on Bay View Place. The parking lot would be gated on both sides for 
security and would be open 7 days/week from dawn to dusk. All onsite parking areas would remain 
open to the public during education center events, which would utilize valet/shuttle services.  Parallel 
street parking spaces will also be added to both sides of Bay View Place.  

Views 

Views to the bay would be improved, both from Airport Boulevard and from within the park. The existing 
vegetation along the site’s southern perimeter currently obstructs views of the bay from Airport Boulevard. 
This vegetation would be removed and strategic view corridors would be provided around the education center 
to highlight the project’s unique bayside setting. Even in locations where the bay is not directly visible, the open 
unobstructed views through the site would indicate the waterfront (because there is no development bayward 
of the site, leading to long views across the bay). Within the park, views to the bay would be highlighted from: 
 

• The Bay Trail and overlook grove, both located on the created berm (proposed to be approximately 
9-10 feet above current grade), 

• the education center, located centrally to provide views of the restored marsh, tidal inlet, and the bay 
beyond, 
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• the upper boardwalk and fishing overlook in the northeast portion of the site, 

• the Sanchez Creek promenade along the east side, and 

• the kitesurfing ramp, bay overlook/access and seating, and lawn in the northwest corner of the site. 

Lighting 

The project would include outdoor lighting in the landscape and along the exterior of the education center. 
Lighting goals are based on safety, security, and sensitivity to the adjacent restored habitat: 
 

• Human experience 

o Highlight paths, wayfinding, features and destinations 

o Design for scene experience 

o Provide for safety and security 

• Ecology 

o Avoid glare, excess light, and light pollution 

o Select light color to minimize effects on wildlife 

o Reduce high contrast 

• Energy efficiency 
 
Automated interior blackout shades would be installed on all windows on the education center’s north/ 
northwest and east facades as well as the galleries’ south facing clerestory windows. These shades would be 
programmed to close when the building is not in use and between 10:00 p.m. and sunrise. 

Bird-Safe Design 

The project would incorporate bird-safe glazing on certain portions of the education center to reduce the 
frequency of bird collisions with glazed facades. The minimum extent of the proposed bird-safe glazing 
treatment on the building’s facades would include the large glass panels on the north/northwest and east facades 
(see preliminary plans on Figure 4). Bird-safe glazing treatments may include fritting, netting, permanent 
stencils, frosted glass, exterior screens, physical grids placed on the exterior of glazing, or ultraviolet patterns 
visible to birds. The bird-safe pattern would have vertical elements at least ¼-inch wide at a minimum spacing 
of 4 inches, and horizontal elements at least ⅛-inch wide at a minimum spacing of 2 inches. 
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Construction 

Timing and Equipment 

Project construction is anticipated to occur over the course of 3 construction phases and would likely require 
the following equipment (Table 1). 
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Phase Site Element Anticipated Construction Equipment 
• Potential living shoreline intertidal habitat 

design elements incorporated into rock slope 
protection at the kitesurfing ramp  

• Living shoreline elements would not 
require additional equipment than 
what is listed above 

Phase 2 
(anticipated 
start 2025) 

• Import fill placement of wetland surface 
material in the marsh and finish grading of 
marsh and upland fill areas 

• Revegetation  
• Bay Trail, including overlook grove 
• Entry and parking lot 
• Western lawn 
• Lower and upper boardwalk 
• Tidal inlet 
• Education center foundation and slab 

• Excavators, 1,664 hrs  
• Graders, 570 hrs 
• Rubber Tired Dozers, 480 hrs 
• Tractors/Loaders/Backhoes, 720 hrs 
• Highway Dump Trucks, 7,380 hrs 
• Water Trucks, 120 hrs 
• Bore/Drill Rigs, 464 hrs 
• Concrete Trucks, 1,040 hrs 
• Concrete Pumps, 240 hrs 
• Pavers, 90 hrs 
• Rollers, 180 hrs 
• Aerial Lifts, 480 hrs 
• Highway/Flatbed Trucks, 960 hrs 
• Dewatering Pumps, 160 hrs 

• Potential rock structures within the tidal inlet 
• Potential living shoreline intertidal habitat 

design elements incorporated into rock slope 
protection at the tidal inlet. 

• Potential rock structures withing the 
tidal inlet would not require 
additional equipment than what is 
listed above. 

• Living shoreline elements would not 
require additional equipment than 
what is listed above 

Phase 3 
(anticipated 
start 2026) 

• Education center completion 
• Eastern lawn 
• Sanchez Creek promenade 
• Kayak launch 
• Fishing overlook 

• Excavators, 640 hrs 
• Rubber Tired Dozers, 120 hrs 
• Tractors/Loaders/Backhoes, 1,530 hrs 
• Highway Dump Trucks, 480 hrs 
• Rollers, 120 hrs 
• Skid Steer Loaders, 120 hrs 
• Highway/Flatbed Trucks, 3,280 hrs 
• Cranes, 240 hrs 
• Forklifts, 480 hrs 
• Aerial Lifts, 5,120 hrs 
• Generator Sets, 2,800 hrs 
• Tractors/Loaders/Backhoes, 1,290 hrs 
• Welders, 560 hrs 
• Air Compressors, 960 hrs 
• Concrete Trucks, 80 hrs 
• Concrete Pumps, 120 hrs 
• Tug, 160 hrs 
• Pavers, 120 hrs 

• Potential submerged breakwater structure at 
the tidal inlet described above  

• Additional equipment for 
submerged breakwater includes tug 
(180 hrs), excavator (120 hrs), 
highway dump trucks (160 hrs) 
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Dewatering, Water Quality Protection, and Aquatic Species Protection 

Construction of in-water work would be limited to June 1 – November 30 based on the work windows for 
Pacific herring and steelhead. 
 
There are several types of in-water features associated with the project: 
 

1. Construction in bay waters of most project features, including the tidal inlet, kitesurfing ramp, and 
kayak launch Sanchez Creek shoreline repairs, would require temporary dewatering via cofferdams. 
Cofferdams would be constructed with materials to effectively dewater the work area (e.g. inflatable 
rubber dams and/or sheet piles). 

2. Construction of the tidal marsh plain would also require dewatering, not to hold back bay waters, but 
to pump out bay water that seeps through the wave break into the excavation footprint. 

3. Construction in bay waters of the potential submerged breakwater at the tidal inlet would be 
accomplished from the bay (e.g. via barge) or from land (e.g. long-reach excavator) with material being 
placed directly in the bay without temporary dewatering. 

4. Construction in bay waters of minor excavation associated with the kayak launch floating dock would 
be performed with a silt curtain and without temporary dewatering. 

5. Installation of the kayak launch’s floating gangway and dock would require permanent piles. 
 
The project would implement the following measures to ensure that the project avoids impacts on water quality 
and aquatic species. 
 
Measure 1. Water Quality Protection—While cofferdams would be closed off to the bay during low tide 
when the work areas would not be inundated, it may be necessary to pump water out of the cofferdam enclosed 
work areas during construction, should substantial amounts of water leak into the work area. For the marsh 
plain excavation, pumping water out of the excavation footprint would also be required. 
 
Any water pumped out of the cofferdam enclosed work areas and/or the marsh plain excavation work area 
would be filtered, then discharged back to the bay: 
 

• Before discharge, water would be treated with appropriate Best Management Practices (BMPs) such 
that the discharge does not adversely affect the surface water quality of the receiving waters. 

• Turbid or sediment-laden waters related to dewatering or basin draining would be discharged to a 
temporary or permanent sediment basin or trap on the project site. 

