TO:

FROM:

SUBJECT:

PROPOSAL

COUNTY OF SAN MATEO
PLANNING AND BUILDING DEPARTMENT

DATE: July 23, 2025
Planning Commission
Planning Staff

Consideration of the adoption of an Initial Study/Mitigated Negative
Declaration (IS/ND), pursuant to the California Environmental Quality Act
(CEQA), and Coastal Development Permit, Design Review, and Variance,
pursuant to Sections 6328.4, 6565.3, and 6531, of the County Zoning
Regulations, to allow the construction of a new 1,670 sq. ft., three-story,
single-family residence with an attached 371 sq. ft. garage and 791 sq. ft.
Accessory Dwelling Unit (ADU) on a legal 7,070-sq. ft. parcel, in the
unincorporated El Granada area of San Mateo County. A Variance is
required to allow a front yard setback of 3 feet where 20 feet is required,
due to the site location within the Montecito Riparian Corridor and
associated 30-foot riparian setback. The ADU is a ministerial project that
does not require review by the Planning Commission. The project is
appealable to the California Coastal Commission.

County File Number: PLN2021-00478 (Lacasia)

The applicant proposes to construct a single-family residence with an attached garage
and an Accessory Dwelling Unit (ADU) on a legal 7,070-sq. ft. parcel (Certificate of
Compliance Type B (PLN2020-00448)). The project site is accessed from San Carlos
Avenue at the end of the public road. The project includes minor grading and no tree
removal. A portion of the Montecito Riparian Corridor (MRC) is located on the
southwest portion of the site. The MRC is associated with an intermittent drainage
channel sometimes referred to as San Augustin Creek located approximately 116 feet
west of the project site.

RECOMMENDATION

That the Planning Commission adopt the Initial Study/Mitigated Negative Declaration
and approve the Design Review Permit, Coastal Development Permit, and Variance,
County File Number PLN2021-00478, by making the required findings and adopting the
conditions of approval listed in Attachment A.



BACKGROUND

Report Prepared By: Camille Leung, Project Planner, 650/363-1826
Applicant/Owner: Elizabeth Lacasia

Public Notification: Ten-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 the San Mateo County Times, a newspaper of general public circulation.

Location: San Carlos Avenue, El Granada
APN/Parcel Size: 047-105-020; 7,070 sq. ft.

Existing Zoning: R-1/S-17/DR/CD (Single-Family Residential District, S-17 Combining
District with 5,000 sq. ft. minimum parcel size, Design Review, Coastal Development)

General Plan Designation: Medium Density Residential (6.1 to 8.7 dwelling units/acre)
Existing Land Use: Undeveloped parcel

Water Supply: Coastside County Water District states that there is one — 5/8” (20 gpm)
uninstalled non-priority water service connection assigned to APN 047-105-020.

Sewage Disposal: Granada Community Services District will serve the parcel from a
sewer main located within the San Carlos Avenue right-of-way.

Flood Zone: Zone X (Area of Minimal Flood Hazard), Community Panel No.
06081C0138F, effective August 2, 2017.

Half Moon Bay Airport Land Use Compatibility Plan (HMB ALUCP) Zone: Zone 7 —
Airport Influence Area (AlA) where the airport accident risk level is considered low.
Residential uses are considered conditionally compatible in areas exposed to noise
levels between 60-64 dB Community Noise Equivalent Level (CNEL). The project would
be exposed to noise levels of less than 60 dB CNEL based on ALUC adopted craft
noise exposure contours.

Setting: The undeveloped parcel is located within an existing urban, residential
neighborhood and is bordered to the north and east by single-family residential
development. A portion of the Montecito Riparian Corridor, a riparian corridor
associated with an intermittent drainage, is located on the southwest portion of the site.
The site has an average slope of 18 percent.

Chronology (Full Chronology included in Attachment H):

Date Action



January 2000;
June 2004

June 6, 2005

September 9, 2008

August 8, 2013

December 15, 2021

February 9, 2023

April 24, 2023 -

May 15, 2023

May 15, 2024

September 12, 2024

Previous property owners perform illegal removal of
vegetation, including riparian vegetation within the Montecito
Riparian Corridor located at the rear of the parcel.

Current owners applied for a Coastal Development Permit
(CDP), Design Review, and a Variance (PLN2005-00248) for
an earlier design of a residence, along with a CDP for illegal
vegetation removal (PLN2004-00398). The Planning
Commission denied the permits for the house, stating that
property should be restored first.

Board of Supervisors, on appeal, approve the CDP for after-
the-fact clearing and restoration of the property.

Biologist confirms that the restoration of the property and
three-year monitoring per PLN2004-00398 is complete.
Staff concurs.

Applicant applies for subject permits for a new residence and
attached Accessory Dwelling Unit (ADU) with a reduced front
setback.

CDRC recommends approval of the Design Review permit,
including a 13-foot front setback, to the Planning
Commission.

Subsequently, staff identifies an error in the application of the
riparian setback in the plans and informs that applicant that
the design would need to be modified to comply with the
riparian setback.

Initial Study/Mitigated Negative Declaration is released for
public review. The IS/MND determined that there was
potential for a wetland at the site, which requires a 100-foot
setback.

Applicant submits revised plans with proper application of the
riparian setback.

CDRC, after reviewing the revised design of the residence
and receiving public comment, renders no recommendation
on the Design Review permit due to a split 1:1 vote, but offers
recommended changes for the applicant to consider.



October 18, 2024 - Wetland regulatory scientist prepares an Aquatic Resource
Delineation Letter Report, determining that the property does
not support wetlands. The report does not address off-site
areas within 100 feet of the proposed building site.

February 13, 2025 - CDRC recommends approval of the Design Review permit to
the Planning Commission.

May 9, 2025 - Biological report concludes that it is unlikely that wetlands are
present on surrounding properties within 100 feet of the
proposed building envelope.

July 23, 2025 - Planning Commission meeting

DISCUSSION

A. KEY ISSUES

1. Conformance with General Plan

The subject parcel is designated by the General Plan for Medium Density
Residential use, with an allowed density of 6.1-8.7 du/net ac dwelling units
per acre. The project would result in a density of approximately 6.16
dwelling units per acre (excluding the proposed ADU which is not subject to
density limits), which complies with the density limit.

2. Conformance with Design Review District Guidelines

On February 13, 2025, the Coastside Design Review Committee
recommended approval of the project, founding the project to be in
compliance with the Design Review Standards for One-Family and Two-
Family Residential Development in the Midcoast, Section 6328 of the
County Ordinance Code. For better compliance with design review
standards, the CDRC required replacement of board and batten siding on
south elevation popout with stucco and removal of the deck support post in
the 30-foot riparian buffer zone and cantilevering deck.

3. Compliance with Local Coastal Program (LCP)

A Coastal Development Permit (CDP) is required for new development
located within the Coastal Commission Appeals Jurisdiction (APJ), or if the
project is located within 100 feet of a wetland. Wetland analysis has
determined that there are no wetlands on the property and also that it is
unlikely that wetlands are present within 100 feet of the proposed building
envelope. However, as the presence of wetlands with 100 feet of the
proposed building envelope has not been fully ruled out, the CDP is



appealable to the Coastal Commission. Staff has determined that the project
is in compliance with applicable LCP Policies, as discussed below.

a. Locating and Planning New Development Component

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. Per Condition 28, the issuance of building
permits for the Cypress Point project and the subject project will be
timed to comply with Policy 1.23, as the Department has received
building permit applications to construct the 71-unit Cypress Point
affordable housing project in Moss Beach.'

b. Sensitive Habitats Component

Riparian Corridor and Buffer Zone

Policy 7.3 (Protection of Sensitive Habitats) prohibits any land use or
development which would have significant adverse impact on sensitive
habitat areas. Development in areas adjacent to sensitive habitats
shall be sited and designed to prevent impacts that could significantly
degrade the sensitive habitats. All uses shall be compatible with the
maintenance of biologic productivity of the habitats. As discussed in
Section 4 of the IS/MND, the subject property is located within a
portion of the Montecito Riparian Corridor (MRC). A Riparian
Boundary Assessment (Assessment), dated February 14, 2020, was
prepared for the project site by Patrick Kobernus of Coast Ridge
Ecology, LLC (Project Biologist) (Attachment E2). The Assessment
states that the unnamed creek that runs through the MRC is located
over 100 feet west of the property. The creek is shown as a perennial
creek (solid blue line) on the 1997 USGS Montara Mountain 7.5-
minute quadrangle map. Based on a recent site visit and previous
visits to the property where the Project Biologist has not seen water in
the creek, he determined that the creek is functioning more like an
intermittent creek.

The Assessment delineates a riparian boundary, based on the
presence of riparian species, including Arroyo willow, Sitka willow, and
pink-flowering currant. Based on this delineation (shown in Sheet A4
of the project plan set), the project would comply with the required

! Policy 1.23.d 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.”



buffer zone/setback of 30 feet from the riparian corridor for intermittent
streams, as set forth in the LCP Section 7.12. The IS/MND describes
that, “while a cantilevered deck encroaches into this buffer zone, the
deck does not have ground-based supports and would not impact any
sensitive habitat in this area.”

Since the publication of the IS/MND, the project has been revised to
include a ground-based deck support and other encroachments into
the 30-foot riparian setback, including:
(1) Lower Level:

(a) A covered 60-sq. ft. deck for the ADU.
(2) Second Level:

(a.) Approx. 20 sq. ft. of a pervious wood walkway at the front
entry of the Main Residence.

(b.) A covered 60-sq. ft. deck for the Main Residence.
(3) Third Level:

(a.) Approx. 22 sq. ft. of an uncovered deck.

(b.) Approx. 10 sq. ft. of Bedroom 1.

(c.) Approx. 19 sq. ft. of Master Bathroom.

(d.) Approx. 32 sq. ft. of Master Bedroom.

(e.) Corner of wall for Bedroom 2.
Condition 6.b has been added to require the removal of the deck
support within the riparian setback. Per the IS/MND, biological
mitigation measures, including pre-construction surveys) are required
to minimize impacts to sensitive habitat and protected plant and
wildlife species during project construction. After construction, the
listed cantilevered encroachments would not be likely to significantly
impact sensitive habitat in the covered areas of the buffer zone, as all
encroaching decks and walkways are required to be pervious per
Condition 6.c, ensuring that encroachments would not significantly

impact water and sunlight to the covered buffer zone areas.

Wetland Analysis



LCP Policy 7.14 (Definition of Wetland) defines wetland as an area
where the water table is at, near, or above the land surface long
enough to bring about the formation of hydric soils or to support the
growth of plants which normally are found to grow in water or wet
ground. To qualify, a wetland must contain at least a 50 % cover of
some combination of these plants, unless it is a mudflat.

Robert Perrera of Huffman-Broadway Group, Inc. (HBG), a wetland
regulatory scientist, prepared an Aquatic Resource Delineation Letter
Report for the property to assess the potential of the property to
support wetland, determining that “based on the steep topography of
the property, well drained nature of the soils, absence of hydric soil
indicators, and lack of wetland hydrology, HBG determined the
property does not support wetlands, as defined by the San Mateo
County Local Coastal Program. Therefore, there are no wetlands on
the subject property.

In a letter dated May 9, 2025, the Project Biologist describes his
recent assessment of lands adjacent to the subject site for potential
wetlands based on soils, hydrology, vegetation, and topographic
information (LIDAR), using existing available information. The report
concludes that “it is unlikely that wetlands (either US Army Corps or
Coastal Commission) are present on surrounding properties within
100 feet of the proposed building envelope”. The analysis does not
include site-specific analysis of lands within 100 feet of the proposed
building envelope for wetland indicators and is therefore not
considered conclusive in terms of determined the presence of
wetlands.

Regarding potential non-compliance with the 100-foot wetlands buffer
zone, per California Coastal Act Section 30010, if an applicant for a
CDP can demonstrate that denial of the proposed project based on
application of Coastal Act policies would constitute an unconstitutional
taking of private property without just compensation, some
development may be allowed even where a Coastal Act policy may
otherwise prohibit it, unless the project would constitute a nuisance
under State Law.

In this case, staff finds that the property owner has a sufficient real
property interest in the property (the applicant is the property owner
and has an expectation of development based on a documented land
purchase price of $310,000); that denial of the proposed project based
on application of Coastal Act policies would deprive her property of all
economically viable use (full compliance would be financially and
legally onerous, involving 1) completion of a wetlands analysis of
lands (under various ownership) within 100 feet of the building



envelope as well as 2) implementing a 100-foot building setback from
any found wetlands); and that the project would not constitute a
nuisance under State Law. The subject property is 50 feet wide, and if
wetlands were to exist on any of the adjoining lands, the application of
a 100-foot wetland buffer would significantly constrain development
and prohibit development of a reasonable sized house on the
property.

4. Conformance with Compliance with S-17 Zoning District Regulations

The project conforms to the R-1/S-17/DR/CD zoning district regulations, with
the exception of the front setback, as shown in the table below:

Table 1 - Compliance with the R-1/S-17/DR/CD Zoning District
Required Proposed Complies?
Min. Front Setback 20 ft. 3 ft. No, a Variance
is requested
Min. Rear Setback 20 ft. 67 ft. Yes
Min. Side Yard Setback 51t. Right: 22 ft. Yes
Left: 5 ft.
Min. Combined Side Yard Setback | 15 ft. 27 ft. Yes
Max. Building Height 36* ft. 35.51t. Yes
Max. Floor Area Ratio 53% 40% (2,832 sq. ft.) Yes
Max. Building Site Coverage 35% 18.5% (1,306 sq. ft.) | Yes
Min. Lot Size 5,000 sq. ft. | 7,070 sq. ft. Yes
* The maximum height to be increased to 36 feet (from 28 feet), where the average slope of
a parcel (18%) is greater than a one (1) foot fall in seven (7) feet distance (14%) from the
established street grade at the front lot line and where a sewer connection must be made
uphill from the building location, which are the case for this project.

5. Compliance with Variance Findings

Section 6531 states that in order to approve an application for a variance,

the approving authority must make all of the following findings in writing
(findings is followed by Staff’s discussion of project compliance):

a. The parcel's location, size, shape, topography and/or other physical

conditions vary substantially from those of other parcels in the same
zoning district or vicinity: The subject parcel varies substantially from
other S-17-zoned parcels in El Granada in that it contains a portion of
the Montecito Riparian Corridor (MRC). Surveys have shown that a
portion of the parcel is outside of the riparian corridor and buffer zone,
leaving an area (approximately 23%) that can accommodate a
reasonable amount of development.

Without the variance, the landowner would be denied the rights and
privileges that are enjoyed by other landowners in the same zoning



district or vicinity: Without the variance for the front yard setback, only
approximately 16.5% (1,165 sq. ft.) of the property would be
developable, which is less than the 35% lot coverage allowed in the
district.

C. The variance does not grant the landowner a special privilege which is
inconsistent with the restrictions placed on other parcels in the same
zoning district or vicinity: The variance allows for a 3 feet front yard
setback for the property. Nearby developed properties are not as
substantially located within the MRC. The proposed development is
visually consistent with nearby houses, as several other properties on
both sides of the subject street have front setbacks of less than 20 feet
because garages and carports are allowed within the front setback for
properties with a slope greater than 14 percent.

d. The variance authorizes only uses or activities which are permitted by
the zoning district. The proposed single-family residential use is
consistent with the subject R-1 zoning.

e. The variance is consistent with the objectives of the General Plan, the
Local Coastal Program (LCP) and the Zoning Regulations: As
discussed in this report, the requested variance is consistent with the
objectives of the General Plan, the Local Coastal Program (LCP) and
the Zoning Regulations.

ALTERNATIVES

In addition to the recommended action, the Planning Commission may choose to
continue its review of the project to request additional information; deny the
project and identify findings for such denial; or approve the project with
amendments to the suggested conditions of approval.

REVIEW BY THE MIDCOAST COMMUNITY COUNCIL (MCC)

On May 31, 2024, the MCC stated that development should preserve the riparian
corridor and that the house should comply with zoning and the riparian setbacks.
Staff notes that the proposed 1,670 sq. ft. house is a reasonable size. The project
includes a 791 sq. ft. ADU, where the County is precluded by State Law from
limiting its size to less than 800 square feet.

The MCC suggests that staff consider requiring that the riparian/wetland portions
of the lot be protected by prohibiting vegetation removal. Staff agrees that a deed
restriction is appropriate to maintain compliance with project parameters and
protection of coastal resources. Staff has added conditions of approval requiring
recordation of a deed restriction prohibiting current and future owners from
constructing further encroachments into the 30-feet riparian area, requiring



maintenance of approved encroaching decks and walkways in pervious condition,
and requiring compliance with performance standards of riparian area and
associated buffer zones.

REVIEW BY THE CALIFORNIA COASTAL COMMISSION

On November 7, 2025, after review of the wetlands analysis for the subject site,
California Coastal Commission staff stated in an email to Planning staff that
“‘Based on the delineation's data sheets, | would agree that it seems that the area
closest to the road does not qualify as wetland. However, the area towards the
back of the lot is arroyo willow and is referred to as riparian in the report, which |
agree with. Thus, it is likely that a large portion, if not all, of the lot is within riparian
buffer, with some of the back of the lot riparian ESHA itself. A site visit would be
needed to be sure.” Staff has reached out to CCC staff but there was no further
comment.

ENVIRONMENTAL REVIEW

An Initial Study/Mitigated Negative Declaration was released for public review
from April 24, 2023, to May 15, 2023. The main issue area for this project is
biological resources, with public comments and staff response as summarized
below.

Staff received public comments from Green Foothills (GF) on August 7, 2022
(Attachment F1). GF states that it disagrees that the CDP is not appealable to the
Coastal Commission, due to the potential presence of wetlands on-site,
referencing a 2004 biological report which describes the understory vegetation as
“...including spreading rush, a facultative wetland species 4 and slough sedge, an
obligate wetland indicator species.” Development within 100 feet of a wetland is
appealable to the California Coastal Commission. As discussed in Section A.3.b
of this report, per a more recent biological report, there is some potential for
wetlands within 100 feet of the building footprint. Therefore, the project requires a
CDP that is appealable to the California Coastal Commission.

Staff received comments from the property owner at 771 San Carlos Ave.
(Attachment F2), stating that the proposed building appears to come within 15 feet
of the riparian zone boundary as evidenced by the “drip line” of the healthy arroyo
willow canopy, which is adjacent to, and in some cases extending into, the site,
where a minimum 30-foot buffer is required. In a response letter dated February 9,
2025 (Attachment F2), the Project Biologist notes that the riparian corridor
boundary is not established at the drip line of the trees, but rather where the 50%
cover requirement of the LCP is met.

No significant change to mitigation measures of the IS/MND are needed to

address comments. Mitigation Measures are included as conditions of approval in
Attachment A.
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F. REVIEWING AGENCIES
County Geotechnical Section
County Drainage Section
County Department of Public Works
Granada Community Services District
Coastside County Water District
Coastside Fire Protection District
Midcoast Community Council
CA Coastal Commission
ATTACHMENTS
A. Recommended Findings and Conditions of Approval
B. Location Map
C. Proposed Site Plan, Floor Plans, and Elevations, dated October 18, 2024
D. CDRC Letter of Recommendation, dated February 15, 2025
E. Initial Study/Mitigated Negative Declaration (IS/MND), dated April 24, 2023,
available at: https://www.smcgov.org/planning/mitigated-negative-declaration-
lacasia-barrios-residence
Attachments to IS/MND provided here:
1. San Mateo County Montecito Riparian Corridor Map
2. Riparian Boundary Assessment Dated February 14, 2020
F. Public Comments received at CDRC meeting and during IS/MND comment
period.
1. Comments from Lennie Roberts of Green Foothills dated August 7, 2022
2.  Comment letter from Property Owner at 771 San Carlos Ave., Regarding
Riparian Boundary on the Lacasia Property (APN 047-105-020) in El
Granada, California; and response by Project Biologist.
G. Agquatic Resource Delineation Letter Report, prepared by Robert Perrera of
Huffman-Broadway Group, Inc. (HBG), dated October 18, 2024.
H.  Full Project Chronology
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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: PLN2021-00478 Hearing Date: July 23, 2025

Prepared By: Camille Leung, Project Planner For Adoption By: Planning Commission

RECOMMENDED FINDINGS

Regarding the Initial Study/Mitigated Negative Declaration, Find:

1.

That the Planning Commission does hereby find that the Initial Study/Mitigated
Negative Declaration reflects the independent judgment of San Mateo County.

That the Initial Study/Mitigated Negative Declaration is complete, correct, and
adequate and prepared in accordance with the California Environmental Quality
Act (CEQA) and applicable State and County Guidelines.

That on the basis of the Initial Study/Mitigated Negative Declaration, comments
received hereto, testimony presented and considered at the public hearing, and
based on analysis contained in the staff reports prepared for the Planning
Commission, there is no substantial evidence that the project will have a
significant effect on the environment.

That the Mitigation Measures (numbered 1 through 9) in the Initial Study/Mitigated
Negative Declaration and agreed to by the owner and placed as conditions on the
project address the Mitigation Monitoring and Reporting Plan requirements of
California Public Resources Code Section 21081.6.1. The Mitigation Measures
have been included as conditions of approval in this attachment. This attachment
shall serve as the Mitigation Monitoring and Reporting Plan.

Regarding the Coastal Development Permit (CDP), Find:

5.

That the project, as described in the application and accompanying materials
required by the Zoning Regulations, Section 6328.7, and as conditioned in
accordance with Section 6328.14, substantially conforms with the applicable
plans, policies, requirements and standards of the San Mateo County Local
Coastal Program (LCP). Specifically, the project is in compliance with policies
regarding infill development and sensitive habitat. California Coastal Act Section
30010 states that some development may be allowed even where a Coastal Act
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policy may otherwise prohibit it, unless the project would constitute a nuisance
under State Law, if an applicant for a CDP can demonstrate that he or she has a
sufficient real property interest in the property to allow the proposed project, and
that denial of the proposed project based on application of Coastal Act policies
would deprive his or her property of all economically viable use, which has been
demonstrated.

That the project is not located between the nearest public road (Cabrillo Highway)
and the sea, or the shoreline of Pescadero Marsh, and is not subject to 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).

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. The issuance of
building permits for the Cypress Point project and the subject project will be timed
to comply with Policy 1.23.

That the project conforms to specific findings required by policies of the San
Mateo County Local Coastal Program. The project complies with the required
findings for a CDP as listed above.

Regarding the Design Review, Find:

9.

That the project, as proposed and conditioned, has been reviewed under and
found to be in compliance with the Design Review Standards for One-Family and
Two-Family Residential Development in the Midcoast, Section 6328 of the County
Ordinance Code, specifically elaborated as follows:

a. Section 200(D)1b ELEMENTS OF DESIGN Neighborhood Scale: New and
enlarged homes should respect the scale of the neighborhood through
building dimensions, shape and form, facade articulation, or architectural
details that appear proportional and complementary to other homes in the
neighborhood.

b. Section 200(D)1a ELEMENTS OF DESIGN Relationship to Existing
Topography: Conform to the existing topography of the site by requiring the
portion of the house above the existing grade to step up or down the hillside
in the same direction as the existing grade. Revised design successfully
incorporates CDRC recommendation of different exterior facade material
between third level and levels one and two, as well as addressing massing
and step-down issues.
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c.  Section 200(D)2c Entries & 2d Garages: Entries Design front entries on a
scale compatible with the other features of the house to maintain a
residential rather than institutional or commercial appearance. (Garages)
Avoid making the garage the dominant feature as seen from the street.
Where it is unavoidable, for example on steeply sloping lots, pay special
attention to garage appearance by choosing decorative doors (or two
singles rather than one large double door) that are consistent with the style
of the house, and by articulation of the front garage facade. The revised
design successfully addresses the garage and front entry concerns and
complies with the standard.

Regarding the Variance, Find:

10.

11.

12.

13.

14.

The parcel's location, size, shape, topography and/or other physical conditions
vary substantially from those of other parcels in the same zoning district or vicinity.
The subject parcel varies substantially from other S-17-zoned parcels in El
Granada in that it backs up to the Montecito Riparian Corridor (MRC). The
granting of a variance to the 20-feet front setback, would allow a reasonable-sized
residence to be located on the parcel, along with an ADU, while complying with
the LCP’s sensitive habitat policies.

Without the variance, the landowner would be denied the rights and privileges that
are enjoyed by other landowners in the same zoning district or vicinity: Without the
variance for the front yard setback, only approximately 16.5% (1,165 sq. ft.) of the
property would be developable, which is far less than the 35% lot coverage
allowed in the district.

The variance does not grant the landowner a special privilege which is
inconsistent with the restrictions placed on other parcels in the same zoning
district or vicinity. The variance allows for a 3 feet front yard setback for the
property, which is located at the end of San Carlos Avenue. Several other
properties on both sides of this street have front setbacks of less than 20 feet, as
a garage or carport is allowed within the front setback for properties with a slope
greater than 14 percent. Unlike the subject property, these properties are
conforming and are not similarly confined by the MRC. Therefore, granting of the
variance would not grant the owner a special privilege which is inconsistent with
the restrictions placed on other parcels in the same zoning district or vicinity.

The variance authorizes only uses or activities which are permitted by the zoning
district. The proposed single-family residential use is consistent with the subject
R-1 zoning.

The variance is consistent with the objectives of the General Plan, the Local
Coastal Program (LCP) and the Zoning Regulations. As discussed in this report,
the requested variance is consistent with the objectives of the General Plan, the
Local Coastal Program (LCP) and the Zoning Regulations.
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RECOMMENDED CONDITIONS OF APPROVAL

Current Planning Section

1.

The project shall be constructed in compliance with the plans approved by the
Planning Commission on July 23, 2025, as reviewed by the Coastside Design
Review Committee on February 13, 2025, and as conditioned by this approval.
Any changes or revisions to the approved plans are subject to review and
approval by the Planning Commission. Minor adjustments to the project may be
approved by the Director of Planning and Building if they are consistent with the
intent of and are in substantial conformance with this approval. Minor adjustments
to the project design may be approved by the Design Review Officer. For major
adjustments to project design, the Design Review Officer will refer consideration
of the revisions to the Coastside Design Review Committee, with applicable fees
to be paid.

The Coastal Development Permit, Design Review Permit, and Variance shall be
valid for five 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 issuance of the building permit.
The expiration date of the permits may be extended by a one-year increment with
submittal of an application for permit extension and payment of applicable
extension fees 60 days prior to the expiration date.

The applicant shall include a copy of the final approval letter on the top page of
the building plans to provide the Planning approval date and required conditions of
approval on the on-site plans.

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
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).

15



Prior to Planning 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.

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).

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.

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.

The applicant shall indicate the following on plans submitted for a building permit,
as stipulated by the Coastside Design Review Committee:

a.

Replace board and batten siding on south elevation popout with stucco.

The applicant shall demonstrate compliance with the following requirements for
portions of the project that encroaching into the 30-foot riparian buffer zone:

a.

Relocate any downspouts in 30-foot riparian corridor buffer zone to be
outside the 30-foot buffer zone.

Remove deck support post in the 30-foot riparian buffer zone by
cantilevering deck.

Decks and walkways in the 30-foot riparian buffer zone shall have a
pervious surface.
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The applicant shall submit the following to the Current Planning Section: Within
four working days of the final approval date for this project, the applicant
shall pay an environmental filing fee of $2,968.75, as required under Fish and
Game Code Section 711.4, plus a $50.00 recording fee. Thus, the applicant shall
submit a check in the total amount of $3,018.75, made payable to San Mateo
County, to the project planner to file with the Notice of Determination. Please be
aware that the Department of Fish and Game environmental filing fee will increase
on January 1, 2026.

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.

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. 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.

g. Use of sediment controls or filtration to remove sediment when dewatering
site and obtain all necessary permits.

h.  Avoiding cleaning, fueling, or maintaining vehicles on-site, except in a
designated area where wash water is contained and treated.

i. Limiting and timing applications of pesticides and fertilizers to prevent
polluted runoff.

J- Limiting construction access routes and stabilization of designated access
points.
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10.

11.

12.

13.

k.  Avoiding tracking dirt or other materials off-site; cleaning off-site paved
areas and sidewalks using dry sweeping methods.

l. Training and providing instruction to all employees and subcontractors
regarding the Watershed Protection Maintenance Standards and
construction Best Management Practices.

m.  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.

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.

0. 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.

The applicant shall include an 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.

All new power and telephone utility lines from the street or nearest existing utility
pole to the main dwelling and/or any other structure on the property shall be
placed underground.

The applicant shall apply for a building permit and shall adhere to all requirements
from the Building Inspection Section, the Department of Public Works and the
Coastside Fire Protection District.

No site disturbance shall occur, including any vegetation removal or grading, until
a building permit has been issued.

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.
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14.

15.

16.

17.

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 San Carlos 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 San Carlos Avenue.
There shall be no storage of construction vehicles in the public right-of-way.

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

Noise sources associated with demolition, construction, repair, remodeling, or
grading of any real property shall be limited to the hours from 7:00 a.m. to 6:00
p.m. weekdays and 9:00 a.m. to 5:00 p.m. Saturdays. Said activities are
prohibited on Sundays, Thanksgiving and Christmas (San Mateo County
Ordinance Code Section 4.88.360).

Installation of the approved landscape plan is required prior to final inspection.

At the building permit application stage, the project shall demonstrate compliance
with the Water Efficient Landscape Ordinance (WELO) and provide required
forms. WELO applies to new landscape projects equal to or greater than 500 sq.
ft. 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 sq. ft. 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.

19



18.

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.

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 ft. in any direction utilize sub-
surface irrigation or other technology that prevents overspray or runoff.

At the building permit application stage, the applicant shall submit a tree
protection plan for any work within tree driplines or adjacent to off-site trees,
including the following:

a.

Identify, establish, and maintain tree protection zones throughout the entire
duration of the project;

Isolate tree protection zones using 5-foot tall, orange plastic fencing
supported by poles pounded into the ground, located at the driplines as
described in the arborist's report;

Maintain tree protection zones free of equipment and materials storage;
contractors shall not clean any tools, forms, or equipment within these
areas;

If any large roots or large masses of roots need to be cut, the roots shall be
inspected by a certified arborist or registered forester prior to cutting as
required in the arborist's report. Any root cutting shall be undertaken by an
arborist or forester and documented. Roots to be cut shall be severed
cleanly with a saw or toppers. A tree protection verification letter from the
certified arborist shall be submitted to the Planning Department within five
business days from site inspection following root cutting;

Normal irrigation shall be maintained, but oaks shall not need summer
irrigation, unless the arborist's report directs specific watering measures to
protect trees;

Street tree trunks and other trees not protected by dripline fencing shall be
wrapped with straw wattles, orange fence and 2x4 boards in concentric
layers to a height of eight feet; and

Prior to issuance of a building permit, the Planning and Building Department

shall complete a pre-construction site inspection, as necessary, to verify that
all required tree protection and erosion control measures are in place.
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Mitigation Measures of the Initial Study/Mitigated Negative Declaration

Minor edits made by staff to strength mitigation measures are shown in tracked changes
format (additions underlined, deletions shown in strikethrough).

19. Mitigation Measure 1: Upon the start of excavation activities and through to the

completion of the project, the applicant shall be responsible for ensuring that the
following dust control guidelines are implemented:

a.

All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded
areas, and unpaved access roads) shall be watered two times per day.

All haul trucks transporting soil, sand, or other loose material off-site shall be
covered.

All visible mud or dirt track-out onto adjacent public roads shall be removed
using wet power vacuum street sweepers at least once per day. The use of
dry power sweeping is prohibited.

All vehicle speeds on unpaved roads shall be limited to 15 mph.

All roadways, driveways, and sidewalks to be paved shall be completed as
soon as possible. Building pads shall be laid as soon as possible after
grading unless seeding or soil binders are used.

Idling times shall be minimized either by shutting equipment off when not in
use or reducing the maximum idling time to 5 minutes (as required by the
California airborne toxics control measure Title 13, Section 2485 of
California Code of Regulations [CCR]). Clear signage shall be provided for
construction workers at all access points.

