
COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  September 1, 2016 
 
TO: Zoning Hearing Officer 
 
FROM: Planning Staff 
 
SUBJECT: Consideration of a Use Permit, pursuant to Sections 6428 of the 

San Mateo County Zoning Regulations, to construct a second dwelling 
unit above an existing detached two-car garage located at 1 Lake Court 
in the unincorporated Emerald Lake Hills area of San Mateo County. 

 
 County File Number:  PLN 2016-00177 (Waterman) 
 
 
PROPOSAL 
 
The applicant proposes to construct an 879 sq. ft. second dwelling unit with a 73 sq. ft. 
deck above an existing 689 sq. ft. detached two-car garage.  A new 140 sq. ft. exterior 
staircase within the interior of the lot will provide access to the proposed second 
dwelling unit.  The required one uncovered parking space for the second unit is 
available on-site.  The existing garage is currently located 7 feet 9 inches from the rear 
property line (where the required setback for a second dwelling unit is 20 feet).  The 
second unit will maintain the required 15-foot setback from the main residence (15 feet 
11 inches proposed) and has unobstructed access from Lake Court. 
 
History 
 
In 2014, the Zoning Hearing Officer (ZHO) approved a Use Permit for a similar second 
dwelling unit above the existing garage.  In response to the neighbor’s concerns at a 
public hearing, the ZHO recommended that the project be redesigned to minimize the 
proposed encroachment into the required setbacks.  The redesigned project was then 
approved by the Zoning Hearing Officer.  The current proposal is consistent with the 
setbacks approved in 2014.  The Use Permit was valid for 1 year from the date of 
approval by which time a building permit should have been issued.  The building permit 
was not obtained and therefore the Use Permit expired.  The current floor plan varies 
slightly from the expired project in that the layout was revised to only have one bedroom 
and a new laundry room within the first floor.  Otherwise, the current proposal is 
consistent with the 2014 expired project approval. 
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RECOMMENDATION 
 
That the Zoning Hearing Officer approve the Use Permit, County File Number 
PLN2016-00177, by making the required findings and adopting the conditions of 
approval identified in Attachment A. 
 
BACKGROUND 
 
Report Prepared By:  Carmelisa Morales, Project Planner, Telephone 650/363-1873 
 
Applicant:  Robert Waterman 
 
Owner:  Rosalie Morosani and Paul Collacchi 
 
Location:  1 Lake Court, Redwood City 
 
APN:  057-143-350 
 
Parcel Size:  19,122 sq. ft. 
 
Parcel Legality:  Parcel is considered legal as it is developed with a principally permitted 
use (single-family residence), constructed in 1969 with a building permit. 
 
Existing Zoning:  RH/DR (Residential Hillside District/Design Review District) 
 
General Plan Designation:  Low Density Residential (2.4 - 6 dwelling units per acre) 
 
Sphere-of-Influence:  Redwood City 
 
Existing Land Use:  Single-Family Dwelling 
 
Water Supply:  Redwood City Municipal Water 
 
Sewage Disposal:  Emerald Lakes Sewer District 
 
Flood Zone:  Zone X (Area of Minimal Flooding), Map page 06081C0285E; effective 
date October 16, 2012. 
 
Environmental Evaluation:  Categorically exempt under provisions of Class 3, Section 
15303(a) of the California Environmental Quality Act Guidelines for construction of a 
second dwelling unit in a residential zone. 
 
Setting:  The project site is located in a residential neighborhood in Emerald Lake 
Hills, an unincorporated community adjacent to Redwood City.  There is an existing 
2,840 sq. ft., one-story residence, 689 sq. ft. detached garage with attached pool 
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equipment room, and pool on the property.  The parcel abuts Lake Boulevard and 
Lake Court; the garage is accessed from Lake Court. 
 
DISCUSSION 
 
A. KEY ISSUES 
 
 1. Compliance with the General Plan 
 
  Staff has determined that the project complies with all applicable County 

General Plan policies, specifically: 
 
  Urban Land Use Policies 
 
  Policy 8.15 (Land Use Compatibility) states that residential land uses should 

protect and enhance the character of existing single-family areas.  Further, 
Policy 8.35 (Zoning Regulations), Policy 8.36 (Uses), Policy 8.39 (Height, 
Bulk, and Setbacks), and Policy 8.40 (Parking Requirements) aim to 
regulate urban uses by providing development standards that are consistent 
with the overall land use designation. 

