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September 2, 2020 
 
 
Guadalupe Lopez 
411 Chesterfield Avenue 
Half Moon Bay, CA  94019 
 
Dear Ms. Lopez: 

 
SUBJECT: Coastside Design Review Continuance 
 Highland Avenue, El Granada 
 APN 047-161-100; County File No. PLN 2017-00191 
 
At its meeting of August 13, 2020, the San Mateo County Coastside Design Review 
Committee (CDRC) considered your design review application to construct a new 4,590 sq. 
ft., 3-story single-family residence with attached 660 sq. ft. 3-car garage on an 8,663 sq. ft. 
legal parcel and road extension (approx. 140 linear feet) for access to the parcel, associated 
with a staff-level Coastal Development Permit (CDP).  The proposed house will be built on an 
existing foundation (BLD 2007-00781) built over 25 years ago.  Three (3) significant trees are 
proposed for removal. Approximately 190 cubic yards (cy) (131 cy cut, 59 cy fill) of grading 
proposed.  This project is not appealable to the California Coastal Commission. 
 
The CDRC was unable to make the findings for a design review recommendation of approval 
based on certain design deficiencies.  In order to resolve these deficiencies in the project’s 
design, a more thorough review of the “Standards for Design for One-Family and Two-Family 
Residential Development in the Midcoast” manual is required.  As such, requirements from 
the CDRC for further project redesign are as follows: 
 
 a. Increase accuracy, continuity, and consistency within the drawing set, including 

but not limited to: 
 
  (1) Coordinate roof forms, elevations, and sections to accurately depict the roof 

forms. 
 
  (2) Provide accurate specs and samples for colors as well as architectural 

elements like the metal gate, the garage doors, and the front entry doors. 
 
  (3) Remove antiquated design info that is not being utilized. 
 
  (4) Accurately label the rooms. 
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  (5) Include a landing area for the exterior steps. 
 
  (6) Confirm volumes of cut and fill needed for road extension and house 
 
 b. Per Section 6565.20(D).  Elements of Design; 3. Roof Design; a. Massing and 

Design of Roof Forms; Standards:  (1) When planning a new home or second 
story addition, begin with a primary roof form.  Consider additions to the primary 
roof such as secondary roof forms and dormers that may serve to reduce the 
home’s apparent mass and scale, provide visual interest and have an appropriate 
number of roof forms.  Additional roof forms shall be architecturally compatible 
with the primary roof form’s slope and material: 

 
  (1) Revise massing and design of roof forms to Include secondary roof forms 

that are compatible with the primary roof form’s slope and material in order to 
reduce the home’s apparent mass and scale and provide visual interest. 

 

  (2) Generally, reduce ceiling height. 
 
 c. Per Section 6565.20(E).  Additional Site Planning and Design Considerations; 

Standards: 1.c. Vary in design style, exterior detail, roof lines, finish materials, and 
landscaping enough to avoid overly repetitive appearance: Provide more 
articulation of the massing of the house rather than only utilizing applied material 
changes. 

 
 d. Per Section 6565.20(D).  Building Mass, Shape and Scale; (2) On downslope lots, 

minimize unused, enclosed space between the lowest floor and the grade below.  
(3) Minimize building extensions out over a slope supported on high stilts:  Reduce 
the amount of crawl space beneath the house. 

 
 e. Suggestions (not required): 
 
  (1) Consider removing the small room attached to the garage. 
 
  (2) Revise landscape plan to provide a more organic appearance and avoid 

linear planting patterns. 
 
As such, you were presented with the following available options at the end of the CDRC’s 
deliberation of the project:  (i) request for a decision from the CDRC on the plans presented 
or (ii) request that the project be considered at the next meeting to provide you with ample 
time to consider and incorporate the elements recommended for project redesign.  You 
chose the second option, and the CDRC directed staff to schedule your project for 
consideration at a later date. 
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Please contact Camille Leung, Senior Planner, at cleung@smcgov.org, if you have any 
questions. 
To provide feedback, please visit the Department’s Customer Survey at the following link:  
http://planning.smcgov.org/survey. 
 
Sincerely, 
 

 
Ruemel Panglao, Design Review Officer 
 
RSP:CML:cmc – CMLEE0351_WCN.DOCX 
 
 
cc: Katie Kostiuk, Member Architect 
 Rebecca Katkin, Member Architect 
 Chris Johnson, El Granada Community Representative 

Carlos Dominguez, Designer and Engineer 
Steven Dominguez, Designer and Engineer 
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RESIDENCE
DECK

15'-0"

EXISTING SLOPE AND 

HILLSIDE PLANTING

LOW STONE OR WOOD

RETAINING WALL (18" MAX HT.)

