
 

North Fair Oaks Community Council 
San Mateo County Coordinated 

Departmental Response   
 

 
 

DATE: August 17, 2023 
NFOCC MEETING DATE: August 24, 2023 

SPECIAL NOTICE/HEARING: Yes 
VOTE REQUIRED: Yes 

 
 
TO: Members, North Fair Oaks Community Council 
 
FROM: Planning Staff 
 
SUBJECT: Consideration of a Design Review Permit and Off-Street Parking 

Exception for fire repair and major remodel of a 2,487 sq. ft. existing 
mixed-use building with two commercial units and one residential unit.  
The project would reduce the size of the 2 commercial units to 1,389 sq. ft. 
and add an additional residential unit, for two residential units totaling 956 
sq. ft. (with two attached, one-car garages and 1 tandem parking space for 
guest parking), on a non-conforming 3,249 sq. ft. parcel located at 3203-
3205 Middlefield Road, in the County unincorporated area of North Fair 
Oaks.  An Off-Street Parking Exception is required to waive one parking 
space for the commercial use, where one parking space is required, and 
to allow a tandem guest parking space. 

 
 County File Number:  PLN 2023-00045 (Kastrop) 
 
 
PROPOSAL 
 
The applicant, Michael Kastrop, and the owner, Concetta Hayes Trust, are requesting to 
remodel a fire-damaged mixed-use structure.  The original building consisted of two 
retail uses and one residential unit.  The renovation will result in two commercial units 
and two residential units with attached one-car garages.  Residential parking is provided 
on site, including one tandem guest parking space.  One uncovered parking space is 
required for the commercial uses.  An Off-Street Parking Exception is required to allow 
one tandem guest parking and waiver of one commercial parking space.  The 3,249 sq. 
ft. property is significantly smaller than the minimum parcel size of 5,000 sq. ft. in the 
Neighborhood Mixed Use (NMU) Zoning District. 
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RECOMMENDATION 
 
That the North Fair Oaks Community Council provide a recommendation to the 
Community Development Director on the applicant’s request for an off-street parking 
exception to allow a tandem guest parking space and waive the requirement for one 
uncovered parking space for the commercial uses, in association with a remodel and 
addition to an existing mixed-use structure. 
 
BACKGROUND 
 
Report Prepared By:  Erica Adams, Project Planner 
 
Applicant:  Michael Kastrop 
 
Owner:  Concetta Hayes Trust 
 
Public Notification:  Ten (10) day advanced notification for the meeting was mailed to 
property owners within 300 feet of the project parcel. 
 
Location:  3203-3205 Middlefield Road, North Fair Oaks 
 
APN(s):  060-072-480 
 
Size:  3,249 sq. ft.  
 
Existing Zoning:  NMU/DR Neighborhood Mixed Use/Design Review 
 
General Plan Designation:  Medium Density, Neighborhood Mixed Use 
 
Sphere-of-Influence:  City of Redwood City 
 
Existing Land Use:  Existing Single-Family Residence 
 
Water Supply:  Existing Service by City of Redwood City Municipal Water Department 
 
Sewage Disposal:  Existing Service by Fair Oaks Sewer District 
 
Flood Zone:  Zone X (Area of Minimal Flood Hazard); Community Panel Number 
06081C0302E, effective October 16, 2012. 
 
Environmental Evaluation:  This project is exempt from environmental review pursuant 
to the California Environmental Quality Act (CEQA).  This project is exempt from 
environmental review pursuant to the California Environmental Quality Act (CEQA), 
Guidelines Section 15301, Class 1, relating to minor additions of less than 10,000 sq. ft. 
if:  The project is in an area where all public services and facilities are available, and the 
project is located is not environmentally sensitive. 
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Setting:  The project site is a flat parcel located within an existing North Fair Oaks 
neighborhood primarily comprised of single-family residences also with single-car 
garages.  All surrounding parcels in the neighborhood are developed. 
 