 
  The proposed project will enhance the existing detached accessory 

structure and be compatible with the residence and neighborhood.  As 
an allowed use in single-family residential zoning districts, this proposed 
second unit will be constructed to match the style of the existing single-
family residence and will adhere to the maximum height and minimum 
parking requirements.  The second unit incorporates facade articulation and 
meets all setback criteria with the exception of the rear yard setback due to 
the existing location of the detached garage.  The proposed project is 
compliant with the applicable General Plan policies pertaining to urban 
residential uses. 

 
 2. Compliance with Zoning Regulations 
 
  Residential Hillside Zoning District Regulations 
 
  The parcel is located within the Residential Hillside Zoning District.  The 

residence was constructed in 1969 and thereby predates the current 
zoning regulations.  The setbacks on the parcel were established when 
the residence was built and before the parcel became a corner lot in 1995 
when the new street, Lake Court, was created.  The detached garage was 
constructed in 1988 to replace the original one that was destroyed in a fire.  
The development on the site complies with the required development 
standards for the RH/DR Zoning District as outlined in the table below. 
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Overall Parcel Development Standards 

 Zoning 
Requirements Existing Proposed 

Minimum Parcel Size 12,000 sq. ft. 19,122 sq. ft. 19,122 sq. ft. 

Maximum Floor Area Ratio1 
(All Development) 

30% 
(5,736 sq. ft.) 

18% 
(3,529 sq. ft.) 

26% 
(5,001 sq. ft.) 

Maximum Lot Coverage2  
(All Development) 

25% 
(4,780 sq. ft.) 

20% 
(3,972 sq. ft.) 

23% 
(4,450 sq. ft.) 

Maximum Ratio of Second Unit 
to Primary Residence 

35%   30% 
879 sq. ft. 

1. Floor Area Ratio calculation includes each floor of the primary residence (2,840. sq. ft.), garage 
(689 sq. ft.) and second dwelling unit (879 sq. ft.). 

2. Lot Coverage calculation includes the primary residence footprint (3,283 sq. ft.), garage, second 
dwelling unit overhang and all decks and stairs 18 inches or more above grade (1,167 sq. ft.).  

 
 

Second Dwelling Unit Development Standards 

 Zoning 
Requirements Existing Proposed 

Minimum Front Yard Setback 20 feet 76 feet 66.5 feet 

Minimum Right Side Yard Setback 10 feet 10.12 feet 10 feet 

Minimum Left Side Yard Setback 10 feet >90 feet >90 feet 

Minimum Rear Yard Setback 20 feet 7.75 feet 7.75 feet1 

Minimum Primary Residence 
Setback2 

15 feet N/A 15.91 feet 

Unobstructed Passageway to 
Access Second Unit3 

15 feet N/A Met - Access 
from Lake Court 

Maximum Height 28 feet 14 feet 25.41 feet 

Minimum Parking4 1 uncovered 
space 

N/A 1 uncovered 
space 

1. Use Permit required. 

2. Zoning Regulations General Provisions Section 6408.4. 

3. Zoning Regulations General Provisions Section 6408.3. 

4. The one uncovered space is in addition to the required two-car garage and two guest parking 
spaces already provided on-site. 
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  Second Dwelling Unit Regulations 
 
  A use permit may be issued in accordance with Chapter 24 of the San 

Mateo County Zoning Regulations for construction of a new second dwelling 
unit above an existing detached accessory building which does not conform 
to the requirements of the Second Dwelling Unit Regulations provided that 
the following findings are made to the extent feasible: 

 
  a. The second dwelling unit is constructed within or above an existing 

detached accessory building (constructed prior to the effective date of 
Chapter 22.5 [1984] for the zoning district(s) in which the structure is 
located), does not extend farther into the required setbacks than the 
existing foundation of the detached accessory building and is not 
within 3 feet of a property line. 