All construction equipment shall be maintained and properly tuned in
accordance with manufacturer’s specifications. All equipment shall be
checked by a certified mechanic and determined to be running in proper
condition prior to operation.

Post a publicly visible sign with the telephone number and person to contact
at the Lead Agency regarding dust complaints. This person shall respond
and take corrective action within 48 hours. The Air District’'s phone number
shall also be visible to ensure compliance with applicable regulations.

Construction-related activities shall not involve simultaneous occurrence of

more than two construction phases (e.g., paving and building construction
would occur simultaneously).
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20.

Mitigation Measure 2: The applicant shall implement the following mitigation

measures to avoid direct impacts to California Red-legged Frog (CRLF), San
Francisco dusky-footed woodrat (SFDFW), and San Francisco Garter Snake

(SFGS) if present during the course of activities on the site:

a.

Pre-construction surveys for SFDFW houses shall be performed no less
than 30 days prior construction (including ground disturbance work and/or
demolition of existing structures). If stick houses are found and avoidance is
not feasible, the houses shall be dismantled by hand under the supervision
of a biologist. If young are encountered during the dismantling process, the
material shall be placed back on the house and a buffer of 25 to 50 feet
shall be established by the biologist for a minimum of three weeks to allow
young time to mature and leave the nest. Nest material shall be moved to a
suitable adjacent area for reuse. Pre-construction surveys shall be provided
to the Project Planner for review and approval, prior to start of any work at
the Project Site.

A pre-construction survey for CRLF and SFGS shall be performed within 48
hours of ground disturbing activities. Non-listed species if found, may be
relocated to suitable habitat outside the Project Site. If CRLF and/or SFGS
is found, work should be halted, and the USFWS will be contacted. If
possible, CRLF and SFGS should be allowed to leave the area on its own. If
the animal does not leave on its own, all work shall remain halted until the
USFWS provide authorization for work to resume. Pre-construction surveys
shall be provided to the Project Planner for review and approval, prior to
start of any work at the Project Site.

A biological monitor shall be present during initial vegetation removal and
ground disturbing activities to ensure no CRLF and SFGS are present.

No ground-disturbing work (including demolition or vegetation removal) shall
be performed during or within 48 hours of any rain event (greater than 0.5
inches) between November 1 and April 31 when CRLF are most likely to
disperse into upland habitats. Furthermore, no work shall occur within 30
minutes of sunrise or sunset during this period.

Tightly woven fiber netting or similar material shall be used for erosion
control or other purposes to ensure amphibian and reptile 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 tackifier hydroseeding
compounds. Compliance shall be demonstrated in an erosion and sediment
control plan provided with the building permit application.
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21.

22.

23.

f. An environmental training shall be provided to all workers prior to the start of
any activities regarding any sensitive biological resources. The training shall
include steps to identify and respond to a sighting, the laws and regulations
protecting those resources, and consequences of non-compliance. Date and
time of each training shall be reported to the County within one week of
completion.

Mitigation Measure 3: Although no archaeological resources were found on the
Project Area, it is possible that subsurface deposits may yet exist or that evidence
of such resources has been obscured by more recent natural or cultural factors
such as downslope aggradation and alluviation and the presence of non-native
trees and vegetation. Archaeological and historical resources and human remains
are protected from unauthorized disturbance by State law, and supervisory and
construction personnel therefore must notify the County and proper authorities if
any possible archaeological or historic resources or human remains are
encountered during construction activities and halt construction to allow qualified
Archaeologists to identify, record, and evaluate such resources and recommend
an appropriate course of action.

Mitigation Measure 4: In the event that cultural, paleontological, or archeological
resources are encountered during site grading or other site work, such work shall
immediately be halted in the area of discovery and the project sponsor shall
immediately notify the Director of Planning and Building of the discovery. The
applicant shall be required to retain the services of a qualified archeologist for the
purpose of recording, protecting, or curating the discovery as appropriate. The
cost of the qualified archeologist and any recording, protecting, or curating shall
be borne solely by the project sponsor. The archeologist shall be required to
submit to the Director of Planning and Building for review and approval a report of
the findings and methods of curation or protection of the resources. No further
grading or site work within the area of discovery shall be allowed until the
preceding has occurred. Disposition of Native American remains shall comply with
CEQA Guidelines Section 15064.5(e).

Mitigation Measure 5: The applicants and contractors shall be prepared to carry
out the requirements of California State law with regard to the discovery of human
remains, whether historic or prehistoric, during grading and construction. In the
event that any human remains are encountered during site disturbance, all
ground-disturbing work shall cease immediately, and the County coroner shall be
notified immediately. If the coroner determines the remains to be Native American,
the Native American Heritage Commission shall be contacted within 24 hours. A
qualified archaeologist, in consultation with the Native American Heritage
Commission, shall recommend subsequent measures for disposition of the
remains.
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24.

25.

Mitigation Measure 6: Prior to the issuance of the building permit for the

residence, the applicant shall revise the Erosion Control Plan to include the
driveway area and proposed measures and additional measures as follows,
subject to the review and approval of the Director of Planning and Building:

a. Protect Surface Water Locations: The Montecito Riparian Corridor is
location within close proximity of proposed disturbed areas on the subject
property. Please provide primary control measures (e.g., 2 rows of staked
fiber rolls) along the edge of the riparian corridor.

b.  Show location of utility trenches, indicate utility types, and identify timing of
installation.

C. Construction Access Routes: Over access points at the end of the paved
portion of San Carlos Avenue, construct a stabilized designated entrance(s),
using 3—4-inch fractured aggregate over geo-textile fabric.

Mitigation Measure 7: The applicant shall adhere to the San Mateo County-wide
Stormwater Pollution Prevention Program “General Construction and Site
Supervision Guidelines,” including, but not limited to, the following:

a. Delineation with field markers 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.

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. Stabilization shall
include both proactive measures, such as the placement of hay bales or coir
netting, and passive measures, such as re-vegetating disturbed areas with
plants propagated from seed collected in the immediate area.

e. Storage, handling, and disposal of construction materials and wastes
properly, so as to prevent their contact with stormwater.

f. 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.
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26.

27.

g. Use of sediment controls or filtration to remove sediment when dewatering
site and obtain all necessary permits.

h.  Avoiding cleaning, fueling, or maintaining vehicles on-site, except in a
designated area where wash water is contained and treated.

i. Limiting and timing applications of pesticides and fertilizers to prevent
polluted runoff.

J- Limiting construction access routes and stabilization of designated access
points.

k.  Avoiding tracking dirt or other materials off-site; cleaning off-site paved
areas and sidewalks using dry sweeping methods.

l. Training and providing instruction to all employees and subcontractors
regarding the Watershed Protection Maintenance Standards and
construction Best Management Practices.

m.  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
site shall be clear and running slowly at all times.

Mitigation Measure 8: Once approved, erosion and sediment control measures of
the revised Erosion Control Plan shall be installed prior to beginning any site work
and maintained throughout the term of grading and construction, until all disturbed
areas are stabilized. Failure to install or maintain these measures will result in
stoppage of construction until corrections have been made and fees paid for staff
enforcement time. Revisions to the approved erosion control plan shall be
prepared and signed by the engineer and submitted to the Building Inspection
Section.

Mitigation Measure 9: At the time of building permit application, the applicant shall
demonstrate compliance with the following measures as indicated on the
applicant-completed Development Checklist (Attachment H) or equivalent
measures, to the extent feasible. Such measures shall be shown on building
plans.

a. BAAQMD BMP: Comply with the Green Building Ordinance and achieve
CALGreen Tier 1 energy efficiency standards;

b. BAAQMD BMP: Install a solar photovoltaic system;

C. BAAQMD BMP: Incorporate a minimum of 15% recycled materials into
construction.
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Building Inspection Section

28.

29.

A building permit is required for this project. The issuance of building permits for
the Cypress Point project and the subject project will be timed to comply with
Policy 1.23 (Timing of New Housing Development in the Midcoast), which limits
the construction of new residential units in the Midcoast to no more than 40 per
year.

Addressing Form: The applicant shall complete an Addressing Form and meet
with a Building Technician prior to building permit application submittal.

Geotechnical Section

30.

A geotechnical report is required at the time of building permit application. The
specifications shall be in compliance with the applicable year of the California
Building Code. Significant grading profiles, grading proposals, foundation design
recommendations, retaining wall design recommendations, and basement design
recommendations, if any, shall be provided in the geotechnical report to be
submitted with the building permit application. For a vacant site, the Geotechnical
Report shall provide sufficient soil investigation data to evaluate the potential
hazards, for example, expansive soils, soil corrosivity, weak soil strength, and
liquefaction. If any hazards are found, mitigation shall be provided in foundation
design and grading proposal.

Drainage Section

31.

The following will be required at the time of building permit submittal:

a. An updated Drainage Report prepared and stamped by a Registered Civil
Engineer.

b.  Afinal Grading and Drainage Plan prepared and stamped by a Registered
Civil Engineer.

c. Anupdated C3 C6 Checklist (if changes to the amount of impervious area
were made during the design phase).

Coastside County Water District (District)

32.

Before issuance of a building permit, the District will still need to evaluate a
complete set of building plans (fire sprinkler, architectural, plumbing, mechanical,
green building, structural, civil, utility, and landscape/irrigation) to determine if the
water service capacity available is adequate for this development and complies
with all District regulations. Existing and new utilities must be clearly marked on
the drawings.
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33.

34.

35.

The project is required to comply with Coastside County Water District regulations
on water service and metering. The District performs inspections to verify
compliance with all District regulations during construction and a final inspection
when construction is complete. Fire sprinklers are 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, there shall be no cross connections.

If hydronic radiant climate control is used in the structure, approved backflow
protection shall be required for the domestic service.

The District’'s mapping system shows the water main extends to the APN
mentioned above. But if our mapping is not accurate, a pipeline extension would
be required to serve this property with domestic and fire service.

Granada Community Services District (GCSD)

36.

37.

38.

All new construction projects require a Sewer Connection Permit from GCSD. If
the subject parcel conforms in size with the County's zoning requirements, the
applicant may submit a sewer permit application after receiving County Planning
approval. Please have the applicant contact our office at (650) 726-7093 to obtain
instructions and an application form.

There is a sewer mainline facility available to serve the proposed project. The
applicant will be required to submit the constructions plans with their sewer permit
application form and other items. The construction plans must show all sewer
lines necessary for the development, including sewer pipes (lateral and sewer
mainline), appurtenances, manholes, cleanouts and sewer backflow devices, and
must conform to GCSD standards.

After submission of a complete application, a sewer connection permit will be
issued for this project over the counter, upon receipt of the Building Department
Pick-up Notice and payment of the permit fees.

Coastside Fire Protection District

39.

Add Note to plans: 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. The letters/numerals for permanent address
signs shall be 4 inches in height with a minimum 1/2-inch stroke. Residential
address numbers shall be at least six ft. above the finished surface of the
driveway. 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
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40.

41.

42.

43.

remote signage shall consist of a 6-inch by 18-inch green reflective metal sign
with 3-inch reflective Numbers/ Letters similar to Hy-Ko 911 or equivalent.
Temporary address numbers shall be posted prior to combustibles being placed
on site.

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.  Where 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.

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.

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.

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”.
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44,

45.

46.

47.

48.

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
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.

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.

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.

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%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.

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.
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49.

50.

51.

52.

53.

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.

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 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.

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.

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).

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.

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.
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54.

55.

56.

57.

58.

59.

60.

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.

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.

CFPD Ordinance 2023-03 Section IX - All roof installations regulated by California
Building Code Chapter 15 and Appendix Chapter 15 shall comply with CBC
Section 1505, but in no case shall be listed as less than a minimum of a Class B
roofing assembly.

CFC 2022 Section 304.1.2 - Weeds, grass, vines, or other growth that is capable
of being ignited and endangering property, shall be cut down and removed by the
owner or occupant of the premises. Vegetation clearance requirements in
wildland-urban interface areas shall be in accordance with Chapter 49.

CFC 2022 Section 4907.1 - Hazardous vegetation and fuels shall be managed to
reduce the severity of potential exterior wildfire exposure to buildings and to
reduce the risk of fire spreading to buildings as required by applicable laws and
regulations. Defensible space will be managed around all buildings and structures
in State Responsibility Areas (SRA) as required in Public Resources Code 4291.

CFC 2022 Section 4907.2 - Buildings and structures located in the following areas
shall maintain the required hazardous vegetation and fuel management:

a. All unincorporated lands designated by the State Board of Forestry and Fire
Protection as a State Responsibility Area (SRA).

b. Land designated as a Very High Fire Hazard Severity Zone by the Director.

C. Land designated in ordinance by local agencies as a Very High Fire Hazard
Severity Zone pursuant to Government Code Section 51179.

CRC 2022 Section R302.1 - Construction, projections, openings, and penetrations
of exterior walls of dwellings and accessory buildings shall comply with Table
R302.1(1); or dwellings and accessory buildings equipped throughout with an
automatic sprinkler system installed in accordance with Section R313 shall comply
with Table R302.1(2). Exceptions:
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61.

62.

63.

64.

65.

66.

67.

a. Walls, projections, openings, or penetrations in walls perpendicular to the
line used to determine the fire separation distance.

b.  Walls of individual dwelling units and their accessory structures located on
the same lot.

C. Detached tool sheds and storage sheds, playhouses and similar structures
exempted from permits are not required to provide wall protection based on
location on the lot. Projections beyond the exterior wall shall not extend over
the lot line.

d. Detached garages accessory to a dwelling located within 2 feet (610 mm) of
a lot line are permitted to have roof eave projections not exceeding 4 inches
(102 mm).

e. Foundation vents installed in compliance with this code are permitted.

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.

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.

CFC 2022 Section 507.2.2 - Water tanks for private fire protection shall be
installed in accordance with NFPA 22.

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 1 hour

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.

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.

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 3600 sq. ft. single family dwelling, use NFPA 1142.
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68.

69.

70.

71.

72.

73.

74.

75.

76.

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.

CFPD Standard FPE-005 - Water tanks shall be interconnected by using a
minimum 4-inch pipe diameter. Interconnection piping and valves must be
protected, or of a material not damaged by UV exposure. The cross connection
shall also have an appropriately sized control valve located at each tank.

NFPA 22 Section 4.2.1.2 - Where the water supply from a public service main is
not adequate in quality, quantity, or pressure, an alternative water source shall be
provided.

NFPA 22 Section 4.2.1.4 - The water supply shall be capable of filling the
minimum required fire protection volume within the tank in a maximum of 8 hours.

NFPA 22 Section 4.15.2 - A vent pipe shall have a cross-sectional area equal to a
minimum of one-half the area of the discharge pipe(s) or fill pipe, whichever is the
larger.

NFPA 24 Section 4.2.1 - Installation work shall be done by fully experienced and
responsible contractors. Contractors shall be appropriately licensed in the State of
California to install private fire service mains and their appurtenances.

NFPA 24 Section 10.9.1 - Backfill shall be well tamped in layers or puddle under
and around pipes to prevent settlement or lateral movement. Backfill shall consist
of clean fill sand or pea gravel to a minimum 6 inches below and to a minimum of
12 inches above the pipe and shall contain no ashes, cinders, refuse, organic
matter or other corrosive materials. Other backfill materials and methods are
permitted where designed by a registered professional engineer and approved by
the enforcing agency.

CFPD Standard FPE-005 - Water tanks located closer than 30 feet of structures
or flammable vegetation shall be constructed of non-combustible materials.

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).
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77.

78.

79.

80.

81.

82.

83.

84.

85.

86.

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.

CFPD Standard FPE-005 - Hydrants shall be placed in a concrete pad 4 inches
deep, and 2 ft. by 2 ft. minimum at base.

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.

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.

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.

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 inch below grade (36 inch if the pipe passes under a road
or is subject to heavy loads).

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.

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.

CFPD Standard FPE-005 - Rural hydrants used for drafting shall have at least one
4’/>-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'/-inch outlet with National Hose thread.

CFPD Standard FPE-005 - Hydrants shall have a permanent sign affixed, red in
color with white 1-inch letters stating, “Wet Draft Hydrant, No. gallons”, with the
gallons of water available for the hydrant provided.

Department of Public Works

87.

Prior to the issuance of the building permit, the applicant shall have prepared, by a
registered civil engineer, a drainage analysis of the proposed project and submit it
to the Department of Public Works 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
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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 for review
and approval.

88. Prior to the issuance of the building permit, 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.

89. 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.
Applicant shall contact a Department of Public Works Inspector 48 hours prior to
commencing work in the right-of-way.

90. Prior to the issuance of the building permit, the applicant will be required to
provide payment of "roadway mitigation fees" based on the square footage
(assessable space) of the proposed building per Ordinance No. 3277.

Deed Restriction

91. Prior to issuance of a building permit for the project, the applicant shall record a
deed restriction prohibiting current and future owners from constructing further
encroachments into the 30-foot riparian buffer area, requiring maintenance of
approved encroaching decks and walkways in pervious condition, and requiring
compliance with performance standards of riparian area and associated buffer
zones per the LCP. The deed restriction shall be subject to the approval of the
Director of Planning and Building prior to recordation.
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ATTACHMENT B: Location Map
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B LACASIA RESIDENCE

779 SAN CARLOS AVE.
EL GRANADA, CA 94018

B VICINITY MAP:
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B PLANNING INFORMATION:
APN: 047-105-020
ZONING: R-1/S-17
BLOCK NO.: ---
LOT NO.: ---
MAP PAGE/GRID: ---
LOT SIZE: 7,070 S.F.
ZIP CODE: 94018
YEAR BUILT: ---
BUILDING SIZE: 1,832 S.F.
LEVELS: 3

B PROJECT DATA:
EXISTING PROPOSED  TOTAL

B LOCAL AND STATE CODES:

All work shall comply with the current 2022 CA Building Code
and comply with the County of San Mateo Code and Planning
Ordinance including, 2022 CA Mechanical Code, 2022 CA
Plumbing Code, 2022Energy Code, 2022 California Green
Building Standard Code, 2022 California Electrical Code, and
the 2022 California Residential Code.

All walls to be sheetrocked with and 1/2" drywall and 5/8" drywall
on all ceilings.

All walls to be insulated with R-21 Batt Insulation.

Ceilings to have R-39+ Batt Insulation.

Floors to have R-19 Batt Insulation.

All tempered glass shall be rated.

All windows shall be properly flashed with modified bitumen and
Copper or stainless steal z-metal flashing at header trim.

LOT AREA: 7,070 S.F. --- S.F. 7,070 S.F.
LIVING AREA: --- S.F. 1,670 S.F. 1,670 S.F.
ADU: --- S.F. 791 S.F. 791 S.F.

GARAGE AREA: --- S.F. 371 S.F. 371 S.F.

COVERED DECK AREA: --- S.F. 63 S.F. 63 S.F.

DECK ABOVE 30" --- S.F. 120 S.F. 120 S.F.

MAXIMUM LOT COVERAGE ALLOWED (35.00 %): 24745 S.F.
EXISTING LOT COVERAGE (--- %): --- S.F.
PROPOSED LOT COVERAGE (18.48 %): 1,306 S.F.
TOTAL LOT COVERAGE (18.48 %): 1,306 S.F.
MAXIMUM FLOOR AREA RATIO ALLOWED (53.00 %) 3,747.1 S.F.
EXISTING FLOOR AREA RATIO (--- %) --- S.F.
PROPOSED FLOOR AREA RATIO (40.06 %) 2,832 S.F.
TOTAL FLOOR AREA RATIO (40.06 %) 2,832 S.F.

B WORKDESCRIPTION:

PROPOSED NEW RESIDENCE AND ADU.

B PROPOSED FLOOR PLAN (NOT ALL DETAILS MAY BE SHOWN):

SHEET NO.:
A1
A2
A3
A4
A5
A6
A7
A8
A9
A10
A11
A12
C-1

B PLAN SHEET LEGEND:

SHEET NAME:
GENERAL NOTES AND LEGEND
PROJECT NOTES AND SPECIFICATIONS
PROJECT NOTES AND SPECIFICATIONS
SITE PLAN
LANDSCAPE PLAN
1ST LEVEL - ADU
2ND AND 3RD LEVEL
EAST AND WEST ELEVATION
NORTH ELEVATION
SOUTH ELEVATION
BUILDING MATERIAL
PERSPECTIVE VIEWS
GRADING AND DRAINAGE PLAN
EROSION AND SEDIMENT CONTROL PLAN

GENERAL NOTES

All work shall comply with applicable codes and trade standard which govern
each phase of work, including, but not limited to: 2022 California Building Code
(C.B.C.), 2022 California Mechanical Code (CMC), 2022 National Electrical Code
(NEC), 2022 California Electrical Code (CEC), 2022 California Fire Code (CFC),
2022 California Plumbing Code (CPC), 2022 California Energy Standards (CES),
and all the applicable city, state, or local codes and/or legislation including 2022
California Green Building Standard Code.

It is the responsibility of the general contractor and all sub-contractors to check
and verify all the dimensions and conditions indicated on these drawings and
notify the designer of any discrepancies prior to commencing their work.

No guarantee for quality of construction is implied by the architectural
documents, and the general contractor shall assume full responsibility for any or
all construction deficiencies.

The owner & contractor agrees to indemnify, defend, & hold the designer
(HAWK DESIGN & CONSULTING), harmless from and against any and all
claims liabilities, suits demands, losses, costs, and expenses, including
reasonable attorney's fees and all legal expenses and fees incurred on appeal
and all interest thereon, accruing or resulting to any and all persons, firms, or
any other legal entity on account of any damage to property or persons,
including death, arising out of the performance or non-performance of
obligations under this agreement, except where the designer is found to be
solely liable for such damages or losses by a court or forum of competent
jurisdiction.

The general contractor shall verify size, location, & characteristics of all work and
equipment supplied by the owner or others, with the manufacturer or supplier,
prior to the start of related work.

Do not accumulate trash or debris on site. Promptly remove material from site
per local ordinance.

All dimensions given are to face or wall unless otherwise noted.
All dimensions take precedence over scale.

It is important that all delivery times be checked and holds placed on materials
as required to meet construction schedule.

Contractor to seal all penetrations, (e.g. from pipes, drilled holes, etc.), between
floors and walls.

All new walls or patched openings in existing walls shall be finished to match
adjacent surfaces.

Seal all control joints where exposed to view. Sealant color shall match the color
of the finish material.

Provide wood blocking in all stud walls at millwork and special item anchoring
points.

It is the intent of the drawings that all exposed surfaces receive finishes as
indicated on the drawings unless specifically noted otherwise. The general
contractor shall assume full responsibility for the coordination of the complete
finish-out of the project. Any surfaces which do not have a specific finish noted,
nor are noted to remain unfinished, shall be brought to the attention of the
designer and finished per the designer’s instructions.

Provide USG Durock cement board at all areas subject to water or moisture.

The temporary (N.F.R.C.) Label which states the listed u-value for all
fenestration products shall not be removed prior to inspections.

Verify rough-in dimensions for equipment provided on this contract and
equipment by others.

All equipment, fixtures, & other manufactured items shall be installed in strict
accordance with the manufacturer's recommendations.

Electrical, plumbing, & HVAC are design/build portions of the work

Design/build portions of the work shall incorporate all design elements, specific
fixtures, apparatus, appliances, & performance & aesthetic criteria shown in the
these documents in their designs. design/build sub-contractors shall provide all
necessary drawings & calculations to size lines & equipment & to obtain
respective permits. No compensation shall be made by the planning consultant
or any design or related fees for these portions of the work.

Details indicated on the drawings are representative and typical. All attachments
and connections shall conform to best practice and shall be the contractor's
responsibility.

These drawings are "instruments of service" & therefore the copyright property of
HAWK DESIGN & CONSULTING. The design and specifications are for use
only on the subject property and project, unless prior agreements have been
made. Any use, re-use, change, revisions or reproductions of these drawings
without expressed written permission of HAWK DESIGN & CONSULTING is
strictly prohibited by law. In the event of unauthorized use of these drawings, the
user shall hold the designer harmless and bear responsibility of any related legal
costs.

P.0. BOX 3535 HALF MOON BAY,
650 . 560 . 8100
www.hawkdesignandconsulting.com

B PROJECT:
LACASIA RESIDENCE

B OWNER:
Elizabeth Lacasia

B PROJECT ADDRESS:

779 SAN CARLOS AVE.
EL GRANADA, CA 94018

B CONTACT INFORMATION

EMAIL: elacasia@gmail.com
PHONE: 650-766-2706

CA 94019

B APPROVAL

OWNER/AGENT

GENERAL CONTRACTOR

SUBCONTRACTOR

NO. REVISION/DESCRIPTION

DATE

1 PLANNING SUBMITTAL

10/18/24

SHEET TITLE:

GENERAL NOTES AND

LEGEND

DRAWN BY:

Author

CAD FILE:

SCALE:
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PLEASE VERIFY ALL DIMENSIONS AND REVIEW
DETAILS AND NOTES FOR, BUT NOT LIMITED TO,

CABINETS, PLUMBING, STRUCTURAL, AND
ELECTRICAL COMPONENTS.

DESIGNER IS NOT RESPONSIBLE FOR INCORRECT
MEASUREMENTS. ANY AND ALL DIMENSIONAL
DISPUTES SHALL BE BROUGHT TO THE DESIGNER'S

AND/OR CONTRACTOR'S ATTENTION.




ll PROJECT NOTES

1. The work included under this contract consists of all labor, materials,
transportation, tools and equipment necessary for the construction of
the project leaving all work ready for use; excluding materials provided by owner.

2. All construction shall conform to the 2022 California building, 2022
California residential, 2022 California fire, 2022 California mechanical,

2022 California electrical, 2022 California energy, 2022 California plumbing
and 2022 California green building standards codes.

3. Conflict, the most stringent requirements shall apply.

4. All work described in the drawings shall be verified by the contractor for
dimension, grade, extent and compatibility to the existing site. Any errors,
omissions, conflicts, discrepancies and unexpected conditions that effect
or change the work described in the contract documents shall be brought
to the designers attention immediately. Do not proceed with the work in the
area of discrepancy until all such discrepancies are resolved. If the contractor
chooses to do so, contractor shall be proceeding at their own risk. Any revision to the
set of plans must be submitted to and approved by the County of San Mateo
building department prior to the revision being completed.

5. The general contractor shall maintain a current and complete set of the
construction approved plans for use of all the trades, and shall provide all the sub

contractors
with current construction documents as required.

6. The general contractor shall verify and assume responsibility for all dimensions

and site conditions. The general contractor shall inspect the existing premises
and take notes of existing conditions prior to submitting prices. No claim shall

be allowed for difficulties encountered which could have reasonably been inferred
from such and examination.

7. Written dimensions take precedence. Do not scale drawings.

8. All dimensions to and from new construction when shown in plan are to face of
interior finish or structural member unless otherwise noted.

9. All dimensions on reflected ceiling plans and elevations are from face of finish
or center line of column to center line of fixtures(s).

10. All vertical dimensions are to face of finish & finish floor, unless otherwise noted.

11. All dimensions noted "verify" and "V.L.F." are to be checked by contractors prior
to construction. Inmediately report any variances to the designer for resolution.

12. All walls are wood studs @ 16" O.C. unless otherwise noted.

13. Coordinate all work with existing conditions, including but not limited to irrigation
pipes, electrical conduit, water lines, gas lines, drainage lines, etc.

14. Contractors shall provide all seismic bracing and hold-down clips as required
by code for all suspended ceiling and soffit framing conditions.

15. Provide adequate temporary support as necessary to assure the structural value
or integrity of the building.

16. Protect all existing building and site conditions to remain including walls, cabinets,
finishes, trees and shrubs, paving, etc.

17. Details shown are typical. Similar details apply in similar conditions.

18. Verify all architectural details with structural, civil, and design/build before ordering
or installation of any work.

19. Where locations of windows and doors are not dimensioned, they shall be
centered in the wall placed two stud widths from adjacent wall as indicated on the
drawings.

20. Omissions from the drawings and specification or the mis-distributions of the work
which is manifestly necessary to carry out the intent of the drawings and
specifications, or which is customarily performed, shall not relieve the contractor
from such omitted or misdescribed details of the work as if fully and completely set
forth and described in the drawings & specifications.

21. All changes in floor materials occur at centerline of door or framed opening unless
otherwise indicated on the drawings.

22. Install all fixtures, equipment and materials per manufacturers recommendations.

23. Verify clearances for vents, chases, soffits, fixtures, etc. Before any construction,
ordering, or installation of any items of work.

24. Sealant, caulking and flashing, etc. Locations shown on drawings are not
intended to be inclusive. Follow manufacturer's installation recommendation and
standard industry and building practices.

25. All roof deck penetrations and exterior wall openings shall be guaranteed by the
contractor to be water tight for a minimum of five years after substantial
completion of all work under this contract.

26. The general contractor shall remove all rubbish and waste materials of all
subcontractors/trades on a regular basis, and shall exercise a strict control
over job cleaning to prevent any direct debris or dust from affecting, in any way,
finished areas in or outside job site.

27. Contractor shall leave premises and all affected areas clean and orderly, ready for
occupancy. This includes cleaning of all glass (inside and outside) and frames,
both new and existing.

28. All wood in contact with concrete shall be pressure treated.

29. A certificate of construction compliance, signed by the general based upon his
observation of the construction work shall be submitted to the inspecting building
official prior to issuance of a certificate of occupancy.

30. All exterior windows to be weathered-stripped per title 24 requirements.

31. Install smoke detectors in accordance with specifications and in conformance
with local fire marshal requirements.

32. Glass subject to human impact shall be safety glazing material to meet state and
federal requirements.

33. Survey monuments within the area of construction shall be preserved or reset by
a registered civil engineer or a licensed land surveyor.

34. Provide on site health and safety facilities including temporary bathrooms and wash

stations.

35. All non-compliant plumbing fixtures shall be replaced with appropriate water

conserving plumbing fixtures. plumbing replacement is required prior to issuance of a

certificate of final completion, certificate of occupancy, or final permit approval by a local

building department. [CALLGREEN 4.303.1] NON COMPLIANT PLUMBING FIXTURE

MEANS ANY OF THE FOLLOWING [CALIFORNIA CIVIL CODE. 1101.3(c)

(1) any toilet manufactured to use more than 1.6 gallons of water per flush.

(2) any urinal manufactured to use more than one gallon of water per flush.

(3) any showerhead manufactured to have a flow capacity of more than 2.5 gallons of water
per minute.

(4) any interior faucet that emits more than 2.2 gallons of water per minute.

36. Mechanical and gravity outdoor air intake openings shall be located a minimum of 10
feet from any hazardous or noxious contaminant, such as vents, chimneys, plumbing
vents, streets, alleys, parking lots and loading docks, except as otherwise specified in this
code. Toilet rooms, bathrooms and kitchens shall not be considered hazardous or
noxious. [R303.5.1]

37. Where a water heater is installed in an attic, attic-ceiling, floor-ceiling assembly, or
floor-subfloor assembly where damage results from a leaking water heater, a watertight
pan of corrosion resistant materials shall be installed beneath the water heater with not
less than % of an inch diameter drain to an approved location. [CPC 507.5]

[l PAINT PREPERATIONS

[l SURFACE PREPERATION - STUCCO REQUIREMENTS

ll WINDOW DATA

[l ASBESTOS, LEAD AND MOLD REMEDIATION AND ABATEMENT
REQUIRED PROCEDURES. REFERENCE TO HARZARD MANAGEMENT SERVICE, INC. HAZMAT REPORT

INCLUDING BUT NOT LIMITED TO REMEDIATION AND GENERAL REQUIREMENTS FOR REMOVAL OF
FLOORING MATERIALS, LEAD BASED PAINT AND LEAD BASED TILE. DATED FEBRUARY 1, 2012.

PLEASE NOTE: Contractor and owner is notified, dwelling built prior to 1978 may
present exposure to lead poisoning as a result of lead-based paint and/or lead-based
material hazards. Therefore the contractor is required to perform a pre-construction
risk assessment, testing and or inspection for possible lead-based hazards prior to
ratifying any agreement with owner to perform scope of work. Contractor is
responsible for all lead-based paint or other material abatement in this scope, in line
with but not limited to the federal Department of Environmental Protection (EPA) and
all applicable other cities, state, or local codes and or legislation.