Chronology: 
 
Date  Action 
 
February 27, 2023 - Design Review and Off-Street Parking Exception applications 

submitted 
 
August 10, 2022 - Project Deemed Complete 
 
August 24, 2023 - North Fair Oaks Community Council Meeting 
 
September 6, 2023 - Bayside Design Review Committee Meeting 
 
DISCUSSION 
 
A. KEY ISSUES 
 
 1. Compliance with the General Plan 
 
  Urban Land Use Policies 
 
  Policy 8.1 (Urban Land Use Planning) directs the County to plan for a 

compatible and harmonious arrangement of land uses in urban areas by 
providing a type and mix of functionally well-integrated land uses which 
meets general social and economic needs. 

 
  Policy 8.19 (Standards) directs the County to regulate commercial 

development by enforcing development standards (e.g., site planning, 
design, and construction standards) and performance standards to ensure 
high quality commercial development. 

 
  The proposed project is consistent with Neighborhood Mixed Use North Fair 

Oaks, Chapter 21C of County Zoning Regulations.  Mixed-use commercial 
development is supported by the zoning.  The proposed project will continue 
this use and is harmonious with adjacent land uses. 

 
  Policy 8.40 (Parking Regulations) calls for the regulation of minimum on-site 

parking requirements and parking development standards in order to 
accommodate the parking needs of development, provide convenient and 
safe access, and prevent congestion of public streets.  Although a parking 
exception is requested, the residential component of the project complies 
with County parking requirements. 
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 2. Compliance with the North Fair Oaks Community Plan 
 
  Chapter 1:  Plan Introduction 
 
  Policy 1A:  Allow and promote appropriately scaled mixed-use development 

along Middlefield Road. 
 
  The existing structure has been in the current location for 80 years.  It is 

estimated that the commercial use began in the 1960’s. 
 
  The current Zoning Regulations establishes one covered parking space for 

a on bedroom unit and 0.25 guest parking space, per residential unit.  
Parking spaces must be provided in a “free and clear” manner which does 
not include tandem parking.  In addition, commercial uses require one 
uncovered parking space per 1,000 sq. ft. of floor area.  The proposal does 
not comply with this requirement; An exception to allow tandem parking and 
waive one uncovered parking space may be allowed via an Off-Street 
Parking Exception as discussed further in this report. 

 
  Chapter 3:  Circulation and Parking 
 
  Chapter 3 of the North Fair Oaks Community Plan provides, in part, an 

overview of current and future parking needs and recommended parking 
management strategies for North Fair Oaks.  Policy 5L calls for exploration 
of opportunities to expand off-street parking supply by providing County or 
privately-owned public parking lots or structures near areas of concentrated 
parking demand. 

 
  This project provides two covered parking spaces and one additional guest 

space on site.  The residential component of the project complies with 
County parking requirements with the exception of a tandem space.  
Parking for the commercial uses is addressed in section 4 of this report. 

 
 3. Compliance with the Zoning Regulations 
 
  a. NMU Development Standards 
 
   The proposal complies with the property’s NMU/DR zoning 

designation, as indicated in the following table: 
 

S-73 Development Standards  Existing  Proposed  
Minimum Lot Width  50 ft.  ft.  No Change  
Minimum Lot Area  5,000 sq. ft.  3,249 sq. ft. No Change  
Minimum Front Yard 
Setback  

0 ft.  0  No Change  
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Minimum Rear Yard 
Setback  

20 ft.  37.5ft.  36.5ft.  

Minimum Right-Side 
Yard Setback  

0 ft.  0 ft.  No Change 

Minimum Left-Side 
Yard Setback  

0 ft.  0 ft.  No Change  

Maximum Building 
Height  

40 ft. 20 ft. 4in. 24 ft. 3in. 

Maximum Lot 
Coverage  

2,599 sq. ft. 
80%  

2,072 sq. ft. 
64% 

1,955 sq. ft. 
60% 

Maximum Floor Area 
Ratio  

4,873 sq. ft. 
150%  

2,487 sq. ft. 
76.5% 

3,058 sq. ft 
94% 

 
   The proposed project is compliant with the zoning district standards for 

setbacks, height, lot coverage, and floor area ratio.  Compliance with 
the parking standards is discussed below. 

 
  b. Parking Requirements 
 
   The number of parking spaces required for mixed use development is 

found in Section 6397 of the San Mateo County Zoning Regulations. 
 

