TO:

FROM:

SUBJECT:

~ COUNTY OF SAN MATEO

Inter-Departmental Correspondence
Planning and Building Department

DATE: September 19, 2011
BOARD MEETING DATE: September 27, 2011
SPECIAL NOTICE/HEARING: 10-Day Notice
VOTE REQUIRED: Majority

Honorable Board of Supervisors

Jim Eggemeyer, Community Development Directcd#_,

EXECUTIVE SUMMARY: Public hearing to reconsider the Shahidi
project consisting of a Minor Subdivision and Variance to subdivide a
legal 12,504 sq. ft. parcel into two parcels, the granting of an exception
to the County Subdivision Regulations to allow a flag lot access width
of less than 20 feet, the granting of a variance exception to allow a
12-foot front yard setback (were 20 feet is required) on Parcel B, and
certify a Mitigated Negative Declaration. The parcel is located at

21 Bishop Lane in the unincorporated Weekend Acres area of San
Mateo County.

RECOMMENDATION:

Take the following action:

1. Reconsider the Minor Subdivision and Variance proposal;

2. Approve the Minor Subdivision and Variance proposal; and

3. Certify the Mitigated Negative Declaration, by making the required findings and
adopting the conditions of approval in Attachment A.

BACKGROUND:

A Board member has requested that the Board reconsider and approve the previously
denied Minor Subdivision and Variance proposal in light of alternative proposed
developments that would not provide for the protection of San Francisquito Creek.

On November 10, 2010, the Board considered, on appeal, the proposed Minor
Subdivision and Variance request. The Board was unable to make the findings for the
subdivision exception request and denied the Minor Subdivision. No action was taken
on the Variance since denial of the subdivision made the variance request moot.



DISCUSSION:

Current developmént consists of two 'Iggﬂélr7s”ingiré-'fa;ﬁiflyfés'iﬁc'ié'ﬁééé Wri'tihr the }éér pai'tfirbﬂﬁw -

of the parcel as the approximate centerline of San Francisquito Creek. The rear
residence encroaches over the top of the creek bank.

If approved, the Minor Subdivision and Variance will result in two parcels. One is a flag
lot configuration, with a 15-foot wide access corridor (“flagpole”) and adjoining 5-foot
wide emergency parking easement and, for the rear parcel (Parcel B), a 15-foot top of
bank creek setback and a 12-foot front yard setback. Demolition permits are required
for both residences and the detached garage prior to recordation of the subdivision.
Erosion and sediment control and sensitive habitat fencing are also required prior to any
demolition or construction activities. Recordation of the Parcel Map will require an
additional sheet to capture the creek and front yard setbacks and resulting building
envelope for Parcel B. These requirements are reflected in the conditions of approval in
Attachment A.

Without the approved project, there is no authority for requiring the demolition, in whole
or part, of the rear residence, which encroaches over the top of the creek bank. The
location of that residence would not be allowed under present development standards,
and its location poses an elevated risk to downstream residents. Reconsideration and
approval of this project will allow the County to require the demolition and relocation of
the rear residence and will therefore minimize health and safety concerns and potential
impacts to San Francisquito Creek resulting from the current encroachment of the rear
residence over the top of creek bank and a flood or other natural hazard event. Other
development alternatives being pursued by the homeowner lack this critical project
component.

With the exception of the front yard setback and minimum access corridor width, the
project is otherwise in compliance with applicable General Plan, Zoning, and Subdivision
Regulations as well as the additional requirements stipulated in the 1988 Board of
Supervisors Resolution. A subdivision exception and a variance request would allow the
two non-compliant aspects of the projects, if the required findings were made.

County Counsel has reviewed and approved the materials as to form and content.

The approval of the Minor Subdivision and Variance contributes to the 2025 Shared
Vision outcome of a Livable Community by preserving the public health, safety, and
general welfare and facilitating orderly growth and development while ensuring the
safety of the creek.

FISCAL IMPACT:
No net County cost.




COUNTY OF SAN MATEO
Inter-Departmental Correspondence
Planning and Building Department

DATE: September 19, 2011
BOARD MEETING DATE: September 27, 2011
SPECIAL NOTICE/HEARING: 10-Notice
VOTE REQUIRED: Maijority

TO: Honorable Board of Supervisors
FROM: Jim Eggemeyer, Community Development Direct
SUBJECT: Public hearing to reconsider the Shahidi project consisting of a Minor

Subdivision and Variance, pursuant to Sections 7010 of the San Mateo
County Subdivision Regulations and State Subdivision Map Act, and
Section 6530 of the San Mateo County Zoning Regulations, to
subdivide a legal 12,504 sq. ft. parcel into two parcels, the granting of
an exception to the County Subdivision Regulations to allow a flag iot
access width of less than 20 feet, pursuant to Sections 7020(2)(k) and
7096 of the San Mateo County Subdivision Regulations, the granting of
a variance exception to allow a 12-foot front yard setback (where 20
feet is required) on Parcel B, and certify a Mitigated Negative Declara-
tion, pursuant to the California Environmental Quality Act. The parcel is
located at 21 Bishop Lane in the unincorporated Weekend Acres area
of San Mateo County.

