Attachment A

COUNTY OF SAN MATEO
PLANNING AND BUILDING DEPARTMENT

RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL

Permit File Number: PLN 2004-00273 Board Meeting Date: February 5, 2008

Prepared By: Matt Seubert For Adoption By: Board of Supervisors

RECOMMENDED FINDINGS

Regarding the Negative Declaration, Find:

1.

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

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

That, on the basis of the Initial Study, comments received hereto, and testimony
presented and considered at the public hearing, there is no substantial evidence
that the project will have a significant effect on the environment.

That the mitigation measures identified in the Negative Declaration and agreed to
by the owner and placed as conditions on the project have been incorporated into
the Mitigation Monitoring and Reporting Plan in conformance with the California
Public Resources Code Section 21081.6.-

Reqgarding the Planned Unit Development Zoning Amendment, Find:

5.

That the proposed zoning of the area would be in harmony with said plan, and
would not be in conflict with the County Master Plan (i.e., 1986 General Plan), or
with any current land use plan for a sub-area of the County previously adopted by
the Commission, and that the specific PUD District under consideration, as
discussed in Section A.3 of the staff report:

‘a. Is adesirable guide for the future growth of the subject area of the County.

b. Wil not be detrimental to the character, social and economic stability of the
subject area and its environs, and will assure the orderly and beneficial
development of such areas.



c. Wil be in harmony with the zoning in adjoining unincorporated areas.

d. Wil obviate the menace to the public safety resulting from land uses proposed
adjacent to highways in the County, and will not cause undue interference with
existing or prospective traffic movements on said highways.

e. Will provide adequate light, air, privacy and convenience of access to the
subject property and further, that said property shall not be made subject to
unusual or undue risk from fire, inundation, or other dangers.

f. Will not result in overcrowding of the land or undue congestion of population.

Regarding the Adoption of the Ordinances Rezoning the Parcel to PUD 132 and
Enacting the PUD 132 Requlations, Find:

That the adoption of the PUD zoning is necessary for this project as the applicant
is proposing a type of development for which the County does not currently have a
zoning designation, as discussed in Section A.3 of the staff report.

Regarding the Subdivision. Find:

7.

10.

11.

That, in accordance with Section 66473.5 of the State Subdivision Map Act, this
tentative map, together with the provisions for its design and improvement, is
consistent with the San Mateo County General Plan, as discussed in Sections A.3
and A 4 of the staff report.

That the site is physically suitable for the type and proposed density of
development.

That the design of the subdivision and the proposed improvements are not likely to
cause serious public health problems, substantial environmental damage, or
substantially and avoidably injure fish or wildlife or their habitat.

That the design of the subdivision and the proposed improvements will not conflict
with easements acquired by the public at large for access through or use of
property within the proposed subdivision.

That the design of the subdivision provides, to the extent feasible, for future
passive or natural heating or cooling opportunities.

Regarding the Exceptions to Subdivision Design Requirements, Find:

12.  That there are special circumstances or conditions affecting the property, or the

exception is necessary for the preservation and enjoyment of substantial property
rights of the owner/subdivider, as discussed in Section A.5 of the staff report.
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13.

14.

That the exception is appropriate for the proper design and/or function of the
subdivision.

That the granting of the exception will not be detrimental to the public health,
safety or welfare or injurious to other property or uses in the area in which the
property is situated.

RECOMMENDED CONDITIONS OF APPROVAL

Current Planning Section

1.

This approval applies only to the proposal and plans in this report and submitted to
and approved by the Board of Supervisors. Minor adjustments to the project in the
course of applying for building permits may be approved by the Community
Development Director if they are consistent with the intent of and in substantial
conformance with this approval.

This subdivision approval is valid for two years, during which time a final map shall
be filed. An extension to this time period in accordance with Section 7013.5.¢ of
the Subdivision Regulations may be issued by the Current Planning Section upon
written request and payment of any applicable extension fees if required, 60 days
prior to expiration. '

Prior to the beginning of any earth moving, demolition, or construction activities,
the applicant shall submit to the Current Planning Section for review and approval
an erosion, sediment and stormwater pollution prevention plan which shows how
the transport and discharge of soil and pollutants from the project site will be
minimized. The goal is to prevent sediment and other pollutants from leaving the
project site and to protect all exposed earth surfaces from erosive forces. Said
plan shall adhere to the San Mateo Countywide Stormwater Pollution Prevention
Program “General Construction and Site Supervision Guidelines,” including:

a. Stabilizing all denuded areas and maintaining erosion control measures
continuously between October 15 and April 15.

b. 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.

c. Storing, handling, and disposing of construction materials and wastes so as to
avoid their entry to a local storm drain system or water body.

d. Avoiding cleaning, fueling or maintaining vehicles on-site, except in an area
designated to contain and treat runoff.

6.9
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The approved erosion and sediment control plan and stormwater pollution
prevention plan shall be implemented prior to the commencement of operations.

Noise levels produced by proposed construction activities shall not exceed the

80 dBA level at any one moment. 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.

All new power and utility lines, from the street or nearest existing utility pole to the
main building and/or any other structure on the property, shall be placed
underground. No new poles may be installed.

Prior to the issuance of a building permit, the applicant shall submit color and
material samples of the proposed project for approval by the Community
Development Director. The approved colors shall be verified by the Building
Inspection Section prior to a final building permit inspection.

Prior to recordation of the final map, the applicant shall pay to the San Mateo
County Planning and Building Department $35,158 for in-lieu park fees as required
by County Subdivision Regulations, Section 7055.3.

Planning and building permits shall be applied for and obtained from the Planning
and Building Department for any future construction on the parcels created as a
result of the recordation of the final map for this project.

