
COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  August 9, 2017 
 
TO: Planning Commission 
 
FROM: Planning Staff 
 
SUBJECT: EXECUTIVE SUMMARY:  Consideration of a Non-Conforming Use 

Permit and adoption of a Mitigated Negative Declaration to expand 
the existing Synapse School facility, located at 3375 Edison Way, into 
the existing neighboring buildings at 3355, 3345, and 3425 Edison Way 
in the unincorporated area of North Fair Oaks.  The Non-Conforming 
Use Permit includes the request for an off-street parking exception to 
reduce the number of required on-site parking spaces from 144 spaces 
to 128 spaces. 

 
 County File Number:  PLN 2014-00295 (Synapse School) 
 
 
PROPOSAL 
 
The applicant is seeking a Non-Conforming Use Permit to expand the existing 
Synapse School facility located at 3375 Edison Way into the existing neighboring 
buildings at 3355, 3345, and 3425 Edison Way in the unincorporated area of North Fair 
Oaks.  The project includes the request for an off-street parking exception as part of the 
Non-Conforming Use Permit to reduce the number of required on-site parking spaces 
from 144 spaces to 128 spaces.  Student capacity will increase from the current 
enrollment of 219 students to 260 students.  The school will remain kindergarten 
through 8th grade (K-8).  The “project site” is comprised of two parcels, Assessor’s 
Parcel Numbers (APNs) 060-042-260 and 060-042-240, totaling approximately 
2.6 acres combined. 
 
RECOMMENDATION 
 
That the Planning Commission adopt the Mitigated Negative Declaration and approve 
the Non-Conforming Use Permit, County File Number PLN 2014-00295, by making the 
required findings and adopting the conditions of approval in Attachment A of the staff 
report. 
 
SUMMARY 
 
Staff has reviewed the project against the applicable policies and standards of the 
San Mateo County General Plan/North Fair Oaks Community Plan and Zoning 
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Regulations, and found the project, as proposed and conditioned, to be in compliance 
with each set of policies and standards.  Staff has prepared an Initial Study and 
Mitigated Negative Declaration that concludes that the project, as proposed and 
mitigated, will not generate any significant environmental impacts.  Mitigation measures 
for air quality, hazards/hazardous materials, land use/planning, transportation/traffic, 
and utilities/service system have been included as recommended conditions of 
approval. 
 
The project proposes to utilize existing past development on the project site and 
proposes an incremental increase in student capacity.  The school’s expansion is 
not expected to generate a significant parking demand beyond staff and occasional 
visitors (including parents) as the school will remain K-8, thus not generating any 
student demand for parking spaces and is sufficient to serve the school’s total staff 
of 58 at full student capacity (260 students). 
  
Furthermore, the North Fair Oaks Community Council has reviewed and recommended 
approval of the project.  
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COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  August 9, 2017 
 
TO: Planning Commission 
 
FROM: Planning Staff 
 
SUBJECT: Consideration of a Non-Conforming Use Permit, pursuant to 

Section 6137 of the San Mateo County Zoning Regulations, and 
adoption of a Mitigated Negative Declaration, pursuant to the 
California Environmental Quality Act (CEQA), to expand the existing 
Synapse School facility, located at 3375 Edison Way, into the 
existing neighboring buildings at 3355, 3345, and 3425 Edison Way 
in the unincorporated area of North Fair Oaks.  The Non-Conforming 
Use Permit includes the request for an off-street parking exception to 
reduce the number of required on-site parking spaces from 144 spaces 
to 128 spaces. 

 
 County File Number:  PLN 2014-00295 (Synapse School) 
 
 
PROPOSAL 
 
The applicant is seeking a Non-Conforming Use Permit to expand the existing 
Synapse School facility located at 3375 Edison Way into the existing neighboring 
buildings at 3355, 3345, and 3425 Edison Way in the unincorporated area of North Fair 
Oaks.  The project includes the request for an off-street parking exception as part of 
the Non-Conforming Use Permit to reduce the number of required on-site parking 
spaces from 144 spaces to 128 spaces.  Student capacity will increase from the 
current enrollment of 219 students to 260 students.  The school will remain 
kindergarten through 8th grade (K-8).  The “project site” is comprised of two parcels, 
Assessor’s Parcel Numbers (APNs) 060-042-260 and 060-042-240, totaling 
approximately 2.6 acres combined. 
 
The proposed project would allow Synapse School to expand into the 15,200 sq. ft. 
two-story building at 3355 Edison Way, formerly used as a child recreation center 
(UME), and a 18,036 sq. ft. two-story building at 3345 Edison Way, formerly used as 
a County storage facility, both located on the same parcel as the existing school 
building.  The project would also allow expansion into a freestanding 17,338 sq. ft. 
two-story building at 3425 Edison Way, located on the adjacent parcel to the east, 
APN 060-042-240.  The building at 3425 Edison Way was formerly used as an office 
complex.  All three additional buildings that Synapse School proposes to occupy are 
currently vacant.  The proposed project will utilize all existing development covering the 
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project site and does not propose to replace or expand any existing building footprints 
or paved areas.  The expansion will increase the number of classrooms from 19 to 34 
with remaining building square footages to be used for activities associated with the 
school, including administrative offices, lunch rooms, study areas, extended 
classroom/lab space, and multi-use common areas. 
 
Exterior building facade changes are limited to upgrades necessary to comply with the 
current building code.  The existing on-site pick-up/drop-off locations are intended to be 
maintained, one being at the entrance of the building at 3375 Edison Way and the other 
one at the rear side of the same building.  Synapse School is proposing to utilize one of 
the secondary on-site parking lots, between the buildings at 3375 and 3425 Edison 
Way, as an additional outdoor recreation area for students after drop-off and before 
pick-up hours (as this secondary parking lot accommodates the rear pick-up/drop-off 
location previously mentioned). 
 
