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The EOP serves as the foundational document for the City’s emergency management activities. 

While all City resources may be called upon as needed, specific departmental responsibilities 

are outlined in the EOP. To ensure the City is adequately prepared, all City departments are 

required to actively participate in preparedness and planning activities including preparation 

and review of departmental plans, policies, procedures, resource information, and contact 

information as necessary to fulfill their assigned roles and obligations. 

The EOP is based on the Federal Emergency Management Agency's (FEMA’s) “Whole 

Community” approach to emergency management and therefore recognizes the roles of special 

districts, non-government organizations, faith-based organizations, private-sector businesses, 

educational organizations, and other stakeholders in addition to City resources. Additionally, 

the EOP is intended to reflect the wide variety of support that may be required by residents, 

visitors, and businesses, including people with disabilities and others with access or functional 

needs. 

The EOP addresses the four phases of emergency management: 

• Preparedness for an emergency (activities undertaken prior to an emergency in order to 

improve the City’s ability to coordinate, respond, and recover from a critical incident); 

• Response to an emergency (actions taken immediately before, during, or directly after a 

critical incident in order to minimize the potential or existing impacts of the incident); 

• Recovery from an emergency (damage assessment, short-term and long-term recovery 

activities, and administration of recovery assistance programs); or 

• Mitigation of the potential for emergencies (actions and measures taken to reduce or 

eliminate the degree of long-term risk from natural and technological hazards). 

The EOP is organized as follows: 

• Part I: Basic Plan (also referred to as the “EOP”) presents the planning assumptions, 

policies, and concept of operations that guide the responsibilities for emergency 

preparedness, response, recovery, and mitigation for the City of Brisbane. 

• Part II: Hazard Annexes: There are a number of City plans, procedures and other 

documents that support or relate to this Basic Plan. These plans provide additional 

detail and guidance for specific hazards, functions, or operations. 

o Earthquake 

o Storm/Flood 

o Wildfire 
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• Supporting Plans 

o Emergency Operations Center Manual (includes Emergency Operations Center 

Position Checklists) 

o San Mateo Countywide Local Hazard Mitigation Plan 

4.13.4 SIGNIFICANCE CRITERIA 

The following criteria were used to determine the significance of hazards and hazardous 

materials impacts: 

Threshold HAZ-1: The Baylands Specific Plan would cause a significant impact if it would 

create a substantial hazard to the public or the environment due to the 

release of hazardous materials into the environment as the result of: 

• Inherent risks involved in the routine transport, use, disposal, or 

management of hazardous or potentially hazardous materials by 

Baylands-related construction activities or by uses permitted by the 

Specific Plan; 

• Failure to comply with approved regulatory requirements for 

(1) remediation of Operable Unit OU-SM or Operable Unit OU-2; or 

(2) the Title 27 landfill closure plan for the former Brisbane 

Landfill; or 

• Reasonably foreseeable upset or accident conditions. 

Threshold HAZ-2: The Baylands Specific Plan would cause a significant impact if it 

would create a public health hazard due to location of a school: 

• Within one-quarter mile of hazardous emissions or handling of 

hazardous or acutely hazardous materials, substances, or waste; 

• Closer to powerline easements than: 

○ 100 feet of a 50-133 kV line; 

○ 150 feet of a 220-230 kV line; or 

○ 350 feet of a 500-550 kV line; 294 

• Within 1,500 feet of a railroad track easement;9 

• Located adjacent to a roadway or freeway where traffic or noise 

studies have identified safety problems9; 

 
294 CCR Title 5, Section 14010 
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• Having an earth fault or fault trace within the site9; 

• Located on a site subject to flood or dam inundation hazards9; 

• Nearby an above-ground water or fuel storage tank, or within 1,500 

feet of an easement for an underground pipeline that could cause a 

safety hazard9; 

• Within 2,000 feet of a significant hazardous waste disposal site9; 

• For which existing or proposed zoning of surrounding properties 

inconsistent with the school’s location9; 

• That would require students to cross one or more heavily traveled 

roadways without implementation of a safe routes to school plan; or 

• That would expose students to: 

○ Health risk greater than 10 in 1,000,000; 

○ An Acute Hazard or Chronic Hazard Index greater than 1.0; or 

○ An Annual Average PM2.5 Concentration greater than 

0.3 µg/m3.295 

Threshold HAZ-3: The Baylands Specific Plan would cause a significant impact if it 

would create a substantial hazard to the public or the environment as 

the result of locating site-specific development or Baylands-related off-

site infrastructure on a site that is included on a list of hazardous 

materials sites compiled pursuant to Government Code Section 65962.5. 

Threshold HAZ-4: The Baylands Specific Plan would cause a significant impact if it 

would permit development inconsistent with the adopted 

Comprehensive Airport Land Use Compatibility Plan for the Environs of 

San Francisco International Airport and thereby result in a safety 

hazard or excessive noise for people residing or working in the Specific 

Plan area due to aircraft operations. 

Threshold HAZ-5: The Baylands Specific Plan would cause a significant impact if it 

would impair: 

• Preparedness for an emergency (activities undertaken prior to an 

emergency in order to improve the City’s ability to coordinate, 

respond, and recover from a critical incident); 

 
295 These health risk exposures are analyzed in Section 4.9, Air Quality. 
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• Response to an emergency (actions taken immediately before, 

during, or directly after a critical incident in order to minimize the 

loss of life, injury, and property damage from the incident); 

• Recovery from an emergency (damage assessment, short-term and 

long-term recovery activities, and administration of recovery 

assistance programs); or 

• Mitigation of the potential for emergencies (actions and measures 

taken to reduce or eliminate the degree of long-term risk from 

natural and technological hazards). 

4.13.5 PROJECT IMPACTS AND MITIGATION MEASURES 

a. Impact HAZ-1: Risks Involved in Transport, Use, Disposal, and Management of 

Hazardous Materials 

Methodology for Determining Significance 

The assessment of risks involved in the routine transport, use, disposal, and management of 

hazardous materials associated with Baylands development focuses on hazards that would be 

encountered during construction and operation of Specific Plan-related structures and land uses. 

Routine Transport, Use, Storage, or Disposal of Hazardous Materials  

Impact HAZ-1 addresses day-to-day (routine) transport, use, storage, and disposal of hazardous 

or potentially hazardous materials that would occur as the result of construction (including 

demolition of existing structures) and operation of Specific Plan-related residential, commercial, 

and other uses, as well as infrastructure. While Chapter 3, Project Description, identifies the types 

of land uses proposed within the Baylands, the individual businesses and specific activities that 

will ultimately locate and operate within the Baylands cannot be known at this time. The extent 

to which individual Baylands activities and future uses would use hazardous materials, nor can 

the specific hazardous materials, amounts, and locations that would be used and stored, or how 

specifically they would be used, also cannot be known at this time. 

Because the precise amounts and types of hazardous materials transport, storage, use, and 

disposal by future Baylands uses cannot be precisely known, qualitative analysis is undertaken 

based on the following reasonable assumptions: 

• All Baylands demolition, grading, and construction activities, as well as future uses 

would involve the routine transportation, storage, use, and disposal of hazardous 

materials to some degree with the potential for release of hazardous materials into the 

environment. 
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• General commercial, retail, hotel, and household hazardous materials are typically 

handled and transported in small quantities, although some uses such as a hardware 

store would store materials such as paints and solvents in larger quantities. In addition, 

the health effects associated with materials common to office and retail uses are 

generally not as serious as industrial or laboratory uses. 

• Laboratory and medical-related establishments such as biotechnical firms, medical 

laboratories, doctor/dentist offices, or pharmacies would receive, store, and use 

medical- or laboratory-type chemicals, compressed gases, pharmaceuticals, and 

radiological materials. Medical, biohazardous, and low-level radioactive wastes would 

also be produced from these activities. 

• Baylands development would comply with federal, state, and local regulations that are 

designed to ensure the safety of routine transport, use, storage, and disposal of 

hazardous materials. 

Regulatory Requirements for (1) Remediation of Operable Unit OU-SM or Operable Unit OU-

2; or (2) the Title 27 Landfill Closure Plan 

Analysis of Impact HAZ-1 also recognizes that development would be required to comply with 

the approved regulatory requirements for site remediation and final landfill closure within the 

Baylands during demolition, site grading, and construction activities, as well as during post-

construction operation of Baylands land uses and infrastructure. Regulatory approvals for site 

remediation of Operable Units OU-SM and OU-2, as well as Title 27 final landfill closure 

include measures determined to be necessary for the protection of future use of the Baylands 

based on existing hazards, applicable standards for environmental and public health, and 

requirements for site remediation and landfill closure. Baylands development was therefore 

analyzed in relation to site remediation and landfill closure plan requirements for future 

development and land uses within the Baylands. Compliance by future development with those 

requirements would be indicative of a less-than-significant impact. 

Upset or Accident Conditions 

While federal, state, and local regulations designed to ensure the safety of routine transport, 

use, storage, and disposal of hazardous materials minimize the potential for risk of upset, the 

analysis of Impact HAZ-1 recognizes that the risk of upset exists and that accidents can and do 

happen. 

In determining the level of significance related to reasonably foreseeable upset or accident 

conditions, the analysis recognizes that demolition, site grading, and construction activities as 

well as future Baylands uses would be required to comply with relevant federal, state, and local 

laws and regulations that are designed to minimize the potential for upset or accident 

conditions, and to protect public health and safety from release of hazardous materials. 
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Impact Assessment 

Routine Transport, Use, Disposal, and Management of Hazardous Materials during 

Demolition and Construction Activities 

Construction activities would include demolition and removal of existing buildings within the 

Specific Plan area and use of hazardous materials during site grading and construction of new 

buildings, structures, infrastructure, and other features of Baylands development. The potential 

for exposure of the public or the environment to hazardous materials due to the routine 

transport, use, management, storage, and disposal of hazardous materials during these 

construction activities is addressed below. 

Exposure to Hazardous Materials in Existing Buildings during Demolition  

Baylands development would include demolition of approximately 272,400 square feet of 

existing on-site industrial buildings of varying ages, including structures built prior to 1978 that 

could contain hazardous building materials. Exposure to hazardous building materials, 

including asbestos-containing materials, lead-based paint, polychlorinated biphenyls (PCBs), 

mercury, and other hazardous materials, would occur during demolition and disposal activities, 

potentially resulting in adverse health effects. Once structures containing such materials have 

been removed, there would be no further exposure to these materials during operation of 

Baylands development. Hazardous materials generated from demolition of existing on-site 

industrial buildings would also require disposal in one of the three Class I landfills in 

California.296 

Existing federal, state, and local regulations require structures subject to demolition or 

renovation that may disturb or require the removal of materials that consist of, contain, or are 

coated with asbestos-containing materials, lead-based paint, PCBs, mercury, or other hazardous 

materials to be inspected and/or tested for the presence of such materials. Further, all 

hazardous materials must be managed, hauled, and disposed of in accordance with applicable 

laws and regulations designed to protect the public and the environment from exposure to 

hazardous materials. 

The identification, removal, hauling, and disposal of asbestos-containing materials is regulated 

by 8 CCR sections 1529 and 5208. The identification, removal, and disposal of lead-based paint 

is regulated by CFR Title 29, Section 1926.62 and 8 CCR section 1532.1. For both asbestos-

containing materials and lead-based paint, all work must be conducted by a state-certified 

professional. If asbestos-containing materials and/or lead-based paint are determined to exist 

on-site, a site-specific hazard control plan must be prepared and submitted to the appropriate 

 
296 https://www.waterboards.ca.gov/water_issues/programs/land_disposal/walist.html identifies the only Class I 

landfills in California as Clean Harbors-Buttonwillow (Kern County), Chem Waste Management-Kettleman (Kings 
County), and Safety Kleen (Laidlaw) (Imperial County). 
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agency detailing removal methods and specific instructions for providing protective clothing 

and equipment for abatement personnel (BAAQMD for asbestos and Cal/OSHA for lead). If 

necessary, a state-certified lead-based paint and/or an asbestos removal contractor would be 

required to be retained to conduct the appropriate abatement measures. Waste from abatement 

and demolition activities would be disposed of at a landfill(s) licensed to accept such waste. 

Once all abatement measures have been implemented, the contractor would conduct a clearance 

examination and provide written documentation to the City that testing and abatement have 

been completed in accordance with all federal, state, and local laws and regulations. 

The identification, removal, and disposal of PCBs is regulated under the Toxic Substances 

Control Act (Title 40, Chapter 1, Subchapter R, Part 761) and State of California regulations (22 

CCR 66263.44). Electrical transformers and older fluorescent light ballasts that have not 

previously been tested and verified to be free of PCBs must be tested. If PCBs are detected 

above action levels, the materials must be disposed of at a licensed facility permitted to accept 

the materials. Upon completion of abatement measures, if applicable, the contractor would be 

required to provide written documentation to the City that testing and abatement have been 

completed in accordance with all federal, state, and local laws and regulations. 

In the case of mercury in fluorescent light tubes and switches, identification, removal, and 

disposal are regulated under 22 CCR sections 67426.1–67428.1 and 66261.50. Under these 

regulations, the light tubes must be removed without breakage and disposed of at a licensed 

facility permitted to accept the materials. Upon completion of abatement measures, if 

applicable, the contractor is required to provide written documentation that testing and 

abatement have been completed in accordance with all federal, state, and local laws and 

regulations. 

Existing abatement laws and regulations, combined with enforcement mechanisms by agencies 

including the BAAQMD and Cal/OSHA, require compliance with applicable federal, state, and 

local laws and regulations that would prevent the exposure of individuals and the environment 

to hazards during demolition of structures built before newer regulatory requirements were 

enacted (1978 for lead-based paint and PCBs, 1981 for asbestos-containing materials, and 2004 

for mercury in fluorescent lighting). 

Exposure to Hazardous Materials during Site Grading and Construction  

Baylands grading and on- and off-site construction activities would also require the use of 

hazardous materials such as fuels, oils, and lubricants for construction equipment and electrical 

cable pulling; paints and thinners; and solvents and cleaners. These hazardous materials are 

typically packaged in consumer quantities, used, and stored in accordance with manufacturer 

recommendations, and would be transported to and from the Baylands. When not in use, 

hazardous materials needed for construction would be stored in designated construction 

staging areas in compliance with federal, state, and local requirements. The volume of stored 

materials in any one place would be small (i.e., generally less than 25 gallons) and would be the 
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minimum necessary to carry out construction activities. Maintenance, fueling, and servicing of 

construction vehicles would occur off-site, such as at a pre-existing gas station or service center. 

Hazardous materials needed for construction would be stored and used in accordance with the 

product specifications and applicable regulations that are described in detail on Material Safety 

Data Sheets (MSDS) that accompany every batch of materials considered hazardous. 

Information in the MSDS includes instructions on proper use and application of the material, 

accidental release measures, and handling and storage requirements. Applicable regulations 

specify storage and handling requirements, such as proper container types and usage methods. 

Transportation of hazardous materials is regulated by the United States Department of 

Transportation (USDOT) and the California Department of Transportation (Caltrans). Together, 

federal and state agencies determine driver-training requirements, load labeling procedures, 

and container specifications designed to minimize the exposure of hazardous materials. In 

addition, businesses that use hazardous materials, including construction companies, are 

required to prepare and implement Hazardous Materials Business Plans describing procedures 

for the handling, transportation, generation, and disposal of hazardous materials. As the 

Certified Uniform Program Agency (CUPA), the San Mateo County Environmental Health 

Services Division297 would be responsible for ensuring compliance with these regulations 

including, but not limited to, the Hazardous Waste Control Act, the Hazardous Waste 

Generator Program, the Hazardous Materials Release Response Plans and Inventory Program, 

the California Accidental Release Prevention Program, and the Above-Ground Storage Tank 

Program. 

Lead within the Former Police Shooting Range on Icehouse Hill  

The United States Environmental Protection Agency (USEPA) reports that lead can be 

introduced into the environment at shooting ranges in one or more of the following three 

pathways, each of which is site-specific and may or may not occur at any given range: 

• Lead oxidizes when exposed to air and dissolves when exposed to acidic water or soil. 

• Lead bullets, bullet particles, or dissolved lead can be moved by stormwater runoff. 

• Dissolved lead can migrate through soils to groundwater. 

Birds are also in danger of lead poisoning from soil contaminated with spent lead shot. Large 

waterfowl and birds of prey routinely swallow beakfuls of dirt or grit. Lead pellets that are 

swallowed can build up and lead to lead poisoning. 

Since site-specific clean-up of the former police shooting range on the southerly slope of 

Icehouse Hill has not been undertaken, nor is it explicitly planned by the landowner, lead and 

 
297 The San Mateo County Environmental Health Services Division was designated by the State Secretary for 

Environmental Protection as the Certified Unified Program Agency (CUPA) for San Mateo County in 1996. 
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other contaminants298 could be encountered on ground surfaces as well as within soils during 

construction of trails and the relocation of the Mission Blue Nursery to Icehouse Hill, exposing 

the public to health hazards. 

While there are no specific requirements for remediation of shooting ranges, the USEPA has 

developed guidelines for the reclamation of firing ranges: 

1. Sift munitions fragments from the soil and recycle them. 

2. Analyze samples of the remaining soil to determine how much contamination has 

leached away. If leachable levels of lead are below the approved EPA limit, no further 

action is needed. Proper testing methods must be used. 

3. Analyze the soil in layers to assess the extent of downward contamination. 

4. Treat or dispose of contaminated soil in a hazardous waste landfill or use on-site 

stabilization, solidification, and soil washing techniques to the extent permitted by state 

and local regulation. 

Routine Transport, Use, Disposal, or Management of Hazardous Materials by Baylands Land 

Uses and Infrastructure Operations 

Baylands development is proposed as a mixed-use community with residential, commercial/ 

retail, habitat restoration and recreational uses, public facilities, and infrastructure, all of which 

would involve the presence of hazardous materials (or products containing hazardous 

materials) at varying levels. Baylands commercial, retail, and hotel activities would use 

hazardous chemicals that are common in commercial, retail, and hotel settings, including 

familiar materials such as toners; paints; lubricants; kitchen and restroom cleaners; refrigerants 

associated with building mechanical and heating, ventilation, and air conditioning (HVAC) 

systems; and other maintenance materials. The relocated fire station would include an above-

ground 1,000-gallon fuel storage tank. 

General commercial, retail, hotel, and household hazardous materials are typically handled and 

transported in small quantities that would not require preparation of a business plan, although 

some uses such as a hardware store would store materials such as paints and solvents in 

sufficient quantities to require preparation of a business plan.299 In addition, the health effects 

associated with materials common to office/commercial uses are generally not as serious as 

 
298 Some types of ammunition can also release toxic metals, such as mercury, into the environment. Corrosive 

mercury-based primers are found in many types of old ammunition as well as vintage military surplus 
ammunition. 

299 A business would be required to submit a Hazardous Materials Business Plan if it would handle and/or store a 
hazardous material (e.g., flammable liquids and solids, petroleum-based products, such as motor oil, gasoline and 
diesel fuel; acids and bases, such as pool chemicals and drain cleaners; paints; inks; fertilizers) in an amount equal 
to or greater than the minimum reportable quantities. These quantities are 55 gallons for liquids, 500 pounds for 
solids, and 200 cubic feet (at standard temperature and pressure) for compressed gases. 
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industrial or laboratory uses. For commercial, retail, and hotel uses, additional regulatory 

requirements include adherence to instruction on manufacturers’ labels, and appropriate 

training of employees in the use, storage, and disposal of the hazardous materials and wastes 

they are expected to encounter in the workplace. 

In addition to typical office-based businesses, future Baylands commercial development could 

include businesses and facilities engaging in medical and laboratory-based activities. These 

could include doctor/dentist offices and “dry” laboratories (or operations), where relatively 

small or negligible quantities of hazardous materials would be used. “Wet” lab functions, on the 

other hand, could involve a broad spectrum of activities involving use of hazardous materials in 

controlled indoor environments. The types and volumes of hazardous materials that would be 

used in wet laboratories are difficult to predict and speculative because the specific businesses 

that might move to the Baylands cannot be known at this time, and because hazardous 

materials use is subject to continuous change as technologies evolve and as businesses change. 

Research, laboratory, and biotechnical operations would be subject to more intense federal, 

state, and local regulation and oversight than typical households and commercial, retail, and 

hotel businesses that handle smaller quantities of more common materials. Employees 

performing wet laboratory work would be required by law to receive specific training in the use 

and handling of hazardous materials, which is intended to protect the workplace and also to 

minimize the potential for spills or inadvertent releases. 

Laboratory and medical-related establishments operating within the Baylands such as 

biotechnical firms, medical laboratories, doctor/dentist offices, or pharmacies would involve 

medical- or laboratory-type chemicals, compressed gases, pharmaceuticals, and radiological 

materials. Medical, biohazardous, and low-level radioactive wastes would also be produced 

from these activities. Such uses are required to comply with federal and state regulations and 

standards, including measures such as preparation of a spill prevention, control, and 

countermeasure plans. Laboratory and medical-related establishments would be more likely to 

handle and/or store a hazardous material equal to or greater than minimum reportable 

quantities than office/commercial, residential, or other Baylands uses and would be required to 

prepare Hazardous Materials Business Plans tailored to their specific operations. These 

measures would reduce the potential for hazardous materials release during the routine 

transport, use, or disposal of such materials. 

Disposal of biohazardous materials (e.g., medical waste,300 cell plates, and absorbents) that 

might be generated by future businesses within the Baylands would be required to comply with 

applicable federal, state, and local regulations to ensure their safe handling and disposal. These 

materials, along with pharmaceutical and chemotherapy wastes and surgery specimens, would 

be required to be transported off-site for treatment and disposal by a licensed medical waste 

 
300 Medical wastes generated could include blood and blood products, tissues and specimens, needles, and infectious 

items. 
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treatment vendor. The Environmental Management Branch of the California Department of 

Public Health regulates the generation, handling, storage, treatment, and disposal of medical 

waste by providing oversight for the implementation of the Medical Waste Management Act.301 

The relocated fire station would have a 1,000-gallon fuel storage tank and may store other 

hazardous materials in amounts equal to or greater than the minimum reportable quantities. It 

is also possible that future laboratory uses within the Bayland would handle and/or store 

hazardous materials in amounts equal to or greater than the minimum reportable quantities. 

Such uses would be required to prepare a Hazardous Materials Business Plan. 

Grounds and landscape maintenance within the Baylands would also use a wide variety of 

commercial products formulated with hazardous materials, including fuels, cleaners and 

degreasers, solvents, paints, lubricants, adhesives, sealers, and pesticides/herbicides. These 

common consumer products would be used for the same purposes as in any landscape 

maintenance setting. Small quantities of household hazardous materials including cleaning 

products, fuels, oils, pesticides, and lubricants would also be associated with Baylands 

residential development. 

Consistency with Remedial Action Plans for Operable Unit OU-SM and Operable Unit OU-2; 

Consistency with the Title 27 Landfill Closure Plan 

The Remedial Action Plans for OU-SM and OU-2 outline a series of land use restrictions 

governing future construction to which Baylands development will comply. Key among these 

provisions in relation to site construction are the following: 

• Baylands grading operations will move sufficient soil from the eastern portion of the 

Baylands to raise final pad elevations for development within the western portion to cap 

existing soil containing constituents of concern. Any future excavation into the cap 

would require compliance with a regulatory agency-approved Soil Management Plan; 

• Any contaminated soil brought to the surface by grading, excavation, trenching, or 

backfilling would require compliance with all applicable provisions of state and federal 

law and a regulatory agency-approved Soil Management Plan; 

• Baylands development would be subject to and required to comply with land use 

covenants that will be established by regulatory agencies and recorded on the title to 

properties within OU-SM and OU-2 as part of the remediation process. These covenants 

would limit human exposures to contaminants left in place in soil, soil vapor, and 

groundwater above levels considered protective of unrestricted use of the site. 

o No occupied buildings, including sensitive uses, would be permitted, where 

CVOC concentrations in soil vapor exceed cleanup levels without regulatory 

 
301 https://www.cdph.ca.gov/Programs/CEH/DRSEM/Pages/EMB/MedicalWaste/MedicalWaste.aspx. 
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agency approval based on either (1) a risk assessment demonstrating site 

conditions pose no significant risk to human health, or (2) engineering controls, 

such as building design or gas intrusion mitigation systems, that will reduce the 

risk to an acceptable level; 

o No growing produce or vegetables for human consumption in native soil would 

be permitted. Plants for human consumption would be permitted to be grown in 

raised beds (above Baylands soils) containing non-native soil. Trees producing 

edible fruit (including trees producing edible nuts) would be only if they are 

grown in containers with a bottom that prevents the roots from penetrating into 

native soil; 

o No extraction or use of underlying groundwater would be permitted without a 

Groundwater Management Plan pre-approved by the appropriate regulatory 

agency; 

o No drilling for any water, oil, or gas, or extraction or removal of groundwater 

would be permitted without a regulatory agency-approved Groundwater 

Management Plan and prior written approval by the appropriate regulatory 

agency; 

o No interference with, or modification of, a vapor mitigation system would be 

permitted without prior written approval by the appropriate regulatory agency, 

and future tenants must provide reasonable access for O&M of vapor mitigation 

systems; 

o All excavation into the cap would be required to comply with the regulatory 

agency-approved Soil Management Plan; 

o Any contaminated soils that may be brought to the surface by grading, 

excavation, trenching, or backfilling would be required to be managed in 

accordance with all applicable provisions of state and federal law and a 

regulatory agency-approved Soil Management Plan; and 

o All uses and development of the site would be required to preserve the integrity 

and effectiveness of the cap provided over contaminated soils. 

The landfill closure plan includes the following measures over which Baylands development 

within the eastern portion of the site will be constructed: 

• A landfill cover is to be constructed as specified in the approved Closure and Post-

Closure Maintenance Plan consisting of the following layers from the bottom up: 

o Foundation layer that is a minimum of 2 feet over the last lift of waste with 

appropriate engineering properties to provide low permeability; 

o Low-hydraulic-conductivity layer with a minimum 2 percent slope. 
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o Drainage layer to facilitate drainage of water infiltrating from above the final 

cover and convey it to wetland areas or drainage facilities. 

o Erosion-resistant engineered fill layer to accommodate appropriate root depths, 

utilities, and shallow foundations. All irrigated areas would contain a subdrain 

beneath the vegetative layer of the final cover. 

• A landfill gas intrusion mitigation system consisting of a vapor barrier and a gas venting 

system layer will underlay commercial building footprints. 

Baylands development will be required to be constructed such that roots of vegetation, utilities, 

and shallow foundations are accommodated within the erosion-resistant layer. 