All future structures to be built on the project site shall be designed to incorporate
permanent stormwater control measures (such as using permeable surfaces for
driveways and walkways, and building downspouts connected to drywell systems)
in conformance with the County Drainage Policy, National Pollution Discharge
Elimination System (NPDES) Permit and BAASMA Guidelines. For structures
approved under this subdivision approval, all measures shall be included in the
applicant’s improvement plans subject to the approval of the Director of Public
Works or his designee as described in Condition of Approval Nos. 33 and
following. For future structures to be built on the individual parcels, prior to the
issuance of a building permit for any structure on the project site, all plans shall be
reviewed by the Current Planning Section for conformance with this condition.
These improvement plans must be approved by the Director of Public Works
before the applicant can sign an agreement, post a bond and record a map. The
measures shall comply with standards in effect at the time of their submittal for
approval.

Future development of any and all parcels resulting from the approved subdivision
must comply with these requirements. The applicant shall note the requirement in
the deeds for each parcel, copies of which shall be provided to the Current
Planning Section, and shall disclose the requirement to any potential buyer(s).

020
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10.

1.

‘Each parcel shall be tagged by the Current Planning Section with this requirement,

and no permits shall be issued for any development of the parcel(s) until this
requirement is met.

Prior to the issuance of a building permit for new construction on the project site,
the applicant shall submit a landscape plan to the Current Planning Section for
review and approval. Said plan shall be prepared by a licensed landscape
architect and include irrigation details. Said landscaping plan shall be installed
prior to the issuance of a Certificate of Occupancy for the last house resulting from
this project. All installed landscaping shall be maintained. The covenants,
conditions and restrictions, as required by Condition of Approval No. 11 below,
shall indicate that individual owners and/or the homeowners association shall
maintain the landscaping.

Prior to the recordation of the final map, the applicant shall submit for review and

‘approval by the Current Planning Section “Covenants, Conditions and

Restrictions.” Once approved, said document shall be recorded with the final map
and become binding upon all parcels created by this project. This document shall
expressly address maintenance of common areas, landscaping, stormwater
treatment/control devices and structures such as the access driveway and roofs.

INCLUSIONARY HOUSING REQUIREMENTS

12.

13.

14.

One inclusionary 4-bedroom unit is required and shall be constructed and

- completed concurrently with the other units of this development.

The lot on which the inclusionary unit shall be constructed shall be clearly
identified on the final map. It shall be for one of the 4-bedroom units.

The inclusionary unit shall be offered at a sale price that is considered affordable
for a moderate-income household. This price shall be set by the Planning and
Building Department at the time the Certificate of Occupancy is issued for the unit
and shall take into account interest rates at that time. The Planning and Building
Department will provide an Inclusionary Unit Pricing Guideline to the applicant.

Assurance of Continued Affordability: Resale Controls

15.

16.

In accordance with the County’s Inclusionary Housing Ordinance, the applicant
shall execute an agreement and/or appropriate instrument with the County Board
of Supervisors, and record a deed restriction to the satisfaction of the Current
Planning Section, binding current and future owners of the inclusionary unit to
comply with income controls for affordable housing. This shall take place before
the final Certificate of Occupancy for the market rate units is issued.

Said deed restriction shall limit future sales of the inclusionary unit to:
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a. The original purchase price plus:

(1) A percentage increase defined in the original deed from the developer to
the first eligible homebuyer,

(2) The amount of any substantial capital improvement expenditures greater
than one percent of the original purchase price,

(3) Minus any costs necessary to bring the unit into conformity with County
Building Regulations, in the event that the occupant has allowed the unit
to deteriorate due to deferred maintenance:; or

b. The fair market value, whichever is less.

17.  The deed restriction, recorded as part of the grant deed to the first eligible
homebuyer, will contain provisions which provide the County with a first right to
either purchase the unit at the contract price or assign the County’s first right to an
eligible buyer. Such restrictions shall include provisions that, should the County
fail to exercise its first right to purchase, the seller is required to sell the unit at the
defined “affordable sales price” to an eligible buyer selected by the seller. The
seller shall not levy or charge any additional fees nor shall any “finders fee” or
other monetary consideration be charged other than customary real estate
commissions and closing costs.

18. The applicant shall incorporate, as a part of the grant deed conveying title of the
inclusionary unit, a declaration of restrictions, stating the restrictions imposed by
this chapter including, but not limited to, all applicable resale controls and
occupancy restrictions. The terms of the restrictions shall specifically assign to the
County all of the sellers’ rights to enforce the declaration of restrictions in the
manner provided by law. The County or its designee shall monitor resales of this
unit, for purposes of preventing any abuse or violation of sale or resale controls.
Unless otherwise agreed to by the County, the restrictions shall last no less than
995 years. The determination of the term of affordability by the County may be
impacted as necessary to facilitate the use of Federal or State affordable housing
financing programs.

Buyer Certification and Selection

19.  This inclusionary unit shall only be sold to a household that qualifies as extremely
low, very low, low-income, or moderate-income, as defined by Section 7910 of the
County Ordinance Code. Buyers eligible to purchase inclusionary units will be
selected by the developer in accordance with a marketing program approved, in
advance, by the County. The marketing program shall set forth an equitable
selection process to be used for the marketing of the inclusionary unit.
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20.

Selection criteria may include, but not be limited to, household income and assets,
household size, and the size of the inclusionary unit. In addition, priority may be
given, first, to current residents of San Mateo County, and second, to persons
employed in San Mateo County.

Monitoring Fee

21.

At the time of resale, or whenever the County exercises its option to purchase any
ownership of the inclusionary unit, the current owner shall pay a monitoring fee to
the County. The amount of the fee shall be set by resolution of the Board of
Supervisors, and may be adjusted periodically as necessary to cover the County’s
costs to monitor resale of inclusionary units.