RECOMMENDATION 
 
That the Planning Commission adopt the Mitigated Negative Declaration and approve 
the Non-Conforming Use Permit, County File Number PLN 2014-00295, by making the 
required findings and adopting the conditions of approval in Attachment A. 
 
BACKGROUND 
 
Report Prepared By:  Summer Burlison, Project Planner; 650/363-1815 
 
Applicant:  Synapse School, Attention: Karen McCown 
 
Owner:  Anthony and Johnny Zanette; 3355 Edison Partners 
 
Location:  3375, 3355, 3345, and 3425 Edison Way, North Fair Oaks (existing school 
operates at 3375 Edison Way) 
 
APNs:  060-042-260 (3375, 3355, and 3345 Edison Way) and 060-042-240 (3425 
Edison Way) 
 
Size:  1.98 acres and 0.64 acres, respectively 
 
Existing Zoning:  Light Industrial/Edison/North Fair Oaks (M-1/Edison/NFO) 
 
General Plan Designation:  Industrial Mixed Use 
 
Sphere-of-Influence:  Redwood City 
 
Existing Land Use:  Synapse School (3375 Edison Way), existing vacant building 
formerly used as a storage facility (3345 Edison Way), existing vacant building formerly 
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used as a child recreation center (3355 Edison Way), and existing vacant building 
formerly used as an office complex (3425 Edison Way) 
 
Water Supply:  Continued water service to be provided by the California Water Service 
Company 
 
Sewage Disposal:  Continued sewer service to be provided by the Fair Oaks Sewer 
Maintenance District (being a function of the County Department of Public Works) 
 
Flood Zone:  Zone X (areas of minimal flood), pursuant to Federal Emergency 
Management Agency, Flood Insurance Rate Map, Community Panel 06081C0302E, 
effective October 16, 2012. 
 
Environmental Evaluation:  An Initial Study and Mitigated Negative Declaration were 
prepared and circulated for public review from March 30, 2017 to April 18, 2017.  No 
comments were received during the 20-day public review period.  Mitigation measures 
have been included as recommended conditions of approval in Attachment A. 
 
Setting:  The project site is located within the densely developed urban community of 
North Fair Oaks.  The project parcels are among a row of developed parcels zoned 
M-1/Edison/NFO (Light Industrial/Edison/North Fair Oaks).  Surrounding uses include 
the Southern Pacific Railroad Tracks to the adjacent north, with residential development 
beyond; the Riekes Center (for human enhancement) to the east, with office, research, 
and technology businesses beyond; a multi-tenant light industrial development to the 
west, with 5th Avenue and SportsHouse beyond; and single-family residences to the 
south, across Edison Way. 
 
Specifically, the entire project site is covered by impervious surface, except for a small 
fenced outdoor play yard along the rear property line, adjacent to building 3375 Edison 
Way.  Existing on-site parking consists of a main parking lot on APN 060-042-260 and 
two secondary parking lots running the length of the buildings at 3375 Edison Way and 
3425 Edison Way.  There are a total of five existing ingress/egress driveways onto 
the project site from Edison Way.  Given the existing as built conditions of the project 
site, there is minimal landscaping.  However, trees exist along the perimeters of the 
project site. 
 
Background:  Synapse School is an existing private elementary and middle school 
serving kindergarten through 8th grades (K-8) located at 3375 Edison Way in 
North Fair Oaks.  The existing school was established in 2010 under the County’s 
determination that the school use was a compatible use in the applicable light industrial 
(M-1/Edison/NFO) Zoning District.  The existing school operates in a 20,429 sq. ft. two-
story building which is one of three freestanding buildings on parcel APN 060-042-260.  
The school year runs from August to June and operates during the weekday hours of 
8:45 a.m. to staggered end times between 3:15 p.m. - 3:45 p.m. 
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Chronology: 
 
Date  Action 
 
April 2, 2014 - Pre-Application, PRE 2014-00003, Public Workshop for 

proposed Synapse School expansion. 
 
August 18, 2014 - Subject Non-Conforming Use Permit application, 

PLN 2014-00295, submitted. 
 
August 26, 2014 - Application deemed Incomplete. 
 
February 17, 2017 - Application deemed Complete. 
 
March 30, 2017 to - Initial Study and Mitigated Negative Declaration issued for a 
April 18, 2017  20-day public review period. 
 
April 27, 2017, - North Fair Oaks Community Council meeting; item continued 

to allow applicant to complete neighborhood outreach. 
 
May 23, 2017 - Neighborhood Open House at Synapse School held by 

applicant. 
June 17, 2017 - Neighborhood Open House at Synapse School held by 

applicant. 
 
June 22, 2017 - North Fair Oaks Community Council meeting; Council issued 

recommendation for approval. 
 
August 9, 2017 - Planning Commission hearing. 
 
DISCUSSION 
 
A. KEY ISSUES 
 
 1. Compliance with the General Plan/North Fair Oaks Community Plan 
 
  Staff has reviewed the project for compliance with all of the applicable 

General Plan/North Fair Oaks Community Plan Policies, including the 
following: 

 
  a. Urban Land Uses Policies 
 
   General Plan Policies 8.12 (General Plan Land Use Designations for 

Urban Areas), 8.30 (Infilling), and 8.36 (Uses) seek to adopt the land 
use designations of the North Fair Oaks Community Plan, encourage 
infilling of urban areas where infrastructure and services are available, 
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and allow uses in zoning districts that are consistent with the overall 
land use designation. 