In addition, continuous methane monitoring systems will be maintained within the buildings as 

required by Title 27 to ensure that there is no hazard due to the accumulation of levels of 

landfill methane gas above 5,000 parts per million by volume (ppmv). 

Exposure to Hazardous Materials Due to Accident or Risk of Upset Conditions  

Improper transportation, use, storage, or disposal of hazardous materials during construction 

or post-construction operations could result in accidental spills or releases, posing health risks 

to workers, the public, and the environment. 

Baylands Construction and Post-Construction Activities 

Construction and post-construction activities associated with Baylands development include: 

• Site grading, trenching for underground utilities, building pad construction, or 

landscape installation, which could expose contaminated soils within the western 

portion of the site or the waste matrix within the former Brisbane Landfill. 

• Accidental damage to existing utility lines and disruption of service when 

undergrounding existing above-ground electrical lines within the Baylands; tunneling 

under Bayshore Boulevard, along Geneva Avenue, and within the Martin Substation 

while extending electrical lines; and when trenching for installation of on-site utilities 

within the Baylands and for off-site water improvements. 



Chapter 4. Environmental Setting, Impacts, and Mitigation Measures 

4.13. Hazards and Hazardous Materials 

4.13-67 

 

Baylands Specific Plan Final EIR 
Volume 2: Revised Draft EIR 

City of Brisbane 
May 2026 

• Realignment of Lagoon Road and demolition/removal of the existing roadway along 

with site grading and construction of lagoon shoreline improvements in the vicinity of 

existing underground Kinder Morgan fuel lines.302 

o Future improvements at the lagoon waterfront may require additional material 

to be placed on top of the existing fuel lines to accommodate Baylands site 

grading and provide waterfront protection. 

o Baylands development could generate settlement that could encroach into the 

Kinder Morgan fuel pipeline easement.303 

• Temporary dewatering in areas of shallow groundwater would be undertaken prior to 

completion of required groundwater remediation activities, which would expose 

workers, the public, and the environment to contaminated groundwater. 

• Short-term use and storage of materials within construction sites during the construction 

day, which could result in spills of various hazardous materials and expose workers, the 

public, and the environment to those materials. 

• Storage and handling of hazardous materials in commercial areas (general commercial, 

retail, hotel), research and other laboratory settings, and medical facilities, which could 

result in spills of various hazardous materials and expose workers, the public, and the 

environment to those materials. 

• Vehicular accidents during delivery to or disposal from Baylands construction sites and 

ongoing post-construction activities, which could result in hazardous materials spills 

and expose workers, the public, and the environment to those materials. 

• Accidents during unloading of fuels, solvents, and other hazardous materials needed for 

construction and ongoing post-construction activities, along with loading of waste 

materials that could result in spills of various hazardous materials and expose workers, 

the public, and the environment to those materials. 

 
302 Pipeline operators are required by law to post brightly colored markers along their right-of-way to indicate the 

presence of their underground pipelines. Markers contain information about the nearby pipeline as well as 
emergency contact information. To ensure safety and avoid damage, anyone planning to dig or excavate is also 
required by law to contact the Underground Service Alert center at least 48 hours in advance so that utility 
operators, including Kinder Morgan, can coordinate with the contractor to avoid any close contact with the 
pipeline. To minimize damage and facilitate closing down a line in the event of an accident, pipelines are 
monitored 24 hours per day, 7 days per week both at Brisbane Terminal and at Kinder Morgan’s regional 
headquarters in Orange, California, as well as by a “Supervisory Control and Data Acquisition” computer system, 
which gathers real-time current operating conditions data, including pipeline pressures, volume, flow rates, status 
of pumping equipment and valves, and temperatures, and can react to any sudden changes should they occur. 

303 Buried pipelines, being constrained by the bedding material and soil surrounding them, can withstand high-
vibration intensities (Oriard 1994; Siskind and Stagg 1993); cited in Caltrans Transportation and Construction 
Vibration Guidance Manual, April 2020). Caltrans did not therefore include vibration criteria for protection of 
pipelines in its manual. 
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In addition, the transportation, use, storage, and disposal of hazardous materials following site 

construction by Baylands land uses and infrastructure is subject to numerous federal, state, and 

local regulations designed to minimize exposure to hazardous materials and protect public 

health and the environment. 

However, as noted above, accidental release of hazardous materials is addressed by federal, 

state, and local regulations, including the following: 

• Title 29 of the Code of Federal Regulations (29 CFR), which requires special training of 

handlers of hazardous materials; notification to employees who work in the vicinity of 

hazardous materials; acquisition from the manufacturer of material safety data sheets, 

which describe the proper use of hazardous materials; and training of employees to 

remediate any hazardous material accidental releases. 

• Safety and Health Regulations for Construction (29 CFR 1926.65 Appendix C), which 

contains requirements for construction activities, including occupational health and 

environmental controls to protect worker health and safety. The guidelines describe the 

health and safety plan(s) that must be developed and implemented during construction, 

including associated training, protective equipment, evacuation plans, chains of 

command, and emergency response procedures. 

• Article 1 of Chapter 6.95 of the California Health and Safety Code (Sections 25500–

25520), which requires that any business that handles, stores, or disposes of a hazardous 

substance at a given threshold quantity prepare a Hazardous Materials Business Plan to 

minimize hazards to human health and the environment from fires, explosions, or an 

unplanned release of hazardous substances into air, soil, or surface water.304 The 

Hazardous Materials Business Plan must be carried out immediately whenever a fire, 

explosion, or unplanned chemical release occurs. Hazardous Materials Business Plans 

serve as an aid to employers and employees in managing emergencies and help better 

prepare emergency response personnel for handling a wide range of emergencies that 

might occur at any specific location. The San Mateo County Environmental Health 

Services Division, acting as the Certified Unified Program Agency, oversees 

implementation of this program in San Mateo County. 

Kinder Morgan Tank Farm and Pipeline 

The Kinder Morgan Bulk Terminal facility stores large quantities of hazardous materials that 

are delivered by pressurized liquid pipelines that traverse the Baylands to the facility. Upset 

and accident conditions could result in the release of large quantities of gasoline, diesel, or jet 

 
304 In general, a business must submit a Hazardous Materials Business Plan to the County if it handles and/or stores a 

hazardous material equal to or greater than the minimum reportable quantities. These quantities are 55 gallons for 
liquids, 500 pounds for solids, and 200 cubic feet (at standard temperature and pressure) for compressed gases. 
Radioactive materials and extremely hazardous substances are reportable in any amount. 
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fuel that might potentially adversely affect residents, workers, visitors, or the environment. 

However, the storage tanks are constructed, monitored, inspected, and upgraded as necessary 

in accordance with American Petroleum Institute recommendations (API Standard 620 Design 

and Construction of Large, Welded, Low-Pressure Storage Tanks and API Standard 650 Welded 

Tanks for Oil Storage). The tanks are kept at atmospheric pressure and any damage would 

result in leakage rather than an explosion. Secondary containment improvements incorporated 

into the facility design would ensure that, in the unlikely event of leakage, including substantial 

damage from an earthquake, any released fuels would remain at the terminal within the 

containment areas. The tanks are on a regular inspection schedule, including major inspections 

in which the tanks are emptied, and all components inspected and upgraded as necessary to 

limit the potential for any releases. 

As noted above, the pipelines are pressurized and continuously monitored by trained operators 

and a computerized system that can react to any sudden changes. The Pipeline and Hazardous 

Materials Safety Administration (PHMSA) is the primary federal regulatory agency responsible 

for ensuring that pipelines are safe, reliable, and environmentally sound. The federal pipeline 

integrity management regulations for hazardous liquid pipelines (Section 195.452) and natural 

gas pipelines (Sections 192.901-192.951) require operators to perform risk assessments of their 

pipelines to: 

• Ensure that integrity assessment methods (internal inspection, pressure testing, direct 

assessment, etc.) are employed to address significant threats on pipeline segments. 

• Ensure that integrity assessments of the highest risk segments are scheduled with 

priority over lower risk segments. 

• Ensure that assessments of threats and potential consequences are conducted to define, 

evaluate, and implement additional measures that address significant threats to the 

pipeline (e.g., conducting depth-of-cover surveys and correcting any deficiencies), or 

reduce potential consequences of failures (e.g., installing additional valves on the 

pipeline to reduce the amount of liquid or gas that might be released should a failure 

occur). 

Significance Conclusion for Impact HAZ-1 

Routine Transport, Use, Disposal, or Management of Hazardous Materials During Demolition 

and Construction Activities 

As discussed above, a comprehensive set of federal, state, and local laws and regulations 

regulate the transportation, use, management, and disposal of hazardous materials and wastes 

to minimize potential risks of human and environmental exposure during site grading and 

construction of buildings, infrastructure, and site amenities, avoiding exposure of people and 

the environment. These programs also provide for training of workers to react to and contain 
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accidental hazardous materials spills and other exposures to hazardous materials. In addition, 

the design and construction activities involved with undergrounding of electrical lines, 

installation of renewable energy generation and battery storage facilities, and installation of 

service connections and connections to the Martin Substation would comply with applicable 

codes, California Public Utilities Commission and Independent System Operator Rules and 

Regulations, and PG&E requirements. Thus, with the exception of lead within the former 

shooting range on Icehouse Hill, impacts would be less than significant. However, because 

clean-up of the former shooting range is addressed by EPA guidelines rather than mandatory 

requirements, exposure to lead within the former firing range would be significant and require 

mitigation. 

Routine Transport, Use, Disposal, or Management of Hazardous Materials by Operation of 

Baylands Land Uses and Infrastructure 

Proposed Baylands development would primarily consist of residential, commercial/office, 

public, and open space uses that would not transport, use, store, or dispose of large quantities 

of hazardous materials that could present a substantial risk to people. Uses such as hardware 

stores, laboratories, and the relocated fire station that would store hazardous materials in 

amounts greater than minimum reportable quantities would be required to prepare Hazardous 

Materials Business Plans tailored to their specific operations. Implementation of the Hazardous 

Materials Business Plans would reduce the potential for hazardous materials release during the 

routine transport, use, or disposal of such materials would therefore not present a substantial 

risk. Impacts would be less than significant. 

Consistency with Remedial Action Plans for Operable Unit OU-SM and Operable Unit OU-2; 

Consistency with the Title 27 Landfill Closure Plan 

Baylands development would be required to comply with the requirements of Remedial Action 

Plans for Operable Unit for OU-SM and Operable Unit OU-2, restricting human interaction with 

contaminated soils or groundwater. Construction of buildings and infrastructure within the 

eastern portion of the Baylands will also comply with applicable Title 27 Closure and Post-

Closure Maintenance Plan requirements. Thus, Baylands development would have a less-than-

significant impact. 

Upset or Accident Conditions 

Grading and construction activities in the vicinity of the Kinder Morgan pipelines include the 

potential of accidental loading or undermining of soils covering and underlying the pipeline, 

causing damage to the pipeline. Because current grading and development plans do not include 

specific provisions for protecting the structural integrity of the pipeline, a significant impact 

would result from Baylands development. 
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Program EIR Mitigation Measures 

MM HAZ-1a: Confirm Achievement of Remediation Goals (Program EIR 4.G-2a). Prior to 

issuance of a building or grading permit for any parcel within OU-SM, OU-2, 

and the former landfill, the applicant shall provide the City with evidence that 

the Department of Toxic Substances Control (DTSC), Regional Water Quality 

Control Board (RWQCB), and/or the San Mateo County Environmental Health 

Division as the Local Enforcement Agency in relation to the landfill have 

approved Remedial Design and Implementation Plan(s) or final closure and 

post-closure maintenance plans for the area subject to the requested permit. 

Prior to issuance of a building permit for any parcel within the Baylands, the 

project applicant shall obtain regulatory approval from the Department of Toxic 

Substances Control (DTSC), Regional Water Quality Control Board (RWQCB), 

and/or the San Mateo County Environmental Health Division as the Local 

Enforcement Agency in relation to the landfill for the proposed land use, in the 

form of a Remediation Action Completion Report or equivalent closure letter 

stating that remediation goals have been achieved for proposed land uses. 

MM HAZ-1b: Soil and Groundwater Management Plan (Program EIR Mitigation Measure 

4.G-2b). Prior to issuance of a building or grading permit for any parcel within 

the Baylands, a Soil and Groundwater Management Plan shall be prepared by a 

qualified environmental consulting firm whose work is subject to City staff 

and/or city-contracted peer review, reviewed, and approved by DTSC and the 

RWQCB, and implemented by the applicant. 

The Soil and Groundwater Management Plan shall also include a requirement 

for development and implementation of site-specific safety plans to be prepared 

prior to commencement of construction consistent with Occupational Safety and 

Health Administration (OSHA) Safety and Health Standards 29 Code of Federal 

Regulation (CFR) 1910.120, as well as management of groundwater produced 

through temporary dewatering activities. 

Such site-specific safety plans shall include necessary training, operating and 

emergency response procedures, and reporting requirements to regulate all 

activities that bring workers in contact with potentially contaminated soil or 

groundwater, landfill gas, or leachate to ensure worker safety and avoid impacts 

on the environment. Further, the Soil and Groundwater Management Plan shall 

include protocols for any areas of the site that require excavation and relocation 

of refuse material (e.g., building foundations and utility infrastructure) in 

accordance with Title 27 of the California Code of Regulations to ensure that the 

integrity of the low-hydraulic-conductivity layer requirements is maintained. 

• 
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The Baylands developer shall pay or reimburse the City for all costs associated 

with the Soil and Groundwater Management Plan and city-contracted peer 

review. 

MM HAZ-1c: Master Deconstruction and Demolition Plan (Program EIR Mitigation Measure 

4.G-2c). City review and approval of a specific plan per the requirements of the 

Brisbane General Plan shall be completed prior to submittal of any application 

for a demolition permit within the Project Site. Prior to issuance of a demolition 

permit for any parcel within the Baylands, the applicable property owner shall 

submit a Master Deconstruction and Demolition Plan prepared by a licensed 

professional to the City Building Official. The plan shall be reviewed and 

approved by the Building Official prior to issuance of the requested demolition 

permit. The demolition plan shall include documentation of hazardous materials 

determinations (surveys) and demolition or deconstruction recommendations in 

accordance with local and state requirements. If the surveys conducted by 

licensed professionals prior to issuance of a demolition permit per the 

requirements above hazardous building materials, demolition or deconstruction 

shall proceed in accordance with applicable Bay Area Air Quality Management 

District (BAAQMD), OSHA, and California Occupational Safety and Health 

Administration (Cal/OSHA) requirements, which may include air permits or 

agency notifications, worker awareness training, exposure monitoring, medical 

examinations, and a written respiratory protection program. 

MM HAZ-1d: Former Police Shooting Range Cleanup (Program EIR Mitigation Measure 4.G-

2i). Prior to any construction of trails on the southerly slope of Icehouse Hill, best 

management practices for lead removal consistent with United States 

Environmental Protection Agency Circular EPA-902-B-01-001, Best Management 

Practices for Lead at Outdoor Shooting Ranges, Revised June 2005, shall be 

implemented. 

Significance Conclusion for Impact HAZ-1 with Implementation of Program EIR 

Mitigation Measures 

Mitigation Measures MM HAZ-1a, MM HAZ-1b, MM HAZ-1c, and MM HAZ-1d would ensure 

implementation of General Plan policy and address impacts not addressed through compliance 

with applicable federal, state, and regional hazardous materials regulatory requirements. 

However, a significant impact could occur because Mitigation Measure MM HAZ-1d only 

addresses remediation for construction of trails on the southerly slope of Icehouse Hill and does 

not address additional remediation for other construction on Icehouse Hill, including relocation 

of the Mission Blue Nursery to the site of the former police shooting range. In addition, the 
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Kinder Morgan fuel pipelines could be damaged during construction. Both of these impacts 

would be significant and require additional mitigation. 

Additional Mitigation Measures 

MM HAZ-1e: Shooting Range Remediation. Prior to any construction activities on Icehouse 

Hill where lead fragments from the former police shooting range may be found, 

the following shall be implemented consistent with United States Environmental 

Protection Agency Circular EPA-902-B-01-001, Best Management Practices for Lead 

at Outdoor Shooting Ranges, Revised June 2005: 

1. Prepare an exhibit along with supporting technical information for 

review and approval by the Brisbane Police Department identifying all 

areas where lead fragments from the former police shooting range on 

Icehouse Hill may be found. 

2. Within those areas identified where lead fragments from the former 

police shooting range might be found, sift munitions fragments from the 

soil for recycling.305 

3. Sample and analyze the remaining soil in layers to assess the extent of 

downward contamination to determine if the leachable level is at or 

above the United States Environmental Protection Agency (USEPA) limit 

of 5 milligrams per liter (mg/L). If it does not exceed the limits, the soil 

can be left in place with no further action required. If the USEPA limit is 

exceeded, remediation subject to oversight by the appropriate regulatory 

agency—San Mateo County Environmental Health Services Division or 

DTSC—shall be required prior to relocation of the Mission Blue Nursery 

to the site. 

MM HAZ-1f: Kinder Morgan Fuel Pipeline. Existing infrastructure for the Kinder Morgan 

Tank Farm shall be protected in place during Baylands grading and construction 

consistent with the following requirements and specifications. 

A Construction Workplan shall be developed with Kinder Morgan to document 

construction means and methods, including provisions for appropriate 

construction techniques, settlement monitoring, and setbacks to protect the 

structural integrity of existing pipeline facilities in accordance with the following 

performance standards. 

• Any fill materials placed within 100 feet of any Kinder Morgan pipeline 

easement shall avoid additional loading on existing Kinder Morgan fuel 

 
305 Recycling the fragments makes them exempt from hazardous waste reporting and management requirements. 
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lines and avoid settlement of soils supporting pipelines unless required 

by a state or regional regulatory authority in an approved site 

remediation or landfill closure plan.306 

• Excavation activities within 25 feet of a Kinder Morgan fuel pipeline 

easement shall be designed to ensure the integrity of manufactured 

slopes within the excavation at all times. 

• Temporary construction dewatering for excavations below groundwater 

levels shall be performed in a controlled manner and avoid prolonged 

drawdown of the groundwater table (exceeding one month). 

Prior to issuance of a grading or construction permit for activities within 100 feet 

of a Kinder Morgan fuel pipeline easement, the applicant for such permit shall 

demonstrate to the satisfaction of the City Engineer that adequate measures will 

be implemented to ensure the structural integrity of existing pipeline facilities is 

protected, including measures such as, but not limited to, physical separation of 

construction activities, fill, and buildings from pipeline easements along with 

implementation of Mitigation Measure MM NOI-5b, Protection of Underground 

Utilities. 

The Construction Workplan shall be subject to review and approval by the City 

of Brisbane prior to commencement of grading within 100 feet of any Kinder 

Morgan pipeline easement. 

Significance Conclusion for Impact HAZ-1 with Implementation of All Mitigation 

Measures 

Mitigation Measure MM HAZ-1a ensures implementation of General Plan policy requiring 

completion of site remediation and landfill closure prior to development within the Baylands. 

Mitigation Measures MM HAZ-1b and MM HAZ-1c address impacts not addressed through 

compliance with applicable federal, state, and regional hazardous materials regulatory 

requirements. MM HAZ-1c provides for clean-up of the former police shooting range consistent 

with USEPA guidelines not included in mandatory hazardous materials requirements for the 

construction of trails on the southerly slope of Icehouse Hill. Mitigation Measure MM HAZ-1d 

provides for remediation of the former police shooting range, which would require identifying 

all areas where lead fragments from the former police shooting range on Icehouse Hill may be 

found. MM HAZ-1e would protect Kinder Morgan fuel pipelines from risk of upset during site 

construction. Thus, the combination of compliance with applicable federal, state, and regional 

 
306 As noted in Footnote 11, Caltrans’ Transportation and Construction Vibration Guidance Manual, April 2020, does not 

recommend vibration criteria for protection of pipelines since buried pipelines, being constrained by the bedding 
material and soil surrounding them, can withstand high-vibration intensities. 
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hazardous materials regulatory requirements and Mitigation Measures MM HAZ-1a through 

MM HAZ-1e- would reduce impacts to less than significant with mitigation incorporated. 

b. Impact HAZ-2: Emissions or Handling of Hazardous or Acutely Hazardous 

Materials or Waste within One-Quarter Mile of a School 

Methodology for Determining Significance 

Analysis of this impact focuses on the potential for Baylands development, including a 

proposed middle school, to result in hazardous emissions or handling of hazardous or acutely 

hazardous materials within 0.25 mile of an existing or proposed school. The potential severity of 

consequences to people or property at school facilities in the event of a release of hazardous 

materials into the environment from operation of proposed residential and commercial uses is 

analyzed. 

In determining the level of significance, the analysis recognizes that Specific Plan development, 

including establishment of a school within the Specific Plan area, would be required to comply 

with relevant federal, state, and local laws and regulations that are designed to minimize 

emission or release of hazardous or acutely hazardous materials into the environment, 

particularly within 0.25 mile of an existing or proposed school. 

Threshold HAZ-2 supplements the CEQA Guidelines Appendix G screening threshold, 

recognizing that the location of a facility that emits hazardous emissions or handles hazardous 

or acutely hazardous materials, substances, or waste within one-quarter mile of an existing or 

proposed school indicates the potential for a significant environmental effect but is not 

necessarily indicative of a significant physical environmental effect. Thus, Threshold HAZ-2 

therefore first examines whether a potential health hazard might exist due to the location of a 

facility emitting or handling hazardous materials within one-quarter mile of an existing or 

proposed school. If such a condition would occur, analysis is undertaken to determine whether 

a public health hazard would result. Threshold HAZ-2 also recognizes that such a public health 

hazard would be created in one of two ways: 

1. Creating a change in the physical environment by placing a facility that emits hazardous 

emissions or handles hazardous or acutely hazardous materials, substances, or waste 

within one-quarter mile of an existing or proposed school; or 

2. Creating a health hazard for students by placing a school within one-quarter mile of an 

existing facility that emits hazardous emissions or handles hazardous or acutely 

hazardous materials, substances, or waste. 

Threshold HAZ-2 also recognizes the school safety standards set forth in CCR Title 5, Section 

14010, Standards for School Site Construction, which sets performance standards for the 

protection of schools within the state from environmental hazards and risks of upset. As such, 
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exceeding the performance standards of CCR Title 5, Section 14010 without mitigation would be 

indicative of a significant impact. 

Impact Assessment 

Location of a School within One-Quater Mile of a Site That Would Handle or Emit Hazardous 

or Acutely Hazardous Materials, Substances, or Waste  

The Baylands Specific Plan includes development of a middle school to be constructed on an 

approximately 5- to 7-acre site along Main Street east of Bayshore Boulevard (see Figure 3-9 and 

Figure 3-10). The area within which the school might be constructed is more than 0.25 mile from 

the Kinder Morgan Tank Farm, and there are no other existing facilities within 0.25 mile of the 

school site that would handle or emit hazardous or acutely hazardous materials, substances, or 

waste within 0.25 mile of the site. 

In addition to mandatory adherence to federal, state, and local requirements, compliance with 

the requirements of CCR Title 5, Section 14010, Standards for School Site Construction and 

California Department of Education School Facilities Planning Division as overseen by DTSC, 

would further ensure that hazardous materials impacts on any school within 0.25 mile of 

Baylands development would be minimized by ensuring selection of a school site that provides 

safety and supports learning, per the regulations. 

Proposed School Locations in Relation to California Department of Education Title 5 Distance 

Criteria for Environmental Hazards 

Table 4.13-3 evaluates the location of the proposed middle school in relation to the safety 

criteria for school site locations provided in CCR Title 5, Section 14010. 

Table 4.13-3: Evaluation of Proposed Baylands Middle School Location in Relation to CCR Title 5, 
Section 14010 Environmental Safety Criteria 

Criterion Evaluation of Proposed Middle School Location 

c. Location of powerline easements 
within: 

1. 100 feet of a 50–133 kV line; 

2. 150 feet of a 220–230 kV line; or 

3. 350 feet of a 500–550 kV line. 

PG&E owns a 230 kilovolt (kV) underground electrical transmission line along 
Bayshore Boulevard, which would be within 150 feet of the proposed school site. 

The proposed school’s location is more than 1,000 feet from PG&E’s Martin 
Substation. 

Overhead electrical powerlines connecting Baylands development to the 
substation would be located more than 1,500 feet north of the school site. 

d. Location within 1,500 feet of a 
railroad track easement. 

The school site could be as close as 900 feet from the Caltrain rail line. Existing 
daily passenger rail operations are projected to increase from 92 diesel trains 
operating at 79 miles per hour to 248–258 electric trains operating at 110 miles 
per hour past the Baylands by 2040. In addition, the existing 2–4 freight 
operations through the Baylands are projected to increase to 7-10 trains per day. 

As a result, the Department of Education requires a safety evaluation of potential 
endangerment to school occupants from an incident (derailment or other 
accident) that could occur along the rail lines per Education Code Section 17521. 
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Criterion Evaluation of Proposed Middle School Location 

e. Location adjacent to a road or 
freeway that would cause noise or 
safety hazards. 

The US 101 freeway is located more than 3,600 feet to the east of the school site. 
Bayshore Boulevard lies immediately adjacent to the west side of the proposed 
school site. Bayshore Boulevard is projected to carry 3,250 vehicles during the 
weekday a.m. peak hour and 3,320 vehicles day during the p.m. peak hour. 
Roadway noise along Bayshore Boulevard is projected to be 76.3 dBA. 

f. Location on an active earthquake 
fault or fault trace. 

No active earthquake fault or fault trace is located within the proposed school 
site or Baylands Specific Plan area. 

g. Areas subject to flood or dam flood 
inundation. 

The proposed school site is not subject to flood or dam inundation. 

h. Location near an above-ground water 
or fuel storage tank within 1500 feet 
of the easement of an above-ground 
or underground pipeline that can 
pose a safety hazard. 

The proposed school site would be located more than 2,000 feet from the 
nearest fuel storage tank at the Kinder Morgan tank farm and more than 1,000 
feet from the water storage tank to be constructed east of the Caltrain right-of-
way within the Baylands. 

A Pacific Gas & Electric Company (PG&E) 24-inch high-pressure natural gas 
transmission pipeline is located within 1,500 feet west of the proposed school 
site along Bayshore Boulevard.307 The San Francisco Public Utilities Commission 
(SFPUC) Hetch Hetchy water pipeline system was also identified west of Bayshore 
Boulevard, which contains multiple large diameter water pipelines (44-inch to 60-
inch) within 300 feet of the site. An existing 14-inch water pipeline appears to 
bisect the existing school site along Industrial Way. 

i. Areas subject to moderate to high 
liquefaction or landslides. 

