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COUNTY OF SAN MATEO
ENVIRONMENTAL SERVICES AGENCY

INTERDEPARTMENTAL CORRESPONDENCE

Date: January 3, 2001
Hearing Date: January 30, 2001
Set Time: 9:30 a.m.

To: Honorable Board of Supervisors
From: Marcia Raines, Director of Environmental Services Agency v

Subject: EXECUTIVE SUMMARY: Consideration of an appeal of the Planning
Commission’s decision to approve a Coastal Development Permit to construct a new
2,629 sq. ft. single-family residence and drilling of a domestic well in the Seal Cove
area of unincorporated Moss Beach. This project is appealable to the California
Coastal Commission.

RECOMMENDATION

Deny the appeal and uphold the decision of the Planning Commussion to approve the Coastal
Development Permit, County File Number PLN 1999-00244, to construct the new single-family
dwelling and drill the domestic well by making the findings and adopting the conditions of
approval.

PROPOSAL

The applicants propose construction of a new 2,629 sq. ft. single-family residence with an
attached garage and drill a well for domestic use on a 5,147.5 sq. ft. parcel.

SUMMARY

The project was approved by the Zoning Hearing Officer on March 2, 2000, with a slight
modification to the proposed side yard setbacks. The project was appealed by neighbors on both
sides of the applicants’ property for reasons of view protection. The Planning Commission
denied the appeal and upheld the decision of the Zoning Hearing Officer on July 12, 2000, with a
slightly revised modification to the side yard setbacks The Planning Commission’s decision
was appealed by both the neighbors again, as well as by a third party for reasons of water
availability and inaccurate geological investigation.



The Environmental Health Division reviewed the proposed well location against their locational
criteria and found that the proposed well location does meet the Environmental Health Division’s
locational criteria. The applicants’ geologist as well as a second certified engineering geologist
and the County’s reviewing geologist, excavated a second trench shadowing the proposed
building site and found no evidence of surface faulting that would affect the proposed residence.

Staff, the Zoning Hearing Officer and the Planning Commission have found the project to be
consistent with the goals, policies and objectives of the San Mateo County General Plan, Local
Coastal Program, Coastside Design Review Guidelines and the Community Design Manual. The
Mid-Coast Community Council’s response to the project was a suggestion to reduce the mass of
the house. The Planning Commission concluded that the design of the house provided good
articulation and that reducing the mass was not necessary
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COUNTY OF SAN MATEO
ENVIRONMENTAL SERVICES AGENCY

INTERDEPARTMENTAL CORRESPONDENCE
Date: January 3, 2001
Hearing Date: January 30, 2001
Set Time: 9:30 am.
To: Honorable Board of Supervisors
From: Marcia Raines, Director of Environmental Services Agency
Subject:  Consideration of an appeal of the Planning Commission’s decision to approve a
Coastal Development Permit, pursuant to Section 6328.4 of the San Mateo County
Zoning regulations, to construct a new 2,629 sq. ft. single-family residence and drill a
domestic well in the Seal Cove area of unincorporated Moss Beach. This project is

appealable to the California Coastal Commission.

County File Number- PLN 1999-00244 (Mahon)

RECOMMENDATION

Deny the appeal and uphold the decision of the Planning Commission to approve the Coastal
Development Permit, County File Number PLN 1999-00244, by making the findings and
adopting the conditions of approval listed in Attachment A.

PROPOSAL

The applicants propose construction of a new 2,629 sq. ft. single-family residence with an
attached garage and drilling of a well for domestic use.

BACKGROUND

Report Prepared By: Sara Bortolussi, Project Planner, Telephone 650/363-1839
Appellants: Judith Macias, Jan Didur and Jeff Tate, Lennie Roberts
Owners/Applicants: Michael and Joanne Mahon

Location: 863 San Ramon Avenue, Moss Beach



APN: 037-259-170
Size: 5,147 5sq. ft

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

General Plan Designation: Medium Density Residential
Existing Land Use: Vacant
Flood Zone: Flood Zone C, area of minimal flooding

Environmental Evaluation: A Negative Declaration was circulated for a 21-day review period,
pursuant to the California Environmental Quality Act guidelines, from February 2, 2000 to
February 22, 2000. No comments were recerved

Setting: The 5,147.5 sq ft site is located on San Ramon Avenue in the Seal Cove area of
unincorporated Moss Beach The site is characterized by level terrain and is situated between
two developed parcels with 2-story single-family residences. The Tate Residence is located on a
parcel the same size as the applicants, 5,147 5 sq ft and the Macias residence is located on a
7,949 sq ft parcel. There are no existing trees or shrubs on the parcel.

Chronology:

Date Action

April 14, 1999 - Application filed

February 2, 2000 - Environmental document posted

February 22, 2000 - End of 21-day comment pertod for environmental document.

March 2, 2000 - Zoning Hearing Officer conditionally approved the project with
modifications, requiring the applicants to switch the proposed 5- and
10-foot side yard setbacks.

March 15, 2000 - Appeals filed.

July 12, 2000 - Planning Commission denies the appeal and approves the project with
revised conditions requiring 7.5- and 7 5-foot side yard setbacks.

July 26, 2000 - Appeals filed

October 17, 2000 - Board of Supcrvisors public hearing.



DISCUSSION

‘ A. KEY ISSUES

The appellants’ notices of appeal appear as Attachment B. The three main points of appeal
are summarized in bold type followed by the responses in plain type.

1.

o

Impact on the existing water supply and drilling of a domestic well.

The appellants are concerned that there is not sufficient water available to allow
the drilling of an additional water well in the Seal Cove area. In addition, due to
the presence of fault lines and traces in this area, it can be difficult to find an
adequate and potable water source. The appeals claim the need for demonstrating
an adequate, potable water source prior to issuance of a Coastal Development
Permit. One appeal also questions the Environmental Health review of the project
in determining if the proposed location for the well meets setbacks from other
existing wells and existing sewer lines.

Response: The process for drilling a well at this location requires that the applicants
obtain an approved Coastal Development Permit for the well and provide that approved
permit to the Environmental Health Division prior to drilling on the property for water.
Initially, the applicants desired to only apply for a Coastal Development Permit for the
purposes of drilling for a domestic water source. If water was found. they would then
apply for an additional Coastal Development Permit to construct the single-family
residence The review process required remains the same whether or not the project
includes plans for a new house or only includes a domestic well Since the
Environmental Review process required a Negative Declaration, due to the Geological
Hazards overlay zoning, and a public hearing, the project cncompasses both the well
and the new house.

Regarding the review by Environmental Health, they state that new wells need only be
50 feet from existing sewer laterals and that the 100-foot requirement is for distance
between wells and septic drainfields. They have reviewed the proposed well against all
applicable locational criteria and found it to comply. Compliance with quantity and
quality criteria can be determined only after the well is drilled.

Adequacy of Geotechnical investigation and construction on a fault line.

The appellants are concerned that the geotechnical investigation only reviewed
the northern side of the parcel and there was the potential for fault traces to exist
on the southern side of the parcel as evidenced by an earlier investigation
conducted for the neighboring property owner. The suggestion was to have the
applicants’ trench the southern side of the property to determine if any fault
traces exist which would prevent development on that portion of the parcel.

Response. As the project 1s proposed, there 1s no development located within the rear
20+ feet of the property, where the appellant’s map 1dentifies the possible location of a
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fault trace In addition, the Planning Commission conditioned the project to have a
7.5-foot side yard setback from both side property lines.

Since the Planning Commission hearing, the applicants’ geotechnical consultant,
David Buckley; along with Joel Baldwin, a certified engineering geologist from Earth
Investigations Consultants; and Jean DeMouthe, San Mateo County reviewing
geologist, excavated a second exploration trench, approximately 73 feet long and

10 feet deep, which shadowed the building site diagonally across the property (see
Attachment H). The results of the second exploratory trench were that no evidence of
active or Holocene faulting or shear was found. Based on these observations, it is the
opinion of the applicants’ geologist as well as the County reviewing geologist that the
probability is very low that surface faulting will affect the proposed house.

3  House location on the property.

The last item of the appeal discusses the placement of the house on the property.
The neighbor located at 871 San Ramon Avenue has an unconventional placement
of their home due to geotechnical factors that prevented her from placing her
home in a traditional placement. The neighbor’s home is located at an angle and
has a reduced side yard setback along the side shared with the applicants. That
neighbor would like to see a reduction in mass of the proposed house because she
does not want to see it from her front porch.

Response: The applicants have proposed a house that is consistent with all of the
required zoning regulations for the R-1/5-17/DR/CD/GH Zoning District. In addition,
the design of the house was reviewed with the Coastside Design Review Officer for
conformance with the Coastside Design Review Regulations and the Community
Design Manual and found to be consistent. Staff believes the house provides good
articulation on three of its four sides. The Zoning Hearing Officer conditioned the
project to have a 10-foot side yard setback from this neighbor’s property and a 5-foot
side yard setback from the other side property line to try to accommodate this ncighbor.
The Planning Commission then revised the condition to provide 7 5-foot side yard
setbacks from both side property lines to try to accommodate the neighbors on both
side of the project. Staff does not recommend any changes to the placement, size or
mass of the house on the property.

B. ENVIRONMENTAL REVIEW

A Negative Declaration was circulated for a 21-day review period, pursuant to the
Califormia Environmental Quality Act guidelines, from February 2, 2000 to February 22,
2000. No comments were received.



C. REVIEWING AGENCIES

Building Inspection Section
Department of Public Works
Environmental Health Division
Geotechnical Section

Point Montara Fire Protection District
Montara Sanitary District

Mid-Coast Community Council

ATTACHMENTS

Recommended Findings and Conditions of Approval

Copics of Appeal Applications

Location Map

Site Plan

Floor Plans

Elevations

Memo from Environmental Health regarding Proposed Well Location
Geotechnical Report prepared by David Buckley dated December 14, 2000
July 12, 2000 Staff Report to the Planming Commission

July 13, 2000 Planning Commission Decision Letter

F-moTHUawR
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Attachment A

County of San Mateo
Environmental Services Agency

RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL

Permit or Project File Number: Hearing Date: October 17, 2000
PLN 1999-00244

Prepared By: Sara Bortolussi For Adoption By: Board of Supervisors

RECOMMENDED FINDINGS

Regarding the Coastal Development Permit, Find:

1. That the project, as described in the application and accompanying materials required by
Zoning Regulations Section 6328.7 and as conditioned in accordance with Section 6328.14,
conforms with the plans, policies, requirements and standards of the San Mateo County
Local Coastal Program, as stated in the staff report

2. That the project conforms to the specific findings required by the policies of the San Mateo
County Local Coastal Program, as stated in the staff report.

3. That the number of building permits for construction of single-family residences other than
for affordable housing issued 1n the calendar year does not exceed the limitations of
Policies 1.22 and 1.23 as stated in Section 6328.19 of the Zoning Regulations.

Regarding the Design Review, Find.

4.  That the project conforms with the guidelines and standards in Section 6565.7 and the other
provisions of Chapter 28.1 of the San Mateo County Zoning Regulations and the
Community Design Manual for the reasons stated in the staff report

Regarding the Environmental Review, Find:

5. That the Negative Declaration is complete, correct, adequate, and prepared in accordance
with the California Environmental Quality Act and applicable State and County Guidelines.

6  That, on the basis of the Initial Study, comments received hereto, and testimony presented
and considered at the public hearing, that there is no substantial evidence that the project if
subject to the mitigation measures contained in the negative declaration, will have a
significant effect on the environment
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That the Negative Declaration reflects the independent judgement of San Mateo County

That the mitigation measures identified in the Negative Declaration, agreed to by the
applicants, placed as conditions on the projcct, and identified as part of this public hearing,
have been incorporated into the Mitigation Monitoring and Reporting Plan in conformance
with California Public Resources Code Section 21081 6.

RECOMMENDED CONDITIONS OF APPROVAL

Planning Division

1.

This approval applies only to the proposal, documents and plans described in this report
and submitted to the Planning Division on April 14, 1999, and approved by the Board of
Supervisors on October 17, 2000. Minor revisions or modifications to the project may be
approved by the Planning Director if they are consistent with the intent of and in substantial
conformance with this approval.

The Coastal Development Permit shall be valid for onc year from the date of approval.
Any extensions of this permit shall require submttal of a request for permit extension and
payment of applicable extension fees, no less than thirty (30) days prior to expiration.

In the event that a public water supply becomes available, the applicants shall switch to this
alternative.

Prior to the issuance of a building permit, the applicants shall submit color and material
samples of the proposed project, for approval by the Planning Director, and verified prior
to a final inspection for a building permit

During project construction, the applicants shall, pursuant to Section 5022 of the San
Mateo County Ordinance Code, mmimize the transport and discharge of stormwater runoff
from the construction site into storm drain systems and water bodies 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 15 and April 15.

c. Removing spoils promptly, and avoiding stockpiling of fill matcrials, when rain 1s
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 maintaining vehicles on-site, except in an area
designated to contain and treat runoff.
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11.

13

f.  Limiting and timing applications of pesticides and fertilizers to avoid polluting runoff.
All new utility lines to the proposed project shall be installed underground.

At the building permit application stage, the applicants shall submit the geotechnical report,
prepared by David Buckley, dated September 22, 1999, as well as any additional reports
prepared by David Buckley regarding investigations on this property in accordance with
the standards of the San Mateo County Geotechnical Section to the Building Inspection
Section with the mitigation recommended 1n the geotechnical report adhered to, including
all requirements of the Geotechnical Scction of San Mateo County.

At the time of application for a building permit, an erosion and sediment control and
stormwatcr management plan shall be submitted for review and approval by the Planning
Diviston.

The applicants are required to monitor the noise levels at the site so that the proposed
construction activity will not exceed 80 dBA level at any one moment. In addition, all
construction activities shall be limited to the hours from 7-00 a m. to 6:00 p.m , Monday
through Friday, and 9:00 a.m. to 5:00 p m. on Saturday. Construction operations shall be
prohibited on Sunday and any national holiday.

The applicants are required to submit a stormwater management plan prepared by a civil
engineer, which delineates permanent stormwater controls to be in place throughout the
grading, building and life of the project

The applicants shall ensure that if during construction or grading, archaeological traces
(human remains, concentrations of shell, bone, rock or ash) are uncovered, all excavations
within a 30-foot radus shall be halted, the Planning Division shall be notified, and a
qualified archaeologist shall assess the situation and propose appropriate measures.

Height verification shall be required at various stages during construction and confirmed in
writing at each stage by the project engineer. The site plan shall show:

a  The baseline elevation datum point as established by a licensed land surveyor or
engineer This datum point must be located so that it will not be disturbed by
construction activities. This datum point shall be used during construction to verify
the elevation of the finished floors relative to the site’s existing natural grade.

b  The natural grade elevations at a mninimum of four significant corners of the structure’s
footprint.

c. The elevations of the proposed finished grades, where applicable.
d. The ridgeline elevation of the highest point on the roof.

The applicants shall submit a landscap: plan in accordance with the “Landscape Plan
Guidelines — Minimum Standards > for review and approval by the Planning Director
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15.

following consultation with the appellants. Areas in front of the property that do not

contain trees or shrubs shall be planted with groundcover. An irrigation plan for the front
area and sides shall be submitted with the planting plan. Upon submittal of the landscape
plan, the applicants shall pay a review fee based on the fee schedule in effect at that time.

The applicants shall record the following deed restriction with the County Recorder, which
binds the applicants and any successors in interest on the parcel deed prior to application
for a building permit. The applicants shall submit a copy to the Planning Division

“This property is located in Zone 3 of the Seal Cove Geologic Hazards District established
by Section 6296 of the San Mateo County Ordinance Code, Zoning Annex. Maps of this
district are on file with the County Geologist and the Planning Division, Environmental
Services Agency, San Mateo County.”

The applicants shall revise the site plan prior to building permit application to reflect side
yard setbacks of 7.5 feet on each side

Building Inspection Section

16.

17.

18.

At the time of application for a building permit, a boundary survey will be required.

An automatic fire sprinkler system will be required This permit must be issued prior to or
in conjunction with the building permit.

A site drainage plan will be required which will demonstrate how roof drainage and surface
runoff will be handled

Department of Public Works

19.

20

21.

Prior to the issuance of the building permit, the applicants will be required to provide
payment of “roadway mitigation fees” based on the square footage (assessable space) of the
proposed residence per Ordinance #3277.

The applicants shall submit, for review by the Department of Public Works, a plan and
profile of the existing roadway, including adequate topography to confirm centerline
elevations at the driveway and existing roadway drainage

The applicants shall submit a “revised” driveway “plan and profile” that includes “vertical
curves” at both the property line and at the garage, to the Department of Public Works,
showing the driveway access to the parcel (garage slab) complying with County standards
for driveway slopes (not to exceed 20%) and to County standards for driveways (at the
property line) being the same elevation as the center of the access roadway The driveway
plan shall also include and show specific provisions and details for handling both the
existing and the proposed drainage.



22.

23.

The applicants shall not place a concrete driveway within the road right-of-way. Within
the right-of-way, the driveway shall consist of a minimum of six inches of Class 2
aggregate base and two inches of asphalt.

No construction work within the County right-of-way shall begin until Public Works
requirements for the issuance of an encroachment permit, including review of applicable
plans, have been met and an encroachment permit issued by the Department of Public
Works

Environmental Health Division

24.

Prior to the building permit application stage, the applicants shall obtain a well permit and
construct a well meeting quality and quantity standards.

Point Montara Fire Protection District

25.

26.

29

30.

31.

Municipal water supplies shall be used to supply sprinkler systems. In areas without a
municipal water supply, an approved water tank large enough to accommodate domestic
demand and the sprinkler system design flow for at least 15 minutes 1s required.

The Uniform Building Code Section 903.3, Appendix III-A Section 5.1, states that “The
minimum fire flow and flow duration requirements for one- and two-family dwellings
having a fire area which does not exceed 3,600 sq. ft shall be 1,000 gallons per minute.”

Fire hydrants must be “Clow 960 or equivalent, alternate hydrants must be approved by
the District Fire hydrants for normal fire flow (1,000 GPM or less) must be no more than
500 feet apart with no part of a building greater than 250 feet from a hydrant. Hydrants
will meet all specifications of the District including color and markings Curbs in front of
fire hydrants and fire equipment will be pained red.

The Uniform Building Code requires smoke detectors on every level of a building, in every
bedroom and at a point centrally located in the corridor or area giving access to each
separate sleeping area. This requirement is for new construction and requires detectors to
be interconnected, hardwired into the building power with battery backup.