 
   The 689 sq. ft. existing garage with attached pool equipment area was 

built with a permit in 1988.  However, the original detached garage 
was built in 1969 along with the residence that is currently on the 
property.  The original garage was damaged due to a fire and replaced 
to fulfill the two-covered parking spaces requirement required by the 
San Mateo County Zoning Regulations. 

 
   The proposed second dwelling unit cantilevers over the front of the 

garage.  The unit does not extend farther into the required setbacks 
than the existing foundation of the detached accessory building.  The 
unit will maintain the right yard setback of 10 feet and rear yard 
setback of 7 feet 9 inches of the existing garage and be in compliance 
with the minimum 3-foot required setback from the property lines. 

 
  b. The structural height shall be the minimum to accommodate the 

highest point on the roof. 
 
   The existing garage has an overall height of 14 feet with a plate height 

of 10 feet 3 inches.  The second dwelling unit will have interior living 
space with 9-foot high ceilings.  The proposed overall building height 
will be 25 feet 5 inches which is below the maximum height of 28 feet 
allowed in the RH District.  The roof’s pitch of 4:12 will match the 
primary residence, thereby meeting the design review standard of 
designing buildings with roofs that reflect the predominant architectural 
styles of the immediate area. 

 
  c. The second dwelling unit will not significantly impact adjacent 

properties adversely. 
 
   The right side of the parcel is bordered by Lake Court, a private street.  

The nearest residences are located uphill approximately 90 feet north 
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and 130 feet west of the proposed second dwelling unit.  A downhill 
property is located approximately 100 feet away.  Young redwood 
trees and various other vegetation located on the adjacent parcel 
obscure the line of sight between the second dwelling unit and the two 
uphill residences. 

 
  d. The number of doors and windows facing the reduced side or rear 

yards are minimized. 
 
   The number of doors and windows in the proposed second dwelling 

unit are the minimum required by the building codes for adequate 
access and egress.  The number of doors and windows facing 
neighboring properties will only be the number required to meet 
access and egress requirements from building and fire codes.  

 
  e. The proposed second dwelling unit is approved by the Fire 

Department. 
 
   The proposal has been reviewed and conditionally approved by 

Cal-Fire.  They will perform inspections prior to the building permit final 
inspection of the project to ensure that the structure conforms to the 
fire code. 

 
   In addition to the above findings, the proposed second dwelling unit is 

within the vicinity of the primary residence and will utilize colors and 
materials to match the residence.  The proposed second dwelling unit 
is in conformance with the Second Dwelling Unit Regulations. 

 
 4. Compliance with Use Permit Findings 
 
  Per Section 6503 of the San Mateo County Zoning Regulations, the 

following finding must be made in order to approve a use permit for the 
proposed project: 

 
  a. That the establishment, maintenance and/or conducting of the 

proposed use will not, under the circumstances of the particular 
case, be detrimental to the public welfare or injurious to property 
or improvements in said neighborhood. 

 
   The proposed use is residential and is located in a residentially zoned 

area.  The subject parcel is a corner lot abutting Lake Boulevard and 
the private street, Lake Court.  The garage and second dwelling unit 
will be visible from both streets.  There are no residences immediately 
adjacent to the location of the proposed second dwelling unit.  The 
garage and second dwelling unit will be visible from two residences 
located above the subject parcel and one down and across the street.  
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Young redwood trees and other foliage are currently and will continue 
to provide visual screening for the uphill residences.  Additional 
vegetation within planters will be used to soften the architectural 
features and compliment the exterior materials and colors of the 
garage, second dwelling unit and surrounding environment.  Since the 
project proposed is not new construction due to the existing garage, 
the trees and other vegetation will remain undisturbed. 

 
   The proposed development has been designed to integrate with other 

development on the parcel by using similar materials and colors and 
having a similar roof pitch.  These aspects of the proposal ensures 
compliance with design review standards for the zoning district. 

 
   Staff has conducted a site inspection and has reviewed the project for 

compliance with the General Plan and Zoning Regulations.  The 
project, as proposed and conditioned, would not prove detrimental to 
the public welfare or injurious to property or improvements in the 
neighborhood, as the project does not create a significant visual 
impact, is compatible with the development of the subject property and 
improvements in the surrounding neighborhood and otherwise 
complies with all required regulations. 

