TO:
FROM:

SUBJECT:

PROPOSAL

COUNTY OF SAN MATEO
PLANNING AND BUILDING DEPARTMENT

DATE: August 13, 2025
Planning Commission
Planning Staff

Consideration of a Design Review Permit and Non-Conforming Use
Permit (NCUP), pursuant to Chapters 8.256 and 8.388 of San Mateo
Ordinance Code, respectively, to allow a 443 sq. ft. addition and remodel,
to an existing 2,048 sq. ft. single-family residence, and replacement of a
341 sq. ft. non-conforming, detached garage with a new 491 sq. ft. garage
and roof deck, on a non-conforming, 25.7% slope, 6,158 sq. ft. parcel in
Emerald Lake Hills. The applicant seeks a NCUP for 1) 2,491 sq. ft. of
floor area where 2,400 sq. ft. is the maximum, 2) lot coverage ratio of
35.7% where 25% is the maximum, 3) side setbacks of 4.25 ft. and 6.67 ft.
where a combination of 20 feet is required, and 4) a second-story roof
deck in the front setback. In addition, it is recommended that the Planning
Commission determine that the project is categorically exempt from
California Environmental Quality Act (CEQA) pursuant to CEQA
Guidelines Section 15301. The addition is 443 square feet to a 2,048 sq.
ft. residence, located in an area with all public utilities.

County File Number: PLN2024-00243

The applicant proposes a major remodel and addition to an existing non-conforming
residence, on a non-conforming parcel, in the community of Emerald Lake Hills. The
project includes a 352 sq. ft. addition at the rear of the existing residence, and
demolition and replacement of the existing detached garage with a 491 sq. ft. detached
garage with a 150 sq. ft. new roof deck within the front setback.

To allow the proposed lot coverage, floor area, side and front setbacks, which are non-

compliant with the zoning district standards, the project requires a Non-Conforming Use
Permit (NCUP) in addition to a Design Review Permit. The project site is substandard in
size and has a slope of 25.7 percent. No tree removal and only minor grading involved.



RECOMMENDATION

1. That the Planning Commission approve the Design Review Permit and Non-
Conforming Use Permit for County File Number PLN2024-00243.

2. That the Planning Commission determine that the project is categorically exempt
from California Environmental Quality Act (CEQA) pursuant to CEQA Guidelines
Section 15301.

BACKGROUND

Report Prepared By: Erica D. Adams

Applicant: Jessica Sin

Owner: Player & Pramakhatae Trust

Public Notification: Ten (10) day advanced notification for the hearing was mailed to
property owners within 300 feet of the project parcel and a notice for the hearing was
posted in the San Mateo County Times.

Location: 416 Lakeview Way, Emerald Lake Hills

APN(s): 057-131-060

Size: 6,158 sq. ft.

Existing Zoning: Residential Hillside/Design Review (RH/DR)

General Plan Designation: Medium Low Density Residential

Sphere-of-Influence: City of Redwood City

Existing Land Use: Single-family Residential

Water Supply: City of Redwood City Municipal Water Department

Sewage Disposal: Emerald Lakes Sewer District

Flood Zone: X - Area of Minimal Flood Hazard/Panel 06081C0282E, Effective October
16, 2012



Environmental Evaluation: The project is categorically exempt from CEQA pursuant to
CEQA Guidelines Section 15301(e), additions to existing structures where the addition
will not result in an increase of more than 50 percent of the floor area of the structure
before the addition, or 2,500 square feet, whichever is less. The exemption is for an
addition of 443 sq. ft. to a 2,048 sq. ft. residence, located in an area with all public
utilities.

Setting: The subject parcel is located in the unincorporated San Mateo County area of
Emerald Lake Hills, a community of single-family residences. The parcel and
surrounding parcels are substandard in size based on slope correlation and the
minimum parcel size for the Residential Hillside Zoning District (RH).

Chronology:
Date Action
1938 - House is constructed.

August 28, 2024

Planning application submitted.

March 5, 2025 Project deemed complete.

April 2, 2025

Project heard at the Emerald Lake Hills Design Review
Officer Meeting and recommended for approval.

August 13, 2025

Planning Commission Hearing.