• Energy dissipation would be provided at all discharge points so that dewatering or basin draining 
activities would not cause nuisance conditions or erosion in receiving waters and would not adversely 
impact downslope properties or habitats. 
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In addition, projects causing land disturbances that are equal to one acre or greater must comply with State 
requirements to control the discharge of stormwater pollutants under the National Pollution Discharge 
Elimination System (NPDES)/Construction General Permit. This project will disturb greater than one acre. 
Therefore, prior to the start of construction/demolition, a Notice of Intent would be filed with the State Water 
Board describing the project. In complying with State requirements to control the discharge of stormwater 
pollutants under the NPDES/Construction General Permit, the Project would be required to develop and 
maintain a Storm Water Pollution Prevention Plan, which would include the use of BMPs to protect water 
quality until the site is stabilized. Standard permit conditions under the NPDES/Construction General Permit 
require that the applicant utilize various measures including: on-site sediment control BMPs, damp street 
sweeping, temporary cover of disturbed land surfaces to control erosion during construction, and utilization of 
stabilized construction entrances and/or wash racks, among other factors. 
 
Additionally, in many Bay Area counties, including San Mateo County, projects must also comply with the 
California RWQCB, San Francisco Bay Region, Municipal Regional Stormwater NPDES Permit (MRP) (Water 
Board Order No. R2-2009-0074). This MRP requires that all projects implement BMPs and incorporate Low 
Impact Development practices into the design that prevents stormwater runoff pollution, promotes infiltration, 
and holds/slows down the volume of water coming from a site. In order to meet these permit and policy 
requirements, the Project would incorporate the use of such elements as tree planters, grassy swales, and 
bioretention and/or detention basins. Compliance with both of these permits would prevent significant 
negative water quality impacts and improve stormwater runoff compared to existing conditions at the project 
site, and further avoid water quality impacts on the San Francisco Bay. 
 
Measure 2. Cofferdam Installation—If inflatable water-filled rubber cofferdams are used, they would be 
installed at low tide when the work area is fully drained. If sheet pile cofferdams are used, the two sidewalls of 
the cofferdam would be placed first, followed by the final wall of the cofferdam on the bayward side. The final 
wall would be placed at low tide to minimize the amount and depth of water present within the cofferdam. Just 
before the final wall is installed, qualified biologists would use nets (with a maximum mesh size of 9.5 
millimeters) to exclude fish from the construction area. At the low tide, qualified biologists would walk from 
the upper edge of the work area to the lower (bayward) edge of the work area with a seine stretched across any 
wetted portion of the work area to encourage fish to move out of the construction area through the gap where 
the final wall would be installed. When the lower end of the construction area is reached, a block net would be 
installed in that gap to prevent fish from moving back into the cofferdam. This procedure would be repeated 
a minimum of three times to ensure that no fish remain in the dewatered area. The final sheet pile would then 
be installed. Following completion of work within each of these dewatered areas, the cofferdam would be 
removed. 
 
Measure 3. In-Water Pilings Installed and Removed Using Vibratory Pile Drivers—All in-water pilings, 
including sheet piles for the temporary cofferdams and permanent piles for the kayak launch, would be installed 
and removed with vibratory pile drivers only. Vibratory pile driving would be conducted following USACE’s 
2013 “Proposed Additional Procedures and Criteria for Permitting Projects under a Programmatic 
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Determination of Not Likely to Adversely Affect Select Listed Species in California.” This programmatic 
determination establishes general procedures for minimizing impacts to natural resources associated with 
projects in or adjacent to jurisdictional waters. 

Nesting Bird Protection 

All native birds that may nest on or immediately adjacent to the project site are protected under the Migratory 
Bird Treaty Act (MBTA) and/or California Fish and Game Code. The removal of vegetation supporting active 
nests may cause the direct loss of eggs or young, while construction-related activities located near an active nest 
may cause adults to abandon their eggs or young. Therefore, the project would implement the following 
measures to ensure that the project avoids impacts on nesting birds protected by the MBTA and California 
Fish and Game Code. 
 
Measure 1. Nesting-Season Avoidance—To the extent feasible, construction activities should be scheduled 
to avoid the nesting season. If construction activities are scheduled to take place outside the nesting season, all 
impacts to nesting birds protected under the MBTA and California Fish and Game Code would be avoided. 
The nesting season for most birds in San Mateo County extends from February 1 through August 31. 
 
Measure 2. Preconstruction/Pre-Disturbance Surveys and Buffers—If it is not possible to schedule 
construction activities and/or tree removal between September 1 and January 31, preconstruction surveys for 
nesting birds shall be conducted by a qualified ornithologist to ensure that no nests shall be disturbed during 
project implementation. These surveys shall be conducted no more than seven days prior to the initiation of 
demolition or construction activities, including tree removal and pruning. During this survey, the ornithologist 
shall inspect all trees and other potential nesting habitats (e.g., trees, shrubs, ruderal grasslands, buildings) in 
and immediately adjacent to the impact areas for nests. If an active nest is found sufficiently close to work areas 
to be disturbed by these activities, the ornithologist shall determine the extent of a construction-free buffer 
zone to be established around the nest (typically 300 feet for raptors and 100 feet for other species), to ensure 
that no nests of species protected by the MBTA and California Fish and Game Code shall be disturbed during 
project implementation. 

Intended Use of the Environmental Document 

The City of Burlingame would serve as the lead agency, with SLC serving as the responsible agency. 
 
Regulatory agency permitting would be coordinated via the San Francisco Bay Restoration Regulatory 
Integration Team (BRRIT). The BRRIT consists of staff dedicated to this purpose from the six state and federal 
regulatory agencies with jurisdiction over habitat restoration projects in San Francisco Bay, including: USACE, 
U.S. Fish and Wildlife Service, NOAA National Marine Fisheries Service, San Francisco Bay RWQCB, 
California Department of Fish and Wildlife, and San Francisco Bay Conservation and Development 
Commission. 
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Environmental Review and Consultation Requirements 

The following provides an overview of the necessary project approvals: 
 

• BRRIT regulatory agency permits from the state and federal agencies described above. 

• Local approvals: The project would require Planning Department approval and a Building 
Department permit from the City of Burlingame. 

• SLC long-term lease: In October 2019, the project secured an interim-term lease from SLC to 
complete due diligence, design development, community outreach, regulatory agency coordination, 
and CEQA approval. The project would still require a long-term lease agreement with SLC prior to 
construction. 
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FROM:  Will Johnson, Park at 410 Airport Blvd Project Manager, The SPHERE Institute 
TO:  City of Burlingame Planning Department 
DATE:  January 3, 2022 
SUBJECT:  Park at 410 Airport Boulevard – BCDC and Regulator Feedback Summary 
 

The Park at 410 Airport Boulevard project is participating in the Bay Restoration Regulatory 
Integration Team (BRRIT) program, a collaboration between agencies to provide an efficient 
regulatory process for multi-benefit wetlands projects.  The program consists of staff from the 
six state and federal regulatory agencies with jurisdiction over habitat restoration projects in 
San Francisco Bay:  Bay Conservation and Development Commission (BCDC), U.S. Army Corps of 
Engineers, California Department of Fish and Wildlife, U.S. Fish and Wildlife, San Francisco Bay 
Regional Water Quality Control Board, and NOAA Fisheries. 

The project team held meetings with BRRIT staff on 9/23/21, 5/12/21 (on site), and 12/15/21 
with ongoing email communication throughout.  The team also met separately with BCDC staff 
on 12/3/20 and 2/9/21 and presented to the BCDC Design Review Board (DRB) on 7/12/21.  The 
project team is tentatively scheduled to present the current design to the DRB in April 2022. 

Below is a summary of several rounds of collaborative feedback from BCDC and the BRRIT 
team, with project team responses and next steps in italics.  We are happy to provide more 
detailed information if requested. 

