
COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE: September 17, 2026 
 
TO: Zoning Hearing Officer 
 
FROM: Planning Staff 
 
SUBJECT: Consideration of an After-the-Fact Coastal Development Permit, Use 

Permit, and Design Review Permit, pursuant to Chapters 8.252, 8.280 and 
8.256 of the San Mateo Ordinance Code, to legalize a two-story 2,250 sq. 
ft. personal storage building on a legal 4,181 sq. ft. parcel located at 155 
California Avenue in the unincorporated Princeton area of San Mateo 
County. The project involves minor grading and no tree removal. The 
Coastal Development Permit is appealable to the California Coastal 
Commission. 

 
 County File Number: PLN2025-00257 (Reynolds/Love) 
 
 
PROPOSAL 
 
The project includes legalizing an existing two-story 2,250-sq. ft. metal storage building 
through an After-the-Fact Coastal Development Permit (CDP), Use Permit, and Design 
Review Permit on a legal 4,181 sq. ft. lot in the unincorporated Princeton area to resolve 
a violation case for the addition of cargo containers built without the benefit of permits, 
VIO2024-00214. The project does not propose any new buildings and legalizes what is 
already built. There is an existing 80 sq. ft. shed in the front yard that should be 
relocated elsewhere on the site to maintain a 4-foot planter strip along the front property 
line as required by condition no. 13 in Attachment A. The site is located at 155 
California Avenue, between California Avenue and Yale Avenue, and is zoned as 
Waterfront/Airport Overlay/Design Review/ Coastal Development (W/AO/DR/CD). There 
are no minimum setback requirements for the Waterfront District (W). 
 
The building will be used for personal storage and will not be open to the public (see 
Attachment D for the stated use by the applicant). 
 
Minimal grading and no tree removal were necessary during the construction of the 
building. The CDP is appealable to the California Coastal Commission as the use 
requires a Use Permit in the Airport Overlay District. 
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RECOMMENDATION 
 
That the Zoning Hearing Officer approve the After-the-Fact Coastal Development 
Permit, Use Permit, and Design Review Permit, County File Number PLN2025-00257, 
by adopting the required findings and conditions of approval in Attachment A. 
 
BACKGROUND 
 
Report Prepared By:  Sonal Aggarwal, Planner III 
 
Applicant:  Edward Love 
 
Owner:  Jeff Mc Reynolds 
 
Public Notification:  Ten-day advanced notification for the hearing was mailed to all 
property owners and residents within 300 feet of the perimeter of the project parcel, and 
a notice for the hearing was posted in a newspaper (San Mateo County Times) of 
general public circulation on September 5, 2026. 
 
Location:  155 California Avenue, Princeton 
 
APN:  047-015-080 
 
Parcel Size:  4,181 sq. ft. 
 
Existing Zoning:  Waterfront/ Airport Overlay/ Design Review/ Coastal Development 
 
General Plan Designation:  General Industrial 
 
Local Coastal Plan Designation:  Industrial 
 
Sphere-of-Influence:  City of Half Moon Bay 
 
Existing Land Use:  Unpermitted cargo container storage building 
 
Water Supply:  Existing water connection from Coastside County Water District 
 
Sewage Disposal:  N/A; Granada Community Services District (GCSD) 
 
Flood Zone:  X (areas of minimal flood hazard). FEMA Community Panel 
06081C0138F; effective date:  August 2, 2017. 
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Environmental Evaluation:  The project is categorically exempt from the California 
Environmental Quality Act (CEQA), pursuant to CEQA Guidelines Section 15303, Class 
3, relating to the construction and location of limited numbers of new, small facilities or 
structures. 
 
Setting:  The site is located between California Avenue and Yale Avenue in the 
unincorporated Princeton-by-the-Sea area. Access to the property is provided from 
California Avenue. The surrounding vicinity includes marine-related uses. 
 
Chronology: 
 
Date  Action 
 
May 20, 1999 - Princeton Amnesty Program permitted one 8-by-40-foot cargo 

container at 155 California Avenue for indoor/outdoor storage 
to support commercial fishing and repair of gears under 
PLN1999-00271. It also allowed various property owners to 
correct outstanding violations. Associated building permit, 
BLD1999-00256, was finaled in July 1999 for 155 California 
Avenue, which also legalized this site. 

 
October 21, 2024 - Violation case, VIO2024-00214, was opened for construction 

of a new two-story cargo container storage building built 
without a permit. The previously approved building under 
BLD1999-00265 was removed in April 2024. 

 
August 5, 2025 - PLN2025-00257 was submitted to legalize a new two-story 

cargo container storage building. 
 
July 14, 2026 - Application deemed complete. 
 
September 17, 2026 - Zoning Hearing Officer meeting. 
 
DISCUSSION 
 
A. KEY ISSUES 
 
 1. Conformance with the County General Plan 
 
  Staff has determined that the project complies with all applicable General 

Plan Policies, including: 
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  a. Visual Quality 
 
   Policy 4.36 (Urban Area Design Concept) seeks to maintain and 

improve upon the appearance and visual character of development in 
urban areas, and to ensure that new development is designed and 
constructed to contribute to the orderly and harmonious development 
of the locality. 

 
   The Princeton area includes a wide range of development that differs 

with regard to quality, building materials, colors, and architectural 
styles. The cargo container building is a corrugated metal building 
painted in shades of gray with white roll-out doors. The building design 
fits the industrial style that exists in Princeton and blends well with the 
overall neighborhood appearance. The project introduces a new 
development into the community that is compatible and 
complementary to the existing mix of architectural styles and is an 
overall improvement to the site and the area. 

 
  b. General Land Use 
 
   Policy 7.15 (Designation of Land Uses) and Policy 7.16 (Land Use 

Objectives for Urban Areas) seek to apply land use designations 
where appropriate to urban areas and establish primary associated 
uses for the land use designations to meet land use objectives for 
urban areas that include revitalization of existing developed areas. 

 
   The project site is in the W Zoning District, which allows an indoor 

storage building, excluding the storing of extremely hazardous 
materials. The project parcel’s land use designation is General 
Industrial, which supports an indoor storage building. 

 
  c. Urban Land Use Policies 
 
   Policy 8.24 (Land Use Compatibility) and Policy 8.36 (Uses) seek to 

ensure that industrial development is compatible with adjacent land 
uses and uses are consistent with the overall land use designation. 

 
   The proposed storage use is compatible with adjacent land uses in the 

surrounding area, which consist of a storage building adjacent to the 
project site, the Half Moon Bay Airport to the north, and other storage 
uses to the south. 
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 2. Conformance with the Local Coastal Program (LCP) 
 
  A Coastal Development Permit is required pursuant to LCP Policies 1.1 

(Coastal Development Permits) and 1.2 (Definition of Development). Staff 
has reviewed the project against the applicable policies of the LCP and has 
summarized the applicable sections to this project below. 

 
  a. Locating and Planning New Development 
 
   Policy 1.4 (Designation of Urban Areas) designates as urban those 

lands shown inside the urban/rural boundary on the Land Use Plan 
Maps. Such areas include Montara, Moss Beach, El Granada, 
Princeton-by-the-Sea, and Miramar. The project site is located in 
Princeton-by-the-Sea, within the urban boundary, and is designated 
for urban use. 

 
   Policy 1.18 (Location of New Development) directs new development 

to existing urban areas in order to:  (1) discourage urban sprawl, (2) 
maximize the efficiency of public facilities, services, and utilities; (3) 
protect and enhance the natural environment; (4) revitalize existing 
developed areas; and (5) concentrate new development in urban 
areas by requiring the “infilling” of existing commercial areas. The 
project site is located in a developed urban area adjacent to 
developed lots. The parcel is within an area served by public water, 
sewer, gas, and electricity. 

 
   Policy 1.19 (Ensure Adequate Public Services and Infrastructure for 

New Development in Urban Areas) prohibits the approval of permits 
for development in the urban area unless it can be demonstrated that 
it will be served with adequate water supplies and wastewater 
treatment facilities. 

 
   A referral was sent to the Coastside County Water District (CCWD) 

and the Granada Community Services District (GCSD). The Coastside 
County Water District confirmed through a letter dated October 6, 
2025, that there is an existing domestic water connection of 5/8-inch 
meter on a 3/4-inch service line allocated to the project site. No 
sanitation facility is proposed with this project. However, staff has 
added conditions from GCSD for any future sanitation facilities on site 
under conditions 37 and 38. 