DISCUSSION

A. KEY ISSUES

1. Conformance with General Plan

The General Plan Residential Land Use Policy 8.15 requires land use
compatibility which will “Protect and enhance the character of the existing
single-family areas”. A project that complies with the Emerald Lake Hills
Design Standards (Title 8, Chapter 256, Section150.C, (8.256.150.C) of the
San Mateo County Ordinance conforms to the General Plan Policies 8.15.
These policies require structures to promote and enhance good design, as
well as improve the appearance and visual character of development in the
area by managing the location and appearance of the structure. The project
has been reviewed by the Emerald Lake Hills Design Review Officer and
has been found to be in compliance with the Design Review Standards for
Emerald Lake Hills. A detailed discussion is provided in Section A.3 of this
report.



Conformance with Zoning

A summary of project conformance with the requirements of the Residential
Hillside (RH) Zoning District is provided in the table below:

0 ft. allowed for
garage with min.

1.25ft. - Garage

1.1 ft. Garage

Development Zoning Existing Proposed Compliance
Standard Requirements

Minimum 22,000 sq. ft. for 6,158 sq. ft. No change Legal non-
Building Site slope of 25.7% conforming
Area
Minimum 50 ft 3251t No change Legal non-
Building Site Conforming
Width
Minimum 20 ft. House 20 ft. - House No change Yes
Setbacks

. N Permit
Front 20 ft. Roof deck 20 ft- Roof Deck | 44.1 ft Roof deck 0 Use Fem

required for new
deck construction.

14% slope in the Yes
front half of the
parcel
- Rear 20 ft. 20 ft. 28.75 ft. for house Yes
- Sides Combined total of | 5.25 ft. - Right side | 5.25 ft.- Right side | No, Use Permit
(Garage) 20 feet with a min. B - _ , required for new
of 75 ft. on each 9.4 ft. - Leftside | 6.67 ft. — Left side construction.
side
Sides Combined total of | 4.25 ft. Right side | 4.25 ft. Right side | No, Use Permit
(House) 20 feet with a min. . . required for new
of 75 £t on each 9.33 ft. Left side 9.25 ft. Left side construction.
side
Maximum Lot 25% or 376 % 35.7 % or No, Use Permit
Coverage 1,539.5 sq. ft. 2313 5q. ft. 2201 sq. ft. required.
Maximum 30% or 33.2% 40.4% or No, Use Permit
Building Floor 2,400 sq. ft. 2,048 sq. ft. 2,491 sq. ft. required.
Area
Maximum 28 ft. 22 ft. 25.75 ft. Yes
Building
Height




Conformance with the Design Review Requlations

At the April 2, 2025, Emerald Lake Hills Design Review Officer hearing, the
project was reviewed by the Design Review Officer (DRO). No members of
the public attended the meeting or submitted correspondence. The DRO
stated that the project had, for the most part, successfully applied the design
standards to the proposed remodel with respect to site planning, facades,
colors, materials, and architectural style. The one area of exception
pertained to shape and bulk of the structure as indicated by the standard
which requires “Control the bulk of buildings on the hillsides by requiring
them to be terraced up or down the hill at a unform height.” The DRO
recommended that the applicant step the roof deck in at least two feet from
the edge of the garage to better comply with this standard. The applicant
agreed to the recommendation and revised the plans after the hearing. The
revised plans, with the roof deck 3 feet back from the edge of the garage,
are included as Attachment C.

Conformance with the Use Permit Requlations

Section 8.388.030 of San Mateo Ordinance Code states that proposed
development on an improved non-conforming parcel, that does not conform
with the zoning regulations currently in effect, shall require the issuance of a
use permit. The subject 6,158 sq. ft. parcel has a cross slope of 25.7% and
is substantially non-conforming in size. In the RH zoning district, 22,000 sq.
ft. is the minimum parcel size for a 25% slope. In addition, the parcel fails to
meet the smallest conforming parcel size in the Residential Hillside Zoning
District of 12,000 sq. ft. A Non-Conforming Use Permit (NCUP) is required
to allow the project as proposed, relative to lot coverage, floor area, side
setbacks and the roof deck requirements.

The following is a discussion of project conformance with required findings,
per 8.388.030 and 8.388.070 of San Mateo County Code, necessary for the
Planning Commission to grant the requested exceptions through the NCUP.

a. The proposed development is proportioned to the size of the parcel on
which it is being built.