ALSO NOTE: Contractor and owner is notified "popcorn" ceilings, 9x9 Vinyl
Composite Tile (VCT) tiles, flooring mastics, flooring, ducting, roofing and siding may
and can contain harmful asbestos: therefore, contractor is responsible to identify
such hazards and perform pre-construction risk assessment testing and inspection
for possible asbestos hazards prior to ratifying any agreement with owner to perform
scope of work. Contractor is responsible for all asbestos abatement regarding this
scope, in line with but not limited to the federal Department of Environmental
Protection (EPA) and all applicable other cities, state, or local codes and or
legislation. Contractor to test and abate lead tiles per county and state requirements.
REGARDING MOLD INSPECTION: Molds, fungus, mildew, and similar organisms
("Mold Conditions") may exist in the property of which the owner and designer is
unaware and has not actual knowledge. The mold conditions generally grow in
places where there is excessive moisture, such as where leakage may have
occurred in roofs, pipes, walls, plant pots or where there has been flooding. A
professional inspection may not disclose mold conditions. As a result, owner or
contractors may wish to obtain an inspection specifically for mold conditions to more
fully determine the condition of the property and this environmental status prior to
commencing work. Neither the designer, owner nor owner’s agents are experts in the
field of mold conditions and other related conditions therefore contractors shall not
rely on designers, owners or its agents for information relating to such conditions.
Contractor is strongly encouraged to satisfy itself as to the condition of the property
prior to any contractual agreement. Hold harmless: contractors decision to
commence with approved scope of work on the property is independent of
representation of the designer, owner or owners agents involved in the transaction
regarding mold conditions. accordingly, contractor agrees to indemnify and hold
harmless designer and owner in the event any mold conditions are present on the
property.

[l STAIR AND HANDRAIL DATA

1. Lead paint remediation as indicated by ASBESTOS, LEAD AND MOLD REMEDIATION
AND ABATEMENT per above. Reference to Hazard Management Service, INC. Hazmat
report including but not limited to remediation and general requirements for removal of
flooring materials, lead based paint, lead based tile. Dated February 1, 2012.

2. Nail holes or imperfections to be filled with a bondo or wood putty and sanded.

3. New wood to be painted promptly (within a few weeks) because weathering of the
wood will reduce adhesion of primer and paint.

4. Dull any shiny (mill glazed) areas with fine grit (#220) sandpaper.

5. Moisture in treated wood left from the treatment process to be allowed to dry prior to
painting; once constructed, two weeks' exposure to the weather to be adequate for
most siding materials.

6. Previously painted wood with a sound paint surface, will require removal of dirt,
chalk, etc. by scrubbing with detergent and water (rinse thoroughly) or by careful
power washing using plain water; NOTE: Contractor responsible for woods that tend to
be very soft, such as old and weathered cedar and redwood, can easily be damaged by
high pressure jet of power washing.

7. Previously painted wood with flaking or peeling paint req. removal of all loose or
poorly adhering paint. If gloss or semigloss paint will be used, follow by sanding with
fine grit (#220).

8. Dull any glossy paint by sanding with fine (#220) grit garnet paper; wear eye
protection, dust mask and work gloves.

9. Treat any mildew with a 3:1 water: household bleach mixture, leaving it on for 20
minutes and adding more as it dries; wear eye and skin protection; rinse thoroughly;
10. Refresh the surface of any weathered wood by sanding with medium grit (#120)
garnet paper, sanding in the direction of the grain.

1. Lead paint remediation as indicated by ASBESTOS, LEAD AND MOLD
REMEDIATION AND ABATEMENT per above. Reference to Hazard Management
Service, INC. Hazmat report including but not limited to remediation and general
requirements for removal of flooring materials, lead based paint, lead based tile.
Dated February 1, 2012.

2. Fresh stucco surfaces must be cured for 30 days prior to painting unless
otherwise authorized in writing.

3. If efflorescence is present, remove by hand wire brushing; wear eye protection
and gloves; identify and eliminate any source of water from behind the stucco that
could have caused the efflorescence scrape out and widen any cracks; brush out
dust, and seal with 100% acrylic and siliconized acrylic caulk; make second
application in several hours if needed.

4. Treat any mildew with a 3:1 water: household bleach mixture, leaving it on for 20
mins and adding more as it dries: wear eye and skin protection: rinse thoroughly.
5. Remove dirt, chalk, dust, unbound sand, treated mildew, etc. by scrubbing with
detergent and water, and rinse thoroughly: or power wash with plain water, taking
care to not drive water into cracks or porous areas.

1. All new (N) stairs shall have a maximum rise of 7 3/4" and a minimum run of
11". The maximum drop (elevation change) at all door thresholds shall be 7
3/4".

(a) Stairways shall have handrails or stair railings on each side, and every
stairway required to be more than 88 inches in width shall be provided with not
less than one intermediate stair railing for each 88 inches of required width.
Intermediate stair railings shall be spaced approximately equal within the entire
width of the stairway.

Note: Intermediate stair railings may be of single rail construction.
Exceptions:

(1) Stairways less than 44 inches in width may have one handrail or stair
railing except that such stairways open on one or both sides shall have stair
railings provided on the open side or sides.

(2) Stairways having less than four risers need not have handrails or
stair railings.

(3) Stairways giving access to portable work stands less than 30 inches
high.

(4) Stairs that follow the contour of tanks or other cylindrical or
spherical structures where the construction requires the inside clearance
between the inside stair stringer and wall or tank side to be 8 inches or less,
shall not be considered an "open side."

(5) Guardrails may be erected provided a handrail is attached.

(b) A stair railing shall be of construction similar to a guardrail (see Section
3209) but the vertical height shall be in compliance with Section 3214(c). Stair
railings on open sides that are 30 inches or more above the surface below shall
be equipped with midrails approximately one half way between the steps and
the top rail.

Note: Local building standards may require 4-inch spacing of intermediate
vertical members.

(c) The top of stair railings, handrails and handrail extensions installed on or
after April 3, 1997, shall be at a vertical height between 34 and 38 inches above
the nosing of treads and landings. For stairs installed before April 3, 1997, this
height shall be between 30 and 38 inches. Stair railings and handrails shall be
continuous the full length of the stairs and, except for private stairways, at
least one handrail or stair railing shall extend in the direction of the stair run
not less than 12 inches beyond the top riser nor less than 12 inches beyond the
bottom riser. Ends shall be returned or shall terminate in newel posts or safety
terminals, or otherwise arranged so as not to constitute a projection hazard.

(d) A handrail shall consist of a lengthwise member mounted directly on a wall
or partition by means of brackets attached to the lower side of the handrail so
as to offer no obstruction to a smooth surface along the top and both sides of
the handrail. The handrail shall be designed to provide a grasping surface to
avoid the person using it from falling. The spacing of brackets shall not exceed
8 feet.

(e) Handrails projecting from a wall shall have a space of not less than 1 1/2
inches between the wall and the handrail.

(f) The mounting of handrails shall be such that the completed structure is
capable of withstanding a load of at least 200 pounds applied in any direction
at any point on the rail.

Exception: Handrails and stair rails on flights of stairs serving basements or
cellars that are covered by a trap door, removable floor or grating when not in
use, shall stop at the floor level or entrance level so as not to interfere with the
cover in the closed position. (Title 24, Part 2, Section 1006.9.2.7a.)

CALGREEN MANDATORY MEASURES

1. ALL WINDOWS TO MEET SECTION R310.1 LISTED
BELOW:

A. Openings must be no more than 44" above the
floor.

B. Opening shall have a min. clear opening of 5.7
SQ.FT.

C. Opening shall have a min. clear height of 24".

D. Openings shall have a min. clear width of 20".

2. All windows shall meet Title-24 energy specifications.
Please note: Installation stickers may be required by local
officials as proof of new windows meeting title 24 or safety
requirements.
3. All windows shall have Low-E glass.

4. Z-bar flange may need to be ripped and caulked to fit opening

5. Include ANS and all applicable CAL fire codes or WUI(Wild Land Urban
Interface codes).

6. Provide safety glazing for tub/shower enclosures and doors. Minimum width
of shower doors is 22". Doors shall open outward. Shower door or rod shall be
installed prior to final.

7. Provide safety glazing for windows in tub or shower enclosures within 60"
above the drain inlet.

A: Duct sytems are sized, designed, and have their equipment selected per section 4.507.2
B: Protect annular spaces around pipes, electric cables, conduits at exterior walls against
the passage of rodents per CALGreen Section 4.406.1.

C: Cover duct openings and other related air distribution component opneings during
construction per CALGreen Section 4.504.1.

D: Adhesives, sealants and caulks shall be compliant with VOC and other toxic compound
limits per CALGreen Section 4.504.2.1.

E: Paints, stains and other coatings shall be compliant with VOC limits per CALGreen
4.504.2.2.

F: Aerosol paints and coatings shall be compliant with product weighted MIR limits for
ROC and other toxic compounds per CALGreen Section 4.504.2.3.

G: Carpet and Carpet systems shall be compliant with VOC limits per CALGreen Section
4.504.3.

H: Minimum 80% of floor area receiving resilient flooring shall comply with CALGreen
Section 4.504.4.

I: Particleboard, medium density fiberboard (MDF) and hardwood plywood used in interior
finish systems shall comply with loy formaldehyde emission standards.

J: install capillary break and vapor retarder at slab on grade foundations per CALGreen
Section 4.505.2.

K: Check moisture content of building materials used in wall and floor framing before
enclosure per CALGreen SEction 4.505.3.

FOUNDATION VENT NOTES

R408.1 Ventilation. The under-floor space between the bottom of the floor
joists

and the earth under any building (except space occupied by a basement)
shall have ventilation openings through foundation walls or exterior walls.

The minimum net area of ventilation openings shall not be less than 1
square foot (0.0929 m2) for each 150 square feet (14 m2) of under-floor
space area, unless the ground surface is covered by a Class 1 vapor
retarder material.

When a Class 1 vapor retarder material is used, the minimum net area of
ventilation openings shall not be less than 1 square foot (0.0929 m2) for
each 1,500 square feet (140 m2) of under-floor space area. One such
ventilating opening shall be within 3 feet (914 mm) of each corner of the
building.

Ventilation openings shall be covered for their height and width with any of
the following materials provided that the least dimension of the covering
shall not exceed 1/4 inch (6.4 mm)

Il DEMOLITION NOTES

1.1 Principal work in this section.

A. Demolish existing construction where indicated on the
drawings and required by job conditions.

B. Protect existing construction designated to remain.

C. Remove demolished items from the site and dispose of them
in a legal manner.

.2 Related work in other sections.

A. Disconnecting, cutting, capping or relocating any active
utility lines encountered.

1.3 Reference standards.

A. ANSI A10.6 "safety requirements for demolition" published by
the American National Standards Institute.

1.4 Protection.

A. Cease operations and immediately notify the designer if the safety
of existing construction appears to be endangered at any time. Take
precautions to support such endangered construction and do not
resume operations until authorized by the designer.

2.0 Execution
2.1 Ownership of demolished materials.

A. All demolished materials shall become the contractor's
property unless otherwise directed by the owner.

B. Remove demolished materials from the site and dispose of
them in a legal manner. No on-site sale or burning of
demolished materials will be permitted.

2.2 Performance of work.

A. The contractor shall be fully responsible for the
adequacy and installation of all the temporary shoring
systems used during the removal of all structural elements.

B. The drawings do not necessarily indicate the full extent of the work
required to be performed. Inspect the existing construction carefully
to determine the full extent of compensation will be allowed because
of failure to estimate the full extent of the work for any contingencies
in connection there with.

C. All work shall be performed by the skilled and properly equipped
personnel. Demolition and removal of items scaffold high
or higher shall be lowered by controlled methods, not by
throwing or dropping. Perform cutting and stripping so that
the work to remain is undamaged and in such manner that the
new work can properly connected with it.

2.3 Methods:

A. Procedure
1. Sawing:

a. Sawing shall be performed by experienced craftsmen
customarily engaged in and properly equipped for the
performance of the type of work required by job conditions.

b. Provide wet vacuum equipment as required for
control of waste cooling water.

2.4 Demolition for installation of piping, conduit, etc.
2.5 Damage and repair
A. Repair, restore or replace damage to existing construction which occurs
as a result of demolition operations at no additional cost to the owner.
2.6 Clean-up
A. Do not allow demolished materials to accumulate on the
premises. Provide for continuous removal and legal off
site disposal of demolished materials as work progresses.

1

Demolition and preparation
General
Scope: furnish equipment and perform labor required
to execute necessary to complete the contract
including, but not limited to these major items:
a. Removal of perimeter hardscaping
b. Removal of single family dwelling
c. Debris removal
1.2 Related work specified elsewhere
A. All new work.
1.3 General requirements.

A. Field conditions: take into consideration as necessary
work all obvious existing conditions and installations on
the site as though they were completely shown or
described. Accept the site of the work as it exists and
clear obstructions to the work indicated.

B. All contractors submitting proposals for this work shall
first examine the site and all conditions and limitations
thereon and thereabouts. All proposals shall take into
account all such conditions and limitations whether or not
the same are specifically shown or mentioned in any of
these documents and every proposal shall be construed as
in every part as shown, described or reasonably required
or implied and attain the completed conditions
contemplated by the contractor.

C. Codes: Perform all work in accordance with the building
code of the governing bid having jurisdiction the governing
state industrial safety orders and the requirements of the
Occupational Safety and Health Act.

D. Unforeseen conditions: include in the base bid miscellaneous
cutting and patching necessitated as a result of
unforeseen conditions.

E. Noise control: Carry on all work in a manner which will
produce the least amount of noise. Instruct all workmen in
noise control procedure.

F. Dust control: Carry on all work in a manner which will
produce the least amount of dust. Implement dust control
procedures like spraying and ground watering.

2.0 Execution
2.1 Protection

A. Glass: Provide such protection as may be required to
prevent glass breakage at no additional cost, replace in
kind all broken glass.

B. Lowering Material: Provide hoists and chutes as required
to lower removed material. Throwing dropping or permitting
the free fall of material and debris from heights which would
cause damage to work to remain, undo noise
or nuisance or excessive dust is expressly prohibited.

C. Protection of personnel: Erect signs, barricades and such
other forms of warning as may be requested to prevent
personnel from putting themselves in the way of injury.

D. Existing work to remain: Provide such forms of protection
as may be necessary to prevent damage to existing work and
equipment to remain.

2.2. General Demolition:
A. Remove as described in 1.1
2.3 Mechanical, electrical and plumbing

A. Carefully preview plans and determine lines to be removed and
those to be kept active or to be reactivated. Protect lines to remain.
Provide for minimum service interruption of lines to remain.

B. Remove lines completely wherever possible. Cut and cap or plug in
positive manner.

2.4 Removed Material and Debris.

A. All removed material, not otherwise designated, and all debris becomes
the property of the contractor who shall remove it from the site.

B. Do not allow materials and debris generated by demolition

activities to accumulate, remove daily and dispose of in a legal manner.
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10.

GENERAL

Provide each bedroom, basement, and habitable attics with a minimum of one exterior
window with a 44” maximum clear opening height, 5.7 sq. ft. minimum clear openable
area (minimum 5.0 sq. ft. at grade floor openings), 24” minimum clear openable
height and 20” minimum clear width, or an openable exterior exit door. (CRC R310.2.1
and CRC R310.2.2) Window wells, ladders, and steps shall comply with CRC R310.2.3.
Bars, grilles, covers, ands screens shall be releasable or removable from the inside
without the use of a key, tool, special knowledge, or force greater than 15Ibs to oper-
ate the emergency escape and rescue openings. (CRC R310.4) Photovoltaic panels
& modules shall not be below an emergency escape and rescue opening
within 36”. (R324.6.2.2)

Each bathroom containing a bathtub, shower or tub/shower combination shall be me-
chanically ventilated with Energy Star approved equipment (minimum 50cfm) with an
integral humidistat installed. (CRC R303.3.1)

Provide attic cross ventilation: 1/150 of attic area or 1/300 with at least 40% but not
more than 50% of vents are a maximum 3 ft. below the ridge or highest space in the
attic and the balance is provided in the lower third of the attic space (not lim-
ited to eaves or cornice vents). As an alternative in Climate Zone 16 (Truckee re-
gion), the net area may be reduced to 1/300 when a Class I or II vapor barrier is in-
stalled on the warm-in-winter side of the ceiling. Baffles are required at vents for insu-
lation. Provide minimum of 1” inch of air space between insulation and roof sheathing.
(CRC R806)

Enclosed rafter spaces shall have a 1-inch clear cross ventilation. (Properly sized raft-
ers for insulation) (CRC R806.3)

Under floor cross ventilation: minimum 1.0 sq. ft. for each 150 sqg. ft. of under floor
area. When a class 1 vapor retarder is installed on the ground surface the minimum
area of ventilation may be limited to 1sq.ft for each 1,500 square feet of under-floor
space. One ventilation opening shall be within three (3) feet of each corner of the
building (CRC R408.1). Unvented crawl spaces shall comply with CRC R408.3. Un-
vented crawl space added option for dehumidification of 70 pints moisture
per day per 1,000 sf to requirement for exemption. (R408.3)

Exterior balconies and elevated walking surfaces exposed to water, where
structural framing is protected by an impervious moisture barrier require
construction documents with manufacturer’'s installation instructions
(R106.1.5). Must be inspected and approved before concealing barrier.
(R109.1.5.3)

Enclosed framing in exterior balconies and elevated walking surfaces ex-
posed to rain, snow or drainage from irrigation shall be provided with cross-
ventilation area of at least 1/150. (R317.1.6)

Provide landings and a porch light at all exterior doors. Landings are to be minimum 3
ft deep x width of door. Landings at required egress doors may step down a maximum
of 7.75 inches when the door does not swing over the landing and 1.5 inches when
door swings onto the landing. Other than required exterior exit doors may have a
threshold of 7.75 inches maximum; a landing is not required if a stair with two or few-
er risers is located on the exterior side and the door does not swing over the stairway.
(CRCR311.3-R311.3.2)

Mezzanines shall not be greater than 1/3 of the story unless fire sprinklers
are installed then the area can be 12 of the story. (R325.3)

The following windows shall be fully tempered: (CRC R308.4)

Sliding/swinging glass doors

Glazing in walls and enclosures facing hot tubs, spas, whirlpools, saunas, steam
rooms, bathtubs, showers and swimming pools where the glazing is less than 60 inch-
es above the standing surface within the compartment and within 60 inches horizon-
tally of the water’s edge (CRC R308.4.5)

Glazing within a 24" arc of a door that is less than 60 inches above the floor. Safety
glazing required on a wall less than 180 degrees from the plane of the door in a
closed position and within 24" of hinge side of an in-swing door. (R308.4.2)

Glazing where the exposed area is greater than 9sq.ft, bottom is less than 18 in. and
at least 36 in. above the floor, and adjacent to a walking surface

Within 60in. of the bottom tread of a stairway and less than 36in. above the landing
Glazing in guards and railings

Glazing adjacent to stairways, landings, and ramps within 36in. horizontally of the
walking surface less than 36in. above the walking surface

FOUNDATIONS & CONCRETE SLABS

Slope drainage 6” within the first 10ft. from the foundation wall. If physical obstruc-
tions or lot lines prohibit the 10ft distance, a 2-5 percent slope shall be provided to an
approved alternative method of diverting the water away from the foundation. Imper-
vious surfaces shall also be sloped a minimum of 2 percent for 10ft away from struc-
tures to an approved drainage way. (CRC R401.3)

Footings shall extend at least 12 inches into the undisturbed ground surface. (CRC
R403.1.4) Unless erected on solid rock, to protect against frost and freezing, the mini-
mum foundation depth is 18 inches below grade if between 4,000-7,000 foot elevation
and 24 inches below grade for 7,000 foot elevation and above. Exception: Interior
footings shall be a minimum of 12 inches below grade. (L-V 3.14)

Stepped footings shall be used when slope of footing bottom is greater than 1 in 10
(V: H). Step footing detail shall be shown on building elevations and foundation plan.
(CRC R403.1.5)

Concrete slabs: 3 2" minimum (CRC R506.1). Slabs under living areas and garages
shall be reinforced with wire 6” x 6", 10 gauge x 10 gauge welded mesh or equivalent
steel reinforcement and 4” thickness of 3/8 minimum gravel under the concrete slab.
Separate from soil with a 6 mil polyethylene vapor retarder with joints lapped not less
than 6 inches in living areas. A capillary break shall be installed when a vapor retard-
er is required.

Provide an 18" x 24" under-floor access, unobstructed by pipes or ducts and within 5
of each under-floor plumbing cleanout and not located under a door to the residence,
is required. Provide a solid cover or screen. (CRC 408.4 & CPC 707.9)

Minimum sill bolting: 2" anchor bolts or approved anchors at 6 ft. o.c. maximum for
one-story. (CRC R403.1.6) Use anchor bolts at 4 ft. o.c. maximum for three story con-
struction. Embed bolts 7 minimum. The anchor bolts shall be placed in the middle
third of the width of the plate. Locate end bolts not less than 7 bolt diameters, nor
more than 12" from ends of sill members. In SDC DO and above: Provide 3"X3"X0.229
plate washers on each bolt at braced or shear wall locations, standard cut washers
shall be permitted for anchor bolts not located in braced/shear wall lines. (CRC
R403.1.6.1 & R602.11.1)

CLEARANCES AND TREATMENT FOR WOOD FRAMING

Weather exposed glu-lam, beams and posts shall be pressure treated or shall be wood
of natural resistance to decay (CRC R317.1.3 & 5)

Columns exposed to the weather or in basements when supported on concrete pier or
metal pedestals shall be pressure treated or natural resistance to decay unless the
pier/pedestals project 1” above concrete or 6” above earth and the earth is covered
by an approved impervious moisture barrier. (CRC R317.1.4 exc. 1)

Columns in enclosed crawl spaces or unexcavated areas located within the periphery
of the building shall be pressure treated or natural resistance to decay unless the col-
umn is supported by a concrete pier or metal pedestal of a height 8” or more and the
earth is covered by an impervious moisture barrier. (CRC R317.1.4 exc. 2)

Deck posts supported by concrete piers or metal pedestals projecting not less than 1”
above a concrete floor or 6” above exposed earth. (CRC R317.1.4 exc. 3)

FLOORS

Under-floor areas with storage, fuel-fired equipment or electric-powered equipment
with less than 2x10 solid joists shall be protected on the underside by half-inch sheet-
rock or a sprinkler system. (R302.13

Balconiges must be designed for a minimum live load of 60Ibs per square foot. (CRC T-
R301.5

WALLS

Positive connection shall be provided to ensure against uplift and lateral displacement.
(CRC R502.9 & CBC 2304.10.7)

All fasteners used for attachment of siding & into pressure treated lumber shall be of a
corrosion resistant type. (CRC R317.3)

Fire-block in concealed spaces of stud walls/partitions, vertically at ceiling/floor levels,
& horizontally at 10ft. intervals. Fire-block at soffits, drop ceilings/similar locations &
in concealed spaces at the top/bottom of stair stringers. (CRC R302.11)

Provide approved building paper under the building siding and approved flashing at
exterior openings. (CRC R703.2) Specify a minimum of 2 layers of Grade D paper un-
der stucco and 2 layers of 15Ib felt (or equivalent) under stone veneer.

Stucco shall have a minimum clearance to earth of 4 inches and 2 inches to paved
surfaces with an approved weep screed. (CRC R703.7.2.1) Masonry stone veneer shall
be flashed beneath the first course of masonry and provided with weep holes immedi-
ately above the flashing. (CRC R703.8.5 and R703.8.6)

ROOF

Roof sheathing can only cantilever 9 inches beyond a gable end wall unless
supported by overhang framing. (R802.5.2.1)

Provide a minimum 22" x 30" access opening to attic (CRC R807); may be required to
be 30”"x30” to remove the largest piece of mechanical equipment per the California
Mechanical Code.

Roof drains/gutters required to be installed per the California Plumbing Code with leaf/
debris protection also installed.

10.

11.

12.
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14.

15.

16.

17.

18.

Roof construction and coverings shall comply with CRC Chapters 8, 9 and local ordi-
nance. All roofing shall be tested/listed Class A minimum.

Asphalt shingles with sloped roofs 2/12 to <4/12 shall have two layers of underlay-
ment applied per CRC R905.2.2.

GARAGE AND CARPORT

Garage shall be separated from the dwelling unit & attic area by 2 inch gypsum
board applied to the garage side. Garage beneath habitable rooms shall be separat-
ed by not less than 5/8" type X gypsum board. Structure supporting floor/ceiling
assemblies used for required separations shall have 2" gypsum board installed mini-
mum. Door openings from the garage to the dwelling shall be solid wood/steel doors
or honeycomb steel doors not less than 1 3/8” thick or a 20-minute rated fire door.
Doors shall be self-closing & self-latching. No openings directly into a sleeping room
from the garage. When the dwelling and garage has fire sprinklers installed per
R309.6 and R313, doors into the dwelling unit from the garage only need to be self-
closing and self-latching. (CRC R302.5.1 & T-R302.6)

Ducts penetrating the garage to dwelling separation shall be a minimum of 26 gauge
with no openings into the garage. (CRC R302.5.2)

Penetrations through the garage to dwelling separation wall (other than ducts as
listed above) shall be fire-blocked per CRC section R302.11, item #4.

Garage and carport floor surfaces shall be non-combustible material and slope to
drain towards the garage door opening. (CRC R309.1)

Appliances and receptacles installed in garage generating a glow, spark or flame shall
be located 18” above floor unless it is listed as flammable vapor ignition resistant.
(CMC 3)05.1) Provide protective post or other impact barrier from vehicles. (CMC
305.1.1

Appliances in private garages and carports shall be installed with a mini-
mum clearance of 6ft above the floor unless they are protected from vehic-
ular impact. (CBC 406.2.9.3)

STAIRWAYS & RAMPS
Stair landings required every 12'7" of vertical rise. (CRC R311.7.3)

Exterio; stair stringers must be naturally resistant to decay or pressure treated. (CRC
R317.1

Rise shall be maximum 7.75”; Run shall be 10” minimum; headroom 6’-8" minimum;
width 36” minimum, 31.5” between a handrail on one side and 27" with handrails on
two sides. Variation between riser heights 3/8” maximum. A nosing not less
than .75 inches but not more than 1.25 inches shall be provided on stairways with
solid risers where the tread depth is less than 11 inches. The leading edge of treads
shall project not more than 1.25 inches beyond the tread below. Open risers are
permitted, provided the opening between the treads does not permit the passage of
?{ ;1”1s%1ere. (Openings are not limited when the stair has a rise of 30" or less). (CRC

Stairways with 4 or more risers shall have a handrail on one side 34" to 38” above
the tread nosing. Circular handrails shall have an outside diameter of 1.25"-2"; if not
circular, it shall have a perimeter dimension of 4”-6.25” with a maximum cross-
sectional dimension of 2.25". See R311.7.8.3 item# 2 for type II handrails with a
parameter over 6.25”. A minimum clearance of 1.5” shall be maintained from the
wall or other surface. Handrails shall be returned, terminate in newel posts, or safe-
ty terminals. (CRC R311.7.8.2)

Guards shall be 42” minimum height (unless acting as a handrail/guard for a stair-
way; the guard height may be 34”-38"” in height), with openings less than 4” inches
clear (guards on the open sides of stairs may have 4 3/8” openings). (CRC R312)

Provide landings at the top/bottom of the stairway the width of the stairway. The
depth of the landing shall be 36” minimum. (see CRC R311.7.6 for exceptions).

Usable spaces underneath enclosed/unenclosed stairways shall be protected by a
minimum of 2" gypsum board. (CRC R302.7)

Ramps serving the egress door shall have a slope of not more than 1 unit vertical in
12 units horizontal (8.3-percent slope). All other ramps shall have a maximum slope
of 1 unit vertical in 8 units horizontal (12.5-percent slope). Exception: Where it is
technically infeasible to comply because of site constraints, ramps shall have a slope
of not more than 1 unit vertical in 8 units horizontal (12.5-percent slope) (CRC
R311.8.1). Provide 3'X3’ landings at the top and bottom of ramps, where doors open
onto ramps, and where ramps change directions. (CRC R311.8.2)

DECKS

Guards are required if deck or floor is over 30” above grade, minimum 42" high, with
openings less than 4” (CRC R312). Guardrails shall be designed and detailed for lat-
eral forces according to CRC Table 301.5.

Provide deck lateral load connections at each end of the deck and at deck intersec-
tions per CRC R507.9.2. Specify connectors with a minimum allowable stress design
capacity of 1,500lbs and install with 24" of the end of the deck. 750Ib rated devices
are allowed (DTT1Z as example) if located at 4 points along the deck.

Posts/columns shall be retrained at the bottom end to prevent lateral displacement;
clearly show approved post bases, straps, etc to achieve this per CRC R407.3

Joists, girders, structural blocking and support posts shall be wood of nat-
ural resistance to decay or pressure-treated lumber when exposed to the
weather. (CRC R317.1.3)

ELECTRICAL

No electrical panels in closets of bathrooms. Maintain a clearance of 36" inches in
front o; panels, 30” wide or width of equipment and 6’-6" high for headroom. (CEC
110.26

Provide a minimum 3 lug intersystem bonding busbar at the main electrical
service. (CEC 250.94)

All automatic garage door openers that are installed in a residence shall
have a battery backup function that is designed to operate when activated
because of an electrical outage. (CBC 406.2.1)

A concrete-encased electrode (ufer) consisting of 20’ of rebar or #4 copper wire
placed in the bottom of a footing is required for all new construction. (CEC 250.52(A)
(3)) Bond all metal gas and water pipes to ground. All ground clamps shall be acces-
sible and of an approved type. (CEC 250.104)

All 15/20 ampere receptacles installed per CEC 210.52 shall be listed tamper-resistant
receptacles. (CEC 406.12)

All branch circuits supplying 15/20 ampere outlets in family rooms, dining rooms,
living rooms, parlors, libraries, dens, bedrooms, sunrooms, recreation rooms, closets,
hallways, kitchens, laundry room or similar rooms/areas shall be protected by a listed
combination type arc-fault circuit interrupter. (CEC 210.12)

Provide a minimum of one 20A circuit to be used for the laundry receptacle. (CEC
210.11(C)(2)) Provide a minimum of one 20A circuit for bathroom receptacle outlets.
(CEC 210.11(C)(3)

Provide at least 1 outlet in basements, garages, laundry rooms, decks, balconies,
porches and within 3’ of the outside of each bathroom basin. (CEC 210.52 (D), (F) &

(G)

Furnaces installed in attics and crawl spaces shall have an access platform (catwalk
in attics), light switch and receptacle in the space. Provide a service receptacle for
the furnace. (CEC 210.63)

All dwellings must have one exterior outlet at the front and the back of the dwelling.
(CEC 210.52(E))

Garage receptacles shall not serve outlets outside the garage. Exception: Garage
circuit may serve readily accessible outdoor receptacle outlets. ((CEC 210.11
gcg§4)) A minimum of 1 receptacle shall be provided for each car space. (210.52(G)
1

At least one wall switched lighting outlet or fixture shall be installed in every habita-
ble room, bathroom, hallways, stairways, attached garages and detached garages
with electrical power, equipment spaces (attics, basements, etc). (CEC 210.70)

Kitchens, dining rooms, pantries, breakfast nooks, and similar areas must have a
minimum of two 20A circuits. Kitchen, pantry, breakfast nooks, dining rooms, work
surfaces and similar areas counter outlets must be installed in every counter space
12" inches or wider, not greater than 4’ o.c., within 24" inches of the end of any
counter space and not higher than 20" above counter. (CEC 210.52 (C)) Island coun-
ter spaces shall have at least 1 receptacle outlet unless a range top or sink is in-
stalled than 2 receptacles may be required. 1 receptacle is required for peninsular
counter spaces. Receptacles shall be located behind kitchen sinks if the counter area
depth behind the sink is more than 12" for straight counters and 18" for corner in-
stallations. (CEC Figure 210.52(C)(1))

Receptacles shall be installed at 12’ 0.c. maximum in walls starting at 6’ maximum
from the wall end. Walls longer than two feet shall have a receptacle. Hallway walls
longer than 10 ft shall have a receptacle in hallways. (CEC 210.52(A))

Receptacles shall not be installed within or directly over a bathtub or shower stall.
(CEC 406.9(C) Light pendants, ceiling fans, lighting tracks, etc shall not be located
within 3ft horizontally and 8ft vertically above a shower and/or bathtub threshold.
(CEC 410.10(D))

All lighting/fan fixtures located in wet or damp locations shall be rated for the appli-
cation. (CEC 410.10)

GFCI outlets are required: for all kitchen receptacles that are designed to serve coun-
tertop surfaces, dishwashers, bathrooms, in under-floor spaces or below grade level,
in unfinished basements, crawl space lighting outlets, in exterior outlets, within 6" of
a laundry/utility/wet bar sinks, laundry areas, and in all garage outlets including out-
lets dedicated to a single device or garage door opener. (CEC 210.8)

Carbon-monoxide alarms shall be installed in dwelling units with fuel-burning appli-
ances or with attached garages (CRC R315):
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Outside of each separate sleeping area in the immediate vicinity of bedrooms
On every level of a dwelling unit including basements

Alterations, repairs, or additions exceeding 1,000 dollars (May be battery operated)

. Smoke alarms shall be installed (CRC (R314):

In each room used for sleeping purposes.
Outside of each separate sleeping area in the immediate vicinity of bedrooms.