 
   Policy 1.36 (Half Moon Bay Airport Influence Area Requirements) 

requires development to comply with all relevant Federal Aviation 
Administration (FAA) standards and criteria regarding (1) safety, (2) 
flashing lights, (3) reflective material, (4) land uses which might involve 
large concentration of birds, (5) HVAC exhaust fans, and (6) land uses 
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which may generate electrical or electronic interference with aircraft 
communications and/or instruments. According to the City/County 
Association of Governments of San Mateo County (C/CAG) Airport 
Land Use Compatibility Plan (ALUCP) for the Half Moon Bay Airport, 
the project site is in the Half Moon Bay Airport safety Zone 2, Inner 
Approach/Departure Zone (IADZ). The project was found to be in 
compliance with the Safety Criteria Matrix found in Table 4B of the 
ALUCP, including not exceeding the 35-foot height threshold that 
would trigger an airspace review. The proposed building is 25 feet, 3 
inches in height, and it complies. 

 
  b. Visual Resources 
 
   Policy 8.13 (Special Design Guidelines for Coastal Communities) 

encourages industrial development in the Princeton-by-the-Sea area 
to employ architectural detailing, subdued colors, textured building 
materials, and landscaping to add visual interest and soften the harsh 
lines of standard or stock building forms normally used in industrial 
districts. The existing building is a metal building with outdoor wall-
mounted lights that are dark sky-compliant. The building is painted in 
shades of gray. The project proposes 4-foot-wide landscaped planters 
in front of the site along California Avenue. Also, see staff’s response 
in Section A.1.a. (Visual Quality) above. 

 
  c. Hazards 
 
   Policy 9.1 (Definition of Hazard Areas) defines hazardous areas as 

fault zones and land subject to dangers from liquefaction and other 
severe seismic impacts, unstable slopes, landslides, coastal cliff 
instability, flooding, tsunamis, fire, and steep slopes (over 30%). The 
project site is mapped as being within the tsunami and seiche 
inundation area and will require review by the Geotechnical Section 
before approval of the building permit. 

 
   Policy 9.3 (Regulation of Geologic Hazard Areas) requires the 

application of certain regulations of the Resource Management Zoning 
Ordinance to designated hazard areas. The proposed project has 
been found to be compliant with the “Hazards to Public Safety Criteria” 
contained in Section 8.292.090 and the “Tsunami Inundation Area 
Criteria” contained in Section 8.292.200 of the San Mateo County 
Ordinance Code as the project proposes a low-intensity personal 
storage use fully contained on private property and will not involve the 
storing of hazardous substances. 
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 3. Conformance with the Zoning Regulations 
 
  The project is located in the W District. Indoor storage of goods, excluding 

extremely hazardous materials, is allowed in the W District. 
 
  a. Development Standards:  The following analyses detail the project’s 

compliance with relevant development standards of the W District. 
There is no maximum floor area ratio or minimum setbacks for the W 
District. 

 
   Building sites which have a lot area of less than 5,000 sq. ft., or a 

width less than 50 feet, may be developed, subject to the following 
findings and standards: 

 
   (1) Legal Parcel:  The project parcel is considered a legal parcel via 

the issuance of a building permit, BLD1999-00256, for marine 
storage in 1999. 

 
   (2) Lot Coverage:  Not more than 50% of the building site shall be 

covered by buildings. The proposed lot coverage of the site is 
1,697 sq. ft., which is 40.6% of the site. 

 
   (3) Building Height:  The maximum building height shall be 30 feet, 

measured from finished grade to the highest point of the roof. 
The proposed building height is 25 feet, 3 inches. 

 
   Landscaping:  Landscaping must be provided in parking areas in 

accordance with Section 8.98.040. 7. of the San Mateo Ordinance 
Code. Section 8.344.050.4 requires that a planter or landscaped area 
of at least 4 feet wide shall be provided adjacent to all street rights-of-
way. Not more than 30% of the planter or landscaped area may be 
covered with hard surfaces such as gravel, landscaping rock, 
concrete, or other impervious materials. The project proposes 4-foot-
wide landscaped planters adjacent to California Avenue. The 
minimum live landscaping requirement is included as condition of 
approval no. 15. 

 
   Parking.  All uses not enumerated in Section 8.56 “Parking Spaces 

Required” which are permitted in the “M” Districts shall provide no less 
than one space for each 2,000 sq. ft. of floor area. Therefore, as the 
proposed building is 2,250 sq. ft in size, a minimum of two on-site 
parking spaces is required. The project will be required to show two 
on-site parking spaces on the plans submitted for the building permit. 
Condition no. 7 was added to satisfy this requirement. 
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  b. Performance Standards:  Uses within the W District are subject to a 
series of performance standards. The following analysis details the 
project’s compliance with relevant performance standards of the W 
District. 

 
   Noise.  No use will be permitted, which exceeds the following sound 

levels more than 30 minutes in any hour: 60 dBA from 7:00 a.m. to 
10:00 p.m. or 55 dBA from 10:00 p.m. to 7:00 a.m. Given the 
proposed use of personal storage space, the use will not exceed the 
noise performance standard of the W District. 

 
   Lighting.  All lighting, exterior and interior must be designed and 

located so as to confine direct rays to the premises. External lighting 
proposed includes three wall-mounted lights which will be dark sky 
compliant and adhere to the lighting performance standards, per 
Condition 8. 

 
  c. Airport Overlay:  The project parcel is located within the Airport 

Overlay (A-O) District, which is intended to provide a margin of safety 
at the ends of the nearby Half Moon Bay Airport runways by limiting 
the concentration of people where hazards from aircraft are 
considered to be the greatest. The A-O District allows no more than 
three persons to occupy a site at any one time, and requires all uses 
permittable in the underlying zoning district to obtain a Use Permit and 
to demonstrate through an acoustical analysis that construction has 
been designed to comply with the following standard: Interior 
community noise equivalent levels (CNEL) with windows closed, 
attributable to exterior sources shall not exceed an annual CNEL of 55 
dBA. 

 
   The applicant’s proposed use as personal storage is a very low 

intensity use and will not generate more than three persons on the 
site at any one time. Staff has added condition 5 for this intensity 
limitation. Additionally, the subject application includes a Use Permit 
as required by the A-O District. Furthermore, the applicant has 
submitted an acoustical study, dated July 10, 2026, which shows the 
site lies just within the 60 dBA ambient noise contours due to traffic 
noise along highways, arterials, and local streets. The exterior noise 
sources in the project vicinity are estimated at approximately 63 dBA. 
However, the building walls are expected to provide 15 dBA noise 
reduction, and therefore, the interior ambient noise levels from traffic 
and aircraft are expected to be not more than 48 dBA. 
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 4. Use Permit 
 
  Chapter 8.280 of the San Mateo Ordinance Code requires that, in order to 

grant the use permit as applied for or conditioned, the findings of the 
[Planning Commission] must include that the establishment, maintenance, 
and/or conducting of the use will not, under the circumstances of the 
particular case, result in a significant adverse impact to coastal resources, 
or be detrimental to the public welfare or injurious to property or 
improvements in said neighborhood.  

 
                   The project is located in a developed urban area adjacent to developed lots 

where access and utility services are available, is not in an environmentally 
sensitive area, and coastal views will not be affected. In addition, the 
building design fits the industrial style that exists in Princeton and will blend 
well with the overall community appearance. The project is a new low-
intensity development that is compatible and complementary to the existing 
mix of architectural styles in the neighborhood. The project, as proposed 
and conditioned, conforms with all applicable zoning development 
standards, parking requirements, and design review standards. 

 
 5. Conformance with Design Review Standards 
 
  The proposed project is in the DR Zoning District and has been reviewed 

against the applicable design standards contained in Section 8.256.170 
“Standards for Design in Other Areas” of the San Mateo County Ordinance 
Code. The project, as proposed and conditioned, has been found to be 
compliant with all applicable design standards. No review by the Coastside 
Design Review Committee was required as the project proposes no 
residential development. 

 
  Section 8.256.170.E. Trees and other vegetative land cover are removed 

only where necessary for the construction of structures or paved areas in 
order to reduce erosion and impacts on natural drainage channels and 
maintain surface runoff at acceptable levels. 

 
  There are no trees, no streams or other natural drainage systems on the 

project site. Stormwater runoff will be contained through an onsite 
infiltration-based retention feature. 

 
  Section 8.256.170.L. The design of the structure is appropriate to the use of 

the property and is in harmony with the shape, size, and scale of adjacent 
building in the community. 

 
  See staff’s response to Section A.1.a. (Visual Quality) above. 

 



10 

B. REVIEW BY THE CALIFORNIA COASTAL COMMISSION AND MIDCOAST 
COMMUNITY COUNCIL 

 
 The project was referred to the California Coastal Commission and Midcoast 

Community Council. No comments were received by the California Coastal 
Commission or Midcoast Community Council. 

 
C. ENVIRONMENTAL REVIEW 
 
 The project is categorically exempt from the California Environmental Quality Act 

(CEQA), pursuant to CEQA Guidelines Section 15303, Class 3, relating to the 
construction and location of limited numbers of new, small facilities or structures. 
The project is a 2,250-sq. ft. storage building in an urbanized area zoned for the 
proposed use, proposes less than 10,000 sq. ft. in floor area, does not involve the 
storage of hazardous substances or fueling of boats on site, all necessary public 
services and facilities are available, and the surrounding area is not 
environmentally sensitive. 

