
COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  February 26, 2025 
 
TO: Planning Commission 
 
FROM: Planning Staff 
 
SUBJECT: Consideration of a Coastal Development Permit (CDP), Design Review 

Permit, and Grading Permit pursuant to Sections 6328.4, 6565.3, and 
9283, respectively, of the San Mateo County Zoning Regulations and 
Ordinance Code, for the construction of a new 2,193 sq. ft., one-story 
single-family residence with an attached 445 sq. ft. two-car garage, on an 
8,800 sq. ft., undeveloped, legal parcel (Certificate of Compliance, 
PLN2024-00012) located on Magellan Avenue in the unincorporated 
Miramar area of San Mateo County.  The project involves 490 cubic yards 
of cut and 415 cubic yards of fill, and no tree removal.  The CDP is not 
appealable to the California Coastal Commission. 

 
 County File Number:  PLN2024-00043 (Taffera) 
 
 
PROPOSAL 
 
The applicant proposes to construct a 2,193 sq. ft., one-story single-family residence 
with an attached 445 sq. ft. two-car garage, on an 8,800 sq. ft., undeveloped legal 
parcel.  The project involves 490 cubic yards of cut and 415 cubic yards of fill, and no 
tree removal.  The subject parcel fronts Magellan Avenue, an improved public roadway.  
The subject parcel is located in a residential neighborhood with single-family residences 
established to the northwest, northeast, and southeast of the parcel.  The parcels to the 
south, southwest, and north are undeveloped.  The proposed single-family residence is 
within the Cabrillo Highway County Scenic Corridor and will be visible from Cabrillo 
Highway. 
 
RECOMMENDATION 
 
That the Planning Commission approve the Coastal Development Permit, Design 
Review Permit, and Grading Permit, County File No. PLN2024-00043, by making the 
required findings and adopting the conditions of approval listed in Attachment A. 
 
BACKGROUND 
 
Report Prepared By:  Tiffany Gee, Project Planner, TGee@smcgov.org  
 

mailto:TGee@smcgov.org
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Applicant:  Anthony Taffera 
 
Owner:  Anthony R Taffera Trust 
 
Public Notification:  Ten (10) day advanced notification for the hearing was mailed to 
property owners within 300 feet of the project parcel and a notice for the hearing posted 
in a newspaper (San Mateo County Times) of general public circulation on February 15, 
2025. 
 
Location:  Magellan Avenue, unincorporated Miramar area of San Mateo County 
 
APN:  048-022-370 
 
Size:  8,800 square feet 
 
Existing Zoning:  R-1/S-94/DR/CD (One-Family Residential/S-94 Combining 
District/Design Review/Coastal Development) 
 
General Plan Designation:  Medium Low Density Residential 
 
Local Coastal Plan Designation:  Medium Low Density Residential 
 
Sphere-of-Influence:  Half Moon Bay 
 
Williamson Act:  Not contracted; not within an Agricultural Preserve. 
 
Existing Land Use:  Vacant lot 
 
Water Supply:  Coastside County Water District (CCWD).  The Coastside County Water 
District confirmed that there is one 3/4-inch (30 gpm) uninstalled priority water service 
connection assigned to APN 048-022-370, with the current owner of this water service 
connection on record with the District being Anthony and Sherri Taffera. 
 
Sewage Disposal:  Granada Community Services District (GCSD).  The Granada 
Community Services District reviewed the project and states that they are able to serve 
this parcel.  Due to the substandard parcel size and its location in Miramar, the owner 
has obtained a sewer permit variance approval from the Granada Community Services 
District. 
 
Flood Zone:  FEMA Flood Zone X (Area of Minimal Flood Hazard), Community Panel 
No. 06081C0252F, dated August 2, 2017. 
 
Environmental Evaluation:  The project is categorically exempt pursuant to Section 
15303, Class 3 Categorical Exemption, of the California Environmental Quality Act 
(CEQA) Guidelines for the construction and location of limited numbers of new, small 
facilities or structures, such as single-family residences in a residential zone. 
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Setting:  The subject parcel is undeveloped and located on Magellan Avenue, between 
The Crossways and Cabrillo Highway/Highway 1, within the S-94 zoning district of 
Miramar.  The adjacent parcels are a mix of undeveloped parcels and parcels 
developed with single-family residences. 
 
Chronology: 
 
Date  Action 
 
February 12, 2024 - Subject application for a Coastal Development Permit, Design 

Review Permit, and Grading Permit filed. 
 
April 3, 2024 - Application deemed complete. 
 
November 14, 2024 - Coastside Design Review Committee (CDRC) recommended 

approval to the Planning Commission. 
 
February 26, 2025 - Planning Commission public hearing. 
 
DISCUSSION 
 
A. KEY ISSUES 
 
 1. Conformance with the General Plan 
 

 Upon review of the applicable provisions of the General Plan, staff has 
determined that the project complies with the following General Plan 
Policies: 

 
a. Visual Quality Policies 

 
   Policy 4.15 (Appearance of New Development) regulates development 

to promote and enhance good design, site relationships, and other 
aesthetic considerations.  The proposed single-family residence is on 
a parcel located within a design review district.  The project was 
reviewed under and found to be in compliance with the Design Review 
Standards for One-Family Residential Development in the Midcoast by 
the CDRC at the regular meeting on November 14, 2024.  The 
project’s compliance with the applicable design review standards will 
be discussed further in Section A.4 of this report below. 

 
  b. Soil Resources Policies 
 
   Policy 2.17 (Regulate Development to Minimize Soil Erosion and 

Sedimentation) and 2.23 (Regulate Excavation, Grading, Filling and 
Land Clearing Activities Against Accelerated Soil Erosion) call for the 
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regulation of development in order to limit soil erosion and 
sedimentation on project sites.  The 905 cubic yards of grading 
proposed for this project is intended to accommodate leveling the 
house on a hillside parcel with 15 % grade.  The grading plans, 
drainage and erosion control plans, and the soils report (prepared by 
Sigma Prime Geosciences, Inc.) have been reviewed by the Drainage 
Section and the Geotechnical Section to determine project compliance 
with the County’s Grading Ordinance, subject to the conditions of 
approval indicated in Attachment A of this report. 

 
 2. Conformance with the Local Coastal Program 
 

 This project requires a CDP, pursuant to Section 6328.4 (Requirement for 
Coastal Development Permit) of the County Zoning Regulations, for new 
development outside of the Single-Family Residence Categorical Exclusion 
Area.  The site is not located within the Coastal Commission Appeals 
Jurisdiction and is a principally permitted use in the underlying zone, 
therefore, the CDP is not appealable to the Coastal Commission.  The site is 
located in the Cabrillo Highway County Scenic Corridor; the site does not 
contain sensitive habitat. 

 
Staff has determined that the project is in compliance with applicable Local 
Coastal Program (LCP) Policies, elaborated as follows: 

 
  a. Locating and Planning New Development 
 
   Policy 1.18 (Location of New Development) seeks to manage growth 

by directing new development to existing urban areas, discouraging 
urban sprawl, maximizing the efficiency of public facilities, services, 
and utilities, and promoting infill, as defined in Policy 1.20 (Definition of 
Infill) as the development of vacant land in urban areas that is 
subdivided and zoned for development at densities greater than one 
dwelling unit per 5 acres, and/or served by sewer and water.  The 
subject parcel is designated by the Local Coastal Plan for Medium 
Low Density Residential use, at a density of 2.1 to 6.0 dwelling units 
per acre.  The Coastside County Water District confirmed that a 
priority water connection is assigned to the parcel and GCSD 
confirmed their ability to provide sewer service to the parcel, in line 
with Policy 1.19 (Ensure Adequate Public Services and Infrastructure 
for New Development in Urban Areas), which requires that no permit 
for development in the urban area shall be approved unless it can be 
demonstrated that it will be served with adequate water supplies and 
wastewater treatment facilities.  The project is considered an infill 
project as it meets the density and utility requirements. 
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Policy 1.23 (Timing of New Housing Development in the Midcoast) 
limits the construction of new residential units in the Midcoast to no 
more than 40 per year.  Although very few building permits for new 
units have been issued in 2025 as of the print date of this report, the 
Department has received building permit applications to construct the 
71-unit Cypress Point affordable housing project in Moss Beach.  It is 
likely that these permits will be issued before the end of the calendar 
year.  Section d. of Policy 1.23 states that, ”If the number of issued 
building permits for any given year has reached the 40-unit maximum, 
building permits for affordable housing, including second dwelling 
units, may still be issued under the following circumstances:  (1) the 
units are “affordable” as defined by Section 6102.48.6 of the certified 
zoning regulations and subject to income and cost/rent restrictions for 
the life of the development; and (2) the growth rate average over the 
three-year period, that includes the year of building permit issuance 
and the following two years, does not exceed 40 units/year.”  
Therefore, the issuance of building permits for the Cypress Point 
project and the subject project will be timed to comply with Policy 1.23. 
 
Visual Resources 

 
   Policies 8.9(a) and 8.9(b) (Trees) require new development to 

minimize tree removal and to protect significant size (12-inch diameter 
or greater) trees per the Significant Tree ordinance.  The project 
involves no tree removal or trimming. 

 
   Policy 8.13 (Special Design Guidelines for Coastal Communities) 

establishes design guidelines for Montara, Moss Beach, El Granada, 
and Miramar.  The proposal complies with these guidelines as follows: 

 
   1. The project does not involve extensive grading; it includes 490 

cubic yards of cut and 415 cubic yards of fill to level the parcel.  
Section A.5 of this report discusses the grading proposed by this 
project, which is consistent with required findings for granting a 
grading permit. 

 
   2. The proposed colors have a natural appearance.  On November 

14, 2024, the CDRC reviewed the proposed exterior colors and 
materials and found that the project complies with design 
guidelines. 

 
   3. The proposed design uses pitched roofs, including a non-

reflective, gray shingle as the primary roof material.  On 
November 14, 2024, the CDRC reviewed the proposed roof 
design and found that the project complies with this guideline. 
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   4. The proposed residence is designed to be compatible with other 
residences in the area which are similar in color and design.  
The CDRC reviewed the project and found that the project 
complies with this guideline. 

 
   Policy 8.32 (Regulation of Scenic Corridors in Urban Areas) applies 

the regulations of the Design Review (DR) Zoning Ordinance.  The 
property is located in the Cabrillo Highway County Scenic Corridor in 
an area designated for single-family residential use, with residences 
located to the northwest, northeast, and southeast of the parcel.  As 
shown in Attachment E, the proposed residence will be minimally 
visible from Cabrillo Highway, with existing vegetation between the 
houses on Magellan Avenue and Cabrillo Highway.  Additionally, the 
project proposes a one-story single-family residence, which would 
minimize its visual impact compared to the two-story single-family 
residences in the vicinity. 

 
 3. Conformance with the Zoning Regulations 
 
  a. S-94 District 
 

 A summary of the proposal’s compliance with the property’s S-94 
Zoning District standards is provided in the following table. 

 
Development Standards 

Standard Required Proposed Complies? 
Minimum Building Site 10,000 sq. ft. 8,800 sq. ft. No* 
Minimum Lot Width 50 ft. 80 ft. Yes 
Maximum Lot Coverage 30% (2,640 sq. ft.) 30% (2,638 sq. ft.) Yes 
Maximum Floor Area 48% (4,224 sq. ft.) 30% (2,638 sq. ft.) Yes 
Minimum Front Setback 20 ft. 23 ft. Yes 
Minimum Rear Setback 20 ft. 33 ft. 7 in. Yes 
Minimum Side Yard Setbacks 10 ft. 10 ft. 6 in. left side 

11 ft. right side 
Yes 

Maximum Building Height 28 ft. 23 ft. 7.75 in. Yes 
Minimum Parking Spaces 2 2 Yes 
*Existing legal lot.  

 
   The project complies with applicable development standards, including 

but not limited to setbacks, maximum building height, maximum lot 
coverage, and maximum floor area of the S-94 Zoning District, as 
shown in the table above.  The parcel does not comply with the 
required minimum building site, however, as the parcel was 
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determined to be a legal lot through a Certificate of Compliance – 
Type A, under PLN2024-00012, this standard does not apply. 

 
 4. Conformance with Design Review District Standards 
 
  The CDRC considered the project at their regularly scheduled meeting on 

November 14, 2024.  At that meeting, the CDRC adopted the findings to 
recommend project approval (Attachment D), pursuant to the Design 
Review Standards for One-Family and Two-Family Residential Development 
in the Midcoast, Section 6565.20 of the San Mateo County Zoning 
Regulations, specifically elaborated as follows: 

 
  a. Section 6565.20(D)1c.  ELEMENTS OF DESIGN:  Second Stories, 

Facade Articulation:  Facade articulation shall be provided on all 
building sides and is subject to approval by the Design Review 
Committee.  The building’s facades are well articulated and 
proportioned, convey architectural interest, and break up walls to 
avoid appearing looming or massive. 

  b. Section 6565.20(D)3a.  ELEMENTS OF DESIGN: Roof Design, 
Massing and Design of Roof Forms:  The mass of a roof and how it is 
articulated into different shapes contributes to the character of a 
house.  The different roof lines provide an interest to the building form. 

 
  c. Section 6565.20(D)2c.  ELEMENTS OF DESIGN:  Architectural Styles 

and Features, Entries:  Front walkways, front doors and windows, and 
front porches that face the street make for safer neighborhoods by 
keeping “eyes on the street” and create a human-scaled appearance 
to a building.  Design front entries on a scale compatible with the 
other features of the house to maintain a residential rather than 
institutional or commercial appearance.  The house has a good 
display of entry and front door. 

 
  d. Additional Comment:  A neighbor indicated concern about road 

condition during construction.  The CDRC expressed that this is not in 
the purview of the CDRC but noted the issue in their recommendation 
letter.  Staff’s Response:  Magellan Avenue is a public right-of-way 
and therefore the applicant is required to obtain an encroachment 
permit from the County Department of Public Works for the project.  
Encroachment permits include special provisions to ensure the public 
roadway is maintained and protected in a manner that does not 
diminish its function as a public right-of-way during or after 
construction.  These provisions include, but are not limited to, 
provisions for traffic protection, construction standards, and roadway 
repair, restoration and maintenance; compliance with these provisions 
is overseen by the Department of Public Works.  
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 5. Conformance with the Grading Regulations 
 

 Staff’s recommendation to approve the project is based on findings pursuant 
to Section 9290 of the San Mateo County Ordinance Code as follows: 

 
  a. That the granting of the permit will not have a significant adverse 

impact on the environment. 
 