County File Numbers: PLN 2008-00066 and PLN 2010-00221
(Shahidi)

RECOMMENDATION:
Take the following action:

1. Reconsider the Minor Subdivision and Variance proposal;
2. Approve the Minor Subdivision and Variance proposal; and

3. Certify the Mitigated Negative Declaration, by making the required findings and
adopting the conditions of approval in Attachment A.

BACKGROUND:

The Board is requested by a Board member to reconsider and approve the previously
denied Minor Subdivision and Variance proposal in light of available development
options that do not adequately provide for the protection of San Francisquito Creek,




which, in this instance, could be achieved through the approved subdivision and

variance.

On November 10, 2010, the Board considered, on appeal, the proposed Minor
Subdivision and Variance request. The Board was unable to make the findings for the
subdivision exception request and denied the Minor Subdivision. No action was taken
on the Variance since denial of the subdivision made the variance request moot.

Current development consists of two legal single-family residences with the rear portion
of the parcel as the approximate centerline of San Francisquito Creek. The rear
residence encroaches over the top of the creek bank.

If approved, the Minor Subdivision and Variance will result in two parcels. One is a flag
lot configuration, with a 15-foot wide access corridor (“flagpole”) and adjoining 5-foot
wide emergency parking easement and, for the rear parcel (Parcel B), a 15-foot top of
bank creek setback and a 12-foot front yard setback. Demolition permits are required
for both residences and the detached garage prior to recordation of the subdivision.
Erosion and sediment control and sensitive habitat fencing are also required prior to any
demolition or construction activities. Recordation of the Parcel Map will require an
additional sheet to capture the creek and front yard setbacks and resulting building
envelope for Parcel B. These requirements are reflected in the conditions of approval in
Attachment A.

Proposal: Minor Subdivision and Variance

Previous Board of Supervisors Action: Denial

Report Prepared By: Melissa Ross, Project Planner, Telephone 650/599-1559
Applicant/Owner: Ramin Shahidi

Location: 21 Bishop Lane, Menlo Park

APN: 074-303-190

Size: 0.287 acres

Existing Zoning: R-1/S-7 (Single-Family Residential/Minimum 5,000 sq. ft. parcel)
General Plan Designation: Medium Density Residential (6.1 — 8.7 density units per acre)
Sphere-of-Influence: City of Menlo Park

Existing Land Use: Two existing legal residences

Water Supply: Existing service to both residences provided by California Water Service
Company



Sewage DiSposél: Existing service to both residences providéd by West Bay Sanitafyrw 7

District

Flood Zone: FEMA Flood Insurance Rate Map Zone C (Area of Minimal Floodmg)
Panel No. 060311 0265B, effective date July 5, 1984.

Environmental Evaluation: Mitigated Negative Declaration issued; public review period
from December 16, 2008 to January 5, 2009.

Setting: The subject property is located approximately 0.9-mile east of Alpine Road and

0.62-mile north of Interstate 280. The parcel has an average slope of approximately
12 percent with naturai vegetation and two existing legal single-family residences. The
rear property line is the approximate centerline of San Francisquito Creek.

Chronology:

Date

February 27, 2008
December 4, 2008
December 16, 2008

February 5, 2009

August 6, 2009
August 20, 2010

January 13, 2010

August 11, 2010

August 20, 2010

November 2, 2010

Action

Application for Minor Subdivision accepted.
Application deemed complete.

Mitigated Negative Declaration posted.

Target date set for Zoning Hearing Officer hearing; date
subsequently delayed at owner’s request.

Project denied by the Zoning Hearing Officer.
Appeal, by owner, to Planning Commission accepted.

Project continued by Planning Commission for owner to
revise project.

Both original and revised proposals denied by Planning
Commission.

Appeal, by owner, to Board of Supervisors accepted.

Project denied by the Board of Supervisors.



~__DISCUSSION:

A. KEYISSUES

1.