 
D. REVIEWING AGENCIES 
 
 Drainage Section 
 California Coastal Commission 
 Coastside County Water District 
 Coastside Fire Protection District 
 Granada Community Services District 
 Midcoast Community Council 
 Department of Public Works 
 
ATTACHMENTS 
 
A. Recommended Findings and Conditions of Approval 
B. Location Map 
C. Project Plans 
D. Project Narrative 
E. Acoustical Analysis dated July 10, 2026 
F. Pictures of the site visit, September 1, 2026 
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Attachment A 
 

County of San Mateo 
Planning and Building Department 

 
RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL 

 
 
Project File Number:  PLN2025-00257 Hearing Date:  September 17, 2026 
 
Prepared By:  Sonal Aggarwal, Planner III For Adoption By:  Zoning Hearing Officer 
 
 
RECOMMENDED FINDINGS 
 
Regarding the Environmental Review, Find: 
 
1. That the project is categorically exempt from the California Environmental Quality 

Act (CEQA), pursuant to CEQA Guidelines Section 15303, Class 3, relating to the 
construction and location of limited numbers of new, small facilities or structures. 
The project is a 2,250-square foot storage building. The project is in an urbanized 
area and zoned for the proposed use, is less than 10,000 sq. ft. in floor area, does 
not involve the storage of hazardous substances, it received conditional approval 
from service providers, and the surrounding area is not environmentally sensitive. 

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

required by Section 8.252.080 and as conditioned in accordance with Section 
8.252.160 conforms with the plans, policies, requirements, and standards of the 
San Mateo County Local Coastal Program (LCP) with regard to the Locating and 
Planning New Development, Visual Resources and Hazards components. See 
Section A.2 of the staff report dated September 17, 2026, for the supporting 
analysis demonstrating conformance with the Local Coastal Program. 

 
3. That the project is not subject to public access and public recreation policies of 

Chapter 3 of the Coastal Act of 1976 (commencing with Section 30200 of the 
Public Resources Code) since the project is not located between the nearest 
public road and the sea, or the shoreline of the Pescadero Marsh. 

 
4. That the project conforms to the specific findings required by policies of the San 

Mateo County LCP as discussed in Section A.2 of the staff report dated 
September 17, 2026. 

 



12 

Regarding the Use Permit, Find: 
 
5. That the establishment, maintenance and/or conducting of the use will not, under 

the circumstances of the particular case, result in a significant adverse impact to 
coastal resources, or be detrimental to the public welfare or injurious to property 
or improvements in said neighborhood. The parcel contains no vegetation, and no 
streams or other natural drainage systems. The project is located in a developed 
urban area adjacent to developed lots where access and utility services are 
available, is not in an environmentally sensitive area, and coastal views will not be 
affected. In addition, the building design fits the industrial style that exists in 
Princeton and will blend well with the overall neighborhood appearance. The 
project introduces a new low-intensity development into the community that is 
compatible and complementary to the existing mix of architectural styles and will 
be an overall improvement to the site and the area. The project, as proposed and 
conditioned, conforms with all applicable zoning development standards, parking 
requirements, and design review standards. 

 
Regarding the Design Review Permit, Find: 
 
6. The project, as conditioned, conforms to the standards and guidelines for design 

review applicable to the location of the project and achieves the overall objectives 
for the establishment and purpose of the design review district. The proposed 
design and materials are appropriate based upon the suitability of the building 
use, and the design elements of the building are harmonious and proportionate to 
the parcel and neighboring development. See Section A.5 of the staff report dated 
September 17, 2026, for the supporting analysis demonstrating conformance with 
the Design Review Standards. 

 
RECOMMENDED CONDITIONS OF APPROVAL 
 
Current Planning Section 
 
1. This approval applies only to the proposal, documents, and plans described in this 

report, and submitted to and approved by the Zoning Hearing Officer on 
September 17, 2026. Modifications beyond those approved by the Zoning 
Hearing Officer will be subject to review and approval by the Director of Planning 
and Building and may require review at a public hearing. Minor modifications that 
are largely consistent with this approval may be approved at the discretion of the 
Director of Planning and Building. 

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

approvals shall be valid for five years from the date of final approval in which time 
a building permit shall be applied and issued, and a completed building inspection 
(to the satisfaction of the Building Inspector) shall have occurred within 180 days 
of its issuance. Any extension to these permits shall require submittal of a request 
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for permit extension and payment of applicable extension fees, no less than 60 
days prior to expiration. 

 
3. A copy of the decision letter shall be included in the first few sheets of the plans 

submitted for a building permit. 
 
4. No repair of autos, trucks, trailers, RVs or other similar things are allowed. 
 
5. No more than three people may occupy the property at any one time, as limited by 

the Airport Overlay District. 
 
6. No further site disturbance shall occur until a valid building permit to legalize the 

work has been issued. 
 
7. A minimum of two on-site parking spaces shall be shown on the plans submitted 

for the building permit including any required ADA (Americans with Disabilities 
Act) compliant space as required by the Building Official. 

 
8. All exterior lighting shall be located so as to confine direct rays to the subject 

property and prevent glare in the surrounding area. Please submit design 
manufacturer’s “cut sheets” with the building permit application prior to the 
issuance of a building permit. Prior to Planning final of the building permit for this 
project, the applicant shall submit photos verifying compliance with this condition. 

 
9. Any new utilities shall be located underground from the nearest existing pole. No 

new poles are permitted to be installed. 
 
10. The existing exterior building colors and materials are approved and shall be 

maintained in good condition. Any repairs or repainting shall be of like colors and 
materials and shall be submitted to the Planning Division at the time of application 
for a building permit. Approved colors and materials shall be confirmed prior to a 
final inspection for the building permit. 
 

11. The existing rear doors of the containers shall be repainted to match the gray 
color of the front doors. 

 
12. Any signage shall require separate approval by the Planning and Building 

Department prior to installation. 
 
13. The existing shed located along the front property line shall be moved elsewhere 

on the site to provide a 4-foot planter strip along the front property line. The 
applicant shall apply for a building permit for this relocation and for any utilities in 
the shed. 

 
14. A planter or landscaped area of at least 4 feet wide shall be provided adjacent to 

all street rights-of-way. Not more than 30% of the planter or landscaped area may 
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be covered with hard surfaces such as gravel, landscaping rock, concrete, or 
other impervious materials. 

 
15. Landscaping plans, including size, species, and location, for all proposed 

landscaping shall be submitted as part of the building permit for review and 
approval. Prior to building inspection final and certificate of occupancy, the 
Planning Division shall verify that the approved landscaping has been installed. 

 
16. All approved landscaping shall be maintained in a healthy condition for the life of 

the use. Any dead or dying landscape shall be removed and replaced with the 
same or similar species. 

 
17. The approved use shall maintain compliance with the noise, odor, lighting, and 

vibration standards of the Waterfront District. 
 
18. The applicant shall adhere to Best Management Practices for erosion and 

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

 
 a. Stabilizing any denuded areas and maintaining erosion control measures 

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

 
 b. Storing, handling, and disposing of construction materials and wastes 

properly, so as to prevent their contact with stormwater. 
 
 c. Controlling and preventing the discharge of all potential pollutants, including 

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

 
 d. Using sediment controls or filtration to remove sediment when dewatering 

the site and obtaining all necessary permits. 
 
 e. Avoiding cleaning, fueling, or maintaining vehicles on-site, except in a 

designated area where wash water is contained and treated. 
 
 f. Delineating with field markers clearing limits, easements, setbacks, sensitive 

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

 h. Performing earth-moving or ground disturbing activities only during dry 
weather. 

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

polluted runoff. 
 
 j. Limiting construction access routes and stabilizing designated access 

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

areas and sidewalks using dry sweeping methods. 
 
 l. The contractor shall train and provide instructions to all employees and 

subcontractors regarding the construction best management practices. 
 
19. To reduce the impact of construction activities on neighboring properties and/or 

the public roadways, comply with the following: 
 
 a. All debris shall be contained on-site; a dumpster or trash bin shall be 

provided on-site during construction to prevent debris from blowing onto 
adjacent properties. The applicant shall monitor the site to ensure that trash 
is picked up and appropriately disposed of daily. 

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

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

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

through traffic along any public right-of-way. All construction vehicles shall 
be parked on-site outside of any public right-of-way. There shall be no 
storage of construction vehicles, equipment, or materials in any public right-
of-way or shared driveway. 

 
20. The applicant shall ensure that during construction, noise, light, dust, odor, and 

other interference with persons and property off the development site is 
minimized. 

 
21. Noise sources associated with demolition, construction, repair, remodeling, or 

grading of any real property shall be limited to the hours from 7:00 a.m. to 6:00 
p.m. weekdays and 9:00 a.m. to 5:00 p.m. Saturdays. Said activities are 
prohibited on Sundays, Thanksgiving, and Christmas (San Mateo County 
Ordinance Code Section 4.88.360). 
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Building Inspection Section 
 
22. A building permit shall be applied for and issued to legalize the completed work, 

and for any other future work to the building. 
 
23. The project shall comply with all requirements of the California Building Code, 

including compliance with all accessibility requirements of the Americans with 
Disabilities Act as applicable. 

 
Drainage Section 
 
24. The 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 permit, 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. 

 
25. A final C.3 and C.6 Development Review Checklist, a final drainage plan, and a 

drainage analysis/drainage report/prescriptive sizing handout shall be submitted 
with the building permit. 