   The project site is not located within any areas of special biological 

significance or California Natural Diversity Database (CNDDB) 
locations.  The primary permitted use of the property is single-family 
residential, and the proposed grading is not excessive.  The project 
has been reviewed by the Drainage Section and the Geotechnical 
Section, who recommend conditions of approval to ensure compliance 
with applicable standards, and to mitigate any potential negative 
environmental impacts.  Additionally, the applicant submitted a 
biological report (Attachment F), which identified that riparian habitat is 
present approximately 70 feet south of the project but will be 
completely avoided, noting that the parcel is outside the prescribed 
buffer setback; and confirmed that no wetland habitat or any 
Environmentally Sensitive Habitat Areas (ESHA) were observed on or 
within 100 feet of proposed activities.  Therefore, the project will not 
encroach upon a riparian area or sensitive habitat buffer zone 
regulated under the Sensitive Habitats chapter of the LCP.  However, 
out of precaution, the report provided recommended best practice 
measures that have been included as conditions of approval. 

 
  b. That the project conforms to the criteria of Chapter 5, Division VII, of 

the County Ordinance Code, including the standards referenced in 
Section 9296. 

 
   The Drainage Section, Geotechnical Section, and Coastside Fire 

Protection District have reviewed the plans, including the erosion, 
sediment and dust control plans, and a soils report submitted for the 
project.  All have conditionally approved the project.  Conditions of 
approval have been included which require final plans, including a 
driveway plan and profile, at the building permit phase, and address 
fire safety and timing of grading activity. 

 
  c. That the project is consistent with the General Plan. 
 
   As elaborated in Section A.1 of this report, the project complies with 

the applicable General Plan Policies. 
 
B. MIDCOAST COMMUNITY COUNCIL 



9 

 
 Planning staff referred the project to the Midcoast Community Council (MCC).  

The MCC confirmed they had no comments and noted that much of the 
landscaping is non-native and that they appreciate the plans for Dark Sky lighting.  

 
C. ENVIRONMENTAL REVIEW 
 
 This project is categorically exempt from environmental review, pursuant to the 

California Environmental Quality Act (CEQA) Guidelines Section 15303, Class 3 
Categorical Exemption, relating to the construction and location of limited 
numbers of new, small facilities or structures, such as single-family residences in 
a residential zone. 

 
D. REVIEWING AGENCIES 
 

Drainage Section 
Geotechnical Section 
Department of Public Works 
Coastside Fire Protection District 
Coastside County Water District 
Granada Community Services District 
California Coastal Commission 
Midcoast Community Council 
City of Half Moon Bay 

 
ATTACHMENTS 
 
A. Recommended Findings and Conditions of Approval 
B. Vicinity Map 
C. Project Plans 
D. Coastside Design Review Committee Recommendation Letter 
E. Street View from Cabrillo Highway 
F. Biological Report 
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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:  PLN2024-00043 Hearing Date:  February 26, 2025 
 
Prepared By: Tiffany Gee, Project Planner For Adoption By:  Planning Commission 
 
 
RECOMMENDED FINDINGS 
 
Regarding the Environmental Review, Find: 
 
1. That the proposed project is categorically exempt from environmental review, 

pursuant to the California Environmental Quality Act (CEQA) Guidelines Section 
15303, Class 3 Categorical Exemption, relating to the construction and location of 
limited numbers of new, small facilities or structures, such as single-family 
residences in a residential zone. 

 
Regarding the Coastal Development Permit (CDP), Find: 
 
2. That the project, as described in the application and accompanying materials 

required by Section 6328.7 and as conditioned in accordance with Section 
6328.14, conforms to the plans, policies, requirements, and standards of the San 
Mateo County Local Coastal Program.  Specifically, the project complies with 
policies regarding infill development, timing of new housing development in the 
Midcoast, minimization of tree removal, design review standards, and utility 
connections. 

 
3. That the project is not located between the nearest public road and the sea, or the 

shoreline of Pescadero Marsh, and therefore the public access and public 
recreation policies of Chapter 3 of the Coastal Act of 1976 (commencing with 
Section 30200 of the Public Resources Code) do not apply to the project.  

 
4. That, with the approval of this project, the number of building permits for the 

construction of single-family residences issued in the calendar year would not 
exceed the limit established by LCP Policy 1.23.  Although very few building 
permits for new units have been issued in 2025 as of the print date of this report, 
the Department has received building permit applications to construct the 71-unit 
Cypress Point affordable housing project in Moss Beach.  However, the issuance 
of building permits for the Cypress Point project and the subject project will be 
timed to comply with Policy 1.23. 
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5. That the project conforms to the specific findings required by policies of the San 

Mateo County Local Coastal Program as discussed in Section A.2 of the staff 
report dated February 26, 2025. 

 
Regarding the Design Review, Find: 
 
6. That the project, as proposed and conditioned, has been reviewed and found to 

be in compliance with the Design Review Standards for One-Family and Two-
Family Residential Development in the Midcoast, Section 6565.20 of the San 
Mateo County Zoning Regulations, specifically elaborated as follows: 

 
a. Section 6565.20(D)1c. ELEMENTS OF DESIGN: Second Stories, Facade 

Articulation: Facade articulation shall be provided on all building sides and is 
subject to approval by the Design Review Committee.  The building’s 
facades are well articulated and proportioned, convey architectural interest, 
and break up walls to avoid appearing looming or massive. 

 
 b. Section 6565.20(D)3a. ELEMENTS OF DESIGN: Roof Design, Massing and 

Design of Roof Forms: The mass of a roof and how it is articulated into 
different shapes contributes to the character of a house.  The different roof 
lines provide an interest to the building form. 

 
 c. Section 6565.20(D)2c. ELEMENTS OF DESIGN: Architectural Styles and 

Features, Entries: Front walkways, front doors and windows, and front 
porches that face the street make for safer neighborhoods by keeping “eyes 
on the street” and create a human-scaled appearance to a building.  Design 
front entries on a scale compatible with the other features of the house to 
maintain a residential rather than institutional or commercial appearance.  
The house has a good display of entry and front door. 

 
Regarding the Grading Permit, Find: 
 
7. That the granting of the permit will not have a significant adverse impact on the 

environment.  The primary permitted use of the property is single-family 
residential, and the proposed grading is not excessive.  The project site is not 
located within any areas of special biological significance or California Natural 
Diversity Database (CNDDB) locations.   The project has been reviewed by the 
Drainage Section and the Geotechnical Section, who recommend conditions of 
approval to ensure compliance with applicable standards, and to mitigate any 
potential negative environmental impacts.  Additionally, the applicant prepared a 
biological report, which identified that riparian habitat is present approximately 70 
feet south of the project but will be completely avoided, noting that the parcel is 
outside the prescribed buffer setback; and confirmed that no wetland habitat or 
any ESHA were observed on or within 100 feet of proposed activities.  Therefore, 
the project will not encroach upon a riparian area or sensitive habitat buffer zone 
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regulated under the Sensitive Habitats chapter of the Local Coastal Program.  
However, out of precaution, recommended best practice measures have been 
included as conditions of approval. 

 
8. That the project conforms to the criteria of Chapter 5, Division VII, San Mateo 

County Code, including the standards referenced in Section 9296.  The Drainage 
Section, Geotechnical Section, and Coastside Fire Protection District have 
reviewed the plans, including the erosion, sediment and dust control plans, and a 
soils report submitted for the project.  All have conditionally approved the project.  
Conditions of approval have been included which require final plans, including a 
driveway plan and profile, at the building permit phase, and address fire safety 
and timing of grading activity. 

 
9. That the project is consistent with the General Plan.  As proposed and 

conditioned, the project complies with General Plan Policies 2.23 (Regulate 
Excavation, Grading, Filling, and Land Clearing Activities Against Accelerated Soil 
Erosion) and 2.17 (Erosion and Sedimentation), among other policies discussed in 
the staff report dated February 26, 2025. 

 
RECOMMENDED CONDITIONS OF APPROVAL 
 
Current Planning Section 
 
1.  The project shall be constructed in compliance with the plans as approved by the 

Planning Commission on February 26, 2025, and as reviewed by the Coastside 
Design Review Committee on November 14, 2024.  Any changes or revisions to 
the approved plans are subject to review and approval by the Director of Planning 
and Building.  Minor adjustments to project design may be approved by the 
Design Review Officer if they are consistent with the intent of and are in 
substantial conformance with this approval.  Alternatively, the Design Review 
Officer may refer consideration of the revisions to the Coastside Design Review 
Committee, with applicable fees to be paid. 

 
2. The Coastal Development Permit, Design Review Permit, and Grading Permit 

approvals shall be valid for five (5) years from the date of final approval in which 
time a building permit shall be issued, and a completed inspection (to the 
satisfaction of the building inspector) shall have occurred within 180 days of its 
issuance.  An extension of these approvals will be considered upon written 
request and payment of the applicable fees sixty (60) days prior to the permits’ 
expiration. 

 
3. The applicant shall include a copy of the approval letter with conditions of approval on 

the top pages of the building plans. 
 
4. The applicant shall provide “finished floor elevation verification” to certify that the 

structure is actually constructed at the height shown on the submitted plans.  The 
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applicant shall have a licensed land surveyor or engineer establish a baseline 
elevation datum point in the vicinity of the construction site: 

 
a. The applicant shall maintain the datum point so that it will not be disturbed 

by the proposed construction activities until final approval of the building 
permit. 

 
 b. This datum point and its elevation shall be shown on the submitted site plan.  

This datum point shall be used during construction to verify the elevation of 
the finished floors relative to the existing natural or to the grade of the site 
(finished grade). 

 
 c. Prior to the Planning Department approval of the building permit application, 

the applicant shall also have the licensed land surveyor or engineer indicate 
on the construction plans:  (1) the natural grade elevations at the significant 
corners (at least four) of the footprint of the proposed structure on the 
submitted site plan, and (2) the elevations of proposed finished grades. 

 
 d. In addition, (1) the natural grade elevations at the significant corners of the 

proposed structure, (2) the finished floor elevations, (3) the topmost 
elevation of the roof, and (4) the garage slab elevation must be shown on 
the plan, elevations, and cross-section (if one is provided). 

 
 e. Once the building is under construction, prior to the below floor framing 

inspection or the pouring of the concrete slab (as the case may be) for the 
lowest floor(s), the applicant shall provide to the Building Inspection Section 
a letter from the licensed land surveyor or engineer certifying that the lowest 
floor height, as constructed, is equal to the elevation specified for that floor 
in the approved plans.  Similarly, certifications on the garage slab and the 
topmost elevation of the roof are required. 

 
 f. If the actual floor height, garage slab, or roof height, as constructed, is 

different than the elevation specified in the plans, then the applicant shall 
cease all construction and no additional inspections shall be approved until 
a revised set of plans is submitted to and subsequently approved by both 
the Building Official and the Director of Planning and Building. 

 
5. The property owner shall adhere to the San Mateo Countywide Stormwater 

Pollution Prevention Program “General Construction and Site Supervision 
Guidelines,” including, but not limited to, the following: 

 
a. Delineation with field markers of clearing limits, easements, setbacks, 

sensitive or critical areas, buffer zones, trees, and drainage courses within 
the vicinity of areas to be disturbed by construction and/or grading. 
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 b. Protection of adjacent properties and undisturbed areas from construction 
impacts using vegetative buffer strips, sediment barriers or filters, dikes, 
mulching, or other measures as appropriate. 

 
 c. Performing clearing and earth-moving activities only during dry weather. 
 
 d. Stabilization of all denuded areas and maintenance of erosion control 

measures continuously between October 1 and April 30. 
 
 e. Storage, handling, and disposal of construction materials and wastes 

properly, so as to prevent their contact with stormwater. 
 
 f. Removing spoils promptly, and avoiding stockpiling of fill materials, when 

rain is forecast.  If rain threatens, stockpiled soils and other materials shall 
be covered with a tarp or other waterproof material. 

 
 g. Control and prevention of the discharge of all potential pollutants, including 

pavement cutting wastes, paints, concrete, petroleum products, chemicals, 
wash water or sediments, and non-stormwater discharges to storm drains 
and watercourses. 

 
 h. Use of sediment controls or filtration to remove sediment when dewatering 

site and obtain all necessary permits. 
 
 i. Avoiding cleaning, fueling, or maintaining vehicles on-site, except in a 

designated area where wash water is contained and treated. 
 
 j. Limiting and timing application of pesticides and fertilizers to prevent 

polluted runoff. 
 
 k. Limiting construction access routes and stabilization of designated access 

points. 
 
 l. Avoiding tracking dirt or other materials off-site; cleaning off-site paved 

areas and sidewalks using dry sweeping methods. 
 
 m. Training and providing instruction to all employees and subcontractors 

regarding the Watershed Protection Maintenance Standards and 
Construction Best Management Practices. 

 
 n. Additional Best Management Practices, in addition to those shown on the 

plans may be required by the Building Inspector to maintain effective 
stormwater management during construction activities.  Any water leaving 
the site shall be clear and running slowly at all times. 

 



15 

 o. Failure to install or maintain these measures will result in stoppage of 
construction until the corrections have been made and fees paid for staff 
enforcement time. 

 
6. All new power and telephone utility lines from the street or nearest existing utility 

pole to the dwelling and/or any other structure on the property shall be placed 
underground. 

 
7. The applicant shall apply for a building permit and shall adhere to all requirements 

from the Building Inspection Section, Drainage Section, Geotechnical Section, 
Department of Public Works, Coastside County Water District, Granada 
Community Services District, and Coastside Fire Protection District. 

 
8. No site disturbance shall occur, including any vegetation removal, until a building 

permit has been issued. 
 