Sprinkler systems shall be installed per San Mateo County and Half Moon Bay Fire District
Ordinance. Overhead installation and hydrostatic test will be inspected as well as final
operating test In addition to the external alarm flow bell, an internal audible device will be
required 1n a normally occupied area. Underground fire sprinkler supply lines will be
inspected and flushed prior to connection. Underground fire sprinkler or hydrant service
shall be left uncovered in the area of the thrust blocks for mspection.

The County of San Mateo and Half Moon Bay Fire District Ordinance requires a Class “B”
or better roof covering or roof covering assembly.

Building identification shall be conspicuously posted and visible from the street
Temporary address numbers shall be posted prior to combustibles being placed on
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32.

33.

34

the site. The letters and numerals for permanent address numbers shall be a minimum of
4-inch stroke for residential. Such letters and numbers shall be internally illuminated and
facing the direction of access.

The applicants must have a maintained all-weather surface road for ingress and egress of
fire apparatus. This road shall be in place before combustibles are brought onto the
project site and maintained throughout construction. The Half Moon Bay Fire District
and the Uniform Fire Code requires a 20-foot minimum width for access roads to
structures. Dead-end roads greater than 150 feet in length also require a turnaround for fire
apparatus. Contact the Fire Prevention Bureau for the full standard detail and specification.
Roads leading to a single-family residence may be 16 feet wide with approval of the
District.

The all-weather surfaces shall be a minimum of six inches of compacted Class II base rock
for grades up to and including 5%, oil and screened for grades up to and including 15%,

and asphaltic concrete for grades exceeding 15%.

Plans submitted will be checked upon receipt of fees required by the District.

Montara Samtary District

35.

The project will require a sewer connection permit

SMB:ked - SMBK1481_WKU DOC
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Committee for Green Foothills

Basis for Appeal of Coastal Development Permit for a single family residence
with attached garage and drilling of a domestic well on a parcel in the Seal
Cove Area of Moss Beach

File Number PLN 1999-00244 APN: 037-259-170
Applicant: Michael and Joanne Mahon, 863 San Ramon Avenue, Moss

Beach

The project involves approval of a domestic water well on-site. Section
6328.14 of the Zoning Regulations requires that as a condition of approval of
the Coastal Development Permit there shall be demonstrated proof of the
existing availability of an adequate and potable water source for the proposed
development, and that use of the water source will not impair surface
streamflow, the water supply of other property owners, agricultural
production or sensitive habitats. Exceptions to this requirement are only for
"single family residences and any permitted use_on a parcel of 40 acres or
greater” (Section 6328.7(e) emphasis added).

In this case, the well to serve the residence is proposed in the urban mid-
coast area on a parcel of only 5147.5 square feet. Parcels within this area are
normally served by a public water system, although in a few cases individual
water wells have been drilled. These wells were subject to environmental
review and a study of water availability done by Kleinfelder.

In the Seal Cove area, the likelihood of finding an adequate and potable well
water source is problematic due to the extensive faulting of the area. For this
reason, it is even more important to ensure that proof of an adequate and
well water source be demonstrated.

Additionally, the County well ordinance requires that wells be set back 50 feet
from existing or potential new wells, and also requires wells to be set back 100
feet from sewer lines. This requirement has not been evaluated.

In reviewing the 1980 William Cotton and Associates geologic map of the
Seal Cove area, it appears that the trenching on the property may have been
done in an area that would not reveal the presence of numerous fault traces
that were identified on the adjacent property now owned by the Macias
family. See attached map. By inferring the trace from the southeast,
evidence of these fault traces may occur on the subject property and still not
be detected by the sixty foot trench that was excavated along the northwestern
boundary. A new trench should be excavated adjacent to the Macias
(formerly Ramirez) property to the southeast in order to determine whether
the fault traces mapped on their property extend onto the Mahon parcel.



Note that the Macias property was restricted from development in a

significant area of the southwestern portion of their lot and the Purcell ‘
Rhoades and Associates report states, on page 6: "An 8-feet side zone

including three fault strands was found trending across the northeastern

portion of the property and several 5-20 feet wide pervasively sheared zones

were found trending across the southwestern portion of the property”

(emphasis added). On page 7 of the same report, it states: "Therefore, we

consider that buildings placed on the southwestern portion of the lot could

not help straddling fault traces and that no structures for human habitation

should be placed there."
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regarding appeal process and alternatives
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Planning staff will prepare a report based on your appeal In order to facilitate this, your precise objections are needed For
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condittons and why?
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July 26, 2000

Basis for Appeal of Coastal Development Permit for a single-family residence with
attached garage and drilling of a domestic well on a parcel in the Seal Cover Area of

Moss Beach

File Number PLN 1999-00244 APN: 037-259-170

The basis of our appeal is .

1) Impact of proposed residence on existing Macias home

Because of the unusual site location of our house at 871 San Ramon Ave., the visual
impact and sight lines of the proposed residence in the adjoining lot, are much greater
than if the houses were to be situated at the more usual 90-degree angle. This is not the
case. Our home is built on the diagonal (see sketch). A review of the disclosure
information provided to us in 1988 when we bought the home (copy of pertinent section
attached) reports that the positioning of the building was mandated by the findings from a
geological report (Purcell, Rhoades and Associates, 1976) which concludes that,

“buildings placed on the southwest portion of the lot could not help straddling fault
traces and that no structures for human habitation should be placed there. In the
event of active movement within the San Gregorio Fault system, it must be
considered that direct offset or slow creep might occur in these zones.”

1t should be noted that the southwestern portion of the lot, which is cited in the geologica
report, adjoins the proposed Mahon residence.

S

The consequence of this diagonal placement means that the front of our (Macias) home is
placed very close to the lot line on the West. In effect, when we come out of our front
door, it will seem as if there is a 2-story house, 27 feet high, in our front yard. This
dramatic visual and physical impact of the Mahon residence will greatly reduce our
enjoyment of our home and will effectively reduce its value. Because of its mass, the
building will have a much greater than usual impact on our home than it would have on a

conventionally placed home.

2) Impact on water supply

In an area of extremely limited water supply, wells in the Seal Cove area impact all of the
property owners. (One new well has already been drilled at a house under construction at
875 San Ramon Ave.) Before granting a Coastal Development permit, the owner of the
proposed Mahon residence should be required to demonstrate an adequate water supply

as a condition of approval.

3) Fault Line
As referenced on page 1, the San Gregorio Fault runs through the Seal Cove area.

According to a report by Purcell, Rhoades and Associates, 1976, the fault line intersects
the southwestern portion of the Macias lot and the southwest portion of the Mahon lot
and instructs that “no structures for human habitation should be placed there.” The



trenching which was done on the Mahon lot was done on the north side. A new trench
should be dug in the affected area or southwest portion of the lot to reveal whether fault

traces might exist there.

Attached are signatures from our neighbors on San Ramon Avenue, who lend their
support to this appeal, a copy of the site plan from the original geological report showing
the diagonal placement of our home on the buildable portion of the Macias’ property, and
an excerpt from the Purcell and Rhoades Report of 1976.

Thank you for considering our request.
Judith and Mois Macias

871 San Ramon Avenue
Moss Beach, CA 94038



Subject: Property owned by Michael & Joanne Malon
Location: San Ramon Avenue, Moss Beach .
APN: 037-259-170

March 15, 2000

We, the undersigned, support the appeal to the Planning Commisston made by Judith and
Mois Macias (of 871 San Ramon Avenue, Moss Beach, CA, 94038), that asks for
modifications m the busldese—and site plans for the property owned by Michael and
Joanne Mahon on San Ramon Aycnue
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Forecast return periods (in years) of peak ground accelerations in the Half Moon Bay area are
127 yeors for 0.3 g, 97 years for 0.25 g, 71- years for 0.20 g and 47.' years for 0.15 g

(San Mateo Seismic Safety, 1975). We recommend that this data be consulted as a

guide for design and planning purposes noting that 6\5% peak ground acceleration is

equivalent to the sustained acceleration (Ploessel and Slosson, 1974), which-is-used -

as the design value. :

In the event of a major earthquake, private services and public utilities may be disrupted.

To mitigate the threat of fire resulting from such an event, we recommend that gas burning

appliances such as water heaters which may be toppled by an earthquake should ‘be

anchored to adjacent walls. -
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Based on the various lines of geological evidence obtained within fhe study site, it
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Attachment: C

Applicant. Joanne & Michael Mahon
File Numbers: PLN1999 00244
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To Sara Bortoluss; October 25, 2000
From- Stan Low
Subject PLN1999=66744

863 San Ramon

Moss Beach, Ca

The appliant, Mrs Mahon, has submuitted an application for a well construction. As part of the
application, a site map showing the well location and the 50ft setback for all sewer latrals and
sewer mains werc submitted. On October 25, 2000, a survey of the parcel was conducted to
confirm the location of the well with the setback requircments mecting current standards The
applicant has met the requirements for the proposed well construction and I will 1ssue the well
construction permit pending approval of the coastal development permit from the Planning Dept
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Decemper 14, 2000 ‘

Job #99176.8

13

Michael & Joanne Mahon
P.O. Box 86
Weimar, CA 95736

RE: RESPONSE TO COUNTY REVIEW
Proposed Residence
863 San Ramon Avenue
Moss Beach, California
County File #9A-221

Dear Mr. & Mrs. Mahon:
INTRODUCTION

As requested, we are responding to the latest San Mateo County
Review 11-13-00 memo emailed from Ms. Sara Bortolussi, County
Planner. This latest review again raises the i1ssue of surface
faulting affecting the referenced property, located on the east
side of San Ramon Avenu= at the 1ntersection with San Lucas .
Avenue. This region 1s underlain by late Pleistocene marine
terrace deposits that rest upon Pliocene Purisima Formation
sedimentary rocks and Cretaceous granitic rocks.

As suggested by the C(Courty, we have excavated a second
exploration trench shadow~wing the proposed building area (Site
Plan, Plate 1). The trench, 73 feet long and 10 feet deep, was
observed by three California Certified Engineering Geologists:
David Buckley of Buckley Engineering Associates, Joel Baldwain,
Earth Investigations Consultants and Jean DeMouthe, San Mateo
County Reviewing Geologist.

OBSERVATIONS
The trench encountered flat-lying, continuous, so1l and
Pleistocene marine terrace units: Unit 1, a gray to gray-brown
sandy clay with some fine angular gravel (A-Horaizon); Unit 2, a

yellowish brown, silty, clayey sand with fine angular gravel,
massive and coarsening downward; and Unit 3, a reddish brown to
gray-brown, interbedded, medium- to coarse-grained, friable

sand.

[}
(%



Mike & Joanne Mahon Page 2
Response to Review

The contact Dbetween the Unit 1 and wunderlying Unit 2
undulated; the topsoil thickened toward each end of the trench.
In addition, the top of Unit 2 contained high-angle to near-
vertical, generally northward to northeastward trending
fractures 1lluviated with Unit 1 material.

The gradational contact between Unait 2, clayey sand and Unit 3

si1lty sand dips slightly to the west. Unit 3 was encounterea
from a depth of 7 to 8 feet and extended to the bottom of the
trench. The 1in-filled fractures 1in Unit 2 do not extend

downward into Unit 3, and there was no evidence of vertical
offset within any of the units.

PURCELL-RHOADES SHEAR ZONES

In their investigation for the adjacent property to the south,
Purcell-Rhoades & Associates (PRA, 1976) 1i1dentified ™fault

gouge” 1in four different places 1in their fault trench. The
three PRA “fault” zones were projected onto our trench. Refer
to the Site Plan and Trench Log, Plates 1 & 2. These zones
correspond somewhat with the deeper Unit 1 zones i1dentified in
our trench. However, we did not encounter fault gouge in the
trench.

CONCLUSIONS

We did not encounter any evidence of active or Holocene
faulting or shear, as would be reflected by truncated or offset
sol1ls or terrace beds or gouge zones within units exposed 1in
our trench. On the basis of the geologic relationships
revealed i1n the exploratory trench, the previous mapping of
fault zones by PRA on the adjacent property 1s unsubstantiated
at this saite. The high angle fractures that terminate within
the upper 6 feet of the soil profile are, i1n our opainion,
related to strong ground shaking from past major earthquakes
and/or gravitational dilation of the marine terrace.
Consequently, on the basis of our observations, 1t 1s our
opinion that the probability 1s very low that surface faulting
w1ll affect the proposed house at 863 San Ramon Avenue Moss
Beach, California.



Mike & Joanne Mahon Page 3
Response to Review

We trust that this letter provides the 1information needed at
this time. If you have any questions, please call.

Very truly yours,

BUCKLEY ENGINEERING ASSOCIATES
m/{h/f&\/‘-%

Davad W. Buckley

Engineering Geologist 1110

Q,,/( £ Bk, \P5)

Joel E. Baldwin, II
Engineering Geologist 1132

Enclosures: Site Plan, Plate 1
Trench Log, Plate 2

Distribution: 1 to Mr. & Mrs. Mahon ‘
2 to San Mateo County Planning Office
Attn: Ms. Sara Bortolussa
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T+~m #5/Mahon/Macias/Tate

,ular Agenda

COUNTY OF SAN MATEO

PLANNING AND BUILDING DIVISION

Date: July 12, 2000

FILE COPY

To: Planning Commission
From: Planning Staff

Subject: EXECUTIVE SUMMARY: Consideration of an appeal of the Zoning Hearing
Officer’s decision to approve a Coastal Development Permit, pursuant to Section
6328.4 of the San Mateo County Zoning Regulations and certification of a Negative
Declaration, pursuant to the California Environmental Quality Act, to allow the
construction of a new 2,629 sq. ft. single-family residence with an attached garage
and drilling a domestic well on a parcel in the Seal Cove area of unincorporated Moss
Beach. This project is appealable to the California Coastal Commission.

PROPOSAL

The applicants propose construction of a new 2,629 sq ft. single-family residence with an
attached garage and drilling a well for domestic use.

RECOMMENDATION

Uphold the decision of the Zoning Hearing Officer and approve the Coastal Development
Permit, PLN 1999-00244, by making the required findings and adopting the conditions of
approval contained in Attachment A.

BACKGROUND

The proposed project was originally heard before the Zoning Hearing Officer on March 2, 2000.
The Zoning Hearing Officer conditionally approved the project on March 2, 2000, with a slight
modification to the side yard setbacks. The project was appealed during the appeal period by
neighbors on both sides of the applicants’ property for reasons of view protection. The appli-
cants have proposed a development on the property that is consistent with the goals, policies and
objectives of the San Mateo County General Plan, Local Coastal Program, Coastside Design
Review Guidelines and the Community Design Manual. Staff is recommending that the
Planning Commission deny the appeals and uphold the decision of the Zoning Hearing Officer
by approving the Coastal Development Permit.

SB.fc — SMBK0934_WFU.DOC



COUNTY OF SAN MATEO

PLANNING AND BUILDING DIVISION

Date: July 12,2000

To: Planning Commission
From: Planning Staff

Subject: Consideration of an appeal of the Zoning Hearing Officer’s decision to approve a
Coastal Development Permit, pursuant to Section 6328.4 of the San Mateo County
Zoning Regulations and certification of a Negative Declaration, pursuant to the
California Environmental Quality Act, to allow the construction of a new 2,629 sq. ft.
single-family residence with an attached garage and drilling a domestic well on a
parcel in the Seal Cove area of unincorporated Moss Beach. This project is
appealable to the California Coastal Commission.

File Number: PLN 1999-00244 (Mahon)

PROPOSAL

The applicants propose construction of a new 2,629 sq. ft. single-family residence with an
attached garage and drilling a well for domestic use.

RECOMMENDATION

Deny the appeal, uphold the decision of the Zoning Hearing Officer, and approve the Coastal
Development Permit, PLN 1999-00244, by making the required findings and adopting the
conditions of approval contained in Attachment A.

BACKGROUND

Report Prepared By: Sara Bortolussi, Project Planner, Telephone 650/363-1839
Appellants: Judith Macias and Jeff Tate

Owners/Applicants: Michael and Joanne Mahon

Location: 863 San Ramon Avenue, Moss Beach

APN: 037-259-170

Size: 5,147.5 sq. ft.
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. Existing Zoning: R-1/S-17/DR/CD/GH (Single-Family Residential/5,000 sq fi. minimum parcel
size/Design Review/Coastal Development/Geologic Hazards)

- General Plan Designation: Medium Density Residential-— - - e
Existing Land Use: Vacant
Environmental Evaluation: A Negative Declaration was circulated for a 21-day review period,
pursuant to the California Environmental Quality Act guidelines, from February 2, 2000 to
February 22, 2000. No comments were received.
Setting: The 5,147.5 sq. ft. site is located on San Ramon Avenue in the Seal Cove area of

unincorporated Moss Beach. The site is characterized by level terrain and is situated between
two developed parcels with single-family residences. There are no existing trees or shrubs on the

parcel.
Chronology:
Date Action
April 14, 1999
. February 2, 2000

February 22, 2000

Application filed.

Environmental document posted.

End of 21-day comment period for environmental document.

March 2, 2000 Zoning Hearing Officer conditionally approved the project.

March 15, 2000 Appeals filed.

July 12, 2000 Planning Commission public hearing.

DISCUSSION

This item was originally reviewed before the Zoning Hearing Officer at a public hearing on
March 2, 2000. At that hearing, the Zoning Hearing Officer listened to testimony from the
public and the applicants and approved the application with a modification to the site plan. The
Zoning Hearing Officer requested that the applicants revise the location of the house by
switching the proposed right and left side yard setbacks to accommodate the concerns of

Mrs. Macias. The key issues of the appcals are listed in bold type with staff’s response
following each comment. A copy of the appeal letters is included as Attachment B.
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A. KEY ISSUES OF THE APPEALS

1.

Protection of Views

The main concern mentioned in the appeals appears to be the protection of their
private views with more specific requests for the erection of story poles, reduction of
the mass of the proposed house as well as a reduction in the required rear yard
setback. With regard to the protection of private views, the Local Coastal Program
(LCP) makes special provisions for protecting public views and views from public
viewpoints as noted in LCP Policies 8.5 and 8.13, however, does not have provisions
for the protection of private views. County Zoning Regulations do not recognize or
protect a right to preservation of private views. County Design Review Regulations
provide some discretion to regulate the height and location of structures to minimize
impacts on existing views in order to achieve a proper balance with surrounding site
conditions. Staff has examined but does not find any adjustments to height or
location that would resolve the issues here.

a. Erection of Story Poles

One request made was for the erection of story poles to determine the impact of
the house if erected on the property. Story poles are generally used to determine
the height of proposed structures especially when the structure is proposed
within a scenic corridor. The proposed structure is not within a designated
scenic corridor; thus, staff would not recommend that story poles be erected.

b. Reduce the Massing of the House

A second request in addressing the protection of views was to reduce the mass
of the proposed house. Staff has evaluated the proposed design of the house, as
well as reviewed the design with the Coastside Design Review Officer, and
determined that the design of the house provided good articulation with respect
to the front, rear and west side elevations thus a reduction in the mass of the
house was not required. Staff made a subsequent site visit to re-evaluate the
surrounding houses in the neighborhood and found that many houses have less
articulation than the proposed house.

