COUNTY OF SAN MATEO
PLANNING AND BUILDING DEPARTMENT

DATE: October 16, 2025
TO: Zoning Hearing Officer
FROM: Planning Staff

SUBJECT: Consideration of a Use Permit, pursuant to Section 8.392.110 of the San
Mateo County Ordinance Code, to permit construction of a detached
Accessory Dwelling Unit within the front yard setback of the property
located at 35 Aqua Vista Court in the unincorporated Emerald Lake Hills
area of San Mateo County.

County File Number: PLN2025-00077 (Vargas)
PROPOSAL

The applicant is seeking a Use Permit to allow construction of a detached 985 sq. ft.
Accessory Dwelling Unit (ADU) adjacent to an existing 4,490 sq. ft. single-family
residence on an irregularly shaped two-acre parcel at 35 Aqua Vista Court in the
Emerald Lake Hills neighborhood. The proposed two-bedroom, one and a half-
bathroom ADU would be set back 6 feet from the primary residence and 10 feet from
the northern property line. The Use Permit is required because the ADU would
encroach 10 feet into the required front yard setback, resulting in a 10-foot setback from
the northern property line where the Residential Hillside (RH) zoning requires 20 feet.
The ADU’s configuration on the lot, where its footprint would encroach 10 feet into the
required front yard setback, would preserve an existing sanitary sewer easement
running parallel to the northern and eastern property lines and allowing neighboring
properties west of the subject property the ability to tie into the sewer line.

RECOMMENDATION

That the Zoning Hearing Officer approve the Use Permit, County File Number
PLN2025-00077 by adopting the required findings and conditions of approval listed in
Attachment A.

BACKGROUND

Report Prepared By: Michael Jacinto, Current Planner
Applicant: Daniel Vargas

Owners: Carmen and William Maroun



Public Notification: Ten-day advanced notification for the hearing was mailed to
property owners within 300 feet of the subject property and a notice for the hearing
posted in a newspaper (San Mateo County Times) of general public circulation.

Location: 35 Aqua Vista Court, Emerald Lake Hills

APN: 068-081-520

Size: 87,120 sq. ft.

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

General Plan Designation: Residential, Low Density (0.3-2.3 dwelling units/net acre)
Existing Land Use: The property is currently developed with a single-family residence.

Water Supply: The property is served by an existing water connection provided by the
City of Redwood City Municipal Water Department, authorized by Resolution 15226 in
2012.

Sewage Disposal: The property is served by an existing sewer connection provided by
Emerald Lake Heights Sewer District.

Flood Zone: FEMA Flood Zone X (Area of Minimal Flood Hazard); Community Panel
No. 06081C0285E, effective November 16, 2012.

Environmental Evaluation: This project is exempt from environmental review pursuant
to the California Environmental Quality Act (CEQA) Guidelines Section 15303, Class
3(a), which permits construction of an accessory dwelling unit in a residential zone.

Setting: The subject irregularly shaped two-acre parcel is developed with a two-story
single-family residence constructed in 2012. The property has varied topography but is
most level nearest the existing home. Driveway access is provided along Agua Vista
Court, a cul-de-sac, which is accessed from Oak Park Way. All adjacent parcels are
developed with single-family residential development. The parcel is located just south of
Edgewood County Park and approximately 2.4 miles from the intersection of Farm Hill
Boulevard and Interstate 280.

DISCUSSION

A. KEY ISSUES

1. Conformance with the General Plan

Staff has reviewed the project for conformance with the policies contained in
the General Plan and has determined that the project is in conformance with



the Visual Quality, General Land Use, Urban Land Use, and Natural Hazards
chapters. The policies applicable to this project include the following:

The proposed 985 sq. ft. detached ADU complies with Policy 4.49 (Scale)
and Policy 8.39 (Height, Bulk, and Setbacks) by being compatible in size,
height (16 feet), and siting proximate the primary residence, maintaining
adequate light, air, and public safety. The project also meets Policy 7.3
(Infrastructure) as the ADU would be served by existing public utilities and
Policy 15.41 (Incorporate Fire Hazard Concerns During Review of Proposals
for New Development) by incorporating fire hazard considerations through
siting, design, and conformance with applicable building and fire codes. The
ADU would be located on the left side of the primary residence on a
relatively flat, previously disturbed portion of the lot, thereby minimizing
grading and overall site disturbance while maintaining visual compatibility
with the surrounding neighborhood.