9. To reduce the impact of construction activities on neighboring properties, comply 

with the following: 
 

a. All debris shall be contained on-site; a dumpster or trash bin shall be 
provided on-site during construction to prevent debris from blowing onto 
adjacent properties.  The applicant shall monitor the site to ensure that trash 
is picked up and appropriately disposed of daily. 

 
 b. The applicant shall remove all construction equipment from the site upon 

completion of the use and/or need of each piece of equipment which shall 
include but not be limited to tractors, back hoes, cement mixers, etc. 

 
 c. The applicant shall ensure that no construction-related vehicles shall 

impede through traffic along the right-of-way on Magellan Avenue.  All 
construction vehicles shall be parked on-site outside the public right-of-way 
or in locations which do not impede safe access on the street.  There shall 
be no storage of construction vehicles in the public right-of-way. 

 
10. The exterior color samples submitted to the CDRC are conditionally approved.  

Color verification shall occur in the field after the applicant has applied the 
approved materials and colors but before a final inspection has been scheduled. 

 
11. All exterior lighting shall be downward directed, shielded, and be maintained to 

prevent glare in the surrounding area.  All proposed exterior lighting (design 
manufacturer’s “cut sheets”) shall be reviewed and approved by the Planning 
Department prior to the issuance of a building permit. 

 
12. 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 
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prohibited on Sundays, Thanksgiving and Christmas (San Mateo County 
Ordinance Code Section 4.88.360). 

 
13. Installation of the approved landscape plan is required prior to final inspection. 
14. At the building permit application stage, the project shall demonstrate compliance 

with the Water Efficient Landscape Ordinance (WELO) and provide required 
forms.  The Water Efficient Landscape Ordinance applies to new landscape 
projects equal to or greater than 500 square feet.  A prescriptive checklist is 
available as a compliance option for projects under 2,500 sq. ft. WELO also 
applies to rehabilitated landscape projects equal to or greater than 2,500 square 
feet.  The following restrictions apply to projects using the prescriptive checklist: 

 
a. Compost:  Project must incorporate compost at a rate of at least four (4) 

cubic yards per 1,000 sq. ft. to a depth of 6 inches into landscape area 
(unless contra-indicated by a soil test). 

 
 b. Plant Water Use (Residential):  Install climate adapted plants that require 

occasional, little or no summer water (average WUCOLS plant factor 0.3) for 
75 % of the plant area excluding edibles and areas using recycled water. 

 
 c. Mulch:  A minimum 3-inch layer of mulch should be applied on all exposed 

soil surfaces of planting areas, except in areas of turf or creeping or rooting 
groundcovers. 

 
 d. Turf:  Total turf area shall not exceed 25 %of the landscape area.  Turf is not 

allowed in non-residential projects.  Turf (if utilized) is limited to slopes not 
exceeding 25 % and is not used in parkways less than 10 feet in width.  
Turf, if utilized in parkways is irrigated by sub-surface irrigation or other 
technology that prevents overspray or runoff. 

 
 e. Irrigation System:  The property shall certify that Irrigation controllers use 

evapotranspiration or soil moisture data and utilize a rain sensor; Irrigation 
controller programming data will not be lost due to an interruption in the 
primary power source; and areas less than 10 feet in any direction utilize 
sub-surface irrigation or other technology that prevents overspray or runoff. 

 
15. No grading shall be allowed during the wet weather season (October 1 through 

April 30) to avoid increased potential soil erosion, unless the applicant applies for 
an Exception to the Winter Grading Moratorium and the Director of Planning and 
Building grants the exception.  Exceptions will only be granted if dry weather is 
forecasted during scheduled grading operations, and the erosion control plan 
includes adequate winterization measures (amongst other determining factors). 

 
16. No grading activities shall commence until the property owner has been issued a 

grading permit (issued as the “hard card” with all necessary information filled out 
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and signatures obtained) by the Current Planning Section.  A grading hard card 
shall only be issued concurrently with the associated building permit. 

 
17. Prior to any land disturbance and throughout the grading operation, the property 

owner shall implement the Erosion Control Plan, as prepared and signed by the 
engineer of record dated October 26, 2023.  Revisions to the approved erosion 
control plan shall be prepared and signed by the engineer and submitted to the 
Director of Planning and Building for review and approval. 

 
18. The applicant shall include a final erosion and sediment control plan to comply 

with the County’s Erosion Control Guidelines on the plans submitted for the 
building permit.  This plan shall identify the type and location of erosion control 
measures to be installed upon the commencement of construction in order to 
maintain the stability of the site and prevent erosion and sedimentation off-site. 

 
19. Prior to issuance of the grading permit “hard card,” the property owner shall 

submit a schedule of all grading operations, subject to review and approval by the 
Current Planning Section.  The submitted schedule shall include a schedule for 
winterizing the site.  All submitted schedules shall represent the work in detail and 
shall project the grading operations through to completion. 

 
20. It shall be the responsibility of the engineer of record to regularly inspect the 

erosion control measures for the duration of all grading remediation activities, 
especially after major storm events, and determine that they are functioning as 
designed and that proper maintenance is being performed.  Deficiencies shall be 
immediately corrected, as determined by, and implemented under the observation 
of, the engineer of record. 

 
21. For the final approval of the grading permit, the property owner shall ensure the 

performance of the following activities within thirty (30) days of the completion of 
grading at the project site:  (a) The engineer shall submit written certification, that 
all grading has been completed in conformance with the approved plans, 
conditions of approval/mitigation measures, and (b) the geotechnical consultant 
shall observe and approve all applicable work during construction and sign 
Section II of the Geotechnical Consultant Approval Form, for submittal to the  
Planning and Building Department’s Geotechnical Engineer and Current Planning 
Section. 

 
22. The provisions of the San Mateo County Grading Ordinance shall govern all 

grading on and adjacent to this site.  Per San Mateo County Ordinance Section 
9296.5, all equipment used in grading operations shall meet spark arrester and 
firefighting tool requirements, as specified in the California Public Resources 
Code. 
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23. The engineer who prepared the approved grading plan shall be responsible for the 
inspection and certification of the grading as required by Section 9297 of the 
Grading Ordinance.  The engineer’s responsibilities shall include those relating to 
non-compliance detailed in Section 9297.4 of the Grading Ordinance. 

24. All new power and telephone utility lines shall be placed underground. 
 
25. Prior to the issuance of a building permit, the applicant shall pay the applicable 

Midcoast Park and Recreation Development fees, pursuant to County Ordinance 
Code Chapter 2.64.  These fees apply to new residential development in the 
midcoast area of the County, including but not limited to Miramar.  The impact 
fees shall be assessed at $2.05 per sq. ft. of assessable space, as of January 1, 
2025.  This fee rate increases annually, and the applicable fee amount due is 
based on the rate at the time of assessment to the building permit (prior to 
issuance). 

 
26. Best management practices shall be employed to minimize the risk of fluids or 

other materials used during construction (e.g., oils, transmission and hydraulic 
fluids, cement, fuel) from contaminating nearby riparian habitats.  Erosion control 
measures, such as installation of non-monofilament straw wattles, shall be 
implemented between the boundary of the Project Study Area and riparian habitat 
to prevent runoff into areas designated as Environmentally Sensitive Habitat 
Areas. 

 
27. Stockpiling of materials, including portable equipment, vehicles, and supplies 

(e.g., chemicals), shall be restricted to the designated construction staging areas; 
refueling of any vehicles or equipment should be done at least 100 feet away from 
riparian habitat. 

 
28. Tightly woven fiber netting or similar material shall be used for erosion control or 

other purposes to ensure wildlife species do not get trapped.  Plastic 
monofilament netting (erosion control matting) rolled erosion control products, or 
similar material shall not be used.  Acceptable substitutes include coconut coir 
matting or tackified hydroseeding compounds. 

 
29. Environmental awareness training shall be provided to all construction crew prior 

to the start of work.  Training will include a description of all biological resources 
that may be found on or near the Project Study Area, the laws and regulations that 
protect those resources, the consequences of non-compliance with those laws 
and regulations, instructions for inspecting equipment each morning prior to 
activities, and a contact person if protected biological resources are discovered on 
the Project Study Area. 

 
30. A pre-construction survey for California Red Legged Frog (CRLF) shall be 

conducted within 48 hours of ground disturbing activities.  Non-listed species, if 
found, may be relocated to suitable habitat outside the Project Study Area.  If 
CRLF is found, work shall be halted, and the U.S. Fish and Wildlife Services 
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(USFWS) contacted.  If possible, the frog should be allowed to leave the area on 
its own.  If the frog does not leave on its own, all work shall remain halted until the 
USFWS issues a biological opinion or provides authorization for work to resume. 
 

31. Pre-construction surveys for nesting birds (including Allen’s hummingbird) and 
raptors are necessary if construction-related activities are initiated during the 
period between February 1 to August 31, to avoid impacts to these species.  If 
work must be performed during the nesting season, a pre-construction nesting 
bird survey shall be performed in all accessible habitats within 250 feet of 
proposed activities.  If nests are found, an appropriately sized no-disturbance 
buffer shall be placed around the nest at the direction of the qualified biologist 
conducting the survey.  Buffers shall remain in place until all young have fledged, 
or the biologist has confirmed that the nest has been naturally predated. 

 
Building Inspection Section 
 
32. A building permit shall be obtained for the proposed construction. 
 
Drainage Section 
 
33. The project shall comply with the County’s drainage policy to prevent stormwater 

from flowing across property lines.  For projects that trigger size and/or slope 
thresholds, prior to the issuance of the building permit or planning permit for new 
residential development, the applicant shall have prepared, by a registered civil 
engineer, a drainage analysis of the proposed project and submit it to the 
Planning and Building Department for review and approval.  The drainage 
analysis shall consist of a written narrative and a plan.  The flow of the stormwater 
onto, over, and off of the property shall be detailed on the plan and shall include 
adjacent lands as appropriate to clearly depict the pattern of flow.  The analysis 
shall detail the measures necessary to certify adequate drainage.  Post-
development flows and velocities shall not exceed those that existed in the pre-
developed state.  Recommended measures shall be designed and included in the 
improvement plans and submitted to the Department of Public Works and 
Planning and Building Department for review and approval. 

 
34. A final C.3 and C.6 Development Review Checklist, drainage analysis/drainage 

report, and drainage plan prepared by a registered Civil Engineer shall be 
provided at the time of building permit submittal. 

 
35. Advisory Comment:  Based on the information received, this project is classified 

as a “Prescriptive” drainage project.  It is possible that new or additional 
information provided under the building permit submittal could advance the project 
classification.  To avoid delays or additional plan review cycles, please reference 
the San Mateo County Drainage Manual (SMCDM) online at: 
https://planning.smcgov.org/drainage-manual. 

 

https://planning.smcgov.org/drainage-manual
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Geotechnical Section 
 
36. The applicant shall submit final plans and geotechnical report for review under the 

building permit and shall comply with all geotechnical requirements prior to permit 
issuance. 

 
Department of Public Works 
 
37. Prior to the issuance of the building permit or planning permit (if applicable), the 

applicant shall submit a driveway "Plan and Profile," to the Department of Public 
Works, showing the driveway access to the parcel (garage slab) complying with 
County Standards for driveway slopes (not to exceed 20%) and to County 
Standards for driveways (at the property line) being the same elevation as the 
center of the access roadway.  When appropriate, as determined by the 
Department of Public Works, this plan and profile shall be prepared from 
elevations and alignment shown on the roadway improvement plans.  The 
driveway plan shall also include and show specific provisions and details for both 
the existing and the proposed drainage patterns and drainage facilities. 

 
38. No proposed construction work within the County right-of-way shall begin until 

County requirements for the issuance of an encroachment permit, including 
review of the plans, have been met and an encroachment permit issued.  The 
applicant shall contact a Department of Public Works Inspector 48 hours prior to 
commencing work in the right-of-way. 

 
39. Prior to the issuance of the building permit, the applicant shall be required to 

provide payment of "roadway mitigation fees" based on the square footage 
(assessable space) of the proposed building per Ordinance No.3277. 

 
Coastside Fire Protection District 
 
Fire Department Access: 
 
40. CFC 2022 Section 505.1.1 [Added] - New residential buildings shall have 

internally illuminated address numbers contrasting with the background so as to 
be seen from the public way fronting the building.  Residential address numbers 
shall be at least six feet above the finished surface.  Where buildings are located 
remotely to the public roadway, additional signage at the driveway/roadway 
entrance leading to the building and/or on each individual building shall be 
required by the Coastside Fire Protection District.  This remote signage shall 
consist of a 6-inch by 18-inch green reflective metal sign with 4-inch reflective 
numbers and letters similar to Hy-Ko 911 or equivalent. 

 
Temporary address numbers shall be posted prior to combustible materials being 
placed on site. 
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41. CFC 2022 Section 503.1.1 [Amended] - Approved fire apparatus access roads 
shall be provided for every facility, building or portion of a building hereafter 
constructed or moved into or within the jurisdiction.  The fire apparatus access 
road shall comply with the requirements of this section and shall extend to within 
150 feet (45,720 mm) of all portions of the facility and all portions of the exterior 
walls of the first story of the building as measured by an approved route around 
the exterior of the building or facility. 

 
Exceptions:  The fire code official is authorized to increase the dimension of 150 
feet (45 720 mm) where any of the following conditions occur: 

 
 a. The building is equipped throughout with an approved automatic sprinkler 

system installed in accordance with Section 903.3.1.1, 903.3.1.2 or 
903.3.1.3. 

 
 b. Fire apparatus access roads cannot be installed because of location on 

property, topography, waterways, nonnegotiable grades or other similar 
conditions, and an approved alternative means of fire protection is provided. 

 
 c. There are not more than two Group R-3 or Group U occupancies. 
 
 d. Were approved by the fire code official, fire apparatus access roads shall be 

permitted to be exempted or modified for solar photovoltaic power 
generation facilities and unmanned cellular sites. 

 
42. CFC 2022 Section 503.2.3 - Fire apparatus access roads shall be designed and 

maintained to support the imposed loads of fire apparatus and shall be surfaced 
so as to provide all-weather driving capabilities. 