In each story, including basements.

At the top of stairways between habitable floors where an intervening
door or obstruction prevents smoke from reaching the smoke detector.

Shall not be installed within 20ft horizontally of cooking appliances and no closer
than 3ft to mechanical registers, ceiling fans and bathroom doors with a bathtub or
shower unless this would prevent placement of a smoke detector (314.3(4)).

A(Ijte)rations, repairs, or additions exceeding 1,000 dollars. (May be battery operat-
ed.

All smoke and carbon-monoxide alarms shall be hardwired with a battery backup
(smoke alarms shall have a 10-year sealed battery). (CRC R314.4 & R315.1.2)

Smoke detectors within 10 feet to 20 feet of the stove shall be ionization
type with alarm silencing switch. CRC R314.3.3.

All 15/20 ampere receptacles in wet locations shall have in-use (bubble) covers in-
stalled. All receptacles in wet locations shall also be listed weather-resistant type.
(CEC 406.9(B)(1))

PLUMBING

Underfloor cleanouts shall not be more than 5 from an underfloor access, access
door or trap door. (CPC 707.9)

ABS piping shall not be exposed to direct sunlight unless protected by water based
synthetic latex paints. (CPC 312.13)

PVC piping shall not be exposed to direct sunlight unless protected by water based
?éntch%tig Iatt)ax paint, .04” thick wrap or otherwise protected from UV degradation.
PC 312.14

Underground water supply lines shall have a 14 awg blue tracer wire. (CPC
604.10.1)

The adjacent space next to showers without thresholds shall be considered a “wet
location” when using the CRC, CBC, and the CEC. (CPC 408.5)

Shower compartments, regardless of shape, shall have a minimum finished interior
of 1024 square inches (32" by 32”) and shall also be capable of encompassing a
30" circle. The required area and dimensions shall be measured at a height equal to
the top of the threshold and shall be maintained to a point of not less than 70"
above the shower drain outlet. (CPC 408.6) Provide curtain rod or door a minimum
of 22" in width. (CPC 408.5) Showers and tubs with showers require a non-
absorbent surface up to 6" above the floor. (CRC R307.2) Minimum shower re-
ceptor slope is 1/8" per foot. (408.5)

Show location and size of the water heater on plans. Provide pressure relief valve
with drain to outside for water heater. (CPC 504.6) Provide seismic strapping in the
upper & lower third of the water heater a minimum of 4” above controls. (CPC
507.2) The water heater shall be of an instantaneous type or the following shall be
provided (new construction only) (CEC 150(n)):

A 120V receptacles provided within 3ft
A category III or IV vent, or a straight (without bends) Type B vent

Condensate drain that is no more than 2 inches higher than the base of the water
heater

Gas supply line with a minimum 200,000 Btu/hr dedicated capacity for the water
heater

A dedicated 120/240, 3 wire circuit with 10AWG wire to a receptacle out-
let within 3’ of the water heater. The unused conductor shall be electri-
cally isolated and have a reserved circuit breaker space. Both ends of the
conductor shall be labeled “spare” and be electrically isolated. A reserve
single-pole circuit breaker space near this circuit labeled “Future 240V
Use.” (CEC 150.0(n))

Domestic hot water lines shall be insulated. Insulation shall be the thickness of the
pipe diameter up to 2” in size and minimum 2" thickness for pipes larger than 2" in
diameter. (CPC 609.11)

A 3-inch gravity drain shall be provided at the low point of the space, installed
which provides 1/4-inch per foot grade and terminate at an exterior point of the
building protected from blockage. The opening shall be screened with a corrosion-
resistant wire mesh with mesh openings of 1/4-inch in dimension. Lengths of the
?ravit8y8c;rains over 10 feet in length shall be first approved by the Building Official.
L-V 8.

Water heaters located in attics, ceiling assemblies and raised floor assemblies shall
show a water-tight corrosion resistant minimum 1 2" deep pan under the water
heater with a minimum 34 inch drain to the exterior of the building. (CPC 507.5)

Water closet shall be located in a space not less than 30” in width (15" on each
side) and 24" minimum clearance in front. (CPC 402.5)

Indicate on the plans that the maximum hot water temperature discharging from a
bathtub or whirlpool bathtub filler shall not exceed 120 degrees F. (CPC 408.3)

Provide anti-siphon valves on all hose bibs. (CPC 603.5.7)
Floor drains shall be provided with a trap primer. (CPC 1007)
Clearly label on the plans the maximum water flow rates per the (CGBSC 4.303.1):

Water Closets: 1.28gpf

Urinals: .125gpf

Kitchen Faucets: 1.8gpm @ 60psi
Lavatory Faucets: 1.2gpm @ 60psi

Showerheads: 1.8gpm
MECHANICAL

All newly installed gas fireplaces shall be direct vent and sealed-combustion type.
(CMC 912.2)

Any installed wood stove or pellet stove shall meet the U.S. EPA New Source Per-
formance Standard emission limits and shall have a permanent label certifying
emission limits.

Top chimney must extend a minimum of 2 ft. above any part of the building within
10 ft. (CMC 802.5.4)

Fireplaces shall have closable metal or glass doors, have combustion air intake
drawn from the outside and have a readily accessible flue dampener control. Con-
tinuous burning pilot lights are prohibited. (CEC 150.0(e))

Provide combustion air for all gas fired appliances per CMC Chapter 7.

Gas vents passing through an insulated assembly shall have a metal insulation
shield a minimum 2" above insulation. (CMC 509.6.2.7)

Gas water heater and furnace are not allowed in areas opening into bathrooms,
closets or bedrooms unless installed in a closet equipped with a listed gasketed
door assembly and a listed self-closing device with all combustion air obtained from
the outdoors. (CPC 504)

Roof top equipment on roofs with over 4/12 slope shall have a level 30"x30"” work-
ing platform. (CMC 304.2)

Exhaust openings terminating to the outdoors shall be covered with a corrosion
resistant screen % "-1/2"” in opening size (not required for clothes dryers). (CMC
502.1)

Vent dryer to outside of building (not to under-floor area). Vent length shall be 14
ft. maximum. Shall terminate a minimum of 3’ from the property line and any
opening into the building. (CMC 504.4.2)

Environmental Air Ducts shall not terminate less than 3’ to a property line, 10" to a
forced air inlet, 3’ to openings into the building and shall not discharge on to a pub-
lic way. (CMC 502.2.1)

Provide minimum 100 square inches make-up air for clothes dryers installed in clos-
ets. (CMC 504.4.1(1))

Heating system is required to maintain 68 degrees at 3 ft. above floor level and 2ft
from exterior walls in all habitable rooms. (CRC R303.10)

Wood burning appliances shall not be installed in a new or existing project that is
not one of the following:

A pellet-fueled wood burning heater.
A U.S. EPA Phase II Certified wood burning heater.

An appliance or fireplace determined to meet the U.S. EPA particulate matter emis-
sion standard of less than 7.5 grams per hour for a non-catalytic wood fired appli-
ance or 4.1 grams per hour for a catalytic wood fired appliance and is approved in
writing by the APCO.

TITLE 24 ENERGY
All ducts in conditioned spaces must include R-4.2 insulation. (150.1(c)9) Mini-

10.

11.

12.
13.

10.

11.

10.

mum heating and cooling filter ratings shall be MRV 13 (150.0(m)12)

Isolation water valves required for instantaneous water heaters 6.8kBTU/hr and
above. Valves shall be installed on both cold and hot water lines. Each valve will
need a hose bib or other fitting allowing for flushing the water heater when the
valves are closed. (CEC 110.3(c)6)

ALL luminaires must be high efficacy (150.0(k)1A)

Luminaries recessed in insulated ceilings must meet five requirements (150.0(k)
1C):

They must be rated for direct insulation contact (IC).
They must be certified as airtight (AT) construction.

They must have a sealed gasket or caulking between the housing and ceiling to
prevent flow of heated or cooled air out of living areas and into the ceiling cavity.

They may not contain a screw base sockets

They shall contain a JA8 compliant light source

In bathrooms, garages, laundry rooms, and utility rooms, at least on luminaire in
each of these spaces shall be controlled by a vacancy sensor or occupant sensor
provided the occupant sensor is initially programmed like a vacancy sen-
sor (manual-on operation). (150.0(k)2I)

Joint Appendix A (JA8) certified lamps shall be considered high efficacy. JA8 compli-
ant light sources shall be controlled by a vacancy sensor or dimmer. (Exception:
<70sf closets and hallway) (150.0(k)2K)

Under-cabinet lighting shall be switched separately from other lighting systems.
(150.0(k)2L)

All exterior lighting shall be high efficacy, be controlled by a manual on/off switch
and have one of the following controls (the manual switch shall not override the
automatic control device): (150.0(k)3A)

Photo-control and motion sensor
Photo-control and automatic time switch control

Astronomical time clock control turning lights off during the day

All high efficacy light fixtures shall be certified as “high-efficacy” light fixtures by
the California Energy Commission.

Contractor shall provide the homeowner with a luminaire schedule giving the lamps
used in the luminaires installed. (10-103(b))

The number of blank electrical boxes more than 5 feet above the finished floor shall
not be greater than the number of bedrooms. These electrical boxes must be
served by a dimmer, vacancy sensor, or fan speed control. (150(k)1B)

Provide a gasket/ insulation on all interior attic/under-floor accesses. (110.7)

Provide verification on the plans how the building will meet the minimum ventilation
and acceptable indoor air quality requirements per ASHRAE Standard 62.2. Win-
dow operation is not a permissible method of providing the whole building ventila-
tion airflow required. This is subject to HERS testing. The following label must be
attached to the fan switch: “To maintain minimum levels of outside air ventilation
required for good health, the fan control should be on at all times when the build-
ing is occupied, unless there is severe outdoor air contamination.” (California Ener-
gy Code 150.0(0)) A minimum 100 CFM indoor air quality fan is required in
the kitchen and shall be HERS verified.

WILDLAND URBAN INTERFACE (WUI)

Exterior wall coverings shall be honcombustible, ignition resistant, heavy timber, log
wall or fire resistive construction. (CRC R337.7)

Exterior wall coverings shall extend from the foundation to the roof and terminate
at 2 inch nominal solid blocking between rafters and overhangs. (CRC R337.7.3.2)

Open/enclosed roof eaves and soffits, exterior porch ceilings, floor projections, un-
der-floor areas and undersides of appendages to comply with ignition resistant con-
struction requirements. (CRC R337.5-9)

Spaces created between roof coverings and roof decking shall be fire stopped by
approved materials or have one layer of minimum 72Ib mineral surfaced non-
perforated cap sheet complying with ASTM D 3909. (CRC R337.5.2)

Indicate on the plans where valley flashing is installed, the flashing shall be not less
than 26awg and installed over not less than one layer of minimum 72lb mineral
surfaced non-perforated cap sheet complying with ASTM D 3909 and at least 36
inches wide running the full length. (CRC R337.5.3)

Attic gable and eaves above 12ft and under-floor ventilation shall be provided with
fully covered metal wire mesh, vents, or other materials that have a minimum 1/16
inch and maximum 1/8 inch openings, non-combustible and corrosion resistant.
All other eave vents shall be listed/approved to resist the intrusion of flame and
burning embers. (CRC R337.6)

Indicate on plans exterior glazing shall have a minimum of one-tempered pane,
glass block, have a fire resistive rating of 20 minutes or be tested to meet perfor-
mance requirements of SFM Standard 12-7A-2. (CRC R337.8.2)

Operable skylights shall be protected by a noncombustible mesh screen
1/8"” max openings (R337.8.2.2

Exterior doors including garage doors shall be noncombustible, ignition resistant
material, minimum 1 3/8 inch solid core, minimum 20 minute fire resistive rating or
shall be tested to meet the performance requirements of SFM Standard 12-7A-1.
(CRC R337.8.3)

Garage door perimeter gap maximum 1/8”. Metal flashing, jamb and
header overlap, and weather-stripping meeting section requirements are
permitted. (R337.8.4)

The walking surface material of decks, porches, balconies and stairs within 10ft of
grade level shall be ignition resistant material, exterior fire-retardant treated wood
or noncombustible material. (CRC R337.9)

GREEN BUILDING

Projects which disturb less than one acre of soil and are not part of a larger com-
mon plan of development which in total disturbs one acre or more, shall manage
storm water drainage during construction, one or more of the following measures
shall be implemented to prevent flooding of adjacent property, prevent erosion
and retain soil runoff on the site (CGBSC 4.106.2):

Retention basins of sufficient size shall be utilized to retain storm water on site

Where storm water is conveyed to a public drainage system, collection point, gut-
ter, or similar disposal method, water shall be filtered by use of a barrier system,
wattle or other method approved by the enforcing agency.

All new residential construction with attached private garages shall have the follow-
ing for electric vehicle (EV) charging stations (CGBSC 4.106.4):

Install @ minimum 1-inch conduit capable of supplying a 208/240V branch circuit to
a suitable box location for EV charging. The other end shall terminate to the main
service and/or subpanel.

The main panel and/or subpanel shall be of sufficient size to install a 40-ampere
dedicated branch circuit. The dedicated overcurrent protection space shall be la-
beled “EV CAPABLE".

Multiple shower heads serving a single shower shall have a combined flow rate of
1.8 gpm or the shower shall be designed to allow only one shower outlet to be in
operation at a time. (CGBSC 4.303.1.3.2)

Residential projects with an aggregate landscape area equal to or greater than 500
square feet shall comply with either a local water efficient landscape ordinance or
the current California Department of Water Resources’ Model Water Efficient Land-
scape Ordinance (MWELO), whichever is more stringent. Automatic irrigation sys-
tem controllers installed at time of final inspection shall have weather or soil based
controllers and/or weather based controllers with rain sensors. Soil moisture based
controllers are not required to have rain sensor input. (CGBSC 4.304)

Recycle and/or reuse a minimum of 65 percent of nonhazardous construction and
demolition waste. (CGBSC 4.408.2)

(Clearly note on the plans) At time of final inspection, a building operation and
maintenance manual, compact disc, etc shall be provided containing the following:
(CGBSC 4.410)

Directions that manual shall remain onsite for the life of the building

Operation and maintenance instructions for equipment, appliances, roof/yard drain-
age, irrigation systems, etc.

Information from local utility, water and waste recovery providers

Public transportation and carpool options

Material regarding importance of keeping humidity levels between 30-60 percent
Information regarding routine maintenance procedures

State solar energy incentive program information

A copy of any required special inspection verifications that were required (if any)

The project shall meet minimum pollutant control requirements for adhesives, seal-
ants, caulks, paints, carpet, resilient flooring systems, etc. (CGBSC 4.504)

Duct openings related to HVAC systems shall be covered with tape, plastic, sheet
metal or other methods to reduce the amount of water, dust and debris which may
enter the system. (CGBSC 4.504.1)
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PLEASE VERIFY ALL DIMENSIONS AND REVIEW
DETAILS AND NOTES FOR, BUT NOT LIMITED TO,
CABINETS, PLUMBING, STRUCTURAL, AND
ELECTRICAL COMPONENTS.

DESIGNER IS NOT RESPONSIBLE FOR INCORRECT
MEASUREMENTS. ANY AND ALL DIMENSIONAL
DISPUTES SHALL BE BROUGHT TO THE DESIGNER'S

AND/OR CONTRACTOR'S ATTENTION.
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GENERAL CONTRACTOR
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TAG DESCRIPTION WIDTH HEIGHT NOTES TAG DESCRIPTION WIDTH HEIGHT NOTE
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SCALE:

As indicated

PLEASE VERIFY ALL DIMENSIONS AND REVIEW
DETAILS AND NOTES FOR, BUT NOT LIMITED TO,
CABINETS, PLUMBING, STRUCTURAL, AND
ELECTRICAL COMPONENTS.

DESIGNER IS NOT RESPONSIBLE FOR INCORRECT
MEASUREMENTS. ANY AND ALL DIMENSIONAL
DISPUTES SHALL BE BROUGHT TO THE DESIGNER'S
AND/OR CONTRACTOR'S ATTENTION.
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DETAILS AND NOTES FOR, BUT NOT LIMITED TO,
43'-2 9/16" 3.6 13/16" CABINETS, PLUMBING, STRUCTURAL, AND
3RD LEVEL ELECTRICAL COMPONENTS.
n DESIGNER IS NOT RESPONSIBLE FOR INCORRECT
MEASUREMENTS. ANY AND ALL DIMENSIONAL
A7 SCALE: 1/4"=1'-0" DISPUTES SHALL BE BROUGHT TO THE DESIGNER'S

AND/OR CONTRACTOR'S ATTENTION.
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ALL ROOF INSTALLATIONS REGULATED BY THE // \:L/
CALIFORNIA BUILDING CODE CHAPTER 15 AND APPENDIX | l | |
CHAPTER 15 SHALL COMPLY TO CBC 1505, BUT NO CASE 12,
SHALL BE LISTED AS LESS THAN A MINIMIM OF A CLASS B 5 - .
ROOFING ASSEMBLY (HMB14.04.110.G) “ - i} B OWNER:
5 Elizabeth Lacasia
INSTALL (N) 40 YEAR ASPHALT SHINGLE ROOFING WITH A o
LOUVER —
30# FELT UNDERLAYMENT ON ALL PITCHED ROOF 12" \\ 12"
SURFACES. COLOR TO BE LANDMARK® TL MOIRE BLACK Tl g — \\ 4 K . B PROJECT ADDRESS:
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i 6
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e Designed in 2015

e Material: Aluminum

e Shade Material: Etched Glass Light Shield

e Dimmer Range: 10%

e ADA compliant, Dark Sky compliant

e ETL Listed Wet

e Warranty: 5 Years Functional, 2 Years Finish
e Made In China

DRIVE WAY 1/2' BELOW
GARAGE FLOOR

10 15/16"—]

GENERAL CONTRACTOR

Dimensions

Short Option Fixture: Width 5", Height 8", Depth 2.75"
Medium Option Fixture: Width 6", Height 12", Depth 2.75"
Tall Option Fixture: Width 7", Height 16", Depth 2.75"
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SCALE: 1/4"=1'-0"

Notes:
Lighting
e 8 Watt (480 Lumens) 120 Volt Integrated LED: CRI: 85 Color Temp: 3000K , R , " , Y
Lifespan: 50000 hours S 33018 439716 18278 NO REVISION/DESCRIPTION DATE
Additional Details 1 PLANNING SUBMITTAL 10/18/24
Product URL:
https://www.lumens.com/hiline-indoor-outdoor-led-wall-sconce-by-modern-for
ms-uu504690.html 12"
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n PLEASE VERIFY ALL DIMENSIONS AND REVIEW
A8 DETAILS AND NOTES FOR, BUT NOT LIMITED TO,
SCALE: 1/4" =1'-0" CABINETS, PLUMBING, STRUCTURAL, AND

ELECTRICAL COMPONENTS.

DESIGNER IS NOT RESPONSIBLE FOR INCORRECT
MEASUREMENTS. ANY AND ALL DIMENSIONAL
DISPUTES SHALL BE BROUGHT TO THE DESIGNER'S

AND/OR CONTRACTOR'S ATTENTION.
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B OWNER:
Elizabeth Lacasia

B PROJECT ADDRESS:

779 SAN CARLOS AVE.
EL GRANADA, CA 94018

B CONTACT INFORMATION

EMAIL: elacasia@gmail.com
PHONE: 650-766-2706

B APPROVAL

OWNER/AGENT

GENERAL CONTRACTOR

SUBCONTRACTOR
NO. REVISION/DESCRIPTION DATE
1 PLANNING SUBMITTAL 10/18/24
SHEET TITLE:
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SCALE: As indicated

PLEASE VERIFY ALL DIMENSIONS AND REVIEW
DETAILS AND NOTES FOR, BUT NOT LIMITED TO,
CABINETS, PLUMBING, STRUCTURAL, AND
ELECTRICAL COMPONENTS.

DESIGNER IS NOT RESPONSIBLE FOR INCORRECT
MEASUREMENTS. ANY AND ALL DIMENSIONAL
DISPUTES SHALL BE BROUGHT TO THE DESIGNER'S

AND/OR CONTRACTOR'S ATTENTION.
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ww [N ROOFING ASSEMBLY (HMB14.04.110.G) Product Options

Finish: Black , Bronze
Size: Short , Medium

— —— INSTALL (N) 40 YEAR ASPHALT SHINGLE ROOFING WITH

oewormon |7 7] 504 FELT UNDERLAYMENT ON ALL PITCHED ROOF Details

wenornowors 7]  SURFACES. COLOR TO BE LANDMARK® TL MOIRE BLACK
(CLASS A FIRE-RESISTANCE RATING) PER CBC 1505

P.O0. BOX 3535 HALF MOON BAY, CA 94019
650 . 560 . 8100
www.hawkdesignandconsulting.com

B PROJECT:
LACASIA RESIDENCE

e Sealed LED Housing

Multi-Tiered Deck Design

Rated Life: 50,000 Hours

Designed in 2015

Material: Aluminum

Shade Material: Etched Glass Light Shield
Dimmer Range: 10%

ADA compliant, Dark Sky compliant

ETL Listed Wet

Warranty: 5 Years Functional, 2 Years Finish
Made In China

Dimensions

B OWNER:
Elizabeth Lacasia

Short Option Fixture: Width 5", Height 8", Depth 2.75"
Medium Option Fixture: Width 6", Height 12", Depth 2.75"
Tall Option Fixture: Width 7", Height 16", Depth 2.75"

Notes:
Lighting
e 8 Watt (480 Lumens) 120 Volt Integrated LED: CRI: 85 Color Temp: 3000K . PROJ ECT ADDRESS.
Lif n: 50000 hour
S 779 SAN CARLOS AVE.

Additional Details EL GRANADA, CA 94018
Product URL:
https://www.lumens.com/hiline-indoor-outdoor-led-wall-sconce-by-modern-for
mecusosESO Rt t ' B CONTACT INFORMATION
Rating: ETL Listed Wet EMAIL: elacasia@gmail.com
Product ID: uu504690 PHONE: 650-766-2706
Prepared by: Prepared for: -—

Project:

Room:

Placement: . APPROVAL

Approval:
Created July 22nd, 2020
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SECTION AND DETAIL CONVENTION
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IDENTIFICATION
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GENERAL NOTES

1. PLANS PREPARED AT THE REQUEST OF:

ROD LACASIA, OWNER
2. TOPOGRAPHY BY M. TURNROSE , UNDATED.
3. THIS IS NOT A BOUNDARY SURVEY.
4. ELEVATION DATUM ASSUMED.
5. GEOTECHNICAL REPORT: PENDING
6. STORMWATER MANAGEMENT CONSTRUCTION INSPECTIONS SHALL BE
SCHEDULED FOR APPLICABLE DRAINAGE INSPECTIONS, WHICH INCLUDE
SITE CLEARANCE AND EROSION CONTROL MEASURES INSTALLATION AS
WELL AS INSPECTION OF MAJOR DRAINAGE CONTAINMENT, TREATMENT,
AND CONVEYANCE DEVICES BEFORE BEING BURIED (INCLUDING REQUIRED
MATERIAL LABELS, E.G. PIPES, SUG-BGRADE MATERIALS, ETC.). PLEASE
FOLLOW THE INSPECTION CARD INSTRUCTIONS AND PHONE NUMBER
(650-306-8405 EXT 181) TO SCHEDULE COUNTY DRAINAGE INSPECTIONS
ACCORDINGLY. THERE SHALL BE THREE INSPECTIONS: ONE FOR EROSION
CONTROL INSTALLATION, ONE BEFORE DRAINAGE FACILITIES ARE BURIED,
AND ONE FOR FINAL WALK AROUND.

DRAINAGE NOTES

1. DRAINAGE INTENT: IT IS THE INTENT OF THE DRAINAGE SYSTEM TO
CONVEY ROOF RUNOFF TO A SAFE LOCATION, AND TO MINIMIZE
EXCESSIVE MOISTURE AROUND FOUNDATIONS. DIRECT SLOPES SUCH
THAT STORMWATER WILL NOT BE DIVERTED ONTO ADJACENT
PROPERTIES.

2. ALL DOWNSPOUT DRAIN LINES SHALL LEAD TO DETENTION BASIN, AS
SHOWN.

3. ALL ROOF DRAINAGE PIPES SHALL BE 4" DIAMETER MINIMUM SOLID
PIPE, SLOPED AT 1% MINIMUM.

4. 1T IS THE PROPERTY OWNER'S RESPONSIBILITY TO CHECK ON ALL
STORMWATER FACILITIES SUCH AS ROOF GUTTERS, DOWNSPOUT LINES,
AND THE DETENTION BASIN/ENERGY DISSIPATER TO BE SURE THAT THEY
ARE CLEAR OF EXCESSIVE DEBRIS AND OPERATING EFFICIENTLY. THE
FACILITIES SHALL BE CHECKED EVERY FALL AND PERIODICALLY DURING
THE RAINY SEASON.

GRADING NOTES

CUT VOLUME : 60 CY
FILL VOLUME: 10 CY
TOTAL: 70 CY

VOLUMES ABOVE ARE APPROXIMATE.

THE SUBGRADE BELOW ALL PAVED AREAS SHALL BE BASEROCK
COMPACTED TO 95%.

ALL GRADING SHALL CONFORM TO LOCAL CODES AND ORDINANCES.

ALL TRENCHES UNDER PROPOSED PAVED AREAS OR CONCRETE SHALL
BE BACKFILLED TO SUBGRADE ELEVATION WITH COMPACTED APPROVED
GRANULAR MATERIALS. IF TRENCHES ARE IN PROPOSED LANDSCAPE
AREAS, THEY SHALL BE BACKFILLED WITH COMPACTED APPROVED
GRANULAR MATERIAL TO WITHIN ONE FOOT OF FINISHED GRADE, AND
THEN FILLED WITH HAND TAMPED SOILS.

ACTUAL DETAIL.

L — 13" min
3/4" CLEAN DRAIN ROCK, — | L
WRAPPED IN FILTER FABRIC " A

Y NOTE: CONCEPTUAL DRAWING:
——| |2 |~=— REFER TO BUILDING PLANS FOR
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FOR ACCESS AND OVERFLOW\
@ 4925 T~ ORIGINAL, FINAL SLOPE |

/
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::F
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DESIGN BASIS: 10— YEAR STORM EVENT WITH 1 HOUR SECTION VIEW

DURATION ON HARD SURFACES.
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\CICYNOT TO SCALE

MIRAFI 140N FILTER FABRIC
AT ROCK/SOIL INTERFACE

/ 3 \ENERGY DISSIPATER
\CICYNOT TO SCALE
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WHICH SECTION OR
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Sigma Prime Geosciences, Inc,
SIGMA PRIME GEOSCIENCES, INC.
332 PRINCETON AVENUE
HALF MOON BAY, CA 94019

(650) 728-3590
FAX 728-3593

&
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REV. DATE: 5-9-24

CHECKED BY: AZG
REV. DATE: 4-18-22
REV. DATE:

EL GRANADA

LACASIA PROPERTY
/779 SAN CARLOS AVE.
APN 04/7—-105-020
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TREE PROTECTION NOTES
1. TREE PROTECTION FENCING SHALL BE INSTALLED CONCRETE WASTE MANAGEMENT  WM-8
FIBER ROLLS SE-5

PRIOR TO ANY GRADING AND REMAIN ON-SITE
THROUGHOUT CONSRUCTION PROCESS.

2. TREE PROTECTION FENCES SHALL BE INSTALLED
AS CLOSE TO DRIP LINES AS POSSIBLE.

3. OWNER/BUILDER SHALL MAINTAIN TREE
PROTECTION ZONES FREE OF EQUIPMENT AND
MATERIALS STORAGE AND SHALL NOT CLEAN ANY
EQUIPMENT WITHIN THESE AREAS.

4. ANY LARGE ROOTS THAT NEED TO BE CUT SHALL
BE INSPECTED BY A CERTIFIED ARBORIST OR
REGISTERED FORESTER PRIOR TO CUTTING, AND
MONITORED AND DOCUMENTED.

5. ROOTS TO BE CUT SHALL BE SEVERED WITH A
SAW OR TOPPER.

6. PRE-CONSTRUCTION SITE INSPECTION WILL BE
REQUIRED PRIOR TO ISSUANCE OF BUILDING

PERMIT.

CROWN DRIP LINE OR OTHER LIMIT OF

TREE PROTECTION

TREE PROTECTION FENCE:
HIGH DENSITY
POLYEHTYLENE FENCING
WITH 3.5" X 1.5" OPENINGS;
COLOR ORANGE. STEEL
POSTS INSTALLED AT 8' O.C.

2" X 6' STEEL POSTS OR
APPROVED EQUAL

5" THICK LAYER OF MULCH

KEEP OUT

TREE

PROTECTION

MAINTAIN EXISTING GRADE
WITH THE TREE PROTECTION
ENCE UNLESS OTHERWISE

AREA

SIS

/ 1\ TREE PROTECTION
\C2CZ/NOT TO SCALE

F
INDICATED ON THE PLANS.

NOTE:

NO EQUIPMENT SHALL
OPERATE INSIDE THE
PROTECTIVE FENCING,
INCLUDING DURING FENCE
INSTALLATION AND REMOVAL.

MIN

STAKE
(TYP)

Sn oy

9"

1/8” DIA. e
STEEL WIRE

STAPLE DETAIL

VARIES

\STRAW BALE

10 MIL
PLASTIC LINING (TYP)

PLYWOOD

AN 48" X 24”7

NOT TO SCALE PAINTED WHITE

TYPE "ABQVE GRADE”
WITH STRAW BALES

g o[}—BLACK LETTERS
CONCRETE ”
WASHOUT] 6 ,,HE‘GHT

| —0.5" LAG

X o+ SCREWS
3 WOOD POST
—W—fwffz” X 3" X 8

CONCRETE WASHOUT
SIGN DETAIL
(OR EQUIVALENT)

STAPLES
(2 PER BALE)

BINDING WIRE

10 MIL
PLASTIC LINING

STRAW BALE
(must be completely covered by plastic lining)

NOTES

METAL STAKES
(2 PER BALE) 1. ACTUAL
IN" FIELD
_ 2. THE CONCRETE WASHOUT SIGN
SECTION B-B SHALL BE INSTALLED WITHIN
NOT TO SCALE 30 FT. OF THE TEMPORARY
CONCRETE WASHOUT FACILITY.

NATIVE MATERIAL

(OPTIONAL) LAYOUT DETERMINED

Install a fiber roll near
slope where it transitions
into a steeper slope

varies

TYPICAL FIBER ROLL INSTALLATION
N.T.S.

3/4" x 3/4"
wood stakes
max 4

spacing

ENTRENCHMENT DETAIL
N.T.S.