¢. Reduce the Rear Yard Setback

The third request in addressing the protection of views was to reduce the
required rear yard setback for the proposed house. The applicants are proposing
a rear yard setback of 20 feet 6 inches. The required rear yard setback in this
zoning district is 20 feet. The maximum the proposed house could be shifted to
the rear of the property is 6 inches while remaining in compliance with the
zoning regulations. The applicants have proposed a house that meets the zoning
regulations of this zoning district. Staff could not support a reduction in the rear
yard setback in order to allow the neighbor to retain a private view. As men-
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tioned above, there are no policies that allow for the protection of private views,
only for the protection of public views.

Location of the House Relative to Side Yard Setbacks

The second main issue discussed in the appeals was the location of the house relative

to the side property lines. The proposed location placed the house with a 10-foot side
yard setback on the north side and a 5-foot side yard setback on the south side. Due
to concerns of the appellant at the Zoning Hearing Officer’s public hearing, the
Zoning Hearing Officer required the applicants to switch the proposed setbacks for
the house by requiring a full 10 feet on the south side and 5 feet on the north side.
The applicants requested a compromise of 7.5 feet; however, the Zoning Hearing
Officer required a full 10 feet along this side. The other appellant has concerns about
only a 5-foot side yard setback between his property and the proposed house.
Perhaps a solution to the concerns of both the neighbors would be to allow a 7.5-foot
side yard setback on both the north and south sides of the property.

CONFORMANCE WITH ZONING REGULATIONS

The proposed project was submitted to the Planning Division on April 14, 1999. This
project was filed prior to the Board of Supervisors’ adopting the “Urgency Interim
Ordinance Affecting Single-Family Residential (R-1) Zoning Districts in the Mid-Coast
Area,” thus this project must meet the zoning regulations in effect prior to January 11,

2000. The proposed single-family residence does meet the requirements for this district.
These requirements are summarized in the table below.
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Minimum Parcel SlZC 5,000 sq. ft 5,147.5 sq ft.
Minimum Parcel Width 50 feet 51.48 feet
Front Yard 20 feet 20 feet
Side Yards 15 feet total, 5 feet 5 feet and 10 feet
minimum
Rear Yard 20 feet 20 feet 6 inches
Lot Coverage 35% (1,801.6 sq. {t.) 33.6% (1,729.5 sq. ft.)
Height 28 feet 27 feet
ALTERNATE ACTION

If the Planning Commission wishes to uphold the appeal and deny this project based on
information in this staff report and testimony at this hearing, you may wish to continue the
matter and direct staff to prepare findings for denial.



ENVIRONMENTAL REVIEW

A Negative Declaration was posted on February 2, 2000, with a 21-day review period
extending through February 22, 2000. No comments were received.

REVIEWING AGENCIES

Building Inspection Section
Department of Public Works
Environmental Health Division

Point Montara Fire Protection District
Montara Sanitary District

Mid-Coast Community Council

REVIEW BY THE MID-COAST COMMUNITY COUNCIL

The Mid-Coast Community Council submitted their referral in November 1999 and their
recommendation was to reduce the mass by adding design details and offsets to break up
the massive wall elevations. Staff reviewed the plans, visited the project site and observed
the houses in the neighborhood as well as discussed the design with the Coastside Design
Review Officer. After this review, it is staff’s belief there is good articulation with respect
to the front, rear and west side elevations as submitted. Staff does not believe that the
elevations are “massive.”

ATTACHMENTS

Cowp

Recommended Findings and Conditions of Approval

Appeal Letters and Accompanying Materials from Judith Macias and Jeff Tate

Zoning Hearing Officer Decision Letter Dated March 3, 2000

Zoning Hearing Officer Staff Report and Addendum with Attachments and Maps Dated

March 2, 2000

SB:fc — SMBK0935_WFU.DOC
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ATTACHMENT A

RECOMMENDED FINDINGS AND CONDITIONS OF
APPROVAL



Attachment A

County of San Mateo
Planning and Building Division

RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL

Permit or Project File Number: PLN 1999-00244 Hearing Date: July 12, 2000
Prepared By: Sara Bortolussi For Adoption By: Planning Commission
RECOMMENDED FINDINGS

Regarding the Coastal Development Permit, Find:

1.  That the project, as described in the application and accompanying materials required by
Zoning Regulations Section 6328.7 and as conditioned in accordance with Section 6328.14,
conforms with the plans, policies, requirements and standards of the San Mateo County
Local Coastal Program, as stated in the staff report.

2. That the project conforms to the specific findings required by the policies of the San Mateo
County Local Coastal Program, as stated in the staff report.

3. That the number of building permits for construction of single-family residences other than

for affordable housing issued in the calendar year does not exceed the limitations of
Policies 1.22 and 1.23 as stated in Section 6328 19 of the Zoning Regulations.

Regarding the Design Review, Find:

4.  That the project conforms with the guidelines and standards in Section 6565.7 and the other
provisions of Chapter 28.1 of the San Mateo County Zoning Regulations and the
Community Design Manual for the reasons stated in the staff report.

Regarding the Environmental Review, Find:

5. That the Negative Declaration is complete, correct and adequate and prepared in accor-
dance with the California Environmental Quality Act and applicable State and County
guidelines.

6. That, on the basis of the Initial Study and comments received hereto, there is no evidence
that the project, subject to the mitigation measures contained in the Negative Declaration,
will have a significant effect on the environment.

7.  That the Negative Declaration reflects the independent judgment of San Mateo County.



RECOMMENDED CONDITIONS OF APPROVAL

Planning Division

1.

This approval applies only to the proposal, documents and plans described in this report
and submitted to the Planning Division on April 14, 1999, and approved by the Planning
Commission on July 12, 2000. Minor revisions or modifications to the project may be
approved by the Planning Director if they are consistent with the intent of and in substantial
conformance with this approval.

The Coastal Development Permit shall be valid for one year from the date of approval.
Any extensions of this permit shall require submittal of a request for permit extension and
payment of applicable extension fees, no less than thirty (30) days prior to expiration.

In the event that a public water supply becomes available, the applicants shall switch to this
alternative.

Prior to the issuance of a building permit, the applicants shall submit color and material
samples of the proposed project, for approval by the Planning Director, and verified prior
to a final inspection for a building permit.

During project construction, the applicants shall, pursuant to Section 5022 of the San
Mateo County Ordinance Code, minimize the transport and discharge of stormwater runoff
from the construction site into storm drain systems and water bodies 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 15 and April 15.

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 maintaining vehicles on-site, except in an area
designated to contain and treat runoff.

f.  Limiting and timing applications of pesticides and fertilizers to avoid polluting
runoff.

All new utility lines to the proposed project shall be installed underground.



10.

11.

12.

13.

At the building permit application stage, the applicants shall submit the geotechnical report,
prepared by David Buckley, dated Septzmber 22, 1999, in accordance with the standards of
the San Mateo County Geotechnical Section to the Building Inspection Section with the

-mitigation recommended-in the geotechnical report-adhered to, including all requirements

of the Geotechnical Section of San Mateo County.

At the time of application for a building permit, an erosion and sediment control and
stormwater management plan shall be submitted for review and approval by the Planning
Division.

The applicants are required to monitor the noise levels at the site so that the proposed
construction activity will not exceed 80 dBA level at any one moment. In addition, all
construction activities shall be limited to the hours from 7:00 a.m. to 6:00 p.m., Monday
through Friday, and 9:00 a.m. to 5:00 p m. on Saturday. Construction operations shall be
prohibited on Sunday and any national holiday.

The applicants are required to submit a stormwater management plan prepared by a civil
engineer, which delineates permanent stormwater controls to be in place throughout the
grading, building and life of the project

The applicants shall ensure that if during construction or grading, archaeological traces
(human remains, concentrations of shell, bone, rock or ash) are uncovered, all excavations
within a 30-foot radius shall be halted, the Planning Division shall be notified, and a
qualified archaeologist shall assess the situation and propose appropriate measures.

Height verification shall be required at various stages during construction and confirmed in
writing at each stage by the project engineer The site plan shall show:

a.  The baseline elevation datum point as established by a licensed land surveyor or
engineer. This datum point must be located so that it will not be disturbed by
construction activities. This datum point shall be used during construction to verify
the elevation of the finished floors relative to the site’s existing natural grade.

b.  The natural grade elevations at a minimum of four significant corners of the
structure’s footprint.

c.  The elevations of the proposed finished grades, where applicable.
d.  The ridgeline elevation of the highest point on the roof.

The applicants shall submit a landscape plan in accordance with the “Landscape Plan
Guidelines — Minimum Standards” for review and approval by the Planning Director. The
goal of the required landscape plan is to soften the impact of the building from the street.
The plan shall include a minimum of two (2) trees in front of the property and two (2) trees
somewhere else on the property. A minimum of fifteen (15) shrubs shall be included in the



14.

15.

design for the front and sides of the residence. Areas in the front of the property that do not
contain trees or shrubs shall be planted with ground cover. An irrigation plan for the front
arca and sides shall be submitted with the planting plan. Upon submittal of the landscape
plan, the applicants shall pay a review fee based on the fee schedule in effect at that time.

The apphcants shall record the followmg deed restriction w1th the County Recorder, whlch
binds the applicants and any successors in interest on the parcel deed prior to application
for a building permit. The applicants shall submit a copy to the Planning Division:

“This property is located in Zone 3 of the Seal Cove Geologic Hazards
District established by Section 6296 of the San Mateo County Ordinance
Code, Zoning Annex. Maps of this district are on file with the County
Geologist and the Planning Division, Environmental Services Agency, San
Mateo County.”

The applicants shall revise the site plan prior to building permit application which reflects a
side yard setback of 10 feet on the south side and 5 feet on the north side. This setback
may be reduced to 7.5 feet on each side if the engineering geologist, David Buckley states
that it would be unsafe to locate the foundation over the seismic trench excavated during
his geologic investigation. Prior to reaching such conclusion, Mr. Buckley must investigate
the following measures:

a.  Compacting the seismic trench to 95% compaction.
b.  Moving the foundation footings or piers to avoid the trench.

c.  Placing the foundation footings or picrs below the level of the seismic trench.

Building Inspection Section

16. At the time of application for a building permit, a boundary survey will be required.

17.  An automatic fire sprinkler system will be required. This permit must be issued prior to or
in conjunction with the building permit.

18. A site drainage plan will be required which will demonstrate how roof drainage and surface
runoff will be handled.

Department of Public Works

19.  Prior to the issuance of the building permit, the applicants will be required to provide

payment of “roadway mitigation fees” based on the square footage (assessable space) of the
proposed residence per Ordinance #3277.
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20.

21.

22.

23.

The applicants shall submit, for review by the Department of Public Works, a plan and
profile of the existing roadway, including adequate topography to confirm centerline
elevations at the driveway and existing roadway drainage.

The applicants shall submit a “revised” driveway “‘plan and profile” that includes “vertical
curves” at both the property line and at the garage, to the Department of Public Works,
showing the driveway access to the parcel (garage slab) complying with County standards
for driveway slopes (not to exceed 20%) and to County standards for driveways (at the
property line) being the same elevation as the center of the access roadway. The driveway
plan shall also include and show specific provisions and details for handling both the
existing and the proposed drainage.

The applicants shall NOT place a concrete driveway WITHIN the road right-of-way.
Within the right-of-way, the driveway shall consist of a minimum of 6 inches of Class 2
aggregate base and 2 inches of asphalt.

No construction work within the County right-of-way shall begin until Public Works
requirements for the issuance of an encroachment permit, including review of applicable
plans, have been met and an encroachment permit issued by the Department of Public

Works.

Environmental Health Division

24.

Prior to the building permit application stage, the applicants shall obtain a well permit and
construct a well meeting quality and quantity standards.

Point Montara Fire Protection District

25.

26.

27.

28.

Municipal water supplies shall be used to supply sprinkler systems. In areas without a
municipal water supply, an approved water tank large enough to accommodate domestic
demand and the sprinkler system design flow for at least 15 minutes is required.

The Uniform Building Code Section 903.3, Appendix III-A Section 5.1, states that “The
minimum fire flow and flow duration requirements for one- and two-family dwellings
having a fire area which does not exceed 3,600 sq. ft. shall be 1,000 gallons per minute.”

Fire hydrants must be “Clow 960” or equivalent, alternate hydrants must be approved by
the District. Fire hydrants for normal fire flow (1,000 GPM or less) must be no more than
500 feet apart with no part of a building greater than 250 feet from a hydrant. Hydrants
will meet all specifications of the District including color and markings. Curbs in front of
fire hydrants and fire equipment will be pained red.

The Uniform Building Code requires smoke detectors on every level of a building, in every
bedroom and at a point centrally located in the corridor or area giving access to each
separate sleeping area. This requirement is for new construction and requires detectors to
be interconnected, hardwired into the building power with battery backup.
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29.
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31.

32.

33.

34.

Sprinkler systems shall be installed per San Mateo County and Half Moon Bay Fire District
Ordinance. Overhead installation and hydrostatic test will be inspected as well as final
operating test. In addition to the external alarm flow bell, an internal audible device will be
required in a normally occupied area. -Underground fire sprinkler supply lines will be
inspected and flushed prior to connection. Underground fire sprinkler or hydrant service
shall be left uncovered in the area of the thrust blocks for inspection.

The County of San Mateo and Half Moo
or

e teo and Half Moon Bay Fire District Ordinance requires a Class “B”
better roof covering or roof covering assembly.

Building identification shall be conspicuously posted and visible from the street. Tem-
porary address numbers shall be posted prior to combustibles being placed on the
site. The letters and numerals for permanent address numbers shall be a minimum of
4-inch stroke for residential. Such letters and numbers shall be internally illuminated and
facing the direction of access.

The applicants must have a maintained all-weather surface road for ingress and egress of
fire apparatus. This road shall be in place before combustibles are brought onto the
project site and maintained throughout construction. The Half Moon Bay Fire District
and the Uniform Fire Code requires a 20-foot minimum width for access roads to struc-
tures. Dead end roads greater than 150 feet in length also require a turnaround for fire
apparatus. Contact the Fire Prevention Bureau for the full standard detail and specification.
Roads leading to a single-family residence may be 16 fect wide with approval of the
District.

The all-weather surfaces shall be a minimum of 6 inches of compacted Class II base rock
for grades up to and including 5%, oil and screened for grades up to and including 15%,
and asphaltic concrete for grades exceeding 15%.

'Plans submitted will be checked upon receipt of fees required by the District.

Montara Sanitary District

35.

The project will require a sewer connection permit.

SB:fc — SMBK0935_WFU.DOC
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APPEAL LETTERS AND ACCOMPANYING MATERIALS
FROM JUDITH MACIAS AND JEFF TATE
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March 16, 2000

We wish to appeal the decision of the Zoning Officer who approved the site and building
plans for a single-family house to be built on San Ramon Avenue by Joann and Michael
Mahon. -The basis of our appeal is that, because of the unusual site location of our house
at 871 San Ramon Ave., the visual impact and sight lines of the proposed house will be
much greater than if the houses were to be situated at the more usual 90 degree angle.
This is not the case. Our home is built on the diagonal (see sketch). A review of the
disclosure information provided to us in 1988 when we bought the home (copy of
pertinent section attached) reports that the positioning of the building was mandated by
the findings from a geological report (Purcell, Rhoades and Associates, 1976) which

concludes that,

“buildings placed on the southwest portion of the lot could not help straddling fault traces
and that no structures for human habitation should be placed there. In the event of active
movement within the San Gregorio Fault system, it must be considered that direct offset
or slow creep might occur in these zones.”

It should be noted that the southwestern portion of the lot which is cited in the geological
report adjoins the proposed Mahon residence

The consequence of this diagonal placement means that the front of our home is placed
very close to the lot line on the West. When we remodeled our home in 1996, a new
front entry was built. Ocean views from the entry and from the second story windows
will be completely blocked by the proposed Mahon residence. In effect, when we come
out of our front door, it will seem as if there is a 2-stroy housc in our front yard. This
dramatic visual and physical impact of the Mahon residence will greatly reduce our
enjoyment of our home and will effectively reduce its value.

The photos which are attached were taken recently on the Mahon lot; the house in the
background is ours. Photo #1° shows me in the lot, 20-feet from the street, the point at
which the Mahon garage would be located. Photo #2 shows my husband on the Mahon
lot at a distance of 30-feet from the street. Because of the diagonal placement of our
home, the new house next door will be very close. And, because of its size, the building
will have a much greater than usual impact on our home than it would have on a
conventionally placed home.

We respectfully make three requests:
1) that story poles be erected on the site so that the impact of the Mahon residence can be

better assessed; and

2) that the rear set back of the proposed residence be reduced so that the house can be
built farther back on the lot thereby reducing the visual impact of the building on our
home and loss of our view corridor to the west. Visual impact would be greatly reduced if
the Mahon house was built with the same front and rear setback as the house to the West

at 855 San Ramon; and
3) that the side yard closest to our home be a full 10-feet, rather



than the proposed 7.5 feet as proposed ty the Zoning Officer.

Attached are signatures from our neighbors on San Ramon Avenue who lend their
support to this appeal. Other attachments include a sketch of the two houses showing the

diagonal placement of our home, photos#1 and #2 ofJudith and Mois Macias on the lot—

excerpts from the Purcell and Rhoades Report of 1976 and a copy of the site plan from
the original geological report showing the buildable area on our property.