Geotechnical studies prepared for the Baylands indicate that material within the 
artificial fill and the sandy deposits below the Young Bay Mud underlying the 
Baylands and the proposed middle school site would be subject to liquefaction 
and cyclic densification during a design seismic event. 

k. Easily accessible from arterial roads 
and shall allow minimum peripheral 
visibility from the planned driveways. 

l. Not on a major arterial street with a 
heavy traffic pattern. 

The proposed school site along proposed Main Street east of Bayshore Boulevard 
would be easily accessible from residential areas within the Baylands. 
Implementation of the proposed Bayshore Mobility Plan and Safe Routes 
Program would improve access from residential areas within Daly City west of 
Bayshore Boulevard since Daly City middle school students would be required to 
cross Bayshore Boulevard on a daily basis. 

m. Compatible with surrounding zoning. The proposed school site would be located adjacent to lower density residential 
and office uses, which would be compatible with the proposed middle school. 

u. Within 2,000 feet of a significant 
disposal of hazardous waste. 

The proposed school site is located more than 2,000 feet from the former 
Brisbane Landfill. 

 

At the request of the governing board of a school district, the State Superintendent of Public 

Instruction may grant exemptions to any of the standards in this section if the district can 

demonstrate that mitigation of specific circumstances overrides a standard without 

compromising a safe and supportive school environment (5 CCR, § 14010(u)). 

In relation to the PG&E underground 230 kV powerline within Bayshore Boulevard, the 

Department of Education has an interim policy that allows schools within the vicinity of 

underground lines to apply for variances to this regulation as described in the Power Line 

 
307 National Pipeline Mapping System (NPMS), 2022. Hazardous liquids pipeline map produced by the NPMS Public 

Viewer. Accessed October 30, 2023. https://pvnpms.phmsa.dot.gov/PublicViewer/. 
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Setback Exemption Guidance Policy.308 However, the setback exemption request is only applicable 

for new schools that are planning to have limited activity uses within the setback zone. 

Limited activity uses are defined as staff/visitor/joint-use parking, bus and parent drop-off 

parking, driveways, access roads, sidewalks, fire lanes, and landscaping. Finally, to address the 

safety of students crossing Bayshore Boulevard on a daily basis, the proposed Bayshore 

Mobility Plan provide protected crossings at Main Street and Geneva Avenue, while the Safe 

Routes to School program address traffic speeds, queueing and drop-off/pick-up zones, and 

bicycle/pedestrian routes to and from the middle school. 

Significance Conclusion for Impact HAZ-2 

A comprehensive set of federal, state, and local laws and requirements regulate the 

transportation, use, storage, and disposal of hazardous materials and wastes to reduce the 

potential risks of human and environmental exposure during post-construction operations of 

the land use types permitted within the Baylands, particularly those operations occurring 

within 0.25 mile of a school facility. These programs also provide for training of workers to react 

to and contain accidental hazardous materials spills and other exposures to hazardous 

materials. No significant impact would thus result in relation to proximity of facilities that 

handle or emit hazardous or acutely hazardous materials, substances, or waste. 

However, as shown in Table 4.13-3, proposed middle school locations do not meet all 

provisions of CCR Title 5, Section 14010 because they are: 

• Within 150 feet of PG&E’s 230 kV underground electrical transmission line along 

Bayshore Boulevard. 

• Within 1,500 feet of the Caltrain railroad right-of-way. 

• Within 1,500 feet of a PG&E 24-inch high-pressure natural gas transmission pipeline. 

• Subject to liquefaction and cyclic densification during a design seismic event. 

A significant impact would therefore result. 

Program EIR Mitigation Measures 

MM HAZ-2: Protection of School Facilities (Program EIR Mitigation Measure 4.G-3). Grade 

K–12 school facilities constructed within the Baylands shall not be located within 

0.25 miles of a facility with hazardous emissions or that handles hazardous or 

acutely hazardous materials, substances or waste, unless approved by School 

Facilities Planning Division of the California Department of Education in 

conformance with California Code of Regulations (CCR) Title 5, Section 14010, 

 
308 California Department of Education, Power Line Setback Exemption Guidance, May 2006. 



Chapter 4. Environmental Setting, Impacts, and Mitigation Measures 

4.13. Hazards and Hazardous Materials 

4.13-79 

 

Baylands Specific Plan Final EIR 
Volume 2: Revised Draft EIR 

City of Brisbane 
May 2026 

which sets forth California Department of Education criteria for school site 

locations: 

• “If the proposed [school] site is within 1,500 feet of a railroad track 

easement, a safety study shall be done by a competent professional 

trained in assessing cargo manifests, frequency, speed, and schedule of 

railroad traffic, grade, curves, type and condition of track need for sound 

or safety barriers, need for pedestrian and vehicle safeguards at railroad 

crossings, presence of high pressure gas lines near the tracks that could 

rupture in the event of a derailment, preparation of an evacuation plan. In 

addition to the analysis, possible and reasonable mitigation measures 

must be identified in accordance the referenced code.” California Code of 

Regulations (CCR) Title 5, Section 14010 (d) 

• “The [school] site shall not be located near an above-ground water or fuel 

storage tank or within 1,500 feet of the easement of an above ground or 

underground pipeline that can pose a safety hazard as determined by a 

risk analysis study, conducted by a competent professional, which may 

include certification from a local public utility commission.” CCR Title 5, 

Section 14010 (h) 

Grade K–12 school facilities shall also comply with California Education Code 

Sections 17210 through 17224 and related statutory provisions related to risk to 

human health or the environment at proposed school properties as overseen by 

the Department of Toxic Substances Control (DTSC). In accordance with 

California Education Code Sections 17210 through 17224 and related statutory 

provisions, the school district must prepare a Phase I Environmental Site 

Assessment and/or a Preliminary Endangerment Assessment (PEA) to identify 

potential contamination and evaluate whether it presents a risk to human health 

or the environment at proposed school properties as overseen by the Department 

of Toxic Substances Control (DTSC). The environmental investigation and any 

required remediation of properties to be developed for use as schools shall be 

overseen by DTSC in coordination with the California Department of Education 

and the School Facilities Planning Division. 

Final design plans shall be approved by the School Facilities Planning Division of 

the California Department of Education prior to commencement of construction. 

All required remediation within 0.25 mile of a proposed K–12 school site within 

the Specific Plan area shall be completed prior to occupancy of the school. 
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Significance Conclusion for Impact HAZ-2 Following Implementation of Program 

EIR Mitigation Measures 

Mitigation Measure MM HAZ-2 requires the proposed middle school to meet the standards set 

for in CCR Title 5, Section 14010 or to prepare the required studies for review by the 

Department of Education and to secure approval of the proposed school site pursuant to the 

provisions of CCR Title 5, Section 14010(u). 

Existing state and federal programs provide for protection of school sites and also provide for 

training of workers to react to and contain accidental hazardous materials spills and other 

exposures to hazardous materials. MM HAZ-2 would ensure that the proposed school site 

would meet the design and safety standards set forth in CCR Title 5, Section 14010 or 

demonstrate safety and provide mitigation for any hazards prior to approval pursuant to CCR 

Title 5, Section 14010(u). 

The impact would therefore be less than significant with mitigation incorporated. 

c. Impact HAZ-3: Development on a Hazardous Materials Site Identified Pursuant 

to Government Code Section 65962.5 

Methodology for Determining Significance 

The methodology used in this assessment includes review of database information to assess the 

potential presence of hazards and hazardous materials sites within and adjacent to the 

Baylands. The Specific Plan area was evaluated for the presence of hazardous materials based 

on a review of the DTSC EnviroStor database and the RWQCB GeoTracker database. 

To identify the level of significance in relation to this threshold, the first step is to determine 

whether the Baylands or adjacent areas encompass any sites that are included on a list of 

hazardous materials sites or that contain unidentified/unknown contaminants. Next, the 

analysis recognizes that all development would be required to comply with relevant federal, 

state, and local laws and regulations that are designed to remediate such sites so as to protect 

the public health. 

A significant impact would result if development would occur on a hazardous materials site 

that would endanger public health or the environment. 

Impact Assessment 

Various portions of the Baylands and adjacent areas, including the former Brisbane Landfill, 

OU-SM, and OU-2, are included on databases listing hazardous materials pursuant to 

Government Code Section 65962.5. The Schlage Lock site (also known as “Baylands North”), 

immediately north of the Baylands, is also listed as a hazardous materials site. These sites have 
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a long history of environmental investigation and cleanup efforts with additional remediation 

activities approved by state regulatory agencies (DTSC and the RWQCB) to ensure that all 

remediation is completed to levels that protect human health and the environment. 

Pursuant to applicable state and local requirements, remediation and landfill closure activities 

must be completed to the satisfaction of state regulatory agencies prior to development of 

affected aeras within the Baylands. As outlined in approved Remedial Action Plans for OU-SM 

and OU-2, as well as the final closure plan for the former Brisbane Landfill, site remediation and 

landfill closure will be completed in phases, allowing for phased development of the Baylands. 

As discussed in Impact HAZ-1, Baylands development would be consistent with approved site 

remediation and landfill closure plans and would occur only after remediation or landfill 

closure activities for the site-specific development area have been completed. 

The only location within which off-site infrastructure would be constructed on a listed 

hazardous materials site compiled pursuant to Government Code Section 65962.5 is the PG&E 

Martin Substation, which is subject to regulatory oversight related to past cleanup activities. As 

described in Section 3.3.2 g, improvements associated with this substation would be minor, 

such as installing line disconnect switch and line coupling capacitor voltage transformers along 

with a fiber termination, compliant with PG&E specifications. See Impact HAZ-1 for discussion 

of the potential for construction activities within and adjacent to the Martin Substation to 

expose workers and the environment to contaminated soils and other risks of upset. 

Significance Conclusion for Impact HAZ-3 

Various portions of the Specific Plan area, including the former Brisbane Landfill, OU-SM, and 

OU-2, are included on databases listing hazardous materials pursuant to Government Code 

Section 65962.5. Baylands development would be consistent with approved site remediation 

and remediation and landfill closure would occur prior to Baylands development. In addition, 

the only off-site location where Baylands-related off-site infrastructure is proposed is the PG&E 

Martin Substation, which is subject to regulatory oversight related to past cleanup activities. 

Thus, the potential for exposure of workers, the public, and the environment to hazardous 

materials within sites included on databases listing hazardous materials pursuant to 

Government Code Section 65962.5 would be less than significant. 

d. Impact HAZ-4: Safety or Noise Hazards Due to Aircraft Operations 

Methodology for Determining Significance 

The first test in evaluating whether a significant impact would occur is to determine whether 

any portion of the Specific Plan area is within an airport land use plan or within 2 miles of a 

public airport for which an airport land use plan has not been adopted. Within these areas, a 

significant impact would result if the Specific Plan would place new development within an 
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airport safety zone, permit building heights that would pierce an “imaginary surface” of an 

airport, include a concentration of development inconsistent with an Airport Land Use 

Compatibility Plan, or propose new residential development within a 65 decibel (dB) 

Community Noise Equivalent Level (CNEL) noise contour. As stated in the San Mateo Airport 

Land Use Commission’s Resolution 12-67 adopting the SFO airport land use compatibility plan, 

the plan sets forth “land use compatibility policies that are consistent with the state’s noise 

standards” and would “prevent the creation of new noise and safety problems.” Thus, 

consistency of proposed development with Airport Land Use Compatibility Plan policies would 

be indicative of less-than-significant impacts. 

Impact Assessment 

As indicated in the Airport Land Use Compatibility Plan for the Environs of San Francisco 

International Airport (SFO), the Baylands Specific Plan area is located 4 miles north of SFO and 

is not located within the 65 dB noise contour of the airport (see Figure 4.13-4). The Specific Plan 

area is not within 2 miles of any other airport or airstrip. 

As indicated in the Airport Land Use Compatibility Plan, the Baylands Specific Plan area is not 

located within an Airport Safety Compatibility Zone (see Figure 4.13-5), FAA Notification Area 

(see Figure 4.13-6), or Airport Imaginary Surface area (see Figure 4.13-7). The Airport Land Use 

Compatibility Plan does not therefore identify any land use restrictions due to the location of 

the Baylands in relation to SFO. The Baylands site is, however, within SFO’s Airport Influence 

Area A – Real Estate Disclosure Area, which requires any person or entity offering real property 

for lease or sale to provide an airport disclosure statement. Anyone offering real property for 

lease or sale is thus required to provide the following disclosure statement: 

NOTICE OF AIRPORT IN VICINITY 

This property is presently located in the vicinity of an airport, within what is known as 

an airport influence area. For that reason, the property may be subject to some of the 

annoyances or inconveniences associated with proximity to airport operations (for 

example: noise, vibration, or odors). Individual sensitivities to those annoyances can vary 

from person to person. You may wish to consider what airport annoyances, if any, are 

associated with the property before you complete your purchase and determine whether 

they are acceptable to you. 
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Figure 4.13-4: San Francisco International Airport Existing Noise Contours 

 

SOURCE: ESA, 2023. 
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Figure 4.13-5: Airport Safety Compatibility Zones 
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Figure 4.13-6: FAA Notification Area 
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Figure 4.13-7: Airport Imaginary Surface Areas 
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Significance Conclusion for Impact HAZ-4 

Because the Specific Plan area is not within SFO’s 65 dB CNEL, an Airport Safety Compatibility 

Zone, FAA Notification Area, or Airport Imaginary Surface area, the SFO Airport Land Use 

Compatibility Plan does not identify any land use restrictions due to the location of the 

Baylands in relation to SFO. Thus, development of the Specific Plan is consistent with the 

adopted Comprehensive Airport Land Use Compatibility Plan for the Environs of San Francisco 

International Airport and would not result in a safety hazard or excessive noise for people 

residing or working in the Specific Plan area due to aircraft operations. 

Impacts of Baylands development in relation to SFO airport operations would be less than 

significant. 

e. Impact HAZ-5: Emergency Preparedness 

Methodology for Determining Significance 

Threshold HAZ-5 addresses the four phases of emergency response outlined in the City of 

Brisbane’s November 2018 Emergency Operations Plan and provide clear performance standards 

and an analytical framework for determining whether Baylands development would impair 

implementation or physically interfere with of the City’s adopted emergency response plan. 

Impairing any of the identified phases of emergency response would therefore be indicative of a 

significant impact. 

Impact Assessment 

Emergency Preparedness 

Emergency preparedness includes actions taken in advance of an emergency to plan for and 

establish resources to respond to and recover from an emergency. This includes a formal 

emergency operations plan for responding to and recovering from emergencies and 

maintaining adequate emergency response personnel, supplies, equipment, and infrastructure 

to respond to and recover from an emergency. It also includes the establishment and 

maintenance of police and fire emergency personnel and facilities along with standards and 

requirements for development of residential and non-residential uses and infrastructure. 

Development of the 2,200 dwelling units, along with up to 6.5 million square feet of commercial 

office development and an additional 500,000 square feet of hotel use permitted by the Specific 

Plan would increase Brisbane’s 2022 population of 4,661 by approximately 4,905 residents and 

increase the City’s estimated 2022 employment base of 13,000 by up to 19,480 jobs. To 

accommodate this doubling of the City’s population and employment base would require a 

major update to the City’s Emergency Operations Plan to address both the substantial new 
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demand that Baylands development would place on emergency services along with the new 

police and fire facilities and capabilities that would be provided by Specific Plan development. 

While the Specific Plan would necessitate updating the City’s Emergency Operations Plan, it 

would not interfere with the City’s ability to prepare and maintain an updated Emergency 

Operations Plan or perform other emergency preparedness activities. 

Emergency Access 

NUMBER OF ACCESS POINTS  

As shown in Figure 3-8 through Figure 3-11, each block designated for development of 

residential, commercial, and amenities within the Specific Plan area would have at least two 

points of access that would allow residents and/or workers on that block to evacuate without 

impeding access by emergency vehicles arriving on-site, including frontage on two or more 

roadways. As shown in Figure 3-12, Sustainable Infrastructure Block E4 has roadway access 

only along Tunnel Avenue. The elongated shape of Block E4 provides the ability to provide 

multiple points of access from Tunnel Avenue to each infrastructure use within the Block. The 

Specific Plan provides two points of access such that development would allow workers on that 

block to evacuate without impeding access by emergency vehicles arriving on-site. 

EMERGENCY ACCESS DURING FLOOD EVENTS  

The Specific Plan provides for adequate emergency access that would allow residents and/or 

workers to evacuate without impeding access by arriving emergency vehicles. As shown in 

Figure 3-5, except for the Amenity area that would front on two streets, each block within the 

Specific Plan area would front on at least three and in many cases four streets. 

The Baylands primary roadway system would remain open for emergency access and 

evacuation in the event of flooding based on the following standards set forth in Specific Plan: 

• On-site storm drainage collection facilities would be sized to convey the peak flow rate 

from a 25-year storm event entirely within the piping system such that Baylands 

roadways and recreational facilities are not flooded. 

• Drainage improvements would accommodate the 100-year peak storm event within the 

piping system and within streets such that building finished floor elevations provide a 

minimum of 1 foot of freeboard above the 100-year storm event hydraulic grade line 

water elevation with tidal flow and 100 years of estimated sea level rise. 

• Key Baylands roadways including Sierra Point Parkway, Lagoon Road, and Tunnel 

Avenue would remain available as evacuation routes in the event of a 100-year storm 

event with tidal flow and 100 years of estimated sea level rise. 
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Provision of Adequate Fire Flow and Fire Hydrants  

As part of Baylands development, an on-site water storage tank would be constructed to 

provide adequate fire flow per the requirements of the North County Fire Authority, City of 

Brisbane, and the California Water Company (Cal Water). In addition, Cal Water and the North 

County Fire Authority would review water facility engineering plans to ensure that each 

increment of development is provided with adequate water pressure. 

Site-Specific Development On-Site Safety Measures 

Standard City practice is to have site-specific development projects reviewed by the North 

County Fire Authority in addition to the City to ensure adequate access for fire apparatus to 

hydrants, including adequate room for turning movements. It would also standard City 

practice to have the Brisbane Police Department and North County Figure Authority review 

site-specific development projects within the Baylands to ensure easy identification of building 

addresses and adequate access for emergency responders to building entries. 

The City’s Public Works Department and the North County Fire Authority would additionally 

review site-specific development plans as well as roadway and water facilities engineering 

plans to ensure that the placement of fire hydrants meets applicable requirements, including 

proper spacing, access, and identification. California Water Company would review site-

specific development and water facilities engineering plans to ensure adequate water pressure 

and fire flows in addition to the Public Works Department and North County Fire Authority. 

Site-specific multi-family residential, commercial, retail, and hotel development would also be 

reviewed by the City and North County Fire Authority to ensure that each building site is 

provided with a safe outdoor space for people to gather in the event of an emergency requiring 

a building to be evacuated. 

Emergency Response 

Emergency response activities are actions taken during, or in the immediate aftermath, of a 

critical incident to reduce actual impacts. Emergency response actions could include public 

warnings, evacuations, resource mobilization and staging, and responses from agencies 

including law enforcement, fire protection, emergency medical services, utilities, and public 

works. 

As discussed in Section 4.8, Transportation, Baylands construction (e.g., for utility and roadwork) 

would require temporary closure of traffic lanes on roadways within and adjacent to the site. 

This could impede emergency response and evacuation activities; however, any construction 

activities that would result in temporary roadway closures would be required to obtain traffic 

permits from the City and prepare a Traffic Control Plan, which would maintain emergency 

response and evacuation access through appropriate traffic control measures and detours. 
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Police and Fire Emergency Response during Peak Travel Hours  

During the weekday p.m. peak hour, traffic along Geneva Avenue will range from 2,300 to 

3,200 vehicles per hour. As discussed in Section 4.8, Transportation, the Specific Plan proposes a 

four-lane road section on the Geneva Avenue bridge over Caltrain, modifying the six-lane road 

section that will be constructed to either side bridge by merging bus rapid transit lanes into 

“mixed flow” travel lanes. This reduction in width would require emergency responders to 

maneuver through congested traffic on the bridge without any room to maneuver around 

traffic. As a result, emergency response from the new fire station to be located within the 

northeastern portion of the Baylands to lands west of the Caltrain right-of-way would be 

delayed by more than 1 minute during the weekday p.m. peak hour. Police response from the 

western to the eastern portion of the Baylands would be similarly delayed. 

Recovery from an Emergency 

Recovery from an emergency is highly dependent on the nature, type, extent, and severity of 

the short- and long-term damage caused by the emergency, and can include post-emergency 

safety/damage assessments, short-term and long-term cleanup and construction activities, and 

administration of recovery assistance programs. In combination with available resources, the 

same physical features that facilitate emergency response – access, emergency water supply 

availability, and others -- facilitate response and recovery. 

The City, in combination with other agencies, would undertake review of specific development 

plans, addressing issues that would assist with recovery from an emergency. Such reviews 

include: 

• Review by the City’s Public Works Department and the North County Fire Authority 

would ensure that Specific Plan development provides adequate access and 

maneuvering room for fire apparatus to facilitate recovery efforts. 

• Review by the City’s Public Works Department and the North County Fire Authority 

would ensure the placement of fire hydrants meets applicable requirements, including 

proper spacing, access, and identification, that adequate water pressure will be 

maintained, and that the site is provided with a safe outdoor space for people to gather 

in the event of an emergency requiring evacuation of one or more buildings. 

• Relocating the Brisbane Fire Station includes expanding training facilities and provides 

additional space for emergency operations management that could facilitate recovery 

from an emergency. 

Thus, Baylands development would be designed and constructed so as to facilitate emergency 

response, and the Specific Plan would not impair emergency recovery. 
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Reduce the Potential for Emergencies 

As discussed in Chapter 3, Project Description, and throughout this chapter, the Baylands 

Specific Plan and EIR mitigation measures to reduce or eliminate short- and long-term risks 

from natural and manmade hazards, include, but are not limited to: 

• Baylands development would follow the recommendations of site-specific geotechnical 

recommendations and be required to comply with applicable building codes and 

requirements of site remediation and landfill closure plans. 

• Baylands roadways, utilities, and other infrastructure would be constructed in 

compliance with applicable design standards. Operations would comply with applicable 

federal, state, regional, and local laws, requirements, and standards. 

• The Bayshore Mobility Plan will reduce travel speeds and increase the safety of travel. 

Significance Conclusion for Impact HAZ-5 

The Specific Plan development would not interfere with implementation of an adopted 

emergency plan, impede evacuation routes, or restrict access for emergency response or 

recovery. Development review by the City of Brisbane, in combination with review by the 

North County Fire Authority, would ensure availability of needed evacuation routes and access 

for emergency response personnel, provision of adequate fire flow and on-site safety measures, 

implementation of measures to reduce the potential for emergencies, and expand facilities 

needed to respond to emergencies. Impact HAZ-5 would be less than significant. 
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4.14 HYDROLOGY AND WATER QUALITY 

4.14.1 INTRODUCTION 

a. Overview 

This section describes existing environmental conditions in relation to water quality, flooding, 

and groundwater management; evaluates the physical environmental changes that would result 

from the 2025 Specific Plan project; and identifies needed mitigation measures to address 

significant impacts. The discussion of flooding considers projected sea level rise (SLR) through 

the end of the century. 

Groundwater conditions and impacts in relation to existing contamination and remediation are 

addressed in Draft EIR Section 4.13, Hazards and Hazardous Materials. Issues related to the 

capacity and construction of stormwater drainage facilities are addressed in Section 4.16, 

Utilities, Service Systems, and Water Supply. 

b. Definitions 

100-year flood, base flood refers to a flood that has a 1 percent statistical chance of occurring in 

any given year. The 100-year flood can, however, occur in consecutive years or multiple times 

within any given year. 

100-year storm is a storm event that has a 1 percent statistical chance of occurring in any given 

year. The 100-year storm can, however, occur in consecutive years or multiple times within any 

given year. 

Aquifer refers to a body of rock or sediment that is sufficiently porous and permeable to store, 

transmit, and yield significant or economic quantities of groundwater to wells and springs. 

Basin plan refers to a water quality control plan developed pursuant to the federal Clean Water 

Act309 Section 13240. The Basin Plan is a master policy document that contains descriptions of 

the legal, technical, and programmatic bases of water quality regulation in the region. The Basin 

Plan must include (1) a statement of beneficial water uses that the Regional Water Quality 

Control Water Board (RWQCB) will protect, (2) the water quality objectives needed to protect 

the designated beneficial water uses, and (3) the strategies and time schedules for achieving the 

water quality objectives. Factors to be considered by an RWQCB in establishing water quality 

objectives must include, but are not necessarily limited to, all of the following: (1) past, present, 

 
309 The Clean Water Act was originally known as the Federal Water Pollution Control Act of 1948, which was the first 

major U.S. law to address water pollution. Concern for controlling water pollution led to sweeping amendments in 
1972. As amended in 1972, the law became commonly known as the Clean Water Act. 
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and probable future beneficial uses of water; (2) environmental characteristics of the 

hydrographic unit under consideration, including the quality of water available thereto; 

(3) water quality conditions that could reasonably be achieved through the coordinated control 

of all factors which affect water quality in the area; (4) economic considerations; (5) the need for 

developing housing within the region; and (6) the need to develop and use recycled water. 

Best management practices (BMPs), in relation to stormwater management, are control 

measures taken to mitigate changes to both quantity and quality of urban runoff caused 

through changes to land use. BMPs are designed to reduce stormwater volume, peak flows, 

and/or nonpoint source pollution through evapotranspiration, infiltration, detention, and 

filtration or biological and chemical actions. Stormwater BMPs are often classified as “structural” 

(i.e., devices installed or constructed on a site) or “non-structural” (procedures, such as 

modified landscaping practices). The U.S. Environmental Protection Agency (USEPA), 

California Stormwater Association, and Caltrans publish lists of stormwater BMPs for use by 

local governments, builders, and property owners. 

Bioretention is a type of stormwater management practice that uses shallow, landscaped 

depressions or vegetated areas to capture, store, and treat runoff, utilizing soil and vegetation to 

filter pollutants and promote infiltration with the remaining design flow or volume of runoff 

released back into the storm drain system. A bioretention area may be lined or unlined. 

C.3 refers to the provision of the Municipal Regional Stormwater NPDES Permit (MRP) that 

requires each Permittee to control the flow of stormwater and stormwater pollutants from land 

development projects (i.e., C.3 Regulated Projects or Regulated Projects). Provision C.3 also 

requires municipalities to implement Green Infrastructure (GI) Plans and various other GI-

related actions/projects. 

