
Co~nicil Agenda (1- 
Meeting of April 14,2009 

Staff Report 
~~ - .- 

PURT,IC 1-II<AKING TO C0NSII)I~R IIEZONING OF A REMNANI' PI1 iCI: OF PROPERTY 1'0 A 
PLANNED DEVl<I,OPMEN1' 1)ISTRICT (PD) VIA AM I'N1)MEN'I' OF A CONC:I<I'TUAI, 
DEVELOPMENT PLAN (CIII'), AND A NEGATIVE DI'CI~ARA'I'ION AT 700 ISLAND 
PARKWAY - APP1,ICA'TION NO. 2008-0041 

Honorable Mayor and Council Members: 

Summary 

'The applicant proposes Rezoning ofn remnant piece of properly to a I'lannctl Development District 
(PD) via amendment of a Conccptual Development Plan (CIII'). 'l'lie property to be rezoned is an 
undesignated piecc of land that is currently leased from tlie Cily of l3elmont for use as a parking lot 
for sales/serviccd vehicles for tlic Autobahn Motors SaleslServicc facility. 'l'lie suhjcct parking area 
was fully developed with paving, fencing, landscaping, lighting, striping, ant1 drainage improvements 
as part of the original developnient of tlie site. Thus, no grading, is proposcd as part of the prqject. 
No ~ i c w  landscaping is proposed, ant1 no existing trecs would he ~.cmovcd for the project. 

The project nccessitates City Council consideration and adoption of a 1Ic;loning of the property to a 
I'lanncd 1)cvelonincnt District (1'1)) via amendment of a Concc~>tual I)evclo~,ment Plan (CDP). 'The ~, 

Council has been provided a draft Ncgativc Declaration which ims heen prepared and cii.culakd Tor 
public review in compliance with the California Environmental Quality Act (CEQA). The Council 
must adopt the Negative Declal.ation prior to adopting an O~xlinancc approving the Rezoning to 
Planned Ileveloprnent (PD) via atnendment of a Conceptual 1)rvelopmcnt I'lan (CDP). 

The request beforc the Council serves as the final legislative act, following thc Planning 
Commission's review of tlic proposal (see attached March 3> 2009 staff report). At that 31319 
Planning Commissio~i inccting, the Commission adopted two llesolutions by a 7-0 vote; the first 
recommending thc C:ouncil adopt the erlvironmental assessment, and thc sccond recommending the 
Council adopt an Ordinance a]>psoving the Rezone and associated Conccptual Development Plan 
(CDP) Amendment for the 1'1) IIistrict. Based on the analysis orthc rccluircd entirle~nents for the 
project, staff reconimends the Council take the following actio~~s: 

1 .  Approvc a resolution adopting the Negative Declaration 

2. Adopt an Ordinance approving the Rezonin:: 01' tlic sul!iccl site lo Planned 1)evelopiiient 
(PI)) via amendment ofa  Conceptual Development 1'1i111 (C1)I'). 
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The Planning Commission will he required to subsequently scview a ('onditional Use Permit to 
amend a Delailcd llcvelopmcnt I'lan (DDP), predicated upon thc Council's icppmval ofltems 1 and 2 
listed above. 

Prior Actions 

Pertinent actions related to thc dcvelopment of this site arc as follows: 

September 1982 -City Council ccrlifies a Final Environmental Impact Report (FEIR) and approves 
the Island I'ark Prqject, Rezoning the approximately 68-ac1.c area from A (Agriculture) to PD 
(Planned ilevclopmcnt), which allows the construction of a ~nixcd-use/commercial/parklresidential 
complex, including a 350-room llotel with convention facilities on 1,ot 1 I .  

January-April 1994 - An Addendum to an F131R is certified and a Conccptual Developnient Plan 
(CDP) Amendment reviewed and approved for the site by the I'lanning (:ommission & City Council. 
The CDP Amcndment approvals allow for commercial development rallicr than a hotel for 1,ot 14 

(site of current building) and Lot I5 (associatcd parking lot acrow the slrcct from existing building). 
Total floor area permitted as part ofthe approvals is 52,700 square fcct. 