Conformance with Zoning Requlations

a. Residential Hillside (RH) District Zoning Requlations

The subject parcel and existing development are compliant with the
required development standards and limitations defined by the zoning
district. As shown in Table 1 (below), the proposed ADU would
conform to relevant Residential Hillside District zoning provisions,
except for those related to building setbacks. Specifically, Section
8.110.50 requires all buildings on properties with an RH zoning
designation to be located at least 20 feet from the front property line.
As noted previously, the proposed ADU would encroach 10 feet into
the required 20-foot front setback area, creating a nonconformity that
is the subject of this staff report. ADU regulations allow for relief from
the strict provisions of the underlying zoning requirements, which are
discussed in 2.b, below.

Table 1: Residential Hillside (RH) District Zoning Controls

Zoning requirement Existing Proposed
Minimum Lot Size | 12,000 sq. ft. 87,120 sq. ft. 87,120 sq. ft.
Maximum Lot 25% or 21,280 sq. ft. 4,490 sq. ft. 5,475 sq. ft.
Coverage
Maximum Building | 30% or 26,136 sq. ft. 0.5% 0.6%
Floor Area Ratio




Minimum Front/ 20 ft. / 20 ft. 20 ft. (Front)/ 10 ft. (Front)/
Rear Setback®
Minimum Side 7.5t (Left) 39 ft. (Left.) 10 ft. (Left.)
Setback* 12.5 ft. (Right) >20 ft. (Right) >20 ft. (Right)
Maximum Building | 28 ft. 28 ft. 16 ft.
Height*
. 2 covered 2 covered 2 covered

Parking Spaces

1 uncovered

*Sec. 8.932.050 et seq. of the County’s zoning ordinance includes specific standards for ADUs that
differ from the underlying RH zoning district controls.

b. Accessory Dwelling Unit Requlations

Section 8.392.050 provides development standards applicable to all
ADUs, which permit deviations from the underlying RH zoning
controls: (1) a reduction of the minimum allowable side and rear yard
setbacks to 4 feet; (2) Requires a 5-foot setback between the main
residence and the ADU; (3) Reduces the maximum allowable height to
26 feet; (4) Limits window locations for ADUs that do not meet the
setbacks required for the main residence; (5) permits an ADU of 800
sq. ft. regardless of lot coverage and floor area ratio calculations; and
(6) One additional covered or uncovered off-street parking space is
required. For ADUs that do not meet all requirements of Chapter
8.392, Section 8.392.110 of the ordinance allows for the issuance of a
conditional Use Permit in order to offer relief from the strict provision of
the chapter.

The proposed ADU complies with all of the provisions of the ADU
regulations with the exception of the front yard setback. The ADU
provides 6 feet of separation between the main residence and the
ADU, conforms to all other setbacks, height, window placement, and
size allowances. The existing driveway is of sufficient size and design
to accommodate the additional required off-street parking space.

Conformance with Use Permit

In accordance with Section 8.392.110, accessory dwelling units not meeting
all applicable zoning standards may be conditionally permitted, subject to
issuance of a conditional Use Permit.



The following finding, as required by Section 8.28.030, must be made in
order to approve a use permit for the proposed project:

a. That 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 subject property is not located within the coastal zone and
therefore poses no adverse impacts to coastal resources.

Siting the ADU at this location on the subject property, despite the
reduced front yard setback, would advance other relevant policies
regulating development on hillside properties. Specifically, the project
would: be supported on a foundation of shallow footings that avoid
substantial grading; would be located in close proximity to existing
utilities and not preclude access to the sewer main within the
property’s easement; minimally affect existing trees and vegetation;
and have minimal visual impact from public roadways and neighboring
homes. Further, given the unusual shape and size of the parcel the
reduced setback does not result in impacts that would be detrimental
to public welfare or injurious to property or improvements in the said
neighborhood given the long distances to neighboring properties.

