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SUMMARY 
 
The Sequoia Hospital campus is located at 170 Alameda de las Pulgas, at the northwest corner of 
Alameda de las Pulgas and Whipple Road in Redwood City, California.  The proposed Sequoia 
Hospital Precise Plan (Precise Plan) area is approximately eighteen (18) acres in size and includes the 
hospital, which incorporates a skilled nursing facility, and a medical office building and parking lots 
to serve the campus.  The Precise Plan area is bounded by Alameda de las Pulgas to the east, 
Whipple Avenue and single-family residences on Circle Road and Hopkins Avenue to the south, 
Upland Road to the west, and single-family residences on Acacia Lane and at the terminus of Don 
Court to the north.  
 
The project proposes: 1) text changes to the General Plan; 2) adoption of a Precise Plan; and 3) 
zoning changes from PO (Professional Office) and R1 (Residential) to Planned Community District 
(P District) within the Precise Plan area.   The proposed zoning and Precise Plan would allow 
construction of new hospital facilities, a medical office building, and parking facilities to support the 
campus.   
 
The Sequoia Hospital Precise Plan is proposed to guide future growth within the entire 18-acre Plan 
area (see Area A and Area B on Figure 2-2), including building orientation, vehicular and pedestrian 
circulation, parking and emergency vehicle access, building heights, setbacks, and architectural 
character.   
 
The text amendments to the General Plan would be used to define the Hospital land use designation 
on the General Plan map, which covers the 13-acre Sequoia Hospital Campus (Area A).   
Specifically, Precise Plan Area A would change from Commercial/Office (Single-Story and Two-
Story Structures Adjacent to Residential) to Hospital.   The remainder of the Precise Plan area (Area 
B) will retain the existing General Plan designations of Commercial/Office (Single-Story and Two-
Story Structures Adjacent to Residential) and Residential (Single Family Dwellings).  No specific 
redevelopment in Area B is proposed.  The proposed P District designation for the 13-acre Sequoia 
Hospital campus site (Area A of the Precise Plan) would allow for the retrofit of existing hospital 
facilities and the construction of new hospital facilities (including: approximately 148,270 square feet 
of additional hospital space) a new 16,833 square foot central plant to serve the hospital, a 50,000 
square foot medical office building with associated parking, and a 4.5-level parking garage to serve 
the campus.  The existing 47,750 square foot skilled nursing facility, a non-acute care residential 
rehabilitation facility located west of the hospital would be demolished and integrated into the 
hospital proper to accommodate the proposed new medical office building. 
 

Summary of Impacts and Mitigation Measures 
 
The following table summarizes the significant environmental impacts identified and discussed 
within the text of the EIR, and identifies the standard conditions and proposed mitigation measures 
necessary avoid or reduce those impacts.  For a complete description of these measures, the reader 
should refer to the text of this EIR.  Alternatives to the proposed project and known views of local 
groups and areas of controversy are also summarized at the end of the table.  A complete description 
of the project and of its impacts and standard conditions and proposed mitigation measures can be 
found in the text of the EIR which follows this summary.  



 

LTS = Less Than Significant   S = Significant  
 
Sequoia Hospital Campus/Precise Plan v Draft EIR 
City of Redwood City  March 2007 

SIGNIFICANT IMPACT STANDARD CONDITIONS AND MITIGATION MEASURES 
Significance 
After 
Mitigation 

TRANSPORTATION IMPACTS 
Impact TRAN-1: Redevelopment of the 
Sequoia Hospital campus under the proposed 
Precise Plan would impact one signalized 
intersection (Alameda de las 
Pulgas/Edgewood Road) and one unsignalized 
intersection (I-280 Northbound 
ramp/Edgewood Road) during one or more of 
the peak hour periods. 

MM TRAN-1.1: Alameda de las Pulgas and Edgewood Drive:  The 
intersection at Alameda de las Pulgas and Edgewood Drive is projected to operate 
at LOS F and E during the AM and PM peak hours, respectively.   
 
 The project sponsor shall install an Emergency Vehicle Pre-Emption (EVP) at this 
intersection to avoid delays for emergency vehicle response (i.e., Code 3 [lights 
and sirens] police, fire service, and ambulance).  Signal pre-emption systems for 
emergency vehicles use sensors to detect an approaching emergency vehicle and 
provide a green signal to the vehicle. 
 
 The mitigation required to reduce the average delay to less than significant during 
both peak periods is to provide an additional left-turn lane (resulting in a total of 
two left-turn lanes) on the northbound approach and provide an eastbound right-
turn overlap phase.  The implementation of this mitigation would likely require 
right-of-way acquisition to construct a receiving lane on the west leg for the 
additional northbound left-turn lane. The implementation of the eastbound right-
turn overlap would also most likely require right-of-way acquisition. 
 
It is the City’s goal to maintain the neighborhood character in the area around 
Alameda de las Pulgas and Edgewood Drive.  The improvements required to 
expand the intersection to capacity (additional turning lanes) would ultimately 
attract greater volumes, and be contradictory to the City’s goal of maintaining 
neighborhood character in the area.  This is not a feasible mitigation and therefore 
the impact at this intersection is significant and unavoidable. 
 
MM TRAN-1.2: I-280 Northbound Ramp and Edgewood Drive.  The 
addition of project traffic is projected to exacerbate unacceptable operations at the 
intersection of I-280 Northbound Ramp and Edgewood Drive during both the AM 
and PM peak hour.  The improvement required to mitigate the project’s impact to a 
less than significant level is signalization of the intersection.  The level of service 
during the PM peak hour with the proposed mitigation measure and existing lane 

S 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

S 
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SIGNIFICANT IMPACT STANDARD CONDITIONS AND MITIGATION MEASURES 
Significance 
After 
Mitigation 

geometry would be LOS C (28.1 seconds of delay). During the AM peak hour the 
intersection would operate at LOS C (20.1 seconds of delay). This intersection is 
under the jurisdiction of Caltrans and the County of San Mateo.   As the City of 
Redwood City does not have control over this intersection and cannot implement 
this mitigation, this impact is significant and unavoidable.  
 
MM TRAN-1.3: Transportation Demand Management (TDM) Program.   
Incorporation of the following measures into the Transportation Demand 
Management (TDM) program required by C/CAG would reduce the number of 
motor vehicle trips or the length of the trips.  This list is not intended to be 
exhaustive, and other equivalent measures may be introduced by the City, C/CAG, 
or the project sponsor.  All TDM measures are subject to review and approval by 
Redwood City. 
• The project shall provide preferential parking for carpool vehicles.  The site 

plan will designate 10 carpool spaces near the building entrance.  
• The project shall provide three bicycle racks and lockers providing storage 

for 15 bicycles.   
• The project shall provide a minimum of two showers and changing rooms 

with clothes lockers. 
• The project shall provide a Commute Assistance Center with a transit 

information brochure rack as well as a telephone with commute and transit 
information numbers.   

• The project shall participate in the Alliance’s guaranteed ride home (GRH) 
program.    

 
 
 
 
 
 
 

NOISE IMPACTS 
Impact NOI-1:  Mechanical equipment in an 
outside service yard of the hospital and at the 
proposed medical office building may 
generate noise levels 3 dBA or greater than the 
existing ambient level at adjacent residential 
properties.   

MM NOI-1.1:    Prior to issuance of building permits for the Central Utility Plant 
and for the medical office building, a design-level noise assessment of the final site 
plan shall be prepared.  The assessment shall identify noise levels from mechanical 
equipment at the closest residential property line.  Acoustical control measures 
shall be included in the project design to meet the following standards (refer to 
Table 4.3-3): 

LTS 
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SIGNIFICANT IMPACT STANDARD CONDITIONS AND MITIGATION MEASURES 
Significance 
After 
Mitigation 

• For the continuous operation of stationary mechanical equipment, the 
average noise levels (Leq) in a cumulative period of more than thirty (30) 
minutes in any hour shall be limited to 50 dBA during the daytime (7:00 
AM to 10:00 PM) and 45 dBA during the nighttime (10:00 PM to 7:00 
AM) at the closest residential property line. 
 

• For non-continuous, intermittent stationary noise sources, noise levels shall 
be limited to: 

 
- The noise standard plus five (5) dBA for a cumulative period of more than 

fifteen (15) minutes in any hour (i.e. 55 dBA daytime and 50 dBA 
nighttime); or  

- The noise standard plus ten (10) dB for a cumulative period of more than 
five (5) minutes in any hour (i.e. 60 dBA daytime and 55 dBA nighttime); 
or 

- The noise standard plus fifteen (15) dB for a cumulative period of more 
than one (1) minute in any hour (i.e. 65 dBA daytime and 60 dBA 
nighttime); or 

- The noise standard plus twenty (20) dB or the maximum measured ambient 
for any period of time (i.e. 70 dBA daytime and 65 dBA nighttime). 

 
AIR QUALITY IMPACTS 

Impact AIR-1:  Construction activities, 
particularly generation of construction dust, 
could result in significant short-term air 
quality impacts.  

MM AIR-1.1.   Demolition Impacts. The BAAQMD has prepared a list of 
feasible construction dust control measures that can reduce construction impacts to 
a less than significant level.  The following dust control measures shall be 
implementation by project contractors during demolition and shall be reflected as 
notes on the project plans prior to issuance of demolition permits: 
 
• Watering should be used to control dust generation during demolition of 

structures and break-up of pavement. 
• Cover all trucks hauling demolition debris from the site. 

LTS 
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SIGNIFICANT IMPACT STANDARD CONDITIONS AND MITIGATION MEASURES 
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After 
Mitigation 

• Use dust-proof chutes to load debris into trucks whenever feasible. 
Watering should be used to control dust generation during transport and 
handling of recycled materials. 

 
MM AIR-1.2   The following construction practices shall be implemented during 
all phases of construction on the project site and shall be reflected as notes on the 
project plans prior to issuance of grading or building permits: 

 
• Water all active construction areas at least twice daily and more often 

during windy periods; active areas adjacent to existing land uses shall be 
kept damp at all times, or shall be treated with non-toxic stabilizers or dust 
palliatives. 

• Cover all trucks hauling soil, sand, and other loose materials or require all 
trucks to maintain at least two feet of freeboard. 

• Pave, apply water three times daily, or apply (non-toxic) soil stabilizers on 
all unpaved access roads, parking areas, and staging areas at construction 
sites. 

• Sweep daily (preferably with water sweepers) all paved access roads, 
parking areas, and staging areas at construction sites; water sweepers shall 
vacuum up excess water to avoid runoff related impacts to water quality. 

• Sweep streets daily (preferably with water sweepers) if visible soil material 
is carried onto adjacent public streets. 

• Apply non-toxic soil stabilizers to inactive construction areas. 
• Enclose, cover, water twice daily, or apply non-toxic soil binders to 

exposed stockpiles (dirt, sand, etc.). 
• Limit traffic speeds on unpaved roads to 15 mph. 
• Install sandbags or other erosion control measures to prevent silt runoff to 

public roadways. 
• Replant vegetation in disturbed areas as quickly as possible. 
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SIGNIFICANT IMPACT STANDARD CONDITIONS AND MITIGATION MEASURES 
Significance 
After 
Mitigation 

MM AIR-1.3   The following are additional mitigation measures are recommended 
by the BAAQMD to reduce engine exhaust emissions: 
 
• Use alternative fueled construction equipment. 
• Minimize idling time (5 minutes maximum). 
• Maintain properly tuned equipment. 
• Limit the hours of operation of heavy equipment and/or the amount of 

equipment in use. 
 

GEOLOGY SOILS AND SEISMICITY IMPACTS 
Impact GEO-1:  Expansive and weak soils 
and highly weathered bedrock are found on 
the site and the proposed project could result 
in adverse geologic impacts associated with 
these conditions.   

Standard Condition 4.5-1:  State Law.  The design and construction of acute care 
hospital buildings is regulated under the State of California Hospital Seismic Safety 
Law.  The structural design of the new hospital pavilion and renovation of the 
existing hospital structure will be evaluated and reviewed by OSHPD for 
conformance with state seismic requirements for general acute care hospitals.   
 
Standard Condition 4.5-2: Municipal Code and Building Code 
Requirements.  The Uniform Building Code, as adopted by the City of Redwood 
City in their Municipal Code, includes design standards for buildings in Seismic 
Zone 4 and for construction on expansive soils.  The geologic and seismic 
requirements in the building code are implemented as a part of the City’s review of 
building permit applications.  These regulations would apply to the proposed 
medical office building and parking garages.  

 
Standard Condition 4.5-3:   Building design and construction shall be completed 
in conformance with the Final-Engineering Geologic and Geotechnical Evaluation 
for the Sequoia Hospital Redevelopment reviewed and approved by OSHPD and 
the City of Redwood City as a standard condition of development.  Buildings will 
be required to meet the requirements of appropriate Building and Fire Codes. 
 
 

LTS 
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SIGNIFICANT IMPACT STANDARD CONDITIONS AND MITIGATION MEASURES 
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Mitigation 

MM GEO 4.1-1:  In order to avoid hazards from identified geologic and soils 
conditions on the site, the Sequoia Hospital campus project shall include, at 
minimum, measures from the Final- Engineering Geologic and Geotechnical 
Evaluation, as summarized in Section 4.5.3 of this EIR. 
 

BIOLOGICAL RESOURCES IMPACTS 
Impact BIO-1:  Protected native birds, and 
their nests, may be present in landscaping and 
could be impacted by tree removal during the 
implementation of the proposed Precise Plan.   
 

MM BIO-1.1:  Removal of large redwood or oak trees and other vegetation, as 
part of the proposed development, may be scheduled between October and 
December (inclusive) to avoid the raptor nesting season and no additional surveys 
would be required.   

 
MM BIO-1.2:  If removal of large trees would take place between January and 
September, a pre-construction survey for nesting raptors shall be conducted by a 
qualified ornithologist to identify active nesting raptor or other bird nests that may 
be disturbed during project implementation.  Between January and April 
(inclusive) pre-construction surveys shall be conducted no more than 14 days prior 
to the initiation of construction activities or tree relocation or removal.  Between 
May and August (inclusive), pre-construction surveys shall be conducted no more 
than thirty (30) days prior to the initiation of these activities.  The surveying 
ornithologist shall inspect all trees in and immediately adjacent to the construction 
area for nests.  If an active raptor nest is found in or close enough to the 
construction area to be disturbed by these activities, the ornithologist shall, in 
consultation with the State of California, Department of Fish & Game (CDFG), 
designate a construction-free buffer zone (typically 250 feet) around the nest until 
the end of the nesting activity.   
 
The applicant shall submit a report indicating the result of the survey and any 
designated buffer zones to the satisfaction of the Department of Community 
Development prior to the issuance of a grading or building permit.   
 
 
 

LTS 
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HYDROLOGY AND WATER QUALITY IMPACTS 
Impact H/WQ-1:  Construction activities on 
the project site, including building and 
pavement removal and earthmoving, could 
result in adverse impacts to the water quality 
of Redwood and Cordilleras Creeks, and 
ultimately, San Francisco Bay.  
 
 
 
  

Standard Condition 4.7-1: Stormwater discharge will be analyzed during the 
final design phase and the design will follow all approved procedures in the 
STOPPP Hydromodification Management Plan (HMP).  Meeting the flow duration 
control criteria generally requires some type of detention and/or infiltration 
facilities that reduce the volume and control the rate of post-project discharge. 
 
Standard Condition 4.7-2:   Prior to construction, the City of Redwood City 
shall require submittal of a Stormwater Pollution Prevention Plan (SWPPP) and a 
Notice of Intent to the RWQCB to control the discharge of stormwater pollutants, 
including sediment associated with construction activities.  Along with these 
documents, the applicants will also be required to prepare an Erosion Control Plan.  
The Erosion Control Plan may include Best Management Practices (BMPs) as 
specified in the California Stormwater Best Management Practice Handbook for 
reducing impacts on the City’s storm drainage system from construction activities.  
The SWPPP shall include control measures during the construction period for: soil 
stabilization practices; sediment control practices; sediment tracking control 
practices; and wind erosion control practices. 
 
Prior to issuance of a grading permit, the applicant shall be required to submit 
copies of the NOI and Erosion Control Plan to the City Engineer.  The applicant  
shall also be required to maintain a copy of the most current SWPPP on-site and 
provide a copy to any City representative or inspector on demand. 
 

LTS 

Impact H/WQ-2: Redevelopment of the 
Sequoia Hospital campus (Area A) within the 
Precise Plan area would disturb more than one 
acre and storm water runoff from the proposed 
new parking areas and building roof tops 
could contribute to a degradation of surface 
water quality of Adobe Creek, and ultimately, 
San Francisco Bay.  

Standard Condition 4.7-3:  As part of the mitigation for post-construction runoff 
impacts addressed in the construction SWPPP, the project sponsor shall implement 
regular maintenance activities (i.e., maintaining on-site drainage facilities and 
landscaping that receives stormwater runoff, litter control) at the site to prevent soil 
and litter from accumulating on the project site and contaminating surface runoff.  
Other post-construction source controls and BMPs, including measures identified 
in STOPPPs Source Control and Model Guidance List include: 
 

LTS 
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 • maintenance of landscaped areas as necessary to maintain soil structure and 
permeability; 

• site maintenance, including routine catch basin cleaning;  
• maintenance of landscaping with minimal pesticide and fertilizer use; 
• connection of parking garage floor drains to water treatment devices; 
• roofed trash and recycling enclosures; 
• covering of loading dock area and/or special handling of runoff. 
 
Standard Condition 4.7-4:  The property owner shall enter into an operations and 
maintenance agreement for all permanent stormwater treatment devices. 
 

CUMULATIVE IMPACTS 
Impact C-TRAN-1: The proposed project 
would contribute to cumulative impacts at 
three signalized and one unsignalized 
intersections during one or more peak hour 
period.   
 

MM C-TRAN-1.1: Alameda de las Pulgas and Edgewood Drive.   The 
intersection at Alameda de las Pulgas and Edgewood Drive is projected to operate 
at LOS F and E during the AM and PM peak hours, respectively.   
 
The project sponsor shall install an Emergency Vehicle Pre-Emption (EVP) at this 
intersection to avoid delays for emergency vehicle response (i.e., Code 3 [lights 
and sirens] police, fire service, and ambulance).  Signal pre-emption systems for 
emergency vehicles use sensors to detect an approaching emergency vehicle and 
provide a green signal to the vehicle. 
   
Provision of additional lanes would be required to reduce delay at this intersection.  
This would likely require right-of-way acquisition.  Mitigation identified for this 
intersection under project conditions (an additional left turn lane and an eastbound 
right-turn overlap phase) would not reduce impacts at under cumulative conditions 
to a less than significant level.  

   
It is the City’s goal to maintain the neighborhood character in the area around 
Alameda de las Pulgas and Edgewood Drive.  The improvements required to 
expand the intersection capacity (additional turning lanes) would ultimately attract 

S 
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greater volumes, and be contradictory to the City’s goal of maintaining 
neighborhood character in the area.  This is not a feasible mitigation and therefore 
the impact at this intersection is significant and unavoidable. 
 
MM C-TRAN-1.2:   Alameda de las Pulgas and Whipple Avenue.    The 
mitigation required to provide acceptable levels of service at this intersection is 
provide a right-turn overlap on the westbound approach (i.e., cars can turn right 
when there is a green for left turn movements on Alameda de las Pulgas). The level 
of service during the AM peak hour with the proposed mitigation measure would 
be LOS D (51.0 seconds of delay). During the PM peak hour, the intersection 
would operate at LOS C with 32.9 seconds of delay with the mitigation.  The 
project sponsor shall contribute a fair share contribution to this improvement.  
Modifications to the intersection would be made by the City of Redwood City no 
later than the time that unacceptable LOS E conditions are determined to be 
imminent by the City of Redwood City.  With implementation of this mitigation, 
the cumulative impact would be less than significant.   
 
MM C-TRAN-1.3: El Camino Real and Whipple Avenue.   An improvement 
has been identified for this location in the Redwood City Traffic Impact Mitigation 
Fee Study (TIMFS). The identified improvement includes the addition of a 
receiving lane for westbound right-turns, creating a “free” westbound right-turn 
movement. The level of service analysis indicates that this improvement would 
mitigate the project impact and provide LOS D operations in the PM peak hour.  
 
The Peninsula Corridor Joint Powers Board (Caltrain) operates commuter rail 
service on a rail line in the immediate vicinity of the El Camino Real and Whipple 
Avenue intersection.  Any improvement to El Camino Real would require Caltrans 
approval.  At this time, lacking Caltrans approval, implementation of this 
mitigation is not assured.  This impact, therefore, is significant and unavoidable.  
 
MM C-TRAN-1.4: I-280 Northbound Ramp and Edgewood Drive.  The 
addition of project traffic is projected to exacerbate unacceptable operations at the 
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SIGNIFICANT IMPACT STANDARD CONDITIONS AND MITIGATION MEASURES 
Significance 
After 
Mitigation 

intersection of I-280 Northbound Ramp and Edgewood Drive during both the AM 
and PM peak hour under cumulative conditions. The improvement required to 
mitigate the project’s impact to a less than significant level is signalization of the 
intersection with split phasing on the north leg of the intersection.  As the City of 
Redwood City does not have control over this intersection and cannot implement 
this mitigation, this impact is significant and unavoidable. 
  

 
S 
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SUMMARY OF ALTERNATIVES 
 

CEQA requires that an EIR identify alternatives to a project as it is proposed.  The CEQA Guidelines 
specify that the EIR should identify alternatives that “will feasibly attain most of the basic objectives 
of the project but will avoid or substantially lessen any of the significant effects of the project.”  The 
purpose of this section is to determine whether there are alternatives of design, scope or location that 
will substantially lessen the significant impacts, even if those alternatives “impede to some degree 
the attainment of the project objectives,” or are more expensive.  [Section 15126.6] 
 
In order to comply with the purposes of CEQA, it is important to identify alternatives that reduce the 
significant impacts that are anticipated to occur if the project is implemented and to try to meet as 
many of the project’s objectives as possible.  The Guidelines emphasize a common sense approach -- 
the alternatives should be reasonable, should “foster informed decision making and public 
participation,” and should focus on alternatives that avoid or substantially lessen the significant 
impacts. 
 
The significant impacts of the project include: transportation, noise, air quality (construction 
impacts), water quality (construction and post-construction impacts), biological resources (possible 
impacts to nesting birds during construction), and cumulative transportation.  Alternatives required 
by CEQA to be considered should be capable of avoiding or reducing some or all of the significant 
impacts listed above. 
 
Consideration of a “No Project” alternative is mandatory.  The purpose of including a No Project 
alternative is to allow decision makers to compare the impacts of approving the project with the 
impacts of not approving the project.   
 
In addition to the “No Project” alternative, the Guidelines advise that the range of alternatives 
discussed in the EIR should be limited to those that “would avoid or substantially lessen any of the 
significant effects of the project [§15126.6(f)].  Logical alternatives include reduced scale (smaller 
project) alternatives.    
 
A location alternative was considered, but rejected because it would not meet the basic objectives of 
the project.  These objectives include retrofitting of the existing hospital in Redwood City and 
providing a medical office building adjacent to the hospital for outpatient surgery and outpatient 
imaging services.  The CEQA Guidelines encourage consideration of an alternative site when 
significant effects of the project might be avoided or substantially lessened.  Only locations that 
would avoid or substantially lessen any of the significant effects of the project and meet most of the 
project objectives need be considered for inclusion in an EIR.  An alternative location in western 
Redwood City would not avoid the significant transportation impacts of the project, nor meet the 
basic objectives of the project.  A location alternative, therefore, is not considered further in this EIR.   
 
NO PROJECT ALTERNATIVES  
 
The CEQA Guidelines stipulate that an EIR specifically include a “No Project” Alternative, which 
should discuss both “the existing conditions, as well as what will be reasonably expected to occur in 
the foreseeable future if the project is not approved, based on current plans and consistent with 
available infrastructure and community services.”   
 
The project site is fully developed at this time.  Possible scenarios under a “No Project” alternative 
would be occupation of the acute care hospital with another business not subject to State Seismic 
Safety Requirements for acute care hospitals or to demolish the existing improvements and build a 
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new building or buildings under the existing General Plan and zoning, consistent with current 
General Plan policies and all zoning and Redwood City Code development standards.   
 
No Project/No Redevelopment Alternative 
 
Under a No Project/No Redevelopment Alternative scenario, the hospital would not be modified or 
structurally reinforced to meet requirements of SB 1953, the California Seismic Safety Act.  After 
2013, the acute care hospital uses would be required to vacate the existing hospital buildings.  The 
skilled nursing facility also would not be demolished and redeveloped with a new medical office 
building.  Medical uses could continue on the site, but hospital uses would not be allowed to operate.  
The existing buildings could also be used for other uses allowed under the existing Commercial/ 
Office land use designations. 
 
The No Project/No Redevelopment Alternative is feasible from a land use and planning standpoint 
and would avoid the significant impacts of the project.  Additional traffic would not be generated and 
transportation impacts would be avoided.  The No Project/No Redevelopment Scenario would also 
avoid impacts associated with construction. The No Project/No Redevelopment Alternative Scenario 
would not meet the basic project objective of providing inpatient and outpatient services in a 
seismically sound structure to comply fully with Senate Bill (SB) 1953, which requires seismic 
retrofitting of all hospitals.  It also would not meet objectives related to improving the space 
constraints, inefficiencies and patient flow issues at the facility or provide a medical office building 
adjacent to the hospital for outpatient procedures. 
 
No Project/Redevelopment with Commercial/Office Uses Alternative 
 
The current General Plan land use designation for the site is Commercial/Office (Single-Story and 
Two-Story Structures Adjacent to Residential).  Under this No Project scenario, the site could be 
redeveloped with commercial or office uses, in conformance with the existing General Plan and 
zoning and Redwood City Code development standards.  New office or commercial buildings would 
be limited to two stories in height.  Up to approximately 675,000 square feet of office or commercial 
buildings would be allowed within the 13-acre area currently occupied by the hospital. 
 
The No Project/Redevelopment with Commercial/Office Uses Alternative scenario would not avoid 
or reduce significant transportation impacts compared to the proposed project.  More building 
demolition would be required and air quality impacts during construction would be incrementally 
greater than the proposed project.   The No Project/No Redevelopment Scenario is feasible from a 
land use and planning standpoint. 
 
Like the No Project/No Redevelopment Scenario, the No Project/Redevelopment with Commercial/ 
Office Uses Scenario would not meet the basic project objective of providing inpatient and outpatient 
services in a seismically sound structure to comply fully with Senate Bill (SB) 1953, which requires 
seismic retrofitting of all hospitals.  It also would not meet the applicant’s objectives related to 
providing a medical office building adjacent to the hospital for outpatient procedures.  The City of 
Redwood City’s objectives for the Sequoia Hospital Campus/Precise Plan are directed toward 
rebuilding of Sequoia Hospital to be compatible with existing hillside residential neighborhoods.  
The City’s objectives would not apply to a commercial/office development and therefore, are not 
discussed further. 
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Reduced Scale Medical Office Building Alternative 
 
The Reduced Scale Alternative would reduce size of the proposed medical office building to 20,000 
square feet, a reduction of 60 percent.  This change in the size of the medical office building would 
reduce traffic generation and would avoid the significant transportation impacts at the signalized 
Alameda de las Pulgas and Edgewood Road intersection during both peak hours and the unsignalized 
I-280 Northbound Ramps and Edgewood Road intersection during the PM peak hour.   
 
The Reduced Scale Alternative would avoid the transportation impacts of the project.  The 
cumulative transportation impacts of the project would be incrementally reduced; however, 
cumulative impacts at three intersections would still occur.  Construction impacts (air quality, 
biological resources, water quality) of the project would not be substantially reduced.   
 
Like the proposed project, the Reduced Scale Medical Office Building Alternative would require 
modifications to the General Plan text and adoption of a Precise Plan.  The Reduced Scale Medical 
Office Building Alternative would not fully meet the objective of providing a medical office building 
adjacent to the hospital for outpatient procedures to meet the needs of patients and physicians. 
 
The City of Redwood City’s objectives for the Sequoia Hospital Campus/Precise Plan are directed 
toward rebuilding of Sequoia Hospital to be compatible with existing hillside residential 
neighborhoods and creating a coherent, unified campus.  The Reduced Scale Medical Office Building 
Alternative would generally meet the City’s objectives for Planning Area A.  A reduction in size of 
the medical office building is not required to meet any of the City’s objectives related to creating a 
coherent, unified campus or ease site access. 
 
Environmentally Superior Alternative 
 
The CEQA Guidelines specify that an EIR must identify the environmentally superior alternative 
among those alternatives discussed.  If the environmentally superior alternative is the “No Project” 
alternative, the EIR shall also identify an environmentally superior alternative among the other 
alternatives.  [Section 15126.6(e)(2)] 
 
The No Project/No Redevelopment Alternative would be the environmentally superior alternative.   
The Reduced Scale Medical Office Building Alternative would be environmentally superior to the 
proposed project in terms of transportation impacts.  The cumulative transportation impacts of the 
project at three of four intersections would be incrementally reduced, but not to a less than significant 
level.  
 

KNOWN AREAS OF CONTROVERSY 
 

Key issues raised by residents of the City of Redwood City and the Planning Commission during the 
Scoping Meetings for the proposed project include: 
 
• Increased cut-through traffic and parking spillover in the residential neighborhood to the 

south.  
• Increased traffic queues and the potential for accidents during peak traffic periods at the 

intersection of Alameda de las Pulgas and Whipple Avenue. 
• Visual intrusion and land use compatibility of the proposed Medical Office Building with 

adjacent residences on Upland Road 
• Noise from the existing hospital loading dock. 
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1.   INTRODUCTION AND PROJECT OBJECTIVES 
   
1.1  INTRODUCTION 
 
This document has been prepared by the City of Redwood City as the Lead Agency in conformance 
with the California Environmental Quality Act (CEQA) and the CEQA Guidelines.  The purpose of 
this Environmental Impact Report (EIR) is to inform decision makers and the general public of the 
environmental effects of the proposed project, to identify ways in which the significant effects might 
be minimized, and to identify alternatives to the project that could avoid or reduce those significant 
impacts.   
 
1.2  BACKGROUND 
 
Sequoia Hospital, an acute care hospital with basic emergency services, has operated at its current 
site since the early 1950s.  Sequoia Hospital consists of a number of interconnected and freestanding 
structures.  The main hospital buildings were constructed between 1948 and 1975.  Adjacent medical 
office buildings and a skilled nursing facility west of the hospital were constructed in 1968. 
 
The proposed redevelopment of the Sequoia Hospital campus is motivated, in part, by requirements 
to meet state seismic safety standards for acute care hospitals by 2013 under California Senate Bill 
(SB) 1953.  Other renovations and expansion of hospital space and medical office facilities are 
proposed to modernize the campus. 
 
The City of Redwood City has prepared a draft Precise Plan that covers the entire Sequoia Hospital 
campus, the medical office buildings and parking lots to the west of the hospital.  The purpose of the 
Precise Plan is to guide future growth within the Plan area, including the interface between the 
hospital and medical buildings and adjacent residential neighborhoods. 
 
1.3   PROJECT OBJECTIVES 
 
The project applicant, Sequoia Hospital (Catholic Healthcare West), has five primary project 
objectives.  They are: 
 
1. Provide inpatient and outpatient services in a seismically sound structure to comply fully 

with Senate Bill (SB) 1953, which requires seismic retrofitting of all hospitals by 2013. 
 
2. Eliminate space constraints, inefficiencies and patient flow issues associated with the existing 

54 year-old facility.  
 
3. Create space specialized to accommodate advanced medical services and equipment that 

require more space than is possible within the existing buildings. 
 
4. Provide a medical office building adjacent to the hospital, outpatient surgery and outpatient 

imaging services and a parking garage to meet the needs of patients and physicians. 
 
5. Design the hospital campus to be compatible with the adjacent neighborhood. 
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The City of Redwood City has the following objectives for the Sequoia Hospital Campus/Precise 
Plan to appropriately shape the urban design of the proposed rebuilding program. 
 
Planning Area A 
 
1. Enable the Rebuilding of Sequoia Hospital so as to be Compatible with the Existing Hillside 

Residential Neighborhoods.  The site planning of the hospital campus shall be sensitive and 
attractive in site planning, architectural and landscape design to moderate the land use 
adjacency impacts to the surrounding hillside single-family residential neighborhood and 
adjacent neighborhood park.   

 
2. Ensure Ease of Site Access, Circulation, and Parking.  The site planning of the hospital 

campus shall have a direct and visible project entry and access to public parking from 
Whipple Avenue.  Direct pedestrian connections shall be provided between new and existing 
buildings and from Whipple Avenue, Dove Beeger Park, and Alameda de las Pulgas, 
including pedestrian access from the bus stop on Alameda de las Pulgas. 

 
3. Ensure Attractive Public Street Frontages.  The site planning of the hospital campus shall 

provide attractive street frontages along Whipple Avenue and Alameda de las Pulgas that 
contribute and enhance the identity of the local area, preserve the existing trees and provide 
appropriate visual screening, buffering and transitions from the street to campus buildings. 

 
4. Create a Coherent, Unified Campus.  The site planning of the hospital campus shall arrange 

the buildings and open spaces in a comprehensive manner, to create a highly functional and 
aesthetically attractive campus environment. 

 
5. Create a Compassionate Healing Environment.  The landscape architecture and architectural 

design of the campus environment shall create outdoor environments that provide quiet, 
privacy and contact with the healing properties of nature, including sun light, air and water in 
natural environments to contribute to the healing of the body, mind, heart and spirit of 
patients, their families, and the medical community providing care. 

 
Planning Area B 
 
1. Retain the existing underlying General Plan Land Use Designations in Planning Area B.  

Change the zoning to a Planned Community District. 
 
2. Apply new “P District” design guidelines to ensure compatibility of development in Planning 

Area B with development in Planning Area A. 
 
1.4  USES OF THE EIR 
 
It is proposed that this EIR be relied upon in issuing appropriate program-level and project-specific 
discretionary and non-discretionary approvals necessary to implement this project as proposed.  
These actions include the following approvals by the agencies indicated: 
 
State of California, Office of Statewide  Building Permit for Hospital Facilities 
Health Planning and Development  
(OSHPD)    
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City of Redwood City    General Plan Amendment 
      Precise Plan 
      Planned Community Development (P) Zoning 
      Planned Community Permit(s) 
      Demolition Permit(s) 

Tree Removal Permits(s) 
 
Regional Water Quality Control Board National Pollution Discharge Elimination System 

Permit (NPDES) (General Construction and 
Municipal) 

 
Bay Area Air Quality Management District Permit for Emergency Backup Generators 
(BAAQMD) 
 
1.5  ORGANIZATION OF THE DRAFT EIR 
 
The Draft EIR includes the following sections: 
 

Summary 
 
The Summary of the Draft EIR, which precedes this introduction, includes a brief description 
of the proposed project and summarizes the project's impacts, mitigation measures, and 
alternatives to the project.  The summary also briefly describes any known areas of public 
controversy and the known views of local groups. 
 
Section 1.  Introduction and Project Objectives 
 
This section provides a general overview of the CEQA process, describes the public 
participation process and opportunities for input, describes the intended uses of the EIR, lists 
the applicant and City objectives for the project, and outlines the contents of the Draft EIR.   
 
Section 2.  Description of the Proposed Project 
 
This section describes the physical and operational characteristics of the proposed project (at 
both a program level and project level).  Information on the location of the project, 
assumptions about implementation of the proposed General Plan change, and the project's 
conformance with applicable General Plans and regional plans are addressed in this section. 

 
Section 3.  Consistency with Adopted Plans 
 
The project's conformance with objectives, goals, and policies in the City’s General Plan and 
applicable regional plans is described in this section. 
 
Section 4. Environmental Setting, Impacts, and Mitigation 
 
The Environmental Setting, Impacts, and Mitigation section includes descriptions of the 
physical setting of the project area, identifies environmental impacts resulting from the 
project, and identifies mitigation measures for the environmental impacts examined in the 
EIR.  The primary environmental issue areas addressed in this Draft EIR are land use 
(including land use compatibility), transportation, noise, air quality, hazards and hazardous 
materials, hydrology and flooding, geology, soils and seismicity, visual resources and 
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aesthetics, utilities and service systems, and population and housing.  The Draft EIR 
identifies proposed mitigation measures for significant impacts in this section and briefly 
evaluates the expected effectiveness/feasibility of these measures.  Measures that are required 
by law or are City standard conditions of approval are also identified in this section as  
“Standard Conditions.”   
 
Each impact is numbered using an alpha-numerical system that identifies the environmental 
issue.  For example, Impact HAZ – 1, denotes the first impact in the hazards and hazardous 
materials section.  Mitigation measures and conclusions are also numbered to correspond to 
the impacts they address.  For example, MM NOI – 2.3 refers to the third mitigation measure 
for the second impact in the noise section.  The letter codes used to identify environmental 
issues are as follows: 
 

Letter Codes for Environmental Issues 

Letter Code Environmental Issue 
AES Aesthetics 
AIR Air Quality 
BIO Biological Resources 
CUL Cultural Resources 
GEO Geology and Soils 
HAZ Hazards and Hazardous Materials 
H/WQ Hydrology and Water Quality 
LU Land Use 
NOI Noise 
P&H Population and Housing 
PS Public Service 
REC Recreation 
TRAN Transportation 
UTIL Utilities and Service Systems 

 
 

Section 5. Cumulative Impacts 
 
This section includes a discussion of cumulative environmental impacts of the project along 
with other pending and future development in the area.   

 
Section 6.   Alternatives to the Proposed Project 
 
This section identifies a reasonable range of alternatives to the proposed project which would 
feasibly attain most of the basic objectives of the project, but would avoid or substantially 
lessen the significant impacts of the project.  The environmental impacts associated with each 
alternative are discussed and a comparison of the impacts to those of the project presented.  
Each of the alternatives is assessed to determine its ability to meet the objectives of the 
project applicant and the City of Redwood City. 
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Section 7. Growth Inducing Impacts  
 
The discussion of growth inducing impacts addresses the ways in which a proposed project 
could foster economic or population growth or the construction of additional housing in the 
surrounding area. 
 
Section 8. Significant Unavoidable Impacts 
 
This section lists any significant unavoidable impacts that could result if the proposed project 
is implemented. 

 
Section 9.  Significant Irreversible Environmental Changes 
 
This section discusses the irreversible commitment of natural resources that could occur as a 
result of implementation of the proposed Precise Plan. 
 
Section 10. References 
 
This section lists the references, persons, and organizations consulted during preparation of 
the Draft EIR. 
 
Section 11. Authors and Consultants 
 
This section lists the lead agency staff and consultants who participated in preparation of the 
Draft EIR.  
 
Section 12. List of Symbols and Abbreviations 
 
This section consists of a list of symbols, acronyms, and abbreviations used in the text of the 
Draft EIR. 

 
1.6  REFERENCE AVAILABILITY 
  
Copies of all documents referred to in this EIR are available for review at the Department of 
Community Development Services, City of Redwood City, 1017 Middlefield Road, Redwood City, 
California, during normal business hours. 
 
1.7  PUBLIC PARTICIPATION IN ENVIRONMENTAL REVIEW 
 
The City of Redwood City, as required under CEQA, encourages public participation in the 
environmental review process.  Opportunities for comments by public agencies and the public 
include responding to the Notice of Preparation of the Draft EIR, participation and comment at a 
public scoping meeting, written comments on this Draft EIR, and presentation of written or verbal 
comments at future public hearings. 
 
A Notice of Preparation for this Draft EIR was circulated to public agencies in January, 2005.  
Subsequently a revised Notice of Preparation was circulated in April 2006 to reflect changes to the 
proposed hospital expansion and the location of the proposed new medical office building.  
Responses to the January, 2005 and April, 2006 Notices of Preparation are included in Appendix A 
of this document.   
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A public scoping meeting for the Draft EIR was held on June 20, 2006 at City Hall.  Written 
comments from the scoping meeting are also included in Appendix A.  
 
Under CEQA, the Lead Agency is required, after completion of a Draft EIR, to consult with and 
obtain comments from public agencies having jurisdiction by law with respect to the proposed 
project, and to provide the general public with an opportunity to comment on the Draft EIR.  Written 
comments concerning the environmental review contained in this Draft EIR must be submitted to the 
Lead Agency, the City of Redwood City, to the attention of Maureen Riordan, Project Planner, City 
of Redwood City, 1017 Middlefield Road, P.O. Box 391, Redwood City, CA  94064 during the 45-
day public review and comment period.  Written and verbal comments may also be presented at 
scheduled public hearings during the 45-day public review and comment period and `on certification 
of the Final EIR.   
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2.    DESCRIPTION OF THE PROPOSED PROJECT  
   
2.1  PROJECT LOCATION 
 
The Sequoia Hospital campus is located at 170 Alameda de las Pulgas, at the northwest corner of 
Alameda de las Pulgas and Whipple Road in Redwood City, California.  The proposed Sequoia 
Hospital Precise Plan (Precise Plan) area is approximately eighteen (18) acres in size and includes the 
hospital, which incorporates a skilled nursing facility, and a medical office building and parking lots 
to serve the campus.  The Precise Plan area is bounded by Alameda de las Pulgas to the east, 
Whipple Avenue and single-family residences on Circle Road and Hopkins Avenue to the south, 
Upland Road to the west, and single-family residences on Acacia Lane and at the terminus of Don 
Court to the north. The regional location of the project site is shown on Figure 2-1, and the 
immediate vicinity of the Sequoia Hospital campus (Area A) and the Precise Plan area (Areas A and 
B) are shown on Figure 2-2.  Area A is approximately thirteen (13) acres in size and Area B is 
approximately five (5)acres in size. 
 
2.2  DESCRIPTION OF THE PROJECT 
 
The project proposes: 1) text changes to the General Plan; 2) adoption of a Precise Plan; and 3) 
zoning changes from PO (Professional Office) and R1 (Residential) to Planned Community District 
(P District) within the Precise Plan area.  The proposed Precise Plan and zoning would allow 
construction of new hospital facilities, a medical office building, and parking lots to serve the 
campus.  The components of the proposed project are described below.   
 
2.2.1 Precise Plan and General Plan Text Amendments 
 
The Sequoia Hospital Precise Plan is proposed to guide future growth within the entire 18-acre Plan 
area (see Area A and Area B on Figure 2-2), including building orientation, vehicular and pedestrian 
circulation, parking and emergency vehicular access, building heights, setbacks, and architectural 
character.  Under the Precise Plan, permitted uses in Area A include hospitals and other medical-
related uses and services, medical laboratories, medical/dental offices and clinics, administrative, 
business and professional offices, pharmacies, daycare, and ancillary structured parking.  The 
maximum permitted floor area ratio for Area A would be 0.99, or up to 560,000 square feet of 
development. 
 
The General Plan designation of Area A (refer to Figure 2-2) would change from Commercial/Office 
(Single-Story and Two-Story Structures Adjacent to Residential) to Hospital.  The text amendments 
to the General Plan would be used to define the Hospital land use designation on the General Plan 
map, which covers Area A.   
 
The remainder of the Precise Plan area (Area B) will retain the existing General Plan designations of 
Commercial/Office (Single-Story and Two-Story Structures Adjacent to Residential) and Residential 
(Single Family Dwellings).  No specific redevelopment in Area B is proposed.  Any development 
proposal in Area B would be required to meet the framework set forth in the Precise Plan and would 
require additional environmental review.   
 
2.2.2 New Hospital and Medical Office Building Facilities within Area A 
 
The proposed P District designation for the 13-acres incorporated within the Precise Plan Area A will 
allow for the retrofit of existing hospital facilities and the construction of new hospital pavilion.  In  
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summary, the campus includes approximately 148,270 square feet of additional hospital space, a new 
16,833 square foot central plant to serve the hospital, a 50,000 square foot medical office building, 
and a 4.5-level parking garage to serve the campus.  The existing 47,750 square foot skilled nursing 
facility, a non-acute care residential rehabilitation facility located west of the hospital (refer to Figure 
2-3), would be demolished to accommodate a proposed new medical office building and integrated 
into the hospital proper.  The new medical office building would be two stories in height and would 
provide both at grade and below grade parking.  The proposed redevelopment of Area A is shown in 
Figure 2-4.  
 
Under the proposed project, the core area of the existing hospital would remain, but would be 
remodeled for seismic retrofitting purposes, in conformance with seismic safety standards mandated 
by the State of California.  The resulting hospital would provide approximately 167 acute-care beds, 
the same number of beds as it currently provides.  Some of the 167 beds may be used for non-acute, 
skilled nursing uses.  Approximately 2,849 square feet of the existing hospital administrative offices 
and the entry would be demolished to allow for the proposed expansion and building upgrades, and 
approximately 55,402 square feet of the existing hospital building would be remodeled.  The total 
square footage of hospital facilities and medical office buildings are summarized in Table 2-1.   
 

Table 2-1  
Summary of Proposed Redevelopment 

Precise Plan Area A (Hospital Campus), in Square Feet 
 Existing Demolition New Square 

Footage 
Net 

Change Total 

Hospital 343,273 2,849 165,103 +162,254  
Freestanding or 
Portable 
Hospital 
Facilities 

3,000 MRI 
5,500 IT 8,500 -- -8,500  

Skilled Nursing 
Facility 47,750 47,750 -- -47,750  

Total Hospital* 399,523 59,099 165,103 +106,004 505,527 
Medical Office 
Building -- -- 50,000 +50,000 50,000 

Notes:  MRI = Magnetic Resonance Imaging, IT = Information Technology 
 
2.2.2.1 Hospital Facilities and Uses 
 
The renovated and expanded hospital buildings would include expanded emergency department 
space, reconfigured hospital acute care (medical and surgical) patient rooms and units, administrative 
offices, a meditation room, cafeteria, and other patient services.  Several diagnostic or ancillary uses 
on the hospital campus, currently located in free-standing portable or temporary buildings, would be 
relocated to the existing hospital or new hospital pavilion.  These uses include an MRI facility, 
Information Technology (IT) office, sleep disorders center, classroom and storage area.  
 
A new Central Utility Plant (CUP) would be constructed on the north side of the new pavilion.  
Mechanical equipment installed in the central plant would include two chillers with three pumps, two 
air handlers, three boilers with pumps and a fire pump.  An outside service yard will contain two 
cooling towers with three pumps, a transformer, and two emergency generators within acoustical 
enclosures to reduce noise.   
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The existing loading area on the south side of the existing hospital would be modified to include a 
12-foot screen wall along Whipple Avenue and a modified ramp and driveways (refer to Figure 2-4).   
The proposed renovations to the existing hospital and construction of a new hospital pavilion would 
allow for “decompression”, or additional area, for existing hospital functions.1   Some existing 
service and administrative areas of the hospital, such as the hospital lobby and admitting office area, 
would be expanded.  New patient rooms would generally have one bed, rather than two or three beds, 
and the square footage of patient acute care treatment units would be greater on a square footage per 
patient bed basis under the proposed project.   
 
2.2.2.2 New Medical Office Building on Sequoia Hospital Campus 
 
The proposed 50,000 square foot medical office building located west of the hospital emergency 
department would be developed with physician offices, an outpatient surgery center, and outpatient 
imaging and laboratory services.  The medical office building would be two stories in height and 
have a pedestrian connection to Sequoia Hospital.  A two-level parking garage for the medical office 
building would be located adjacent to the medical office building (refer to Figure 2-4). 
 