OR STONE BORDER

4' WIDE DECOMPOSED

GRANITE OR GRAVEL PATH

HEADER BOARD

EXISTING SLOPE AND 

HILLSIDE PLANTING.

ALL TREES IN THIS ZONE

TO BE PRUNED AND LIMBED 

UP.  SEE NOTES.

PLANT LIST

QTY.  CONTAINER SPREAD BOTANIC NAME COMMON NAME WUCOLS WATER SUNSET ZONE

FACTOR

TREES:

2 24" B 25' DIA ARBUTUS MARINA STRAWBERRY TREE LOW  (.2) 8,9, 14-24

4 24" B 12' DIA CEANOTHUS THYRSIFLORUS SNOW FLURRY LOW (.2) 5,7,8,9,14-17,19-42

'SNOW FLURRY' CEANOTHUS

SHRUBS AND PERENNIALS:

6 1G ERIGERON  GLAUCUS SEASIDE DAISY LOW (.2) 4-6,15-17, 22-24

4 1 G PENSTEMON CENTRANTHIFOLIUS SCARLET BUGLER LOW (.2) 7-23

6 5 G SALVIA SONOMENSIS CREEPING SAGE LOW (.2) 7,9,14-24

18 1 G SYMPHORICARPUS ALBUS COMMON SNOWBERRY LOW (.2) 1-11, 14-21

GRASSES AND GROUNDCOVERS:

22 1 G FESTUCA CALIFORNICA CALIFORNIA FESCUE LOW (.2) 4-9, 14-24

10 1 G THYMUS PRAECOX MOTHER OF THYME LOW (.2) 1-24

NOTES:

1.  SEE IRRIGATION PLAN FOR LANDSCAPE AREA SQUARE FOOTAGES.  

2.  ALL WUCOLS PLANT FACTORS ARE UNDER 0.3

3.  NO TURF IS TO BE PLANTED IN THIS PLANTING PLAN

4.  TURF SHALL NOT EXCEED 25% OF LANDSCAPE AREA IN RESIDENTIAL AREAS

5.  NO TURF PERMITTED IN NON-RESIDENTIAL AREAS

6.  TURF NOT PERMITTED ON SLOPES GREATER THAN 25%

7.  TURF IS PROHIBITED IN PARKWAYS LESS THAN 10 FEET WIDE

  

PLANT NOTES:

1. LAYOUT IN ADVANCE ALL PLANT MATERIAL PER PLANTING PLAN.

LANDSCAPE ARCHITECT TO APPROVE  LOCATION OF PLANT MATERIAL

PRIOR TO PLANTING.  CONTRACTOR TO NOTIFY LANDSCAPE ARCHITECT

A MINIMUM OF ONE WEEK IN  ADVANCE OF PLANTING DATES.

2. AMENDMENT or APPROVED EQUAL:

"DIESTEL STRUCTURED COMPOST "

50/50 RATIO, 4 CUBIC FEET PER 1000 SF.

SOURCE: LYNGSO GARDEN MATERIALS, SAN CARLOS  (650)364-1730

3. PLANTING HOLES FOR TREES AND SHRUBS TO BE TWICE ROOTBALL

WIDTH AND EQUAL TO ROOTBALL DEPTH.   ALL 15G AND LARGER 

PLANTS TO BE PLANTED ON NATIVE SOIL, EXCEPT WHERE PLANTING IN FILL.

4. FOR TOP OF ROOTBALLS:

 PLANT ALL 1 AND 5 GALLON CANS 1/2" ABOVE THE GROUND.  PLANT ALL 

15 GALLONS, 2" ABOVE THE GROUND.   BRING MULCH AND SOIL AMENDMENT

AROUND AND OVER EXPOSED ROOT BALL.  KEEP MULCH AWAY FROM BASE 

OF TRUNKS AND STEMS.

5. FERTILIZER:   FERTILIZE WITH AGRIFORM TABLETS (20-10-5).

USE ONE TABLET FOR ONE GALLON, THREE TABLETS FOR FIVE GALLON,

FIVE TABLETS FOR 15 GALLON, EIGHT TABLETS FOR 24" BOX, TWELVE TABLETS

FOR 36" BOX PLANTS.   (GLACIAL ROCK DUST MAY BE SUBSTITUTED FOR 

FERTILIZER TABLETS.  APPLY AT SUPPLIER RECOMMENDED RATES.)