B. ENVIRONMENTAL REVIEW

The project is categorically exempt from environmental review under Section
15303, Class 3(a), of the California Environmental Quality Act (CEQA) Guidelines,
which allows for construction of a second dwelling unit on properties in residential
zones.

ATTACHMENTS

A. Recommended Findings and Conditions of Approval
B. Vicinity Map
C. Project Plans



Attachment A

COUNTY OF SAN MATEO
PLANNING AND BUILDING DEPARTMENT

RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL

Permit or Project File Number: PLN 2025-00077 Hearing Date: October 16, 2025

Prepared By: Michael Jacinto, For Adoption By: Zoning Hearing Officer
Project Planner

RECOMMENDED FINDINGS

Regarding the Environmental Review, Find:

1. That the proposed project would be categorically exempt under Section 15303 of
the California Environmental Quality Act Guidelines as a Class 3 — Small
Structures exemption, which permits construction of one single-family residence or
a second dwelling unit in a residential zone.

Regarding the Use Permit, Find:

2. That the establishment, maintenance, and/or conducting of the proposed use
would not, under the circumstances of the particular case, be detrimental to the
public welfare or injurious to property or improvements in said neighborhood. As
proposed and conditioned, the proposed ADU would be contained entirely on the
subject property and is designed in a manner consistent with the existing
development on the parcel and within the neighborhood. Given the size and parcel
configuration the proposed project would not pose a detriment to public welfare or
neighboring properties.

RECOMMENDED CONDITIONS OF APPROVAL

Current Planning Section

1. This approval applies only to the proposal, documents, and plans described in this
report and submitted to and approved by the Zoning Hearing Officer on
October 16, 2025. Minor revisions or modifications may be approved by the
Director of Planning and Building if consistent with the intent of and in substantial
conformance with this approval.

2. This Use Permit shall be for the proposed project only. Any change in use or
intensity of use shall require an amendment to the Use Permit. Amendments to this



Use Permit require an application for amendment, payment of applicable fees, and
consideration at a public hearing.

The Use Permit final approval shall be valid for one year from the date of approval,
in which time a building permit shall be issued. If a building permit has not been
issued within this time period, the Use Permit approval will expire. The Director of
Planning and Building will consider an extension of this approval upon written
request and payment of the applicable fees 60 days prior to the permits’ expiration.

Prior to the issuance of the building permit the applicant shall submit an erosion
and sediment control plan which includes construction staging (i.e., location of
material storage, portable toilet, concrete wash-out, path of travel, etc.) for review
and approval by the Current Planning Section.

Prior to beginning any construction activities, the applicant shall implement the
approved erosion and sediment control plan, which shall be maintained throughout
the duration of the project. Erosion control measure deficiencies, as they occur,
shall be immediately corrected. The goal is to prevent sediment and other
pollutants from leaving the project site and to protect all exposed earth surfaces
from erosive forces. Said plan shall adhere to the San Mateo Countywide
Stormwater Pollution Prevention Program “General Construction and Site
Supervision Guidelines,” including:

a. Stabilizing all denuded areas and maintaining erosion control measures
continuously between October 1 and April 30. Stabilizing shall include both
proactive measures, such as the placement of hay bales or coir netting, and
passive measures, such as revegetating disturbed areas with plants
propagated from seed collected in the immediate area.

b. Storing, handling, and disposing of construction materials and wastes
properly, so as to prevent their contact with stormwater.

C. Controlling and preventing 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. Using sediment controls or filtration to remove sediment when dewatering
the site and obtaining all necessary permits.

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

f. Delineating with field markers clearing limits, easements, setbacks, sensitive
or critical areas, buffer zones, trees, and drainage courses.



g. Protecting adjacent properties and undisturbed areas from construction
impacts using vegetative buffer strips, sediment barriers or filters, dikes,
mulching, or other measures as appropriate.

h. Performing clearing and earth-moving activities only during dry weather.