Conformance with the General Plan

Policies 1.24 (Protect Vegetative Resources), 1.25 (Protect Water Resources),
1.26 (Protect Fish and Wildlife Resources), and 1.27 (Regulate Development to
Protect Sensitive Habitats) ensure that development will minimize the removal
of vegetation, maintain adequate stream flows and water quality, and minimize
disruption of fish and wildlife and their habitat.

Though not in a mapped sensitive habitat area, the submitted Biologist Report,
prepared by Eric Lichtwardt of LSA Associates, Inc., states that the creek
section adjacent to the parcel could provide rearing, spawning, migration, and
holding habitat for steelhead; however, the project site lacks aquatic or bank
vegetation for the California red-legged frog or basking sites for the western
pond turtle and does not provide suitable habitat for the San Francisco garter
snake. No wetlands or riparian vegetation is present on-site. The report
concluded that future residential construction will not have an adverse effect on
any special status species or vegetation.

Without the approved subdivision/variance, there is no authority for requiring
the demolition, in whole or part, of the rear residence. As part of this project,
the rear residence and garage will be demolished prior to Parcel Map recorda-
tion, thus minimizing health and safety concerns and potential impacts to San
Francisquito Creek resulting from the encroachment of the rear residence and
a flood or other natural hazard event in conformance with Policy 1.23 (Regulate
Location, Density, and Design of Development to Protect Vegetative, Water,
Fish and Wildlife Resources).

Further, a building envelope (footprint) will be established for a future residence
on Parcel B to include a 15-foot top of bank setback and a 12-foot front yard
setback to remedy the top of bank encroachment, provide a creek setback, and
allow for a functional building envelope.

Moreover, in compliance with Policy 4.14 (Appearance of New Development),
the subdivision/variance will effectively reduce the allowable maximum building
footprint of Parcel B to 1,278 sq. ft. and 1,725 sq. ft. for Parcel A consistent
with the rural character of the existing residential development in the
neighborhood.

The proposed density is in conformance with the Medium Density Residential
designation at 6.9 density units per acre (density range is 6.1-8.7) in compli-
ance with minimum parcel size, width, and depth requirements (Policies 8.36
Density and 8.37 Parcel Sizes).



Policies 10.10 (Water Supplier in Urban Areas) and 11.5 (Wastewater Manage-

ment) discuss water and sewage systems as the preferred methods in urban
areas. This proposal is capable of continued water and wastewater service by
the California Water Service Company and West Bay Sanitary, subject to the
conditions in Attachment A.

Policy 12.16 (Local Road Standards) allows for modification of road standards
in areas of the County in response to local needs and conditions. However,

in 1988, the Board adopted Resolution No. 50893, in response to the residents
of Bishop Lane, directing the Public Works Director to allow Bishop Lane to
remain in its current condition and that road improvements, dedication of
additional right-of-way, or recording of agreements for future road improve-
ment, are not required as a condition of a land division or building permit. The
resolution also requires a building setback of 30 feet and a total of two covered
and two uncovered parking spaces for new residential development along
Bishop Lane.

Zoning Regulations

With exception of the variance request, discussed below, each subdivided
parcel will meet current zoning standards for the S-7 Combining District. An
additional development standard for Parcel A is required as part of the 1988
Board Resolution which requires a 30-foot front yard setback for development
along Bishop Lane.

Proposed Parcel A

T

Parcel Size 5,000 sq. ft. 5,022 sq. ft.
Front Setback 30 feet' 30 feet
Rear Setback 20 feet 20 feet
Right Side Setback 5 feet 5 feet
Left Side Setback 5 feet 5 feet
Height 36 feet Maximum 28 feet
Lot Coverage 50% Maximum 34%

' Board of Supervisors Resolution No. 50893, 10-11-88. All new development along Bishop Lane must
maintain a 30-foot setback and four off-street parking spaces (two covered and two uncovered).




—Proposed ParceiB

5,984 sq. ft. (net)

Parcel Size 5,000 sq. ft. 7,482 sq. ft. (gross)
Front Setback 20 feet 12 feet’

Rear Setback .20 feet 56 feet

Right Side Setback 5 feet 5 feet

Left Side Setback 5 feet 5 feet
Height 36 feet Maximum 28 feet

Lot Coverage 50% Maximum 21%

! Requested variance setback.

For subdivision and development standard purposes, access easements
are not counted toward the overall lot area, with building setbacks taken
from the edge of the access easement. County Counsel has opined in
consultation with the Planning Department that the proposed emergency
vehicle parking easement does not constitute “access” since access to

Therefore, for purposes of this subdivision and future development on
this parcel, the area of the parking easement is included in parcel size
with no required setbacks from the edge of the easement (normal zoning

Future development will be required to provide the necessary covered

uncovered parking spaces will be required as part of the 1988 Board
Resolution relating to off-street parking in Stanford Weekend Acres.

a. Development Standards for Parcel A
Parcel B is already established by the 15-foot access corridor.
setbacks apply from property lines).
b. Compliance with Parking Requirements
parking based on building permit project scope. Two additional
c. Compliance with Variance Findings

Findings from Section 6534.1 of the Zoning Regulations must be made in
order to grant the variance.