2.2.2.3  Building Heights and Setbacks 
 
The maximum height of the existing hospital building is 74.5-feet at the central part of the structure.  
The maximum height of the proposed new hospital pavilion and medical office building would be 45 
feet above grade to the top of the roof parapet.  The new 4.5-level parking garage for the hospital 
would be up to 38.5 feet above grade.  The upper parking deck of the parking garage for the new 
medical office building would be approximately 16 feet above grade.  Elevations of the existing and 
proposed buildings from Whipple Avenue are shown in Figure 2-5 and cross-sections at several 
locations are shown in Figure 2-6. 
 
Under the proposed P District zoning, setbacks would vary throughout the site.  As shown on Figure 
2-3, the proposed 4.5-level parking garage for the hospital would be set back a minimum of 40 feet 
from Alameda de las Pulgas and 126 feet from Whipple Avenue.  The new hospital pavilion would 
be set back 110 feet from the closest residential property line to the north. The new Medical Office 
Building would be setback 110 feet from the closest residential property line to the west.  The 
parking garage for the Medical Office Building would be within five feet of the property line (refer to 
Figure 2-4). 
 
2.2.2.4  Landscaping 
 
At build-out, approximately 113,157 square feet, or 19.9 percent of the 13-acre the Sequoia Hospital 
campus will be covered with existing or new landscaping.  Some existing landscaping and mature 
trees will be removed from some areas of the site to allow for the construction of new hospital 
facilities, the new medical office building, and the new 4.5-level parking garage.  Existing coast 
redwood trees along the Alameda de las Pulgas frontage would be retained, except at the location of 
a new pedestrian access path and bus stop (refer to Figure 2-4).  New landscape plantings would 
include trees, shrubs, groundcover, and turfgrass.  A meditation garden and water features would be 
installed near the center of the site, adjacent to the new hospital pavilion and new hospital main 
entrance.   

                                                   
1 Decompression is a term used in hospital facilities planning to describe additional area used for increased space 
needs for current and future medical equipment, including monitoring and imaging equipment, computer work 
stations, and revised medical practices. 
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2.2.2.5 Site Access 
 
The main vehicular access to the hospital campus would be from Whipple Avenue with a subsidiary 
entrance from Alameda de las Pulgas.  The new Whipple main entrance would have connections to a 
drop-off area and the proposed 4.5-level parking garage, and would be constructed on Whipple 
Avenue, as shown on Figures 2-4 and 2-7.  A second access point for the parking garage would be 
the driveway from Alameda de Las Pulgas. This access would also be used to access limited surface 
parking along the northern boundary of the site.  Vehicular and pedestrian accesses are shown in 
Figure 2-7. 
 
The ambulance entry and access to the Emergency Department would continue to be at the rear (west 
side) of the existing hospital (refer to Figure 2-4).   
 
Access to service areas, including the loading dock and central plant, would be provided from 
Whipple Avenue and the driveway off Alameda de Las Pulgas.  The existing loading area would be 
modified to include a screen wall along Whipple Avenue and a modified ramp and driveways.  
Trucks will enter the driveway east of the screen wall (opposite Dove Beeger Park as shown on 
Figure 2-4), back into the loading area and exit by pulling out of the service driveway west of the 
screen wall (see Figure 2-3 and Figure 2-7).   
 
Pedestrian access will be provided from both Alameda de las Pulgas and Whipple Avenue, the two 
new parking garages, and throughout the hospital campus.  Access for persons with disabilities to the 
hospital will be provided from Alameda de las Pulgas through the parking garage (refer to Figure 2-
7).   
 
2.2.2.6 Parking 
 
Parking for the proposed hospital redevelopment would be provided through a combination of 
surface parking and structured parking on site.  A new parking garage would be constructed on the 
eastern portion of the hospital campus where terraced surface parking is currently provided.  The 
existing employee parking garage on the south side of Whipple Avenue (in Area B of the Precise 
Plan) would continue to be used for employee parking.  There also would be a limited amount of 
surface parking at the perimeter of the site (refer to Figures 2-4 and 2-7).  Of the 763 existing parking 
spaces for hospital and skilled nursing uses, 533 spaces would be removed to accommodate the 
redevelopment of the hospital campus.  The proposed parking garage for the hospital would provide 
652 spaces and parking areas for the medical office building would provide 163 spaces, for a net 
increase of 305 spaces.  A summary of existing and proposed parking for the hospital campus is 
provided in Table 2-2. 
 

Table 2-2 
Existing and Proposed Parking—Area A (Sequoia Hospital Campus Area) 

Location/Type  Existing Under Proposed Project 
Surface Parking (Hospital) 523 109* 
At-Grade Parking (Skilled Nursing Facility) 96 -- 
New 4.5-Level Parking Garage (Hospital) -- 652 
Off-site Employee Parking Garage [SW corner of Whipple 
Avenue and Upland Road (in Precise Plan Area B)] 144 144 

New Parking Garage (Medical Office Building) --- 163 
Total 763 1,068 

*Includes 91 existing spaces to remain and 18 new surface parking spaces  
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2.2.2.7 Relocation of Services and Parking During Construction 
 
During construction, on-site patient and visitor parking would be limited.  Most on-site parking 
would be done by valet to maximize parking space utilization. 
 
The skilled nursing facility will be demolished during the first phase of construction and a temporary 
parking area, providing approximately 150 spaces, will be constructed prior to the removal of 282 
parking spaces in parking areas east of the existing hospital.  This temporary parking will be for valet 
use only. 
   
Parking for employees and/or construction workers would also be provided off-site.  Off-site parking 
for employees and some construction workers would be used on weekdays (Monday through Friday) 
at several facilities.   These facilities may include: 
 
• Kaiser Permanente, 1150 Veterans Blvd, Redwood City, 99 spaces currently under agreement 
• Church parking lots in vicinity (i.e., Mormon Church, St. Matthias Church) 
 
The Hospital will provide a parking shuttle that will travel to and from the off-site lots and Sequoia 
Hospital. 
 
Patient parking will be provided at the current outpatient parking areas located in the northwest area 
of the site, the parking area south of Whipple Avenue in Area B, and valet parking services utilizing 
the temporary parking spaces provided by the demolition of the skilled nursing facility.  Once the 
4.5-level parking garage for the hospital has been completed, on-site parking will be available for 
patients, visitors, employees, and some construction contractors.  The new parking garage would 
provide 670 parking spaces. 
 
The existing parking supply and anticipated provision for offsite parking during each phase of 
construction is described in Section 4.2 Transportation. 
 
2.2.2.8 Construction Phasing 
 
Redevelopment within Area A would be completed in phases.  The proposed phasing plan for 
construction of a new hospital pavilion, parking garage, and medical office building with parking 
garage would begin with demolition of the skilled nursing facility (Phase A).  Construction of a 
temporary parking area at the site of the existing skilled nursing facility (Phase B) would take place 
prior to site clearing for the new hospital garage (Phase C).  Construction phasing and the estimated 
duration of each phase are outlined in Table 2-3. 
 
The 4.5-level parking garage in the eastern portion of the site would be constructed as Phase D and 
the North Loop Road would be completed during Phase E.  Modifications to the loading dock area 
along Whipple Avenue would be completed during Phase F.  Phases H-K would involve demolition 
and renovation of portions of the existing hospital and construction of the proposed hospital pavilion.  
These phases would be completed by 2013 to conform to the requirements of the Seismic Safety Act.  
The last phase would include completion of the landscaping at the northwest corner of Whipple 
Avenue and Alameda de las Pulgas.  Redevelopment of Area A is anticipated to be completed by 
approximately 2015.   
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Table 2-3 

Construction Phasing 
Phase Tasks Estimated Duration 

A Relocation (and Demolition) of the Skilled 
Nursing Facility 

1 month, 3 weeks 

B Preparation of a Temporary Parking Area 3 weeks 
C Site Clearing and Excavation for Parking Garage 2 months, 3 weeks 
D Build Parking Garage, Bus Stop,  12 months 
E Complete North Loop Road 1 months, 3 weeks 
F Hospital Loading Dock  4 months 
G Construction of Medical Office Building 10 months 
H Prepare Site for New Hospital Pavilion 

(Demolition and Excavation) 
3 months 

I Renovation Work 10 months 
J Construct Pavilion 28 months 
K Remodel Kitchen/Renovation Work, Building 1 

and 2  
4 months 

L Complete Pavilion 1 month 
M Complete Site Work (including landscaping at 

Whipple Avenue & Alameda de las Pulgas) 
2 months 

 
A draft Construction Logistics Plan that discusses phasing, construction parking, and truck routes is 
included as Appendix B of this EIR. 
 
2.2.3 Facilities within Precise Plan Area B 
 
Uses within Area B of the Precise Plan include medical offices, associated parking, and a parking 
garage south of Whipple Avenue used by Sequoia Hospital employees.  Medical office buildings in 
Area B are two stories in height.  Under the proposed P District of the Precise Plan, these uses and 
allowed building heights will not change.  In the event redevelopment of these areas is proposed in 
the future, additional environmental review will be required. 
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3. CONSISTENCY WITH ADOPTED PLANS 

The CEQA Guidelines state that an EIR should discuss “any inconsistencies between the proposed 
project and applicable general plans and regional plans” [Section 15125(d)]. 
  
The Sequoia Hospital campus and Precise Plan Area are located within the City of Redwood City 
and the applicable General Plan is the 1990 Redwood City Strategic General Plan.  Applicable 
regional plans include the Bay Area 2005 Ozone Plan, the San Francisco Bay Region Water Quality 
Control Plan (Basin Plan), and the Congestion Management Plan for San Mateo County.  The 
following sections discuss the consistency of the proposed project with these plans.   

3.1  REDWOOD CITY STRATEGIC GENERAL PLAN 
 
The Redwood City Strategic General Plan is the adopted statement of goals and policies for the long-
term physical development of the City.  The current General Plan was adopted in 1991 and an update 
of the General Plan is currently underway.  Individual elements of the General Plan, such as the 
Circulation, Conservation, and Noise Elements, are undergoing a public review process.  The 
updated General Plan is expected to be completed and adopted in the spring of 2007. 
 
Policies and goals relevant to the proposed project are found in the Circulation, Conservation, Noise, 
and Safety Elements of the Strategic General Plan.  The following text describes those Strategic 
General Plan goals and policies that are applicable to the proposed Precise Plan, including the 
specific improvements to the Sequoia Hospital campus within Area A of the Precise Plan.  To assist 
the reader, a summary of the text discussion is presented in Table 3-1. 
 
3.1.1   Land Use Designations on General Plan Map 
 
The existing City of Redwood City General Plan land use designations on the 18-acre site are 
Commercial/Office (Single-Story and Two-Story Structures Adjacent to Residential) and Residential 
(Single Family Dwelling).  The hospital also is indicated as “HOSP” on the City’s land use diagram 
on the north side of Whipple Avenue. 
 
Within Area A, the existing hospital is more than two stories and includes institutional or 
public/quasi-public uses other than commercial and office uses.   The proposed project includes 
amendments to the City’s land use map and General Plan text to clarify allowed hospital uses and 
building heights within Area A.  The land use designation within Area A would be changed to 
Hospital, a public/quasi-public use.  With these modifications, the existing and proposed uses within 
Area A would be consistent with the City’s General Plan. 
 
The remainder of the Precise Plan area (Area B) will retain the existing General Plan designations of 
Commercial/Office (Single-Story and Two-Story Structures Adjacent to Residential) and Residential 
(Single Family Dwellings).  No specific redevelopment in Area B is proposed.  Existing uses medical 
office buildings and parking uses within Area B are consistent with existing General Plan 
designations.   
 
3.1.2  Circulation Element 
 
The City’s Circulation Goal is to “Maintain and improve Redwood City’s transportation system to 
the mutual benefit of motor vehicles, public transportation, bicycles, and pedestrians, while reducing 
automobile usage by enhancing the attractiveness of alternative transportation modes.”  To this end,  
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Table 3-1 
Summary of Project Consistency with Redwood City’s Strategic General Plan 

Sequoia Hospital Campus 
Redevelopment 

 (Area A) 

Existing Medical Office 
Buildings and Parking 

Garage 
 (Area B) 

Name of Objective/Policy 

Consistent Inconsistent Consistent Inconsistent 
Land Use Designation     
Circulation Element 
 Policy PT-4:  Establish standards for 

projects that incorporate transit access 
and orientation 

    

 Policy PT-5:  Provide for bus stop 
facilities   NA  

 Policy PT-6: Allow for passenger access 
and safety on bus routes   NA  

 Policy NM-3:  Maintain sidewalk 
widths.   NA  

   Policy NM-7:  Maintain mid-block 
pedestrian walkways to parks and 
schools. 

  NA  

Conservation Element 
  Policy C-2:  Foster development that 

reduces nonrenewable energy needs.      

  Policy C-7:  Preserve and improve visual 
qualities of the community   NA  

Noise Element 
Policy N-2:  Limit hours of operation of 
noise sources, where practicable, unless 
an emergency. 

   
NA  

Policy N-3:  Use noise suppression 
devices to bring exterior noise down.   NA  

Safety Element 
Safety Objective 1:  Protect from soil 
and geologic hazards.   NA  

Safety Objective 2:  Protect residents 
from hazardous materials risks   NA  

Safety Objective 3: Improve the 
capability to respond in the event of a 
major earthquake 

  NA  

Policy S-1:  Abate or modify uses highly 
sensitive to earthquake activity to 
acceptable levels of risk. 

  NA  

Policy S-7:  Provide adequate access for 
emergency vehicles     

Please refer to the EIR text for discussions as to the reasons the proposed project is consistent or inconsistent with 
the objectives and policies in this table. Within Area A, the proposed project includes adoption of the Precise Plan, 
General Plan Amendment, and PC Zoning.  Within Area B, the proposed project includes adoption of the standards 
in the Precise Plan.  No physical changes are currently proposed in Area B. 
 
NA= Policy that is applicable to specific development proposal, but is not applicable to Area B.  
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the following Public Transportation (PT) and Non-Motorized Transportation (NM) policies apply to 
the proposed project. 
 
Policy PT-4:  Establish site planning and architectural standards for new building projects that 
would incorporate transit access and orientation.  Such standards would apply to both public and 
private building projects located along existing bus routes to enhance pedestrian access and 
convenient public transit access. 
 
Consistency:  The proposed Precise Plan includes installation of bike racks and bicycle storage on 
the Sequoia Hospital campus and pedestrian pathways that provide a connection to local streets and a 
bus stop.  
 
Policy PT-5: Where a new building project is located along a bus route, the developer shall be 
required to pay for some of the cost of providing improved bus stop facilities, or where appropriate, 
dedicate land for improved bus stop facilities. 
 
Consistency: The proposed project is located along SamTrans Route 295 and there are two existing 
bus stops on Alameda de las Pulgas near Whipple Avenue.  The project proposes to relocate and 
reconstruct an existing bus stop on the project frontage and provide pedestrian access to the hospital 
campus. 
 
Policy PT-6: Street improvements located on existing bus routes shall, where necessary, include 
modifications of street, curb, and sidewalk configurations to allow for easier and more efficient bus 
operation and improved passenger access and safety. 
 
Consistency:  The proposed project [Precise Plan] includes sidewalk improvements along the 
Alameda de las Pulgas frontage that would allow for improved pedestrian safety in the vicinity of the 
bus stop on the project frontage.  
 
Policy NM-3:  Minimum standards for sidewalk widths shall be maintained.  Loss of sidewalk 
surface due to encroachment and/or the installation of poles, street furniture, and/or other utility 
hardware shall be avoided.  If any sidewalk surface is lost to these or other uses, additional sidewalk 
surface shall be provided that is equal to or more than the amount of sidewalk surface lost. 
 
Consistency: The proposed project would not reduce sidewalk widths on either the Alameda de las 
Pulgas or Whipple Avenue frontages. 
 
Policy NM-7: Maintain existing mid-block pedestrian walkways that connect to parks and schools, 
while working with adjacent property owners to find creative ways to prevent associated problems of 
security, vandalism, and litter. 
 
Consistency:  The proposed project [Precise Plan] would maintain pedestrian connections from the 
Sequoia Hospital campus to Dove Beeger Park.  The project also proposes the installation of 
additional segments of sidewalk along the project frontage on Whipple Avenue that would improve 
pedestrian connections in the immediate vicinity of the park and to Acacia Lane to the west.  
Visibility of the park from Whipple Avenue is good and the proposed improvements to pedestrian 
circulation would not create security or vandalism problems. 
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3.1.3  Conservation Element 
 
The Conservation Element is intended to serve as the City’s policy guide in public and private 
development matters related to the preservation and enhancement of natural resources.   
 
Policy C-2: Foster development which, by its location and design, reduces the need for 
nonrenewable energy resources. 
 
Consistency:   The project includes construction of a medical office building that will have 
pedestrian links to Sequoia Hospital.  This facility will allow for reduced vehicle trips by physicians 
between their offices and the hospital and encourage pedestrian activity by physicians, staff, and 
patients using both facilities.  This would incrementally reduce the use of non-renewable fuels for 
transportation. 
 
The new hospital facilities will also incorporate green building energy conserving materials and 
design that will reduce the use of nonrenewable energy resources.  These measures are outlined in 
Section 4.12.4 Energy Impacts in this EIR. 
 
Policy C-7:  The visual qualities of the community should be preserved and improved. 
 
Consistency:   The project proposes to retain most of the mature coast redwood trees along the 
project frontage along Alameda de las Pulgas to soften and screen views of the multiple storied 
buildings on the site.  While visual qualities are somewhat subjective, redevelopment of the site will 
be guided by the design standards in the Precise Plan and project architectural elements will be 
subject to review by the City’s Architectural Review Board.  These standards and review will ensure 
that redevelopment of the site meets local design and aesthetic standards. 
 
3.1.4 Noise Element 
 
Three of the overall purposes of the Noise Element of the General Plan are to control or abate 
objectionable or harmful noises at their source, moderate noises to acceptable and safe levels, and to 
provide a guide for Redwood City in matters of noise, for its control, prevention or abatement. 
 
Policy N-2: Limit the hours of operation at all noise generation sources wherever practicable, 
unless an emergency exists. 
 
Consistency:   During construction, noise generation will be limited by specific allowed construction 
and delivery hours.  Construction would be limited to weekday, daylight hours.  Emergency backup 
generators in the proposed new Central Utility Plant will be acoustically shielded and hours of 
operation will be limited to weekly testing for approximately 15 minutes and use in an emergency 
power outage.  The hours of operation of mechanical equipment for the heating, cooling, and 
ventilation of the proposed hospital pavilion and medical office building would not be limited. 
 
Policy N-3: Require all exterior noise sources (construction operations, air compressors, pumps, 
fans, and leaf blowers) to use available noise suppression devices and techniques to bring exterior 
noise down to acceptable levels compatible with adjacent land uses. 
 
Consistency:   Noise generating equipment in the proposed Central Utility Plant and service yard of 
the hospital and at the proposed medical office building will be required to meet specific standards at 
the closest residential property line.  These standards are consistent with the Noise and Land Use 
Compatibility table in the Noise Element of the General Plan used to identify acceptable and 
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unacceptable noise level ranges for specific land use types.  For residential areas, a CNEL of 55 or 
less is satisfactory.   Mitigation measures for mechanical equipment noise are listed in Section 4.3.3.1 
Noise Impacts of this EIR. 
 
3.1.5  Safety Element 
 
The Safety Element of the General Plan addresses seismic, geologic, and flooding hazards as well as 
evacuation routes and standards that relate to emergency response by public safety services, 
including fire fighting. 
 
Safety Objective 1: Protect the community from the hazards of soil erosion, weak and expansive 
soils, and geologic instability. 
 
Consistency:  The proposed project includes construction and design measures to avoid soil and 
geologic hazards associated with the identified expansive and weak soils on the site. 

 
Safety Objective 2:  Protect City residents from the risks inherent in the use, storage, transport, 
and distribution of hazardous materials. 
 
Consistency:  As discussed in Section 4.8 Hazards and Hazardous Materials, limited quantities of 
hazardous materials are used and stored on the site for treatment and diagnosis (e.g. x-ray film 
developer) and building maintenance.  Fuel for backup generators is stored in somewhat larger 
quantities.  Under the proposed project, hazardous materials use, storage, and disposal would 
continue to comply with local, state, and federal regulations and the project would not result in 
substantial new hazards to nearby residents. 
 
Safety Objective 3: Improve the community capability to respond promptly, efficiently, and 
effectively in the event of a major earthquake or other natural or man-made disaster. 
 
Consistency:  The renovation and new construction at Sequoia Hospital will reduce seismic hazards 
at the site and improve the ability to provide medical services in the event of a major earthquake. 
 
Policy S-1: Identify structural types and land uses highly sensitive to earthquake activity, and 
abate or modify them to achieve acceptable levels of risk. 
 
Consistency:  The renovation (retrofit) and new construction at Sequoia Hospital will be designed to 
meet State of California seismic safety standards for acute care hospitals under the Alfred E. Alquist 
Hospital Facilities Seismic Act of 1983 (Senate Bill 1953).  The hospital facilities will then achieve 
an acceptable level of risk during seismic events. 
 
Policy S-7: New development should provide adequate access for emergency vehicles, 
particularly fire fighting equipment, as well as provide secure evacuation routes for the inhabitants 
of the area. 
 
Consistency: The proposed Precise Plan incorporates requirements for adequate emergency access.  
Pedestrian walkways through the campus to Alameda de las Pulgas and Whipple Avenue would also 
offer evacuation routes for employees and visitors.  A draft Construction Logistics Plan (refer to 
Appendix B) includes the provision of adequate access for fire fighting equipment during all stages 
of construction.    
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3.2  BAY AREA 2005 OZONE STRATEGY 
 
The Bay Area Air Quality Management District (BAAQMD), in cooperation with the Metropolitan 
Transportation Commission (MTC) and Association of Bay Area Governments (ABAG), prepared 
the Bay Area 2005 Ozone Strategy which serves as a roadmap showing how the San Francisco Bay 
Area will achieve compliance with the state one-hour air quality standard for ozone as expeditiously 
as practicable, and how the region will reduce transport of ozone and ozone precursors to 
neighboring air basins.  The Bay Area 2005 Ozone Strategy updates Vehicle Miles Traveled (VMT) 
and other assumptions in the 2000 Clean Air Plan (CAP) related to the reduction of ozone in the 
atmosphere and serves as the current CAP for the Bay Area.  The consistency of the proposed project 
with this regional plan is primarily a question of the consistency with the population/employment 
assumptions utilized in developing the Ozone Strategy, which were based on ABAG Projections 
2002. 
 
Consistency: The project proposes to change the land use designation on the project site from 
Commercial/Office to Hospital and implement a Precise Plan to allow for the redevelopment of the 
site.  The project site is located near bus transit, potentially reducing vehicle miles traveled (VMT).  
In addition, the rate of increase in VMT for the site is not anticipated to exceed the rate of increase in 
population (refer to Section 4.4, Air Quality).  For these reasons, the proposed project is consistent 
with the Bay Area 2005 Ozone Strategy. 

 
3.3  BASIN PLAN 
 
The Regional Water Quality Control Board (RWQCB) has developed and adopted a Water Quality 
Control Plan (Basin Plan) for the San Francisco Bay Region.  The Basin Plan is a master policy 
document that contains descriptions of the legal, technical, and programmatic bases of water quality 
regulation in the San Francisco Bay Region.  The RWQCB first adopted a water quality control plan 
in 1975 and the last major revision was adopted in 1995. 

 
The Basin Plan provides a program of actions designed to preserve and enhance water quality and to 
protect beneficial uses.  It meets the requirements of the U.S. Environmental Protection Agency and 
establishes conditions related to discharges that must be met at all times.  
 
The implementation portion of the Basin Plan includes descriptions of specific actions to be taken by 
local public entities and industries to comply with the policies and objectives of the Basin Plan.  
These include measures for urban runoff management and wetland protection. 
 
Consistency:  The project would conform to the requirements of the San Mateo Countywide 
Pollution Prevention Program (STOPPP) and the City of Redwood City.  Under the proposed project, 
runoff from the new hospital parking garage, loading dock and service driveway will be collected 
and conveyed to underground stormwater media filtration vaults.  The filtration systems in the vaults 
are designed to collect sediment, oils, grease, and other contaminants before release of the storm 
water into storm drains.  The project also proposes to comply with nonpoint pollution control 
measures during construction as required under the NPDES2 General Construction Permit. 
 
Through these measures, the project will comply with the intent of the Basin Plan. 
 

                                                   
2 National Pollutant Discharge Elimination System. 
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3.4  CONGESTION MANAGEMENT PLAN 
 
The City/County Association of Governments of San Mateo County acts as the Congestion 
Management Agency for jurisdictions within the County.  The Final Congestion Management Plan 
(CMP) adopted in 2005 sets funding priorities for improvements to the San Mateo County CMP 
Roadway System and outlines how impacts of land use developments on the CMP Roadway System 
are assessed. 
 
Consistency: As discussed in Section 4.2, Transportation, the proposed project would result in 
impacts to one signalized intersection and one unsignalized intersection and would generate over 100 
peak hour trips.   To incrementally reduce these impacts, the project includes Transportation Demand 
Measures (TDM), such as bicycle parking and provision of carpool spaces, as required by C/CAG.  
Given the nature of hospital operations and the kinds of trips, however, the hospital’s TDM program 
will not be able to reduce the net number of peak hour trips below 100 peak hour trips.  
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4. ENVIRONMENTAL SETTING, IMPACTS AND MITIGATION 
 
This section includes descriptions of the physical setting of the project site and the surrounding area 
and identifies the environmental impacts resulting from the proposed Sequoia Hospital 
Campus/Precise Plan project.  The environmental areas addressed in this section focus on the 
following issues: 
 

• Land Use 
• Transportation 
• Noise 
• Air Quality 
• Geology, Soils and Seismicity 
• Biological Resources 
• Hydrology and Water Quality 

• Hazards and Hazardous Materials 
• Visual Resources and Aesthetics 
• Utilities and Services 
• Energy 
• Public Services 
• Population and Housing 

 
This section also identifies mitigation measures for the significant environmental impacts identified 
in this EIR.   
 
In order to facilitate the analysis of each environmental issue, a standard format is used in this 
section.   Under each environmental issue, five subject areas are addressed.  This format and the 
purpose of each subsection are described below. 
 
1. Existing Setting 
 
This subsection describes the existing physical environmental conditions for each environmental 
subject area at the time of publication and circulation of the NOP for the Sequoia Hospital 
Campus/Precise Plan project.  Both the local and regional setting is discussed, in accordance with 
Section 15125 of the CEQA Guidelines. 
 
2. Thresholds of Significance 
 
Thresholds of significance are identified criteria used in the determination of the significance of 
environmental effects.  They are derived from several sources: Appendix G of the CEQA Guidelines, 
City policies and standards, and thresholds adopted by other public agencies (such as the Bay Area 
Air Quality Management District) that have jurisdiction over some environmental issues.  The 
thresholds of significance used to evaluate the environmental impacts of the proposed project are 
listed before the discussion of environmental impacts. 
 
3. Environmental Impacts 
 
This subsection identifies and describes direct and indirect impacts of the project on the environment.  
Both short-term impacts (such as during construction) and long-term impacts are addressed.  Project 
impacts are compared to the thresholds of significance for each environmental area and a 
determination is made whether or not they exceed the thresholds and would be considered a 
significant impact.  
 
This EIR is both a “program level” document, and a “project specific” EIR.  The proposed project 
includes various levels of entitlement that will occur over a period of time, and impacts are addressed 
in varying degrees of specificity. 
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The CEQA Guidelines (Section 15126) also require a consideration of cumulative impacts, growth 
inducing impacts, and significant irreversible environmental changes.  These impacts are discussed 
separately in Section 5.0 Cumulative Impacts, Section 7.0 Growth Inducing Impacts, and Section 9. 
Significant Irreversible Environmental Changes, respectively.  
 
4. Standard Conditions and Mitigation Measures 
 
Standard conditions and proposed mitigation measures for significant impacts are identified in this 
section.  These measures may include performance standards which would mitigate or avoid the 
significant effect of the project and which may be accomplished in more than one way (CEQA 
Guidelines Section 15126.4).  Unless stated otherwise, the standard conditions and mitigation 
measures listed in this subsection would reduce identified significant environmental impacts to a less 
than significant level (with mitigation). 
 
As noted above, this EIR is both a “program level” and “project specific” EIR.  The mitigation 
measures that are appropriate to the types of approvals being considered also differ in terms of their 
specificity and degree of entitlement and enforceability.  While CEQA requires that mitigation 
measures should be “fully enforceable,” it also acknowledges that impacts from adoption of a plan or 
policy can best be mitigated by measures incorporated into the plan or policy [CEQA Guidelines 
Section 15126.4(a)(2)]. 

 
Where it is possible or appropriate, some mitigation can be accomplished by other implementation 
policies, ordinances, or laws that are already in place.  These regulations may occur at the City, 
regional, state or federal levels.  Like General Plan policies, this “program level” mitigation is 
identified where it exists.   
 
Project level mitigation measures fall into one of two categories:  1) specific measures that are 
included in the project as proposed; or 2) specific measures that could reasonably be expected to 
reduce adverse impacts, but are not included in the project as proposed.  The latter category is 
important because it provides information to decision makers regarding potential mitigation 
measures, which could be required as conditions of project approval. 
 
5. Significant Unavoidable Adverse Impacts  
 
Significant unavoidable impacts are those effects which cannot be fully mitigated though feasible 
mitigation measures.  Impacts that remain significant after the implementation of proposed or 
identified mitigation measures are listed in this subsection. 
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4.1  LAND USE 
 
4.1.1 Existing Setting 
 
4.1.1.1  Existing Land Uses on the Project Site 
 
The 18-acre Precise Plan area contains a mix of hospital and medical office building uses (refer to 
Figure 2-3).   Within Area A, development includes a central hospital structure, several outlying 
buildings used for support services, a two-story building used as a skilled nursing facility for patient 
convalescence and rehabilitation, and surface parking.  The hospital includes emergency room 
services at the rear.  Uses in Area B include medical office buildings, at-grade parking for the 
medical office buildings, and a parking garage, south of Whipple Avenue, for hospital employees. 

 
4.1.1.2  Surrounding Land Uses 

 
The project site is surrounded by single-family residential uses.  A public park, Dove Beeger Park, is 
opposite the existing hospital on Whipple Avenue.  Single family residences extend south of the site 
on Circle Road and Hopkins Avenue, on both sides of Upland Road to the west, on Acacia Lane and 
at the terminus of Don Court to the north, and east of Alameda de las Pulgas (Figure 4.1-1).  
Residences on Acacia Lane and Don Court are within an unincorporated area of San Mateo County. 
 
The site is bordered by three roadways:  Alameda de las Pulgas, a four-lane collector, at the eastern 
border; Whipple Avenue, a two-lane arterial on the south; and Upland Road, a two-lane residential 
street that borders the southwest corner of the site.  Upland Road is a dead end street with a terminus 
northwest of the project site. 
 
4.1.1.3  General Plan and Zoning 

 
The existing City of Redwood City General Plan land use designation on the 18-acre site is 
Commercial/Office (Single-Story and Two-Story Structures Adjacent to Residential).  The hospital is 
indicated on the City’s land use diagram. 
 
The current zoning on the site is PO (Professional Office) north of Whipple Road and R1 
(Residential) south of Whipple Road (Figure 4.1-1).  The stated purpose of the PO zoning district in 
the Municipal Code is “to provide a district for office type uses with yard and open space and 
architectural requirements similar to those in residential districts in order that such uses can be 
located in close proximity thereto.”  Medical offices and medical clinics over 2,500 square feet in 
size and public and quasi-public uses (such as a hospital) are allowed in this district under a 
conditional use permit.   
 
The primary permitted use of the R1 District is for single family residences.  The parking garage on 
the south side of Whipple Avenue serves the adjacent hospital and professional office uses, which is 
allowed as a conditional use. 
 
4.1.1.4  Constraints to Development 

 
The project site is currently developed.  The site is surrounded by existing single family development 
and is served by existing infrastructure.   
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Physical conditions on or adjacent to the site that could cause potential constraints to future 
development include: 
 
• The proximity to sensitive receptors (existing residential uses). 

 
These issues are discussed in Section 4.3 Noise, Section 4.4 Air Quality, Section 4.5-Geology, Soils, 
and Seismicity, and Section 4.8 Hazardous Materials and Hazards. 
 
4.1.2 Land Use Impacts 
 
The 18-acre Precise Plan Area is divided into two areas, Area A and Area B.  No redevelopment is 
currently proposed in Area B.  The following discussion of impacts, therefore, focuses on the 13-acre 
Area A.   

 
4.1.2.1  Thresholds of Significance 

 
For the purposes of this EIR, a land use impact is considered significant if the project will: 

 
• physically divide an established community; or 
• conflict with any applicable land use plan, policy or regulation of an agency with jurisdiction 

over the project (including, but not limited to the general plan, specific plan, or zoning 
ordinance) adopted for the purpose of avoiding or mitigating an environmental effect; or 

• conflict with any applicable habitat conservation plan or natural community conservation 
plan. 

 
The proposed project, redevelopment of hospital and medical office uses, would not physically 
divide an established community.  The City of Redwood City does not currently have a habitat 
conservation plan or natural community conservation plan in place; therefore, the project site is not 
included in a habitat conservation plan or natural community conservation plan.  The following 
discussion addresses potential land use conflicts.  The change in visual character and potential light 
and glare and shading impacts resulting from the project are described in Section 4.9. Visual 
Resources and Aesthetics of this EIR. 

 
4.1.2.2   Land Use Conflicts 

 

Land use conflicts can arise from two basic causes: 1) a new development or land use may cause 
impacts to persons or the physical environment in the vicinity of the project site or elsewhere; or 2) 
conditions on or near the project site may have impacts on the persons or development introduced 
onto the site by the new project.  Both of these circumstances are aspects of land use compatibility.  
Potential incompatibility may arise from placing a particular development or land use at an 
inappropriate location, or from some aspect of the project’s design or scope.  Depending on the 
nature of the impact and its severity, land use compatibility conflict can range from minor irritation 
and nuisance to potentially significant effects on human health and safety.  The discussion below 
distinguishes between potential impacts from the proposed project upon people and the physical 
environment, and potential impacts from the project’s surroundings upon the project itself. 

 
The proposed project will change the character of the project site.  The project will intensify uses on 
the site and replace surface parking with a parking garage and an existing two-story nursing facility 
with a medical office building and parking garage.   These land use changes constitute an 
intensification of use and will have a variety of potential effects, as discussed below. 
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Activity on and around the site will increase, as would traffic in the hospital vicinity.  The entrance 
for ambulances to the Emergency Department on the west side of the hospital will remain from 
Whipple Avenue.    
 
Under the proposed plan, the existing access to the loading dock area adjacent to Whipple Avenue 
would be modified and a 12-foot wall constructed to shield loading dock noise.  Land use 
compatibility and noise impacts from the loading dock and mechanical equipment are discussed in 
Section 4.3 Noise.  
 
There would be an incremental increase in size and activity within Area A, however, the site is 
already used for hospital and other medical service uses and the proposed project will not result in 
the introduction of a new land use on the site that is incompatible with the surrounding residential 
uses.  Thus, there would be no significant impact. 
 
4.1.2.3  Agricultural Land and Open Space Impacts 

 
The site is currently developed and implementation of the project would not result in the construction 
of buildings and parking garages on vacant or agricultural land.  Thus, there would be no impact. 
 
4.1.2.4  Shade and Shadow Impacts 

 
The proposed project would allow construction of a four to five-level hospital pavilion, a two-story 
tall medical office building, and two new multiple level parking garages.  Possible shading of 
existing neighborhoods or public open space areas (i.e., Dove Beeger Park) by these new structures 
was evaluated for the spring and fall equinoxes (March and September 21) and the winter solstice 
(December 21) and summer solstice (June 21).  The solar conditions are the same on spring and fall 
equinoxes and these conditions are intermediate between the two extremes of the winter (shortest day 
length) and summer (longest day length) solstices.  Since the majority of solar energy is received 
between 9:00 AM and 3:00 PM, this period of the day is evaluated in the shadow analysis (refer to 
Figures 4.1-3, 4.1-4, and 4.1-5).   
 
Residences to the west, south and east and Dove Beeger Park would not be shaded by the new 
structures between the hours of 9:00 AM and 3:00 PM at any time of the year.  The backyards of 
approximately five residences on Acacia Lane (north of the site) would be shaded by the new 
hospital pavilion and parking garage before 11:00 AM at the winter solstice (refer to Figure 4-2).  
The backyards would not be shaded by the structures during the summer solstice or at the fall and 
spring equinox.   Shading of these areas would only occur during morning hours (before 11:00 AM) 
in the winter.  Thus, there would be no significant impact. 
 
4.1.3 Standard Conditions and Mitigation Measures 
 
No mitigation measures are required. 
 
4.1.4 Significant Unavoidable Adverse Impacts 
 
The proposed redevelopment of the Sequoia Hospital campus (Area A) under the proposed Precise 
Plan will not result in significant land use impacts.  
 

 









Section 4.2– Environmental Setting, Impacts and Mitigation: Transportation 
 

 
Sequoia Hospital Campus/Precise Plan 38 Draft EIR 
City of Redwood City  March 2007 

4.2  TRANSPORTATION  
 
The following discussion is based on a traffic impact analysis completed by Fehr & Peers 
Transportation Consultants in January 2007.  A copy of this report is included as Appendix C of this 
Environmental Impact Report.   
 
4.2.1 Existing Setting 
 
4.2.1.1  Existing Roadway Network 
 
The project site location and surrounding regional and local roadway network are described below 
and shown in Figure 4.2-1. 

Interstate 280 (I-280) extends southward from San Francisco through San Jose.  In the vicinity of the 
project site, I-280 includes four lanes in each direction.  The interchanges at Edgewood Road, Farm 
Hill Boulevard, and Woodside Road provide access to the site. 

US 101 is a north-south freeway that extends north along the San Francisco Bay peninsula.  To the 
south, US 101 extends through San Jose.  US 101 has three mixed-flow lanes and one High 
Occupancy Vehicle (HOV) lane in each direction south of Whipple Avenue.  North of Whipple 
Avenue, US 101 has four mixed-flow lanes.  The US 101 interchanges at Whipple Avenue and 
Woodside Road provide access to the project site. 

El Camino Real (State Route 82) is a four-lane arterial street that extends north from Santa Clara 
County to San Francisco. 

Alameda de las Pulgas is a north-south two-lane collector street that extends from San Carlos Avenue 
in San Carlos south to Santa Cruz Avenue in Menlo Park.  The existing main driveway to Sequoia 
Hospital is located on Alameda de las Pulgas, immediately north of Whipple Avenue. 

Whipple Avenue is an east-west four-lane arterial street between El Camino Real and US 101.  West 
of El Camino Real, Whipple Avenue transitions into a two-lane residential collector with a posted 
speed limit of 30 mph.  Two driveways on Whipple Avenue provide access to the existing Sequoia 
Hospital.  A third driveway provides access to several medical office buildings (MOBs). 

Edgewood Road is an east-west two-lane collector that provides access between I-280 and Alameda 
de las Pulgas in Redwood City.   

Eaton Avenue is an east-west two-lane residential street that extends from Alameda de las Pulgas to 
El Camino Real. 

Hopkins Avenue is a two-lane east-west collector that begins at Alameda de las Pulgas and crosses 
El Camino Real.  East of El Camino, Hopkins Avenue becomes Broadway. 

Brewster Avenue is a two-lane east-west residential street that extends from Alameda de las Pulgas 
to Veterans Boulevard. 

4.2.1.2  Existing Pedestrian and Bicycle Facilities 
 
Pedestrian facilities consist of sidewalks, crosswalks, and pedestrian signals at signalized 
intersections.  Near the project site, sidewalks are provided on Alameda de las Pulgas and on most of 
Whipple Avenue.  Sidewalks are not provided on the north side of Whipple Avenue between the 
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eastern driveway and the medical office building (MOB) driveway near Upland Avenue.  A short 
segment of sidewalk is also missing at the northwest corner across of the Hospital Driveway and 
Alameda de las Pulgas.  A crosswalk is provided on Alameda de las Pulgas immediately south of the 
existing hospital driveway.  Crosswalks and pedestrian signals are provided at all of the signalized 
study intersections. 

Bicycle facilities include bike paths, bike lanes, and bike routes.  Bike paths (Class I facilities) are 
paved pathways that are separated from roadways.  Bike lanes (Class II facilities) are lanes on 
roadways designated for use by bicycles with special lane markings, pavement legends, and signs.  
Bike routes (Class III facilities) are roadways that are designated for bicycle use with signs.  Bike 
lanes are designated on Edgewood Road between Alameda de las Pulgas and Scenic Drive.  The 
remaining portion of Edgewood Road west of Scenic Drive is commonly used as a bike route, 
although no signage is posted to designate this route.  Likewise, Alameda de las Pulgas, in the 
vicinity of the project site has shoulders wide enough for a bike route; however, no signage is posted.  
Hopkins Avenue has designated bike lanes east of Nevada Street.  Existing bicycle facilities are 
shown on Figure 4.2-2. 

4.2.1.2 Existing Transit Service 
 
The San Mateo County Transit District (SamTrans) operates transit service in Redwood City.  Figure 
4.2-3 shows the existing transit facilities near the project site.  The individual bus routes are 
described below: 

Route 73 provides bus service between the Victoria Manor in San Carlos and Industrial Way in 
Redwood City.  It operates along Whipple Avenue adjacent to the project site.  Route 73 operates 
twice a day on weekdays, passing near the hospital at 8:00 am and 2:50 pm.  

Route 295 provides bus service between the Cities of Hillsborough and Menlo Park.  It operates 
along Whipple Avenue adjacent to the project site.  Route 295 operates from 6:00 am to 7:30 pm on 
weekdays with 30- to 60-minute headways.  Bus stops near the hospital are located on both sides of 
Alameda de las Pulgas. 

In addition, SamTrans provides paratransit service to those individuals who cannot independently use 
regular bus service.  Redi-Wheels, SamTrans’ paratransit service, serves San Mateo County, plus 
surrounding cities.  The paratransit service operates seven days a week from 5:30 am to midnight, 
with 24 hour service available in some areas.   

4.2.1.3 Intersection Level of Service Methodology 
 
Level of Service (LOS) is a qualitative description of traffic flow based on such factors as speed, 
travel time, delay, and freedom to maneuver.  Level of Service definitions range from LOS A, the 
best operating conditions, to LOS F, or the worst operating conditions.  LOS E represents “at-
capacity” operations.  When volumes exceed capacity, stop-and-go conditions result, and operations 
are designated as LOS F.  Two methods were used to evaluate the key study intersections: one 
method for the signalized intersections and another method for the unsignalized intersections.  
 

Signalized Intersections 
 

The level of service method approved by Redwood City and the San Mateo City/County Association 
of Governments (C/CAG) analyzes the operations of a signalized intersection based on average 
control vehicular delay calculated using the method described in Chapter 16 of the 2000 Highway 
Capacity Manual (HCM) (Special Report 209, Transportation Research Board).  Control delay 
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includes initial deceleration delay, queue move-up time, stopped delay, and final acceleration delay.  
The average control delay for signalized intersections is calculated using TRAFFIX analysis software 
and is correlated with a LOS designation for signalized intersections as shown in Table 4.2-1. 
 
The level of service standard (i.e., minimum acceptable operations) for signalized intersections in the 
City of Redwood City is LOS D.  The same operations method is used by C/CAG to analyze traffic 
impacts for their facilities, while LOS E is defined as the minimum acceptable level of service for the 
intersection at El Camino Real and Whipple Avenue, which is a C/CAG designated intersection. 
 

 
Unsignalized Intersections 

 
Operations of the unsignalized study intersections were evaluated using the method contained in 
Chapter 17 of the 2000 Highway Capacity Manual.  Similar to signalized intersections, Level of 
Service ratings for four-way stop-controlled intersections are based on the average control delay for 
the entire intersection expressed in seconds per vehicle.  At two-way or side street-controlled 
intersections, the control delay is calculated for each controlled movement, rather than for the 
intersection as a whole.  For single lane approaches, the control delay is computed as the average of 
all movements in that lane.  For all-way stop-controlled locations, a weighted average delay for the 
entire intersection is presented.  Table 4.2-2 summarizes the relationship between delay and LOS for 
unsignalized intersections.  
 

Table 4.2-1 
Signalized Intersection Level of Service Definitions 

Using Average Control Vehicular Delay 

Level of 
Service Description 

Average Control Delay 
Per Vehicle 
(Seconds) 

A Operations with very low delay occurring with 
favorable progression and/or short cycle lengths. 

≤ 10.0 

B Operations with low delay occurring with good 
progression and/or short cycle lengths. 

10.1 to 20.0 

C 
Operations with average delays resulting from fair 
progression and/or longer cycle lengths. Individual 
cycle failures begin to appear. 

20.1 to 35.0 

D 

Operations with longer delays due to a combination of 
unfavorable progression, long cycle lengths, and high 
V/C ratios. Many vehicles stop and individual cycle 
failures are noticeable. 

35.1 to 55.0 

E 
Operations with high delay values indicating poor 
progression, long cycle lengths, and high V/C ratios. 
Individual cycle failures are frequent occurrences. 

55.1 to 80.0 

F 
Operations with delays unacceptable to most drivers 
occurring due to over-saturation, poor progression, or 
very long cycle lengths. 

> 80.0 

Source: Transportation Research Board, Highway Capacity Manual, 2000. 
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The level of service standard (i.e., minimum acceptable operations) for unsignalized intersections in 
the City of Redwood City is LOS D. 
 

Table 4.2-2 
Unsignalized Intersection Level of Service Definitions 

Using Average Control Delay 

Level of Service Description 
Average Control Delay
Per Vehicle (Seconds) 

A Little or no delay ≤ 10.0 
B Short traffic delays 10.1 to 15.0 
C Average traffic delays 15.1 to 25.0 
D Long traffic delays 25.1 to 35.0 
E Very long traffic delays 35.1 to 50.0 

F Extreme traffic delays with intersection 
capacity exceeded > 50.0 

Source: 2000 Highway Capacity Manual, Transportation Research Board. 

 
 
4.2.1.4  Existing Intersection Levels of Service 
 
Existing intersection lane configurations and peak-hour turning movement volumes were used to 
calculate the AM and PM peak-hour levels of service for the key intersections. The results of the 
LOS calculations for existing conditions are summarized in Table 4.2-3. 
 