The existing residence is non-conforming with respect to lot coverage,
floor area, and side and front setbacks. The Residential Hillside
Zoning District and its standards were adopted in 1978, however, the
residence was constructed in 1938 under different zoning standards.
The footprint of the proposed residence and garage would be largely
unchanged from the existing residence.



To address the limitations faced by small, non-conforming parcels, the
RH zoning district allows a floor area of 2,400 square feet. The
proposed development exceeds the allowed floor area by 91 sq. ft., an
amount often granted by a staff-level permit. Regarding side setbacks,
the road frontage of the parcel is only 32 feet, not the required 50 feet,
which does not accommodate a two-car garage with conforming side
setbacks. To create a twenty-foot-wide garage, one that conforms
with the parking standards, the replacement garage would be three
feet wider than the existing garage and would also have non-
conforming side setbacks.

The parcel’s 25.7% percent slope increases the amount of
development that must be counted towards lot coverage; however, the
proposed roof deck would share the garage’s non-conforming side
setbacks, and the new stairs, unlike the existing ones, will be less than
18 inches from grade. The deck does not expand the footprint of
development nor floor area. In this case, the influence of slope
notwithstanding, the proposal would not increase, but would reduce
the lot coverage by 2%, or 112 sq. ft., although lot coverage still
exceeds the maximum.

The proposed development includes modest changes to existing
development which do not greatly increase non-conformities related to
floor area and setbacks. The proposed development would be
comparable to that found in this neighborhood. Therefore, the
proposed development is proportioned to the size of the parcel.

All opportunities to acquire additional contiguous land in order to
achieve conformity with the zoning regulations currently in effect have
been investigated and proven to be infeasible.

There are three, substandard-in-size, developed parcels contiguous to
the subject parcel. No parcel could participate in a lot line adjustment,
as additional non-conformities would be created. There are no
feasible options to acquire contiguous land.

The proposed development is as nearly in conformance with the
zoning requlations currently in effect as is reasonably possible.

As discussed previously, the subject parcel is significantly non-
conforming in size, is entirely sloped, and existing development is non-
conforming. Due to parcel width, conforming side setbacks are
implausible, and the pervasiveness of steep slope on the parcel
generally results in taller development which contributes to lot
coverage. The proposed development would slightly increase the non-
conformity of the project, further reducing side setbacks and



increasing floor area, however, the resulting 2,491 sq. ft. residence is
reasonable in size.

Regarding the roof deck, the design was revised from the initial
submittal, which was one foot from the property line, to better comply
with the design review standards. The current proposal steps in four
feet from the front property line and would extend 16 feet into to the
front setback. The proposed roof deck allows the use of the flat
garage roof as a deck while not adding bulk to the building. Therefore,
the development is as nearly in conformance with zoning as
reasonably possible.

The establishment, maintenance, and/or conducting of the proposed
use will not, under the circumstances of the particular case, result in a
significant adverse impact to coastal resources, or be detrimental to
the public welfare or injurious to property or improvements in the said
neighborhood.

The proposed design is compatible with the surrounding residences
and with the Emerald Lake Hills community. The project has been
reviewed for adherence to Emerald Lake Hills Design Review
Standards and has been recommended for approval by the Design
Review Officer.

The applicant requests to replace the existing garage and roof deck
with a bigger garage, resulting in smaller side setbacks and a roof
deck, within the 20-foot front setback. The site slopes upward and the
roof deck would overlook a downward sloping residence, with minimal
impact to neighbor privacy. In addition, the deck will maintain,
approximately, a 25-foot elevation difference from the street and, as
such, it would not add bulk to the building, nor would it be in discord
with the design of the house or the community.

As proposed, the residence would be comparable in size to other
residences in the area. Additionally, the project has been reviewed by
County Fire and the Department of Public Works and preliminarily
approved and conditions of approval have been included in
Attachment A. The project is not located in the Coastal Zone and
would not impact coastal resources. Based on the foregoing, staff has
determined that this proposal would not be detrimental to the public
welfare or injurious to property or improvements in the neighborhood.



e. Use permit approval does not constitute a granting of special
privileges.