NMU REQUIRED PARKING 

USE 

PARKING GENERATING 
FACTOR 

PARKING 
SPACES 

REQUIRED 

PARKING 
SPACES  

PROPOSED 
    
Townhouses  
Dwellings, 
Multiple 

Dwelling Unit Parking: 0-1 
bedrooms 

1 covered  
per unit (2 total) 

 

1 covered  
per unit (2 total) 

 Visitor Parking:  
Each dwelling unit 

0.25 per unit covered or 
uncovered (0.50 total) 

1 tandem space 

Any 
Commercial, 
Office and/or 
Food Service 
Use in this 
subsection in a 
Mixed-Use 
Development 

Up to 1,000 sq. ft. and each 
1,000 sq. ft. thereafter 

1 covered or uncovered None 

 TOTAL PARKING:  3.50 rounded to 4.0 3.0 
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   The original building consisted of two retail uses and one residential 
unit.  The renovation will result in two commercial units and two 
residential units, each residential unit with an attached one car garage.  
With the current proposal, all required residential parking is provided 
on site, with the one guest parking space being tandem.  One 
uncovered parking space is required for the commercial uses. 

 
   An unmarked parking area at the rear of the building could 

accommodate approximately 3 vehicles.  This area cannot be used 
formally for parking as the area is small and it is difficult for vehicles to 
enter and exit.  This prevents the provision of both “free and clear” 
residential guest parking and the additional uncovered space required 
for the commercial use.  An Off-Street Parking Exception is required to 
allow the project to have one tandem guest parking and a waiver of 
one commercial parking space. 

 
 4. Compliance with Off-Street Parking Exception Findings 
 
  The granting of an Off-Street Parking Exception is subject to the following 

findings: 
 
  a. That the establishment, maintenance and/or conducting of the 

off-street parking facilities as proposed are as nearly in 
compliance with the requirements set forth in Section 6119 of the 
Zoning Regulations as are reasonably possible. 

 
   The proposal includes the use of a tandem guest parking space and a 

waiver of one covered parking space for the improvement of an 
existing commercial mixed-use structure.  The remodel/addition to the 
damaged structure is as nearly in compliance with the requirements of 
both NMU parking and general regulations as possible.  The 
residential component of the project complies with County parking 
requirements.  The required commercial parking is one space, which 
can as previously stated, cannot be accommodated on the space-
constrained site.  However, there is street parking immediately in front 
of the building and adjacent/nearby commercial establishments have 
onsite parking, reducing demand for street parking in the immediate 
vicinity.  The proposal complies with residential off-street parking in a 
location where the lack of one commercial parking space would be 
less impactful. 

 
   That the establishment, maintenance and/or conducting of the 

use will not, under the circumstances of the particular case, be 
detrimental to the public welfare or injurious to property or 
improvements in said neighborhood. 
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The existing mixed-use building has no covered parking.  The 
proposed development will have two covered parking spaces and one 
tandem guest parking space, on site.  The waiver of one parking 
space will not be detrimental to the public welfare or injurious to 
property or improvements in said neighborhood as the existing 
commercial units serve the surrounding community and nearby public 
parking is available. 
 
The increased housing and renovation to the commercial uses are 
aspects of the project which provide benefits to the community.  The 
one off-site parking space which is not being provided will not be 
detrimental to the neighborhood, as this location on Middlefield Road 
has street parking directly in front of the building, and the adjacent 
commercial uses have onsite parking in a parking lot, which keeps 
parking demand in the immediate vicinity low.  The project was 
reviewed in consultation with the Department of Public Works and 
received conditional approval. 
 
A notice of this meeting was sent to all neighbors, located within a 300 
feet notification radius of the project site.  The noticing period took 
place between August 14, 2023 and August 24, 2023.  Public 
notification of the proposal yielded no comments. 
 

 
ATTACHMENTS 
 
A. Location Map 
B. Plans 
 
EDA:mda – EDAHH0258_WMU.DOCX 
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Construction Best Management Practices BMPs 
S N M AT E O O U  N TY \� ! !J E

Water Pol lution 
Prevention Program 

Co11str11ction projects are reqtrired to 1 1npleme11t tl1e stor1nwater l1est n1anagement practi ces (81\1P) on tl1 is page, as 

tl1ey apply to your project, all year l o11g .  

