COUNTY OF SAN MATEO
PLANNING AND BUILDING DEPARTMENT

DATE: August 12, 2026
TO: Planning Commission
FROM: Planning Staff

SUBJECT: Consideration of a Coastal Development Permit and Design Review
Permit, pursuant to Chapters 8.252 and 8.256 of the San Mateo County
Zoning Regulations, to allow construction of a new 2,726 sq. ft. two-story
single-family residence with an attached two-car garage, located on a
5,147 sq. ft. vacant parcel on San Ramon Avenue, in the unincorporated
Moss Beach area of San Mateo County. The project is appealable to the
California Coastal Commission.

County File Number: PLN2024-00131 (Tafolla and Trigg-Smith)

PROPOSAL

The applicant, Ed Love of Edward C. Love Architects, proposes to construct a new
2,726 sq. ft. two-story single-family residence with an attached two-car garage, located
on a 5,147 sq. ft. vacant parcel. No significant trees are proposed for removal, and only
minimal grading is involved. The project site is in the Geological Hazard (GH) Zoning
District and the California Coastal Commission's appeals jurisdiction.

RECOMMENDATION

That the Planning Commission approves the Coastal Development Permit and Design
Review Permit, County File number PLN2024-00131, based on and subject to the
required findings and conditions of approval listed in Attachment A.

BACKGROUND

Report Prepared By: Dylan Parker, Project Planner, Telephone 650/363-1850
Applicant: Ed Love, Edward C. Love Architects

Owner: Art Tafolla and Romy Trigg-Smith

Public Notification: 10-day advanced notification for the hearing was mailed to property

owners within 300 feet of the project parcel and a notice for the hearing posted in a
newspaper (San Mateo County Times) of general public circulation.



Location: 845 San Ramon Avenue, Moss Beach
APN: 037-259-200
Size: 5,147 sq. ft.

Parcel Legality: Type B Certificate of Compliance (previously approved under PLN2017-
00539) recorded on April 2, 2026

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

General Plan Designation: Medium Density Residential
Local Coastal Plan Designation: Medium Density Residential
Sphere-of-Influence: City of Half Moon Bay

Existing Land Use: Undeveloped

Water Supply: The subject property is located within the service area for Montara Water
and Sanitary District (MWSD), which has reviewed the proposed project and provided
recommended conditions of approval. Conditions include requirements to obtain a
Domestic Water Connection Permit and a Private Fire Protection permit prior to the
issuance of building permits. MWSD may also require water mainline upgrades.

Sewage Disposal: MWSD has reviewed the proposed project and recommended
conditions of approval including requirements to obtain a Sewer Permit prior to the
issuance of building permits.

Flood Zone: Zone X, Areas of Minimal Flooding (Community Panel No. 06081 C0119F,
effective date August 2, 2017).

Environmental Evaluation: Categorically exempt pursuant to Section 15303, Class 3 of
the California Environmental Quality Act (CEQA) Guidelines, related to new construction
of small structures, including single-family residences in an urban residential zone.

Setting: The vacant site is located northeast of the San Ramon Avenue and La Grande
Avenue intersection in Moss Beach. It has moderately sloped terrain and is surrounded
by developed parcels with one- and two-story single-family homes of varying
architectural styles.



Chronology:

Date

May 16, 2024
February 20, 2026

May 14, 2026

August 12, 2026

DISCUSSION

Action

Application submitted

Application deemed complete

Reviewed at Coastside Design Review Committee (CDRC)
meeting, CDRC recommended approval

Planning Commission hearing

A.  KEY ISSUES

1.

Conformance with the County General Plan

Staff has determined that the project complies with all applicable General
Plan policies, including the following:

a.

Visual Quality

Policy 4.35 (Urban Area Design Concept) requires new development
to maintain and enhance the visual character of urban areas and
contribute to orderly and harmonious development. The Coastside
Design Review Committee found the proposed single-family residence
consistent with this policy, and compliant with the applicable design
review standards is discussed in Section 4.b of this report.

Urban Land Use

Policy 8.38 (Height, Bulk and Setbacks) regulates development to
ensure compatibility with parcel size, adequate light and air, feasible
densities, and public health and safety. The project complies with
height standards and is compatible in design, scale, and size with
surrounding residences. Articulated fagades reduce the appearance of
mass and bulk, and the project’s design and materials are
complementary to the neighborhood, as supported by the Coastside
Design Review Committee’s recommendation (see Section 4.b).



Water Supply and Wastewater

Policies 10.10 (Water Suppliers in Urban Areas) and 11.5
(Wastewater Management in Urban Areas) identify water and sewer
systems as the appropriate methods of service in urban areas. MWSD
has reviewed the project and provided recommended conditions that
require water, fire protection, and sewer permits be issued by them
prior to issuance of building permits.

Natural Hazards

Policies 15.20 (Review Criteria for Locating Development in
Geotechnical Hazard Areas) and 15.21 (Requirement for Detailed
Geotechnical Investigation) seek to avoid development in areas
subject to geotechnical hazards, prevent hazards to neighboring
properties, minimize construction on steep slopes, and require
geotechnical investigations for development within Alquist-Priolo
Special Studies Zones.

The site is located within the San Gregorio Fault Zone and Seal Cove
Geotechnical Hazard Zone 3. A geotechnical report prepared by the
applicant’s consultant concluded that the site is suitable for residential
development subject to implementation of its recommendations. The
County Geologist reviewed the submitted report and found it adequate
for permit approval, with further review of structural and foundation
design to occur prior to building permit issuance. See further
discussion in Section 4.c.

Conformance with the Local Coastal Program

A Coastal Development Permit (CDP) is required pursuant to Local Coastal
Program (LCP) Policies 1.1 (Coastal Development Permits) and 1.2
(Definition of Development) because the site is located outside the
California Coastal Commission’s Single-Family Residence Categorical
Exclusion Area and is within the Coastal Commission’s appeals jurisdiction.
Staff has determined the project complies with the applicable LCP policies
discussed below:

a.

Locating and Planning New Development Component

Policy 1.3 (Definition of Urban Areas) defines urban areas as lands
that are developed, subdivided and zoned at densities greater than
one dwelling unit per five acres, served by sewer and water, or
designated for affordable housing; the site meets all criteria except
affordable housing designation. Policy 1.4 (Designation of Urban
Areas) identifies Moss Beach as an urban area, and Policies 1.18



(Location of New Development), 1.19 (Ensure Adequate Public
Services and Infrastructure for New Development in Urban Areas),
and 1.20 (Definition of Infill) encourage infill development in urban
areas with adequate public services. The 0.125-acre site qualifies as
infill development, has a density of 8 dwelling units per acre, and will
be served by MWSD water and wastewater facilities.

The issuance of a building permit for this project shall be subject to
Local Coastal Program 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.

Policy 1.36 (Half Moon Bay Airport Influence Area Requirements)
places the site within the Half Moon Bay Airport Influence Area. The
project site is within Runway Safety Zone 7 of the Airport Influence
Area (AlA), where accident risk is considered low. The site lies outside
aircraft noise exposure contours and is not expected to experience
significant aircraft noise impacts. The proposed building height of 26-
foot 4.5-inch is well below the 100-foot review threshold and does not
intrude into protected airspace (see Section 3).

Visual Resources Component

Policy 8.12 (General Regulations) applies Design Review regulations
to urbanized Coastal Zone areas, including Moss Beach. Accordingly,
the project is subject to Section 8.256.200 of the Zoning Regulations.
At its April 9, 2026 meeting, the Coastside Design Review Committee
found the project to be consistent with the applicable Design Review

Standards and recommended approval (see Section 4.b).

Policy 8.13(a) (Special Design Guidelines for Coastal Communities:
Montara-Moss Beach-El Granada-Miramar) establishes design
guidelines for Montara, Moss Beach, El Granada, and Miramar. The
project complies because grading is minimal, natural materials are
used, the design incorporates shed roofs with standing seam metal
roofing, and the home’s scale and architectural details are compatible
with surrounding neighborhood development.

Hazards Component

Policies 9.1 (Definition of Hazard Areas) and 9.2 (Designation of
Hazard Areas) identify the site as a hazardous area since is located
within the San Gregorio Fault Zone and Seal Cove Geotechnical
Hazard Zone 3.



Policy 9.3 (Regulation of Geologic Hazard Areas) requires compliance
with RM Zoning Ordinance Sections 8.292.210 and 8.292.220 for
development in geologic hazard areas. Single-family homes are
allowed if no safer site is available, a registered geologist confirms the
site is suitable for development, and structures are not placed across
active fault traces.

The Geotechnical Report (Report) and supplementals, all included as
Attachment D, were prepared by the applicant's Geotechnical
Consultants, Atlas Technical Consultants LLC (formerly Geosphere
Consultants, Inc) and Earth Investigations Consultants (Consultants).
The consultants indicated that the site is suitable for development for a
new residence, contingent upon the implementation of the Report's
geotechnical recommendations.