Thank you for considering our request.
Judith and Mois Macias

871 San Ramon Avenue
Moss Beach, CA 94038



Subject: Property owned by Michael & Joanne Malon
Location: San Ranon Avenue, Moss Beach

APN: 037-259-170

March 15, 2000

We, the undersigned, support the appeal to the Planning Commission made by Judith and
Mois Macias (nf 871 San Ramon Avpnnp Moss Rpaf‘h CA 040’42\ that asks for

AVAULID LViaviao Qi1 aNGix AVOSS AIvaN VIO saGl QoS AU

modlﬁcatxons in the butkdeme-and site plans for the property owned by Michael and
Joanne Mahon on San Ramon Avcnue.
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PURCELL , RHOADES & ASSOCIATES

Foundat on Engineer ng « So | Eng neer ng » Geology

Figure 1 1008 STEWART SUNNYVALE, CA - (408) 7334373

INDEX AND GEOLOGIC MAP
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It is recommended ‘that structures for human occupancy

be set back from the fault zones shown on Figure 2 a minimum of 5 feef from the
northeastern trace and on the northeast side of the southwestern traces in order to be
certain that portions of the structures will not be placed on the fault strands as noted
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Jeff Tate & JanFreya Didur 855 San Ramon Avenue
Moss Beach CA 94038-9751

‘March 30, 2000

Department of Planning & Building
County of San Mateo

To Whom It May Concem:

This letter will state our objections to the structure proposed as part of PLN 1999-
00244. We believe the project is in contravention of Policy 8.13(a), that the structure
is out of scale for the area, and that it obstructs scenic views from existing residential
areas. We further believe that if allowed to proceed as planned, the loss of space
light, and view will significantly reduce the value of our property.

Policy 8.13 (a): policy 813(a) calls for structures that are in scale with the
character of their setting, and for development that minimizes the blocking of views.

Scale: the Seal Cove area of Moss Beach, while zoned urban, is nowise urban like
San Mateo or San Bruno It is a beautiful, quiet, and relatively sparsely populated
area of the San Mateo Coast. People who live here have consciously made the
trade-off between longer commute times and a less crowded living area to which to
retumn at day's end.

The proposed structure on the lot next to ours is considerably larger than most of the
houses on San Lucas or San Ramon. It will block all light and almost all Ocean View
from our (to use your nomenclature) south side, even with a 10-foot setback. If a 5-
foot setback is used, it will feel like living in a canyon.

For reasons of inappropriate scale vis-a-vis the surrounding area, we a reduction in
the scale of the structure.

Ocean View retention: from the kitchen and from the living room, we have
views of the Ocean at Pillar Point. These views will be completely lost if the project is
executed in its current form

I have attached a diagram that shows the structure in reference to our 'south' side,
with our current ‘approximate’ view lines shown. This diagram clearly shows that,
even with a 10-foot setback, we will see nothing but house. The 5-foot setback line is
there for reference.

Mid Coast Council: from the documentation supplied, the MCC also felt that the
house was too massive for the space considering the nature of the area.
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Land Use & General Plans: the Land Use and General Plans audit
has one item which we contest: 7(b). In our opinion, this structure will most definitely
block scenic views from existing residential areas: ours.

Final Report:we would like to reference the final report, specifically item 13. Item 13
calls for trees to be planted on the property to 'soften the impact of the building from
the street. This is a curious requirement given that no other property along either
San Ramon or San Lucas has had to be 'softened’. If the house were more in
keeping in both scale and design with the rest of the area, 'softening’ would not be

required.

Further, the project calls for four trees. This is quite extraordinary to us. With a
structure that already occupies more of the lot than any other in the area, the addition
of four trees will yield a dense, dark, brooding space totally out of keeping with the
surroundings. It will further affect what little light remains to us, and it will tum the
structure over time into a dark prison.

We therefore object strongly to this landscaping plan

For these reasons, we respectfully object to the project and ask that it be reworked
with a smaller structure that leaves, at minimum, the kitchen ocean views intact.

To-bé Neighbors
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Sight Lines at 855 San Ramon after

—_ Project is completed as proposed
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ATTACHMENT C

ZONING HEARING OFFICER DECISION LETTER
DATED MARCH 3, 2000
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§ Environmental Services A ency Board of Supervisors
Rose Jacobs G bson

Richard S Gordon

Mary Gr ff n
: 13 i Jerry HIIl
Planning and Building Division e D Nevn ‘
Director of
County of San Mateo iy
Paul M Koen g
—Mail Drop PLN122 - 455 County Center.- 2nd Floor - Redwood City . Planning Administrator
California 94063 - Telephone 650/363-4161 - Fax 650/363-4849 Terry L Burnes
Please reply to: Sara Bortolussi

(650) 363-1839

March 3, 2000 PROJECT FILE

Michael and Joanne Mahon
P.O. Box 86
Weimar, CA 95736

Subject: PLN 1999-00244
Location: San Ramon Avenue, Moss Beach
APN: 037-259-170

On March 2, 2000, the Zoning Hearing Officer considered your request of a Coastal Development

Permit, pursuant to Section 6328.4 of the San Mateo County Zoning Regulations and certification

of a Negative Declaration, pursuant to the California Environmental Quality Act, to allow the '
construction of a new 2,629 sq. ft. single-family residence with an attached garage and drilling

domestic well on a parcel in the Seal Cove area of unincorporated Moss Beach.

Based on the information provided by staff and evidence presented at this hearing, the Zoning
Hearing Officer made the findings appropriate for this project and approved this project subject
to the following conditions:

FINDINGS

Regarding the Coastal Development Permit, Found:

1. That the project, as described in the application and accompanying materials required by
Zoning Regulations Section 6328.7 and as conditioned in accordance with Section 6328.14,
conforms with the plans, policies, requirements and standards of the San Mateo County Local

Coastal Program.

2. That the project conforms to the specific findings required by the policies of the San Mateo
County Local Coastal Program.

3. That the number of building permits for construction of single-family residences other than for

affordable housing issued in the calendar year does not exceed the limitations of Policies 1.22
and 1.23 as stated in Section 6328.19 of the Zoning Regulations. ‘
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Regarding the Design Review, Found:

4.

That the project complies with the provisions of Chapter 28.1 of the San Mateo County Zoning
Regulations and the Community Design Manual.

Regarding the Environmental Review, Found:
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That the Negative Declaratiof’is éomﬁlété’, correct arid adequate and prepared in accordance

5.
with the California Environmental Quality Act and applicable State and County guidelines.

6.  That, on the basis of the Initial Study and comments received hereto, there is no evidence that
the project, subject to the mitigation measures contained in the Negative Declaration, will have
a significant effect on the environment.

7.  That the Negative Declaration reflects the independent judgment of San Mateo County.

CONDITIONS OF APPROVAL

Planning Division

1.

This approval applies only to the proposal, documents and plans described in this report and
submitted to the Planning Division on April 14, 1999, and approved by the Zoning Hearing
Officer on March 2, 2000. Minor revisions or modifications to the project may be approved
by the Planning Director if they are consistent with the intent of and in substantial
conformance with this approval.

The Coastal Development Permit shall be valid for one year from the date of approval. Any
extensions of this permit shall require submittal of a request for permit extension and payment
of applicable extension fees, no less than thirty (30) days prior to expiration.

In the event that a public water supply becomes available, the applicant shall switch to this
alternative.

Prior to the issuance of a building permit, the applicant shall submit color and material samples
of the proposed project, for approval by the Planning Director, and verified prior to a final
inspection for the building permit.

During project construction, the applicant shall, pursuant to Section 5022 of the San Mateo
County Ordinance Code, minimize the transport and discharge of stormwater runoff from the
construction site into storm drain systems and water bodies by:

a.  Using filtration materials on storm drain covers to remove sediment from dewatering
effluent.
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10.

1.

b.  Stabilizing all denuded areas and maintaining erosion control measures continuously

between October 15 and April 15.

Removing spoils promp

forecast. If rain threatens, stockp
tarp or other waterproof material.
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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 maintaining vehicles on-site, except in an area designated
to contain and treat runoff.

f. Limiting and timing applications of pesticides and fertilizer to avoid polluting runoff.
All new utility lines to the proposed project shall be installed underground.

At the building permit application stage, the applicant shall submit the geotechnical report,
prepared by David Buckley, dated September 22, 1999, in accordance with the standards of the
San Mateo County Geotechnical Section to the Building Inspection Section and the mitigation
recommended in the geotechnical report adhered to, including all requirements of the
Geotechnical Section of the San Mateo County.

At the time of application for a building permit, an erosion control and stormwater
management plan shall be submitted for review and approval by the Planning Division.

The applicant is required to monitor the noise levels at the site so that the proposed
construction activity will not exceed 80 dBA level at any one moment. In addition, all
construction activities shall be limited to the hours from 7:00 a.m. to 6:00 p.m., Monday
through Friday, and 9:00 a.m. to 5:00 p.m. on Saturday. Construction operations shall be
prohibited on Sunday and any national holiday.

The applicant is required to submit a stormwater management plan prepared by a civil
engineer, which delineates permanent stormwater controls to be in place throughout the
grading, building and life of the project.

The applicant shall ensure that if during construction or grading, archaeological traces (human
remains, concentrations of shell, bone, rock or ash) are uncovered, all excavations within a 30-
foot radius shall be halted, the Planning Division shall be notified, and a qualified
archacologist shall assess the situation and propose appropriate measures.

Height verification shall be required at various stages during construction and confirmed in
writing at each stage by the project engineer. The site plan shall show:
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I5.

a.  The baseline elevation datum point as established by a licensed land surveyoror_ . _
engineer. This datum point must be located so that it will not be disturbed by
construction activities. This datum point shall be used during construction to verify the

elevation of the finished floors relative to the site’s existing natural grade.

b The natural grade elevations at a minimum of four significant corners of the structure’s
footprint.

c.  The elevations of the proposed finished grades, where applicable.
d.  The ridgeline elevation of the highest point on the roof.

The applicant shall submit a landscape plan in accordance with the “Landscape Plan
Guidelines — Minimum Standards” for review and approval by the Planning Director. The goal
of the required landscape plan is to soften the impact of the building from the street. The plan
shall include a minimum of two (2) trees in front of the property and two (2) trees somewhere
else on the property. A minimum of fifteen (15) shrubs shall be included in the design for the
front and sides of the residence. Areas in the front of the property that do not contain trees or
shrubs shall be planted with ground cover. An irrigation plan for the front area and sides shall
be submitted with the planting plan. Upon submittal of the landscape plan, the applicant shall
pay a review fee based on the fee schedule in effect at that time.

The applicant shall record the following deed restriction with the County Recorder, which
binds the applicant and any successors in interest on the parcel deed prior to application for a
building permit. The applicant shall submit a copy to the Planning Division:

“This property is located in Zone 3 of the Seal Cove Geologic Hazards District established by
Section 6296 of the San Mateo County Ordinance Code, Zoning Annex. Maps of this district
area on file with the County Geologist and the Planning Division, Department of
Environmental Management, San Mateo County.”

The applicant shall revise the site plan prior to building permit application which reflects a side
yard setback of ten feet on the south side and five feet on the north side. This setback may be
reduced to 7.5 feet on each side if the engineering geologist, David Buckley states that it would
be unsafe to locate the foundation over the seismic trench excavated during his geologic
investigation. Prior to reaching such a conclusion Mr. Buckley must investigate the following
measures:

1)  Compacting the seismic trench to 95% compaction.
2)  Moving the foundation footings or picrs to avoid the trench.

3) Placing the foundation footings or piers below the level of the scismic trench.



Michael and Joanne Mohan
March 3, 2000
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Building Inspection Section

16.

17.

18.

At the time of application for a building permit, a boundary survey will be required.

An automatic fire sprinkler system will be required. This permit must be issued prior to or in
conjunction with the building permit.

A site drainage plan will be required which will demonstrate how roof drainage and surface
runoff will be handled.

Department of Public Works

19.

20.

21.

22.

23.

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
residence per Ordinance #3277.

The applicant shall submit, for review by the Department of Public Works, a plan and profile
of the existing roadway, including adequate topography to confirm centerline clevations at the
driveway and existing roadway drainage.

The applicant shall submit a “revised” driveway “plan and profile” that includes “vertical
curves” at both the property line and at the garage, to the Department of Public Works,
showing the driveway access to the parcel (garage slab) complying with County standards for
driveway slopes (not to exceed 20%) and to County standards for driveways (at the property
line) being the same elevation as the center of the access roadway. The driveway plan shall
also include and show specific provisions and details for handling both the existing and the
proposed drainage.

The applicant shall NOT place a concrete driveway WITHIN the road right-of-way. Within
the right-of-way, the driveway shall consist of a minimum of 6 inches of Class 2 aggregate
base and 2 inches of asphalt.

No construction work within the County right-of-way shall begin until Public Works
requirements for the issuance of an encroachment permit, including review of applicable plans,
have been met and an encroachment permit issued by the Department of Public Works.

Environmental Health Division

24.

Prior to the building application stage, the applicant shall obtain a well permit and construct a
well meeting quality and quantity standards.
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Point Montara Fire Protection District

25.

26.

27.

28

29.

30.

31.

32.

Municipal water supplics shall be used to supply sprinkler systems. In areas without a
municipal water supply, an approved water tank large enough to accommodate domestic
demand and the sprinkler system design flow for at least 15 minutes is required.

The Uniform Building Code Section 903.3, Appendix III-A Section 5.1, states that “The
minimum fire flow and flow duration requirements for one- and two-family dwellings having a
fire area which does not exceed 3,600 sq. ft. shall be 1,000 gallons per minute.”

Fire hydrants must be “Clow 960” or equivalent, alternate hydrants must be approved by the
District. Fire hydrants for normal fire flow (1,000 GPM or less) must be no more than 500 feet
apart with no part of a building greater than 250 feet from a hydrant. Hydrants will meet all
specifications of the District including color and markings. Curbs in front of fire hydrants and
fire equipment will be pained red.

The Uniform Building Code requires smoke detectors on every level of a building, in every
bedroom and at a point centrally located in the corridor or area giving access to each scparate
sleeping area. This requirement is for new construction and requires detectors to be
interconnected, hardwired into the building power with battery backup.

Sprinkler systems shall be installed per San Mateo County and Half Moon Bay Fire District
Ordinance. Overhead installation and hydrostatic test will be inspecied as well as a final
operating test. In addition to the external alarm flow bell, an internal audible device will be
required in a normally occupied arca. Underground fire sprinkler supply lines will be
inspected and flushed prior to connection. Underground fire sprinkler or hydrant service shall
be left uncovered in the area of the thrust blocks for inspection.

The County of San Mateo and Half Moon Bay Fire District Ordinance requires a Class “B” or
better roof covering or roof covering assembly.

Building identification shall be conspicuously posted and visible from the street. Temporary
address numbers shall be posted prior to combustibles being placed on the site.

The letters and numerals for permanent address numbers shall be a minimum of 4-inch stroke
for residential. Such letters and numbers shall be intemally illuminated and facing the
direction of access.

The applicant must have a maintained all-weather surface road for ingress and egress of firc
apparatus. This road shall be in place before combustibles are brought onto the project
site and maintained throughout construction. The Half Moon Bay Fire District and the
Uniform Fire Code requires a 20-foot minimum width for access roads to structures. Dcad end
roads greatcr than 150 feet in length also require a turnaround for fire apparatus. Contact the
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-Fire Prevention Bureau for the full standard detail and specification. Roads leading to a single-
family residence may be 16 feet wide with approval of the District

33. The all-weather surfaces shall be a minimum of 6 inches of compacted Class H base rock for
grades up to and including 5%, oil and screened for grades up to and including 15%, and

asphaltic concrete for grades exceeding 15%.

34. Plans submitted will be checked upon receipt of fees required by the District.

Montara Sanitary District

35.  The project will require a sewer conne:tion permit.

Any interested party aggrieved by the determination of the Zoning Hearing Officer may appcal this
decision to the Planning Commission within ten (10) working days from such date of determination
The appeal period for this project will end on March 16, 2000, at 5:00 p.m.

This item is also appcalable to the California Coastal Commission. An additional Coastal

Commission ten (10 ) working day appeal period will begin after the County appeal period ends

The County and Coastal Commission appeal periods run consecutively, not concurrently, and .
together total approximately one month. A project is considered approved when these appeal

periods have expired and no appeals have been filed.

Very truly yours,

e K /”a&ﬂ

William R. Rozar
Zoning Hearing Officer

zhd0302k.2jm

cc: Public Works MCCC, Paul Perkovic
Building Inspection Tom Mahon
Environmental Health Assessor

California Coastal Commission

Pt. Montara Fire Protection District
Montara Sanitary District

Cabrillo Unified School District
County Geotechnical Section

Judith Macias .
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am #2/Michael and Joanne Mahon
nsent Agenda

COUNTY OF SAN MATEO

PLANNING AND BUILDING DIVISION

- PROJECTFILE -~ -

To: Zoning Hearing Officer
I'rom: Planning Staff

Subject: STAFF REPORT ADDENDUM - Consideration of a Coastal Development Permit,
pursuant to Section,6328.4 of the San Mateo County Zoning Regulations and
certification of a Negative Declaration, pursuant to the California Environmental
Quality Act, to allow the construction of a new 2,629 sq ft. single-family residence
with an attached garage and drilling a domestic well on a parcel in the Seal Cove arca
of unincorporated Moss Beach. This project is appcalable to the California Coastal
Commission.

File Number: PLN 1999-00244

DISCUSSION ‘

During a staff report review of this project, it was determined that a few issucs needed additional
clarification. The issues relate to the geotechnical investigation, the General Plan land use
designation and a condition of approval related to height verification.

A. KEY ISSUES

1.  Geotechnical Investigation

Due to the sensitive location for the proposed single-family residence in a designated
Geologic Hazards Overlay Zone the geotechnical report, prepared by David Buckley
of David Buckley Engineering, was evaluated prior to the Zoning Hearing Officer
public hearing.

The County Geotechnical Section reviewed the report and sent out a review sheet
requesting additional information be provided. On Monday, February 28, 2000,
Planning staff received an updated report prepared by David Buckley, which
addressed the additional concerns of the County Geotechnical Section Planning staff
subsequently passed the information on to the Geotechnical Section for review See
Attachment B for the updated information.
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The results of the review by the San Mateo County Geotechnical Section determined
that the subsequent information David Buckley provided is adequate and meets the
requirements and standards of the County Geotechnical Section

2 General Plan Designation

On the original staff report, the General Plan designation was listed as Low Density
Residential. After re-reviewing the General Plan Land Use Designation Map, it is
clear that the General Plan designation should be Medium Density Residential.

3 Height Verification

Condition #12 related to height verification shall be revised to read as follows:

12.  Height verification shall be required at various stages during construction and
confirmed in writing at each stage by the project engineer. The site plan shall
show:

a.  The baseline clevation datum point as established by a licensed land
surveyor or engineer. This datum point must be located so that it will not
be disturbed by construction activities. This datum point shall be used

during construction to verify the elevation of the finished floors relative to
the site’s existing natural grade.

b The natural grade elevations at a minimum of four significant corners of
the structure’s footprint

c.  The elevations of the proposed finished grades, where applicable
d.  The ridgeline elevation of the highest point on the roof.