C.3 Regulated Projects refers to development projects subject to stormwater control 

requirements as defined by Provision C.3.b.ii of the MRP. This includes public and private 

projects that create and/or replace quantities of impervious surface above specific thresholds 

defined in the MRP. 

Detention means the temporary storage of stormwater runoff in ponds, vaults, within berms, or 

in depressed areas to allow treatment by sedimentation and metered discharge of runoff at 

reduced peak flow rates. See also “Infiltration” and “Retention.” 

Discharge refers to a release or flow of stormwater or other substance from a conveyance 

system or storage container. 

Emergent groundwater refers to the process of groundwater rising upward so that it emerges 

on the land surface and floods low-lying areas. 

Green Infrastructure refers to stormwater infrastructure that uses vegetation, soils, and natural 

processes to manage water for healthier urban environments. At the scale of a development the 
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size of the Baylands, Green Infrastructure refers to stormwater management systems that mimic 

nature by soaking up, storing, and/or improving the quality of water. 

GreenSuite Guidance Materials refers to the guidance materials prepared as part of the San 

Mateo Countywide Water Pollution Prevention Program (Countywide Program). GreenSuite 

guidance materials consist of the C.3 Regulated Projects Guide and the Green Infrastructure 

Design Guide. 

FEMA refers to the Federal Emergency Management Agency. 

Flood Insurance Rate Map (FIRM) refers to the official map on which the Federal Emergency 

Management Administration has delineated both the Areas of Special Flood Hazards and the 

risk premium zones applicable to the community. 

Flooding refers to any condition in which the soil surface is temporarily covered with flowing 

water from any source, such as streams overflowing their banks, runoff from adjacent or 

surrounding slopes, inflow from high tides, or any combination of sources. It is distinguished 

from ponding, in which the soil surface is temporarily covered by standing water at a low 

point. Ponded water is typically removed by percolation, transpiration, stormwater 

management, or evaporation or by a combination of these processes. 

Frequency (inundation) refers to the average frequency of flooding by surface water or soil 

saturation. It is usually expressed as the number of years (e.g., 50 years) that the soil is 

inundated or saturated at least once during a year. 

Groundwater includes water that occurs beneath the land surface and fills the pore spaces of 

the alluvium, soil, or rock formation in which it is situated. It excludes soil moisture, which 

refers to water held by capillary action in the upper unsaturated zones of soil or rock. 

Groundwater basin refers to any basin identified in the California Department of Water 

Resources (DWR) “California's Groundwater: Bulletin No. 118” (September 1975, updated 

2003), and any amendments to that bulletin, but does not include a basin in which the average 

well yield, excluding domestic wells that supply water to a single-unit dwelling, is less than 100 

gallons per minute. 

Groundwater table refers to the upper surface of the zone of saturation in an unconfined 

aquifer. 

Impervious Surface means a constructed surface covering or pavement that prevents the land’s 

natural ability to absorb and infiltrate rainfall/stormwater. Typical impervious surfaces include, 

but are not limited to, roof tops; walkways; patios; driveways; parking lots; storage areas; 

impervious concrete and asphalt; gravel areas not built as pervious pavement systems; and any 

other continuous watertight pavement or covering. Landscaped soil and pervious pavement 

systems, including pavers with pervious openings and seams, underlain with pervious soil or 
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pervious storage material, such as an aggregate layer sufficient to hold at least the Provision 

C.3.d volume of rainfall runoff, are not impervious surfaces as long as infiltration into native 

soil can occur. Open, uncovered retention/detention facilities are not considered impervious 

surfaces for purposes of determining whether a project is a Regulated Project under Provisions 

C.3.b and C.3.g. Open, uncovered retention/detention facilities are considered impervious 

surfaces for purposes of runoff modeling and meeting the Hydromodification standard. 

Infiltration means the downward entry of runoff from the surface into the soil. 

Integrated pest management refers to an approach to weed and pest control that aims to 

avoid/reduce the use of chemicals (i.e., pesticides and herbicides). Integrated pest management 

uses regular monitoring to determine if and when treatments are needed and employs physical, 

mechanical, cultural, biological, and educational tactics to keep pest numbers low enough to 

prevent unacceptable damage or annoyance. 

Inundation is the condition in which water from any source temporarily or permanently covers 

a land surface. 

Low-impact development (LID) is an approach to land development that uses various land 

planning and design practices and technologies to simultaneously conserve and protect natural 

resource systems and reduce infrastructure costs. Typically, emphasis is on employing natural 

and constructed features that reduce the rate of stormwater runoff, filter out pollutants, 

facilitate stormwater storage on-site, infiltrate stormwater into the ground to replenish 

groundwater supplies, or improve the quality of receiving groundwater and surface water. 

Municipal Stormwater Permit is the Phase I municipal stormwater NPDES permit under which 

discharges are permitted from municipal separate storm sewer systems throughout San Mateo 

County and other NPDES Phase I jurisdictions within the San Francisco Bay Region. The 

current Municipal Stormwater Permit (Order No. R2-2022-0018) was adopted on May 22, 2022. 

National Flood Insurance Program (NFIP) refers to the federal program that authorizes the sale 

of federally subsidized flood insurance in communities where such flood insurance is not 

available privately. 

National Pollutant Discharge Elimination System (NPDES) refers to the provision of the 

federal Clean Water Act that prohibits discharge of pollutants into waters of the United States 

unless a special permit is issued by USEPA, a state, or another delegated agency. 

NAVD88 (North American Vertical Datum of 1988) refers to the vertical datum for orthometric 

heights established for vertical control surveying in the United States based upon the 

General Adjustment of the North American Datum of 1988, which serves as the standard for 

determining all vertical elevations, such as that of building floors and sea level. 
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Nonpoint source pollution refers to pollution that enters water from dispersed and 

uncontrolled sources, such as surface runoff, rather than through pipes. Nonpoint sources (e.g., 

landscape practices, on-site sewage disposal, and automobiles) may contribute pathogens, 

suspended solids, and toxicants to water bodies. While individual sources may seem 

insignificant, the cumulative effects of nonpoint source pollution can be significant. 

Non-stormwater discharge includes any discharge that is not entirely composed of stormwater 

except those noted within an NPDES permit. 

NPDES Permit is an authorization, license, or equivalent control document issued in California 

by Regional Water Quality Control Boards to implement the requirements of the National 

Pollutant Discharge Elimination System (NPDES) program for the discharge of pollutants 

from municipal sanitary sewers and industries as well as stormwater discharges. 

Pervious Surface includes, but is not limited to, any of the following types of properly designed 

pavement systems: permeable interlocking concrete pavement (permeable pavers); pervious or 

permeable concrete unit pavers; reinforced grid paving containing either gravel or turf; 

modular pre-cast and poured-in-place pervious concrete; porous asphalt; turf block; grasscrete; 

suspended decking and boardwalks; porous rubber; and clay/concrete bricks and stones set on 

an aggregate base with aggregate in the joint spaces (not sand). Pervious pavement systems are 

designed to store and infiltrate rainfall at a rate equal to or greater than the immediately 

surrounding unpaved, landscaped areas, or store and infiltrate the rainfall runoff volume 

described in Provision C.3.d of the MRP. Pervious pavement must be able to infiltrate water 

into the ground (native soil) in order to be considered a pervious surface and qualify as LID. 

Pollutant refers to a substance introduced into the environment that adversely affects or 

potentially affects the beneficial use of the receiving water. 

Pollutant of concern refers to a contaminant that would contribute to impairments in 

downstream receiving waters. 

Receiving waters refers to water bodies (including streams or rivers, existing lakes, or the 

ocean) that receive treated or untreated runoff from upland areas. 

Rip rap means a layer of unconsolidated boulders, stone, rubble, concrete without protruding 

rebar, or similar materials placed on or near a shoreline to mitigate wave impacts and prevent 

erosion. 

Retention means the capture and storage of stormwater to prevent it from leaving the site. 

Sedimentation refers to the process of depositing soil particles, clays, sands, minerals, or other 

sediments being washed from land, roofing, and pavements into storm drains and drainage 

channels usually after rain, which accumulate in receiving waters. 

Seiche is a surface wave created when a body of water is shaken, usually by earthquake activity. 
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Siltation refers to the accumulation of fine sediment particles, particularly silt, in runoff, 

streams, and water bodies. While both siltation and sedimentation are related to the 

accumulation and settling of soils, “siltation” specifically refers to the accumulation and settling 

of fine sediments (e.g., silt). 

Stormwater refers to discharges generated by runoff from land and impervious areas, such as 

paved streets, parking lots, and building rooftops, due to rainfall and snow events that often 

contain pollutants in quantities that could adversely affect water quality. Most stormwater 

discharges are considered point sources and require coverage by a NPDES permit. 

Stormwater Pollution Prevention Plan (SWPPP) is a plan describing the temporary BMPs used 

to prevent erosion and control sediment and other pollutants during construction of a project. 

Stormwater Treatment Measures are engineered systems designed to remove pollutants by 

gravity settling of particulate pollutants, filtration, biological uptake, media adsorption or any 

other physical, biological, or chemical process. Sometimes called a treatment control, treatment 

control measure, or treatment control BMP. 

Surface water refers to water present above the substrate or soil surface. 

Tidally influenced refers to that portion of a waterway or body of water subject to inundation 

or changes in water level in response to the daily ebb and flow of tides. 

Total maximum daily load (TMDL) is a regulatory term in the U.S. Clean Water Act, 

describing a plan for restoring impaired waters that identifies the maximum amount of a 

pollutant that a body of water can receive while still meeting water quality standards. 

Tsunami refers to the ocean waves caused by a sudden displacement of the ocean floor, most 

often due to earthquakes. Tsunamis are sometimes referred to as “tidal waves” due to their 

common appearance as that of an extraordinarily high, rapidly rising, and forceful tide. The use 

of this term to describe tsunamis is discouraged by the scientific community, however. 

4.14.2 PHYSICAL ENVIRONMENTAL SETTING 

a. Baseline 

As permitted by CEQA Guidelines Section 15125 (a)(1), in addition to existing drainage and 

water quality conditions (as of spring 2023) comprising the baseline for analysis of hydrology 

and water quality impacts, this section includes projected sea level rise through the Year 2100 in 

the baseline for analysis of flooding. Projected sea level rise as used in the baseline for flooding 

analysis is based on the 2024 State of California Sea Level Rise Guidance (Sea Level Rise 

Guidance), developed by the Ocean Protection Council (OPC), which provides a framework for 
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State agencies and local governments to factor climate change and associated impacts into 

planning and development decisions. 

b. Topography and Existing Drainage Patterns 

The Specific Plan area is located on the eastern flanks of the San Francisco Peninsula, which is 

characterized by a northwest-trending coastal mountain range with drainages that flow either 

to the Pacific Ocean or toward San Francisco Bay. The Baylands has a varying topography across 

the site, with grades at Visitacion Creek being the lowest and Icehouse Hill being the highest. 

Within the western portion of the Baylands, grades are generally flat with ground slopes 

projecting from the edge conditions toward a dirt drainage channel running parallel to and east 

of the Industrial Way buildings. Portions of the Baylands near the Roundhouse and Industrial 

Way areas drain toward an existing low point elevation of approximately 9 feet near the 

intersection of Bayshore Boulevard and Industrial Way. The highest elevations are found on top 

of Icehouse Hill. 

Topography within the eastern portion of the Baylands is dominated by the former Brisbane 

Landfill. After the landfill stopped receiving waste in 1967, the site was used for soil recycling, 

both receiving and selling fill soil. Soil recycling operations caused the landfill’s height to 

frequently increase and decrease over the years as soil materials were imported and exported. 

Because of the soil recycling operation, the site has many dirt mounds with adjacent flat areas 

that provided access for trucks moving dirt. Visitation Creek divides the site perpendicular to 

Highway 101 into two areas and collects runoff from the majority of the area east of Caltrain. 

The northernmost areas east of Caltrain slope gently toward Beatty Avenue, while the 

southernmost areas slope gently toward the Brisbane Lagoon. Elevations east of Caltrain range 

from approximately elevation -3 feet at the existing drainage channel bottom adjacent to the 

Highway 101 box culvert, to approximately 80 feet atop the highest dirt mound within the 

former landfill (BKF 2023). 

The Baylands site is located within three drainage areas (see Figure 3-47): 

• Bayshore: 422 acres 

• Brisbane Lagoon: 52 acres 

• Beatty Avenue: 46 acres 

Bayshore Drainage Area 

The Bayshore drainage area is relatively steep and well-defined, bounded on the west and south 

by the slopes of San Bruno Mountain. The Bayshore drainage area is divided into an “Upper 

Reach” and a “Lower Reach.” Encircling the upstream portion of the Bayshore drainage area 

west of Bayshore Boulevard, the Upper Reach carries stormwater runoff from portions of Daly 
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City, Brisbane, and San Francisco. Located entirely within the City of Brisbane, the Lower Reach 

drainage area conveys stormwater runoff from approximately 422 acres of the Baylands east of 

Bayshore Boulevard along with flows from the Upper Reach of the drainage area. 

Flows from both reaches are discharged to the San Francisco Bay through an existing 10-foot by 

10-foot box culvert under US 101 (BKF 2023), which experiences friction losses due to buildup of 

sediment and refuse. With sufficient precipitation and tidal action, the San Francisco Bay outfall 

will be submerged; however, water will not overtop the upstream drainage channel due to excess 

channel capacity. 

Upper Reach Drainage Facilities 

Drainage facilities within the Upper Reach of the Bayshore Drainage Area are described in the 

Baylands Infrastructure Study (BKF 2023) and include the following. 

• Daly City Storm Drain Network: The Daly City storm drain network encompasses the 

western, upstream portion of the Upper Reach, where the highest elevations are located. 

Much of the runoff from the steeper areas travels along surface routes through natural 

channels and street gutters before entering the pipe network. The Daly City storm drain 

network terminates in a 60-inch-diameter inverted siphon that discharges to the upper 

open channel on PG&E’s Martin Substation on Geneva Avenue. 

• Upper Open Channel: The Daly City storm drain system discharges from the 60-inch-

diameter inverted siphon at the eastern end of Midway Village into a 1,300-foot-long 

open channel. The channel winds its way across the southern portion of the Martin 

Substation and the Levinson Property in Brisbane to Bayshore Boulevard. There it 

discharges to a 90-foot-long, 8-foot by 5-foot box culvert connected to a 54-inch storm 

drain culvert under Bayshore Boulevard. In the 1990s, the existing headwall and 

inoperable weir at the discharge point of the open channel was replaced by the City of 

Brisbane to improve system efficiency by allowing unrestricted flow to the box culvert 

and subsequent 54-inch storm drain line under Bayshore Boulevard. 

• Levinson Overflow Area: This 3.8-acre parcel, also referred to as the Levinson Detention 

Basin, is located on the west side of Bayshore Boulevard across from the Baylands at the 

northwest corner of Main Street and Bayshore Boulevard. The parcel is currently 

undeveloped and occasionally ponds due to direct precipitation, overflow runoff from 

the adjacent Martin Substation, and overtopping of the contiguous upper open channel. 

Fed by a sideways weir in the upper open channel, an approximately 6.5-foot-deep, 2.5-

acre detention basin acts to alleviate downstream and Bayshore Boulevard flooding. 

During a 100-year design storm event, the water level of the detention basin exceeds the 

height of the berm and overflows onto Bayshore Boulevard. 

• Bayshore Boulevard Drainage Facilities: Bayshore Boulevard has a low point of 

approximately 9 feet NAVD88 located 450 feet north of the Bayshore box culvert. 
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Bayshore Boulevard is currently drained by a 4-foot by 3-foot box culvert located on the 

west side of the street and two 24-inch-diameter parallel storm drain lines on the east 

side of the street. The box culvert and two parallel storm drain lines discharge into the 

54-inch storm drain under Bayshore Boulevard. 

• Brick Arch Sewer: Stormwater from both the 8-foot by 5-foot box culvert and Bayshore 

Boulevard drainage facilities discharges through the 54-inch storm drain line under 

Bayshore Boulevard into a 3,500-foot-long, 7.5-foot-high by 8-foot-wide brick arch sewer. 

The brick arch sewer conveys flows from the outlet of the Bayshore Boulevard 54-inch 

storm drain line along Bayshore Boulevard, through the western portion of the 

Baylands, under the Caltrain right-of-way, and to the final discharge point on the east 

side of the site. 

Lower Reach Drainage Facilities 

Drainage facilities within the Lower Reach of the Bayshore Drainage Area are described in the 

Baylands Infrastructure Study (BKF 2023) and include the following. 

• Railyard Drainage Channel: An earthen drainage channel parallels the existing 

Industrial Way for about 2,400 feet. The average channel bottom width is about 6 feet, 

and the average top width is about 18 feet. The railyard channel discharges to the brick 

arch sewer about 500 feet upstream of the Caltrain right-of-way. 

• Timber Box Culvert: The brick arch sewer discharges to a 440-foot long, 5.3-foot-wide 

by 10-foot-high timber box culvert located in the western portion of the Baylands. The 

timber box culvert conveys flow from the Caltrain right-of-way to the lower open 

channel (see below) approximately 150 feet west of Tunnel Avenue. Due to its limited 

capacity and disrepair, the timber box culvert is recommended for removal. 

• Lower Drainage Channel: The lower drainage channel is a 2,400-foot-long section of 

open earthen channel located within the eastern portion of the Baylands. The average 

channel bottom width is approximately 17 feet, with an average top width of 

approximately 60 feet, and the channel is segmented by three road crossings. The 

western crossing at Tunnel Avenue and the central crossing consist of double 78-inch-

diameter culverts. The eastern crossing consists of a single 96-inch-diameter culvert. 

• US Highway 101 Box Culvert: The lower drainage channel discharges to San Francisco 

Bay through a 300-foot-long, 12-foot by 12-foot box culvert under US Highway 101. 
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Figure 4.14-1: Existing Storm Drainage System 
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Beatty Avenue Drainage Area 

Within the northeastern portion of the Baylands, approximately 46 acres east of the Caltrain 

right-of-way drain into the Beatty Avenue storm drain system. Stormwater runoff is captured 

by a series of inlets in the local streets and conveyed northerly through a succession of 36-inch 

and 42-inch-diameter reinforced concrete pipes. This system connects to a 42-inch-diameter 

storm drain line on Beatty Avenue between Tunnel Avenue and Alana Way before discharging 

to a 42-inch-diameter storm drain line that crosses under Highway 101. The 42-inch-diameter 

storm drain line connects to a San Francisco 78-inch-diameter combined sewer main, which 

ultimately discharges to the Harney Way box culvert and into the Sunnydale pump station, 

located east of Highway 101 on Harney Way in Brisbane. 

Brisbane Lagoon Drainage Area 

Approximately 57 acres of the Baylands east of the Caltrain right-of-way drain to the 121.8-acre 

Brisbane Lagoon. Flows from the existing surface are conveyed through a series of shallow 

swales adjacent to Lagoon Way, and discharge through small culverts running under Lagoon 

Way. Upon exiting the Lagoon Way culverts, the flow continues overland southerly to the 

Brisbane Lagoon. 

c. Existing Groundwater Conditions 

The Visitacion Valley Groundwater Basin, within which the Baylands is located, encompasses a 

5,830-acre area within San Francisco and northern San Mateo County (see Figure 4.14-2). The 

basin is roughly triangular in shape and is bounded by San Bruno Mountain on the southwest, 

the Islais Valley Groundwater Basin to the northwest, and the South San Francisco 

Groundwater Basin to the east. Geologically, the primary water-bearing formations consist of 

unconsolidated sediments, including dune sand, the Colma Formation (fine-grained sand, silty 

sand, and discontinuous beds of clay to 5 feet thick), bay mud and clay, and artificial fill that is 

largely composed of dune sand with lesser amounts of silt and clay, and some man-made 

debris. The unconsolidated material has a maximum thickness of 200 feet, indicating a relatively 

low storage capacity for groundwater and minimal protection from potential surface 

contamination. 

A 2022 analysis of shallow groundwater conditions prepared by Geosyntec (see Appendix L.2) 

indicates that existing groundwater conditions vary throughout the site. Within the western 

portion of the Baylands, the groundwater table was observed in monitoring wells between 

approximately 4 to 6.5 feet NAVD88 during 2019 and 2022. Groundwater monitoring within the 

eastern portion of the Baylands identified groundwater elevations to be approximately 9 feet 

and 11 feet NAVD88 in the northern and southern portions, respectively. Groundwater near the 

Visitacion Creek channel and the edge of Brisbane Lagoon was found to be at approximately 3 



Chapter 4. Environmental Setting, Impacts, and Mitigation Measures 

4.14. Hydrology and Water Quality 

4.14-12 

 

Baylands Specific Plan Final EIR 
Volume 2: Revised Draft EIR 

City of Brisbane 
May 2026 

to 4 feet NAVD88 and is generally 4 to 10.5 feet NAVD88 around the exterior of the landfill 

boundary. Fluctuations in the level of groundwater may occur due to variations in tidal 

fluctuations from the San Francisco Bay, earthwork activities, rainfall, irrigation practices, and 

other factors (Geosyntec 2022). 

Figure 4.14-2: Visitacion Valley Groundwater Basin 
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As discussed in Section 4.16, Utilities, Service Systems, and Water Supply, Brisbane does not use 

groundwater from the Visitacion Groundwater Basin and purchases potable water from the San 

Francisco Public Utilities Commission (SFPUC). The California Water Service Company (Cal 

Water), which will provide water to the Baylands, Sierra Point, and Beatty areas, operates five 

groundwater production wells within the unadjudicated Westside Basin to supply its South San 

Francisco District. In its recent evaluation of California groundwater basins, DWR determined 

that the Basin was not in a condition of critical overdraft and designated the Basin as low 

priority (Cal Water 2024). From 2005 through 2024, Cal Water’s South San Francisco District met 

up to 19 percent of its water demand from groundwater, excluding purchased in-lieu 

groundwater credits such as those purchased from SFPUC. 

The Visitacion Valley Basin within which the Baylands, Siera Point, and Beatty areas are located 

is approximately 9.1 square miles and is physically bordered by a combination of surface water 

hydrologic boundaries, jurisdictional boundaries, and the extent of the San Francisco Bay 

shoreline. The Visitacion Valley Basin is categorized as a very-low priority basin according to 

the DWR Bulletin 118 basin priority classification (Cal Water 2024). 

Like the Westside Basin, the Visitacion Valley Basin is not adjudicated, is not designated as 

high- or medium-priority, and is not critically over-drafted (Cal Water 2024). San Francisco 

overlies the northern portion of the Visitacion Valley Basin, and SFPUC applied to become the 

“Groundwater Sustainability Agency” for the portion of the Visitacion Valley Basin within San 

Francisco City/County limits. No entity has been designated as a Groundwater Sustainability 

Agency for the San Mateo County portion of the Visitacion Valley Basin. No groundwater 

sustainability plans have been developed for the Basin. As a very low-priority basin, 

compliance with Sustainable Groundwater Management Act within the Visitacion Valley Basin 

is “encouraged” but not required. 

Groundwater beneath various portions of the Baylands contains pollutants at concentrations 

above regulatory action levels as the result of the former railyard and the former Brisbane 

Landfill.310 Groundwater contamination has been the subject of longstanding remediation and 

final landfill closure planning efforts, culminating in State regulatory agency approvals of 

Feasibility Studies/Remedial Action Plans (FS/RAPs) for the western portion of the Baylands in 

2022. Approved remedial action plans prohibit use of underlying groundwater without a 

Groundwater Management Plan pre-approved by the appropriate state regulatory agency. A 

similar prohibition is included in the Final Landfill Closure Plan for the former Brisbane 

Landfill, which has been conditionally approved by the Regional Water Quality Control Board. 

 
310 See Section 2.7, Site Remediation and Title 27 Landfill Closure, and Section 4.13, Hazards and Hazardous Materials, for 

more detail regarding groundwater contamination within the Baylands. 
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d. Flooding 

Flood Insurance Rate Maps (FIRMs) prepared by FEMA (Community-Panel Number 

06081C0035F) indicate portions of the Specific Plan area within 100-year special flood hazard 

zones (see Figure 4.14-3) (FEMA 2019). As shown, special flood hazard areas are identified 

north of Brisbane Lagoon and south of Lagoon Road, north of the Kinder Morgan Facility, 

between the railroad tracks and Tunnel Avenue, along Visitacion Creek, along US 101, and in 

the industrial areas along Bayshore Boulevard (FEMA 2019). A large portion of the area west of 

the railroad tracks is identified as being within the 500-year flood (0.2 percent Annual Chance 

Flood Hazard) area. The FIRMs show the remaining portions of the Specific Plan area as being 

outside the 100-year flood hazard area. 

Existing Flooding Conditions within the Bayshore Drainage Area 

Flooding conditions within the Bayshore Drainage Area are described in the Baylands 

Infrastructure Study (BKF 2023) and are summarized below. 

Bayshore Boulevard 

The top, or crown, elevation of the brick arch sewer is approximately 12.3 feet NAVD88 

(approximately 3 feet above the low point on Bayshore Boulevard at Industrial Way). During a 

large storm event, stormwater from the brick arch sewer backflows into the Levinson Detention 

Basin.311 When the stormwater runoff exceeds the capacity of the Levinson Detention Basin, 

water overtops its eastern berm and discharges to Bayshore Boulevard. In addition, runoff from 

the PG&E Martin Substation discharges overland to Bayshore Boulevard, increasing flood 

conditions during large storm events. 

Former Rail Yard 

As a result of stormwater runoff from Bayshore Boulevard and the railroad right-of-way, 

ponding occurs within the western portion of the Baylands at the outfall of the railyard drainage 

channel adjacent to Icehouse Hill. Overflow from the railyard drainage channel, east of and 

parallel to Industrial Way, further exacerbates flooding conditions during large storm events. 

 
311 As noted above, an approximately 6.5-foot-deep, 2.5-acre detention basin at the northwest corner of Main Street and 

Bayshore Boulevard acts to alleviate downstream and Bayshore Boulevard flooding. During a 100-year design storm 
event, the water level of the detention basin exceeds the height of the berm and overflows onto Bayshore 
Boulevard. 
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Figure 4.14-3: Special Flood Hazard Areas 

 

SOURCE: FEMA, 2019 
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Timber Box Culvert 

The existing timber box culvert is unable to convey the flow entering the eastern portion of the 

Baylands from the brick arch sewer. Due to disrepair and capacity deficiencies, ponding occurs 

during large storm events on a triangular portion of the site north of the timber box culvert and 

between the Caltrain right-of-way and Tunnel Avenue. 