Policy 9.10 (Geological Investigation of Building Sites) requires
geologic review of hazard-area permits and approval of required
investigations. The County Geologist reviewed the report and
supplementals and found them adequate for permit approval subject
to the Recommended Conditions of Approval numbers 83 and 84, as
provided in Attachment A. Further, the County Geologist’s review of
the project’s structural, foundation design, and compliance will occur
at the building permit stage.

d. Shoreline Access Component

Policy 10.1 (Permit Conditions for Shoreline Access) requires
shoreline access for development on this site because it is situated
between the Pacific Ocean and Cabrillo Highway (the nearest public
road). Policy 10.12 (Residential Areas) requires vertical access at
street ends, which the project site complies with via existing access at
La Grande Avenue, which provides shoreline access and ocean
views, satisfying Coastal Act Section 30212 without requiring
additional access points.

Conformance with the Half Moon Bay Airport (HAF) Airport Land Use
Compatibility Plan (ALUCP)

Upon review of the provisions of the Half Moon Bay Airport (HAF) Airport
Land Use Compatibility Plan (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's site location
complies with the safety, noise and height limit criteria for compatibility. The
project site is located in Runway Safety Zone 7, the Airport Influence Area
(AIA), where the airport accident risk level is considered low. The project
site is outside of the defined aircraft noise exposure contours and, therefore,



would not be exposed to high levels of aircraft noise. The proposed 26-foot
4.5-inch height is well below the 100-foot review threshold and does not

penetrate airspace limits.

Conformance with the Zoning Requlations

a. Conformance with S-17 District Development Standards

A summary of the proposal’s compliance with the property’s S-17
Zoning District standards is provided in the following table:

S-17 Development Standards

Standard Required Proposed
Minimum Building Site 5,000 sq. ft. 5,147sq. ft. (existing)
Minimum Lot Width 50 ft. 51 ft.-6.751n.

Maximum Floor Area

53% - 2,650 sq. ft

53% - 2,726 sq. ft

Maximum Lot Coverage

35% - 1,750 sq. ft

33% - 1,697 sq. ft

Minimum Front Setback

201t

20 ft.

Minimum Rear Setback 20 ft. 20 ft.
Minimum Right-Side Setback* 5 ft. 9ft.—6in.
Minimum Left-Side Setback* 5ft 5ft.—6in.
Maximum Building Height 28 ft. 26 ft. —4.51in.
Minimum Parking Spaces 2 2

Impervious Surface Limit (10% of Building Site)

10% - 514 sq. Ft.

6.8% - 348 sq. Ft.

*S-17 regulations require a combined 15-foot setback with minimum 5-foot on one side.

The project complies with applicable development standards, including
but not limited to setbacks, maximum building height, maximum lot
coverage, and maximum floor area of the S-17 Zoning District, as

shown in the table above.

b. Conformance with Design Review District Standards

At its April 9, 2026 meeting, the CDRC reviewed the project and
recommended approval, adopting findings under Section 8.256.200
Design Review Standards for One-Family Residential Development in

the Midcoast (see Attachment E):




(1) Section 8.256.200(D)1 Building Mass, Shape and Scale: The
apparent mass of a building is determined by the actual size of
the building, and whether or not the building shapes and facades
are simple or broken into more varied forms. With regard to
actual size, new homes and additions must meet the building
floor area standard set by the Zoning Regulations.

Project has good use of fagade articulation on all sides.

Section 8.256.200(D)1 Building Mass, Shape and Scale: Homes
in the Midcoast enjoy a variety of views. Some are views of the
ocean, others are of the hills, and others are vistas through the
neighborhood. Views add value and enjoyment to a property;
however, private views are not protected by existing regulations.
Due to the configuration and size of some parcels and their
topography, there may be no way to build without affecting
someone else’s view. However, when designing a new home or
an addition, an effort should be made to minimize the effect on
views from neighboring houses.

Project has made a good effort to mitigate view disturbance
throughout the neighborhood.

(2) Section 8.256.200(D)4a ELEMENTS OF DESIGN Exterior
Materials and Colors: Use warm, muted colors and natural
appearing materials on the house that blend with the
surrounding natural features when viewed from a distance.

The mixed materials as well as a mute, warm palette blends
in well with surrounding environment.

Conformance with Geological Hazards (GH) District Standards

The site is located in a State designated Alquist Priolo/ Earthquake
Fault Rupture Hazard Zone associated with the active Seal Cove/San
Gregorio Fault. The 2025 Revision to the Montara Mountain
Earthquake Zones of Required Investigation mapped traces of the
Seal Cove Fault roughly 270 feet northeast and 75 feet southwest of
the proposed residence. Regional geologic maps indicate that the site
is underlain by marine terrace deposits consisting of alluvial gravels,
sands, silts and clays.

A local study of the geologic hazards titled “Seal Cove Geologic
Study”, performed by Cotton, Shires and Associates, Inc. (2025)
identified three hazard zones in the area, and the subject lot is located
in Zone 3, which is considered the least hazardous of the zones.



Pursuant to Section 8.264.070.2.C, development is allowed if properly
designed, including setbacks from faults, appropriate structural and
foundation design, and adequate drainage based on geotechnical
recommendations.

As discussed in Section 2.c, the Geotechnical Reports and
Supplementals (Attachment D), prepared by consultants, was
reviewed by the County Geotechnical Section. The report finds the site
suitable for development in Geological Hazard Zone 3, provided
recommended geotechnical measures are implemented to reduce
risks to a low to moderate level.

The recommendations include, but are not limited to, supporting the
residential structure on two alternative foundation systems: (1) a
continuous footing foundation, or (2) rigid mat foundation. The
project’s geotechnical consultants determined the site to not be within
identified landslide areas. The project’s geotechnical consultants also
determined the possibility of fault rupture is highly unlikely based on
the absence of any fault trace traversing the site, as determined by the
fault study conducted on-site. The main trace of the Seal Cove Fault is
located 270 feet to the northeast of the project site. No faults were
identified at the site in all these studies. The active trace of the San
Andreas fault is located approximately 6.5 miles to the northeast of the
project site.

Pursuant to Chapter 8.264, building permits require County Geologist
review for compliance with the Geologic Hazards (GH) District
regulations, including (but not limited to) geotechnical investigations
and development requirements as prescribed in Table 1 of Section
8.264.070.3. The County Geologist reviewed the report and
supplementals and determined the project adequate for permit
approval subject to recommended Conditions of Approval numbered
83 and 84 in Attachment A. Further, the County Geologist’s review of
the project’s structural, foundation design, and compliance with
aforementioned Table 1 and other applicable GH District
regulationswill occur at the building permit stage.

ENVIRONMENTAL REVIEW

The project is exempt from CEQA under CEQA Guidelines Section 15303 (Class
3) for small new construction, including single-family homes.The site’s location in
a mapped Geologic Hazard (GH) zone does not exclude the project from this
CEQA exemption because the project would not have impact on an environmental
resource of hazardous concern and GH zones where geologic hazards may occur
are not environmental resources. In addition, CEQA generally requires analysis of
a project’s impact on the environment and does not generally require analysis of
how existing hazards might impact a project’s users or residents.



REVIEW BY THE MIDCOAST COMMUNITY COUNCIL (MCC)

The MCC provided comments centered around concerns related to land instability
and drainage. MCC expressed support for the proposed use of permeable pavers
as an alternative to pavement. MCC included a request that the project utilize
dark sky compliant lighting and landscaping that emphasizes native and non-
artificial surfaces.

REVIEWING AGENCIES

California Coastal Commission
County Geotechnical Section
County Drainage Section

County Department of Public Works
Montara Water and Sanitary District
Coastside Fire Protection District

ATTACHMENTS

Tmoow>»

Recommended Findings and Conditions of Approval
Location Map

Vicinity Map

Geotechnical Reports and Supplementals

CDRC Recommendation Letter

Project Plans
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Attachment A

County of San Mateo
Planning and Building Department

RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL

Permit or Project File Number: PLN2024-00131 Hearing Date: August 12, 2026

Prepared By: Dylan Parker, Project Planner For Adoption By: Planning Commission

RECOMMENDED FINDINGS

Regarding the Environmental Review, Find:

1. This project is exempt from environmental review, pursuant to CEQA Guidelines
Section 15303(a), Class 3, New Construction or Conversion of Small Structures,
which includes the construction of one single-family residence in a residential
zone.

Regarding the Coastal Development Permit, Find:

2.  That the project, as described in the application and accompanying materials, and
as conditioned in accordance with Chapter 8.252, conforms with the applicable
plans, policies, requirements, standards, of the San Mateo County Local Coastal
Program (LCP).Specifically, the project conforms to the applicable policies defined
in the Locating and Planning New Development Component (Policies 1.3, 1.4,
1.18, 1.19, 1.20, 1.23, 1.36), Visual Resources Component (Policies 8.12, 8.13(a))
Hazards Component (Policies 9.1, 9.2, 9.3, 9.10), and Shoreline Access
Component (Policies 10.1, 10.12) of the LCP as further detailed in section A2 of
staff’s report

3. That the project, located between the nearest public road and the sea, is in
conformity with 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). The project does not interfere with public access to the shoreline, beaches,
and coastal areas.
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The project conforms to the specific findings required in the following applicable
components and policies of the LCP: Locating and Planning New Development
Component (Policies 1.3, 1.4, 1.18, 1.19, 1.20, 1.23, 1.36), Visual Resources
Component (Policies 8.12, 8.13(a)) Hazards Component (Policies 9.1, 9.2, 9.3,
9.10), and Shoreline Access Component (Policies 10.1, 10.12) as further detailed
in Section A2 of staff’s report.