 
   According to the North Fair Oaks (NFO) Community Plan, the project 

parcels are designated Industrial Mixed Use (medium to high density).  
The primary objective of the Industrial Mixed Use land use category is 
to preserve and promote job-generating uses while catalyzing reuse of 
underutilized industrial buildings for commercial activities, including 
retail and office uses, live/work lofts, and institutional uses such as 
schools/training and sports facilities. 

 
   Zoning for the project parcels is Light Industrial/Edison/North Fair 

Oaks (M-1/Edison/NFO) which currently does not allow for primary or 
middle school uses.  Since the adoption of the NFO Community Plan 
in 2011, the County has been completing a phased rezoning of the 
community’s neighborhoods in order to provide consistency between 
the more recent land use designations identified in the NFO 
Community Plan and the older zoning designations.  The Edison Way 
corridor zoning update, which includes the project parcels, is expected 
to commence in 2018 and is expected to accommodate school uses.  
Until such time, the existing Synapse School facility is considered a 
non-conforming use as it was permitted by the County to locate at its 
current location, 3375 Edison Way, in 2010 under a determination that 
the school use was compatible with the land uses allowed in the M-
1/Edison/NFO Zoning District.  Despite the Synapse School being 
considered a non-conforming use under the Zoning Regulations, the 
use is consistent with the overall Industrial Mixed Use land use 
designation. 

 
   Furthermore, implementation of the School’s expansion will rely on 

infilling into the existing adjacent vacated buildings, including a former 
storage facility building at 3345 Edison Way, the former child 
recreation center building at 3355 Edison Way, and a former office 
complex building at 3425 Edison Way. 

 
   General Plan Policy 8.40 (Parking Requirements) seeks to ensure 

minimum on-site parking requirements, and standards are met in order 
to, among other things, accommodate the parking needs of the 
development, provide convenient and safe access, and prevent 
congestion of public streets. 

 
   The project includes a request for a reduction in off-street parking 

spaces as part of the non-conforming use permit.  Based on the 
application of off-street parking standards stipulated in Chapter 3 of 
the County Zoning Regulations for the four buildings that will be used 
to accommodate the expanded school, the number of required off-
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street parking spaces is 144.  The existing developed project parcels 
provide 128 off-street parking spaces, thereby generating a deficiency 
of 16 parking spaces.  The project proposes no changes to the 
existing on-site parking lots.  Below is a table outlining the required 
parking per County of San Mateo Zoning Regulations: 

 

County Zoning Regulations for Off-Street Parking 

Building Use Measuring Units Parking Factor Required Spaces 

3345 Edison Way 

Office Areas 269 sq. ft. 1 / 200 sq. ft. 2 

Classrooms 2 1 / classroom 2 

Extended 
Classroom/Lab Space 

13,002 sq. ft. 1 / 2,000 sq. ft. 7 

Subtotal: 11 

3355 Edison Way 

Office Areas 1,641 sq. ft. 1 / 200 sq. ft. 8 

Classrooms 4 1 / classroom 4 

Extended 
Classroom/Lab Space 

4,493 sq. ft. 1 / 2,000 sq. ft. 3 

Multi-Use Space 4,954 sq. ft. 1 / 100 sq. ft. 50 

Subtotal: 65 

3375 Edison Way 

Office Areas 1,159 sq. ft. 1 / 200 sq. ft. 6 

Classrooms 19 1 / classroom 19 

Extended 
Classroom/Open Area 

1,110 sq. ft. 1 / 2,000 sq. ft. 1 

Multi-Use Space 827 sq. ft. 1 / 100 sq. ft. 9 

Subtotal: 35 

3425 Edison Way 

Office Areas 1,913 sq. ft. 1 / 200 sq. ft. 10 

Classrooms 9 1 / classroom 9 

Multi-Use Space 1,340 sq. ft. 1 / 100 sq. ft. 14 

Subtotal: 33 

Total Parking Required 144 

Total Parking Provided 128 

Parking Deficiency (16) 

 
   While proposed parking is deficient by 16 spaces, according to the 

County Zoning Regulations for off-street parking, the proposed 
128 parking spaces are in conformance with the parking guidance set 
forth in the North Fair Oaks Community Plan for Institutional Uses in 
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the Industrial Mixed Use land use designation, Table 2.4, which 
identifies a parking ratio of 1/750 sq. ft., as demonstrated below: 

 

North Fair Oaks Community Plan Parking Guidance for Institutional Uses 
In the Industrial Mixed Use Land Use Designation 

Building Measuring Units Parking Factor Required Spaces 

3345 Edison Way 18,036 sq. ft. 1 / 750 sq. ft. 24 

3355 Edison Way 15,200 sq. ft. 1 / 750 sq. ft. 20 

3375 Edison Way 20,429 sq. ft. 1 / 750 sq. ft. 27 

3425 Edison Way 17,338 sq. ft. 1 / 750 sq. ft. 23 

Total Parking Required 94 

Total Parking Provided 128 

Parking Surplus 34 

 
   After implementation of the proposed project, the school will remain K-

8, thus not generating any student demand for parking spaces.  
Furthermore, at full student capacity (260 students), the school 
expects to have a total staff of 58, including 47 full-time staff and 11 
part-time staff.  It is estimated that approximately 10 staff members 
would participate in a school shuttle program, thus, potentially 
reducing staff’s parking demand.  Nonetheless, at full staff, a total of 
58 of the 128 provided parking spaces would be filled; thus, leaving 70 
parking spaces available on-site for visitors or other uses.  Given that 
the school serves young children, K-8, parking demand temporarily 
increases during morning drop-off and afternoon pick-up.  Otherwise, 
the school is not expected to generate much parking demand beyond 
staff and occasional visitors (such as parents).  Two existing 
designated on-site drop-off/pick-up points will also be maintained to 
accommodate the drop-off and pick-up of students on site.  In order to 
ensure that there is sufficient on-site parking to serve the project, 
mitigation measures from the Mitigated Negative Declaration (MND) 
require that all staff members who drive to the school be required to 
park in the school’s on-site parking lot, that all on-site parking spaces 
be appropriately striped so that spaces are easily recognizable to 
drivers, and that school staff and/or parents be assigned to assist with 
the on-site management of drop-off and pick-up operations.  
Additionally, queuing analyses to identify any driveway back-up at the 
designated on-site drop-off/pick-up points will be performed on an 
annual basis to ensure that vehicle stacking in the public right-of-way 
is not occurring. 
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  b. Transportation Policies 
 