Measured against the City of Redwood City’s level of service standard (LOS D or better), all 
signalized and unsignalized study intersections operate at an acceptable level of service during one or 
both of the peak hours under existing conditions except the following: 
 
• I-280 Northbound Ramp and Edgewood Road (PM peak hour) 
• Alameda de las Pulgas and Edgewood Road (AM and PM peak hours) 
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Table 4.2-3 

Existing and Background Intersection Levels of Service 
Existing 

Conditions 
Background 
Conditions Intersection Peak 

Hour1 
Intersection 

Control 
Delay2 LOS3 Delay2 LOS3 

1. I-280 Southbound Ramp/  
Edgewood Road 

AM 
PM 

Side Street 
Stop Sign 

16.8 
17.3 

C 
C 

17.7 
17.4 

C 
C 

2. I-280 Northbound 
Ramp/Edgewood Road  

AM 
PM 

Side Street 
Stop Sign 

23.1 
79.2 

C 
F 

24.4 
80.5 

C 
F 

3. Scenic Drive/Edgewood 
Road 

AM 
PM Signal 10.3 

6.1 
B 
A 

10.4 
6.5 

B 
A 

4. Alameda De Las 
Pulgas/Eaton Avenue 

AM 
PM 

All-Way 
Stop Sign 

24.9 
22.7 

C 
C 

31.4 
26.4 

D 
D 

5. Alameda De Las 
Pulgas/Edgewood Road 

AM 
PM Signal 67.5 

55.4 
E 
E 

77.6 
61.4 

E 
E 

6. Alameda De Las 
Pulgas/Hospital Driveway 

AM 
PM 

Side Street 
Stop Sign 

32.5 
21.1 

D 
C 

38.0 
25.4 

E 
D 

7. Upland Road/Whipple 
Avenue 

AM 
PM 

Side Street 
Stop Sign 

9.1 
9.5 

A 
A 

9.1 
9.5 

A 
A 

8. Alameda De Las 
Pulgas/Whipple Avenue 

AM 
PM Signal 20.3 

17.7 
C 
B 

22.8 
20.4 

C 
C 

9. El Camino Real/Whipple 
Avenue* 

AM 
PM Signal 28.3 

41.8 
C 
D 

28.8 
48.6 

C 
D 

10. Alameda De Las 
Pulgas/Hopkins Avenue 
(North) 

AM 
PM 

Side Street 
Stop Sign 

11.9 
12.8 

B 
B 

12.1 
13.6 

B 
B 

11. Alameda De Las 
Pulgas/Hopkins Avenue 
(South) 

AM 
PM 

All-Way 
Stop Sign 

16.6 
12.0 

C 
B 

18.8 
13.1 

C 
B 

12. Alameda De Las 
Pulgas/Brewster Avenue 

AM 
PM 

All-Way 
Stop Sign 

14.1 
12.9 

B 
B 

15.9 
14.7 

C 
B 

Notes: 
1      AM = morning peak-hour, PM = evening peak-hour 
2       Whole intersection weighted average control delay expressed in seconds per vehicle for signalized and 

all-way stop intersections using method described in the 2000 Highway Capacity Manual.  For two-way 
stop controlled unsignalized intersections, total control delay for the worst movement/approach, expressed 
in seconds per vehicle, is presented.  LOS calculations conducted using the TRAFFIX level of service 
analysis software package. 

3      LOS = Level of service    
4      Unacceptable operations are designated in bold type 
*     C/CAG-designated Congestion Management Program (CMP) facilities (Intersection LOS standard is E) 
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4.2.1.5  Existing Roadway Segment Levels of Service 
 
In addition to intersection LOS, data was collected on three local roadway segments located south of 
the project site: two segments on Circle Road and one segment on Upland Road.  The locations of 
these streets are shown on Figure 4.2-1.  Twenty-four hour machine counts were taken from August 
29, 2006 through August 31, 2006 at these locations to determine the existing average daily volume 
on each roadway segment.  In addition, speed data were collected for each location.  Table 4.2-4 
presents the average daily traffic volumes and the 85th percentile speed data for the following 
roadway segments on Circle Road and Upland Road: 
 
• Circle Road south of Whipple Avenue 
• Circle Road north of Upland Road 
• Upland Road between Whipple Avenue and Hopkins Avenue 
 
The roadway segments currently each carry less than 3,000 vehicles per day (vpd) and are considered 
local streets according to the City of Redwood City’s General Plan (1990).  The speeds measured on 
the three roadway segments indicate that most vehicles are traveling within two miles per hour of the 
posted speed limit. 
 

Table 4.2-4 
Existing and Background Roadway Volumes and Speeds 

Existing 
Conditions 

Background 
Conditions Location Roadway Type 

ADT1 ADT1 

85th 
Percentile 

Speed 
(MPH)2 

Circle Road, South of Whipple Avenue 
Northbound Local Street 160 160 25.3 
Southbound Local Street 207 207 24.4 
Total Two-way Traffic Local Street 367 367  
Circle Road, North of Upland Road 
Northbound Local Street 304 304 24.6 
Southbound  Local Street 280 280 26.6 
Total Two-way Traffic Local Street 584 584  
Upland Road, South of Whipple Avenue 
Northbound  Local Street 239 239 26.8 
Southbound Local Street 533 533 27.3 
Total Two-way Traffic Local Street 772 772  
Notes: 
1     Average Daily Traffic Volumes 
2      The 85th percentile speed is commonly used to establish speed limits on roadways 

 
 
4.2.1.6 Existing Freeway Segment Levels of Service 
 
Traffic conditions along county freeways are periodically reported by the San Mateo City and 
County Association of Governments (C/CAG) as part of their Congestion Management Program 
(CMP).  Existing freeway segment operating levels were obtained from the 2005 San Mateo County 
CMP Monitoring Report.  The operating levels presented in the CMP Monitoring Report are based 
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on travel time surveys and the LOS is correlated to speed.  Existing freeway operating conditions are 
presented in Table 4.2-5. 
 
The high-occupancy vehicle (HOV) lanes located on US 101 south of Whipple Road were not 
analyzed because a negligible number of project trips are expected to utilize these lanes.  The HOV 
lanes are located in the center of the freeway, while project traffic will be using the outside lanes to 
enter and exit the freeway.  The remaining study freeway segments do not provide HOV lanes. 
 

 
 

Table 4.2-5 
Existing Freeway Segment Levels of Service 

Mixed-Flow HOV5 
Direction1 From To Peak 

Hour2 Capacity LOS3 LOS 
Standard4 Capacity LOS3 LOS 

Standard4

US 101 

NB 

Santa 
Clara 
County 
Line 

Whipple 
Avenue 

AM 
PM 6,900 D 

E 
F 
F 1,800 B 

C 
F 
F 

NB Whipple 
Avenue 

Holly 
Street           

AM 
PM 9,200 F 

F 
E 
E N/A N/A N/A 

SB Holly 
Street 

Whipple 
Avenue 

AM 
PM 9,200 F 

B 
E 
E N/A N/A N/A 

SB Whipple 
Avenue 

Santa 
Clara 
County 
Line 

AM 
PM 6,900 F 

F 
F 
F 1,800 E 

B 
F 
F 

I-280 

NB 

Santa 
Clara 
County 
Line 

Woodside 
Road (SR 
84) 

AM 
PM 9,200 B 

E 
D 
D N/A N/A N/A 

NB 
Woodside 
Road (SR 
84) 

Junction 
SR 92 

AM 
PM 9,200 B 

D 
D 
D N/A N/A N/A 

SB Junction 
SR 92 

Woodside 
Road (SR 
84) 

AM 
PM 9,200 D 

B 
D 
D N/A N/A N/A 

SB 
Woodside 
Road (SR 
84) 

Santa 
Clara 
County 
Line 

AM 
PM 9,200 B 

B 
D 
D N/A N/A N/A 

Source: 2005 San Mateo County CMP Monitoring Report (Fehr & Peers, 2006) 
Notes: 
1      NB = Northbound, SB = Southbound 
2       AM = morning peak-hour, PM = evening peak-hour 
3      LOS = Level of service    
4      LOS Standard as defined in 2005 San Mateo County CMP Monitoring Report (Fehr & Peers, 2006) 
5      High Occupancy Vehicle lane 
N/A = No HOV lanes provided 
Unacceptable operations are designated in bold type 
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4.2.1.7  Field Observations of Existing Conditions 
 
Field observations of the study intersections and roadway network near the project site were 
conducted during the morning and evening peak hours in January and March of 2005, as well as 
September 2006.  The intersections were generally observed to operate at the calculated levels of 
service for each peak period. 
 
In general, congestion on the roadway segments in the vicinity of the project site is directional 
depending on the peak period.  During the AM peak hour, Alameda de las Pulgas is more congested 
in the southbound direction, while the northbound flow is generally higher during the PM peak hours.  
Edgewood Road generally has high traffic volumes in both the eastbound and westbound directions 
during both peak periods.  During the AM peak period, though, Edgewood Road has slightly higher 
traffic volumes in the eastbound direction while during the PM peak period the westbound direction 
has higher traffic volumes. 
 
During the AM peak hour, congestion occurred at specific intersections.  At Edgewood Road and 
Alameda de las Pulgas the eastbound right-turn movement frequently had queues of fifteen or more 
cars, which resulted in the eastbound left-turn pocket being blocked.  The eastbound queue at this 
intersection frequently took more than one cycle to clear.  At the intersection of Whipple Avenue and 
El Camino Real, the eastbound through movement had long queues which took several cycles to 
clear.  Additionally, the northbound through and right-turn movements were heavy and occasionally 
took several cycles to clear.  This is especially true for the northbound right-turn movement, since 
adjacent railroad crossing frequently interrupted traffic flow.   At the intersection of Whipple Avenue 
and Alameda de las Pulgas, queues of five to ten cars were observed on the westbound through-left 
and northbound through movements.  These queues were generally observed to clear within one 
cycle.  
 
During the PM peak hour, congestion at the study intersections was generally higher.  At the 
intersection of Edgewood Road and Alameda de las Pulgas, the eastbound right-turn movement was 
frequently queued back blocking the left-turn movement and the northbound through and left-turn 
movements generally took more than one cycle to clear.  At the intersection of El Camino Real and 
Whipple Avenue, the southbound and eastbound through movements took more than one cycle to 
clear and the left-turn pockets in all directions were generally filled.  The southbound approach on 
Alameda de las Pulgas at both Hopkins Avenue and Brewster Avenue generally had a queue of four 
to six vehicles. 
 
The off-ramp at the intersection of Northbound I-280 and Edgewood Drive has poor visibility of the 
eastbound approach due to the cresting of the roadway that reduces sight distance.  This causes more 
backup on the off-ramp, since vehicles from the off-ramp are more cautious when turning onto 
Edgewood Drive. 
 
4.2.2 Background Conditions 
 
Background conditions are defined as conditions (traffic volume and intersection geometry) prior to 
completion of the proposed project and serve as the basis to identify project impacts.  Background 
traffic volumes include existing volumes and traffic generated by approved developments near the 
project site.  
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4.2.2.1   Background Traffic Estimates 
 
As noted above, estimated background traffic volumes consist of existing volumes and traffic 
generated by approved but not yet constructed and occupied developments near the project site.  
Since the traffic counts for this study were taken in March 2005, traffic from approved projects from 
March 2005 through September 2006 was added to existing counts to develop current background 
volumes.  The list of approved projects in Appendix C was developed with input from City of 
Redwood City planning staff.  The traffic from the approved developments was obtained from traffic 
impact reports prepared for each development, or estimated with Institute of Transportation 
Engineers (ITE) trip generation rates and standard engineering practice.  The trips associated with 
each development were then assigned to the roadway network based on the relative locations of 
complementary land uses and existing and estimated future travel patterns. 
 
4.2.2.2 Background Roadway Improvements 
 
Redwood City staff does not anticipate any near-term intersection improvements before the 
completion of the rebuilding and expansion of Sequoia Hospital.3   
 
4.2.2.3 Background Intersection Levels of Service 
 
Intersection levels of service under background conditions are shown in Table 4.2-3.   
 
Measured against the City of Redwood City’s level of service standard, all signalized and 
unsignalized study intersections operate at an acceptable level of service (LOS D or better) during 
one or both of the peak hours under background conditions except the following: 
 
• I-280 Northbound Ramp and Edgewood Drive (PM peak hour)   
• Alameda de las Pulgas and Edgewood Drive (AM and PM peak hours) 
• Alameda de las Pulgas and Hospital Driveway (AM peak hour)  
 
4.2.2.4 Background Roadway Segment Levels of Service 
 
Local roadway segments were evaluated under background conditions to estimate the average daily 
traffic volumes.  All of the roadway segments are projected to continue to carry less than 3,000 
vehicles per day (vpd) under background conditions.  Table 4.2-6 presents the projected average 
daily traffic for the three roadway segments analyzed for the project. 
 
4.2.2.5 Background Freeway Segment Capacity Analysis 
 
Under background conditions, US 101 is expected to have one HOV lane, three mixed-flow lanes, 
and one auxiliary lane in each direction south of Whipple Avenue.  North of Whipple Avenue, US 
101 is expected to have four mixed-flow lanes and one auxiliary lane (no HOV lanes) in each 
direction.  The addition of auxiliary lanes under background conditions will improve operations 
compared to existing conditions. 
 
The results of a freeway capacity analysis for mixed-flow lanes under background conditions are in 
Table 4.2-6.4   

                                                   
3 Unfunded roadway projects under consideration include the Blomquist Street extension over Redwood Creek, 
enhancements to the Woodside Road and Broadway Street intersection, and improvements to the US 101 and 
Woodside Road interchange. 
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Vehicles in the mixed-flow lanes wishing to exit the freeway via the auxiliary lane will occupy 
capacity in the mixed-flow lanes of US 101 for a portion of each study segment.  Additionally, 
vehicles entering the freeway from the auxiliary lanes will occupy capacity in the mixed-flow lanes 
of US 101 for only a portion of each study segment.  For the mixed-flow lane capacity analysis, it 
was assumed that half of the total vehicles using the auxiliary lane would use capacity on the 
mainline section of US 101.   
 
All mixed-flow freeway study segments have volumes that do not exceed their capacity (V/C < 1.0) 
except for the Southbound US 101 mixed-flow lanes from Whipple to Woodside during the PM peak 
hour. 
 

Table 4.2-6 
Background Freeway Segment Analysis 

Mixed-Flow Lanes Direction1 From To Peak 
Hour2 Capacity3 Volume V/C4 

US 101 

NB Woodside Road 
(SR 84) 

Whipple 
Avenue 

AM 
PM 6,900 5,699 

5,911 
0.82 
0.85 

NB Whipple 
Avenue Holly Street       AM 

PM 9,200 6,511 
7,541 

0.71 
0.82 

SB Holly Street Whipple 
Avenue 

AM 
PM 9,200 9,192 

8,654 
1.00 
0.94 

SB Whipple 
Avenue 

Woodside 
Road (SR 84) 

AM 
PM 6,900 6,781 

7,178 
0.98 
1.04 

I-280 

NB Farm Hill 
Boulevard Canada Road AM 

PM 9,200 2,575 
4,754 

0.28 
0.52 

NB Edgewood Road Junction SR 92 AM 
PM 9,200 3,955 

5,077 
0.43 
0.55 

SB Junction SR 92 Edgewood 
Road 

AM 
PM 9,200 3,818 

5,408 
0.42 
0.59 

SB Canada Road Farm Hill 
Boulevard 

AM 
PM 9,200 7,290 

4,406 
0.79 
0.48 

Source: Fehr & Peers and Caltrans 
Notes: 
1      NB = Northbound, SB = Southbound 
2       AM = morning peak-hour, PM = evening peak-hour 
3      A capacity of 2,300 vehicles per lane per hour was used to estimate the capacity of the mixed-flow lanes on 

US 101.   
4      V/C = Volume divided by capacity 
N/A = No HOV lanes provided 
Unacceptable operations are designated in bold type 

 
 

                                                                                                                                                                    
4 The high-occupancy vehicle (HOV) lanes south of Whipple Avenue were not analyzed because a negligible 
number of project trips are expected to utilize these lanes on the freeway segments under study.  The HOV lanes are 
located in the center of the freeway, while project traffic will be using the outside lanes to enter and exit the freeway. 
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4.2.3 Transportation Impacts 
 
The 18-acre Precise Plan Area is divided into two areas, Area A and Area B.  No redevelopment is 
currently proposed in Area B.  The following discussion of impacts, therefore, focuses on 
redevelopment of the 13-acre Area A.   
 
4.2.3.1  Thresholds of Significance 

 
Signalized Intersections 

 
The proposed project would result in a significant impact if the addition of project traffic causes one 
of the following to occur at a signalized intersection: 
 
• Operations at a signalized intersection deteriorate from an acceptable level (LOS D or better) 

to an unacceptable level (LOS E or F); or 
• The average delay at signalized intersections operating at an unacceptable level (LOS E or F) 

increases by five or more seconds. 
  

Unsignalized Intersections 
 

The proposed project would result in a significant impact if the addition of project traffic causes one 
of the following to occur at an unsignalized intersection: 
 
• Operations at an unsignalized intersection deteriorate from an acceptable level (LOS D or 

better) to an unacceptable level (LOS E or F) and either: 
 

- The traffic volumes at the intersection satisfy the Peak Hour Volume warrant for 
traffic signal installation, or 

- The delay increases by five seconds or more; or 
 
• The delay at an unsignalized intersection operating at an unacceptable level (LOS E or F) 

increases by five or more seconds and the traffic volumes at the intersection satisfy the Peak 
Hour Volume warrant for traffic signal installation. 

 
Local Roadway Segments 

 
The proposed project would result in a significant impact if the addition of project traffic causes one 
of the following to occur on a roadway segment: 
 
• The roadway segment currently carries less than 3,000 vehicles per day, and 
• There is an increase in traffic volume of more than five percent of the daily or peak hour 

traffic.  The absolute threshold is five peak hour trips or 50 daily trips for low volume 
roadways. 

 
The local street traffic impact is based on the City’s standard that a five (5) percent increase in 
average daily trips (ADT) for local residential roadway segments represents a significant increase in 
traffic volumes for these types of streets in Redwood City.  This increase in traffic volumes can result 
in a resident’s perception of the effect of this street traffic as a reduced or diminished “quality of life” 
on that street, for such daily activities as walking, cycling, playing, and maneuvering a car out of a 
residential driveway.  The increased traffic volumes also may increase the overall noise levels and 



Section 4.2– Environmental Setting, Impacts and Mitigation: Transportation 
 

 
Sequoia Hospital Campus/Precise Plan 52 Draft EIR 
City of Redwood City  March 2007 

vehicular emissions on the street environment, and may exacerbate existing roadway conditions such 
as the street surface, curb/gutter, and sidewalks. 

 
Freeways 

 
The proposed project would result in a significant impact if the addition of project traffic causes one 
of the following to occur on a freeway: 
 
• The roadway level of service exceeds the adopted LOS standard for that facility; or 
• If the roadway already exceeds the LOS standard and the project adds traffic equal to one 

percent of the capacity or causes a freeway segment volume-to-capacity ratio to increase by 
one percent 

 
Transit, Bicycle, and Pedestrian 

 
The proposed project would result in a significant impact if the addition of project traffic causes one 
of the following to occur: 
 
• Conflicts with any existing, planned, or possible future transit, bicycle, and/or pedestrian 

facilities and services; or 
• Causes transit, bicycle, or pedestrian facilities to be frequently blocked by cars or other 

potential safety obstructions hazards; or 
• Causes vehicles to cross pedestrian or bicycle facilities on a regular basis at driveway 

entrances lacking adequate sight distance or warning systems; or 
• Encourages pedestrians to cross roads at undesignated areas. 
 

Parking 
 

The proposed project would result in a significant impact if it will have: 
 
• Inadequate parking capacity. 

 
4.2.3.2 Project Conditions 
 
The amount of traffic added to the roadway system by a proposed project is estimated using a three-
step process: (1) trip generation, (2) trip distribution, and (3) trip assignment.  The first step estimates 
the amount of added traffic to the roadway network.  The second step estimates the direction of travel 
to and from the project site.  The trips are assigned to specific street segments and intersection 
turning movements during the third step. 
 

Trip Generation 
 

The project proposes to retrofit and renovate the existing hospital.  Although the retrofit hospital will 
result in larger square footage than under existing conditions, there will be the same number of 
hospital beds.  This reflects current hospital standards and technology needs for more floor area per 
bed.  The proposed project will construct a new 50,000-square foot medical office building.  An 
existing 47,500 square foot skilled nursing facility and approximately 2,849 square feet of the 
hospital would be demolished to accommodate the proposed redevelopment of the hospital campus. 
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The amount of traffic generated by the hospital retrofit and new medical office building was 
estimated by applying the daily trip rate, peak hour percentages, and inbound/outbound splits 
published in the Institute of Transportation Engineers Trip Generation, 7th Edition.  To account for 
some potential growth in traffic resulting from the remodeled hospital, a one-percent annual growth 
factor over ten-years was applied to Hospital (ITE Land Use Code 610) trip generation rates based on 
number of hospital beds.  Medical-Dental Office Building (ITE Land Use Code 720) trip generation 
rates based on trips per 1,000 square feet of building were applied to the new medical office building. 
  
Based on the corresponding trip generation rates shown in Table 4.2-7, it is estimated that the 
proposed development would generate 2,036 daily net new trips, 144 AM peak hour trips (112 
inbound and 32 outbound), and 188 PM peak hour net new trips (60 inbound and 128 outbound). 
 

Trip Distribution and Assignment 
 

The trip distribution pattern for the proposed development was estimated based on population 
(housing) density in Redwood City and nearby cities and year 2004 zip code data for the existing 
Sequoia Hospital employees and patients provided by the project applicant.  Project trip distribution 
patterns are shown in Figure 4.2-4. 
 
Trips generated by the proposed project were assigned to the roadway system based on the directions 
of approach and departure described above.   Approximately 60 percent of the total trips for the 
hospital were assigned to access driveways on Whipple Avenue and the remaining 40 percent were 
assigned to access the project site via the driveway on Alameda de las Pulgas.  For medical office 
building trips, approximately 90 percent were assigned to access the project site via Whipple Avenue 
and the remaining ten percent were assigned to the hospital driveway on Alameda de las Pulgas.  
Project trips were added to background traffic volumes to estimate volumes under project conditions.   
 

Table 4.2-7 
Project Trip Generation Rates and Estimates 
Daily AM Peak Hour PM Peak Hour Use 

Rate Total Rate In Out Total Rate In Out Total 
Medical Office 
Building  (50 ksf) 36.6 1,830 2.48 98 26 124 3.30 45 120 165 

Hospital (167 
beds1) 11.81  206 1.13 14 6 20 1.30 15 8 23 

Net New Project 
Trips -- 2,036 -- 112 32 144 -- 60 128 188 

Source: Institute of Transportation Engineers. Trip Generation, 7th Edition, 2003. 
1     Though in the future the number of hospital beds will remain the same as under existing conditions, a one 

percent annual growth factor over a 10-year period is applied to hospital traffic. Trips generated represent only 
the growth in traffic. 

 
 

Project Intersection Levels of Service 
 
Intersection level of service calculations were conducted to evaluate the potential impacts of the 
proposed project on the study intersections.  The results of the intersection LOS calculations for 
background and for project conditions are presented in Table 4.2-8.  The increases in critical 
movement delays due to the addition of project traffic are also shown in Table 4.2-8. 
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Table 4.2-8 
Background and Project Intersection Levels of Service 

Background Project Intersection S/
U 

Peak 
Hour1 Delay2 LOS3 Delay2 LOS3 Δ in Delay4

1. I-280 Southbound Ramp/  
Edgewood Road U AM 

PM 
17.7 
17.4 

C 
C 

18.8 
18.0 

C 
C 

1.1 
0.6 

2. I-280 Northbound 
Ramp/Edgewood Road U AM 

PM 
24.4 
80.5 

C 
F 

27.1 
89.6 

D 
F 

2.7 
9.1 

3. Scenic Drive/Edgewood 
Road S AM 

PM 
10.4 
6.5 

B 
A 

10.5 
6.8 

B 
A 

0.1 
0.3 

4. Alameda De Las 
Pulgas/Eaton Avenue U AM 

PM 
31.4 
26.4 

D 
D 

32.5 
27.0 

D 
D 

1.1 
0.6 

5. Alameda De Las 
Pulgas/Edgewood Road S AM 

PM 
77.6 
61.4 

E 
E 

87.0 
66.9 

F 
E 

9.4 
5.5 

6. Alameda De Las 
Pulgas/Hospital Driveway U AM 

PM 
38.0 
25.4 

E 
D 

44.8 
32.9 

E 
D 

6.85 

7.5 
7. Upland Road/Whipple 

Avenue U AM 
PM 

9.1 
9.5 

A 
A 

9.1 
9.5 

A 
A 

0.0 
0.0 

8. Alameda De Las 
Pulgas/Whipple Avenue S AM 

PM 
22.8 
20.4 

C 
C 

23.9 
21.1 

C 
C 

1.1 
0.7 

9. El Camino Real/Whipple 
Avenue* S AM 

PM 
28.8 
48.6 

C 
D 

29.4 
52.2 

C 
D 

0.6 
3.6 

10. Alameda De Las 
Pulgas/Hopkins Avenue 
(North) 

U AM 
PM 

12.1 
13.6 

B 
B 

12.3 
13.8 

B 
B 

0.2 
0.2 

11. Alameda De Las 
Pulgas/Hopkins Avenue 
(South) 

U AM 
PM 

18.8 
13.1 

C 
B 

19.5 
13.6 

C 
B 

0.7 
0.5 

12. Alameda De Las 
Pulgas/Brewster Avenue U AM 

PM 
15.9 
14.7 

C 
B 

16.2 
15.1 

C 
C 

0.3 
0.4 

Notes: 
1     AM = morning peak-hour, PM = evening peak-hour 
2      Whole intersection weighted average control delay expressed in seconds per vehicle for signalized and all-way 

stop intersections using method described in the 2000 Highway Capacity Manual.  For two-way stop 
controlled unsignalized intersections, total control delay for the worst movement/approach, expressed in 
seconds per vehicle, is presented.  LOS calculations conducted using the TRAFFIX level of service analysis 
software package. 

3      LOS = Level of Service    
4      Change in control delay between Background and Project Conditions 

*C/CAG-designated Congestion Management Program (CMP) facilities (Intersection LOS  standard is E) 
S =  Signalized Intersection 
U = Unsignalized Intersection 
Unacceptable operations are designated in bold type 
Significant impacts are designated in bold and italic type 
5Note:  This intersection does not satisfy a Peak-Hour Volume signal warrant.  Therefore, there would not be a 
significant impact at this intersection. 
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The addition of project traffic would significantly worsen unacceptable levels of service at one 
signalized intersection (Alameda de las Pulgas and Edgewood Drive) during both peak hours.  This 
intersection would operate at unacceptable levels and the average delay would increase by more than 
five seconds.   
 
For unsignalized intersections, a significant impact would occur if the addition of project traffic 
would worsen delay by more than five seconds and the intersection satisfies signal warrants.   
 
The addition of project traffic would worsen delay for the worst movement at the following 
unsignalized intersections: 
 
• Alameda De Las Pulgas/Edgewood Road 
• Alameda De Las Pulgas/Hospital Driveway 
 
A Peak-Hour Volume signal warrant is met for the Alameda De Las Pulgas/Edgewood Road 
intersection during both peak hours.  The project, therefore, would result in a significant impact to 
this intersection. 
 
A Peak-Hour Volume signal warrant would not be met at the Alameda De Las Pulgas/Hospital 
Driveway.  The project would not result in a significant impact at this intersection.   
 
Impact TRAN-1:  Redevelopment of the Sequoia Hospital campus under the proposed Precise 

Plan would impact one signalized intersection (Alameda de las 
Pulgas/Edgewood Road) and one unsignalized intersection (I-280 
Northbound ramp/Edgewood Road) during one or more of the peak hour 
periods.  (Significant Impact) 

 
Project Roadway Segment Levels of Service 

 
Table 4.2-9 shows background roadway traffic volumes, the added project trips, and the percent 
increase in traffic due to the project trips on the three roadway segments.  Daily projected trips were 
calculated based on PM peak hour traffic volumes, which represent approximately nine percent of the 
total daily project traffic volumes.  
 
All three roadway segments carry less than 3,000 vehicles per day and are considered low volume, 
local streets.  While the project would increase traffic volumes by more than five percent, the total 
increase in daily trips would not exceed 50 trips.  The project, therefore, would not result in a 
significant impact to local streets.   
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Table 4.2-9 

Project Roadway Volumes 

Direction Background
ADT1 

Project 
ADT1 

Background 
Plus Project 

ADT1 

Percent 
Change2 

Circle Road, South of Whipple Avenue 
Northbound 160 11 171 7% 
Southbound 207 33 240 16% 
Total Two-way Traffic 367 44 411 12% 
Circle Road, North of Upland Road 
Northbound 304 11 315 4% 
Southbound 280 33 313 10% 
Total Two-way Traffic 584 44 628 8% 
Upland Road, South of Whipple Avenue 
Northbound 239 22 261 9% 
Southbound 533 22 555 4% 
Total Two-way Traffic 772 44 816 6% 
Notes: 
 Average Daily Traffic Volumes 
2       Percent change in ADT between Background and Project Conditions 
Project impacts are indicated in bold type 

 
 

Project Freeway Segment Levels of Service 
 
Study segments of US 101 were analyzed during the AM and PM peak hours to determine if a 
significant amount of project traffic would be added to these freeway segments.  This analysis was 
conducted to identify potential near-term freeway impacts.  An HOV lane is provided in each 
direction on US 101 south of Whipple Avenue.  These segments were not included in this analysis 
because a minimal number of project trips are expected to utilize these lanes.  The results of the 
freeway segment capacity analysis are summarized in Table 4.2-10.  
 
The results of the freeway segment capacity analysis indicate that on all study segments during the 
AM and PM peak periods the volume of vehicles in the mixed-flow lanes do not exceed the freeway 
segment capacity (V/C < 1.0), with the exception of Southbound US 101 mixed-flow lanes, Whipple 
Avenue to Woodside Road (AM and PM peak hours).  The project would not add traffic equal to one 
percent of freeway capacity along this segment or cause a freeway segment volume to capacity ratio 
to increase by one percent.  Impacts to freeway segments, therefore, would be less than significant. 
 

Impacts to Pedestrian and Bicycle Facilities 
 

The project would result in a significant impact to pedestrian, bicycle, and transit facilities if the 
project conflicts with an existing or planned facility/service or adds demand to one of these modes 
that is not adequately accommodated by appropriate facilities or services. 
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Pedestrian Facilities 
 
Sidewalks are provided along Alameda de las Pulgas and Whipple Avenue with the exception of: 
 
• The north side of Whipple Avenue between the eastern  (employee) driveway and the 

Medical Office Building (MOB) driveway, and 
• A short segment at the northwest corner across from the Hospital entrance driveway on 

Alameda de las Pulgas. 
 
The project includes installation of sidewalks at these locations.   
 
Bicycle Facilities 
 
The proposed project is not expected to generate a substantial amount of new bicycle traffic.  Though 
there are no designated bicycle facilities near the project site, there are wide shoulders on Alameda 
de las Pulgas that provide adequate space for bicyclists.  Therefore, the proposed project would not 
conflict with proposed bicycle facilities and have a less than significant impact to the existing or 
proposed bicycle facilities. 
 

Transit Impacts 
 
Bus stops are located on both sides of Alameda de las Pulgas directly in front of the project site.  The 
project includes reconstruction of the existing bus stop on the west side of Alameda de las Pulgas 
(Figure 4.2-5).   The proposed bus stop would be constructed in conformance with SamTrans 
standards. 
 
Two bus lines serve the stops on Alameda de las Pulgas with 30 to 60-minute headways between the 
hours of 6:00 am and 7:30 pm on weekdays.  The existing service is adequate to serve the transit 
demand from the proposed project and therefore will have a less than significant impact to the transit 
system.  Redwood City routinely coordinates with SamTrans to occasionally monitor transit demand 
to the project site and evaluate if more frequent service would better serve the project site. 
 

Site Access and On-Site Circulation 
 

Figure 2-7 shows the conceptual circulation plan for the proposed project.  Access to the project site 
would be provided via one driveway on Alameda de las Pulgas and at five locations on Whipple 
Avenue.  Two of the five driveways on Whipple Avenue are designated service driveways and are 
only expected to serve delivery trucks to the hospital.  The number of driveways proposed is 
considered adequate to serve project-generated traffic.   
 
The circulation aisles in the parking garage provide adequate access to all parking spaces and only 
one dead-end aisle is provided on the bottom floor of the structure.  Ninety-degree parking is 
provided on aisles with stalls on both sides.  
 
The pick-up and drop-off area at the end of the main entrance is wide enough to allow vehicles to 
park (pick-up/drop-off) and provide clearance for other vehicles to travel through the circle at the 
same time.  
 
The access point from the circle to the top floor of the parking garage provides two-way vehicle 
access.  This access point is not anticipated to be a main access point to the parking garage but could  
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serve a significant number of vehicles.  There is the potential that vehicles using this access point 
could affect operations of the pick-up/drop-off area.  This access point should be monitored to 
determine the effect the volume of traffic entering the structure could have on the operations of the 
pick-up/drop-off area.  Vehicles entering the site at the main driveway on Whipple Avenue should be 
directed with signage to access the parking garage via the circulation aisle that is provided off of the 
main driveway (this driveway accesses the 3rd level). 
 
Turning templates should be applied to the final site plan to ensure that all large vehicles accessing 
the project site can negotiate all required turning movements.  The local fire department should also 
review the final site plan to ensure that adequate emergency access is provided. 
 
The pedestrian access and proposed amenities provide adequate facilities to accommodate the 
expected pedestrian volumes.    The project, therefore, would not result in pedestrian or safety 
impacts at site access points. 
 

Parking 
 
Currently, Area A has 760 parking spaces.   Parking demand surveys were completed at the project 
site on Tuesday March 21, 2005.  At the time the parking surveys occurred, approximately 85 percent 
of the spaces were occupied during the peak parking period of 10 AM to 12 PM.  The surveys 
determined that the peak parking demand is 645 vehicles.  This value was compared to the calculated 
parking demand using the Institute of Transportation Engineers (ITE) rates applied to the existing 
size of the site.  Using the ITE average peak period parking demand rate (4.08 parking spaces per 
hospital bed) beds results in a demand of 665 spaces for 167 beds, or approximately three percent 
more than the surveyed rate.   
 
The project proposes a redevelopment and expansion of facilities that would total 505,527 square feet 
of hospital space, a net change of 106,604 square feet for the hospital, and 50,000 square feet of 
medical office building space.  The operations of the proposed facilities will not be substantially 
different than the existing operations.   
 
As outlined in Table 2-2, the primary parking for the hospital would be provided in a 4.5 level 
parking structure near Alameda de las Pulgas.  Parking for the proposed medical office building 
would be provided adjacent to the proposed building and at the existing parking area on the south 
side of Whipple Avenue at Upland Road.  Medical office uses typically generate two-thirds of the 
parking demand from patients and visitors and one-third from employees.  The total estimated 
parking demand for a 50,000 square foot medical office would be 250 spaces (assuming a parking 
demand of 5 spaces per 1,000 square feet), with approximately 168 of these spaces needed for 
patients and visitors.   The project proposes approximately 163 spaces adjacent to the medical office 
building for patients and visitors.   Medical office building employees would be assigned parking 
spaces in the existing parking 144-space lot south of Whipple Avenue at Upland Road.  
 
The project proposes to provide a total of approximately 1,068 parking spaces for hospital and 
medical office building uses in Area A.  Using the ITE parking model, the hospital and medical 
office building should supply no less than 1,032 parking spaces to meet future parking demand while 
maintaining a surplus supply that allows seasonal variation in parking demand and adequate 
circulation.  
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City of Redwood City Parking Requirements 
 
Under the City of Redwood City Parking Ordinance, hospitals are required to provide one (1) space 
for each patient bed, plus one (1) space per employee on the largest shift. Hospitals which have more 
than ten (10) employees on the largest shift shall have ten (10) percent of required parking designated 
for carpool and/or vanpool parking.  Medical or dental offices and clinics are required to provide one 
space for each 200 square feet of floor area. 
 
Assuming 440 employees on the largest shift and 167 hospital beds, a total of 607 parking spaces are 
required for the proposed hospital uses.  A total of 250 additional spaces are required for the 
proposed 50,000 square foot medical office building.  Under the City’s parking requirements a 
minimum of 857 parking spaces are required for Area A.  
 
As discussed above, the project proposes a total of 1,068 parking spaces in Area A based upon a 
survey of parking demand and ITE rates.  The number and location of carpool spaces will be 
determined as part of the final Transportation Demand Management (TDM) Program for the site. 
 
The project, therefore, would provide adequate parking for the proposed uses under City of Redwood 
City parking requirements and a site specific parking survey. 
 
4.2.3.3  Construction Traffic and Parking 
 
As described in Section 2.2.2.8 Construction Phasing, redevelopment within Area A would be 
completed in phases over a period of approximately six (6) to seven (7) years.  Construction vehicles 
will travel to and from the site to transport construction workers, for debris removal, for off-haul of 
excavated soil material, and for transportation of construction materials and equipment.  The project 
proposes to limit deliveries and off haul to weekdays (Monday-Friday) during the following hours: 
 
Deliveries  7 AM – 4 PM  
Off-haul  8 AM – 4 PM 
 
Special arrangements may be made occasionally for deliveries outside of these hours; however, the 
bulk of construction traffic would be during these hours.  Prior approval for deliveries or off-haul 
before 7 AM and after 4 PM shall be obtained from the Department of Community Development 
Services.   
 
After initial site work, deliveries would be to a construction staging area or a construction entrance 
on the north side of Whipple Avenue near the intersection of Alameda de las Pulgas. 
 
As discussed in Section 4.5.3.2 Geology and Soils Impacts, there would be an estimated 2,500 truck 
trips to remove soil materials from the site as a part of site grading.  Excavation and the majority of 
the off-haul would take place during excavation for the parking garage and surrounding area.  Some 
additional off-haul will take place at the completion of the parking garage (approximately 2.5 
months), and at the completion of the hospital pavilion.   
 

Truck Routes 
 
Truck routes will be designated for trucks over three tons (6,000 pounds) in weight.  These trucks 
would use major freeways (Interstate 280 and U.S. 101) and designated City streets.  Large trucks 
traveling to and from Interstate 280 would travel on Edgewood Road to Alameda de las Pulgas.  
Large trucks traveling to and from U.S. 101 would use Brittan Avenue (in the City of San Carlos) to 
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access Alameda de las Pulgas and the project site (refer to Figure 4.2-6).   Some trucks traveling 
along U.S. 101 would also travel on Highway 92 West to Interstate 280 and access the site via 
Edgewood Road.  Trucks would enter the site from Whipple Avenue near the northwest corner of 
Alameda de las Pulgas and Whipple Avenue.  The proposed construction staging area and 
construction phasing are shown in Appendix B of this EIR.   
 
Smaller trucks (including pickup trucks) may travel to the site from U.S. 101 via Whipple Avenue.  
 
Truck routes and delivery hours will be included in a final logistics plan reviewed and approved by 
the City of Redwood City Engineering and Construction Manager prior to the start of construction.  
A Draft Construction Logistics Plan is included in Appendix B of this EIR. 

 
Construction Parking 

 
During construction, parking (for employees, patients, visitors, and construction workers) would be 
provided both on-site and off-site in order to provide adequate parking capacity for the Sequoia 
Hospital campus.  As described in Section 2.2.2.7 Relocation of Services and Parking During 
Construction, on-site patient and visitor parking during the initial phases of redevelopment of 
Planning Area A (prior to completion of the 4.5 level parking structure) would be limited.  During 
construction, most on-site parking would be done by valet to maximize parking space utilization 
(refer to draft Construction Logistics Plan in Appendix B of this EIR). 
 
On-Site Parking 
 
Currently there are 656 parking spaces available for the hospital uses in Planning Area A.  The 
skilled nursing facility would be demolished during the first phase of construction and a temporary 
parking area, providing approximately 150 spaces, would be constructed prior to the removal of 282 
parking spaces in the surface parking lot, east of the existing hospital.  The 150 temporary parking 
spaces will be for valet use only.   
 
Patient parking would be provided at the current outpatient parking areas located in the northwest 
area of the site, the parking area south of Whipple Avenue in Area B, and valet parking services 
utilizing the temporary parking spaces provided by the demolition of the skilled nursing facility.  
Once the 4.5-level parking garage for the hospital has been completed, on-site parking will be 
available for patients, visitors, employees, and some construction contractors.  The new parking 
garage would provide 670 parking spaces.  Table 4.2-11 lists estimates of the number of on-site and 
off-site parking spaces during each phase of construction.   
 
Off-Site Parking 
 
Parking for employees and/or construction workers would also be provided off-site.  Off-site parking 
for employees and some construction workers would be used on weekdays (Monday through Friday) 
at several facilities.   These facilities may include: 
 
• Kaiser Permanente, 1150 Veterans Blvd, Redwood City, 99 spaces currently under agreement 
• Church parking lots in vicinity (i.e., Mormon Church, St. Matthias Church)  
 
The Hospital will provide a parking shuttle that will travel to and from the off-site lots and Sequoia 
Hospital. 
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The project sponsor will be required to document leases for off-site parking to the City and provide a 
summary of parking demand and parking supply for each phase of construction.  City staff will 
determine whether there is sufficient parking for construction to proceed.  During construction, 
Sequoia Hospital will also work with the local Neighborhood Task Force to monitor and remedy 
identified spill over parking and a parking coordinator will be designated by the project sponsor, if 
needed. 
  
With the implementation of measures included in the project and the Draft Construction Logistics 
Plan, there would be adequate parking supply for the Sequoia Hospital campus during construction.  
 
4.2.3  Standard Conditions and Mitigation Measures 
 
MM TRAN-1.1: Alameda de las Pulgas and Edgewood Drive:  The intersection at Alameda de 

las Pulgas and Edgewood Drive is projected to operate at LOS F and E during 
the AM and PM peak hours, respectively.   

 
 The project sponsor shall install an Emergency Vehicle Pre-Emption (EVP) at 

this intersection to avoid delays for emergency vehicle response (i.e., Code 3 
[lights and sirens] police, fire service, and ambulance).  Signal pre-emption 
systems for emergency vehicles use sensors to detect an approaching 
emergency vehicle and provide a green signal to the vehicle. 

 
 The mitigation required to reduce the average delay to less than significant 

during both peak periods is to provide an additional left-turn lane (resulting in 
a total of two left-turn lanes) on the northbound approach and provide an 
eastbound right-turn overlap phase.  The implementation of this mitigation 
would likely require right-of-way acquisition to construct a receiving lane on 
the west leg for the additional northbound left-turn lane. The implementation  
of the eastbound right-turn overlap would also most likely require right-of-
way acquisition. 
 
It is the City’s goal to maintain the neighborhood character in the area around 
Alameda de las Pulgas and Edgewood Drive.  The improvements required to 
expand the intersection capacity (additional turning lanes) would ultimately 
attract greater volumes, and be contradictory to the City’s goal of maintaining 
neighborhood character in the area.  This is not a feasible mitigation and 
therefore the impact at this intersection is significant and unavoidable. 
 

MM TRAN-1.2: I-280 Northbound Ramp and Edgewood Drive.  The addition of project traffic 
is projected to exacerbate unacceptable operations at the intersection of I-280 
Northbound Ramp and Edgewood Drive during both the AM and PM peak 
hour.  The improvement required to mitigate the project’s impact to a less 
than significant level is signalization of the intersection.  The level of service 
during the PM peak hour with the proposed mitigation measure and existing 
lane geometry would be LOS C (28.1 seconds of delay). During the AM peak 
hour the intersection would operate at LOS C with 20.1 seconds of delay. 
This intersection is under the jurisdiction of Caltrans and the County of San 
Mateo.   As the City of Redwood City does not have control over this 
intersection and cannot implement this mitigation, this impact is significant 
and unavoidable.  
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MM TRAN-1.3: Transportation Demand Management (TDM) Program.   Incorporation of the 
following measures into the Transportation Demand Management (TDM) 
program required by C/CAG would reduce the number of motor vehicle trips 
or the length of the trips.  This list is not intended to be exhaustive, and other 
equivalent measures may be introduced by the City, C/CAG, or the project 
sponsor.  All TDM measures are subject to review and approval by Redwood 
City. 

   

TDM Measure Description Trip Mitigation 
Credit 

Number 
of 

Mitigated 
Trips 

Preferential 
Parking for 
Carpools 

The site plan shall 
designate 10 carpool 
spaces near the building 
entrance. 

Two trips per 
carpool space 

20 

Bicycle Racks 
and Lockers 

The project shall provide 
three bicycle racks and 
lockers providing storage 
for 15 bicycles.   

One trip for 
every three 
racks/lockers 

1 

Showers/Clothes 
Lockers 

The project shall provide 
a minimum of two 
showers and changing 
rooms with clothes 
lockers. 

Ten trips for 
each new 
combination 
shower and 
changing room.  
Additional five 
trips if 
combined with 
five bike 
lockers. 
 

20 

Commute 
Assistance 
Center 

The project shall provide 
a Commute Assistance 
Center with a transit 
information brochure 
rack as well as a 
telephone with commute 
and transit information 
numbers.   

One trip for each 
feature added to 
commute 
assistance 
center. 

2 

Guaranteed Ride 
Home Program 

The project shall 
participate in the 
Alliance’s guaranteed 
ride home (GRH) 
program.   

Two trips for 
every two slots 
purchased in 
program 

6 

Total 49 
 

4.2.4  Significant Unavoidable Adverse Impacts 
 
The proposed redevelopment of the Sequoia Hospital campus (Area A) under the proposed Precise 
Plan will result in significant, unavoidable impacts to two intersections (Alameda de las 
Pulgas/Edgewood Road and I-280 Northbound Ramp/Edgewood Road).  



Section 4.3 – Environmental Setting, Impacts and Mitigation: Noise 
 

 
Sequoia Hospital Campus/Precise Plan 68 Draft EIR 
City of Redwood City  March 2007 

4.3  NOISE 
 
The following discussion is based on an Environmental Noise Assessment prepared by Illingworth & 
Rodkin, Inc. in November 2006.  A copy of this analysis is provided in Appendix D of this EIR. 
 
4.3.1 Existing Setting 
 
4.3.1.1  Overview 
 
Noise may be defined as unwanted sound.  Noise is usually objectionable because it is disturbing or 
annoying.  The objectionable nature of sound could be caused by its pitch or its loudness.  Pitch is 
the height or depth of a tone or sound, depending on the relative rapidity (frequency) of the 
vibrations by which it is produced.  Higher pitched signals sound louder to humans than sounds with 
a lower pitch.  Loudness is amplitude of sound waves combined with the reception characteristics of 
the ear.  Amplitude may be compared with the height of an ocean wave.   
 
In addition to the concepts of pitch and loudness, there are several noise measurement scales that are 
used to describe noise in a particular location.  A decibel (dB) is a unit of measurement which 
indicates the relative amplitude of a sound.  The zero on the decibel scale is based on the lowest 
sound level that the healthy, unimpaired human ear can detect.  Sound levels in decibels are 
calculated on a logarithmic basis.  An increase of 10 decibels represents a ten-fold increase in 
acoustic energy, while 20 decibels is 100 times more intense, 30 decibels is 1,000 times more 
intense, etc.  There is a relationship between the subjective noisiness or loudness of a sound and its 
level.  Each 10 decibel increase in sound level is perceived as approximately a doubling of loudness 
over a fairly wide range of intensities.   
 
There are several methods of characterizing sound.  The most common in California is the 
A-weighted sound level (or dBA).  This scale gives greater weight to the frequencies of sound to 
which the human ear is most sensitive.  Representative outdoor and indoor noise levels in units of 
dBA are shown in Table 4.3-1.  Because sound levels can vary markedly over a short period of time, 
a method for describing either the average character of the sound or the statistical behavior of the 
variations must be utilized.  Most commonly, environmental sounds are described in terms of an 
average level that has the same acoustical energy as the summation of all the time-varying events.  
This energy-equivalent sound/noise descriptor is called Leq.  The most common averaging period is 
hourly, but Leq can describe any series of noise events of arbitrary duration. 
 
The scientific instrument used to measure noise is the sound level meter.  Sound level meters can 
accurately measure environmental noise levels to within about plus or minus 1 dBA.  Various 
computer models are used to predict environmental noise levels from sources, such as roadways and 
airports.  The accuracy of the predicted models depends upon the distance the receptor is from the 
noise source.  Close to the noise source, the models are accurate to within about plus or minus 1 to 2 
dBA.   
 