Clean Water. Healthy Comm n ity, 

1\iateria ls & \Vaste 1\1anagement 

Non-Hazardous !Vlaterials 

□ Benn and cover stockpile s  of sand, d irt or other construction 1naterial
wi th taips when rain is ftlt'ecas! or if not actively being u sed within
14 days.

0 Use (but don' t  overuse) reclairned water :fbr dust control . 

Ha:r.ardous I\1aterials 
0 Label alt hazardous 111alerial s and hazardous v,as te:s (such a s  

pestic ides,. paints, thinners solvent,;, fhel , oiL. and antifreeze) in 
accordan ce vvith citv. countv. state and fioderal regulation s  

_, , _.' ,, ...... 

□ Store hazardous 111a1erials and ,;vasle s  in ,vater tight containers, store
in appropria te S,;;JCOndary cnn tainn1ent, and cover thc:1.n al the c:nd of 
cvcrv ,vork dav or durirm \\cct ,vcathcr or ,.vhcn rain i s  forecast. •' • '  ,._, 

0 Folln\v nia.rn,fiu.:-lurcr 's appl i n1lion in �!ruclion:, fi.ir hazarduus 
rnaterials and be  careful not to use 1nore than necessary. Do not 
apply chern ical s outdoors v,!l:1011 rain i s  forecast ,vithin 24 hours ,  

□ .1\.rrang0 fr,r appropriate disposal of all hazardous wastes .

\Vaste l\1ana�etnent 
0 Cover ,vas te disposal conta iners securely with tarps at the sond of 

every 1vork day and during 'N,;;t ,.veather. 
0 Check 'waste d isposal containers frequently fhr leaks and to make 

sure they are not overfil led .  Never h ose do,vn a dun1pster on the 
construction site. 

□ ("'j ·,c, 11 ")f 1·0· r)l ··1 ·, ·· 1·) -i•·t•>hl "' t·(1i ' •·•-� 'lll (l 1'n�J) '·'('! 1·!' ''""1 ·rnf'(ll.l 'l'+lv t,·\t' •. , \;«. \ . . . ,, . . . dA• . i .. ,. « .. ,, ... J.\.- t ,. , < ... , . .  ,, , . I.\On .. . .  lO .  C• < !  .. , ... 

leaks and spi l ls .  
0 Dispose of all ,vastcs and debris properly. Recycle n1atcri a!s and 

,va stcs that can be recycled ( such as  asphalt, concrete, aggregate b ase 
rnatcrials. ,vood, gyp board, pipe, etc . )  

D Dispose of l iqu id residues from paints, th inners, solvents. glues, and 
cleaning fluid s as hazardous ,vaste . -

c:onstrurtion Entrances and Perimi•tcr 
0 Establ ish anti n1ai11tain e flective perin1 eter control;,; and s l.ab: lize a l l  

construction entrances and exi ts to suffi ci-ently control erosion and 
:scdinicnt d i sd1m-gc8 fron1 site cind tracking off site. 

□ S,ve ,;;p or vacuwn any street tracking irrnnediatcly and secure
sedin1;;:nt source to pr;,;:vent further tracking. 1'1ever hose dovvn streets
to clemi up tracking .

i=quipm ent !Vlanagem ent & 

Spill Control 

!\Jaintenance and Parking 

□ l)esignate an area, fitted with appropriate BrvIPs, for
vehicle and equipn1ent parking and storage.

□ Pcrfon11 n11�jor 1n,1i111cnancc, repair job s, and vehicle
and 0quip1ncnt '\-vashing off site .

D If refueling or vehicle 1naintenance n1ust be done 
ons ile, work 111 a benned area a\vay fron1 s1om1 drains 
and over a drip pan or drop cloth s b ig enough to collect 
l1u ids .  Recycle or d i spose oJ'fl ui ds as ha;;ardous waste . 

D If Vclhicle or clquipnl(:)111 ckaning 1nust bi;;) don(;) onsik:, 
dean with ,vater onlv in a benned area that will nor 
allo\v rinse ,vater to run into gutters, streets, storm 
drains, or surface \Vaters .  

D Do not clean vehicle or equip1nenl onsite using soaps, 
solvents, degreasers, or s tcmn cleaning cquip1nent 

Spill Prevention and c:ontro l 

□ Keep spi l l  cleanup inaterial s (e .g., rags, absorbents and
cat l itter) avai lable at the construction siltl at al l  ti1nes .