County Ordinance Code Chapter 8.388 allows for development of non-
conforming structures with the granting of a Non-Conforming Use
Permit. This residence was constructed in 1938, prior to current
zoning regulations, where many of the older residences, in close
proximity, have approximately 5-foot side setbacks and greater floor
area and lot coverage than allowed under the current zoning. The
subject parcel’s size is nonconforming, the existing structure is non-
conforming, the proposed addition to the rear of the residence would
comply with current zoning requirements, and the roof deck would
have no impact on the community. The resulting 2,491 sq. ft.
residence is reasonable in size. The County has granted use permits
for similar lot coverage, floor area and setback exceptions for projects
under similar circumstances; therefore, the granting of this request
would be consistent with use permits granted for other properties in
the neighborhood.

ENVIRONMENTAL REVIEW

The project is categorically exempt from CEQA pursuant to CEQA Guidelines
Section 15301(e), which includes additions to existing structures provided that the
addition will not result in an increase of more than 50% of the floor area of the
structure before the addition, or 2,500 square feet, whichever is less. The
exemption is for an addition of 443 square feet to a 2,048 sq. ft. residence, located
in an area with all public utilities.

REVIEWING AGENCIES

Building Inspection Section
Building Drainage Section
Department of Public Works

San Mateo County Fire Department

ATTACHMENTS

moow>»

Recommended Findings and Conditions of Approval
Assessor’s Parcel Map and Vicinity Map

Project Survey and Plans

Use Permit Supporting Statements

Inquiries regarding contiguous parcels



Attachment A

County of San Mateo
Planning and Building Department

RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL

Permit or Project File Number: PLN2024-00243 Hearing Date: August 13, 2025

Prepared By: Erica D. Adams For Adoption By: Planning Commission

RECOMMENDED FINDINGS

Regarding the Environmental Review, Find:

1.

That the project is categorically exempt from CEQA pursuant to CEQA Guidelines
Section 15301(e), related to additions to existing structures provided that the
addition will not result in an increase of more than 50% of the floor area of the
structures before the addition, or 2,500 square feet, whichever is less. The
exemption is for an addition of 443 sq. ft. to a 2,048 sq. ft. residence, located in an
area with all public utilities.

Regarding the Design Review, Find:

2.

This project, as designed and conditioned, has been reviewed under and found to
be in compliance with the Design Review Standards as stipulated in Chapter
8.256 of the San Mateo County Ordinance Code. The proposal was reviewed and
recommended for approval by the Emerald Lake Hills Design Review Officer on
April 2, 2025.

After consideration of project plans and public testimony, the DRO found that the
proposed addition and house remodel, as proposed and conditioned, is in
compliance with the Design Review Standards because the project: (a)
incorporates materials which comply with the Design Review Standards, and (b)
has a building shape which conforms to the natural topography.

Regarding the Non-Conforming Use Permit, Find:

4

That the project complies with the required findings for a Non-Conforming Use
Permit per Chapter 8.388 of San Mateo Ordinance Code in that:



a. The development is proportioned in size, as the lot is 50% smaller than the
minimum size per zoning, the setback encroachments are existing, and the
lot coverage is for the structure is in part due to the 25.7%. The
nonconformities are largely existing, and the footprint of the proposed
residence and garage would be largely unchanged.

b.  There are no opportunities to acquire contiguous land. There are three,
substandard-in-size, developed parcels contiguous to the subject parcel.
No parcel could participate in a lot line adjustment, as additional non-
conformities would be created.

c. Asdescribed in Section A.2 of this report, the proposal requires relief from
the requirements of the RH Zoning District, as the parcel is greatly non-
conforming in width and size, and has slope, creating uneven land
throughout the parcel. Taking these constraints into consideration, the
proposed development conforms as much as possible with respect to floor
area, side setbacks and lot coverage.

d.  The new construction will result in minor increase in the non-conformity of
setbacks. The project has been reviewed and recommended for approval by
the Emerald Lake Hills Design Review Officer, and no concerns were raised
by reviewing agencies. The project will not be detrimental to the public
welfare or injurious to property or improvements in the said neighborhood,
as the residence has existed in the current location since 1938 with the non-
conformities addressed with Use Permit.

e. The nonconformities are existing and will only be enlarged slightly. Non-
Conforming Use Permits are often utilized by property owners to remodel or
expand a non-conforming structure. Therefore, exceptions requested are
not granting any special privilege and would result in a residence consistent
with other houses in the neighborhood.