(1) The parcel’s location, size, shape, topography and/or other
physical conditions vary substantially from those of other
parcels in the same zoning district or vicinity.



The creek setback on Parcel B reduces the building footprint to

(2)

(3)

4

approximately 830 sq. ft. and creates an awkward footprint shape
that varies substantially from other parcels in the vicinity. Other
creek protection areas are present in the same zoning district;
however, those areas do not reduce the building envelope to the
extent of the reduction on Parcel B. Granting the variance will allow
for a functional building envelope for a future single-family residence
more consistent with other properties in the vicinity, and more in
keeping with the purposes behind the policy of creek setback than
the present conditions.

Without the variance, the landowner would be denied the rights
and privileges that are enjoyed by other landowners in the same
zoning district or vicinity.

Absent the variance, the landowner would theoretically be able to
construct a single-family residence in compliance with current
development standards. However, the shape of a future residence
would be significantly constrained by the building footprint that limits
the maximum length of the westernmost wall to 29 feet and the
easternmost wall to 8 feet in length resulting in a residence of limited
utility and appeal and not in keeping with other buildings in the
vicinity. The variance will allow for a single-family residence to be
designed in a similar fashion as those found within the existing
neighborhood.

The variance does not grant the landowner a special privilege
which is inconsistent with the restrictions placed on other
parcels in the same zoning district or vicinity.

If approved, the variance will allow relief from the front yard setback
requirements for construction of a single-family residence which is
allowed by zoning. The future residence will be held to the same
Combining District Development Standards as other similarly zoned
parcels (with exception to the front yard setback for which the
variance is requested). The front setback measurement that is most
significant to neighbors — the setback of the residence nearest the
roadway from the roadway — is unaffected by the variance and
remains consistent with the other parcels in the same zoning district
or vicinity.

The variance authorizes only uses or activities which are
permitted by the zoning district.

As the parcel is zoned for a single-family residence, the variance
grants relief from the front yard setback for such a residence.



(5) The variance is consistent with the objections of the General @

Plan and the Zoning Regulations.

The variance is consistent with the objectives of the General Plan
and Zoning Regulations in that protection of the creek is established
while allowing for residential development of the land.

Subdivision Requlations

Apart from the subdivision exception request, the proposal is otherwise in
compliance with the County Subdivision Regulations.

That the proposed map is consistent with applicable general and
specific plans.

The proposed map is consistent with the General Plan as previously
discussed in Section A.1 of this report. The subdivision will result in two
parcels each exceeding 5,000 sq. ft. and resulting in a density of 6.9
dwelling units in an area where 6.1 — 8.7 density units per acre is the
density range.

That the design or improvement of the proposed subdivision is
consistent with the applicable general and specific plans.

The proposed building envelope, demolition of both residences and
detached garage, and proposed emergency vehicle parking easement
are in compliance with the applicable zoning regulations specific to the
R-1/S-7 Zoning District.

That the site is physically suitable for the type of development.

The proposed building envelopes for the resulting parcels can accom-
modate future development while meeting the current S-7 development
standards and additional requirements of the 1988 Board Resolution

for setbacks and parking. Continued water and wastewater service is
available for future development and the proposed 15-foot wide access
corridor and adjoining parking easement have been reviewed by the
Department of Public Works and Cal-Fire and are in compliance with the
applicable regulations.

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

The proposed density is consistent with the Medium Density Residential
land use designation. The resulting parcels exceed minimum lot size
requirements and the proposed building envelopes are in compliance



with the current S-7 development standards as well as the additional

requirements in the 1988 Board Resolution.

e. That the design of the subdivision or the proposed improvements
is not likely to cause substantial environmental damage or substan-
tially and avoidably injure fish or wildlife or their habitat.

The submitted biological report concluded that future construction will not
have an adverse effect on any special status species or vegetation and
noted that no wetlands or riparian vegetation existing on-site. Removal of
the encroaching rear residence and implementation of a 15-foot top of
bank setback, further ensure the proposal is not likely to cause substantial
environmental damage or substantially and avoidably injure fish or wildlife
or their habitat.

f. That the design of the subdivision or type of improvements is not
likely to cause serious public health problems.