In-Lieu Fee

22.

Alternatively, if the applicant does not wish to provide an inclusionary housing unit
within this project, then the applicant shall pay an in-lieu fee of $200,874. Said fee
shall be paid to the San Mateo County Planning and Building Department, prior to
the issuance of the first building permit for this development.

Department of Public Works

23.

24.

Prior to the issuance of the building permit, the applicant will be required to submit
to the Department of Public Works a complete set of improvement plans including
all provisions for roadways, driveways, utilities, storm drainage, stormwater
treatment, all in accordance with the County Subdivision Regulations, County
Standard Details, County Drainage Policy and NPDES Permit. improvement plans
must be accompanied by a plan review deposit in the amount of $1,000 made
payable to the County of San Mateo Department of Public Works. Upon the
Department of Public Works’ approval of the improvement plans, the applicant will
be required to execute a Subdivision Improvement Agreement and post securities
with the Department of Public Works as follows:

a. Faithful Performance — 100% on the estimated cost of constructing the
improvements; and

b. Labor and Materials — 50% of the estimated cost of constructing the
improvements.

The applicant shall have prepared, by a registered civil engineer, a drainage
analysis of the proposed subdivision in compliance with the County drainage
policy. The drainage analysis shall be submitted to the Department of Public
Works for review and approval with the improvement plans. The drainage analysis
shall consist of a written narrative, calculations and a plan, and shall include a map
indicating the drainage basin included in the analysis. The drainage basin map
shall be of sufficient scale to accurately depict the direction of stormwater runoff
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25.

26.

27.

28.

29.

within, onto and off the project site. The flow of the stormwater onto, over, and off
the property being subdivided shall be detailed on the plan and shall include
adjacent lands as appropriate to clearly depict the pattern of flow. The analysis
shall detail the measures necessary to certify adequate drainage. Post-
development flows and velocities shall not exceed those that existed in the pre-
developed state. Recommended measures shall be designed and included in the
street improvement plans and submitted to the Department of Public Works for
review and approval.

The improvement plans shall include the proposed method of sewering these
properties. The sewer plans shall be reviewed by the Fair Oaks Sewer
Maintenance District. The applicant shall pay a connection fee and a sewer
inspection permit fee, prior to obtaining an encroachment permit to commence any
work in the public right-of-way. The fee amounts shall be as determined by the
Fair Oaks Sewer Maintenance District in accordance with adopted fee schedules.

The applicant shall deposit the amount of $5,000 with the Department of Public
Works to offset the cost of inspections. Should the $5,000 deposit be insufficient
to offset the cost of inspections, the applicant shall supplement the deposit upon
notification from the Department of Public Works. Any unused balance remaining
at final acceptance of the subdivision improvement work shall be refunded to the
applicant.

All plans, details, calculations and narratives required for subdivision
improvements shall be stamped and signed by the registered civil engineer and
submitted to the Department of Public Works for review and approval.

Any requests for changes to the approved improvement plans must be submitted
in writing to the Director of Public Works, accompanied by a narrative explanation
of the reason(s) for the change and engineered drawings showing the proposed
revisions. [f the revision is acceptable to the Director of Public Works, the original
plans may be revised by the subdivider to reflect the approved change.
Construction will not be permitted to continue until the revision has been approved,
the original plans revised, and revised copies returned to the Director of Public
Works.

Pursuant to Section 8604.11 of the Grading Ordinance, a security in the amount of
$5,000.00 shall be deposited in a Department of Public Works’ Road Escrow
Account. This deposit will be used to offset costs incurred by the County resulting
from the grading operations. The unused balance of the security will be released
only upon the satisfactory completion of the work and acceptance of the work by
the County of San Mateo.



30.

31.

32.

33.

34.

35.

36.

37.

38.

Prior to the issuance of the building permit, the applicant will be required to provide
payment of “roadway mitigation fees” in the amount of $12,321.40 based on the
square footage (assessable space) of the proposed buildings per Ordinance
#3277,

No proposed construction work within the County right-of-way shall begin until the
Department of Public Works has issued an encroachment permit.

The applicant shall record documents that address future maintenance
responsibilities of any private drainage and/or roadway facilities that may be
constructed. Prior to recording these documents, they shall be submitted to the
Department of Public Works and County Counsel for review.

The final map shall include an offer of dedication of any public utility easements,
including sanitary sewer easements for any portion of the sewer main that lies
outside of existing public sanitary sewer easements, if applicable.

The applicant shall submit with the improvement plans written certification from the
appropriate water district stating that their requirements to provide water service
connections to the proposed parcels of this subdivision have been met.

Any potable water system work required by the appropriate district within the
County right-of-way shall not be commenced until County requirements for the
issuance of an encroachment permit have been met. Plans for such work shall be
reviewed by the Department of Public Works prior to the issuance of the permit.

The applicant shall submit with the improvement plans written certification from the
appropriate energy and communication utilities to the Department of Public Works
and the Current Planning Section stating that they will provide energy and
communication services to the proposed parcels of this subdivision.

“As-built” plans of all construction required by these conditions shall be prepared
and signed by the subdivider's engineer upon completion of all work on
subdivision improvements. The “as-built” plans shall be accompanied by a written
certification from the engineer that all private facilities have been completed in
conformance with the approved plans.

The applicant shall submit a final map and all other necessary documents to the
Department of Public Works for review and recording in conformance with all
requirements in the San Mateo County Subdivision Regulations.

Menlo Park Fire District

39. Fire apparatus roadways (public or private streets or roads, and in some instances

driveways used for vehicle access) shall have a minimum unobstructed width of 20
feet (6 m) and an unobstructed vertical clearance of not less than 13 feet 6 inches
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40.