Since the sensitivity to noise increases during the evening and at night -- because excessive noise 
interferes with the ability to sleep -- 24-hour descriptors have been developed that incorporate 
artificial noise penalties added to quiet-time noise events.  The Community Noise Equivalent Level 
(CNEL) is a measure of the cumulative noise exposure in a community, with a 5 dB penalty added to 
evening (7:00 pm - 10:00 pm) and a 10 dB addition to nocturnal (10:00 pm - 7:00 am) noise levels.  
The Day/Night Average Sound Level, Ldn, is essentially the same as CNEL, with the exception that 
the evening time period is dropped and all occurrences during this three-hour period are grouped into 
the daytime period. 
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Table 4.3-1 

Typical Sound Levels Measured in the Environment 
Common Outdoor Noise Source Noise Level (dBA) Common Indoor Noise Source 

 120 dBA  

Jet fly-over at 300 meters  Rock concert 

 110 dBA  

   

Pile driver at 20 meters 100 dBA  

  Night club with live music 

 90 dBA  

Large truck pass by at 15 meters   

 80 dBA Noisy restaurant 

  Garbage disposal at 1 meter 

Gas lawn mower at 30 meters 70 dBA Vacuum cleaner at 3 meters 
Commercial/Urban area daytime  Normal speech at 1 meter 

Suburban expressway at 90 meters 60 dBA  
Suburban daytime  Active office environment 

 50 dBA  
Urban area nighttime  Quiet office environment 

 40 dBA  
Suburban nighttime   

Quiet rural areas 30 dBA Library 
 Quiet bedroom at night

Wilderness area 20 dBA  
 10 dBA Quiet recording studio 

Threshold of human hearing 0 dBA Threshold of human hearing 
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4.3.1.2 Regulatory Background 
  
The State of California and the City of Redwood City have established guidelines, goals, policies, 
and standards that are designed to limit noise exposure at noise-sensitive land uses.  These include: 1) 
the California Environmental Quality Act (CEQA) guidelines; 2) the State Building Code; 3) the City 
of Redwood City General Plan; and 4) the City of Redwood City Municipal Code.   
 

State CEQA Guidelines 
 
CEQA has established guidelines to evaluate the significance of effects of environmental noise 
attributable to a proposed project.  Under Appendix G of the CEQA Guidelines, the environmental 
checklist, a project would normally be considered to have a significant impact if the resulting noise 
levels conflict with standards in the local General Plan or Noise Ordinance or applicable standards of 
other agencies, if noise levels generated by the project would substantially increase existing noise 
levels, if persons would be exposed to excessive ground-borne noise or vibration, if persons would be 
located within two miles of a public airport and exposed to excessive noise levels, or if persons 
would be exposed to a substantial temporary or periodic increase in ambient noise levels in the 
project vicinity.  
 
CEQA does not define what noise level increase would be considered substantial.  Typically, in high 
noise environments, if the Ldn due to the project would increase by more than three dBA at noise-
sensitive receptors, the impact would be considered significant.  Where the existing noise level is 
lower, a somewhat higher increase can be tolerated before significance occurs. 
 

California State Building Code 
 
The interior noise environment inside hospital patient rooms is subject to the environmental noise 
standards set forth in Appendix Chapter 35 of the California State Building Code.  The purpose of 
the regulations is to establish uniform minimum noise insulation performance standards to protect 
person within new hotels, motels, dormitories, long-term care facilities, apartment houses, and 
dwellings, other than detached single-family dwellings from the effects of excessive noise, including 
but not limited to, hearing loss or impairment and interference with speech and sleep.  

 
Redwood City Strategic General Plan 

 
Objectives and policies addressing noise issues in the community are contained in the Noise Element 
of the City of Redwood City Strategic General Plan (adopted in 1990).  This plan addresses issues of 
land use compatibility, transportation noise, and community noise to promote compatible 
development throughout the city.  The Noise Element contains a Noise and Land Use Compatibility 
table to identify acceptable and unacceptable noise level ranges for specific land use types.  For 
residential areas, a CNEL of 55 or less is satisfactory.  The noise objectives and policies of the 
General Plan that are relevant to the project are listed below. 
 
Noise Objectives  
 
1. Minimize the impacts of noise on people through noise reduction and project suppression 

techniques, and through appropriate land use policies.  
2. Reduce future impact of all types of point source noises.  
3. Reduce ambient noise levels in all parts of the City to safe, optimum levels. 
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Noise Policies 
 
N-2:  Limit the hours of operation at all noise generation sources wherever practicable, unless an 

emergency exists.  
 
N-3: Require all exterior noise sources (construction, operations, air compressors, pumps, fans, 

and leaf blowers) to use available noise suppression devices and techniques to bring exterior 
noise down to acceptable levels compatible with adjacent land uses.  

 
Redwood City Municipal Code 

 
The Redwood City Municipal Code Chapter 24 (Noise Regulation) addresses construction related 
noise.   Excessive and unreasonable noises prohibited during construction are defined in Section 
24.30 and Section 24.31.  These include noise levels generated by construction activities (including 
demolition, alteration, repair or remodeling of or to existing structures and construction of new 
structures on property within the City) at more than 110 dB measured at any point within a 
residential district of the City and outside of the plane of said property and noise levels generated by 
an individual item of machinery, equipment or device used during construction activities (including 
demolition, alteration, repair or remodeling of or to existing structures and construction of new 
structures on property within the City) at more than 110 dB measured within a residential district of 
the City at a distance of twenty five feet (25 feet) from said machinery, equipment or device.  
 
Section 24.32 of the Municipal Code addresses allowed construction hours.  It states:  
“Notwithstanding the provisions in this Division to the contrary, it shall be unlawful for any person 
to engage in construction activities, including demolition, alteration, repair or remodeling of or to 
existing structures and the construction of new structures on property in a residential district or 
within five hundred (500) feet of a residential district in the City, between the hours of eight o'clock 
(8:00) PM and seven o'clock (7:00) AM the following day, Monday through Friday of any week or at 
any time on Saturdays, Sundays or holidays if the noise level generated by any such activity exceeds 
the local ambient measured at any point within the residential district and outside of the plane of said 
property.”  
 
4.3.1.3  Existing Noise Conditions 
 
Noise monitoring surveys were conducted to document existing noise conditions on and around the 
Precise Plan area from March 15, 2005 to March 17, 2005 and from May 25, 2006 to May 26, 2006.  
The noise monitoring surveys included four 24-hour noise measurements.  Noise measurement 
locations included: 1) 80 feet from the centerline of Alameda de las Pulgas (2005), 2) 80 feet from 
the centerline of Whipple Avenue in Dove Beeger Park (2005), 3) in the parking area near residential 
uses at the end of Acacia Lane (2005) and 4) at the rear of the skilled nursing facility, at the 
southwestern property line (2006).  Noise measurement locations are shown on Figure 4.3-1. 
 
The measurements at the first two locations showed a typical diurnal noise pattern where daytime 
noise levels drop during nighttime hours due to decreased traffic and other noise producing activities.  
Noise levels increase again in the morning hours when daytime activities resume.  The third and 
fourth noise monitoring locations at property line near the end of Acacia Lane and at the rear of the 
skilled nursing facility showed some steady state background noise levels most likely produced by 
mechanical equipment noise.  The Community Noise Equivalent Levels (CNEL) for the four 
locations are listed in Table 4.3-2. 
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Table 4.3-2 

Existing Noise Levels 
Location CNEL 
LT-1: 80 feet from the centerline of Alameda de las Pulgas 67 
LT-2: 80 feet from the centerline of Whipple Avenue in Dove 
Beeger Park 

61 

LT-3: Parking area near residential uses at the end of Acacia Lane 54 
LT-4: At the rear of the skilled nursing facility, at the southwestern 
property line 

62 

 
4.3.2 Noise Impacts 
 
The 18-acre Precise Plan Area is divided into two areas, Area A and Area B.  No redevelopment is 
currently proposed in Area B.  The following discussion of impacts, therefore, focuses on 
redevelopment of the 13-acre Area A.   
 
4.3.2.1  Thresholds of Significance 
 
For the purposes of this EIR, a noise impact is considered significant if the project will result in: 
 
• exposure of persons to or generation of noise levels in excess of standard established in the 

local general plan or noise ordinance, or applicable standards of other agencies; or 
• exposure of persons to or generation of excessive groundborne vibration or groundborne 

noise levels; or 
• a substantial permanent increase in ambient noise levels in the project vicinity above levels 

existing without the project; or 
• a substantial temporary or periodic increase in ambient noise levels in the project vicinity 

above levels existing without the project; or 
• for a project located within an airport land use plan or, where such a plan as not been 

adopted, within two miles of a public airport, exposure of people residing or working in the 
project area to excessive noise levels. 

 
The following criteria were used to evaluate the significance of noise impacts: 
 
Noise and Land Use Compatibility.  Land use proposals where existing or future noise levels 
exceed levels considered “satisfactory” in the Redwood City General Plan would be considered a 
significant impact. 
 
Substantial Increase in Ambient Noise Levels.  The California Environmental Quality Act does not 
define what noise levels increase would be considered substantial.  Typically, in high noise 
environments in Redwood City (over 60 dBA CNEL), if the CNEL due to the project would increase 
by more than 3 dBA at noise-sensitive receptors, the impact is considered significant. 

 
Construction Noise.   Construction activities produce temporary noise impacts.  Since these impacts 
are generally short-term and vary considerably day-to-day, they are evaluated somewhat differently 
than operational impacts.  When construction activities are predicted to cause prolonged interference 
with speech, sleep, or normal residential activities, the impact would be considered significant.   
Construction-related hourly average noise levels received at noise-sensitive land uses above 70 dBA 
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during the daytime and 55 dBA at night would be considered significant if the construction phase 
lasted more than 12 months. 
 
4.3.2.2  Future Noise Conditions 
 

Impacts to the Project 
 

Existing day/night noise levels in the area are satisfactory for the proposed hospital uses.  The 
operation of the proposed project is not expected to expose the existing hospital to levels exceeding 
those considered acceptable by either the City’s established guidelines for “satisfactory” noise and 
land use compatibility or substantial noise sources established in this report.   
 

Project-Generated Traffic Noise 
 
Based upon projected traffic volumes, noise levels from new vehicle trips would increase by two 
decibels or less on Alameda de las Pulgas, Whipple Avenue, and Upland Road.  This would not be a 
noticeable or substantial increase in ambient noise levels along these roadways. 

 
Emergency Vehicle Noise 
 
The existing ambulance entrance for the hospital emergency department will remain it is current 
configuration. Residences along current ambulance routes to and from the facility would experience 
similar noise levels as under existing conditions.  The proposed project, therefore, would not result in 
new noise impacts from Code 3 (lights and siren) ambulance trips.  
 

Mechanical Equipment Noise 
 

Central Utility Plant and Service Yard and Medical Office Building Mechanical Equipment 
 
The project proposes to construct a new Central Utility Plant (CPU) on the north side of the new 
hospital pavilion.  Mechanical equipment installed in the CPU would include two chillers with three 
pumps, two air handlers, three boilers with pumps and a fire pump.  An outside service yard will 
contain two cooling towers with three pumps, a transformer, and two emergency generators.  
Acoustical enclosures are proposed for the emergency generators to reduce noise.   
 
Noise levels from the mechanical equipment in the CPU, which will be within a building enclosure, 
would not substantially increase ambient noise levels at the nearest residential property line.   The 
transformer in the outside service yard also is not anticipated to substantially increase noise levels at 
the closest residential property line.  The operation of the two cooling towers with three pumps and 
emergency generators in the outside service yard may produce noise levels 3 dBA or greater than the 
existing ambient levels at these closest residential property. 
 
Mechanical and ventilation equipment for the two story medical office building and parking garage 
proposed to replace the existing skilled nursing facility, could produce noise levels 3 dBA or greater 
than the existing ambient noise levels at the adjacent residential use. 
 
Impact NOI-1: Mechanical equipment in an outside service yard of the hospital and at the 

proposed medical office building may generate noise levels 3 dBA or greater 
than the existing ambient level at adjacent residential properties.  (Significant 
Impact) 
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4.3.2.3  Construction Noise 
 
Construction on the site will temporarily increase noise levels at the facade of the existing hospital 
and at nearby noise-sensitive receptors. Construction is proposed to occur in 13 phases (phases A 
through M as described in Appendix B), with the longest of these phases, Phase J-construction of the 
Hospital Pavilion, lasting 28 months.  The sum of all work phases will encompass an estimated 81 
months.  During the majority of this period a construction staging area will be set up on site at the 
corner of Alameda de Las Pulgas and Whipple Avenue. With the exception of activities in this area, 
construction activities are not expected to take place adjacent to a particular receptor for more than a 
10-month period.   With the exception of staging area activities, noise generated by construction 
activities would create a temporary noise impact on adjacent noise sensitive receptors.   
 
As described in Section 4.3.1.2, the Redwood City Municipal Code regulates allowed hours of 
construction.  Within 500 feet of a residential district, construction activities, construction activities 
are limited to weekday, daylight hours (7:00 AM to 8:00 PM).  With the incorporation of standard 
construction noise control measures, including limitations on construction hours, the proposed 
project would avoid significant noise impacts. 
 
4.3.3  Standard Conditions and Mitigation Measures 
 
4.3.3.1  Standard Conditions 
 
The proposed project would require construction near sensitive residential uses.  Implementation of 
the following noise control measures, as required to meet the standards in the Redwood City 
Municipal Code, would reduce and avoid adverse noise impacts during construction.  These 
construction practices shall be implemented during all phases of construction on the project site and 
shall be reflected as notes on the project plans prior to issuance of grading or building permits. 
 
Standard Condition 4.3-1: Temporary noise barriers, such as mass loaded construction blankets 

on temporary fencing or a solid plywood construction barrier, shall be 
constructed around the perimeter of project phases before 
construction begins.  The placement of these barriers should allow no 
clear, line of sight, openings for site access between the site and 
adjacent residential land uses.  Noise barriers may be removed to 
provide for landscape installation along street frontages.  

 
Standard Condition 4.3-2: Noise-generating construction activities, including truck traffic 

coming to and from the site for any purpose, shall be limited to 
daytime, weekday, non-holiday hours (7:00 AM to 7:00 PM).  For the 
purposes of this project, the allowed hours are one hour less in the 
evening than in the Municipal Code. 

 
Standard Condition 4.3-3: Equipment Operation During All Phases of Construction 
 

• All construction equipment powered by internal combustion 
engines shall be properly muffled and maintained. 

 
• Unnecessary idling of internal combustion engines is 

prohibited. 
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• All stationary noise-generating construction equipment, such 
as air compressors, shall be located as far as practical from 
existing nearby residences and other noise-sensitive land uses 
and acoustically shielded.   

 
• Select quiet construction equipment, particularly air 

compressors, whenever possible. (Fit motorized equipment 
with proper mufflers in good working order). 

 
Standard Condition 4.3-4: The project sponsor shall be responsible for designating a noise 

disturbance coordinator and posting contact information (e.g. phone 
number) and providing construction schedule notices.  The "noise 
disturbance coordinator" shall be responsible for responding to any 
local complaints about construction noise.  The disturbance 
coordinator shall determine the cause of any noise complaints (e.g., 
starting too early, bad muffler, etc.) and require that reasonable 
measures warranted to correct the problem be implemented.  The 
telephone number for the disturbance coordinator shall be 
conspicuously posted at the construction site and included in a notice 
sent to neighbors regarding the construction schedule.   

 
4.3.3.2  Mitigation Measures 
 

Impacts from Mechanical Equipment 
 
MM NOI-1.1:   Prior to issuance of building permits for the Central Utility Plant and for the 

medical office building, a design-level noise assessment of the final site plan 
shall be prepared.  The assessment shall identify noise levels from mechanical 
equipment at the closest residential property line.  Acoustical control 
measures shall be included in the project design to meet the following 
standards (refer to Table 4.3-3): 

 
• For the continuous operation of stationary mechanical equipment, the 

average noise levels (Leq) in a cumulative period of more than thirty 
(30) minutes in any hour shall be limited to 50 dBA during the 
daytime (7:00 AM to 10:00 PM) and 45 dBA during the nighttime 
(10:00 PM to 7:00 AM) at the closest residential property line. 

 
• For non-continuous, intermittent stationary noise sources, noise levels 

shall be limited to: 
 
- The noise standard plus five (5) dBA for a cumulative period 

of more than fifteen (15) minutes in any hour (i.e. 55 dBA 
daytime and 50 dBA nighttime); or  

- The noise standard plus ten (10) dB for a cumulative period of 
more than five (5) minutes in any hour (i.e. 60 dBA daytime 
and 55 dBA nighttime); or 

- The noise standard plus fifteen (15) dB for a cumulative 
period of more than one (1) minute in any hour (i.e. 65 dBA 
daytime and 60 dBA nighttime); or 



Section 4.3 – Environmental Setting, Impacts and Mitigation: Noise 
 

 
Sequoia Hospital Campus/Precise Plan 77 Draft EIR 
City of Redwood City  March 2007 

- The noise standard plus twenty (20) dB or the maximum 
measured ambient for any period of time (i.e. 70 dBA daytime 
and 65 dBA nighttime). 

 
Table 4.3-3 

Maximum Exterior Noise Levels from Stationary Mechanical Noise Sources 
at the Closest Residential Property Line 

Maximum Average Exterior Noise Level, dBA Cumulative Duration of 
Noise Event in any one-hour 

period 

Hourly 
Noise 

Metric1 Daytime: 7 AM to 10 PM Nighttime: 10 PM to 7 AM 

30-60 Minutes L50 50 45 
15-30 Minutes L25 55 50 
5-15 Minutes L08 60 55 
1-5 Minutes L02 65 60 
0-1 Minutes Lmax 70 65 

1 The sound level exceeded n percent of the time in any hour.  For example, the L50 is the value exceeded 50 percent of 
the time or 30 minutes in any hour; this is the median noise level.  The L02 is the sound level exceeded 1 minute in 
any hour. 

 
4.3.4 Significant Unavoidable Adverse Impacts 
 
The proposed redevelopment of the Sequoia Hospital campus (Area A) under the proposed Precise 
Plan would not result in significant unavoidable noise impacts.   
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4.4  AIR QUALITY 
 
The following discussion is based upon an air quality impact analysis prepared by Donald Ballanti, 
Certified  Meteorologist.  A copy of the analysis is included in Appendix D of this EIR. 
 
4.4.1 Existing Setting 
 
4.4.1.1 Air Pollution Climatology 
 
Air quality and the amount of a given pollutant in the atmosphere are determined by the amount of 
pollutant released and the atmosphere’s ability to transport and dilute the pollutant.  The major 
determinants of transport and dilution are wind, atmospheric stability, terrain and for photochemical 
pollutants, sunshine. 
 
Northwest winds and northerly winds are most common in the project area, reflecting the orientation 
of the Bay and the San Francisco Peninsula.  Winds from these directions carry pollutants released by 
autos and industries from upwind areas of the Peninsula toward Redwood City, particularly during 
the summer months.  Winds are lightest on the average in fall and winter.  Every year in fall and 
winter there are periods of several days when winds are very light and local pollutants can build up. 
 
Pollutants can be diluted by mixing in the atmosphere both vertically and horizontally. Vertical 
mixing and dilution of pollutants are often suppressed by inversion conditions, when a warm layer of 
air traps cooler air close to the surface.  During the summer, inversions are generally elevated above 
ground level, but are present over 90 percent of the time in both the morning and afternoon.  In 
winter, surface based inversions dominate in the morning hours, but frequently dissipate by 
afternoon. 
 
Topography can restrict horizontal dilution and mixing of pollutants by creating a barrier to air 
movement. The South Bay has significant terrain features that affect air quality. The Santa Cruz 
Mountains and Hayward Hills on either side of the South Bay restrict horizontal dilution, and this 
alignment of the terrain also channels winds from the north to south, carrying pollution from the 
northern Peninsula toward Redwood City. 
 
The combined effects of moderate ventilation, frequent inversions that restrict vertical dilution and 
terrain that restrict horizontal dilution give Redwood City a relatively high atmospheric potential for 
pollution compared to other parts of the San Francisco Bay Air Basin and provide a high potential for 
transport of pollutants to the east and south. 5 
 
4.4.1.2  Ambient Air Quality Standards 
 
Both the U.S. Environmental Protection Agency (EPA) and the California Air Resources Board 
(CARB) have established air quality standards for common pollutants.  These ambient air quality 
standards represent safe levels of contaminants in order to avoid specific adverse health effects 
associated with each pollutant.  The ambient air quality standards cover what are called “criteria” 
pollutants because the health effects of each pollutant are described in criteria documents.  Table 4.4-
1 identifies the major criteria pollutants, characteristics, health effects, and typical sources.   
 
The federal and California state ambient air quality standards are summarized in Table 4.4-2.   

                                                   
5 Bay Area Air Quality Management District. 1996. BAAQMD CEQA Guidelines (Revised December 1999). 
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Table 4.4-1 

Major Criteria Pollutants 
Pollutant Characteristics Health Effects Major Sources 
Ozone A highly reactive photochemical 

pollutant created by the action of 
sunshine on ozone precursors 
(primarily reactive hydrocarbons 
and oxides of nitrogen).  Often 
called photochemical smog. 
 

Eye Irritation 
Respiratory function 
impairment. 

The major sources of 
ozone precursors are 
combustion sources 
such as factories and 
automobiles, and 
evaporation of solvents 
and fuels. 
 

Carbon 
Monoxide 

Carbon monoxide is an odorless, 
colorless gas that is highly toxic.  
It is formed by the incomplete 
combustion of fuels. 

Impairment of oxygen 
transport in the 
bloodstream. 
Aggravation of 
cardiovascular disease. 
Fatigue, headache, 
confusion, and 
dizziness. 
Can be fatal in the case 
of very high 
concentrations. 
 

Automobile exhaust, 
combustion of fuels, 
combustion of wood in 
woodstoves and 
fireplaces. 

Nitrogen 
Dioxide 

Reddish-brown gas that discolors 
the air, formed during 
combustion. 

Increased risk of acute 
and chronic respiratory 
disease. 

Automobile and diesel 
truck exhaust, 
industrial processes, 
fossil-fueled power 
plants. 
 

Sulfur 
Dioxide 

Sulfur dioxide is a colorless gas 
with a pungent, irritating odor. 

Aggravation of chronic 
obstruction lung 
disease. 
Increased risk of acute 
and chronic respiratory 
disease. 
 

Diesel vehicle exhaust, 
oil-powered power 
plants, industrial 
processes. 

Particulate 
Matter 
(PM) 

Solid and liquid particles of dust, 
soot, aerosols, and other matter 
which are small enough to 
remain suspended in the air for a 
long period of time. 
 

Aggravation of chronic 
disease and heart/lung 
disease symptoms. 

Combustion, 
automobiles, field 
burning, factories and 
unpaved roads.  Also a 
result of photochemical 
processes. 
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Table 4.4-2 

Federal and State Ambient Air Quality Standards 

Pollutant Averaging 
Time 

Federal Primary 
Standard State Standard 

Ozone 1-Hour 
8-Hour 

-- 
0.08 PPM 

0.09 PPM 
0.07 PPM 

Carbon Monoxide 8-Hour 
1-Hour 

9.0 PPM 
35.0 PPM 

9.0 PPM 
20.0 PPM 

Nitrogen Dioxide Annual Average 
1-Hour 

0.05 PPM 
-- 

-- 
0.25 PPM 

Sulfur Dioxide Annual Average 
24-Hour 
1-Hour 

0.03 PPM 
0.14 PPM 

-- 

-- 
0.04 PPM 
0.25 PPM 

PM10 Annual Average 
24-Hour 

50 μg/m3 
150 μg/m3 

20 μg/m3 
50 μg/m3 

PM2.5 Annual 
24-Hour 

15 μg/m3 
65 μg/m3 

12 μg/m3 
-- 

PPM = Parts per Million 
μg/m3 = Micrograms per Cubic Meter 
Source: California Air Resources Board, Ambient Air Quality Standards (5/6/05)  
[http://www.arb.ca.gov.aqs/aaqs2.pdf] 

 
Toxic Air Contaminants 

 
In addition to the common, criteria pollutants discussed above, toxic air contaminants (TACs) are 
another group of pollutants of concern.  There are many different types of TACs, with varying 
degrees of toxicity.  Sources of TACs include industrial processes such as petroleum refining and 
chrome plating operations, commercial operations such as gasoline stations and dry cleaners, and 
motor vehicle exhaust.  Cars and trucks release at least forty different toxic air contaminants.  The 
most important, in terms of health risk, are diesel particulate, benzene, formaldehyde, 1,3-butadiene 
and acetaldehyde. 
 
Public exposure to TACs can result from emissions from normal operations, as well as accidental 
releases.  Health effects of TACs include cancer, birth defects, neurological damage, and death. 
 
4.4.1.3  Ambient Air Quality 
 
The Bay Area Air Quality Management District (BAAQMD) monitors air quality at several locations 
within the San Francisco Bay Air Basin, including one station in Redwood City.  Table 4.4-3 
summarizes exceedances of the state and federal standards at this site.  Most of the ambient air 
quality standards are met in the project area with the exception of the state standard for PM10 and 
ozone.  The federal ozone standard is also exceeded in other parts of the Bay Area air basin. 
 
4.4.1.4  Attainment Status and Regional Air Quality Plans 
 
The federal Clean Air Act and the California Clean Air Act of 1988 require that the State Air 
Resources Board, based on air quality monitoring data, designate portions of the state where the 
federal or state ambient air quality standards are not met as “non-attainment areas.”  Because of the 
differences between the national and state standards, the designation of non-attainment areas is 
different under the federal and state legislation. 
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Table 4.4-3 

Summary of Air Quality Data for Redwood City 
Days Exceeding Standard in: Pollutant Standard 

2003 2004 2005 
Ozone Federal 1-Hour  0 0 0 
Ozone  State 1-Hour 1 1 0 
Ozone Federal 8-Hour 0 0 0 
Nitrogen Dioxide State 24-Hour 0 0 0 
PM10

 Federal 24-Hour 0 0 0 
PM10 State 24-Hour 0 1 0 
PM2.5

 Federal 24-Hour 0 0 0 

Carbon Monoxide  State/Federal 
8-Hour 0 0 0 

Source:  Air Resources Board, Aerometric Data Analysis and Management (ADAM), 2006. (http: 
//www.arb.ca.gov./adam/cgi-bin/adamtop/d2wstart) 

 
The EPA has classified the San Francisco Bay Area as a non-attainment area for the federal 8-hour 
ozone standard. The Bay Area was designated as unclassifiable/attainment for the federal PM2.5 
standards.   
 
Under the California Clean Air Act San Mateo County is a non-attainment area for ozone and 
particulate matter (PM10 and PM2.5).  The county is either in attainment or unclassified for other 
pollutants. 
 
Air districts periodically prepare and update plans to achieve the goal of healthy air from industrial 
facilities, commercial processes, motor vehicles, and other sources. Bay Area plans are prepared with 
the cooperation of the Metropolitan Transportation Commission and the Association of Bay Area 
Governments. Ozone Attainment Demonstrations are prepared for the national ozone standard and 
Clean Air Plans are prepared for the California ozone standard. 
 
The Bay Area 2001 Ozone Attainment Plan is the current federal air quality plan.  This plan was a 
revision to the Bay Area part of California's plan (State Implementation Plan, or SIP) to achieve the 
national ozone standard.  The plan was approved by the CARB. On November 30, 2001, CARB 
submitted the 2001 Plan to the EPA.  The EPA is currently reviewing the plan.  
 
The Bay Area Air Quality Management District, in cooperation with the Metropolitan Transportation 
Commission (MTC) and the Association of Bay Area Governments (ABAG), has recently prepared 
the Bay Area 2005 Ozone Strategy. The Ozone Strategy is a roadmap showing how the San 
Francisco Bay Area will achieve compliance with the State one-hour air quality standard for ozone as 
expeditiously as practicable and how the region will reduce transport of ozone and ozone precursors 
to neighboring air basins. 
 
4.4.1.5  Sensitive Receptors 
 
BAAQMD defines sensitive receptors as facilities where sensitive receptor population groups 
(children, the elderly, the acutely ill and the chronically ill) are likely to be located.  These land uses 
include residences, schools, playgrounds, childcare centers, retirement homes, convalescent homes, 
hospitals, and medical clinics.  Sequoia Hospital and the skilled nursing facility are sensitive land 
uses.  Other nearby sensitive receptors are the residential neighborhoods that border the project site. 
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4.4.2 Air Quality Impacts 
 
The 18-acre Precise Plan Area is divided into two areas, Area A and Area B.  No redevelopment is 
currently proposed in Area B.  The following discussion of impacts, therefore, focuses on 
redevelopment of the 13-acre Area A.   
 
4.4.2.1  Thresholds of Significance 
 
For the purposes of the development project, an air quality impact is considered significant if the 
project will: 
 
• conflict with or obstruct implementation of the 1982 Bay Area Air Quality Plan and 2005 

Ozone Plan; or 
• violate an ambient air quality standard or contribute substantially to an existing or projected 

air quality violation; or  
• result in substantial emissions or deterioration of ambient air quality ; or  
• create objectionable odors; or 
• expose sensitive receptors or the general public to substantial levels of toxic air contaminants. 
 
For the Bay Area Air Basin, the BAAQMD has developed numerical significance criteria in its 
BAAQMD CEQA Guidelines (1996, revised December 1999).  These thresholds of significance are 
recommended for use in assessing impacts associated with construction, project operations, odors, 
toxic air contaminants, accidental releases, cumulative impacts and regional planning 
projects/programs associated with project implementation.  The BAAQMD Guidelines are designed 
to identify those impacts that would create new violations of ambient air quality standards, 
substantially worsen existing violations, or create impacts for which no safe exposure levels exist.  
Because many air quality impacts require additional photochemical transformation after atmospheric 
release, individual project impacts are diluted to an immeasurably small increment.  The BAAQMD 
has therefore adopted emission levels that are considered as contributing to a substantial increase 
even if the ambient air quality increment itself is undetectable (see Table 4.4-4, below, for 
thresholds).  These significance thresholds are used in the analysis of impacts from the proposed 
Sequoia Hospital Campus/Precise Plan project.   
 

Table 4.4-4 
Significance Criteria for Operational Emissions  

(Mobile and Stationary Sources) 
Pollutant Tons Per Year Pounds Per Day 
Reactive Organic Gases (ROG) 15 80 
Nitrogen Oxides (NOx) 15 80 
Particulate Matter, 10 microns (PM10) 15 80 
Source:  BAAQMD CEQA Guidelines (1996, revised December 1999) and Air Quality Impact Analysis for 
the Proposed Sequoia Hospital Campus/Precise Plan Project (see Appendix E) 

 
Despite the establishment of both federal and state standards for PM2.5 (particulate matter, 2.5 
microns), the BAAQMD has not developed a threshold of significance for this pollutant. For this 
analysis, PM2.5 impacts would be considered significant if project emissions of PM10 exceed 80 
pounds per day.  
 
The BAAQMD significance threshold for construction dust impacts is based on the appropriateness 
of construction dust controls.  Because of the difficulty in quantifying daily construction dust 
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emissions (PM10), the BAAQMD Guidelines are more oriented toward effective mitigation of PM10 
rather than precise quantification.  BAAQMD has developed measures which, if fully implemented, 
are presumed to achieve a less than significant air quality impact.  The range of mitigation measures 
includes a set of “Basic Control Measures” and a set of “Enhanced Control Measures” if the project 
construction area exceeds four acres. 
 
4.4.2.2  Permanent Local Impacts 
 
On the local scale, the project would change traffic on the local street network, increasing carbon 
monoxide levels along roadways used by project traffic.  Carbon monoxide is an odorless, colorless 
poisonous gas whose primary source in the Bay Area is automobiles. Concentrations of this gas are 
highest near intersections of major roads. 
 
Carbon monoxide concentrations under worst-case meteorological conditions have been predicted for 
the three signalized intersections most impacted by project traffic (Appendix D).  Peak traffic 
volumes were applied to a screening form of the CALINE-4 dispersion model to predict maximum 1-
and 8-hour concentrations near these intersections under the worst case assumption that project 
traffic changes would occur in 2006.  The results of this analysis are shown in Table 4.4-5. 
 
 

Table 4.4-5 
Worst Case Carbon Monoxide Concentrations 

Near Selected Intersections (ppm) 

Existing 2006 Existing+Background 
(2006) 

Existing+Background
+Project (2006) Intersection 

1-Hour 8-Hour 1-Hour 8-Hour 1-Hour 8-Hour 
Alameda de las 
Pulgas/ Whipple 7.0 4.4 7.2 4.6 7.4 4.7 

Whipple/El Camino 
Real 10.1 6.6 10.4 6.8 10.4 6.8 

Alameda de las 
Pulgas/ Edgewood 7.6 4.8 7.7 4.9 7.8 5.0 

Most Stringent 
Standard 20.0 9.0 20.0 9.0 20.0 9.0 

 
Table 4.4-4 shows that project traffic changes would increase concentrations by up to 0.2 ppm, but 
concentrations would remain below the most stringent state or federal ambient air quality standards.  
Since project traffic would not cause any new violations of the 8-hour standards for carbon 
monoxide, nor contribute substantially to an existing or projected violation, project impacts on local 
carbon monoxide concentrations are considered to be less than significant.   
 
4.4.2.3  Permanent Regional Impacts 
 
Vehicle trips and area source emissions (i.e., natural gas, landscaping, architectural coatings used at 
the new facility) from the project would represent new air pollutant emissions within the entire San 
Francisco Bay Air Basin.  These emissions are also known as regional emissions. 
 
Regional emissions associated with vehicle use were calculated using the URBEMIS-2002 emission 
model (refer to Appendix D).  The incremental daily increase in emissions associated with the 
proposed project is listed in Table 4.4-6.   



Section 4.4 – Environmental Setting, Impacts and Mitigation: Air Quality 
 

 
Sequoia Hospital Campus/Precise Plan 84 Draft EIR 
City of Redwood City  March 2007 

Table 4.4-6 
Project Regional Emissions (Pounds Per Day) 

 
Reactive 

Organic Gases 
(ROG) 

Nitrogen Oxides 
(NOx) 

Particulate Matter 
(PM10) 

Vehicle Trips 28.9 30.2 25.8 
Area Sources* 2.5 1.1 0.1 

  Total 31.4 31.3 25.9 
BAAQMD Significance Threshold 80 80 80 
*Area Sources are estimated emissions from natural gas, landscaping activities, consumer products, and 
architectural coatings within the proposed redevelopment. 

 
Estimated emissions from the project (redevelopment of Area A) would not exceed the BAAQMD 
thresholds of significance of 80 pounds per day for ROG, NOx or PM10. 
 
4.4.2.4 Toxic Air Contaminants 
 
The project includes installation of two new diesel-powered backup generators in the Central Utility 
Plant service yard, north of the proposed hospital pavilion.  As a source of diesel particulate, a toxic 
air contaminant, stationary diesel engines are required to obtain a Permit to Operate from the 
BAAQMD, and will have to comply with the BAAQMD-administered Statewide Air Toxics Control 
Measures (ATCM) for stationary diesel engines.  Except under extraordinary conditions, the District 
will not approve or permit a source that poses a significant health risk defined as:  
 
• An increased lifetime cancer risk of 10 in one million. 
• An increase in the non-cancer hazard index of greater than 1.0. 
 
The Statewide ATCM for stationary diesel engines imposes the following controls: 
 
• Requires the use of cleans fuels (CARB Diesel Fuel). 
• Requires that engine be certified as meeting stringent emission limits for particulate and other 

pollutants. 
• Limits the annual hours of operation for testing and maintenance. 
 
The above regulations and procedures, already established and enforced as part of the permit review 
process, would ensure that any potential impacts to sensitive receptors due to the proposed 
installation of diesel-powered back-up generators would be reduced to a less than significant level. 
 
4.4.2.5  Construction Impacts 

 
Construction Dust Emissions 
 
The proposed project includes demolition of existing buildings.  The physical demolition of existing 
structures and other infrastructure, such as pavement in parking lots, has a high potential for creating 
air pollutants.  In addition to the dust created during demolition, substantial dust emissions could be 
created as debris is loaded into trucks for disposal.  
  
According to the BAAQMD CEQA Guidelines, emissions of ozone precursors (ROG and NOx) and 
carbon monoxide related to construction equipment are already included in the emission inventory 
that is the basis for regional air quality plans, and thus are not expected to impede attainment or 
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maintenance of ozone and carbon monoxide standards in the Bay Area.  The effects of construction 
activities, therefore, would be increased dustfall and locally elevated levels of PM10 downwind of 
construction activity.  Construction dust has the potential for creating a nuisance at nearby properties.   
 
Impact AIR-1: Construction activities, particularly generation of construction dust, could 

result in significant short-term air quality impacts.  (Significant Impact) 
 

Construction Diesel Particulate Emissions 
 

During construction various diesel-powered vehicles and equipment would be in use on the site.   
In 1998, the CARB identified particulate matter from diesel fueled engines as a toxic air 
contaminant.  CARB has completed a risk management process that identified potential cancer risks 
for a range of activities using diesel-fueled engines.   High volume freeways, stationary diesel 
engines, and facilities attracting heavy and constant diesel vehicle traffic (distribution centers, 
truckstop) were identified as having the highest associated risk. 

 
Health risks from toxic air contaminants are a function of both concentration and duration of 
exposure.  Unlike freeways and truck stops, construction diesel emissions are temporary, affecting an 
area for a period of days or perhaps weeks.   Additionally, construction related sources are mobile 
and transient in nature, and the bulk of the emission occurs within the project site at a substantial 
distance from nearby receptors.  Because of its short duration and the relatively low to moderate 
volume of diesel-powered vehicles and equipment, health risks from construction emissions of diesel 
particulates would not be significant. 

 
Naturally-Occurring Asbestos Emissions 

 
Serpentinite rock has been identified in several sub-surface borings collected within Area A. Two 
samples, out of 14 analyzed, were found to contain chrysotile asbestos.  
 
The Asbestos ATCM for Construction, Grading, Quarrying and Surface Mining Operations was 
signed into State law on July 22, 2002, and became effective in the BAAQMD on November 19, 
2002. The purpose of this regulation is to reduce public exposure to naturally-occurring asbestos 
(NOA) from construction and mining activities that emit dust which may contain NOA.  
 
BAAQMD policies and procedures require that construction sites of more than one acre in size where 
naturally-occurring asbestos is known to exist must have an approved Asbestos Dust Mitigation Plan 
before startup of any activity.  The Asbestos Dust Mitigation Plan must incorporate measures to 
control all of the following potential emission sources: 

 
• Track out onto the paved public road. 
• Inactive disturbed surface area and storage piles. 
• Traffic on unpaved on site roads. 
• Active storage piles. 
• Earthmoving activities. 
• Off site transport of materials. 
• Post project disturbed soil surfaces. 

 
The provisions of the approved plan must be implemented at the beginning and maintained 
throughout the duration of the operation. The requirements for dust control must include: 
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• Vehicle speed less than 15 mph. 
• Sufficient water applied to area prior to disturbance to prevent visible emissions from 

crossing project boundaries. 
• Areas to be graded or excavated kept adequately wetted to prevent visible emissions from 

crossing project boundaries. 
• Storage piles kept adequately wetted, treated with chemical dust suppressant, or covered 

when material is not being added or removed. 
• Storage piles must be stabilized when inactive for more than 7 days by adequately wetting, 

establishing surface crusting, chemical dust suppressant, covering with tarps or vegetative 
cover, installation of wind barriers around three sides of open areas, or any measure as 
effective. 

• Equipment must be washed down before moving from property onto paved roadway. 
• Track-out prevention device installed (gravel pad, tire shaker, wheel wash system, 50 feet of 

pavement extending from intersection with paved public road, or other measure as effective). 
• Visible track-out of paved public road must be cleaned using wet sweeping or HEPA filter 

equipped vacuum device within 24 hours. 
• Post project stabilization of disturbed surfaces using vegetative cover, 3 inches of non-

asbestos containing material, paving, or other measure deemed sufficient to prevent 10 mph 
winds from causing visible emissions. 

 
The District also has the discretion to require air monitoring in an Asbestos Dust Mitigation Plan.   

 
The above requirements are similar to the standard dust control measures recommended by the 
BAAQMD for construction activities, but impose more stringent performance standards.  
Implementation of the above regulations and procedures, as part of an established permit review 
process, would ensure that construction impacts due to the presence of naturally occurring asbestos 
would be avoided. 
 
4.4.3 Standard Conditions and Mitigation Measures 
 
4.4.3.1 Mitigation Measures 

 
MM AIR-1-1   Demolition Impacts. The BAAQMD has prepared a list of feasible 

construction dust control measures that can reduce construction impacts to a 
less than significant level.  The following dust control measures shall be 
implemented by project contractors during demolition and shall be reflected 
as notes on the project plans prior to issuance of demolition permits: 

 
• Watering should be used to control dust generation during demolition 

of structures and break-up of pavement. 
• Cover all trucks hauling demolition debris from the site. 
• Use dust-proof chutes to load debris into trucks whenever feasible. 

Watering should be used to control dust generation during transport 
and handling of recycled materials. 

 
MM AIR-1.2   The following construction practices shall be implemented during all phases 

of construction on the project site and shall be reflected as notes on the 
project plans prior to issuance of grading or building permits: 
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• Water all active construction areas at least twice daily and more often 
during windy periods; active areas adjacent to existing land uses shall 
be kept damp at all times, or shall be treated with non-toxic stabilizers 
or dust palliatives. 

• Cover all trucks hauling soil, sand, and other loose materials or 
require all trucks to maintain at least two feet of freeboard. 

• Pave, apply water three times daily, or apply (non-toxic) soil 
stabilizers on all unpaved access roads, parking areas, and staging 
areas at construction sites. 

• Sweep daily (preferably with water sweepers) all paved access roads, 
parking areas, and staging areas at construction sites; water sweepers 
shall vacuum up excess water to avoid runoff related impacts to water 
quality. 

• Sweep streets daily (preferably with water sweepers) if visible soil 
material is carried onto adjacent public streets. 

• Apply non-toxic soil stabilizers to inactive construction areas. 
• Enclose, cover, water twice daily, or apply non-toxic soil binders to 

exposed stockpiles (dirt, sand, etc.). 
• Limit traffic speeds on unpaved roads to 15 mph. 
• Install sandbags or other erosion control measures to prevent silt 

runoff to public roadways. 
• Replant vegetation in disturbed areas as quickly as possible. 

 
MM AIR-1.3   The following are additional mitigation measures are recommended by the 

BAAQMD to reduce engine exhaust emissions: 
 

• Use alternative fueled construction equipment. 
• Minimize idling time (5 minutes maximum). 
• Maintain properly tuned equipment. 
• Limit the hours of operation of heavy equipment and/or the amount of 

equipment in use. 
 

Mitigation measures 1.1-1.3 include all feasible measures for construction emissions identified by the 
BAAQMD for large sites.  According to the BAAQMD threshold of significance for construction 
impacts, implementation of the measures would reduce construction dust nuisance impacts of the 
project to a less than significant level.  
 
Additional measures to reduce exposure of the public to dust-containing asbestos are outlined in 
Section 4.4.2.5 Construction Impacts (Naturally-Occurring Asbestos Emissions). 

 
4.4.4 Significant Unavoidable Adverse Impacts 

 
The proposed redevelopment of the Sequoia Hospital campus (Area A) will not result in significant 
unavoidable air quality impacts.   
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4.5  GEOLOGY, SOILS AND SEISMICITY 
 

This section is based upon an Engineering Geologic and Geotechnical Evaluation and Fault Rupture 
Hazard Evaluation prepared by Geomatrix in June 2006 and November 2004, respectively.  A copy 
of the Engineering Geologic and Geotechnical Evaluation is provided in Appendix F.  The Fault 
Rupture Hazard Evaluation is on file at the Community Development Services Department and may 
be reviewed during regular business hours. 

 
4.5.1 Existing Setting 
 
4.5.1.1 Regulatory Framework 

 
Regulations in the Uniform Building Code (1997 Edition), as adopted by the City of Redwood City, 
and State of California Hospital Seismic Safety Law (including modifications in Senate Bill 653)6 
have been developed to protect lives and property from building failure due to geologic conditions 
and earthquakes. 
 
The Uniform Building Code includes design standards for buildings in Seismic Zone 4 and for 
construction on expansive soils.  The requirements in the building code are implemented as a part of 
the City’s review of building permit applications. 
 
The seismic safety of acute care hospitals in California is governed by more stringent regulations 
than the Uniform Building Code, due to the critical nature of hospital uses.  Hospital retrofit and 
building plans are reviewed by California Office of Statewide Health Planning and Development 
(OSHPD) for compliance with applicable hospital building regulations.   
 
Erosion and sedimentation are processes that can be accelerated when a construction site is disturbed.  
Regulations set forth by the EPA and the State Water Resources Control Board to fulfill the 
requirements of the federal Clean Water Act and California’s Porter-Cologne Water Quality Control 
Act include provisions that reduce the amount of pollutants, such as sediment, in stormwater runoff.  
These provisions are implemented through National Pollutant Discharge Elimination System 
(NPDES) permits.  Locally, development projects over 10,000 square feet in size must comply with 
the statewide General Construction permit and the NPDES permit issued to the San Mateo 
Countywide Pollution Prevention Program (STOPPP) by the San Francisco Regional Water Quality 
Control Board.  The methods used to achieve permit requirements vary from site to site, but 
generally include measures to reduce or avoid erosion and sedimentation during construction and 
grading and post-construction periods. 
 
4.5.1.2  Regional Tectonic and Geologic Setting 

 
The project site is located in the California Coast Range, in the southwest part of the San Francisco 
Bay Region.  This region is characterized by three prominent northwest-trending geologic/ 
geomorphic features that are, from west to east, the Santa Cruz Mountains, the San Francisco Bay, 
and the Diablo Range/East Bay hills. 
 

                                                   
6 The Alfred E. Alquist Hospital Safety Act was passed by the California Legislature in 1973 and amended by 
Senate Bill 1953 after the 1994 Northridge earthquake.  Compliance plans submitted to OSHPD in 2002 indicate the 
intent of each hospital to either retrofit buildings, partially retrofit buildings, or relocate, close or demolish acute 
care buildings by 2008 or 2013 (Source:  California’s Hospital Seismic Safety Law. [http://www.oshpd.ca.gov/FDD/ 
SB1953/SeismicReport.PDF]). 
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The tectonic setting of the San Francisco Bay region is dominated by strike-slip faulting associated 
with the San Andreas fault system.  The major active components of the San Andreas fault system 
near the site are the San Gregorio, San Andreas, Hayward and Calaveras fault zones.  In Redwood 
City, the San Francisco Bay structural block is bounded by the San Andreas fault zone to the 
southwest and the Hayward fault zone to the northeast. 
 
The oldest rocks in the region belong to Franciscan Complex of Jurassic and Cretaceous age (205 to 
65 million years ago).  These rocks are intensely deformed (i.e., folded, faulted, and fractured) due to 
ancient tectonic processes and, to a lesser extent, from tectonic processes associated with the San 
Andreas fault system.  Franciscan Complex rocks generally comprise the “basement” of the Central 
Coast Ranges northeast of the San Andreas fault.  A sequence of Tertiary (65 to 1.8 million years 
ago) marine and nonmarine sedimentary rocks overlies the Franciscan Complex rocks.  Locally it is 
in fault contact with the Franciscan Complex rocks.  Several of these Tertiary rock units are exposed 
in the mountains west of the site. 
 