ATTACHMENTS

A. Revised Recommended Findings and Conditions of Approval
B. Updated Geotechnical Investigation

SB.fc - SMBK0310_WFU.DOC

75



REVISED ATTACHMENT A

County of San Mateo
_ . Planning and Building Division

RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL

Permit or Project File Number: PLN 1999-00244 Hearing Date: March 2, 2000
Prepared By: Sara Bortolussi, Project Planner For Adoption By: Zoning Hearing Officer
RECOMMENDED FINDINGS

Regarding the Coastal Development Permit, Find:

1. That the project, as described in the application and accompanying materials required by
Zoning Regulations Section 6328.7 and as conditioned in accordance with Section 6328.14,
conforms with the plans, policies, requirements and standards of the San Mateo County

Local Coastal Program.

2. That the project conforms to the specific findings required by the policies of the San Mateo
County Local Coastal Program.

3. That the number of building permits for construction of single-family residences other than
for affordable housing issued in the calendar year does not exceed the limitations of
Policies 1.22 and 1.23 as stated in Section 6328.19 of the Zoning Regulations.

Regarding the Design Review, Find:

4.  That the project complies with the provisions of Chapter 28.1 of the San Mateo County
Zoning Regulations and the Community Design Manual.

Regarding the Environmental Review, Find:

5. That the Negative Declaration is complete, correct and adequate and prepared in accor-
dance with the California Environmental Quality Act and applicable State and County
guidelines.

6.  That, on the basis of the Initial Study and comments received hereto, there is no evidence
that the project, subject to the mitigation measures contained in the Negative Declaration,

will have a significant effect on the environment.

7. That the Negative Declaration reflects the independent judgment of San Mateo County.



RECOMMENDED CONDITIONS OIF APPROVAL

Planning Division

1

This approval applies only to the proposal, documents and plans described 1n this report
and submitted to the Planning Division on April 14, 1999, and approved by the Zoning
Hearing Officer on March 2, 2000. Minor revisions or modifications to the project may be
approved by the Planning Director if they are consistent with the intent of and in substantial

conformance with this approval.

The Coastal Development Permit shall be valid for one year from the date of approval
Any extensions of this permit shall require submittal of a request for permit extension and
payment of applicable extension fees, no less than thirty (30) days prior to expiration.

In the event that a public water supply becomes available, the applicant shall switch to this
alternative.

Prior to the issuance of a building permit, the applicant shall submit color and material
samples of the proposed project, for approval by the Planning Director, and verified prior
to a final inspection for the building permit

During project construction, the applicant shall, pursuant to Section 5022 of the San Mateo
County Ordinance Code, minimize the transport and discharge of stormwater runoff from

the construction site into storm drain systems and water bodies by:

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

b.  Stabilizing all denuded arcas and maintaining erosion control measures continuously
between October 15 and April 15.

¢ 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 maintaining vehicles on-site, except in an area
designated to contain and treat runoff.

f.  Limiting and timing applications of pesticides and fertilizer to avoid polluting runoff.

All new utility lines to the proposed project shall be installed underground
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10.

11.

12.

13.

At the building permit application stage, the applicant shall submit the geotechnical report,
prepared by David Buckley, dated September 22, 1999, in accordance with the standards of
the San Mateo County Geotechnical Section to the Building Inspection Section and the
mitigation recommended in the geotechnical report adhered to, including all requirements

_of the Geotechnical Section of the San Mateo County. _

At the time of application for a building permit, an erosion control and stormwater
management plan shall be submitted for review and approval by the Planning Division.

The applicant is required to monitor the noise levels at the site so that the proposed
construction activity will not exceed 80 dBA level at any one moment. In addition, all
construction activities shall be limited to the hours from 7:00 a.m. to 6:00 p.m., Monday
through Friday, and 9:00 a m. to 5:00 p.m. on Saturday. Construction operations shall be
prohibited on Sunday and any national holiday.

The applicant is required to submit a stormwater management plan prepared by a civil
engineer, which delineates permanent stormwater controls to be in place throughout the
grading, building and life of the project.

The applicant shall ensure that if during construction or grading, archaeological traces
(human remains, concentrations of shell, bone, rock or ash) are uncovered, all excavations
within a 30-foot radius shall be halted, the Planning Division shall be notified, and a
qualified archaeologist shall assess the situation and propose appropriate measures

Height verification shall be required at various stages during construction and confirmed in
writing at each stage by the project engineer. The site plan shall show:

a.  The baseline elevation datum point as established by a licensed land surveyor or
engineer. This datum point must be located so that it will not be disturbed by
construction activities. This datum point shall be used during construction to verify
the elevation of the finished floors relative to the site’s existing natural grade.

b.  The natural grade elevations at a minimum of four significant corners of the
structure’s footprint.

c.  The elevations of the proposed finished grades, where applicable.
d.  The ridgeline elevation of the highest point on the roof.

The applicant shall submit a landscape plan in accordance with the “Landscape Plan
Guidelines — Minimum Standards” for review and approval by the Planning Director. The
goal of the required landscape plan is to soften the impact of the building from the street.
The plan shall include a minimum of two (2) trees in front of the property and two (2) trees
somewhere else on the property. A minimum of fifteen (15) shrubs shall be included in the
design for the front and sides of the residence. Areas in the front of the property that do not
contain trees or shrubs shall be planted with ground cover. An irrigation plan for the front
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area and sides shall be submitted with the planting plan. Upon submuittal of the landscape
plan, the applicant shall pay a review fee based on the fee schedule in effect at that time.

Building Inspection Section

14

1€
10.

16.

At the time of appl_icz_ifi.gn fora builai_rig permit, a boundary survey will be required.
rinkler system will be required. This permit must be d prior to or
the building permit.

A - ~

1 automatic fire spri
in conjunction with

53

A site drainage plan will be required which will demonstrate how roof drainage and surface
runoff will be handled.

Department of Public Works

17.

18.

19.

20.

21.

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 residence per Ordinance #3277.

The applicant shall submit, for review by the Department of Public Works, a plan and
profile of the existing roadway, including adequate topography to confirm centerline
elevations at the driveway and existing roadway drainage.

The applicant shall submit a “revised” driveway “plan and profile” that includes “vertical
curves” at both the property line and at the garage, to the Department of Public Works,
showing the driveway access to the parcel (garage slab) complying with County standards
for driveway slopes (not to exceed 20%) and to County standards for driveways (at the
property line) being the same elevation as the center of the access roadway. The driveway
plan shall also include and show specific provisions and details for handling both the
existing and the proposed drainage.

The applicant shall NOT place a concrete driveway WITHIN the road right-of-way
Within the right-of-way, the driveway shall consist of a minimum of 6 inches of Class 2
aggregate base and 2 inches of asphalt.

No construction work within the County right-of-way shall begin until Public Works
requirements for the issuance of an encroachment permit, including review of applicable
plans, have been met and an encroachment permit issued by the Department of Public
Works.

Environmental Health Division

22.

Prior to the building application stage, the applicant shall obtain a well permit and construct
a well meeting quality and quantity standards.



Point Montara Fire Protection District

23

24.

25

20

27.

28.

29.

30.

Municipal water supplies shall be used to supply sprinkier systems In areas without a
municipal water supply, an approved water tank large enough to accommodate domestic

_.demand and the sprinkler system design flow for at least 15 minutes is required.

The Uniform Building Code Section 903.3, Appendix III-A Section 5.1, states that “The
minimum fire flow and flow duration requirements for one- and two-family dwellings
having a fire arca which does not exceed 3,600 sq. ft. shall be 1,000 gallons per minute.”

Fire hydrants must be “Clow 960” or equivalent, alternate hydrants must be approved by
the District. Fire hydrants for normal fire flow (1,000 GPM or less) must be no more than
500 feet apart with no part of a building greater than 250 feet from a hydrant. Hydrants
will meet all specifications of the District including color and markings. Curbs in front of

fire hydrants and fire equipment will be pained red.

The Uniform Building Code requires smoke detectors on every level of a building, in every
bedroom and at a point centrally locatzd in the corridor or area giving access to each
separate slceping area. This requirement is for new construction and requires detectors to
be interconnected, hardwired into the building power with battery backup

Sprinkler systems shall be installed per San Mateo County and Half Moon Bay Fire District
Ordinance ~Overhead installation and hydrostatic test will be inspected as well as a final
operating test. In addition to the external alarm flow bell, an internal audible device will be
required in a normally occupied area Underground fire sprinkler supply lines will be
inspected and flushed prior to connection Underground fire sprinkler or hydrant service
shall be left uncovered in the area of the thrust blocks for inspection.

The County of San Mateo and Half Moon Bay Fire District Ordinance requires a Class “B”
or better roof covering or roof covering assembly.

Building identification shall be conspicuously posted and visible from the street. Tem-
porary address numbers shall be posted prior to combustibles being placed on the
site. The letters and numerals for permanent address numbers shall be a minimum of
4-inch stroke for residential. Such letters and numbers shall be internally illuminated and
facing the direction of access.

The applicant must have a maintained all-weather surface road for ingress and egress of
fire apparatus. This road shall be in place before combustibles are brought onto the
project site and maintained throughout construction. The Half Moon Bay Fire District
and the Uniform Fire Code requires a 20-foot minimum width for access roads to
structures. Dead end roads greater than 150 feet in length also require a turnaround for fire
apparatus. Contact the Fire Prevention Bureau for the full standard detail and specification.
Roads leading to a single-family residence may be 16 fect wide with approval of the
District.
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31. The all-weather surfaces shall be a minimum of 6 inches of compacted Class II base rock
for grades up to and including 5%, oil and screened for grades up to and including 15%,
and asphaltic concrete for grades exceeding 15%.

32  Plans submitted will be checked upon receipt of fees required by the District.

Montara Sanitary District

33. The project will require a sewer connection permit.

SB fc — SMBK0310_WFU.DOC

co
im s



FRUIL - BULKLET CNOLNCLN L YW Aolue -

i ix
Wy Mows LA 0 oy

UCKLEY ENGINEERING ASSOCIATES box " o8eds-60s

~f’ Geotechn cal Eng nee ~ng and Gealoagy
Attachment B ‘

February 27, 2000
Job #99176.8

Mr. Michael Mahon
P.O. Box 86
Weimar, CA 95736

RE: RESPONSE TO COUNTY KEVIEW
Proposed Residence
863 San Ramon Avenue
Moss Beach, California
County File #8A-221. .

Dear Mr. Mahon:

As-requested, we are responding to the San Mateo County Review
Sheet, dated 2-22-2000. Previously, we have provaded a
geotechnical engineering report, dated 9-22-99. Our response to
the County’s Review follows their numbering of the 1listed

items:

Item #1 - The detailed map showing the location of trenches .
excavated on neighboring properties 1in relation to the proposed
site development is containea on the enclosed Plate 1. Logs of
the trench excavations are presented as Plates 5 and Figures 1
and 2. In addition, we trenched the site and that log is

presented as Plate 4,

In all these trenches there 1s no evidence, such as fault gouge
or offset units that would suggest that surface faulting has
occurred in this area of Moss Beach. Our detailed arguments
were presented in our response to the County’s review of the
Hawkins property (BEA, 1998 on Plate 1).

In addition, on the basis of the recent site fault trenching
(Plate 4), 1t is our opinion that the risk of surface fault
rupture affecting the proposed development is very low.

Item #2 - The site naturally drains to the street. The
enclosed Site Plan, Plate 3 clearly shows to the south, toward

San Ramon Avenue.

Item #3 -~ The Seal Cove Fault Zone as depicted by the Leighton
& Associates Report is presented as Plate 2. The site location

18 also shown on this Pla<te. ‘
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BUCKLEY ENGINEERING ASSOC Fr. NO. : Jam. <o cowc

Mr. Mike Mahon Page 2
Regponge to Review

Item #4 -~ We have reviewed the progé&t"plans-wlth_;gspect to
the recommendations contained in our geotechnical engineering-
report. The plans entitled “"New Residence APN 037-259-170 San
Ramon Avenue Moss Beach, CA, consist of Bheets 1-14, prepared
by Mr. Peter Sano, dated 4-12-99,

On the basis of our review, 1t is our opinion that the plans
are in general conformance with our recommendations.

We will send the signed Section 1 of the County Review Sheet,
as soon as we receive this form from the County.

Very truly yours, ﬂfﬁrhmu

BUCKLEY ENGINEERING ASSOCIATES

WALW%/
David W. Buckley

Civil Engineer 34386
Engineering Geologist 1110

Enclosures: Plates 1-5 & Figures 1 & 2

Distraibution: 1 copy to Mr. Mike Mahon
1 copy faxed to San Mateo County Planning Office

Attn: Ms. Sara Bortolussa

.v‘:?‘i‘ ST .,

lz(-.'J ¢ E: a"‘s-

"’9’
,\

No £ e t"
CfPH"t’r

t PN
4. " ' *
‘A,—-'

o LY

LN



L QUuY U -t

s

FROM : BUCKLEY ENGINEERING HSSUL FHA NU. . Ja .

-y

. oy TSN

.

et -
RIS X

.

Rt
e

o
v




"
VN ity

|"
[
1775
2 Y 43
$

L‘

t

: .\%nag‘,?‘.ﬁ. ’, U
T Mg Beadh TOART H

\i

256
»
&

b
¥
I

SEAL COVE FAULT MAD ...
A A+

]

- ,'.:i
-2600 3

-

, 1911

ron

FrM-.\ Lefﬂ)wt‘h\ «Ass etiales
Buckley

- - y e
'T_ -

<. -~
<.

S

~J

<> N

(fl/u 901'2)




483

PLAN

LU LUUYU e dba

va

o,

LWL YL N WU MODUL A

- DU_NLC

mrnu

()

Ml "

Balye.

\Zd

WP g als

\/ QI(:Cht

d b
b Ne. G170,

Apgroved D13

‘de

%

Scte. Plin pro

Rﬂ#)a, A"‘&
Masy Beach, CA

PLAY

SITE
363 Sin

3

Dty 7.25-2 060

2
‘\?JJ‘ pd

&

1



-
] 3 N
. SRR, ) \

5 ! . AN T ) o — , : .
fa ¢ .R.\\..c;%,* s M , Q&NV L » . . . - - . , :

Ay K o .w;v‘__v .. & e g . ; A -

[ =V, 4 v PR NS v . - ; . : ~ .

1Y 5 AR r st V. : . . ) ; o ,
v Wiy d g

.\».\w_
_ /lhD % ™ . . i
W Q . - Y . .
: X ' (A B . . : ]
ALY i oyl 4..,»0. yoasaddip B0 -l , ; ‘ S |
REER T AR : E mw0~\ —— I K o . . L

(U

l:uJ}o_aonam “m...Q. “9)v0g |R1T03 puP [OP0TIN0H
| .ﬁa&»& u3)) P Ubg rw\jv Rijrg wmouq ,,Ln._J _,@

: duaawowq
Yoump Iy §f w03y #g Pl hpos bug) ad
Vx.w h::d pIe23vnoaue %-baoc:.«*coa
e BReo 7 U2 s3280dap wrousal L AW
p—

m———— .

B

[

‘ _
|
o _m * _ ! ] po)

3 109 L9 o4 oS N 7 1

2

L i

? !

f

v_

]

U

BULKLE

S
AT AR
INE TR s A,
MMW\Q oy SR,
N\\\.Mh‘m‘a_.l\w.i iy 7
&A,,_u/«un. e AR S
¥ w&. Y2

ru

30
2

YA
) i
P




UM . BULKLET ENUL NSERL YO HODUC Ao Yo. . U -
o e .
. 7 .1 IR 4
VRIS
r 1 M
‘ <
4 :\-\ -
K L
. & R‘u
¢ 1
- <¥
L q
[ _—————_ —— _— e ———— o —_——— - - - -- —_— - . — " .-
% h
b
g z ]
- ~ T
- ’ T‘-. b A I

3

120
|
& A@J
S ——retm——
(“
DR

1795

T

[ oneh = 20 Cé(f

-~
L]

. A ;
. EERSERT
NbS E
o e m
g?ni\
\errate Qey&'&

|
L

From BEA 1998 Qestechp, cal Invcrl’:a‘ajdél:aig,

Zoh‘).‘a( end Verbical Scale

ool
”.3“:‘ ’k
), A \

L
on

17 TUSMALTEE TP Kat! Ay (> *
! ¢
4,




(68614} sajeioassy 5 [BaQ aaa1g

e,
v

3

|

> ~ $9)1304y9 Yaveay
srbry _ T ——————

e )3T TAHLIIL oy T 100 rasg i

#1108 T 0 ey o ow 0TI 0rvA3 )jam
{murem ;aey $q PRYITW) Anreareno naes Ierebpay woanumd PPN e o atyagay
‘Sopimod mxe iy § Pagp Qire {ulauge ‘% OL - 05 & g ' g o oLa PV g g . Ss
fapronx. 50430 DLvey3g >¢_<t-uh<ao OX¥IHLY U4 AT ve3com OL Aunorry a

oy a3) -.ﬂ_:”w “Tew oy
daw spm B0 0Y 1j08 ‘uaniq o Uaq 20 p70 Ty ppay FUIA 06 "5 g - SA Ul g o
BV RO 093 AN poa g SUS0JI0 DysuwzL :«xESao ﬂduth(u‘ r.—nu_d

w»




[y AU N L L VI (Y

~ [T o

S1,0 '

. J e 1o,

UCKLEY ENGINEERING ASSOCIATES (" D5res 5%

‘[’ Geontechn cal Eng neer ng and Geaology

February 28, 2000
Job #99176.8

Mr. Michael Mahon
P.0O. Box 86
Weimar, CA 95736

RE: RESPONSE TO COUNTY REVIEW
Proposed Residence
863 San Ramon Avenue
Moss Beach, California
County File #9A-221

Dear Mr. Mahon:

As requested, we are responding to the 3San Mateo County
Geologic Reviewer’s verbal comment on our 2-27-2000 response

letter.

In our opinion, the major undulation of the topsoil/terrace
deposits contact 1s not related to surface faulting. .

We trust that this letter contains the needed information.

Very truly yours, .*<§§§%QQQEETL
X p ‘f a g .‘:..-h ~,
ING ASSOCIATES Fiaral Bez-
/ .