41.

42.

43.

44.

45.

(4 m). Streets under 36 feet (11 m) shall have red curbs and be posted with signs
or red curbs and stenciled on one side and under 28 feet (8.5 m) on both sides of

the street. Stencil and signs shall read as follows: “NO STOPPING FIRE LANE —
CVC 22500.1” (CFC, 2001, Sec. 902.2.2.1).

Fire apparatus roadways (public or private streets or roads used for vehicles
access) shall be installed and fire hydrants in service prior to commencement of
framing: PRIOR TO COMMENCEMENT OF FRAMING, CONTACT THE MENLO
PARK FIRE PROTECTION DISTRICT TO SCHEDULE AN INSPECTION OF
ROADWAYS AND FIRE HYDRANTS (CFC, 2001, Sec. 8704).

Prior to the issuance of a building permit, submit two full sets of building plans to
the Menlo Park Fire Protection District for review and approval (CBC, 2001,
Sec. 1). '

A minimum of two sets of plans, specifications, equipment lists and calculations for
the required fire sprinkler system shall be submitted to the Menlo Park Fire
Protection District for review and approval prior to installation. A separate plan
review fee will be collected upon review of these plans (CFC, 2001, Sec. 103, Sec.
1038.3.2.4, and Sec. 103.3.2.5).

Fire hydrant location shall not exceed 150 feet to the last dwelling unit. Existing
fire hydrant location not shown on the plans.

San Mateo County Ordinance requires fire sprinklers to be installed in all units: a
13-D sprinkler system with attic and garage coverage.

All units shall have an address that is posted and visible from the street or road
fronting, a minimum of a 1/2-inch stroke wide by 2 1/2 inches high. For this
project, a monument may be required.
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ATTACHMENT G

County of San Mateo
Environmental Services Agency
Planning and Building Division

In-Lieu Park Fee Worksheet

[This formula is excerpted from Section 7055 of the County’s Subdivisioanegulations]

This work sheet should be cbmpleted for any residential subdivision which contains 50 or fewer lots.
" For subdivisions with more than 50 lots, the County may require either an in-ieu fee or dedication of
land.

1.  For the parcel proposed for subdivision, look up the value of the lan& on the most recent
- equalized assessment roll. (Remember you are interested in the iand only.)

Value of Land = ¥22.5, 211

2. Determine the size of the subject parcel in acrés.‘

Acres of Lahd = 4 a ‘7_

3. Determine the value of the property per acre.

a. Set up a ratio to convert the value of the land given its current size to the value of the
land if it were an acre in size. '

Formula:
Parcel Size in Acres (From ltem 2) Value of Subject Parcel (From ltem 1)
1 Acre of Land Value of Land/Acre
Fill Out
ks 4 225,21\
\ 1 Acre Value of Land/Acre

b. Solve for X by cross muitiplying.

Formula: -
Value of Land = Value of the Subject Parcel (From tem 1) ' =
Size of the Subject Parcel in Acres (From ttem 2)
Fill Qut: _
Value of Land = 492*25/ 2 H ‘ =¢83"l’! ”5
. DT




4. Determine the number of persons per subdivision.

Formula;

Number of New Lots Created* _ X 281** =  Number of Persons Per Subdivision

*Example: A 2-lot split would = 1 newly created lot.

Fill Qut:

5 X 2st . (4. 05

**Average number of persons pér dwelling unit according to. the most recent federal census (1990).

S.  Determine the parkland demand due to the subdivision.

Formula: | : ' o : j

Pa'rkland Demand

]

Number of Persons Per Subdivision X  .003*** Acres/Person
(From ltem 4) '

Fill Out:

| L‘[ Rols) X | .003*** Acrés/Person e OH 2|5

***Section 7085.1 of the County's Subdivision. Ordinance-establishes the-need-for-003-acres of-parkland-property-for—--—-fi
each person residing in the County.

6. Determine the parkiand in-lieu fee.

Formula:

Parkland Demand (From Item5) X  Value of the Land/Acre
' (From Item 3.b)

Parkland In-Lieu Fee

"

i

$ 3§} Y

LOUHD2 (S x P834 1157

FRM00276
(4/93)
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(prepared 05/10/07)

San Mateo County
Department of Housing

ATTACHMENT H

2007 SAN MATEO COUNTY INCOME LIMITS
as defined by HUD and the State of California

-eeeeeee-——-[NCOME LIMITS BY FAMILY SIZE

iIncome Category 1 2 3 4 5 6 7 8

(1) Extremely Low* | $23750  $27,150 = $30,550 $33,950 936,650  $39,350  $42,050 $44,800)
(2) Very Low* $39,600  $45250  $50,900 $56,550 .$61,050  $65,600  $70,100 $74,650
{3) HOME limit* $47,520  $54,300  $61,080 $67,860 $73,260  $78,720  $84,120 $89,580
(4) Low * $63,350  $72,400  $81,450 $90,500 $97,700 $104,950 $112,200  $119,450
Median** $66,500  $76,000 $85,500 $95,000 $102,600 $110,200 $117,800  $125,400
Moderate** $79,800  $91,200 3$102,600 $114,000 $123,100 $132,250 $141,350  $150,500

-------- MAXIMUM AFFORDABLE RENT PAYMENT-------

Income Cateqory Studio 1-BR 2-BR 3-BR 4-BR
Extremely Low $594 $636 $764 $882 $984

Very Low $990 $1,060 $1,272 $1,470 $1,640
HOME Limit $1,000 $1,272 $1,526 $1,764 $1,968

Low $1,584 $1,697 $2,036 $2,353 $2,624
Median $1,662 $1,781 $2,137 $2,470 $2,755
Moderate $1,995 $2, 137 $2,565 $2,964 $3,534

1. Maximum affordable rent based on 30% of monthly income and ali utilities paid by landiord. (utility allowance for
tenant paid utilities established by Section 8 Program) unless further adjusted by HUD.
NOTE: Studio HOME rent set at new FMR published 10/1/04

2. The following is the assumed family size for each unit:
2-BR:3

Studio : 1

*

Lid

program.