RECOMMENDED CONDITIONS OF APPROVAL

Current Planning Section

1. The project shall be constructed in compliance with the plans reviewed and
approved by the Planning Commission on August 13, 2025. Any changes or
revisions to the approved plans shall be submitted for review by the Director of
Planning and Building to determine if they are in substantial compliance with the
approved plans, prior to being incorporated into the building plans. Adjustments
to the design of the project may be approved by the Design Review Officer if they
are consistent with the intent of and are in substantial conformance with this
approval. Adjustments to the design during the building permit stage may result in
the assessment of additional plan resubmittal or revision fees. Alternatively, the
Design Review Officer may refer consideration of the adjustments, if they are

10



deemed to be major, to a new DRO public hearing which requires payment of an
additional fee of $3,770 (base fee).

The Design Review Permit and Non-Conforming Use Permit 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 its issuance. The design review approval
may be extended by one, 1-year increment with submittal of an application for
permit extension and payment of applicable extension fees sixty days prior to the
expiration date.

The approved exterior colors and materials shall be verified prior to final approval
of the building permit. The applicant shall provide photographs to the Design
Review Officer to verify adherence to this condition prior to a final building permit
approval by the Current Planning Section.

No significant or protected trees are approved for removal. Trees designated to
remain shall be protected from damage during construction. Any tree removal is
subject to the San Mateo County Protected Tree Ordinance and will require a
separate permit for removal.

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.

A Tree Protection Plan, compliant with Section 8.400.120 of the San Mateo
County Protected Tree Ordinance shall be included in the building plan set. The
plan should incorporate recommendations from the project arborist and County
standards. Link to the San Mateo County Protected Tree Ordinance:
https://sanmateocountytrees.org/wp-content/uploads/2024/11/Ordinance-4895.pdf

Prior to the Current Planning Section 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
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,
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certifications on the garage slab and the topmost elevation of the roof are
required.

9. 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.

10. The applicant shall adhere to all requirements of the Building Inspection Section,
the Department of Public Works, and County Fire Department.

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

12. To reduce the impact of construction activities on neighboring properties, comply
with the following:

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

b. The applicant shall remove all construction equipment from the site upon
completion of the use and/or need of each piece of equipment which shall
include but not be limited to tractors, back hoes, cement mixers, etc.

C. The applicant shall ensure that no construction-related vehicles impede
through traffic along the right-of-way on Lakeview Way. All construction
vehicles shall be parked on-site outside the public right-of-way or in
locations which do not impede safe access on Lakeview Way. There shall
be no storage of construction vehicles in the public right-of-way.

13. 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).

County Fire Department

14. All fire conditions and requirements must be incorporated into your building plans,
(see below conditions) prior to building permit issuance. It is your responsibility to
notify your contractor, architect, and engineer of these requirements.

12



15.

16.

17.

18.

19.

20.

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

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.

Curbs along fire access lanes shall be painted traffic red. Such curbs shall have
the words “FIRE LANE” stenciled every 75 feet on both the face and top edge of
the curbs. The stenciled letters shall be a minimum of three inches in height and
have a minimum stroke of one-half inch. The lettering shall be white in color. Fire
access lanes not having curbs shall either be provided with a twelve-inch-wide
painted red stripe along the edge or provided with signs, as directed by the Fire
Code Official, along the fire access lane at a maximum spacing of seventy-five
feet. Fire lanes utilizing the painted stripe shall have stenciled on the red stripe the
words “FIRE LANE” each seventy-five feet. The stenciled letters shall be a
minimum of three inches in height and have a minimum stroke of one-half inch.
The lettering shall be white in color.

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 San Mateo County Fire Standard Detail CFS-004. FIRE CHIEF
NATHAN ARMSTRONG ASSISTANT CHIEF JONATHAN COX FIRE MARSHAL
PATRICK GRIFFIN DEPUTY FIRE MARSHALS JOHN RIDDELL AUSTIN SEELY
CLINTON DYER TYLER STURM JORDAN MOTTA 320 Paul Scannell Drive, San
Mateo,

When required by the San Mateo County Fire Department, 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.

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

13



21.

22.

23.

24.

25.

26.

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).