 

Summary of BCDC Collaboration:   

• View from Airport Boulevard 
o On 12/3/20 BCDC staff requested the berm be shifted west to increase the view 

of the Bay from Airport Boulevard, which is currently blocked by vegetation.   
§ The project team updated the design to shift the berm west, and BCDC 

staff indicated on 2/9/21 that they approved of the change.  
o On 7/12/21 DRB members said that “the berm is still too far east” and requested 

view cones to the Bay and inlet on either side of the building.  Specific requests 
included lowering the berm height, shifting parallel parking (aside from ADA and 
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EV spots next to the building) to the west side so parked cars do not block the 
view, and removing trees from the east side.   

§ For the current design the project team further revised the drawings to 
address these comments while also incorporating City Planning 
comments.  This design includes a lowered berm shifted further west, 
parking spots removed from the east half of the parking lane removed 
and consolidated on the west side as angled parking (aside from EV/ADA 
spots next to the building), and oak woodlands habitat replaced by lower-
lying transition zone ecotone native scrub plantings. 

• Parking Lot 
o On 12/3/20 BCDC staff requested we consider adding a large parking lot instead 

of the parking lane, citing examples of similar parks with lots.   
§ At this meeting we agreed to consider options to consolidate parking 

further but noted that their examples were much larger than this 9.4 acre 
parcel, and we expressed that a large lot would surrender a large section 
of the park to pavement, while the lane as designed would maintain the 
experience of a park.  As noted above, in response to further DRB 
comments on 7/12/21, the project team changed all standard parallel 
parking to angled parking and shifted it to the west side of the parcel. 

• Trail Access 
o On 12/3/20 BCDC Staff requested we consider relocating the Bay Trail to run 

through the marsh on an elevated section to maximize public views of the 
marsh.   

§ We noted that the site is smaller than it looks, so pedestrians will still be 
very close to the marsh habitat with the current design, and that 
environmental NGOs and our ecologists wanted to minimize wildlife 
disturbance in the center of the marsh.   

o On 7/12/21 the DRB agreed the Bay Trail location on the elevated berm was a 
positive move and would protect the trail from sea level rise while minimizing 
wildlife impact. 

o 7/12/21: DRB asked for more detail on areas to pull off and stop along the Bay 
Trail.   

§ The revised plans include an additional rest area at the northwest corner 
and the team will explain the design in detail at the next DRB meeting. 

• Education Center 
o 7/12/21: Board members approved of the roof line extending over the Bay Trail, 

saying it invited the public to engage with the building. 
o 7/12/21 Board Comment: “Consider the size, massing, and usability of the 

building, and consider keeping the design simple and in scale with the rest of the 
park.  Consider how the inside of the building relates to outside. Several board 
members approved of the roof line extending over the Bay Trail, saying it invited 
the public to engage with the building.   

§ The building size/floor plan is specifically designed to host the types of 
events able to generate revenue to support the park’s maintenance and 
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operations, since the park is required to financially support its operations 
and maintenance through the 49-year lease term.  The design also allows 
for flexible public access to the interior building amenities depending on 
the size and type of event, and signage and entrance design will clearly 
invite pedestrians from the Bay Trail into the building when open.  

o 7/12/21: Consider allowing the public to circulate around the entire building. 
§ Access is limited in the northwest corner to minimize foot traffic near the 

marsh habitat, a design feature encouraged by environmental NGOs.  
That corner is also exposed to the wind, so the main outdoor deck space is 
located on the wind-protected east side. 

• Sea Level Rise and Plantings 
o 7/12/21:  Board members requested additional technical information on 

hydrology, sea level rise modeling, and plantings 
§ These data, plans and specifications will be provided at the next DRB 

meeting in Spring 2022. 
• Outreach 

o 12/3/20 Discussed outreach opportunities with BCDC’s environmental justice 
manager, who appreciated the project team’s efforts to that point and suggested 
additional outreach to bait shops and people fishing on site. (Outreach ongoing 
by SPHERE staff) 

 

Summary of BRRIT Collaboration: 

• Wetland Restoration 
o The site currently contains 0.5 acres of low-quality jurisdictional seasonal 

wetlands that will be removed and replaced by 3.5 acres of tidal marsh and 
transition zone ecotones.  Initial comments (9/23/21) from the Army Corps and 
Water Quality Control Board explored the possible requirement of on or off-site 
mitigation, but they confirmed in our 12/15/21 meeting that mitigation will not 
be required.  

• Kayak Dock 
o Regulators provided a list of best practices to mitigate the impacts to wildlife of 

the dock, including construction methods, anchoring systems, and light-
permeable dock products.   

§ The project team will refine the design and specifications closely with the 
regulators and recreation groups to ensure they meet their standards. 

• Restoration Monitoring Plan 
o Regulators confirmed their requirements for ongoing monitoring and 

maintenance upon project completion.   
§ A final RMP will be required for permits and is being coordinated with 

BRRIT staff. 
• Wildlife Impacts 



 

o BRITT staff provided requirements and guidance for mitigating impact on aquatic 
wildlife, including construction methods and timing to avoid salmon migration, 
and an eelgrass survey. 

§  An eelgrass survey was completed in summer 2021 and found no signs of 
eelgrass.  An additional survey will be needed prior to construction.  
Construction in the aquatic environment will be timed to minimize wildlife 
impact.  

•  Soils Handling Plan 
o On 12/15/21 BRRIT staff reviewed the project’s draft soils handling plan and 

confirmed the soil quality requirements for wetlands habitats.   
§ The project team will provide additional information in January for further 

clarification. 
• Soft Shoreline 

o On 5/12/21 BRRIT staff asked the project team to consider soft shoreline 
elements (e.g. beach, high habitat-value rip rap) for additional habitat value.   

§ The team is considering products and strategies to add habitat value to 
the water’s edge, though a beach is not being considered due to the 
significant additional cost and because hydrology analysis indicates beach 
elements would be eroded quickly at that location.   

 

 

 



 
 
 

 

Memorandum 

 

Date:  July 27, 2021 
 
To:  Mr. Will Johnson, Sphere Institute 
 
From:  Gary Black 
  Selvi Sivaraj 
 
Subject: Parking Analysis for the Development of the Park at 410 Airport Boulevard  

in Burlingame, California  
 
Hexagon Transportation Consultants, Inc. has completed this parking analysis for the proposed 
development of the Park at 410 Airport Boulevard in Burlingame, California (see Figure 1). The 
project will convert a vacant 9.4-acre parcel on the Burlingame waterfront into a public park focused 
on environmental education related to sea level rise and climate change. The Park will include a 
kayak launch, a kitesurfing/windsurfing launch, tidal wetland and upland habitat restoration, a new 
education center building including a small takeout Café, raised boardwalks and overlooks, 
interpretive stations, lawns, and trails including an extension of the Bay Trail (see Figure 2). The 
educational center building, totaling approximately 8,000 square feet, will comprise a kitchen, lobby, 
storage area, and approximately 4,450 square feet of interior gallery area. The educational center 
will also include outdoor space of approximately 4,500 square feet. This memorandum estimates 
the parking demand generated by the public park with and without an event at the education center.  

Parking Analysis Based on Published Sources 

Institute of Transportation Engineers (ITE) manual is a compendium of parking demand research 
for various types of land uses. We utilized the land use category entitled Public Park for the park 
portion of the project and Convention Center (Land Use 595) for the education center. A convention 
center is a facility that provides space for conventions, trade shows, consumer shows, meetings, 
and special events. The peak period for parking demand at a convention center is closely tied to the 
specific event being hosted and its attendees. The café located within the education center will not 
have a dining area and would only sell over the counter take-way food. It is expected that the 
majority of the Café customers would be Bay Trail users and employees from adjacent office 
buildings, who will either bike or walk. Therefore, the Café does not induce any additional parking 
demand.  
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For the park, according to the ITE’s Parking Generation Manual, 5th Edition, 2019, Public Parks 
(Land Use 411) have a typical 85 h percentile maximum demand of 5.08 spaces per acre, and 
Convention Centers (Land Use 595) have a typical maximum demand of 0.40 space per attendee. 
The park would comprise approximately 9.4 acres of park area including 4,450 s.f. of indoor gallery 
space and 4,500 s.f. of outdoor space in the education center. Based on the project information 
from the client, the interior gallery area and outdoor patios in the education center could 
accommodate up to 220 attendees. The Park may also host outdoor events such as craft fairs, 
farmers’ markets, and kitesurfing tournaments with up to 300 attendees. Therefore, according to the 
ITE Parking Generation manual, the proposed project would generate a typical maximum parking 
demand of 48 (9.4x5.08) parking stalls for the park and 88 parking stalls (220x0.4) for the education 
center. For large outdoor events with up to 300 attendees, up to 120 parking spaces would be 
needed. 