The issuance of a building permit for this project shall be subject to Local Coastal
Program 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.

Regarding the Design Review, Find:

6.

That the project has been reviewed by the Coastside Design Review Committee,
and as conditioned, has been found to be in compliance with the Design Review
Standards for One-Family and Two-Family Residential Development in the
Midcoast Section 8.256.200 of the San Mateo County Zoning Regulations,
specifically elaborated as follows:

a. Section 8.256.200(D)1 Building Mass, Shape and Scale:
Project has good use of fagade articulation on all sides.
b.  Section 8.256.2000(D)1Building Mass, Shape and Scale:

Project has made a good effort to mitigate view disturbance throughout the
neighborhood.

C. Section 8.256.2006565.20(D) (D)4a ELEMENTS OF DESIGN Exterior
Materials and Colors:

The mixed materials as well as a mute, warm palette blends in well with
surrounding environment.

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 12, 2026. Any changes or
revisions to the approved plans shall be submitted to the Design Review Officer
for review and approval prior to implementation. Minor adjustments to the project
design may be approved by the Design Review Officer if they are consistent with
the intent of and are in substantial conformance with this approval. Alternatively,
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the Design Review Officer may refer consideration of the revisions to the
Coastside Design Review Committee, with applicable fees to be paid.

The issuance of a building permit for this project shall be subject to Local Coastal
Program 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.

The final approval of the subject permits shall be valid for five years from the date
of final approval, in which time a valid building permit shall be issued for the work
and a completed inspection (to the satisfaction of the Building Official) shall have
occurred within 180 days if its issuance. This approval may be extended by 1-year
increments with submittal of an application for permit extension and payment of
applicable extension fees 60 days prior to the expiration date.

The applicant shall provide “finished floor elevation verification” to certify that the
structure is constructed at the height shown on the approved plans. The applicant
shall have a licensed land surveyor or engineer establish a baseline elevation
datum point near the construction site.

a. The applicant shall maintain the datum point so that it will not be disturbed
by the proposed construction activities until final approval of the building
permit.

b. This datum point and its elevation shall be shown on the submitted site plan.
This datum point shall be used during construction to verify the elevation of
the finished floors relative to the existing natural or to the grade of the site
(finished grade).

C. Prior to 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.

d. In addition, (1) the natural grade elevations at the significant corners of the
proposed structure, (2) the finished floor elevations, (3) the topmost
elevation of the roof, and (4) the garage slab elevation must be shown on
the plan, elevations, and cross-section (if one is provided).

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

f. If the actual floor height, garage slab, or roof height, as constructed, is
different than the elevation specified in the plans, then the applicant shall
cease all construction and no additional inspections shall be approved until
a revised set of plans is submitted to and subsequently approved by both the
Building Official and the Director of Planning and Building.

g. A survey verification letter will be required during the construction phase of
this project. Once the building permit has been issued and the forms have
been set, the surveyor of record shall field measure the setback dimensions
of the set forms from applicable property lines and compose a survey
verification letter, with stamp and signature, of the field measurements to be
submitted to the Planning and Building Department for review and approval.

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.

Approved erosion and sediment control measures shall be installed prior to
beginning any work and maintained throughout the term of the building permit.
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 is responsible for ensuring that all contractors minimize the
transport and discharge of pollutants from the project site into water bodies by
adhering to the San Mateo Countywide Stormwater Pollution Prevention Program
“General Construction and Site Supervision Guidelines,” below. 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. Storing, handling, and disposing of construction materials and
wastes properly, so as to prevent their contact with stormwater.

a. 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.

b.  Using sediment controls or filtration to remove sediment when dewatering
site and obtaining all necessary permits.

14



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

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

Protecting adjacent properties and undisturbed areas from construction

impacts using vegetative buffer strips, sediment barriers or filters, dikes,
mulching, or other measures as appropriate.

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

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

Limiting construction access routes and stabilizing designated access points.

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

The contractor shall train and provide instruction to all employees and
subcontractors regarding the construction best management practices.

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.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.

The applicant shall ensure that no construction-related vehicles shall
impede through traffic along the right-of-way. All construction vehicles shall
be parked on-site outside the public right-of-way. There shall be no storage
of construction vehicles in the public right-of-way.

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.
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10.

11.

12.

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 p.m., Saturdays. Said activities are prohibited
on Sundays, Thanksgiving, and Christmas (San Mateo County Ordinance Code
Section 4.88.360).

The exterior colors and materials as approved by the Planning Commission shall
be implemented. Color verification shall occur in the field after the applicant has
applied the approved materials and colors but before a final inspection has been
scheduled.

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

At the building permit application stage, the project shall demonstrate compliance
with the Water Efficient Landscape Ordinance (WELQO) and provided required
forms. WELO applies to new landscape projects equal to or greater than 500
square feet. A prescriptive checklist is available as a compiance option for
projects under 2,500 square feet. WELO also applies to rehabilitated landscape
projects equal to or greater than 2,500 square feet. The following restrictions
apply to projects using the prescriptive checklist:

a. Compost: Project must incorporate compost at a rate of at least four (4)
cubic yards per 1,000 sq. ft. to a depth of 6 inches into landscape area
(unless contra-indicated by a soil test).

b. Plant Water Use(Residential): Install climate adapted plants that require
occasional, little or no summer water (average WUCOLS plant factor 0.3) for
75 percent of the plant area excluding edibles and areas using recycled
water

C. Mulch: A minimum 3-inch layer of mulch should be applied on all exposed
soil surfaces of planting areas, except in areas of turf or creeping or rooting
groundcovers.

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

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

b. 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;

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

d. 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 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
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:

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

f. 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

g. 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.

The applicant shall include a copy of the approval letter with conditions of approval
on the top pages of the building plans.
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Building Inspection Section

16.

A building permit is required for this project. The applicant shall apply for a
building permit and shall adhere to all requirements from the Building Inspection
Section, the Drainage Section, the Geotechnical 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.

Drainage Section

17.

18.

19.

20.

Project shall comply with the 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 permits 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.

A final C.3 and C.6 Development Review Checklist, a final drainage plan, and a
drainage analysis/drainage report/prescriptive sizing handout will be provided at
the time of building permit submittal.

There should be a minimum of a 25-foot setback between the dry well and sewer
lateral. If this setback cannot be met, project must comply with the minimum
setback requirement established by MWSD.

Advisory Comment: Based on the information received, this project is classified as
a “Prescriptive” drainage project. It is possible that new or additional information
provided 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.

Department of Public Works
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21.

22.

23.

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

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.

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.

Montara Water and Sanitary District (MWSD, District)

24.

25.

26.

27.

28.

Submit New Service Application and pay for the initial application fees.
Applicant(s) shall follow the procedures specified in the Existing Service
Application Packet. Applicant(s) required to submit MWSD application for new
connections.

Applicant(s) required to obtain Sewer Permits prior to issuance of building permit.
Sewer connection fees must be paid prior to issuance of connection permit.

Applicant(s) required to obtain Domestic Water Connection Permits prior to
issuance of building permit. Connection fees for domestic water must be paid prior
to issuance of connection permit. Mainline upgrade may be required.

Connection to the District’s fire protection system is required. Certified Fire
Protection Contractor must certify adequate fire flow calculations. Connection fee
for fire protection system is required. Connection charge must be paid prior to
issuance of Private Fire Protection permit.

Applicant(s) must first apply directly to MWSD for permits and not applicant’s
contractor.

Coastside Fire Protection District
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29.

30.

31.

32.

CFC 2022 Section 505.1.1 [Added] - New residential buildings shall have
internally illuminated address numbers contrasting with the background so as to
be seen from the public way fronting the building. Residential address numbers
shall be at least six feet above the finished surface. Where buildings are located
remotely to the public roadway, additional signage at the driveway/roadway
entrance leading to the building and/or on each individual building shall be
required by the Coastside Fire Protection District. This remote signage shall
consist of a 6-inch by 18-inch green reflective metal sign with 4-inch reflective
numbers and letters similar to Hy-Ko 911 or equivalent. Temporary address
numbers shall be posted prior to combustible materials being placed on site.

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.
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33.

34.

35.

36.

37.

38.

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”.

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 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 - 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.

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.
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39.

40.

41.

42.

43.

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.

CFC 2022 Section 907.2.11.5 - Where more than one smoke alarm is required to
be installed within an individual dwelling unit or sleeping unit in Group R
occupancies, the smoke alarms shall be interconnected in such a manner that the
activation of one alarm will activate all of the alarms in the individual unit. Physical
interconnection of smoke alarms shall not be required where listed wireless
alarms are installed and all alarms sound upon activation of one alarm. The alarm
shall be clearly audible in all bedrooms over background noise levels with all
intervening doors closed.

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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44,

45.

46.

47.

48.

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

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:

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.
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49.

50.

51.

50.

60.

61.

62.

63.

64.

65.

66.

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 twofamily 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 ft2 shall be 7,500 gallons reserved for Fire, in addition to any domestic
use. If larger than 3600 ft2 single family dwelling, use NFPA 1142,

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 onehalf 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.