Existing Flooding in the Bayshore Boulevard/Industrial Way Area  

The intersection of Industrial Way and Bayshore Boulevard is located at an existing low point 

along Bayshore Boulevard and is subject to inundation in a 100-year storm. 

Existing Flooding in the Vicinity of the Kinder Morgan Tank Farm, City of Brisbane 

Corporation Yard, and Caltrain Right-of-Way 

Existing grades within the eastern portion of the Baylands adjacent to the Kinder Morgan tank 

farm, Brisbane corporation yard, and the Caltrain right-of-way are subject to inundation in a 

100-year flood. 

e. Tsunamis and Seiches 

A tsunami is a series of waves generated in a body of water by a rapid disturbance (e.g., 

submarine seismic, volcanic, or landslide event) that vertically displaces water. Tsunamis 

affecting San Francisco Bay can result from offshore earthquakes within the Bay Area or from 

distant events. While it is most common for tsunamis to be generated by subduction faults, such 

as those in Washington and Alaska, local tsunamis can be generated from strike-slip faults (such 

as the small one that was triggered by the 1906 San Andreas earthquake). In general, a tsunami 

can move hundreds of miles per hour in the open ocean and reach land with waves as high as 

100 feet or more. 

According to the Plan Bay 2050 EIR, 51 tsunamis have been recorded or observed within the San 

Francisco Bay since 1850. Of these, the 1964 Alaska earthquake triggered by a 9.2 magnitude 

earthquake caused the most damage in San Francisco Bay. With a wave that was just under 4 

feet in height, damage was limited to marinas and private boats in Marin County. 

The geography of the bay reduces the risk of a large tsunami event (ABAG/MTC 2021). A 

seismic event on the Cascadia subduction zone, which runs roughly from Mendocino County to 

Vancouver Island and is considered a worst-case scenario for tsunami in the bay, is estimated to 

take several hours to reach the City and County of San Francisco, providing time to mobilize a 

response. ABAG has mapped portions of tsunami inundation areas within the Bay Area for 

emergency planning. As shown in Figure 4.14-4, no portions of the Baylands are within a 

tsunami inundation zone. 
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Figure 4.14-4: Tsunami Inundation Areas 

 

SOURCE: ABAG, MTC, Plan Bay Area 2050 EIR, 2023 
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4.14.3 REGULATORY CONTEXT FOR BAYLANDS DEVELOPMENT 

a. Federal Laws, Plans, Programs, and Regulations 

Clean Water Act (33 USC 1251 et seq.) 

The federal Clean Water Act serves as the primary federal law protecting the quality of the 

nation’s surface waters, including lakes, rivers, wetlands, and aquatic resources. The Clean 

Water Act empowers the USEPA to set national water quality standards and effluent limitations 

and includes programs addressing both point source and nonpoint-source pollution. Point-

source pollution is pollution that originates or enters surface waters at a single, discrete 

location, such as an outfall structure, an excavation site, or construction site. Nonpoint-source 

pollution originates over a broader area and includes urban contaminants in stormwater runoff 

and sediment loading from upstream areas. The Act made it unlawful to discharge any 

pollutant from a point source into navigable waters unless a permit is obtained. The USEPA’s 

National Pollutant Discharge Elimination System (NPDES) permit program controls discharges. 

Relevant sections include: 

• Section 303(d) requires each state to identify water bodies or segments of water bodies 

that are “impaired” (i.e., not meeting one or more of the water quality standards 

established by the state). Once the water body or segment is listed, the state is required 

to establish a TMDL for the pollutant causing the conditions of impairment. The TMDL 

is the quantity of a pollutant that can be safely assimilated by a water body without 

violating water quality standards. The TMDL can also act as a plan to reduce loading of 

a specific pollutant from various sources to achieve compliance with water quality 

objectives. Listing a water body as impaired does not necessarily suggest that the 

pollutants are at levels considered hazardous to humans or aquatic life or that the water 

body segment cannot support the beneficial uses. The intent of the 303(d) list is to 

identify the water body as requiring future development of a TMDL to maintain water 

quality and reduce the potential for continued water quality degradation. 

In accordance with Clean Water Act Section 303(d), the Regional Water Quality Control 

Board (RWQCB)-San Francisco Bay Region has identified impaired water bodies within 

its jurisdiction, the pollutant or stressor impairing water quality, and set priorities for 

developing a TMDL. San Francisco Bay is included on the Section 303(d) list. Pollutants 

or stressors identified on the Section 303(d) list for Central San Francisco Bay include 

pesticides such as chlordane, dichlorodiphenyltrichloroethane (DDT), and dieldrin; toxic 

organics such as dioxin compounds, furan compounds, polybrominated diphenyl ethers 

(PBDEs), and polychlorinated biphenyls (PCBs); metals such as mercury and selenium; 

and invasive species and trash. 
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TMDLs have been established for San Francisco Bay for chlordane, DDT, dieldrin, 

mercury, PCBs (non-dioxin-like), and the RWQCB is working on TMDLs for the Bay for 

dioxin compounds, exotic species, furan compounds, PCBs, and selenium, as well as a 

revision to the mercury TMDL. The RWQCB has also adopted a TMDL for pesticide 

toxicity in urban creeks such as Visitacion Creek. 

• Under Section 401 as it is implemented in California, projects that propose activities that 

would result in the discharge of a fill material into waters of the United States are 

required to obtain certification from the RWQCB. Discharge of fill into non-federal 

waters of the state are addressed through notification in accordance with the Waste 

Discharge Requirements of the Porter-Cologne Water Quality Act. 

• Section 402 regulates point- and non-point source discharges to surface waters through 

the NPDES permit program. In California, the State Water Resources Control Board 

(SWRCB) oversees the NPDES program, and the RWQCBs administer the permits. The 

NPDES program regulates point and non-point-source discharges to surface waters and 

provides for both general permits (those that cover a number of similar or related 

activities) and individual permits. Non-point sources are diffuse and originate from a 

wide area rather than from a definable point. Non-point pollution often enters receiving 

waters in the form of surface runoff but is not conveyed by way of pipelines or discrete 

conveyances. As defined in the federal regulations, such non-point sources are generally 

exempt from federal NPDES permit program requirements. However, three types of 

non-point source discharges are controlled by the NPDES program: discharges 

associated with industrial operations, non-point source discharge caused by general 

construction activities, and the general quality of stormwater in municipal separate 

stormwater systems (MS4s). 

The NPDES industrial stormwater permitting component covers ten categories of 

industrial activity that require authorization for stormwater discharges. California’s 

NPDES Permit for General Construction Activity is discussed below in Section 4.14.3, 

State Plans, Policies, and Regulations. MS4 permits include requirements for construction 

and post-construction control of stormwater runoff. 

• Section 404 establishes a program to regulate the discharge of dredged or fill material 

into “waters of the United States,” including wetlands. Activities in waters of the United 

States regulated under this program include fill for development, water resource 

projects (such as dams and levees), infrastructure development (such as highways and 

airports) and mining projects. Section 404 requires a permit before dredged or fill 

material may be discharged into waters of the United States, unless the activity is 

exempt from Section 404 regulation (e.g., certain farming and forestry activities). 

The basic premise of the 404 program is that no discharge of dredged or fill material 

may be permitted if (1) a practicable alternative exists that is less damaging to the 

aquatic environment, or (2) the nation’s waters would be significantly degraded. Thus, 



Chapter 4. Environmental Setting, Impacts, and Mitigation Measures 

4.14. Hydrology and Water Quality 

4.14-20 

 

Baylands Specific Plan Final EIR 
Volume 2: Revised Draft EIR 

City of Brisbane 
May 2026 

permit applicants must show that steps have been taken to avoid impacts on wetlands, 

streams, and other aquatic resources; that potential impacts have been minimized; and 

that compensation will be provided for all remaining unavoidable impacts. 

Proposed activities are regulated through a permit review process. For most discharges 

that will have only minimal adverse effects, a “general permit” may be suitable. General 

permits are issued on a nationwide, regional, or state basis for particular categories of 

activities. The general permit process eliminates individual review and allows certain 

activities such as minor road improvements to proceed with little or no delay, provided 

that the applicable conditions for the general permit are met. States also have a role in 

Section 404 decisions through state program general permits, water quality certification, 

or program assumption. 

• An individual permit is required for potentially significant impacts. Individual permits 

are reviewed by the U.S. Army Corps of Engineers, which evaluates applications under 

a public interest review, as well as the environmental criteria set forth in the Clean 

Water Act Section 404(b)(1) Guidelines, regulations promulgated by USEPA. 

National Flood Insurance Program 

The National Flood Insurance Program, administered by FEMA under the National Flood 

Insurance Act, enables property owners in participating communities to purchase insurance as a 

protection against flood losses in exchange for state and community floodplain management 

regulations that reduce flood damage. Participation in the Program is based on an agreement 

between communities and the federal government. If a community adopts and enforces a 

floodplain management ordinance to reduce flood risk to new construction in floodplains, the 

federal government will make flood insurance available within the community as a financial 

protection against flood losses. This insurance is designed to provide an affordable insurance 

alternative to disaster assistance to reduce the escalating costs of repairing damage to buildings 

and their contents caused by floods. Communities are occasionally audited by the California 

Department of Water Resources to ensure the proper implementation of FEMA floodplain 

management regulations. 

The City of Brisbane is a participant in the Program, and must therefore satisfy certain 

mandated floodplain management criteria, including adopting an ordinance that complies with 

regulatory standards issued by FEMA and monitoring construction and building permits and 

the status of the City ordinance to ensure compliance with federal laws and regulations (See 

Brisbane Municipal Code Chapter 15.56, Floodplain Management). 
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b. State Laws, Plans, Programs, and Regulations 

Porter-Cologne Water Quality Control Act (California Water Code Sections 13000 et seq.) 

The Porter-Cologne Water Quality Control Act (Porter-Cologne Act) established nine RWQCBs 

to oversee water quality on a day-to-day basis at the local and/or regional level. The nine 

regional boards have the primary responsibility for protection and enhancement of water 

quality within their respective jurisdictional boundaries. Their duties include preparing and 

updating water quality control plans and issuing Section 401 water quality certifications. 

The State Water Resources Control Board provides state-level coordination of the water quality 

control program by establishing state-wide policies and plans for the implementation of state 

and federal laws and regulations. The RWQCBs adopt and implement water quality control 

plans that recognize the unique characteristics of each region with regard to natural water 

quality, actual and potential beneficial uses, and water quality problems. The Porter-Cologne 

Act grants ultimate authority to the State Water Resources Control Board over state water rights 

and water quality policy. The Act provides a broad definition of waters under State jurisdiction 

that includes any surface water or groundwater, including saline waters within the boundaries 

of the state. Isolated waters that may not be subject to regulations under federal law are 

considered to be “waters of the state” and regulated accordingly by the RWQCB. If the USACE 

determines wetlands or other non-wetland waters are isolated waters and not subject to 

regulation under the federal Clean Water Act, the RWQCB has authority to exert jurisdiction 

over these waters under the Porter-Cologne Act as waters of the state. 

Under the Porter-Cologne Act, “water quality objectives” establish limits on levels of water 

quality constituents or characteristics to protect identified beneficial uses. The Act requires 

RWQCBs to establish water quality objectives while acknowledging that water quality may be 

changed to some degree without unreasonably affecting beneficial uses. Designated beneficial 

uses, together with the corresponding water quality objectives, also constitute water quality 

standards under the federal Clean Water Act. Therefore, the water quality objectives form the 

regulatory references for meeting State and federal requirements for water quality control. 

Anti-Degradation Policy 

California’s anti-degradation policy, formally known as the Statement of Policy with Respect to 

Maintaining High Quality Waters in California (SWRCB Resolution No. 68-16), applies to the 

disposal of waste to high-quality surface water and groundwater. 

The Policy, which protects water bodies where existing quality is higher than necessary for the 

protection of beneficial uses, requires any actions that can adversely affect water quality in 

surface and groundwaters: (1) to be consistent with maximum benefit to the people of the state, 

(2) not unreasonably affect present and anticipated beneficial use of the water, and (3) not result 

in water quality less than that prescribed in water quality plans and policies, (i.e., not result in 
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exceedances of water quality objectives). Any actions that could adversely affect surface waters 

are also subject to the federal anti-degradation policy (40 CFR Section 131.12) developed as part 

of the Clean Water Act. 

NPDES Construction General Permit 

SWRCB adopted a state-wide NPDES Permit for General Construction Activity (Construction 

General Permit). The San Francisco Bay RWQCB monitors and enforces the NPDES stormwater 

permitting for the region. Additional information on the Construction General Permit is 

provided below in Section 4.14.3c, Regional Plans, Programs, and Regulations. 

California Stormwater Quality Association Best Management Practices Handbooks  

The California Stormwater Quality Association is a professional member association dedicated 

to the advancement of stormwater quality management through collaboration, education, 

implementation guidance, regulatory review, and scientific assessment. It has developed and 

published four handbooks (Construction, Industrial & Commercial, Development, and 

Municipal) providing information for BMP selection throughout the life of a project—from 

planning and design, through construction—and into operation and maintenance. These 

handbooks are available for purchase from CASQA at their website: https://www.casqa.org/. 

Recycled Water Use Requirements 

The State Water Board adopted Water Reclamation Requirements for Recycled Water Use 

(Order WQ 2016-0068-DDW) on June 7, 2016 (General Order). The General Order establishes 

standard conditions for recycled water use and conditionally delegates authority to an 

Administrator to manage a Water Recycling Program and issue Water Recycling Permits to 

recycled water users. Only treated municipal wastewater for non-potable uses can be permitted, 

such as landscape irrigation, crop irrigation, dust control, industrial/commercial cooling, and 

decorative fountains. Potable reuse activities are not authorized under this General Order 

(SWRCB 2016). 

RWQCB-San Francisco Amendment to Waste Discharge Requirements for Long-Term Flood 

Protection Considerations 

The RWQCB–San Francisco Bay Region adopted Order No. R2-2022-0031, Amendment to Waste 

Discharge Requirements for Long-Term Flood Protection Considerations at Closed and 

Operating Municipal Solid Waste Bayfront Landfills in October 2022.312 The Order requires 

submission of a Long-Term Flood Protection Plan for listed Bayfront Landfills, including 

Brisbane Landfill, within 270 days from the adoption of the Order (October 12, 2022), and is to be 

 
312 The full text of the Order can be found at ORDER NO. R2-2022-0031, Amending Waste Discharge Requirements 

for Bayfront Landfills (ca.gov). 
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updated every 5 years thereafter. Specifically, the order states that: The Discharger shall submit 

a climate change vulnerability assessment and adaptation plan acceptable to the Executive 

Officer. The plan shall identify strategies for the long-term protection of the landfill from 

flooding and inundation due to SLR, groundwater rise, and extreme climate/weather events. 

The plan shall: 

a. Be prepared by qualified experts and consider and reference the most current official 

State of California climate change guidance documents. 

b. Be based on providing protection from the estimated 100-year storm event, on top of the 

2050 “medium-high” (0.5 percent probability of exceedance) or “extreme” risk aversion 

SLR scenarios as described in the most recent official state of California SLR guidance 

(e.g., the 2018 OPC Sea Level Rise Guidance). The 100-year storm event shall take into 

account astronomical tides and storm surge as well as wave run-up, seasonal effects 

(e.g., El Niño conditions), and discharge from local tributaries (e.g., as modeled by the 

USGS Coastal Storm Modeling System [CoSMoS] tool). 

c. Describe how vulnerable features and infrastructure will be protected (such as landfill 

caps, monitoring wells, landfill gas wells, flares, levees, etc.), and how building uses, 

and public access will be protected prior to the projected timing of SLR, groundwater 

rise, and extreme storm event impacts (e.g., prior to projected flooding). 

d. Propose a phased adaptation strategy that briefly describes the potential future projects 

that may be necessary to provide for protection from the 2100 “medium high” or 

“extreme” risk aversion SLR scenarios as described in the most recent official state of 

California SLR guidance, as well as potential accompanying changes in groundwater 

rise and extreme storm events. The strategy shall allow for a range of future actions at 

different climate change thresholds to address uncertainty and allow for flexibility over 

the long term. 

e. Provide technical justification for the selection of both the 2050 and 2100 SLR risk 

aversion scenarios. 

f. Identify baseline conditions for the landfill and show at a minimum the following on a 

map(s): sitewide elevations, vulnerable infrastructure (i.e., waste containment features, 

wetlands, roads, buildings, remediation systems, piping, wells), existing groundwater 

levels, the degree of SLR, groundwater rise, and/or extreme storm event exposure 

already noted at the landfill (if any), sea level elevations at which flooding will impact 

the landfill, areas potentially vulnerable to groundwater rise. 

g. Be updated and submitted every five years with the most recently available and credible 

information and climate change adaptation guidance at the time of the update, including 

observed changes in sea levels, groundwater levels, and flooding measured at or as near 

as possible to the landfill (e.g., from local tide gauges and monitoring wells), and any 

observed or potential changes in the adaptive capacity and risk tolerance of vulnerable 
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infrastructure, including an implementation schedule with key milestones that have 

been or will be met in the future. 

h. When preparing and implementing adaptive management plans, the Discharger shall 

take into consideration how rising shallow groundwater and any associated flooding 

may affect long-term cap stability, increase in leachate amounts, leachate and landfill gas 

migration, and post-closure monitoring and maintenance goals at the site. Groundwater 

monitoring data from the site should be used for the most accurate water level on-site; 

however, if groundwater wells are not present at the landfill, databases such as 

GeoTracker can be used to access water table elevations nearby, using USGS, California 

DWR, or other nearby cleanup site well observations. Additionally, shallow 

groundwater response to SLR across four Bay Area counties is currently under 

development.” (RWQCB-SF 2022b). 

State of California Sea Level Rise Guidance 

At the time the Specific Plan was being developed, the 2018 State of California Sea Level Rise 

Guidance313 (Sea Level Rise Guidance), developed by the Ocean Protection Council (OPC), 

provided a framework for State agencies and local governments to factor sea level rise impacts 

into planning decisions. The Sea Level Rise Guidance summarizes the best available science on 

SLR and encourages agencies to select a SLR projection for planning purposes based on 

multiple factors, such as the location of a facility, its expected lifespan, SLR exposure and 

associated impacts, adaptive capacity, and risk tolerance/aversion, as defined in this 2018 

document. California updated its SLR planning guidance314 in 2024 (OPC 2024). Therefore, as 

discussed below, the SLR analysis of the Plan for the EIR was conducted according to the 2024 

updated guidance. The Sea Level Rise Guidance is expected to be revised every five years. 

Because future GHG emissions depend on future actions that are not yet known, and because 

the climate response to these emissions are not precisely known, the sea level rise scenario that 

will occur cannot be precisely known at this time. To accommodate this uncertainty, the OPC 

(OPC 2018; OPC, 2024) recommends considering a range of scenarios for climate change 

adaptation planning. OPC (2018) recommends using the low risk aversion scenario for open 

space, such as along Visitacion Creek and Brisbane Lagoon. They also recommend using the 

medium-high risk aversion scenario for occupied residential and commercial buildings, such as 

are proposed for much of the Plan area. For OPC (2024), the derivation and terminology of the 

SLR scenarios was modified to be consistent with those in the nationwide update (Sweet et al., 

 

313 Ocean Protection Council. 2018. State of California Sea-Level Guidance. 

314 Ocean Protection Council. 2024. State of California Sea-Level Guidance: 2024 Science & Policy Update. 



Chapter 4. Environmental Setting, Impacts, and Mitigation Measures 

4.14. Hydrology and Water Quality 

4.14-25 

 

Baylands Specific Plan Final EIR 
Volume 2: Revised Draft EIR 

City of Brisbane 
May 2026 

2022315). The 2024 scenario recommended for open space, corresponding to low risk aversion, is 

the Intermediate Scenario. The 2024 scenario recommended for residential and commercial 

buildings with lifespans to 2075 and beyond is the Intermediate-High Scenario. The 2024 

scenario recommended for critical infrastructure (such as roads and landfills) and for lifespans 

beyond 2100 is the High Scenario. Table 4.14-1 compares the sea level rise projections from OPC 

(2018) and OPC (2024) for Year 2050 and Year 2100. All of these projections are relative to sea 

level in Year 2000. For this report, the bracketing OPC (2024) Intermediate Scenario of 3.1 feet 

and the High Scenario of 6.5 feet are used to assess the Plan. 

Table 4.14-1: Sea Level Rise Projections, in Feet 

 OPC 2018 Guidance OPC 2024 Guidance Scenarios 

Low Risk Aversion 
Medium-High Risk 

Aversion 
Intermediate 

Intermediate- 
High 

High 

Likely Range 
66% probability sea 

level rise is … 

1-in-200 Chance 
0.5% probability sea 
level rise meets or 

exceeds … 

5% exceedance 
probability 

for 3°C warming 

0.1% exceedance 
probability 

for 3°C warming 

<0.1% exceedance 
probability 

for 3°C warming 

To Be Applied to: To Be Applied to: 

Open space 
Residential & 

commercial buildings 
Open space 

Residential & 
commercial buildings, 
lifespan beyond 2075 

Critical infrastructure, 
lifespan beyond 2100 

2050 1.1 1.9 0.8 1.0 1.3 

2100 3.4 6.9 3.1 4.8 6.5 

SOURCE: OPC 2018 (high emissions scenario), OPC 2024 (for San Francisco) 

 

SB 272 

SB 272 (Laird), adopted in October 2023, requires local governments within the State’s coastal 

zone to prepare adaptation plans to address sea level rise to protect their residents, 

communities, infrastructure, and habitat from rising sea levels. SB 272 also authorizes the Bay 

Conservation and Development Commission (BCDC) to review and approve or deny these 

plans along the shore of San Francisco Bay, based upon Guidelines that BCDC develops. On 

December 5, 2024, BCDC adopted Regional Shoreline Adaption Plan: One Bay Vision, Strategic 

Regional Priorities, and Subregional Adaptation Plan Guidelines to provide the guidelines required 

by SB 272. 

 
315 Sweet, W.V., B.D. Hamlington, R.E. Kopp, C.P. Weaver, P.L. Barnard, D. Bekaert, W. Brooks, M. Craghan, G. 

Dusek, T. Frederikse, G. Garner, A.S. Genz, J.P. Krasting, E. Larour, D. Marcy, J.J. Marra, J. Obeysekera, M. Osler, 
M. Pendleton, D. Roman, L. Schmied, W. Veatch, K.D. White, and C. Zuzak. 2022. Global and Regional Sea Level 
Rise Scenarios for the United States: Updated Mean Projections and Extreme Water Level Probabilities Along U.S. 
Coastlines. NOAA Technical Report NOS 01. National Oceanic and Atmospheric Administration, National Ocean 
Service, Silver Spring, MD, 111 pp. https://oceanservice.noaa.gov/hazards/sealevelrise/noaa-nos-techrpt01-
global-regional-SLR-scenarios-US.pdf. 



Chapter 4. Environmental Setting, Impacts, and Mitigation Measures 

4.14. Hydrology and Water Quality 

4.14-26 

 

Baylands Specific Plan Final EIR 
Volume 2: Revised Draft EIR 

City of Brisbane 
May 2026 

Sustainable Groundwater Management Act 

The passage of the Sustainable Groundwater Management Act set forth a statewide framework 

to help protect groundwater resources over the long-term. The Department of Water Resources 

provides regulatory oversight and has classified California’s 515 groundwater basins into one of 

four categories high-, medium-, low-, or very low-priority. Each basin’s priority determines 

which provisions of the Act apply. 

The latest basin prioritization project, Sustainable Groundwater Management Act 2019 Basin 

Prioritization, was completed in December 2019. Ninety-four basins and/or sub-basins were 

identified as medium- or high-priority and will be required to form Groundwater Sustainability 

Agencies and develop Groundwater Sustainability Plans. These 94 basins, in combination with 

adjudicated areas which have existing governance and oversight in place, account for 98 percent 

of the pumping (20 million acre-feet), 83 percent of the population (25 million Californians), and 

88 percent of all irrigated acres (6.7 million acres) within the state’s groundwater basins. 

There are no groundwater sustainability plans applicable to the Specific Plan Area. The 

groundwater basin underlying Brisbane is Groundwater Basin 2-032, the Visitacion Valley 

groundwater basin is considered a very low-priority basin (DWR 2024). 

c. Regional Plans, Programs, and Regulations 

Regional Water Quality Control Board – San Francisco Bay Region 

The Baylands lies within the jurisdiction of the San Francisco Bay RWQCB, which has adopted 

the Water Quality Control Plan for the San Francisco Bay Region (Basin Plan) to implement 

plans, policies, and provisions for water quality management. Beneficial uses of surface waters 

within the San Francisco Bay Region are described in the Basin Plan and are designated for 

major surface waters and their tributaries. Beneficial uses of Central San Francisco Bay include 

ocean, commercial, and sport fishing; estuarine habitat; industrial service supply; fish 

migration; fish spawning; navigation; rare and endangered species preservation; recreation; 

shellfish harvesting; and wildlife habitat. The California Water Resources Control Board 

identifies estuarine habitat, wildlife habitat, water contact recreation, and non-contact recreation 

as existing beneficial uses of the lagoon.316 

Construction Activity Permitting – National Pollutant Discharge Elimination System 

CONSTRUCTION GENERAL PERMIT 

As discussed above, the NPDES permit program was established by the Clean Water Act to 

regulate municipal and industrial discharge to surface waters of the United States from their 

 
316 https://www.waterboards.ca.gov/rwqcb2/water_issues/programs/planningtmdls/basinplan/web/tab/tab_2-

01.pdf. 
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municipal stormwater systems. The SWRCB adopted a state-wide NPDES Permit for General 

Construction Activity (Construction General Permit) on September 2, 2009 (Order No. 2009-

0009-DWQ, as amended by 2010-0014-DWQ and 2012-0006-DWQ). The SWRCB adopted a 

General Permit for Stormwater Discharges Associated with Construction and Land Disturbance 

Activities in September 2022 (Order WQ 2022-0057-DWQ). The order became effective on 

September 1, 2023. 

The San Francisco Bay RWQCB monitors and enforces the NPDES stormwater permitting for 

the region. 

The Construction General Permit regulates construction site stormwater management. 

Dischargers whose projects disturb 1 or more acres of soil, or whose projects disturb less than 1 

acre but are part of a larger common plan of development that in total disturbs 1 or more acres, 

are required to obtain coverage under the general permit for discharges of stormwater 

associated with construction activity. Construction activity subject to this permit includes 

clearing, grading, grubbing, excavation, or any other activity that results in a land disturbance 

of equal to or greater than 1 acre. The permit does not include regular maintenance activities 

performed to restore the original line, grade, or capacity of the facility. 