 
26. The project shall demonstrate how it meets the County’s Peak Flow and Volume 

Requirement of collecting stormwater runoff on-site from a 10-year, 1-hour storm 
event. The Combination Flow and Volume calculation is a separate calculation 
from the 10-year, 1-hour storm event calculation and is not a drainage report. 

 
27. The project shall ensure all stormwater collection facilities are a minimum of 5 feet 

from property lines, a minimum of 10 feet from foundations, and a minimum of 2 
feet from utilities. 

 
28. The project shall comply with the San Mateo County Drainage Manual, C.3 

Regulated Projects Guide, and the Green Infrastructure Design Guide. 
 
29. The project shall demonstrate how the stormwater management facility drains 

within 3 days. 
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30. If the project creates and replaces 5,000 sq. ft. or more of impervious surface 
between the on-site and off-site, the project shall be subject to and comply with 
Provision C.3 of the State Water Board Municipal Regional Permit. 

 
31. Plans shall provide details of the gravel surface. The details shall contain 

information that specifies any compaction of the gravel and any compaction of the 
soil underneath the gravel. The gravel shall be considered impervious if 
compaction of gravel or soil is more than 90 percent. 

 
32. Consistent plans shall be provided between different sheets and documents. 
 
33. Advisory Condition:  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. 

 
Geotechnical Section 
 
34. A geotechnical report shall be required at the building permit stage. 
 
Department of Public Works 
 
35. No construction is allowed within the County Right-of-Way until an encroachment 

permit is issued, including review of any plans. The applicant shall contact the 
Department of Public Works Inspector 48 hours prior to commencing work in the 
right-of-way. 

 
36. 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. 

 
Granada Community Services District (District) 
 
37. No new bathrooms or sewer service requirements were shown under this permit. 

However, a sewer mainline is available to serve the site. For any new connection, 
a Sewer Connection Permit from the District shall be obtained. The applicant can 
submit a sewer permit application after securing Planning approval for any 
proposed connection. For guidance on obtaining the application form, the 
applicant should contact the District’s office at 650/726-7093 or 
gcsdadmin@granada.ca.gov. 

 
38. For application, the applicant shall include construction plans that detail all 

necessary sewer lines, including laterals, mainline, appurtenances, manholes, 
cleanouts, and backflow devices. The specifications shall conform to District 
standards and include the relevant District detailed drawings. Once the District 
receives the Building Department Pick-Up Notice and the relevant permit fees, the 
sewer connection permit shall be issued over the counter. 

https://planning.smcgov.org/drainage-manual
mailto:gcsdadmin@granada.ca.gov
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Coastside County Water District 
 
39. The project is required to comply with Coastside County Water District’s 

regulations on water service and metering. The Coastside County Water District 
performs inspections to verify compliance with all District regulations during 
construction and a final inspection when construction is complete. There is an 
existing domestic water service applicable for this site. The size of the meter is 
5/8-inch on a 3/4-inch service line. 

 
40. Please note that the Coastside County Water District does not allow passive 

purge systems to be installed on fire protection services. Fire protection services 
are authorized for the sole purpose of fire protection, and there shall be no cross 
connections. Approved backflow protection is required on fire services per 
Coastside County Water District’s Program and Plan. 

 
41. Approved backflow prevention assemblies shall be installed on all water services, 

including fire per Coastside County Warer District’s Program and Plan. 
 
42. At the time of building permit application, a full set of the most recent plans and 

drawings for the project, (fire sprinkler, architectural, plumbing, mechanical, green 
building, structural, civil, utility, and landscape/irrigation) must be submitted to the 
District for review and approval. Existing and new utilities must be clearly marked 
on the drawings. 

 
43. The District requires the completion and submittal of a water demand worksheet 

and a water efficiency checklist provided by Coastside County Water District. 
 
Coastside Fire Protection District 
 
44. Identify the occupancy type and use on plans for the building permit. 
 
45. Address Numbers:  Building identification shall be conspicuously posted and 

visible from the street. (TEMPORARY ADDRESS NUMBERS SHALL BE 
POSTED PRIOR TOCOMBUSTIBLES BEING PLACED ON SITE). The 
letters/numerals for permanent address numbers shall be of 6-inch height with a 
minimum 1/2-inch stroke and of a color, which is contrasting with the background. 
Such letter/numerals shall be illuminated and facing the direction of access. 

 
Distance from Road  Address No. Size 

 
0-50 feet     6-inch 
50-100 feet    8-inch 
100-150 feet    10-inch 
150+ feet     12-inch 

 
with corresponding increase in stroke. 
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46. Address numbers and directional signs may be required at the entrance to the 
driveway/access road, road forks, and intersections. When located on the street, 
the numbers shall be visible from each direction of travel. This remote signage 
shall consist of a 6-inch by 18-inch green reflective metal sign with 3-inch 
reflective Numbers/ Letters similar to Hy-Ko911 or equivalent. 

 
47. Automatic Fire Sprinkler System:  The proposed project must be equipped with an 

approved NFPA 13 system per Coastside Fire Protection District. You will not be 
issued a building permit until fire sprinkler plans are received, reviewed and 
approved by the fire district. If you have not already done so, please submit the 
required plans to the San Mateo County Building Division. Please be advised that 
the sprinkler system design shall be based on an at least Ordinary Hazard or 
higher classification based on stored commodity. Please submit plans showing 
the location of all required fire sprinkler hardware to the San Mateo County 
Building Division. 

 
48. Emergency Building Access:  The proposed project will require the installation of 

“Knox Boxes”. These emergency key boxes are required when access to or within 
a structure or an area is unduly difficult because of secured openings or where 
immediate access is necessary for life-saving or fire-fighting purposes. The Chief 
will determine the location for the key box and provide an authorized order form. 
All security gate systems controlling vehicular access shall be equipped with a 
“Knox”; key operated emergency entry device. For application and instructions 
please email cfpdfiremarshal@fire.ca.gov if you need further assistance. 

 
49. Fire Alarm System:  This project is required to have installed an approved NFPA 

72 Fire Alarm System. The system is to monitor any flow through the required 
automatic fire sprinkler system and any fire sprinkler valve tamper. Specify if this 
will be a central or remote station. Ten or more heads will require a central 
monitoring station per Coastside Fire Protection District Ordinance. 

 
50. Fire Extinguishers:  There must be at least one 2A10BC fire extinguisher for each 

1,500 sq. ft., travel distance not to exceed 75 feet, with at least one extinguisher 
per floor per Title 19, California Code of Regulations. Show location of 
extinguishers on plans. 

 
51. Exiting shall comply with Chapter 10 of the CFC. 
 
52. Provide penetration protection in all membranes through fire-rated assemblies 

(i.e., dampers, fire caulking). 
 
53. Fire Alarm systems that meet NFPA 72 will be required under a separate permit. 
 

mailto:cfpdfiremarshal@fire.ca.gov
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54. A Certificate of Completion for the fire sprinkler system is required at final. 
 
55. A Certificate of Completion for fire alarm is required at final. 
 
56. A Certificate of Completion for underground is required at final. 
 
57. A current 5-year Certification for the fire sprinklers and fire alarm is required at 

final. 
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Zone Type: Zone 2 (IADZ), Surface: TSS, 
Departure, Approach, Transitional. Tsunami and 
Seiche Inundation Area Coastside Fire Protection 
District Coastside County Water District Granada 
Sanitary District

1

GENERAL NOTES:
- NO USE MAY BE CONDUCTED IN A MANNER WHICH, IN THE DETERMINATION OF THE 
PLANNING DIRECTOR, DOES NOT MEET THE PERFORMANCE STANDARDS BELOW. 
MEASUREMENT, OBSERVATION, OR OTHER MEANS OF DETERMINATION SHALL BE 
MADE AT THE LIMITS OF THE PROPERTY, UNLESS OTHERWISE SPECIFIED. 
(SECTION 6289.1 SMCZR)
1. NOISE. NO USE WILL BE PERMITTED WHICH EXCEEDS THE FOLLOWING SOUND 
LEVELS MORE THAN THIRTY MINUTES IN ANY HOUR: 

2. ODOR. NO USE WILL BE PERMITTED WHICH EMITS AN ODOR OR AIR POLLUTANT, 
DETECTABLE WITHOUT INSTRUMENTS, BEYOND THE BOUNDARIES OF THE 
“WATERFRONT” DISTRICT. 
3.LIGHTING. ALL LIGHTING, EXTERIOR AND INTERIOR, MUST BE DESIGNED AND 
LOCATED SO AS TO CONFINE DIRECT RAYS TO THE PREMISES. 
4. VIBRATION. NO USE WILL BE PERMITTED WHICH CAUSES VIBRATION PERCEPTIBLE 
WITHOUT INSTRUMENTS ON ADJOINING PROPERTY, EXCEPT FOR TEMPORARY 
CONSTRUCTION OPERATIONS.
5. NO HAZARDOUS MATERIALS TO BE STORED ONSITE

1

FIRE PROTECTION NOTES:

1. TEMPORARY ADRESS NUMBERS SHALL BE POSTED PRIOR TO COMBUSTABLES 
BEING PLACED ON SITE
2. “KNOX BOXES” OR EMERGENCY KEY BOXES ARE REQUIRED FOR LIFE SAVING OR 
FIRE-FIGHTING PURPOSES. THE CHIEF WILL DETERMINE THE LOCATION FOR THE KEY 
BOX AND PROVIDE AN AUTHORIZED ORDER FORM.
3.THIS PROJECT IS SHALL HAVE AN APPROVED NFPA 72 FIRE ALARM SYSTEM 
INSTALLED THROUGHOUT.
4. OCCUPANCY LOAD SIGNS SHALL BE POSTED WHERE REQUIRED BY 2022 CFC 
CHAPTER 10.
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Smoke Detectors

As per the California Building Code, State Fire Marshal regulations, and Coastside Fire District Ordinance 
2022-03, the applicant is required to install State Fire Marshal approved and listed smoke detectors which are 
hard wired, interconnected, and have battery backup. These detectors are required to be placed in each new and 
reconditioned sleeping room and at a point centrally located in the corridor or area giving access to each separate 
sleeping area. In existing sleeping rooms, areas may have battery powered smoke alarms. A minimum of one 
detector shall be placed on each floor. Smoke detectors shall be tested and approved prior to the building final. 
Date of installation must be added to exterior of the smoke alarm and will be checked at final.