 
43. CFC 2022 Section 503.2.5 - Dead-end fire apparatus access roads in excess of 

150 feet (45 720 mm) in length shall be provided with an approved area for turning 
around fire apparatus.  Turn-around areas for fire apparatus within Coastside Fire 
Protection District jurisdiction must comply with CFC 2022 Appendix D. 

 
44. CFC 2022 Section 503.3.1 [added] - The designation shall be indicated (1) by a 

sign posted immediately adjacent to, and visible from, the designated place clearly 
stating in letters not less than one-inch in height that the place is a fire lane, (2) by 
outlining or painting the place in red and, in contrasting color, marking the place 
with the words “FIRE LANE”, which are clearly visible from a vehicle, or (3) by a 
red curb or red paint on the edge of the roadway upon which is clearly marked the 
words “FIRE LANE”. 

 
45. CFC 2022 Section 503.2.6 [Amended] - Where a bridge or an elevated surface is 

part of a fire apparatus access road, the bridge shall be constructed and 
maintained in accordance with AASHTO HS-20 (25 ton). Bridges and elevated 
surfaces shall be designed for a live load sufficient to carry the imposed loads of 
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fire apparatus.  Vehicle load limits, certified by an engineer, shall be posted at 
both entrances to bridges.  Where elevated surfaces designed for emergency 
vehicle use are adjacent to surfaces which are not designed for such use, 
approved barriers, approved signs or both shall be installed and maintained.  The 
Fire Marshal may allow the width to be reduced for a bridge providing access to 
R-3 and/or U occupancies and lands used primarily for agricultural purposes or 
recreation. 

 
46. CFC 2022 Section 503.2.7 - The grade of the fire apparatus access road shall be 

within the limits established by the fire code official based on the fire department’s 
apparatus. 

 
Grading must comply with Coastside Fire Protection District Standard Detail R-
001. 

 
47. CFC 2022 Section 506.1.3 [Added] - When required by the Coastside Fire 

Protection District, a Knox Box of the size and type designated shall be mounted 
on the building near the main entrance and shall be located a minimum of 60 
inches and not higher than 72 inches above the finished floor, in a location 
approved by the fire code official.  Additional Knox Boxes may be required at rear 
entrances to buildings.  Knox padlocks or Knox Gate Switches may be required at 
any access as specified by the fire code official. 

 
48. CFPD Standard R-001 - Gates shall be a minimum of 2-feet wider than the 

roadway they serve.  Overhead gate structures shall have a minimum of 15 1/2-
feet of vertical clearance.  Locked gates shall be provided with a Knox Box or 
Knox Padlock for fire department access.  Electric gates shall be provided with a 
Knox Gate Switch and automatically open during power failures, unless equipped 
with manual override capability that is approved by Coastside Fire Protection 
District.  Gates providing Fire access to a driveway or other roadway shall be 
located at least 35-feet from the primary road or street and shall open to allow a 
vehicle to stop without obstructing traffic on the adjoining roadway. 

 
Smoke Alarms and Egress: 
 
49. CFC 2022 Section 907.2.11 - Listed single- and multiple-station smoke alarms 

complying with UL 217 shall be installed in accordance with Sections 907.2.11.1 
through 907.2.11.7 and NFPA 72. 

 
Exception:  For Group R occupancies.  A fire alarm system with smoke detectors 
located in accordance with this section may be installed in lieu of smoke alarms.  
Upon actuation of the detector, only those notification appliances in the dwelling 
unit or guest room where the detector is actuated shall activate. 
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50. CFC 2022 Section 907.2.11.2 - Single or multiple-station smoke alarms shall be 
installed and maintained in Groups R-2, R-2.1, R-2.2, R-3, R-3.1 and R-4 
regardless of occupant load at all of the following locations: 

 
a. On the ceiling or wall outside of each separate sleeping area in the 

immediate vicinity of bedrooms. 
 
 b. In each room used for sleeping purposes. 
 
 c. In each story within a dwelling unit, including basements but not including 

crawl spaces and uninhabitable attics.  In dwellings or dwelling units with 
split levels and without an intervening door between the adjacent levels, a 
smoke alarm installed on the upper level shall suffice for the adjacent lower 
level provided that the lower level is less than one full story below the upper 
level. 

 
 d. In a Group R-3.1 occupancies, in addition to the above, smoke alarms shall 

be provided throughout the habitable areas of the dwelling unit except 
kitchens. 

 
51. CFC 2022 Section 907.2.11.5 - Where more than one smoke alarm is required to 

be installed within an individual dwelling unit or sleeping unit in Group R 
occupancies, the smoke alarms shall be interconnected in such a manner that the 
activation of one alarm will activate all of the alarms in the individual unit.  Physical 
interconnection of smoke alarms shall not be required where listed wireless 
alarms are installed and all alarms sound upon activation of one alarm.  The alarm 
shall be clearly audible in all bedrooms over background noise levels with all 
intervening doors closed. 

 
52. CFC 2022 Section 907.2.11.6 - In new construction, and in newly classified Group 

R-3.1 occupancies, required smoke alarms shall receive their primary power from 
the building wiring where such wiring is served from a commercial source and 
shall be equipped with a battery backup.  Smoke alarms with integral strobes that 
are not equipped with battery back-up shall be connected to an emergency 
electrical system in accordance with Section 1203.  Smoke alarms shall emit a 
signal when the batteries are low.  Wiring shall be permanent and without a 
disconnecting switch other than as required for overcurrent protection. 

 
Exception:  Smoke alarms are not required to be equipped with battery backup 
where they are connected to an emergency electrical system that complies with 
Section 603. 
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53. CFC 2022 Section 1031.3.1 - Emergency escape and rescue openings shall have 
a minimum net clear opening of 5.7 square feet (0.53 m2). 

 
Exception:  The minimum net clear opening for grade-floor emergency escape 
and rescue openings shall be 5 square feet (0.46 m2). 

 
54. CFC 2022 Section 1031.3.2 - The minimum net clear opening height dimension 

shall be 24 inches (610 mm).  The minimum net clear opening width dimension 
shall be 20 inches (508 mm).  The net clear opening dimensions shall be the 
result of normal operation of the opening. 

 
55. CFC 2022 Section 1031.3.3 - Emergency escape and rescue openings shall have 

the bottom of the clear opening not greater than 44 inches (1118 mm) measured 
from the floor. 

 
56. CFC 2022 Section 1031.4 - Where a door is provided as the required emergency 

escape and rescue opening, it shall be a swinging door or a sliding door. 
 
57. CRC 2022 Section R311.2 - Not less than one egress door shall be provided for 

each dwelling unit.  The egress door shall be side-hinged and shall provide a clear 
width of not less than 32 inches (813 mm) where measured between the face of 
the door and the stop, with the door open 90 degrees (1.57 rad).  The clear height 
of the door opening shall be not less than 78 inches (1981 mm) in height 
measured from the top of the threshold to the bottom of the stop.  Other doors 
shall not be required to comply with these minimum dimensions.  Egress doors 
shall be readily openable from inside the dwelling without the use of a key or 
special knowledge or effort. 

 
Water Tanks or Sources: 
 
58. CFC 2022 Section 507.1 - An approved water supply capable of supplying the 

required fire flow for fire protection shall be provided to premises on which 
facilities, buildings or portions of buildings are hereafter constructed or moved into 
or within the jurisdiction. 

 
59. CFC 2022 Section 507.2.1 - Private fire service mains and appurtenances shall be 

installed in accordance with NFPA 24 as amended in Chapter 80. 
 
60. CFC 2022 Section 507.2.2 - Water tanks for private fire protection shall be 

installed in accordance with NFPA 22. 
 
61. CFC 2022 Section B105.1 - The minimum fire-flow and flow duration requirements 

for one- and two-family dwellings, Group R-3 and R-4 buildings and townhouses 
shall be as specified in Tables B105.1(1) and B105.1(2). 

 
Required Fire Flow:  500 GPM for 30 min. 
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62. CFC 2022 Section B105.3 - For buildings equipped with an approved automatic 
sprinkler system, the water supply shall be capable of providing the greater of: 

 
a. The automatic sprinkler system demand, including hose stream allowance. 

 
 b. The required fire flow. 
 
63. CFC 2022 Section C102.1 - The number of fire hydrants available to a building 

shall be not less than the minimum specified in Table C102.1. 
 
64. CFPD Standard FPE-005 – Water Storage for One- and Two-Family Dwellings up 

to 3,600 sq. ft. shall be 7,500 gallons reserved for Fire, in addition to any domestic 
use.  If larger than a 3,600 sq. ft. single-family dwelling, use NFPA 1142. 

 
65. CFPD Standard FPE-005 - Fire flow requirements for multiple structures shall be 

calculated based on the structure requiring the largest Fire Flow per NFPA 1142. 
 
Fire Hydrants: 
 
66. CFC 2022 Section 507.5.1 - Where a portion of the facility or building hereafter 

constructed or moved into or within the jurisdiction is more than 400 feet (122 m) 
from a hydrant on a fire apparatus access road, as measured by an approved 
route around the exterior of the facility or building, on-site fire hydrants and mains 
shall be provided where required by the fire code official. 

 
Exception:  For Group R-3 and Group U occupancies equipped throughout with an 
approved automatic sprinkler system installed in accordance with Section 
903.3.1.1, 903.3.1.2 or 903.3.1.3, the distance requirement shall be not more than 
600 feet (183 m). 

 
67. CFPD Standard FPE-005 - Hydrants shall be located no closer than 50 feet to any 

building, no further away than 150 feet of the protected structure and be located 
on the fire department access side of the building. 

 
68. CFPD Standard FPE-005 - Hydrants shall be placed in a concrete pad 4 inches 

deep, and 2 ft. by 2 ft. minimum at base. 
 
69. CFPD Standard FPE-005 - Hydrants shall be positioned so the center of the 

discharge is 30 inches to 36 inches above grade and be within 5 feet of the fire 
department access roadway. 

 
70. CFC 2022 Section 507.5.5 - A 3-foot (914 mm) clear space shall be maintained 

around the circumference of fire hydrants, except as otherwise required or 
approved. 
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71. CFC 2022 Section 507.5.6 - Where fire hydrants are subject to impact by a motor 
vehicle, guard posts or other approved means shall comply with Section 312. 

 
72. CFPD Standard FPE-005 - Hydrant supply pipe shall be listed and approved for 

fire protection service for underground pipe, such as AWWA C900.  Pipe shall be 
buried a minimum of 30 inches below grade (36 inches if the pipe passes under a 
road or is subject to heavy loads). 

 
73. CFPD Standard FPE-005 - Concrete thrust blocks shall be sized in accordance 

with national standards and shall be provided at all changes in pipe direction. 
 
74. CFPD Standard FPE-005 - The hydrant riser and elbow shall be steel.  All above 

ground piping used for fire hydrant water supply shall be metallic. 
 
75. CFPD Standard FPE-005 - Rural hydrants used for drafting shall have at least one 

4 1/2-inch outlet with National Hose thread and shall have a removable metallic 
cap.  Wharf hydrants that are gravity or pump fed may use a single discharge that 
has a 2 1/2-inch outlet with National Hose thread. 

 
76. CFPD Standard FPE-005 - Hydrants shall have a permanent sign affixed, red in 

color with white 1-inch letters stating, “Wet Draft Hydrant, #. gallons”, with the 
gallons of water available for the hydrant provided. 

 
77. All fire conditions and requirements must be incorporated into your building plans, 

prior to building permit issuance. 
 
Coastside County Water District 
 
78. Before issuance of a building permit, the District shall evaluate a complete set of 

building plans to determine if the water service capacity available is adequate for 
this development and complies with all District regulations.  The District records 
confirm that there is one – 3/4-inch (30 gpm) uninstalled Priority water service 
connection assigned to the project parcel, APN 048-022-370.  The current owner 
of said water service connection(s) on record with the District is:  Anthony and 
Sherri Taffera. 

 
79. The project is required to comply with Coastside County Water District regulations 

on water service and metering.  The District shall perform inspections to verify 
compliance with all District regulations during construction and a final inspection 
when construction is complete. 

 
80. Fire sprinklers shall be served from an independent and dedicated water service 

connection with a separate fire meter.  Please note that Coastside County Water 
District does not allow passive purge systems to be installed on fire protection 
services.  Fire protection services are authorized for the sole purpose of fire 
protection, and there shall be no cross connections. 
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81. The District requires a water demand worksheet be completed for the proposed 
single-family dwelling.  The District will need to know if there is hydronic radiant 
climate control. 

 
Granada Community Services District 
 
82. As the proposed project is on a non-conforming parcel (8,800 sq. ft. in the S-94 

zoning district, which has a 10,000 sq. ft. parcel size minimum), the applicant must 
apply for a sewer permit Variance.  The proposed project is on a non-conforming 
parcel (8,800 sq. ft. in the S-94 zoning district, which has a 10,000 sq. ft. parcel 
size minimum), and therefore requires a sewer permit variance, which the owner 
has obtained. 

 
California Coastal Commission 
 
83. Any porches 18-inch and over shall be counted towards parcel coverage in the 

calculations table of plans for building permit submittal. 
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COUNTY OF SAN MATEO - PLANNING AND BUILDING DEPARTMENT

D



November 14, 2024 
 
Owner / Applicant: Taffera Anthony R Trust 
File No:  PLN2024-00043 
Location:  Magellan Ave, Miramar 
APN:   048-022-370 
CDRC Meeting: November 14. 2024 

 
 
 

Coastside Design Review Permit  
The project has been reviewed for compliance with the Design Review Standards for One-

Family and Two-Family Residential Development in the Midcoast, County of San Mateo Zoning 
Regulations Aug 2019, Chapter 28.1, Section 6565.20.  

 
CDRC Recommends Approval of Project PLN2024-00043.  
 
Findings that satisfy the Standards: 
 

1. Section 6565.20(D)1c ELEMENTS OF DESIGN Second Stories, Facade 
Articulation: Facade articulation shall be provided on all building sides, and is 
subject to approval by the Design Review Committee. Building’s facades are 
well articulated and proportioned, convey architectural interest, and breaks 
up walls to avoid appearing looming or massive. 