The Construction General Permit requires that developers of land where construction activities 

will occur over more than 1 acre do the following (SWRCB 2022): 

• Complete a risk assessment to determine pollution prevention requirements pursuant to 

the three risk levels established in the General Permit; 

• Eliminate or reduce non-stormwater discharges to storm sewer systems and other 

waters of the nation; 

• Develop and implement a stormwater pollution prevention plan (SWPPP) that identifies 

the sources of sediment and other sources that affect the quality of stormwater 

discharges and specifies BMPs that will reduce pollution in stormwater discharges to the 

Best Available Technology Economically Achievable/Best Conventional Pollutant 

Control Technology standards; and 

• Perform inspections and maintenance of all BMPs. 

To obtain coverage under this permit, project operators must electronically file permit 

registration documents with SWRCB before the start of construction. Permit registration 

documents must include the following. 

• Notice of Intent; 

• SWPPP, including: 

o Risk assessment for construction sites; 
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o Active stormwater effluent monitoring and reporting program during 

construction; 

o Rain event action plans; 

o Numeric action levels for pH and turbidity; 

o Requirements for qualified professionals to prepare and implement the plan; 

o Specifications for BMPs to be implemented during and after project construction; 

and 

o Plan for inspection and maintenance of project BMPs and facilities at end of 

construction. 

• Site Drawings and Maps; 

• Applicable plans, calculations, and other supporting documentation for compliance with 

existing permitted Phase I or Phase II municipal separate storm sewer system post-

construction requirements or the post-construction standards of the General Permit; 

• Permit fee; and 

• Signed certification statement. 

The Construction General Permit requires the SWPPP to identify BMPs that will be 

implemented to reduce potential chemical contaminants that would affect water quality. There 

are two categories of BMPs: structural and non-structural. Structural BMPs involve the specific 

construction, modification, operation, maintenance, or monitoring of facilities to minimize the 

introduction of pollutants from the drainage system. Non-structural BMPs are activities, 

programs, and other non-physical measures that would contribute to the reduction of 

pollutants from nonpoint source pollutants to the drainage system. BMPs include treatment 

requirements, operation procedures, and practices to control site runoff, spillage, leaks, waste 

disposal, and drainage from raw materials storage. 

Types of BMPs include erosion control (e.g., preservation of vegetation), sediment control (e.g., 

fiber rolls), non-stormwater management (e.g., water conservation), and waste management. 

The SWPPP also includes descriptions of BMPs to reduce pollutants in stormwater discharges 

after all construction phases have been completed at the site (post-construction BMPs). 

BMP implementation must consider changing weather conditions and construction activities, 

and various combinations of BMPs may be used over the life of a project to maintain 

compliance with the Clean Water Act. The NPDES General Permit gives the owner the 

discretion to determine the most economical, effective, and innovative BMPs to achieve the 

performance-based goals of the NPDES General Permit. 
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MUNICIPAL REGIONAL STORMWATER PERMIT 

Municipalities in San Mateo County, including the City of Brisbane, are listed as co-permittees 

in a Municipal Regional Stormwater NPDES Permit (MRP) Order No. R2-2022-018, NPDES 

Permit No. CAS612008 adopted by the San Francisco Bay RWQCB in May 2022 (RWQCB-SF 

2022). The Municipal Regional Permit outlines the State’s requirements for municipal agencies 

in San Mateo County to address the water quality and flow-related impacts of stormwater 

runoff (RWQCB-SF 2022a). The MRP is a comprehensive permit that regulates activities related 

to construction sites, industrial sites, illegal discharges and illicit connections, new 

development, and municipal operations. The permit also requires a public education program, 

implementing targeted pollutant reduction strategies, and a monitoring program to help 

characterize local water quality conditions and begin evaluating the overall effectiveness of the 

permit’s implementation (C/CAG 2024). 

The Municipal Regional Permit includes requirements for incorporating appropriate source 

control, site design, and stormwater treatment measures through LID measures into new 

development and redevelopment projects. These requirements are known as Provision C.3 

requirements. In particular, development and redevelopment projects are required to capture, 

control, treat, and/or promote the infiltration of stormwater such that the rate and volume of 

stormwater exiting the property to the municipal stormwater system is equal to or less than 

existing conditions. 

Subsequent to Specific Plan approval, Baylands development will require preparation of a 

Stormwater Management Plan that identifies specific measures to meet Provision C.3 of the 

NPDES permit (RWQCB-SF 2022a). 

San Mateo Countywide Water Pollution Prevention Program 

The San Mateo Countywide Water Pollution Prevention Program (SMCWPPP) was established 

in 1990 to reduce the pollution carried by stormwater into local creeks, San Francisco Bay, and 

the Pacific Ocean. The program is a partnership of the City/County Association of 

Governments (C/CAG), each incorporated city and town in the county, and the County of San 

Mateo, which share a common regional urban stormwater NPDES permit. Some of the 

requirements of the MRP are implemented directly by municipalities while others are 

addressed by the San Mateo Countywide Water Pollution Prevention Program on behalf of all 

the municipalities. 

Due to the complex and varied nature of the MRP and efforts related to stormwater 

management in San Mateo County, the Countywide Water Pollution Prevention Program 

maintains its own program website, which can be found at www.flowstobay.org, and provides 
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project guides to aide project applicants with including post-construction stormwater controls 

in development project designs. These guides include: 

• C.3 Regulated Project Guide (Guidebook) describes stormwater treatment options, 

techniques, design, and maintenance requirements. These treatment options vary from 

“local” improvements at individual building sites to “area wide” concepts such as 

stormwater treatment ponds and bio-retention areas with large open space areas 

(SMCWPPP 2020b). The Guide is intended to provide technical information primarily 

for parcel-based projects that are required to implement stormwater control measures to 

comply with the MRP. 

• The Green Infrastructure Design Guide (GI Design Guide) is a comprehensive design 

guide to help agencies, developers, design professionals and construction firms design, 

build and integrate green infrastructure facilities into street, site, and parking lot projects 

that may or may not be required to implement stormwater control measures in San 

Mateo County (SMCWPPP 2020a). This Design Guide integrates complete street and 

green street goals (sustainable streets) and is intended to assist local jurisdictions in the 

gradual transition of stormwater infrastructure from “gray” to “green” over time. 

Both the C.3 Regulated Project Guide and the Green Infrastructure Design Guide contain design 

guidance and typical details for green infrastructure and low impact development (LID) 

implementation in public and private projects. 

San Mateo County Flood and Sea Level Rise Resiliency District (One Shoreline)  

The San Mateo County Flood and Sea Level Rise Resiliency District, also known as 

“OneShoreline,” was established by State legislation in January 2020 as the first countywide 

government agency in California to build regional resilience to the water-related impacts of 

climate change. The countywide District focuses on planning and constructing solutions to the 

climate change impacts of SLR, flooding, and coastal erosion. OneShoreline is governed by a 

seven-member Board consisting of two members of the San Mateo County Board of 

Supervisors, and five members from city and town councils within the county. 

In June 2023, OneShoreline adopted Planning Policy Guidance to function as a “standardized 

yet evolving resource for cities and the County to account for climate-driven flooding, 

stormwater, shallow groundwater rise, and sea level rise in planning documents (general plan, 

specific plan, zoning ordinance) and approvals of projects in areas near the Bay subject to 

foreseeable climate impacts.” 

The document contains recommendations for new development rather than guidance for 

existing development, consistent with OneShoreline’s current focus on ensuring private 

development is appropriately sited and designed with respect to projected sea level rise. Also, 

while the document includes template policies that pertain to public facilities and 
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infrastructure, it does not provide detailed guidance on how to implement those policies. 

OneShoreline anticipates issuing a complementary guidance document to address integrating 

climate risks into capital improvements planning. 

OneShoreline’s Bay Protection Standard is the Base Flood Elevation of San Francisco Bay plus 6 

feet. In coastal areas impacted by waves, the Base Flood Elevation incorporates tides, storm 

surge, and wave runup on the existing coastal structure. Based on the current FIRMs published 

for San Mateo County in 2019, the Base Flood Elevation Bay water level along the shoreline 

ranges from 10 feet to 16 feet NAVD88. Therefore, the Bay Protection Standard ranges from 16 

feet to 22 feet NAVD88. 

Policies suggested for General Plans contained in the OneShoreline Planning Policy Guidance 

document include the following: 

• Buffer Zone. Develop a Buffer Zone of 100 feet—at a minimum—from the San Francisco 

Bay Shoreline and 35 feet—at a minimum—from Top of Creek Bank to provide space to 

accommodate and maintain built and Natural Infrastructure for flood protection, habitat 

restoration, and Public Access. A wider Buffer Zone to accommodate habitat migration 

shall be included where feasible. 

• Future Conditions Protection for the Built Environment. Ensure that new and/or 

substantial construction is planned and designed to accommodate Future Conditions for 

the life of the project. 

• Siting and Designing New Critical Facilities and Public Infrastructure. Site new 

Critical Facilities and public infrastructure in areas that are not vulnerable to Future 

Conditions. If new Critical Facilities and public infrastructure cannot be located outside 

of areas prone to flooding, sea level rise, and shallow groundwater rise, ensure that 

facilities are constructed to appropriate standards to maintain operations under these 

Future Conditions over the life of the project. 

• Private Development Vulnerability Assessment and Mitigation. Based on the 

geotechnical data collected on-site, new and/or substantial construction shall assess the 

project’s vulnerability to shallow groundwater rise and incorporate project measures 

that will monitor and mitigate seasonal and permanent impacts, including buoyancy, 

seepage, infiltration, liquefaction, corrosion, and contaminant mobilization hazards. 

• Natural Infrastructure in Shoreline Protection. Prioritize the use of Natural 

Infrastructure, including the protection, restoration, and expansion of existing coastal 

habitats, consistent with the Open Space and Conservation element habitat conservation 

policies. Shoreline infrastructure projects should evaluate the use or restoration of 

natural features and ecosystem processes—such as tidal marshes, eelgrass, mudflats, 

beaches, and oyster reefs—and incorporate these features to the greatest extent feasible 

to conserve ecosystem values and functions, which benefit people and wildlife 
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• Shoreline Barrier Location. Require that shoreline barriers are sited as landward as 

possible within the Buffer Zone to provide as much space as possible for rising Bay 

water levels, incorporation of natural elements, sensitive habitats, and future Bayland-

upland transition zone habitat migration. 

• Future Conditions Protection for Ecological Assets. Protect critical existing ecological 

assets from Future Conditions brought on by climate change by accounting for these 

assets in land use planning and shoreline infrastructure project development. This 

includes protecting sensitive habitats within Buffer Zones adjacent to planned shoreline 

infrastructure projects, as well as planning for and accommodate upland migration of 

habitats vulnerable to sea level rise. 

• Intertidal and Subtidal Habitat Conservation and Restoration. Promote the 

conservation, restoration, and enhancement of intertidal and subtidal habitats, which 

can help reduce impacts on shoreline infrastructure. 

• Habitat Buffers. By requiring a Buffer Zone wider than the minimum where feasible, 

encourage shoreline development projects and associated infrastructure to be sited such 

that they do not encroach upon Bayland-upland transition zone habitats and provide 

adequate space to accommodate upland migration of habitats vulnerable to sea level 

rise. 

• Native Plants. Require that shoreline development projects and other projects including 

habitat restoration include native plantings consistent with BCDC Policies and Design 

Guidelines. 

• Removal of Hard Infrastructure. To allow opportunities to restore ecological value to 

shorelines and creek banks and restore natural floodplain processes for increased flood 

protection, existing hard protection should be removed when the structure(s) no longer 

requires a hard protective structure (e.g., redeveloped or demolished). 

• Public Access in Buffer Zones. Require that new development in higher density 

residential or commercial areas adjacent to the San Francisco Bay shoreline or creeks 

provide and maintain Public Access within the Bay and Creek Buffer Zones based on the 

locally adopted guidelines and BCDC Policies and Design Guidelines. Public Access 

along these water bodies shall be provided in perpetuity, including dedicating 

appropriate access easements to the local agency at no cost to the public in the same 

manner that streets, park sites, and school sites are dedicated to the public as part of the 

subdivision process in cities and counties. 

• Future Conditions for Public Access. Require Public Access to remain viable in the 

event of future flooding, sea level rise, and shallow groundwater rise, or provide 

equivalent access consistent with the project as existing access is impacted by Future 

Conditions over the life of the project in accordance with BCDC Policies and Design 

Guidelines. 
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• Gaps in the Bay Trail. Eliminate gaps in the Bay Trail where applicable coordination 

with the Metropolitan Transportation Commission/Association of Bay Area 

Governments Bay Trail Program by requiring new shoreline development and 

redevelopment to construct missing Bay Trail segments. 

• Regional Shoreline Infrastructure. Require new and/or substantial construction on 

properties within 100 feet of the San Francisco Bay to contribute to regional shoreline 

infrastructure that incorporates natural features to the greatest extent feasible. 

• Stormwater Infrastructure Capacity. Require any new stormwater infrastructure to be 

designed to function under Future Conditions for the life of the project. 

• Local Floodplain Ordinances. Update local floodplain ordinances to align with State 

and OneShoreline sea level rise guidance. 

• Natural Infrastructure in Shoreline Protection. Prioritize the use of natural 

infrastructure, including the protection, restoration, and expansion of existing coastal 

habitats, consistent with habitat conservation policies. Shoreline infrastructure projects 

should evaluate the use or restoration of natural features and ecosystem processes—

such as tidal marshes, eelgrass, mudflats, beaches, and oyster reefs—and incorporate 

these features to the greatest extent feasible to conserve ecosystem values and functions, 

which benefit people and wildlife. 

• Habitat Buffers. By requiring a buffer zone wider than the minimum where feasible, 

encourage shoreline development projects and associated infrastructure to be sited such 

that they do not encroach upon shoreline-upland transition zone habitats and provide 

adequate space to accommodate upland migration of habitats vulnerable to sea level rise. 

BCDC Regional Shoreline Adaptation Plan 

The BCDC Commission adopted Regional Shoreline Adaption Plan: One Bay Vision, Strategic 

Regional Priorities, and Subregional Adaptation Plan Guidelines as part of its San Francisco Bay Plan 

on December 5, 2024. A key requirement of this plan is for cities with land subject to BCDC 

jurisdiction to prepare Subregional Shoreline Adaptation Plans. As outlined in SB 272, all plans 

must be approved by January 1, 2034; however, BCDC strongly encourages local agencies to 

submit their subregional plans before the legislative deadline.317 

 
317 As required by SB 272, Subregional Plans are based on best available science, contain a vulnerability 

assessment that include efforts to ensure equity for at-risk communities, include sea level rise 
adaptation strategies and recommended projects, identify planning and implementation 
responsibilities, and include a timeline for updates, among other requirements. 
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The Regional Shoreline Adaption Plan contains three major components: 

1. One Bay Vision provides big-picture goals to guide the priorities and requirements of 

the Regional Shoreline Adaption Plan and addresses the following issues: 

o Community Health and Well-being 

o Ecosystem Health and Resilience 

o Development, Housing and Land Use 

o Critical Infrastructure and Services 

o Public Access and Recreation 

o Transportation and Transit 

o Shoreline Contamination 

o Collaborative Governance, Flood Management, and Funding 

2. Strategic Regional Priorities identify the key issues that impact the entire region and 

can only be resolved through coordinated local adaptation, including: 

o Reduced Involuntary Displacement Risk 

o Complete and Connected Ecosystems 

o Reliable Critical and Emergency Services 

o Connected Regional Shoreline Access 

o Regional Movement of People and Goods 

o Clean Communities and Environmental Justice 

o Cross-Jurisdictional Flood Risk Reduction 

3. Subregional Shoreline Adaptation Plan Guidelines describe how cities and counties 

are to develop Subregional Shoreline Adaptation Plans, including: 

o Coastal Flood Hazards and Sea Level Rise Scenarios that identify the hazards 

that plans are to address -- sea level rise, tidal inundation, storm surge, 

groundwater emergence flooding, and shallow groundwater (see Figure 4.14-5). 
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Figure 4.14-5: Minimum Coastal Hazards Requirements for Subregional Shoreline Adaption Plan 
Vulnerability Assessments and Adaptation Strategies and Pathways 

 

 

o The Minimum Categories and Assets standard identifies essential assets to be 

evaluated, including: 

▪ Plan Requirements 

▪ Vulnerability Assessment 

▪ Adaptation Strategies and Pathways 

▪ Land Use and Policy Plan 

▪ Implementation Plan and Funding Strategy, including prioritized listing 

of adaptation projects to be undertaken 
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Regional Groundwater Storage and Recovery Project  

In a joint effort between SFPUC, Cal Water, the City of Daly City, and the City of San Bruno, the 

Regional Groundwater Storage and Recovery Project was developed to support groundwater 

and surface water management in the South Westside Basin318 and improve the reliability of the 

SFPUC regional water system. The Storage and Recovery Project agreement, which was signed 

in December 2014 included an agreement by the four municipal pumpers within the South 

Westside Basin to self-limit pumping to no more than 6.9 mgd, of which Cal Water’s designated 

quantity is an annual average rate of 1.37 mgd or 1,534 afy. 

Under the Storage and Recovery Project, SFPUC provides supplemental regional water system 

water to Cal Water and the other “Partner Agencies” (i.e., Cal Water, Daly City, and San Bruno) 

during normal and wet years and in turn the Partner Agencies reduce their groundwater 

pumping in their own wells to allow the South Westside Basin to recharge. During dry years, 

the Partner Agencies may pump from Storage and Recovery Project wells in addition to 

resuming use of their own wells up to designated quantities. The in-lieu recharge (i.e., “put”) 

and additional groundwater pumping from Storage and Recovery Project wells (i.e., “take”) are 

tracked under the Westside Basin Storage Account. Production wells in the South Westside 

Basin are considered to be either a Storage and Recovery Project Well Facility or a Partner 

Agency Facility, where only production from Storage and Recovery Project Well facilities is 

tracked as part of the Storage and Recovery Project. 

The Storage and Recovery Project provides additional dry-year water supply to increase 

regional water supply reliability. Phase 1 of the Storage and Recovery Project consisted of the 

construction of 13 well stations to produce approximately 6.2 MGD and associated facilities, 

such as pumping systems, pipelines, and chemical treatment equipment. Phase 2 consisted of 

the installation of test wells that will not be converted to production wells at this time but will 

allow for determination as to whether the identified sites could be viable future production 

wells and will provide information related to water quality and potential pumping capacities 

that can be used for future planning and decision making. 

 
318 Figure 4.14-2 indicates the boundaries of the Westside Basin in relation to the Baylands Specific Plan area and the 

Visitacion Valley Groundwater Basin. 
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d. City of Brisbane Plans, Ordinances, and Regulations 

General Plan 

Chapter IX: Conservation Element 

Policy 130: Conserve water resources in the natural environment. 

Program 130a: As an ongoing part of land use planning and CEQA analysis, determine 

whether proposals could affect water resources. 

Program 130b: Require, as appropriate, project analysis of drainage, siltation, and 

impacts on vegetation and on water quality. 

Policy 130.1: The City requires restoration of wetland losses. The determination of which 

land areas are wetlands will be done by those federal and state agencies having jurisdiction. 

The City, however, is especially concerned with those wetlands surrounding the perimeter 

of the Brisbane Lagoon, the Bay shoreline, the Levinson Marsh, and the Quarry sediment 

ponds. The ratios of restoration may exceed the regulatory agencies' mitigation minimums. 

Policy 130.4: Wetland and mitigation areas that are mitigations for project impacts must be 

protected by recorded deed restrictions. 

Policy 130.5: It is Brisbane's desire that mitigation for Brisbane's wetland losses occur 

somewhere within the jurisdictional boundaries or sphere of influence of the City of 

Brisbane, if feasible. 

Policy 131: Emphasize the conservation of water quality and of riparian and other water-

related vegetation, especially that which provides habitat for native species, in planning and 

maintenance efforts. 

Policy 132: Recognize the importance of the Brisbane Lagoon and the Levinson Marsh as 

wildlife habitats, valuable community resources and drainage basins, and cooperate with 

responsible agencies in their conservation. 

Policy 133: Reduce the amount of sediment entering waterways. 

Program 133a: Participate in programs to improve water quality in the Lagoon and the 

Bay. 

Program 133b: Require all development, especially that involving grading, to exercise 

strict controls over sediment. 
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Policy 134: Reduce the amount of pollutants entering waterways. 

Program 134a: Cooperate with the Water Quality Control Board and County Department 

of Environmental Health and participate in the NPDES Program to monitor and regulate 

point and non-point discharges. 

Program 134c: Encourage wetlands restoration projects to remove or fix toxicants and 

reduce siltation. 

Program 134d: Utilize wetlands restoration projects to remove or fix toxicants and reduce 

siltation where appropriate. 

Chapter X: Community Health and Safety Element 

Policy 153: Require the construction of new improvements and the upgrade of existing 

stormwater infrastructure to mitigate flood hazard (see Policy 130.2). 

Program 153b: Work with Daly City and affected property owners to design 

improvements to alleviate flooding on the section of Bayshore Boulevard between 

Geneva Avenue and Main Streets. 

Program 153c: In conjunction with design of infrastructure to serve the Baylands, require 

that the property owner address the issue of flooding around the open drainage channel 

that flows west to east across the property. 

Policy 155: Pay special attention to the condition and maintenance of storm drain facilities 

to avoid flooding. 

Program 155a: Schedule regular maintenance to remove silt and debris from storm drain 

facilities. 

Program 155b: As a part of Capital Improvements Planning, replace and repair, as 

economically feasible, storm drain facilities as needed to prevent flooding. 

Policy 221: If new development occurs, require storm drain systems to be installed to City 

standards. 

Program 221a: In conjunction with land use development applications for vacant lands, 

require studies to determine design requirements to collect and remove stormwater 

from the property or reuse stormwater to benefit the public. Require facilities to be 

designed and installed to City standards, at developer’s expense. 

Policy 222: Require that all storm drain lines be installed within dedicated public streets. 

Policy 223: Storm drains in undeveloped areas where facilities do not currently exist shall be 

installed at the property owner or developer’s expense. 
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Policy 226: Undertake drainage studies to determine responsibility for siltation of the 

system and seek opportunities to assess the responsible parties for maintenance costs. 

Program 226a: Consider environmental sensitivities in conjunction with drainage studies. 

Policy 227: Cooperate with Daly City, responsible property owners, and responsible 

agencies to develop plans to improve the storm facilities on Bayshore Boulevard to relieve 

flooding. 

Policy 228: Establish requirements in the Municipal Code for the installation of stormwater 

collection systems on private properties. 

Program 228a: Require new construction and substantial renovation projects to provide 

roof gutters and leaders that direct stormwater through the curb to the City street so that 

the water can be collected in City facilities. 

Program 228b: Require drainage plans to be submitted in conjunction with land use 

development applications, including those for building permits, as applicable to the 

project. 

Program 228c: Provide public information on the safety aspects of dealing with 

stormwater and encourage homeowners and businesses to make necessary 

improvements and repairs. 

Program 228d: Comply with National Pollutant Discharge Elimination System, as 

required. 

Chapter XI: Policies and Programs by Subarea 

Policy BL.1 J: Development shall be designed to protect uses from the 100-year flood, 

including 100 years of projected sea level rise as determined based on regulatory standards 

or guidelines in effect at the time of project construction, with the reference to guidelines 

and sea level rise projections approved by the Director of Public Works/City Engineer 

based on context-specific considerations of risk tolerance and adaptive capacity. 

Policy BL.26: Support County and regional efforts to maintain and improve water quality in 

San Francisco Bay. Work closely with responsible agencies to assure monitoring of the 

landfill so as to avoid toxic leaking into the Bay and to have property owners repair any 

leaks. 

Policy BL.27: Improve water circulation and water quality in the Lagoon by control of 

sedimentation and by careful monitoring and maintenance of underground pipelines by 

responsible agencies. 
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Municipal Code Chapter 15.56, Floodplain Management 

Municipal Code Chapter 15.56, Floodplain Management, implements local requirements for the 

National Flood Insurance Program and provides the following provisions relevant to Baylands 

development. 

A. Restricting or prohibiting uses which are dangerous to health, safety and property due 

to water or erosion hazards, or which result in damaging increases in erosion or flood 

heights or velocities; 

B. Requiring that uses vulnerable to floods, including facilities which serve such uses, be 

protected from flood damage at the time of initial construction; 

C. Controlling the alteration of natural floodplains, stream channels and natural protective 

barriers, which help accommodate or channel floodwaters; 

D. Controlling filling, grading, dredging, and other development which may increase flood 

damage; and 

E. Preventing or regulating the construction of flood barriers which will unnaturally divert 

floodwaters or which may increase flood hazards in other areas. 

Within areas subject to special flood hazards, Chapter 15.56 sets standards for the following: 

A. Anchoring to prevent flotation, collapse or lateral movement of the structure resulting 

from hydrodynamic and hydrostatic loads, including the effects of buoyancy. 

B. Construction Materials and Methods to provide resistance minimize flood damage to 

buildings and utilities and to prevent water from entering or accumulating within 

electrical, heating, ventilation, plumbing and air conditioning equipment and other 

facilities. 

C. Elevation and Floodproofing to place the lowest floor (including basements) of 

residential structures at or above the base flood elevation and to require that any portion 

of a non-residential structure, including attendant utility and sanitary facilities, below 

the base flood elevation is watertight with walls substantially impermeable to the 

passage of water and have structural components capable of resisting hydrostatic and 

hydrodynamic loads and effects of buoyancy as certified by a registered civil engineer or 

architect. In addition, all new construction and substantial improvements of structures 

with fully enclosed areas below the lowest floor (excluding basements) that are usable 

solely for vehicle parking, building access, or storage, and which are subject to flooding, 

shall be designed to automatically equalize hydrostatic flood forces on exterior walls by 

allowing for the entry and exit of floodwater. 

Chapter 15.56 also contains requirements for garages and low-cost accessory structures. 
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D. Standards for Utilities that require all new and replacement utilities to minimize or 

eliminate infiltration of floodwaters into water supply and sanitary sewage systems and 

discharge from systems into floodwaters. 

4.14.4 RELEVANT BAYLANDS SPECIFIC PLAN PROVISIONS 

The Specific Plan proposes removing existing drainage infrastructure within the eastern portion 

of the Baylands and installing a new drainage system following completion of landfill closure. 