NOTES:
If more than one fiber roll is placed in a row, the rolls must be overlapped, not abutted.

Turn the ends of the fiber roll up-slope to prevent runoff from going around the roll.

GENERAL EROSION AND SEDIMENT CONTROL NOTES

FIBER ROLE
/ INSTALL AT LOCATIONS SHOWN.
AFIX AS SHOWN IN DETAIL SE-5

There will be no stockpiling of soil. All excavated soil will be hauled off-site as it is

excavated.

Perform clearing and earth-moving activities only during dry weather. Measures to
ensure adequate erosion and sediment control shall be installed prior to earth-moving

activities and construction.

Erosion control materials to be on-site during off-season.

Measures to ensure adequate erosion and sediment control are required year-round.
Stabilize all denuded areas and maintain erosion control measures continuously between

October 1 and April 30.

Store, handle, and dispose of construction materials and wastes properly, so as to

prevent their contact with stormwater.

Control and prevent 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.

Avoid cleaning, fueling, or maintaining vehicles on-site, except in a designated area

where wash water is contained and treated.

Limit and time applications of pesticides and fertilizers to prevent polluted runoff.

Limit construction access routes to stabilized, designated access points

Avoid tracking dirt or other materials off-site; clean off-site paved areas and sidewalks

using dry sweeping methods.

Train and provide instruction to all employees and subcontractors regarding the Watershed
Protection Maintenance Standards and construction Best Management Practices.
Placement of erosion materials is required on weekends and during rain events.

The areas delineated on the plans for parking, grubbing, storage etc., shall not be

enlarged or "run over."
Dust control is required year-round.
Erosion control materials shall be stored on-site.

There are no trees or driplines oin the site.

EROSION CONTROL POINT OF CONTACT

THIS PERSON WILL BE RESPONSIBLE FOR EROSION CONTROL AT THE SITE
AND WILL BE THE COUNTY'S MAIN POINT OF CONTACT IF CORRECTIONS

ARE REQUIRED.

NAME: ROD LACASIA

TITLE/QUALIFICATION: OWNER

PHONE: 650-766-2463

PHONE:

E-MAIL:___ROD@MYRECONSTRUCTION.COM

No. 62264
9-30-25

STABILIZED CONSTRUCTION ENTRANCE/EXIT TC-1
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February 13, 2025

Owner / Applicant: Elizabeth Lacasia

File No: PLN2021-00478
Location: 779 San Carlos, El Granada, CA
APN: 047-105-020

CDRC Meeting: Meeting Link

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 August 2019, Chapter

28.1, Section 6565.20.

CDRC Recommends Approval of Project PLN2021-00478 with
Findings and Requirements as Follows:

Findings that satisfy the Standards:

1.

Section 6565.20(D)1b ELEMENTS OF DESIGN Neighborhood Scale: New
and enlarged homes should respect the scale of the neighborhood through
building dimensions, shape and form, facade articulation, or architectural
details that appear proportional and complementary to other homes in the
neighborhood.

Section 6565.20(D)1a ELEMENTS OF DESIGN Relationship to Existing
Topography: Conform to the existing topography of the site by requiring the
portion of the house above the existing grade to step up or down the hillside
in the same direction as the existing grade.

Revised design successfully incorporates CDRC recommendation of
different exterior facade material between third level and levels one and
two, as well as addressing massing and step down issues.

Section 6565.20(D)2c Entries & 2d Garages: Entries Design front entries on a
scale compatible with the other features of the house to maintain a

residential rather than institutional or commercial appearance. (Garages)
Avoid making the garage the dominant feature as seen from the street.
Where it is unavoidable, for example on steeply sloping lots, pay special
attention to garage appearance by choosing decorative doors (or two single
rather than one large double door) that are consistent with the style of the
house, and by articulation of the front garage facade. The revised design


https://www.smcgov.org/planning/event/coastside-design-review-hearing-november-14-2024

successfully addresses the garage and front entry concerns and
complies with the standard.

Additional Requirements for Compliance with the Standards:
1. Relocate any downspouts in 30’ riparian corridor buffer zone to be outside
the 30’ buffer zone.
2. Ensure any deck areas over riparian areas are permeable.
3. Replace board and batten siding on south elevation popout with stucco.

Additional Recommendations:
1. Consider removing deck support post in 30’ riparian corridor and
cantilevering deck.
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10.

11.

12.

County of San Mateo
Planning and Building Department

INITIAL STUDY

ENVIRONMENTAL EVALUATION CHECKLIST
(To Be Completed by Planning Department)

Project Title: Lacasia-Barrios Residence

County File Number: PLN2021-00478

Lead Agency Name and Address: County of San Mateo, Planning and Building Department,
455 County Center, Second Floor, Redwood City, CA 94063

Contact Person and Phone Number: Glen Jia, Project Planner, 628/363-1803,
bjia@smcgov.org (email is preferred method of communication)

Project Location: Vacant parcel located on San Carlos Avenue, in unincorporated El
Granada area of San Mateo County. The project site can be accessed from San Carlos
Avenue, which is a public roadway.

Assessor’s Parcel Number and Size of Parcel: APN 047-105-020; 7,070 sq. ft.

Project Sponsor’s Name and Address: Elizabeth Lacasia, 4 El Sereno Drive, San Carlos,
CA 94070

Owner: Elizabeth Lacasia, 4 El Sereno Drive, San Carlos, CA 94070
General Plan Designation: Medium Density Residential; Urban

Zoning: One-Family Residential/Combining District (Minimum Lot Size 5,000 sq. ft.)/Design
Review/Coastal Development District (R-1/S-17/DR/CD)

Description of the Project: The project requires a Design Review Permit (DRP), Coastal
Development Permit (CDP), and Variance for the construction of a new 3-story, 1,820 sq. ft.
residence with a 381 sq. ft. attached garage and a 795 sq. ft. accessory dwelling unit (ADU) on
a 7,070 sq. ft. legal parcel (Certificate of Compliance (Type B) was recorded on November 10,
2021). The project site is accessed from San Carlos Avenue, a public roadway which is
improved at the project location. The project involves no tree removal and only minor grading.
The subject property is located within a portion of the Montecito Riparian Corridor. Areas of
the Montecito Riparian Corridor may contain areas of wetland. In addition to the 30-feet
riparian setback, the County has implemented a 100-foot wetland setback for the potential
wetland. The project also involves a Variance for the reduction in the wetland setback
requirement and front setback requirement to allow for the proposed residence. The applicant
proposes a 30 feet wetland setback and a 13 feet front setback, where 20 feet is required by
the zoning district. The project is appealable to the California Coastal Commission.

Surrounding Land Uses and Setting: The property is located within an existing residential
neighborhood and adjoins developed parcels on the north and east sides. Access is proposed
from San Carlos Avenue, a public roadway. The property slopes downward from San Carlos



13.

14.

Avenue, with an average slope of approximately 19.4%. In addition, the subject property is
located within a portion of the Montecito Riparian Corridor,which may contain areas of wetland.

Other Public Agencies Whose Approval is Required: None

Have California Native American tribes traditionally and culturally affiliated with

the project area requested consultation pursuant to Public Resources Code

Section 21080.3.1? If so, has consultation begun?: Yes, staff has sent out project
referrals to affiliated tribes. Planning staff has consulted with the following tribes, as
identified by the Native American Heritage Commission (NAHC): Amah Mutsun Tribal Band of
Mission San Juan Bautista, Costanoan Rumsen Carmel Tribe, Indian Canyon Mutsun Band of
Costanoan, Muwekma Ohlone Indian Tribe of the SF Bay Area, The Ohlone Indian Tribe, and
Wuksache Indian Tribe (Eshom Valley Band). On January 18, 2023, a letter was sent to each
of the contact persons provided by the NAHC regarding the subject project requesting
comment by February 17, 2023. No comments were received during the consultation period.

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED

The environmental factors checked below would be potentially affected by this project, involving at
least one impact that is a “Potentially Significant Impact” or “Significant Unless Mitigated” as
indicated by the checklist on the following pages.



Aesthetics

Energy

Public Services

Agricultural and Forest
Resources

Hazards and Hazardous
Materials

Recreation

Air Quality

Hydrology/Water Quality

Transportation/Traffic

Biological Resources

Land Use/Planning

Tribal Cultural
Resources

Cultural Resources

Mineral Resources

Utilities/Service

Systems
Geology/Soils Noise X | Wildfire
Climate Change Population/Housing X | Mandatory Findings of
Significance

EVALUATION OF ENVIRONMENTAL IMPACTS

1. A brief explanation is required for all answers except “No Impact” answers that are adequately
supported by the information sources a lead agency cites. A “No Impact” answer is adequately
supported if the referenced information sources show that the impact simply does not apply to
projects like the one involved (e.g., the project falls outside a fault rupture zone). A “No
Impact” answer should be explained where it is based on project-specific factors as well as
general standards (e.g., the project will not expose sensitive receptors to pollutants, based on
a project-specific screening analysis).

2. All answers must take account of the whole action involved, including off-site as well as on-
site, cumulative as well as project-level, indirect as well as direct, and construction as well as
operational impacts.

3. Once the lead agency has determined that a particular physical impact may occur, then the
checklist answers must indicate whether the impact is potentially significant, less than
significant with mitigation, or less than significant. “Potentially Significant Impact” is appro-
priate if there is substantial evidence that an effect may be significant. If there are one or more
“Potentially Significant Impact” entries when the determination is made, an EIR is required.

4. “Negative Declaration: Less Than Significant with Mitigation Incorporated” applies where the
incorporation of mitigation measures has reduced an effect from “Potentially Significant Impact”
to a “Less Than Significant Impact.” The lead agency must describe the mitigation measures,
and briefly explain how they reduce the effect to a less than significant level (mitigation
measures from “Earlier Analyses,” as described in 5. below, may be cross-referenced).

5. Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA
process, an effect has been adequately analyzed in an earlier EIR or negative declaration
(Section 15063(c)(3)(D)). In this case, a brief discussion should identify the following:

a. Earlier Analysis Used. ldentify and state where they are available for review.

b. Impacts Adequately Addressed. Identify which effects from the above checklist were
within the scope of and adequately analyzed in an earlier document pursuant to



applicable legal standards, and state whether such effects were addressed by mitigation
measures based on the earlier analysis.

c.  Mitigation Measures. For effects that are “Less Than Significant with Mitigation
Measures Incorporated,” describe the mitigation measures which were incorporated or
refined from the earlier document and the extent to which they address site-specific
conditions for the project.

6. Lead agencies are encouraged to incorporate into the checklist references to information
sources for potential impacts (e.g., general plans, zoning ordinances). Reference to a
previously prepared or outside document should, where appropriate, include a reference to the
page or pages where the statement is substantiated.

7.  Supporting Information Sources. Sources used or individuals contacted should be cited in the
discussion.

1.  AESTHETICS. Would the project:

Potentially | Significant | Less Than

Significant Unless Significant No
Impacts Mitigated Impact Impact
1.a. Have a substantial adverse effect on a X

scenic vista, views from existing
residential areas, public lands, water
bodies, or roads?

Discussion: The project site is not located in a scenic corridor minimally visible from the Pacific
Ocean. The site is minimally visible from public lands, as it located approximately 200 feet from the
southern border of Rancho Corral de Tierra, a portion of the Golden Gate National Recreation Area.
The proposed residence would be minimally visible from the San Carlos and America trails within
Rancho Corral de Tierra. However, the site abuts a developed residential area and would not
impact existing views from these trails.

The site is also minimally visible from adjoining areas within the residential neighborhood. The
proposed residence and associated improvements would be directly visible from San Carlos
Avenue. As the proposed residence and driveway would abut developed and vacant residential
sites and blend in with other residences in the area, the project would not have a significant adverse
effect on views from existing residence and public roadways.

Source: Project Plans; County GIS Maps; Google Street View

1.b. Substantially damage or destroy scenic X
resources, including, but not limited to,
trees, rock outcroppings, and historic
buildings within a state scenic highway?

Discussion: The project is not located within a designated scenic corridor, nor would it impact areas
within a state scenic highway. The project does not involve removal of vegetation within the
Montecito Riparian Corridor or the removal of any trees.

Source: County GIS Maps; Project Plans.




1.c. In non-urbanized areas, significantly X
degrade the existing visual character or
quality of the site and its surroundings,
including significant change in topography
or ground surface relief features, and/or
development on a ridgeline? (Public views
are those that are experienced from
publicly accessible vantage point.) If the
project is in an urbanized area, would the
project conflict with applicable zoning and
other regulations governing scenic quality?

Discussion: The subject property is located within an urbanized area. The design of the proposed
residence takes into account the moderately sloped terrain of the property, and no trees are
proposed for removal. The project involves only minor grading and would not significantly change
the topography or ground surface features.

Source: Google Street View; County GIS Maps; Topographic Survey

1.d. Create a new source of significant light or X
glare that would adversely affect day or
nighttime views in the area?

Discussion: The project does not involve the introduction of significant light sources that would
adversely affect day or nighttime views in the area, as the proposed single-family residence is
located within an existing residential area. Additionally, proposed exterior lights are located only at
doorways and at the garage door. Furthermore, design review standards of the Design Review (DR)
District require downward-directed exterior light fixtures.

Source: Project plans

1.e. Be adjacent to a designated Scenic X
Highway or within a State or County
Scenic Corridor?

Discussion: The parcel is not situated within a state or county scenic corridor and is not located
adjacent to a state highway. The project is located approximately 200 feet from the border of the
Cabrillo Highway County Scenic Corridor and would be minimally visible from Cabrillo Highway.

Source: County GIS Maps; Google Street View

1.f.  If within a Design Review District, conflict X
with applicable General Plan or Zoning
Ordinance provisions?

Discussion: The site is located in a Design Review District. The project requires a Design Review
Permit and is required to comply with applicable design review standards. The project has been
reviewed and recommended for approval by the County Coastside Design Review Committee based
on the compliance with applicable design review standards.

The subject property is located within a portion of the Montecito Riparian Corridor. Areas of the
Montecito Riparian Corridor may contain areas of wetland. In addition to the 30-feet riparian
setback, the County has implemented a 100-foot wetland setback from the riparian boundary for the




potential wetland. The project also involves a Variance for the reduction in the wetland setback
requirement and front setback requirement to allow for the proposed residence. The applicant
proposes a 30 feet wetland setback and a 13 feet front setback, where 20 feet is required by the
zoning district.

The project complies with the County General Plan Medium Density Residential land use
designation which allows 6.1-8.7 du/acre. As proposed, the project density is approximately 6.2
du/acre. The proposed accessory dwelling unit is not subject to the density limit.

Source: County GIS Maps; County Zoning Regulations; Standards for Design for One- and
Two-Family Residential Development in the Midcoast.

1.g. Visually intrude into an area having natural X
scenic qualities?

Discussion: Please see Section 1.c for discussion.
Source: Project Plans; County GIS Maps

2. AGRICULTURAL AND FOREST RESOURCES. In determining whether impacts to
agricultural resources are significant environmental effects, lead agencies may refer to the
California Agricultural Land Evaluation and Site Assessment Model (1997) prepared by the
California Department of Conservation as an optional model to use in assessing impacts on
agriculture and farmland. In determining whether impacts to forest resources, including
timberland, are significant environmental effects, lead agencies may refer to information
compiled by the California Department of Forestry and Fire Protection regarding the State’s
inventory of forestland, including the Forest and Range Assessment Project and the Forest
Legacy Assessment Project; and forest carbon measurement methodology provided in Forest
Protocols adopted by the California Air Resources Board. Would the project:

Potentially | Significant | Less Than

Significant Unless Significant No
Impacts Mitigated Impact Impact
2.a. Forlands outside the Coastal Zone, X

convert Prime Farmland, Unique
Farmland, or Farmland of Statewide
Importance (Farmland) as shown on the
maps prepared pursuant to the Farmland
Mapping and Monitoring Program of the
California Resources Agency, to non-
agricultural use?

Discussion: The project involves an urban, residential property located within a Single-Family
Residential Zoning District in the Coastal Zone, which does not contain agricultural lands, prime
soils, and is not farmed. There is no project impact to farmland, forestland, or timberland. In addition,
the subject parcel is not subject to a Williamson Act contract.

Source: County GIS Maps




2.b.

Conflict with existing zoning for agricultural
use, an existing Open Space Easement,
or a Williamson Act contract?

Discussion: See discussion under Section 2.a.

Source: County GIS Maps

2.C.

Involve other changes in the existing
environment which, due to their location or
nature, could result in conversion of
Farmland to non-agricultural use or
conversion of forestland to non-forest use?

Discussion: See discussion under Section 2.a.

Source: Project plans; County GIS Maps

2.d.

For lands within the Coastal Zone, convert
or divide lands identified as Class | or
Class Il Agriculture Soils and Class I
Soils rated good or very good for
artichokes or Brussels sprouts?

Discussion: See discussion under Section 2.a.

Source: County GIS Maps

2.e.

Result in damage to soil capability or loss
of agricultural land?

Discussion: See discussion under Section 2.a.

Source: County GIS Maps

2.f.

Conflict with existing zoning for, or cause
rezoning of, forestland (as defined in
Public Resources Code Section 12220(qg)),
timberland (as defined by Public Re-
sources Code Section 4526), or
timberland zoned Timberland Production
(as defined by Government Code Section
51104(g))?

Note to reader: This question seeks to address the

economic impact of converting forestland to a non-timber
harvesting use.

Discussion: See discussion under Section 2.a.

Source: County GIS Maps




3. AIR QUALITY. Where available, the significance criteria established by the applicable air
quality management or air pollution control district may be relied upon to make the following
determinations. Would the project:

Potentially | Significant | Less Than

Significant Unless Significant No
Impacts Mitigated Impact Impact
3.a. Conflict with or obstruct implementation of X

the applicable air quality plan?

Discussion: The project involves no tree removal, only minor grading, and construction activities
associated with the proposed residence.

The Bay Area Air Quality Management District (BAAQMD) has established thresholds of significance
for construction emissions and operational emissions. As described in the BAAQMD’s 2022
California Environmental Quality Act (CEQA) Guidelines, the BAAQMD does not require
quantification of construction emissions due to the number of variables that can impact the
calculation of construction emissions. Instead, the BAAQMD emphasizes implementation of all
control measures to minimize emissions from construction activities. The BAAQMD provides a list of
construction-related control measures, All Basic Construction Mitigation Measures, and other
criteria, that, when fully implemented, would significantly reduce construction-related air emissions to
a less than significant level. Mitigation Measure 1.a- 1.e requires the applicant to comply with
BAAQMD’s All Basic Construction Mitigation Measures. Other applicable BAAQMD criteria requires
that construction-related activities exclude the below listed activities (followed by staff’'s evaluation of
project compliance):

a. Demolition: The project is undeveloped and would not require demolition of any existing
buildings.

b. Simultaneous occurrence of more than two construction phases (e.g., paving and building
construction would occur simultaneously): Staff has added this as Mitigation Measure 1.i to
require compliance with this criteria.

c. Simultaneous construction of more than one land use type (e.g., project would develop
residential and commercial uses on the same site) (not applicable to high density infill
development): The project only involves the construction of a single-family residential use only.

d. Extensive site preparation (i.e., greater than default assumptions used by the Urban Land Use
Emissions Model [URBEMIS] for grading, cut/fill, or earth movement): The project will not require
extensive site preparation, and would only disturb approximately 1,700 square feet.

e. Extensive material transport (e.g., greater than 10,000 cubic yards of soil import/export) requiring
a considerable amount of haul truck activity: The project would not involve extensive material
transport requiring off haul of approximately 20 c.y.

BAAQMD measures and compliance with criteria b. above are required by the mitigation measure
provided below.

Mitigation Measure 1: Upon the start of excavation activities and through to the completion of
the project, the applicant shall be responsible for ensuring that the following dust control
guidelines are implemented:

a. All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, and
unpaved access roads) shall be watered two times per day.




b. All haul trucks transporting soil, sand, or other loose material off-site shall be covered.

c. All visible mud or dirt track-out onto adjacent public roads shall be removed using wet
power vacuum street sweepers at least once per day. The use of dry power sweeping is
prohibited.

d. All vehicle speeds on unpaved roads shall be limited to 15 mph.

e. All roadways, driveways, and sidewalks to be paved shall be completed as soon as
possible. Building pads shall be laid as soon as possible after grading unless seeding or
soil binders are used.

f. Idling times shall be minimized either by shutting equipment off when not in use or
reducing the maximum idling time to 5 minutes (as required by the California airborne
toxics control measure Title 13, Section 2485 of California Code of Regulations [CCR]).
Clear signage shall be provided for construction workers at all access points.

g. All construction equipment shall be maintained and properly tuned in accordance with
manufacturer’s specifications. All equipment shall be checked by a certified mechanic
and determined to be running in proper condition prior to operation.

h. Post a publicly visible sign with the telephone number and person to contact at the Lead
Agency regarding dust complaints. This person shall respond and take corrective action
within 48 hours. The Air District’s phone number shall also be visible to ensure
compliance with applicable regulations.

i. Construction-related activities shall not involve simultaneous occurrence of more than
two construction phases (e.g., paving and building construction would occur
simultaneously).

Source: Project Plans; Bay Area Air Quality Management District.

3.b. Result in a cumulatively considerable net X
increase of any criteria pollutant for which
the project region is non-attainment under
an applicable Federal or State ambient air
quality standard?

Discussion: As of February 2023, San Mateo County is a non-attainment area for PM-2.5. On
January 9, 2013, the Environmental Protection Agency (EPA) issued a final rule to determine that
the Bay Area attains the 24-hour PM-2.5 national standard. However, the Bay Area will continue to
be designated as “non-attainment” for the national 24-hour PM-2.5 standard until the BAAQMD
submits a “re-designation request” and a “maintenance plan” to EPA and the proposed re-
designation is approved by the EPA. A temporary increase in the project area is anticipated during
construction since these PM-2.5 particles are a typical vehicle emission. The temporary nature of
the proposed construction and California Air Resources Board vehicle regulations reduce the
potential effects to a less than significant impact. Mitigation Measure 1 in Section 3.a. would
minimize increases in non-attainment criteria pollutants generated from project construction.

Source: Project Plans; Bay Area Air Quality Management District.

3.c. Expose sensitive receptors to significant X
pollutant concentrations, as defined by
Bay Area Air Quality Management
District?




Discussion: See discussion in Section 3.a.

Source: Project Plans; Bay Area Air Quality Management District

3.d. Result in other emissions (such as those X
leading to odors) adversely affecting a

substantial number of people?

Discussion: The project involves construction and operation of a single-family residence. While the
project may result in dust and odors associated with the construction process, these odors would be
temporary and would not affect a significant number of people due as the project only adjoins
residential development to the north and east, and undeveloped parcels to the south and west.

Source: Project Plans; Bay Area Air Quality Management District

4. BIOLOGICAL RESOURCES. Would the project:

Potentially | Significant | Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact
4.a. Have a substantial adverse effect, either X

directly or through habitat modifications,
on any species identified as a candidate,
sensitive, or special status species in local
or regional plans, policies, or regulations,
or by the California Department of Fish
and Wildlife or U.S. Fish and Wildlife
Service or National Marine Fisheries
Service?

Discussion: The subject property is located within a portion of the Montecito Riparian Corridor. A
Riparian Boundary Assessment (Assessment), dated February 14, 2020, was prepared for the
project site by Patrick Kobernus of Coast Ridge Ecology, LLC (Project Biologist) (Attachment C1).
The Assessment states that the unnamed creek that runs through the Montecito riparian corridor is
located over 150 feet west of the property. The creek is shown as a perennial creek (solid blue line)
on the 1997 USGS Montara Mountain 7.5 minute quadrangle map. The creek is shown as an
intermittent stream on the 1949 version of this same map. The USGS defines a perennial stream as
“a stream that normally has water in its channel at all times.”

On August 10, 2020, the Project Biologist observed that there was no standing water or flow in the
channel, with some saturated mud in places. The creek has an approximate channel width of 5 feet
and is incised approximately 5 feet (channel banks). Based on this recent site visit and previous
visits to the property where the Project Biologist has not seen water in the creek, he determined that
the creek is functioning more like an intermittent creek.

Riparian Delineation and Associated Buffer Zone

The Assessment delineates a riparian boundary, based on the presence of riparian species,
including Arroyo willow (Salix lasiolepis), Sitka willow (Salix sitchensis), and pink-flowering current
(Ribes sanguineum var. glutinosum). Based on this delineation (shown in Sheet A100 of the project
plan set), the project would comply with the required buffer zone/setback of 30 feet from the riparian
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corridor for intermittent streams, as set forth in the Local Coastal Policies (LCP) Section 7.12. While
a cantilevered deck encroaches into this buffer zone, the deck does not have ground-based
supports and would not impact any sensitive habitat in this area.

Prescence of Wetland and Associated Buffer Zone

LCP Policy 7.14 (Definition of Wetland) defines wetland as an area where the water table is at, near,
or above the land surface long enough to bring about the formation of hydric soils or to support the
growth of plants which normally are found to grow in water or wet ground. Such wetlands can
include mudflats (barren of vegetation), marshes, and swamps. Such wetlands can be either fresh or
saltwater, along streams (riparian), in tidally influenced areas (near the ocean and usually below
extreme high water of spring tides), marginal to lakes, ponds, and man-made impoundments.
Wetlands do not include areas which in normal rainfall years are permanently submerged (streams,
lakes, ponds and impoundments), nor marine or estuarine areas below extreme low water of spring
tides, nor vernally wet areas where the soils are not hydric.

In San Mateo County, wetlands typically contain the following plants: cordgrass, pickleweed,
jaumea, frankenia, marsh mint, tule, bullrush, narrow-leaf cattail, broadleaf cattail, pacific silverweed,
salt rush, and bog rush. To qualify, a wetland must contain at least a 50% cover of some
combination of these plants, unless it is a mudflat.

The Project Biologist prepared a clarification letter on the presence of Arroyo Willow and hydric soils
(2022 Clarification Letter), dated September 1, 2022, included as Attachment C2. The 2022
Clarification Letter responds to public comments provided by Ms. Lennie Roberts of Green Foothills
dated August 31, 2022 (Attachment D). The Project Biologist disagrees with Ms. Roberts’s
statement that Arroyo Willow indicates the presence of a wetland on the property. The Project
Biologist states that Arroyo Willow is not an indicator of wetlands. The Project Biologist states that
Arroyo willow is a tree/shrub that is more often growing in riparian areas that are not wetlands, but it
has plasticity to tolerate saturated conditions, and is sometimes found growing on the edge of
wetlands and partially within wetlands. He states that this is also true for other riparian trees such as
red alder, coast dogwood, and black cottonwood, among others. Arroyo willow is often found in wide
swaths (thickets) because it can tolerate drier conditions where the water table is lower and there is
no soil saturation, such as riparian corridors and uplands, and this is essentially consistent with what
defines a ‘riparian’ species. Alternatively, all of the plants listed as examples for the 50% cover
requirement in Policy 7.14 Definition of Wetlands are species that occur in freshwater marsh and
saltmarsh habitats, and primarily grow in saturated soil conditions (e.g., cordgrass, pickleweed,
jaumea, frankenia, marsh mint, tule, bullrush, narrow-leaf cattail, broadleaf cattail, pacific silverweed,
salt rush, and bog rush), which suggests that areas that would fall under the category of wetlands
would have wetland hydrology, hydric soils, and/or OBL (obligate) wetland plant species.

The definition of a hydric soil is: “a soil that formed under conditions of saturation, flooding, or
ponding long enough during the growing season to develop anaerobic conditions in the upper part”
(USDA Soil Conservation Service, 1994). Because of the slope of the property at 779 San Carlos
Avenue, it's highly unlikely for hydric soils to be present because water has to pool or pond
(continuous saturation, flooding or inundation) for a minimum of 14 days (for most soils) for hydric
soil indicators to develop. Saturated streambeds and lakebeds may have hydric soils, but these
features are not considered as wetlands, as streams and lakes (up to the water’s edge/ Ordinary
High Water Line) are considered Waters of the State and/or Waters of the US, depending on
whether they drain into a navigable waterway. The streambed associated with the Montecito
Riparian Corridor has a defined channel, and this channel would likely be considered Waters of the
State and Waters of the US. This channel is over 150 feet from the subject property boundary
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(CRE, 2020).

The Project Biologist conducted a site visit to the subject site on August 31st, 2022. The property
includes an upland area on the east side (Photo 1), and a portion of the Montecito Riparian Corridor
on the western side. The eastern portion of the property is dominated by upland vegetation (i.e.,
coyote brush, poison oak, pampas grass, ice plant and French broom). To the west of the property
near the lower, western property line boundary, the topography flattens out with more hummocky
ground, and the vegetation on site is still consistent with Policy 7.7 definition of a Riparian Corridor
(Photo 2). No standing water was observed in this area. This area has over 50% cover Arroyo
Willow, and understory plant species identified in this area during the field visit are listed below. No
obligate wetland plant species were observed, including slough sedge (Carex obnupta). In addition,
spreading rush (Juncus patens) a facultative species, was not observed.

However, as no wetland delineation was performed at the project site, Staff acknowledges that
areas of the Montecito Riparian Corridor may contain areas of wetland. In addition to the 30-feet
riparian setback, the County has implemented a 100-foot wetland setback from the riparian
delineation for the potential wetland. The project also involves a Variance for the reduction in the
wetland setback requirement and front setback requirement to allow for the proposed residence. The
applicant proposes a 30 feet wetland setback and a 13 feet front setback, where 20 feet is required
by the zoning district. The granting of the Variance would not cause a significant environmental
impact, as potential wetland areas would be adequately protected by the 30 feet setback.

Protected Wildlife Species

On August 31st, 2022, within the western area of the property, the Project Biologist observed a
large, active San Francisco dusky-footed woodrat (Neotoma fuscipes annectens; SFDFW) midden
(i.e., nest structure), (Photo 3). This species is a California species of special concern. SF dusky-
footed woodrat middens are frequently found in uplands and riparian areas but are not present in
wetland areas where the nests would be seasonally flooded. This nest is well protected from any
potential impact from development, as the nest is within the riparian corridor that would be protected,
and more than 60 feet from the project area. Due to the presence of SFDFW, California Red -
legged Frog (CRLF) and San Francisco Garter Snake (SFGS) may also be present at the site.

Staff has included standard biological mitigation measures as Mitigation Measure 2.

Mitigation Measure 2: The applicant shall implement the following mitigation measures to

avoid direct impacts to California Red - legged Frog (CRLF), San Francisco dusky - footed
woodrat (SFDFW), and San Francisco Garter Snake (SFGS) if present during the course of
activities on the site:

a. Pre - construction surveys for SFDFW houses shall be performed no less than 30 days
prior construction (including ground disturbance work and/or demolition of existing
structures). If stick houses are found and avoidance is not feasible, the houses shall be
dismantled by hand under the supervision of a biologist. If young are encountered during
the dismantling process, the material shall be placed back on the house and a buffer of 25
to 50 feet shall be established by the biologist for a minimum of three weeks to allow
young time to mature and leave the nest. Nest material shall be moved to a suitable
adjacent area for reuse. Pre - construction surveys shall be provided to the Project
Planner for review and approval, prior to start of any work at the Project Site.

b. A pre - construction survey for CRLF and SFGS shall be performed within 48 hours of
ground disturbing activities. Non - listed species if found, may be relocated to suitable
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habitat outside the Project Site. If CRLF and/or SFGS is found, work should be halted,
and the USFWS will be contacted. If possible, CRLF and SFGS should be allowed to leave
the area on its own. If the animal does not leave on its own, all work shall remain halted
until the USFWS provide authorization for work to resume. Pre - construction surveys
shall be provided to the Project Planner for review and approval, prior to start of any work
at the Project Site.

c. A biological monitor shall be present during initial vegetation removal and ground
disturbing activities to ensure no CRLF and SFGS are present.

d. No ground - disturbing work (including demolition or vegetation removal) shall be
performed during or within 48 hours of any rain event (greater than 0.5 inches) between
November 1 and April 31 when CRLF are most likely to disperse into upland habitats.
Furthermore, no work shall occur within 30 minutes of sunrise or sunset during this
period.

f. Tightly woven fiber netting or similar material shall be used for erosion control or other
purposes to ensure amphibian and reptile 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
tackifier hydroseeding compounds. Compliance shall be demonstrated in an erosion and
sediment control plan provided with the building permit application.

dg. An environmental training shall be provided to all workers prior to the start of any
activities regarding any sensitive biological resources. The training shall include steps to
identify and respond to a sighting, the laws and regulations protecting those resources,
and consequences of non-compliance. Date and time of each training shall be reported to
the County within one week of completion.

