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From: Lucy_Triffleman@fws.gov 
Sent: Monday, August 20, 2007 5:18 PM 
To: brussell@kenmark.com 
Cc: stevef@hmbcity.com; Kevin.J.Lansing@sf.frb.org; YinLan Zhang 
Subject: Carnoustie 
 
Bruce:  
 
I was finally able to review your conditions of agreement for the 
Carnoustie development in Half Moon Bay, San Mateo County, California.  
Upon review of this document as well as your email with associated 
attachments sent April 26, 2007 and the site visit conducted by the 
Service and CDFG on March 29, 2007, the Service concurs that the 
incorporated minimization and avoidance measures requested by the 
Service adhere to the Service's current recommendations.  We appreciate 
your efforts to work with the Service to address endangered species 
issues in the area and will issue a formal determination on the project 
in the near future.  If you have any further questions regarding this 
project, please do not hesitate to contact me.  Thank you.  
 
Sincerely,  
Lucy Triffleman 
US Fish and Wildlife Service 
Coast-Bay Delta branch 
2800 Cottage Way room W-2605 
Sacramento, CA. 95825 
Ph. (916) 414-6628 
Fax (916)  414-6712  
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From: Bruce Russell [BRussell@kenmark.com] 
Sent: Tuesday, October 16, 2007 1:45 PM 
To: YinLan Zhang 
Subject: FW: Carnoustie 
 
YinLan, 
 
In response to your call, this email addresses your questions about 
Carnoustie grading/construction traffic, haul routes and Redondo Beach 
Road. 
 
A. Grading and Construction
 
Mr. Muteff’s assertions about cubic yardage, truck trips, construction 
schedules, safety and related matters are speculative or inaccurate for 
several reasons. 
 
First, no final decision has been made regarding travel routes, 
construction schedules or the exclusive use of Redondo Beach Road for 
all construction traffic.  Neither our application nor the City 
approvals require its exclusive use, and it is certainly possible we 
will use alternative routes for pick-up trucks and workers.  Under 
Condition C(8), the City must approve all haul routes, schedules and 
safety measures before any work begins, so the City retains approval 
authority over all these matters. 
 
Second, the amount of site grading (and corresponding truck trips) is 
still being studied and will be dependent on final grading details, 
improvement plans and City permit approvals.  However, it will never 
approach the numbers suggested by Mr. Muteff or last more than one-two 
months.  The conceptual grading plan estimates a maximum of 8,900 cubic 
yards of stockpiled “old” materials and debris that must be removed, 
and another 19,000 cubic yards of cut export for a total off-haul of 
around 27,000 cubic yards.  That “worst case” export would take 30-35 
working days based on 40 trucks per day carrying a standard 20 cubic 
yards per trip.  However, we are now working on a final grading plan 
(which will be subject to City approval before any permits) that could 
significantly reduce the net export.  By slightly altering the internal 
road pitches, sloping a few backyards by an additional 1-3%, and 
modestly increasing the retaining wall height along the golf course by 
6”, we can decrease the net export to 17,000-19,000 cubic yards.  That 
amount of export could be removed in only 18-20 working days.  
Therefore, irrespective of whether the conceptual grading plan or a 
refined final plan is used, the maximum period for truck traffic from 
grading activities will be 18-35 working days.  Once grading is 
completed, it will take another month for infrastructure (roads, 
sidewalks, utilities, parks, etc.), but that work is much less 
intensive with 10-15 trucks per day.  Furthermore, we have already 
agreed with City staff that if Redondo Beach Road is used during 
grading and infrastructure, no such work will occur on weekends or 
holidays.  Therefore, there would never be even a temporary impact 
during weekend coastal use periods.  And, because we anticipate doing 
the grading work from April-June, the summer/fall months of increased 
coastal use will not be adversely affected.   
 
Third, given the City’s growth control Measure A, and historical 
absorption sales rates for Half Moon Bay, the Carnoustie project will  
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be built-out slowly with no more than 12-16 homes started per year.  
While that means the construction will take about three years, it also 
means “low intensity” construction with very infrequent construction 
deliveries and few workers on-site at any given time.  Contrary to Mr. 
Muteff’s claims of a construction access “nightmare” for three years, 
once grading and infrastructure are complete there will be very little 
daily construction traffic on Redondo Beach Road during the remaining 
build-out period.  Single-family home construction only requires “large 
truck” deliveries for concrete, lumber, sheetrock and roofing.  The 
rest of the materials, such as sheetmetal, lights, fixtures, tile, 
paint and carpet can be transported using low-impact pick-up trucks or 
U-Hauls.  With an average of eight “large truck” deliveries per unit 
and 12-16 homes per year, that is about 110 such deliveries per year or 
less than one delivery every two working days.  The time these “large 
trucks” will be on Redondo Beach Road for a delivery will average ten 
minutes (five in and five out).  So, for every 16 working hours (9:00 
to 5:00), Redondo Beach Road will be used for less than ten minutes.   
 