Listed single- and multiple-station smoke alarms complying with UL 217 shall be
installed in accordance with Sections 907.2.11.1 through 907.2.11.7 and NFPA
72. Exception: For Group R occupancies. A fire alarm system with smoke
detectors located in accordance with this section may be installed in lieu of smoke
alarms. Upon actuation of the detector, only those notification appliances in the
dwelling unit or guest room where the detector is actuated shall activate.

Single or multiple-station smoke alarms shall be installed and maintained in
Groups R-2, R-2.1, R-2.2, R-3, R-3.1 and R-4 regardless of occupant load at all of
the following locations: a. On the ceiling or wall outside of each separate sleeping
area in the immediate vicinity of bedrooms. b. In each room used for sleeping
purposes. c. In each story within a dwelling unit, including basements but not
including crawl spaces and uninhabitable attics. In dwellings or dwelling units with
split levels and without an intervening door between the adjacent levels, a smoke
alarm installed on the upper level shall suffice for the adjacent lower level
provided that the lower level is less than one full story below the upper level. d. In
a Group R-3.1 occupancies, in addition to the above, smoke alarms shall be
provided throughout the habitable areas of the dwelling unit except kitchens. 9.
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).

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.

Emergency escape and rescue openings shall have the bottom of the clear
opening not greater than 44 inches (1118 mm) measured from the floor.

Where a door is provided as the required emergency escape and rescue opening,
it shall be a swinging door or a sliding door.

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.

14



27.

28.

29.

30.

31.

32.

33.

Roofs shall comply with the requirements of Chapter 7A and Chapter 15. Roofs
shall have a roofing assembly installed in accordance with its listing and the
manufacturer’s installation instructions. Roof assembilies in the Fire Hazard
Severity Zones shall be Class A rating when tested in accordance with ASTM
E108 or UL790.

The entire roof covering of every existing structure where more than 50 percent of
the total roof area is replaced within anyone-year period, the entire roof covering
of every new structure, and any roof covering applied in the alteration, repair or
replacement of the roof of every existing structure, shall be a fire-retardant roof
covering that is at least Class C.

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.

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.

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.

Gates shall be a minimum of 2-feet wider than the roadway they serve. Overhead
gate structures shall have a minimum of 157%-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 San Mateo County Fire Department. 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.

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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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.

Drainage Section

34.

35.

36.

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

A final C.3 and C.6 Development Review Checklist (Effective date of 07/01/23), a
final drainage plan, and a final drainage analysis/drainage report/prescriptive
sizing handout shall be submitted at the time of building permit submittal.

Advisory Comment: Based on the information received, this project is classified as
“Basic” or “Prescriptive” drainage project. It is possible that new or additional
information provided upon the next submittal could advance the project
classification. To avoid delays or additional plan review cycles, please reference
the San Mateo County Drainage Manual (SMCDM) online at:
https://planning.smcgov.org/drainage-manual.
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é‘é COUNTY OF SAN MATEO - PLANNING AND BUILDING DEPARTMENT

IFoR

ATTACHMENT D




San Mateo County

Application for a 455 County Center, 2nd Floor, Redwood City, CA 94063
- - Mail Drop: PLN 122 « TEL (650) 363-4161 = FAX (650) 363-4849

Zoning Nonconformity

Use Permit Applicant's Name : Jessica Sin

Primary Permit #:

Companion Page

Please fill out the general Planning Permit Application Form and this form when applying for a Zoning Nonconformity
Use Permit. You must also submit all items indicated on the checklist found on the reverse side of the Planning Permit
Application Form, and, if applicable, a copy of a building permit or Assessor’s records indicating that your
nonconforming structure was built legally.

This application is for:
= Expansion of a legal, nonconforming structure on a standard-sized parcel.
r Expansion of a legal, nonconforming structure on a substandard parcel.
r New nonconforming structure on a substandard parcel.

. New conforming structure on a substandard parcel per Zoning Regulations Section 6133.3(b).

Zoning: RH/DR Existing nonconformity: +4.29 side setback, 25.04% lot coverage, (e) deck
(Examples: 3 ft. side setback, 40% lot coverag%\fer the (€) garage.
Parcel size: 6198 Proposed nonconformity: 429" side setback, 27.88% lot coverage,
proposed deck over the (n)
garage.