Smoke alarm/detector are to be hard wired, interconnected, or with battery back up. Smoke alarms to be installed 
per manufacturers instruction and NFPA 72.

Windows

Escape or rescue windows shall have a minimum net clear openable area of 5.7 square ft (sqft), 5.0 sqft allowed 
at grade. The minimum net clear openable height dimension shall be 24 inches. The net clear openable width 
dimension shall be 20 inches. Finished sill height shall not be more than 44 inches above the finished floor (CFC 
1030).

Address Markers

New residential buildings shall have internally illuminated address numbers contrasting with the background so as 
to be seen from the public way fronting the building. The letters/numerals for permanent address signs shall be 6 
inches in height with a minimum of 1/2 inch stroke. Residential address numbers shall be at least six feet above 
the finished surface of the driveway. Where buildings are located remotely to the public roadway, an additional 
signage at the driveway/roadway entrance leading to the building and/or on each individual building shall be 
required by the Coastside Fire District. This remote signage shall consist of a 6 inch by 18 inch green reflective 
metal sign with 3 inch reflective numbers/letters similar to Hy-Ko 911 or equivalent. (TEMPORARY ADDRESS 
NUMBERS SHALL BE POSTED PRIOR TO COMBUSTIBLES BEING PLACED ON SITE).

Roofing

As per Coastside Fire District Ordinance 2022-03, the roof covering of every new building or structure, and 
materials applied as part of a roof covering assembly, shall have a minimum fire rating of Class "B" or higher as 
defined in the current addition of the California Building Code.

Vegetation Management (LRA)

The Coastside Fire District Ordinance 2022-03, the 2022 California Fire Code 304.1.2:

A fuel break of defensible space shall is required around the perimeter of all structures to a distance of not less 
than 30 feet and may be required to a distance of 100 feet or to the property line. this is neither a requirement nor 
an authorization for the removal of living trees.

Trees located within the defensible space shall be pruned to remove dead and dying portions, and limbed up 6 
feet above the ground. New trees planted in the defensible space shall be located no closer than 10 feet to 
adjacent trees when fully grown or at maturity.

Remove that portion of any existing trees, which extends within 10 feet of the outlet of a chimney or stovepipe or is 
within 5 feet of any structure. Maintain any tree adjacent to or overhanging a building free of dead or dying wood.

Fire Access Roads

The applicant must have a maintained asphalt surface road for ingress and egress of fire apparatus. The city of 
Half Moon Bay Department of Public Works, San Mateo County Department of Public Works, the Coastside Fire 
District Ordinance 2022-03, and the California Fire Code shall set road standards. As per the 2022 CFC, Dead-
end roads exceeding 150 feet shall be provided with a turnaround in accordance with Coastside Fire District 
specifications. As per the 2022 CFC, Section Appendix D, road width shall not be less than 20 feet. Fire access 
roads shall be installed and made serviceable prior to combustibles being placed of the project site and 
maintained during construction. Approved signs and painted curbs or lines shall be provided and maintained to 
identify fire access roads and state the prohibition of their obstruction. If the road width does not allow parking on 
the street (20 foot road) and on-street parking is desired, an additional improved area shall be developed for that 
use.

Fire Hydrant

As per 2022 CFC, Appendix B and C, a fire district approved fire hydrant (Clow 960) must be located within 500 
feet of the proposed single-family dwelling unit measured by way of drivable access. As per 2022 CFC, Appendix 
B the hydrant must produce a minimum fire flow of 500 gallons per minute at 20 pounds per square inch residual 
pressure for 2 hours. Contact the local water purveyor for water flow details.

Automatic Fire Sprinkler System (Fire Sprinkler plans will require a separate permit)

As per San Mateo County Building Standards and Coastside Fire District Ordinance 2022-03, the applicant is 
required to install an automatic fire sprinkler system throughout the proposed or improved dwelling and garage. All 
attic access locations will be provided with a pilot head on metal upright. Sprinkler coverage shall be provided 
throughout the residence to include all bathrooms, garages, and any area used for storage. The only exception is 
small linen closets less than 24 square feet with full depth shelving. The plans for this system must be submitted 
to the San Mateo County Planning and Building Division or the City of HMB. A building permit will not be issued 
until plans are received, reviewed, and approved. Upon submission of plans, the County or City will forward a 
complete set to the Coastside Fire District for review.

Installation of underground sprinkler pipe shall be flushed and visually inspected by Fire District prior to hook-up to 
riser. Any soldered fittings must be pressure tested with trench open. Please call Coastside Fire District to 
schedule an inspection. Fees shall be paid prior to plan review.

An exterior bell and interior horn/strobe are required to be wired into the required flow switch on your fire sprinkler 
system. The bell, horn/strobe, and flow switch, along with the garage door opener, are to be wired into a separate 
circuit breaker at the main electrical panel and labeled.

Solar Photovoltaic Systems

These systems shall meet the requirements of the 2022 CFC Section 605.11.

GENERAL NOTES

1. BEFORE SUBMITTING A PROPOSAL FOR THIS WORK, THE BIDDER SHALL VISIT THE SITE AND LEARN THE 
EXISTING CONDITIONS.  HE SHALL EXAMINE THE PLANS AND SPECIFICATIONS AND BASE HIS BID ON THEM.  
DURING CONSTRUCTION, NO CHANGES FROM PLANS AND SPECIFICATIONS SHALL BE MADE WITHOUT WRITTEN 
CONSENT OF THE ARCHITECT AND OWNER.  STRUCTURAL CHANGES MUST BE APPROVED BY THE ARCHITECT 
AND STRUCTURAL ENGINEER.

2. THE GENERAL CONTRACTOR (G.C.) SHALL OBTAIN AND PAY FOR ALL PERMITS (EXCEPT THOSE PAID FOR BY 
THE OWNER) AND LICENSES AND SHALL GIVE ALL NOTICES.  THE G.C. IS REQUIRED TO COMPLY WITH ALL 
CURRENT CODES, ORDINANCES, & REGULATIONS RELATED TO THIS PROJECT.  ANY CONFLICT BETWEEN 
DRAWINGS, SPECIFICATIONS AND ORDINANCES SHALL BE IMMEDIATELY REFERRED TO THE ARCHITECT IN 
WRITING. THE G.C. FOR THIS WORK SHALL BE CURRENTLY LICENSED BY THE STATE OF CALIFORNIA. THE 
EMPLOYEES AND SUBCONTRACTORS USED BY THE G.C. TO CONSTRUCT AND FINISH THE WORK SHOWN ON THE 
PLANS MUST ALL BE SKILLED WORKMEN UNDER THE DIRECTIONS OF A COMPETENT FOREMAN. THE G.C. SHALL 
CONTINUOUSLY MAINTAIN ADEQUATE PROTECTION OF ALL WORK FROM DAMAGE AND SHALL PROTECT THE 
OWNER'S PROPERTY AND ADJACENT PROPERTY FROM INJURY, DAMAGE, OR LOSS ARISING FROM THIS 
CONTRACT. SALES TAX SHALL BE PAID BY THE G.C. AND INCLUDED IN THE BID.

3. THE G.C. SHALL, AT ALL TIMES, KEEP THE PREMISES AND STREETS FREE OF WASTE AND RUBBISH CAUSED 
BY THE WORK, AND AT COMPLETION, SHALL REMOVE ALL RUBBISH, SURPLUS MATERIALS AND EQUIPMENT AND 
LEAVE THE WORK 'BROOM CLEAN'. THE G.C. SHALL VERIFY THE LOCATION OF ALL EXISTING UNDERGROUND 
UTILITIES PRIOR TO EXCAVATION  AND SHALL MAINTAIN, KEEP IN SERVICE, AND PROTECT AGAINST DAMAGE, ALL 
EXISTING UTILITIES AND CITY SERVICES DURING CONSTRUCTION. ANY EXISTING UTILITIES TO BE ABANDONED 
SHALL BE PROPERLY DISCONNECTED, PLUGGED, OR CAPPED AS REQUIRED BY CODE AND/OR SOUND 
CONSTRUCTION PRACTICES. G.C. TO PROVIDE AN OPERATION AND MAINTENANCE MANUAL WILL BE PROVIDED TO 
OCCUPANT OR OWNER PER SECTION 4.410.1.