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

J- Limiting construction access routes and stabilizing designated access
points.

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

l. The contractor shall train and provide instructions to all employees and
subcontractors regarding the construction Best Management Practices
including, but not limited to, those listed above.

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 and for
postconstruction site stabilization. Any water leaving the site shall be clear
and running slowly at all times.

6.  This permit does not allow for the removal of any trees. Any tree removal will
require a separate permitting process.

7. 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).

Building Inspection Section

8. A building permit is required for this project.

9. The applicant shall comply with all Building Inspection Section requirements at the
building permit stage.

Redwood City Municipal Water Department

10. The applicant shall comply with all Coastside County Water District requirements
at the building permit stage.



Woodside Fire Protection District (WFPD)

11.

12.

General Requirements:

a. The applicant shall provide at time of final, permanent address numbers,
internally or externally illuminated from dusk until dawn (no solar or
batteries), minimum 4-inch tall with inch stroke that are visible from the
street and contrasting to its background. Where access is by means of a
private road and the building cannot be viewed from the public way, a
monument, pole or other sign shall be used to identify the structure. Address
numbers shall be maintained.

b. One hundred feet defensible space from structure required prior to start of
construction. Install smoke alarms in each sleeping area, outside each
separate sleeping area in the immediate vicinity of bedrooms, and on each
story within a dwelling unit including basements. Install carbon monoxide
detectors outside each separate sleeping area in the immediate vicinity of
the bedrooms and on each occupiable level of a dwelling unit including
basements. (per 2022 CBC). Smoke alarms and carbon monoxide detectors
shall be hardwired and inter-connected for alarms.

If the main house has an automatic fire sprinkler system, the new accessary
dwelling unit requires the installation of a NFPA 13D Fire Sprinkler System.
Sprinkler plans/calculations shall be submitted directly to WFPD through our
website as a deferred submittal. Fire sprinkler systems shall comply with
Woodside Fire Protection District Standards and Guidelines.

Water Supply

Access to the public fire hydrant shall meet the provisions listed in CFC Section
507 Fire Hydrant Systems and current WFPD Fire Code Ordinance. If a New Fire
Hydrant is required, it shall be installed prior to rough framing. Minimum fire flow
shall be 1000 GPM with 20psi residual pressure for dwellings less than 3,600 sq.
ft. (refer to WFPD Fire Code Ordinance, Appendix B Table B105.1(1) & B105.2 as
amended) **NOTE: Fire flow performed by Redwood City Water dated 9/17/25
indicates 7,611 GPM at 20 PSI which meets the minimum requirements. Hydrant
spacing requirements and distances from street or road shall comply with
Appendix C of CFC as amended in Fire Code Ordinance.

The minimum location of a fire hydrant shall be not more than 600 feet to the
structure, capable of the required flow. Distance from hydrant to structure shall be
measured via an approved roadway in which the engine can safely drive from the
fire hydrant to front door of the structure. **NOTE: Applicant has submitted
documentation proving an existing fire hydrant is within 600 feet of the structure
capable of the required flow.



13.

14.

15.

Fire Apparatus Access:

Driveway shall extend to within 150 feet of all portions of the perimeter of
residence (building or facility), as measured by an approved route. Driveway
serving one property shall provide a minimum unobstructed width of 12 feet
and a minimum unobstructed height of 13 feet 6 inches.

Driveway as proposed must meet WFPD standards. If driveway dimensions
are revised during construction, it must maintain compliance with WFPD
standards.

Driveways in excess of 150 feet in length shall be provided with turnarounds
and driveways in excess of 350 feet are required to have a turnout. See
WFPD Standards and Guidelines - Fire Department Access.

Grades

For driveways with less than a 15% grade shall be all-weather type.
Driveways greater than 15% grade must be rough grooved concrete or
WFPD-approved alternate material. No driveway shall exceed 20% grade.
All driveway radius turns must be 40-foot radius and the driveway transitions
must be no more than 14% angle of departure. All driveway radius turns
must be 40-foot radius and the driveway transitions must be no more than
14% angle of departure.