   General Plan Policies 12.16 (Urban Road Improvements) and 12.21 

(Local Circulation Policies) encourage minimal through traffic in 
residential areas and adequate access for emergency vehicles.  
The project parcels are located along a row of industrial mixed use 
designated parcels within a greater primarily residential area.  
Since there are limited alternative options for accessing the site, the 
proposed project will generate vehicular traffic to the area.  To mitigate 
any potential increased traffic impacts to the area, Synapse School will 
continue to offer shuttle service to serve students and/or faculty 
outside of the immediate community to reduce vehicle trips to the 
school site.  Additionally, a morning peak hour vehicle trip cap will be 
implemented with annual counts by a third party traffic consultant 
reported to the County. 

 
   A Traffic Impact Analysis (TIA) was prepared by Hexagon 

Transportation Consultants, Inc. for the project.  The TIA provides 
analysis on intersection level of service impacts and queuing impacts 
that would be generated by the project.  It was determined, based on 
the TIA, that the project will result in increased impacts to 4 key 
intersections within the area, including Edison Way/5th Avenue, Fair 
Oaks Avenue/Marsh Road, Middlefield Road/5th Avenue, and 
Middlefield Road/2nd Avenue.  Mitigation measures from the MND, 
which are listed in Attachment D, to reduce project-related traffic 
impacts to a less than significant level include a student enrollment 
cap; a left-turn refuge lane on Marsh Road, within the current roadway 
width; and a morning peak hour trip cap. 

 
   Additionally, vehicle queuing at 5 key intersections was studied in the 

TIA and it was determined that queuing impacts would be minimal.  
Nonetheless, the school would provide designated staff and/or parents 
to assist in the day-to-day on-site management of drop-off and pick-up 
operations to ensure that vehicle queuing along Edison Way is 
minimized, in addition to compliance with an annual queuing analysis 
performed by a third party traffic consultant and reported to the 
County. 

 
  c. Noise Policies 
 
   Policy 16.10 (Designation of Noise Impact Areas), Policy 16.13 (Site 

Planning Noise Control), and Policy 16.14 (Noise Barriers Noise 
Control), identifies certain areas within the County as noise impact 
areas and encourages the use of natural topography and intervening 
structures to shield noise sensitive land uses.  A majority of the North 
Fair Oaks Community is identified as being within a Noise Impact Area 
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as designated on the County’s Community Noise Map.  The project 
will utilize existing buildings located between the Southern Pacific 
Railroad tracks and Edison Way to continue the operation of an 
existing K-8 school.  The majority of school activities will continue to 
be conducted indoors.  The school does provide on-site outdoor 
recreational areas that includes one area at the rear of the project site, 
between 3375 Edison Way and 3355 Edison Way, and a second 
concrete parking area between 3375 Edison Way and 3425 Edison 
Way; both areas are fenced.  The applicant proposes to use trees, 
living walls, and sound blankets to help absorb any increased noise 
levels generated from play areas.  Additionally, artificial turf will be 
installed in the concrete parking area between 3375 Edison Way and 
3425 Edison Way to help minimize noise when it is used for play, but 
will also be striped for use as vehicle parking during peak drop-
off/pick-up times.   

 
 2. Compliance with the Zoning Regulations 
 
  Staff has reviewed and determined that the project is in compliance with all 

of the applicable Zoning Regulations, including the following: 
 
  a. Permitted Land Uses 
 
   The applicant is seeking a non-conforming use permit to expand 

the existing Synapse School facility, which is considered a 
non-conforming use permitted by the County to locate at its 
current location, 3375 Edison Way, in 2010 under a determination 
that the school use was compatible with the land uses allowed in the 
M-1/Edison/NFO Zoning District.  See Sections A.1.a and A.2.e of this 
report for further discussion on land use. 

 
  b. M-1/Edison/NFO Development Standards 
 
   While no new buildings or exterior development footprint expansion is 

proposed, interior improvements and minor exterior building facade 
improvements to comply with building code will be necessary to 
implement the project.  Identified below are the applicable 
development standards of the respective M-1/Edison/NFO Zoning 
District: 

 

Development Standard Required Existing 

Minimum Parcel Area 10,000 sq. ft. 
1.98 acres (APN 060-042-260) 
0.64 acres (APN 060-042-240) 

Minimum Parcel Width 100 ft. >150 ft. 
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Development Standard Required Existing 

Minimum Front Setback* 15 ft. 
Min. 10 ft.** 

(3345 and 3375 Edison Way) 

Minimum Side Setback* 0 ft. 
0 ft. 

(3345 Edison Way) 

Minimum Rear Setback* 0 ft. 
0 ft. 

(3345, 3375, and 3425 Edison Way) 

Maximum Height 37 ft. 26 ft. 

Maximum Lot Coverage 80% 41.9% 

Maximum Building Floor Area 150% 62.2% 

* Applicable setbacks when front portion of parcel is across the street from a residentially-zoned parcel for that 
portion of the building not exceeding 30 feet in height. 

** Non-conforming setback; no change proposed. 

 
   Screening and Landscaping 
 
   No changes are proposed to the existing street landscaping along 

Edison Way which consists of landscape planters with trees and 6-foot 
tall fencing along the frontages of the project parcels, except for 
ingress/egress driveways.  The existing street landscaping helps to 
soften the developed parking lot areas and buildings on the project 
parcels. 