April 1995 - the Planning Commissio~i approves a Conditional Ilsc Permit, 1)esign Rcview Pemiit, 
Detailed Developmcnt Plan (I)I)I'), and Grading Plan to allow thc construction of the facility 

August 1995 - San Francisco Day Conservation and Devclopmcnt Commission (BCDC) approve 
Permit M94-38 (nelmonl l,o/ I S  and Bike Trail) for the construction of tlic parlting lot improvements 
(paving, fencing, drainage, lighting, landscaping) and the ticsign of thc bike trail. Approved 
landscaping includes use of native plantings consistent with I3CIX: landscaping guidelines. 
Approved fencing includes the use of chain link with green vinyl slats. IK:IlC accepts the City of 
Belmont's (lead agency) determination thatthe project is categorically cxcmptfrom the requirements 
of the California Environmental Quality Act (CEQA). 

199711 998 -Autobahn Motors Sales/Service facility is constructed on I ,ot 14, and the parking area 
(paving, fencing, drainage, lighting, landscaping) is constructed on 1.01 1.5 and remnant picce of 
property (portion of the public right-of-way). 

May 2000 - the Planning Con~mission approves a Conditional Usc I'crmit anlending the sites 
Detailed Develop~ncnt Plan (1)Ill') to construct a 391 sq. ft. onicc addition for the facility. 

February 2002 - the Planning Commission approves a Conditional llsc Permit to allow two 
additional building mounted signs at the facility. 

October 2005 - Rcmnant piecc of property (portion of the public right-of-way) is vacated pursuant to 
Government Codc 65402, but rcmains in fee title to the City ofllclmont. 
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May 2006 -the Planning Commission approves a Conditional llsc J'crmit lo construct a 960 sq. ft. 
office addition for the facility. 

March 3, 2009 - 'I'he Planning Commission adopts two llcsolutions by a 7-0 vote; the first 
recommending tlic (:ouncil adopi tlie environmental assessmcnl, and thc sccond reco~nrnending the 
Council adopt an Ordinance approving the Rczone and associatcd Conceptual De\~clopment I'lan 
(CDP) Amcndmcnt for thc 1'1) 1)islrict. 

Proiect Description 

The 5.44-acre site is comprised oftwo parcels and an abandonctl portion or public-riglit-of-way as 
follows: 

The 3.32-acre (lot 14) wcslern parcel, which houses the cxisting facility, parking areas, and 
landscaping. 
Tlic 1.65-acre (lot 15) ciistcrn parcel (across the strcct), which scrves as a parking lot for 
salcslscrviced vehicles. 
The 0.47-acre (20,451 sq. ft.) portion of abandoned righl-or-way, wliich serves as a parking 
lot for saleslserviccd vcliicles. 

The site is located north of Ralston AvenueiMarine Parltway. Su~.rounding, uscs include the Uelmont 
Sports Coniplex, and Summerficld Suites uses to the north, Oracle & otlicr commercial buildings to 
the east, mixed-commercial uscs to thc south, and State Highway 101 to ihc west. 

The existing 5 1,006 sq. ft. facility (52,700 sq. ft. maximum pcrmitted via thc CDJ') includes the 
dealership sales showrooni, ancillary office space, servicelparls racility, cight partitioned office areas, 
and an outdoor ncw car sales arca. 

The project site includes spaces for approximately 333 vehiclcs - 184 spiiccs for the salesiservice 
building and 149 spaces for thc parking lot across the strcct ilndcr 13clmont Zoning Ordinance 
regulations for the cxisting type of use (automobile sales/scrvicc facility), 298 spaces would be 
required. 'I'he cxisting facility cornplies with the Planned I)cvclopment Kr Xoning Code regulations 
for required parking. 

As discussed earlicr, the proicct includes a rezoning of a remnant piecc ofthc property to a Planned 
Devclop~i~cnt 1)istrict (PD) via anicndment ofa Conceptual Ilcvclopment I'lan (CDP). The property 
to be rezoned is an undesignalcd piece of land that is currcntly lcaqed from tlie City of Wel~nont Tor 
use as a parking lot for saleslscrviccd vehiclcs for the Autobahn Motors S;~lcs/Service facility. As 
previously noted, the subject parking area was fully develol~ctl with paving, fencing, landscaping, 
lighting, striping, and drainagc iniprovemcnls as part of thc original dcvrlopment ofthe site. 
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Environmental Clcarancc (C:IC.Oh) 