Quaternary (1.8 million years ago) surficial deposits are present on the margins of San Francisco Bay 
and locally overlie the complex of deformed Jurassic to Cretaceous rocks and Tertiary strata (layers).  
During the Pliocene-Pleistocene epochs (5 million to 11,000 years ago), sediments eroded from the 
uplifting Santa Cruz Mountains formed broad alluvial fan complexes along the western margin of 
San Francisco Bay.  Locally, in stream channels and on low terraces, Holocene (11,000 years ago to 
present) alluvial and fluvial deposits from stream channel, overbank, and flood basin environments, 
overlie this Pliocene-Pleistocene alluvium.  To the northeast, these Holocene units intermingle with 
estuarine mud of San Francisco Bay. 
 
The Foothills Thrust Belt, mapped on the southwest margin of San Francisco Bay includes the 
Berrocal, Monte Vista, Shannon, and Stanford faults.  In the vicinity of the site, mapped fault include 
the San Andreas, Cañada, Stanford, Pulgas and Belmont Hills faults.  The San Andreas fault zone is 
located approximately 2.8 miles west of the site.  The Belmont Hills fault, located along the range 
front in Belmont, is approximately 1.2 miles north of the site.  The Stanford fault trends north-
northwest along the foothills southeast of the site.  The inferred northern extent of the Stanford fault 
is approximately 1.6 miles south of the site.  The Pulgas fault is located further west, along the range 
front of the Santa Cruz Mountains.  The Cañada fault is mapped in the vicinity of the Town of 
Woodside, southwest of the site.  Geomatrix (2006) cites a report by Wright in 2004 that indicates no 
persuasive evidence of faulting along the mapped Cañada fault. 
 
4.5.1.3  Site Conditions 

 
The Precise Plan area is located at the edge of foothills and spans an area where there is a break in 
slope between the gently-sloping plain above San Francisco Bay and the foothills along the east 
margin of the Santa Cruz Mountains on the San Francisco Peninsula.   
 
Subsurface deposits and geologic formations at the site include clayey-sandy gravelly fill and clayey 
colluvium7 overlying sheared shale, sandstone, and/or serpentinite bedrock of the Franciscan 
Complex.  Soil materials overlying rock under the existing hospital tower are eight to 12 feet thick 
and include medium dense to dense clayey gravel fill or stiff to very stiff clay and gravelly clay fill, 
underlain by up to five feet of medium stiff to very stiff clay (buried colluvial soil). The soil material 
overlying rock in the area northeast of the hospital ranges from three to ten feet in thickness.  It 
includes clay, sandy clay, gravel and sand with clay and gravel underlain by up to seven feet of firm 

                                                   
7 Colluvial generally refers to loose rock material accumulated through the action of gravity at the base of a 
hillslope. 
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to very stiff clay and sandy clay (buried colluvial soil).  There is little fill or colluvium in the area of 
the existing medical office buildings and skilled nursing facility west of the hospital.  There may be 
some small wedges of fill along the existing building pads in this area.  Based upon borings taken on 
the site, bedrock underlying the site is dominantly shale with lesser amounts of sandstone, 
serpentinite, and mélange.  The rock across the site is generally hard, but there are some softer areas 
within the more competent rock, consistent with the sheared and interbedded nature of Franciscan 
Complex rocks at the site.   

 
Serpentinite rock may contain naturally-occurring asbestos, in the form of the mineral chrysotile.  
Based upon a limited testing program, asbestos may be present in localized serpentinite masses in the 
bedrock on the site.  Asbestos is not present in the fill, colluvium, and shale and sandstone bedrock at 
the project site. 
 
The original hospital was constructed on a cut slope across the upper part of the site, with some areas 
of fill around the perimeter of the buildings.  Foundations for the existing buildings all appear to have 
been excavated into rock.  The access driveways and surface parking lots northeast of the hospital 
building are constructed on a series of cut and fill terraces. 

 
4.5.1.4  Slope Stability and Landsliding 
 
Based upon U.S. Geological Survey published maps, the site area is in a very low hazard zone for 
debris flows and no landsliding has been identified in the immediate site area.  There are no slopes in 
the site vicinity that could fail in a “flowing” manner and reach the site.  In addition, during a site 
reconnaissance, Geomatrix (2006) did not observe evidence of large scale landsliding that could 
affect the project site.  Based on this information, Geomatrix concludes that the potential for slope 
instability at the site is low. 
 
4.5.1.5  Seismicity and Faults 
 
As discussed under Regional Tectonic and Geologic Setting above, the project site is located in a 
seismically active part of northern California.  Potential seismic hazards resulting from a nearby 
moderate to major earthquake may include ground rupture, ground shaking, liquefaction, and lateral 
spreading. 

 
Ground Rupture 

 
Previous mapping shows a north-trending fault extending from the Santa Cruz Mountains through the 
site.  The possible presence of this fault through the Sequoia Hospital campus was assessed by 
Geomatrix in 2004.  Based on a field reconnaissance and evaluation of site geologic data, Geomatrix 
concluded that this fault does not appear to pass through the site.  Since there are no known active 
faults crossing the site, fault ground rupture is considered unlikely.   
 

Seismic Shaking 
 
Damaging earthquakes have occurred along the San Andreas and other faults near Redwood City.  
North of San José, a group of faults that splay, or spread out from the San Andreas fault have 
produced large earthquakes, notably the 1906 San Francisco earthquake, the 1957 Daly City 
earthquake, the 1989 Loma Prieta earthquake on the San Andreas fault.    
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Liquefaction 
 
Liquefaction is a phenomenon in which a soil located below the groundwater surface loses a 
substantial amount of strength due to strong earthquake ground shaking.  Recently deposited 
(geologically young) and relatively loose natural soils, and uncompacted or poorly compacted fills, 
are potentially susceptible to liquefaction.  Dense natural soils and well-compacted fills have low 
susceptibility to liquefaction while clayey soils and bedrock generally are not subject to liquefaction. 
 
Consequences of liquefaction include vertical settlement, lateral displacement, loss of load bearing 
capacity for foundations, increased lateral loading on structures, and flotation of lightweight 
structures embedded in soil that liquefies. 
 
The Sequoia Hospital site is not located within areas mapped as moderately or highly susceptible to 
liquefaction.8  Based upon a review of soil borings, soils overlying the bedrock on the site include 
clayey, sandy, and gravelly soils and artificial fill.  The clayey soils and bedrock found on the site are 
not susceptible to liquefaction and, as discussed below, groundwater levels are found below the fill 
materials on the site.  Geomatrix (2006) concludes that based upon the soil and groundwater 
conditions on the site the potential for liquefaction is negligible. 
 
4.5.1.6  Groundwater 
 
Geomatrix (2006) cited groundwater elevation data from three locations on the site.  Between 1993 
and 1996 and in 2000 water levels near the southwest side of the main hospital building ranged from 
12 to 13 feet below the ground surface.  In November 2005, groundwater in the same location ranged 
from 14 to 17 feet below the ground surface. 
 
Groundwater levels have also been measured at the location of the proposed hospital pavilion and the 
existing MRI building (refer to Figure 3 or 4).  Over a six month period from December 2005 to May 
2006, water levels at the northeast corner of the proposed hospital pavilion were about 20 feet below 
the ground surface.  Groundwater levels at the existing MRI building over 18 months from December 
2004 to May 2006 were about 10 to 14 feet below the ground surface, although a seasonal increase in 
water elevation of about four feet was noted between December 2005 and May 2006.   

 
Geomatrix (2006) concludes that groundwater occurs at a depth of about 15 to 20 feet across the 
southwestern portion of the site, in the area of the existing hospital and proposed hospital pavilion.  
Groundwater is shallower, about 10 feet in depth across the northeastern portion of the site (the area 
of the proposed 4.5-level parking garage).  It is possible that water from landscape irrigation may 
also be present at shallower depths, perched at the top of bedrock.   
 
4.5.2 Geology, Soils and Seismicity Impacts 
 
The 18-acre Precise Plan Area is divided into two areas, Area A and Area B.  No redevelopment is 
currently proposed in Area B.  The following discussion of impacts, therefore, focuses on 
redevelopment of the 13-acre Area A.   
 

                                                   
8 Liquefaction maps reviewed by Geomatrix include the Association of Bay Area Governments (ABAG) 
liquefaction susceptibility map, a 1987 map for San Mateo County by Youd and Perkins,  regional mapping of the 
nine-county San Francisco Bay Area by the U.S. Geological Survey published in 2006. 



Section 4.5-- Environmental Setting, Impacts and Mitigation: Geology 
 

 
Sequoia Hospital Campus/Precise Plan 92 Draft EIR 
City of Redwood City  March 2007 

4.5.2.1  Thresholds of Significance 
 
For the purposes of this EIR, a geologic or seismic impact is considered significant if the project will: 

• expose people or structures to substantial adverse effects including the risk of loss, injury or 
death involving rupture of a known earthquake fault, strong seismic ground shaking, seismic 
related ground failure (including liquefaction), landslides, or expansive soil; or 

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

• cause substantial erosion or siltation. 
 
4.5.2.2  Geology and Soils Impacts 
 
The proposed project would involve redevelopment of a moderately sloping site.  Elevations on the 
site range from about 70 to 150 feet above mean sea level (msl) and slopes range from approximately 
four to eight percent within the Sequoia Hospital campus. 
 
The proposed buildings would be supported on spread footings or drilled pier foundations.  The 
spread footings would be over bedrock, a compacted aggregate base, or control density fill.  
 

Expansive Soils, Weak Soils and Bedrock 
 
The colluvium soil materials overlying native rock on the site have high plasticities and, therefore, 
are considered to be expansive soils.   Expansive soils shrink and swell as a result of seasonal 
fluctuation in moisture content.  This can cause heaving and cracking of slabs-on-grade, pavements, 
and structures on shallow foundations. 
 
The colluvium on the site has a shear strength value of about 600 pounds per square foot, making it 
not capable of supporting large foundation loads.   
 
The project proposes to excavate the majority of foundations for the proposed structures into rock. 
Most or all of the overlying surficial soils (fill and native colluvium) will be removed during 
excavation for the building foundations.  An estimated 25,000 cubic yards of cut materials will be 
removed from the site.  Using trucks with a capacity of 10 cubic yards, approximately 2,500 truck 
trips to and from the site would be required to transport this material off-site.  Excavation and off-
haul would take place during excavation for the parking garage and surrounding area (approximately 
2.5 months), at the completion of the parking garage (approximately 2.5 months), and at the 
completion of the hospital pavilion.  Most of the excavation will take place during excavation for the 
parking garage. 
 
Rock underlying the proposed hospital pavilion, 4.5-level parking garage, medical office building, 
and medical office building parking garage is predominantly shale, with lesser amounts of sandstone, 
serpentinite, and mélange.  Where bedrock is highly weathered, it may not be capable of supporting 
large foundation loads. 

 
Impact GEO-1: Expansive and weak soils and highly weathered bedrock are found on the site 

and the proposed project could result in adverse geologic impacts associated 
with these conditions.  (Significant Impact) 
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4.5.2.3  Slope Stability and Landsliding 
 
Slopes in the vicinity of the proposed hospital pavilion are gently sloping (approximately five 
percent) and the overall potential for slope instability at the site is low.  The proposed project, 
therefore would not be subject to substantial landslide or slope stability hazards. 
 
4.5.2.4  Erosion Hazards 
 
There are no lakes, reservoirs, water storage tanks, or water retention facilities upslope from the site 
that could result in flooding. The risk of erosion from local flooding or inundation, therefore, is 
negligible. 
 
The proposed project involves excavation and disturbance of surface soils and rock materials on a 
moderately sloping site.  More than one acre of the site will be disturbed. 
 
Erosion and sedimentation could occur during rainfall events, especially during construction when 
the surface of the site is disturbed.  Future projects will be required to prepare and implement a Storm 
Water Pollution Prevention Plan (SWPPP) and an Erosion Control Plan as a standard condition of 
approval prior to issuance of building and/or site development permits, as required by the 
Engineering and Construction Manager of the Department of Community Development Services. 
The SWPPP will include Best Management Practices (BMPs) such as minimizing the amount of 
exposed soil, controlling silt fencing, and installation of construction driveways to trap sediment. 
Conformance with the measures in the SWPPP and erosion control plan would reduce the potential 
for substantial soil erosion during construction.  These requirements, and other Redwood City 
requirements for erosion control, are outlined below. 
 
Municipal Code.  Requirements for implementation of measures to reduce or avoid erosion and 
sedimentation during construction and post-construction periods are included in Chapter 27A 
(Stormwater Management and Discharge Control Program) and Chapter 30 (Subdivisions) of the 
City’s Municipal Code.   
 
STOPPP Program.  The City of Redwood City’s Stormwater Management and Discharge Control 
Program,9 which implements requirements of the City’s municipal NPDES permit, calls for a range 
of Best Management Practices, including source control measures and/or stormwater treatment 
measures to reduce erosion and sedimentation during construction and post-construction periods.   

 
Under Section 30.90 of the Municipal Code, grading, erosion, and sedimentation control plans shall 
include one or more measures to prevent soil erosion and to prevent sedimentation or damage to 
adjacent property.  These measures may include special slope grading, installation of retaining walls, 
under drains and similar structures, special facilities for collection, conductance, retention, or 
diversion of surface waters, preservation and enhancement of vegetative cover on undisturbed 
existing slopes, and planting graded slopes with suitable vegetative cover.  

  
Prior to construction, the applicant shall submit a Stormwater Pollution Prevention Plan (SWPPP) 
and a Notice of Intent to the RWQCB to control the discharge of stormwater pollutants, including 
sediment associated with construction activities.  Along with these documents, the applicants will 
also be required to prepare an Erosion Control Plan.  The Erosion Control Plan may include Best 
Management Practices (BMPs) as specified in the California Stormwater Best Management Practice 

                                                   
9 Also referred to as the City of Redwood City Stormwater Pollution Prevention Program. 
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Handbook for reducing impacts on the City’s storm drainage system from construction activities.  
The SWPPP shall include control measures during the construction period for: 
 
• soil stabilization practices; 
• sediment control practices 
• sediment tracking control practices and 
• wind erosion control practices. 
 
Prior to issuance of a grading permit, the applicant shall submit copies of the NOI and Erosion 
Control Plan to the City Engineer.  The applicant shall also be required to maintain a copy of the 
most current SWPPP on-site and provide a copy to any City representative or inspector on demand. 
 
4.5.2.5  Serpentinite Asbestos Hazards 
 
Serpentinite was found in several of the borings and in outcrops at the site.  Serpentinite can contain 
naturally-occurring asbestos (in the form of the mineral chrysotile).  Because some types of asbestos 
can pose a health hazard if inhaled, handling of material containing asbestos is regulated by federal, 
state, and local government.  In the San Francisco Bay area, the California Air Resources Board 
(CARB) regulates the disturbance of naturally occurring asbestos during excavation and grading 
activities and the Department of Toxic Substances Control (DTSC) regulates the disposal of 
materials containing asbestos.10  The potential health hazard impacts of exposing asbestos during site 
grading and regulatory measures that would reduce impacts are discussed in Section 4.8. Hazards 
and Hazardous Materials and Section 4.3. Air Quality of this EIR. 

 
Materials containing friable asbestos could be encountered during excavation in serpentinite rock on 
the site.  Construction activities must meet the standards and the requirements of the BAAQMD to 
reduce exposure of the public to dust-containing asbestos.  Redevelopment of Area A, therefore, is 
not anticipated to pose a substantial health risk to people from asbestos.   

 
4.5.2.6  Seismic Impacts 
 
Seismic hazards can include ground shaking, liquefaction, seismic settlement, and inundation due to 
seismically induced waves or dam failure.  As noted previously, there are no identified active faults, 
and there are no hazards on the site associated with fault rupture on the site.  Possible seismic hazards 
are discussed in more detail below. 
 

Ground Shaking Impacts 
 
The site is within the seismically active San Francisco Bay Area and moderate to major ground 
shaking is probable during the anticipated life of future medical facilities on the site. Geomatrix 
(2006) prepared a probabilistic seismic hazard analysis for the Sequoia Hospital campus.  This 
analysis is based on an assessment of the recurrence of earthquakes on potential seismic sources in 
the greater San Francisco Bay region and on ground motion attenuation relationships appropriate for 
the types of seismic sources in the region and the subsurface conditions interpreted for the project 
site.  The assumptions and approach for this analysis are described in detail in Appendix F.  The 

                                                   
10 CARB has developed the Asbestos Airborne Toxic Control (ACTM) for Construction, Grading, Quarrying, and 
Surface Mining Operations under the California Code of Regulations (CCR) Title 17 Section 93105.  DTSC 
regulates asbestos waste under CCR Title 22 (Division 4.5-Environmental Health Standards for the Management of 
Hazardous Waste). 
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results of this analysis are the forces (in peak ground acceleration) that are projected as possibly 
occurring on the site within the next 50-100 years.  These calculated values are: 

 
Peak ground acceleration (PGA) for the Upper Bound Earthquake11  0.84g 
PGA for the Design Basis Earthquake12     0.71g 
 
Ground shaking on the site could damage buildings, roads, and utilities.  The project would be 
designed and constructed in accordance with the Uniform Building Code guidelines for Seismic Zone 
4 requirements and 2001 California Building Code requirements for new hospital buildings, 
consistent with the implementation of California Senate Bill (SB) 1953.  Conformance with the 
design requirements in the Uniform Building Code and California Building Code (for hospital 
buildings) would avoid significant hazards to people and property associated with ground shaking 
during seismic events. 
 

Liquefaction 
 
The clayey soils and bedrock found on the site are not susceptible to liquefaction and, as discussed 
previously, groundwater levels are found below the fill materials on the site.  Geomatrix (2006) 
concludes that based upon the soil and groundwater conditions on the site the potential for 
liquefaction is negligible. 

 
Seismically Induced Settlement 

 
Strong earthquake ground shaking can cause densification of loose soil, resulting in settlement.  
Seismic densification of loose soil above the groundwater table occurs suddenly, during the ground 
shaking.  Seismic densification of loose soil below the groundwater table may occur following 
liquefaction.  If densification does not occur uniformly over an area, the resulting differential 
settlement can be damaging to structures supported on the loose soil. 
 
The proposed new buildings and parking garages on the Sequoia Hospital campus are proposed to be 
founded on bedrock.  Bedrock generally is not susceptible to seismic densification and the potential 
for seismically induced settlement of the proposed structures would be negligible. 
 

Seismically Induced Landsliding 
 
Earthquake ground shaking can reduce the stability of a slope and cause sliding or falling of the soil 
or rock material composing the slope.  During ground shaking, seismic inertial forces are induced 
within the slope, increasing the loads that the slope materials must sustain to resist landslide or 
rockfalls.  If the forces tending to cause landsliding exceed the strength of the materials resisting 
landsliding, a temporary instability is created that results in lateral or downslope movement of the 
slope materials.  In some cases, strong ground shaking can also reduce the strength of the soil or rock 
materials, reducing heir ability to resist the forces that cause landsliding. 
 
There are no steep slopes (i.e., greater than 10-15 percent) in the area of the proposed new hospital 
and medical office building.  In addition, there are no slopes in the vicinity of the site that could fail 

                                                   
11 The Upper Bound Earthquake corresponds to the probabilistic ground motion for 10 percent probability of 
exceedance (PE) in 100 years. 
12 The Design Basis Earthquake corresponds to the probabilistic ground motion for 10 percent probability of 
exceedance (PE) in 50 years. 
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and impact the proposed new structures.  Geomatrix (2006) concludes that the potential for adverse 
impacts from seismically induced landsliding is low. 
 

Seismically Induced Inundation 
 
Seismically induced inundation can be caused by a variety of phenomena, including tsunami waves, 
seiche waves, or flooding resulting from seismically induced failure of water-retention facilities, such 
as dams and levees.  Tsunamis are ocean waves generated by vertical seafloor displacements 
associated with large offshore earthquakes or waves in any body of water that result from rapid 
landsliding (into the water or of slopes covered by the body of water).  Seiches are waves associated 
with the oscillating surface of an enclosed or partly enclosed body of water caused by arriving 
seismic waves.  Seismically induced flooding may result from failure of levees, dams, reservoirs, or 
water tanks upslope of a site.   
 
The Sequoia Hospital campus is located roughly 110 feet above mean sea level and approximately 
four and one-half miles from the closest coastal shoreline.  In addition, it is not located adjacent to or 
downslope from any bodies of water such that there is a potential for inundation.  The proposed 
project, therefore, would not be subject to seismically induced inundation hazards. 
 
4.5.2.7  Groundwater 

 
Groundwater may occur in building excavations and/or drilled pier excavations that extend more than 
about eight to ten feet below the ground surface.  In addition, water from landscape irrigation, 
leaking pipes or nearby structures may cause water inflow or saturated soils in structure excavations.   

 
Geomatrix (2006) notes that sporadic occurrences of groundwater are common in fractured and 
sheared bedrock.  Groundwater and periodic or seasonal seeps and springs can occur in localized 
zones or areas where bedrock is sheared and/or fractured.  Rainwater can also become perched on 
layers and beds of less permeable soil and rock. 
 
Geomatrix indicates that standard construction practices, including the use of well-planned drainage 
ditches and sump pumps would be capable for controlling groundwater flows in the proposed open 
excavation areas and will avoid exposure of people or structures to substantial risks associated with 
excavation instability.  
 
4.5.3  Standard Conditions and Mitigation Measures 
 
4.5.3.1  Standard Conditions 
 
Implementation of the following standard conditions would avoid adverse geologic and seismic 
hazards. 
 
Standard Condition 4.5-1: State Law.  The design and construction of acute care hospital 

buildings is regulated under the State of California Hospital Seismic 
Safety Law.  The structural design of the new hospital pavilion and 
renovation of the existing hospital structure will be evaluated and 
reviewed by OSHPD for conformance with state seismic requirements 
for general acute care hospitals.   

 
Standard Condition 4.5-2: Municipal Code and Building Code Requirements.  The Uniform 

Building Code, as adopted by the City of Redwood City in their 
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Municipal Code, includes design standards for buildings in Seismic 
Zone 4 and for construction on expansive soils.  The geologic and 
seismic requirements in the building code are implemented as a part 
of the City’s review of building permit applications.  These 
regulations would apply to the proposed medical office building and 
parking garages.  

 
Standard Condition 4.5-3: Building design and construction shall be completed in conformance 

with the Final-Engineering Geologic and Geotechnical Evaluation 
for the Sequoia Hospital Redevelopment reviewed and approved by 
OSHPD and the City of Redwood City as a standard condition of 
development.  Buildings will be required to meet the requirements of 
appropriate Building and Fire Codes. 

 
4.5.3.2 Mitigation Measures 

 
MM GEO 4.1-1: In order to avoid hazards from identified geologic and soils conditions on the 

site, the Sequoia Hospital campus project shall include, at minimum, the 
following measures summarized from the Final-Engineering Geologic and 
Geotechnical Evaluation (refer to Appendix F of this EIR). 

 
• Earthwork (Grading and Excavations) 

 
- Equipment shall be used that does not cause significant disturbance to 

excavation bottoms and walls.  If rock exposed in the excavation 
bottom becomes disturbed, it should be completely removed and 
replaced with control density fill.13 

 
- Installation of support for excavation side walls must not affect the 

existing hospital building.  Bedrock may preclude the use of driven 
steel sheet piles; the bedrock may be too hard to drive the sheets 
and/or the vibrations caused during driving could cause damage or 
disruption to the existing hospital.   

 
- Existing facilities and structure foundations adjacent to the required 

excavations may require underpinning during construction.  The 
contractor shall be required to submit underpinning and excavation 
plans to City Building Official for review prior to construction. 

 
• Foundation Loads 

 
- Proposed structures shall be supported either on spread footings in 

bedrock, compacted aggregate base, or control density fill, or on 
drilled pier foundations.   

 
- Foundations shall be designed using the bearing capacities in the 

Final-Engineering Geologic and Geotechnical Evaluation or 

                                                   
13 Control density fill (CDF) consists of a fluid, workable mixture of aggregate, Portland cement, fly ash and water.  
It can flow into irregularities in the bottoms and walls of excavations and trenches. 
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geotechnical report approved by OSHPD or the Redwood City 
Building Official. 

 
- Where the finish floor elevation is above the top of competent 

bedrock, artificial fill, colluvium and highly weathered bedrock shall 
be removed and replaced with compacted aggregate base material or 
control density fill.  Alternatively, two-foot diameter, drilled, cast-in-
place concrete piers that extend at least 10 feet into competent 
bedrock may be used. 

 
• Slabs-on-Grade (floor slabs, walkways, and driveways) 

 
- All slabs-on-grade shall be reinforced and the actual slab thickness 

and reinforcement designed by a structural engineer. 
 
- If poorly compacted fill or foundation debris are encountered in the 

upper 18 inches beneath planned floor slabs, the material shall be 
overexcavated. 

 
- Exterior slab-on-grade walkways, patios, and similar flatwork and 

concrete slabs for vehicle traffic shall be supported on a layer of 
aggregate base, as specified in the Final-Engineering Geologic and 
Geotechnical Evaluation. 

 
• Temporary and Permanent Excavation Slopes 

 
- Temporary excavation slopes in soil and bedrock shall be no steeper 

than 1 (horizontal): 1 (vertical).  Flatter slopes or other measures may 
be necessary if localized instability is observed during construction. 

 
- Exposed excavation surfaces shall be protected from erosion, air or 

water slaking, and changes in moisture content that could cause 
expansion, shrinkage, and/or degradation of the exposed surface.   

 
- All temporary excavations used in construction shall be designed, 

planned, constructed, and maintained by the contractor and shall 
conform to all state and/or federal safety regulations and 
requirements. 

 
• Dewatering of Excavations 
 
- If groundwater, surface water runoff, or water from landscape 

watering is encountered in excavations, measures shall be taken 
immediately to control it.   

 
- Any system to control the inflow of surface water and groundwater 

shall be designed to prevent migration and pumping of soil fines with 
discharge water.  Stable and dry excavations shall be maintained 
throughout construction. 
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• Selection and Placement of Fill Materials 
 
- Moderately to highly expansive soils, such as the colluvium found on 

the site, shall not be used for select fill.  Select fill shall have a 
plasticity index of 15 and a percentage passing the No. 200 sieve 
between 5 and 50.    

 
- All serpentinite bedrock shall be segregated from the other excavated 

materials during construction.  The serpentinite bedrock shall be 
tested for the presence of naturally occurring asbestos prior to the 
material being removed from the site or used as backfill.  Materials 
containing asbestos at concentrations greater than 0.25 percent shall 
not be used on-site as fill. 

 
4.5.4  Significant Unavoidable Adverse Impacts 
 
The proposed redevelopment of the Sequoia Hospital campus (Area A) under the proposed Precise 
Plan will not result in significant unavoidable geology, soils, or seismicity impacts. 
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4.6  BIOLOGICAL RESOURCES 
 
This section is based in part on a tree evaluation and recommendations for tree preservation prepared 
by Barrie D. Coate and Associates in January 2005 and July 2006, respectively.  Copies of these 
reports are provided in Appendix G. 
 
4.6.1 Existing Setting 
 
4.6.1.1 Habitat and Natural Communities 
 
The project site supports developed and landscaped habitat.  The habitat on the site consists of a 
mixture of buildings, parking lots, a parking garage, and landscaped areas.   
 
Landscape trees and shrubs are planted in surface parking lots, adjacent to buildings, and at the 
perimeter of the site.  Landscape trees on the site include a mix of native and non-native species.  
Native coast redwood, giant sequoia, coast live oak, and valley oak trees are planted along with non-
native blackwood acacia, Japanese maple, American sweet gum and various pine and cypress 
species.  Common ornamental shrub species, including pittosporum, are also planted on the site.  The 
project site does not support wetlands or riparian habitat.   

 
The landscape vegetation on the site provides habitat for urban and suburban adapted wildlife 
species.  Several native bird species including Anna’s hummingbird, mourning dove, house finch, 
and Brewer’s blackbird may nest on the site.  Non-native rock doves and house sparrows are also 
likely to nest on site.  Other wildlife species that may use the site include western fence lizard, fox 
squirrel, opossum, and raccoon. 
 
4.6.1.2 Special-Status Plant and Animal Species 

 
Special-Status Species Overview 

 
Several plant and animal species known to occur in the project vicinity have been given special-
status under federal or state endangered species legislation or otherwise have been designated as 
sensitive by state resource agencies or professional organizations whose lists are recognized by 
responding agencies when reviewing environmental documents.  Such species are referred to 
collectively as “species of special-status.” 
 
Information concerning threatened, endangered, or other special-status species that may occur in the 
area, including the California Department of Fish and Game’s Natural Diversity Database (CNDDB) 
Rarefind and the California Native Plant Society’s (CNPS) Inventory of Rare and Endangered Plants 
of California (2006)14, was reviewed.  The Jepson Manual (Hickman 1993) also was consulted for 
information regarding the distribution and habitats of vascular plants in the vicinity. 
 
A search of published accounts of these species was conducted within the Woodside Quadrangle 
(U.S. Geological Survey Topographical Quadrangle Maps), in which the project site occurs, and in 
the eight surrounding quads including San Mateo, Redwood Point, Palo Alto, Mindego Hill, La 
Honda, San Gregorio, Half Moon Bay, and Montara Mountain using CNDDB Rarefind reports.  All 
species listed as occurring in San Mateo County and occurring on CNPS Lists 1A, 1B, 2, 3, or 4 were 
reviewed.  CNPS’s Inventory of Rare and Endangered Plants of California (2006) was used to 
identify and assess additional species occurring in similar habitats throughout San Mateo County.   

                                                   
14 Source:  CNPS On-line Inventory (http://cnps.web.aplus.net/cgi-bin/inv/inventory.cgi), September 2006. 
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Special-Status Plant Species and Their Habitats 
 
Several plant species which have been given a special-status under state and/or federal species 
legislation have been known to occur in Redwood City and San Mateo County.  These species are 
found in habitat types such as salt marsh and serpentine grassland that are not present on the project 
site.  Due both to the lack of appropriate habitat and the highly disturbed condition of the site, no 
special-status plant species are expected to occur on-site. 
 
Special-Status Animal Species and Their Habitats 
 
Due to the developed nature of the site, the site does not provide suitable habitat for special-status 
animal species other than urban-adapted raptors, such as the Cooper’s hawk.  Cooper’s hawk is 
protected under the Migratory Bird Treaty Act (16 U.S.C. 703-711) and listed by the State of 
California as a Species of Special Concern.  This species is typically found foraging and nesting in 
thickly wooded riparian areas.  They are unlikely to nest in the urban habitat on the site, but may 
occasionally forage in the area. 
 
4.6.1.3  Mature Trees 

 
Mature trees, including coast redwood, coast live oak, and Japanese maple, are present surrounding 
buildings and the perimeter of the site.  The health, condition, and size of trees within the Sequoia 
Hospital campus (Area A) were assessed by Barrie Coate and Associates in 2005 and 2006 (refer to 
Appendix G).  There are a total of 126 trees over 12 inches in diameter within Area A (refer to Table 
4.6-1).  Other notable trees include a row of 14 Japanese crab apples adjacent to the Alameda de las 
Pulgas sidewalk and several Japanese maples near the existing hospital building.  These trees are less 
than 12 inches in diameter. 
 
In January 2005, many of the coast redwood trees were observed to be suffering from seasonal 
drought stress and all of the giant sequoia trees were infected with the fungus disease Botryosphaeria 
dothidea.  A symptom of the fungus infection is branch tip die back.   
 
4.6.1.4  Regulatory Overview 
 

Migratory Bird Treaty Act 
 
The federal Migratory Bird Treaty Act (MBTA; 16 U.S.C., §703, Supp. I, 1989) prohibits killing, 
possessing, or trading in migratory birds except in accordance with regulations prescribed by the 
Secretary of the Interior.  This act encompasses whole birds, parts of birds, and bird nests and eggs.  
Construction disturbance during the breeding season that could result in the incidental loss of fertile 
eggs or nestlings, or otherwise lead to nest abandonment, is a violation of the Migratory Bird Treaty 
Act.   
 
Migratory birds are also protected under California law.  The State Fish and Game Code §3503 
emulates the Migratory Bird Treaty Act and protects birds’ nests and eggs from all forms of take.  
Disturbance that causes nest abandonment and/or loss of reproductive effort is considered “take” by 
the California Department of Fish and Game (CDFG). 
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Table 4.6-1 

Summary of Trees in Area A 
(Trees 12-inches in diameter or more) 

Common Name Scientific Name Number of Trees 
American sweet gum Liquidambar styraciflua 5 
Apple cultivar Malus species 1 
Arbutus Arbutus marina 1 
Beefwood Casuarina equisetifolia 1 
Blackwood acacia Acacia melanoxylon 5 
Coast live oak Quercus agrifolia 10 
Coast redwood Sequoia sempervirens 58 
Deodar cedar Cedrus deodara 1 
Douglas fir Pseudotsuga menziesii 1 
European white birch Betula pendula 1 
Evergreen pear Pyrus kawakami 4 
Fruitless mulberry Morus alba 1 
Giant sequoia Sequoia gigantea 7 
Incense cedar Calocedrus decurrens 5 
Italian stone pine Pinus pinea 2 
Japanese maple Acer palmatum 6 
Lawson cypress Chamaecyparis lawsoniana 2 
Monterey cypress Cupressus macrocarpa 3 
Monterey pine Pinus radiata  3 
Purple plum Prunus cerasifera 2 
Southern magnolia Magnolia grandiflora 3 
Valley oak Quercus lobata 3 
White alder Alnus rhombifolia 1 

Total 126 
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Raptors (e.g., eagles, hawks, and owls) and their nests are also protected under both federal and state 
laws and regulations.  In addition to the federal Migratory Bird Treaty Act, birds of prey are 
protected in California under Fish and Game Code §3503.5.  Section 3503.5 states that it is “unlawful 
to take, possess, or destroy any birds in the order Falconiformes or Strigiformes (birds of prey) or to 
take, possess, or destroy the nest or eggs of any such bird except as otherwise provided by this code 
or any regulation adopted pursuant thereto.”  In addition, the State Code includes a section enforcing 
the Migratory Bird Treaty Act. 
 

Redwood City Tree Preservation Ordinance 
 
Section 29.70 of the Redwood City Code (RCC) defines tree preservation and management 
regulations for the City of Redwood City.  The Tree Preservation Ordinance protects specified trees 
in the City and establishes standards for removal, maintenance, and planting of trees.   
 
Trees regulated by the ordinance are woody plants with a single trunk of 38 inches or more in 
circumference (approximately 12 inches in diameter).  Other protected trees include any woody plant 
found by Park and Recreation Commission to have significance to the community as a “Heritage 
Tree.”    There are 126 planted landscape trees on the Sequoia Hospital campus (Area A) that are 12 
inches or more in diameter. 
 
4.6.2 Biological Resources Impacts 
 
The 18-acre Precise Plan Area is divided into two areas, Area A and Area B.  No redevelopment is 
currently proposed in Area B.  The following discussion of impacts, therefore, focuses on the 
redevelopment of the 13-acre Area A.   
 
4.6.2.1  Thresholds of Significance 

 
For the purposes of this EIR, a biological resources impact is considered significant if the project 
will: 

 
• have a substantial adverse effect, either directly or through habitat modifications, on any 

species identified as a candidate, sensitive, or special status species in local or regional plans, 
policies, or regulations; 

• have a substantial adverse effect on any riparian habitat or other sensitive natural community 
identified in local or regional plans, policies, or regulations; 

• interfere substantially with the movement of any native resident or migratory fish or wildlife 
species or with established native resident or migratory wildlife corridors, or impede the use 
of native wildlife nursery sites; 

• conflict with any local ordinances protecting biological resources, such as a tree preservation 
ordinance; or 

• conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community 
Conservation Plan, or other approved local, regional, or state habitat conservation plan. 

 
4.6.2.2  Habitats and Natural Communities 
 
The proposed project, which includes redevelopment of a previously developed site, would not 
adversely effect sensitive natural communities, including riparian habitat, or interfere with the 
movement of native resident or migratory wildlife. 
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4.6.2.3  Special-Status Plant and Animal Species 
 
Vegetation on the project site includes landscape trees and ornamental shrubs.  As previously stated, 
with the possible exception of Cooper’s hawk, none of the special-status plant or animal species 
identified in the project vicinity are likely to occur on site.   

 
Native birds such as Anna’s hummingbird, house finch, and possibly Cooper’s hawk could nest in 
the ornamental vegetation on site.  These species, and their active nests, are protected under the 
federal Migratory Bird Treaty Act and CDFG code.   
 
Impact BIO-1:   Protected native birds, and their nests, may be present in landscaping and 

could be impacted by tree removal during the implementation of the proposed 
Precise Plan.  (Significant Impact) 

 
4.6.2.4 Impacts to Mature Trees 
 
The proposed redevelopment of the Sequoia Hospital campus (Area A) would remove trees from the 
existing terraced parking lot and in the area of the proposed hospital pavilion.  Of the 126 trees over 
12 inches in diameter, approximately 83 trees would be preserved and 43 would be removed.  Three 
trees (two Japanese maples and a coast redwood) would be transplanted within the site.  A summary 
of trees to be removed is provided in Table 4.6-2. 
 
The project includes installation of new landscaping around the hospital pavilion and at the southeast 
corner of the site.  This new landscaping would include planting approximately 276 landscape trees.   
Tree species and approximate numbers of trees are listed in Table 4.6-3. 
 

Tree Preservation and Protection Measures 
 

Disturbance within the root zone of mature trees, such as the redwoods along the Alameda de las 
Pulgas frontage, can result in decreased health or tree mortality.  In October 2006, measures to 
improve the health of existing redwoods in this area, including supplemental irrigation, fertilization, 
and tree root cutting were undertaken. 
 
The project also proposes to follow guidelines for trees near construction areas.   Measures required 
to be followed by construction workers and contractors are listed below. 
 
• Prior to beginning construction on site, the contractor shall identify, confirm and protect 

existing trees and plants designated to remain. 
• Provide a six foot tall tree protection fence with distinctive marking visible to construction 

equipment enclosing drip lines of trees designated to remain. 
• Work required within fence line shall be held to a minimum, avoiding unnecessary 

movement of heavy equipment within fenced area and do not park any vehicles under drip 
line of trees.  Do not store equipment or materials within fence line. 

• Prior to removing roots and branches larger than two inches in diameter of trees or plants that 
are to remain, consult with the owner’s project manager and a certified arborist to ensure the 
continued health of the tree. 

• Any grade changes greater than six inches within the dripline of existing trees shall not be 
made without first consulting the landscape architect/civil engineer. 
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Table 4.6-2 
Summary of Tree Impacts – Area A 

(Trees 12-inches in diameter or more) 
Common Name Scientific Name Preserved Removed 

American sweet gum Liquidambar styraciflua 4 1 
Apple cultivar Malus species - 1 
Arbutus Arbutus marina 1 - 
Beefwood Casuarina equisetifolia 1 - 
Blackwood acacia Acacia melanoxylon 5 - 
Coast live oak Quercus agrifolia 6 - 
Coast redwood Sequoia sempervirens 41 21* 
Deodar cedar Cedrus deodara - 1 
Douglas fir Pseudotsuga menziesii - 1 
European white birch Betula pendula - 1 
Evergreen pear Pyrus kawakami 4 - 
Fruitless mulberry Morus alba - 1 
Giant sequoia Sequoia gigantea 7 1 
Incense cedar Calocedrus decurrens 3 2 
Italian stone pine Pinus pinea - 2 
Japanese maple Acer palmatum 4 2* 
Lawson cypress Chamaecyparis lawsoniana - 2 
Monterey cypress Cupressus macrocarpa 3 - 
Monterey pine Pinus radiata  3 - 
Purple plum Prunus cerasifera - 2 
Southern magnolia Magnolia grandiflora 1 1 
Valley oak Quercus lobata - 3 
White alder Alnus rhombifolia - 1 

Total 83 43 
* Including one coast redwood and two Japanese maples to be transplanted. 

 
 

Table 4.6-3 
Proposed Tree Plantings – Area A 

Common Name Scientific Name Number to be Planted 
Brisbane box Tristania conferta 29 
California incense cedar Calocedrus decurrens 13 
Chinese pistache Pistacia chinensis 33 
Coast live oak Quercus agrifolia 11 
Coast redwood Sequoia sempervirens 15 
Crape myrtle Lagerstroemia spp.  11 
Flowering crabapple Malus spp. 7 
Japanese maple Acer palmatum 59 
Madrone Arbutus ‘marina’ 10 
Southern magnolia Magnolia grandiflora ‘St.Mary 53 
Sweet Gum Liquidambar styraciflua 13 
Western redbud Cercis occidentalis 22 

Total 276 
Source:  Carol McHugh, Landscape Architect, DES Engineers, December 2006. 
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• Protect existing trees to remain from spilled chemicals, fuel oil, motor oil, gasoline and all 
other chemically injurious material; as well as from puddling or continuously running water.  
Should a spill occur, stop work in that area and contact the City’s 
Engineer/Inspector.immediately.  Contractor shall be responsible to mitigate damage from 
spilled material as well as material clean up. 

• Provide temporary irrigation to all trees and plants that are in or adjacent to construction 
areas where existing irrigation systems may be affected by the construction.  Also provide 
temporary irrigation to relocated trees. 

• Contractor shall be responsible for ongoing maintenance of all trees designated to remain and 
for maintenance of relocated trees stockpiled during construction.  Contractor will be 
required to replace trees that die due to lack of maintenance. 

• Consult with landscape architect should special circumstances arise or questions arise 
regarding these procedures. 

 
The final landscape plan will be reviewed by the City Arborist to ensure that the size, species, and 
number of replacement trees off-sets the removal of 83 mature landscape trees.   Implementation of 
replacement plantings and protection of trees to remain, in conformance with a final landscape plan 
reviewed and approved by the City Arborist, will reduce impacts to trees on the site to a less than 
significant level. 
 
4.6.3 Standard Conditions and Mitigation Measures 

 
4.6.3.1  Mitigation Measures 
 

Nesting Raptors and Other Birds 
 
The following mitigation measures will avoid adverse impacts to individual protected nesting birds 
during construction: 
 
MM BIO-1.1: Removal of large redwood or oak trees and other vegetation, as part of the 

proposed development, may be scheduled between October and December 
(inclusive) to avoid the raptor nesting season and no additional surveys would 
be required.   

 
MM BIO-1.2: If removal of large trees would take place between January and September, a 

pre-construction survey for nesting raptors shall be conducted by a qualified 
ornithologist to identify active nesting raptor or other bird nests that may be 
disturbed during project implementation.  Between January and April 
(inclusive) pre-construction surveys shall be conducted no more than 14 days 
prior to the initiation of construction activities or tree relocation or removal.  
Between May and August (inclusive), pre-construction surveys shall be 
conducted no more than thirty (30) days prior to the initiation of these 
activities.  The surveying ornithologist shall inspect all trees in and 
immediately adjacent to the construction area for nests.  If an active raptor 
nest is found in or close enough to the construction area to be disturbed by 
these activities, the ornithologist shall, in consultation with the CDFG, 
designate a construction-free buffer zone (typically 250 feet) around the nest 
until the end of the nesting activity.   
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The applicant shall submit a report indicating the result of the survey and any 
designated buffer zones to the satisfaction of the Department of Community 
Development prior to the issuance of a grading or building permit.   

 
4.6.4  Significant Unavoidable Adverse Impacts 
 
The proposed redevelopment of the Sequoia Hospital campus (Area A) under the proposed Precise 
Plan will not result in significant unavoidable impacts to biological resources.
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4.7  HYDROLOGY AND WATER QUALITY 
 
4.7.1 Existing Setting 
 
The project area is located within the Cordilleras Creek watershed.  On the south side of the project 
site, stormwater runoff drains to the Jefferson Branch of Redwood Creek, while on the north side of 
the site the runoff drains to Cordilleras Creek.15  Both creeks ultimately drain to San Francisco Bay. 
 
According to the Flood Insurance Rate Maps (FIRM) prepared by the U.S. Federal Emergency 
Management Agency (FEMA), the project site is located with Zone C, areas of minimal flooding.16  
In the project vicinity, 100-year flood flows are contained within the banks of drainage channels and 
creeks. 
 
The Sequoia Hospital campus is fully developed with buildings, pavement, and landscaping.  
Pervious surfaces on the site are limited to landscaped areas at the perimeter of the site and tree 
plantings within the parking lot. 
 
4.7.1.1  Regulatory Overview 

 
The major federal legislation governing water quality is the Clean Water Act, as amended by the 
Water Quality Act of 1987.  The U.S. Environmental Protection Agency (EPA) is the federal agency 
responsible for water quality management nationwide. 
 
The State of California’s Porter-Cologne Water Quality Control Act provides the basis for water 
quality regulation within California; the Act assigns primary responsibility for the protection and 
enhancement of water quality to the State Water Resources Control Board (SWRCB), and the nine 
regional water quality control boards.  Each Regional Water Quality Control Board (RWQCB) 
adopts and implements a water quality control plan (Basin Plan).  The project site is located within 
the San Francisco Bay region.  
 
The SWRCB has implemented a National Pollution Discharge Elimination System (NPDES) 
Program.  The San Francisco Bay RWQCB issues and enforces NPDES permits for discharges to 
water-bodies that drain to San Francisco Bay.  Projects disturbing more than one acre of land during 
construction are required to file a Notice of Intent (NOI) to be covered under the State NPDES 
General Construction Permit for discharges of storm water associated with construction activities.   
 
The State NPDES General Construction Permit requires development and implementation of Storm 
Water Pollution Prevention Plan (SWPPP) and uses storm water Best Management Practices (BMPs) 
to control runoff, erosion, and sedimentation from the site both during and after construction.  The 
SWPPP has two major objectives: 1) to help identify the sources of sediments and other pollutants 
that affect the quality of storm water discharges; and 2) to describe and ensure the implementation of 
practices to reduce sediment and other pollutants in storm water discharges. 
 

                                                   
15 City of Redwood City, Engineering and Construction Division of the Community Development Services 
Department, written communication, July 13, 2006 
16Federal Emergency Management Agency, Flood Insurance Rate Map Redwood City, California, San Mateo 
County, Panel 060325 0011B, May 17, 1982. 
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San Mateo Countywide Stormwater  
Pollution Prevention Program (STOPPP) 

 
The San Mateo Countywide Stormwater Pollution Prevention Program is part of the NPDES permit 
issued to the City/County Association of Governments (C/CAG), the County of San Mateo, and each 
incorporated town and city within the county, including Redwood City.  The Federal Clean Water 
Act and the California Porter-Cologne Water Quality Control Act require that large urban areas 
discharging stormwater into the San Francisco Bay or the Pacific Ocean have an NPDES stormwater 
discharge permit.  The purpose of the NPDES permits and the goal of STOPPP are to reduce the 
discharge of pollutants to creeks, the San Francisco Bay, and the Pacific Ocean.  STOPPP offers 
BMPs for a range of sectors including residential, industrial, construction, and automotive.  These 
practices provide guidance for reducing the amount of stormwater pollution that may be generated.   
 