2. Section 6565.20(D)3a ELEMENTS OF DESIGN Roof Design, Massing and 
Design of Roof Forms: The mass of a roof and how it is articulated into different 
shapes contributes to the character of a house. The different roof lines provide 
an interest to the building form.  

3. Section 6565.20(D)2c ELEMENTS OF DESIGN Architectural Styles and 
Features, Entries: Front walkways, front doors and windows, and front porches 
that face the street make for safer neighborhoods by keeping “eyes on the street” 
and create a human-scaled appearance to a building. Design front entries on a 
scale compatible with the other features of the house to maintain a residential 
rather than institutional or commercial appearance. The house has a good 
display of entry and front door.  

 
 
Additional Notes for compliance with the Standards: 
 

4. Neighbor indicated concern about road condition during construction. Committee 
expressed that this is not in the purview of the CDRC, but will make sure it is 
noted in letter.   
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REPORT 

Magellan Avenue Project   
(APN  048-022-370) 

San Mateo County, CA 

 

 
 
Prepared For: 
 
Anthony Taffera 
Tafferra Family Trust 
1369 E Waldon Lane 
Fresno, CA 93730 
 
 
Prepared By: 
 
Amy Patten, Senior Biologist 
P.O. Box 5214 
Petaluma, CA 94955 
o: 707-241-7718 
apatten@solecology.com  
 
 
 
Submitted On: 
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Elev. Element Occ. Ranks Population Status Presence

Name (Scientific/Common)
CNDDB 
Ranks

Listing Status 
(Fed/State) Other Lists

Range
(ft.)

Total 
EO's A B C D X U

Historic 
> 20 yr

Recent 
<= 20 yr Extant

Poss. 
Extirp. Extirp.

Falco peregrinus anatum

American peregrine falcon

G4T4

S3S4

Delisted

Delisted

CDF_S-Sensitive 5

5

73
S:1

0 0 0 0 0 1 0 1 1 0 0

Geothlypis trichas sinuosa

saltmarsh common yellowthroat

G5T3

S3

None

None

CDFW_SSC-Species 
of Special Concern
USFWS_BCC-Birds of 
Conservation Concern

10

480

112
S:12

1 2 2 0 0 7 12 0 12 0 0

Hydrochara rickseckeri

Ricksecker's water scavenger beetle

G2?

S2?

None

None

35

280

13
S:2

0 0 0 0 0 2 2 0 2 0 0

Icaricia icarioides missionensis

Mission blue butterfly

G5T2

S2

Endangered

None

500

700

14
S:2

0 0 0 0 0 2 2 0 2 0 0

Ischnura gemina

San Francisco forktail damselfly

G2

S2

None

None

IUCN_EN-Endangered 26

75

7
S:2

0 0 0 0 0 2 2 0 2 0 0

Lasiurus cinereus

hoary bat

G3G4

S4

None

None

IUCN_LC-Least 
Concern

238
S:6

0 0 0 0 0 6 6 0 6 0 0

Laterallus jamaicensis coturniculus

California black rail

G3T1

S2

None

Threatened

BLM_S-Sensitive
CDFW_FP-Fully 
Protected
IUCN_EN-Endangered

5

5

303
S:1

0 0 0 1 0 0 1 0 1 0 0

Lichnanthe ursina

bumblebee scarab beetle

G2

S2

None

None

15

15

8
S:1

0 0 0 0 0 1 1 0 1 0 0

Melospiza melodia pusillula

Alameda song sparrow

G5T2T3

S2

None

None

CDFW_SSC-Species 
of Special Concern
USFWS_BCC-Birds of 
Conservation Concern

10

42

38
S:3

0 0 0 0 0 3 3 0 3 0 0

Microcina edgewoodensis

Edgewood Park micro-blind harvestman

G1

S1

None

None

600

600

1
S:1

0 0 0 0 0 1 1 0 1 0 0

Myotis thysanodes

fringed myotis

G4

S3

None

None

BLM_S-Sensitive
IUCN_LC-Least 
Concern
USFS_S-Sensitive

500

500

86
S:1

0 1 0 0 0 0 0 1 1 0 0

Nannopterum auritum

double-crested cormorant

G5

S4

None

None

CDFW_WL-Watch List
IUCN_LC-Least 
Concern

30

30

39
S:1

0 0 0 0 0 1 1 0 1 0 0

Neotoma fuscipes annectens

San Francisco dusky-footed woodrat

G5T2T3

S2S3

None

None

CDFW_SSC-Species 
of Special Concern

270

522

42
S:7

0 2 0 0 0 5 1 6 7 0 0
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Elev. Element Occ. Ranks Population Status Presence

Name (Scientific/Common)
CNDDB 
Ranks

Listing Status 
(Fed/State) Other Lists

Range
(ft.)

Total 
EO's A B C D X U

Historic 
> 20 yr

Recent 
<= 20 yr Extant

Poss. 
Extirp. Extirp.

Nyctinomops macrotis

big free-tailed bat

G5

S3

None

None

CDFW_SSC-Species 
of Special Concern
IUCN_LC-Least 
Concern

150

150

32
S:1

0 0 0 0 0 1 1 0 1 0 0

Oncorhynchus mykiss irideus pop. 8

steelhead - central California coast DPS

G5T3Q

S3

Threatened

None

AFS_TH-Threatened 100

550

44
S:6

0 2 0 0 0 4 6 0 6 0 0

Pomatiopsis californica

Pacific walker

G1

S1

None

None

IUCN_DD-Data 
Deficient

20

20

4
S:1

0 0 0 0 1 0 1 0 0 1 0

Rallus obsoletus obsoletus

California Ridgway's rail

G3T1

S2

Endangered

Endangered

CDFW_FP-Fully 
Protected

0

15

99
S:4

0 1 1 0 1 1 2 2 3 1 0

Rana boylii pop. 4

foothill yellow-legged frog - central coast DPS

G3T2

S2

Threatened

Endangered

BLM_S-Sensitive
USFS_S-Sensitive

192

878

181
S:8

0 1 0 0 2 5 8 0 6 0 2

Rana draytonii

California red-legged frog

G2G3

S2S3

Threatened

None

CDFW_SSC-Species 
of Special Concern
IUCN_VU-Vulnerable

6

4,005

1764
S:112

16 36 20 13 1 26 19 93 111 1 0

Reithrodontomys raviventris

salt-marsh harvest mouse

G1G2

S3

Endangered

Endangered

CDFW_FP-Fully 
Protected
IUCN_EN-Endangered

2

2

144
S:1

0 0 0 0 0 1 1 0 1 0 0

Riparia riparia

bank swallow

G5

S3

None

Threatened

BLM_S-Sensitive
IUCN_LC-Least 
Concern

299
S:1

0 0 0 0 0 1 1 0 1 0 0

Speyeria zerene myrtleae

Myrtle's silverspot butterfly

G5T1

S1

Endangered

None

20

60

17
S:3

0 0 0 0 3 0 3 0 0 0 3

Spirinchus thaleichthys

longfin smelt

G5

S1

Candidate

Threatened

IUCN_LC-Least 
Concern

0

20

46
S:2

0 0 0 0 0 2 2 0 2 0 0

Taxidea taxus

American badger

G5

S3

None

None

CDFW_SSC-Species 
of Special Concern
IUCN_LC-Least 
Concern

187

1,599

645
S:9

0 0 0 0 0 9 1 8 9 0 0

Thamnophis sirtalis tetrataenia

San Francisco gartersnake

G5T2Q

S2

Endangered

Endangered

CDFW_FP-Fully 
Protected

5

1,355

66
S:37

5 11 4 0 1 16 21 16 36 0 1

Tryonia imitator

mimic tryonia (=California brackishwater 
snail)

G2

S2

None

None

IUCN_DD-Data 
Deficient

3

40

39
S:2

0 1 0 0 0 1 1 1 2 0 0
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68 matches found. Click on scientific name for details
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▲ SCIENTIFIC NAME
COMMON
NAME FAMILY LIFEFORM

BLOOMING
PERIOD

FED
LIST

STATE
LIST

GLOBAL
RANK

STATE
RANK

CA RARE
PLANT
RANK

CA
ENDEMIC

DATE
ADDED

Acanthomintha
duttonii

San Mateo
thorn-mint

Lamiaceae annual herb Apr-Jun FE CE G1 S1 1B.1 Yes 1974-

01-01

Agrostis blasdalei Blasdale's bent
grass

Poaceae perennial
rhizomatous herb

May-Jul None None G2G3 S2 1B.2 Yes 1974-

01-01

Allium peninsulare
var. franciscanum

Franciscan
onion

Alliaceae perennial
bulbiferous herb

(Apr)May-
Jun

None None G4G5T2 S2 1B.2 Yes 2001-

01-01

Amsinckia lunaris bent-flowered
fiddleneck

Boraginaceae annual herb Mar-Jun None None G3 S3 1B.2 Yes 1974-

01-01

Aphyllon robbinsii Robbins'
broomrape

Orobanchaceae annual herb
(achlorophyllous)

Apr-Jul None None G1 S1 1B.1 2023-

03-28

Arabis
blepharophylla

coast rockcress Brassicaceae perennial herb Feb-May None None G4 S4 4.3 Yes 1974-

01-01

Arctostaphylos
andersonii

Anderson's
manzanita

Ericaceae perennial
evergreen shrub

Nov-May None None G2 S2 1B.2 Yes 1974-

01-01

Arctostaphylos
montaraensis

Montara
manzanita

Ericaceae perennial
evergreen shrub

Jan-Mar None None G1 S1 1B.2 Yes 1974-

01-01

Arctostaphylos
regismontana

Kings
Mountain
manzanita

Ericaceae perennial
evergreen shrub

Dec-Apr None None G2 S2 1B.2 Yes 1994-

01-01

Astragalus nuttallii
var. nuttallii

ocean bluff
milk-vetch

Fabaceae perennial herb Jan-Nov None None G4T4 S4 4.2 Yes 2001-

01-01

Astragalus
pycnostachyus var.
pycnostachyus

coastal marsh
milk-vetch

Fabaceae perennial herb (Apr)Jun-
Oct

None None G2T2 S2 1B.2 Yes 2001-

01-01

Calandrinia breweri Brewer's
calandrinia

Montiaceae annual herb (Jan)Mar-
Jun

None None G4 S4 4.2 1994-

01-01

Calochortus
umbellatus

Oakland star-
tulip

Liliaceae perennial
bulbiferous herb

Mar-May None None G3? S3? 4.2 Yes 1980-

01-01

Calochortus
uniflorus

pink star-tulip Liliaceae perennial
bulbiferous herb

Apr-Jun None None G4 S4 4.2 2010-

03-04

Castilleja ambigua
var. ambigua

johnny-nip Orobanchaceae annual herb
(hemiparasitic)

Mar-Aug None None G4T4 S3S4 4.2 2009-

02-04

Centromadia parryi
ssp. parryi

pappose
tarplant

Asteraceae annual herb May-Nov None None G3T2 S2 1B.2 Yes 2004-

01-01

https://cnps.org/
https://cnps.org/
https://rareplants.cnps.org/Home/Index/
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Chloropyron
maritimum ssp.
palustre

Point Reyes
salty bird's-
beak

Orobanchaceae annual herb
(hemiparasitic)

Jun-Oct None None G4?T2 S2 1B.2 1974-

01-01

Chorizanthe
cuspidata var.
cuspidata

San Francisco
Bay
spineflower

Polygonaceae annual herb Apr-Jul(Aug) None None G2T1 S1 1B.2 Yes 1994-

01-01

Cirsium andrewsii Franciscan
thistle

Asteraceae perennial herb Mar-Jul None None G3 S3 1B.2 Yes 1974-

01-01

Cirsium fontinale
var. fontinale

fountain thistle Asteraceae perennial herb (Apr)May-
Oct

FE CE G2T1 S1 1B.1 Yes 1974-

01-01

Collinsia multicolor San Francisco
collinsia

Plantaginaceae annual herb (Feb)Mar-
May

None None G2 S2 1B.2 Yes 1974-

01-01

Cypripedium
fasciculatum

clustered
lady's-slipper

Orchidaceae perennial
rhizomatous herb

Mar-Aug None None G4 S4 4.2 1980-

01-01

Cypripedium
montanum

mountain
lady's-slipper

Orchidaceae perennial
rhizomatous herb

Mar-Aug None None G4G5 S4 4.2 1980-

01-01

Dirca occidentalis western
leatherwood

Thymelaeaceae perennial
deciduous shrub

Jan-
Mar(Apr)

None None G2 S2 1B.2 Yes 1974-

01-01

Elymus californicus California
bottle-brush
grass

Poaceae perennial herb May-
Aug(Nov)

None None G4 S4 4.3 Yes 1974-

01-01

Eriophyllum
latilobum

San Mateo
woolly
sunflower

Asteraceae perennial herb May-Jun FE CE G1 S1 1B.1 Yes 1974-

01-01

Eryngium jepsonii Jepson's
coyote-thistle

Apiaceae perennial herb Apr-Aug None None G2 S2 1B.2 Yes 2016-

09-13

Erysimum
franciscanum

San Francisco
wallflower

Brassicaceae perennial herb Mar-Jun None None G3 S3 4.2 Yes 1974-

01-01

Fissidens
pauperculus

minute pocket
moss

Fissidentaceae moss None None G3? S2 1B.2 2001-

01-01

Fritillaria biflora var.
ineziana

Hillsborough
chocolate lily

Liliaceae perennial
bulbiferous herb

Mar-Apr None None G3G4T1 S1 1B.1 Yes 1994-

01-01

Fritillaria lanceolata
var. tristulis

Marin checker
lily

Liliaceae perennial
bulbiferous herb

Feb-May None None G5T2 S2 1B.1 Yes 1994-

01-01

Fritillaria liliacea fragrant
fritillary

Liliaceae perennial
bulbiferous herb

Feb-Apr None None G2 S2 1B.2 Yes 1974-

01-01

Grindelia hirsutula
var. maritima

San Francisco
gumplant

Asteraceae perennial herb Jun-Sep None None G5T1Q S1 3.2 Yes 1974-

01-01

Hesperevax
sparsiflora var.
brevifolia

short-leaved
evax

Asteraceae annual herb Mar-Jun None None G4T3 S3 1B.2 1994-

01-01

Hesperolinon
congestum

Marin western
flax

Linaceae annual herb Apr-Jul FT CT G1 S1 1B.1 Yes 1974-

01-01

Horkelia cuneata
var. sericea

Kellogg's
horkelia

Rosaceae perennial herb Apr-Sep None None G4T1? S1? 1B.1 Yes 1988-

01-01

Horkelia marinensis Point Reyes
horkelia

Rosaceae perennial herb May-Sep None None G2 S2 1B.2 Yes 1974-

01-01
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Hosackia gracilis harlequin lotus Fabaceae perennial
rhizomatous herb