The prqject is subject to environmental review under the provisions ofllic CI:QA. AII Initial Study 
was prepared for the pro,ject (scc Attachment IV). As there arc no physical improvements associated 
with the project, the Initial Study did not identify any potentially significant cnvironmcntal i~npacts 
and aNegativc l>eclaration was prepared. The City noticed the i~vailability oftlie ISND along wjtli 
the Notice qflnlenl /o Adopl a Negu:ii)e Declrrralion in the San Mateo 'I'imcs on February 21,2009, 
The same noticing was also iiiailcd to property owners within a 300 foot ratlius ofthe site. A 20-day 
public review period commenced on February 23, 2009 and closed on March 16, 2009. No 
comments havc bccn received as of the writing of this report. 

Discussion 

Rezone & Conccp t~~a l  Dcvcloprncnt Plan (CDP) Analysis & Gcncral I'lan Consistency 

The single finding required ror llczoning a property (via Amcndnicnt oTa <:Ill') is the determination 
that "...the change in ihe district boundaries or ofthe district regulations is required to acliicve the 
objectives of the Zoning Plan and the General Plan for the City." (RZ0 Scction 16.7) 

The objectives of'tlic City's zoning regulations are stated in Scction 1 . I  ofihe Zoning Code: 

Sec. I .  I P O  The,folluwing regulu/ionsfir /he z o n i n ~  of land ulithin /he (.'i/y 
are hc:rehy adopted to promole andprofccl rhe p~~hlir: health, safelj? perrce, 
comfhrl, convenience andgeneral ~ ~ e l f ( ~ r . e ,  und l o  provide uprecise guide,for 
the l~hy.siccrl development of the City. 

In determining the appropriatcncss ofthe requcsted Rezoning (and w1iethc1- i t  is required), the central 
issue is consistency with the General Plan. To determinc that consistency, applicable goals and . .- - 
policies of the 13clmont General I'lan must bc considered in light of this proposal. The Planning 
Commission dctcrmined that such goals and objectives are acliicved by tlic proposed Rezoningofthe 
subject property to l'lanncd 1)evclopment. 

General Plan Conformance 

The General Plan designates tlic prqject site as Mixed Use Arca - East I3clmont. The proposed 
project does not change the intended land use for the established l'lannctl 1)rvelopmcnt (automobile 
saleslservice and associated parking). The existing and proposed uscs are identical and in 
conformance with the general plan designation. 

The project site has heen fully developed in accordance with the City's Gcnrral Plan, consistent with 
the following General Plan Goals and I'olicics. 
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Mixed Use Ilei~elopnen/ 

1. 7:) permit infegruled and creative developmenl ofihe Irrnd in Eu.vi llelmont norfh $Marine 
World l'arln~~aj~ in a comhinrrtion ofpuhlic andprivale u.vc?.s. 

2. To profecf /he sens~tive ecological environment of /he I~c!~iland.s 

3. To enhance opportlrniiiesfor water relaled recrealion 

4 To increase ihe City's fax base and enhance housing ol7porlunifir.s 

5. To adapf ihe ~ype, location and intensity ofdevelopmen/ o f f h e  urea io the naiural and 
mannzadefirr/ures and con.rtraints and opportunities flnJ/he .site und .surrounding lands. 

1. The Cify .shall seek /he coordinufed developmenf qflhe land in lZar/ Ijelmonf in LI mix, ~ f ~ r . ~ e s  
including i.vu/er relaled recreation, sporfs facilities, hou.c.ing, ofric.c!.r rrnd other conznzerciul 
activities. 

Analysis. The land in East Relnionl has been developed with a combination of public and private 
uses including the I3elmonl Sporls Complex, Summerfield Suiles, Oraclc and other comniercial 
buildings, mixed-commercial uses, and thc subject auto salcsiservicc use. At the time of 
development app~.ovals, an l<nvironmental Impact Report Mias preparcd for the project and 
appropriate niitigalioii measures were inlpleniented to ensurc ~~o tcc t ion  oft  he sensitive ecological 
environmenl or  the Raylands. lastly, the original mixcd-usc dcvclolmicnt approval included 
housing, as wcll as revenue generating uses such as hotel uses and autoniohile salesiservice. 

Commercial Areas 

1 .  To provide .spuce.for comniercial activities in locations loit11 good vehicular, bicycle and 
pedestrian access ai~ailabl~~ public services, adequaie purltir7g and coinpa~ihle adjacent uses. 