Under the NPDES permit adopted in July 1999, Redwood City was one of three cities in the County 
specifically designated to develop and implement performance standards for Lagoon Management.  
Redwood City also maintains 17 stormwater pump stations, more than any other city in the County.17   
 
4.7.2 Hydrology and Water Quality Impacts 
 
The 18-acre Precise Plan Area is divided into two areas, Area A and Area B.  No redevelopment is 
currently proposed in Area B.  The following discussion of impacts, therefore, focuses on the 
redevelopment of the 13-acre Area A.   
 
4.7.2.1  Thresholds of Significance 
 
For the purposes of this EIR, a hydrology and water quality impact is considered significant if the 
project will: 
 
• violate any water quality standards or waste discharge requirements; or  
• substantially degrade or deplete groundwater resources or interfere with groundwater 

recharge such that there would be a net deficit in aquifer volume or a lowering of the local 
groundwater table level; or 

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

• substantially alter the existing drainage pattern of the site or area, including through the 
alteration of a stream or river, in a manner which would result in substantial erosion or 
siltation on- or off-site; or 

• create or contribute runoff water which would exceed the capacity of existing or planned 
stormwater drainage systems or provide substantial additional sources of polluted runoff; or 

• provide substantial additional sources of polluted runoff or otherwise substantially degrade 
surface or groundwater quality; or 

• place within a 100-year flood hazard area structures which would impede or redirect flood 
flows; or  

• expose people or structures to a significant risk of loss, injury or death involving flooding, 
including flooding as a result of the failure of a levee or dam; or 

• expose people or structures to inundation by seiche, tsunami, or mudflow. 
 
                                                   
17 San Mateo Countywide Stormwater Pollution Prevention Plan, Stormwater Management Plan (April 2004 – June 
2010), November 4, 2003. http://www.flowstobay.org/pdfs/Stoppp%20docs/SWMPJan.pdf. 
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4.7.2.2  Flooding Impacts 
 

Because the project site is not located in a floodplain, redevelopment of the site would not place 
structures in an area subject to flooding.   
 
4.7.2.3  Stormwater Drainage Impacts 
  
Under the proposed project, buildings and pavement will cover approximately 357,288 square feet, 
or 73.9 percent of the approximately 11.1 acre hospital site (refer to Table 4.7-1).  Compared to 
existing conditions, the area of impervious surfaces (buildings and pavement) will increase by 
approximately 1.3 percent (from 351,179 square feet).  The areas of buildings, pavement, and 
landscaping (or other pervious surfaces) under existing and projected conditions are summarized in 
Table 4.7-1. 
 

Table 4.7-1 
Existing and Proposed Impervious and Pervious Areas 

and Projected Peak Runoff From Hospital  

Existing Conditions Proposed Project  
square 

feet acres percent square 
feet acres percent 

Impervious Area 
(Buildings and Pavement) 351,179 8.1 72.6 357,288 8.2 73.9 

Pervious Area 
(Landscaping) 132,538 3.0 27.4 126,429 2.9 26.1 

Total Hospital Area* 483,717 11.1 100 483,717 11.1 100 
Peak runoff during 100-
year storm event 

Existing runoff:   
21.42 cubic feet per second (cfs) 

Post-development runoff: 
21.65 cubic feet per second (cfs) 

*Estimates are for the hospital building, parking and landscaped areas only.  The area of the proposed Medical 
Office Building is not included in these totals. 
Source:  DES Architects + Engineers 

 
With the approximately 6,000 square foot increase in the area covered with impervious surfaces, 
peak stormwater runoff could also increase.  For a 100 year storm event, runoff volume would 
increase by approximately 207 cubic feet.     
 
Runoff from the site currently flows directly to storm water inlets and the City of Redwood City 
storm drain system.  Under the proposed project, runoff from the new hospital parking garage, 
loading dock and service driveway will be collected and conveyed to underground stormwater media 
filtration vaults.  The filtration systems in the vaults are designed to collect sediment, oils, grease and 
other contaminants before release of the storm water into storm drains.  Discharge of peak storm 
water flows to the City’s storm water system from hospital roofs and parking lots are proposed to 
remain the same as under existing conditions.  This will be confirmed in a drainage analysis 
completed as a part of the final design process and reviewed and approved by the City Engineer. 
 
Runoff from the parking areas and roof tops of the proposed medical office building will be directed 
to a separate treatment device.  Peak flows from this portion of Area A are also planned to remain the 
same as under existing conditions.  
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Based upon the preliminary on-site drainage system design, redevelopment of the Sequoia Hospital 
campus (Area A) within the Precise Plan area would not result in substantial new storm water runoff 
or capacity impacts to the stormwater collection system within the project vicinity.  
 
4.7.2.4  Water Quality Impacts 
 

Construction Impacts 
 
Implementation of the proposed project would result in redevelopment of portions of the site with 
buildings, parking, and infrastructure.  Construction activities would include building demolition, 
pavement removal, and earthmoving.  This will expose disturbed soils to the erosive forces of wind 
and rain, which can result in off-site deposition of sediments that could clog storm drains or 
adversely affect the Redwood and Cordilleras Creeks, as well as the San Francisco Bay downstream.  
In addition, hazardous materials such as fuel, oil, paint, and solvents are routinely used during 
construction, and the accidental spill or release of these substances could adversely affect water 
quality.  While construction activities would be temporary in nature, the potential impacts to water 
quality could last beyond the duration of construction, depending on the extent of degradation.  
The degradation of water quality flowing to San Francisco Bay from construction activities could be 
a significant impact. 
 
Impact H/WQ-1: Construction activities on the project site, including building and pavement 

removal and earthmoving, could result in adverse impacts to the water quality 
of Redwood and Cordilleras Creeks, and ultimately, San Francisco Bay. 
(Significant Impact) 

 
Post-Construction Water Quality and Runoff 

 
Implementation of the proposed project would result in redevelopment of the approximately 13 acres 
Area A with buildings, parking garages and landscaped areas.  Compared to existing conditions, 
there will be a slight increase in activity, generating increases in dust, debris, and other pollution 
associated with human activities.  New parking areas and building roof tops are also possible new 
sources of non-point pollutants. 
 
Impact H/WQ-2: Redevelopment of the Sequoia Hospital campus (Area A) within the Precise 

Plan area would disturb more than one acre and stormwater runoff from the 
proposed new parking areas and building roof tops could contribute to a 
degradation of surface water quality of Redwood and Cordilleras Creeks, and 
ultimately, San Francisco Bay.  (Significant Impact) 

 
4.7.3 Standard Conditions and Mitigation Measures 
 
4.7.3.1  Standard Conditions 
 
Implementation of the following Standard Conditions would avoid adverse impacts on hydrology and 
water quality. 
 
Standard Condition 4.7-1: Stormwater discharge will be analyzed during the final design phase 

and the design will follow all approved procedures in the STOPPP 
Hydromodification Management Plan (HMP).  Meeting the flow 
duration control criteria generally requires some type of detention 
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and/or infiltration facilities that reduce the volume and control the rate 
of post-project discharge. 

 
Standard Condition 4.7-2:   Prior to construction, the City of Redwood City shall require 

submittal of a Stormwater Pollution Prevention Plan (SWPPP) and a 
Notice of Intent to the RWQCB to control the discharge of 
stormwater pollutants, including sediment associated with 
construction activities.  Along with these documents, the applicants 
will also be required to prepare an Erosion Control Plan.  The Erosion 
Control Plan may include Best Management Practices (BMPs) as 
specified in the California Stormwater Best Management Practice 
Handbook for reducing impacts on the City’s storm drainage system 
from construction activities.  The SWPPP shall include control 
measures during the construction period for: 

 
• soil stabilization practices; 
• sediment control practices; 
• sediment tracking control practices; and 
• wind erosion control practices. 

 
Prior to issuance of a grading permit, the applicant shall be required 
to submit copies of the NOI and Erosion Control Plan to the City 
Engineer.  The applicant shall also be required to maintain a copy of 
the most current SWPPP on-site and provide a copy to any City 
representative or inspector on demand. 

 
Standard Condition 4.7-3:   As part of the mitigation for post-construction runoff impacts 

addressed in the construction SWPPP, the project sponsor shall 
implement regular maintenance activities (i.e., maintaining on-site 
drainage facilities and landscaping that receives stormwater runoff, 
litter control) at the site to prevent soil and litter from accumulating 
on the project site and contaminating surface runoff.  Review the 
City’s Source Control Model list, complete the NPDES Permits 
Compliance Checklist, and select among the following suggested list 
of source controls: 

 
• maintenance of landscaped areas as necessary to maintain soil 

structure and permeability; 
• site maintenance, including routine catch basin cleaning;  
• maintenance of landscaping with minimal pesticide and 

fertilizer use; 
• connection of parking garage floor drains to water treatment 

devices; 
• roofed trash and recycling enclosures; 
• covering of loading dock area and/or special handling of 

runoff. 
 

Standard Condition 4.7-4: The property owner shall enter into an operations and maintenance 
agreement for all permanent stormwater treatment devices. 
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4.7.3.2  Mitigation Measures 
 
Implementation of the Standard Conditions listed above would prevent significant adverse impacts to 
hydrology and stormwater quality.  Therefore, no mitigation measures are required. 

 
4.7.4 Significant Unavoidable Adverse Impacts 
 
The proposed redevelopment of the Sequoia Hospital campus (Area A) under the proposed Precise 
Plan will not result in significant unavoidable hydrology and water quality impacts. 
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4.8  HAZARDS AND HAZARDOUS MATERIALS 
 
The following discussion is based in part upon a Phase I Environmental Site Assessment prepared by 
Geomatrix.  A copy of the assessment and a subsequent addendum are provided in Appendix G of 
this EIR. 
 
4.8.1 Existing Setting 
 
Based on historical aerial photographs, topographic maps and other reviewed information, the site 
was vacant in 1946 and surrounding areas were a mixture of residential development and vacant 
land.  The property was developed with hospital buildings in Area A starting in the early 1950s.  By 
1965, the surrounding areas were developed with residential uses.  Buildings and development on 
site at this time included the main hospital building, terraced parking lots, and several buildings in 
Area B.  By 1993, one of the buildings in the southwest corner of the site had been replaced.   
 
The existing hospital consists of 10 interconnected buildings that were constructed between 1948 and 
1968.  The hospital contains a food service area, a laundry service area, engineering offices, boilers 
and equipment in the basement, an emergency department, physical therapy pool, and various other 
medical care facilities.  Three large transformers are located in a bermed, fenced area in the basement 
of the building.   
 
The skilled nursing facility located west of the main hospital at 2940 Whipple Avenue includes both 
medical offices and patient rooms with hospital beds.  Services, including laundry and food service, 
are provided from the adjacent Sequoia Hospital. 
 
Medical office buildings are located in the northwest corner of Area B (2900 Whipple Avenue) and 
in the southwest corner of Area B (2950 Whipple Avenue).  The 2900 Whipple Avenue building is 
currently used as medical offices and for x-ray services.  The building at 2950 Whipple Avenue 
houses medical offices and a diagnostic laboratory. 
 
4.8.1.2  On-Site Contamination 
 
Three single-walled, 10,000-gallon capacity diesel underground storage tanks (USTs) installed at the 
hospital in 1971 were removed in April 1993.  Holes were observed in all three USTs at the time of 
removal and a sheen was observed on groundwater in the excavation pit.  Soil samples collected from 
the excavation sidewalls contained total petroleum hydrocarbons quantified as diesel (TPHd) at 
concentrations up to 3,500 milligrams per kilogram, ethylbenzene up to 0.065 mg/kg, and xylenes up 
to 0.21 mg/kg.  At the time the USTs were removed, approximately 1,600 cubic yards of soil were 
removed from the vicinity and two extraction wells were installed.  The removed diesel USTs were 
replaced with two double-walled, 20,000-gallon diesel USTs (see Figure 4.8-1).  These tanks are 
monitored by a leak-detection system and are tested for tightness on a yearly basis. 
 
Samples from groundwater monitoring wells were sampled seven times between December 1993 and 
April 1996.  Based upon the results of the sampling, the San Mateo County Department of 
Environmental Health designated “no further action” status for the site in August 1997.  One of the 
monitoring wells continues to be monitored annually for TPHd, methyl tertiary butyl ether (MTBE), 
and benzene, toluene, ethyl benzene, and xylenes (BTEX).  The San Mateo County Department of 
Environmental Health must be notified if property use changes or development occurs because 
petroleum-impacted soil was left in place. 
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A fuel oil UST tank (Bunker C fuel) was also reportedly removed during building construction of the 
south portion of the hospital in 1975.  An estimated 10 cubic yards of soil containing petroleum 
hydrocarbons was left in place.  The exact location of this former UST is not known.  
 
No recognized environmental concerns were identified by Geomatrix within Area B (refer to 
Appendix G). 
 
4.8.1.3  Known and Potential Sources of Off-Site Contamination 
 
The Precise Plan area is surrounded by residential development.  Based upon a record review by 
Geomatrix, no known or potential sources of off-site contamination that could impact the Precise 
Plan area were identified. 
 
4.8.1.4  Regulatory Overview for Hazardous Materials Use and Storage 
 
Hazardous materials storage at the site is regulated under local, state and federal regulations.  
Businesses must complete a Hazardous Materials Business Plan for the safe storage and use of 
chemicals. Firefighters, health officials, planners, public safety officers, health care providers and 
others rely on the Business Plan in an emergency. They use it to prevent or lessen damage to the 
health and safety of people and the environment when a hazardous material is released. A Hazardous 
Materials Business Plan and Evacuation Plan for the site are routinely updated by environmental 
health and safety staff of Sequoia Hospital and are on file at the site and with the City of Redwood 
Fire Department.  Fire Permits are also required for storing, dispensing, using or handling quantities 
of hazardous materials that exceed quantities specified in Section 105 of the Uniform Fire Code, as 
adopted by the City of Redwood City. 
 
The transport of hazardous materials is regulated under Federal Hazardous Materials Transportation 
Law (49 U.S.C. Section 5101 et seq.).  The purpose of the law is to provide adequate protection 
against the risks to life and property associated with transporting hazardous materials.  The U.S. 
Secretary of the Department of Transportation issues regulations for the safe transportation of 
hazardous materials.  These regulations cover hazardous materials classification (i.e., flammable, 
toxic), communication of hazards, packaging requirements, operational rules and training of persons 
transporting hazardous materials.  They apply to interstate, intrastate and foreign commerce and 
transportation by aircraft, railcars, vessels (ship) and motor vehicles.  Federal Hazardous Materials 
Transportation Law is enforced by a number of agencies, including the Federal Highway 
Administration and Federal Aviation Administration (FAA).    
 
Due to the fact that some substances used or stored on the site have properties that are toxic to 
humans and/or the ecosystem, there are a number of regulatory programs in place that are designed to 
minimize the chance for unintended releases and/or exposures to occur.  Such regulations include the 
following: 
 
• Hazardous Waste Operations and Emergency Response (Occupational Safety and Health 

Administration [OSHA]) 
• Uniform Fire and Building Codes 
• National Fire Protection Association’s Flammable and Combustible Liquids Code 
• California Code of Regulations, Title 17 (Public Health: Radiological Materials) 
• California  Medical Waste Management Act (Health and Safety Code) 
• California Accidental Release Program (CalARP) 



Section 4.8– Environmental Setting, Impacts and Mitigation: Hazards and Hazardous Materials 
 

 
Sequoia Hospital Campus/Precise Plan 117 Draft EIR 
City of Redwood City  March 2007 

Some of these regulatory programs set forth standards and procedures for the handling and storage of 
hazardous materials, including radiological materials.  Other programs set forth standards for the 
containment and/or neutralization of any accidental releases of hazardous materials. 
 
4.8.1.5  On-Site Hazardous Materials Use and Storage 
 

Existing Hospital and Skilled Nursing Facility (Area A) 
 
The existing hospital facility uses, stores and/or generates hazardous materials, medical waste, and 
radiological materials.  The following discussion summarizes the use, generation and disposal of 
these materials by the existing hospital and skilled nursing facility. 

 
Hazardous Materials  

 
Hazardous materials used and stored on the site include quantities of waste oil, engine oil, boiler 
treatment chemicals, and microbiocide in the hospital basement and two, 150-gallon aboveground 
day tanks for emergency power generators.  Diesel fuel from the two USTs is pumped to these day 
tanks.  The day tanks are within a bermed area.  There also are two underground salt water storage 
tanks near the diesel underground storage tanks. 
 
Small quantities of cleaning supplies and disinfectants are stored throughout the hospital.  Chloride 
and bromide are stored in buckets in the physical therapy pool area.   
 
Flammable liquids, such as gasoline for landscape maintenance equipment, and compressed gases are 
stored on the site.  Flammable liquids are stored in a flammable liquid cabinet and compressed gas 
cylinders, such as oxygen and nitrous oxide, are stored at several secured locations in the southern 
portion of the hospital site. 
 
The radiology department uses and stores standard film processing chemicals, such as developer and 
fixer.  These chemicals contain acetic acid and are stored in one-gallon containers.  Silver in film 
processing solutions is recovered prior to discharge to the sanitary sewer and used film is disposed of 
off-site.   
 
A number of mixed reagents and stains for medical testing are also stored on the site for laboratory 
use.   Low temperature sterilization equipment in the hospital uses hydrogen peroxide (58 percent 
and 90 percent), ethylene oxide gas, and peracetic acid. The use of ethylene oxide gas is being 
phased out at the hospital and peracetic acid is used rarely. 18  Small quantities of these compounds, 
in individual containers, are used to limit hazards from these strong oxidizers. Other chemical 
compounds used or stored on the site, including pharmaceuticals and radiological materials are 
discussed under Medical Waste and Radiological Materials, below.   

 
The skilled nursing facility has a propane-fueled emergency backup generator and a small gasoline 
powered generator.  Propane is stored in a closet area in an above ground storage tank.  A paint shop 
where one and five gallon containers of paint are stored is also present.  Flammable materials are 
stored in the paint shop in flammable material storage lockers.  Oxygen cylinders are also stored at 
the facility.  A caged hazardous waste storage area is present in the northwest corner of the lower 
level parking area. 

 

                                                   
18 Steam sterilization is the primary sterilization used for heat tolerant items.  Source:  Debi Simon 
Safety Manager, St. Mary's, Saint Francis and Sequoia Hospitals, written communications, October 27, 2006. 
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Medical Waste/Biohazards 
 
Medical waste consists of biohazardous and “sharps” waste generated during diagnosis, treatment, or 
immunization of people.  Biohazardous waste includes human cultures, tissues removed during 
surgery, and discarded materials containing blood, excretion, exudates, or secretion from humans 
(i.e., examination gloves, disposable gowns, tubing).  Sharps waste includes used needles, blades, 
and broken glass (such as vials) contaminated with biohazardous waste.   Medical waste is separated 
from other wastes at the point of origin in patient care areas and placed in marked, leak resistant 
containers labeled as a “biohazard” or “sharps waste”.  Chemotherapy waste, pathology waste and 
pharmaceutical waste must be separated from other medical waste. These types of waste must be 
incinerated at a permitted off-site medical waste incinerator. 

 
Medical waste is defined and regulated under the California Medical Waste Management Act 
(California Health and Safety Code, Section 117690).  The State of California Department of Health 
Services, Medical Waste Division is responsible for the overall regulation of handling and disposal of 
medical waste.19  For medical facilities within the City of Redwood City, the County of San Mateo 
Department of Environmental Health is the Local Enforcement Agency for the California Medical 
Waste Management Act.  The Local Enforcement Agency is responsible for reviews of medical 
waste management plans and inspections of large waste generators, such as hospitals. 

 
Medical waste is currently generated and handled at the existing hospital and medical office building 
facilities on the project site.  Within the Sequoia Hospital facility, containers of medical waste are 
temporarily placed in locked utility closets in the patient care areas.  Medical waste is transferred 
from utility closets to a locked storage area located near the loading dock.  A licensed medical waste 
hauler, Stericycle, picks up medical waste from the hospital three times per week and the medical 
waste is transported to a medical waste handling facility in the City of San Leandro.  Waste that must 
be incinerated is then transported to Salt Lake City for incineration.  Medical waste from the medical 
office buildings and skilled nursing facility is similarly collected and disposed of in conformance 
with requirements of the California Medical Waste Management Act.  

 
Radiological Materials 
 
Small quantities of radioactive materials are used for the diagnosis and treatment of various medical 
conditions. Radioactive materials are chemical elements that release ionizing radiation in the form of 
particles or electromagnetic waves, such as gamma rays or x-rays. Radioactive materials are a public 
health and safety concern because if improperly handled or administered, serious health 
consequences can occur. 
 
The California Department of Health Services (Radiologic Health Branch/Food, Drug, and Radiation 
Safety Division) enforces radiation control laws and regulations designed to protect the public, 
radiation workers, and the environment.20 It is responsible for licensing of radioactive materials, 
registration of X-ray-producing machines, certification of X-ray and radioactive material users, 
inspection of facilities using radiation, investigation of radiation incidents, and surveillance of 
radioactive contamination in the environment. 21  Local agencies, including the Redwood City Fire 
Department also issue permits, and would respond to the site in the event of an incident. 

 

                                                   
19 http://www.dhs.ca.gov/ps/ddwem/environmental/emb/medwasteindex.htm 
20 State regulations for the use and exposure to radiation are contained in the California Code of Regulations, Title 
17, Chapter 4. 
21 Source: Department of Health Services, Radiologic Health Branch website (http://www.dhs.ca.gov/rhb/) 
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Radioactive materials currently used on the project site include radioactive sources in imaging 
equipment (X-rays and mammography) and radioisotopes. Radioisotopes (radioactive elements of 
various atomic weights) are administered to patients for imaging and cancer treatment.  Each 
radioisotope has a specific half-life, or time required for the material to fall or decay to one-half of its 
potency or concentration. Common radioisotopes used in the Radiation Oncology department for 
cancer treatment include iodine-125 and palladium-103.  
 
The radioisotopes administered to patients in the Nuclear Medicine department for imaging or cancer 
treatment have relatively short half-lives and are delivered to Sequoia Hospital on an as needed basis. 
Once administered, any remaining radioisotope given to a patient is discharged by the patient through 
defecation and urination.  Radioisotopes are not routinely stored on the site due to their short half-
life. Common radioisotopes used in the Nuclear Medicine department include Iodine-131, Iodine-
123, Technetium-99m, Indium-111. The hospital’s Radiation Safety Officer and Committee are 
responsible for radiological safety and adherence to applicable regulations. 
 

Medical Office Buildings and Parking Area (Area B) 
 

Medical Office Buildings (2900 and 2950 Whipple Avenue) 
 
The medical office building at 2900 Whipple Avenue, in the southeastern corner of the Precise Plan 
area, includes x-ray services.  Standard film processing chemicals, such as developer and fixer, are 
used.  Silver in film processing solutions is recovered prior to discharge of solutions to the sanitary 
sewer.  Although blood may be drawn at facilities within this building, laboratory work is done 
within the nearby Sequoia Hospital building.  Batteries as a part of an uninterrupted power supply 
system are installed at the building. 
 
Uses within the medical office building at 2950 Whipple Avenue include a small diagnostic 
laboratory.  Reagents and stains used for medical testing may be stored on the site for laboratory use.    
 
Parking Area on South Side of Whipple Avenue 
 
A caged area within the small parking garage south of Whipple Avenue is used to store equipment 
and materials used for landscape maintenance within the Sequoia Hospital campus.  Several fire 
extinguishers and a 55-gallon drum, reported to contain soil from a geotechnical investigation, was 
observed in the caged area in the parking garage. 
 
4.8.1.5  On-Site Bedrock Materials 
 
As described in Section 4.5-Geology, Soils, and Seismicity, serpentinite rock was found in several 
geotechnical borings and in rock outcrops at the site.  Serpentinite can contain naturally-occurring 
asbestos (in the form of the mineral chrysotile).  Some types of asbestos can pose a health hazard if 
inhaled. 
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4.8.2 Hazards and Hazardous Materials Impacts 
 
4.8.2.1  Thresholds of Significance 
 
For the purposes of this EIR, a hazardous materials impact is considered significant if the project 
will: 
 
• create a significant hazard to the public or the environment through the routine transport, use 

or disposal of hazardous materials; or 
• create a significant hazard to the public or the environment through reasonably foreseeable 

upset and accident conditions involving the release of hazardous materials into the 
environment; or 

• emit hazardous emissions or handle hazardous or acutely hazardous materials, substances or 
waste within one-quarter mile of an existing or proposed school; or 

• be located on a site which is included on a list of hazardous materials sites compiled pursuant 
to Government Code Section 65962.5 and, as a result, would create a significant hazard to the 
public or the environment; or 

• impair implementation of or physically interfere with an adopted emergency response plan or 
emergency evacuation plan. 

 
4.8.2.2  Impacts to the Project 
 

On-Site Contamination 
 

As previously described, three former diesel USTs were found to have leaked into on-site soils at the 
rear of the existing hospital, in the southwest corner of Area A.  The San Mateo County Department 
of Environmental Health designated “no further action” status for the site in August 1997 but must be 
notified if property use changes or development occurs because petroleum-impacted soil was left in 
place. 
 
Redevelopment of the Sequoia Hospital Campus includes excavation and grading and building 
construction of a new hospital pavilion, parking garage and medical office building.  These activities 
would not extend into the area of the former diesel USTs or an existing monitoring well.  Two, 
20,000 gallon USTs that are currently in use would remain and would not be disturbed by demolition 
of the skilled nursing facility or renovations to the existing Sequoia Hospital building.  The proposed 
project, therefore, would not create a significant hazard to the public or the environment.   
 
4.8.2. 3  Impacts From the Project 
 

Building Demolition 
 
Demolition of the skilled nursing facility and a portion of the existing hospital building on the site 
may disturb building materials containing asbestos.  The removal or disturbance of asbestos 
containing materials (ACMs) on the project site will be subject to specific requirements of the 
Cal/OSHA asbestos standard contained in Title 8 of the California Code of Regulations (CCR), 
Section 1529.  Removal or disturbance of more than 100 square feet of material containing more than 
0.1 percent asbestos must be performed by a registered asbestos abatement contractor.  When the 
asbestos content of a material exceeds one percent, virtually all requirements of the standard become 
effective.  Materials containing more than one percent asbestos are also subject to Bay Area Air 
Quality Management District (BAAQMD) regulations.  
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Demolition of buildings containing lead-based paint could expose workers and nearby sensitive 
receptors to potential health risks.  State regulations require that air monitoring be performed during 
and following renovation or demolition activities at sites containing lead-based paint.  Appropriate 
modifications to demolition activities will be required if airborne lead levels exceed the current 
Federal OSHA action level.  The project will be required to follow the requirements outlined by 
Cal/OSHA Lead in Construction Standard, Title 8, California Code of Regulations 1532.1, during 
demolition.     
 
The project proposes to conduct demolition activities in conformance with federal and state laws and 
regulations regarding removal and disposal of lead-based paint and asbestos-containing materials.  
Conformance with these regulations will avoid potential impacts associated with the removal of 
asbestos-containing building materials and lead-based paint. 
 

Hazardous Materials Use and Storage 
 
The proposed project, which includes expansion of hospital facilities and a medical office building, 
will incrementally increase the use of hazardous materials, including radioactive materials, on the 
site.  It will also result in an incremental increase in the production of medical waste. 
 
Hazardous Materials 
 
Under the proposed project, hazardous materials will continue to be stored primarily in controlled 
areas of the hospital facility and a new medical office building.  Flammable and combustible 
materials and oxidizers will be stored in hazardous materials storage containers and cabinets, as 
appropriate. 
 
As medical treatments change and develop, new hazardous materials could be stored on-site.  For 
example, nitric oxide, a toxic gas, could be used in very small amounts to aid recovery after surgery.  
Any new hazardous materials storage will be undertaken in accordance with state and federal 
hazardous materials storage regulations.  It is not anticipated that large quantities of toxic gases or 
other materials that could have off-site consequences to nearby sensitive receptors will be used or 
stored on the site.  
 
Medical Waste 
 
The project proposes to continue to temporarily store medical waste in locked facilities and then 
dispose of medical waste generated in the hospital and medical office buildings by hauling it off-site 
to a licensed medical waste disposal facility.  On-site medical waste incineration or medical waste 
disposal processing is not proposed as a part of the project. 
 
The generation and proper disposal of medical waste on the site will not result in hazards to people or 
the environment. 
 
Radiological Materials 
 
Any new equipment in the Radiation Onocology and Nuclear Medicine Departments will be required 
to conform to radiological control standards administered by the California Department of Health 
Services.  Radioisotopes will continue to be delivered to the site on an as needed basis.  The 
proposed expansion of hospital and medical office facilities, in conformance with State regulations 
and local fire permits for the use of radiological materials, will not result in hazards to people or the 
environment.  



Section 4.8– Environmental Setting, Impacts and Mitigation: Hazards and Hazardous Materials 
 

 
Sequoia Hospital Campus/Precise Plan 122 Draft EIR 
City of Redwood City  March 2007 

Serpentinite Asbestos Hazards 
 
As described in Section 4.5-Geology, Soils, and Seismicity, serpentinite was found in several of the 
borings and in outcrops at the site.  Serpentinite can contain naturally-occurring asbestos (in the form 
of the mineral chrysotile).  Because some types of asbestos can pose a health hazard if inhaled, 
handling of material containing asbestos is regulated by federal, state, and local government.  In the 
San Francisco Bay area, the California Air Resources Board (CARB) regulates the disturbance of 
naturally occurring asbestos during excavation and grading activities and the Department of Toxic 
Substances Control (DTSC) regulates the disposal of materials containing asbestos.22   
 
The project includes excavation of native soil materials.  Materials to be removed may include 
serpentinite containing asbestos minerals.  Under Title 22 of the California Code of Regulations, 
materials containing more than one percent asbestos are considered hazardous waste.  In 
conformance with DTSC regulations, any soil or rock materials hauled off-site that contain one 
percent or more friable asbestos will be required to be disposed of at a facility permitted to accept 
such waste.  Disposal and handling of rock materials containing asbestos during construction, in 
accordance with state regulatory requirements, would not result in significant health hazards to 
people.  
 
4.8.3 Standard Conditions and Mitigation Measures 
 
No mitigation measures are required. 
 
4.8.4 Significant Unavoidable Adverse Impacts 
 
The proposed redevelopment of the Sequoia Hospital campus (Area A) under the Precise Plan will 
not result in significant hazards and hazardous materials impacts.  

                                                   
22 CARB has developed the Asbestos Airborne Toxic Control (ACTM) for Construction, Grading, Quarrying, and 
Surface Mining Operations under the California Code of Regulations (CCR) Title 17 Section 93105.  DTSC 
regulates asbestos waste under CCR Title 22 (Division 4.5-Environmental Health Standards for the Management of 
Hazardous Waste). 
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4.9  CULTURAL RESOURCES 
 
The following discussion is based in part upon an Archaeological Literature Review prepared by 
Holman & Associates in March 2005.  A copy of this review is included in Appendix I of this EIR. 
 
4.9.1  Existing Setting 
 
4.9.1.1  Archaeological Resources 
 
An archaeological literature review was conducted to search for evidence of recorded archaeological 
and/or historic archaeological sites in and around the project area, and any evidence that the area had 
been the subject of previous archaeological studies.  No recorded archaeological sites (historic and/or 
prehistoric sites) are located inside the project boundaries and no previous archaeological field 
studies have been completed within a quarter mile.  The closest archaeological sites are two sites 
located along Cordilleras Creek, approximately one half mile west of Sequoia Hospital.  An 
informally recorded archaeological site is located within one-quarter mile of the project area.   

 
The lack of recorded archaeological sites in the vicinity of the project area may be the result of early 
urban development of lands to the north, east and south of the hospital.  The project area is in an area 
of moderate archaeological sensitivity due to its proximity to Cordilleras Creek, a riparian zone 
which supported Native American villages. 
 
4.9.1.2  Existing Structures 
 
The medical facilities within the Precise Plan Area were primarily constructed between the early 
1950s and the late 1970s.  With the exception of a portion of the Sequoia Hospital structure, 
buildings on the site are less than 50 years old, and not considered historic resources. 
 
4.9.2 Cultural Resource Impacts 
 
4.9.2.1  Thresholds of Significance 
 
For the purposes of this EIR, a cultural resources impact is considered significant if the project will: 
 
• cause a substantial adverse change in the significance of a historic resources as defined in 

§15064.5-of the CEQA Guidelines; or 
• cause a substantial adverse change in the significance of an  archaeological resource pursuant 

to §15064.5-of the CEQA Guidelines; or 
• disturb any human remains, including those interred outside of formal cemeteries; or 
• directly or indirectly destroy a unique paleontological resource or site or unique geologic 

feature. 
 

Redevelopment of the site will require some earthmoving and excavation within Area A.  The 
archaeological sensitivity in the project area is moderate due to the proximity to Cordilleras Creek, 
approximately one-half mile west of the site.  Demolition of medical facilities less than 50 years old 
is also proposed. 
 
The Precise Plan area is not in an area of high prehistoric or historic archaeological sensitivity.  For 
this reason, the project is not anticipated to result in adverse impacts to cultural resources.  
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4.9.3  Standard Conditions and Mitigation Measures 
 
4.9.3.1  Standard Conditions 
 
In the event cultural materials are found during site grading or excavation, the following Standard 
Conditions would be implemented: 
 
• All construction within 50-feet of the find would be halted, the Director of Community 

Development would be notified, and a qualified archaeologist would examine the find and 
make recommendations regarding the significance of the find and the appropriate mitigation.  
Recommendations could include collection, recordation, and analysis of any significant 
cultural materials.   
 
All artifacts shall be donated to the City. Any artifacts during excavation shall be turned over 
by the developer immediately to a designated repository to insure that they will be made 
available for public display. Identified cultural resources should be recorded on DPR 422 
forms (for archaeological sites) and DPR 523 forms (for historic resources). Similar forms 
acceptable to the State Office of Historic Preservation can also be used.  

 
• The following instructions shall be followed if, during excavation or site preparation, any 

human remains are discovered:  
 

- Stop work immediately and contact the San Mateo County Coroner.  
 
- The Coroner has two working days to examine the remains after being notified by the 

person responsible for the excavation. If the remains are Native American, the Coroner 
has 24 hours to notify the Native American Heritage Commission.    

 
4.9.3.2  Mitigation Measures 
 
No mitigation measures are required. 
 
4.9.4 Significant Unavoidable Adverse Impacts 
 
The proposed redevelopment of the Sequoia Hospital campus (Area A) under the Precise Plan will 
not result in significant unavoidable cultural resources impacts.  
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4.10  VISUAL RESOURCES AND AESTHETICS 
 
4.10.1 Existing Setting 
 
4.10.1.1 Visual and Aesthetic Context 
 
The entire Precise Plan area is currently developed.  Within Area A, an existing hospital facility 
includes a central hospital structure ranging from approximately 40 to 74 feet in height, several 
outlying buildings used for support services, a two-story building used as a skilled nursing facility for 
patient convalescence and rehabilitation, surface parking, and mature landscaping.   Hospital 
buildings were constructed in the 1940s through late 1970s and are concrete and glass.  Development 
in Area B includes two-story medical office buildings, at grade parking for the medical office 
buildings, and a parking garage, south of Whipple Avenue, for hospital employees.  Landscaping, 
including tall, visually prominent coast redwood trees, border the Precise Plan area along roadway 
frontages and the northwestern property line. 

 
The project site is surrounded by single-family residential buildings, one to two stories in height.  
The residences range in age and design from smaller wood clad residences constructed in the 1940s 
and 1950s to larger two-story, more recently constructed wood and stucco buildings. The topography 
of the area is gently to moderately sloping, with some residences (primarily to the northwest) at 
elevations below the existing hospital and medical office buildings.  Adjacent residences on Upland 
Avenue are located upslope and 10 to 15 feet above grade of Area A.  The grade changes in the area 
and landscape trees provide some visual separation between the Precise Plan area and residential 
areas to the north and west. 
 
A public park, Dove Beeger Park, is opposite the existing hospital on Whipple Avenue.  The park is 
landscaped with turfgrass, trees and shrubs and includes seating and a play area. 

 
The site is bordered by three roadways;  Alameda de las Pulgas, a two-lane roadway, at the 
northeastern border, Whipple Avenue, a two-lane residential street on the south, and Upland Road, a 
two-lane residential street that borders the southwest corner of the site.  Upland Road is a dead end 
street with a terminus northwest of the project site.  Alameda de las Pulgas is heavily traveled during 
the morning and afternoon commute periods. 
 
4.10.1.2 Scenic Views 
 
The project area is at the base of a hillside and gently to moderately sloping.  Substantial views of 
hillside areas to the west from the project vicinity are generally obscured by existing buildings, trees, 
and topography. 
 
There are no prominent viewpoints (other than from upper stories of the hospital buildings) within or 
adjacent to the project site.  The baylands that surround San Francisco Bay are located approximately 
1.5 mile to the northeast at the eastern terminus of Whipple Avenue, but neither the baylands or San 
Francisco Bay are visible from ground level in the project area. 
 
4.10.2 Visual Resources and Aesthetics Impacts 
 
The 18-acre Precise Plan Area is divided into two areas, Area A and Area B.  No redevelopment is 
currently proposed in Area B.  The following discussion of impacts, therefore, focuses on the 
redevelopment of the 13-acre Area A.   
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4.10.2.1 Thresholds of Significance 
 
For the purposes of this EIR, a visual and aesthetics impact is considered significant if the project 
will: 
 
• substantially alter existing views of scenic vistas or resources; or 
• substantially damage scenic resources, including, but not limited to, trees, rock outcroppings, 

and historic buildings within a state scenic highway; or 
• substantially degrade the existing visual character or quality of the site and its surroundings; 

or 
• create a new source of substantial light or glare which will adversely affect day or nighttime 

views in the area. 
 
4.10.2.2 Impacts from the Redevelopment of Sequoia Hospital Campus (Area A) 

 
Aesthetic values are, by their nature, subjective.  Opinions as to what constitutes a degradation of 
visual character will differ among individuals.  One of the best available means for assessing what 
constitutes a visually acceptable standard for new buildings are the City’s design standards and 
implementation of those standards through the City’s Architectural Review process.  The following 
discussion addresses the proposed changes to the visual setting of the project area and factors that are 
part of the community’s assessment of the aesthetic values of a project’s design. 
 
Redevelopment of Area A would modify views of the site from Alameda de las Pulgas and Whipple 
Avenue.  Existing views of Area A from three vantage points and photo simulations of proposed 
development are shown on Figures 4.9-1 through 4.9.3.   
 
• Figure 4.9-1 shows existing and proposed views from Dove Beeger Park on Whipple Avenue 

near the proposed main entrance.   New landscaping, a portion of the hospital, and the uppermost 
lights on the parking structure would be visible from this vantage point.   

 
• Figure 4.9-2 shows existing and proposed views of the hospital campus from the southeast corner 

of Alameda de las Pulgas and Whipple Avenues.   From this viewpoint, the upper levels of the 
parking garage east of the hospital are partially visible and there is a break in the row of redwood 
trees near the relocated SamTrans bus stop and pedestrian access to the hospital site from 
Alameda de las Pulgas.   

 
• Figure 4.9-3 shows existing and proposed views of the site at the hospital driveway at Alameda 

de las Pulgas.  Looking up the driveway, an entrance to the new parking garage and the new 
pavilion are visible.  Mature redwoods and landscaping break up or block views of the parking 
garage on either side of the driveway. 

 
A new 4.5-level parking garage, up to 47 feet in height above grade, would replace terraced surface 
parking lots in the lower portion of the Sequoia Hospital Campus, near Alameda de las Pulgas and 
Whipple Avenue.  Some trees along the Alameda de las Pulgas frontage would be removed to 
accommodate construction of a pedestrian pathway, although most of the large coast redwoods 
would be retained to provide visual screening.  A second structure, the proposed hospital pavilion 
would be constructed upslope of the new parking garage, on the northwest side of the existing 
hospital.  The pavilion would be up to 78 feet in height and setback approximately 110 feet from the 
closest residential property line.  The new hospital pavilion would be partially visible from 
surrounding neighborhoods and at the hospital driveway from Alameda de las Pulgas.  Existing  
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landscaping, buildings and fencing would limit views of the new hospital pavilion and parking 
garage.   
 
An existing two-story building in the southwest portion of Area A would be demolished and replaced 
by a two-story medical office building with at and below grade parking.  A grade change of 
approximately 10-15 feet provides some separation between existing residences to the west and 
redevelopment within the Precise Plan area.  Screening landscape plantings will be installed at the 
interface between the proposed medical office building and parking along the western boundary of 
Area A to avoid visual intrusion for adjacent residences.  The proposed two-story medical office  
building will not be visually prominent or substantially taller than existing medical buildings in the 
western portion of Area A or in Area B.   
 
The proposed Precise Plan includes construction of several new multiple story structures and the 
appearance of the Sequoia Hospital campus would be changed under the proposed project.  As 
discussed in Section 4.1 Land Use, the proposed buildings would not substantially overshadow or 
block sunlight to existing residential uses to the west and northwest of the site.  While the proposed 
hospital pavilion and 4.5-level parking garage would add to the mass of buildings on the site, this by 
itself would not constitute a substantial impact to visual resources or the visual character of the area.  
 
The overall visual character of the site would not be changing extensively; the central building would 
still be an institutional building (a hospital) and the new hospital pavilion would not be taller than the 
existing structure.  The parking garage in front of the new main entrance would be the primary visual 
change, but will be largely buffered by existing mature heritage redwood trees. 
 

Design Review 
 
The visual character of buildings is a function of design features including roof design and 
fenestration (window design), as well as building height.  Building heights and façades within a 
structure can also be varied (or modulated) in ways that add interest or soften a building’s appearance 
through a change of plane, projection or recess, and varying cornices and roof lines.  Building or 
project entrances, awnings, and other features can also be used to reduce the mass and perception of 
overall building scale at street and pedestrian interfaces.  
 
The proposed redevelopment of the Sequoia Hospital campus will be evaluated for consistency with 
the City’s design standards as part of the Architectural Review process required for approval of the 
Precise Plan.  The architectural review process is designed to insure that the functional arrangement 
and the general appearance of the structures from the street or other public place will be in keeping 
with community standards.  Features considered as a part of the architectural review process include: 
variety in the design of the structure and grounds to avoid monotony in the external appearance; 
presentation of a harmonious appearance; conformance to the general character of other structures in 
the vicinity insofar as the character can be ascertained and is found to be architecturally desirable; 
materials used; the extent to which natural features, including trees and the natural grade of the site 
are to be retained; off-street parking; the reservation of landscaping areas for the purposes of 
separating or screening; and the effect of the proposed structures upon the character and value of 
adjacent residential areas.23 
 
Although new development on the site would be visually different from what is currently in place, if 
consistent with the City’s design review as determined through the Architectural Review process, it 
would not result in a degradation of the visual character in the area. 

                                                   
23 Summarized from Article 45 of the Redwood City Zoning Code. 
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Scenic Views 
 

As noted previously, scenic views from the project vicinity are limited.  The Baylands are not visible 
from the area and foothills to the west are generally obscured by existing development, landscape 
trees, and the topography of the area.  Implementation of the proposed Precise Plan would not have a 
substantial effect on a scenic vista. 

 
Light and Glare 

 
The proposed hospital pavilion structure, medical office building, and parking garage would not 
include substantial reflective glass surfaces that could result in glare impacts.  The hospital pavilion 
would be set back 110 feet from the closest residential property line, which will limit the potential for 
light spill over onto adjoining properties.  At the western boundary of Area A, landscape screening 
would be planted at the interface between the proposed medical office parking area and existing 
residences.  A lighting plan will be reviewed by the City’s Architectural Review Board and it is 
anticipated that security lighting around buildings and parking areas would be directed downward 
and not spill over onto adjacent properties.  Redevelopment of Area A, therefore, would not result in 
substantial glare impacts to surrounding land uses or lighting spillover impacts.  
 
4.10.3 Visual and Aesthetics Avoidance Measures  
 
With implementation of the design measures included in proposed project and regulatory programs 
for architectural design review in the City of Redwood City, it is not anticipated that implementation 
of the proposed Precise Plan would result in significant impacts to visual or aesthetic resources.  No 
mitigation is required. 
 
4.10.4 Significant Unavoidable Adverse Impacts 
 
The proposed redevelopment of the Sequoia Hospital campus (Area A) will not result in significant 
visual and aesthetics impacts. 
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4.11  UTILITIES AND SERVICES 
 
4.11.1 Existing Setting 
 
4.11.1.1 Water Supply 
 
The Redwood City water distribution system, operated by the Public Works Services Department, 
provides water services to Redwood City and portions of San Mateo County, including the Cañada 
College and Emerald Lake Hills areas.  The service area currently covers approximately 14 square 
miles.  Service is provided to areas between Highways 280 and 101, between Whipple Avenue and 
Marsh Road east of Highway 101, and in the Redwood Shores area.  The water system serves 
approximately 83,000 people and supplies roughly 13,000 acre-feet of water annually.  The 
percentage of water consumption by various uses breaks down to 69 percent residential, 17 percent 
commercial, and 13 percent for irrigation.  Single-family residential units use 52 percent of the water 
in the City.  
 
Redwood City currently receives all of its potable water supply from the Hetch Hetchy regional 
water system operated by the San Francisco Public Utilities Commission (SFPUC).  The supply is 
predominately from the Sierra Nevada, delivered through Hetch Hetchy aqueducts, but also includes 
treated water produced by the SFPUC in Alameda and San Mateo Counties.  Redwood City signed 
the Settlement Agreement and Master Water Sales Contract (Master Contract) with San Francisco in 
1984.  This contract expires on June 30, 2009.  The Master Contract is supplemented by an 
individual Water Supply Contract.  Redwood City has a contracted supply assurance of 12,243 acre-
feet per year.  The City has exceeded the City’s SFPUC contractual supply assurance limit by an 
average of 687 acre-feet per year over the last eight years.  The City is able to purchase the additional 
supply from the SFPUC because other entities do not use their full contractual supply.   
 
Redwood City has 13 metered connections to four SFPUC pipelines, as well as 10 emergency inter-
ties with California Water Service Company, Mid-Peninsula Water District, and the City of Menlo 
Park.  The potable water system consists of 265 miles of distribution mains, 12 storage reservoirs, 10 
pump stations, 1,812 fire hydrants, and 26 pressure reducing valves.  The total capacity of the 12 
storage reservoirs is 21.24 million gallons.  Four of the ten (10)  pump stations have permanent 
standby generators, and the City also maintains four portable generators for emergencies.  Redwood 
City can meet maximum day water demands as long as the SFPUC pipelines are in service.  The 
SFPUC monitors the quality of the imported Hetch Hetchy water, while monitoring of the water 
quality within the City distribution system is the responsibility of Redwood City.  The City’s potable 
water supply consistently meets primary and secondary drinking water standards.  
 
In 2003, a recycled water project was approved by the Redwood City Council with the goal of 
reducing demand on the Hetch Hetchy system.  The aim is to achieve a recycled water system to 
provide treated and disinfected water for landscape irrigation and other non-potable uses permitted 
by State of California Title 22 Water Recycling Criteria.  The plan also includes additional 
conservation measures such as replacing natural grass playing fields with synthetic turf and 
implementing evapotranspiration controllers for landscape irrigation systems. 24   The City water 
demand is anticipated to be at or below the contracted SFPUC water allocation by 2010 with 
implementation of active and passive water conservation measures as well as continued 
implementation of the City’s water recycling program.   
 

                                                   
24 City of Redwood City.  2005 Urban Water Management Plan.  December 19, 2005.  Available at: 
http://www.redwoodcity.org/publicworks/water/urban_water_management_plan.htm.  
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Water Supply Infrastructure in the Vicinity of the Site 
 
There is an existing 12-inch water line in Whipple Avenue that serves the project area.  There is also 
a 12-inch water main available in Alameda de las Pulgas. 
 