 
   Materials and Colors 
 
   The existing tilt-up concrete panel buildings will remain with minimal 

exterior facade changes (i.e., converting window spaces to solid 
walls).  The existing exterior building colors, consisting of grays with 
blue accents, will remain unchanged. 

 
  c. M-1/Edison/NFO Performance Standards 
 
   Section 6277.5 of the M-1/Edison/NFO Zoning Regulations states that 

no ongoing or new use may be conducted in a manner that does not 
meet the performance standards of the Zoning District with regard to 
limiting noise levels to the stipulated limits of the zoning district; 
prohibiting dust and odor emissions beyond the boundaries of the 
M-1/Edison/NFO District; prohibiting vibration perceptible without 
instruments on adjoining property, except for temporary construction 
operations; keeping glare and rays from exterior lighting to the 
confines of the premises; providing screening for trash and debris 
areas; controlling loitering after business hours; and keeping all 
activities associated with the school use entirely on-site. 
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   The majority of the school use will continue to operate within enclosed 
buildings, with the exception of periodic student breaks throughout 
the day.  Aside from temporary dust or odor emissions that may be 
generated by interior remodeling to implement the project, the school 
operation does not generate any detectible levels of dust or odor, or 
vibration.  The project proposes to utilize existing development and 
therefore does not introduce any new sources of light or glare that 
would extend beyond the project parcels.  A condition of approval 
has been included in Attachment A to require compliance with all 
performance standards of the respective zoning district. 

 
  d. Parking Regulations 
 
   The project includes the request for a reduction in off-street 

parking spaces as part of the non-conforming use permit.  Based 
on the County’s Zoning Regulations for parking, the number of 
required off street parking spaces for the project is 144.  The 
existing developed project parcels provide 128 off-street parking 
spaces, thereby, generating a deficiency of 16 parking spaces.  
See Section A.1.a of this report for further discussion on parking 
compliance.  Additionally, 30 bike spaces will be provided on-site. 

 
   Screening and Landscaping 
 
   Parking areas for more than (10) vehicles shall be screened on each 

side that adjoins or faces residentially zoned parcels.  Additionally, a 
planter or landscaped area of at least four (4) feet wide shall be 
provided adjacent to all street right-of-ways.  A total not less than five 
(5) percent of the total parking area shall be landscaped. 

 
   Existing landscape planters, greater than four (4) feet in width, and 

6-foot tall wood fencing along Edison Way will continue to be 
maintained to help provide screening of the on-site parking areas 
from surrounding residential parcels across Edison Way. 

 
   Surface of Parking Area 
 
   Parking areas for more than ten (10) vehicles shall be surfaced with a 

durable and dust-free material.  Off-street parking will be provided 
within the existing paved parking lot areas on-site. 

 
  e. Compliance with the Use Permit Findings 
 
   The applicant is seeking a non-conforming use permit to expand 

the existing Synapse School facility, which is considered a 
non-conforming use permitted by the County to locate at its 
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current location, 3375 Edison Way, in 2010 under a determination 
that the school use was compatible with the land uses allowed in the 
M-1/Edison/NFO Zoning District.  Despite the Synapse School being 
considered a non-conforming use under the Zoning Regulations, the 
use is consistent with the overall Industrial Mixed Use land use 
designation of the North Fair Oaks Community Plan.  The non-
conforming use permit includes a request for a reduction in off-street 
parking spaces, as identified in Section A.2.d of this report. 

 
   The granting of a non-conforming use permit is subject to the following 

finding: 
 
   That the establishment, maintenance, and/or conducting of the use 

will not, under the circumstances of the particular case, result in a 
significant adverse impact to coastal resources, or be detrimental to 
the public welfare or injurious to property or improvements in said 
neighborhood. 

 
   The project proposes to expand an existing private kindergarten 

through 8th grade (K-8) school in an urban community that has been 
designated (by the North Fair Oaks Community Plan) to support 
medium to high density land uses including industrial, commercial, and 
institutional uses.  The project will utilize existing development on the 
project parcels, including expanding the school’s operation into three 
adjacent vacant buildings formerly used as storage, office, and child 
recreation facilities.  The school is not proposing any significant 
operational changes to their current daily operation as a K-8 
educational facility.  Furthermore, minimal exterior building changes 
are proposed. 

 
   The expansion will increase the number of classrooms from 19 to 34 

and accommodate an increase in student capacity from 219 to 260 
students.  While the proposed school expansion will result in an 
increase in traffic as student enrollment and staffing increases, a traffic 
impact analysis for the project has been completed and mitigation 
measures recommended to reduce any traffic-related impacts, such as 
trip generation and vehicle queuing, to a less than significant level for 
the area (see Attachment D).  Mitigation measures from the MND, 
include, but are not limited to, establishing a morning peak hour 
vehicle trip cap with annual monitoring, a student enrollment cap, a 
left-turn refuge lane within the existing roadway width of Marsh Road, 
and daily on-site management of drop-off and pick-up operations at 
the school would be implemented to minimize traffic impacts to the 
area. 
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   The majority of school activities will continue to be conducted indoors 
and, therefore, will not result in noise levels in excess of any 
established noise standards.  The school does provide on-site outdoor 
recreational areas; however, the applicant proposes to use trees, 
living walls, sound blankets, and artificial turf to help absorb any 
increased noise levels generated from play areas.   

 
   The project includes the request for a reduction in off-street parking 

spaces as part of the non-conforming use permit.  See Section A.1.a 
of this report for further discussion on parking compliance.  