 
B. ENVIRONMENTAL REVIEW 
 
 This project is categorically exempt pursuant to Section 15303(a), Class 3, of the 

California Environmental Quality Act (CEQA) related to the construction of one 
second dwelling unit in a residential zone. 

 
C. REVIEWING AGENCIES 
 

 Approve Conditions Deny 

Building Inspection Section X X  

Cal-Fire X X  

Department of Public Works X X  

Geotechnical Section X   

 
ATTACHMENTS 
 
A. Recommended Findings and Conditions of Approval 
B. Project Plans 
 
CM:pac - CJMAA0404_WPU.DOCX 
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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:  PLN 2016-00177 Hearing Date:  September 1, 2016 
 
Prepared By: Carmelisa Morales For Adoption By:  Zoning Hearing Officer 
 Project Planner 
 
 
RECOMMENDED FINDINGS 
 
For the Environmental Review, Find: 
 
1. That this project is categorically exempt from environmental review, per Class 3, 

Section 15303(a) of the California Environmental Quality Act Guidelines for 
construction of one second dwelling unit in a residential zone.   

 
For the Second Dwelling Unit Regulations, Find: 
 
2.  That this project is compliant with Chapter 22.5 of the San Mateo County Zoning 

Regulations, Second Dwelling Unit Regulations, with the exception that State Law 
supersedes those Design Review Sections regarding notification of discretionary 
review.  The floor area of the second dwelling unit will not exceed 35% of the floor 
area of the primary residence.  The requirement of one off-street parking space 
will be provided in addition to those required for the single-family dwelling.  In 
addition, that the proposal, as designed and conditioned, meets the required 
findings for height, lack of adverse impact to adjacent properties, location of 
windows and doors, and fire safety. 

 
For the Use Permit, Find: 
 
3. That the second dwelling unit is proposed above an existing detached accessory 

building and does not extend farther into the required setbacks than the existing 
foundation of the detached accessory building and is not within 3 feet of a 
property line. 

 
4. That the structural height proposed is the minimum to accommodate the highest 

point on the roof.  The proposed building height is less than the maximum allowed 
within the Residential Hillside District/Design Review Zoning District and that the 
roof pitch is consistent with the existing residence. 
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5. That the second dwelling unit will not significantly impact adjacent properties 
adversely.  The closest residence is 90 feet north of the proposed second dwelling 
unit. 

 
6. That the number of doors and windows facing the reduced side or rear yards are 

minimized.  Only those windows required for ingress/egress are proposed on the 
west facing elevation (reduced rear yard setback). 

 
7. That the proposed second dwelling unit is approved by the Fire Department.  

Cal-Fire has reviewed and conditionally approved the proposal. 
 
8. That the establishment, maintenance and/or conducting of the use will not, 

under the circumstances of the particular case, be detrimental to the public 
welfare or injurious to property or improvements in said neighborhood.  The 
subject detached accessory structure (garage) is in an ideal location where there 
are no residences directly adjacent to the structure or across the street.  The 
second dwelling unit will utilize an architectural design and exterior colors and 
materials that will match the existing garage and primary residence.  The project, 
as proposed and conditioned, does not create a significant visual impact, is 
compatible with the development on the parcel and in the neighborhood and 
complies with all required regulations. 

 
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 1, 2016.  Minor revisions or modifications to this project may be 
approved by the Community Development Director if they are consistent with the 
intent of and in substantial conformance with this approval. 

 
2. This use permit shall be valid for one (1) year from the date of approval by which 

time a valid building permit shall have been issued.  Any extension of this permit 
shall require submittal of an application for permit extension and payment of 
applicable permit extension fees sixty (60) days prior to expiration. 

 
3. No trees are permitted to be removed as part of this approval.  If any tree is 

proposed for removal, the applicant shall be required to obtain approval of a tree 
removal permit for the purposed removal of any tree with a diameter greater than 
6 inches as measured 4.5 feet above the ground. 