6. MULCH:    APPLY 1/4" FIR CHIP MULCH OVER ALL SHRUB AND GROUND COVER 

AREAS TO A DEPTH OF THREE INCHES.  PULL BARK  2-3" AWAY FROM BASE 

OF ALL PLANTS.

A MINIMUM OF 3-INCH LAYER OF MULCH SHALL BE APPLIED ON ALL EXPOSED

SOIL SURFACES OF PLANTING AREAS EXCEPT TURF AREAS, CREEPING OR 

ROOTING GROUNDCOVERS, OR DIRECT SEEDING APPLICATIONS WHERE 

MULCH IS CONTRAINDICATED.

7. LANDSCAPE CONTRACTOR WILL REPLACE ALL DEAD PLANTS AND PLANTS

NOT IN VIGOROUS CONDITION AS DIRECTED BY LANDSCAPE ARCHITECT.

PLANTS USED FOR REPLACEMENT SHALL BE OF THE SAME KIND AND SIZE

SPECIFIED AND PLANTED AS SPECIFIED ABOVE.  ALL REPLACEMENT OF 

PLANTS SHALL BE DONE BEFORE FINAL ACCEPTANCE.

8. PROVIDE PLANT GUARANTEE PROPOSAL WITH BID.  (MINIMUM 6 MONTHS 

FOR PLANTS UP TO 15 GALLON, 1 YEAR FOR 24" BOX OR LARGER.

9. VEGETATION MANAGEMENT:   MAINTAIN DEFENSIBLE VEGETATIVE FUEL BREAK 

MIN. 30' AROUND STRUCTURE.  TREES WITHIN DEFENSIBLE SPACE TO BE PRUNED

TO REMOVE DEAD AND DYING PORTIONS, AND LIMBED UP 6'-10' ABOVE GROUND.

NEW TREES PLANTED IN DEFENSIBLE SPACE SHALL BE LOCATED NO CLOSER

THAN 10' TO ADJACENT TREES WHEN FULL GROWN OR AT MATURITY.
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NOT FOR CONSTRUCTION

1. CONTRACTOR TO HAVE C-27 LICENSE
2. AREAS LESS THAN 10 FEET IN ANY DIRECTION SHALL BE IRRIGATED WITH

SUBSURFACE IRRIGATION OR OTHER MEANS THAT PRODUCES NO RUNOFF
OR OVERSPRAY.

3. FOR NON-RESIDENTIAL PROJECTS WTH LANDSCAPE AREAS OF 1,000 SQ. FT.
OR MORE, PRIVATE SUBMETER(S) TO MEASURE LANDSCAPE WATER USE
SHALL BE INSTALLED.

4. A PRIVATE LANDSCAPE SUBMETER IS INSTALLED AT NON-RESIDENTIAL
LANDSCAPE AREAS OF 1,000 SQ. FT. OR MORE

5. A PRESSURE REGULATOR IS INSTALLED ON THE IRRIGATION SYSTEM TO
ENSURE DYNAMIC PRESSURE OF THE SYSTEM IS WITHIN THE
MANUFACTURER'S RECOMMENDED PRESSURE RANGE

6. A MANUAL SHUTOFF VALVE SHALL BE INSTALLED AS CLOSE AS POSSIBLE TO
THE POINT OF CONNECTION TO THE WATER SUPPLY

7. FOR GRAPHIC CLARITY SYMBOLS ARE NOT TO SCALE AND PLACEMENT IS
DIAGRAMMATIC

8. ALL EQUIPMENT TO BE FIELD LOCATED BY OWNER
9. CONTRACTOR TO FIELD VERIFY PSI AT POC
10. CONTRACTOR TO FIELD VERIFY ALL EQUIPMENT
11. CONTRACTOR TO ENSURE THAT THE SYSTEM IS FULLY FUNCTIONAL AND

HYDRAULICALLY SOUND
12. AT THE TIME OF FINAL INSPECTION THE PERMIT APPLICANT MUST PROVIDE

THE OWNER OF THE PROPERTY WITH A CERTIFICATE OF COMPLETION,
CERTIFICATE OF INSTALLATION, IRRIGATION SCHEDULE OF LANDSCAPE AND
IRRIGATION MAINTENANCE