Mar-Jul None None G3G4 S3 4.2 2004-

01-01

Hypogymnia
schizidiata

island tube
lichen

Parmeliaceae foliose lichen None None G2G3 S2 1B.3 2014-

03-01

Iris longipetala coast iris Iridaceae perennial
rhizomatous herb

Mar-
May(Jun)

None None G3 S3 4.2 Yes 2006-

10-12

Lasthenia
californica ssp.
macrantha

perennial
goldfields

Asteraceae perennial herb Jan-Nov None None G3T2 S2 1B.2 Yes 2001-

01-01

Leptosiphon
ambiguus

serpentine
leptosiphon

Polemoniaceae annual herb Mar-Jun None None G4 S4 4.2 Yes 1994-

01-01

Leptosiphon aureus bristly
leptosiphon

Polemoniaceae annual herb Apr-Jul None None G4? S4? 4.2 Yes 1994-

01-01

Leptosiphon croceus coast yellow
leptosiphon

Polemoniaceae annual herb Apr-Jun None CE G1 S1 1B.1 Yes 2001-

01-01

Leptosiphon
grandiflorus

large-flowered
leptosiphon

Polemoniaceae annual herb Apr-Aug None None G3G4 S3S4 4.2 Yes 1994-

01-01

Leptosiphon
latisectus

broad-lobed
leptosiphon

Polemoniaceae annual herb Apr-Jun None None G4 S4 4.3 Yes 2001-

01-01

Leptosiphon
rosaceus

rose
leptosiphon

Polemoniaceae annual herb Apr-Jul None None G1 S1 1B.1 Yes 2001-

01-01

Lessingia
arachnoidea

Crystal Springs
lessingia

Asteraceae annual herb Jul-Oct None None G2 S2 1B.2 Yes 1994-

01-01

Lessingia hololeuca woolly-headed
lessingia

Asteraceae annual herb Jun-Oct None None G2G3 S2S3 3 Yes 1994-

01-01

Limnanthes
douglasii ssp.
ornduffii

Ornduff's
meadowfoam

Limnanthaceae annual herb Nov-May None None G4T1 S1 1B.1 Yes 2014-

03-18

Lupinus arboreus
var. eximius

San Mateo tree
lupine

Fabaceae perennial
evergreen shrub

Apr-Jul None None G2Q S2 3.2 Yes 1980-

01-01

Malacothamnus
arcuatus

arcuate bush-
mallow

Malvaceae perennial
deciduous shrub

Apr-Sep None None G2Q S2 1B.2 Yes 1974-

01-01

Microseris paludosa marsh
microseris

Asteraceae perennial herb Apr-Jun(Jul) None None G2 S2 1B.2 Yes 2001-

01-01

Monolopia gracilens woodland
woollythreads

Asteraceae annual herb (Feb)Mar-Jul None None G3 S3 1B.2 Yes 2010-

04-06

Pentachaeta
bellidiflora

white-rayed
pentachaeta

Asteraceae annual herb Mar-May FE CE G1 S1 1B.1 Yes 1974-

01-01

Perideridia
gairdneri ssp.
gairdneri

Gairdner's
yampah

Apiaceae perennial herb Jun-Oct None None G5T3T4 S3S4 4.2 Yes 1974-

01-01

Plagiobothrys
chorisianus var.
chorisianus

Choris'
popcornflower

Boraginaceae annual herb Mar-Jun None None G3T1Q S1 1B.2 Yes 1984-

01-01

Plagiobothrys
chorisianus var.
hickmanii

Hickman's
popcornflower

Boraginaceae annual herb Apr-Jun None None G3T3Q S3 4.2 Yes 2001-

01-01
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Polemonium
carneum

Oregon
polemonium

Polemoniaceae perennial herb Apr-Sep None None G3G4 S2 2B.2 2008-

11-03

Potentilla hickmanii Hickman's
cinquefoil

Rosaceae perennial herb Apr-Aug FE CE G1 S1 1B.1 Yes 1974-

01-01

Ranunculus lobbii Lobb's aquatic
buttercup

Ranunculaceae annual herb
(aquatic)

Feb-May None None G4 S3 4.2 1974-

01-01

Senecio aphanactis chaparral
ragwort

Asteraceae annual herb Jan-
Apr(May)

None None G3 S2 2B.2 1994-

01-01

Silene scouleri ssp.
scouleri

Scouler's
catchfly

Caryophyllaceae perennial herb (Mar-
May)Jun-
Aug(Sep)

None None G5T4T5 S2S3 2B.2 2017-

12-13

Silene verecunda
ssp. verecunda

San Francisco
campion

Caryophyllaceae perennial herb (Feb)Mar-
Jul(Aug)

None None G5T1 S1 1B.2 Yes 1980-

01-01

Trifolium
hydrophilum

saline clover Fabaceae annual herb Apr-Jun None None G2 S2 1B.2 Yes 2001-

01-01

Triphysaria
floribunda

San Francisco
owl's-clover

Orobanchaceae annual herb Apr-Jun None None G2? S2? 1B.2 Yes 1974-

01-01

Triquetrella
californica

coastal
triquetrella

Pottiaceae moss None None G2 S2 1B.2 2001-

01-01

Usnea longissima Methuselah's
beard lichen

Parmeliaceae fruticose lichen
(epiphytic)

None None G4 S4 4.2 2014-

03-01

Showing 1 to 68 of 68 entries
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IPaC resource list

This report is an automatically generated list of species and other resources such as critical

habitat (collectively referred to as trust resources) under the U.S. Fish and Wildlife Service's

(USFWS) jurisdiction that are known or expected to be on or near the project area referenced

below. The list may also include trust resources that occur outside of the project area, but

that could potentially be directly or indirectly affected by activities in the project area.

However, determining the likelihood and extent of effects a project may have on trust

resources typically requires gathering additional site-specific (e.g., vegetation/species

surveys) and project-specific (e.g., magnitude and timing of proposed activities) information.

Below is a summary of the project information you provided and contact information for the

USFWS office(s) with jurisdiction in the defined project area. Please read the introduction to

each section that follows (Endangered Species, Migratory Birds, USFWS Facilities, and NWI

Wetlands) for additional information applicable to the trust resources addressed in that

section.

Location
San Mateo County, California

Local office

Sacramento Fish And Wildlife Office

  (916) 414-6600

  (916) 414-6713

U.S. Fish & Wildlife ServiceIPaC

https://ipac.ecosphere.fws.gov/
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Federal Building

2800 Cottage Way, Room W-2605

Sacramento, CA 95825-1846
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Endangered species
This resource list is for informational purposes only and does not constitute an analysis of

project level impacts.

The primary information used to generate this list is the known or expected range of each

species. Additional areas of influence (AOI) for species are also considered. An AOI includes

areas outside of the species range if the species could be indirectly affected by activities in

that area (e.g., placing a dam upstream of a fish population even if that fish does not occur at

the dam site, may indirectly impact the species by reducing or eliminating water flow

downstream). Because species can move, and site conditions can change, the species on this

list are not guaranteed to be found on or near the project area. To fully determine any

potential effects to species, additional site-specific and project-specific information is often

required.

Section 7 of the Endangered Species Act requires Federal agencies to "request of the

Secretary information whether any species which is listed or proposed to be listed may be

present in the area of such proposed action" for any project that is conducted, permitted,

funded, or licensed by any Federal agency. A letter from the local office and a species list

which fulfills this requirement can only be obtained by requesting an official species list from

either the Regulatory Review section in IPaC (see directions below) or from the local field

office directly.

For project evaluations that require USFWS concurrence/review, please return to the IPaC

website and request an official species list by doing the following:

1. Draw the project location and click CONTINUE.

2. Click DEFINE PROJECT.

3. Log in (if directed to do so).

4. Provide a name and description for your project.

5. Click REQUEST SPECIES LIST.

Listed species  and their critical habitats are managed by the Ecological Services Program of

the U.S. Fish and Wildlife Service (USFWS) and the fisheries division of the National Oceanic

and Atmospheric Administration (NOAA Fisheries ).

Species and critical habitats under the sole responsibility of NOAA Fisheries are not shown

on this list. Please contact NOAA Fisheries for species under their jurisdiction.

1. Species listed under the Endangered Species Act are threatened or endangered; IPaC also

shows species that are candidates, or proposed, for listing. See the listing status page for

more information. IPaC only shows species that are regulated by USFWS (see FAQ).

1

2

https://www.fws.gov/ecological-services/
https://www.fisheries.noaa.gov/topic/consultations/endangered-species-act-consultations
https://www.fisheries.noaa.gov/species-directory/threatened-endangered
https://www.fws.gov/law/endangered-species-act
https://ipac.ecosphere.fws.gov/status/list
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2. NOAA Fisheries, also known as the National Marine Fisheries Service (NMFS), is an office

of the National Oceanic and Atmospheric Administration within the Department of

Commerce.

The following species are potentially affected by activities in this location:

Birds

Reptiles

Amphibians

NAME STATUS

California Least Tern Sterna antillarum browni
Wherever found

No critical habitat has been designated for this species.

https://ecos.fws.gov/ecp/species/8104

Endangered

Marbled Murrelet Brachyramphus marmoratus

There is final critical habitat for this species. Your location does

not overlap the critical habitat.

https://ecos.fws.gov/ecp/species/4467

Threatened

Western Snowy Plover Charadrius nivosus nivosus
There is final critical habitat for this species. Your location does

not overlap the critical habitat.

https://ecos.fws.gov/ecp/species/8035

Threatened

NAME STATUS

Green Sea Turtle Chelonia mydas

No critical habitat has been designated for this species.

https://ecos.fws.gov/ecp/species/6199

Threatened

Northwestern Pond Turtle Actinemys marmorata

Wherever found

No critical habitat has been designated for this species.

https://ecos.fws.gov/ecp/species/1111

Proposed Threatened

San Francisco Garter Snake Thamnophis sirtalis tetrataenia

Wherever found

No critical habitat has been designated for this species.

https://ecos.fws.gov/ecp/species/5956

Endangered

NAME STATUS

https://www.fisheries.noaa.gov/
https://ecos.fws.gov/ecp/species/8104
https://ecos.fws.gov/ecp/species/4467
https://ecos.fws.gov/ecp/species/8035
https://ecos.fws.gov/ecp/species/6199
https://ecos.fws.gov/ecp/species/1111
https://ecos.fws.gov/ecp/species/5956
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Fishes

Insects

Critical habitats

Potential effects to critical habitat(s) in this location must be analyzed along with the

endangered species themselves.

There are no critical habitats at this location.

You are still required to determine if your project(s) may have effects on

all above listed species.

California Red-legged Frog Rana draytonii

Wherever found

There is final critical habitat for this species. Your location does

not overlap the critical habitat.

https://ecos.fws.gov/ecp/species/2891

Threatened

Foothill Yellow-legged Frog Rana boylii

No critical habitat has been designated for this species.

https://ecos.fws.gov/ecp/species/5133

Threatened

NAME STATUS

Tidewater Goby Eucyclogobius newberryi

Wherever found

There is final critical habitat for this species. Your location does

not overlap the critical habitat.

https://ecos.fws.gov/ecp/species/57

Endangered

NAME STATUS

Monarch Butterfly Danaus plexippus

Wherever found

No critical habitat has been designated for this species.

https://ecos.fws.gov/ecp/species/9743

Candidate

https://ecos.fws.gov/ecp/species/2891
https://ecos.fws.gov/ecp/species/5133
https://ecos.fws.gov/ecp/species/57
https://ecos.fws.gov/ecp/species/9743
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Bald & Golden Eagles

There are bald and/or golden eagles in your project area.

For guidance on when to schedule activities or implement avoidance and minimization

measures to reduce impacts to migratory birds on your list, click on the PROBABILITY OF

PRESENCE SUMMARY at the top of your list to see when these birds are most likely to be

present and breeding in your project area.

BREEDING SEASON

Bald and golden eagles are protected under the Bald and Golden Eagle Protection Act  and

the Migratory Bird Treaty Act .

Any person or organization who plans or conducts activities that may result in impacts to

bald or golden eagles, or their habitats , should follow appropriate regulations and consider

implementing appropriate conservation measures, as described below.

Additional information can be found using the following links:

Eagle Managment https://www.fws.gov/program/eagle-management

Measures for avoiding and minimizing impacts to birds

https://www.fws.gov/library/collections/avoiding-and-minimizing-incidental-take-

migratory-birds

Nationwide conservation measures for birds

https://www.fws.gov/sites/default/files/documents/nationwide-standard-conservation-

measures.pdf

Supplemental Information for Migratory Birds and Eagles in IPaC

https://www.fws.gov/media/supplemental-information-migratory-birds-and-bald-and-

golden-eagles-may-occur-project-action

1

2

3

NAME

Bald Eagle Haliaeetus leucocephalus

This is not a Bird of Conservation Concern (BCC) in this area,

but warrants attention because of the Eagle Act or for potential

susceptibilities in offshore areas from certain types of

development or activities.