4. THE OWNER MAY ORDER EXTRA WORK OR MAKE CHANGES BY ALTERING, ADDING TO, OR DEDUCTING 
FROM THE WORK.  THE CONTRACT SUM SHALL BE ADJUSTED ACCORDINGLY AND ADEQUATE RECORDS SHALL BE 
KEPT BY THE G.C. TO SUBSTANTIATE ANY ADDITIONAL CHARGES.  ALL SUCH WORK SHALL BE EXECUTED UNDER 
THE CONDITIONS OF THE ORIGINAL CONTRACT DOCUMENTS.

5. THE OWNER SHALL NOT BE LIABLE OR RESPONSIBLE FOR ANY ACCIDENT, LOSS, INJURY, OR DAMAGES 
HAPPENING OR ACCRUING DURING THE TERM OF THE PERFORMANCE OF THE WORK AND IN CONNECTION 
THEREWITH, TO PERSONS AND/OR PROPERTY.  THE G.C. SHALL HAVE IN FULL FORCE AND EFFECT DURING THE 
LIFE OF THIS CONTRACT, FULL COVERAGE LIABILITY AND WORKMEN'S COMPENSATION INSURANCE, WHICH 
SHALL COMPLY WITH CALIFORNIA LAWS AND WILL NOT BE CANCELED OR CHANGED DURING THE TERM OF THIS 
CONTRACT WITHOUT NOTICE BEING GIVEN TO THE OWNER, AND SHALL REQUIRE ALL INTERMEDIATE AND 
SUBCONTRACTORS TO TAKE OUT AND MAINTAIN SIMILAR POLICIES OF INSURANCE.  ALL SUCH POLICIES SHALL 
BE WITH INSURANCE COMPANIES ACCEPTABLE TO THE OWNER. UNLESS EXPRESSLY STATED OTHERWISE, THE 
OWNER WILL TAKE OUT AND CARRY A COMPREHENSIVE INSURANCE POLICY INCLUDING FIRE, EXTENDED 
COVERAGE, VANDALISM AND MALICIOUS MISCHIEF PROTECTING BOTH HIS INTEREST AND THAT OF THE G.C.

6. IN ADDITION TO GUARANTEES CALLED FOR ELSEWHERE IN THESE SPECIFICATIONS, THE G.C. SHALL 
GUARANTEE ALL WORK FOR A PERIOD OF ONE (1) YEAR AFTER NOTICE OF COMPLETION IS FILED, AGAINST 
DEFECTIVE MATERIALS OR FAULTY WORKMANSHIP, THAT IS DISCOVERED AND REPORTED WITHIN THAT PERIOD.

7. IN GENERAL THE DRAWINGS WILL INDICATE DIMENSIONS, POSITION, TYPE OF CONSTRUCTION, 
SPECIFICATIONS, QUALITIES AND METHODS.  ANY WORK INDICATED ON THE DRAWINGS, AND NOT MENTIONED IN 
THE SPECIFICATIONS, OR VICE VERSA, SHALL BE FURNISHED AS THOUGH FULLY SET FORTH IN BOTH.  WORK NOT 
PARTICULARLY DETAILED, MARKED, OR SPECIFIED SHALL BE THE SAME AS SIMILAR PARTS THAT ARE DETAILED, 
MARKED OR SPECIFIED.  THE LARGER THE SCALE OF THE DRAWING, THE MORE PRECEDENT, I.E.:  3 INCHES PER 
FOOT SCALE GOVERNS 1/4 INCH PER FOOT SCALE. WRITTEN DIMENSIONS ON THESE DRAWINGS SHALL HAVE 
PRECEDENCE OVER SCALED DIMENSIONS. WRITTEN DIMENSIONS ARE APPROXIMATE AND MUST BE VERIFIED BY 
G.C. THE G.C. SHALL VERIFY, AND BE RESPONSIBLE FOR ALL EXISTING CONDITIONS AND DIMENSIONS PRIOR TO, 
AND DURING, ALL PHASES OF WORK.

8. IF ANY SUBCONTRACTOR FINDS ANY LACK OF INFORMATION, DISCREPANCY, AND/OR OMISSIONS IN THESE 
DRAWINGS, OR IF THE SUBCONTRACTOR IS UNCLEAR AS TO THE DRAWINGS’ MEANING AND/OR INTENT, THE 
SUBCONTRACTOR SHALL CONTACT THE G.C., WHO SHALL THEN CONTACT THE ARCHITECT AT ONCE FOR 
INTERPRETATION AND/OR CLARIFICATION BEFORE PROCEEDING WITH THAT PORTION OF THE WORK.

9. THE G.C. SHALL PROVIDE ADEQUATE CONCEALED BLOCKING AND ANCHORING FOR ALL CEILING- AND WALL-
MOUNTED EQUIPMENT, HARDWARE, FIXTURES, AND ACCESSORIES.

10. ALL PRODUCTS LISTED IN THESE DRAWINGS BY NER NUMBER SHALL BE INSTALLED PER THE REPORT AND 
MANUFACTURER’S WRITTEN INSTRUCTIONS. PRODUCT SUBSTITUTION FOR PRODUCTS LISTED SHALL ALSO HAVE 
AN NER-APPROVED WRITTEN EVALUATION REPORT AND BE APPROVED AND LISTED BY OTHER NATIONALLY-
RECOGNIZED TESTING AGENCIES.

11. EXTERIOR OPENABLE WINDOWS AND DOORS SHALL BE WEATHERSTRIPPED. ALL OPEN JOINTS, 
PENETRATIONS, AND OTHER OPENINGS IN THE BUILDING ENVELOPE SHALL BE SEALED, CAULKED, GASKETED, 
AND/OR WEATHERSTRIPPED TO LIMIT, OR ELIMINATE, AIR LEAKAGE.

12. SEE STRUCTURAL SHEETS FOR STRUCTURAL MATERIALS, DIMENSIONS AND DETAILS.

13. SEE ATTACHED TITLE 24 FORMS AND/OR CALCULATION FOR PROJECT ENERGY EFFICIENCY 
REQUIREMENTS.

14. A CAPILLARY BREAK SHALL BE INSTALLED IF A SLAB ON GRADE FOUNDATION SYSTEM IS USED. THE USE OF 
A 4" THICK BAS OF 1/2" OR LARGER CLEAN AGGREGATE UNDER A 6 MIL VAPOR RETARDER WITH JOINT LAPPED 
NOT LESS THAN 6" WILL BE PROVIDED PER SECTION 4.505.2 AND R506.2.3.

15. UPON REQUEST, VERIFICATION OF COMPLIANCE WITH THE RELEVANT CODES MAY INCLUDE 
CONSTRUCTION DOCUMENTS, PLANS, SPECIFICATIONS, BUILDER OR INSTALLER CERTIFICATION, INSPECTION 
REPORTS, OR OTHER METHODS ACCEPTABLE TO THE BUILDING OFFICIAL WHICH SHOW SUBSTANTIAL 
CONFORMANCE.

16. CONSTRUCTION WASTE MANAGEMENT PLAN SHALL BE SUBMITTED PER CALGREEN 4.408.2 (OR 
IN ACCORDANCE WITH LOCAL ORDINANCE). MINIMUM OF 65% OF CONSTRUCTION WASTE SHALL BE 
DIVERTED FOR RECYCLING OR SALVAGE PER CALGREEN 4.408.1

17. OPERATIONS & MAINTENANCE MANUALS SHALL BE PROVIDED TO BUILDING OWNER 
ADDRESSING ITEMS 1 - 10 IN CALGREEN 4.410.1

18. DUCT SYSTEMS SHALL BE SIZED, DESIGNED, AND EQUIPED PER CALGREEN 4.507.2. HVAC 
SYSYTEM INSTALLERS MUST BE TRAINED AND CERTIFIED AND SPECIAL INSPECTORS EMPLOYED BY 
THE ENFORCING AGENCY MUST BE QUALIFIED.

19. BATHROOM EXHAUST FANS SHALL COMPLY WITH CALGREEN 4.506.1. EACH BATHROOM SHALL 
BE MECHANICALLY VENTILATED WITH AN ENERGY STAR EXHAUST FAN AND MUST BE CONTROLLED 
BY A HUMIDITY SENSOR.