D Inspect vehicles and cquip111cnt frequently ii)r and 
repair l eaks 1,,rornptly. Use drip pans to catch leaks 
unti l  repairs arc rnadc . 

D Clean up spills or l eaks inunediately and dispose of 
cleanup rnaterials properly . 

0 Do not hose  do,vn surfaces ,vhere fluids h ave spi lled. 
U se dry cleanup tnethods  (absorbent 1naterial s, cat 
litter. and:or rags) . 

D S,veep up spil led dry 111ats::rials i1nn1ediately. Do no1 
try to ,vash the1n a,vay w-i th ,vater, or bury thetn . 

D Clean up  spi ll s on dirt areas hy digging up and 
properly disposing nf contaminated soiL 

□ Repor1 significant  spil ls innnediately. You are required
hy hnv to report al l significant  rel eases ofh a;,ardnus
materials , including oil .  T\i report a spil l :  1 )  Dia l  9 1 1
or your local em"rgency r"sponse nmnber, 2) Call the
Govern.or 's (HTtc,� of E.1niJf£J}:!J1cy St)n,,ices \\-'a111 ing
C · cso,o' s-; ~ - <; -o c -4 · enter, _ . )  _ .. L.- 1 .. )  L." nours).

Earthrn oving

□ Schedule grading and excavation ,vork
during dry weather. 

0 S tabi lize al l denuded areas, install and 
n1aintain ten1porary erosion controls (such 
as erosion control fa.bric or bonded fiber 
matrix) unlil vegetation i s  establi shed o 

[] Ren1ove existing  vegetation only ,,vhen 
ab solutely necessary� and seed or plant 
\re <>�tat1· -, ,1 l"(. l l- "'rf·• �1· ,-,11 c -11t·r(1l ()ti ,, 1 ,)pes ,(::.'. V ,(. ,\_ ,. , . i.J .. •.h, • . ,  �] , . . .  , ,  . .  ,J.,.<. ,. 

or ,vhere construct.ion i s  not imn1ediatelv 
planned .  

□ Prevent scdi1.nenl .!i-0111 rni u,rati1u! offsite..... ,._ ,  

and protect slonn drain inlets, gult1,TS, 
d itches. and drainage courses by installing 
and 111aintaining appropriate Bl\1Ps., stKh 
as fiber roll s, sill f�nces, sedin1ent  b asins. 
gravel bags, benns, etc . 

□ Keep excavated soil on s ite and transfer it
to du1np trucks on site, no1 in the streets .  

Cunt:nrnn:1tcd Soils 
0 If any of the fr11lowing conditions are 

obs1;rved, test for con larnina ti on and 
contact the Regional \Vater Quality 
Control Board : 
- (Jnusual soi l  condition s, discoloration,

or odor.
- Abandoned underground tank� .
- Abandon;;;d wei ls
- Buried b arrels. d ebris .. or trash .

Paving/.1\sphalt Worl<i: 

D Avoid navin g and seal coatin g i n  ivct ' � -

,vcathcr or ·when rain i s  forecast to 
prevent 111al0rials lhal have not curtd 
fron1 contacting stonnwater runoff. 

0 Cover stor111 drain inlets and 1na11holes 
when applying seal coat, tack coat, slurry 
seal, tbg seal , etc. 

□ Col lect and rc:cyclc or appropriate],,
d ispose of excess abrasive gravel or sand .
Do NOT sweep or  wash i t  into gut1ers .

0 Do not u se water to '..Va.sh do,,m fresh 
asphalt concrl3te pave1nent. 

Sawcutting & Asph.alt/C'oncrete Re1noval 
0 Protect n earh-i,.' storm drain inlets ,vhen 

saw culling o  Use Hiter fabri1.:., calch basin 
in1 el fi l l.ers. or p,ravel b a1:?,s io J.;.eeu �.;l ur.T"\! 

,, - <... .1 J 

out of the stonn dra in syste1n .
0 Shovel , abosorb. or vacuun1 �a,v-cn! 

s lurry and d ispose of all waste as soon 
as you are fin i shed in one location or at 
the end of eiwh \Vork day (whichever i s  
sooner ! ) .  

D If  sa,vcut slurry enters a catch b asin, clean 
it up inunediately. 