1-BR: 1.5

3-BR:45

4-BR: 6

Income figures provided by HUD for all San Mateo County federal entitlement programs (CDBG, HOME, ESG)
Income figures provided by State of California HCD - You should verify the income figures in use for each specific

<
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v ATTACHMENT |
COUNTY OF SAN MATEO, PLANNING DIVISION

~ NOTICE OF INTENT TO ADOPT
'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: 301 — 6th Avenue Major

Subdivision, when adopted and implemented, will not have a s1gn1ﬁcant impact on the
environment.

FILE NO.: PLN 2004-00273 | | S FILED ,Eossen

‘ ‘ » ‘ , o N Emm
APPLICANT/OWNER: Vincent Liw/Shao Ling Chen oo Temamos
‘ ' - APR 1 8 2006

ASSESSOR’S PARCEL NO.: 060-091-370
WAHREN SLOCUM, County Clerk

PROJECT LOCATION: 301 — 6th Avenue, North Fair Oaks By MARELEINE BRULEY

PROJECT DESCRIPTION: The applicant is proposing to create a 6-unit townhouse project on
an 11,761 sq. ft. parcel. Development will consist of two buildings: Building A will contain
four 4-bedroom units (1,934 sq. ft. each), and Building B will contain one 4-bedroom unit (1,934
sq. ft.) and one 2-bedroom unit (1,575 sq. ft.). Each unit will have a 2-car garage.

The structures on the site were demolished to accommodate this proposed development. Public
utilities will be provided by underground lines. The California Water Service will supply water.

The Fair Oaks Sewer Maintenance District will provide sewer service to the site.

FINDINGS AND BASIS FOR A NEGATIVE DECLARATION

‘The Planning Division has reviewed the initial study for the pro; ject and, based upon substantlal
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 dof _haye adverse ifnpacts on the flora or feuda of the érea.

3. 'Th'evvproj ect will ndt deérade the aesthetie Quality of the area.

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

5. In addition, the Proj ect will not:

a. Create 1mpacts Whlch have the potential to degrade the qdahty of the env1ronment

b. Create impacts which achieve short-term to the dlsadvantage of long-term. environ- ‘
mental goals. . : : ‘
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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 impactv of the project
is insignificant. '

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

Mitigation Measure 1: Prior to the beginning of any earth moving or construction activities, the
applicant shall submit to the Planning Division for review and approval an erosion and drainage
control plan which shows how the transport and discharge of soil and pollutants from the project
site will be minimized. The goal is to prevent sediment and other pollutants from leaving the
project site and to protect all exposed earth surfaces from erosive forces. Said plan shall adhere
to the San Mateo Countywide Stormwater Pollution Prevention Program “General Construction
and Site Supervision Guidelines,” including:

a.  Stabilizing all denuded areas and maintaining erosion control measures cohtiﬁuously
between October 15 and April 15.

b.  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, ' :

C.  Storing, handling, and disposing of construction materials and wastes so as to avoid their
- entry to a local storm drain system or water body. : '

d.  Avoiding cleaning, fueling or maintaining vehicles on-site, except in an area designated to
contain and treat runoff.

The approved erosion and drainage control plan shall be implemented prior to the commence-
ment of operations. '

Mitigation Measure 2: Noise levels produced by the proposed construction activities shall not
exceed the 80-dBA level at any one moment. 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.

RESPONSIBLE AGENCY CONSULTATION

None.



INITIAL STUDY

The San Mateo Couhty Planning Division has reviewed the Environmental Evaluation of this

project and has found that the probable environmental impacts are less than s1gmﬁcant A copy
of the initial study is attached. '

REVIEW PERIOD: _A?ri\ 2.© ,2006through _ Meeon LU, 2006.

All comménts regarding the correctness, completeness, or adequacy of this Negative Declaration
must be received by the County Planning Division, 455 County Center, Second Floor, Redwood
City, no later than 7:00 p.m., M CMG 1\ , 2006.

CONTACT PERSON

Matt Seubert, Project Planner
650/363-1829

Ml A

7~ Matt Seubert, Project Planner

MAT:fc ~ MATQ0286_WFH.DOC
(3/23/06)
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COUNTY OF SAN MATEO
Environmental Services Agency
Planning and Building Division

. Initial Study Pursuant to CEQA
Project Narrative and Answers to Questions for the Negative Declaration
' ~ File Number: PLN 2004-00273 :
301 — 6th Avenue Major Subdivision

PROJECT DESCRIPTION

The applicant is proposing to create a 6-unit townhouse project on an 11,761 sq. ft. parcel.
Development will consist of two buildings: Building A will contain four 4-bedroom unis (1,934
sq. ft. each), and Building B will contain one 4-bedroom unit (1,934 sq. ft.) and one 2-bedroom
unit (1,575 sq. ft.). Each unit will have a 2-car garage. .

The structures on the site were demolished to accommodate this proposed development. Public .
utilities will be provided by underground lines. The California Water Service will supply water.

The Fair Oaks Sewer Maintenance District will provide sewer service to the site.

SITE DESCRIPTION

The project site is an 11,761 sq. ft. parcel. Itis relatively flat, with a slope of approximately 1%.
Currently, the site is vacant, although four structures were previously located there. Thereis -
grassy vegetation on the site and two small trees near the side and rear property lines. The
project site is bordered by residential development on all sides. There is a recently approved
9-unit townhome subdivision and PUD rezoning for the adjacent site at 317 — 6th Avenue.