Shared Parking, published by the Urban Land Institute, is another source for parking demand data. 
According to the Urban Land Institute (ULI) Shared Parking 3rd Edition, 2020, Public Parks require a 
parking ratio of 5 spaces/acre for visitors and 0.5 spaces/acre for employees. Education Centers 
require 6.0 spaces per 1,000 s.f. Therefore, based on ULI rates, the proposed project would require 
52 (9.4x5.5) parking stalls for the park and 54 parking stalls (8.95x6) for the education center 
separately. Because the parking would be shared, the ULI Shared Parking data indicates that the 
project would require only 99 parking spaces instead of 106 spaces.  

Parking Counts 

As another measure of the possible parking demand for the proposed Park at 410 Airport 
Boulevard, Hexagon conducted parking occupancy counts at three comparable parks to determine 
the parking demand generated by the public parks. Although the Park at 410 Airport Boulevard 
proposes to include a Café, it would only sell over the counter take-away food and does not require 
additional parking spaces. Parking counts at all the park parking lots were conducted on Saturday, 
August 15th and August 22nd, 2020. The number of parked vehicles was counted every 30 minutes 
from 9:00 AM to 4:00 PM on each day (see Appendix A). The parking counts were conducted at the 
following parks. 

1. Heron’s Head Park, San Francisco 

Heron’s Head Park is approximately 22-acre open space and wildlife habitat located in the City 
of San Francisco Southeast Sector. Park amenities include 3,200 s.f. of ecology center, rest 
rooms, dog run, fishing pier, picnic areas with 9 tables, walking trails adjacent to the Bay trail, 
Shoreline habitat restoration and 24 parking spaces (including 4 ADA spaces).  

2. Hal Brown Park at Creekside, Corte Madera 

Hal Brown Park is an approximately 27-acre park with habitat restoration. Park amenities 
include an overlook/pavilion, rest rooms, picnic areas with 12 tables, children’s play area, 
boardwalks, walking trails and 27 on-street parking spaces (including 2 ADA spaces).  

3. Cooley Landing, East Palo Alto 

Cooling Landing is an approximately 15-acre park with habitat restoration in East Palo Alto. The 
park amenities include an overlook/pavilion, rest rooms, picnic areas, walking/bike trails and 30 
parking spaces (including 2 ADA spaces). This park also includes an overflow parking lot with 
13 spaces. 

The ecology center or overlook/pavilion buildings in all the parks were closed during the count days 
due to COVID-19. Average parking rates were calculated for all the three parks based the park size 
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Table 2 
Coyote Point Parking Occupancy Count 

Sat 08/15/20 Sat 09/05/20

Time Surf Watch Time Surf Watch

9:00AM 0 0 9:00AM 0 0

9:30AM 0 0 9:30AM 0 0

10:00AM 0 0 10:00AM 0 0

10:30AM 0 0 10:30AM 0 0

11:00AM 0 0 11:00AM 0 0

11:30AM 0 0 11:30AM 0 0

12:00PM 0 0 12:00PM 0 0

12:30PM 0 0 12:30PM 0 0

1:00PM 0 0 1:00PM 0 0

1:30PM 0 0 1:30PM 1 0

2:00PM 0 0 2:00PM 1 0

2:30PM 3 0 2:30PM 1 0

3:00PM 8 0 3:00PM 2 0

3:30PM 15 4 3:30PM 2 0

4:00PM 17 6 4:00PM 2 0

Bold indicates peak parking demand

Parking Occupancy Counts

 

Based on the parking occupancy counts, the maximum parking demand generated by the 
windsurfing facility was found to be 23 parking spaces.  

Parking Demand and Supply Estimate 

The total projected peak parking demand at the proposed park is estimated to be 31 spaces without 
an event. This comprises 8 spaces for the park and café based on the average of the counts at 
comparable parks and 23 spaces for windsurfing/kitesurfing based on the Coyote Point count. 
Since the Park is so close to Coyote Point, it might not occur that both locations would need over 20 
spaces for windsurfing/kitesurfing. For events at the education center or for large outdoor events 
with attendance up to 300 persons, the park would need 120 parking spaces based on ITE rates. 

The proposed park facility is planning to provide 25 on-site parking spaces (21 standard and 2 
Electric Vehicle (EV), 1 EV ADA and 1 ADA). Based on the counts done for this report, that is 
ample for normal day-to-day park operations, but does not appear to be sufficient when conditions 
are good for windsurfing/kitesurfing.  

Currently Bay View Place is signed for no parking although it is wide enough to allow on-street 
parking on both sides. Perhaps the parking restriction is so that transients don’t take up residence 
there given that it is undeveloped. However, this could be a valuable parking resource for the Park. 
It is estimated that 23 on-street spaces would fit on Bay View Place. In addition, there is a small 
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public parking lot with 8 spaces at the end of Bay View Place, which is just opposite to the proposed 
park. Thus, there could be up to 56 public parking spaces available at the park or immediately 
adjacent.  

Parking for large events that would need more than 56 parking spaces could be offsite, potentially 
with valet/shuttle service to and from the park. The following public parking facilities are located in 
the immediate vicinity (1/4 mile) of the project site.  

• 4 public shore parking spaces at 411 Airport Boulevard, which is approximately 350 feet 
walking distance from the project site. 

• 19 public shore parking spaces at Embassy Suites, which is approximately 1,350 feet 
walking distance from the project site.  

• 46 parking stalls (approximately) at Anza’s Fisherman Park with, which is approximately 
1,200 feet walking distance from the project site. 

• 35 public parking stalls including 15 parking stalls along Airport Boulevard and 20 public 
shore parking stalls under construction at the Burlingame Point site, which are located 
within 1/4 mile of the project site. 

• 56 on-street parking spaces including 42 on-street parking spaces on Beach Road and 14 
on-street parking spaces on Airport Boulevard, which are located within 1/4 mile of the 
project site. 

• 10 public shore spaces along the Sanchez Lagoon, which are located within 1/4 mile of the 
project site. 

In addition, the following private/office parking facilities are located in the immediate vicinity (1/2 
mile) of the project site that have large parking lots, potentially to lease for special events.  

• 500 Airport Boulevard (The SPHERE Institute Office) 

• 600 Airport Boulevard 

• 433-577 Airport Boulevard 

• 300 Airport Boulevard (New Facebook campus – under construction) 

• 60 Bay View Place (Kincaid’s Fish, Chop & Steakhouse Restaurant) 

• 150 Anza Boulevard (Embassy Suites by Hilton) 

• 700 Airport Boulevard (Unident Laboratories) 

• 111 Anza Boulevard (Seabreeze Plaza). 