24



67.

68.

69.

70.

71.

72.

73.

74.

75.

76.

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).

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.
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77.

78.

79.

80.

81.

82.

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
474" 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
274" 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, # gallons”, with the
gallons of water available for the hydrant provided.

All fire conditions and requirements must be incorporated into your building plans,
prior to building permit issuance. It is the applicant’s/owner’s responsibility to notify
the contractor, architect and engineer of these requirements.

Our review is not construed as encompassing the structural integrity of the facility,
nor abrogating more restrictive requirements by other agencies having
responsibility. Final acceptance is subject to field inspection and necessary tests.

NOTE: An additional re-inspection fee may be charged for missed appointments,
failure to comply, or not being ready.

County Geotechnical Section

83.

84.

Geotechnical Plan Review - The Applicant’s Geotechnical Consultant shall review
and approve all geotechnical aspects of the building plans (i.e., site preparation
and grading, site surface and subsurface drainage improvements and design
parameters for foundation, etc.,) to ensure that their recommendations have been
properly incorporated. The Geotechnical Consultant shall also review EIC’s
January 23, 2026 Response to Peer Review letter, and in their Plan Review letter,
either confirm that the recommended foundation system can be designed to
accommodate “secondary surficial deformation in the form of shallow tension
gashes, fractures and joints” (as expected by EIC ), or provide an alternative
foundation system that can. The Geotechnical Plan Review should be organized
by the Project Geotechnical Consultant as a letter and submitted to the County for
review and approval by the appropriate County Staff prior to issuance of building
permits.

Geotechnical Construction Inspections - The Geotechnical Consultant shall
inspect, test (as needed) and approve all geotechnical aspects of the project
construction. The inspections should include, but not necessarily be limited to: site
preparation and grading, site surface and subsurface drainage improvements, and
observations of excavations for foundations prior to placement of steel and
concrete. The results of these inspections and the as-built conditions of the project
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should be described by the geotechnical consultant in a letter and submitted to the
County Engineer for review prior to final (as-built) project approval.
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November 30, 2023

Mr. Art Tafolla
2355 Bryant Street
San Francisco, CA 94110

RE: GEOTECHNICAL UPDATE
Proposed Single-Family Residential Development
845 San Ramon Avenue
Moss Beach, California
ATLAS #91-67362-A

INTRODUCTION
Dear Mr. Tafolla:

Atlas Technical Consultants LLC, formerly Geosphere Consultants, Inc., has prepared this update
to supplement the existing geotechnical reports in the attached Appendix A. We understand you
plan to build a single-family resident on the currently overgrown, vacant parcel on the uphill side
of San Ramon Avenue between San Lucas Avenue and La Grande. A building plan has not
been submitted at this point, but we anticipate the development will feature a one- to two-story
residence with attached garage located in the middle of the parcel and requiring moderate grading
to create the building pad on the gentle slope.

The basis for findings, conclusions and supplemental recommendations in this report are based
on the following scope of services:

e Review of the in-house file for the site.
e Site reconnaissance observation on November 14, 2023 (Figure 1).
e Update Seismic Design Parameters for use in the Structural Engineer’s analyses.

GEOTECHNICAL REPORT UPDATE

Validity of Applicable Geotechnical Report

Reconnaissance observations for this update confirmed that except for seasonal vegetation
density, the site conditions have remained essential the same as observed over the past 17 years.
Accordingly, the findings, conclusions and recommendations in Earth Investigations Consultant’s
2006 design-level report remain valid for the proposed new residential construction.

2001 Crow Canyon Road, Suite 210, San Ramon, CA 94583
925.314.7100 (Main); 650.557.0262 (D) | oneatlas.com



s S

| |
=l
||

Northeasterly view across subject property (11.14.2023)

CONCLUSION AND SUPPLEMENTAL GEOTECHNICAL RECOMMENDATIONS

General

In our opinion, the proposed single family residential development is feasible from a geotechnical
standpoint.

The following seismic parameters are provided to update the 2016 parameters. Other pertinent
geotechnical recommendations pertaining grading, drainage and foundations presented in the
attached to 2006 and 2019 reports (Appendix A) should be incorporated in project design and
construction. Please contact our office for supplemental recommendations in the unlikely event
the scope of the development varies materially from our assumptions presented in the report.

Updated Seismic Design Parameters

The proposed project should be designed to resist the seismic forces generated by earthquake
shaking in accordance with the provisions of the 2022 California Building Code (CBC) and local

ATLAS #91-67362-A
November 30, 2023
Page 2



design practice to resist the lateral forces generated by ground shaking associated with a major
earthquake occurring within the San Francisco Bay region. Based on subsurface conditions
encountered in our site exploration we judge the site represents Site Class D (Stiff Soils).

The spectral acceleration parameters presented below were obtained from the SEOC/OSHPD
seismic hazard mapping web site based on the ASCE/SEI 7-16 Standard, as required by the 2022
CBC. Based on ASCE 7-16, Section 11.4.8, a ground motion hazard analysis is required for
structures on Site Class “D” with S1 greater than or equal to 0.2 g (unless Exceptions are taken).
Since the mapped spectral response acceleration parameter at 1-s period, S1 at the project site
was determined to be 0.871 g, a site-specific ground motion analysis in accordance with CBC
2022 and ASCE 7-16, Section 21.2.1.2, is required for the site. However, for development of
seismic coefficients herein, we have assumed that Exception No. 2 will be taken by the Structural
Engineer in accordance with ASCE 7-16, Section 11.4.8.

e Site Location: Latitude 37.5169; Longitude —122.5109
e Site Soil Class: D

e Spectral Response Acceleration Values (g):
Fv=1.7; Ss = 2.129; S1 = 0.871; Sps=1.703; Sp1=0.963

SUPPLEMENTAL SERVICES

We recommend that we review the project plan set prior to submittal to the County of San Mateo
Building Department to verify conformance with the intent of the recommendations presented in
this update report.

As will be required by the county, an Atlas Field Engineer should be present to provide
geotechnical course-of-construction observation services for rough and finished grading
operations, foundation excavations prior to steel placement, and the installation of all drainage
facilities prior to burial to ascertain that our recommendations are followed.

Upon completion of the project, we should perform a site observation and report the results of our
work in a final report. These services are outside the present scope and will be billed on a time
and expense basis, in accordance with the fee schedule current at that time. These services will
be performed only if we are provided with sufficient notice to perform the work. We do not accept
responsibility for items that we are not notified to observe. We recommend that the Owner be
responsible for notification, no less than 48 hours before the requested site visit.

This geotechnical update report has been prepared in accordance with generally accepted
geotechnical engineering practices for the exclusive use of you and your consultants for specific
application to the proposed development. No warranty, either express or implied, is made.

Please contact our office for supplemental recommendations in the unlikely event the scope of
the development varies materially from our assumptions presented in the report.

The findings of this report are valid as of the present date. However, the passing of time will likely
change the conditions of the existing property due to natural processes or the works of man. In
addition, due to legislation or the broadening of knowledge, changes in applicable or appropriate
design standards may occur. Accordingly, the findings of this report may be invalidated, wholly or
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partly, by changes beyond our control. Therefore, this report should not be relied upon after a
period of three years without being reviewed by this office.

We trust this update provides you with the information you require at this time. We greatly
appreciate the opportunity to be of service to you and to be involved in this project. If you have
any questions regarding this update, please contact Mr. Baldwin at joel.baldwin@oneatlas.com.

Very truly yours,

ATLAS TECHNICAL CONSULTANTS LLC

(Renewal date 02/28/2025)

Joel E. Baldwin, II, CEG
Principal Engineering Geologist

Distribution: Efile to addressee

Attachment: Appendix containing:
1. 2019 Geotechnical Update Report
2. 2006 Site Geotechnical Report
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APPENDIX A

GEOTECHNICAL REPORT UPDATE
Geosphere Consultants, Inc. (10.21.2019)

GEOTECHNICAL INVESTIGATION REPORT
Earth Investigations Consultants, Inc. (11.17.2006)
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October 11, 2019
(revised October 21, 2019)

Julian Platis

671 Naples Street

San Francisco, California 94112
sakis@diodeka.com

RE: GEOTECHNICAL REPORT UPDATE
Proposed New Residence
APN 037-259-200, San Ramon Avenue
Moss Beach, California
Project 91-04338-A (2161)

Dear Julian:
INTRODUCTION

This letter report has been prepared to update the June 13, 2006 geotechnical report prepared by Earth
Investigations Consultants (EIC) for a single family residential development at the subject property in
Seal Cove neighborhood of Moss Beach, California (Appendix A). We understand the current plan is to
install a pre-manufactured, single-story residence, and custom garage at the locations depicted on Plate
1 (Site Plan & Cross Section A-A’).

As EIC no longer provides geotechnical consulting services, Geosphere Consultants, Inc. (Geosphere)
has accepted responsibility as the project Geotechnical Consultant of Record. Accordingly, we have
reviewed the EIC report and generally accept their findings, conclusions, and recommendations on the
basis of the following tasks:

e Review of the EIC report and other pertinent geologic and geotechnical information in our
office files;

e Site reconnaissance observations;

e Supplemental foundation soil sampling at one location to verify the EIC soil profile;

e Analysis and preparation of this report.