ANSWERS TO QUESTIONS

L LAND SUITABILITY AND GEOLOGY
£ Will (dr could) this project cause erosion or siltation?

Yes, Significant Unless Mitigated. Improvements necessary for the construction of
this project will include construction of the access driveway. These construction
activities will disturb the soil on part of the site. If the project site should receive rain
before groundcover can reestablish on the exposed surfaces, then the potential for

.

erosion to occur does exist. Thisis a potentially significant impact if not mitigated.

To mitigate this potential impact, the following measure is proposed:

Mitigation Measure 1: Prior to the beginning of any earth moving or construction
activities, the applicant shall submit to the Planning Division for review and approval
an erosion and drainage control plan which shows how the transport and discharge of
soil and pollutants from the project site will be minimized. The goal is to prevent




ANSWERS TO QUESTIONS
File No. PLN 2004-00273

Page 2

sediment and other pollutants from leaving the project site and to protect all exposed
earth surfaces from erosive forces. Said plan shall adhere to the San Mateo County-
wide Stormwater Pollution Prevention Program “General Construction and Site
Supervision Guidelines,” includmg

a.  Stabilizing all denuded areas and maintaining erosion control measures
continuously between October 15 and April 15.

b. 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.

c. Storing, handling, and disposing of construction materials and wastes so as to
~ avoid their entry to a local storm drain system or water body.

d. Avoiding cleamng, fueling or mamtammg vehicles on-site, except in an area
desrgnated to contain and treat runoff.

The approved erosion and drainage control plan shall be 1mplemented prior to the
commencement of operatlons

4. AIR QUALITY, WATER OUALITY SONICV

f.

Wwill (or could) this project generate noise levels in excess of levels determined
approprlate according to the County Noise Ordmance standard"

Yes, Srgmficant Unless Mitigated. Construction of the project will temporarily
generate noise levels that are greater than the ambient noise levels in the project area.
There are residences on the adjacent parcels, and the residents could be affected by the
anticipated noise increase. To mitigate this potential impact, the following mitigation
measure is proposed:

‘Mitigation Measure 2: Noise levels produced by the proposed constructlon activities

shall not exceed the 80-dBA level at any one moment. 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 operanons shall be prohibited on Sunday
and any natlonal holiday.

Will (or could) this project generate polluted or increased surface water runoff or
affect groundwater resources?

Yes, Significant Unless Mitigated. See Question 1.1.

()
(&)
~3
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5. TRANSPORTATION

b.

Will (or could) this project cause noticeable incr_eaée in pedestrian traffic or a
change in pedestrian patterns? B ' '

Yes, Not Significant. The amount of pedestrian traffic will increase due to six new
townhomes; however, the effect is insignificant. Pedestrian circulation patterns may
also change; however, this effect is also likely insignificant. Pedestrian trips may
increase partly due to the possibility of children being able to walk to school as
mentioned under 6.h, and because commercial uses on Middlefield Road are also

within walking distance; however, this increase could be considered a positive one.

Will (or could) this project result in noticeable changeé in vehicular traffic
patterns or volumes (including bicycles)? '

Yes, Not Significant. The amount of vehicular traffic will increase due to sixnew
townhomes; however, the effect is likely insignificant. Vehicular circulation pattemns

“may also change; however, this effect is also likely insignificant. Vehicular trips may

be lower than in a similar-sized project in a different location partly due to the
possibility of children being able to walk to school as mentioned under 6.h, and
because commercial uses on Middlefield Road are also within walking distance.

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? o S

Yes, Not Signiﬂcanf. Land use on the site will change from vacant to rﬁultiffamily
residential. However, this change is consistent with the adopted General Plan.

Will (or could) this pfoject serve to encourage off-site development of presently

~ undeveloped areas or increase development intensity of already developed areas?

Yes, Not Significant. Redevelopment of this site may ericourage redevelopment of
other similar properties in the vicinity. However, the effect of this project by itself 1s
likely insignificant and could be considered positive in any case. There is a recently

approved 9-unit townhome subdivision and PUD rezoning for the adjacent site at
317 - 6th Avenue. : A

Will (or could) this project be adjacent to or within 500 feet of an existingor
planned public facility? '



ANSWERS TO QUESTIONS
File No. PLN 2004-00273

Page 4

MAT:fc —
(3/23/06)

Yes, Not Significant. This project is w1th1n 500 feet of an existing elementary school.
However, the effect is likely insignificant as the number children living in six
townhomes would not be large. Additionally, any children living in the project would
be able to walk to school, reducing vehicle trips. :

Will (or could) this project create s1gn1ficant amounts of sohd waste or litter?

Yes, Not Slgnlficant The six new townhomes will generate solid waste as would any
similar-sized residential use; however, this effect is not significant as a disposal
company will remove this. Additionally, a homeowners association will enforce
maintenance on the property to prevent the accumulation of litter on the site.

Will (or could) this project substantially increase fossil fuel consumption?

Yes, Not Significant. The six new townhomes w111 increase fossil fuel consumptlon
however, this effect is insignificant. Vehicular trips may be lower than in a similar-
sized project in a different location partly due to the possibility of children being able
to walk to school as mentioned under 6.h, and because commercial uses on Middlefield
Road are also within walking distance.

will (or could) this proj ect involve a change of zoning”

Yes, Not Significant. The site wﬂl be rezoned to PUD; however this change 1s not
significant as it is necessitated by a technicality in the subdivision code, and does not
mvolve a change In den51ty or land use from the ex1st1ng zoning.
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ATTACHMENT J
ORDINANCE NO.