Summary 

Parking demand for the park includes: 

• 8 spaces for day-to-day park use including the café 

• Up to 23 spaces for windsurfing/kitesurfing based on the Coyote Point count 

• Up to 88 spaces for the education center for full occupancy with 220 attendees, which could 
be offsite/valet/shuttle 

• Up to 120 spaces for the outdoor recreation or market events that could accommodate up to 
300 attendees, which could be offsite/valet/shuttle 
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The project currently anticipates having the following parking supply: 

Table 3 
Parking Supply 

Onsite
25 spaces (21 standard, 2 EV, 

1 EV ADA and 1 ADA)

Onstreet

8 parking stalls at end of Bay View 

Place + 23 spaces on Bay View Place 

(to be coordinated with the City)

Offsite - Public 

(within 1/4 mile)
170 spaces

Offsite - Private

(within 1/4 mile)
To be negotiated

Location No. of Parking Spaces
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Appendix A  
Parking Count 

 
 



AUTO CENSUS
Date: Traffic Monitoring and Analysis

Counters: 5973 Larkstone Loop

Location Name: San Jose, Ca. 95123

Weather: Phone 408-533-3398

9:00AM 5 9:00AM 17 9:00AM 3 8 9:00AM 0 0

9:30AM 9 9:30AM 14 9:30AM 3 5 9:30AM 0 0

10:00AM 6 10:00AM 11 10:00AM 4 5 10:00AM 0 0

10:30AM 10 10:30AM 10 10:30AM 2 6 10:30AM 0 0

11:00AM 11 11:00AM 15 11:00AM 3 6 11:00AM 0 0

11:30AM 14 11:30AM 13 11:30AM 1 7 11:30AM 0 0

12:00PM 12 12:00PM 12 12:00PM 0 7 12:00PM 0 0

12:30PM 14 12:30PM 9 12:30PM 0 6 12:30PM 0 0

1:00PM 8 1:00PM 7 1:00PM 0 9 1:00PM 0 0

1:30PM 12 1:30PM 9 1:30PM 0 9 1:30PM 0 0

2:00PM 9 2:00PM 2 2:00PM 0 9 2:00PM 0 0

2:30PM 10 2:30PM 3 2:30PM 0 10 2:30PM 3 0

3:00PM 7 3:00PM 4 3:00PM 1 12 3:00PM 8 0

3:30PM 9 3:30PM 3 3:30PM 1 13 3:30PM 15 4

4:00PM 10 4:00PM 4 4:00PM 1 16 4:00PM 17 6

          

9:00AM 10 9:00AM 16 9:00AM 1 1 9:00AM 0 0

9:30AM 14 9:30AM 18 9:30AM 1 3 9:30AM 0 0

10:00AM 13 10:00AM 12 10:00AM 1 4 10:00AM 0 0

10:30AM 5 10:30AM 17 10:30AM 2 6 10:30AM 0 0

11:00AM 9 11:00AM 24 11:00AM 2 7 11:00AM 0 0

11:30AM 7 11:30AM 23 11:30AM 2 9 11:30AM 0 0

12:00PM 8 12:00PM 22 12:00PM 2 10 12:00PM 0 0

12:30PM 8 12:30PM 14 12:30PM 2 12 12:30PM 0 0

1:00PM 9 1:00PM 9 1:00PM 1 12 1:00PM 0 0

1:30PM 7 1:30PM 3 1:30PM 2 10 1:30PM 1 0

2:00PM 7 2:00PM 1 2:00PM 1 9 2:00PM 1 0

2:30PM 9 2:30PM 1 2:30PM 1 9 2:30PM 1 0

3:00PM 7 3:00PM 2 3:00PM 2 13 3:00PM 2 0

3:30PM 13 3:30PM 3 3:30PM 3 10 3:30PM 2 0

4:00PM 11 4:00PM 2 4:00PM 1 8 4:00PM 2 0

15-Aug        A(surf)       B(watch)           

August 15, 22, & Sept 5, 2020

Kathy, Jo, Kilbee, Jan, Matt

Bay Area Parks

Fair

Total Spaces- 24 Total Spaces- 30 Total Spaces-  a.)13   b.)30 Total Spaces- 182

 Parking Lot Counts- 20SS09 Bay Area Parks

4.) Coyote Point-Windsurfing

22-Aug          A                     B  

15-Aug          A                    B  

3.) Cooly Landing

22-Aug 22-Aug   5-Sept          A(surf)    B(watc

15-Aug 15-Aug

1.) Heron's Head 2.) Hal Brown



LUCAS PARKING CORPORATION 
COMMERCIAL PARKING - SECURITY - CONSULTING SERVICES 

2102 Pullman Avenue, Belmont, CA 94002 

Bus. (650) 921-4110 ∙ Fax (650) 631-8073 

 

July 25, 2021 
The SPHERE Institute 
William Johnson 
500 Airport Blvd. 
Burlingame, CA 94010 
 
Subject: Valet Parking for the Park at 410 Airport Blvd. 
 
Dear Will, 
 
Thank you for your call of inquiry regarding parking mitigation and valet parking for the Park at 
410 Airport Blvd.  Lucas Parking Corporation is far and away Silicon Valley’s oldest, most 
experienced parking, shuttle and security services company.  Since 1969, we have been 
successfully serving the Bay Area for 52 consecutive years and handle all aspects of the service 
including management, payroll, employer contributions, employee mandates, liability and theft 
insurance, worker’s compensation insurance, uniforms, general equipment and more. 
 
This proposal would entail providing offsite valet parking for the various special events that will 
be held at the Park.   

Valet Parking Services 
 

The special events that will be held can be broken into three basic time categories.  
These are week-end events, week-day nighttime events and week-day daytime events.  Your 
valet staffing needs are directly related to the number of cars that need to be serviced.  Your 
parking study indicates a need for approximately 100 cars to be taken offsite to be parked.  The 
offsite overflow parking space you have access to, located at 500 Airport Blvd., is ideally 
situated for this project.  It is close enough to be able to move cars back and forth from the Park 
site at a very efficient pace.  We can advise you on our recommendation for the optimum size 
crew for this. 

 
This will fully solve your parking overflow issues for week-end events and week-day 

nighttime events.  The week-day daytime events will be done the same way, but at one or more 
different satellite parking lots that will surely be available, they are just not yet determined.  
However, I foresee no obstacles in obtaining satellite locations.  To the contrary, my multiple 
operations on the Peninsula and Silicon Valley have exhibited a very interesting paradigm shift 
this past year. 

 
As everyone is aware, the pandemic has now changed the face of business operations 



Lucas Parking Corporation 
July 25, 2021 
Page 2 of 2 
 
forever.  The new hybridized work schedule that most companies were forced to shift over to 
during the shutdown is here to stay.  Companies have been able to cut costs and enhance 
profits by downsizing their footprint.  This has had the effect of leaving large swaths of 
commercial office space, and by extension the parking lots that service that space, with fewer 
daily users, thus fewer daily cars.  To help offset their own losses in this regard, commercial 
building owners are eager to lease their sparsely filled parking lots to gain income.  We will 
have our choice of many different locations nearby that are willing to lease to accommodate 
Park overflow. 

Offsite Shuttle Van Services 
 
 Offsite shuttle van services can be provided by our fleet of 14 passenger shuttle vans.  
After obtaining offsite private parking spaces near you, there are a variety of ways this can be 
utilized.  Extra crew can valet park cars offsite and be shuttled back and forth.  Or to further cap 
costs, your event attendees and staff can self-park in the private space and be shuttled back 
and forth, eliminating the need for additional valet crew.  These are just some of the options 
available to keep in mind for the future. 
 
 Based upon our site evaluation, the parking study, the numbers and details cited herein 
and our long running history in this field, I have determined that the parking needs for the Park 
at 410 Airport Blvd. project will be very simple to successfully carry out.  Please do not hesitate 
to call with any questions.  
  