2. To promote commerciul developmenl, which meels the needs of loctrl residentsfor 
convenience goods and services and which isfiscally hencficiul io the citj~. 
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3. 7b iirij,roi~e (he attraciivenc:.s.s rmd,funciioning o f  exisiing commercial areas through such 
means us lundvc~ping trnd rlc...\.ign controls, andprovi.sion c!fr~dequtric prrrking, .sideu~alks, 
hike paihs and hike racks. 

4. 7bprovide opj7orlunitic.s.for commercial employnieni in n//rmc/ive. Imn(l.vcaped envirorrmen/.s. 

2026 I'olicies 

1. ('ommerciul an(/ qfjce zi.sw shozrld he located on or near nrujor ihoroughfares lo discourage 
iruflic in re.sideniiu1 nc:ighhorhoods and .should include .s~rfl;(:licien/ ojl-.sireel parking to 
prevenl disrul7iion qfiruflic,Jlo~~ on inrrjor slreeis. 

Analysis. The sub-jcct property is in close proximity to Fligliway I O l .  ant1 can be accesscd from 
Island Parkway. The existing automobilc saleslservice use genaates significant revenue for tlic city 
in sales tax. l'hc cxisting commercial building is well-designctl, and landscilpcd, and thc prolcct sitc 
exceeds tlic off-strcet parking required hy the City's Zoning Ordinancc. 

Based on lhc abovc tliscussion, the Planning Commission recommcndcd that a specific finding can 
be made that tlic proposed i<czone ofthc subicct site to Plamicd l)cvelopmcnt achieves the goals and . , 

objectives of the Zoning Ordinance and General Plan for the ('icy. 

Conceptual 1)evclopment P la~ i  Findings 

As discussed abovc, the PD zoning district allows flexibility of design in accordance with the goals, 
policies, and ol?icctivcs of the General Plan. 'This rezoning also ;~llows for flexibility in meeting the 
strict interpretation of the Zoning Ordinance, provided the pruject is wrll dcsigned, include5 a 
favorable balancc ofopen spacc to dcvcloped area, is sensilivc to cxisting t c ~  rain, and is compatible 
with surrounding uses. 

In order to approve the proposcd xone change lo PD with thc accompanying c,onceptual development 
plan, the following findings musc hc made: 

I .  Thai the total developmenl in each individual unit ihercin can exisi trs an independen! unit 
capable of crenling an environment of sustained de.sircrhiliiy and .s/crhi/i/y or lhar odequoie 
assurance will he provided /ha/ such objective will be crlicri~ierl; thul /he ir.ve.sproposed will not 
he deirimenial in /he present andpofeniial surrounding tr.vo.v, hlli loill have a hencficiul effict 
which coeild no/ he achieved under other zoning disrric~s. 

The prqject sitc is rully dcvcloped with all necessary utilities, and is accessible from Island 
Parkway (a public street). 'l'he property to be rezoned is an  undesignatcd piece of land that is 
currently lcascd from tlic City of l3clmont for use as a parking lot Tor salcs/serviccd vehicles for 
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tlie Autobahn Motors SalesiScrvice facility. The pro,ject sitc. is wcll m;~intaincd and landscaped, 
and review of City files indicates that it has generally opcratc!tl in harnio~iy with su1.rou11ding uscs 
sincc its initial construction. While thc City's commercial districts conditionally permit 
automobile saleslservicc facilities, there are no large comnicrcial propcrtics available that have 
freeway visibility, an cxccss of parking, and streets with sufficient capacity to support the use. 
'l'hercforc, s ta~~hclicvcs tI1;lt thc total development can cxist as an intlcpcndcnt unit capable of 
creating an cnvirontncnt or sustained desirability, and that thc uscs proposcd will not bc 
detrinicntal to tlie present ant1 potential surrounding uscs, but will havc a beneficial cffcct which 
could 1101 bc achicved under other zoning districts. This lintling can hc made in thc affirmative. 

2. That the sireels und lhorolrghfares proposed are sui~uhlc und uderlrrctle lo curry unticipu~ed 
/ra[,c und /he densi~ji 1.c~il1 no/ genevale traffic in such umoun/.s as lo ol~erloadthe slreei nerwork 
outside /he P I )  13istricl. 