Sources: Riparian Boundary Assessment Dated February 14, 2020; 2022 Clarification Letter
dated September 1, 2022; Comments from Lennie Roberts of Green Foothills dated August
31, 2022; Assessment of Riparian Corridor Boundary for APN 047-105-020, El Granada,
California, TRA Environmental Consultants, dated April 11, 2006.

4.b. Have a substantial adverse effect on any X
riparian habitat or other sensitive natural
community identified in local or regional
plans, policies, and regulations or by the
California Department of Fish and Wildlife
or U.S. Fish and Wildlife Service?

Discussion: Please see the discussion in Section 4.a, above.

Sources: Riparian Boundary Assessment Dated February 14, 2020; 2022 Clarification Letter dated
September 1, 2022; Comments from Lennie Roberts of Green Foothills dated August 31, 2022

4.c. Have a substantial adverse effect on X
federally protected wetlands as defined by
Section 404 of the Clean Water Act
(including, but not limited to, marsh, vernal
pool, coastal, etc.) through direct removal,
filling, hydrological interruption, or other
means?
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Discussion: Please see the discussion in Section 4.a, above.

Sources: Riparian Boundary Assessment Dated February 14, 2020; 2022 Clarification Letter dated
September 1, 2022; Comments from Lennie Roberts of Green Foothills dated August 31, 2022

4.d. Interfere significantly with the movement of X
any native resident or migratory fish or
wildlife species or with established native
resident migratory wildlife corridors, or
impede the use of native wildlife nursery
sites?

Discussion: Please see the discussion in Section 4.a, above.

Sources: Riparian Boundary Assessment Dated February 14, 2020; 2022 Clarification Letter dated
September 1, 2022; Comments from Lennie Roberts of Green Foothills dated August 31, 2022

4.e. Conflict with any local policies or ordi- X
nances protecting biological resources,
such as a tree preservation policy or
ordinance (including the County Heritage
and Significant Tree Ordinances)?

Discussion: The project involves no tree removal. Furthermore, no significant or heritage tree is
present on the subject property. For these reasons, the project complies with County tree
preservation ordinances.

Sources: Project plans; County Significant Tree Ordinance; County Heritage Tree Ordinance;
Google Earth

4.f.  Conflict with the provisions of an adopted X
Habitat Conservation Plan, Natural
Conservation Community Plan, other
approved local, regional, or State habitat
conservation plan?

Discussion: The project site is not subject to Habitat Conservation Plan, Natural Conservation
Community Plan, other approved local, regional, or State habitat conservation plan. The proposed
area of work is located adjacent to existing residences in a residential neighborhood.

Source: County General Plan; County GIS Maps

4.g. Be located inside or within 200 feet of a X
marine or wildlife reserve?

Discussion: The proposed project site is located more than 200 feet away from any designated
marine or wildlife reserve. Rancho Corral De Tierra is located in close proximity to the project site, at
approximately 200 feet. A number of residential properties currently exist near the park.

As discussed in Section 4.a., the proposed project proposes to construct a single-family residence
near the Montecito Riparian Corridor and a possible wetland. As proposed and mitigated, the
potential adverse project impacts on habitats or species in the area would be reduced to a less than
significant level.

Source: County General Plan; County GIS Maps; Riparian Boundary Assessment Dated February
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14, 2020;

4 h. Resultin loss of oak woodlands or other X
non-timber woodlands?

Discussion: The project would not involve the removal of oak woodlands or other non-timber
woodlands. No trees are located at the site.

Source: Google Earth; County GIS Maps

5. CULTURAL RESOURCES. Would the project:

Potentially | Significant | Less Than

Significant Unless Significant No
Impacts Mitigated Impact Impact
5.a. Cause a substantial adverse change in the X

significance of a historical resource as
defined in CEQA Section 15064.57

Discussion: The project only involves minor earth-moving, including approximately 60 cy of cut and
40 cy of fill, and construction impacts and will unlikely result in any adverse impacts on
archaeological resources. The project was referred to the California Historical Resources
Information System (CHRIS). In a letter (Attachment E) dated January 25, 2023, CHRIS staff stated
that a previous cultural resource study (Study #3082) for the project area is unclear as to whether
the researchers surveyed the proposed project area. CHRIS staff recommends no further study for
archaeological resources be conducted as project area has a low possibility of containing
unrecorded archaeological site(s).

Standard mitigation measures have been incorporated as follows:

Mitigation Measure 3: Although no archaeological resources were found on the Project Area,
it is possible that subsurface deposits may yet exist or that evidence of such resources has
been obscured by more recent natural or cultural factors such as downslope aggradation
and alluviation and the presence of non-native trees and vegetation. Archaeological and
historical resources and human remains are protected from unauthorized disturbance by
State law, and supervisory and construction personnel therefore must notify the County and
proper authorities if any possible archaeological or historic resources or human remains are
encountered during construction activities and halt construction to allow qualified
Archaeologists to identify, record, and evaluate such resources and recommend an
appropriate course of action.

Mitigation Measure 4: In the event that cultural, paleontological, or archeological resources
are encountered during site grading or other site work, such work shall immediately be
halted in the area of discovery and the project sponsor shall immediately notify the
Community Development Director of the discovery. The applicant shall be required to retain
the services of a qualified archeologist for the purpose of recording, protecting, or curating
the discovery as appropriate. The cost of the qualified archeologist and any recording,
protecting, or curating shall be borne solely by the project sponsor. The archeologist shall be
required to submit to the Community Development Director for review and approval a report
of the findings and methods of curation or protection of the resources. No further grading or
site work within the area of discovery shall be allowed until the preceding has occurred.
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Disposition of Native American remains shall comply with CEQA Guidelines Section
15064.5(e).

Sources: Letter from California Historical Resources Information System (CHRIS) Staff Dated
January 25, 2023; Letter from Native American Heritage Commission Dated February 7, 2023

5.b. Cause a substantial adverse change in the X
significance of an archaeological resource
pursuant to CEQA Section 15064.5?

Discussion: Please see Section 5.a for discussion.

Sources: Letter from California Historical Resources Information System (CHRIS) Staff Dated
January 25, 2023; Letter from Native American Heritage Commission Dated February 7, 2023

5.c. Disturb any human remains, including X
those interred outside of formal
cemeteries?

Discussion: To minimize potential impacts to human remains, the property owner shall implement
the following standard mitigation measure:

Mitigation Measure 5: The applicants and contractors shall be prepared to carry out the
requirements of California State law with regard to the discovery of human remains, whether
historic or prehistoric, during grading and construction. In the event that any human remains
are encountered during site disturbance, all ground-disturbing work shall cease immediately,
and the County coroner shall be notified immediately. If the coroner determines the remains
to be Native American, the Native American Heritage Commission shall be contacted within
24 hours. A qualified archaeologist, in consultation with the Native American Heritage
Commission, shall recommend subsequent measures for disposition of the remains.

Sources: Letter from California Historical Resources Information System (CHRIS) Staff Dated
January 25, 2023; Letter from Native American Heritage Commission Dated February 7, 2023

6. ENERGY. Would the project:
Potentially | Significant | Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact
6.a. Resultin potentially significant X

environmental impact due to wasteful,
inefficient, or unnecessary consumption
of energy resources, during project
construction or operation?

Discussion: Energy conservation standards for new residential and nonresidential buildings were

adopted by the California Energy Resources Conservation and Development Commission (now the
California Energy Commission) in June 1977 and are updated every 3 years (Title 24, Part 6, of the
California Code of Regulations). Title 24 requires the design of building shells and building
components to conserve energy. The standards are updated periodically to allow for consideration
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and possible incorporation of new energy efficiency technologies and methods.

The County has adopted the 2022 Energy Code which encourages efficient electric heat pumps,
establishes electric-ready requirements for new homes, expands solar photovoltaic and battery
storage standards, strengthens ventilation standards, etc.

At the time of building permit application, the project would be required to demonstrate compliance
with the current Building Energy Efficiency Standards which would be verified by the San Mateo
County Building Department prior to the issuance of the building permit. The project would also be
required adhere to the provisions of CALGreen and GreenPoints, which establishes planning and
design standards for sustainable site development, energy efficiency (in excess of the California
Energy Code requirements), water conservation, material conservation, and internal air
contaminants.

Construction

The construction of the project would require the consumption of nonrenewable energy resources,
primarily in the form of fossil fuels (e.g., fuel oil, natural gas, and gasoline) for automobiles
(transportation) and construction equipment. Transportation energy use during construction would
come from the transport and use of construction equipment, delivery vehicles and haul trucks, and
construction employee vehicles that would use diesel fuel and/or gasoline. The use of energy
resources by these vehicles would fluctuate according to the phase of construction and would be
temporary and would not require expanded energy supplies or the construction of new infrastructure.
Most construction equipment during demolition and grading would be gas-powered or diesel
powered, and the later construction phases would require electricity-powered equipment.

Operation

During operations, project energy consumption would be associated with resident and visitor vehicle
trips and delivery trucks. The project is a residential development project served by existing road
infrastructure and the proposed new driveway. Pacific Gas and Electric (PG&E) provides electricity
to the project area. Due to the proposed construction of a single-family residence, project
implementation would result in a permanent increase in electricity over existing conditions. However,
such an increase to serve a single-family residence would represent an insignificant percent
increase compared to overall demand in PG&E'’s service area. The nominal increased demand is
expected to be adequately served by the existing PG&E electrical facilities and the projected
electrical demand would not significantly impact PG&E’s level of service. It is expected that
nonrenewable energy resources would be used efficiently during operation and construction of the
project given the financial implication of the inefficient use of such resources. As such, the proposed
project would not result in wasteful, inefficient, or unnecessary consumption of energy resources.
Impacts are less than significant, and no mitigation is required.

Source: California Building Code; California Energy Commission; County Building Division
Webpage; Project Plans; Appendix F: EECAP Development Checklist

6.b.  Conflict with or obstruct a state or local X
plan for renewable energy or energy
efficiency.

Discussion: The project design and operation would comply with State Building Energy Efficiency
Standards, appliance efficiency regulations, and green building standards. Therefore, the project
does not conflict with or obstruct state or local renewable energy plans and would not have a
significant impact. Furthermore, the development would not cause inefficient, wasteful and
unnecessary energy consumption. The project will be further review at the time of building permit
application to ensure substantial compliance with applicable energy conservation requirements.
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Source: County Building Division Webpage; Project Plans; Appendix F: EECAP Development

Checklist

7. GEOLOGY AND SOILS. Would the project:

Potentially | Significant | Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact
7.a. Directly or indirectly cause potential X

substantial adverse effects, including the

risk of loss, injury, or death involving the

following, or create a situation that results

in:

i. Rupture of a known earthquake fault, X

as delineated on the most recent
Alquist-Priolo Earthquake Fault Zoning
Map issued by the State Geologist for
the area or based on other substantial
evidence of a known fault?

Note: Refer to Division of Mines and Geology

Special Publication 42 and the County Geotechnical
Hazards Synthesis Map.

Discussion: According to the County GIS System, the subject project is not located within a

geological hazard zone. The site is subject to earthquakes due to the area’s proximity to the San
Andreas Earthquake Fault. The County Geotechnical Section reviewed the project and requires that
a geotechnical report shall be provided at the building permit application stage, consistent with

building code.

Sources: County GIS Maps; Geotechnical Review (Conducted by the County Geotechnical Section)

ii. Strong seismic ground shaking?

X

Discussion: Please see Section 7.a for discussion.

Sources: County GIS Maps, Geotechnical Review (Conducted by the County Geotechnical Section)

iii. Seismic-related ground failure,
including liquefaction and differential
settling?

X

Discussion: Please see Section 7.a for discussion.

Sources: County GIS Maps; Geotechnical Review (Conducted by the County Geotechnical Section)

iv. Landslides?

X

Discussion: Please see Section 7.a for discussion.
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Sources: County GIS Maps; Geotechnical Review (Conducted by the County Geotechnical Section)

v. Coastal cliff/bluff instability or erosion? X

Note to reader: This question is looking at instability
under current conditions. Future, potential instability
is looked at in Section 7 (Climate Change).

Discussion: The project site is not located on or adjacent to a coastal cliff or bluff.

Sources: County GIS Maps; Geotechnical Review (Conducted by the County Geotechnical Section)

7.b. Result in substantial soil erosion or the X
loss of topsoil?

Discussion: The project site is moderately sloped at 19.4% and is located within a portion of the
Montecito Riparian Corridor.

While the unnamed creek that runs through the Montecito riparian corridor is located over 150 feet
west of the property , there is the potential for sedimentation in areas downslope from the project
area into San Carlos Avenue and, less likely, to the creek should there be any precipitation during
project grading or construction.

The project involves a minor amount of grading, including approximately 60 cubic yards (c.y.) of cut
and 40 c.y. of fill. The project involves an estimated maximum area of land disturbance of
approximately 2250 sq. ft, which is necessary to construct the proposed residence and associated
improvements.

The applicant proposes an Erosion and Sediment Control Plan, included on page C-2 of Attachment
B, which includes measures that would contain and slow run-off, while allowing for natural infiltration.
Due to the potential for erosion and sedimentation during land disturbing and earth-moving activities,
the following standard mitigation measures have been included:

Mitigation Measure 6: Prior to the issuance of the building permit for the residence, the
applicant shall revise the Erosion Control Plan to include the driveway area and proposed
measures and additional measures as follows, subject to the review and approval of the
Community Development Director:

a. Protect Surface Water Locations: The Montecito Riparian Corridor is location within close
proximity of proposed disturbed areas on the subject property. Please provide primary
control measures (e.g., 2 rows of staked fiber rolls) along the edge of the riparian corridor.

b. Show location of utility trenches, indicate utility types, and identify timing of installation.

c. Construction Access Routes: Over access points at the end of the paved portion of San
Carlos Avenue, construct a stabilized designated entrance(s), using 3” - 4” fractured
aggregate over geo-textile fabric.

Mitigation Measure 7: The applicant shall adhere to the San Mateo County-wide Stormwater
Pollution Prevention Program “General Construction and Site Supervision Guidelines,”
including, but not limited to, the following:

a. Delineation with field markers 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.

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
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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. Stabilization shall include both proactive
measures, such as the placement of hay bales or coir netting, and passive measures, such
as re-vegetating disturbed areas with plants propagated from seed collected in the
immediate area.

e. Storage, handling, and disposal of construction materials and wastes properly, so as to
prevent their contact with stormwater.

f. 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.

g. Use of sediment controls or filtration to remove sediment when dewatering site and obtain
all necessary permits.

h. Avoiding cleaning, fueling, or maintaining vehicles on-site, except in a designated area
where wash water is contained and treated.

i. Limiting and timing applications of pesticides and fertilizers to prevent polluted runoff.
j- Limiting construction access routes and stabilization of designated access points.

k. Avoiding tracking dirt or other materials off-site; cleaning off-site paved areas and
sidewalks using dry sweeping methods.

I. Training and providing instruction to all employees and subcontractors regarding the
Watershed Protection Maintenance Standards and construction Best Management
Practices.

m. 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 site shall be clear and running slowly at all
times.

Mitigation Measure 8: Once approved, erosion and sediment control measures of the revised
Erosion Control Plan shall be installed prior to beginning any site work and maintained
throughout the term of grading and construction, until all disturbed areas are stabilized.
Failure to install or maintain these measures will result in stoppage of construction until
corrections have been made and fees paid for staff enforcement time. Revisions to the
approved erosion control plan shall be prepared and signed by the engineer and submitted to
the Building Inspection Section.

Source: Project C3C6 form, Project Site Plan and Drainage Plan (Pages A-1 and C-1)

7.c. Be located on a geologic unit or soil that is X
unstable, or that would become unstable
as a result of the project, and potentially
result in on- or off-site landslide, lateral
spreading, subsidence, severe erosion,
liquefaction or collapse?

Discussion: Regarding potential for landslide, erosion, and liquefaction, see discussion in Sections
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7.a and 7.b above.
Sources: County GIS Maps; Geotechnical Review (Conducted by the County Geotechnical Section)

7.d. Be located on expansive soil, as defined in X
Table 18-1-B of Uniform Building Code,
creating substantial direct or indirect risks

to life or property?

Discussion: The project site is unlikely located in an area with an identified risk for expansive soil.
Further evaluation will be conducted by the County Geotechnical Section at the building permit
application stage.

Sources: County GIS Maps; Geotechnical Review (Conducted by the County Geotechnical Section)

7.e. Have soils incapable of adequately X
supporting the use of septic tanks or
alternative wastewater disposal systems
where sewers are not available for the

disposal of wastewater?

Discussion: The project proposes to connect to the Granada Sanitary District (GSD). GSD has
reviewed the project plans and the project will be subject to GSD permitting requirements. As public
sewer service is available to the project site, no septic system is proposed as part of the project.

Source: County GIS Maps; Project plans

7.1 Directly or indirectly destroy a unique X
paleontological resource or site or
unique geologic feature?

Discussion: The project would unlikely result in any adverse impacts on any paleontological
resources, as discussed in Section 5 above. Mitigation Measure 4 has been included to prevent any
adverse impacts.

Sources: Letter from California Historical Resources Information System (CHRIS) Staff Dated
January 25, 2023; Letter from Native American Heritage Commission Dated February 7, 2023

8. CLIMATE CHANGE. Would the project:

Potentially | Significant | Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact
8.a. Generate greenhouse gas (GHG) X

emissions (including methane), either
directly or indirectly, that may have a
significant impact on the environment?

Discussion: Greenhouse Gas Emissions (GHG) include hydrocarbon (carbon monoxide; CO2) air

emissions from vehicles and machines that are fueled by gasoline. Grading involves GHG

emissions mainly from exhaust from vehicle trips (e.g., construction vehicles and personal cars of
construction workers, and operation of grading equipment). Due to the site’s coastal location and
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assuming construction vehicles and workers are based largely in city or larger urban areas, potential
project GHG emission levels from construction would be increased from general levels.

To ensure new development projects are compliant with the Climate Element of the County’s
General Plan, the County provides a Development Checklist (Attachment H). The project
incorporates several measures recommend in the Checklist, including participation in an energy
efficiency financing program, compliance with the Green Building Code and CALGreen Tier 1
efficiency standards, use of shading, “cool” surfaces design and/or open-grid paving, installation of a
solar photovoltaic system, installation of solar water heater(s), use of pre-wire and pre-plumb for
solar system, use of recycled materials for construction, zero waste measures, smart water meter,
construction idling measures, and electrification of the new home.

The project involves a minor amount of grading, including approximately 60 cubic yards (c.y.) of cut
and 40 c.y. of fill. It is anticipated that excavated materials would be reused as fill on the site,
requiring off-haul of only 20 c.y. (approximately 2 truckloads). The project would also require
importation of drain rock and aggregate rock; however, the volume of imported rock is also
anticipated to be small. The project would be required to comply with the California Green Building
Standards Code (CALGreen). Therefore, the project’s generation of GHG emissions is anticipated
to be less than significant level.

Mitigation Measure 9: At the time of building permit application, the applicant shall
demonstrate compliance with the following measures as indicated on the applicant-
completed Development Checklist (Attachment H) or equivalent measures, to the extent
feasible. Such measures shall be shown on building plans.

a. BAAQMD BMP: Comply with the Green Building Ordinance and achieve CALGreen Tier 1
energy efficiency standards;

b. BAAQMD BMP: Install a solar photovoltaic system;

c. BAAQMD BMP: Incorporate a minimum of 15% recycled materials into construction.

Source: Project plans

8.b. Conflict with an applicable plan (including X
a local climate action plan), policy or
regulation adopted for the purpose of
reducing the emissions of greenhouse
gases?

Discussion: The project involves construction of a single-family residence and associated
improvements. The Bay Area Air Quality Management District (BAAQMD) exempts construction and
operation of residential uses from permit requirements (Regulation 2-1-113). Se further discussion
in Section 3.

Source: Bay Area Air Quality Management District

8.c. Resultin the loss of forestland or conver- X
sion of forestland to non-forest use, such
that it would release significant amounts
of GHG emissions, or significantly reduce
GHG sequestering?

Discussion: As discussed in Section 2, the project would not result in the loss of forestland or
conversion of forestland to non-forest use, as the project site does not contain forestland. In
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addition, the project proposes no tree removal and would result in negligible disturbance to existing
vegetation.

Sources: County GIS Maps; Project Plans

8.d. Expose new or existing structures and/or X
infrastructure (e.g., leach fields) to
accelerated coastal cliff/bluff erosion due
to rising sea levels?

Discussion: The project is not located on or adjacent to a coastal cliff or bluff.

Source: County GIS Maps

8.e. Expose people or structures to a X
significant risk of loss, injury or death
involving sea level rise?

Discussion: The project is not located on or adjacent to the San Francisco Bay or Pacific Ocean and
therefore not expose people or structures to any risks related to sea level rise.

Source: County GIS Maps

8.f. Place structures within an anticipated 100- X
year flood hazard area as mapped on a
Federal Flood Hazard Boundary or Flood
Insurance Rate Map or other flood hazard
delineation map?

Discussion: The project site is located in Flood Zone X (Area of minimal flood hazard, usually
depicted on FIRMs as above the 500-year flood level), per FEMA Panel No. 06081C0138F, effective
August 2, 2017.

Source: County GIS Maps

8.9. Place within an anticipated 100-year flood X
hazard area structures that would impede
or redirect flood flows?

Discussion: See discussion in Section 8.f.

Source: County GIS Maps

9. HAZARDS AND HAZARDOUS MATERIALS. Would the project:

Potentially | Significant | Less Than

Significant Unless Significant No
Impacts Mitigated Impact Impact
9.a. Create a significant hazard to the public or X

the environment through the routine
transport, use, or disposal of hazardous
materials (e.g., pesticides, herbicides,
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other toxic substances, or radioactive
material)?

Discussion: No such use is proposed. The project only involves the construction and operation of a
single-family residence.

Source: Project plans

9.b. Create a significant hazard to the public X
or the environment through reasonably
foreseeable upset and accident conditions
involving the release of hazardous
materials into the environment?

Discussion: No use involving the storage or release of hazardous materials is proposed. The
project only involves the construction and operation of a single-family residence.

Source: Project plans

9.c. Emit hazardous emissions or handle X
hazardous or acutely hazardous materials,
substances, or waste within one-quarter
mile of an existing or proposed school?

Discussion: No use involving the emission or handling of hazardous materials or waste is proposed.
The project only involves the construction and operation of a single-family residence.

Source: Project plans; County GIS Maps

9.d. Be located on a site which is included on a X
list of hazardous materials sites compiled
pursuant to Government Code Section
65962.5 and, as a result, would it create a
significant hazard to the public or the
environment?

Discussion: The project site is not a listed hazardous materials site.
Source: County GIS Maps

9.e. For a project located within an airport land X
use plan or, where such a plan has not
been adopted, within 2 miles of a public
airport or public use airport, result in a
safety hazard or excessive noise for
people residing or working in the project
area?
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Discussion: Upon review of the provisions of the Half Moon Bay Airport Land Use Compatibility Plan
(HMB-ALUCP) for the environs of Half Moon Bay Airport, as adopted by the City/County Association
of Governments (C/CAG) on October 9, 2014, staff has determined that the project site is located in
Zone 7 — Airport Influence Area (AlA) where the airport accident risk level is considered low. Within
the AIA Zone, Airport Land Use Commission review is required for any proposed structure taller than
100 feet above ground level. The proposed structure is less than 30 feet in height.

Residential uses are considered conditionally compatible in areas exposed to noise levels between
60-64 dB Community Noise Equivalent Level (CNEL) only if the proposed use is on a lot of record
zoned exclusively for residential use as of the effective date of the ALUCP. Residential uses are not
considered compatible above 65 CNEL. The project would be exposed to noise levels of less than
60 dB CNEL based on ALUC adopted craft noise exposure contours.

Source: Half Moon Bay Airport Land Use Compatibility Plan; County GIS Maps

9.f.  For a project within the vicinity of a private X
airstrip, result in a safety hazard for people
residing or working in the project area?

Discussion: The project site is located within a residential area, and, based on a review of aerial
satellite imagery, is not within the immediate vicinity of a private airstrip.

Source: County GIS Maps

9.9. Impair implementation of or physically X
interfere with an adopted emergency
response plan or emergency evacuation
plan?

Discussion: The project involves the construction and operation of a single-family residence that
provides sufficient, compliant on-site parking. The project would not permanently or significantly
impede access on existing public roads. Furthermore, the project has been reviewed and approved
with conditions by the County Public Works Department and the Coastside Fire Protection District.

Sources: Project plans, County GIS Maps

9.h. Expose people or structures, either directly X
or indirectly, to a significant risk of loss,
injury or death involving wildland fires?

Discussion: The project site is located within a designated Local Responsibility Area (LRA) fire
hazard zone and Wildland Urban Interface Zone. As proposed, the project meets requirements
relating to fire-resistant exterior materials and fire sprinklers. The project has been conditionally
approved by the Coastside Fire Protection District (CFPD). Additionally, the proposed residence
would provide 2 covered parking spaces and one uncovered on-site parking space, which would
adequately prevent excessive street parking which may impede fire access. Based on the foregoing,
the project would very unlikely result in a significant risk of loss, injury, or death involving wildland
fires.

Source: County GIS Maps.

9.i.  Place housing within an existing 100-year X
flood hazard area as mapped on a Federal
Flood Hazard Boundary or Flood
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Insurance Rate Map or other flood hazard
delineation map?

Discussion: The project site is located in Flood Zone X (Area of minimal flood hazard, usually
depicted on FIRMs as above the 500-year flood level), per FEMA Panel No. 06081C0138F, effective
August 2, 2017.

Source: County GIS Maps.

9.j. Place housing within an existing 100-year X
flood hazard area as mapped on a Federal
Flood Hazard Boundary or Flood
Insurance Rate Map or other flood hazard
delineation map?

Discussion: See discussion in Section 9.i.
Source: County GIS Maps.

9.k. Place within an existing 100-year flood X
hazard area structures that would impede
or redirect flood flows?

Discussion: The project site is location within the area of minimum flood hazard as discussed in
Section 9.i. Additionally, the project has been reviewed by the County Drainage Section for
compliance with the County Drainage Manual. The County Drainage Section would further review
the drainage aspect of the project at the building permit application stage.

Source: County GIS Maps.

10. HYDROLOGY AND WATER QUALITY. Would the project:

Potentially | Significant | Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact

10.a. Violate any water quality standards X
or waste discharge requirements or
otherwise substantially degrade
surface or ground water quality
(consider water quality parameters
such as temperature, dissolved
oxygen, turbidity and other typical
stormwater pollutants (e.g., heavy
metals, pathogens, petroleum
derivatives, synthetic organics,
sediment, nutrients, oxygen-
demanding substances, and trash))?

Discussion: Regarding the potential impact of construction-related erosion and sedimentation to
water quality, please see discussion in Section 7.b, above. Regarding post-construction, the project
involves the construction and operation of a new single-family residence and would unlikely result in
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the violation of any water quality standards or waste discharge requirements.

Source: Project plans

10.b. Substantially decrease groundwater X
supplies or interfere substantially with
groundwater recharge such that the
project may impede sustainable
groundwater management of the
basin?

Discussion: The project would not substantially decrease groundwater supplies or interfere
substantially with groundwater recharge, as the applicant proposes to connect to the domestic water
service, provided by the Coastside Water District.

Source: Project plans

10.c. Substantially alter the existing X
drainage pattern of the site or area,
including through the alteration of the
course of a stream or river or through
the addition of impervious surfaces,
in a manner that would:

i. Resultin substantial erosion or X
siltation on- or off-site;

Discussion: The project would result in approximately 2,250 sq. ft. of new impervious surface and
proposes energy dissipaters at the end of the new driveway in the public right-of-way, as well as a
swale and a rock retention pit to handle drainage from house construction. The project could
potentially alter the existing drainage pattern of the site or area. The County requires that post-
construction project run-off comply with standard requirements of the Municipal Regional Permit
Provision C.3.i and the County’s Drainage Policy. Project compliance with these regulations would
prevent the substantial alteration of existing drainage patterns of the site and area. The project does
not involve alteration of the course of a stream or river.

Sources: Project C3C6 form, Project Plans

ii. Substantially increase the rate or X
amount of surface runoff in a manner
which would result in flooding on- or
off-site;

Discussion: Please see Section 10.c for discussion. The project would not result in the alteration of
the course of a stream or river.

Sources: Project plans; Project C3C6 form

iii. Create or contribute runoff water that X
would exceed the capacity of existing
or planned stormwater drainage
systems or provide substantial
additional sources of polluted runoff;
or
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Discussion: Please see Section 10.c, above, for discussion.
Sources: Project plans; Project C3C6 form

10.d. Significantly degrade surface or X
groundwater water quality?

Discussion: With the implementation of mitigation measures as discussed in Section 7.b, potential
project impacts to surface water quality related to sedimentation would be reduced to a less than
significant level.

Sources: Project plans; Project C3C6 form

10.e. Result in increased impervious X
surfaces and associated increased
runoff?

Discussion: Please see Section 10.c for discussion.
Sources: Project plans; Project C3C6 form

iv. Impede or redirect flood flows? X

Discussion: The project would not impede or redirect flood flows There is no work proposed within
an existing drainage channel or creek.

Sources: Project plans; Project C3C6 form

10.f. In flood hazard, tsunami, or seiche zones, X
create or contribute runoff water which would risk
release of pollutants due to project inundation?

Discussion: The site is located approximately 2,500 feet from the boundary of the tsunami
inundation zone. Inundation by seiche, tsunami, or mudflow is not identified as potential concerns,
according to the County GIS Maps

Sources: Project plans; County GIS Maps; Project C3C6 form

10.g. Conflict with or obstruct implementation of a X
water quality control plan or sustainable
groundwater management plan?

Discussion: The project includes proposes to connect to the domestic water service, provided by
Coastside Water District. Additionally, see Section 10.c for discussion regarding potential impact to
stormwater quality.

Sources: Project plans; Project C3C6 form
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11. LAND USE AND PLANNING. Would the project:

Potentially | Significant | Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact
11.a. Physically divide an established X
community?

Discussion: The proposed single-family residential development would not result in the physical
division of an established community.

Sources: County GIS Maps

11.b. Cause a significant environmental impact X
due to a conflict with any applicable land
use plan, policy or regulation adopted for
the purpose of avoiding or mitigating an

environmental effect?

Discussion: Due to the site constraints as a result of the implementation of riparian and wetland
setback requirements, the project requests a Variance to reduce the setback from the front lot line
and the edge of the potential wetland. See further discussion in Section 4.a. above. The granting of
the Variance would not cause a significant environmental impact, as potential wetland areas would
be adequately protected and the front setback is adequate to allow for the residence and blend in
with surrounding development.

Source: County GIS Maps

11.c. Serve to encourage off-site development X
of presently undeveloped areas or
increase development intensity of already
developed areas (examples include the
introduction of new or expanded public
utilities, new industry, commercial

facilities or recreation activities)?

Discussion: The site is a vacant parcel located approximately 470 feet northwest of the intersection
of Palomar Avenue and San Carlos Avenue. The project site can be accessed from San Carlos
Avenue. The project would connect to the Coastside County Water District for domestic water
services, which provides service to this area.

Sources: Project plans; County GIS Maps
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12. MINERAL RESOURCES. Would the project:

Potentially | Significant | Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact
12.a. Resultin the loss of availability of a X
known mineral resource that would be of
value to the region or the residents of the
State?
Discussion: The project does not involve any mining or extraction of minerals.
Sources: Project plans
12.b. Resultin the loss of availability of a X

locally important mineral resource
recovery site delineated on a local
general plan, specific plan or other land
use plan?