Thank you, 
 
Nick Lucas 
Lucas Parking Corporation 
650-921-4120 







August 17, 2020

John P. Donnelly

California Wildlife Conserva>on Board 

Execu>ve Director

P.O. Box 944209

Sacramento, CA 94244-2090

Via email 

RE: Support for The SPHERE Ins>tute’s Applica>on to the WCB Public Access Program for the Shoreline Park Project

in Burlingame California

Dear Execu>ve Director Donnelly,

This le4er is to express support for the Shoreline Park project in Burlingame California and to encourage the WCB 

to consider its applica>on for the 2020 Public Access Program grant for Planning.  Our organiza>on supports this 

project because it u>lizes the en>re site as a public park, delivering environmental and social jus>ce outcomes to 

the community.  We are ac>vely collabora>ng with the applicant, The SPHERE Ins>tute, and the project team on 

design and outreach e7orts.

Nuestra Casa is the only grassroots community organiza>on in East Palo Alto and the Mid-Peninsula with a board 

consis>ng primarily of local La>no leaders that focuses on policies and land use that address the major challenges 

to the immigrant La>no residents in the community and advances environmental jus>ce and social equity in land 

use decisions and policy.  Nuestra Casa has led e7orts to develop robust community recommenda>ons regarding 

environmental jus>ce, social equity principles and prac>ces for considera>on by BCDC.

The Shoreline Park, Burlingame will create:

 Maximum public access to baylands and the Bay on State Land located in a disadvantaged community,

 Improved trails for bikers and pedestrians,

 Expanded opportuni>es for <shing, picnicking, kayaking/windsur<ng, nature, climate educa>on and other 

passive waterfront ac>vi>es,

 Protec>on of coastal habitats.

Community engagement, including EJ/equity, to re<ne the Burlingame Shoreline Park design, planning and 

outreach process, will include a4en>on to mul>-lingual and welcoming signage as well as nature-based solu>ons 

to deliver shoreline protec>on from sea-level rise and >ooding as recommended by State Lands and BCDC EJ 

policy. 

It is for all these reasons that we support the Shoreline Park project and urge you to consider their applica>on for 

the WCB Public Access Program grant.  

Julio Garcia

Senior Program Director

Nuestra Casa de East Palo Alto





 
          August 17, 2020 
John P. Donnelly 
California Wildlife Conservation Board  
Executive Director 
P.O. Box 944209 
Sacramento, CA 94244-2090 
Via email  
 
RE: Support for The SPHERE Institute’s Application to the WCB Public Access Program for the Shoreline Park Project 
in Burlingame, California 
 
Dear Executive Director Donnelly: 
 
This letter is to express our support for the Shoreline Park Project in Burlingame California and to strongly 
encourage the WCB to consider its application for the 2020 Public Access Program Grant for Planning.   
 
The San Francisco Boardsailing Association (SFBA) is a California not-for-profit organization incorporated in 1986 
to ensure that Windsurfers and Kiteboarders (Boardsailors) have unrestricted access to San Francisco Bay, to 
create and improve boardsailing launch sites and facilities; and to promote and enhance boardsailing safety and 
related education. 
 
The SFBA supports this project because it will provide open space and park amenities to residents and visitors, and 
new launch access for windsurfers and kiteboarders.  We are actively collaborating with the applicant, The SPHERE 
Institute, and the project team on design and outreach efforts.   
 
Thank you for your consideration 
 
Sincerely, 
 
 
Tomer Petel & David Lyon 
 
 
President & Vice President 
San Francisco Boardsailing Association (SFBA) 



 
October 22, 2020 
 
Mr. Dave Pine, Chair  
San Francisco Bay Restoration Authority  
c/o State Coastal Conservancy  
1515 Clay Street, 10th Floor  
Oakland, CA 94612  
info@sfbayrestore.org  
 
Re: Measure AA Grant Program – Shoreline Park, Burlingame Project 
 
Dear Mr. Pine, 
 
The San Mateo Resource Conservation District (RCD) submits this letter in support of the Shoreline Park, 
Burlingame project, a collaboration between the SPHERE Institute and the RCD to transform a 9.4 acre 
vacant parcel of bayfront land into a public nature and recreation park. The project will restore tidal 
wetlands and transition zone habitat largely absent from the Burlingame shorefront, provide 
educational and recreational amenities, close a gap in the Bay Trail, and demonstrate how green 
infrastructure can protect the bayfront and complement future adaptation.   
 
The RCD is a partner in the project, assisting with agency outreach, design input and review, 
construction management and monitoring, and providing restoration maintenance oversight and 
monitoring to ensure grant obligations and permit requirements are met. The RCD has an 81-year 
history of helping people protect, conserve, and restore natural resources through partnerships and 
collaboration with landowners and managers, technical advisors, area jurisdictions, government 
agencies, and others.   
 
Shoreline Park, Burlingame will create: 

• Restored tidal marsh habitat for native plants and its concurrent healthier ecosystems 
• A more resilient shoreline in the face of climate change 
• Maximum public access to baylands and the Bay on state land located within five miles of a 

state-designated disadvantaged community 
• Improved trails for bikers and pedestrians 
• Expanded opportunities for fishing, picnicking, kayaking/windsurfing, nature, climate education, 

and other waterfront activities 
 
Climate resilience is central to our programs at the RCD, and this project is a unique opportunity to pilot 
a living shoreline to address sea level rise. The RCD enthusiastically supports the Shoreline Park, 
Burlingame project and we look forward to partnering for ecological restoration. 
 
Sincerely, 

Kellyx Nelson 
Executive Director 



STATE OF CALIFORNIA GAVIN NEWSOM, Governor 
 
CALIFORNIA STATE LANDS COMMISSION JENNIFER LUCCHESI, Executive Officer 
100 Howe Avenue, Suite 100-South (916) 574-1800       FAX (916) 574-1810 
Sacramento, CA 95825-8202 California Relay Service From TDD Phone 1-800-735-2922 
 from Voice Phone 1-800-735-2929 
  

 
 Contact Phone: (916) 574-0992 
  

 Established in 1938 
 
 

May 20, 2021
  
 File Ref: Lease 9596 

 
SENT VIA EMAIL TO: info@sfbayrestore.org  
 
 
Mr. Dave Pine, Chair  
San Francisco Bay Restoration Authority  
c/o State Coastal Conservancy  
1515 Clay Street, 10th Floor  
Oakland, CA 94612  
 
 SUBJECT: Measure AA Grant Program – Shoreline Park, Burlingame Project  
 
Dear Mr. Pine:  
 
The California State Lands Commission (Commission) enthusiastically supports the 
Shoreline Park, Burlingame project, a collaboration between the SPHERE Institute and 
the San Mateo Resource Conservation District to transform a 9.4 acre vacant parcel of 
bayfront land into a public nature and recreation park. The project will restore tidal 
wetlands and transition zone habitat largely absent from the Burlingame shorefront, 
provide educational and recreational amenities, close a gap in the Bay Trail, and 
demonstrate how green infrastructure can protect the bayfront and complement future 
adaptation.  
 
Shoreline Park, Burlingame will create:  
x Restored tidal marsh habitat for native plants and its concurrent healthier 

ecosystems. 
x A more resilient shoreline in the face of climate change. 
x Maximum public access to baylands and the Bay on State land located within five 

miles of a state-designated disadvantaged community. 
x Improved trails for bikers and pedestrians.  
x Expanded opportunities for fishing, picnicking, kayaking/windsurfing, nature, climate 

education, and other waterfront activities.  
 

 



Mr. Dave Pine 
Page 2 
 
 
 
The Sphere Institute entered a lease with the Commission to pursue development and 
planning approvals for the Shoreline Park, Burlingame project and we look forward to 
continuing to support their efforts in obtaining those approvals as they move through the 
process.  
 

Thank you for your attention in this matter.  If you have any questions, please 
feel free to contact me at (916) 574-0992 or by e-mail at al.franzoia@slc.ca.gov. 
 