BOARD OF SUPERVISORS, COUNTY OF SAN MATEO, STATE OF CALIFORNIA

*x % * % Kk %

AN ORDINANCE AMENDING CHAPTER 2 OF DIVISION VI OF THE SAN MATEO
COUNTY ORDINANCE CODE (ZONING ANNEX) TO REVISE THE ZONING MAPS,
APPENDIX A, TO ADD THE PLANNED UNIT DEVELOPMENT NO. 132 (PUD-132)
DISTRICT REGULATIONS, AFFECTING ONE PROPERTY IN THE
UNINCORPORATED NORTH FAIR OAKS AREA

The Board of Supervisors of the County of San Mateo, State of California,

ordains as follows:

SECTION 1. Section 6115 of Chapter 2 of Part One of Division VI of the San Mateo
County Ordinance Code (Zoning Maps), Appendix A, shall be amended to establish the
Planned Unit Development No. 132 (PUD-132) Zoning District Regulations, applicable
to Assessor’s Parcel Number 060-091-370 (301 — 6th Avenue), as indicated for the
project parcel on attached “Exhibit A.”

SECTION 2. SECTION 2. This ordinance shall be in full force and effect thirty (30)

dayé after its passage.
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ATTACHMENT K

ORDINANCE NO.

BOARD OF SUPERVISORS, COUNTY OF SAN MATEO, STATE OF CALIFORNIA

* * K k Kk %

AN ORDINANCE AMENDING DIVISION Vi OF THE SAN MATEO COUNTY
ORDINANCE CODE (ZONING ANNEX) TO REVISE THE ZONING TEXT, APPENDIX
A (PLANNED UNIT DEVELOPMENTS), TO ENACT THE PLANNED UNIT
DEVELOPMENT NO. 132 (PUD-132) ZONING DISTRICT REGULATIONS ON A
SINGLE PROPERTY IN THE UNINCORPORATED NORTH FAIR OAKS AREA

The Board of Supervisors of the County of San Mateo, State of California,

ordains as follows:

SECTION 1. The San Mateo County Ordinance, Division VI, Part One, Zoning Maps,
Appendix A (Special Districts and Planned Unit Developments) is hereby amended to
establish and enact the Planned Unit Development No. 132 (PUD-132) to read as

follows:

PUD-132. PLANNED UNIT DEVELOPMENT SECTIONS

PURPOSE

DEVELOPMENT PLAN

RESTRICTION TO PERMITTED USES

HEIGHT

SETBACKS

LOT COVERAGE

FLOOR AREA

MAINTENANCE OF LANDSCAPING

RESTRICTION OF OUTDOOR LIGHTING

0. MAINTENANCE OF MINIMUM PARKING PROVISIONS
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SECTION 1. PURPOSE. The following PUD-132 regulations shall govern the

land use and development of a multiple-family residential development (described

below) on an 11,761 sq. ft. property (Assessor’s Parcel Number 060-091-370)
located at 301 — 6th Avenue in the unincorporated North Fair Oaks area of San
Mateo County. To the extent that the regulations contained herein conflict with
other provisions of Part One, Division VI (Zoning) of the San Mateo County
Ordinance Code, the regulations contained herein shall govern.

SECTION 2. DEVELOPMENT PLAN. All development shall conform to the
development plans (County File Number PLN 2004-00273) for the subject property

as conditioned and approved by the Planning Commission on September 13,
2006, and by the Board of Supervisors on January 29, 2008, and on file in the

County Planning Department. Those plans include the following specific elements:

(@) The creation of six parcels:

LOT SIZE
Lot 1 1,683 sq. ft. Lot 4 1,563 sq. ft.
Lot 2 1,250 sq. ft. Lot 5 1,422 sq. ft.
Lot 3 1,250 sq. ft. Lot 6 1,313 sq. ft.

(b) Construction of six single-family townhouse-style dwellings on each new

parcel with the following floor area sizes:

FLOOR AREA
(includes garage)
Lot 1 1,934 sq. ft. Lot4 1,934 sq. ft.
Lot 2 1,934 sq. ft. Lot5 1,934 sq. ft.
Lot 3 1,934 sq. ft. Lot 6 1,675 sq. ft.
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(c) Construction of an access driveway.
(d) The provision of all new and approved landscaping.

(e) The provision and maintenance of all access driveway surface materials and
drainage elements. No enlargements to these buildings shall be allowed and
no building or site design modifications shall be allowed unless determined to
be minor and approved by the Community Development Director. The
Community Development Director shall make any necessary determination of

conformity with the plan.

SECTION 3. RESTRICTION TO PERMITTED USES. Only the following uses
shall be allowed: single-family residential. No secondary dwelling units are

allowed within these approved single-family dwelling units.

SECTION 4. HEIGHT. Heights of all the buildings shall conform to those shown
in the approved plans.

SECTION 5. SETBACKS. The minimum setbacks of all the buildings shall

conform to those shown in the approved plans or as modified by conditions of

approval.

SECTION 6. LOT COVERAGE. The maximum lot coverage for all buildings shall

comply with that shown on the approved plans or as modified by conditions of

approval.

SECTION 7. FLOOR AREA. The maximum floor area for all floors of all buildings

shall comply with that shown on the approved plans or as modified by conditions of

approval.



SECTION 8. MAINTENANCE OF LANDSCAPING. All landscaping (i.e., trees,
shrubs, flowers, groundcover) as required by the conditions of approval for this

project shall be maintained in a healthy condition. Any dead or dying landscaping

elements shall be replaced in like kind immediately.

SECTION 9. RESTRICTION OF OUTDOOR LIGHTING. Outdoor lighting (i.e.,

number, location and type of fixtures) shall be restricted to that on the approved

plans. All light glare shall be contained to the subject parcel and shall not project

onto or at any adjacent residential use.