Cal-Fire and the Department of Public Works have reviewed the proposal
and determined that the inclusion of conditions of approval assures that
the public health and safety of the area are maintained.

g. Thatthe discharge of waste from the proposed subdivision into an
existing community sewer system would not result in violation of
existing requirements prescribed by a State Regional Water Control
Board pursuant to Division 7 (commencing with Section 13000) of
the State Water Code.

West Bay Sanitary District has reviewed the proposal for compliance
and has approved the project subject to the conditions outlined in
Attachment A.

h. That the land is not subject to a contract entered into pursuant to the
California Land Conservation Act of 1965 (“the Williamson Act”) and
that the resulting parcels following a subdivision of that lands would
not be too small to sustain their agricultural use.

The land is not under a Williamson Act Contract.

Subdivision Regulations Exception

Parcels resulting in a “flag lot” configuration require a minimum access corridor
(“flagpole”) of 20 feet in width. This proposal requests an exception to allow a
15-foot wide flagpole. The following findings, from Section 7096 of the
Subdivision Regulations, must be made in order to grant the exception.



a. That there are special circumstances or conditions affecting the

property, or the exception is necessary for the preservation and
enjoyment of substantial property rights or the owner/subdivider.

While the proposed access corridor is less than the 20-foot width
requirement, each of the proposed parcels exceeds the minimum lot size
of 5,000 sq. ft. Were the access corridor proposed at 20 feet wide, the
width of Parcel A would be reduced to 48 feet, which is less than the
required 50-foot minimum frontage width set forth in the S-7 development
standards. The parcel size for Parcel A would then be reduced to less
than 5,000 sq. ft., which is the required minimum.

Granting the exception will allow for the preservation and enjoyment of
substantial property rights by allowing for a subdivision that is otherwise in
compliance with the Medium Density Residential land use designation as
well as in compliance with the development standard requirements for
minimum parcel size, width, and setbacks.

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

The proposed 15-foot wide access corridor width exceeds the Department
of Public Works’ minimum driveway standards (minimum width is 12 feet)
for single-family residences and inclusion of the emergency vehicle park-
ing easement assures compliance with Cal-Fire’s regulations without
compromising the S-7 development standards.

c. 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.

The existing driveway currently serves the rear residence and will
continue to do so with a greater width. The granting of the exception will
result in compliant parcels (e.g., minimum parcel size). The addition of
the emergency vehicle parking easement in conjunction with the access
corridor will provide an off-street parking area for emergency responders
as well as a turnaround along Bishop Lane.

Park In-Lieu Fees

Section 7055.3 of the Subdivision Regulations requires that, as a condition of
approval of a tentative parcel map, the subdivider dedicate land or pay a fee
in-lieu of dedication for the purpose of acquiring, developing, or rehabilitating
County park and recreation facilities and/or assisting other providers of parks
and recreation facilities in acquiring, developing, or rehabilitating facilities that
will serve the proposed subdivision. The regulation further defines the formula



for calculating this fee, which is based on land valuation determined at time of

payment.

B. ENVIRONMENTAL REVIEW

County Counsel has determined that the Mitigated Negative Declaration, posted
December 16, 2008, is adequate and inclusive of the proposed variance. Recircula-
tion of the Mitigated Negative Declaration is not required because no new avoidable
significant effects are identified and no new mitigation measures or revisions are
required (CEQA Sections 15073.5(b)(1) and (2)) and the variance is a measure or
condition of the project added after circulation of the Mitigated Negative Declaration
which is not required by CEQA (CEQA Section 15073.5(c)(3)) and that the variance,
on its own, can qualify for a CEQA Exemption (Section 15305, Class 5; Minor
Alterations in Land Use Limitations).

C. REVIEWING AGENCIES

Building Inspection Section
Department of Public Works
Department of Public Works Utilities - Flood Control - Watershed Protection Section
Department of Fish and Game
Geotechnical Section

Cal-Fire

Regional Water Quality Control Board
San Francisquito Creek JPA
California Water Service Company
West Bay Sanitary

City of Menlo Park

County Counsel has reviewed and approved the materials as to form and content.

The approval of the Minor Subdivision and Variance contributes to the 2025 Shared
Vision outcome of a Livable Community by preserving the public health, safety, and
general welfare and facilitating orderly growth and development while ensuring the
safety of the creek.

FISCAL IMPACT:
No net County cost.

ATTACHMENTS:

A. Recommended Findings and Conditions of Approval
B. Copy of Tentative Map

C. Initial Study and Negative Declaration







S ] , - S - AttachmentA

COUNTY OF SAN MATEO
PLANNING AND BUILDING DEPARTMENT

RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL

Permit File Nos.: PLN 2008-00066 and Board Meeting Date: September 27, 2011

PLN 2010-00221

Prepared By: Melissa Ross, Project Planner For Adoption By: Board of Supervisors

RECOMMENDED FINDINGS:

For the Negative Declaration, Find:

1.