Landscape and Defensible Space (WFPD Ordinance No. 24-01)

New WFPD Local Ordinance No. 24-01 requires the following:

a. Zone 0 (0-5 feet from structure): no vegetation, combustible
materials, or combustible bark/mulch is allowed in this zone; use
hardscape or noncombustible materials.

b.  Trees: all branches must be kept a minimum of 10 feet above roof,
decks, chimneys and stovepipes.

C. Structures: replace combustible fencing, gates, trellises, and arbors
with noncombustible features. Existing fences must either be
separated by 6 feet from structures or have the last 6 feet built with
noncombustible material.

d. Defensible space: maintain horizontal/vertical spacing between

shrubs and trees using approved methods (Fuel separation or
continuous tree canopy).

10



16.

17.

e. Maintain a 30-foot firebreak at property line; Fire Marshal may require
more or less clearance.

Nuisance Abatement (Ordinance No. 23-02).

Combustible vegetation (grasses, weeds, brush, needles, dead/diseased trees,
etc.) is a nuisance subject to abatement. Fire Code Official may order immediate
abatement if conditions threaten public health or safety.

Deferred Submittals, Permits and General Compliance Requirement.

Applicant must comply with all Fire Protection District requirements at the building
permit stage. Fire sprinkler plans are deferred submittals to the Woodside Fire
Protection District. The Woodside Fire Protection District Hot Work Permit
required for fire-risk operations (e.g., welding, cutting, grinding, torch-applied
roofing).

18. Drainage Section

DRA 1. Advisory Comment: Based on the information received, this project
appears to be exempt from a drainage review during the planning permit
submittal. It is possible that new or additional information provided upon the
building permit submittal could advance the project classification.

DRA 2. Advisory Comment: Project will comply with County drainage policy to
prevent stormwater from flowing across property lines. For projects that trigger
size and/or slope thresholds, prior to the issuance of the Building permit or
Planning permit for new residential development, the applicant shall have
prepared, by a registered civil engineer, a drainage analysis of the proposed
project and submit it to the Planning and Building Department for review and
approval. The drainage analysis shall consist of a written narrative and a plan.
The flow of the stormwater onto, over, and off of the property shall be detailed on
the plan and shall include adjacent lands as appropriate to clearly depict the
pattern of flow. The analysis shall detail the measures necessary to certify
adequate drainage. Post-development flows and velocities shall not exceed those
that existed in the pre-developed state. Recommended measures shall be
designed and included in the improvement plans and submitted to the Department
of Public Works and Planning and Building Department for review and approval.

11
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Daniel Vargas
General Requirements:

- The applicant shall provide at time of final, permanent address numbers, internally or externally illuminated from dusk until dawn (no solar or batteries), minimum of 4-inch tall with ½ inch stroke that are visible from the street and contrasting to its background. Where access is by means of a private road and the building cannot be viewed from the public way, a monument, pole or other sign shall be used to identify the structure. Address numbers shall be maintained.

- 100' defensible space from structure required prior to start of construction.

- Install smoke alarms in each sleeping area, outside each separate sleeping area in the immediate vicinity of bedrooms, and on each story within a dwelling unit including basements. Install carbon monoxide detectors outside each separate sleeping area in the immediate vicinity of the bedrooms and on each occupiable level of a dwelling unit including basements. (per 2022 CBC). Smoke alarms and carbon monoxide detectors shall be hardwired and inter-connected for alarm.

- If the main house has an automatic fire sprinkler system, the new accessory dwelling unit requires the installation of a NFPA 13D Fire Sprinkler System. Sprinkler plans/calculations shall be submitted directly to WFPD through our website as a deferred submittal. Fire sprinkler systems shall comply with Woodside Fire Protection District Standards and Guidelines.