KLEY ENGIN
e
David W. Buckley

Civil Engineer 34386 IR
Engineering Geologist 1110 &ﬁi R

Enclosures: Plates 1-5 & Figures 1 & 2

Distribution: 1 copy to Mr. Mike Mahon
1 copy faxed to San Mateo County Planning Office

Attn: Ms Sara Bortolussi
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Iten ‘/Michael and Joanne Mahon

Conseuc Agenda

COUNTY OF SAN MATEO

PLANNING AND BUILDING DIVISION

——---- - PROJECT-FILE

Date: March 2, -200(_)

To: Zoning Hearing Officer
From: Planning Staff

Subject:  Consideration of a Coastal Development Permit, pursuant to Section 6328.4 of the
San Mateo County Zoning Regulations and certification of a Negative Declaration,
pursuant to the California Environmental Quality Act, to allow the construction of a
new 2,629 sq. ft. single-family residence with an attached garage and drilling a
domestic well on a parcel in the Seal Cove area of unincorporated Moss Beach. This
project is appealable to the California Coastal Commission.

File Number: PLN 1999-00244 (Mahon)

PROPOSAL

The applicant proposes construction of a new 2,629 sq. ft. single-family residence with an
attached garage and drilling a well for domestic use.

RECOMMENDATION

1.  Certify the Negative Declaration by making the required findings listed in Attachment A.

2.  Approve Coastal Development Permit, County File Number PLN 1999-00244, by adopting
the required findings and conditions of approval identified in Attachment A.

BACKGROUND

Report Prepared By: Sara Bortolussi, Project Planner, Telephone 650/363-1839
Owner/Applicant: Michael and Joanne Mahon

Location: San Ramon Avenue, Moss Beach

APN: 037-259-170

Size: 5,147.5 sq. ft.



Existing Zoning: R-1/S-17/DR/CD/GH ( Single-Family Residential/Design Review/Coastal
Development/Geologic Hazards)

General Plan Designation: Low Density Residential

Existing Land Use: Vacant

Environmental Evaluation: A Negative Declaration was circulated for a 21-day review period
from February 2, 2000 to February 22, 2000. Comments received with respect to this document
will be prepared for the Zoning Hearing Officer’s public meeting.

Setting: The 5,147.5 sq. ft site is located on San Ramon Avenue in the Seal Cove area of
unincorporated Moss Beach. The site is characterized by level terrain and is situated between
two developed parcels with single-family residences. There are no existing trees or shrubs on the
parcel. ) :

DISCUSSION

A. KEY ISSUES

1. Compliance with General Plan

The project complies with General Plan Policies pertaining to Vegetative, Water, Fish
and Wildlife Resources, Soil Resources, Visual Quality, Historical and Archae-
ological Resources, Urban Land Use, and Natural Hazards. The applicable policies
are discussed as follows:

a. General Plan Policies Regarding Vegetative, Water, Fish and Wildlife
Resources

The subject parcel is located within the Seal Cove area of unincorporated Moss
Beach and 1/8 of a mile from the designated Fitzgerald Marine Reserve. The
County’s Natural Diversity Maps indicate the possibility of a rare species,
Hickman’s Cinquefoil, in the area. Through General Plan Policy 1.9 (Definition
of Rare or Unique Species), Hickman’s Cinquefoil has been identified as an
endangered species. The applicant provided a biological assessment completed
by a biological consultant, who determined that due to the disturbed condition
of the site, it was unlikely that the site could support the endangered species (see
attachment H). The proposed project complies with the requirements of
General Plan Policy 1.22 (Regulate Development to Protect Vegetative, Water,
Fish and Wildlife Resources) since it was determined that there were no
endangered species on the property.

o
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General Plan Policies Regarding Soil Resources

The subject site is underlain by marine terrace deposits consisting of poorly to
moderately consolidated gravel, sand, silt and clay. The project complies with
General Plan-Policy 2.17-(Regulate Development to Minimize Soil Erosion and
Sedimentation) through minimizing removal of vegetation. No trees are
proposed to be removed as a part of this project and will be conditioned to
provide an erosion and sediment control plan which demonstrates how erosion
will be minimized during construction.

General Plan Visual Quality Policies

The proposed development is located between two developed parcels along San
Ramon Avenue in the Seal Cove area. The lots on either side of the project site
as well as across from the project site are developed."This project is consistent
with Policy 4.35 (Urban Area Design Concept) through improving upon the
appearance of San Ramon Avenue and helping to contribute to the harmonious
development of the locality.

General Plan Historical and Archaeological Resources Policies

General Plan Policy 5.20 (Site Survey) requires the determination whether sites
proposed for new development contain archaeological/paleontological re-
sources. Prior to approval of development for this site, the policy requires that a
mitigation plan, adequate to protect the resources and prepared by a qualified
professional, be reviewed and implemented as a part of the project.

The California Archaeological Inventory originally identified the project area as
having the possibility of containing unrecorded archaeological sites. A site
survey was completed which determined that no archaeological resources were
found on the project site. The report mentioned that it is possible that sub-
surface deposits may exist and the project has been conditioned such that if
during construction any evidence is uncovered or encountered, that all
excavations within 30 feet shall be halted long enough to call in a qualified
archaeologist to assess the situation and propose appropriate measures.

General Plan Policies Regarding Urban Land Use

The project site is located within the urban area of unincorporated Moss Beach,
a designated Urban Community. The proposed development of a new single-
family residence is consistent with Policy 8.14 (Land Use Compatibility)
through enhancing the character of the existing single-family neighborhood by
developing an infill lot on a residentially zoned parcel.



General Plan Natural Hazards Policies

General Plan Policy 15.9 (Designation of Geotechnical Hazard Areas) requires
special attention to those parcels in designated Geotechnical Hazard Areas. The
—San-Mateo County General Plan-Natural Hazards Map and the San Mateo
County Geotechnical Hazards Synthesis Maps identify the location of this
property as a seismic hazard zone. The subject site is surrounded by active
faults, including the San Gregorio/Seal Cove Fault, which is approximately 400
feet northeast of the site and the San Andreas Fault, which is about 7 miles to
the northeast.

The applicant submitted a geotechnical report, prepared by a certified engi-
neering geologist, which indicated the lot is suitable for the proposed develop-
ment provided the recommendations provided in the report are followed. The
geotechnical report is currently under review in the County Geotechnical
Section. The results of that review will be prepared and presented at the public
hearing. The project is consistent with Policy 15.12 (Location of New Develop-
ment in Areas Which Contain Natural Hazards) through a condition to submit a
copy of the geotechnical report in accordance with the standards of the San
Mateo County Geotechnical Section, to the Building Inspection Section and the
mitigation recommended in the report adhered to.

Compliance with County Zoning Regulations

The project conforms to the Single-Family Residential (R-1/S-17/DR/GH) develop-
ment standards for placement of a new residence and domestic well within the

appropriate building envelope. The two-story, 2,629 sq. ft. residence will be placed
on the parcel with the following setbacks:

w"‘" o5 “"’ﬁfg *‘:3 B g“é ;g ZoTing 13_c equire; jé 1ie % b Lﬁfoposeﬂ Proﬁ@%@?
Minimum Parcel Size 5,000 sq. ft. 5,000 sq. ft.
Front Yard 20 feet 20 feet
Side Yards 15 feet total, 5 feet minimum | 5 feet and 10 feet
Rear Yard 20 feet 20 feet 6 inches

The new residence, as required in Section 6119 of the Zoning Ordinance, will have an
attached two-car covered garage that meets the parking requirements for single-

family dwellings.

This project was submitted to the Planning Division in April 1999, prior to the
January 11, 2000, urgency interim ordinance, and is a grandfathered project and thus
is not required to comply with the regulations of that interim ordinance.



Compliance with Local Coastal Program

The proposed residential development has been reviewed against Local Coastal
Program Policies pertaining to Locating and Planning New Development, Visual
Resources and Hazards—The applicable policies are discussed as follows:

a.

Locating and Planning New Development

The project site is located in an urban area designated on the Local Coastal
Program Land Use Maps and defined in Local Coastal Program Policy 1.4
(Definition of Urban Areas) as lands shown inside the urban/rural boundary on
the Land Use Plan Maps. Local Coastal Program Policy 1.5 (Land Uses and
Development Densities in Urban Areas) allows development subject to the uses,
density and size of development permitted by the Local Coastal Program as well
as consistency with the Montara-Moss Beach-El Granada Community Plan.

The project is consistent with this policy and subsequently the Community Plan,
by locating the development on an infill lot in an already developed area and by
making the design and size of the development consistent with its surrounding
land uses.

Visual Resources Component

Local Coastal Program Policy 8.5 (Location of New Development) requires that
new development be located on a portion of the parcel where development (1) is
least visible from State and County Scenic Roads, (2) is least likely to signifi-
cantly impact views from public viewpoints, and (3) is consistent with all other
LCP requirements, best preserves the visual and open space qualities of the
parcel overall. The project site is not located within a designated State or
County Scenic Corridor and is located approximately 1/8 of a mile from the
shoreline, thus will not impact views from public viewpoints. The development
is conditioned to employ the use of earthen colors for the new house so it will
help blend in with the natural characteristics of the coastal area.

Policy 8.13(a) (Special Design Guidelines for Coastal Communities, Montara-
Moss Beach-El Granada) requires (1) structures which fit the topography of the
site and do not require extensive cutting, grading, or filling for construction, (2)
the use of natural materials and colors which blend with the vegetative cover of
the site, (3) the use of pitched roofs that are surfaced with non-reflective
materials, (4) structures which are in scale with the character of their setting and
blend rather than dominate or distract from the overall view of the urbanscape,
(5) development that minimizes the blocking of views to or along the ocean
shoreline, and (6) a maximum height of development not exceeding 28 feet.
The proposed project is consistent with these policies or will be conditioned to
be consistent with these policies.



Local Coastal Program Policy 8.16 (Landscaping) encourages the use of plant
materials to integrate the manmade and natural environments and to soften the
visual impact of development. A condition of approval has been recommended
that requires a landscape plan be submitted which demonstrates how, with the
use of vegetation such as trees and shrubs, the new residence will be integrated
with its surrounding natural environment.

Compliance with Hazards Component

According to the San Mateo County Geotechnical Hazards Synthesis Maps and
the Local Coastal Program Hazards Maps, the project site is located in a
designated geotechnical hazard area. Local Coastal Program Policy 9.3(c)
(Regulation of Geologic Hazard Areas) requires a geotechnical investigation
and report prepared by a certified engineering geologist for all proposed
development. Such a report was prepared by a certified engineering geologist
and submitted for review. The report concluded that the project site is suitable
for the proposed development subject to the recommendations for development
suggested in the report. The applicant shall submit a copy of this geotechnical
investigation for review and conformance at the building permit stage.

Compliance with the Community Design Manual

The proposed project is consistent with the objectives of the Community Design
Manual concerning siting, grading, vegetative preservation, landscaping, colors and
materials, structural shapes and scale with more discussion as follows:

a.

Siting

The proposed project retains the natural topography, which is fairly flat, to the
extent feasible in locating the development and will be complimentary to
adjacent neighborhood structures.

Grading

The project will not be remcving any vegetation, except for the seasonal grasses
in the vicinity of the construction, in order to locate the proposed development
and because the parcel is fairly flat, grading of the property will be minimized.
A condition of approval requires a sediment and erosion control plan be sub-
mitted at the time of application for a building permit to show how erosion will
be minimized during the construction of the new residence.

Vegetative Preservation and Landscaping

The project site consists of only native grasses and thus no trec removal will be
required for this project. The applicant, however, is required to prepare and
submit for review a landscape plan which shows how the planting of trees and



shrubs will help break up the fagade of the new residence and help it to integrate
into its natural surroundings.

Colors and Materials

The applicant has proposed to use a natural bone color for the exterior walls and
a teal blue for the trim. Both are acceptable colors for the Coastside Design
Review Area. The material proposed for the walls is hardy board wood siding
and the proposed material for the trim is wood. The project is conditioned to
use acceptable colors and materials and have those colors verified at the time of
a final inspection on the building permit.

Structural Shapes

The shape of the proposed structure is consistent with the surrounding
residential uses in the neighborhood. The existing residential uses in the area
employ simple shapes, yet offer unique features so as not to provide continuous
repetition of shapes or forms. The proposed residence will be consistent with
the surrounding neighborhood.

Scale

The proposed residence is consistent in size and scale to the adjacent buildings
and the neighborhood in which it is located.

REVIEW BY THE MID-COAST COMMUNITY COUNCIL

The MCCC submitted their referral in November of 1999 and their recommendation was to
reduce the mass by adding design details and offsets to break up the massive wall
clevations. Staff reviewed the plans and feels there is good articulation with respect to the
front, rear and west side elevations. Staff does not believe the elevations are “massive.”

ENVIRONMENTAL REVIEW

A Negative Declaration was posted on February 2, 2000 with a 21-day review period
extending through February 22, 2000. Comments received with respect to this document
will be prepared for the Zoning Hearing Officer’s public meeting.

REVIEWING AGENCIES
Approve Conditions Deny
Building Inspection Section X Yes
Department of Public Works X Yes
Environmental Health Division X Yes



Approve

Conditions

Deny

Mid-Coast Community Council
Point Montara Fire Protection District

" Montara Sanitary District

ATTACHMENTS

Recommended Findings and Conditions of Approval
Vicinity Map/Location Map

Site Plan

Floor Plans

Elevations

Initial Study and Negative Declaration

Geotechnical Report

Biological Assessment Letter
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Attachment A

' County of San Mateo
Planning and Building Division

RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL

Permit or Project File Number: PLN 1999-00244 Hearing Date: March 2, 2000
Prepared By: Sara Bortolussi, Project Planner For Adoption By: Zoning Hearing Officer
RECOMMENDED FINDINGS

Regarding the Coastal Development Permit, Find:

1.  That the project, as described in the application and accompanying materials required by
Zoning Regulations Section 6328.7 and as conditioned in accordance with Section 6328.14,
conforms with the plans, policies, requirements and standards of the San Mateo County
Local Coastal Program.

2.  That the project conforms to the specific findings required by the policies of the San Mateo
‘ County Local Coastal Program.

3. That the number of building permits for construction of single-family residences other than
for affordable housing issued in the calendar year does not exceed the limitations of
Policies 1.22 and 1.23 as stated in Section 6328.19 of the Zoning Regulations.

Regarding the Design Review, Find:

4.  That the project complies with the provisions of Chapter 28.1 of the San Mateo County
Zoning Regulations and the Community Design Manual.

Regarding the Environmental Review, Find:

5.  That the Negative Declaration is complete, correct and adequate and prepared in accor-
dance with the California Environmental Quality Act and applicable State and County
guidelines.

6. That, on the basis of the Initial Study and comments received hereto, there is no evidence
that the project, subject to the mitigation measures contained in the Negative Declaration,

will have a significant effect on the environment.

. 7.  That the Negative Declaration reflects the independent judgment of San Mateo County.



RECOMMENDED CONDITIONS OF APPROVAL

Planning Division

1.

This approval applies only to the proposal, documents and plans described in this report
and submitted to the Planning Division on April 14, 1999, and approved by the Zoning
Hearing Officer on March 2, 2000. Minor revisions or modifications to the project may be
approved by the Planning Director if they are consistent with the intent of and in substantial
conformance with this approval.

The Coastal Development Permit shall be valid for one year from the date of approval.
Any extensions of this permit shall require submittal of a request for permit extension and
payment of applicable extension fees, no less than thirty (30) days prior to expiration.

In the event that a public water supply becomes available, the applicant shall switch to this
alternative.

Prior to the issuance of a building permit, the applicant shall submit color and material
samples of the proposed project, for approval by the Planning Director, and verified prior
to a final inspection for the building permit

During project construction, the applicant shall, pursuant to Section 5022 of the San Mateo
County Ordinance Code, minimize the transport and discharge of stormwater runoff from
the construction site into storm drain systems and water bodies by:

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

b.  Stabilizing all denuded arcas and maintaining erosion control measures continuously
between October 15 and April 15.

¢.  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 maintaining vehicles on-site, except in an area
designated to contain and treat runoff.

f.  Limiting and timing applications of pesticides and fertilizer to avoid polluting runoff.

All new utility lines to the proposed project shall be installed underground.
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7. At the building permit application stage, the applicant shall submit the geotechnical report,
prepared by David Buckley, dated September 22, 1999, in accordance with the standards of
the San Mateo County Geotechnical Section to the Building Inspection Section and the
mitigation recommended in the geotechnical report adhered to, mcludmg all requ1rements

- -of the Geotechnical-Section-of the San Mateo County. - - - - - -

8. At the time of application for a building permit, an erosion control and stormwater
management plan shall be submitted for review and approval by the Planning Division.

9.  The applicant is required to monitor the noise levels at the site so that the proposed
construction activity will not exceed 80 dBA level at any one moment. In addition, all
construction activities shall be limited to the hours from 7:00 a.m. to 6:00 p.m., Monday
through Friday, and 9:00 a.m. to 5:00 p.m. on Saturday. Construction operations shall be
prohibited on Sunday and any national holiday.

10. The applicant is required to submit a stormwater management plan prepared by a civil
engineer, which delineates permanent stormwater controls to be in place throughout the
grading, building and life of the project.

11. The applicant shall ensure that if during construction or grading, archaeological traces
(human remains, concentrations of shell, bone, rock or ash) are uncovered, all excavations
within a 30-foot radius shall be halted, the Planning Division shall be notified, and a
qualified archaeologist shall assess the situation and propose appropriate measures.

12. Height verification shall be required at various stages during construction and confirmed in
writing at each stage by the project engineer.

13. The applicant shall submit a landscape plan in accordance with the “Landscape Plan
Guidelines — Minimum Standards”™ for review and approval by the Planning Director. The
goal of the required landscape plan is to soften the impact of the building from the street.
The plan shall include a minimum of two (2) trees in front of the property and two (2) trees
somewhere else on the property. A minimum of fifteen (15) shrubs shall be included in the
design for the front and sides of the residence. Areas in the front of the property that do not
contain trees or shrubs shall be planted with ground cover. An irrigation plan for the front
area and sides shall be submitted with the planting plan. Upon submittal of the landscape
plan, the applicant shall pay a review fee based on the fee schedule in effect at that time.

Building Inspection Section

14. At the time of application for a building permit, a boundary survey will be required.

15. An automatic fire sprinkler system will be required. This permit must be issued prior to or
in conjunction with the building permit.

16. A site drainage plan will be required which will demonstrate how roof drainage and surface
runoff will be handled.



Department of Public Works

17.

18.

19.

20.

21.

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 residence per Ordinance #3277.

The applicant shall submit, for review by the Department of Public Works, a plan and
profile of the existing roadway, including adequate topography to confirm centerline
elevations at the driveway and existing roadway drainage.