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 and comments 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.

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

That the mitigation measures identified in the Negative Declaration, agreed to by
the applicant, placed as conditions on the project, and identified as part of this
public hearing, have been incorporated into the Mitigation and Reporting Plan in
conformance with California Public Resources Code Section 21081.6.

For the Minor Subdivision, Find:

5.

6.

That the proposed map is consistent with applicable general and specific plans.

That the design or improvement of the proposed subdivision is consistent with the
applicable general and specific plans.

That the site is physically suitable for the type of development.
That the site is physically suitable for the proposed density of development.
That the design of the subdivision or the proposed improvements are not likely to

cause substantial environmental damage or substantially and avoidably injure fish
or wildlife or their habitat.



10.

That the design of the subdivision or type of improvement is not likelytocause

1.

12.

serious public health problems.

That the discharge of waste from the proposed subdivision into an existing
community sewer system would not result in violation of existing requirements
prescribed by a State Regional Water Control Board pursuant to Division 7
(commencing with Section 13000) of the State Water Code.

That the land is not subject to a contract entered into pursuant to the California
Land Conservation Act of 1965 (“the Williamson Act”) and that the resulting parcels
following a subdivision of that lands would not be too small to sustain their
agricultural use.

For the Exception to the Subdivision Regulations, Find:

13.

14.

15.

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.

That the exception is appropriate for the property 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.

For the Variance, Find:

16.

17.

18.

19.

20.

That the parcel’s location, size, shape, topography and/or other physical conditions
vary substantially from those of other parcels in the same zoning district or vicinity.

That without the variance, the landowner would be denied the rights and privileges
that are enjoyed by other landowners in the same zoning district or vicinity.

That the variance does not grant the landowner a special privilege which is incon-
sistent with the restrictions placed on other parcels in the same zoning district or
vicinity.

That the variance authorizes only uses or activities which are permitted by the
zoning district.

That the variance is consistent with the objectives of the General Plan and the
Zoning Regulations.



... RECOMMENDED CONDITIONS OF APPROVAL.:

Current Planning Section

1.

This approval applies only to the proposal, documents and plans described in
this report and submitted to and approved by the Board of Supervisors on Sep-
tember 27, 2011. Minor revisions or modifications may be approved by the
Community Development Director if they are consistent with the intent of and in
substantial conformance with this approval.

Permit Validity

The subdivision approval is valid for two years pursuant to Section 7013.5.a of
the Subdivision Regulations, during which time a parcel map shall be filed. An
extension to this time period, pursuant to Section 7013.5.c, may be issued by the
Community Development Director upon written request submitted 30 days prior to
the expiration date and payment of applicable extension fees.

The variance approval shall run concurrently with the subdivision approval. If an
extension request for the subdivision is made, a variance extension request shall
accompany the subdivision request.

Prior to the recordation of the parcel map, the applicant shall pay to the San Mateo
County Planning and Building Department for in-lieu park fees as required by
County Subdivision Regulations Section 7055.3. Fees shall be calculated at the
time of payment.

Prior to recordation of the parcel map, demolition permits shail be issued and
finalized for each residence and detached garage.

The parcel map shall include an Emergency Vehicle Parking Easement on Parcel A
for the benefit of Parcel B. The easement shall include language prohibiting the
use of the easement for non-emergency vehicle parking at all times, that no struc-
tures shall be constructed within the easement or be constructed to prevent access
to the easement, and that the easement area shall be free and clear at all times.

A separate sheet shall be included with the parcel map depicting Parcel B, in its
entirety, and the area set aside for creek protection, as approved, along with a
legal description of said area. A notation shall be included on this or an associated
sheet describing what uses or activities are or are not permitted within the creek
protection area. The applicant shall submit a map and descriptions to the Current
Planning Section for review and approval prior to recordation. These documents
shall be recorded concurrently with the parcel map.

Prior to the issuance of a building permit for demolition and construction, the
applicant shall submit an erosion and sediment control plan prepared by a profes-
sional erosion control consultant or a civil engineer, for review and approval by the
Current Planning Section. The erosion control plan shall clearly delineate the types



10.

11.

of measures to be used, the location of where the measures will be placed,and == =

sectional drawings showing how the measures shall be installed with particular
attention to preventing erosion and sediment from project site runoff into San
Francisquito Creek. All erosion control devices shall be installed on-site prior to
any activities. 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.