Thc suh,jcct property is loc;~lcd in close proximity to Stalc I lighway 101, Ralston Avenue and 
Island Parltway. A complclc traffic study was conductctl its 11a1-t of an Environ~nenhl Impact 
Report Addcntlum in 1994, \vliicli concluded there would bc no significant trarfic impacts from 
the proposcd usc, and no traffic i~iipacts havc becn reportcd since that limc. The prqject includes 
a rezoning of a rcmnanl piccc of tlie property to a Planncd I)cvclol>ment District (PD) via 
aniendment of a Conceptual 1)evelopmcnt Plan (CDI'). 'l'lic propel-ty to bc rczoned is an 
undesignatcd picce of land that is currently leased from tlic City of liclmont for use as a parking 
lot for salesiscrviced vcliiclcs for the Autobahn Motors SalcslScrvice facility. Thus, the project in 
and of itsclfwould gcncrarc n o  additional traffic. Ib is  finding can hc made in the affirmative. 

3. Thut cmy proposed conimc,rcicrl developmen/ can he ,jus/i/ic?d economically ul the locutions 
propo~ed. 10 l~roilide, ji~r u~I~~(ltlulc commi~rciul, fuciliiie,~ (!/'/he types proposed. 

This is the only large automobile saleslservice facility within thc City of i3elmont. Automobile 
sales/servicc facilities generate significant rcvenues for thc City, which fir cxcccd the cost ofcity 
services for such a use. Tliis finding call be madc in the affirmative. 

4. That the economic impcrcl crruted hy the PD Di.slric1 tun he uhsorhcrl I J J ~  the Cily (police and 
fire service, wrrter supplji, seuxige dispo.sul, etc.). 

The existing parking area would bc incorporated into thc liro,jcct sitc as part of the project. No 
additional dcvclopment is proposed, and no extensions of utilities or additional fire or police 
serviccs arc nccded. Tlic l~rojcct has been reviewed by all i~ppropriatc. dc~iartnients to ensure that 
all service levels can hc maintained to protect the public hcalth, safcly and wclfarc. Tliis finding 
can be madc in thc affinnativc. 
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5. That /he /TO~XJ.S(Y/  qfl^-s/ree/pcrrking is in .substantial conf~rliirrnce ivi/h /he provisions qf;Yec/ion 
8 of this Ordincmcc, /ha/ where an applictmt 'spropo.sed (?/I-s/rec:/ /~trrlti~qg is 1es.v ihun /ha/ .vet 
,forth 1q1 /he .stor?rlarcls qf.Sec/ior? X (~f'/hi.s Ordinance, circim~.s/unce.v rrrc .such /hut it would he [I  

practical diflicr~lly or creulr a physical hardship on the ~p/,licon/ ,{i~r him to conform lo /he 
standards ofS(,~:/ion 8. 

The proposed prqject a~ncnds the Planned Development 1)istrict lo incorporate an existing 
parking area, and would 1101 rcsult in an increased parlting dc~iiand. 'llie existing automobile 
sales/servicc facility inclutlcs parking spaces for approximtitcly 333 vcliicles - 184 spaces for the 
saleslscrvicc building and 149 spaces for the parking lot ilcross tlic street. Under Belmont 
Zoning Ordinance regolatio~is for tlic existing type of use (al~(omobilc s;~lcs/service facility), 298 
spaces would bc required. 'lhus, tlic existing facility cxcccds thc rccluired parlting identified 
within the Zoning Ordinancc. 'l'his finding can be made in the aflirn1;ltive. 

Fiscal Impact 

None at this time. ' I  he sitc is curl-cntly leased to the applicant hy the City. A rczoning of the project 
sitc would permit the applicant to purchase tlic site; liowcvcr (hr City is i~ntlcr no obligation to scll 
the property. A fiscal impact analysis would be perfornied to providc inlbr~nation to guidc the 
Council in their decision-making proccss, prior to making any detcmiination wlicther to scll or 
continue lcasing tlic ],ropcrly. 