GEOTECHNICAL REPORT UPDATE

Validity of the 2006 Geotechnical Report

Reconnaissance observations for this update confirmed the site conditions presented in the EIC report
have remained generally the same. Site observations and supplemental sampling in the proposed house
footprint confirmed good stability of the property and a Pleistocene terrace deposit foundation profile
comprised of intercalated medium dense to dense Clayey SAND — locally Silty — and hard, low plasticity
(P1=15) Sandy CLAY (Appendix B).

2001 Crow Canyon Road, Suite 200 | San Ramon, California 94583 | Tel (650) 557-0262
www.geosphereinc.net



GEO #91-04338-A (2161)
October 11, 2019

(revised October 21, 2019)
Page 2

CONCLUSION AND SUPPLEMENTAL GEOTECHNICAL RECOMMENDATIONS

General

In our opinion, the proposed project is feasible as planned. The site occupies Geotechnical Hazard Zone
3, characterizing the most stable area in the Seal Cove neighborhood.

The following recommendations are provided to update/supplement the EIC report. We do not
anticipate retaining walls for this project. Other pertinent recommendations pertaining to grading and
drainage presented in the EIC report should be incorporated in project design and construction.
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Seismic Design Parameters

Project structures should be evaluated/designed in accordance with local design practice and the 2016
California Building Code (CBC) to resist the seismic forces generated by severe earthquake shaking.

Given the soil profile, it is our opinion that a Site Class D classification (Stiff Soil) is appropriate for
characterizing potential earthquake ground shaking conditions and seismic design considerations for the
Site, per ASCE/SEI 7-10 (Chapter 20).

Code-based spectral acceleration parameters were developed following the procedures of the 2016 CBC
(Section 1613.3). The values of S, S;, and Fy used to identify the Site-adjusted maximum considered
earthquake (MCE) parameters are listed below. The values were obtained from the SEOC/OSHPD
seismic hazard mapping web site based on the ASCE/SEI 7-10 Standard as required by the 2016 CBC.

e Site Location: Latitude 37.5170; Longitude —122.5111
e Site Soil Class: D
e Spectral Response Acceleration Values (g):
Fy=1.5; Ss=2.278; S; = 0.963; Sps=1.519; S;;,=0.963
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Foundations

Following are parameters for optional building foundation support to be used in structural design
designed by the Structural Engineer:

Continuous Footing Foundation

e Footings should have a minimum width of 12 inches, and extend at least 18 inches below the lowest
adjacent grade to bear in stiff/medium dense alluvium or engineered fill;

e Allowable bearing value of 2000 pounds per square foot (psf) for dead plus live loads. Increase this
value by % to account for wind or seismic loads;

e Passive equivalent fluid pressure of 350 pounds per cubic foot (pcf) beginning at the ground surface
(neglect contribution of uppermost one foot unless footing is confined on both sides by concrete or
paving);

e Coefficient of friction at the base of the footing of 0.40;

e Above values assume bottom of footing excavation is compacted to a minimum 90 percent of
Maximum Dry Density (MDD) to depth of 12” per ASTM D1557.

Rigid Mat Foundation

e For mat foundation support, the subgrade should be scarified to a depth of 12 inches, carefully
moisture conditioned to 3 percent above optimum water content, and compacted to a minimum of
90 percent MDD;

e Mat slab thickness should be at least 10 inches;

e Modulus of subgrade reaction of 100 kips/cubic foot;

e Slab reinforcement should be as determined by the Structural Engineer;

e Capillary moisture break and vapor barrier underlayment on at least 6 inches of clean crushed rock
beneath a 15 mil Stego Wrap, or better.

SUPPLEMENTAL SERVICES

We recommend that we review the final foundation, grading and drainage plans for conformance with
the intent of the recommendations presented in Appendix A. During construction, we should observe
the rough and finished grading operations, foundation excavations prior to steel placement, and the
installation of all drainage facilities prior to burial to ascertain that our recommendations are followed.
Upon completion of the project, we should perform a site observation and report the results of our work
in a final report.

A representative from our office should be present to provide construction observation services, to
observe the exposed geotechnical conditions, to modify recommendations, if necessary, and to confirm
the project is constructed in accordance with the recommendations.

These services are outside the present scope and will be billed on a time and expense basis, in
accordance with the fee schedule current at that time. These services will be performed only if we are
provided with sufficient notice to perform the work. We do not accept responsibility for items that we
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are not notified to observe. We recommend that the Owner be responsible for notification, no less than
48 hours before the requested site visit.

This geotechnical update report has been prepared in accordance with generally accepted geotechnical
engineering practices for the exclusive use of you and your consultants for specific application to the
proposed development. No warranty, either express or implied, is made.

In the event the nature, design, or location of the proposed construction differs significantly from what
has been noted above, or if any future additions are proposed, the conclusions and recommendations
presented in the adopted project geotechnical report should not be considered valid unless the project
modification(s) are reviewed by our office relative to the project geotechnical report and verified in
writing as valid.

The findings of this report are valid as of the present date. However, the passing of time will likely
change the conditions of the existing property due to natural processes or the works of man. In addition,
due to legislation or the broadening of knowledge, changes in applicable or appropriate standards may
occur. Accordingly, the findings of this report may be invalidated, wholly or partly, by changes beyond
our control. Therefore, this report should not be relied upon after a period of three years without being
reviewed by this office.

We trust this update provides you with the information you require at this time.

Very truly yours,

Geosphere Consultants, Inc.

(Renewal date 02/28/21)

Joel E. Baldwin, Il, CEG
Principal Engineering Geologist

(Renewal date 06/30/20)
Corey T. Dare, PE, GE
Principal Geotechnical Engineer

Distribution: efile and 2 bound copies to addressee
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January 23, 2026
2024.50-A

Mr. Art Tafolla
% amtafolla@gmail.com

RE: RESPONSE TO PEER REVIEW
Proposed Single-Family Residence
845 San Ramon Avenue
Moss Beach, California 94038

Dear Mr. Tafolla:

This letter represents our response to the peer review comments by Cotton Shires and Associates, Inc.
(CSAI) to our January 21, 2025, geotechnical investigation report, presented in their letter dated
December 21, 2025. On page 2 of their letter, they request “clarification of the potential fault rupture
hazard with respect to possible secondary faulting across the subject property.” To that end, and as
suggested by CSAIl, we have completed a fault shadow analysis, “consisting of reviewing/researching
available geologic/geotechnical reports with fault trench investigations of nearby sites if and where active
fault traces are projected to cross the property”.

A “Soil and Seismic Investigation for Assessor’s Parcel No. 37-259-220 Lots 29 and 30 San Ramon
Avenue in the Moss Beach District of San Mateo County” was prepared by Abel R. Soares and
Associates, dated 07-06-1976. That investigation included a fault trench, excavated 90 feet long and
from 7 to 10 feet deep adjacent and oriented parallel to the northwestern property line. The shadow
coverage is with respect to the approximately North 40°West trend of the Moss Beach segment to the
Seal Cove Fault and shadows the building site on the subject property at 845 San Ramon Avenue (refer
to Plate 1, Aerial Fault Trench Map, and Appendix).

As depicted in the trench log trench log, apart from an isolated approximately 3-foot-thick fill wedge
encountered near the middle of the trench, the excavation revealed a section of marine terrace deposits
composed of flat-lying intercalated and lenticular Sands and Silts with Clay and scattered Gravel.
Evidence of fractures fault offset was not observed by the geologist.

Therefore, on the basis of close proximity of Abel Soares and Associates’ exploratory trench,
observations documented on the trench log, our other observations and research presented in our
January 2025 report, it is our opinion there is low probability for occurrence of primary fault rupture on
the subject property from future major earthquakes on a nearby segment of the Seal Cove Fault, which
lies approximately 270 feet from the east side of the subject property. We do expect a future major
earthquake, as characterized by Simpson and others (1997) for past documented seismic events, to
produce secondary surficial deformation in the form of shallow tension gashes, fractures and joints that
have been documented in exploratory trenches throughout the Moss Beach terrace.
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LIMITATIONS

This study was performed in accordance with generally accepted geotechnical principles and practices.
This acknowledgement is in lieu of any warranty or guarantee.

REFERENCES

Cotton, Shires & Associates, 2026, Seal Cove Geologic Study, Seal Cove Neighborhood, Moss Beach,
California: Geologic Consultant’s December 11 Report to the San Mateo County Planning and Building
Department, Job No, E6195, 90 pages including graphics.

Simpson, G.D., Thompson, S.C., Moller, J.S and Lettis, W.R., 1997, The Northern San Gregorio Fault
Zone: Evidence for the Timing of Late Holocene Earthquakes near Seal Cove, California: Bulletin of the
Seismological Society of America, Vol. 87, No. 5, pp. 1158-1170.

We trust this letter provides the information required at this time. If you have any questions, please call.

Very truly yours,

Earth Investigations Consultants, Inc.