Prior to the issuance of a building permit for demolition and construction, the
applicant shall contact the Current Planning Section to arrange a site inspection
to verify erosion and stormwater controls are installed to the satisfaction of the
Planning Department.

Prior to the issuance of the required demolition permits, the applicant shall submit
demolition plans showing how existing structures on-site will be removed. This
plan shall show where material and debris will be placed on-site before removal.
No debris or construction vehicles shall be placed on the terrace above the creek.

Prior to the issuance of the building permit for the residences, the applicant shall
submit a site plan showing the two uncovered off-street parking spaces for review
and approval by the Current Planning Section. Permeable surfaces shall be used
for the parking spaces. Additionally on Parcel A, the site plan and elevations shall
show the location and details for a “No Parking, Emergency Vehicles Only” sign in
compliance with Cal-Fire standards.

Prior to any construction activities, the applicant shall have a qualified biologist
conduct a pre-construction survey for California red-legged frog, San Francisco
garter snake, western pond turtle and hoary bat. The biologist shall brief construc-
tion workers on identifying these species. If any are found during construction
activities, all work is to stop and the U.S. Fish and Wildlife Service contacted.



12.

Prior to any construction activities, the applicant shall demarcate the construction

13.

14.

15.

16.

17.

18.

19.

zone with silt fencing or similar barrier in order to exclude red-legged frog, pond
turtle, or garter snake. Fence material shall be 2.5 feet tall with the bottom
trenched 6 inches deep and covered with soil. The 2 feet above ground shall be
canted at a 45-degree angle facing outward. This will enable frogs to escape the
construction area. The applicant shall maintain the fence throughout the
construction period and have it checked periodically by a biologist.

Prior to the issuance of a building permit for any on-site structures, permanent
stormwater control measures (such as using permeable surfaces for driveways and
walkways and building downspouts connected to drywell systems), in conformance
with BASMAA Guidelines, shall be reviewed for compliance by the Current
Planning Section.

All existing significant and heritage trees shall be protected prior to and during all

- demolition and construction activities. The applicant shall establish and maintain

tree protection zones which shall be delineated using 4-foot tall orange plastic
fencing supported by poles pounded into the ground, located as close to the tree
driplines as possible while still allowing room for demolition or construction to safely
continue. The applicant shall maintain tree protection zones free of equipment and
material storage and shall not clean any equipment within these areas. Should any
large roots or large masses of root need to be cut, the roots shall be inspected by a
certified arborist prior to cutting. Any root cutting shall be monitored by an arborist
and documented

No trees are to be removed. If any future development requires removal of any
tree, the applicant shall first obtain an approved tree removal permit from the
Current Planning Section.

No construction activities shall occur between the creek and the existing retaining
walls. No construction materials or equment shall be staged or stored on the
terrace above the creek.

All new power and telephone utility lines from the street or the nearest existing
utility pole to any future dwellings and/or any other structure on the property shall
be placed underground starting at the closest existing utility pole.

Noise sources associated with demolition, construction, repair, remodeling or
grading of any real property, provided said activities do not take place between the
hours of 6:00 p.m. and 7:00 a.m., weekdays, 5:00 p.m. and 9:00 a.m. on Saturdays
or at any time on Sundays, Thanksgiving and Christmas, is exempt as indicated
under Section 4.88.360 of the County Ordinance Code.

Prior to construction activities, an arborist report shall be submitted to the Current
Planning Section evaluating the oak tree located in the rear yard of Parcel A. The
arborist shall be on-site during construction activities to ensure the oak tree is not
harmed. Durihg construction activities, the arborist shall submit updates to the



Current Planning Section as deemed necessary by the arborist or as requested by

20.

the Current Planning Section. Prior to the final inspection of the building permit, the
arborist shall submit one final report evaluating the oak tree.

Prior to the issuance of a building permit for either residence, the applicant shall
indicate on building plans surfaces for driveways, walkways and parking spaces.
Provided no conflicts exist with Cal-Fire requirements, all surfaces on both parcels
shall be permeable.

Building Inspection Section

21.

22.

23.

24.

25.

26.

27.

28.

29.

30.

Prior to pouring any concrete for foundations, written verification from a licensed
surveyor shall be submitted confirming that the required setbacks, as shown on the
approved plans, have been maintained.

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

If a water main extension, upgrade or hydrant is required, this work shall be
completed prior to the issuance of the building permit or the applicant shall submit a
copy of an agreement and contract with the water purveyor which will confirm the
work will be completed prior to finalization of the building permit.

A site drainage plan shall be required. This plan shall demonstrate how roof
drainage and site runoff will be directed to an approved disposal area.