Discussion: The project would not affect any nearby mineral resource recovery site, if such a site

should exist nearby.
Sources: Project plans; County GIS Maps

13. NOISE. Would the project result in:

Potentially | Significant | Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact
13.a. Generation of a substantial temporary or X

permanent increase in ambient noise
levels in the vicinity of the project in
excess of standards established in the
local general plan or noise ordinance, or
applicable standards of other agencies?

Discussion: The project would generate additional non-substantial, temporary noise associated with
grading and construction. However, such noises will be temporary, where volume and hours are
regulated by Section 4.88.360 (Exemptions) of the County Ordinance Code.

Sources: Project plans

13.b. Generation of excessive ground-borne
vibration or ground-borne noise levels?

Discussion: The project would not involve a pile-driven foundation. Please see discussion in

Section 13.a.

Sources: Project plans




13.c. For a project located within the vicinity of X
a private airstrip or an airport land use
plan or, where such a plan has not been
adopted, within 2 miles of a public airport
or public use airport, exposure to people
residing or working in the project area to
excessive noise levels?

Discussion: The project site is not in the vicinity of a private airstrip. Please see discussion in
Section 9.e, above.

Sources: Project plans; Half Moon Bay Airport Land Use Compatibility Plan

14. POPULATION AND HOUSING. Would the project:

Potentially | Significant | Less Than

Significant Unless Significant No
Impacts Mitigated Impact Impact
14.a. Induce substantial unplanned population X

growth in an area, either directly (for
example, by proposing new homes and
businesses) or indirectly (for example,
through extension of roads or other
infrastructure)?

Discussion: The project involves the development of a vacant parcel at the edge of a developed
residential area and the Montecito Riparian Corridor. Development of the parcel would not impact
vegetation on adjoining undeveloped lots of the Montecito Riparian Corridor. Development of
adjoining areas are subject to separate County regulations and CEQA review, whereby approval of
this project would not allow development on adjoining parcels. Due to the location of the garage on
the eastern side of the property, the existing road is adequate to serve the project. Additionally, no
road extension is needed for this project.

Sources: Project plans

14.b. Displace substantial numbers of existing X
people or housing, necessitating the
construction of replacement housing
elsewhere?

Discussion: The project site is an undeveloped, residential parcel. The proposed structure and
associated improvements support this use. The project would provide two additional housing units
and would not displace any existing housing.

Sources: Project plans
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15. PUBLIC SERVICES. Would the project result in substantial adverse physical impacts
associated with the provision of new or physically altered government facilities, the need for
new or physically altered governmental facilities, the construction of which could cause
significant environmental impacts, in order to maintain acceptable service ratios, response
times or other performance objectives for any of the public services:

Potentially | Significant | Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact

15.a. Fire protection? X

15.b. Police protection? X

15.c. Schools? X

15.d. Parks? X

15.e. Other public facilities or utilities (e.g., X

hospitals, or electrical/natural gas supply
systems)?

Discussion: The project involves the construction of one single-family residence on a legal parcel
within an existing residential neighborhood in the unincorporated El Granada in the San Mateo
County. The project has been reviewed and preliminarily approved by the Coastside Fire Protection
District. The project site is located in an established residential neighborhood, where police, school
and park services presently exist in this area.

Sources: Project plans

16. RECREATION. Would the project:
Potentially | Significant | Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact
16.a. Increase the use of existing X
neighborhood or regional parks or other
recreational facilities such that substantial
physical deterioration of the facility would
occur or be accelerated?
Discussion: The project involves the construction of a single-family residence that would not
significantly increase the use of existing neighborhood or regional parks or other recreational
facilities.
Sources: Project plans
16.b. Include recreational facilities or require X

the construction or expansion of
recreational facilities which might have an
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adverse physical effect on the
environment?

Discussion: The project does not involve the construction of any recreational facilities. The project
involves the construction of one single-family residence with an attached accessory dwelling unit
(ADU) on a residentially-zoned parcel and would not require the construction or expansion of

existing recreational facilities.

Sources: Project plans

17. TRANSPORTATION/TRAFFIC. Would the project:
Potentially | Significant | Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact
17.a. Conflict with a program plan, ordinance X

or policy addressing the circulation
system, including transit, roadway,
bicycle and pedestrian facilities, and
parking?

Discussion: The project site can be assessed from San Carlos Avenue, a public road that is
improved to the front of the project site. Due to the location of the garage on the eastern side of the
property, the existing road is adequate to serve the project. Additionally, no road extension is
needed for this project.

The County LCP (Policy 2.52) exempts the development of singular single-family dwellings from the
development and implementation of a traffic impact analysis and mitigation plan. The project
involves the construction of one single-family residence and associated improvements and would
result in a temporary increase in traffic levels during construction and a negligible permanent
increase in traffic levels after construction. The proposed use is a private single-family residential
use and provides adequate on-site parking. Therefore, the project does not conflict with an
applicable plan, ordinance or policy establishing measures of effectiveness for the performance of
the circulation system.

Sources: Project plans, Local Coastal Program (LCP)

17.b. Would the project conflict or be X
inconsistent with CEQA Guidelines
Section 15064.3, Subdivision (b) Criteria
for Analyzing Transportation Impacts?
Note to reader: Section 15064.3 refers to land use and

transportation projects, qualitative analysis, and
methodology.

Discussion: CEQA Guidelines Section 15064.3, Subdivision (b) Criteria for Analyzing Transportation
Impacts, describes specific considerations for evaluating a project's transportation impacts. It states
that, generally, vehicle miles traveled is the most appropriate measure of transportation impacts.
“Vehicle miles traveled” refers to the amount and distance of automobile travel attributable to a
project. Other relevant considerations may include the effects of the project on transit and non-
motorized travel. The project involves the construction of one single-family residence with an
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attached accessory dwelling unit (ADU) within an existing residential neighborhood. The project
would only result in a temporary increase in traffic levels during construction and a negligible
permanent increase in traffic levels after construction. Therefore, the project does not conflict with
CEQA Guidelines Section 15064.3.

Sources: Project plans

17.c. Substantially increase hazards to a X
design feature (e.g., sharp curves or
dangerous intersections) or incompatible
uses (e.g., farm equipment)?

Discussion: The project site can be assessed from San Carlos Avenue, a public road that is
improved to the front of the project site. The project has been reviewed and preliminarily approved
by the County Department of Public Works.

Sources: Project plans

17.d. Result in inadequate emergency access? X

Discussion: The project has been reviewed and preliminarily approved by the Coastside Fire
Protection District and would not result in inadequate emergency access.

Sources: Project plans

18. TRIBAL CULTURAL RESOURCES. Would the project:

Potentially | Significant | Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact

18.a. Cause a substantial adverse change in X
the significance of a tribal cultural
resource, defined in Public Resources
Code Section 21074 as either a site,
feature, place or cultural landscape that
is geographically defined in terms of the
size and scope of the landscape, sacred
place, or object with cultural value to a
California Native American tribe, and
that is:

i. Listed or eligible for listing in the X
California Register of Historical
Resources, or in a local register of
historical resources as defined in
Public Resources Code section
5020.1(k)

Discussion: The project site is vacant. The project site is not listed or eligible for listing in the
California Register of Historical Resources. Furthermore, the project is not listed in a local register of
historical resources, pursuant to any local ordinance or resolution as defined in Public Resources
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Code Section 5020.1(k).

Sources: Project Plans; County GIS Maps; Letter from California Historical Resources Information
System (CHRIS) Staff Dated January 25, 2023

ii. A resource determined by the lead
agency, in its discretion and
supported by substantial evidence,
to be significant pursuant to criteria
set forth in Subdivision (c) of Public
Resources Code Section 5024.1.
(In applying the criteria set forth in
Subdivision (c) of Public Resource
Code Section 5024.1, the lead
agency shall consider the
significance of the resource to a
California Native American tribe.)

Discussion: Staff requested a Sacred Lands file search of the project vicinity, which was conducted
by the Native American Heritage Council (NAHC) and resulted in no found records (Attachment E).
Planning staff has consulted with the following tribes, as identified by the NAHC:

Amah MutsunTribal Band of Mission San Juan Bautista
Costanoan Rumsen Carmel Tribe

Indian Canyon Mutsun Band of Costanoan

Muwekma Ohlone Indian Tribe of the SF Bay Area

The Ohlone Indian Tribe

Wuksache Indian Tribe/Eshom Valley Band

On January 18, 2023, a letter was sent to each of the contact persons provided by the NAHC
regarding the subject project requesting comment by February 17, 2023. No comments were
received during the commenting period.

The project is not subject to Assembly Bill 52 for California Native American tribal consultation
requirements, as no traditionally or culturally affiliated tribe has requested, in writing to the County to
be informed of proposed projects in the geographic project area.

Sources: Project Plans; County GIS Maps; Letter from California Historical Resources Information
System (CHRIS) Staff Dated January 25, 2023; Letter from Native American Heritage Commission
Dated February 7, 2023

19. UTILITIES AND SERVICE SYSTEMS. Would the project:

Potentially | Significant | Less Than

Significant Unless Significant No
Impacts Mitigated Impact Impact
19.a. Require or result in the relocation or X

construction of new or expanded water,
wastewater treatment or stormwater
drainage, electric power, natural gas, or
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telecommunications facilities, the con-
struction or relocation of which could
cause significant environmental effects?

Discussion: The project will connect to existing public utilities systems and will provide on-site
drainage systems. For these reasons, the project would not require or result in the relocation or
construction of new or expanded water, wastewater treatment or stormwater drainage, electric
power, natural gas, or telecommunications facilities, the construction or relocation of which could
cause significant environmental effects.

Source: Project Plans

19.b. Have sufficient water supplies available X
to serve the project and reasonably
foreseeable future development during
normal, dry and multiple dry years?

Discussion: The project includes proposes to connect to the Coastside County Water District
(CCWD) for domestic water services. CCWD has reviewed the project plans and the project will be
subject to permitting requirements.

Source: Project Plans

19.c. Resultin a determination by the waste- X
water treatment provider which serves or
may serve the project that it has
adequate capacity to serve the project’s
projected demand in addition to the
provider’s existing commitments?

Discussion: Please see discussion in Section 19.a, above.

Source: Project Plans

19.d. Generate solid waste in excess of State X
or local standards, or in excess of the
capacity of local infrastructure, or
otherwise impair the attainment of solid
waste reduction goals?

Discussion: The project involves the construction of one single-family residence with an attached
accessory dwelling unit (ADU) and would result in a negligible increase in solid waste disposal
needs. The site would be served by public solid waste services.

Source: Project Plans

19.e. Comply with Federal, State, and local X
statutes and regulations related to solid
waste?

Discussion: The project involves the construction of one single-family residence with an attached
accessory dwelling unit (ADU), would result in a negligible increase in solid waste disposal needs,
and would be served by public solid waste services.
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Source: Project Plans

20. WILDFIRE. If located in or near state responsibility areas or lands classified as very high fire
hazard severity zones, would the project:

Potentially | Significant | Less Than

Significant Unless Significant No
Impacts Mitigated Impact Impact
20.a. Substantially impair an adopted X

emergency response plan or emergency
evacuation plan?

Discussion: The project site is located within a designated Local Responsibility Area (LRA) fire
hazard zone and Wildland Urban Interface Zone. The project has been conditionally approved by
The Coastside Fire Protection District (CFPD). Additionally, the proposed residence would provide 2
covered and 1 uncovered on-site parking spaces, which would adequately prevent excessive street
parking that could impair emergency access. Based on the foregoing, the project would not impair
any emergency response or emergency evacuation plan.

Source: County GIS Map; CALFIRE GIS Maps; CFPD Conditions

20.b. Due to slope, prevailing winds, and other X
factors, exacerbate wildfire risks, and
thereby expose project occupants to,
pollutant concentrations from a wildfire or
the uncontrolled spread of a wildfire?

Discussion: The site is moderately sloped at 19.4%. The project has been conditionally approved
by (CFPD. CFPD will further review the project at the building permit application stage to ensure
compliance with all applicable fire protection measures and requirements, including regulations
requiring the use of fire-resistant exterior materials and fire sprinklers.

Source: County GIS Map

20.c. Require the installation or maintenance X
of associated infrastructure (such as
roads, fuel breaks, emergency water
sources, power lines or other utilities)
that may exacerbate fire risk or that may
result in temporary or ongoing impacts to
the environment?

Discussion: Please see discussion in Sections 20.a and 20.b.
Source: County GIS Map.

20.d. Expose people or structures to X
significant risks, including downslope or
downstream flooding or landslides, as a
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result of runoff, post-fire slope instability,
or drainage changes?

Discussion: Please see discussion in Sections 20.a and 20.b.
Source: County GIS Map; C3 C6 Form

21. MANDATORY FINDINGS OF SIGNIFICANCE.
Potentially | Significant | Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact
21.a. Does the project have the potential to X

substantially degrade the quality of the
environment, substantially reduce the
habitat of a fish or wildlife species, cause
a fish or wildlife population to drop below
self-sustaining levels, threaten to
eliminate a plant or animal community,
substantially reduce the number or
restrict the range of a rare or endangered
plant or animal or eliminate important
examples of the major periods of
California history or prehistory?

Discussion: As discussed in this document, the project has the potential to result in less than
significant environmental impacts. Implementation of mitigation measures included in this document
would adequately minimize project environmental impacts to a less-than-significant level.

Source: Subject document.

21.b. Does the project have impacts that are X
individually limited, but cumulatively
considerable? (“Cumulatively consider-
able” means that the incremental effects
of a project are considerable when
viewed in connection with the effects of
past projects, the effects of other current
projects, and the effects of probable

future projects.)

Discussion: The project involves the construction and operation of a single-family residence on a
parcel located within a portion of the Montecito Riparian Corridor. Development of the parcel would
not impact vegetation on adjoining undeveloped lots of the Montecito Riparian Corridor and approval
of this project does not allow development on adjoining parcels, which is subject to separate CEQA
review.

Between 1997 and 2016, the County issued six (6) planning permits for single-family residential
developments on other parcels within the Montecito Riparian Corridor. Five (5) single-family
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developments were subsequently built following the issuance of these planning permits.

Additionally, based on the adequate vehicle access for the project without need for a road extension,
the infill nature of the proposed residential construction, and existing water and sewer services in the
area, the project is would not have a cumulatively considerable impact when viewed in connection
with the effects of past projects, the effects of other current projects, and the effects of probable
future projects.

Source: Subject document.

21.c. Does the project have environmental X
effects which will cause substantial
adverse effects on human beings, either
directly or indirectly?

Discussion: The project, as proposed and mitigated, would not result in any substantial adverse
impacts on human beings. Implementation of mitigation measures included in this document would
adequately prevent any significant environmental impacts and minimize any environmental impacts
to a less-than-significant level.

Source: Subject document.

RESPONSIBLE AGENCIES. Check what agency has permit authority or other approval for the
project.

AGENCY YES NO TYPE OF APPROVAL

Bay Area Air Quality Management District

CalTrans

City

Coastal Commission

X | X | X | X|X

County Airport Land Use Commission (ALUC)

Other: None

National Marine Fisheries Service

Regional Water Quality Control Board X

San Francisco Bay Conservation and
Development Commission (BCDC)

x

Sewer/Water District: MWSD

State Department of Fish and Wildlife

State Department of Public Health

X | X | X | X

State Water Resources Control Board
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MITIGATION MEASURES

Mitigation measures have been proposed in project application. X

Other mitigation measures are needed. X

The following measures are included in the project plans or proposals pursuant to Section
15070(b)(1) of the State CEQA Guidelines:

Mitigation Measure 1: Upon the start of excavation activities and through to the completion

of the project, the applicant shall be responsible for ensuring that the following dust control
guidelines are implemented:

a.

All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, and
unpaved access roads) shall be watered two times per day.

All haul trucks transporting soil, sand, or other loose material off-site shall be covered.

All visible mud or dirt track-out onto adjacent public roads shall be removed using wet
power vacuum street sweepers at least once per day. The use of dry power sweeping is
prohibited.

All vehicle speeds on unpaved roads shall be limited to 15 mph.

All roadways, driveways, and sidewalks to be paved shall be completed as soon as
possible. Building pads shall be laid as soon as possible after grading unless seeding or
soil binders are used.

Idling times shall be minimized either by shutting equipment off when not in use or
reducing the maximum idling time to 5 minutes (as required by the California airborne
toxics control measure Title 13, Section 2485 of California Code of Regulations [CCR]).
Clear signage shall be provided for construction workers at all access points.

All construction equipment shall be maintained and properly tuned in accordance with
manufacturer’s specifications. All equipment shall be checked by a certified mechanic
and determined to be running in proper condition prior to operation.

Post a publicly visible sign with the telephone number and person to contact at the Lead
Agency regarding dust complaints. This person shall respond and take corrective action
within 48 hours. The Air District’s phone number shall also be visible to ensure
compliance with applicable regulations.

Construction-related activities shall not involve simultaneous occurrence of more than
two construction phases (e.g., paving and building construction would occur
simultaneously).

Mitigation Measure 2: The applicant shall implement the following mitigation measures to

avoid direct impacts to California Red - legged Frog (CRLF), San Francisco dusky - footed
woodrat (SFDFW), and San Francisco Garter Snake (SFGS) if present during the course of
activities on the site:

a.

Pre - construction surveys for SFDFW houses shall be performed no less than 30 days
prior construction (including ground disturbance work and/or demolition of existing
structures). If stick houses are found and avoidance is not feasible, the houses shall be
dismantled by hand under the supervision of a biologist. If young are encountered
during the dismantling process, the material shall be placed back on the house and a
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buffer of 25 to 50 feet shall be established by the biologist for a minimum of three weeks
to allow young time to mature and leave the nest. Nest material shall be moved to a
suitable adjacent area for reuse. Pre - construction surveys shall be provided to the
Project Planner for review and approval, prior to start of any work at the Project Site.

b. A pre - construction survey for CRLF and SFGS shall be performed within 48 hours of
ground disturbing activities. Non - listed species if found, may be relocated to suitable
habitat outside the Project Site. If CRLF and/or SFGS is found, work should be halted,
and the USFWS will be contacted. If possible, CRLF and SFGS should be allowed to
leave the area on its own. If the animal does not leave on its own, all work shall remain
halted until the USFWS provide authorization for work to resume. Pre - construction
surveys shall be provided to the Project Planner for review and approval, prior to start of
any work at the Project Site.

c. A biological monitor shall be present during initial vegetation removal and ground
disturbing activities to ensure no CRLF and SFGS are present.

d. No ground - disturbing work (including demolition or vegetation removal) shall be
performed during or within 48 hours of any rain event (greater than 0.5 inches) between
November 1 and April 31 when CRLF are most likely to disperse into upland habitats.
Furthermore, no work shall occur within 30 minutes of sunrise or sunset during this
period.

f. Tightly woven fiber netting or similar material shall be used for erosion control or other
purposes to ensure amphibian and reptile 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 tackifier hydroseeding compounds. Compliance shall be demonstrated in an erosion
and sediment control plan provided with the building permit application.

dg. An environmental training shall be provided to all workers prior to the start of any
activities regarding any sensitive biological resources. The training shall include steps to
identify and respond to a sighting, the laws and regulations protecting those resources,
and consequences of non-compliance. Date and time of each training shall be reported
to the County within one week of completion.

Mitigation Measure 3: Although no archaeological resources were found on the Project Area,
it is possible that subsurface deposits may yet exist or that evidence of such resources has
been obscured by more recent natural or cultural factors such as downslope aggradation
and alluviation and the presence of non-native trees and vegetation. Archaeological and
historical resources and human remains are protected from unauthorized disturbance by
State law, and supervisory and construction personnel therefore must notify the County and
proper authorities if any possible archaeological or historic resources or human remains are
encountered during construction activities and halt construction to allow qualified
Archaeologists to identify, record, and evaluate such resources and recommend an
appropriate course of action.

Mitigation Measure 4: In the event that cultural, paleontological, or archeological resources
are encountered during site grading or other site work, such work shall immediately be
halted in the area of discovery and the project sponsor shall immediately notify the
Community Development Director of the discovery. The applicant shall be required to retain
the services of a qualified archeologist for the purpose of recording, protecting, or curating
the discovery as appropriate. The cost of the qualified archeologist and any recording,
protecting, or curating shall be borne solely by the project sponsor. The archeologist shall
be required to submit to the Community Development Director for review and approval a
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report of the findings and methods of curation or protection of the resources. No further
grading or site work within the area of discovery shall be allowed until the preceding has
occurred. Disposition of Native American remains shall comply with CEQA Guidelines
Section 15064.5(e).

Mitigation Measure 5: The applicants and contractors shall be prepared to carry out the
requirements of California State law with regard to the discovery of human remains, whether
historic or prehistoric, during grading and construction. In the event that any human
remains are encountered during site disturbance, all ground-disturbing work shall cease
immediately, and the County coroner shall be notified immediately. If the coroner
determines the remains to be Native American, the Native American Heritage Commission
shall be contacted within 24 hours. A qualified archaeologist, in consultation with the Native
American Heritage Commission, shall recommend subsequent measures for disposition of
the remains.

Mitigation Measure 6: Prior to the issuance of the building permit for the residence, the
applicant shall revise the Erosion Control Plan to include the driveway area and proposed
measures and additional measures as follows, subject to the review and approval of the
Community Development Director:

a. Protect Surface Water Locations: The Montecito Riparian Corridor is location within close
proximity of proposed disturbed areas on the subject property. Please provide primary
control measures (e.g., 2 rows of staked fiber rolls) along the edge of the riparian corridor.

b. Show location of utility trenches, indicate utility types, and identify timing of installation.

c. Construction Access Routes: Over access points at the end of the paved portion of San
Carlos Avenue, construct a stabilized designated entrance(s), using 3” - 4” fractured
aggregate over geo-textile fabric.

Mitigation Measure 7: The applicant shall adhere to the San Mateo County-wide Stormwater
Pollution Prevention Program “General Construction and Site Supervision Guidelines,”
including, but not limited to, the following:

a. Delineation with field markers 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.

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. Stabilization shall include both proactive
measures, such as the placement of hay bales or coir netting, and passive measures,
such as re-vegetating disturbed areas with plants propagated from seed collected in the
immediate area.

e. Storage, handling, and disposal of construction materials and wastes properly, so as to
prevent their contact with stormwater.

f. 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.

d. Use of sediment controls or filtration to remove sediment when dewatering site and
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obtain all necessary permits.

h. Avoiding cleaning, fueling, or maintaining vehicles on-site, except in a designated area
where wash water is contained and treated.

i. Limiting and timing applications of pesticides and fertilizers to prevent polluted runoff.
j- Limiting construction access routes and stabilization of designated access points.

k. Avoiding tracking dirt or other materials off-site; cleaning off-site paved areas and
sidewalks using dry sweeping methods.

I. Training and providing instruction to all employees and subcontractors regarding the
Watershed Protection Maintenance Standards and construction Best Management
Practices.

m. 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 site shall be clear and running slowly at all
times.

Mitigation Measure 8: Once approved, erosion and sediment control measures of the revised
Erosion Control Plan shall be installed prior to beginning any site work and maintained
throughout the term of grading and construction, until all disturbed areas are stabilized.
Failure to install or maintain these measures will result in stoppage of construction until
corrections have been made and fees paid for staff enforcement time. Revisions to the
approved erosion control plan shall be prepared and signed by the engineer and submitted
to the Building Inspection Section.

Mitigation Measure 9: At the time of building permit application, the applicant shall
demonstrate compliance with the following measures as indicated on the applicant-
completed Development Checklist (Attachment H) or equivalent measures, to the extent
feasible. Such measures shall be shown on building plans.

a. BAAQMD BMP: Comply with the Green Building Ordinance and achieve CALGreen Tier 1
energy efficiency standards;

b. BAAQMD BMP: Install a solar photovoltaic system;

c. BAAQMD BMP: Incorporate a minimum of 15% recycled materials into construction.

DETERMINATION (to be completed by the Lead Agency).

On the basis of this initial evaluation:

| find the proposed project COULD NOT have a significant effect on the environment, and
a NEGATIVE DECLARATION will be prepared by the Planning Department.

| find that although the proposed project could have a significant effect on the environ-
ment, there WILL NOT be a significant effect in this case because of the mitigation
measures in the discussion have been included as part of the proposed project. A

X MITIGATED NEGATIVE DECLARATION will be prepared.

| find that the proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.
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Glew Jin

(Signature)
April 19, 2023 Glen Jia, Project Planner
Date (Title)

ATTACHMENTS:

A. Vicinity Map
B. Project Plans
C. Biological Reports and Related Documents:
1. Riparian Boundary Assessment Dated February 14, 2020;
2. 2022 Clarification Letter dated September 1, 2022;
3. Comments from Lennie Roberts of Green Foothills dated August 31, 2022
4. San Mateo County Montecito Riparian Corridor Map
D. Cultural Resource Documents
1. Letter from California Historical Resources Information System (CHRIS) Staff
Dated January 25, 2023;
2. Letter from Native American Heritage Commission Dated February 7, 2023
E. Appendix F: EECAP Development Checklist
F. CFPD Conditions

44



COUNTY OF SAN MATEO | PLANNING AND BUILDING DEPARTMENT

MONTECITO RIPARIAN CORRIDOR

EL GRANADA AREA (APN PREFIX: 047)
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Montecito Riparian Corridor Boundary | r'l Montecito Riparian Corridor

Perennial Riparian Buffer (50 FT) Vacant Parcel

Developed Parcel County Parcels

Note: This map illustrates the approximate boundary of the Montecito Riparian Corridor based on
aerial photographs taken in 2006. The County of San Mateo Local Coastal Program categorizes
riparian corridors as environmentally sensitive habitat areas, and strictly regulates development
within and adjacent to such areas. Site specific boundary surveys, riparian buffer delineations and
bilogical studies, as well as other infomration will be required to determine what if any
development may be permissible on parcels wihtin these areas.

L:\_PlanningLayer\GIS\Montecito Riparian Corridor.mxd 1/28/2014 ba



‘; COAST RIDGE ECOLOGY..

» : BIOLOGICAL SURVEYS = MONITORING = PERMITTING = RESEARCH

February 14, 2020
Rod Lacasia
4 El Sereno Drive
San Carlos, Ca 94070

Subject: Assessment of Riparian Boundary on the Lacasia Property (APN 047-105-020) in EI
Granada, California.

Dear Mr. Lacasia:

This letter documents the results of a riparian boundary assessment on the Lacasia property
(APN 047-105-020) on San Carlos Avenue, in the unincorporated El Granada area of San
Mateo County. The assessment was conducted to determine the current location of the riparian
boundary on the site to comply with the requirements of the County of San Mateo (County File
No. PLN 2004-00398).

Background

The property was last surveyed in July 2013, after three native riparian plant species (21 plants
total) were planted on site: Arroyo willow (Salix lasiolepis), Sitka willow (Salix sitchensis), and
pink-flowering current (Ribes sanguineum var. glutinosum). All three species are growing
naturally on the west side of the property within the riparian corridor, and within the adjacent
Montecito riparian corridor west of the property. The site visit on July 12, 2013 found that while
most (89%) of the willow plantings had survived and were growing well, all of the Ribes
plantings did not survive. This work was conducted to enhance the riparian corridor on site.
During this period however other native plant species observed growing within the riparian

corridor had expanded further into the corridor on the property. These included arroyo willow,
twinberry (Lonicera involucrata var. ledebourii), thimbleberry (Rubus parviflorus), California
blackberry (Rubus ursinus), poison oak (Toxicodendron diversilobum), and California bee plant
(Scrophularia californica). All of these plants are native, and typical of riparian corridor habitats
in coastal San Mateo County. Since 2013, the vegetation on site has not had any further
vegetation management activities (i.e. clearing/weed control, or restoration planting) conducted
on site. Based on an evaluation of the restoration plantings in July 2013, it was concluded that
the site had met the criteria for restoration of the site as stipulated by the County (CRE, 2013).

January 2020 Riparian Boundary Assessment

The site was walked on January 20, 2020 to assess the current status of vegetation and to map
the current location of the riparian boundary on the site. Survey markers in the field were
inspected, and recent google earth imagery (2020) was reviewed.
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The riparian areas on site are dominated by dense stands of arroyo willow trees, with some
Sitka willow and an understory of California blackberry in places. The remaining portion of the
property is upland, and is dominated by dense stands of poison oak, French broom (Genista
monspeliensis), with scattered coyote brush (Baccharis pilularis), Jubata grass (Cortaderia
jubata), and iceplant (Carpobrotus edulis) (Photos 1 — 3).

The riparian corridor was delineated on the property in 2004 by Tom Mahoney (Albion 2005)
and surveyed by Turnrose Land Surveying. The 2004 survey delineated the ‘edge of existing
riparian corridor’ on the property, the ‘edge of potential former riparian corridor’, and a 20-foot
buffer line from the ‘edge of potential former riparian corridor’. The current riparian boundary line
as of January 2020 is shown in Figure 1, transposed over the 2004 survey map. The current
riparian boundary line partially follows the ‘edge of existing riparian boundary’ as mapped in
2004, but deviates from this line slightly on the southeast. The currently proposed development
envelope, as shown on the 2004 survey map, is located from 20 to 40 feet from the current
(2020) riparian boundary (Figure 1). Development of the site as proposed would be in
conformance with LCP Section 7.12 (San Mateo County 2013), which requires a minimum
buffer of 20 feet from riparian corridors for residential properties.

If you have any questions or require any further assistance on this project, please contact me.

Sincerely,

Patrick Kobernus
Principal Biologist

References
Albion Environmental, 2005. Riparian update letter, November 29. Prepared by Tom Mahoney.

Coast Ridge Ecology, July 25, 2013. Assessment of invasive weed control and restoration of
riparian zone within potential former riparian corridor on the Lacasia Property (APN 047-
105-020) in El Granada, California. Letter report prepared for Rod Lacasia.

County of San Mateo, September 9, 2008. Board of Supervisor’s Findings and Conditions of
Approval for County File No. PLN 2004-00398, San Carlos Avenue, El Granada.

County of San Mateo, 2013. Local Coastal Program Policies, Planning and Building
Department. Section 7, Sensitive Habitats Component.
https://planning.smcgov.org/sites/planning.smcgov.org/files/documents/files/SMC _Midco
ast LCP 2013.pdf
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Photo 2. View of upland vegetatlon on S|te showing French broom and Jubata grass in foreground View is Iooklng towards southwest
(from San Carlos Avenue). Photo date: 01/20/2020.
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Photo 3. View of transition zone between dense riparian vegetation (arroyowillow) and dense uplénd vegetation (poison oak).
View is looking southeast. Photo date: 01/20/2020.
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Date: August 7, 2022

To: Glen lJia, Project Planner and
Camille Leung, Senior Planner

From: Lennie Roberts, Legislative Advocate, Green Foothills

Re: ltem # 4 on the August 11, 2022 Coastside Design Review Committee meeting: “Consideration
of a Design Review recommendation for the construction of a
new 2,226 sq. ft. three-story, single-family residence with attached 795 sq. ft. ADU and 374 sq.
ft. garage on a 7,070 sq. ft. parcel associated with a staff level Coastal Development Permit
(CDP) and Variance. Staff will make a decision on the IS-MND, CDP, and Variance after August
11, 2022. The project is not appealable to the California Coastal Commission. Owner-Applicant:
Rodrigo Lacasia-Barrios, File #PLN2021-00478, Location: San Carlos Avenue, El Granada, APN:
047-105-020”

Dear Glen and Camille,

Green Foothills objects to the CDRC Agenda listing of the proposed single-family residence, ADU and
garage, specifically the following: “Staff will make a decision on the Initial Study-Negative Declaration,
CDP, and Variance after August 11, 2022,” and “The project is not appealable to the California Coastal
Commission.”

First, No Notice of the IS-MND was sent to Green Foothills, and | have not been able to find the
referenced IS-ND on County Planning’s website. Staff should be well aware of our concerns about this
project, as we commented extensively on the parcel legalization and spoke at the ZHO public hearing.
We should have been notified of the availability of the IS-MD. Please send me the Draft IS-ND and
please extend or re-open the comment period.