Joel E. Baldwin, Il, CEG David W. Buckley, PE
Engineering Geologist Civil Engineer

(Renewal date 02.28.27) (Renewal Date 09.30.27)
DWB:JEB:jb:gi

Distribution:  efile to addressee

Attachments: Plate 1, Areal Fault Trench Map
Appendix A, Abel R. Soares & Associates, 1976, (excerpt) from Report Entitled, Saill,
Geologic, and Seismic Investigation
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Consultant Legend

ARSA = Abel R. Soares and Associates
AT = Atlas

BEA = Buckley Engineering Associates
BLA = Beach Leighton and Associates
CCI = Cleary Consultants

CSA = Cotton, Shires and Associates
DHA = Don Hildebrand Associates

EIC = Earth Investigation Consultants
FLA = Frank Lee Associates

GF = GeoForensics

GS = GeoSphere

HAY = Hayes

HMT = Harlan Miller Tait

JCP = J.C. Penderghast

LEE = Lee Engineers

MUR = Murray Engineers Inc.

PR = Peters and Ross

PRA = Purcell Rhoades and Associates
R = Romig Engineers

SEY = Stanley E. Yorke

SFC = Steven F. Connelly

SP = Sigma Prime Geosciences

WT = Wayne Ting and Associates
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ENIGINEERING GEOLOGIC REPORT
Phase 2 — Fault Rupture Hazard Study
Proposed Single Family Residence

845 San Ramon Avenue

Moss Beach, California
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Mr. Art Taffola
c/o amtafolla@gmail.com

January 21, 2025
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January 21, 2025
Project 2420.50-A

Art Tafollo
c/o amtafolla@gmail.com

RE: ENGINEERING GEOLOGIC REPORT
Phase 2 — Fault Rupture Hazard Study
Proposed Single Family Residence
845 San Ramon Avenue
Moss Beach, California 94038

Dear Mr. Tafollo,
INTRODUCTION

This report provides a response to the San Mateo County geologic peer review comment
pertaining to potential fault rupture hazard impact to the proposed single family residential
development at the referenced address in the unincorporated residential village of Seal Cove,
Moss Beach, California (Plate 1, Vicinity Map and Areal Geologic Map). The findings and
conclusion are based upon:
¢ More than 3 decades of participation in engineering geologic investigations in the village.
e Recent engineering geologic site reconnaissance observations.
e Preliminary photogeologic interpretation of vertical historic panchromatic aerial
photographs.
e Review of existing pertinent geologic mapping and residential paleoseismic studies.
Unpublished and published reports by F. Beach Leighton and Associates (1971), William
Cotton and Associates (1989), Simpson and others (1997), and William Lettis and others
(2005) have provided significant insight into the Seal Cove geologic and geologic
processes.

DISCUSSION

Seal Cove occupies and elevated marine terrace bordered on the west by a 100-foot northwest
trending coastal bluff and on the east by a steep, approximately 40-foot-high, northwest trending
escarpment that defines the trace of the active Seal Cove Fault on the northern reach of the
approximately 70-mile-long San Gregorio Fault that merges with the San Andreas Fault in the
Golden Gate offshore of San Francisco. The area is underlain by westerly inclined tectonically
deformed Pliocene marine sandstone and shale Purisima Formation mantled by 20 to 100 feet of
100,000 to 120,000-year-old semi-consolidated intercalated cobble, gravel, sand and clay, marine
terrace deposits (Plate 2, Geologic Cross Section; Appendix A). Granitic basement rock mantled
by terrace deposits has been locally encountered in borings on the northeast margin of the terrace
(Appendix A). Residential and Commercial developments on the northwestern margin have been
severely impacted by deep-seated bedrock bluff failures evidently controlled by pervasive
northwest trending discontinuities.
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The Seal Cove Fault is a significant tectonic feature that accommodates up to 0.4 in/yr of the right
lateral slip on the San Andreas Fault but notable absence of historic seismic activity. Two to
possibly 3 earthquakes occurred 3350 to 4080 years ago (Lettis and others, 2005). Juxtaposition
of terrace deposits and Purisima Formation was exposed in the bluff north of Seal Cove before it
was covered by bluff armor rock. The southern reach of the fault is exposed in the bluff bordering
the north shore of Princeton Harbor.

The location and character of faulting west of the master trace is vague. Photogeologic studies
have revealed linear features (soil tone and vegetation) interpreted as evidence for active normal
faulting west of the main trace of the Seal Cove Fault. The three secondary (branch) faults are
evidently projections of bedrock faulting delineated in 1971 based on geologic mapping of the
western bluff and bedrock shelf (Plate 1). They have been judged to have much less displacement
and relative activity than the master trace.

To my knowledge, a fault capable of generating an earthquake or primary ground rupture has not
been encountered in the site area. Moreover, review of the abundance of subsurface data
presented in the 1971 report lacks any compelling stratigraphic evidence of dangerous secondary
faults west of the master trace (refer to Plate 5 and Appendix A). Instead, the projected secondary
fault traces appear to lie amongst an abundance of fractures, joints and soil-filled fissures in the
terrace deposits. These insignificant features have been encountered in paleoseismic trenching,
and usually mis-characterized as primary faults capable of significant ground rupture in an
earthquake (Appendix B).

Plates 4 and 5 present distribution of the paleoseismic trenching over the past 40 years, and
nature of the discontinuities, usually narrow soil-filled fissures that commonly less than 1 foot wide
and terminate a few feet below the ground surface without offsetting terrace stratigraphy.

CONCLUSION
The results of this study indicate the proposed residential development is feasible from an
engineering geologic standpoint. The property is “shadowed” by previous paleoseismic trenches
clear of faulting (i.e., Paleoseismic Sites A & B).

LIMITATIONS

This study has been performed in accordance with generally accepted geotechnical principles
and practices. This acknowledgement is in lieu of any warranty or guarantee.
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EXPLANATION

Seal Cove Fault trace (approx.)

Inferred active fault trace A
(Leighton & Assoc.,1971)
Photogeologic Linear
feature (Leighton & Assoc.,
1971)

Drone image line of sight

Approximate location of
exploratory fault trench,
number, geologic consultant
and date of investigation
report (after Geoforensics,
Inc.; red dot indicates piercing
Point. Circled number is
reported characteristic of
trench exposure:

ngle fracture, no offset to strata

ngle fracture, no offset to strata
ngle fracture, no offset to strata
ngle fracture, no offset to strata
ngle fracture, no offset to strata
ngle fractures, no offset to strata

Incomplete log of high angle shear w/
inconsistent offset pattern

ngle fracture, no offset to strata
ngle fractures, no offset to strata

ngle 3/4 “ wide joint set,

no offset strata

A7

100 ft.

Mateo County,

Scale

Base: Assessor’s map, County of San

Sheets 37-18 & 37-25 (01.03.1971)
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EXPLANATION

Active Seal Cove Fault

12

Secondary Active Faults

SEAL COVE FAULT zONE — —fa—

Explorations
(Refer to Plate 1and Appendix B for all
exploration locations and logs. Highlighted
probes were used to evaluate faults a-c).
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‘ 6” diameter auger boring #19

Park Ave. 15
$ 24” diameter bucket auger

4 boring #15
== Test pit #4

mms== | ine of Cross Section C-C’

A L1 Paleoseismic Study Site
Exploratory Trench data from California
Geological Survey Information Warehouse

C (Alquist-Priolo Site Investigation Reports,

see Appendix B)
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APPENDIX A
Exploratory Probes from Leighton & Associates (1971)

e Geologic Abbreviations (Explanation of symbols and terms, 3 sheets)
e Test Pit Logs: 1 (2 sheets), 2,3,4,5,6.7,8,9,11, 14
e 24-inch Diameter Bucket Auger Logs: 1, 2, 6 (2 sheets), 7, 8,9








































































APPENDIX B

Paleoseismic Sites



SITE

~

~

DESCRIPTION

Westerly aerial drone image of 3- to
6-foot deep foundation excavation in
Pleistocene marine terrace deposits
(light tone) mantled by topsoil (darker
tone) on the gentle downslope side of
the footprint. Evidence of faulting was
not detected in this 3-D exposure.
The Site is the vacant parcel on the
south (left) side of the view.

Refer to Plate 4 for relative location of
site to secondary faults A& B .

Earth Investigations
Consultants, Inc.

Job No. 2024.50-A

Approved JEB
Date 01.19.2025

Paleoseismic Study Site A Plate
485 San Ramon Avenue B 1
Moss Beach, California
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April 9, 2026

Owner / Applicant: Arturo M. Tafolla and Romy Trigg-Smith

File No: PLN2024-00131
Location: 845 San Ramon Avenue, Moss Beach
APN: 037-259-200

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 October 2023, Chapter 28.1, Section 6565.20.

CDRC Recommends Approval of Project PLN2024-00131.

Findings that satisfy the Standards:

1.

Section 6565.20(D)1 Building Mass, Shape and Scale: The apparent mass of
a building is determined by the actual size of the building, and whether or not
the building shapes and facades are simple or broken into more varied forms.
With regard to actual size, new homes and additions must meet the building
floor area standard set by the Zoning Regulations.

Project has good use of fagade articulation on all sides.