20. PROTECT ANNULAR SPACES AROUND PIPES, ELECTRICAL CABLES, CONDUITS OR OTHER 
OPENINGS AT EXTERIOR WALLS AGAINST THE PASSAGE OF RODENTS (CALGREEN 4.406.1)

21. COVER DUCT OPENINGS AND OTHER RELATED AIR DISTRIBUTION COMPONENT OPENINGS 
DURING CONSTRUCTION (CALGREEN 4.504.1)

22. ADHESIVES, SEALANTS, AND CAULKS SHALL BE COMPLIANT WITH VOC AND OTHER TOXIC 
COMPOUND LIMITS (CALGREEN 4.504.2.1)

23. PAINTS, STAINS, AND OTHER COATINGS SHALL BE COMPLIANT WITH VOC LIMITS (CALGREEN 
4.504.2.2)

24. AEROSOL PAINTS AND COATINGS SHALL BE COMPLIANT WITH PRODUCT WEIGHTED MIR LIMITS 
FOR ROC AND TOXIC COMPOUNDS (CALGREEN 4.504.2.3). VERIFICATION OF COMPLIANCE SHALL BE 
PROVIDED.

25. CARPET AND CARPET SYSTEMS SHALL BE COMPLIANT WITH VOC LIMITS (CALGREEN 4.504.3)

26. MINIMUM OF 80" FLOOR AREA RECEIVING RESILIENT FLOORING SHALL COMPLY WITH 
CALGREEN 4.504.4

27. PARTICLEBOARD, MEDIUM DENSITY FIBERBOARD (MDF), AND HARDWOOD PLYWOOD USED IN 
INTERIOR FINISH SYSTEMS SHALL COMPLY WITH LOW FORMALDEHYDE EMISSION STANDARDS 
(CALGREEN 4.504.5)

28. INSTALL CAPILLARY BREAK AND VAPOR RETARDER AT SLAB ON GRADE FOUNDATIONS 
(CALLGREEN 4.505.2)

29. CHECK MOISTURE CONTENT OF BUILDING MATERIALS USED IN WALL AND FLOOR FRAMING 
BEFORE ENCLOSURE (CALGREEN 4.505.3)

ADDITIONAL NOTES:

1. CONSTRUCTION WASTE MANAGEMENT PLAN SHALL BE SUBMITTED PER CALGREEN 4.408.2 (OR 
IN ACCORDANCE WITH LOCAL ORDINANCE). MINIMUM OF 65% OF CONSTRUCTION WASTE SHALL BE 
DIVERTED FOR RECYCLING OR SALVAGE PER CALGREEN 4.408.1

2. OPERATIONS & MAINTENANCE MANUALS SHALL BE PROVIDED TO BUILDING OWNER 
ADDRESSING ITEMS 1 - 10 IN CALGREEN 4.410.1

3. DUCT SYSTEMS SHALL BE SIZED, DESIGNED, AND EQUIPED PER CALGREEN 4.507.2. HVAC 
SYSYTEM INSTALLERS MUST BE TRAINED AND CERTIFIED AND SPECIAL INSPECTORS EMPLOYED BY 
THE ENFORCING AGENCY MUST BE QUALIFIED.

4. BATHROOM EXHAUST FANS SHALL COMPLY WITH CALGREEN 4.506.1. EACH BATHROOM SHALL 
BE MECHANICALLY VENTILATED WITH AN ENERGY STAR EXHAUST FAN AND MUST BE CONTROLLED 
BY A HUMIDITY SENSOR.

5. PROTECT ANNULAR SPACES AROUND PIPES, ELECTRICAL CABLES, CONDUITS OR OTHER 
OPENINGS AT EXTERIOR WALLS AGAINST THE PASSAGE OF RODENTS (CALGREEN 4.406.1)

6. COVER DUCT OPENINGS AND OTHER RELATED AIR DISTRIBUTION COMPONENT OPENINGS 
DURING CONSTRUCTION (CALGREEN 4.504.1)

7. ADHESIVES, SEALANTS, AND CAULKS SHALL BE COMPLIANT WITH VOC AND OTHER TOXIC 
COMPOUND LIMITS (CALGREEN 4.504.2.1)

8. PAINTS, STAINS, AND OTHER COATINGS SHALL BE COMPLIANT WITH VOC LIMITS 
(CALGREEN 4.504.2.2)

9. AEROSOL PAINTS AND COATINGS SHALL BE COMPLIANT WITH PRODUCT WEIGHTED MIR LIMITS 
FOR ROC AND TOXIC COMPOUNDS (CALGREEN 4.504.2.3). VERIFICATION OF COMPLIANCE SHALL BE 
PROVIDED.

10. CARPET AND CARPET SYSTEMS SHALL BE COMPLIANT WITH VOC LIMITS (CALGREEN 4.504.3)

11. MINIMUM OF 80" FLOOR AREA RECEIVING RESILIENT FLOORING SHALL COMPLY WITH 
CALGREEN 4.504.4

12. PARTICLEBOARD, MEDIUM DENSITY FIBERBOARD (MDF), AND HARDWOOD PLYWOOD USED IN 
INTERIOR FINISH SYSTEMS SHALL COMPLY WITH LOW FORMALDEHYDE EMISSION STANDARDS 
(CALGREEN 4.504.5)

13. INSTALL CAPILLARY BREAK AND VAPOR RETARDER AT SLAB ON GRADE FOUNDATIONS 
(CALLGREEN 4.505.2)

14. CHECK MOISTURE CONTENT OF BUILDING MATERIALS USED IN WALL AND FLOOR FRAMING 
BEFORE ENCLOSURE (CALGREEN 4.505.3)
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From: Colton Palmer
To: Sonal Aggarwal
Cc: ED LOVE; akboon@ecl-associates.com; projects@ecl-associates.com; jeff mcreynolds
Subject: Re: 155 California - PLN2025-00257/VIO2024-00214 - Cycle 2 Comments - May 22, 2026
Date: Thursday, August 6, 2026 12:24:49 PM
Attachments: image001.png

image002.png

CAUTION: This email originated from outside of San Mateo County. Unless you recognize the sender's email address and know the content is safe, do not click links,
open attachments or reply.

Hello Sonal,

The use of the building is for “personal use only” personal storage. The property will not be open to the public and a business will not be
run from this property.

Best,

Colton Palmer 
Principal | Edward C. Love & Associates
Cell: (650) 454-6393  | Office: (650) 728-7615 
Email: Coltonpalmer@ecl-associates.com
116 Cabrillo Hwy N Half Moon Bay, CA, 94019

On Mon, Aug 3, 2026 at 8:41 PM Sonal Aggarwal <saggarwal@smcgov.org> wrote:

Good Morning Colton,

 

I want to confirm that the proposed use of this building will be for marine related equipment and boat storage use.

 

Thanks!

Sonal Aggarwal (she/her)

Planner III

 

County of San Mateo

Planning & Building Department 

455 County Center 2nd Floor

Redwood City, CA 94063

www.smcgov.org/planning

 

 

From: Colton Palmer <coltonpalmer@ecl-associates.com> 
Sent: Tuesday, July 28, 2026 12:10 PM
To: Sonal Aggarwal <saggarwal@smcgov.org>
Cc: Edward Love <edwardclovearch@gmail.com>; akboon@ecl-associates.com; projects@ecl-associates.com; jeff mcreynolds
<jeffsquared2003@yahoo.com>
Subject: Re: 155 California - PLN2025-00257/VIO2024-00214 - Cycle 2 Comments - May 22, 2026

 

CAUTION: This email originated from outside of San Mateo County. Unless you recognize the sender's email address and know the content is safe, do not click
links, open attachments or reply.
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CHAPTER 18.6. “A-O” DISTRICT
(AIRPORT OVERLAY DISTRICT)

SECTIONS:

6288.0.  APPLICABILITY OF A-O DISTRICT
6288.1.  INTENT

6288.2. USES PERMITTED

6288.3. DEVELOPMENT STANDARDS

6288.4. PERFORMANCE STANDARDS
6288.5.  NOISE INSULATION REQUIREMENTS

SECTION 6288.0. APPLICABILITY OF A-O DISTRICT. In any district which is
combined with the Airport Overlay (A-O) District, the regulations specified in this
Chapter shall apply.

SECTION 6288.1. INTENT. The intent of the Airport Overlay (A-O) District is to provide
a margin of safety at the ends of airport runways by limiting the concentration of people
where hazards from aircraft are considered to be greatest.

SECTION 6288.2. USES PERMITTED. All uses permitted by the underlying district
shall be permitted in the A-O District except residential or uses with more than three (3)
persons occupying the site at any one time. Permitted uses shall be subject to a use
permit.

SECTION 6288.3. DEVELOPMENT STANDARDS. All new development shall be
subject to the development standards of the underlying zoning district.

SECTION 6288.4. PERFORMANCE STANDARDS. All new uses must meet the
performance standards of the underlying zoning district.

SECTION 6288.5. NOISE INSULATION REQUIREMENTS. All new development shall
be subject to the following requirements:

a. Submit an acoustical analysis, prepared by a qualified acoustical consultant,
demonstrating that new construction has been designed to comply with the
following standard:

Interior community noise equivalent levels (CNEL) with windows
closed, attributable to exterior sources shall not exceed an
annual CNEL of 55 dBA.

b. Construct building in accordance with recommendation of acoustical analysis.





Hi Sonal,

Could you please let me know the earliest available ZHO hearing date we can be scheduled for? Additionally, is there any possibility for
the project to be added to the agenda for the August 20th meeting?

Best regards,

 

On Tue, Jul 14, 2026 at 10:20 AM Sonal Aggarwal <saggarwal@smcgov.org> wrote:

Hi Colton,

 

Thanks! Received. I’ll look for the next available dates and let you know when this can go for a hearing.