 
   Therefore, based on the above findings and recommendations, as 

identified in the Initial Study and Mitigated Negative Declaration 
(Attachments D), the project is not expected to be detrimental to the 
public welfare or injurious to property or improvements in the 
neighborhood.  Furthermore, the project is not located in the coastal 
zone, therefore, no coastal resources will be impacted by the project. 

 
B. REVIEW BY THE NORTH FAIR OAKS COMMUNITY COUNCIL 
 
 The North Fair Oaks Community Council (NFOCC) reviewed this project at their 

April 27, 2017 meeting and continued the item to June 22, 2017 based on public 
request for additional time to meet with the applicants to discuss noise, traffic, and 
parking concerns.  The NFOCC requested that the applicant hold open house 
meetings with the neighbors at the school facility as part of a neighborhood 
outreach effort before returning to the NFOCC on June 22, 2017.  The applicant 
held two neighborhood meetings at the school with a total of five attendees 
from the neighborhood (three attendees at Meeting #1 and two attendees at 
Meeting #2).  The applicant proposed modifications to the site layout, addition of 
noise mitigating measures, and the addition of one parking space, all of which 
have been submitted under the current project application to address neighbor 
concerns.  The applicant returned to the North Fair Oaks Community Council on 
June 22, 2017 with support from the concerned neighbors and the NFOCC 
recommended approval of the project. 

 
C. ENVIRONMENTAL REVIEW 
 
 An Initial Study and Mitigated Negative Declaration were prepared and circulated 

for this project.  The public comment period commenced on March 30, 2017 and 
ended on April 18, 2017.  No comments were received as of the issuance of this 
report.  The Initial Study and Mitigated Negative Declaration are included as 
Attachment D to this report.  Mitigation Measures have been included as 
conditions of approval in Attachment A. 

 
 Based on supplemental analysis provided by Hexagon Transportation 

Consultants, Inc., which has been reviewed and approved by the County 
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Department of Public Works, the morning peak hour trip cap (Mitigation 
Measure 4) will achieve the same trip reduction as the staggered school schedule 
(Mitigation Measure 8) that was identified in the traffic study as mitigation for 
the project’s impacts on Middlefield Road/5th Avenue and Middlefield Road/ 
2nd Avenue.  Furthermore, a staggered school schedule could hinder the 
effectiveness of the school’s shuttle program as it may result in fewer students at 
each pick-up point for each shuttle and more vehicle trips by parents of multiple 
children attending school at different start and end times.  Therefore, pursuant to 
Section 15074.1 of the California Environmental Quality Act (CEQA) Guidelines, 
Mitigation Measure 8 (staggered school schedule) will be eliminated and 
substituted by Mitigation Measure 4 (morning peak hour trip cap). 

 
D. REVIEWING AGENCIES 
 
 Building Inspection Section 
 Department of Public Works 
 Environmental Health Division 
 Menlo Park Fire Protection District 
 Fair Oaks Sewer Maintenance District 
 California Water Service Company 
 City of Atherton 
 City of Menlo Park 
 City of Redwood city 
 Caltrans 
 North Fair Oaks Community Council 
 
ATTACHMENTS 
 
A. Recommended Findings and Conditions of Approval 
B. Project Site Location Map 
C. Project Plans 
 1. Site Plan 
 2. Floor Plan, 3425 Edison Way 
 3. Floor Plan, 3375 Edison Way 
 4. Elevation Plans, 3375 Edison Way (exterior changes proposed) 
 5. Floor Plan, 3355 Edison Way 
 6. Floor Plan, 3345 Edison Way 
D. Initial Study and Mitigated Negative Declaration 
E. Traffic Study prepared by Hexagon Transportation Consultants, Inc., 

dated April 24, 2017. Please note that due to the size of this document, it is 
available upon request to the Current Planning Section. 

 
SB:pac - SSBBB0213_WPU.DOCX 
  

file:///C:/Users/mschaller/AppData/Local/Microsoft/Windows/Temporary%20Internet%20Files/Content.Outlook/OFJLDTP5/it
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Attachment A 
 

County of San Mateo 
Planning and Building Department 

 
RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL 

 
 
Permit or Project File Number:  PLN 2014-00295 Hearing Date:  August 9, 2017 
 
Prepared By: Summer Burlison For Adoption By:  Planning Commission 
 Project Planner 
 
 
RECOMMENDED FINDINGS 
 
Regarding the Environmental Review, Find: 
 
1. That the Initial Study and Mitigated Negative Declaration are complete, correct 

and adequate and prepared in accordance with the California Environmental 
Quality Act (CEQA) and applicable State and County Guidelines.  An Initial Study 
and a Mitigated Negative Declaration were prepared and issued with a public 
review period from March 30, 2017 to April 18, 2017. 

 
2. That, on the basis of the Initial Study, comments received hereto, and testimony 

presented and considered at the public hearing, there is no substantial evidence 
that the project will have a significant effect on the environment.  The Initial Study 
and Mitigated Negative Declaration identify potential significant impacts to air 
quality, hazards and hazardous materials, land use and planning, transportation 
and traffic, and utilities and service systems.  The mitigation measures contained 
in the Mitigated Negative Declaration have been included as conditions of 
approval in this attachment.  As proposed and mitigated, the project would will not 
result in any significant environmental impacts. 

 
3. That the mitigation measures identified in the Mitigated Negative Declaration, 

agreed to by the applicant, placed as conditions on the project, and identified as 
part of this public hearing, have been incorporated as conditions of project 
approval. 

 
4. That the Initial Study and Mitigated Negative Declaration reflect the independent 

judgment of the County. 
 