13. UNLESS CONTRAINDICATED BY A SOILS TEST, COMPOST AT A RATE OF A
MINIMUM OF FOUR CUBIC YARDS PER 1,000 SQ. FT. OF PERMEABLE AREA
SHALL BE INCORPORATED TO A DEPTH OF SIX INCHES INTO THE SOIL

THE DRIP IRRIGATION SYSTEM  IS DESIGNED TO REDUCE WATER USE TO THE
LOWEST PRACTICAL AMOUNT TO PROVIDE HEALTHY PLANT GROWTH.  IT IS
DESIGNED TO PREVENT RUNOFF, LOW HEAD DRAINAGE AND OVERSPRAY.
SEPARATE VALVES ARE USED TO IRRIGATE EACH HYDROZONE.   THE SYSTEM
INCORPORATES HIGH QUALITY, HEAVY DUTY, WATER CONSERVING
EQUIPMENT. BACKFLOW PROTECTION IS PROVIDED AT THE POINT OF
CONNECTION.  A SMART CONTROLLER PROVIDES EVAPOTRANSPIRATION
SENSOR DATA FOR SCHEDULING.

IRRIGATION DESIGN INTENT

1. AUTOMATIC WEATHER-BASED IRRIGATION CONTROLLER SHALL BE
INSTALLED ON THE IRRIGATION SYSTEM

2. IRRIGATION CONTROLLER USES EVAPOTRANSPIRATION  DATA AND
UTILIZES A RAIN SENSOR.

3. IRRIGATION CONTROLLER PROGRAMMING DATA WILL NOT BE LOST DUE
TO AN INTERRUPTION IN THE PRIMARY POWER SOURCE.

CONTROLLER

IRRIGATION NOTES

IRRIGATION LEGEND
SYMBOL COMPONENT MANUFACTURER MODEL NOTES / SIZE / COLOR

WATER METER-EXISTING VERIFY SIZE IN FIELD
MWELO REQUIRED WEATHER BASED CONTROLLER:

CONTROLLER HUNTER I-CORE
IC-600-PL 6-STATION

WEATHER SENSOR HUNTER WIRELESS SOLAR SYNC,
WSS-SEN

MWELO REQUIRED EQUIPMENT AT THE POINT OF CONNECTION:
GATE VALVE NIBCO T-113 LEAD FREE LINE SIZE
WYE STRAINER WILKINS SXL 1"

BACKFLOW PREVENTER FEBCO LF825Y 1" LEAD FREE REDUCED PRESSURE
ASSEMBLY

PRESSURE REDUCER WATTS LFN 1"

SUBMETER BADGER METER SIZE

MASTER VALVE HUNTER ICV-101G 1"

FLOW METER CST FSI-T10-001 1"
TREE BUBBLER SYSTEM TO INCLUDE:

REMOTE CONTROL
VALVE HUNTER ICV-151G 1"

BUBBLER RAINBIRD 1402 GPM: 0.5
DRIP SYSTEM TO INCLUDE:

DRIP IRRIGATION CONTROL VALVE ASSEMBLY TO INCLUDE:
REMOTE CONTROL
VALVE HUNTER ICV-101G 1"
FILTER & PRESSURE
REGULATOR HUNTER PCZ DRIP CONTROL ZONE

KIT 1"
TRANSITION TO DRIP
ZONE
DRIP FLUSHOUT RE
HOSE BIBB SEE PLUMBING DRAWINGS

SLEEVE
SCH 40 WITH SCH 80
SOLVENT WELD FITTINGS

SIZE: 1.5X COMBINED SIZE OF ENCLOSED
PIPES

MAINLINE PIPE SIZE:
0-12 GPM: 1" PIPELATERAL PIPE

INLINE EMITTER TUBING NETAFIM TECHLINE CV, 17MM
0.4 GPH EMITTERS.
EMITTER SPACING: 18 INCHES  ROW
SPACING: 18 INCHES

HYDROZONE
SYMBOLS FOR COMPONENTS ARE LARGER THAN ACTUAL SIZE AND MAY BE SHOWN IN PAVED AREAS FOR GRAPHIC CLARITY.
COORDINATE LOCATION OF EQUIPMENT WITH PLUMBER
ALL PIPE RUNS UNDER PAVING ARE IN SLEEVES, INSTALL SLEEVES PRIOR TO POURING CONCRETE
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