Second, due to the presence of riparian vegetation/wetlands on the parcel, a staff-level decision for the
CDP and Variance appears to be inappropriate. Could you please advise as to the basis for a staff level
decision?

Finally, Green Foothills strongly disagrees with the statement that the CDP is not appealable to the
Coastal Commission. The subject parcel supports a dense Arroyo Willow riparian woodland that covers
approximately 25%-30% of the property, as depicted on the 11/17/2020 Boundary and Topographic
Map by Turnrose Land Surveying which was part of the COC-B approval process. The Arroyo Willow
riparian woodland is described by Tom Mahoney of Albion Environmental in his October 15, 2004
Report on the subject parcel as: “Riparian woodland, composed of the Arroyo Willow series (Sawyer
and Keeler-Wolf 1995) occurs along the western half of the Project Area. The riparian area is
structurally mature, and forms an intact canopy extending from the Project Area down to the unnamed
drainage channel to the west...”. Mr. Mahoney also describes the understory vegetation: “...including
spreading rush (Juncus patens), a facultative wetland species 4 and slough sedge (Carex obnupta), an
obligate wetland indicator species.”

Local. Vocal. Effective.
(650) 968-7243 « info@greenfoothills.org ¢ greenfoothills.org ¢ 3921 E Bayshore Road, Palo Alto, CA 94303 1
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Development within 100 feet of a wetland is appealable to the California Coastal Commission, per
County Zoning Regulations Section 6328.3(s)(2) which states (in relevant part): “Projects Appealable to
the Coastal Commission...Projects located within 100 feet of any wetland”. The proposed project has
the potential for significant adverse impacts to coastal resources, and the CDP must maximize
protection of those resources, through adequate setbacks of development, and other measures to
prevent changes to existing patterns of surface and subsurface drainage, and/or removal of
environmentally sensitive habitat species, etc.

Please correct the project description on the CDRC August 11, 2022 Agenda accordingly.

If you disagree regarding the issue of appealability of the CDP, please follow the Dispute Resolution
process as specified in Section 13569 of the Coastal Commission’s Regulations (California Code of
Regulations (CCR), Title 14) and refer this matter to the California Coastal Commission’s Executive
Director for a resolution of the disagreement.

Thank you for your attention to our comments.
CC: Erik Martinez, California Coastal Commission

Rich and Kathy Klein
Susana van Bezooijen

Local. Vocal. Effective.
(650) 968-7243 « info@greenfoothills.org ¢ greenfoothills.org ¢ 3921 E Bayshore Road, Palo Alto, CA 94303



Klein Objection

February 9, 2025

Camille Leung, Project Planner
San Mateo County Planning

455 County Center, Second Floor
Redwood City, CA 95063

Re: PLN2021-00478: Coastside Design Review Permit, Coastal Development Permit
(CDP), and Variance for construction of a new 1,670 sq. ft. three-story single-family
residence with an attached 371 sq. ft. garage and a 791 sq. ft. Accessory Dwelling Unit
(ADU) on alegal 7,070 sq. ft. parcel associated with a hearing-level CDP and Variance. The
Variance is being sought to allow a reduced front yard setback of 3 feet where 20 feet is the
minimum allowed due to the site’s location within a portion of the Montecito Riparian
Corridor and associated 30-foot riparian setback. APN 047-105-020. Address: 779 San
Carlos Avenue, El Granada. The project is appealable to the California Coastal
Commission.

Dear Camille,

As the owner of the adjacent property at 771 San Carlos Ave, | write to object to the above-
referenced project for the following reason:

The proposed building would not respect the riparian zone boundaries and appears to
come within 15 feet of the riparian zone boundary as evidenced by the “drip line” of the
healthy arroyo willow canopy which is adjacent to, and in some cases extending into, the
site. A minimum 30-foot buffer is required. Once the story poles went up in the fall, visual
inspection made it obvious that the plans incorrectly place the riparian boundary.

| suspect that the reason for the discrepancy is that the original biological survey was done
relatively close to the time that the land had been illegally cleared. The surveyor had to
estimate the likely footprint of the mature willows. That estimation is no longer necessary
since in the intervening years the willow thicket has re-established itself.

This objection is relevant to the architectural review, since it halves the allowable width of
the structure.

The following are Google Earth imagery and photographs to support my objection. Although
not a professional botanist, | am a long-time resident with an undergraduate degree in
botany and am capable of identifying arroyo willow in any season.

Page 1 0of 8



Klein Objection

Richard Klein, 771 San Carlos Ave, El Granada

Google Earth Aerial Overview
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Exhibit A. This screenshot shows the parcel at 779 San Carlos with the healthy willow
thicket covering the riparian area, below which several branches of San Agustin Creek (aka
Montecito Creek) meander. The perspective is downhill from San Carlos Ave looking toward
Balboa, where a row of sandbags and many ad hoc drains attest to the frequent winter
flooding at the site. The numerals 1 and 2 indicate the approximate location of the
photographs | took in the fall of 2024 and the winter of 2025. Our house (771) is on the left.
Image captured Richard Klein February 9, 2025.

Page 2 of 8



Klein Objection

Photos from numeral 1 showing that willow dripline extends about three

feet onto the lot near San Carlos Ave.

Exhibit B. My wife, Kathy Klein, stands at the property line (numeral 1 in the overview) with a
measuring tape. Note the story poles to the left. The end of the measuring stick marks the
dripline of the willow canopy, marked with red tape. It is clearly only about 15 feet from the
willows to the proposed house. Photo Richard Klein September 28, 2024.

Exhibit C. Closeup of the willow canopy behind Kathy with the red tape on a willow branch.
Photo Richard Klein February 8, 2025.

Page 3 0f 8
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Photos from Numeral 2 showing sandbags, wetland vegetation, multiple

drains, and the main creek channel

Exhibit D. Sandbags on Balboa,
ready for winter rainfall. Our tiny
dog Charlie for perspective.
Willow trees and horsetail in the
vegetation on the right. Photo
Richard Klein February 8, 2025.

Page 4 of 8
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Page 50f 8

Exhibit E. San Agustin creek just
before diversion into
underground culvert at Balboa.
Willow trees, ferns, and lush
vegetation. The creek empties
into the harbor next to Barbara’s
Fish Trap. Photo Richard Klein
February 8, 2025.



Klein Objection

Photo from developer’s application showing “Left View” of story poles
with willow thicket in background

Exhibit F. Photo taken from application shows the story poles in the foreground and the
nearby willow thicket behind. The willows in background right are at approximately the
location of numeral 1. Photo unknown photographer and date between September and

January.

Page 6 of 8
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Photos of the lot and the adjacent willows from our family room.

Ty ¥ i R ! H - \y
j

Exhibit G. View from our family room with story poles in foreground and willow branches

almost touching rear of structure. Photo Richard Klein September 28,2024.

Page 7 of 8
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Exhibit H. First photo looks toward numeral 1 on the street. Second photo looks straight out
from our window to the willows, with a small amount of uncleared French Broom in the
foreground. The willows are just starting to show their new leaves and catkins. Photos
Richard Klein February 9, 2025.

Page 8 of 8
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Huffman-Broadway Group, Inc.

ENVIRONMENTAL REGULATORY CONSULTANTS

11015™ AVE, STE 205, SAN RAFAEL, CA 94901 - 415.925.2000 - www.h-bgroup.com

October 18, 2024 Sent Via Email

Elizabeth Lacasia
Property Owner
Email: elacasia@gmail.com

Subject: Aquatic Resource Delineation Letter Report for a Residential Parcel at 779 San Carlos Avenue,
El Granada, San Mateo County, California; APN No. 047-105-020

Dear Elizabeth Lacasia:

In response to a request by the County of San Mateo Coastside Design Review Committee to the Property
Owner, Huffman-Broadway Group, Inc. (HBG) conducted a study to assess the potential of the property to
support wetlands, as defined by the San Mateo County Local Coastal Program criteria.

In summary, based on the steep topography of the property, well drained nature of the soils, absence of
hydric soil indicators, and lack of wetland hydrology, HBG determined the property does not support wetlands
as defined by the San Mateo County Local Coastal Program.

Please refer to Exhibit 1 ARD Report for delineation methods and technical findings, and call or email me at
415.385.4106 or rperrera@h-bgroup.com if you have any questions or to schedule a site visit.

Sincerely,
sbaunts F. Pemnera

Robert F. Perrera
Wetland Regulatory Scientist

Enclosures
Exhibit 1. ARD Report

¥
Huffman Broadway Group, Inc., is a California Certified YOI
Small Business and a Veteran-Owned Small Business. Sty

Ve
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ARD Report



AQUATIC RESOURCE DELINEATION

779 San Carlos Avenue, El Granada
San Mateo County, California

Prepared for Prepared by

Elizabeth Lacasia

Property Owner
Email: elacasia@gmail.com 1101 5" Avenue, Suite 205

San Rafael, CA 94901
Contact: Robert F. Perrera
415.385.4106 ¢ rperrera@h-bgroup.com

October 2024
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1.0 INTRODUCTION

On behalf of Elizabeth Lacasia (Property Owner) and in response to a request by the County of
San Mateo Coastside Design Review Committee to the Property Owner, Huffman-Broadway
Group, Inc. (HBG) conducted a study to determine if the 0.16 acres parcel at 779 San Carlos
Avenue, El Granada (Review Area) supports wetlands, as defined by the San Mateo County
Local Coastal Program criteria.

Data collection, analysis, identification, and delineation of aquatic resources was conducted
consistent with the Corps’ 1987 Wetlands Delineation Manual (Corps’ 1987 Manual), the 2010
Regional Supplement to the Corps of Engineers Wetland Delineation Manual: Western
Mountains, Valleys, and Coast Region (Version 2.0) and supporting USACE and US EPA guidance
documents. The wetland delineation findings presented in Section 5 were based on the San
Mateo County Local Coastal Program definition of wetlands as provided in Policy 7.14 Definition
of Wetlands.

In summary, based on the steep topography of the property, well drained properties of the soil,
absence of hydric soil indicators and lack of wetland hydrology, HBG determined the Review Area
does not support wetlands as defined by the San Mateo County Local Coastal Program criteria,
or aquatic resources defined as Waters of the US subject to Section 404 of the Clean Water Act,
or Waters of the State subject to Porter-Cologne Water Quality Control Act.

1.1 Definition of Coastal Zone Wetlands

Wetlands in California’s Coastal Zone are regulated under the California Coastal Act (CCA) of
1976, which is administered by the California Coastal Commission (CCC). Section 30121 of the
CCA defines “wetlands” as “lands within the coastal zone which may be covered periodically or
permanently with shallow water and include saltwater marshes, freshwater marshes, open or
closed brackish water marshes, swamps, mudflats, and fens.”

The San Mateo County Local Coastal Program (LCP) defines wetlands as:

“...an area where the water table is at, near, or above the land surface long enough
to bring about the formation of hydric soils or to support the growth of plants
which normally are found to grow in water or wet ground. Such wetlands can
include mudflats (barren of vegetation), marshes, and swamps. Such wetlands can
be either fresh or saltwater, along streams (riparian), in tidally influenced areas
(near the ocean and usually below extreme high water of spring tides), marginal
to lakes, ponds, and man-made impoundments. Wetlands do not include areas
which in normal rainfall years are permanently submerged (streams, lakes, ponds
and impoundments), nor marine or estuarine areas below extreme low water of
spring tides, nor vernally wet areas where the soils are not hydric.

In San Mateo County, wetlands typically contain the following plants: cordgrass,
pickleweed, jaumea, frankenia, marsh mint, tule, bullrush, narrow-leaf cattail,



broadleaf cattail, pacific silverweed, salt rush, and bog rush. To qualify, a wetland
must contain at least a 50% cover of some combination of these plants, unless it
is a mudflat.”

2.0 GENERAL SITE DESCRIPTION

The 0.16 acre Review Area is located at 779 San Carlos Avenue, El Granada. Residential
development borders the northeastern, southeastern, and southwestern boundary. The
intermittent San Agustin Creek flows north to south and is positioned approximately 150 feet to
the west of the Review Area’s western boundary. The riparian zone associated with the creek,
known as the Montecito Riparian Corridor, extends into the southern area of the Review Area®.
Within the Review Area, a small area along the northeastern corner of the parcel has been
cleared and story poles erected.

The latitude and longitude of the center of the Review Area are approximately 37.874467 N and
-122. 510039 W, encompassing portions of the USGS 7.5 minute Montara Mountain
guadrangle. Refer to Appendix A, Figure 1 for the Review Area Location, Figure 2 for the USGS
Topographic Map of the Review Area, Figure 3 for Aerial Image of the Review Area, and Figure 4
for FEMA Flood Zone Mapping, Figure 5 for the NRCS Soils Map, and Figure 6 for the USFWS
National Wetlands Inventory Map.

Note: In addition to the Review Area HBG made general observations of land conditions
abutting to the Review Area. Based on aerial imagery reviewed prior to the site visit, the parcel
along Avenue Balboa that abuts the southeastern boundary of the Review Area completely
removed and replaced what appears to be an extension of the riparian zone with general
residential landscaping such as grass, a patio, retaining wall and other landscape features.
Based on Google Earth Pro measuring tool the area of vegetation removed was approximately
80’x20’ or 160 square feet.

2.1 Topography & Hydrology

Topography

Based on the site visit and review of the topographic map prepared by Turnrose Land Surveying
company dated July 6, 2020, the majority of the Review Area slopes from the boundary along
San Carlos Avenue south/southwest at a 5.5:1 / 18% slope. Approximately 20-25 linear feet
from the southern boundary, the slope flattens as shown on the topographic map and
confirmed in the field. The topographic survey of the Review Area is provided in Appendix 4.

Hydrology
There were no signs of surface water being directed onto the Review Area from San Carlos
Avenue or visible culverts. Hydrology within the Review Area is likely due to direct precipitation.

1 Riparian corridor is shown on the Turnrose Land Survey map dated July 6, 2020 (Appendix 4)



2.2 Soils

A review of the Natural Resources Conservation Service (NRCS) Soil Survey maps for San Mateo
County shows two soil types occurring in the Review Area. The Tierra loam, steep, eroded
(TeE2) occurs on the majority of the Review Area, and Farallone loam, gently sloping (FaB)
occurs on the southern portion of the review Area.

Field investigations confirmed that the NRCS soils mapping for TeE2 is somewhat accurate and
the soils mapping for FaB is relatively accurate throughout the Review Area. The TeE2 soil
profile indicates a Bt? horizon at 17-37 inches with “clay” soils, but HBG found the loam layer
extended much further through the soil profile. In addition, the TeE2 properties listed a
restrictive feature from 10-24 inches, but no such layer was found with soil pits dug to down to
29 inches.

2.3 Vegetation

Nomenclature used for plant names follows The Jepson Manual, 2nd edition and changes made
to this manual as published on the Jepson Interchange Project website. Wetland indicator
status ratings are defined based on qualitative ecological descriptions and assigned following
the classification of Lichvar (2012). Indicator status ratings include the following categories:

e Obligate wetland plants (OBL) — Plants that almost always occur in wetlands.

e Facultative wetland plants (FACW) - Plants that usually occur in wetlands, but may occur
in non-wetlands.

e Facultative plants (FAC) - Plants that occur in wetlands and non-wetlands.

e Facultative upland plants (FACU) - Plants that usually occur in non-wetlands, but may
occur in wetlands.

e Upland plants (UPL) — Almost never occur in wetlands.

Vegetation that does not have one of the five indicator status rating listed in the Regional
Wetland Plant List is referred to as Not Listed (NL) on the wetland determination data forms
and is assumed to never occur in wetlands.

The portion of the property above the riparian zone is dominated by coyote brush (Baccharis
pilularis (NL)), poison oak (Toxicodendron diversilobum (FAC)), pampas grass (Cortaderia
selloana (FACU)), and French broom (Genista monspessulana (NL)). Within the riparian zone,
the tree stratum was dominated by arroyo willow (Salix lasiolepis (FACW)), and the vine
stratum was dominated by California blackberry (Rubus ursinus (FACU)), and poison oak
(Toxicodendron diversilobum (FAC)). In addition, less than 1% cover of twinberry (Lonicera
involucrate (FAC)) was observed, one individual sedge was found that is likely tall flatsedge
(Cyperus eragrostis (FACW)) and two individual horsetail plants which are likely tall scouring
rush (Equisetum hyemale (FACW)) plants were observed.

2 A Bt horizon is one that contains illuvial layer lattice clays.



3.0 DELINEATION METHODS

3.1 Overview of Sampling Methodology

HBG conducted its investigation on October 4, 2024. The investigation focused on identifying
and mapping aquatic resources meeting the San Mateo County Local Coastal Program
definitions of wetlands. The Western Mountains, Valleys, and Coast Regional manual was
followed when determining the presence or absence of wetland vegetation, hydric soil, and
wetland hydrology indicators.

Prior to the site visit, the Property Owner, at the request of HBG, trimmed dense vegetation
along the eastern boundary down to the southwestern boundary. The purpose of trimming the
vegetation was to gain access to the lower part of the Review Area. This section of the review
area had the highest potential to support hydric soils and wetland hydrology indicators due to
the slope converging onto a topographic flat area.

In preparation for the field investigations, HBG identified existing landforms that would likely
contain potential aquatic resources (wetlands and other waters) within the Review Area by
reviewing (1) the topographic survey conducted by Turnrose Land Surveying company; (2) a
report prepared by Coast Ridge Ecology dated September 1, 2022; (3) letters prepared by the
Committee for Green Foothills; (4) USGS topographic mapping; (5) NRCS soil survey data; (6)
USFWS National Wetland Inventory mapping; and (7) communications with Coast Ridge Ecology
principal biologist Patrick Kobernus. In addition, Coast Ridge Ecology principal biologist Patrick
Kobernus met HBG biologist, Robert Perrera, onsite to provide an overview of their studies,
discuss general site conditions and access points.



4.0 AQUATIC RESOURCES TECHNICAL FINDINGS

The following sections discuss hydrophytic vegetation, hydric soil, and wetland hydrology
conditions observed at the Review Area. Sample Point locations are shown on Appendix 1,
Figure 7, Wetland Determination Data Forms documenting this information are in Appendix 2,
and representative photographs of the Review Area are provided in Appendix 3.

Normal circumstances were present, climatic conditions were typical for October when the field
work occurred, and vegetation, soil, and hydrology conditions were not naturally problematic
or significantly disturbed. Although the vegetation had been trimmed at SP-2, the trees, vines,
and shrubs that occupied this area were still visible.

4.1 Sample Locations

Sample locations were selected based on the convergent slope near the southwestern
boundary, the general site topography, and the landform features. Soil pits were dug by shovel
and using a hand auger to a minimum depth of 13 inches and a maximum depth of 50 inches.
Vegetation and hydrologic conditions were observed within a 5 foot radius sampling plot
surrounding the pits and soil, and vegetation and hydrology observations were recorded on
Wetland Determination Data Forms — Western Mountains, Valleys, and Coast Region, Version
2.0.

Vegetation, soil, and hydrology observations were made at four (4) sample point locations. Two
of the sample points, SP-1 and SP-3 were positioned on a flat landform feature where the slope
converged, and sample points SP-2 and SP-4 where taken on the hillslope which dominated
90% of the Review Area.

4.2 Field Indicators of Hydric Soil Conditions

Understanding the soil color, type of redoximorphic feature, soil texture and organic matter
content is important to determine if a soil is hydric or not. Soil texture also provides an
indication of soil permeability. For example, a thick clay layer near the surface may indicate a
“restrictive” layer preventing water from moving down the soil profile resulting in saturation, a
high water table or ponding. A loamy soil allows water to move vertically and horizontally
through the profile, and in the absence of a restrictive layer, soil saturation, high water table
and ponding is minimized depending on its position within the landscape.

Landform & Soil Texture:

SP-1 and SP-3 were taken on a landform described as flat where the hillslope converged to this
flat topographic area. SP-1 and SP-3 are located uphill from the creek well above its flood plain.
Soil texture throughout the profile varied from a Loam near the surface to a Loamy Sand and
Silty Loam. No restrictive horizon was observed. NRCS soils mapping for this area indicates that
these soils formed on a flood plain or alluvial fan and have a restricted layer at depths of 80”.

SP-2 and SP-4 were taken on the hillslope. Soil texture throughout the profile varied from a Silty
Loam near the surface to Loamy Sand. No restrictive horizon was observed from 0”-34”. NRCS
soils mapping for this area indicates these soils form on hills, support clay from the B-C horizon



and have a restricted layer at depths 10”-24".

Soil Color:

The matrix color for SP-1 and SP-3 ranged from 10YR 2/1, 3/1 and 3/2. At SP-1 redoximorphic
features in the form of reduced iron was found within a 2” layer of silty loam from 28”-30”. It
should be noted a 2” layer of redox at this depth does not meet any of the hydric soil indicators.
SP-2 and SP-4 matrix color ranged from 10YR 3/2 and 3/3 with no redoximorphic features.

In summary, based on the soil color, texture, and lack of significant redoximorphic features, the
Review Area does not support Hydric Soils.

4.3 Field Indicators of Wetland Hydrology Conditions

No primary hydrologic indicators were observed, no surface water, saturation or a water table
was observed, and the Review Area is not situated within a flood plain. Within SP-1 and SP-3
one secondary indicator, FAC-Neutral Test (D5) was recorded. Refer to Figure 4 FEMA Flood
Zone Mapping for the Review Area flood hazard zone.

Also noteworthy, no willow roots were encountered when digging the soil pits at SP-1 and SP-3.
You may expect to encounter many roots when digging pits to depths of 50” in a thick willow
riparian zone, however no roots were encountered. This, along with the absence of hydric soils
and well drained nature of the soils, suggests the water table is very deep influencing the
willow roots to grow more vertical then horizontal near the surface.

In summary, based on the absence of surface and subsurface hydrology, topographic slopes,
and its position within the landscape outside of the flood plain, the Review Area does not
support Wetland Hydrology.

4.4 Field Indicators of Hydrophytic Vegetation Conditions

Dominant vegetation at SP-1 and SP-3 included arroyo willow (Salix lasiolepis (FACW)) in the
tree stratum, and California blackberry (Rubus ursinus (FACU)) and poison oak (Toxicodendron
diversilobum (FAC)) in the vine stratum. Dominant vegetation at SP-4 included coyote brush,
French broom, poison oak and pampas grass. Vegetation at SP-2 was sparce due to the clearing
of vegetation when the story poles were installed, but signs of California blackberry (Rubus
ursinus (FACU)), poison oak (Toxicodendron diversilobum (FAC)), and coyote brush were visible.

In summary, SP-1 and SP-3 did support a dominance of hydrophytic vegetation and SP-2 and SP-
4 did not support a dominance of hydrophytic vegetation.

5.0 SUMMARY OF FINDINGS

In the absence of hydric soils and wetland hydrology, the well-drained nature of the loamy soils,
the absence of a restrictive layer near the surface, and the absence of willow roots near the
surface, it is likely the arroyo willows at SP-1 and SP-3 are not acting as hydrophytes but are
able to survive by accessing ground water at depths of below 50” (4.2 feet) in a non-wetland
habitat.



Based on these technical findings, the Review Area does not support wetlands as defined
Coastal Zone Act or San Mateo County Local Coastal Program.



6.0 REFERENCES

Federal Geographic Data Committee. 2013. Classification of wetlands and deepwater habitats
of the United States. FGDC-STD-004-2013. Second Edition. Wetlands Subcommittee,
Federal Geographic Data Committee and U.S. Fish and Wildlife Service, Washington, DC.

Kobernus, Patrick. 2022. Clarification on the Status of Arroyo Willow, Concave Topography and
Hydric Soils Within Riparian Corridors and Wetlands. Coast Ridge Ecology. September 1.

Lichvar, R., N. Melvin, M. Butterwick, and W. Kirchner. 2012. National Wetland Plant List
Indicator Status Definition. US Army Engineer Research and Development Center, Cold
Regions Research and Engineering Laboratory.

Roberts, Lennie. Committee for Green Foothills. Letter sent to Monowitz, Leung, and Jia at San
Mateo County Planning. 2022. PLN2021-00478 Owner-Applicant: Rodrigo Lacasia-
Barrios, Location: San Carlos Avenue, El Granada; APN: 047-105-020. Proposed
construction of a new 2,226 sq. ft. three-story, single-family residence with attached 795
sq. ft. ADU and 374 sq. ft. garage on a 7,070 sq. ft. parcel associated with a staff level
Coastal Development Permit (CDP) and Variance. September 15.

Roberts, Lennie. Committee for Green Foothills Green Foothills. Letter sent to Monowitz, Steve,
San Mateo County & Carl, Dan and Rexing, Stephanie. Coastal Commission. 2024.
PLN2021-00478 Owner-Applicant: Rodrigo Lacasia-Barrios, Location: San Carlos Avenue,
El Granada; APN: 047-105-020. Proposed construction of a new 2,226 sq. ft. three-story,
single-family residence with attached 795 sq. ft. ADU and 374 sq. ft. garage on a 7,070
sq. ft. parcel associated with a staff level Coastal Development Permit (CDP) and
Variance. September 7.

US Army Corps of Engineers Environmental Laboratory. 1987.Corps of Engineers Wetlands
Delineation Manual. Technical Report Y-87-1. US Army Engineer Waterways Experiment
Station, Vicksburg, MS.

US Army Corps of Engineers. 1992a. Regional Interpretation of the 1987 Manual.
Memorandum. February 20.

US Army Corps of Engineers. 1992b. Clarification and Interpretation of the 1987 Manual.
Memorandum. March 8.

U.S. Army Corps of Engineers. 2010. Regional Supplement to the Corps of Engineers Wetland
Delineation Manual: Western Mountains, Valleys, and Coast Region (Version 2.0), ed. J.
S. Wakeley, R. W. Lichvar, and C. V. Noble. ERDC/EL TR-10-3. Vicksburg, MS: U.S. Army
Engineer Research and Development Center.



US Department of Agriculture, Natural Resources Conservation Service. Web Soil Survey (WSS).
http://websoilsurvey.nrcs.usda.gov/app/WebSoilSurvey.aspx



http://websoilsurvey.nrcs.usda.gov/app/WebSoilSurvey.aspx

Appendix 1

Figures 1-7
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Appendix 2

Wetland Determination Data Forms



























Appendix 3

Representative Review Area Photographs



SP-1: From 30”-40”, loamy sand with pebbles, 10YR3/1.



SP-2: From 11”-29”, Sandy Loam with pebbles, 10YR3/3.



SP-3: Flat topography, augur hole shown in photo dug to 34”.



Appendix 4

Turnrose Land Surveying Topographic Map
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ATTACHMENT H — Full Chronology (PLN2021-00478)

Date
January 2000;
June 2004

October 15, 2004

June 6, 2005

April 11, 2006

June 6, 2005

Action

Previous property owners perform illegal removal of
vegetation, including riparian vegetation within the Montecito
Riparian Corridor located at the rear of the parcel. The
County’s Code Compliance Section issues Notices of
Violation (VIO 2000-00011; VIO 2004-00085). County
instructs owners to obtain a biology report for the site and
submit an application for an after-the-fact Coastal
Development Permit (CDP).

Tom Mahoney (plant ecologist) of Albion Environmental,
Inc., prepares a report titled “Riparian Delineation on San
Carlos Avenue Parcel,” for previous property owners.
Subsequently, interested neighbors expressed concerns that
the limit of riparian vegetation prior to the clearing is different
from that presented in Mr. Mahoney’s 2004 report.

Current owners applied for a CDP, Design Review and a
Variance to construct a single-family residence that would
encroach upon 10 feet of the required minimum 20-foot front
setback (PLN 2005-00248), along with a CDP for illegal
vegetation removal (PLN 2004-00398). While permits for the
house were approved by the Zoning Hearing Officer on April
11, 2007, the decision was appealed to the Planning
Commission, who upheld the appeal and denied the permits
for the house until the property was restored per the CDP
issued for the illegal vegetation removal.

Patrick Kobernus (biologist) of TRA Environmental
Consultants is retained by the owner to review Mahoney’s
riparian delineation at the site. Mr. Kobernus, after reviewing
reports prepared by Mahoney, aerial photos, and photos
provided by a neighbor, concurs with the location of the
riparian boundary as marked by Mahoney and recorded by
Turnrose. Kobernus states cleared areas should likely
return in time to riparian corridor if all invasive species on-
site are controlled and replanting is performed according to
the November 29, 2005 “conceptual revegetation plan”.

Current owners applied for a CDP, Design Review and a
Variance to construct a single-family residence that would
encroach upon 10 feet of the required minimum 20-foot front
setback (PLN 2005-00248), along with a CDP for illegal



September 9, 2008

August 8, 2013

December 16, 2020

December 15, 2021

August 7, 2022

February 9, 2023

April 24, 2023 —
May 15, 2023

May 15, 2024

vegetation removal (PLN 2004-00398). The Planning
Commission denied the permits for the house, stating that
property should be restored first.

Board of Supervisors, on appeal, approve the CDP for after-
the-fact clearing and restoration of the property.

Biologist confirms that the restoration of the property and 3-
year monitoring per PLN2004-00398 is complete. Staff
concurs.

Applicant applies for a Certificate of Compliance Type B (PLN
2020-00448). COC is recorded on November 10, 2021.

Applicant applies for subject permits for a new residence and
attached Accessory Dwelling Unit (ADU) with a reduced from
setback.

Comments letter from Green Foothills states that, based on
the observations contained in previous biological reports, the
site may contain wetlands.

CDRC recommends approval of the project, including a 13
feet front setback, to the Design Review permit to the
Planning Commission.

Subsequently, staff identifies an error in the application of the
riparian setback in the plans and informs that applicant that
the design would need to be modified to comply with the
setback.

Initial Study/Mitigated Negative Declaration is released for
public review. At the time, no wetland analysis has been
performed, so the IS/MND determined that there was
potential for a wetland at the site, which requires a 100 feet
setback.

Applicant submits a revised design with proper application of
the riparian setback for a new 1,670 sq. ft. three-story, single-
family residence with an attached 371 sq. ft. garage and 791
sq. ft. ADU. Application includes a request for a Variance to
allow a front yard setback of 3 feet where 20 feet is required,
as well as a variance to allow development within a 100-feet
setback associated with a potential wetland.



September 12, 2024

October 18, 2024

February 13, 2025

May 9, 2025

July 23, 2025

CDRC, after reviewing the revised design of the residence
and receiving public comment, renders no recommendation
of the Design Review permit due to a split 1:1 vote, but offers
recommended changes for the applicant to consider.

The owner submits an updated biological report by Mr.
Kobernus for the property and a description of vegetation
clearing necessary for story pole construction, which states
that the clearing work has not impacted the vegetation
community boundaries as it pertains to the proposed project
and riparian corridor setbacks. He also notes that San
Francisco Dusky-footed woodrat nests were flagged and
avoided during story pole construction.

Robert Perrera of Huffman-Broadway Group, Inc. (HBG),
prepares an Aquatic Resource Delineation Letter Report for
the property to assess the potential of the property to support
wetland, determining that the property does not support
wetlands, as defined by the San Mateo County Local Coastal
Program. The report does not address off-site areas within
100 feet of the proposed building site.

CDRC recommends approval of the revised design to the
Planning Commission.

Applicant submits a biological report describing a recent
assessment of lands adjacent to the subject site for potential
wetlands based on soils, hydrology, vegetation and
topographic information (LIDAR), using existing available
information. The report concludes that “it is unlikely that
wetlands (either US Army Corps or Coastal Commission) are
present on surrounding properties within 100 feet of the
proposed building envelope”.

Planning Commission meeting
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	No, a Variance is requested
	3 ft.
	Yes
	67 ft.
	Yes
	Right: 22 ft.Left: 5 ft.
	27 ft.
	Yes
	7,070 sq. ft.
	Yes
	* The maximum height to be increased to 36 feet (from 28 feet), where the average slope of a parcel (18%) is greater than a one (1) foot fall in seven (7) feet distance (14%) from the established street grade at the front lot line and where a sewer connection must be made uphill from the building location, which are the case for this project.