Concrete, Grout & l\·'10 1·tar

Application 

□ Store concrete, grout, and 1nortar :nvay
fron1 s tonn drains or wa1erways, and on
pal lets under cover to protect ihe1n _frorn
rain, runoiI, and \Vind .

□ 'v'..'ash or1t concr<Jic equipn1cnt/trncks 
otlsite or in a desh1nated washout 

�· 

area, where the water will llow into a 
k:1nporary waste pit, and in a 1nan11er 
that \Vil i  nrcvcnt lcach in2  into the 

L �• 

underlying soil or onto s urrounding areas. 
Let concrete hardcm and dispose of as 
garbage . 

D Vvlien wash ing exposed aggregate, 
prevent ,vashwaler fro1n entering s!onn 
drains .  Block anv in l ets and vacumn 

C 

2.uHers, hose 1-vaslnvater onto d ill areas, or � . . 

drain onto a benned s urfiice to be p urnped 
and dispos(;;)d of properly. 

Landscaping 

□ Protect stockpiled land,caping m ritoria l s
frorn wind and ra in hv stnrin0  then1 under .: ,__, 

tarps al l year-round. 
CJ S lack hagged materia l  on pallGfa and 

undGr cov0r. 
0 !Ji scon tiuue appl ication of any erodible 

landscape niaterial ,,,ithin 2 days before a 
forecast rain evm1t or during \Vet ,veathcT. 

Painting & Paint Rem o,Tal 

Painting {]canu11 and RcrrmY,d 
□ Never clean hni shcs or rinse paint

containers into a street �utter. ston11
drain, or stremn ,

, �� ,, 

D For ,vater-based pain ts, paint out brushes 
to the extent. possible, and rinse ini.o a 
drain that goes to the sanitarv se,ver. � � 

Never pour p aint do,vn a stonn drain .  
0 for oil-based pain ts, p aint out brushes to 

the extent possible and clean \Vith thinner 
or solvent i n  a proper container. Fi lter and 
reuse thinners and solvents . Dispose of 
execs� l iquids as hazardou,; ,vaste. 

□ Paint chips and dust fro111 non -hazardous
dry stripping m1d sand bl a�ting n1ay be  
s,vept up or collected i n  p lastic  drop 
cloths and disposed of as  trash. 

D Chemical paint stripping res idue  and chips 
and dust frrnn n1arine paints or paints 
eonmining lead, 111crc11ry, or Jributyllin 
n1ust he disposed. of as hazardous ,vaste. 
Lead b ased paint removal  requires a state­
certified contractor. 

Dewateri11g 
r · : 'llf, ' '>' '

'"'--···'··,'.1. "' J _; .,w-, 

. . i-,
,4'1" 

D Dis;;harges of groundwater or captured 
nmoff from de,vat'"ring operations nn1 st 
he properly 11umaged and disposed . \Vhen 
possib le  send de,vatcring discharg<:: to 
l andscaped area or sanitary sevver. If
discharging lo the sanitary se,ver cal l  your
local \Vaste\vater treattne:nt plant 

□ T)ivDrt nm-on \Vater from oftsit<� ,nva;/ 
fron1 all disturbed areas .

□ \Vb,Jn dcwatering, nc,tify and obtain
approval fh)tn the local n1unicipality
h·- i',·,r ·· ,1,· ,-sh ,· r"m· ,, \\ra1·e1· t ·, ··1 "'tr� - : <•t1·11�r_ V _, V \. ,:,i�v ....... d b !:::' .. ., L t ,:, t,.,�. ,. 0 - .__, 

(11· ·-· • , ,1,1n c·l ·t' "1 1· •1 F1" ] tr .. ' '1 1· ,->r1 n1· ,11· , ,,,1·•,; , ,,,.. , , •. , 1.� .. - . , .  ' ' i'. . .  !, • ., \, u .  ' ,., , ,  ... ' \  ....... , , .. J, , •• .r.� 

through a basin . tank, or sed in1cnt trap
1nay l1c required .

□ In areas of k110 \\11 or suspected
conta111ination, call your local agency to
detc11ninc whether the ground water must
be tested. Pumped groundwaler nu1y need
to he colleckd and luui.led olJ,. si te for
treaancnl mid propcr disposa l .
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