The applicant shall submit a “revised” driveway “plan and profile” that includes “vertical
curves” at both the property line and at the garage, to the Department of Public Works,
showing the driveway access to the parcel (garage slab) complying with County standards
for driveway slopes (not to exceed 20%) and to County standards for driveways (at the
property line) being the same elevation as the center of the access roadway. The driveway
plan shall also include and show specific provisions and details for handling both the
existing and the proposed drainage.

The applicant shall NOT place a concrete driveway WITHIN the road right-of-way.
Within the right-of-way, the driveway shall consist of a minimum of 6 inches of Class 2
aggregate base and 2 inches of asphalt.

No construction work within the County right-of-way shall begin until Public Works
requirements for the issuance of an encroachment permit, including review of applicable
plans, have been met and an encroachment permit issued by the Department of Public
Works.

Environmental Health Division

22.

Prior to the building application stage, the applicant shall obtain a well permit and construct
a well meeting quality and quantity standards.

Point Montara Fire Protection District

23.

24.

25.

Municipal water supplies shall be used to supply sprinkler systems. In areas without a
municipal water supply, an approved water tank large enough to accommodate domestic
demand and the sprinkler system design flow for at least 15 minutes is required.

The Uniform Building Code Section 903.3, Appendix III-A Section 5.1, states that “The
minimum fire flow and flow duration requirements for one- and two-family dwellings
having a fire area which does not exceed 3,600 sq. ft. shall be 1,000 gallons per minute.”

Fire hydrants must be “Clow 960 or equivalent, alternate hydrants must be approved by

the District. Fire hydrants for normal fire flow (1,000 GPM or less) must be no more than
500 feet apart with no part of a building greater than 250 feet from a hydrant. Hydrants
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will meet all specifications of the District including color and markings. Curbs in front of
fire hydrants and fire equipment will be pained red.

26. The Uniform Building Code requires smoke detectors on every level of a building, in every
bedroom and at a point centrally located in the corridor or area giving access toeach - - - -
separate sleeping area. This requirement is for new construction and requires detectors to
be interconnected, hardwired into the building power with battery backup.

27. Sprinkler systems shall be installed per San Mateo County and Half Moon Bay Fire District
Ordinance. Overhead installation and hydrostatic test will be inspected as well as a final
operating test. In addition to the external alarm flow bell, an internal audible device will be
required in a normally occupied area. Underground fire sprinkler supply lines will be
inspected and flushed prior to connection. Underground fire sprinkler or hydrant service
shall be left uncovered in the area of the thrust blocks for inspection.

28. The County of San Matco and Half Moon Bay Fire District Ordinance requires a Class “B”
or better roof covering or roof covering assembly.

29. Building identification shall be conspicuously posted and visible from the street. Tem-
porary address numbers shall be posted prior to combustibles being placed on the
site. The letters and numerals for permanent address numbers shall be a minimum of
4-inch stroke for residential. Such letters and numbers shall be internally illuminated and
facing the direction of access.

30. The applicant must have a maintained all-weather surface road for ingress and egress of
fire apparatus. This road shall be in place before combustibles are brought onto the
project site and maintained throughout construction. The Half Moon Bay Fire District
and the Uniform Fire Code requires a 20-foot minimum width for access roads to
structures. Dead end roads greater than 150 feet in length also require a turnaround for fire
apparatus. Contact the Fire Prevention Bureau for the full standard detail and specification.
Roads leading to a single-family residence may be 16 feet wide with approval of the
District.

31. The all-weather surfaces shall be a minimum of 6 inches of compacted Class II base rock
for grades up to and including 5%, oil and screened for grades up to and including 15%,
and asphaltic concrete for grades exceeding 15%.

32. Plans submitted will be checked upon receipt of fees required by the District.

Montara Sanitary District

33. The project will require a sewer connection permit.

SB:fc - SMBK0239_WFU.DOC
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Attachment F

COUNTY OF SAN MATEOQO, PLANNING DIVISION

' NEGATIVE DECLARATION

A notice, pursuant to the California Environmental Quality Act of 1970, as amended (Public Resources
Code 21,000, et seq.) that the following project: Mahon Single-Family Residence and Domestic Well,
when implemented will not have a significant impact on the environment.

FILE NO.: PLN 1999-00244 ENDORSED
. - N THE OFFICE
F' LED courmr CLO%%UKN RTscging OF
OWNER/APPLICANT: Michael Mahon/Joanne Mahon
FEB 0 2 2000
ASSESSOR'S PARCEL NO.: 037-259-170
WARREN SLOCUM, County Clerk
» B i
PROJECT DESCRIPTION AND LOCATION Y DEPUTY CLERK -

The project involves the construction of a 2,629 square foot single-family residence and a domestic well
located on San Ramon Avenue in the Seal Cove area of unincorporated Moss Beach.

FINDINGS AND BASIS FOR A NEGATIVE DECLARATION

The Planning Division has reviewed the initial study for the project and, based upon substantial evidence

‘ in the record, finds that:

1. The project will not adversely affect water or air quality or increase noise levels substantially;

2. The project will not have adverse impacts on the flora or fauna of the area;

3. The project will not degrade the aesthetic quality of the area;

4. The project will not have adverse impacts on traffic or land use;

5. In addition, the project will not:
a. Create impacts which have the potential to degrade the quality of the environment.
b. Create impacts which achieve short-term to the disadvantage of long-term environmental goals.
c. Create impacts for a project which are individually limited, but cumulatively considerable;

d. Create environmental effects which will cause substantial adverse effects on human beings,
either directly or indirectly.

The County of San Mateo has, therefore, determined that the environmental impact of the project is
insignificant.

iil



MITIGATION MEASURES included in the project to avoid potentially significant effects:

1. At the building permit application stage, the applicant shall submit the geotechnical report in
accordance with the standards of the San Mateo County Geotechnical Section to the Building
Inspection Section. The recommended mitigation in the geotechnical report should be reviewed
at that time.

2. At the tlme of apphcatlon fora buxldmg permlt an erosion control and stormwater mana;,ement
plan shall be submitted for review and approval by the Planning Division

3. The applicant is required to monitor the noise levels at the site so that the proposed construction
activity will not exceed 80-dBA level at any one moment In addition, all construction activities
shall be limited to the hours from 7:00 a.m. to 6:00 p.m., Monday through Friday, and 9:00 a.m.
to 5:00 p.m. on Saturday. Construction operations shall be prohibited on Sunday and any national
holiday.

4. The applicant is required to submit a Stormwater Management Plan, which delineates permanent
stormwater controls to be in place throughcut the grading, building and life of the project.

5. The applicant shall ensure that if during construction or grading, archaeological traces (human
remains, concentrations of shell, bone, rock or ash) are uncovered, all excavations within a 30-foot
radius shall be halted, the Planning Division shall be notified, and a qualified archaeologist shall
assess the situation and propose appropriate measures.

RESPONSIBLE AGENCY CONSULTATION

INITIAL STUDY

The San Mateo County Planning Division has reviewed the Environmental Evaluation of this project and
has found that the probable environmental impacts are insignificant. A copy of the initial study is
attached.

REVIEW PERIOD February 2, 2000 to February 22, 2000.

All comments regarding the correctness, complzteness, or adequacy of this Negative Declaration must be
received by the County Planning Division, 455 County Center, Second Floor, Redwood City, no later
than 5:00 p.m., February 22, 2000.

CONTACT PERSON

Sara Bortolussi
650/363-1839

/L/J/M//? %%?ZMZMLL

“Shra Bortolussn Prolect Planner

SB:cdn ~ SMBK0016_WCH.DOC
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COUNTY OF SAN MATEO
Environmental Services Agency
Planning and Building Division

----—-~——-— —Initial Study-Pursuant to CEQA ———-———
Project Narrative and Answers fo Questions for the Negative Declaration
File Number: PLN 1999-00244
Construction of a New Residence and Domestic Well

PROJECT DESCRIPTION

The project involves the construction of a 2,629 square foot single-family residence and a
domestic well located on San Ramon Avenue in the Seal Cove area of unincorporated Moss
Beach.

ANSWERS TO QUESTIONS

1. LAND SUITABILITY AND GEOLOGY

c.  Will or could this project be located in an area of soil instability (subsidence,
landslide or severe erosion)?

The County’s Geotechnical Hazards Synthesis Maps indicate that this site is located
within an existing landslide. Due to the project’s location, a Geotechnical Report
will be necessary at the time of building permit review to determine the extent of soil
instability. A Geotechnical report was submitted by a certified engineering geologist.
The report indicated that the lot is suitable for the proposed single-family residential
development provided the recommendations contained in the report are followed.
This mitigation should be reviewed at the time of application for a building permit.

A copy of the report is attached.

Mitigation Measure 1.c.: At the building permit application stage, the applicant
shall submit the geotechnical report in accordance with the standards of the San
Mateo County Geotechnical Section to the Building Inspection Section and the
mitigation recommended in the Geotechnical report adhered to.

d. Will or could this project be located on, or adjacent to a known earthquake fault?
The County’s Geotechnical Hazards Synthesis Maps indicate that this project is near
the Seal Cove Fault. Due to this location, the Geotechnical Report will need to be

reviewed for recommended mitigation at the time of building permit review.

Mitigation Measure 1.f.: See Mitigation Measure 1.c. above.

ic4



Will or could this project cause erosion or siltation?

Yes, there is the potential for erosion to occur during construction. Mitigation should
be an erosion control and stormwater management plan to be submitted at the time of
application for a building permit.------——-—--—-—-—--- — -- - oo

Mitigation Measure 1.f.: At the time of application for a building permit, an erosion
control and stormwater management plan shall be submitted for review and approval
by the Planning Division

2. VEGETATION AND WILDLIFE

Will or could this projcct affect federal or state listed rare or endangered species
of plant life in the project area?

Yes, there is the potential for the project to affect listed plant species. According

to the County’s Natural Diversity Maps, the listed species, Hickmans Cinquefoil, is
mapped in this project area A letter from a biologist was submitted which indicated
that the project site is a disturbed lot including disturbed soils, weedy vegetation and
piles of wood debris. The letter concludes that the site is highly unlikely to contain the
habitat for the endangered species, Hickmans Cinquefoil. See attached letter from the
biologist.

Will or could this project significantly affect fish, wildlife, reptiles or plant life?

The project could affect plant life in the area. The County’s Natural Diversity Maps
indicate a listed species, Hickmans Cinquefoil, in the area. A letter was submitted
from a biologist who concluded from his study that the site was highly unlikely to
contain a habitat form the endangered plant species, Hickmans Cinquefoil.

4. AIR QUALITY, WATER QUALITY, SONIC

f.

Will or could this project generate noise levels in excess of levels determined
appropriate according to the County Noise Ordinance standard?

Staff has determined that the noise levels associated with this project will only be
temporary due to construction of the single-family residence.

Mitigation Measure 4.f.: The applicant is required to monitor the noise levels at the
site so that the proposed construction activity will not exceed 80-dBA level at any one
moment. In addition, all construction activities shall be limited to the hours from 7:00
a.m. to 6:00 p.m., Monday through Friday, and 9:00 a.m. to 5:00 p.m. on Saturday.
Construction operations shall be prohibited on Sunday and any national holiday.
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Will or could this project generate polluted or increased surface water runoff or
affect groundwater resources?

The project will be increasing the impervious surface area on the parcel and thus will
be generating increased surface water runoff.-- ----——--- -- - -~ -

Mitigation Measure 4.g.: The applicant is required to submit a Stormwater Manage-
ment Plan, which delineates permanent stormwater controls to be in place throughout
the grading, building and life of the project.

6. LAND USE AND GENERAL PLANS

d.

Will or could this project result in any changes in land use, either on or off the
project site?

Yes, it will result in a change of land use from vacant land to a developed parcel,
however, the single-family development is consistent with all other land uses in the

area.

Mitigation Measure 6.d.: No Mitigation required.

7. AESTHETIC, CULTURAL AND HISTORIC

d.

Will or could this project directly or indirectly affect historical or archaeological
resources on or near the site?

In the initial review of the project, the Northwest Information Center at Sonoma State
revealed that there is a possibility of archacological resources within the subject parcel
and they recommended a study be conducted to determine the impacts of the proposed
project on these resources. An archaeological study was prepared by a registered
professional archaeologist and submitted by the applicant for review. The report
concludes that no evidence of archaeological resources or historic properties was
found at the project site area and that the proposed project would be able to be
constructed without adversely affecting significant cultural resources. However,
monitoring during construction should be required.

Mitigation Measure 7.d.: The applicant shall ensure that if during construction or
grading, archaeological traces (human remains, concentrations of shell, bone, rock
or ash) are uncovered, all excavations within a 30-foot radius shall be halted, the
Planning Division shall be notified, and a qualified archaeologist shall assess the
situation and propose appropriate measures.

SB:cdn - SMBK0018_WCH.DOC
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UCKLEY ENGINEERING ASSOCIATES L eraniin.

Geotechn cal Eng neerng and Genlogy

September 22, 1999 .

Job #99176.8

Mr. Michael Mahon
P.O. Box 86
Weimar, CA 95736

RE: GEOTECHNICAL INVESTIGATION
Proposed Residence
863 San Ramon Avenue
Moss Beach, California

Dear Mr. Mahon:

INTRODUCTION

As requested, we have completed a geotechnical 1nvestigation of
the referenced property, located on the north side of San Ramon
Avenue at the 1i1intersection with San Lucas Avenue 1in Moss Beach,
California (Location Map, Plate 1). Previously, we  have
conducted a geotechnical and fault 1investigation (7-24-98) for
the Hawkins property, about 200 feet to the east. In additaion,
we prepared a response (5-28-99) to the County’s review.

The purpose of this investigation was to characterize the site
soils 1n order to provide geotechnical design parameters for
development of a single-family, wood-frame residence. The
proposed house will have driveway access from San Ramon Avenue.

(Site Plan, Plate 2).

The scope of work undertaken for this study included: 1) Review
of pertinent geotechnical information; 2) Site reconnaissance,
subsurface exploration and laboratory testing; and 3)
Geotechnical engineering analysis.

GEOLOGIC SETTING

The site 1s located on the marine terrace southwest of the Seal
Cove Fault escarpment 1n Moss Beach, California. Pampeyan, 1994,
shows the site to be underlain by marine terrace deposits
consisting of poorly to moderately consolidated gravel, sand,
s1lt and <clay 1n varying proportions and combinations in
1ndistinct lenses and beds. On the west side of the Seal Cove

bod
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Mr. Michael Mahon Page 3
Geotechnical Report

Fault, the terrace deposits are underlaain at depth by
sedimentary basement rocks.

The nearest active faults include the San Gregorio/Seal Cove
Fault, approximately 400 feet northeast of the site and the San
Andreas Fault, about 7 miles to the northeast.

GEOLOGIC HAZARDS

In our previous deologic 1investigation with respect to the
nearby Hawkins lot, we concluded that surface faulting was not a
hazard (see References). Since this previous work covers the
referenced property, we determined that fault exploration was
not necessary for this investigation.

Therefore, it 1s our opinion that the probability of fault
rupture affecting the site 1s low. Since dense, silty clayey
sands underly the site, the probability that 1liquefaction or
lateral spreading will affect the site during earthquakes is
also low. The flatness of the site precludes the possibility of

landslides.

On the basis of the historical seismic record in the Bay Area,
1t 1s reasonable to assume that the proposed building will be
subject to moderate to severe earthquake shaking during its
lifetime. The earthquake-shaking hazard <can be mitigated
provided that standard seismic design and construction for
residential structures is followed.

SITE CHARACTERISTICS

Surface Features

At the time of our investigation, the relatively flat lot was
covered with sparse natural vegetation. There appeared to be
about one to two feet of elevation difference between the back
and front of the lot. Drainage sheets toward the street. The
slope steepens slightly from the front of the lot to San Ramon
Avenue.

We did not observe any erosion gullies or other evidence of
erosion on or near the site.

Exploration Method

Two borings were advanced with truck-mounted, continuous flight
auger draill rig. We took samples using a 140-pound hammer

ic§



i A B i 2B l.l = il Illi ‘II IIII illl lgll lll .Il IHI Illl IIII ill

Mr. Michael Mahon Page 4

Geotechnical Report

falling 30 inches. We drove the Standard Penetration Sampler 1’

inches and recorded the number of blows needed to drive the

------ sampler -1n 6-inch-intervéls.. -On the . boring logs we recorded the

Standard Penetration Resistance, the number of blows required to
drive the sampler the last 12 inches. The earth materials were
continuously logged and sampled by our geologist. The logs of
the borings showing the results of our 1laboratory tests are
contained on Plates 3 & 4. Plate 5 1s the Key to the Boring
Logs. Plate 6 1s our Plasticaty Chart.

Subsurface Conditions

The borings encountered approximately 1 foot of sandy silt,
topsoil underlain by medium dense to dense, silty clayey sand to
the maximum depth explored of 16.5 feet. According to our
plasticity 1index test (P.I. = 9), the surface soi1l at the site

has low expansion potential.

We did not encounter ground water 1in the borings; however,
amount of seepage and level of the ground water can vary with
changes in annual rainfall and from season to season.

CONCLUSIONS AND RECOMMENDATIONS ‘

In our opinion, the lot i1s suitable for the proposed single-
family residential development provided the recommendations
contained in this report are followed. The primary geotechnical
considerations are strcng seismic shaking during a future
earthquake and control of site drainage.

In our opinion, the relatively 1light structure can be supported
on shallow continuous spread footing foundations. If practical,
isolated interior footings should be avoided. Also, positive
flow of water away from foundations is very important.

Seismic Design

Design the house according to the applicable provisions of the
Uniform Building Code, currently in use by the County of San

Mateo.

Site Preparation, Grading and Compaction

In areas to be developed, strip all vegetation and organic
material. The field engineer should determine stripping depths
at the time of construction, but for planning purposes assume an

b 5
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Mr. Michael Mahon Page S
Geotechnical Report

‘ average stripping depth of 4 inches. Organic strippings may be
stockpiled for subsequent use 1n landscaping.

Spread structural fill in thain 1lifts onto scarified and

compacted subgrade. Compact subgrades and structural fill to at
least 90 percent relative compaction, based on ASTM D1557,
latest edition 1laboratory compaction test procedure. In

addition, compact aggregate base in the driveway to at least 95
percent relative compaction.