Existing drainage infrastructure within the western portion of the site will be removed as 

needed during site grading and remediation, and Baylands development. The Baylands 

drainage and stormwater treatment system is described in greater detail in Section 3.3.2 g. 

a. Drainage and Flooding 

The Specific Plan requires the Baylands storm drainage system to implement solutions to 

address the following (see Appendix A.1 for City of Brisbane Baylands Specific Plan, 

Chapter 7.4, Stormwater): 

• Storm drainage collection facilities shall have capacity to convey the peak flow rate from 

a 25-year storm event entirely within the piping system such that Baylands roadways 

and recreational facilities are not flooded. 

• The stormwater system shall accommodate the 100- year peak storm event within the 

piping system and within streets such that building finished floor elevations have a 

minimum of 1-foot of freeboard above the 100-year storm event hydraulic grade line 

water elevation with tidal flow and 2100 Medium-High Risk SLR. 

• Stormwater conveyance and storage capacity shall be sufficient to keep key roadways, 

including Sierra Point Parkway, Lagoon Road and Tunnel Avenue, available as 

evacuation routes in the event of a 100-year storm event with tidal flows. 

• Existing drainage inlets fronting Levinson Overflow Area and the PG&E substation shall 

be hydraulically isolated from the existing Brick Arch Sewer system. 

• Underground stormwater installations shall be designed to minimize impacts to the 

underlying Low Hydraulic Conductivity Layer for landfill closure. 

• Storm drain materials and design shall include materials and installation techniques that 

address anticipated settlement due to compression/decomposition of the waste material. 

• Existing Use Areas: Properties adjacent to the applicant’s ownership (e.g., Kinder Morgan 

Tank Farm and Brisbane Public Works Yard, Bayshore Sanitary Pump Station, and Golden 

State Lumber) are proposed in the Specific Plan to remain at their current elevations with 

property access provided at the existing grades of these sites. As stated in the Specific 

plan, “these properties will require measures by others to adapt to future conditions. 
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b. Stormwater Treatment and Quality 

New stormwater infrastructure for Baylands roadways, building sites, and recreational areas 

will be installed to provide for collection and conveyance of runoff through a network of inlets 

and storm drains to connect to the main open channel/underground backbone line and to 

Visitacion Creek (see Figure 3-50). The Specific Plan requires stormwater runoff to be treated 

prior to discharge to wetlands, Visitacion Creek, Brisbane Lagoon, and San Francisco Bay in 

compliance with Provision C.3 of the NPDES Municipal Regional Stormwater Permit. In 

addition, the Specific Plan requires stormwater treatment to include pre-treatment of 

development runoff before flow is directed to created wetlands. Stormwater entering the 

Baylands from upstream along Bayshore Avenue will not receive treatment within the site 

except for incidental filtration or settlement associated with flows through open channels, the 

in-line stormwater detention area, and Visitacion Creek. 

Required stormwater treatment also includes low impact development (LID) strategies that 

promote landscape, habitat focused, and infiltration solutions where permitted. The final 

detailed selection, design, and approval of stormwater treatment measures is proposed to occur 

as part of the construction permitting process “to inform the development of the Stormwater 

Management Plan (SMP).” (See Appendix A.1 for City of Brisbane Baylands Specific Plan, 

Chapter 7.4 Stormwater). 

4.14.5 SIGNIFICANCE CRITERIA 

The following criteria were used to determine the significance of hydrology and water quality 

impacts. 

Threshold HWQ-1: The Baylands Specific Plan would cause a significant impact if it 

would degrade water quality by: 

• Causing erosion or siltation at a rate greater than would occur 

naturally under baseline conditions at any of the following times; 

or 

• Discharging chemicals of concern in stormwater to the Brisbane 

Lagoon or San Francisco Bay in a manner inconsistent with the 

Water Quality Control Plan (Basin Plan) for the San Francisco Bay 

Basin. 

Threshold HWQ-2: The Baylands Specific Plan would result in a significant impact if it 

would: 

• Permit conversion of a sufficient amount of pervious surface area to 

impervious surfaces so as to substantially reduce groundwater 

recharge and thereby contribute to subsidence; or 
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• Divert water supply to the Baylands that would otherwise be used 

for groundwater recharge in sufficient quantities to impede 

sustainable management of a groundwater basin. 

Threshold HWQ-3: The Baylands Specific Plan would cause a significant impact if it 

would result in injury or loss of life, or damage to a building or 

infrastructure, either on-site or off-site due to flooding. 

Threshold HWQ-4: The Baylands Specific Plan would cause a significant impact if on-site 

pollutants could be released into the environment as the result of flood 

hazard, sea level rise and emergent groundwater, tsunami, or seiche. 

4.14.6 PROJECT IMPACTS AND MITIGATION MEASURES 

a. Impact HWQ-1: Water Quality Protection 

Methodology for Determining Significance 

Threshold HWQ-1 focuses on siltation and sedimentation, as well as chemical and other 

pollutants in runoff occurring in three distinct time periods: 

(1) During the demolition and grading, when the potential for erosion, siltation, and 

sedimentation is the greatest; 

(2) Following demolition and grading, during construction of site-specific development 

projects prior to the establishment of ground cover and infrastructure construction when 

open trenches or bare ground is present, when the potential for erosion, siltation, and 

sedimentation decreases and the potential for chemicals of concern to enter stormwater 

runoff increases; and 

(3) Following completion of site-specific development, when impacts related to erosion 

decrease markedly, but those associated with urban runoff and waste discharges to enter 

stormwater runoff increase.319 

Impacts related to siltation and sedimentation as well as chemical and other pollutants in runoff 

were evaluated by considering the general type of pollutants that Baylands development would 

generate during grading, construction, and subsequent operations and the likelihood of 

pollutants entering receiving waters such as Visitacion Creek, Brisbane Lagoon, and San 

Francisco Bay. In determining the level of significance, the analysis assumes that Baylands 

 
319 Because site remediation and final landfill closure are not part of the Specific Plan project, their potential to 

transport pollutants into the environment is not addressed in this EIR. Site remediation and landfill closure are 
required to prevent human contact with contaminated soils or the waste matrix within the former landfill. Landfill 
closure is also required to be designed to prevent infiltration of stormwater through the waste matrix into 
groundwater, the Bay, or the lagoon. 
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development would comply with relevant federal, state, regional, and local laws and 

regulations that are designed to reduce the potential for pollutants in receiving waters and 

thereby meet applicable water quality standards. Whether substantial soil erosion, siltation, or 

sedimentation would occur is defined as an increase in on- or off-site soil erosion, siltation, or 

sedimentation compared to that which would naturally under baseline conditions. Such an 

increase caused by Baylands development would be indicative of a significant impact. 

In accordance with Section 303(d) of the federal Clean Water Act, the San Francisco Bay 

RWQCB has identified San Francisco Bay as an impaired water body and has established total 

maximum daily loads (TMDLs) for the pollutant causing the impairment.320 The TMDL is the 

quantity of a pollutant that can be safely assimilated by a water body without violating water 

quality standards. Thus, an inconsistency with existing regulatory requirements designed to 

protect water quality would result in a significant impact because Baylands development would 

lead to exceedance of established total maximum daily loads for pollutants and cause 

impairment within the Brisbane Lagoon or San Francisco Bay. 

The determination of whether Baylands development would or would not be consistent with 

existing regulatory requirements designed to protect water quality or discharge chemicals of 

concern in stormwater to the Brisbane Lagoon or San Francisco Bay exceeding San Francisco 

Bay Regional Water Quality Control Board (RWQCB) thresholds was based on compliance with 

C.3 requirements and GreenSuite guidance materials prepared as part of the San Mateo 

Countywide Water Pollution Prevention Program (Countywide Program), which include the 

C.3 Regulated Projects Guide and the Green Infrastructure Design Guide. 

This analysis reasonably assumes that Specific Plan development would comply with relevant 

federal, state, regional, and local laws and regulations designed to minimize erosion and 

siltation, sedimentation, and chemical pollutants in stormwater runoff, including but not 

limited to: 

• The California State Water Resources Control Board’s General Permit for Stormwater 

Discharges Associated with Construction and Land Disturbance Activities (Construction 

General Permit) Order WQ 2022-0057-DWQ NPDES No. CAS000002321; and 

• Implementation of each specific BMP identified in the required Stormwater Pollution 

Prevention Plan (SWPPP). 

 
320 The intent of the 303(d) listing and TMDLs is to maintain water quality and reduce continued water quality 

degradation. 

321 California Water Resources Control Board. National Pollutant Discharge Elimination System (NPDES) General Permit 
for Stormwater Discharges Associated with Construction and Land Disturbance Activities (General Permit). Order WQ 
2022-0057-DWQ, NPDES No. CAS000002. September 8, 2022. https://www.waterboards.ca.gov/water_issues
/programs/stormwater/construction/docs/2022-0057-dwq-with-attachments/cgp2022_order.pdf. 
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Impact Assessment 

Demolition and Site Grading 

From the initial demolition of existing buildings along Industrial Way and removal of 

pavement, vegetation, and other improvements within the Baylands and at the fire station 

relocation site (140 Valley Drive) until site grading is completed and ground cover (landscaping, 

hardscape, paving, buildings) is established, surface soils would be subject to disturbance over 

large portions of the Baylands and offsite construction sites, causing erosion and entrainment of 

silt and sediment in stormwater runoff. 

While grading of the Specific Plan area would be balanced, an estimated 2.5 million cubic yards 

of soil would be moved from atop the former landfill in the eastern portion of the Baylands and 

hauled by truck to be placed as engineered fill within the area west of the Caltrain right-of-way 

over an approximate 2-year period. The approximately 1.8 million cubic yards of soil remaining 

on top of the former landfill would be temporarily moved around within the eastern portion of 

the site to enable construction of an impermeable a low-permeability landfill cap and then 

placed over the landfill cap as engineered fill to facilitate development and building 

construction within the Campus East District. 

Grading activities, including excavation, backfilling, loading, and unloading soil haul trucks 

and placement of fill material, would expose large areas of loose soil and generate temporary 

stockpiles of soils, paving materials, and building materials. These stockpiles would be subject 

to soil loss; erosion; and transport of silts, sediments, and chemical contaminants in stormwater 

runoff to San Francisco Bay and the Brisbane Lagoon. In addition, accumulation of sufficient 

amounts of sediment would risk blockage of flows that could cause localized ponding or 

flooding. 

Removal of vegetation prior to installation of habitat improvements within Visitacion Creek 

and along the north side of Brisbane Lagoon would have a higher potential for erosion than 

other portions of the Baylands due to tidal action and concentrated stormwater drainage over 

exposed soils. While proposed Specific Plan phasing indicates that soils will be disturbed and 

vegetation removed within Visitacion Creek relatively early to accommodate construction of the 

required landfill cap, it also proposes that open space and habitat restoration along Visitacion 

Creek and Lagoon Park would be completed as follows: 

• Visitacion Creek restoration is required to be completed before the approval of any 

building permit (within the Campus East District) exceeding 1.25 million square feet (50 

percent of the maximum allowing development east of Caltrain). 

• Lagoon Park restoration must be completed before the approval of any building permit 

(within the Campus East District) exceeding 2.0 million square feet (75 percent of the 

maximum allowing development east of Caltrain). 

• 
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The result of this phasing program is that temporary erosion control measures would need to be 

required by regulatory agencies and the City for landfill closure and grading permits, respectively. 

In addition, following landfill closure and placement of initial erosion control measures (which 

could be undertaken in multiple phases), soils would again be disturbed along Visitacion Creek 

and the north shore of the lagoon for habitat restoration activities, thus increasing the potential 

for erosion compared to undertaking landfill closure along Visitacion Creek at a single time 

with habitat restoration activities occurring immediately following completion of landfill 

closure along the creek. Based on the anticipated construction sequence indicated in Table 3-8, 

initial erosion control measures would be in place as long as 10 to 12 years. 

Demolition and soil disturbance would also result in the potential for chemical releases into 

runoff and receiving waters. Construction equipment used on-site would operate, park, and be 

maintained within unpaved areas with the potential for spillage of fuels, oils, and solvents 

entering stormwater runoff during the approximately 2-year site grading period and from 

construction sites following site grading. Grading activities would also contribute to short-term 

siltation and pollutant loading in urban runoff from on-road vehicular travel, including hauling 

of soils from the eastern to the western portions of the Baylands, delivery of construction 

materials and removal of waste, and worker travel to and from construction sites as well as 

from on-site watering activities to reduce airborne dust. 

Because of contaminants within existing surface soils in the western portion of the site,322 

excavations within these existing soils would have the potential to expose and risk release of 

those contaminants into stormwater runoff. 

Baylands demolition and construction activities would generate debris in the form of building 

materials, as well as asphalt and concrete materials from demolition of roadways and parking 

areas. Demolition, grading, and construction activities would also generate contaminants 

associated with construction materials, construction waste, vehicles, and equipment. Due to 

their age, demolition of buildings along Industrial Way would expose hazardous materials such 

as PCBs, asbestos, and lead-based paint, risking their release into the environment. 

Once released, soils and other substances exposed or generated during demolition and grading 

would be transported to the Brisbane Lagoon, Visitacion Creek, and San Francisco Bay in 

stormwater runoff, wash water, and dust control water in the absence of specific measures to 

contain such substances onsite. The proximity of the Baylands to Brisbane Lagoon and San 

Francisco Bay reduces the chance that the pollutants in stormwater runoff (e.g., sediment, 

construction debris, petroleum hydrocarbons, and lubricants) would be naturally attenuated 

prior to discharge to the Bay. 

 
322 See Section 4.13, Hazards and Hazardous Materials. 
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Post-Grading, Construction of Site-Specific Development Projects 

Once grading is completed and construction of site-specific development projects is initiated, 

compacted soils within constructed building pads would be disturbed, site-by-site. An 

increased potential for erosion and siltation would be present at site specific and infrastructure 

development sites until construction of impervious surfaces is completed and landscape or 

habitat restoration plantings are established due to: 

• All construction areas: 

o Unpaved staging areas. 

o Presence of temporary stockpiles. 

• Site-specific residential and commercial development: 

o Excavations for on-site utilities, building foundations, and parking garages. 

o “Fine grading” to create on-site drainage to streets and storm drains. 

o Installation of ornamental landscaping. 

• Infrastructure: 

o Excavations for underground utilities and storm drains within roadway rights-

of-way. 

o Grading for roadways not completed during initial site grading. 

o Pavement removal and construction of the realigned Lagoon Road. 

• Open space / Open areas: 

o Construction of park improvements within open space areas. 

o Construction of manufactured slopes to create trails and recreational amenities at 

Icehouse Hill. 

o Habitat restoration and trail construction activities along Visitacion Creek, 

including construction of the proposed detention basin. 

o Habitat restoration and construction of Lagoon Park, including placement of 

soils on existing rip rap to facilitate habitat restoration (see Figure 3-20, 

Figure 3-21a, and Figure 3-21b). 

• Manufactured slopes, including those: 

o That would be constructed along Geneva Avenue leading to the bridge over the 

Caltrain right-of-way. 

• Along the Caltrain right-of-way that will sit lower than the flat building pads created 

within the western and eastern portions of the Specific Plan for residential and 

commercial development, along with the flat development pads themselves. 
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• Slopes along the sides of the former landfill that are constructed above the required 

landfill cap. 

Post-Construction Operations 

Once construction is completed, soils within limited areas of the Baylands would continue to be 

exposed to forces that cause erosion, including: 

• Tidal action and stormwater runoff within Visitacion Creek; 

• Wave action and stormwater runoff within Lagoon Park; and 

• Runoff from manufactured slopes along the Geneva Avenue extension, slopes 

containing the former Brisbane Landfill, and trails on Icehouse Hill. 

Nonpoint source pollutants washed by rainwater from rooftops and paved areas as well as 

pollutants washed from landscaped areas into on-site and local drainage networks would be the 

primary contributors to water quality degradation following construction during the life of 

Baylands development. 

Specific Plan development would increase vehicular use of on- and off-site roadways and 

parking areas, the result of which would be increased accumulation and release of petroleum 

hydrocarbons, lubricants, sediments, and metals (generated by the wear of automobile parts) in 

stormwater runoff. Runoff from landscaped areas, whether as the result of irrigation or a storm, 

would cause common urban pollutants to be transported to Brisbane Lagoon, Visitacion Creek, 

and San Francisco Bay, adversely affecting water quality, unless specific containment and 

treatment measures were to be implemented. 

Runoff from Baylands roadways, as well as parking and loading areas, would carry urban 

runoff pollutants such as: 

• Particulates from pavement wear and vehicles 

• Metals, such as zinc, lead, iron, copper, cadmium, chromium, nickel, and manganese 

• Gasoline, diesel fuel, greases, and lubricating oils from automobiles and trucks 

• Tire and brake lining wear 

• Polycyclic aromatic hydrocarbons (PAHs), which are created as combustion by-products 

of gasoline and other fossil fuels 

• Trash discarded from vehicles and along the roadside 

Throughout the life of Specific Plan development, nonpoint source pollutants would have the 

potential to be washed by rainwater from rooftops, landscaped areas, and roadways into 

receiving waters via on-site drainage facilities. Potential nonpoint source pollutants include 

products used in landscaping (e.g., pesticides, herbicides, and fertilizers); oil, grease, gasoline, 
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and heavy metals (nickel, copper, zinc, cadmium, and lead)323; trash from roads and parking 

areas; and petroleum hydrocarbons from fuels. Roof runoff can contribute zinc if 

galvanized rain gutters are installed. In addition, urban runoff can mobilize pathogens, 

including bacteria and viruses. Trash (such as paper, plastic, polystyrene packing foam, and 

aluminum materials) and biodegradable organic debris (such as leaves, grass cuttings, and food 

waste) have the potential to be entrained in urban runoff and adversely affect aquatic habitats. 

Table 4.14-2 identifies the sources of urban pollutants that would be generated by operation of 

Specific Plan development. 

Table 4.14-2: Sources of Specific Plan Pollutants in Urban Runoff 

Pollutant Potential Sources  

Suspended-Solid/Sediments Landscaping areas and disturbed earth surfaces. 

Nutrients Fertilizers from landscaped areas, sediment, and trash/debris. 

Heavy Metals Streets, as well as commercial and multi-family parking areas. 

Pathogens (Bacteria/Virus) Pet and food wastes, landscaped areas. 

Pesticides Landscaping and open space/areas. 

Oil and Grease Streets and parked vehicles. 

Trash and Debris Common litter and trash from developed and open space/areas. 

 

Operations and maintenance activities would also include the use of pesticides, fuels to power 

equipment and vehicles, fertilizers, paints, and cleaners. In addition, urban runoff commonly 

contains a variety of water pollutants, including elevated levels of pathogens, sediment, trash, 

fertilizers, pesticides, heavy metals, and petroleum products. Stormwater can carry these 

pollutants through storm drain systems and ultimately to receiving waters such as Visitacion 

Creek, San Francisco Bay, and Brisbane Lagoon. 

As noted above, the RWQCB has also adopted a TMDL for pesticide toxicity in urban creeks 

such as Visitacion Creek. 

Together, the substantial amount of Baylands demolition, grading, and construction needed for 

development of 2,200 dwelling units, 6.5 million square feet of commercial office use, 500,000 square 

feet of hotel use, habitat and recreational improvements, and related on- and off-site infrastructure 

would risk release of pollutants and debris from demolition, grading, and construction activities 

into stormwater runoff. Following site construction, urban pollutants would be released in 

 
323 The primary sources of trace metals in stormwater are typically commercially available metals used in 

transportation (e.g., automobiles), buildings, and infrastructure. Metals are also found in fuels, adhesives, paints, 
and other coatings. Copper, lead, and zinc are the most prevalent metals typically found in urban runoff. Other 
trace metals, such as cadmium, chromium, and mercury, are typically not detected in urban runoff or are detected 
at very low levels. Metals are of concern because of the potential for toxic effects on aquatic life in receiving waters. 
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stormwater runoff from the site with the potential for releases of pollutants from the Baylands 

that would reach the Brisbane Lagoon or be carried by Visitacion Creek into San Francisco Bay. 

Significance Conclusion for Impact HWQ-1 

Soils within the Baylands would be exposed and susceptible to erosion during and after grading 

until groundcover is established and again during construction of site-specific projects, as well 

as immediately after construction before groundcover is established. In particular, grading and 

habitat restoration activities along Visitacion Creek and the north shore of the lagoon that are 

subject to tidal action would be particularly susceptible to erosion. 

Grading and construction contractors for Baylands development would be required to comply 

with the General Permit for Stormwater Discharges Associated with Construction and Land 

Disturbance Activities (Order WQ 2022-0057-DWQ NPDES No. CAS000002) (Construction 

General Permit). 

The Construction General Permit would require each onsite and offsite Baylands construction 

activity to minimize or prevent pollutants in stormwater discharges and authorized non-

stormwater discharges through use of controls, structures, and management practices as set 

forth in the General Permit that achieve best available technology (BAT) for toxic and non-

conventional pollutants and best conventional technology (BCT) for conventional pollutants. 

The General Permit also requires that each site-specific construction development be designed 

to ensure that stormwater discharges and authorized non-stormwater discharges will not: 

• Adversely affect human health or the environment; 

• Contain pollutants in quantities that threaten to cause pollution or a public nuisance; or 

• Contain pollutants that cause or contribute to an exceedance of any applicable water quality 

objectives or water quality standards contained in an applicable water quality control plan. 

The Construction General Permit requires that site grading and site-specific development 

projects encompassing more than 1 acre: 

• Complete a risk assessment to determine pollution prevention requirements pursuant to 

the three risk levels established in the General Permit; 

• Eliminate or reduce non-stormwater discharges to storm sewer systems and other 

waters of the nation; and 

• Develop and implement an SWPPP that identifies the sources of sediment and other 

sources that affect the quality of stormwater discharges and specifies BMPs that will 

reduce pollution in stormwater discharges to the Best Available Technology 

Economically Achievable/Best Conventional Pollutant Control Technology standards; 

and Perform inspections and maintenance of all BMPs. 
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A SWPPP includes specific construction-related BMPs to prevent soil erosion and loss of topsoil. 

BMPs implemented could include, but would not be limited to, physical barriers to prevent 

erosion and sedimentation, construction of sedimentation basins, limitations on work periods 

during storm events, use of swales, protection of stockpiled materials, and a variety of other 

measures that would substantially reduce or prevent erosion from occurring during construction. 

Because (1) the BMPs to be implemented will be specific to each on- and off-site demolition, 

grading, and construction activity and location and (2) BMPs evolve with advancing 

technology, it is not possible to identify the precise BMPs that would be required by SWPPPs 

for each Baylands construction activity over its 20-year buildout period and subsequent 

operations. The process of selecting the specific BMPs for individual Baylands construction 

activities would typically follow the general protocol outlined below: 

• Step 1 – Identify Activities, Pollutants and Issues of Concern: The typical first step in 

BMP selection is to identify: 

o Specific construction activities to be undertaken (e.g., grading, trenching, 

excavation, stockpiling of soil, demolition of buildings or pavement, or other 

activities with the potential to impact storm water and non-storm water 

discharges). Different types of construction activities may require different or 

more extensive BMPs than others. For example, Baylands site grading will occur 

over a much longer time frame and expose a far greater amount of soil at any 

given time than would construction of offsite water and electrical lines. 

o Potential pollutants of concern (e.g., sediment, known soil contaminants; 

petroleum products such as fuel, oil, and grease from vehicle and equipment 

operation; demolition debris, including debris from structures of an age where 

lead based paint and asbestos may be present; paving materials such as concrete 

and asphalt components; other materials used or stored on site, such as 

pesticides, herbicides, fertilizer, detergents, paint adhesives, and solvents; and 

project wastes such as litter, debris, hazardous wastes, and liquid wastes; and 

o Site-specific issues of concern, such as proximity to Visitacion Creek and the 

Brisbane Lagoon. 

• Step 2 – Evaluate Site Conditions and Select BMPs: To assist in BMP selection, the 

Water Resources Control Board,324 US EPA,325 and Caltrans326 have prepared manuals 

outlining BMPs applicable to site grading, as well as building and utility construction 

projects. The BMPs contained in these manuals will be used to identify the potential 

BMPs to be selected for each Baylands construction activity with the specific BMPs to be 

 
324 https://www.waterboards.ca.gov/water_issues/programs/stormwater/. 

325 https://www.epa.gov/npdes/npdes-stormwater-program. 

326 https://dot.ca.gov/programs/environmental-analysis/stormwater-management-program. 



Chapter 4. Environmental Setting, Impacts, and Mitigation Measures 

4.14. Hydrology and Water Quality 

4.14-52 

 

Baylands Specific Plan Final EIR 
Volume 2: Revised Draft EIR 

City of Brisbane 
May 2026 

implemented for each construction activity reflecting project-specific requirements and 

other factors such as BMP effectiveness, cost, availability, feasibility, and suitability for 

the proposed construction activity and site. Table 4.14-3 presents typical guidelines for 

BMP selection and implementation at a construction site. 

• Step 3 – Implement, Monitor, and Maintain the BMPs: Selected BMPs will also need to 

be implemented in a sequence that maximizes protection of water quality, be monitored 

regularly for effectiveness and be maintained as necessary throughout the project. Most 

BMPs will only be implemented when needed, and/or when a storm event is forecasted 

or occurs. 

The Construction General Permit requires compliance with specified performance standards 

designed to achieve and maintain applicable water quality objectives and water quality 

standards contained in an applicable water quality control plan. 

Also, landscape management within the Baylands would be required to comply with California 

Department of Pesticide Regulation requirements for pesticide use (CCR Title 3, Division 6, 

Pesticides and Pest Control Operations). To minimize adverse effects from Baylands land use 

operation and maintenance activities, implementation of BMPs, such as secondary containment 

for storage of hazardous materials, proper disposal techniques for associated wastes, and good 

housekeeping measures to minimize trash and other contaminants from being collected in 

runoff and transported to waterways, would be required. Stormwater control/LID327 measures 

would be required by the City of Brisbane as standard conditions of approval for Tentative 

Subdivision Map and building permits, along with compliance with RWQCB Municipal 

Regional Stormwater Permit Order No. 2011-0083 Provision C.3 (Provision C.3). As required by 

the permit, the site-specific development project applicants would incorporate LID strategies, 

such as stormwater reuse, on-site infiltration, and evapotranspiration as initial stormwater 

management strategies. Secondary methods would include the use of natural, landscape-based 

stormwater treatment measures, as identified by Provision C.3. 

Stormwater treatment measures would also be required in the final design plans. in accordance 

with the San Mateo Countywide Water Pollution Prevention Program C.3 Regulated Projects 

Guide.328 

 
327 The goal of LID is to reduce runoff and mimic a site’s predevelopment hydrology by minimizing disturbed areas 

and impervious cover and then infiltrating, storing, detaining, evapotranspiring, and/or biotreating stormwater 
runoff close to its source. LID employs principles such as preserving and recreating natural landscape features and 
minimizing imperviousness to create functional and appealing site drainage that treats stormwater as a resource, 
rather than a waste product. Practices used to adhere to these LID principles include measures such as rain barrels 
and cisterns, green roofs, permeable pavement, preserving undeveloped open space, and biotreatment through 
rain gardens, bioretention units, bioswales, and planter/tree boxes. 