SECTION 10. MAINTENANCE OF MINIMUM PARKING PROVISIONS. Parking

provisions for a minimum of 12 enclosed parking spaces (two per unit), two

additional unenclosed guest parking spaces, and the minimum 24-foot backup
area in front of each garage shall be provided and maintained as shown on the
approved plans. Each garage depicted on the approved plans shall be reserved
for the exclusive use of parking resident’s vehicles. No garage shall be used in
such a manner as to prevent its use for parking (e.g., storage, etc.). The internal
backup area and access driveway shall be kept free of any permanently parked

vehicles, and shall be reserved for vehicle circulation and temporary deliveries.

SECTION 2. SECTION 2. This ordinance shall be in full force and effect thirty (30)
days after its passage.
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ATTACHMENT L

Vincent Liu
PO Box 61120
Palo Alto, CA 94306

October 2, 2007

Board of Supervisors
455 County Center, 2" Floor
Redwood City, CA 94063

Project: 301 6™ Ave., Menlo Park, CA 94306
Dear Honorable Board of Supervisors,

As requested by the Board of Supervisors during the hearing on September
13, 2006, we have conducted a feasibility study of solar electric energy for our
townhouse project. The followings are our findings.

Solar electric generation uses photovoltaic (or PV) systems, a solar power
technology that uses solar cells to convert light from the sun directly into
electricity. Solar cells are small, square-shaped panel semiconductors made from
silicon and other conductive materials. They are manufactured in thin film layers.
When sunlight strikes a solar cell, chemical reactions release electrons,
generating electric current. Solar cells are also called photovoltaic cells - or PV
cells for short - and can be found on many small appliances, like calculators, toys
and even hats. Individual PV cells are arranged together in a PV module and the
modules are grouped together in an array of a solar panel.

The electrons are collected to form a direct current (DC) of electricity. The
‘inverter”, as part of a solar system, is a piece of equipment that transforms the
direct current from the PV solar array to alternating current (AC). Produced
power is then interconnected to the electric grid through the main electrical
distribution service of the facility.

Since the PV system relies heavily on the amount of exposure to the sun,
the following factors need to be considered when evaluating a site for the system.

1. Orientation: The best orientation for a PV system is on a south-facing roof.

2. Roof: Composition shingle roofs are the easiest to work with.
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Shading: This is a critical issue for PV performance. The PV panel needs to
be located where it will have access to the sun and where it will not be in the
shadow of other building elements and landscaping.

Space: At least 175 sq. ft. of roof space is needed for each kilowatt of thin
film PV products, according to the guideline by the California Energy
Commission.

There are some benefits and incentives for using a PV system.

The electricity generated by a PV system is clean and environmental friendly.

The system itself is silent and non-polluting.

A PV system reduces the amount of electricity charged by the utility
company and acts as a hedge against future price increases.

Solar panels have a long operational life. Most manufactures warrantee their
solar panels for 20 years or more.

California Energy Commission (CEC) currently offers an incentive rebate of
$2.5 per watt. However, this incentive will decline at a rate of 7% each year
and gradually phase out in 9 years.
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Another incentive, called “net metering”, uses an electric meter that "spins
backwards" when electricity production exceeds usage; more importantly, it
tracks and credits the "net" difference between the amount of electricity
produced and the amount of electricity consumed during each billing period.

IRS offers tax credit of 30% of the net cost of a photovoltaic system, after
any other rebates, up to $2,000.

However, a PV system also imposes some disadvantages and impacts to

our project.

1.

The cost of a PV system is extremely expensive. One solar vendor, Solar
Infiniti, quoted a total cost of $214,200 to install a 34.17 KWh system for our
project, after the CEC's rebate but not including permit and application fees.
This amount is about 15% of our original estimated construction cost.

To accommodate the maximum number of solar panels, no ventilations
pipes and flues as well as skylights will be allowed to penetrate through the
roof on where the panels will be installed. The requirement will complicate
the mechanical layout and hence increase the construction cost.

Due to the complexity of the roof plan, the available south-facing roof area
can only accommodate at most 132 panels (see attached Aerial View) as
opposed to 206 proposed by Solar Infiniti. Reducing the number of solar
panels will defeat the purpose of self-sufficient solar power plan.

The production of electricity is uneven throughout the day and only as
reliable as the weather. Rain, clouds, and fog would impact the amount of
electricity generated.

Solar power does not work well for large elected-heated devices, such as
electric hot water heater, electric whole house furnace, electric oven and
range. Furthermore, when converting from DC current to AC, 4 to 12
percents of the energy would be lost.

Home insurance or hazard insurance may require a special rider to cover the
replacement cost of the solar power system. The homeowner association
fees will be increased for this added amenity.

Access and maintenance of the solar panels will be challenged since the

panels are located on the top of three-story buildings with a narrow driveway.

In addition, roof repair at these locations will require the removal and re-
installation of the PV panels and related mounting hardware.

PV modules create pollution during manufacturing and are hard to recycle at
the end of their life.

<



After evaluating the pros and cons of solar electric energy, we have
concluded that it is not suitable for our project. First, the cost of a PV system is
outrageous compared to the overall value of this project, especially for the
mandatory low-income unit. The value of this added amenity does not yield the
same amount of value to the property. Second, the PV system will increase the
difficulty of mechanical layout as well as create delay on construction schedule
due to labor-intense installation process and inspections. Lastly, the system may
not produce the ultimate electricity as planned due to the limited available roof
space and the weather.

We hope that the Board of Supervisors will agree on our conclusion and not
pursue for the option of solar power. As a matter of fact, with or without solar, our
project along will rejuvenate this deteriorated neighborhood to become a
charming and desirable place to live. Thank you.

Best Regards,

ey Z

Vincent Liu
Project Manager
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