Section 6565.20(D)1 Building Mass, Shape and Scale: Homes in the
Midcoast enjoy a variety of views. Some are views of the ocean, others are of
the hills, and others are vistas through the neighborhood. Views add value
and enjoyment to a property; however, private views are not protected by
existing regulations. Due to the configuration and size of some parcels and
their topography, there may be no way to build without affecting someone
else’s view. However, when designing a new home or an addition, an effort
should be made to minimize the effect on views from neighboring houses.

Project has made a good effort to mitigate view disturbance throughout
the neighborhood.

Section 6565.20(D)4a ELEMENTS OF DESIGN Exterior Materials and
Colors: Use warm, muted colors and natural appearing materials on the
house that blend with the surrounding natural features when viewed from a
distance.

The mixed materials as well as a mute, warm palette blends in well with
surrounding environment.
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XIT

CONTRACTOR PARKING

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: CHARLES KISSICK
TITLE/QUALIFICATION: PROJECT ENGINEER
PHONE: 650-728-3590

PHONE:

E-MAIL: SIGMAPRM@GMAIL.COM

USE OF PLASTIC SHEETING BETWEEN OCTOBER 1ST AND APRIL 30TH IS NOT
ACCEPTABLE, UNLESS FOR USE ON STOCKPILES WHERE THE STOCKPILE IS
ALSO PROTECTED WITH FIBER ROLLS CONTAINING THE BASE OF THE

STOCKPILE.

CONCRETE WASTE MANAGEMENT
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(r-rluﬁ be comﬁetary coverad by plastic lining)

WUT DETERMINED

GENERAL EROSION AND SEDIMENT CONTROL NOTES

FIBER ROLL
INSTALL AT LOCATIONS SHOWN.
AFIX AS SHOWN IN DETAIL 2

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.
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.

Use sediment controls or filtration to remove sediment when dewatering site and obtain

Regional Water Quality Control Board (RWQCB) permit(s) as necessary.

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

The areas delineated onh the plans for parking, grubbing, storage etc., ¢
enlarged or "run over."

Dust control is required year-round.
Erosion control materials shall be stored on-site.

STABILIZED CONSTRUCTION ENTRANCE/EXIT TC-1

EXISTING PAVED ROADWAY

FBER ROLLS

SE-5

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-siope to prevent runcff from going around the roll.

Crushed aggregate

& [Filter fabric
f}_ I j .
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\ grade
"--—-»{_._,__,___..._M.L,_—A_\\ \

e

12" Min, unless otherwise
specified by a soils engineer

SECTION BB
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\‘i\‘Q = Construct sediment barrier
oy gl and channelize runoff to
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accomod:
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_ Vs greater

F

\— Temporary pipe culvert LB
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20'

i
Y
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EROSION CONTROL PLAN
TAFOLLA PROPERTY
845 SAN RAMON AVENUE
MOSS BEACH
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O Berma terial
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14 days

Q Use (bu

Hazardou

O Label a
pesticic
accorde

Q Store hazardous materials and wastes in water tight containers, store
in appropriate secondary containment, and cover them at the end of
every work day or during wet weather or when rain is forecast.

 Follow manufacturer’s application instructions for hazardous
materials and be careful not to use more than necessary. Do not
apply chemicals outdoors when rain is forecast within 24 hours.

QO Arrange for appropriate disposal of all hazardous wastes.

Waste Management

Q Cover waste disposal containers securely with tarps at the end of
every work day and during wet weather.

[ Check waste disposal containers frequently for leaks and to make
sure they are not overfilled. Never hose down a dumpster on the
construction site.

Q Clean or replace portable toilets, and inspect them frequently for
leaks and spills.

O Dispose of all wastes and debris properly. Recycle materials and
wastes that can be recycled (such as asphalt, concrete, aggregate
materials, wood, gyp board, pipe, etc.)

{ Dispose of liquid residues from paints, thinners, solvents, glues,
cleaning fluids as hazardous waste.

Construction Entrances and Perimeter

Q) Establish and maintain effective perimeter controls and stabilize
construction entrances and exits to sufficiently control erosion a
sediment discharges from site and tracking off site.

O Sweep or vacuum any street tracking immediately and secure
sediment source to prevent further tracking. Never hose down st
to clean up tracking.

they apply to your projeci

nt &

Maintenance and Parking

Q

Q

a

Designate an area, fitted with appropriate BMPs, for
vehicle and equipment parking and storage.

Perform major maintenance, repair jobs, and vehicle
and equipment washing off site.

If refueling or vehicle maintenance must be done
onsite, work in a bermed area away from storm drains
and over a drip pan or drop cloths big enough to collect

fluids. Recycle or dispose of fluids as hazardous waste.

If vehicle or equipment cleaning must be done onsite,
clean with water only in a bermed area that will not
allow rinse water to run into gutters, streets, storm
drains, or surface waters.

Do not clean vehicle or equipment onsite using soaps,
solvents, degreasers, or steam cleaning equipment.

Spill Prevention and Control

Q

Q

Keep spill cleanup materials (e.g., rags, absorbents and
cat litter) available at the construction site at all times.

Inspect vehicles and equipment frequently for and
repair leaks promptly. Use drip pans to catch leaks
until repairs are made.

Clean up spills or leaks immediately and dispose of
cleanup materials properly.

Do not hose down surfaces where fluids have spilled.
Use dry cleanup methods (absorbent materials, cat
litter, and/or rags).

a

a

Q

a

Earthmoving

W

.
St ag, o  —T

Schedule grading and excavation wi
during dry weather.

Stabilize all denuded areas, install a
maintain temporary erosion controls
as erosion control fabric or bonded 1
matrix) until vegetation is establishe

Remove existing vegetation only wi
absolutely necessary, and seed or pl:
vegetation for erosion control on slc
or where construction is not immedi
planned.

Prevent sediment from migrating offsite
and protect storm drain inlets, gutters,
ditches, and drainage courses by installing
and maintaining appropriate BMPs, such
as fiber rolls, silt fences, sediment basins,
gravel bags, berms, etc.

Keep excavated soil on site and transfer it
to dump trucks on site, not in the streets.

Contaminated Soils

a

If any of the following conditions are
observed, test for contamination and
contact the Regional Water Quality
Control Board:

- Unusual soil conditions, discoloration,

Sawcutting & Asphalt/Concrete Removal

O Protect nearby storm drain inlets when
saw cutting. Use filter fabric, catch basin
inlet filters, or gravel bags to keep slurry
out of the storm drain system.

O Shovel, abosorb, or vacuum saw-cut
slurry and dispose of all waste as soon
as you are finished in one location or at
the end of each work day (whichever is
sooner!).

O If sawcut slurry enters a catch basin, clean
it up immediately.

PLEvelL Wadiwatcl LIUVLLL CHLCLIIE DL
drains. Block any inlets and vacuum
gutters, hose washwater onto dirt areas, or
drain onto a bermed surface to be pumped
and disposed of properly.

Landscaping

e

Urdain L gocs 1o e saniuary sewcr.
Never pour paint down a storm drain.

U For oil-based paints, paint out brushes to
the extent possible and clean with thinner
or solvent in a proper container. Filter and
reuse thinners and solvents. Dispose of
excess liquids as hazardous waste.

U Paint chips and dust from non-hazardous
dry stripping and sand blasting may be
swept up or collected in plastic drop
cloths and disposed of as trash.

O Chemical paint stripping residue and chips
and dust from marine paints or paints
containing lead, mercury, or tributyltin
must be disposed of as hazardous waste.
Lead based paint removal requires a state-
certified contractor.

Dewatering

U Discharges of groundwater or captured
runoff from dewatering operations must
be properly managed and disposed. When
possible send dewatering discharge to
landscaped area or sanitary sewer. If
discharging to the sanitary sewer call your
local wastewater treatment plant.

O Divert run-on water from offsite away
from all disturbed areas.

O When dewatering, notify and obtain
approval from the local municipality
before discharging water to a street gutter
or storm drain. Filtration or diversion
through a basin, tank, or sediment trap
may be required.

O In areas of known or suspected
contamination, call your local agency to
determine whether the ground water must
be tested. Pumped groundwater may need
to be collected and hauled off-site for
treatment and proper disposal.

Municipalities prohibit dische
installation, cleaning, treating
Use Best Management
The following Best Manag
discharges to storm drains.
During Installation

e |f possible, purchase cop

e |f patination is done on-si

o Discharge the rinse w
rinse water does no
Block off storm drain

o Collect rinse water i
sewer. Contact your
discharging to the sar

o Collect the rinse wa
proper disposal.

e Consider coating the cc
coating that prevents fu
also maintain the desire
less maintenance.