Sincerely, 
 
 
 
 

Al Franzoia 
Public Land Management Specialist 

 
 
cc: Greg Boro, Sphere 



             

           
 

      
 
 
 
 
October 23, 2020 
 
 
Dave Pine, Chair  
San Francisco Bay Restoration Authority  
c/o State Coastal Conservancy  
1515 Clay Street, 10th Floor  
Oakland, CA 94612  
info@sfbayrestore.org  
 
 
Re: Shoreline Park, Burlingame Project 
 
Dear Supervisor Pine, 
 
The undersigned organizations respectfully submit this letter in support of the SPHERE 
Institute’s Shoreline Park, Burlingame project.  
 
The Shoreline Park, Burlingame project will restore heavily impacted native Bayfront habitats 
such as tidal marsh and transition zone habitats in an area once lost to illegal Bayfill. The project 
will help local residents connect meaningfully with nature and will increase awareness of climate 
change and sea level rise through demonstration and interpretive elements. The project will also 
create a variety of habitat types, including tidal marsh and transition zone where marsh can 
migrate as sea level rises. The park design will include connections with the Bay Trail and the 
Bay Water Trail, and will feature an education center for programming and events.  
 
The project has a strong equity lens. The design process has focused on early and inclusive 
outreach to the local community with the goal of achieving equitable public access to the Bay 
along a shoreline otherwise dominated by office, commercial and light industrial uses. The 



Shoreline Park, Burlingame project has the potential to be a benefit for the entire surrounding 
region. 
 
It is for all these reasons that we strongly support the Shoreline Park, Burlingame project. 
 
 
Sincerely, 
 
 
Alice Kaufman, Legislative Advocacy Director David Lewis, Executive Director 
Green Foothills     Save the Bay 
 
Justin Wang, Advocacy Manager   Gail Raabe, Co-Chair 
Greenbelt Alliance     Citizens Committee to Complete the Refuge 
 
Katja Irvin, Conservation Committee Co-Chair Leslie Flint, Conservation Committee 
Sierra Club Loma Prieta Chapter   Sequoia Audubon Society 
 
Yiwei Wang, Executive Director   Michael McCord, Chair 
San Francisco Bay Bird Observatory   Citizens Environmental Council of  
       Burlingame 
 
Jennifer Koepcke, Director of Institutional Engagement 
Peninsula Open Space Trust (POST) 
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Project Address: 410 Airport Blvd, zoned AA, APN: 026-363-600 
 
Description: Request for Commercial Design Review, Conditional Use Permit, and Parking 

Variance for a new office/ education/ even center. 
 
From: Christine Reed  
 Fire Dept.  
 
 
Please address the following comments at this time; provide a written response and revised plans 
with your resubmittal: 
 
Sheet C3.0 –  

a) Given the emergency use need of the western loop lane for water access, the western 
loop is considered a fire lane requiring a minimum 20’ width.  Applicant removed loop. 
b) Access road entry/exit points to meet turning specifications for CCFD truck apparatus. 

Sheet C3.1 –  
a) Vehicular gates on parking access road shall either have a Knox key box or key switch 
(if it’s an electronic gate) for emergency fire access. 2/1 – Given the removal of the west loop, 
the driveway parallel to Airport is required so to gain access to the north end of the site 
where the water rescue building will be located so this driveway must meet apparatus 
access requirements, including a Knox key switch on the drive gate. 
b) Fire apparatus access to be within 150’ from the fire access road(s) and the furthest 
accessible point of the building.  Does this access include a fire lane from the circular driveway 
to the south side of the building? Please indicate access road(s). C3.0 shows part of the fire 
lane as decomposed granite.  All portions of fire lanes must be all-weather smooth 
surface supporting 65,000lbs. Please indicate this on C3.0, C3.1 or other civil sheets. See 
C3.1 for all portions of the fire lanes, include the driveway parallel to Airport as well. 
c) Access road entry/exit points to meet turning specifications for CCFD truck apparatus. 
On sheet C3.2. 

Sheet C5.1 –  
a) Confirm there’s a need for 2 new on site fire hydrants to meet fire flow requirements?  
CFC exception allows a sprinklered building to be 600’ away from a fire hydrant. 
b) Please relocate the fire department connection next to the circular driveway or at the 
backflow prevention assembly. 

Sheet L3.1 –  
This project provides and supports Burlingame’s first active water sports (i.e. kite boarding, wind 

surfing, kayaking) public access point. Currently CCFD is a shore-based rescue department and has no 
capability to access the bay to perform various types of water rescues. San Mateo Consolidated Fire 
Dept. is the closest department with water rescue capabilities (due to the creation of a water access 
point in their jurisdiction) and responds to approximately 30 water rescue incidents per year. Since 
CCFD does not currently have a water rescue program, any rescue incident in Burlingame will require 
San Mateo Fire to respond, taking many minutes to collect their water vehicles/equipment from a fire 
station, travel to and respond from Foster City to reach water rescue incidents north of Foster City/San 
Mateo. So, as a result of this new Burlingame public water access point, CCFD is concerned about the 
increased number of water rescue incidents in our area and must consider how we may perform 
emergency responses/rescues when every minute is critical for a swimmer in distress. Therefore, 
CCFD needs to develop a quick-response water rescue program where we can immediately respond 

Project Comments – Planning Application 



into the water for any rescue needs of visitors to this recreation area.  As part of this quick-response 
rescue program, CCFD has a need for the construction of a small building to store rescue vehicles (jet 
skis) and equipment for response and rescue. Since the rescue vehicles will need to access via the 
kitesurfing ramp, the location of this building should be in this same area and near the western loop 
lane for responding units to arrive and stage their apparatus (Fire/EMS).  Specifications of this small 
building is as follows: 
 
1. Building dimensions – 20’x20’x10’ to store 2 jet skis on beach launch trailers, personal 
protective equipment, rescue equipment.  One side to have a roll up door large enough to allow for 
moving the jet skis in/out of the building. 
2. Electrical power sources – one overhead light, one duplex wall outlet on each wall. 
3. Water supply – one water spigot inside the building, near the roll up door. 
4. Sloped floor to allow for water run-off from vehicles/equipment, sloped down toward the roll up 
door opening. 
5. Passive ventilation – open to ventilation design however need it to allow for air to pass through 
the building for air-drying of jet skis and equipment. 
 
CCFD would like to meet with developers to assist with the further design of the building to assist in 
making this both functional for CCFD and aesthetic to the overall site design for the project. 
 
2/1 – Applicant’s response states that this item will continue to be coordinated with CCFD and 
other interested parties.  CCFD has not been contacted since the initial review regarding the 
location of the building and is looking forward to continuing this discussion.  Due to the 
extreme priority of this water rescue building for response to anticipated water rescues, CCFD 
and the City continues to require this building and must be included on the site plan prior to 
final Planning Commission hearing. 
 
 
 
 
 
 
 
The following comments do not need to be addressed now, but you should be aware of them as 
they will need to be addressed at time of building permit submittal. 
 
1. The building shall be equipped with an approved NFPA 13 sprinkler system throughout. 
Sprinkler drawings shall be submitted and approved by the Central County Fire Department prior to 
installation.   
2. The fire sprinkler system shall be electronically monitored by an approved central receiving 
station. 
3. The applicant shall ensure proper drainage in accordance with the City of Burlingame 
Engineering Standards is available for the fire sprinkler main drain and inspector test on the building 
plumbing drawings.  These items may drain directly to landscape or in the sewer with an air gap. 
4. The fire protection underground water line shall be submitted and approved through the 
Burlingame Building Department prior to approval of aboveground fire sprinkler permit. 
5. Building addressing per Burlingame Municipal Code, for distance away from public way.  May 
also use a monument sign for addressing at the street. 
6. Approved emergency radio communication capability is required throughout the building.  If 
building construction/layout cannot accommodate required radio communication strength, an 
Emergency Responder Radio System is required throughout.  Permit required to be obtained through 
the Central County Fire Dept. prior to installation. Riser wiring survivability rating shall be the same as 
interior wall ratings. Infrastructure should be designed for this rated shaft, alternates for this 
requirement will not be approved later in lieu of the rated shaft. 
 