To approve this application, the County must determine that this project complies with all applicable regulations
including the following specifically required finding:

1. That the establishment, maintenance and/or conducting of the use will not, under the circumstances of the
particular case, be detrimental to the public welfare or injurious to property or improvements in the
neighborhood.

The County must make four additional findings for projects involving substandard parcels:

2. The proposed development is proportioned to the 4. The proposed development is as nearly in
size of the parcel on which it is being built. conformance with the zoning regulations currently in

3. All opportunities to acquire additional contiguous effect as is reasonably possible.

land have been investigated. 5. Use permit approval does not constitute a granting
of special privileges.

Write a brief statement in which you present evidence to support the required findings.
This project proposes enlarging the existing noncoforming garage and keeping the existing deck above it while

while maintaining the existing setbacks at the front and the right side. The garage enlargement will take place at

the back and left side only, where the existing steps to the main house are to be remodeled. This project also

proposes addition to the main house second floor only and no addition on the first floor area.
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25.04% lot coverage, (e) deck over the (e) garage.

     27.88% lot coverage, proposed deck over the (n) garage.
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ARCHITECTURE + INTERIORS

Project Description Letter

416 Lakeview Way, Emerald Hills, CA 94062

The project proposes an addition and remodel to an existing two story residence and detached
garage. The existing first floor will be remodeled while the second story is proposed to be
expanded over the existing first floor at the back. There is no addition proposed on the first floor
at the main house. The existing detached garage at the front of the house is also proposed to be

rebuilt with a larger footprint in order to make the garage a standard size.

The proposed aesthetic of the house will be contemporary to match the existing massing of the
home. On the first floor, wood horizontal siding is proposed and on the second floor, gray stucco
siding is proposed. The second floor flat roof will be continued at the new addition with a
cantilevered eave finished in a dark color. The detached garage will have stucco siding, and a
flat roof finished in the same way at the second floor roof. We are also planning to redo the
existing wood decks and create an outdoor deck over the new garage. At the edges of the
decks, we are planning to use a combination of wood and cable railing for the handrails, and

have concrete or wood steps.

We are proposing new, black framed windows at the house, a new black entry door and a new
garage door as well. We are also planning to use exterior light fixtures that are black in color and

dark sky friendly.

A 3D rendering and material board are included to better illustrate these proposed finishes, and

how the proposed home will look in the context of the neighborhood.

1162 Ebener Street Redwood City CA 94061 Office: 650-206-4608 Email: info@jessicasindesigns.com
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The purpose of this outreach is to enquire with owners of adjacent parcels to see if additional
land is available that could remedy or reduce the non-conformity of the project’s parcel.

Owner Name: Player and Pramakhatae Trust

Property Address: 416 Lakeview Way, Emerald Hills, CA 94062

Project Description: Addition and remodel to existing two story residence and detached

garage. The existing first floor will be remodeled while the second story is proposed to be
expanded over the existing first floor at the back. There is no addition proposed on the first floor

at the main house. The existing detached garage at the front of the house is also proposed to
be rebuilt with a larger footprint in order to make the garage a standard size.

Neighbor’s Name: H&d/‘ ledz_

Neighbor’s Address: ko vl : A 9

Neighbor's Email (optional):

| am

(J Interested in ceding land
X Not interested in ceding land
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The purpose of this outreach is to enquire with owners of adjacent parcels to see if additional
land is available that could remedy or reduce the non-conformity of the project’s parcel.

Owner Name: Player and Pramakhatae Trust

Property Address: 416 Lakeview Way, Emerald Hills, CA 94062

Project Description: Addition and remodel to existing two story residence and detached

garage. The existing first floor will be remodeled while the second story is proposed to be
expanded over the existing first floor at the back. There is no addition proposed on the first floor

at the main house. The existing detached garage at the front of the house is also proposed to
be rebuilt with a larger footprint in order to make the garage a standard size.

Neighbor's Name: M A /'/.A T Wns + l

Neighbor’s Address: &4/ 4 LAkéU’éuj ,éVV)@//L«.lJ L!(”S CA 4

Neighbor's Email (optional): MAHATUS+/ & 6 meil . Coim

lam

{7 Interested in ceding land
24 Not interested in ceding land
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	Zoning Designation: RH/DR
	Lot Size: 6158
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	(P) NONCON: ±4.29' side setback,   
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