Breeds Jan 1 to Aug 31

Golden Eagle Aquila chrysaetos

This is not a Bird of Conservation Concern (BCC) in this area,

but warrants attention because of the Eagle Act or for potential

susceptibilities in offshore areas from certain types of

development or activities.

https://ecos.fws.gov/ecp/species/1680

Breeds Jan 1 to Aug 31

https://www.fws.gov/program/eagle-management
https://www.fws.gov/library/collections/avoiding-and-minimizing-incidental-take-migratory-birds
https://www.fws.gov/library/collections/avoiding-and-minimizing-incidental-take-migratory-birds
https://www.fws.gov/sites/default/files/documents/nationwide-standard-conservation-measures.pdf
https://www.fws.gov/sites/default/files/documents/nationwide-standard-conservation-measures.pdf
https://www.fws.gov/media/supplemental-information-migratory-birds-and-bald-and-golden-eagles-may-occur-project-action
https://www.fws.gov/media/supplemental-information-migratory-birds-and-bald-and-golden-eagles-may-occur-project-action
https://ecos.fws.gov/ecp/species/1680
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Probability of Presence Summary

The graphs below provide our best understanding of when birds of concern are most likely

to be present in your project area. This information can be used to tailor and schedule your

project activities to avoid or minimize impacts to birds. Please make sure you read and

understand the FAQ "Proper Interpretation and Use of Your Migratory Bird Report" before

using or attempting to interpret this report.

Probability of Presence ( )

Each green bar represents the bird's relative probability of presence in the 10km grid cell(s)

your project overlaps during a particular week of the year. (A year is represented as 12 4-

week months.) A taller bar indicates a higher probability of species presence. The survey

effort (see below) can be used to establish a level of confidence in the presence score. One

can have higher confidence in the presence score if the corresponding survey effort is also

high.

How is the probability of presence score calculated? The calculation is done in three steps:

1. The probability of presence for each week is calculated as the number of survey events in

the week where the species was detected divided by the total number of survey events

for that week. For example, if in week 12 there were 20 survey events and the Spotted

Towhee was found in 5 of them, the probability of presence of the Spotted Towhee in

week 12 is 0.25.

2. To properly present the pattern of presence across the year, the relative probability of

presence is calculated. This is the probability of presence divided by the maximum

probability of presence across all weeks. For example, imagine the probability of presence

in week 20 for the Spotted Towhee is 0.05, and that the probability of presence at week

12 (0.25) is the maximum of any week of the year. The relative probability of presence on

week 12 is 0.25/0.25 = 1; at week 20 it is 0.05/0.25 = 0.2.

3. The relative probability of presence calculated in the previous step undergoes a statistical

conversion so that all possible values fall between 0 and 10, inclusive. This is the

probability of presence score.

To see a bar's probability of presence score, simply hover your mouse cursor over the bar.

Breeding Season ( )

Yellow bars denote a very liberal estimate of the time-frame inside which the bird breeds

across its entire range. If there are no yellow bars shown for a bird, it does not breed in your

project area.

Survey Effort ( )

Vertical black lines superimposed on probability of presence bars indicate the number of

surveys performed for that species in the 10km grid cell(s) your project area overlaps. The

number of surveys is expressed as a range, for example, 33 to 64 surveys.
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 no data survey effort breeding season probability of presence

To see a bar's survey effort range, simply hover your mouse cursor over the bar.

No Data ( )

A week is marked as having no data if there were no survey events for that week.

Survey Timeframe

Surveys from only the last 10 years are used in order to ensure delivery of currently relevant

information. The exception to this is areas off the Atlantic coast, where bird returns are

based on all years of available data, since data in these areas is currently much more sparse.

SPECIES JAN FEB MAR APR MAY JUN JUL AUG SEP OCT NOV DEC

Bald Eagle

Non-BCC

Vulnerable

Golden Eagle

Non-BCC

Vulnerable

What does IPaC use to generate the potential presence of bald and golden eagles in my specified

location?

The potential for eagle presence is derived from data provided by the Avian Knowledge Network (AKN). The

AKN data is based on a growing collection of survey, banding, and citizen science datasets and is queried

and filtered to return a list of those birds reported as occurring in the 10km grid cell(s) which your project

intersects, and that have been identified as warranting special attention because they are a BCC species in

that area, an eagle (Eagle Act requirements may apply). To see a list of all birds potentially present in your

project area, please visit the Rapid Avian Information Locator (RAIL) Tool.

What does IPaC use to generate the probability of presence graphs of bald and golden eagles in my

specified location?

The Migratory Bird Resource List is comprised of USFWS Birds of Conservation Concern (BCC) and other

species that may warrant special attention in your project location.

The migratory bird list generated for your project is derived from data provided by the Avian Knowledge

Network (AKN). The AKN data is based on a growing collection of survey, banding, and citizen science

datasets and is queried and filtered to return a list of those birds reported as occurring in the 10km grid

cell(s) which your project intersects, and that have been identified as warranting special attention because

they are a BCC species in that area, an eagle (Eagle Act requirements may apply), or a species that has a

particular vulnerability to offshore activities or development.

Again, the Migratory Bird Resource list includes only a subset of birds that may occur in your project area.

It is not representative of all birds that may occur in your project area. To get a list of all birds potentially

present in your project area, please visit the Rapid Avian Information Locator (RAIL) Tool.

What if I have eagles on my list?

http://www.avianknowledge.net/
https://data.pointblue.org/api/v3/annual-summaries-about-data-types.html
https://www.fws.gov/program/eagle-management
https://data.pointblue.org/apps/rail/
https://www.fws.gov/program/migratory-birds/species
http://www.avianknowledge.net/
http://www.avianknowledge.net/
https://data.pointblue.org/api/v3/annual-summaries-about-data-types.html
https://data.pointblue.org/api/v3/annual-summaries-about-data-types.html
https://www.fws.gov/program/eagle-management
https://data.pointblue.org/apps/rail/
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If your project has the potential to disturb or kill eagles, you may need to obtain a permit to avoid violating

the Eagle Act should such impacts occur. Please contact your local Fish and Wildlife Service Field Office if

you have questions.

Migratory birds

The birds listed below are birds of particular concern either because they occur on the

USFWS Birds of Conservation Concern (BCC) list or warrant special attention in your

project location. To learn more about the levels of concern for birds on your list and how

this list is generated, see the FAQ below. This is not a list of every bird you may find in this

location, nor a guarantee that every bird on this list will be found in your project area. To see

exact locations of where birders and the general public have sighted birds in and around

your project area, visit the E-bird data mapping tool (Tip: enter your location, desired date

range and a species on your list). For projects that occur off the Atlantic Coast, additional

maps and models detailing the relative occurrence and abundance of bird species on your

list are available. Links to additional information about Atlantic Coast birds, and other

important information about your migratory bird list, including how to properly interpret and

use your migratory bird report, can be found below.

Certain birds are protected under the Migratory Bird Treaty Act  and the Bald and Golden

Eagle Protection Act .

Any person or organization who plans or conducts activities that may result in impacts to

migratory birds, eagles, and their habitats  should follow appropriate regulations and

consider implementing appropriate conservation measures, as described below.

1. The Migratory Birds Treaty Act of 1918.

2. The Bald and Golden Eagle Protection Act of 1940.

Additional information can be found using the following links:

Eagle Management https://www.fws.gov/program/eagle-management

Measures for avoiding and minimizing impacts to birds

https://www.fws.gov/library/collections/avoiding-and-minimizing-incidental-take-

migratory-birds

Nationwide conservation measures for birds https://www.fws.gov/sites/default/files/

documents/nationwide-standard-conservation-measures.pdf

Supplemental Information for Migratory Birds and Eagles in IPaC

https://www.fws.gov/media/supplemental-information-migratory-birds-and-bald-and-

golden-eagles-may-occur-project-action

1

2

3

https://www.fws.gov/program/eagle-management
https://www.fws.gov/program/migratory-birds/species
http://ebird.org/ebird/map/
https://www.fws.gov/birds/policies-and-regulations/laws-legislations/migratory-bird-treaty-act.php
https://www.fws.gov/birds/policies-and-regulations/laws-legislations/bald-and-golden-eagle-protection-act.php
https://www.fws.gov/program/eagle-management
https://www.fws.gov/library/collections/avoiding-and-minimizing-incidental-take-migratory-birds
https://www.fws.gov/library/collections/avoiding-and-minimizing-incidental-take-migratory-birds
https://www.fws.gov/sites/default/files/%20documents/nationwide-standard-conservation-measures.pdf
https://www.fws.gov/sites/default/files/%20documents/nationwide-standard-conservation-measures.pdf
https://www.fws.gov/media/supplemental-information-migratory-birds-and-bald-and-golden-eagles-may-occur-project-action
https://www.fws.gov/media/supplemental-information-migratory-birds-and-bald-and-golden-eagles-may-occur-project-action
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For guidance on when to schedule activities or implement avoidance and minimization

measures to reduce impacts to migratory birds on your list, click on the PROBABILITY OF

PRESENCE SUMMARY at the top of your list to see when these birds are most likely to be

present and breeding in your project area.

BREEDING SEASONNAME

Allen's Hummingbird Selasphorus sasin

This is a Bird of Conservation Concern (BCC) throughout its

range in the continental USA and Alaska.

https://ecos.fws.gov/ecp/species/9637

Breeds Feb 1 to Jul 15

Bald Eagle Haliaeetus leucocephalus

This is not a Bird of Conservation Concern (BCC) in this area,

but warrants attention because of the Eagle Act or for potential

susceptibilities in offshore areas from certain types of

development or activities.

Breeds Jan 1 to Aug 31

Belding's Savannah Sparrow Passerculus sandwichensis

beldingi

This is a Bird of Conservation Concern (BCC) only in particular

Bird Conservation Regions (BCRs) in the continental USA

https://ecos.fws.gov/ecp/species/8

Breeds Apr 1 to Aug 15

Black Oystercatcher Haematopus bachmani
This is a Bird of Conservation Concern (BCC) throughout its

range in the continental USA and Alaska.

https://ecos.fws.gov/ecp/species/9591

Breeds Apr 15 to Oct 31

Black Skimmer Rynchops niger

This is a Bird of Conservation Concern (BCC) throughout its

range in the continental USA and Alaska.

https://ecos.fws.gov/ecp/species/5234

Breeds May 20 to Sep 15

Black Swift Cypseloides niger

This is a Bird of Conservation Concern (BCC) throughout its

range in the continental USA and Alaska.

https://ecos.fws.gov/ecp/species/8878

Breeds Jun 15 to Sep 10

Black Turnstone Arenaria melanocephala

This is a Bird of Conservation Concern (BCC) throughout its

range in the continental USA and Alaska.

Breeds elsewhere

https://ecos.fws.gov/ecp/species/9637
https://ecos.fws.gov/ecp/species/8
https://ecos.fws.gov/ecp/species/9591
https://ecos.fws.gov/ecp/species/5234
https://ecos.fws.gov/ecp/species/8878
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Bullock's Oriole Icterus bullockii

This is a Bird of Conservation Concern (BCC) only in particular

Bird Conservation Regions (BCRs) in the continental USA

Breeds Mar 21 to Jul 25

California Gull Larus californicus
This is a Bird of Conservation Concern (BCC) throughout its

range in the continental USA and Alaska.

Breeds Mar 1 to Jul 31

California Thrasher Toxostoma redivivum

This is a Bird of Conservation Concern (BCC) throughout its

range in the continental USA and Alaska.

Breeds Jan 1 to Jul 31

Clark's Grebe Aechmophorus clarkii

This is a Bird of Conservation Concern (BCC) throughout its

range in the continental USA and Alaska.

Breeds Jun 1 to Aug 31

Common Yellowthroat Geothlypis trichas sinuosa

This is a Bird of Conservation Concern (BCC) only in particular

Bird Conservation Regions (BCRs) in the continental USA

https://ecos.fws.gov/ecp/species/2084

Breeds May 20 to Jul 31

Golden Eagle Aquila chrysaetos

This is not a Bird of Conservation Concern (BCC) in this area,

but warrants attention because of the Eagle Act or for potential

susceptibilities in offshore areas from certain types of

development or activities.

https://ecos.fws.gov/ecp/species/1680

Breeds Jan 1 to Aug 31

Marbled Godwit Limosa fedoa

This is a Bird of Conservation Concern (BCC) throughout its

range in the continental USA and Alaska.

https://ecos.fws.gov/ecp/species/9481

Breeds elsewhere

Nuttall's Woodpecker Picoides nuttallii
This is a Bird of Conservation Concern (BCC) only in particular

Bird Conservation Regions (BCRs) in the continental USA

https://ecos.fws.gov/ecp/species/9410

Breeds Apr 1 to Jul 20

Olive-sided Flycatcher Contopus cooperi

This is a Bird of Conservation Concern (BCC) throughout its

range in the continental USA and Alaska.

https://ecos.fws.gov/ecp/species/3914

Breeds May 20 to Aug 31

https://ecos.fws.gov/ecp/species/2084
https://ecos.fws.gov/ecp/species/1680
https://ecos.fws.gov/ecp/species/9481
https://ecos.fws.gov/ecp/species/9410
https://ecos.fws.gov/ecp/species/3914
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Probability of Presence Summary

The graphs below provide our best understanding of when birds of concern are most likely

to be present in your project area. This information can be used to tailor and schedule your

project activities to avoid or minimize impacts to birds. Please make sure you read and

understand the FAQ "Proper Interpretation and Use of Your Migratory Bird Report" before

using or attempting to interpret this report.

Probability of Presence ( )

Each green bar represents the bird's relative probability of presence in the 10km grid cell(s)

your project overlaps during a particular week of the year. (A year is represented as 12 4-

week months.) A taller bar indicates a higher probability of species presence. The survey

effort (see below) can be used to establish a level of confidence in the presence score. One

can have higher confidence in the presence score if the corresponding survey effort is also

high.

Scripps's Murrelet Synthliboramphus scrippsi

This is a Bird of Conservation Concern (BCC) throughout its

range in the continental USA and Alaska.

Breeds Feb 20 to Jul 31

Short-billed Dowitcher Limnodromus griseus
This is a Bird of Conservation Concern (BCC) throughout its

range in the continental USA and Alaska.

https://ecos.fws.gov/ecp/species/9480

Breeds elsewhere

Tricolored Blackbird Agelaius tricolor

This is a Bird of Conservation Concern (BCC) throughout its

range in the continental USA and Alaska.

https://ecos.fws.gov/ecp/species/3910

Breeds Mar 15 to Aug 10

Western Grebe aechmophorus occidentalis
This is a Bird of Conservation Concern (BCC) throughout its

range in the continental USA and Alaska.

https://ecos.fws.gov/ecp/species/6743

Breeds Jun 1 to Aug 31

Willet Tringa semipalmata

This is a Bird of Conservation Concern (BCC) throughout its

range in the continental USA and Alaska.