 
 
 
 
 
 
 
 
 
 
 
Reviewed By: Christine Reed Date: 9/7/2021 
 650-558-7617 

 



 
Project Address: 410 Airport Blvd, zoned AA, APN: 026-363-600 
 
Description: Request for Commercial Design Review, Conditional Use Permit, and Parking 

Variance for a new office/ education/ even center. 
 
From: Martin Quan  
 Public Works Engineering  
 
 
Please address the following comments at this time; provide a written response and revised plans 
with your resubmittal: 
 

1. Please provide a preliminary title report for review. 
2. Has the Kayak Launch been approved by BCDC? 
3. Please confirm that ABAG has approved the location of the proposed Bay Trail. 
4. On the west side of the parcel, there is overflow parking for Kincaids that will be 

removed and a new one-way drop off area that crosses property lines.  Please provide 
this agreement with Kincaid and indicate the number of parking spaces that will be 
removed with the drive aisle.  Please indicate the direction of the one-way drop off and 
detail the intersection of the drop-off aisle, entrance to Kincaid and current parking lot 
flow pattern. 

5. To make the public sidewalk more pedestrian friendly, the minimum width shall be 9.5’ 
with 4’ box plant behind the curb or 6’ clear sidewalk if planters/landscaoe are placed 
behind the sidewalk.   

6. What are the proposed hours for the parallel parking spaces within the property? 
7. The proposed crosswalk on the other side of the Sanchez Creek Bridge shall have an 

RRFB similar to the other crossings on Airport.  Please dimension the distance from the 
other crosswalk. 

8. The exit driveway at Bayview Place should have traffic flow around the island, making it 
a "right-turn" only.  Please push the driveway out so that drivers do not turn into 
oncoming traffic. 

9. All landscaping should be clear at both exit driveways (Bayview Place and Airport) for 
improved visibility of peds, bikes, and other vehicles while exiting. 

10. Both driveways should have "right-turn" only signage. 
11. Landscaping should also be clear on the northeast corner of Bayview Place/Airport for 

pedestrians using the crosswalk. 
12. Will there be any pedestrian lighting along the paths and at the exit driveways? 
13. Please include bus turning radius for the drop off area as well as the one-way parking 

road and exiting onto Bayview Place.   
14. Please reach out to Recology (Alexandra Rinear at ARinear@recology.com for their 

service requirements. 
 
The following comments do not need to be addressed now, but you should be aware of them as 
they will need to be addressed at time of building permit submittal. 
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1. As part of the County sea level rise vulnerability assessment, the City is looking into 
securing a construction/maintenance easement for a future levee wall.  What design 
criteria is this project assuming to account for sea level rise. 

2. Based on the scope of work, this is a “Type IV” project that requires a Stormwater 
Construction Pollution Prevention Permit.  This permit is required prior to issuance of a 
Building Permit. An initial field inspection is required prior to the start of any construction 
(on private property or in the public right-of-way). 

3. A stormwater maintenance agreement shall be recorded with the County for all c3 
treatment measures.  This agreement must be recorded prior to building permit signoff. 

4. Please submit an erosion control plan.  This plan shall include, but not limited to, 
delineation of area of work, show primary and secondary erosion control measures, 
protection of creek or storm drain inlets, perimeter controls, protections for construction 
access points, and sediment control measures. 

5. A traffic, sewer, water, and storm drain study will be required for this project.  Any 
impacts generated as the result of the project will be required to upsize or contribute its 
pro-rata share of the impact to upgrade the existing infrastructure.    

 
 
 
Reviewed By: Martin Quan Date: 8/12/2021 
 mquan@burlingame.org 

 



 
Project Address: 410 Airport Blvd, zoned AA, APN: 026-363-600 
 
Description: Request for Commercial Design Review, Conditional Use Permit, and Parking 

Variance for a new office/ education/ event center. 
 
From: Jennifer Lee  
 Stormwater  
 
 
Please address the following comments at this time; provide a written response and revised plans 
with your resubmittal: 
 
This project is required to comply with Provision C.3 of the San Francisco Bay Municipal Regional 
Stormwater NPDES Permit (MRP) since it will create and/or replace 10,000 square feet or more of 
impervious surface. Please include a Stormwater Management Plan that shows how stormwater runoff 
will be treated to meet the Municipal Regional Stormwater Permit’s Provision C.3 requirements. For 
additional guidance, please consult the C.3 Regulated Projects Guide (updated February 2020) at 
www.flowstobay.org/newdevelopment. Please complete, sign and return the “C.3/C.6 Development 
Review Checklist”, available at www.burlingame.org/stormwaterdevelopment. 
 
The impervious areas located in drainage areas A, B, C, G, and H all appear to be located at a lower 
elevation than the respective self-treating areas. For example, it is not clear how runoff from drainage 
area A (located next to the bay) will flow into the self-treating area (located uphill). Please clarify how 
runoff from Areas A, B, C, G, and H are anticipated to drain into the self-retaining areas. 
 
How will runoff from the parking lot drain into the adjacent landscaping? For example, will there be curb 
cuts? 
 
According to the conceptual stormwater treatment plan, the orange shaded impervious areas are to be 
treated via self-treating areas. Please note that self-treating areas are natural spaces, landscaped 
areas, and pervious pavement. If it is intended to have impervious areas drain towards landscaping, 
please outline the self-retaining areas and ensure it is sized appropriately. Alternatively, the impervious 
areas can be replaced with permeable pavement if infiltration into native soil is possible. 
 
 
The following comments do not need to be addressed now, but you should be aware of them as 
they will need to be addressed at time of building permit submittal. 
 
1. Per the Municipal Stormwater Permit, projects on lands greater than 10,000 sf that are plumbed 
directly to the City’s storm drain system must be equipped with full trash capture systems or are 
managed with trash discharge control actions equivalent to or better than full trash capture systems. 
Please show how you are complying with this requirement on the plans. 
2. Post-construction treatment measures must be designed, installed, and hydraulically-sized to treat a 
specified amount of runoff. The project plan submittals shall identify the owner and maintenance party 
responsible for the ongoing inspection and maintenance of the post-construction stormwater treatment 
measures in perpetuity. A completed, notarized Stormwater Treatment Measure Maintenance 
Agreement must be submitted to the City prior to the issuance of a final construction inspection. 

Project Comments – Planning Application 



3. Please submit an erosion control plan.  This plan shall include, but not limited to, delineation of area 
of work, show primary and secondary erosion control measures, protection storm drain inlets, perimeter 
controls, protections for construction access points, and sediment control measures. 
4. All construction projects, regardless of size, must prevent stormwater pollution from construction-
related activities. Project applicants shall ensure that all contractors implement appropriate and 
effective Best Management Practices (BMPs) during all phases of construction, including demolition. 
When submitting plans for a building permit, please include the Construction BMP plan sheet. An 
electronic file is available at: www.burlingame.org/stormwaterdevelopment.  
5. Since the project will disturb one (1) or more acres of soil, the project must obtain coverage under 
the Construction General Permit from the State Water Resources Control Board. When submitting 
plans for a building permit, please include the following: 

• A copy of the Notice of Intent (NOI) for Construction General Permit coverage and  
• A copy of the Stormwater Pollution Prevention Plan (SWPPP) prepared by a certified 

Qualified SWPPP Developer (QSD). 
6. FYI, the City has a Rain Barrel Rebate Program for qualified rain barrels and cisterns, see 
www.burlingame.org/waterconservation. 
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