 

I’ll get back to you once a tentative date is confirmed. However, it will be either September 17th or October 1st. I’ll confirm once the agenda
becomes final.

 

Thanks!

Sonal Aggarwal (she/her)

Planner III

 

County of San Mateo

Planning & Building Department 

455 County Center 2nd Floor

Redwood City, CA 94063

www.smcgov.org/planning

 

 

From: Colton Palmer <coltonpalmer@ecl-associates.com> 
Sent: Tuesday, July 14, 2026 7:58 AM
To: Sonal Aggarwal <saggarwal@smcgov.org>
Cc: Edward Love <edwardclovearch@gmail.com>; akboon@ecl-associates.com; projects@ecl-associates.com
Subject: Re: 155 California - PLN2025-00257/VIO2024-00214 - Cycle 2 Comments - May 22, 2026

 

CAUTION: This email originated from outside of San Mateo County. Unless you recognize the sender's email address and know the content is safe, do not click
links, open attachments or reply.

 

Hello Sonal,

 

Please find the completed Acoustical Study attached. Please let me know if you need anything else before this can be scheduled for a
ZHO hearing.

mailto:saggarwal@smcgov.org
https://url.us.m.mimecastprotect.com/s/a7tmCjRg0QInR8OvwHWfAjhmGC_N
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Thank you,

 

On Fri, May 22, 2026 at 1:59 PM Sonal Aggarwal <saggarwal@smcgov.org> wrote:

Hi Colton and Ed,

 

Thanks for your resubmittal. Please see attached minor comments. We will  need an Acoustical Study since the site is located in the
W/AO/DR/CD district, and as per the requirement of the AO district, an acoustical analysis is required:

 

mailto:saggarwal@smcgov.org


Once this requirement is completed, I’ll schedule the project for a ZHO Hearing for a decision.

 

Thanks, and let me know in case of any questions.

 

Have a great weekend!

 

Regards,



Sonal Aggarwal (she/her)

Planner III

 

County of San Mateo

Planning & Building Department 

455 County Center 2nd Floor

Redwood City, CA 94063

www.smcgov.org/planning

 

 

From: Colton Palmer <coltonpalmer@ecl-associates.com> 
Sent: Wednesday, April 15, 2026 1:35 PM
To: Sonal Aggarwal <saggarwal@smcgov.org>; Summer Burlison <sburlison@smcgov.org>; PLANNING_PlanningProjects
<PlanningProjects@smcgov.org>
Cc: Edward Love <edwardclovearch@gmail.com>; akboon@ecl-associates.com; projects@ecl-associates.com
Subject: 155 California - PLN2025-00257/VIO2024-00214 - Cycle 2 Submittal

 

CAUTION: This email originated from outside of San Mateo County. Unless you recognize the sender's email address and know the content is safe, do not
click links, open attachments or reply.

 

Hello Planning staff,

 

Please see the attached cycle 2 plan set along with a plan check response letter.

 

Best Regards,

Colton Palmer

650-454-6393

Edward C. Love & Associates

116 Cabrillo Hwy North 

Half Moon Bay, CA 94019

(650)728-7615

 155 California_Plans_Cycle2.pdf
 

--

Colton Palmer 

Principal | Edward C. Love & Associates

Cell: (650) 454-6393  | Office: (650) 728-7615 
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mailto:akboon@ecl-associates.com
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Email: Coltonpalmer@ecl-associates.com

116 Cabrillo Hwy N Half Moon Bay, CA, 94019

 

 

--

Colton Palmer 

Principal | Edward C. Love & Associates

Cell: (650) 454-6393  | Office: (650) 728-7615 

Email: Coltonpalmer@ecl-associates.com

116 Cabrillo Hwy N Half Moon Bay, CA, 94019

 

mailto:Coltonpalmer@ecl-associates.com
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429 East Cotati Avenue 
Cotati, California 94931 

Tel:  707-794-0400                                  Fax: 707-794-0405 
www.illingworthrodkin.com                                              illro@illingworthrodkin.com

 
 
 

TECHNICAL MEMORANDUM 
 
 
Date: July 10, 2026 
 
To: Jeff McReynolds 
 
From: Michael S. Thill 
 Principal Consultant 
 Illingworth & Rodkin, Inc. 
  
Subject: New Metal Building, 155 California Avenue, Half Moon Bay, CA -- 
          Acoustical Analysis Memorandum 
 
Illingworth & Rodkin, Inc. (I&R) has prepared an acoustical analysis of the New Metal Building 
at 155 California Avenue in Half Moon Bay, California. The property is within the Half Moon 
Bay Airport Overlay District and is subject to Section 6288.5 of the municipal code. The analysis 
demonstrates that the new construction has been designed so that the interior community noise 
equivalent level (CNEL) with windows closed, attributable to exterior sources, will not exceed 55 
dBA annually. 
 
Regulatory Criteria  
 
Section 6288.5 of the County of San Mateo Zoning Regulations1 requires the following: 
  
SECTION 6288.5. NOISE INSULATION REQUIREMENTS. All new development shall be 
subject to the following requirements:  
 

a. Submit an acoustical analysis, prepared by a qualified acoustical consultant, demonstrating 
that new construction has been designed to comply with the following standard:  
Interior community noise equivalent levels (CNEL) with windows closed, attributable to 
exterior sources shall not exceed an annual CNEL of 55 dBA.  
 

b. Construct building in accordance with recommendation of acoustical analysis.  
 

 
1 San Mateo County, Zoning Regulations, January 2022. 



Jeff McReynolds 
July 10, 2026 

2 

 

Ambient Noise Environment 
 
Ambient noise levels at the site are primarily due to aircraft operations at Half Moon Bay Airport 
and to local and distant vehicular traffic. This analysis used the noise contour information 
contained in the Final Airport Land Use Compatibility Plan for the Environs of Half Moon Bay 
Airport2 and the San Mateo County General Plan3 to establish ambient noise levels at the site.  
 
Figure 1 shows the 2032 Noise Exposure Contours projected for Half Moon Bay Airport, intended 
to evaluate airport/land use noise compatibility. A review of this figure shows that the project site 
is well outside the 60 dBA CNEL noise contour, which generally lies within the airport's southern 
boundary. Based on interpolation of these contour data, the site is subject to aircraft-related noise 
levels of 55 dBA CNEL or less. Per the Final Airport Land Use Compatibility Plan, warehouses 
are considered compatible without restrictions in noise environments of 60 dBA CNEL or less.     
 
Figure 2 shows the San Mateo County Noise Exposure Contours. A review of this figure indicates 
that the project site lies just within the 60 dBA CNEL noise contour due to traffic noise along 
highways, arterials, and local streets. Based on interpolation of these contour data and adjustments 
for standard growth rates since 1995, the site is estimated to be subject to traffic noise levels of 
about 62 dBA CNEL. 
 
Based on these data, the exterior noise levels from all substantial noise sources in the project 
vicinity are estimated at approximately 63 dBA CNEL. Per the General Plan, warehouses are 
considered compatible in noise environments of 70 dBA CNEL or lower.       
 
Interior Noise Assessment 
 
Interior noise levels were calculated based on a review of the project plan set4 dated April 3, 2026. 
The plan set shows that the sidewalls of the metal building consist of two stacked shipping 
containers on each side. The metal building connects the end containers and the roof. The south 
façade has two 9-foot-wide metal garage doors and a 4x4-foot window, and the north façade has a 
10-foot-wide metal garage door and an entry door. Aside from the stacked shipping containers, the 
remaining exterior portions of the building are clad with 27-gauge metal siding. The transmission 
loss of these building elements from exterior to interior spaces is calculated to be approximately 
15 dBA.5    
 
As noted previously, exterior noise levels from all substantial noise sources in the project vicinity 
are estimated at approximately 63 dBA CNEL. The building is expected to provide 15 dBA of 
noise reduction; therefore, interior noise levels from traffic and aircraft are calculated to be 48 
dBA CNEL or less. Interior noise levels due solely to aircraft are calculated to be 40 dBA CNEL 
or less. With the doors and windows closed, interior noise levels will not exceed an annual CNEL 
of 55 dBA.  

 
2 Coffman Associates, Inc., Final Airport Land Use Compatibility Plan for the Environs of Half Moon Bay Airport, 
September 2014.  
3 San Mateo County, General Plan Overview Background & Issues (Chapters 1-16), November 1986. 
4 Edward C. Love, Architect, Legalize New Metal Building, April 2026.  
5ICF Jones & Stokes, Technical Noise Supplement, November 2009. 
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July 10, 2026 
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Conclusion 
 
The analysis above demonstrates that the new construction has been designed so that the interior 
community noise equivalent level (CNEL), attributable to exterior sources with windows closed, 
will not exceed 55 dBA annually. No additional noise control is required. 
 
 
 



Jeff McReynolds 
July 10, 2026 
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Figure 1 Half Moon Bay Airport 2032 Noise Exposure Contours 

 

Site 
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Figure 2 San Mateo County Community Noise Exposure 

 

Site 
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