328 https://www.flowstobay.org/wp-content/uploads/2024/01/C3-Regulated-Projects-Guide-2023_010524.pdf. 
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Table 4.14-3: Typical Best Management Practices Sequencing and Options 

Description Actions BMP Options 

1. Before 
Construction 

Evaluate, mark, and protect 
areas to be protected (e.g., 
biological and cultural 
resources, underground 
utilities to remain). 

Scheduling. Develop a schedule for construction sequencing that is correlated with implementation of construction 
site BMPs to reduce the amount and duration of soil exposed to erosion by wind, rain, runoff, and vehicle tracking at 
any given time. 

• Schedule major soil disturbing activities and activities near water bodies during the non-rainy season. 

• Monitor weather forecasts for seasonal and non-seasonal storms. 

• Contingency plans to deploy erosion, sediment control, and soil stabilization BMPs when needed on short 
notice. 

2. Site Access Areas 
(construction site 
entrances; 
parking, staging, 
and storage 
areas) 

Stabilize site access areas 
prior to earthwork. 

Tracking Controls. Controls to reduce offsite tracking of sediment and other pollutants at defined construction site 
entrances and exits along with clean-up methods to prevent sediment or other materials from entering storm drains. 

• Minimize points of entrance/exit and require their use. 

• Limit vehicle speeds. 

• Grade construction entrances/exits to prevent runoff from the site. 

• Route runoff from entrances/exits through a sediment-trapping device before discharge. 

• Design entrances/exits to support the heaviest vehicles and equipment using them. 

• Select construction access stabilization (aggregate, asphaltic concrete, concrete) based on longevity, required 
performance, and site conditions. 

• Use steel plates with ribs for entrance/exit access if needed and permitted. 

• Use aggregate only as recommended by a geotechnical engineer. 

• Inspect potential sediment tracking locations routinely and sweep or vacuum sediment as needed. 

• If not mixed with debris or trash, incorporate removed sediment back into the project. 

• Avoid sweeping up any unknown potentially hazardous substance or object. 

• Properly dispose of sweeper wastes. 

• Routinely inspect for damage and assess effectiveness of BMPs; repair if access is clogged. 

• Where tracking has occurred on roadways, sweeping should be conducted the same day. 

• Keep temporary roadway ditches clear. 

3. Storm Drain Inlet 
Protection 

Install inlet protection at 
down-gradient inlets that 
project runoff/tracking 
might impact. 

Storm Drain Inlet Protection. Install devices at storm drain inlets to protect against the discharge of sediment-laden 
storm water and non-storm water runoff from construction activities. Because such devices cause ponding to allow 
sediment to settle out before discharge to the storm drain, construct such devices to avoid ponding into road traffic or 
onto erodible surfaces, as well as to avoid overflow onto sidewalks. 

• Inspect inlet protection devices prior and after storm events, as well as routinely throughout the rainy season. 

• Remove inlet protection devices at the end of the construction, or when the inlet can no longer be impacted. 

4. Perimeter 
Sediment Control 

Install perimeter sediment 
controls (silt fence, fiber 

Silt Fences. Use silt fences to intercept and slow the flow of sediment-laden sheet flow runoff before water leaves the 
construction site. Silt fences are typically placed: 
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Description Actions BMP Options 

rolls, etc.) as applicable 
prior to land disturbing 
activities. Install additional 
runoff control measures 
during construction as 
needed. 

• Below the toe of exposed and erodible slopes. 

• Down-slope of exposed soil areas. 

• Around temporary stockpiles. 

• Along streams and channels. 

• Along the perimeter of a construction site. 

Fiber Rolls, Gravel Bags, Sandbags. Use fiber rolls consisting of straw, flax or other similar materials that are rolled and 
bound into a tight roll or a single row berm of sand or gravel bags to intercept runoff, reduce flow velocity, release the 
runoff as sheet flow, remove sediment. 

5. Materials and 
Waste Storage 
Areas 

Prepare staging areas, 
material storage, and 
disposal areas as 
applicable. Grade to reduce 
run-on and runoff, install 
perimeter controls, obtain 
clean-up materials, plastic 
covers for stockpiles, etc. 
prior to storing materials 
on site. 

Stockpile management. One or more of the following options may be used to manage stockpiles and prevent stockpile 
erosion and sediment discharges for storm water and non-storm water runoff/run-on: 

• Stockpiled materials may be returned to the excavation if precipitation is forecast. 

• Protect stockpiles from storm water run-on using temporary perimeter sediment barriers such as berms, silt 
fences, fiber rolls, covers, sand/gravel bags, or straw bale barriers, as appropriate. 

• Keep stockpiles organized and surrounding areas clean. 

• Protect storm drain inlets, watercourses, and water bodies from stockpiles, as appropriate. 

• Implement dust control practices as appropriate on all stockpile material. 

• Cover, stabilize, or otherwise protect stockpiles with a perimeter sediment barrier prior to onset of 
precipitation. 

Onsite Material Delivery and Storage 

• Only store the minimum amount of material that is needed for the job. 

• Locate storage areas away from storm drain inlets, drainage systems, and watercourses to prevent storm 
water run-off from reaching the materials. 

• If practical, store materials in enclosed storage containers such as cargo containers. 

• Store materials on impervious surfaces or use plastic groundcovers to prevent any spill or leakage from 
contaminating the ground. 

• For known hazardous materials, keep materials covered using plastic or other waterproof materials. 

• If necessary, provide secondary containment systems around materials storage areas to prevent contaminated 
run-off/run-on from leaving storage area(s). 

• Keep an adequate supply of spill kit materials nearby. 

• Ensure that qualified personnel are available when hazardous materials are delivered to ensure proper 
delivery and storage in designated area. 

• When a storage area is no longer needed, promptly return it to the original condition. 

• Place bagged materials such as cold patch, concrete mix, and other materials with the potential to pollute 
runoff on pallets and under cover. 

Materials Use 
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• Reduce or eliminate use of hazardous materials onsite when practical. 

• Do not dispose of empty latex paint and paint cans, used brushes, paint rags, absorbent materials, and drop 
cloths with other construction debris until they are thoroughly dry and are no longer hazardous. 

• Do not remove original product labels containing safety and disposal information. 

• Use the entire product before disposing of the container. 

• When possible, mix paint indoors; otherwise, use secondary containment structures. 

• Do not clean paintbrushes or rinse paint containers in a street, gutter, storm drain, sanitary sewer, or 
watercourse. 

• Dispose of any paint thinners, residue, and sludge(s), that cannot be recycled, as hazardous waste. 

• For water-based paints, clean brushes to the extent practicable, and rinse into a concrete washout pit or 
temporary sediment trap. For oil-based paints, clean brushes to the extent practicable and filter and reuse 
thinners and solvents. 

• If possible, recycle residual paints, solvents, non-treated lumber, and other materials. 

• Do not over-apply fertilizers, pesticides, and soil amendments. Prepare only the amount needed. Strictly follow 
the recommended usage instructions. 

• Keep an ample supply of spill cleanup material near use areas. Train employees in spill cleanup procedures. 

• Avoid exposing applied materials to rainfall unless sufficient time has been allowed for them to dry or cure. 

• Hazardous materials use shall also be managed in accordance with the BMP on “Hazardous Materials/Waste 
Management.” 

Spillage Control. Stop spillage of material if it can be done safely. Clean the contaminated area, and properly dispose 
of contaminated materials. For all spills, notify the project foreman and appropriate authorities. Use the following spill 
prevention and controls when applicable: 

• To the extent that it would not compromise clean-up activities, cover and protect spills from storm water run-
off during rainfall. 

• Do not bury or dilute spills with wash water. 

• Store and dispose of all used clean-up materials, contaminated materials, and recovered spill material in 
accordance with federal, state, and local regulations (Refer to BMP on “Hazardous Materials/Waste 
Management”). 

• Use absorbent materials on spill rather than using water to hose down a spill. 

• When water is used for cleaning and decontamination of a spill, collect and dispose of it properly. Do not allow 
the water to enter storm drain inlets or watercourses. 

• Keep spill cleanup kits in areas where any materials are used and stored. 

Solid Waste Management. These BMPs are typically applied to construction projects that generate solid waste such as 
concrete, cement, asphalt rubble, masonry brick/block, vegetation debris, steel and scrap metals, pipe and electrical 
cuttings, non-hazardous equipment parts, Styrofoam, general trash, and other materials used to transport and 
package construction materials. 
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• Practice good housekeeping and keep site clean. 

• Use “dry” methods for site cleanup such as sweeping, vacuuming, and hand pick-up. 

• Designate a waste storage area onsite. If a designated onsite waste storage area is not feasible, remove wastes 
from the site regularly. 

• Prohibit littering by employees, contractors, and visitors. 

• Provide sufficient trash receptacles on site and/or in construction vehicles. 

• Protect wastes from being washed away by rainfall, storm water run-off, or other waters (irrigation, water line 
breaks, etc.). 

• For materials with the potential for spills or leaks, stockpile on impervious surfaces or use plastic groundcovers 
to prevent spills or leaks from infiltrating the ground. 

• Do not hose out or clean out dumpsters or containers at the construction site. 

• Prevent solid waste and trash from entering and clogging storm drain inlets. 

• As practicable, incorporate any removed clean sediment and soil back into the project. 

• Reference BMP on Stockpile Management. 

Hazardous Materials/Hazardous Waste Management. This BMP is typically used when projects involve the storage 
and use of hazardous materials, and the generation of waste byproducts, from petroleum products; glues, adhesives, 
and solvents; herbicides, pesticides, and fertilizers; paints, stains, and curing compounds; and other hazardous and 
toxic substances. 

• Comply with all federal, state and local laws regarding storage, handling, transportation, and disposal of 
hazardous waste. 

• Minimize the amount of hazardous materials stored at the construction site. Minimize the production and 
generation of hazardous waste at the construction site. 

• Cover or containerize and protect any hazardous materials and wastes from vandalism. 

• Clearly mark all hazardous materials and wastes. Place hazardous waste containers in secondary containment 
systems if stored at the construction site. 

• Place stockpiled cold mix on plastic and cover it with plastic. 

• Do not mix waste materials. Doing so complicates or inhibits disposal and recycling options and can result in 
dangerous chemical reactions. 

• Stormwater that collects within secondary containment structures must be inspected prior to being discharged 
to ensure no pollutants are present. Contaminated storm water must be managed per Utility Environmental 
Practices. 

• Do not allow spills to be discharged from a secondary containment system. See BMP on Spill Control. 

• Segregate hazardous waste from other solid waste and dispose of properly. 

Contaminated Soil Management. This contaminated soil management BMP is typically used when soil contamination 
is suspected or contaminated soil is encountered. Construction crews need to be particularly vigilant on construction 
sites where soil contamination has or may have occurred in the past from spills, illicit discharges, or leaks from 
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underground storage tanks. Contaminated soils may also be encountered during digging and trenching activities on 
highways and roadways. Contaminated soil wastes should be managed in accordance with the following procedures: 

• Identify contaminated soil; look for the following: 

o Soil that is discolored, black, gray, or white. 

o Soil that has an unusual odor, such as petroleum, acid, alkaline, sewage, solvent, or any other chemical 
smell. 

• If any potentially contaminated soil is detected, discontinue the activity and contact appropriate authorities. 

• Contaminated soils must be managed properly per appropriate requirements and protocols. 

• Perform routine inspection of digging and trenching operations looking for contaminated soils. 

• Manage all soils with unknown contaminants as hazardous substances, in accordance with federal, state, and 
local laws. 

Sanitary Waste Management. This BMP is typically used on construction sites with temporary or portable 
sanitary/septic waste systems. 

• Locate temporary sanitary facilities away from drainage facilities, watercourses, and traffic circulation. When 
subjected to high winds or risk of high winds, secure temporary sanitary facilities to prevent overturning. 

• Do not bury or discharge sanitary wastewater, except to a properly permitted sanitary sewer discharge facility. 

• Use only reputable, licensed sanitary/septic waste haulers. 

• Empty temporary sanitary facility’s holding tanks prior to transport. 

6. Earthwork 
(trenching, 
excavation, 
grading, surface 
roughening, 
grubbing) 

Begin excavation, 
trenching, or grading after 
installing applicable 
sediment and runoff 
control measures. Install 
additional control 
measures as work 
progresses as needed. 

Each of the above BMPs could be appropriate, depending on the specific location and activity being undertaken. 

7. Surface 
Stabilization 
(temporary and 
permanent 
seeding, 
mulching) 

Apply temporary or 
permanent soil stabilization 
measures as applicable on 
all disturbed areas where 
work is delayed or 
completed. 

Preserve Existing Vegetation 

• Preserve existing vegetation whenever possible. 

• Locate construction material, equipment storage, and parking areas outside the drip line of any tree to be 
retained. 

• Remove any markings, barriers, or fencing after project is completed. 

Temporary Soil Stabilization 

• Use one or more temporary soil stabilization practices, such as hydraulic mulch, hydro seeding, soil binders, 
straw mulch, geotextiles, plastic covers, erosion control blankets/mats, fiber rolls, or gravel bags or sandbags. 
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Hydraulic Mulch. Hydraulic mulch is typically applied to disturbed areas requiring temporary protection until 
permanent vegetation is established. Avoid use in areas where the mulch would be incompatible with immediate 
earthwork activities and would have to be removed. 

• Avoid mulch over-spray onto the traveled way, sidewalks, lined drainage channels, or existing vegetation. 

• Maintain an unbroken, temporary mulched ground cover throughout the period of construction when the soils 
are not being reworked. Inspect before expected rainstorms and repair any damaged ground cover and re-
mulch exposed areas of bare soil. 

• Hydraulic Mulches: 

o Apply as a liquid slurry using a hydraulic application machine (i.e., hydroseeder) at rates of mulch and 
stabilizing emulsion recommended by the manufacturer. 

• Hydraulic Matrices: 

o Apply a combination of wood fiber and/or paper fiber mixed with acrylic polymers as binders. Apply as 
a liquid slurry using a hydraulic application machine (i.e., hydroseeder) at rates recommended by the 
manufacturer. 

• Bonded Fiber Matrix (BFM) 

o Apply BFM using a hydraulic application machine (mulch and tackifier are premixed in a single bag) in 
accordance with manufacturers instruction. Do not apply immediately before, during, or after a 
rainfall. 

Hydroseeding. Hydroseeding typically consists of applying a mixture of fiber, seed, fertilizer, and stabilizing emulsion 
with hydro-mulch equipment, which temporarily protects disturbed soil areas from erosion. 

• Avoid use of hydroseeding in areas where it would be incompatible with future earthwork activities and would 
have to be removed such as: 

o Steep slopes that are difficult to protect with temporary seeding. 

o Temporary seeding that may not be appropriate in dry periods without supplemental irrigation. 

o Temporary vegetation that may have to be removed before permanent vegetation is applied. 

o Temporary vegetation that is not appropriate for short-term inactivity. 

• Hydroseeding can be accomplished using a multiple-step (with straw mulch) or a one-step process (mixed with 
hydraulic mulch, hydraulic matrix, or bonded fiber matrix). When the one-step process is used to apply the 
mixture of fiber, seed, etc., increase the seed rate to compensate for all seed not having direct contact with 
the soil. 

• Prior to application, roughen the slope, fill area, or area to be seeded with the furrows trending along the 
contours. 

• Apply a straw mulch as necessary to keep seeds in place and to moderate soil moisture and temperature until 
the seeds germinate and grow. 

• Avoid over-spray onto the travel way, sidewalks, drainage channels, and existing vegetation. 
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• Inspect seeded areas for failures and re-seed, fertilize, and mulch within the planting season, using not less 
than half the original application rates. Any temporary revegetation efforts that do not provide adequate 
cover are to be revegetated. 

• After any rainfall event, maintain all slopes to prevent erosion. 

Soil Binders. Soil binders are typically applied to disturbed areas requiring short-term temporary protection. Because 
soil binders can often be incorporated into the work, they may be a good choice for areas where grading activities will 
soon resume. 

• Binders have the following limitations: 

o Soil binders generally experience spot failures during heavy rainfall and may need reapplication after 
storm and do not hold up to pedestrian or vehicular traffic. 

o Soil binders may not penetrate soil surfaces made up primarily of silt and clay, particularly when 
compacted. 

o Some soil binders may not perform well with low relative humidity. Under rainy conditions, some 
agents may become slippery or leach out of the soil. 

• Follow manufacturer’s recommendations for application procedures and cleaning of equipment after use. Any 
onsite cleaning must use appropriate BMPs for pollution prevention plans. 

• Do not apply soil binders during or immediately before rainfall, as they require a minimum curing time of 24 
hours before they are fully effective. 

• Avoid over-spray onto traveled way, sidewalks, lined drainage channels, sound walls, and existing vegetation. 

Straw Mulch. Straw mulch is typically used when temporary soil stabilization surface cover is needed on disturbed 
areas until soils can be prepared for re-vegetation and permanent vegetation is established. It is often used in 
combination with temporary and/or permanent seeding strategies to enhance plant establishment. 

• A tackifier is the preferred method for anchoring straw mulch to soil on slopes. Tackifiers act to glue the straw 
fibers together and to the soil surface, and the tackifier shall be selected based on longevity and ability to hold 
fibers in place. Soil binders (tackifier) will generally experience spot failures during heavy rainfall events. 

• Avoid placing straw onto the traveled way, sidewalks, lined drainage channels, sound walls, and existing 
vegetation. 

• Straw mulch with tackifier shall not be applied during or immediately before rainfall. 

• Apply loose straw at a minimum rate of 4,000 pounds per acre, either by machine using a straw blower or by 
hand distribution. 

• Distribute the straw mulch evenly on the soil surface. 

• Anchor the mulch in place by using a tackifier or by “punching” it into the soil mechanically. “Punching” of 
straw does not work in sandy soils. 

• Methods for holding the straw mulch in place depend on slope steepness, accessibility, soil conditions, and 
longevity. If selected method is incorporation of straw mulch into the soil, then do as follows: 

o On small areas, a spade or shovel can be used. 
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Figure 4.14-7: Site-Specific Modeling of Groundwater Level Changes 
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Program EIR Mitigation Measures 

MM HWQ-3a: Known Drainage Deficiencies (Program EIR Mitigation Measure 4.H-4a). Prior 

to issuance of a building permit, all site-specific development plans within the 

Baylands shall include systemwide drainage improvements that shall 

accommodate all increased runoff and correct the Project’s incremental, 

additional impact to flood risks to areas with existing deficiencies (e.g., Levinson 

Overflow Area and the PG&E property): 

• On-site storm drainage collection facilities shall be sized to convey the 

peak flow rate from a 25-year storm event entirely within the piping 

system such that Baylands roadways and recreational facilities are not 

flooded. 

• Drainage improvements shall accommodate the 100-year peak storm 

event within the piping system and within streets such that building 

finished floor elevations provide a minimum of 1 foot of freeboard above 

the 100-year storm event hydraulic grade line water elevation with tidal 

flow and Year 2100 projected sea level rise. 

• Key roadways including Sierra Point Parkway, Lagoon Road, and Tunnel 

Avenue shall be designed such that these roadways are available as 

evacuation routes in the event of a 100-year storm event. 

The proposed system design shall be submitted to the City Engineer for approval 

and shall hydraulically isolate existing drainage inlets fronting the Levinson 

Overflow Area and the PG&E property from the existing Brick Arch Sewer system. 

MM HWQ-3b: Bayshore Boulevard Drainage (Program EIR Mitigation Measure 4.H-4b). Prior 

to issuance of a building permit, all site-specific development plans within the 

Baylands shall include additional conveyance capacity by incorporating new 

storm drain facilities along Bayshore Boulevard north of Industrial Avenue. 

Development plans shall also require addition of a new inlet near the Bayshore 

Boulevard and Industrial Way intersection that is large enough to intercept 

surface flows from Levinson Overflow Area and the PG&E property in 

accordance with and as approved by the City. Review and approval by the City 

Engineer shall be required to confirm that conveyance capacity is sufficient to 

accommodate the 100-year peak storm event within the piping system and 

streets such that building finished floor elevations provide a minimum of 1 foot 

of freeboard above the 100-year storm event hydraulic grade line water elevation 

with tidal flow and Year 2100 projected sea level rise. 
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Significance Conclusion for HWQ-3 with Implementation of Program EIR Mitigation 

Measures 

Mitigation Measures MM HWQ-3a and HWQ-3b would require all areas within the Baylands, 

including streets adjacent to existing use areas, to accommodate the increased runoff caused by 

Baylands development such that: 

• Baylands roadways and recreational facilities are not flooded in a 25-year storm event; 

• Lowest finished floors of buildings for human occupancy are not flooded in a 100-year 

storm event; and 

• Sierra Point Parkway, Lagoon Road, Geneva Avenue, and Tunnel Avenue would be able 

to provide access for emergency response and serve as evacuation routes during a 

100-year storm event. 

However, the new unfinished basement parking areas proposed by the Project along Frontage 

Road would still be subject to flooding, which would cause damage to vehicles within such 

garages and preclude emergency response access to all portions of development sites along 

Frontage Road. 

Thus, a significant impact would remain with implementation of Program EIR mitigation 

measures. 

Additional Mitigation Measures 

MM HWQ-3c: Drainage and Flood Protection along Frontage Road. Drainage along Frontage 

Road shall be designed to: 

• Avoid flooding of parked vehicles consistent with National Flood 

Insurance Program Technical Bulletin 6, Requirements for Dry Flood-Proofed 

Below-Grade Parking Areas under Non-Residential and Mixed-Use Buildings 

(FEMA 2021). 

• Provide emergency response access to all portions of development sites 

along Frontage Road. 

Significance Conclusion for Impact HWQ-3 with Implementation of All Mitigation 

Measures 

Mitigation Measures MM HWQ-3a through MM HWQ-3c would ensure adequate response 

access to all portions of development sites along Frontage Road, including basement parking 

areas, and would also ensure that Baylands development would not increase flooding 

frequency, duration, or depth of a 100-year storm on adjacent lands even with anticipated SLR 
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of 6.5 feet through the Year 2100. Thus, impacts are less than significant with all mitigation 

incorporated. 

d. Impact HWQ-4: Release of Pollutants Due to Flood and Tidal Action, Sea Level 

Rise-Induced Changes to Groundwater, Tsunami, or Seiche 

Methodology for Determining Significance 

Stormwater flows would come into contact with common urban pollutants such as petroleum 

hydrocarbons (i.e., fuel and motor oil), lubricants (i.e., grease and oil), sediment, and metals 

(generated by the wear of automobile parts), as well as herbicides and pesticides used within 

landscaped areas, and flows could transport sediment and other pollutants into the Bay and 

lagoon. Analysis was undertaken for Impact HWQ-1 to determine the extent to which 

stormwater flows, landscape irrigation, and other activities would transport urban pollutants 

into receiving waters. The analysis below focuses on the extent to which flood events, sea level-

rise induced changes to groundwater levels, tsunamis, and seiches could increase the transport 

pollutants into the Bay and lagoon. 

While sea level rise is generally addressed in relation to tidal or permanent inundation, sea level 

rise is also associated with rising groundwater elevations raising the water table. In some cases, 

sea level rise can result in raising groundwater high enough that it can emerge on the surface in 

low-lying areas and cause flooding, an effect known as “emergent groundwater.” This slow but 

chronic threat can flood communities from below, damaging buried infrastructure, flooding 

below-grade structures, mobilizing pollutants, compromising foundations, and emerging above 

ground as an urban flood hazard. 

Although Baylands development would not cause emergent groundwater, analysis has been 

undertaken to determine whether the Specific Plan would place new development in locations 

where emergent groundwater would result in the release of pollutants into the environment. 

Such analysis included review of various sources, including vulnerability mapping prepared by 

San Mateo County based on USGS, California of Environmental Health Hazard Assessment, 

and BCDC. 

As stated above, the Specific Plan area does not include any areas that are at risk of flooding 

from a tsunami. Thus, there would be no potential for a tsunami to cause the release of 

pollutants as a result of Specific Plan development. 

Inundation from a seiche can occur if the wave containment walls, such as the wall of a 

reservoir, water storage tank, dam, or other artificial body of water are overtopped or damaged. 

The Specific Plan proposes construction of a water storage tank and fuel storage tanks that 
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could be subject to seiche as the result of an earthquake. A significant impact would occur if 

above-ground water storage tanks were constructed in a manner that: 

• A storage tank wall would be damaged from a seiche created within the storage tank by 

an earthquake; and 

• Water or fuel released from a storage tank would cause the release of pollutants into the 

environment. 

Impact Assessment 

Release of On-Site Pollutants into the Environment Due to Flooding 

As stated above in the analysis of Impact HWQ-1, nonpoint source pollutants would be washed 

by rainwater from rooftops, landscaped areas, and roadways into receiving waters via on-site 

drainage facilities. The volume of rain falling on new impervious surfaces would result in an 

increase in volume and velocity of flows and would wash additional urban pollutants from 

rooftops, roadways, parking lots, and landscaped areas into receiving waters relative to existing 

conditions. 

Sea Level Rise and Groundwater 

As previously discussed, groundwater levels and the water table will rise as a consequence of 

sea level rise, with the rise limited to 2 feet or less in the Specific Plan area due to the leachate 

collection system that will be installed as part of final landfill closure prior to site development. 

Because most of the western portion of the Baylands would be raised by proposed site grading 

by 8 to 12 feet, Specific Plan development would not be subject to flooding due to emergent 

groundwater. Without the occurrence of emergent groundwater, this mechanism would not 

release pollutants. 

In addition, the direction of groundwater flow across the Baylands area is toward the leachate 

collection and recovery system to be installed for the landfill (see Section 4.13, Hazards and 

Hazardous Materials, for further discussion). The Remedial Action Plans for Baylands area (i.e., 

Operable Units OU-SM and OU-2) will require the construction of a cap over buried 

contaminated materials to prevent exposure of people and the environment to those 

contaminated materials. Contaminated groundwater in the area of the Baylands will flow to the 

leachate collection and recovery system for treatment, thus preventing the exposure of people 

and the environment to pollutants in groundwater. 

Tsunami 

Because the Specific Plan area is not located within a tsunami hazard zone, there would be no 

impact related to release of pollutants into the environment as the result of damage caused to 

the on-site water storage tank by a tsunami. 
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