4.11.1.2 Wastewater 
 
Redwood City works in conjunction with the South Bayside System Authority (SBSA) for its 
wastewater collection and treatment operations.  The SBSA operates under a joint powers authority 
(JPA) with four member agencies: the cities of Redwood City, Belmont, and San Carlos, and the 
West Bay Sanitary District (serving Menlo Park, Atherton, Portola Valley, and parts of East Palo 
Alto). The JPA entities own the SBSA.  Redwood City’s ownership level is approximately 47 
percent. 
 
The City is responsible for operating and maintaining the wastewater collection system within city 
limits.  The system serves approximately 16,373 residential, 1,077 commercial, 103 institutional and 
29 other sewer connections for a total of 17,582.  The system is comprised of 280 miles of sewer 
main lines and 31 pump stations.   
 
The SBSA is responsible for operating four pump stations, one force main, and the wastewater 
treatment plant at the eastern end of the Redwood Shores peninsula.  The treatment plant has an 
operating capacity of 29 million gallons per day average dry weather flow.  It is permitted by the San 
Francisco Bay Regional Water Quality Control Board to discharge the treated wastewater through an 
outfall into the San Francisco bay.  The wastewater is treated to advanced secondary standards with 
filtration.  In 2005, the amount of wastewater collected and treated in the SBSA service area was 
19,300 acre-feet (approximately 6,300 million gallons) per year.  By 2030, the amount of wastewater 
collected and treated is expected to rise to 32,500 acre feet (approximately 10,600 million gallons) 
per year, an increase of 68 percent.25   
 
The City of Redwood City is currently conducting a city-wide hydraulic study of the sanitary sewer 
system main trunk lines to determine any capacity problems.  The study is scheduled to be completed 
by the end of 2007.   
 

Sanitary Sewer Infrastructure in the Vicinity of the Site 
 

There is an eight-inch sanitary sewer line in Whipple Avenue that serves the project area. 
 
4.11.1.3 Stormwater Drainage System 
 
The existing on-site storm drainage system connects to municipal 12-inch storm drains in Alameda 
de las Pulgas, as well as a 15-inch storm drain in Whipple Avenue.  The storm line drains to 
Cordilleras Creek and, ultimately, San Francisco Bay.  The project applicant will be required to 
perform a drainage analysis of the upstream and surrounding vicinity to ensure stormwater is 
channeled in the correction direction. 
 

                                                   
25 City of Redwood City.  2005 Urban Water Management Plan.  December 19, 2005.  Available at: 
http://www.redwoodcity.org/publicworks/water/urban_water_management_plan.htm. 
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4.11.1.4 Solid Waste 
 
Solid waste collection services for Redwood City are provided by Allied Waste of San Mateo 
County.  Allied Waste collects solid waste and recyclables from residential and commercial areas.  
The waste eventually reaches the Ox Mountain Sanitary Landfill, located three miles east of Half 
Moon Bay off of San Mateo Road.  The landfill is planned to continue to receive waste for the next 
20 years until 2027.26 Ox Mountain Sanitary Landfill also serves as a dumping station for the public 
along with the San Carlos Transfer Station, located at 225 Shoreway Road in San Carlos.  The Ox 
Mountain facility accepts virtually all solid waste except hazardous materials.  The San Carlos 
facility accepts most solid waste except hazardous materials, oils, solvents, liquid waste or sludge, 
and sealed containers.27   
 
As discussed in Section 4.8 Hazards and Hazardous Materials, medical waste is collected from the 
hospital and skilled nursing facility by a licensed medical waste hauler and disposed of in 
conformance with requirements of the California Medical Waste Management Act. 
 
4.11.2 Utilities and Services Impacts 
 
The 18-acre Precise Plan Area is divided into two areas, Area A and Area B.  No redevelopment is 
currently proposed in Area B.  The following discussion of impacts, therefore, focuses on the 
redevelopment of the 13-acre Area A.   
 
4.11.2.1 Thresholds of Significance 
 
For the purposes of this EIR, a utility and service system impact is considered significant if the 
project will: 
 
• Not have sufficient water supplies available to serve the project from existing entitlements 

and resources, or new or expanded entitlements needed; or 
• Require or result in the construction of new water or wastewater treatment facilities or 

expansion of existing facilities, the construction of which could cause significant 
environmental effects; or 

• Exceed wastewater treatment requirements of the applicable Regional Water Quality Control 
Board; or 

• Result in a determination by the wastewater treatment provider, which serves or may serve 
the project that it has inadequate capacity to serve the project’s projected demand in addition 
to the provider’s existing commitments; or 

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

• Be served by a landfill with insufficient permitted capacity to accommodate the project’s 
solid-waste disposal needs; 

• Not comply with federal, state, and local statutes and regulations related to solid waste. 

                                                   
26 Jim Gunderson, Allied Waste of San Mateo County, personal communications, November 10, 2006.  
27 Source:  Allied Waste website.  [http://www.alliedwastesanmateocounty.com/about_allied_waste.cfm] and 
California Integrated Waste Management Board, Active Landfill Profile for Ox Mountain Sanitary Landfill 
[http://www.ciwmb.ca.gov/Profiles/Facility/Landfill/LFProfile1.asp?COID=1&FACID=41-AA-0002]. 
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4.11.2.2 Water Service and Water Supply 
 
Based upon studies completed for the Kaiser Permanente Redwood City Medical Center Master Plan 
Final Environmental Impact Report in 2003, new hospital uses could use approximately 0.27 gallons 
per square foot per day and new medical office building uses could use an estimated 0.18 gallons per 
day per square foot.28   Using these rates, the net increase in water use at full build-out of Area A is 
summarized in Table 4.10-1.  
 

Table 4.10-1 
Estimated New Water Demand 

Use Square Footage Use Rate* 
(gallons/day/square foot) 

Water Use 
(gallons/day) 

Existing Uses 
Hospital 343,273** 0.27 92,684 
Skilled Nursing 47,750 0.18 8,595 
Landscaping*** 114,949 0.0717 8,242 

Subtotal 109,521 
Proposed Uses 
Hospital    

Existing after 
demolition 

292,674 0.27 79,022 

   New Pavilion 165,103 0.27 44,578 
Medical Office 
Building 

50,000 0.18 9,000 

Landscaping*** 113,157 0.0717 8,113 
Subtotal 140,713 

31,192 gallons/day Net Estimated Increase in Water Use 34.9 acre-feet/year 
*Per Redwood City Standard Attachment Q, the water demand for general hospitals is 0.27 gallons per square foot 
per day and the water demand for medical office buildings is 0.18 gallons/square foot/day. 
**Hospital area without freestanding buildings. 
***Landscape water demand based upon Redwood City Standard Attachment Q. 
Source:  DES Architects + Engineers, October 2006 

 
At full build-out, the proposed hospital and medical office expansion could result in an increased 
water demand of approximately 31,192 gallons per day for new hospital uses and medical office 
building uses.   
 
Under Senate Bill (SB) 221 and SB 610, a water supply assessment is required for a development 
project that would have a water demand equal to at least 500 residences to determine whether 
projected water supplies can meet the project’s anticipated water demand.  Based upon guidance 
from the California Department of Water Resources, the water demand of 500 residential units is 
approximately 125 acre-feet per year (0.3-0.5 acre-feet per residential unit per year).  The proposed 
redevelopment of the Sequoia Hospital campus would generate an increased water demand of up to 
44 acre-feet.  A SB 610 water supply assessment, therefore, is not required. 
 

                                                   
28 Jon Lynch, City Engineer, City of Redwood City, written communications, August 18, 2006. 
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Proposed Water Conservation Measures 
 
In conformance with the City’s Urban Water Management Plan, the proposed project will include a 
range of water conservation measures.  These measures include water conserving plumbing fixtures 
such as sensor-operated low flow toilets and sensor-operated low flow faucets, dishwashers, and 
cooling systems in buildings.  Landscape design and maintenance will utilize water-conserving 
irrigation systems, use of water-conserving landscaping, as well as collection and storage of 
rainwater for irrigation.  Irrigation systems will include micro irrigation techniques and the use of 
moisture sensors, clock timers, and weather database controllers. 
 

City-wide Water Supply and Demand 
 
In recent years, Redwood City has used more than its SFPUC contractual supply.  The City’s 
recycled water project will start serving customers in Spring 2007.  The City’s water demand is 
anticipated to be at or below the contracted SFPUC water allocation by 2010 with implementation of 
active and passive water conservation measures as well as continued implementation of the City’s 
water recycling program.   The proposed project could result in an increase in demand of 44 acre-feet 
per year using the existing water supply system, although this could be lower with the conservation 
measures included in the project.  The project’s demand, therefore, would not require new or 
expanded entitlements for water supplies or result in the construction of new water supply facilities 
to serve the site that could have environmental impacts. 
 

Fire Flows 
 

Based upon testing of the existing hydrants on the hospital site, there are no existing deficiencies in 
the fire protection system.29  Water pressures range from approximately 45 to 60 pounds per square 
inch (static and residual) and fire flows range from 653 to 754 gallons per minute.   
 
A booster pump will be required to provide adequate fire flows to the proposed new hospital 
pavilion.30    A new fire pipeline loop will also be required to replace the existing fire loop at the 
location of the proposed hospital pavilion.  The final design of the fire flow system will be reviewed 
and approved by the Redwood City Fire Department prior to the start of building construction.   
 
4.11.2.3 Wastewater Generation and Treatment Plant Capacity 
 
The estimated existing wastewater flow for the hospital is 88,050 gallons per day.  Under the 
proposed project, the renovated hospital and new hospital pavilion would generate an estimated 
117,420 gallons of wastewater per day.  The proposed medical office building would generate 
approximately 8,500 gallons of wastewater per day.  The estimated total wastewater flows within the 
Sequoia Hospital campus would be 125,970 gallons per day at buildout, a net increase of 
approximately 37,920 gallons per day.31  The proposed project, therefore, would result in an 
incremental increase in wastewater flow of up to approximately 37,920 gallons per day.  The 
implementation of the water conservation measures described above could reduce wastewater 
generation somewhat.  The SBSA treatment facility is currently operating well below its permitted 

                                                   
29 Source:  Lund Pearson McLaughin, Hydrant Test and Area Flow Reports (June 7, 2004 and July 26, 2005). 
30 Source:  Barry Alvord, Syska Hennessy Group, written communications, January 18, 2007. 
31 Source:  Sanitary sewer demand calculations prepared by DES Architects + Engineers, November 7, 2006  per 
City of Redwood City Utility Standards (Attachment L).  Assumes wastewater flows equal to 95% of estimated 
water demand. 
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capacity of 29 mgd.  The proposed project would not generate a sufficient amount of wastewater to 
cause the City to exceed its share of treatment plant capacity. 
 
As discussed in Section 4.8 Hazards and Hazardous Materials, silver in film processing solutions 
used by the radiology department is recovered prior to discharge to the sanitary sewer.   The quality 
of wastewater from the hospital would not substantially change under the proposed project and the 
project would continue to conform to wastewater treatment requirements of the San Francisco 
Regional Water Quality Control Board and SBSA.  
  
Redevelopment of the Sequoia Hospital campus under the proposed Precise Plan, therefore, would 
not result in a significant impact to wastewater facilities.   
 
4.11.2.4 Wastewater Infrastructure 
 
The project area is served by the City’s existing sanitary sewer system.  There are no known 
deficiencies in the project area.32  As previously noted, the City of Redwood City currently is 
conducting a city-wide hydraulic study of the sanitary sewer system to determine any capacity 
problems.  The proposed project may be required to make a fair share contribution to for sanitary 
main upsizing, if needed, downstream of the site.  It is anticipated that any future upgrades to the 
system would be located within street rights-of-way and would not result in substantial physical 
impacts. 
 
4.11.2.5 Stormwater Drainage System 
 
As discussed previously in Section 4.7.2.3 Stormwater Drainage Impacts, discharge of peak storm 
water flows to the City’s stormwater system from hospital roofs and parking lots are proposed to be 
similar to existing conditions.  This will be confirmed in a drainage analysis completed as a part of 
the final design process and reviewed and approved by the City Engineer. 
 
Peak flows from the parking areas and roof tops of the proposed Medical Office Building are also 
planned to be similar to existing conditions.  The drainage analysis to be completed as a part of final 
site design will confirm flows and verify points of connection. 
 
Redevelopment within Area A of the Precise Plan area, therefore, would not result in substantial new 
stormwater runoff or capacity impacts to the stormwater collection system within the project vicinity.  
 
4.11.2.6 Solid Waste Impacts 
 
The existing hospital facility generated approximately 334 tons of solid waste per year and 43 tons of 
medical waste between July 2005 and June 2006.  During the same period, approximately 373 tons of 
paper, cardboard, plastics, aluminum, and wood were recycled by Sequoia Hospital.33  Solid waste 
generation and recycling would increase roughly in proportion to the increase in building area of the 
facility.  Recycling and waste reduction strategies, including recycling of cardboard and white paper 
and cans and bottles, will continue to be used at the site as part of an overall solid waste plan to 
minimize the generation of solid waste from inpatient, outpatient and office uses on the site.  
 

                                                   
32 Chris Boyle, DES Architects + Engineers, personal communications, based upon discussions with City staff. 
33 Source: Eddie McCarthy, Director of Facilities, Sequoia Hospital, written communications (CHW Hospital 
Reporting, Waste Analysis for Fiscal Year 2006). 
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The proposed redevelopment includes demolition of existing structures. Drywall, wood, metal, 
cardboard, and plastic will be recycled during demolition and construction by building contractors.  
This would reduce the amount of solid waste disposed of in landfills.   
 
As previously discussed, most waste would be disposed of at the Ox Mountain Sanitary Landfill in 
Half Moon Bay.  This facility has adequate capacity until 2027 and would be able to accommodate 
the increased solid waste generation from the Sequoia Hospital campus.  Therefore, there would be 
no impact to solid waste services from the proposed project.  
 
4.11.3 Standard Conditions and Mitigation Measures 
 
4.11.3.1 Standard Conditions 
 
Implementation of the following Standard Condition would avoid adverse impacts to the City’s 
stormwater system. 
 
Standard Condition 4.11-1: Stormwater discharge will be analyzed during the final design phase 

and the design will follow all approved procedures in the STOPPP 
Hydromodification Management Plan (HMP).  Meeting the flow 
duration control criteria generally requires some type of detention 
and/or infiltration facilities that reduce the volume and control the rate 
of post-project discharge. 

 
4.11.3.2 Mitigation Measures 
 
No mitigation is required. 
 
4.11.4 Significant Unavoidable Adverse Impacts 
 
The proposed redevelopment of the Sequoia Hospital campus (Area A) will not result in significant 
unavoidable impacts to utilities or services.   
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4.12  ENERGY 
 
This section was prepared pursuant to Appendix F of the CEQA Guidelines, which requires that EIRs 
include a discussion of the potential energy impacts of projects, with particular emphasis on avoiding 
or reducing inefficient, wasteful, and unnecessary consumption of energy.  The information in this 
section is based largely on data and reports produced by the California Energy Commission and the 
Energy Information Administration of the U.S. Department of Energy.   
 
4.12.1 Existing Setting 
 
Energy use on the site currently includes operational energy for buildings (heating, cooling, and 
lighting) and equipment, energy consumption for automobile travel, and energy requirements for 
pumping irrigation water and landscape maintenance.  
 
4.12.1.1 Overview 
 
Energy consumption is analyzed in an EIR because of the environmental impacts associated with its 
production and usage.  Such impacts include the depletion of nonrenewable resources (e.g., oil, 
natural gas, coal, etc.) and emissions of pollutants during both the production and consumption 
phases.   
 
Energy usage is typically quantified using the British Thermal Unit (Btu).  As points of reference, the 
approximate amount of energy contained in a gallon of gasoline, a cubic foot of natural gas, and a 
kilowatt hour (kWh) of electricity are 123,000 Btus, 1,000 Btus, and 3, 400 Btus, respectively. 
Energy conservation is embodied in many federal, state, and local statutes and policies.  At the 
federal level, energy standards apply to numerous products (e.g., the EnergyStarTM program) and 
transportation (e.g., fuel efficiency standards).  At the state level, Title 24 of the California 
Administrative Code sets forth energy standards for buildings, rebates/tax credits are provided for 
installation of renewable energy systems, and the Flex Your Power program promotes conservation 
in multiple areas.   
 
In the area of health care and hospitals, the Green Guide for Health CareTM provides measurable 
strategies for sustainable design integrating enhanced environmental and health principles practices 
into the planning, design, construction, operation, and maintenance of facilities.34  Hospitals and 
other health care facilities pose a unique challenge to energy efficiency due to 24 hour operations, 
water and energy use intensity, chemical use, infection control requirements, and regulatory 
requirements.   
 
The organizational structure of the Green Guide for Health CareTM is based on the U.S. Green 
Building Council’s Leadership in Energy and Environmental Design Green Building Rating System 
(LEED®).  LEED is a voluntary, consensus-based national standard for developing sustainable 
buildings with a high level of performance.  Based on well-founded scientific standards, LEED 
provides a complete framework for assessing building performance and meeting sustainability goals.  
State of the art strategies for sustainable site development, water savings, energy efficiency, materials 
selection, and indoor environmental quality are emphasized.35 
 

                                                   
34 Green Guide for Health Care, http://www.gghc.org/about.cfm.  
35 U.S. Green Building Council, http://www.usgbc.org/.  
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4.12.1.2 Statewide and Health Care Building Energy Use 
 
The Energy Information Administration (EIA) of the U.S. Department of Energy estimates that in 
2002, total energy usage in California was 7,984 trillion Btus.  Of this energy, 18 percent was used 
by the residential sector, 19 percent by commercial, 24 percent by industrial, and 39 percent by 
transportation. By source, coal provided one percent (70,000 short tons) of energy in California, 
natural gas 28 percent (2,267 billion cubic feet), petroleum 47 percent (681 million barrels), nuclear 
five percent (34 billion kWh), hydroelectric power four percent (31 billion kWh), and biomass two 
percent (175 trillion Btus).36  
 
Given the nature of the proposed project, the remainder of this discussion will focus on energy 
consumption for commercial uses and in buildings related to health care.  According to the EIA, 
commercial buildings include all buildings in which at least half of the floor space is used for a 
purpose that is not residential, industrial, or agricultural.37  In 1999, health care buildings in the U.S. 
used 515 trillion Btu of total energy, which was nine percent of the total energy consumption for all 
commercial buildings.  Since health care buildings accounted for only four percent of commercial 
floor space, this means that their energy intensity was well above average. 
 

Electricity 
 
In 1999, healthcare buildings in the U.S. consumed a total of 68 billion kWh of electricity.38  Overall, 
the U.S. consumed roughly 3.5 trillion kWh of electricity in 1999.39  Electricity used in health care 
buildings represents approximately two percent of overall consumption.  In-patient health care 
buildings used by far the most electricity of any commercial building with a rate of 4.6 million kWh 
per building.  The average electricity usage for commercial buildings as a whole was only 207,000 
kWh per building.  However, health care buildings place second to food sales and services buildings 
in electricity use per square foot with 23.3 kWh for general health care and 27.1 kWh for in-patient 
care.  The national average for commercial buildings was only 13.8 kWh per square foot.40     
 
The EIA estimates that in 2003, California used a total of 238.7 billion kWh of electricity.  
Approximately 45 percent of that electricity went to commercial uses, 34 percent to residential, and 
21 percent to industrial.41  Electricity in California comes from a variety of sources.  In 2005, 
approximately 78 percent of electricity was produced in-state, while the remaining 22% was 
imported from other parts of the country.  Of the electricity produced within California, 
approximately 38 percent came from natural gas, 14 percent from nuclear, 17 percent from hydro, 20 
percent from coal, and 11 percent from renewable sources.42   
 

                                                   
36 Energy Information Administration, State Energy Consumption, Price, and Expenditure Estimates, 2002, 
http://www.eia.doe.gov/emeu/states/state.html?q_state_a=ca&q_state=CALIFORNIA.  
37 Energy Information Administration, Commercial Buildings Energy Consumption Survey, 2006, 
http://www.eia.doe.gov/emeu/cbecs/.  
38 Energy Information Administration, 1999 Building Activities, 1999, 
http://www.eia.doe.gov/emeu/cbecs/pba99/healthcare/healthconstable.html#Elec.  
39 Energy Information Administration, Internal Electricity Consumption, 1999, 
http://www.eia.doe.gov/emeu/international/electricityconsumption.html.  
40 Energy Information Administration, 1999 Building Activities, 1999, 
http://www.eia.doe.gov/emeu/cbecs/pba99/compareelecuse.html.  
41 Energy Information Administration, State Energy Consumption, Price, and Expenditure Estimates, 2003, 
http://www.eia.doe.gov/emeu/states/_seds_updates.html.  
42 California Energy Commission, California’s Major Sources of Energy, 2005, 
http://www.energy.ca.gov/html/energysources.html.  
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Electricity supply in California involves a complex grid of power plants and transmission lines 
located in the Western United States, Canada, and Mexico.  The issue is complicated by market 
forces that became prominent after 1998, which is when a new regulatory environment commonly 
referred to as “deregulation” took effect in California.  Supply is further complicated by the fact that 
peak demand for electricity is significantly higher than the off-peak demand.  For example, in August 
2004, peak electric demand – due in large part to hot weather – reached a record high of 44,497 
megawatts, which is almost double the lowest demand period.43 
 
In 2000-2001, electric demand exceeded supply on various occasion, which required utilities is 
institute systematic rotating outages to maintain the stability of the grid and to prevent widespread 
blackouts. Since that time, additional generating capacity has come on-line and upgrades to various 
transmission lines continue to occur.   
 
According to the California Energy Commission’s 2003 Integrated Energy Policy Report, the current 
outlook is that California will have an adequate supply of electricity through 2009.  However, the 
report notes that peak demand reserve shortages could return by 2006.  Furthermore, the 2004 update 
to that report states that if hot weather conditions occur in 2006 and beyond, reserve margins may fall 
below the levels needed to maintain system reliability.44     
 

Natural Gas 
 

In 1999, health care buildings as a whole in the U.S. consumed a total of 211 billion cubic feet of 
natural gas.45  Overall, the U.S. consumed roughly 26.8 trillion cubic feet of natural gas that same 
year.46  Health care buildings represented less than one percent of overall natural gas consumption.  
Per building, health care facilities used an average of 2.9 trillion cubic feet of natural gas in 1999, 
well above the national average of 736 billion cubic feet for commercial buildings.  In-patient health 
care buildings in particular had a much higher consumption rate of roughly 20 billion cubic feet per 
building.  Per square foot, health care buildings in general consumed 92.2 cubic feet of natural gas 
while in-patient facilities consumed 113.2 cubic feet.  The national average for commercial buildings 
was only 43.2 cubic feet per square foot.47  
   
The EIA estimates that in 2003, California used over 2.2 trillion cubic feet of natural gas.  Of that 
total, 32 percent was used to generate electricity, 22 percent was for residential uses, 12 percent for 
commercial uses, and 34 percent for industrial uses.  The natural gas is obtained from multiple 
sources.  In 2004, roughly 16 percent came from within the state, with 36 percent coming from the 
Southwest, 24 percent from the Rockies, and 24 percent from Canada.48 
 
According to the California Energy Commission’s 2003 Integrated Energy Policy Report, the current 
outlook is that Northern California will have an adequate supply of natural gas through 2007.  
However, the report notes that meeting peak demand under extreme weather conditions may require 

                                                   
43 California Independent System Operator, 8/11/04 
44 California Energy Commission, Integrated Energy Policy Report: 2004 Update, October 2004, 
http://www.energy.ca.gov/2004_policy_update/documents/2004-10-21_100-04-006CTF.PDF.  
45 Energy Information Administration, 1999 Building Activities, 1999, 
http://www.eia.doe.gov/emeu/cbecs/pba99/healthcare/healthconstable.html.  
46 Energy Information Administration, International Natural Gas Consumption, 1999, 
http://www.eia.doe.gov/emeu/international/gasconsumption.html.  
47 Energy Information Administration, 1999 Building Activities, 1999, 
http://www.eia.doe.gov/emeu/cbecs/pba99/comparenatgasuse.html.  
48 California Energy Commission, California’s major Sources of Energy, 2005, 
http://www.energy.ca.gov/html/energysources.html.  
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gas infrastructure improvements (e.g., additional pipeline capacity) earlier than currently 
programmed.     
 
4.12.2  Energy Impacts 
 
The 18-acre Precise Plan Area is divided into two areas, Area A and Area B.  No redevelopment is 
currently proposed in Area B.  The following discussion of impacts, therefore, focuses on the 
redevelopment of the 13-acre Area A.   
 
4.12.2.1 Thresholds of Significance 
 
For the purposes of this EIR, an energy impact is considered significant if the project will: 
 
• use fuel or energy in a wasteful manner; or 
• result in a substantial increase in demand upon energy resources in relation to projected 

supplies, or 
• result in longer overall distances between jobs and housing. 
 
4.12.2.1 Construction 
 
Construction on the site would involve the use of energy for site redevelopment, including 
demolition, the manufacture and transportation of building materials, site preparation (e.g., removal 
of pavement and grading), and the actual construction of buildings.  Portions of the site will be 
remodeled to meet seismic safety requirements rather than being demolished. 
 
During construction, the project proposes to recycle wood, wall board, cardboard, metal, and plastic 
materials. 
 
Redevelopment of the Sequoia Hospital campus under the proposed Precise Plan, therefore, would 
not result in use of fuel or energy in a wasteful manner. 
 
4.12.2.2 Design and Operation 
 
The operational phase will consume energy for multiple purposes including, but not limited to, 
building heating and cooling, lighting, water heating, the operation of appliances and electronic 
equipment, and office equipment.    
 
Energy consumption would be reduced through a variety of energy conservation measures.  Some of 
these measures are required under state regulations.   The new medical office building will be 
constructed to meet the requirements of Title 24 of the California Administrative Code, as they 
pertain to energy efficiency.  Specific measures proposed by the project to reduce energy use are 
outlined below.   Redevelopment of the Sequoia Hospital campus under the proposed Precise Plan 
would result in an incremental increase in energy usage on the site, but would not result in the use of 
fuel or energy in a wasteful manner. 
 
Boilers and chillers would comply with PG&E “Saving by Design” energy requirements.  High 
efficiency fluorescent lighting would be utilized throughout the site, as well as high efficiency motors 
on all fans and pumps.  All heating and cooling process piping would be insulated, and energy 
efficient transformers would be used.   Other operational energy conserving measures include: 
 
• Use of Variable Frequency Drives (VFD) on all motors with variable demand 
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• Installation of heating, ventilation and air conditioning (HVAC) systems with an economizer 
mode 

• Integrated lighting controls 
• Energy efficient transformers 
• Use of stored rainwater, reducing pumping and transmission 
• Use of water conserving plants reducing water demand 
• On-site recycling of cardboard, paper and cans. 
 
4.12.2.3 Transportation and Energy Use 
 
Operational energy will also be consumed during each vehicle trip associated with the proposed 
residential, institutional and special facilities uses.  The distance between residential areas and 
medical services and residential areas and medical services employment would not change under the 
proposed project. 
 
The project site is located on an arterial street with bus service and proposes to install carpool 
parking and bicycle lockers to facilitate the use of alternative transportation. 
 
Redevelopment of the Sequoia Hospital campus under the proposed Precise Plan, therefore, would 
not result in use of fuel for transportation in a wasteful manner or substantially change the distance 
between residences and jobs. 
 
4.12.3 Standard Conditions and Mitigation Measures 
 
No additional mitigation is required. 
 
4.11.4 Significant Unavoidable Adverse Impacts 
 
Redevelopment of the Sequoia Hospital campus under the proposed Precise Plan would not result in 
the use of energy in a wasteful manner or a substantial increase in demand upon energy resources in 
relation to projected supplies.  
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4.13  PUBLIC SERVICES 
 
4.13.1 Overview 
 
Unlike utilities and service systems, public facilities and services are provided to the community as a 
whole, usually from a central location or from a defined set of nodes.  The resource base for delivery 
of these services, including the physical service delivery mechanisms, is financed on a community-
wide basis, usually from a unified or integrated financial system.  The service delivery agency can be 
a city, county, service or other special district.  Usually, new development will create an incremental 
increase in the demand for these services; the amount of demand will vary widely, depending on both 
the nature of the development (residential vs. commercial, for instance) and the type of services, as 
well as on the specific characteristics of the development (such as senior housing vs. family housing). 
 
The impact of a particular project on public facility services is generally a fiscal impact.  By 
increasing the demand for a type of service, a project could cause an eventual increase in the cost of 
providing the service (more personnel hours to patrol an area, additional fire equipment needed to 
service a tall building, etc.).  That is a fiscal impact, not an environmental one.  CEQA does not 
require an analysis of fiscal impacts. 
 
CEQA analysis is required if the increased demand is of sufficient size to trigger the need for a new 
facility (such as a school or fire station), since the new facility would have a physical impact on the 
environment.  CEQA requires that an EIR then identify and evaluate the physical impacts on the 
environment that such a facility would have.  To reiterate, the impact that must be analyzed in an EIR 
is the impact that would result from constructing a new public facility (should one be required), not 
the fiscal impact of a development on the capacity of a public service system. 
 
4.13.2 Existing Setting 
 
4.13.2.1 Police Protection Services 
 
The Redwood City Police Department (RCPD) is located at 1301 Maple Street, approximately 2.4 
miles northeast of the project site.  The Department maintains a staff of 92 sworn personnel 
(administration included) with a service ratio of 1.22 employees/1,000 residents, and 47 non-sworn 
personnel with a service ratio of 0.62 employees/1,000 residents.49   
 
The RCPD divides the City into eight geographic beats, with at least one officer assigned to each 
beat 24 hours a day.  The project area is patrolled by an average of 1-2 officers at all times.  The 
patrolling officers are primarily vehicular mobile patrol units.  Motorcycle traffic enforcement units 
are also available city-wide when needed.  In 2005, the total number of calls for service from Sequoia 
Hospital was 158.50 
 
4.13.2.2 Fire Protection Services 
 
Fire protection services to the project site are provided by the Redwood City Fire Department 
(RCFD).  The RCFD is comprised of 70 staff members, 5 engines, and 1 ladder truck.  The 

                                                   
49 Lisa Rumbaugh, Administrative Secretary, Redwood City Police Department, telephone communications, July 11, 
2006. 
50 Jennifer Meuere, Lead Dispatcher, Redwood City Police Department, telephone communications, July 13, 2006. 
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Department maintains a service ratio of approximately three staff members/10,000 residents.51  In 
2005, RCFD received 6,492 total calls, 62.5 percent of which were emergency medical calls.  For 
that year, a response time of five minutes or less was achieved 83 percent of the time with an average 
turn-out time of 71 seconds, well below the San Mateo County standard of 90 seconds.  For 2006, 
RCFD set a response time goal of five minutes or less 85 percent of the time.52  The Department 
responds to the following: public assistance, medical emergencies, water rescue, vehicle accidents, 
hazardous materials spills, fires in single-residence homes, fires in high-rise buildings or hospitals.53  
All development proposals in the City are routed to the fire department for review.54   
 
Of the five fire stations maintained by the Department (9, 10, 11, 12, and 20), Station #10 would be 
the first responding station for the site.  This station is located at 2190 Jefferson Avenue, 
approximately 1.1 miles southeast of the project area.  It is currently equipped with one in-service 
fire engine and one reserve fire engine.  Station #9, the Department’s headquarters located at 755 
Marshall Street, houses the first responding ladder truck and is roughly 1.8 miles east of the project 
site.  The ladder truck is equipped to handle fires in high-rise buildings and hospitals.  For a full 
assignment call to the hospital, Engines 10 and 12 from RCFD and Engine 16 from the Belmont-San 
Carlos Fire Department would be the first due units, along with ladder truck 9 and Battalion 3 from 
RCFD.55   
 
4.13.2.3 Schools 
 
The project site is within the boundaries of the Redwood City School District (K-8). According to the 
School District’s website, the District serves approximately 8,000 students and has 1,100 employees 
in 17 schools.   The project site is also served by the Sequoia Union High School District which has 
four high schools, one continuation school, and one adult school.  According to the District’s 
website, the high schools serve approximately 7,300 students and the adult school serves over 8,000 
students.  The School District employs nearly 700 workers.56     
 
4.13.2.4 Parks 
 
The Redwood City Parks, Recreation, and Community Services Department is responsible for the 
operation of 30 parks totaling approximately 225 acres within the City.  There are approximately 
2.99 acres of parks per 1,000 residents.57   The parks range from 0.25 acres to 40 acres in size. 58   
The closest park to the site is Dove Beeger Park.  Dove Beeger Park is located across the street from 
the project site at Whipple Avenue and Circle Road.  The park is one acre in size and has a play area, 
benches, and a picnic area.   
 

                                                   
51 Louis Vella, Administrative Chief/Fire Marshall, Redwood City Fire Department, written communication, July 
17, 2006. 
52 City of Redwood City, CA Recommended/Adopted Budget, FY 2006/2008. 
53 Redwood City Fire Department, http://www.redwoodcity.org/fire/operations/equipment.html.  
54 Louis Vella, Administrative Chief/Fire Marshal, Redwood City Fire Department, written communication, July 17, 
2006. 
55 Louis Vella, Administrative Chief/Fire Marshal, Redwood City Fire Department, written communication, July 17, 
2006. 
56 Sequoia Union High School District, http://www.seq.org/content/view/13/26/.  
57 Gary Hover, Superintendent, Redwood City Parks, Recreations, and Community Services Department, written 
communication, July 11, 2006 
58 City of Redwood City, Parks Recreation and Community Services, 
http://www.redwoodcity.org/parks/parksandpools/locations.html.  
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4.13.2.5 Other Public Facilities:  San Mateo Medical Center 
 
The San Mateo Medical Center is a County of San Mateo program of healthcare that provides 
inpatient services, outpatient services, and long-term care.  This public health care system includes an 
acute care hospital in the City of San Mateo and 12 clinics, including the Fair Oaks Clinic, Fair Oaks 
Children’s Clinic, and Sequoia Teen Wellness Center in the City of Redwood City.  Over 40,000 
people per year are served at the clinics in the San Mateo Medical Center system.59 
 
The County’s acute care hospital is located approximately 5.5 miles northwest of the Sequoia 
Hospital site.   
 
Long-term care services through the San Mateo Medical Center system include skilled rehabilitation, 
long-term care nursing, skilled nursing, and end-of-life care.    
 
4.13.3 Public Facilities and Services Impacts  
 
The 18-acre Precise Plan Area is divided into two areas, Area A and Area B.  No redevelopment is 
currently proposed in Area B.  The following discussion of impacts, therefore, focuses on the 
redevelopment of the 13-acre Area A.   
 
4.13.3.1 Thresholds of Significance 
 
For the purposes of this EIR, a public facilities and services impact is considered significant if the 
project will result in: 
 
• substantial adverse physical impacts associated with the provision of new or physically 

altered governmental facilities, need for new or physically altered governmental facilities, 
need for new or physically altered governmental facilities, the construction of which could 
cause significant environmental impacts, in order to maintain acceptable service ratios, 
response times or other performance objectives for any of the public services. 

 
4.13.3.2 Police and Fire Services Impacts 
 
Redevelopment of the Sequoia Hospital campus with the proposed hospital and medical office 
building uses will generate a small incremental increase in the demand for police and fire protection 
services.  Given the size of the proposed redevelopment and the existing uses on the site, the increase 
in demand for services is not anticipated to result in the need for additional staff, equipment, or 
facilities for police or fire services. 
 
Buildings will be built to meet current Building and Fire Code standards, including requirements 
for acute care hospitals.  Access to the site for emergency vehicles, such as fire trucks, will be 
provided from project driveways on Whipple Avenue and Alameda de las Pulgas.  Adequate access 
for fire fighting equipment will be provided around new buildings and on internal driveways.  Access 
will also be maintained during all phases of construction (refer to Appendix B).  The proposed 
redevelopment proposals will be reviewed by the RCFD for review for conformance with code 
standards. 
 
The Redwood City Architectural Review Board (and Redwood City Police and Fire Departments) 
will review project plans for safe access, fire and life safety, and lighting prior to the issuance of 
                                                   
59 Source:  San Mateo Medical Center website [www.sanmateomedicalcenter.org; July 14, 2006]. 
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building permits for the medical office building and parking garages.  The building permit for the 
hospital will be issued by the California Office of Statewide Health Planning and Development 
(OSHPD) and fire and life safety within the building will be reviewed by this agency.   
 
While the proposed redevelopment of the site could slightly increase calls for police and fire 
department services, it would not require the construction of new police or fire department facilities 
that could have environmental impacts. 

 
4.13.2.4 Parks Impacts 

 
Visitors and employees of Sequoia Hospital and adjacent medical office buildings will continue to 
use public park facilities in the City, especially Dove Beeger Park, across Whipple Avenue from the 
site.  The proposed redevelopment of the Sequoia Hospital campus, which will include new garden 
areas for use by visitors and employees, would not require the construction of new public parks or 
result in substantial physical impacts to existing facilities.  Public parks, therefore, would not be 
significantly impacted by the proposed project and would not require the construction of new public 
park facilities that could result in environmental impacts. 

 
4.13.2.5 Other Facilities:  San Mateo Medical Center 
 
The proposed project would not increase or decrease the number of beds for acute care at Sequoia 
Hospital or substantially change the existing provision of long term care (i.e., non-acute care/skilled 
nursing services) on the site.  Although the project includes the demolition of the existing skilled 
nursing facility, approximately 22 beds for rehabilitation and skilled nursing services will be 
provided within the existing hospital structure.  The proposed project, therefore, would not require 
the construction of new public health care facilities at the San Mateo Medical Center that could result 
in environmental impacts. 
 
4.13.3 Standard Conditions and Mitigation Measures 
 
No mitigation is required. 
 
4.13.4 Significant Unavoidable Adverse Impacts 
 
Redevelopment of the Sequoia Hospital campus under the proposed Precise Plan would not result in 
substantial impacts to public services.
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4.14  POPULATION AND HOUSING 
 
4.14.1  Existing Setting 
 
4.14.1.1 Population, Housing and Employment  
 
According to the Association of Bay Area Governments (ABAG) in Projections 2005, the City of 
Redwood City’s population in 2000 was 75,402 with 28,060 households.  For 2020, the projected 
population is 87,100 with 40,580 households.60  This projected growth represents an increase of 15.5 
percent in population and 45 percent in the number of households over twenty years.   
 
ABAG projects that total employment in Redwood City will reach 55,460 by the year 2010 and 
61,290 by 2020.  The City of Redwood City is projected to experience substantial, constant growth 
through 2030.61 
 
The projections made by ABAG incorporate and consider a Smart Growth62 Vision of new growth 
near transit and existing downtowns.  Smart Growth policies and programs are anticipated to have an 
increasing effect over the next thirty years.  The 2030 Growth Concept in ABAG Projections 2005 
for Redwood City shows a concentration of mixed-use areas and town centers and high employment 
centers between El Camino Real and US 101.   
 
In Redwood City, a Downtown Precise Plan that incorporates these policies and goals is currently 
undergoing public review.  The Downtown Precise Plan aims to provide a “roadmap” for 
development with a mix of uses, substantial new housing opportunities, multi-modal transportation 
links, and network of public spaces that encourage walking and lingering.   
 
In a wider view, the population of San Mateo County in 2000 was 707,163 with 254,104 households.  
For 2020, the projected population is 806,500 with 289,550 households.  Since 2000, the number of 
jobs in the County has decreased, but jobs are anticipated to increase over the next 20-25 years to 
400,000 by 2015 and 507,090 by 2030.  San Mateo County has a substantial job pool and is located 
between the major job centers of San Francisco and Silicon Valley in northern and central Santa 
Clara County.   Throughout the area, there is an interregional commute between housing and jobs. 
 
Table 4.14-1 summarizes projected population growth in Redwood City and several Bay Area 
counties.  Projected job growth is summarized in Table 4.13-2.   
 

Jobs/Housing Balance 
 

A ratio of jobs to employed residents within a community can be used to evaluate the balance of jobs 
and housing.  A ratio of more than one indicates that there are more jobs in a community than 
employed residents.  In Redwood City and San Mateo County there are slightly more jobs than 
employed residents.   The jobs/housing balance is summarized in Table 4.13-3. 
 
A jobs/housing imbalance can be problematic regionally because it results in longer commutes 
between jobs and residences. For cities or counties with fewer jobs than employed residents, this  

                                                   
60 Source:  Association of Bay Area Governments, Projections 2005, December 2004. 
61 Source:  Association of Bay Area Governments, Projections 2005, December 2004. [page 187] 
62 ABAG defines Smart Growth as development that reflects higher densities, mixed use, and a higher proportion of 
housing and employment growth in urban areas, particularly near transit stations and along transit corridors, as well 
as in town centers. 
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Table 4.14-1 

Population of Redwood City, San Mateo County, and Other Bay Area Counties, 2000-2030 
 2000 2005 2010 2020 2030 
Redwood City 
(Jurisdictional Boundary) 75,402 77,300 79,200 87,100 94,300 

Redwood City  
(Sphere of Influence) 99,210 101,700 104,500 114,200 122,300 

San Mateo County 707,163 723,200 741,000 806,500 848,400 
Santa Clara County 1,682,585 1,750,100 1,855,500 2,073,300 2,267,100 
Alameda County 1,443,741 1,517,100 1,584,500 1,714,500 1,884,600 
San Francisco County 776,733 798,000 810,700 859,200 924,600 
Source: Association of Bay Area Governments, Projections 2005, December 2004 

 
 

Table 4.14-2 
Projected Employment Trends in San Mateo County and Redwood City, 2010-2025 

Growth Location 2010 2020 2030 
2010-2020 2020-2030 

San Mateo County 368,390 433,860 507,090 65,470 (17.8%) 73,230 (16.9%) 
Redwood City 60,810 67,270 76,550 6,460 (10.6%) 8,280 (12.3%) 
Source: Association of Bay Area Governments, Projections 2005, December 2004. 
Note: Redwood City employment is for the City and its Sphere of Influence. 

 
 

Table 4.14-3 
Jobs/Housing Ratio 

 2000 2005 2010 2020 2030 
Redwood City* 

Jobs 63,780 55,040 60,810 67,270 71,590 
Employed Residents 52,984 45,630 50,200 58,510 68,570 
Jobs/Housing Ratio 1.2 1.2 1.2 1.1 1.0 

San Mateo County 
Jobs 386,590 336,460 368,390 433,860 507,090 

Employed Residents 369,725 318,600 348,100 403,900 464,600 
Jobs/Housing Ratio 1.0 1.1 1.1 1.1 1.1 

Source: Association of Bay Area Governments, Projections 2005, December 2004 
*Redwood City Sphere of Influence 
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imbalance might result in financial hardships for a city due to the costs associated with providing 
services to residential land uses in relation to revenue generated. 

 
Housing Patterns--Sequoia Hospital Employees 

 
Approximately 1,075 persons are currently employed at Sequoia Hospital.  Employment generally 
increases during winter months when demand for medical care at the hospital is greatest.  Employees 
at the existing Sequoia Hospital facility live throughout the Bay Area and in other parts of the state.  
A few employees also list out-of-state residences, but none of these employees work at remote 
locations. 
 
In 2004, almost one-quarter of employees lived in Redwood City and two-thirds lived in San Mateo 
County.  Approximately 28 percent lived in other counties in the San Francisco Bay Area.  Four 
percent or less lived outside the Bay Area. 
 

Table 4.14-4 
Sequoia Hospital Employee Residence Pattern* 

Location Number of Employees Percentage 
Redwood City** 235 22% 
San Mateo County 726 68% 
Santa Clara County 138 13% 
Alameda County 122 11% 
San Francisco County 42 4% 
Other Bay Area Counties 14 1% 
Central Valley Counties 23 2% 
Remaining Counties in California 8 <1% 
Out of State 2 <1% 
Total 1,075 100% 
Notes: 
*Sequoia Hospital employee data for 2004 (Kathy Romano, Chief Operating Officer, Catholic Healthcare West). 
**Employees residing in Redwood City are also included in the total for San Mateo County.   

 
 
4.14.2  Population and Housing Impacts 
 
The 18-acre Precise Plan Area is divided into two areas, Area A and Area B.  No redevelopment is 
currently proposed in Area B.  The following discussion of impacts, therefore, focuses on the 
redevelopment of the 13-acre Area A.   
 
4.14.2.1 Thresholds of Significance 
 
For the purposes of this EIR, a population and housing impact is considered significant if the project 
will: 
 
• induce substantial population growth in an area, either directly (for example, by proposing 

new homes and businesses) or indirectly (for example, through extension or roads or other 
infrastructure); or 

• displace substantial numbers of existing housing, necessitating the construction of 
replacement housing; or 
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• displace substantial numbers of people, necessitating  the construction of replacement 
housing elsewhere. 

 
4.14.2.2 Direct Impacts to Housing 
 
The proposed redevelopment of the Sequoia Hospital campus (Area A) would not displace or directly 
impact permanent housing. 

 
4.14.2.2 Changes in Employment 
 

Proposed New Employment 
 
The existing Sequoia Hospital employs approximately 1,075 persons.  A maximum of approximately 
440 employees are on-site at the same time.63  Under the proposed project, the decompression of 
hospital facilities within the hospital campus is projected to result in minimal changes to Sequoia 
Hospital’s on-site employment.  There would be an intensification of use of the facilities; however, 
total employment would remain approximately the same, with the exception of the addition of 
employees at the new medical office building.  The proposed new medical office building would 
employ approximately 150-175 persons.64   
 
Total employment in Redwood City is expected to increase by 65,470 jobs from 2010 to 2020 and by 
73,230 jobs between 2020 and 2030.  The anticipated increase in employees in medical service jobs 
on the Sequoia Hospital campus would be approximately 150-175 persons, or 0.3 percent of 
projected job growth in Redwood City from 2010 to 2020.  Employment generated by redevelopment 
of the Sequoia Hospital campus would account for only a small proportion of the projected growth in 
the City.  The proposed project, therefore, is not anticipated to result in substantial employment or 
population growth. 
 

Jobs Housing Balance 
 

The proposed project would incrementally increase the number of jobs in Redwood City. As 
previously noted, the anticipated new jobs at the Sequoia Hospital campus would be a small 
percentage of the total anticipated job growth in the Redwood City and San Mateo County over the 
next 15 to 25 years.   Based on residential patterns of Sequoia Hospital employees (refer to Table 
4.13-4), approximately two-thirds of new employees are likely to reside in San Mateo County and 
approximately one-quarter could reside in San Francisco, Alameda or Santa Clara Counties.  The 
proposed project, therefore, is not anticipated to substantially affect the jobs housing balance in San 
Mateo County or surrounding counties.  
 
4.14.3 Standard Conditions and Mitigation Measures 
 
No mitigation measures are required. 
 