5. That Mitigation Measure 4 (morning peak hour trip cap), as recommended in the 

Mitigated Negative Declaration, is equivalently effective at mitigating traffic-related 
impacts at Middlefield Road/5th Avenue and Middlefield Road/2nd Avenue as 
Mitigation Measure 8 (staggered school schedule), because the morning peak 
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hour trip cap (Mitigation Measure 4) will achieve the same trip reduction as the 
staggered school schedule (Mitigation Measure 8) for these two intersections; and 
because Mitigation Measure 4 will not cause any potentially significant effect on 
the environment.  Therefore, pursuant to Section 15074.1 of the California 
Environmental Quality Act (CEQA) Guidelines, Mitigation Measure 8 is eliminated 
and substituted for by Mitigation Measure 4. 

 
Regarding the Non-Conforming Use Permit, Find: 
 
6. That the establishment, maintenance, and/or conducting of the use will not, 

under the circumstances of the particular case, result in a significant adverse 
impact to coastal resources, or be detrimental to the public welfare or injurious 
to property or improvements in said neighborhood as the school is not proposing 
any significant operational changes to their current daily operation as a K-8 
educational facility, mitigation measures are included as conditions of approval to 
reduce any traffic-related impacts to a less than significant level for the area, and 
a majority of the school activities will continue to be conducted indoors so as to 
not result in excessive noise levels. 

 
 Additionally, given existing parking constraints in the area, surrounding residential 

parcels, and the existing built-out site conditions, there is no available space 
within the project site or within 1,000 feet of the project site to accommodate an 
additional 16 parking spaces for the school’s use.  However, the school is not 
expected to generate much parking demand beyond staff and occasional visitors 
(including parents) as the school will remain kindergarten to 8th grade (K-8), thus 
not generating any student demand for parking spaces and is sufficient to serve 
the school’s total staff of 58 at full student capacity (260 students).  Therefore, the 
existing off-street parking facilities, as proposed, are as nearly in compliance with 
the requirements as are reasonable possible and the conducting of the school 
with 128 off-street parking spaces will not be detrimental to the public welfare or 
injurious to property or improvements in the neighborhood. 

 
RECOMMENDED CONDITIONS OF APPROVAL 
 
Current Planning Section 
 
1. The approval applies only to the proposal as described in this report and materials 

submitted for review and approval by the Planning Commission on August 9, 
2017. The Community Development Director may approve minor revisions or 
modifications to the project if they are found to be consistent with the intent of, and 
in substantial conformance with, this approval. 

 
2. Within one (1) year from the date of final approval of the Non-Conforming Use 

Permit, a valid building permit shall be issued and a completed inspection (to 
the satisfaction of the Building Inspection Section) shall have occurred within 
180 days of its issuance, or the Non-Conforming Use Permit approval becomes 
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null and void.  Any extension of time shall require the submittal of a written 
request for permit extension and payment of applicable extension fees sixty 
(60) days prior to this one (1) year expiration date. 

 
3. The Non-Conforming Use Permit shall be valid for five (5) years from the date of 

final approval, and shall expire on August 9, 2022.  The applicant shall apply for 
renewal of the Use Permit, and pay applicable renewal fees six (6) months prior 
to expiration, if continuation of the use is desired.  Any change in use shall be 
required to comply with applicable zoning regulations for this district.  

 
4. Any change in use or intensity not already approved shall require an amendment 

to the use permit.  Amendment to this use permit requires an application for 
amendment, payment of applicable fees, and consideration at a public hearing. 

 
5. Within four (4) business days of the final approval date for this project, the 

applicant shall submit an environmental filing fee of $2,216.25, as required under 
Fish and Game Code Section 711.4, plus a $50.00 recording fee.  Thus, the 
applicant shall submit a check in the total amount of $2,266.25, made payable to 
“San Mateo County Clerk,” to the project planner to file with the Notice of 
Determination.  Please be aware that the Department of Fish and Game 
environmental filing fee increases starting the 1st day of each new calendar year 
(i.e., January 1, 2017).  The fee amount due is based on the date of payment of 
the fees. 

 
6. The applicant shall obtain a building permit prior to the start of any tenant 

improvement work on-site. 
 
7. The project shall comply with all development standards and performance 

standards of the applicable M-1/Edison/NFO Zoning District. 
 
8. An Underground Service Alert (USA) of the area to mark where the Alameda 

Pipeline is located is required prior to issuance of a building permit.  If the 
proposed project involves any utility crossing the Alameda Pipeline on Edison 
Way, then the applicant shall be required to complete the San Francisco Public 
Utilities Commission’s (SFPUC) project review process to address any utility 
crossing issues early in the design phase and to avoid any unnecessary delays.  
Information about SFPUC's project review committee can be found at the 
following link:  http://www.sfwater.org/index.aspx?page=450. 

 
9. Noise sources associated with demolition, construction, repair, remodeling, 

or grading of any real property shall be limited to the hours from 7:00 a.m. to 
6:00 p.m. weekdays and 9:00 a.m. to 5:00 p.m. Saturdays.  Said activities are 
prohibited on Sundays, Thanksgiving, and Christmas (San Mateo Ordinance Code 
Section 4.88.360).  Noise levels associated with the approved use shall not 
exceed the limitations set forth in the County Noise Ordinance and/or 
Performance Standards of the M-1/Edison/NFO Zoning District. 

http://www.sfwater.org/index.aspx?page=450
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10. As part of the building permit submittal, the applicant shall clearly identify any 
proposed noise reducing measures, including but not limited to, living wall areas, 
artificial turf areas, location of sound blankets, and new tree plantings. 