As far as individual workers are concerned, we have extensive 
experience building over 80 homes in Ocean Colony during the last ten 
years.  On average, over a one-year construction period, there are one-
three workers in a home per working day.  At 12-16 homes per year, that 
means we would anticipate around 15-40 construction workers on the 
Carnoustie site on a typical workday.  Redondo Beach Road can easily 
handle that minimal auto or “pick-up truck” traffic during off-peak 
weekdays.  In addition, as noted, it is certainly possible that we will 
utilize access roads other than Redondo Beach Road for regular day-to-
day construction traffic. 
 
Fourth, Mr. Muteff’s claim that no previous Ocean Colony subdivisions 
have been built using temporary construction access outside of Ocean 
Colony is simply untrue.  In fact, the last Ocean Colony subdivision, 
Spyglass, consisting of 50 homes was completely built-out from 1998 to 
2004 using Miramontes Point Road as the exclusive construction access.  
Miramontes Point Road is designated in the LCP as a major, primary 
coastal access route, and its use for Spyglass construction was 
approved by the City and Coastal Commission.  During five to six years 
of active construction access, there were no coastal access problems.  
Additionally, Miramontes Point Road was used exclusively for the 2006 
18th hole riprap removal required and approved by the Coastal 
Commission.  Over 8,000 tons of rocks were removed with an average of 
50 trucks per day plus heavy equipment.  Again, through good planning 
and scheduling, and careful supervision and safety measures, coastal 
access on this primary route was never significantly impacted. 
 
B. Redondo Beach Road
 
Condition F(12) requires the Carnoustie project to improve Redondo 
Beach Road by full  grinding, recompaction and resurfacing all the way 
from the golf course maintenance yard (the construction access point) 
to Highway 1.  The estimated cost of that work exceeds $300,000, and is 
in addition to the City’s standard traffic mitigation fees and the 
$1,000,000 contribution Carnoustie will provide for regional traffic 
mitigation and roadway improvements. 
 
Although improving Redondo Beach Road is a good thing, expanding it is 
not, and is unnecessary.  Civil engineering surveys of the road reveal  
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that the existing roadway is 14-18’ in most areas, and is located in a 
40’ City right-of-way.  However, north of the existing road opposite 
Mr. Muteff’s property and easterly towards Highway 1, there are 
intermittent streams, Cypress groves and potential habitat areas.  On 
portions of the road, there are also drainage ditches along its 
frontage.  In other areas, there are Eucalyptus trees, utilities, 
fencing and impediments to any significant expansion.  Furthermore, 
expanding Redondo Beach Road as Mr. Muteff demands would require two-
three months of serious road impacts or closure.  The effect of that 
expansion work on coastal access would far exceed any impacts from the 
Carnoustie grading activities. 
 
Redondo Beach Road is a rural road designated as a secondary coastal 
access route in the LCP.  There are five other designated access routes 
in Half Moon Bay, and numerous “informal” beach access roads.  For over 
50 years, Redondo Beach Road has remained generally in its current 
condition and location.  Other than providing secondary coastal access, 
once Redondo Beach Road leaves the corner of Highway 1 it only serves 
Mr. Muteff’s property, one other “vacation” home located near the bluff 
tops (Strawberry Ranch) and the golf course maintenance yard.  At the 
terminus of Redondo Beach Road and the ocean, there are no paved 
parking lots, no restrooms, no formal paths and no other beachfront 
facilities. 
 
During weekdays, Redondo Beach Road is rarely used for coastal access.  
An informal traffic count we recently conducted in late September 
revealed that on average, there is only one “coastal access vehicle” 
per every two hours.  Redondo Beach Road is approximately 1 ½ miles 
long.  Traveling at the speed of 30 M.P.H. that means on weekdays the 
road is used for coastal access approximately 24 minutes (three minutes 
in, three out) out of every eight hours. 
 
Neither the City’s LCP, Circulation Element, nor Open Space plan call 
for any expansion or major improvements to Redondo Beach Road.  In 
fact, the City, as well as many local community groups and residents, 
have repeatedly opposed expansion of Redondo Beach Road because of 
sensitive environmental areas to the north in Wavecrest, because of the 
growth-inducing development potential of roadway expansion, and because 
there is simply no need to expand the road. 
 
Please call if you need additional information or have any other 
questions. 
 
Bruce 
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