                                                   
63 Kathy Romano, Chief Operating Officer, Catholic Healthcare West, written communications, May 9, 2006. 
64 Estimated employees for the proposed medical office building is based upon Institute of Transportation Engineers 
trip generation information for Medical-Dental Office Buildings (720) and estimated employees in medical office 
buildings in the Kaiser Permanente Redwood City Medical Center Master Plan EIR, Appendix D. 
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4.14.4 Significant Unavoidable Adverse Impacts 
 
Redevelopment of the Sequoia Hospital campus (Area A) under the proposed Precise Plan would not 
result in population or housing impacts.  
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5. CUMULATIVE IMPACTS   
 
Cumulative impacts, as defined by CEQA, refer to two or more individual effects, which when 
combined, are considerable or which compound or increase other environmental impacts.  
Cumulative impacts may result from individually minor, but collectively significant projects taking 
place over a period of time.  The CEQA Guidelines state (§15130) that an EIR should discuss 
cumulative impacts “when the project’s incremental effect is cumulatively considerable.”  The 
discussion does not need to be in as great detail as is necessary for project impacts, but is to be 
“guided by the standards of practicality and reasonableness.”  The purpose of the cumulative analysis 
is to allow decision makers to better understand the impacts that might result from approval of past, 
present and reasonably foreseeable future projects, in conjunction with the proposed project 
addressed in this EIR. 
 
The Guidelines advise that a discussion of cumulative impacts should reflect both their severity and 
the likelihood of their occurrence.  To accomplish these two objectives, the analysis should include 
either a list of past, present and probable future projects or a summary of projections from an adopted 
general plan or similar document. 
 
The analysis in this section is based upon consideration of a list of approved and pending projects 
within the City of Redwood City at the time of circulation of the Notice of Preparation in May 2006.   
The list of these projects is provided in Table 5-1.  Some of the approved projects have subsequently 
been completed. 
 
5.1  CUMULATIVE IMPACTS 
 
5.1.1  Cumulative Land Use Impacts 
 
Construction of the cumulative projects would be within the boundaries of the City of Redwood City 
and, like the proposed project, generally would consist of redevelopment of previously developed 
sites.  Development on a number of these sites would result in a change of uses and/or an 
intensification of development.   
 
The compatibility of new development with adjacent land uses and the general character of 
surrounding areas are considered as a part of the City of Redwood City’s architectural and 
environmental review processes.   Through appropriate site design and review of these urban 
projects, land use compatibility impacts such as visual intrusion, noise, and shade and shadow 
impacts from tall buildings would be avoided. 
 
The project, and other cumulative development in developed areas of Redwood City, would not 
result in significant cumulative land use compatibility impacts.  
 
5.1.2  Cumulative Transportation Impacts 
 
The cumulative transportation analysis evaluated the cumulative impacts associated with the 
proposed project (a 167-hospital and medical office building). 
 
5.1.2.1  Cumulative Traffic Estimates and Roadway Improvements 
 
Estimated traffic volumes under cumulative conditions consist of background traffic volumes plus 
traffic generated by pending developments near the project site. A growth factor of one  
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Table 5-1 

List of Approved and Pending Projects 
Project Location Land Use Size 

Approved Projects*—Commercial/Retail 
2107 Broadway  Theater/Retail 4,200 Seats/80,000 s.f. 
1 Chesapeake Dr. R&D 541,000 s.f. 
468 Grand Avenue School 222 Students 
3201-15 Oak Knoll Dr. Retail/Mini-Warehouse 8,300 s.f./5,966 s.f. 

1501 Seaport Blvd. Marina/Recreational 
Facility/Restaurant & Retail 

408 Wet Slips/315 Dry Slips/ 67,000 s.f. 

1150 Veterans Medical Facility 641,000 s.f. 
1711 East Bayshore Rd. Mini-Warehouse 564 Units 
1 Cardinal Way School 10,000 s.f. 
2750 El Camino Real Auto Dealership 23,2268 s.f. 
585 Whipple Gas Station 8 Pumps 
890 Broadway School 30,000 s.f. 
601 El Camino Real Auto Dealership 3,816 s.f. 
Mid-Point Technology R&D 246,572 s.f. 
1301 Shoreway Rd.  R&D 106,439 s.f. 
3 Twin Dolphin Dr. Office 22,893 s.f. 
100 Marine World Pkwy Office 50,211 s.f. 
200 Twin Dolphin Dr. Office 3,433 s.f. 
Redwood Shores R&D 413,556 s.f. 
Redwood Shores R&D 195,698 s.f. 
1 & 3 Lagoon Dr. R&D 161,654 s.f. 
Seaport Center R&D 285,347 s.f. 
700-740 Bay Rd. R&D 77,347 s.f. 
100-600 Oracle Pkwy. R&D 85,000 s.f. 
207-209 Electronic Arts 
Pkwy. R&D 17,000 s.f. 

1200-2100 Seaport Blvd. Office 822,245 s.f. 
Approved Projects*-Residential 
1540 El Camino Apartments 58 d.u. 
124-136 Lincoln Ave. Townhomes 8 d.u. 
234-242 Orchard Ave. Single Family 4 d.u. 
Madison Ave. Apartments 3 d.u. 
Pending Projects-Commercial/Retail 
East Bayshore Rd. Apartments/Retail 600 d.u./8,300 s.f. 
369 Main St. Medical Facility 7,800 s.f. 
2300 Middlefield Retail/Gas Station 25,000 s.f/16 Pumps 
876 Seaport Blvd. Industry 60,000 tons 
990 Veteran’s Blvd. Gas Station 8 Pumps 
Peninsula Park Hotel/Retail/Townhomes 200 Rooms/10,000 s.f./796 d.u. 
399 Marine Pkwy. Library 22,000 s.f. 
Stanford Medical Clinics Medical Office 360,000 s.f. 
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Table 5-1 
List of Approved and Pending Projects 

Project Location Land Use Size 
Pending Projects-Residential 
Toyon Way Subdivision Single Family 6 d.u. 
80 Finger Townhomes 9 d.u. 
63 Oakwood Townhomes 5 d.u. 
439 Fuller St. Condos 80 d.u. 
s.f.= square feet 
d.u.= dwelling units 
*Note:  In the transportation analysis, approved projects are included in background traffic volumes. 
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percent per year, recommended by City staff and used in other studies in Redwood City, was applied  
to background volumes. This factor was used to account for regional traffic growth expected in the 
area.  “Cumulative No Project” refers to cumulative conditions without added project traffic. 
 
Redwood City staff does not anticipate any near-term intersection improvements in the vicinity of the 
project site prior to the completion of the rebuilding and expansion of Sequoia Hospital. Unfunded 
roadway projects under consideration include the Blomquist Street extension over Redwood Creek 
and improvements to the US 101 and Woodside Road interchange. These improvements, due to their 
unfunded nature, were not included in the cumulative analysis. 
 
5.1.2.2  Cumulative Intersection Level of Service 
 
The assessment of cumulative level of service impacts is a two step process.  First, traffic under 
cumulative conditions without the proposed project is estimated.   As a second step, the impact of 
adding traffic associated with the proposed project to these volumes, which represents cumulative 
with project conditions, is assessed.   The purpose of this assessment is to determine whether the 
project would contribute substantially to a cumulative transportation impact.  For the purpose of this 
analysis, a project would result in a significant cumulative impact if it would add five (5) or more 
seconds of delay when project traffic is added to other cumulative traffic and the intersection is 
projected to operate at LOS E or F.  For an unsignalized intersection, a traffic signal warrant also 
must be met. 
 
The results of the intersection level of service analysis under cumulative conditions for the proposed 
project is provided in Table 5-2 and discussed below.   
 

Signalized Intersections 
 
Several signalized intersections would operate at unacceptable levels of service under cumulative 
conditions.  The intersection levels of service and changes in average delay for each of these 
intersections are described below. 
 
Alameda de las Pulgas/Edgewood Drive.   The addition of project traffic is projected to exacerbate 
unacceptable intersection operations (LOS F) at the Alameda de las Pulgas and Edgewood Drive 
intersection during both peak hour periods. The delay is projected to increase by more than five 
seconds (12.7 seconds in the AM and 9.1 seconds in the PM).  The proposed project, therefore, 
would contribute substantially to a cumulative impact at this intersection. 
 
Alameda de las Pulgas/Whipple Avenue.   During the AM peak hour, the addition of project traffic 
would result in a deterioration of level of service from LOS D (acceptable level of service) to LOS E 
(unacceptable level of service). During the AM peak hour, the addition of project traffic is projected 
to exacerbate unacceptable intersection level of service and increase the average delay by more than 
five seconds (8.6 seconds).  The proposed project, therefore, would contribute substantially to a 
cumulative impact at this intersection. 
 
El Camino Real/Whipple Avenue.  During the PM peak period, the addition of project traffic is 
projected to exacerbate unacceptable level of service at this intersection and increase the average 
delay by more than five seconds (6.5 seconds) as compared to Cumulative No Project conditions.   
The proposed project, therefore, would contribute substantially to a significant cumulative impact at 
the intersection of El Camino Real and Whipple Avenue during the PM peak hour. 
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Table 5-2 
Cumulative Intersection Levels of Service 

Cumulative 
Without Project

Cumulative  
With Project Intersection S/U Peak 

Hour1

Delay2 LOS3 Delay2 LOS3 Δ in Delay4 

Meets  
Signal 

Warrant? 
1.  I-280 Southbound Ramp / 

Edgewood Road U 
AM  
PM 

27.9 
29.8 

D 
D 

30.8
31.6 

D 
D 

2.9 
1.8 -- 

2.  I-280 Northbound Ramp / 
Edgewood Road U 

AM  
PM 

51.5 
218.3 

F 
F 

62.3 
233.7

F 
F 

10.8 
15.4 Yes 

3.  Scenic Drive / Edgewood 
Road S 

AM  
PM 

12.9 
10.7 

B 
B 

13.2
11.9 

B 
B 

0.3 
1.2 -- 

4.  Alameda de las Pulgas / 
Eaton Avenue U 

AM  
PM 

63.4 
50.8 

F 
F 

65.1
52.0 

F 
F 

1.7 
1.2 Yes 

5.  Alameda de las Pulgas / 
Edgewood Road S 

AM  
PM 

136.9
99.7 

F 
F 

149.6
108.8

F 
F 

12.7 
9.1 NA 

6.   Alameda de las Pulgas / 
Hospital Driveway U 

AM  
PM 

73.2 
49.2 

F 
E 

88.0
64.5 

F 
F 

14.85   
15.35   No5   

7.   Upland Road / Whipple 
Avenue U 

AM  
PM 

9.1 
9.7 

A 
A 

9.2 
9.7 

A 
A 

0.1 
0.0 -- 

8.  Alameda de las Pulgas / 
Whipple Avenue S 

AM  
PM 

54.6 
39.2 

D 
D 

63.2
40.9 

E 
D 

8.6 
2.5 NA 

9.  El Camino Real / Whipple 
Avenue* S 

AM  
PM 

37.4 
92.5 

D 
F 

38.6
99.0 

D 
F 

1.2 
6.5 NA 

10.Alameda de las Pulgas / 
Hopkins Avenue (North) U 

AM  
PM 

13.3 
16.2 

B 
C 

13.6
16.5 

B 
C 

0.3 
0.3 -- 

11. Alameda de las Pulgas 
/Hopkins Avenue (South) U 

AM  
PM 

36.0 
17.3 

E 
C 

38.8
18.3 

E 
C 

2.8 
1.0 Yes 

12. Alameda de las Pulgas / 
Brewster Avenue U AM 

PM 
24.6 
21.4 

C 
C 

25.4
22.7 

D 
C 

0.8 
1.3 

-- 
 
 

Notes:  AM = morning peak-hour, PM = evening peak-hour. 
2 Whole intersection weighted average control delay expressed in seconds per vehicle for signalized and all-

way stop intersections using method described in the 2000 Highway Capacity Manual. For two-way stop 
controlled unsignalized intersections, total control delay for the worst movement/approach, expressed in 
seconds per vehicle, is presented. LOS calculations conducted using the TRAFFIX level of service analysis 
software package. 

3 LOS = Level of service 
4 Change in the control delay between Cumulative Conditions without project and Cumulative Conditions with 

project. 
5       Although delay is over 5 seconds, this intersection does not meet the Peak-Hour Volume signal warrant and 

the cumulative impact at this intersection would be less than significant. 
*  C/CAG-designated Congestion Management Program (CMP) facilities (Intersection LOS standard is E) 
“Cumulative Without Project” refers to cumulative conditions without added project traffic. 
Significant cumulative impacts are designated in bold type. 

S =  Signalized Intersection  U = Unsignalized Intersection  NA=Not Applicable 
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Unsignalized Intersections 
 
Under cumulative conditions, four unsignalized intersections would operate at unacceptable levels 
(LOS E or F) during one or both peak hours.  The intersection levels of service and changes in 
average delay for each of these intersections are described below. 
 
I-280 Northbound Ramps/Edgewood Drive.   Under cumulative conditions, the addition of project 
traffic is expected to exacerbate unacceptable intersection level of service at the intersection of I-280 
Northbound Ramps and Edgewood Drive during both peak hours.   The delay for the worst 
movement is expected to increase in delay by more than five seconds with the addition of project 
traffic.   The Peak-Hour Volume signal warrant also would be met during both peak periods.  The 
proposed project, therefore, would contribute substantially to a cumulative impact at the I-280 
Northbound Ramp and Edgewood Drive intersection.  
 
Alameda de las Pulgas/Eaton Avenue.  Under cumulative conditions, the Alameda de las 
Pulgas/Eaton Avenue intersection is projected to operate at unacceptable levels of service during 
both peak periods and the Peak-Hour Volume signal warrant would be met during both the AM and 
PM peak periods.  The increase in average delay due to the project would be less than five seconds, 
however, during both the AM and PM peak periods.  The delay would be 1.7 seconds and 1.2 
seconds, respectively.   The proposed project would not contribute substantially to a cumulative 
impact at this intersection because the average delay due to project traffic is projected to increase by 
less than five seconds. 
 
Alameda de las Pulgas/Hospital Driveway.   Under cumulative conditions, this unsignalized 
intersection would operate at an unacceptable level of service (LOS E or F).  The MUTCD Peak-
Hour Volume signal warrant is not satisfied at this intersection, however.  The proposed project, 
therefore, would not result in a significant cumulative impact at this unsignalized intersection.   
 
Alameda de las Pulgas/Hopkins Avenue (south).   Under cumulative conditions, this intersection 
would operate at LOS E (unacceptable level of service) during the AM peak period.  The Peak-Hour 
Volume signal warrant also would be met during the AM peak period.  During the AM peak hour, 
the average delay is projected to increase by 2.8 seconds due to project traffic, which is less than the 
significance threshold of five seconds. The proposed project, therefore, would not result in a 
significant cumulative impact at this unsignalized intersection.   
 
Impact C-TRAN-1: The proposed project would contribute to cumulative impacts at three 

signalized and one unsignalized intersections during one or more peak hour 
period.  (Significant Cumulative Impact) 

 
Mitigation Measures for  

Cumulative Transportation Level of Service Impacts 
 
MM C-TRAN-1.1: Alameda de las Pulgas and Edgewood Drive.  The intersection at Alameda 

de las Pulgas and Edgewood Drive is projected to operate at LOS F and E 
during the AM and PM peak hours, respectively.   

 
 The project sponsor shall install an Emergency Vehicle Pre-Emption (EVP) at 

this intersection to avoid delays for emergency vehicle response (i.e., Code 3 
[lights and sirens] police, fire service, and ambulance).  Signal pre-emption 
systems for emergency vehicles use sensors to detect an approaching 
emergency vehicle and provide a green signal to the vehicle. 
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 Provision of additional lanes would be required to reduce delay at this 

intersection.  This would likely require right-of-way acquisition.  Mitigation 
identified for this intersection under project conditions (an additional left turn 
lane and an eastbound right-turn overlap phase) would not reduce impacts at 
under cumulative conditions to a less than significant level.  

   
It is the City’s goal to maintain the neighborhood character in the area around 
Alameda de las Pulgas and Edgewood Drive.  The improvements required to 
expand the intersection to capacity (additional turning lanes) would ultimately 
attract greater volumes, and be contradictory to the City’s goal of maintaining 
neighborhood character in the area.  This mitigation is not feasible and 
therefore the impact at this intersection is significant and unavoidable. 

 
MM C-TRAN-1.2: Alameda de las Pulgas and Whipple Avenue.  The mitigation required to 

provide acceptable levels of service at this intersection is provide a right-turn 
overlap on the westbound approach (i.e., cars can turn right when there is a 
green for left turn movements on Alameda de las Pulgas). The level of service 
during the AM peak hour with the proposed mitigation measure would be 
LOS D (51.0 seconds of delay).  During the PM peak hour, the intersection 
would operate at LOS C with 32.9 seconds of delay with the mitigation.    
The project sponsor shall contribute a fair share contribution to this 
improvement.  Modifications to the intersection would be made by the City of 
Redwood City no later than the time that unacceptable LOS E conditions are 
determined to be imminent by the City of Redwood City.  With 
implementation of this mitigation, the cumulative impact would be less than 
significant.   

 
MM C-TRAN-1.3: El Camino Real and Whipple Avenue.   An improvement has been 

identified for this location in the Redwood City Traffic Impact Mitigation Fee 
Study (TIMFS). The identified improvement includes the addition of a 
receiving lane for westbound right-turns, creating a “free” westbound right-
turn movement. The level of service analysis indicates that this improvement 
would mitigate the project impact and provide LOS D operations in the PM 
peak hour.  

 
The Peninsula Corridor Joint Powers Board (Caltrain) operates commuter rail 
service on a rail line in the immediate vicinity of the El Camino Real and 
Whipple Avenue intersection.  Any improvement to El Camino Real would 
require Caltrans approval.  At this time, lacking Caltrans approval, 
implementation of this mitigation is not assured.  This impact, therefore, is 
significant and unavoidable.  

 
MM C-TRAN-1.4: I-280 Northbound Ramp and Edgewood Drive.  The addition of project 

traffic is projected to exacerbate unacceptable operations at the intersection of 
I-280 Northbound Ramp and Edgewood Drive during both the AM and PM 
peak hour under cumulative conditions. The improvement required to 
mitigate the project’s impact to a less than significant level is signalization of 
the intersection with split phasing on the north leg of the intersection.  As the 
City of Redwood City does not have control over this intersection and cannot 
implement this mitigation, this impact is significant and unavoidable. 
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5.1.2.3  Local Roadway Segments 
 
Cumulative traffic volumes and the percent increase in traffic due to project trips on three local 
roadway segments are shown in Table 5.3.   
 
While the addition of project traffic is estimated to increase average daily traffic volumes by more 
than five percent on the three roadway segments of Circle Road and Upland Road, the amount of  
project-generated daily traffic is less than 50 daily trips. Under the thresholds of significance for 
impacts to local roadway segments (under 3,000 ADT per day), the addition of fewer than 50 daily 
trips by project-generated traffic is a less than significant impact.  None of the three roadway 
segments would be significantly impacted under cumulative conditions. 
 

Table 5-3 
Cumulative With Proposed Project Roadway Segment Volumes 

Location 
Cumulative  
No Project 

ADT1 

Project 
ADT1 

Cumulative 
With Project 

ADT1 

Percent 
Change 

Circle Road, South of Whipple Avenue 
Northbound 180  11 191  6% 
Southbound 240  33 273  14% 
Total Two-way Traffic 420  44 464  10% 

 Circle Road, North of Upland Road  
Northbound 350  11 361  3% 
Southbound 320  33 353  10% 
Total Two-way Traffic 670  44 714  7% 

 Upland Road, South of Whipple Avenue  
Northbound 270  22 348  8% 
Southbound 610  22 654  4% 
Total Two-way Traffic 890  44 1,012  5% 

Notes: 
1    Average Daily Traffic Volumes  
2   Percent change in ADT between Background and Project Conditions 
 Project Impacts are indicated in bold type. 

 
 
5.1.2.4 Freeway Segments 
 
The results of the freeway segment capacity analysis are summarized in Table 5-4.  Several segments 
of US 101 would operate at unacceptable levels.  A significant impact would occur if the addition of 
project traffic causes freeway volumes to exceed its capacity (V/C > 1.0) or if the freeway already 
exceeds its capacity, the project adds traffic equal to one percent of the capacity. 
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Table 5-4 

Cumulative Freeway Segment Analysis  
Proposed Project 

Mixed Flow Lanes Direction 

1 From To Peak 
Hour2 Capacity 2020 

Volume V/C4 Project 
Trips 

Project 
V/C 

Percent 
Impact5

US 101 

NB Woodside 
Road (SR 84) 

Whipple 
Avenue 

AM 
PM 6,900 6,142 

6,370 
0.89 
0.92 

11 
6 

0.89 
0.92 

0.16% 
0.09% 

NB Whipple 
Avenue 

Holly 
Street 

AM 
PM 9,200 7,017 

8,127 
0.76 
0.88 

6 
26 

0.76 
0.89 

0.09% 
0.38% 

SB Holly Street Whipple 
Avenue  

AM 
PM 9,200 9,906 

9,326 
1.08 
1.01 

22 
12 

1.08 
1.02 

0.32% 
0.17% 

SB Whipple 
Avenue 

Woodside 
Road (SR 
84) 

AM 
PM 6,900 7,308 

7,736 
1.06 
1.12 

3 
12 

1.06 
1.12 

0.04% 
0.17% 

I-280 

NB Farm Hill 
Boulevard 

Canada 
Road 

AM 
PM 9,200 2,775 

5,123 
0.30
0.56 

11 
6 

0.30 
0.56 

0.12% 
0.07% 

NB Edgewood 
Road 

Junction 
SR 92  

AM 
PM 9,200 4,262 

5,471 
0.46
0.59 

6 
26 

0.46 
0.60 

0.07% 
0.28% 

SB Junction SR 
92 

Edgewood 
Road 

AM 
PM 9,200 4,115 

5,828 
0.45
0.63 

22 
12 

0.45 
0.63 

0.24% 
0.13% 

SB Canada Road Farm Hill 
Boulevard 

AM 
PM 9,200 7,856 

4,748 
0.85
0.52 

3 
13 

0.85 
0.52 

0.03% 
0.14% 

Notes:  
1 NB = Northbound, SB = Southbound. 
2 AM = morning peak-hour, PM = evening peak-hour 
3 High Occupancy Vehicle lane 
4 V/C = Volume-to-Capacity Ratio 

 5        Percent Impact determined by dividing the number of project trips by the freeway segment’s capacity. 
Unacceptable operations are designated in bold type. 

 
The proposed project is expected to add less than one-percent of each freeway segment’s capacity  
during the AM and PM peak hours.  The proposed project, therefore, would result in a less than 
significant impact on the nearby freeway segments under cumulative project conditions. 
 
5.1.3  Cumulative Noise Impacts 
 
Based on the review of existing, background, project and future traffic volumes, noise levels under 
cumulative conditions would increase by less than three dB CNEL along Alameda de las Pulgas and 
Upland Road.  Traffic noise on Whipple Avenue will increase by three dB CNEL under future 
(cumulative) conditions, a noise level increase that is discernable.  The project would contribute less 
than one dB of this increase, however, and would not make a cumulative considerable contribution to 
increased traffic noise on Whipple Avenue under cumulative conditions. 
 
5.1.4  Cumulative Air Quality Impacts 

 
Predicted carbon monoxide concentrations near the three most congested intersections in the project 
vicinity would not exceed state or federal 1-hour or 8-hour standards under cumulative conditions 
(refer to Table 4 in Appendix D of this DEIR). 
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BAAQMD guidance for CEQA documents provides that any project found to have a significant 
regional air quality impact would also be considered to have a significant cumulative impact.  As 
discussed previously, the proposed project would not result in significant emissions of regional or 
localized pollutants.   The project, therefore, would not substantially contribute to a significant 
cumulative air quality impact. 

 
5.1.5  Cumulative Biological Resources Impacts 
 
The proposed redevelopment project, in combination with other forecasted development in Redwood 
City, would have little cumulative effect on sensitive biological resources and therefore, would not 
be expected to significantly impact biological resources above what is already occurring as a result of 
existing conditions.  Common, urban wildlife species would still be able to move through or occupy 
the area, much as they do today.  There would not be a significant cumulative impact to landscape 
trees within the developed urban forest as the City municipal code calls for replacement of City-
designated trees lost to project development and protection of others during project construction.  In 
addition, the proposed project includes planting of replacement landscape trees to offset the removal 
of protected trees.  The project, therefore, would not substantially contribute to regional or local 
cumulative impacts to biological resources.   
 
5.1.6 Cumulative Geology, Soils, and Seismicity Impacts 
 
Construction of the pending residential projects would result in exposure of additional residents to 
the earthquake hazards of the region.  Other geologic conditions in Redwood City that could damage 
buildings and pavement include the presence of expansive and liquefiable soils.  The proposed 
project is not subject to these hazards and would not contribute to increased exposure to these 
hazards. 

Individual developments will be subject to project review and permitting.  The design of construction 
of the projects in conformance with Seismic Zone 4 criteria in the California Building Code and 
standard engineering practice would reduce geology, soils, and seismicity impacts to a less than 
significant level.  Project-specific geologic analysis will be conducted as a part of the individual 
permit processes to determine the design and construction features needed to reduce geologic and 
seismic impacts.  Through these standard measures, the proposed project and cumulative 
development will not result in cumulative geologic impacts. 
 
5.1.7 Cumulative Hydrology and Water Quality Impacts 
 
With the measures included in the project to avoid additional peak runoff from the site, the project 
would not result in a cumulatively considerable impact to the City’s storm drain system.   

Construction of the pending development listed in Table 5-1, along with the proposed project, could 
result in cumulative short-term erosion and sedimentation.  Development and redevelopment of sites 
could also increase long-term non-point pollution in stormwater runoff from the sites.  The 
implementation of Best Management Practices (BMPs), such as stormwater inlet protection in 
construction areas, would minimize sedimentation of surface water during construction.  Each of the 
pending projects will be subject to individual review and permit requirements of the NPDES and 
STOPPP programs that will include requirements to implement BMPs to control pollutants 
discharged to surface waters and the storm drainage system.  Through these standard individual 
actions, cumulative impacts to stormwater quality would be reduced to a less than significant level. 
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5.1.8  Cumulative Impacts to Visual Resources 
 

Construction of the pending and approved projects listed in Table 5-1, along with the proposed 
project, could result in changes in the visual character of areas within the City of Redwood City.  
Previously approved projects and pending projects are subject to the City’s design standards.  
Cumulative development would not substantially degrade the existing visual character or quality of 
the City and surrounding neighborhoods if future development is determined to be consistent with 
the City’s design standards during the Architectural Review process. 
 
Implementation of the City of Redwood City’s design standards, as determined during the City’s 
Architectural Review process, will avoid substantial cumulative impacts to visual resources in 
developed areas of Redwood City.   
 
5.1.9  Cumulative Impacts to Utilities and Service Systems  

 
As discussed in Section 4.11 Utilities and Service Systems, the City of Redwood City provides 
potable water, stormwater drainage, and sewer services.  It has an Urban Water Management Plan 
that addresses projected water demand in the City.  According to the 2005 Urban Water Management 
Plan the City will have adequate water supply for planned and estimated growth with the 
implementation of the City’s recycled water project and water conservation programs.  Similarly, the 
capacity of the wastewater treatment plant and the City’s allocation are above the City’s estimated 
contribution.  Cumulative development in the City of Redwood City primarily consists of 
redevelopment of existing developed sites that already use City services, with some intensification of 
uses.  For these reasons, cumulative development and redevelopment is not anticipated to require the 
construction of new water supply or wastewater treatment facilities. 
 
5.1.10 Cumulative Impacts to Public Facilities and Services 
 
Cumulative development, where uses are intensified, can increase the demand for public facilities 
and services, such as public safety services, schools, parks, libraries, and other public services.  
Cumulative projects within the urban service area of Redwood City could increase demand for fire 
(including medical response) and police services, however, the proposed project would facilitate 
continued medical services in the City.  The project includes onsite gardens and dining areas and is 
not anticipated to make a cumulatively considerable contribution to cumulative impacts to park 
facilities. The proposed project would not cumulatively impact schools or libraries.   
 
5.1.13  Other Impacts 
 
The proposed project would contribute to an incremental increase in energy demand.  It would not 
directly contribute to increased population or housing.   The final design of the project, and other 
major projects in the City, will be reviewed by the Architectural Review Committee in order to avoid 
the wasteful use of energy and therefore the project would not make a cumulatively considerable 
contribution to energy impacts.    
 
5.2  SIGNIFICANT UNAVOIDABLE CUMULATIVE IMPACTS 
 
Implementation of the proposed project, along with other cumulative projects, would result in 
significant unavoidable transportation impacts to two signalized and one unsignalized intersections. 
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6. ALTERNATIVES TO THE PROPOSED PROJECT 
 
CEQA requires that an EIR identify alternatives to a project as it is proposed.  The CEQA Guidelines 
specify that the EIR should identify alternatives that “will feasibly attain most of the basic objectives 
of the project but will avoid or substantially lessen any of the significant effects of the project.”  The 
purpose of this section is to determine whether there are alternatives of design, scope or location that 
will substantially lessen the significant impacts, even if those alternatives “impede to some degree 
the attainment of the project objectives,” or are more expensive.  [Section 15126.6] 
 
In order to comply with the purposes of CEQA, it is important to identify alternatives that reduce the 
significant impacts that are anticipated to occur if the project is implemented and to try to meet as 
many of the project’s objectives as possible.  The Guidelines emphasize a common sense approach -- 
the alternatives should be reasonable, should “foster informed decision making and public 
participation,” and should focus on alternatives that avoid or substantially lessen the significant 
impacts. 
 
The significant impacts of the project include: 
 

• transportation  
• noise 
• air quality (construction impacts) 
• water quality (construction and post-construction impacts) 
• biological resources (possible impacts to nesting birds during construction) 
• cumulative transportation  

 
Alternatives required by CEQA to be considered should be capable of avoiding or reducing some or 
all of the significant impacts listed above. 
 
6.1  SELECTION OF ALTERNATIVES 
 
Consideration of a “No Project” alternative is mandatory.  The purpose of including a No Project 
alternative is to allow decision makers to compare the impacts of approving the project with the 
impacts of not approving the project.   
 
In addition to the “No Project” alternative, the Guidelines advise that the range of alternatives 
discussed in the EIR should be limited to those that “would avoid or substantially lessen any of the 
significant effects of the project [§15126.6(f)].  Logical alternatives include reduced scale (smaller 
project) alternatives.    
 
A location alternative was considered, but rejected because it would not meet the basic objectives of 
the project.  These objectives include retrofitting of the existing hospital in Redwood City and 
providing a medical office building adjacent to the hospital for outpatient surgery and outpatient 
imaging services.  The CEQA Guidelines encourage consideration of an alternative site when 
significant effects of the project might be avoided or substantially lessened.  Only locations that 
would avoid or substantially lessen any of the significant effects of the project and meet most of the 
project objectives need be considered for inclusion in an EIR.  An alternative location in western 
Redwood City would not avoid the significant transportation impacts of the project, nor meet the 
basic objectives of the project.  A location alternative, therefore, is not considered further in this EIR.   
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6.2  NO PROJECT ALTERNATIVES  
 
The CEQA Guidelines stipulate that an EIR specifically include a “No Project” Alternative, which 
should discuss both “the existing conditions, as well as what will be reasonably expected to occur in 
the foreseeable future if the project is not approved, based on current plans and consistent with 
available infrastructure and community services.”   
 
The project site is fully developed at this time.  There are two possible scenarios under a “No 
Project” alternative.  One would be occupation of the acute care hospital with another business not 
subject to State Seismic Safety Requirements for acute care hospitals.  Another would be to demolish 
the existing improvements and build a new building or buildings under the existing General Plan and 
zoning, consistent with current General Plan policies and all zoning and Redwood City Code 
development standards.   
 
6.2.1  No Project/No Redevelopment Alternative 
 
Under a No Project/No Redevelopment scenario, the hospital would not be modified or structurally 
reinforced to meet requirements of SB 1953, the California Seismic Safety Act.  After 2013, the 
acute care hospital uses would be required to vacate the existing hospital buildings.  The skilled 
nursing facility also would not be demolished and redeveloped with a new medical office building.  
Medical uses could continue on the site, but hospital uses would not be allowed to operate.  The 
existing buildings could also be used for other uses allowed under the existing Commercial/Office 
land use designations.  Each of these scenarios is described and evaluated in this section. 
 
6.2.1.1  Comparison of Environmental Impacts 
 
The extent to which this No Project/No Redevelopment Scenario might reasonably be expected to 
result in lesser project impacts is discussed below for each of the areas of significant impact for the 
proposed project.   
 

Transportation 
 
The No Project/No Redevelopment Scenario would avoid the significant transportation impacts of 
the project.  Additional traffic would not be generated and transportation impacts would be avoided.   

 
Noise 

 
There would be no demolition or substantial new construction on the site.  There also would be no 
installation of additional mechanical equipment for heating or cooling.  This scenario would avoid 
both the construction and operational noise impacts of the proposed project. 
 

Air Quality 
 

As noted above, there would be no substantial new construction on the site under the No Project/No 
Redevelopment Scenario.  This would avoid construction emissions and the identified air quality 
impacts of the project during the construction phase.  
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Water Quality  
 

Under a No Project/No Redevelopment Scenario, the buildings and structures on the hospital campus 
would not be modified.  This scenario, therefore, would not result in water quality impacts during the 
construction and post-construction periods. 

 
Biological Resources  

 
Under the No Project/No Redevelopment Scenario, trees would not be removed on the site.  This 
would avoid possible impacts to nesting birds during construction.  The No Project/No 
Redevelopment Scenario would, therefore, would not result in impacts to nesting birds. 

 
Cumulative Transportation 

 
As noted above, additional traffic would not be generated and this alternative scenario would not 
result in cumulative transportation impacts.   
 
Conclusion:  In summary, the No Project/No Redevelopment Scenario would avoid the significant 
impacts of the project.  Additional traffic would not be generated and transportation impacts would 
be avoided.  The No Project/No Redevelopment Scenario would also avoid impacts associated with 
construction. 
 
6.2.1.2  Feasibility 

 
The No Project Alternative/No Redevelopment Scenario is feasible from a land use and planning 
standpoint. 

 
6.2.1.3  Relationship to Project Goals and Objectives 
 
The No Project/No Redevelopment Alternative Scenario would not meet the basic project objective 
of providing inpatient and outpatient services in a seismically sound structure to comply fully with 
Senate Bill (SB) 1953, which requires seismic retrofitting of all hospitals.  It also would not meet 
objectives related to improving the space constraints, inefficiencies and patient flow issues at the 
facility or provide a medical office building adjacent to the hospital for outpatient procedures. 
 
6.2.2 No Project/Redevelopment with Commercial/Office Uses Alternative 
 
The current General Plan land use designation for the site is Commercial/Office (Single-Story and 
Two-Story Structures Adjacent to Residential).  Under this alternative scenario, the site could be 
redeveloped with commercial or office uses, in conformance with the existing General Plan and 
zoning and Redwood City Code development standards.  New office or commercial buildings would 
be limited to two stories in height.  Assuming up to 60 percent building coverage with two-story 
buildings, approximately 675,000 square feet of office or commercial buildings would be allowed 
within the 13-acre area currently occupied by the hospital and skilled nursing facility. 
 
6.2.1.1  Comparison of Environmental Impacts 
 
The extent to which this No Project/ Redevelopment with Commercial/Office Uses Scenario might 
reasonably be expected to result in lesser project impacts is discussed below for each of the areas of 
significant impact for the proposed project.   
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Transportation 
 

The hospital campus portion of the proposed Specific Plan (Area A) is currently developed with 
approximately 400,000 square feet of hospital uses and associated administrative and medical office 
uses.  Under this redevelopment scenario, the site could be redeveloped with up to approximately 
675,000 square feet of commercial/office uses.  If developed at maximum potential, there could be an 
increase in traffic generation, compared to existing conditions.  Transportation impacts to 
intersections under the Redevelopment with Commercial/Office Uses Scenario would be similar to or 
greater than the proposed project. 

 
Noise 

 
Redevelopment of the existing hospital campus with commercial/office uses would result in similar 
construction impacts.  There could be more building demolition that under the proposed project.  
Mechanical equipment for heating and cooling in new buildings also could be a significant source of 
operational noise near residential uses.  This alternative scenario would not reduce significant noise 
impacts.  Like the proposed project, implementation of acoustical shielding and other measures could 
reduce noise impacts to a less than significant level. 
 

Air Quality 
 
Redevelopment of the existing hospital campus with commercial/office uses could require more 
building demolition and air quality impacts during construction would be incrementally greater than 
the proposed project.  Like the proposed project, implementation of dust-control and other standard 
measures could reduce air quality impacts to a less than significant level. 
 

Water Quality  
 
Redevelopment of the existing hospital campus with commercial/office uses would result in similar 
water quality impacts during construction and post-construction periods.  Like the proposed project, 
implementation of Best Management Practices for storm water runoff control and treatment could 
reduce stormwater quality impacts to a less than significant level. 

 
Biological Resources  

 
Redevelopment of the existing hospital campus with commercial/office uses would require removal 
of mature trees and would result in similar or greater impacts to nesting birds during construction.  
Implementation of avoidance measures, such as preconstruction surveys and protection of occupied 
nests, would reduce biological resources impacts to a less than significant level. 

 
Cumulative Transportation 

 
The No Project/Redevelopment with Commercial/Office Uses Scenario, if developed at maximum 
potential, could result in an increase in traffic generation, compared to existing conditions.  
Cumulative transportation impacts to intersections under the Redevelopment with 
Commercial/Office Uses Scenario would be similar to or greater than the proposed project. 
 
Conclusion:  The No Project/Redevelopment with Commercial/Office Uses Scenario would not 
avoid or reduce significant transportation impacts compared to the proposed project.  More building 
demolition would be required and air quality impacts during construction would be incrementally 
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greater than the proposed project.  The No Project/Redevelopment with Commercial or Office Uses 
Scenario would not avoid impacts associated with construction. 
 
6.2.1.2  Feasibility 

 
The No Project Alternative/ Redevelopment Scenario is feasible from a land use and planning 
standpoint. 

 
6.2.1.3  Relationship to Project Goals and Objectives 
 
Like the No Project/No Redevelopment Scenario, the No Project/Redevelopment with 
Commercial/Office Uses Scenario would not meet the basic project objective of providing inpatient 
and outpatient services in a seismically sound structure to comply fully with Senate Bill (SB) 1953, 
which requires seismic retrofitting of all hospitals.  It also would not meet objectives related to 
providing a medical office building adjacent to the hospital for outpatient procedures. 
 
The City of Redwood City’s objectives for the Sequoia Hospital Campus/Precise Plan are directed 
toward rebuilding of Sequoia Hospital to be compatible with existing hillside residential 
neighborhoods.  The City’s objectives would not apply to a commercial/office development and 
therefore, are not discussed further. 
 
6.3  REDUCED SCALE ALTERNATIVE 
 
6.3.1  Reduced Scale Medical Office Building Alternative 
 
The Reduced Scale Alternative would reduce size of the proposed medical office building to 20,000 
square feet, a reduction of 60 percent.  This change in the size of the medical office building would 
reduce traffic generation and would avoid the significant transportation impacts at the signalized 
Alameda de las Pulgas and Edgewood Road intersection during both peak hours and the unsignalized 
I-280 Northbound Ramps and Edgewood Road intersection during the PM peak hour.   
 
6.3.1.1  Comparison of Environmental Impacts 
 
The extent to which this No Project/No Redevelopment Scenario might reasonably be expected to 
result in lesser project impacts is discussed below for each of the areas of significant impact for the 
proposed project.   
 

Transportation 
 
The Reduced Scale Alternative would avoid the identified transportation impacts of the proposed 
project. 

Noise 
 

The Reduced Scale Alternative would result in noise impacts similar to the proposed project. 
 

Air Quality 
 

The Reduced Scale Alternative would result in air quality impacts similar to the proposed project 
during construction.    
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Water Quality 
 

Under the Reduced Scale Alternative, water quality impacts during the construction and post-
construction periods would be similar to the proposed project. 

 
Biological Resources  

 
Under the Reduced Scale Alternative, the number of trees removed would be the same as under the 
proposed project.  Possible impacts to nesting birds, therefore, would be similar to the proposed 
project.  Like the project, impacts to nesting birds could be avoided  by the implementation of 
mitigation measures, such as preconstruction surveys and protection of occupied nests. 
 

Cumulative Transportation 
 

Under the Reduced Scale Alternative, traffic generation would be incrementally reduced.  
Cumulative transportation impacts to three signalized intersections and one unsignalized intersection 
would also be reduced.  The project’s contribution to delay at the El Camino Real/Whipple Avenue 
intersection would be reduced to a less than significant level.  Cumulative impacts at the intersections 
of Alameda de las Pulgas/Whipple Avenue,  Alameda de las Pulgas/Edgewood Drive, and I-280 
Northbound Ramp/Edgewood Drive would remain significant.  

 
Conclusion:  The Reduced Scale Alternative would avoid the transportation impacts of the project.  
The cumulative transportation impacts of the project would be incrementally reduced; however, 
cumulative impacts at three intersections would still occur.  Construction impacts (air quality, 
biological resources, water quality) of the project would not be substantially reduced.   
 
6.3.1.2  Feasibility 

 
Like the proposed project, the Reduced Scale Medical Office Building Alternative would require 
modifications to the General Plan text and adoption of a Precise Plan. 

 
6.3.1.3  Relationship to Project Goals and Objectives 
 
The Reduced Scale Medical Office Building Alternative would not fully meet the objective of 
providing a medical office building adjacent to the hospital for outpatient procedures to meet the 
needs of patients and physicians. 
 
The City of Redwood City’s objectives for the Sequoia Hospital Campus/Precise Plan are directed 
toward rebuilding of Sequoia Hospital to be compatible with existing hillside residential 
neighborhoods and creating a coherent, unified campus.  The Reduced Scale Medical Office Building 
Alternative would generally meet the City’s objectives for Planning Area A.  A reduction in size of 
the medical office building is not required to meet any of the City’s objectives related to creating a 
coherent, unified campus or ease site access. 
 
6.4  ENVIRONMENTALLY SUPERIOR ALTERNATIVE 
 
The CEQA Guidelines specify that an EIR must identify the environmentally superior alternative 
among those alternatives discussed.  If the environmentally superior alternative is the “No Project” 
alternative, the EIR shall also identify an environmentally superior alternative among the other 
alternatives.  [Section 15126.6(e)(2)] 
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Based upon the previous discussion, the No Project/No Redevelopment Alternative would be the 
environmentally superior alternative.   The Reduced Scale Medical Office Building Alternative 
would be environmentally superior to the proposed project in terms of transportation impacts.  The 
cumulative transportation impacts of the project at three of four intersections would be incrementally 
reduced, but not to a less than significant level.  
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7. GROWTH INDUCING IMPACTS 
 
The CEQA Guidelines require that an EIR discuss the ways in which a proposed project could foster 
economic or population growth, or the construction of additional housing, either directly or 
indirectly, in a surrounding area.  Projects which could remove obstacles to population growth (such 
as a major public service expansion) must also be considered in this discussion.   
 
The current General Plan land use designation for the site is Commercial/Office (Single-Story and 
Two-Story Structures Adjacent to Residential).  Implementation of the proposed Precise Plan, 
Hospital designation and P Zoning for the site would allow for increased medical uses on the site.  
The project would serve planned population growth in the City of Redwood City, but would not 
directly result in additional housing or substantial employment growth.  The site is currently served 
by existing infrastructure and redevelopment of the site will not require the extension of utilities to 
provide services.  The project would not set a new precedent which might allow or encourage other 
development to occur outside the existing urban envelope.   
 
Conclusion:  The project would not directly result in population growth in the City of Redwood City 
or induce growth through the extension of new utilities or infrastructure.  The conformance of the 
Precise Plan to the policies in the General Plan would avoid or reduce significant impacts on the 
environment associated with this new growth in medical office space to a less than significant level. 
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8. SIGNIFICANT UNAVOIDABLE IMPACTS 
 
Implementation of the proposed project would result in the following significant unavoidable 
impacts: 
 
• Transportation (impacts to two intersections) 
• Cumulative transportation (impacts to three intersections) 
 
The remaining significant impacts would be reduced to a less than significant level with the standard 
conditions and proposed mitigation measures included in the proposed project.  
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9. SIGNIFICANT IRREVERSIBLE ENVIRONMENTAL CHANGES 
 
Implementation of the proposed redevelopment of the Sequoia Hospital campus would initially result 
in irreversible commitment of natural resources through direct consumption of fossil fuels and 
through use of non-renewable materials for construction.  Significant irreversible changes to the 
environment would result from the use of non-renewable resources in the construction of a new 
hospital pavilion and medical office building.  Non-renewable resources in project construction and 
the future use of the site include: concrete, glass, plastic, and petroleum products.  The project 
proposes to recycle drywall, wood, metal, cardboard, and plastic during demolition and construction.  
 
Energy consumption during construction will primarily be in the form of construction equipment 
fuels.  Over the long-term, some resources and energy will be required for maintenance and 
operations of the proposed new uses.  Operations associated with the future uses would consume 
natural gas and electric energy. 
 
Implementation of the proposed project would not result in the development of an area which is not 
presently urbanized.   
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12. LIST OF SYMBOLS AND ABBREVIATIONS 
 

ABAG Association of Bay Area Governments 
ACM Asbestos Containing Materials 
ADT Average Daily Trips 
ATCM Air Toxics Control Measures 
BMPs Best Management Practices 
CAP Clean Air Plan 
CARB California Air Resources Board 
CCR California Code of Regulations 
CEQA California Environmental Quality Act 
CNEL Community Noise Equivalent Level 
BAAQMD Bay Area Air Quality Management District 
C/CAG San Mateo City/County Association of Governments 
CDFG California Department of Fish and Game 
cfs Cubic Feet per Second 
CMP Congestion Management Program 
CNDDB California Natural Diversity Data Base 
CNPS California Native Plant Society 
CUP Central Utility Plant 
dBA A-weighted Sound Level (frequencies human hearing is most sensitive) 
DTSC Department of Toxic Substances Control 
EIR Environmental Impact Report 
EPA Environmental Protection Agency 
FEMA Federal Emergency Management Agency 
FIRM Flood Insurance Rate Maps 
HCM Highway Capacity Manual 
HOV High Occupancy Vehicle 
ITE Institute of Transportation Engineers 
IT Information Technology 
JPA Joint Powers Authority 
Ldn Day/Night Average Sound Level 
LOS Level of Service 
MBTA Migratory Bird Treaty Act 
MPH Miles per Hour 
MOB Medical Office Building 
MRI Magnetic Resonance Imaging 
msl Mean Sea Level 
MTC Metropolitan Transportation Commission 
NOA Naturally-Occurring Asbestos 
NOI Notice of Intent 
NOx Nitrogen Oxides 
NPDES National Pollution Discharge Elimination System 
OSHPD California Office of Statewide Health Planning and Development 
PM Particulate Matter 
ppm Parts Per Million 
RCC Redwood City Code 
ROG Reactive Organic Gases 
RWQCB Regional Water Quality Control Board 
SamTrans San Mateo County Transit District 
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SB Senate Bill 
SBSA  South Bayside System Authority 
sf Square Feet  
SFPUC San Francisco Public Utilities Commission 
SR State Route 
STOPPP San Mateo Countywide Pollution Prevention Program  
SWPPP Storm Water Pollution Prevention Plan 
SWRCB State Water Resources Control Board 
TACs Toxic Air Contaminants 
TDM Transportation Demand Management 
TPHd Total Petroleum Hydrocarbons (as diesel) 
USFWS United States Fish and Wildlife Service 
UST Underground Storage Tank 
V/C Volume/Capacity 
VMT Vehicle Miles Traveled 
Vpd vehicles per day 
 
 
 
 

 
 

 