 
Mitigation Measures from the Mitigated Negative Declaration (changes made to the 
mitigation measures as presented in the Mitigated Negative Declaration are shown in 
strike-through and underline format): 
 
11. Mitigation Measure 1:  Pursuant to the Bay Area Air Quality Management 

District’s CEQA Guidelines (May 2011), the following Air Quality Best 
Management Practices shall be implemented throughout the duration of 
construction-related activities on the project site: 

 
 a. Idling times shall be minimized either by shutting equipment or vehicles off 

when not in use or reducing the maximum idling time to 5 minutes (as 
required by the California Airborne Toxics Control Measure Title 13, Section 
2485, of California Code of Regulations [CCR]).  Clear signage shall be 
provided for construction workers at all access points. 

 
 b. All construction equipment shall be maintained and properly tuned in 

accordance with manufacturer’s specifications. 
 

 c. Minimize the idling time of diesel powered construction equipment to two 
minutes. 

 
12. Mitigation Measure 2:  All staff members who drive to the school shall be 

required to park in the school’s on-site parking lot. 
 
13. Mitigation Measure 3:  All 127 on-site parking spaces shall be appropriately 

striped.  Striping marks shall be maintained in a clear and visible manner so that 
they are easily recognizable to drivers. 

 
14. Mitigation Measure 4:  Normal operation of the school shall not exceed 275 

morning peak hour trips.  The morning peak hour is defined as the highest one-
hour period between 7:00 a.m. - 9:00 a.m. during which the maximum traffic 
generated by the school occurs. 

 
 The applicant shall retain a third-party traffic consultant to count the trip genera-

tion of the school, which would include counting the school driveways plus 
counting any school-related traffic that is dropping off students along Edison Way 
or any of its cross-streets.  The third-party consultant will conduct the counts 
over three (3) weekdays (a Tuesday, Wednesday, and/or Thursday) in October 
and March of each school year, excluding scheduled school holidays.  The trip 
count shall be the average of the three weekday counts.  Concurrent with the 
trip counts, the third-party traffic consultant shall conduct a queuing analysis for 
on-street queuing due to driveway back-up at the designated on-site pick-up/ 
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drop-off points for the school.  The data from the traffic counts shall be submitted 
to the County of San Mateo Traffic Services and the Current Planning Section of 
the County of San Mateo Planning and Building Department in a report for review 
and acceptance.  The County may also choose to conduct its own monitoring if 
desired. 

 
 If the monitoring shows that the trip cap is exceeded, then the applicant shall have 

30 days to prepare and submit a Transportation Demand Management (TDM) 
Program that incorporates measures to reduce the number of trips below the trip 
cap, and shall have an additional 30 days to implement the TDM Program in order 
to bring the site into compliance with the trip cap.  Measures included in the TDM 
Program may include, but shall not be limited to, staggering start times, adding 
shuttle buses, initiating a carpooling program, and offering staff incentives to take 
alternative transportation.  A subsequent monitoring will be conducted by the 
County 30 days following implementation of the TDM Program.  If the subsequent 
monitoring indicates that the site still exceeds the trip cap, then the applicant may 
need to resort to reducing student enrollment accordingly to bring the site into 
compliance with the trip cap.  Non-compliance evidenced by the subsequent 
monitoring may also result in review of the use permit by the Planning 
Commission. 

 
15. Mitigation Measure 5:  The applicant shall provide, upon request by the County, 

shuttle bus logs for all shuttle buses serving the school.  The shuttle logs shall 
show the number of students dropped off and picked up at the school site each 
day. 

 
16. Mitigation Measure 6:  The maximum student enrollment shall not exceed 260 

students.  The applicant shall submit an annual report stating the total number of 
students and staff attending or working at the school prior to the beginning of each 
school year.  Any increase in student enrollment beyond 260 students shall 
require an amendment to the Non-Conforming Use Permit and shall require an 
updated Traffic Impact Analysis. 

 
17. Mitigation Measure 7:  The applicant shall apply for an encroachment permit to 

install a left-turn refuge lane on Marsh Road, within the current roadway width, to 
improve the intersection operation.  Plans shall be submitted to the Department of 
Public Works Traffic Services for review and approval. 

 
18. Mitigation Measure 8:  The school shall stagger the start and end times by one 

hour with 85 students starting one hour earlier during the 7:00 a.m. - 8:00 a.m. 
hour and ending during the 2:00 p.m. - 3:00 p.m. hour to reduce AM peak-hour 
trips. 

 
18. Mitigation Measure 9:  The school shall provide designated staff or parents to 

assist in the on-site management of drop-off and pick-up operations. 
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Menlo Park Fire Protection District 
 
19. The project must comply with all applicable California Building and Fire Codes, 

and any applicable local amendments. 
 
20. A final fire inspection is required prior to the final building inspection for any 

associated building permits.  Contact Menlo Park Fire Protection District at 
650/688-8400 to schedule a final fire inspection.  A 48-HOUR NOTICE IS 
REQUIRED FOR ALL INSPECTIONS. 

 
Fair Oaks Sewer Maintenance District 
 
21. The applicant shall submit building plans to the Fair Oaks Sewer Maintenance 

District (District) for review when the building permit application is submitted.  The 
plans shall indicate the location of the existing and proposed sewer laterals to the 
Sewer District main. 

 
22. The District will allow the proposed connection provided all associated fees are 

paid.  The Fair Oaks Sewer Maintenance District may require payment of 
additional sewer connection fees and sewage treatment capacity fees. 

 
23. The existing Fair Oaks Sewer Maintenance District mains downstream of the 

proposed lateral connection shall be evaluated to determine if there is sufficient 
capacity to accommodate the additional sewage demand of the proposed 
development.  The evaluation and design of any resulting upgrades to the 
District’s facilities must be completed and approved by the District prior to final 
approval of the building plans. 

 
SB:pac - SSBBB0213_WPU.DOCX 
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3425 Edison Way
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ATTACHMENT E 

 

Traffic Study 
Prepared by Hexagon Transportation Consultants, Inc. 

April 24, 2017 

 

Available upon Request to the Current Planning Section 
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