Daniel Vargas
NOTES: (where applicable)
- Deferred Submittals to WFPD: Fire Sprinklers
- WFPD Hot Work Permit required for all jobs performing operations capable of initiating fires or explosions, including cutting, welding, brazing, soldering, grinding, thermal spraying, thawing pipe, torch applied roofing, or any similar activity.
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Daniel Vargas
Water Supply: (Refer to Fire Hydrant Water Supply Standards and Guidelines)
- Access to the public fire hydrant shall meet the provisions listed in CFC Section 507 Fire Hydrant Systems and current WFPD Fire Code Ordinance.

a. If a New Fire Hydrant is required, it shall be installed prior to rough framing.

b. The minimum fire flow shall be 1000 GPM with 20psi residual pressure for dwellings less than 3,600 sq. ft. (refer to WFPD Fire Code Ordinance, Appendix B Table B105.1(1) & B105.2 as amended)

i. Contact water purveyor for fire flow test, submit documents to WFPD for approval.

c. Hydrant spacing requirements and distances from street or road shall comply with Appendix C of CFC and as amended in Fire Code Ordinance.

d. The minimum location of a fire hydrant shall be not more than 600 feet to the structure, capable of the required flow. Distance from hydrant to structure shall be measured via an approved roadway in which the engine can safely drive from the fire hydrant to front door of the structure


Daniel Vargas
Fire Apparatus Access:
- Driveway shall extend to within 150 feet of all portions of the perimeter of residence (building or facility), as measured by an approved route. Driveway serving one property shall provide a minimum unobstructed width of 12 feet and a minimum unobstructed height of 13 feet 6 inches.

- Driveway as proposed must meet WFPD standards. If driveway dimensions are revised during construction, it must maintain compliance with WFPD standards.

- Driveways in excess of 150 feet in length shall be provided with turnarounds. See WFPD Standards and Guidelines - Fire Department Access.

- Driveways in excess of 350’ are required to have a turnout. See WFPD Standards and Guidelines - Fire Department Access.

- GRADES: Driveways with less than 15% grade shall be all weather type. Driveways greater than 15% grade need be rough grooved concrete or an alternate material approved by WFPD. NO driveway shall exceed a 20% grade. All driveway radius turns must be 40-foot radius and the driveway transitions must be no more than 14% angle of departure. See WFPD Standards and Guidelines - Fire Department Access.


Daniel Vargas
Landscape Requirement:
Please Note: New WFPD Local Ordinance No. 24-01 requires the following:
ZONE 0 Requirements (Ember Resistant Zone 0’-5’ from structure)

- No vegetation and combustible materials within the first five feet (5 ft.) of or above a structure and any attached deck.

- No combustible bark or mulch is allowed in this zone. Consider using hardscape like gravel, flagstone, permeable pavers or blocks, pervious or porous concrete, or other noncombustible materials.

- Ensure all live tree branches are kept a minimum of 10 feet above the roof and decking.

- Ensure all branches are a minimum of ten feet (10 ft.) away from chimney and stovepipe outlets.

- Replace combustible fencing, gates, trellis, and arbors attached to the Structure(s) with noncombustible features. For existing fences, consider providing a separation distance of at least 6 feet from any structure unless the last 6 feet of fence connecting to the structure is constructed of non-combustible material.

- Maintain horizontal and vertical spacing among shrubs and trees to achieve defensible space clearance utilizing the Fuel Separation or Continuous Tree Canopy method. (both can be found on our website under the Fuel Mitigation Ordinance "Appendix A & B")

- Maintain a firebreak made by removing and clearing away 30 feet minimum of the property line all flammable vegetation or other combustible growth as determined by the Fire Marshal. The Fire Code Official may mandate additional or alternative fuels management of an area more or less than the above referenced. (Woodside Fire Ordinance No. 24-01 Section 4e)

Nuisance Abatement Ordinance No. 23-02. Due to the accumulation of combustible vegetation, including but not limited to seasonal and recurrent grasses, weeds, stubble, brush, dry needles, dead, dying, bark, mulch, or diseased trees, and rubbish, the Woodside Fire Protection District shall carry out abatement program activities throughout the territory of the Woodside Fire Protection District. When the Fire Code Official determines that a nuisance as described in this Ordinance constitutes an immediate threat to public health or safety, the Fire Code Official is authorized to summarily abate the nuisance.
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