During Maintenance

Implement the following BMI

re-patination or re-application

¢ Block storm drain inlets a

e Discharge the wash wate
sanitary sewer agency). |

-— - 4 am -— " -~
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Window Schedule

Tempered
Mark Room Type Width Height Sill Height Glass Comments
Level |
I Office Sliding Double 5'-0" 4'-0" 4'-0"
53 Storage Sliding Double 5'-0" 4 - 0" 4 - 0"
67 Bedoom 2 Sliding Double 5'-0" 3'-6" 4 -6"
c& Bedroom | Shiding Double 5'-0" 3'-6" 4'-¢6"
3 Entry Hall Casement 2'-¢6" 5'-4" 2'- 8"
6 Bath Awning 3' -6 2'- 6" 5'-6" Yes
Level 2
45 Kitchen 4 Living Room Fixed 5 -0 2' - 6" 12'- 2"
44 Kitchen ¢ Living Room Fixed 5-0" 2'- 6" |12'- 2"
43 Kitchen 4 Living Room Fixed 5'-0" 2' - 6" 12'- 2"
26 Stairway Fixed 4'-6" 2'- 0" 6 -0"
20 Stairway Fixed 5'-0" 4 - 0" 3-91/2"
41 Primary Bedroom Fixed 4'-0" I''-&" 12'-1 1/2"
40 Primary Bedroom Fixed 4' -0 I''- 8" 12'-1 1/2"
48 Kitchen 4 Living Room Sliding Double 7' -0" 4'-6" 3'-6"
49 Primary Bath Awning 3'-6" 2'- 6" 5'-6&
50 Kitchen & Living Room Angled Fixed 4'- 0" 4'- 10" & -4"
51 Kitchen & Living Room Angled Fixed 4'-0" 3-8 1/4" & -4"
52 Kitchen & Living Room Angled Fixed 4 - 0" 2'-6 1/2" 8 - 4"
62 Stairway Fixed 4'-6" 2'- 0" 6 -0"
63 Stairway Fixed 4 -6 2'- 0" 6 -0"
71 Kitchen & Living Room Fixed 7' - 0" 5'-¢6" I'- 6"
74 Kitchen & Living Room Fixed ' -0" 5'-6" I'- 6"
76 Water Closet Awning 3 -6 2'- 6" 5'-6"
77 Primary Bath Casement 2'-¢6" 5'-4" 2'- 8" Frosted
Glass
78 Primary Bedroom Angled Fixed 4'- 0" 4'- 10" & -4"
79 Primary Bedroom Angled Fixed 4'-0" 3'-8 1/4" & -4"
&0 Primary Bedroom Angled Fixed 4'- 0" 2'-61/2" & -4"
4 Primary Bedroom Awning 4'- 0" I'- 8" c' - 4" —
5 Primary Bedroom Awning 4'-0" I'- 8" c' - 4" 2
Door Schedule () — @
Mark Room Type Width Height Comments -
LEVEL |
Garage Level &862 SF @
2 Garage Frosted Glass Garage Door le' - O & -0"
30 Garage Double Swing Door Craftman 5'-0" & -0" )
32 Garage Large Door Opening 12'- 0" & -0"
Level | @
l Entry Hall Exterior Entry Door 3'-6" & -0" |
9 Bedroom 2 Solid Core Door 2' - 8" 7' - 0" @
XO) Bedroom | Solid Core Door 2'- 8" 7' - 0"
& Office Door Opening 2' - 8" 7' - 0" Roof Deck
5 Laundry Room Exterior Entry Door 3'-0" 8 -0" o | 42 SF @
6 Entry Hall Door Opening 4'- 0" & -0"
| Bedroom 2 Double Sliding Flush Closet Doors 5'-0" 7' - 0" @
| 2 Bedroom | Double Sliding Flush Closet Doors 5'-0" 7' - 0"
29 Office Large Door Opening o'-51/2" & -0"
31 Garage Solid Core Door 3' -0 7' - 0" 20 Min Rated Fire Door w/ Self Closong Latch
33 Bedroom 2 Sliding Glass Door 7' - 0" &-0"
34 Bedroom | Sliding Glass Door 7' - 0" & -0" |
37 Bath Solid Core Door 2'- 8" 7' - 0" @
3 Entry Hall Solid Core Door 2'- 6" G -8 Garage ¢ Storage
Level 2 586 SF
20 Kitchen € Living Room 3 Panel Sliding Glass Door 12'- O &' -0"
25 Primary Bedroom Solid Core Door 2' - 8" 7' - 0"
23 Water Closet Pocket Door 2'- 6" 7' - 0"
26 Primary Bathroom Solid Core Door 2'-6" 7' - 0"
26 Walk-In Closet Pocket Door 2'- 6" 7' - 0"
386 Kitchen # Living Room Solid Core Door 2' - 4" 7' - 0" ) @
39 Kitchen € Living Room Exterior Entry Door Full Lite 3'-0" & -0"
40 Kitchen & Living Room Double Swing Closet Door 4'-0" 7' - 0"
4| Primary Bedroom 3 Panel Sliding Glass Door 12'- 0" & -0"
42 Primary Bathroom Pocket Door 2'- ¢ 7' -0"

Level | Level 2

Rear Baclony

66 SF

LEVEL 2
12586

SF

Front Balcony
| 19 SF

Stairway

66 SF

@ 3/' c" = |'-0O" @ 3/| 6" = |'-0"
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Smith
345 San Ramon Ave Moss
Beach, CA

(N) Single Family Home
Art Tafolla & Romy Trigg

@ 3/5" —_ I I_OII

Gray Permeable Pavers

WOODPLANK - Light Brown
Composite Wide Slat Cladding

Hardie Panel Board ¢ Batten Siding
Painted BJM OC-1 17 "Simply White"

View Rail Cable Railing

PAC CLAD Standing Seam
Roofing - Graphite
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n

Product Overview

The outdoor LED wall lantern 1s uniquely designed with a contemporary feel. [ts durable aluminum
construction with hand painted black finish and frosted glass gives a sophisticated look.

This uniquely designed fixture 15 the choice of discriminating yet value conscious homeowners
who want to enrich their home.

Darksky certified

Light color 1s 3000K (bright white)
360 Lumens

&0 CRI and uses only 5.5-Watt

Specifications

Dimensions
Product Depth (in.) 5. |
Product Length (in.) 8.0l

Product Height (in.) &5.01
Product Width (in.) 4.49

Detalls

Actual Color Temperature (K) 3000 Color Rendering Index &0
Color Temperature Bright White

Exterior Lighting Product TypeCylinder Lights  Fixture Color/Finish Black

Fixture Material Aluminum Glass/Lens Type Frosted
Light Bulb Type Included Integrated LED  Light Output (lumens) 360
Maximum Wattage (watts) O Number of Bulbs Required O

Watt Equivalence 60

Outdoor Lighting Features Dark Sky,Weather Resistant,Weather Resistant

Power Type Hardwired
Product Weight (Ib.) 2.29lb
Style Modern

Bl PAC-150

MATERIALS
032 aluminum
SPECS
or 20" 0.C.
e
ES)
SMOQ
@' (STA

12", 16", 1

Lt

PEN
M

12", 16", 1

D.COM ©2025 Petersen Aluminum
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CONCRETE ||
PAVER PATH ||

BLUEBLOSSOM
CEANOTHUS

SILVER BUSH LUPINE

BLACK SAGE

DEERGRASS

PLANT SCHEDULE

BOTANICAL NAME

COMMON NAME

6 CEANOTHUS
THYRSIFLORUS

QQ\NVUV{/&
s . < 21 LUPINUS ALBIFRONS SILVER BUSH LUPINE
e VAR. COLLINUS
a 53 SALVIA MELLIFERA BLACK SAGE
MUHLENBERGIA RIGENS DEERGRASS

25

Plant List

BLUEBLOSSOM
CEANOTHUS

5 GAL.

| GAL.

| GAL.

| GAL.

WUCOL

LOW

LOW

LOW

LOW

REVISIONS
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@ l/4ll — II_OII

LEGEND

1417 sq. ft.
Permeable Pavers

PLANTING NOTES

| . INCORPORATE COMPOST AT A RATE OF AT LEAST 4 CUFT PER 1000 SQFT TO DEPTH
OF &" INTO THE LANDSCAPE AREA

2. A MINIMUM OF A 3" LAYER OF MULCH SHOULD BE APPLIED ON ALL EXPOSED
SURFACES OF PLANTING, EXCEPT IN AREAS OF CREEPING GROUND COVER.

3.ALL PLANTING WILL BE HAND WATERED

| AGREE TO COMPLY WITH THE REQUIREMENTS OF PERSCRIPTIVE COMPLIANCE OPTION
OF MWELO PER APPENDIX D

Signature: Date: 3/5/2026

MWELO Applicant: ARCHITECT :

EDWARD C LOVE ¢ ASSOCIATES
| 16 N CABRILLO HWY

HALF MOON BAY, CA 94019
650.728.7615

edwardclovearch@gmail.com

ART TAFOLLA ¢ ROMY
TRIGGS-SMITH

645 SAN RAMON AVE
MOSS BEACH, CA 94036

PROJECT:

THIS PROJECT DOES INCORPORATE LANDSCAPING EQUAL TO OR LESS THAN 2500 SQFT.

AND WILL BE USING THIS FORM TO IDENTIFY PRECRIPTIVE REQUIREMNTS WHICH WILL BE
INCLUDED AS PART OF THE LANDSCAPES PROJECT.

TOTAL AREA: 1,903 SQFT

TURF AREA : NA

WATER TYPE : POTABLE

NAME OF WATER PURVEYOR: MWSD

| CERTIFY THE ABOVE INFORMATION IS CORRECT AND AGREE TO COMPLY WITH THE
REQUIREMENTS OF MWELO.

SIGNATURE: DATE: 3/6/2026

MWELO Applicant

O
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