 
4. The approved exterior colors and materials shall be verified prior to final approval 

on the building permit.  Colors and materials shall match the existing residence.  
Any deviation to the colors or materials shall be submitted to the Planning 
Department for review and approval prior to implementation.  The applicant shall 
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provide photographs to the Project Planner to verify adherence to this condition 
prior to a building permit final sign off by the Current Planning Section. 

 
5. The applicant shall include an erosion and sediment control plan on the plans 

submitted for the building permit.  This plan shall identify the type and location of 
erosion control devices to be installed upon the commencement of construction in 
order to maintain the stability of the site and prevent erosion and sedimentation 
off-site.  A separate tree protection plan shall also be submitted as part of the 
building permit.  Species and size of trees shall be indicated on the plan (size 
shall be measured by diameter at breast height (dbh) method). 

 
6. The applicant shall apply for a building permit and shall adhere to all requirements 

from the Building Inspection Section, the Department of Public Works and the 
respective Fire Authority. 

 
7. No site disturbance shall occur until a building permit has been issued. 
 
8. To reduce the impact of construction activities on neighboring properties, comply 

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

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

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

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

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

impeded through traffic along the right-of-way on Lake Boulevard and Lake 
Court.  All construction vehicles shall be parked on-site outside the public 
right-of-way or in locations which do not impede safe access on Lake 
Boulevard and Lake Court.  There shall be no storage of construction 
vehicles in the public right-of-way. 

 
9. All new power and telephone lines from the street of the nearest existing utility 

pole to the second dwelling unit on the property shall be installed underground.  
No new or additional utility poles may be installed. 

 
10. The applicant shall provide and maintain one free and clear paved parking area 

measuring (at a minimum) 9 feet x 19 feet in size for the second dwelling unit.  
This required space is in addition to the required parking for the primary dwelling 
unit and must be outside of the front 20-foot setback area. 
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11. 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. 

 
12. During project construction, the applicant shall, pursuant to Chapter 4.100 of the 

San Mateo County Ordinance Code, minimize the transport and discharge of 
stormwater runoff from the construction site into storm drain systems by: 

 
 a. Using filtration materials on storm drain covers to remove sediment from 

dewatering effluent. 
 
 b. Stabilizing all denuded areas and maintaining erosion control measures 

continuously between October 1 and April 30. 
 
 c. Removing spoils promptly, and avoiding stockpiling of fill materials, when 

rain is forecast.  If rain threatens, stockpiled soils and other materials shall 
be covered with a tarp or other waterproof material. 

 
 d. Storing, handling and disposing of construction materials and wastes so as 

to avoid their entry to the storm drain system or water body. 
 
 e. Avoiding cleaning, fueling or maintain vehicles on-site, except in an area 

designated to contain and treat runoff. 
 
 f. Limiting and timing application of pesticides and fertilizers to avoid polluting 

runoff. 
 
13. The applicant is responsible for ensuring that all contractors are aware of all 

stormwater quality measures and implement such measures.  Failure to comply 
with the construction Best Management Practices (BMPs) will result in the 
issuance of the correction notices, citations or a project stop order. 

 
 a. All landscaping shall be properly maintained and shall be designed with 

efficient irrigation practices to reduce runoff, promote surface filtration and 
minimize the use of fertilizers, herbicides and pesticides that can contribute 
to runoff pollution. 

 
 b. Where subsurface conditions allow, the roof downspout systems from all 

structures shall be designed to drain to a designated, effective infiltration 
area or structure (refer to BMPs Handbook for infiltration system designs 
and requirements). 
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14. 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 Ordinance Code 
Section 4.88.360). 

 
Building Inspection Section 
 
15. Plumbing fixture rates shall meet the maximum allowable rates of the current set 

of building codes.  At present, CALGreen mandates the maximum rates as 
follows: 

 
 a. Water closets:  1.28 GPF 
 
 b. Showerheads:  2.0 GPM 
 
 c. Lavatory Faucets  1.5 GPM 
 
 d. Kitchen and Utility Faucets:  1.8 GPM 
 
16. Roof coverings shall have a minimum Class A rating. 
 
Cal-Fire 
 
17. If the project is over 50% in valuation, fire sprinklers will be required. 
 
Department of Public Works 
 
18. 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. 

 
CM:pac - CJMAA0404_WPU.DOCX 
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