Breeds elsewhere

Wrentit Chamaea fasciata
This is a Bird of Conservation Concern (BCC) throughout its

range in the continental USA and Alaska.

Breeds Mar 15 to Aug 10

https://ecos.fws.gov/ecp/species/9480
https://ecos.fws.gov/ecp/species/3910
https://ecos.fws.gov/ecp/species/6743
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 no data survey effort breeding season probability of presence

How is the probability of presence score calculated? The calculation is done in three steps:

1. The probability of presence for each week is calculated as the number of survey events in

the week where the species was detected divided by the total number of survey events

for that week. For example, if in week 12 there were 20 survey events and the Spotted

Towhee was found in 5 of them, the probability of presence of the Spotted Towhee in

week 12 is 0.25.

2. To properly present the pattern of presence across the year, the relative probability of

presence is calculated. This is the probability of presence divided by the maximum

probability of presence across all weeks. For example, imagine the probability of presence

in week 20 for the Spotted Towhee is 0.05, and that the probability of presence at week

12 (0.25) is the maximum of any week of the year. The relative probability of presence on

week 12 is 0.25/0.25 = 1; at week 20 it is 0.05/0.25 = 0.2.

3. The relative probability of presence calculated in the previous step undergoes a statistical

conversion so that all possible values fall between 0 and 10, inclusive. This is the

probability of presence score.

To see a bar's probability of presence score, simply hover your mouse cursor over the bar.

Breeding Season ( )

Yellow bars denote a very liberal estimate of the time-frame inside which the bird breeds

across its entire range. If there are no yellow bars shown for a bird, it does not breed in your

project area.

Survey Effort ( )

Vertical black lines superimposed on probability of presence bars indicate the number of

surveys performed for that species in the 10km grid cell(s) your project area overlaps. The

number of surveys is expressed as a range, for example, 33 to 64 surveys.

To see a bar's survey effort range, simply hover your mouse cursor over the bar.

No Data ( )

A week is marked as having no data if there were no survey events for that week.

Survey Timeframe

Surveys from only the last 10 years are used in order to ensure delivery of currently relevant

information. The exception to this is areas off the Atlantic coast, where bird returns are

based on all years of available data, since data in these areas is currently much more sparse.

SPECIES JAN FEB MAR APR MAY JUN JUL AUG SEP OCT NOV DEC

Allen's

Hummingbird

BCC Rangewide

(CON)
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Bald Eagle

Non-BCC

Vulnerable

Belding's

Savannah

Sparrow

BCC - BCR

Black

Oystercatcher

BCC Rangewide

(CON)

Black Skimmer

BCC Rangewide

(CON)

Black Swift

BCC Rangewide

(CON)

Black

Turnstone

BCC Rangewide

(CON)

Bullock's Oriole

BCC - BCR

California Gull

BCC Rangewide

(CON)

California

Thrasher

BCC Rangewide

(CON)

Clark's Grebe

BCC Rangewide

(CON)

Common

Yellowthroat

BCC - BCR

SPECIES JAN FEB MAR APR MAY JUN JUL AUG SEP OCT NOV DEC

Golden Eagle

Non-BCC

Vulnerable

Marbled

Godwit

BCC Rangewide

(CON)

Nuttall's

Woodpecker

BCC - BCR
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Olive-sided

Flycatcher

BCC Rangewide

(CON)

Scripps's

Murrelet

BCC Rangewide

(CON)

Short-billed

Dowitcher

BCC Rangewide

(CON)

Tricolored

Blackbird

BCC Rangewide

(CON)

Western Grebe

BCC Rangewide

(CON)

Willet

BCC Rangewide

(CON)

Wrentit

BCC Rangewide

(CON)

Tell me more about conservation measures I can implement to avoid or minimize impacts to migratory

birds.

Nationwide Conservation Measures describes measures that can help avoid and minimize impacts to all

birds at any location year round. Implementation of these measures is particularly important when birds

are most likely to occur in the project area. When birds may be breeding in the area, identifying the

locations of any active nests and avoiding their destruction is a very helpful impact minimization measure.

To see when birds are most likely to occur and be breeding in your project area, view the Probability of

Presence Summary. Additional measures or permits may be advisable depending on the type of activity

you are conducting and the type of infrastructure or bird species present on your project site.

What does IPaC use to generate the list of migratory birds that potentially occur in my specified

location?

The Migratory Bird Resource List is comprised of USFWS Birds of Conservation Concern (BCC) and other

species that may warrant special attention in your project location.

The migratory bird list generated for your project is derived from data provided by the Avian Knowledge

Network (AKN). The AKN data is based on a growing collection of survey, banding, and citizen science

datasets and is queried and filtered to return a list of those birds reported as occurring in the 10km grid

cell(s) which your project intersects, and that have been identified as warranting special attention because

they are a BCC species in that area, an eagle (Eagle Act requirements may apply), or a species that has a

particular vulnerability to offshore activities or development.

https://www.fws.gov/sites/default/files/documents/nationwide-standard-conservation-measures.pdf
https://avianknowledge.net/index.php/beneficial-practices/
https://www.fws.gov/birds/policies-and-regulations/permits.php
https://www.fws.gov/program/migratory-birds/species
http://www.avianknowledge.net/
http://www.avianknowledge.net/
https://data.pointblue.org/api/v3/annual-summaries-about-data-types.html
https://data.pointblue.org/api/v3/annual-summaries-about-data-types.html
https://www.fws.gov/program/eagle-management
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Again, the Migratory Bird Resource list includes only a subset of birds that may occur in your project area.

It is not representative of all birds that may occur in your project area. To get a list of all birds potentially

present in your project area, please visit the Rapid Avian Information Locator (RAIL) Tool.

What does IPaC use to generate the probability of presence graphs for the migratory birds potentially

occurring in my specified location?

The probability of presence graphs associated with your migratory bird list are based on data provided by

the Avian Knowledge Network (AKN). This data is derived from a growing collection of survey, banding, and

citizen science datasets.

Probability of presence data is continuously being updated as new and better information becomes

available. To learn more about how the probability of presence graphs are produced and how to interpret

them, go the Probability of Presence Summary and then click on the "Tell me about these graphs" link.

How do I know if a bird is breeding, wintering or migrating in my area?

To see what part of a particular bird's range your project area falls within (i.e. breeding, wintering,

migrating or year-round), you may query your location using the RAIL Tool and look at the range maps

provided for birds in your area at the bottom of the profiles provided for each bird in your results. If a bird

on your migratory bird species list has a breeding season associated with it, if that bird does occur in your

project area, there may be nests present at some point within the timeframe specified. If "Breeds

elsewhere" is indicated, then the bird likely does not breed in your project area.

What are the levels of concern for migratory birds?

Migratory birds delivered through IPaC fall into the following distinct categories of concern:

1. "BCC Rangewide" birds are Birds of Conservation Concern (BCC) that are of concern throughout their

range anywhere within the USA (including Hawaii, the Pacific Islands, Puerto Rico, and the Virgin

Islands);

2. "BCC - BCR" birds are BCCs that are of concern only in particular Bird Conservation Regions (BCRs) in

the continental USA; and

3. "Non-BCC - Vulnerable" birds are not BCC species in your project area, but appear on your list either

because of the Eagle Act requirements (for eagles) or (for non-eagles) potential susceptibilities in

offshore areas from certain types of development or activities (e.g. offshore energy development or

longline fishing).

Although it is important to try to avoid and minimize impacts to all birds, efforts should be made, in

particular, to avoid and minimize impacts to the birds on this list, especially eagles and BCC species of

rangewide concern. For more information on conservation measures you can implement to help avoid and

minimize migratory bird impacts and requirements for eagles, please see the FAQs for these topics.

Details about birds that are potentially affected by offshore projects

For additional details about the relative occurrence and abundance of both individual bird species and

groups of bird species within your project area off the Atlantic Coast, please visit the Northeast Ocean Data

Portal. The Portal also offers data and information about other taxa besides birds that may be helpful to

you in your project review. Alternately, you may download the bird model results files underlying the portal

maps through the NOAA NCCOS Integrative Statistical Modeling and Predictive Mapping of Marine Bird

Distributions and Abundance on the Atlantic Outer Continental Shelf project webpage.

https://data.pointblue.org/apps/rail/
https://avianknowledge.net/
https://data.pointblue.org/api/v3/annual-summaries-about-data-types.html
https://data.pointblue.org/api/v3/annual-summaries-about-data-types.html
https://data.pointblue.org/apps/rail/
https://www.fws.gov/program/migratory-birds/species
https://www.fws.gov/birds/management/managed-species/bald-and-golden-eagle-information.php
http://www.northeastoceandata.org/data-explorer/?birds
http://www.northeastoceandata.org/data-explorer/?birds
https://coastalscience.noaa.gov/project/statistical-modeling-marine-bird-distributions/
https://coastalscience.noaa.gov/project/statistical-modeling-marine-bird-distributions/


11/21/23, 12:01 PM IPaC: Explore Location resources

https://ipac.ecosphere.fws.gov/location/WAKRQZRTCJGDBDIHL2QHQREZ7M/resources 17/19

Bird tracking data can also provide additional details about occurrence and habitat use throughout the

year, including migration. Models relying on survey data may not include this information. For additional

information on marine bird tracking data, see the Diving Bird Study and the nanotag studies or contact

Caleb Spiegel or Pam Loring.

What if I have eagles on my list?

If your project has the potential to disturb or kill eagles, you may need to obtain a permit to avoid violating

the Eagle Act should such impacts occur.

Proper Interpretation and Use of Your Migratory Bird Report

The migratory bird list generated is not a list of all birds in your project area, only a subset of birds of

priority concern. To learn more about how your list is generated, and see options for identifying what other

birds may be in your project area, please see the FAQ "What does IPaC use to generate the migratory birds

potentially occurring in my specified location". Please be aware this report provides the "probability of

presence" of birds within the 10 km grid cell(s) that overlap your project; not your exact project footprint.

On the graphs provided, please also look carefully at the survey effort (indicated by the black vertical bar)

and for the existence of the "no data" indicator (a red horizontal bar). A high survey effort is the key

component. If the survey effort is high, then the probability of presence score can be viewed as more

dependable. In contrast, a low survey effort bar or no data bar means a lack of data and, therefore, a lack

of certainty about presence of the species. This list is not perfect; it is simply a starting point for identifying

what birds of concern have the potential to be in your project area, when they might be there, and if they

might be breeding (which means nests might be present). The list helps you know what to look for to

confirm presence, and helps guide you in knowing when to implement conservation measures to avoid or

minimize potential impacts from your project activities, should presence be confirmed. To learn more

about conservation measures, visit the FAQ "Tell me about conservation measures I can implement to

avoid or minimize impacts to migratory birds" at the bottom of your migratory bird trust resources page.

Facilities

National Wildlife Refuge lands

Any activity proposed on lands managed by the National Wildlife Refuge system must

undergo a 'Compatibility Determination' conducted by the Refuge. Please contact the

individual Refuges to discuss any questions or concerns.

There are no refuge lands at this location.

http://www.boem.gov/AT-12-02/
http://www.boem.gov/AT-13-01/
mailto:Caleb_Spiegel@fws.gov
mailto:Pamela_Loring@fws.gov
https://fwsepermits.servicenowservices.com/fws
http://www.fws.gov/refuges/
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Fish hatcheries

There are no fish hatcheries at this location.

Wetlands in the National Wetlands Inventory

(NWI)
Impacts to NWI wetlands and other aquatic habitats may be subject to regulation under

Section 404 of the Clean Water Act, or other State/Federal statutes.

For more information please contact the Regulatory Program of the local U.S. Army Corps of

Engineers District.

This location did not intersect any wetlands mapped by NWI.

NOTE: This initial screening does not replace an on-site delineation to determine whether

wetlands occur. Additional information on the NWI data is provided below.

Data limitations

The Service's objective of mapping wetlands and deepwater habitats is to produce reconnaissance level

information on the location, type and size of these resources. The maps are prepared from the analysis of

high altitude imagery. Wetlands are identified based on vegetation, visible hydrology and geography. A

margin of error is inherent in the use of imagery; thus, detailed on-the-ground inspection of any particular

site may result in revision of the wetland boundaries or classification established through image analysis.

The accuracy of image interpretation depends on the quality of the imagery, the experience of the image

analysts, the amount and quality of the collateral data and the amount of ground truth verification work

conducted. Metadata should be consulted to determine the date of the source imagery used and any

mapping problems.

Wetlands or other mapped features may have changed since the date of the imagery or field work. There

may be occasional differences in polygon boundaries or classifications between the information depicted

on the map and the actual conditions on site.

Data exclusions

Certain wetland habitats are excluded from the National mapping program because of the limitations of

aerial imagery as the primary data source used to detect wetlands. These habitats include seagrasses or

submerged aquatic vegetation that are found in the intertidal and subtidal zones of estuaries and

nearshore coastal waters. Some deepwater reef communities (coral or tuberficid worm reefs) have also

been excluded from the inventory. These habitats, because of their depth, go undetected by aerial

imagery.

http://www.fws.gov/wetlands/
http://www.usace.army.mil/Missions/CivilWorks/RegulatoryProgramandPermits.aspx
http://www.usace.army.mil/Missions/CivilWorks/RegulatoryProgramandPermits.aspx
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Data precautions

Federal, state, and local regulatory agencies with jurisdiction over wetlands may define and describe

wetlands in a different manner than that used in this inventory. There is no attempt, in either the design or

products of this inventory, to define the limits of proprietary jurisdiction of any Federal, state, or local

government or to establish the geographical scope of the regulatory programs of government agencies.

Persons intending to engage in activities involving modifications within or adjacent to wetland areas should

seek the advice of appropriate Federal, state, or local agencies concerning specified agency regulatory

programs and proprietary jurisdictions that may affect such activities.
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