Public Contact 

1.  For Rezoning and Conceptual Dcvclopment I'lan (C1)I') actinns lo establish a Planncd 
Development Zoning I)istrict, the City Council is rcquirctl to liol(l it public rnccting as pcr 
Section 16.7 (Amendments) of the BZO. The City placed a public noticc display ad in the local 
newspaper of gcneral circulation (San Mateo Times) for a minimum I 0-day period beginning on 
April 4,2009, for the sclicdulcd public hearing City Coi~~icil on April 14,2009. 

2. Noticc to thc public was m;~ilcd in accordance with Slatc 1i1w and local ordinance (300 feet oftlie 
subjcct silc) and the agenda was postcd as required by tlir ('nlirornii~ (iovcrnmcnt Codc. 

Recommendation 

Staff recommends [lie City Council takc the following action: 

1 .  Approvc a resolution adopting the Negative Declaration. 

2. Adopt an Ordinance approving thc Rezoning ofthe suh.jccl site to I'lanncd Devclop~nent (I'D) 
via Amcndmcnl of a (:onccptual Development Plan (C1)l'). 
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1. Taltc public testimony and continue the hearing, directing any questions to staff for research and 
rcsponsc. A staffrcport would hc prepared for considcratio~i at a f11111rc hearing. 

2. Deny thc rcqucsted entitlements. 
3. Take no action. 

Attachments 

I. Resolution adopting tlic Ncgdtivc Declaration 
11. City Council Draft Ordinance Rezoning the property to I'lanncd I)rvelopment District via 

Amendment to a Conccptual Development Plan 
111. March 3, 2009 Planning (:ommission staff report, adoptcd Resolutions, and attachnicnts 

(Council only) 
IV. Negative Declaration & Initial Study dated March 3,  2009 (Council only) 
V. I'ro,ject Plans and Matcrials (Council only) 

Senior Planncr Cc~mmunity Development 1)ircctol. Cily h4anager 

Staff Contact: 
Damon L)iDonato 
(650) 637-2908 
ddidonato~>bcl~no~it.gov 

Carlos de Melo, Community I>cvclopli~ent Director 
(650) 595-7440 
cdenielo(a'bclmont.~ov 



CITY COUNCIL RESOLUTION NO. 

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF BELMONT 
ADOPTING A NEGATIVE DECLARATION OF ENVIRONMENTAL SIGNIFICANCE 

FOR THE REZONING OF A REMNANT PIECE OF THE PROPERTY TO A PLANNED 
DEVELOPMENT DISTRICT (PD) VIA AMENDMENT OF A CONCEPTUAL 

DEVELOPMENT PLAN (CDP) AT 700 ISLAND PARKWAY 
(APN: 040-360-480 & 040-360-530) (APPL. NO. 2008-0041) 

WHEREAS, an Initial Study was prepared for the project and based upon the findings of the 
Initial Study a draft Negative Declaration was prepared; and, 

WHEREAS, the draft Initial Study1 Negative Declaration was prepared and posted at the 
County of San Mateo Recorder's office for a 20-day public review period commencing on February 
23,2009, and ending on March 16,2009; and, 

WHEREAS, the City noticed the availability of the Initial Study1 Negative Declaration 
along with the Notice oflnfent to Adopt a Negative Declaration in the San Mateo Times on February 
21,2009 and the same noticing was also mailed to property owners within a 500 foot radius of the 
site; and, 

WHEREAS, a public hearing was duly noticed, held on April 14,2009, and closed; and, 

WHEREAS, there are no potential impacts associated with environmental categories for 
Aesthetics, Agriculture Resources, Air Quality, Biological Resources, Cultural Resources, 
Geology/Soils, Hazards and Hazardous Materials, HydrologyIWater Quality, Land Use and Planning 
Mineral Resources, Noise, Population and Housing Public Services, Recreation, 
Transportatioflraffic, UtilitiesIService Systems, and Mandatory Findings of Significance, as 
identified in the Initial Study; and 

WHEREAS, the City Council has considered the potential impacts of the proposed project as 
set forth in the Initial StudyINeaative Declaration of environmental significance attached as Dart of 
the April 14, 2009 ~ t a f f ~ e p o r t ,  and finds that there would be no significant effects bn the 
environment from the project. 

NOW, THEREFORE BE IT RESOLVED that the City Council hereby adopts aNegative 
Declaration of Environmental Significance as the appropriate CEQA documentation for the project 
pursuant to the provisions of the Public Resources Code known as the California Environmental 
Quality Act, and City-adopted implementation guidelines. 