Utilaity Trenches

Vertical trench excavations up to 5 feet deep should be capable
of standing with minimal bracing for short duration (less tHan
30 days). However, contractors should be alert to potential
instability. Trench walls deeper than 5 feet should be cut and
braced in accordance with the State of California Safety
Ordinance treating excavations and trenches.

Utailaity trenches should be designed to prevent the
transportation of water into the foundations, and slabs or
pavement subgrade soils. Care should be taken to assure that
uncontrolled, concentrated runoff 1is not conducted toward the

‘ existing slopes. In particular, where utilitaies Cross
foundations, trenches should be plugged with compacted clayey
so1l or lean concrete for theair full depth and for a distance of
at least 5 feet on either side of the foundations.

On-site, 1inorganic soi1l may be used as utility trench backfaill.
Each layer should then be compacted to at least 90 percent MDD.
The top 2 feet of trench backfill under pavements should be non-
expansive, granular soil compacted to at least 90 percent MDD.

Foundations

We recommend that the proposed building be supported on
conventional continuous spread footings bearing in the dense
silty clayey sand. Extend the footings at least 18 inches below
pad grade. Design the footings for allowable bearing pressures
of 2,000 pounds per square foot for dead loads, 2,500 pounds per
square foot for dead plus live loads and 3,000 pounds per square
foot for all loads including wind and seismic.

These allowable bearing pressures are net values; the weight of
the footing can be neglected for design purposes. Footings
should have a minimum width of 12 1inches. Footings 1located
adjacent to utility trenches should have their bearing surfaces
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upward from the bottom edge to the trench.

Design the continuous footings with adequate top and bottom
reinforcement to provide structural continuity and to permit
spanning of local irregularities. It 1s essential that we
observe the footaing 2xcavations prior to placement of
reinforcing steel.

Lateral Loads

' below an 1imaginary 1:1 (horizontal to vertical) plane prOJecter,

Lateral loads may be resisted by friction between the footings
and the supporting subgrade. Use a coefficient of friction of
0.3. In addaition, provide lateral resistance by wutilizing
passive pressures acting against the sides of footings poured
neat in the excavations. We recommend that an equivalent fluid
pressure of 300 pounds per cubic foot be used in design.

Slabs-On-Grade

We do not recommend the use of slabs-on-grade for living areas.
Remove all 1loose fi1ll1l and topsoil from exterior slab areas.
After this work is done, the support the slabs directly on
compacted fill or prepared natural soil. However, support the‘
garage slab on at least 4 1inches of free-draining gravel. Where
migration of water vapor would be detrimental, an impermeable
vapor barrier such as visquine should be provided between the
gravel and the slab. It would be prudent to place an additional
2 1inches of sand over the membrane to protect 1t during
construction. Reinforce the slabs with at 1least No. 3 bars at
18-inch centers, both ways, and provide control joints to reduce

cracking.

Surface Drainage

The residences should be provided with roof gutters and
downspouts, connected to a solid pipe system to conduct roof

water to the street or other approved discharge areas. Provide
positive surface gradients next to the structures to conduct
surface water away from the foundations. During final grading

of the lots, design and ccnstruct landscaping so as not to block
or alter the surface drainage gradients.

Where needed, design driveway, parking area and other paved
areas to deliver surface water to catch basins or other similar

drainage facilities.
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INVESTIGATION LIMITATIONS

This report has been prepared 1in accordance with generally
accepted geotechnical engineering principles and practices and
1s an accordance with the standards of practice set by the
geotechnical consultants in the area. This acknowledgment i1s ain
lieu of all warranties, either expressed or implied.

Subsurface conditions could vary between those i1ndicated by test
borings and interpreted from surface features. A representative
of this office should be retained to provide construction
observation services, to observe the conditions, to modify
recommendations, 1f necessary, and to ascertain that the project
1s constructed in accordance with the recommendations.

We submit this report with the understanding that it 1s the
responsibility of the <client (owner) to ensure that the
applicable recommendations of this report are made known to the
design professionals involved with the project. In addition, the
owner should ensure that the recommendations are 1ncorporated
into the construction drawings and that the necessary steps are
taken to see that the contractor and subcontractors carry out

the recommendations 1in the field.

If conditions different from those described in this report are
encountered during construction, or 1f this project is revised,
we should be notified immediately, so that we may modify our
recommendations, 1f warranted.

The practice of geotechnical engineering changes. Therefore, we
should be consulted to update this report 1f construction is not
performed within 12 months.
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Attachment H LI S
THOMAS REID ASSOCIATES
560 WAVERLEY STREET, SUITE 201 Tel: 650-327-0429
P.O. BOX 880 PALO ALTO, CA 94301 Fax 650-327-4024 ‘

Environmental Impact Analysis e Ecologlcal Studies e Resource Management

December 1-3, 1999
Case Code: BBIO

Michasel and Joanne Mahon
PO Box 86
Weimar, CA 95736

Subject: Blological survey of APN 037-259-170, Moss Beach, Califomia.

Dear Mr. and Mrs. Mahon:

At your request | conducted a biological survey of your property (APN 037-259-
170) located at 863 San Ramon Avenue in the Seal Cove area of Moss Beach on
December 8, 1989. The survey was done specifically to assess the habitat at the site
for the tederally endangered Hickman's Cinquefoil (Potentilla hickmanii). | am familar
with the habitat requirements of this species and several other sensitive plant and
animal species that occur within the San Mateo County coastal zone.

The slte Is a disturbed open lot, approximately 5000 square feet is size, that is in-
between two developed parcels. At the time of survey, the site had disturbed soils, . .
weedy vegetation, and plles of wood debris. The site has apparently been mowed on
occasion for fire protection to the adjacent homeowners, and has undergone significant
ground disturbance. Plant specles identified on site were: Garden Nasturtium

(Tropaeloum majus), Common Mallow (Malva neglecta), mustard (Hirschfeldia sp.), wild

radish (Raphanus sativa), Californla blackberry (Rubus ursinus), and English plantain

(Plantago lanceolata).

Based on the disturbed condition of the site and the weedy vegetation, it is highly
unlikely that this site could support the federally endangered Hickman's cinquefaoil,
which requires marshy areas in open pine forests or wet coastal meadows (Corelli and

Chandik, 1995).

If you have any questions or require further information, please contact me at the

office.
Sincerely,
PatriW
Associate
cc: Sara Bortolussi, San Mateo County Planning and Building Division ‘

Coraelli, T. and Chandlk Z, 1995. The Rare and Endangered Plants of San Mateo and
Santa Clara County. Monocot Prass, Half Moon Bay, Califomia.
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Envijronmental Services Agzency Board of Supervisors
Rose Jacobs G bson

Rchard S Gordon
Mary Gr ffin

. oy 3= s 3 Jerry Hill
Planning and Building Division Mohacl D Nevn

County of San Mateo ‘ran=

Mail Drop PLN122 - 455 County Center - 2nd Floor - Redwood City
California 94063 - Telephone 650/363-4161  Fax 650/363-4849

Please reply to: Sara Bortolussi
(650) 363-1839

July 13, 2000

PROJECT FILE

Judith Macias Jeff Tate
871 San Ramon Avenue 855 San Ramon Avenue
Moss Beach, CA 94038 Moss Beach, CA 94038~

-~

Subject: File Number PLN 1999-00244
Location: 863 San Ramon Avenue, Unincorporated Moss Beach
APN: 037-259-170

‘ On July 12, 2000, the San Mateco County Planning Commuission considered your request of an
appeal of the Zoning Hearing Officer’s decision to approve a Coastal Development Permit
pursuant to Section 6328.4 of the San Mateo County Zoning Regulations and certification of a
Negative Declaration, pursuant to the California Environmental Quality Act, to allow the
construction of a new 2,629 sq. ft. single-family residence with an attached garage and drilling a
domestic well on a parcel in the Seal Cove area of unincorporated Moss Beach. This project 1s
appealable to the California Coastal Commission.

Based on the information provided by staff and evidence presented at this hearing, the Planning
Commission upheld the Zoning Hearing Officer’s decision, approved the project, made the
findings and adopted the conditions of approval with modifications as follows:

FINDINGS:

Regarding the Coastal Development Permit, Found:

1. That the project, as described in the application and accompanying materials required by
Zoning Regulations Section 6328.7 and as conditioned in accordance with Section 6328.14,
conforms with the plans, policies, requirements and standards of the San Mateo County
Local Coastal Program, as stated in the staff report.
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That the project conforms to the specific findings required by the policies of the San Mateo
County Local Coastal Program, as stated in the staff report.

3. That the number of building permits for construction of single-family residences other than
for affordable housing issued in the calendar year does not exceed the limitations of
Policies 1.22 and 1.23 as stated in Section 6328.19 of the Zoning Regulations.

Regarding the Design Review, Found: - ;+ =~ -

4.  That the project conforms with the guidelines and standards in Section 6565.7 and the other

provisions of Chapter 28.1 of the San Mateo County Zoning Regulations and the
Community Design Manual for the reasons stated in the staff report.

Regarding the Environmental Review, Found:

5. That the Negative Declaration 1s complete, correct and adequate and prepared in accor-
dance with the California Environmental Quality Act and applicable State and County
guidelines.

6.  That, on the basis of the Initial Study and comments received hereto, there is no evidence
that the project, subject to the mitigation measures contained in the Negative Declaration,
will have a significant effect on the environment.

7.  That the Negative Declaration reflects the independent judgment of San Mateo County.

CONDITIONS OF APPROVAL

Planning Division

I

This approval applies only to the proposal, documents and plans described in this report
and submitted to the Planning Division on April 14, 1999, and approved by the Planning
Commission on July 12, 2000. Minor revisions or modifications to the project may be
approved by the Planning Director if they are consistent with the intent of and in substantial
conformance with this approval. Any reconfiguration or relocation of the footprint or
exterior limits of the building shall require approval of the Planning Commission.
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2. The Coastal Development Permit shall be valid for one year from the date of approval.
Any extensions of this permit shall require submittal of a request for permit extension and
payment of applicable extension fees, no less than thirty (30) days prior to expiration.

3.  In the event that a public water supply becomes available, the applicants shall switch to this
alternative.

4.  Prior to the issuance of a building permit, the applicants shall submit color and material ~ _ _
samples of the proposed project, for approval by the Planning Director, and verified prior to
a final inspection for a building permit.

S.  During project construction, the applicants shall, pursuant to Section 5022 of the San
Mateo County Ordinance Code, minimize the transport and discharge of stormwater runoff

from the construction site into storm drain systems and water bodies 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 15 and April 15.

¢.  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 maintaining vehicles on-site, except in an area
designated to contain and treat runoff.

f.  Limiting and timing applications of pesticides and fertilizers to avoid polluting runoff.

6.  All new utility lines to the proposed project shall be installed underground.
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7. At the building permit application stage, the applicants shall submit the geotechnical report,
prepared by David Buckley, dated September 22, 1999, in accordance with the standards of
the San Mateo County Geotechnical Section to the Building Inspection Section with the
mitigation recommended in the geotechnical report adhered to, including all requirements
of the Geotechnical Section of San Mateo County.

8. At the time of application for a building permit, an erosion and sediment control and
- stormwater management plan shall be submitted for review and approval by the Planning
Division.

9.  The applicants are required to monitor the noise levels at the site so that the proposed
construction activity will not exceed 80 dBA level at any one moment. In addition, all
construction activities shall be limited to the hours from 7:00 a.m. to 6:00 p.m., Monday
through Friday, and 9:00 a.m. to 5:00 p.m. on Saturday. Construction operations shall be
prohibited on Sunday and any national holiday.

10. The applicants are required to submit a stormwater management plan prepared by a civil
cngincer, which delineates permanent stormwater controls to be in place throughout the ‘
grading, building and life of the project.

11. The applicants shall ensure that if during construction or grading, archaeological traces
(human remains, concentrations of shell, bone, rock or ash) are uncovered, all excavations
within a 30-foot radius shall be halted, the Planning Division shall be notified, and a
qualified archaeologist shall assess the situation and propose appropriate measures.

12. Height verification shall be required at various stages during construction and confirmed in
writing at each stage by the project engineer. The site plan shall show:

a.  The baseline elevation datum point as established by a licensed land surveyor or
engineer. This datum point must be located so that it will not be disturbed by
construction activities. This datum point shall be used during construction to verify
the elevation of the finished floors relative to the site’s existing natural grade.

b.  The natural grade elevations at a minimum of four significant comers of the
structure’s footprint.

c.  The elevations of the proposed finished grades, where applicable.

d.  The ridgeline elevation of the highest point on the roof. .
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13.

14.

15.

The applicants shall submit a landscape plan in accordance with the “Landscape Plan
Guidelines — Minimum Standards” for review and approval by the Planning Director
following consultation with the appellants. Areas in the front of the property that do not
contain trees or shrubs shall be planted with ground cover. An irrigation plan for the front
area and sides shall be submitted with the planting plan. Upon submittal of the landscape
plan, the applicants shall pay a review fee based on the fee schedule in effect at that time.

The applicants shall record the following deed restriction with the County Recorder, which
binds the applicants and any successors in interest on the parcel deed prior to application
for a building permit. The applicants shall submit a copy to the Planning Division:

“This property is located in Zone 3 of the Seal Cove Geologic Hazards District
established by Section 6296 of the San Mateo County Ordinance Code,
Zoning Annex. Maps of this district are on file with the County Geologist and
the Planning Division, Environmental Services Agency, San Mateo County.”

The applicants shall revise the site plan prior to building permit application to reflect side
yard setbacks of 7.5 feet on each side.

Building Inspection Section

16. At the time of application for a building permit, a boundary survey will be required.

17. An automatic fire sprinkler system will be required. This permit must be issued prior to or
in conjunction with the building permit.

18. A site drainage plan will be required which will demonstrate how roof drainage and surface
runoff will be handled.

Department of Public Works

19. Prior to the issuance of the building permit, the applicants will be required to provide
payment of “roadway mitigation fees” based on the square footage (assessable space) of the
proposed residence per Ordinance #3277.

20. The applicants shall submit, for review by the Department of Public Works, a plan and

profile of the existing roadway, including adequate topography to confirm centerline
elevations at the driveway and existing roadway drainage.
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21. The applicants shall submit a “revised” driveway “plan and profile” that includes “vertical
curves” at both the property line and at the garage, to the Department of Public Works,
showing the driveway access to the parcel (garage slab) complying with County standards
for driveway slopes (not to exceed 20%) and to County standards for driveways (at the
property line) being the same elevation as the center of the access roadway. The driveway
plan shall also include and show specific provisions and details for handling both the
existing and the proposed drainage.

22. The applicants shall NOT place a concrete driveway WITHIN the road right-of-way.
Within the nght-of-way, the driveway shall consist of a minimum of 6 inches of Class 2
aggregate base and 2 inches of asphalt.

23. No construction work within the County right-of-way shall begin until Public Works
requirements for the issuance of an encroachment permit, including review of applicable
plans, have becn met and an encroachment permit 1ssued by the Department of Public
Works.

Environmental Health Division

24. Prior to the building permit application stage, the applicants shall obtain a well permit and
construct a well meeting quality and quantity standards.

Point Montara Fire Protection District

25. Municipal water supplies shall be used to supply sprinkler systems. In areas without a
municipal water supply, an approved water tank large enough to accommodate domestic
demand and the sprinkler system design flow for at least 15 minutes is required.

26. The Uniform Building Code Section 903.3, Appendix III-A Section 5.1, states that ““The
minimum fire flow and flow duration requirements for one- and two-family dwellings
having a fire area which does not exceed 3,600 sq. ft. shall be 1,000 gallons per minute.”

27. Fire hydrants must be “Clow 960 or equivalent, alternate hydrants must be approved by
the District. Fire hydrants for normal fire flow (1,000 GPM or less) must be no more than
500 feet apart with no part of a building greater than 250 feet from a hydrant. Hydrants will
meet all specifications of the District including color and markings. Curbs in front of fire
hydrants and fire equipment will be pained red.
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28.

29.

30.

31.

32.

33.

34.

The Uniform Building Code requires smoke detectors on every level of a building, in every
bedroom and at a point centrally located in the corridor or area giving access to each
separate sleeping area. This requirement is for new construction and requires detectors to
be interconnected, hardwired into the building power with battery backup.

Sprinkler systems shall be installed per San Mateo County and Half Moon Bay Fire District
Ordinance. Overhead installation and hydrostatic test will be inspected as well as final
operating test. In addition to the external alarm flow bell, an internal audible device will be
required in a normally occupied area. Underground fire sprinkler supply lines will be
inspected and flushed prior to connection. Underground fire sprinkler or hydrant service
shall be left uncovered in the area of the thrust blocks for inspection.

The County of San Mateo and Half Moon Bay Fire District Ordinance requires a Class “B”
or better roof covering or roof covering assembly.

Building identification shall be conspicuously posted and visible from the street. Tem-
porary address numbers shall be posted prior to combustibles being placed on the
site. The letters and numerals for permanent address numbers shall be a minimum of
4-inch stroke for residential. Such letters and numbers shall be internally illuminated and
facing the direction of access.

The applicants must have a maintained all-weather surface road for ingress and egress of
fire apparatus. This road shall be in place before combustibles are brought onto the
project site and maintained throughout construction. The Half Moon Bay Fire District
and the Uniform Fire Code requires a 20-foot minimum width for access roads to struc-
tures. Dead end roads greater than 150 feet in length also require a turnaround for fire
apparatus. Contact the Fire Prevention Bureau for the full standard detail and specification.
Roads leading to a single-family residence may be 16 feet wide with approval of the
District.

The all-weather surfaces shall be a minimum of 6 inches of compacted Class II base rock
for grades up to and including 5%, oil and screened for grades up to and including 15%,

and asphaltic concrete for grades exceeding 15%.

Plans submitted will be checked upon receipt of fees required by the District.
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Montara Sanitary District

35. The project will require a sewer connection permit.

Any interested party aggrieved by the determination of the Planning Commission has the right of
appeal to the Board of Supervisors within ten (10) business days from such date of
determination. The appeal period for this matter will end at 5:00 p.m. on July 26, 2000.

This item is also appealable to the California Coastal Commission. An additional Coastal
Commission ten (10 ) working day appeal period will begin sometime after the County appeal
period ends. The County and Coastal Commission appeal periods run consecutively, not
concurrently, and together total approximately one month. A project is considered approved
when these appeal periods have expired and no appeals have been filed.

Sincerely,

Kan Dee Rud
Planning Commission Secretary
pcd0712k.5kr

cc: Public Works
Building Inspection
California Coastal Commission
Environmental Health
Assessor
MCCC
Mike & Joanne Mahon
Thomas Mahon
Anita Mottola
Lennie Roberts
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