Sediment and erosion control measures shall be installed prior to beginning any
site work and maintained throughout the term of the permit. Failure to install or
maintain these measures shall result in stoppage of construction until the
corrections have been made and fees paid for staff enforcement time.

The project shall comply with the Green Building Ordinance.

All drawings shall be drawn to scale and clearly define the whole project and its
scope in its entirety.

The design and/or drawings shall comply with the 2010 Editions of the California
Building Standards Code, 2010 California Plumbing Code, 2010 California
Mechanical Code and the 2010 California Electrical Code.

All new construction shall meet Chapter 7A requirements, if applicable.

Demolition permits shall be required.



________ Geotechnical Section

31.

32.

This project will require a soils and foundation study prior to the issuance of a
grading permit (if necessary) and building permit.

At the building permit stage, a letter from the applicant’'s geotechnical consultant
shall be required stating effluence will not deposit in the creek.

Department of Public Works

33.

34.

35.

36.

37.

38.

39.

Prior to the issuance of the building permit, the applicant will be required to provide
payment of “roadway mitigation fees” based on the square footage (assessable
space) of the proposed building per Ordinance No. 3277.

The applicant shall submit, for review by the Department of Public Works and the
appropriate fire district, a plan and profile of both the existing and the proposed
access from the nearest publicly maintained roadway to the proposed building site.

The provisions of San Mateo County Grading Ordinance shall govern all grading
on and adjacent to this site. Unless exempted by the Grading Ordinance, the
applicant may be required to apply for a grading permit upon completion of their
review of the plans and should access construction be necessary.

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

The applicant shall submit a permanent stormwater management plan in compli-
ance with the County’s Drainage Policy and NPDES requirements for review and
approval by the Department of Public Works.

The applicant shall submit a Driveway Plan and Profile, 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. When appropriate, the plan and profile shall be

prepared from elevations and alignment shown on the roadway improvement plans.

The driveway plan shall also include and show specific provisions and details for
both the existing and the proposed drainage patterns and drainage facilities.

The applicant shall demonstrate, to the satisfaction of the Department of Public -
Works and the appropriate fire district or Fire Marshal, that the existing road access
from the nearest publicly maintained roadway to the building site meets or exceeds
the County's minimum standards for an “Interim Access Roadway,” including
provisions for existing and proposed drainage and drainage facilities. The applicant
must also demonstrate that appropriate turnouts and a turnaround, meeting Fire
Marshal’s requirements, exist or can be provided, if applicable.



40.

41.

42.

43.

44.

45.

46.

Should the above plan for access NOT meet the County’s minimum standard for
“safe and adequate” as provided by the “Interim Access Roadway,” the applicant
shall have designed, by a registered civil engineer, and the applicant SHALL
construct an “Interim Access Roadway.” Said roadway shall be a minimum of

16 feet wide with one-foot shoulders and shall show specific provisions and details
for the handling of both the existing drainage and the proposed drainage, including
drainage structures. Roadway grades shall NOT exceed 15%. These plans for
access shall also meet ALL conditions and requirements of the appropriate fire
jurisdiction, including, but not limited to, the construction of turnouts and
turnarounds.

Should the access shown go through neighboring properties, the applicant shall
provide documentation that ingress/egress easements exist providing for this
access.

The applicant shall have prepared, by a registered civil engineer, a drainage
analysis of the proposed subdivision and submit it to the Department of Public
Works for review and approval. The drainage analysis shall consist of a written
narrative and a plan. The flow of the stormwater onto, over, and off of the property
being subdivided shall be detailed on the plans and shall contain the measures
necessary to certify adequate drainage. Post-development flows and velocities
shall not exceed those that existed in the pre-development 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 applicant shall record documents which address future maintenance
responsibilities of any private drainage and/or roadway facilities which may be
constructed. Prior to recording these documents, they shall be submitted to the
Department of Public Works for review.

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



48.

49.

50.

____47. The applicant shall prepare_a plan_indicating the proposed method of sewering

these properties. This plan should be included on the improvement plans and
submitted to the Department of Public Works for review. Upon completion of this
review, the applicant or his engineer shall have these approved plans signed by the
appropriate Sewer District (West Bay Sanitary District).

“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. 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 parcel map to the Department of Public Works for
review and recording.

The applicant shall submit to the Department of Public Works for review docu-
mentation for recordation of the ingress/egress emergency vehicle access and
emergency vehicle parking easements on Parcel A for Parcel B.

Department of Public Works Utilities-Flood Control-Watershed Protection Section

(District)

51.

52.

53.

54.

The proposed project site is located within the San Francisquito Creek Flood
Control Zone (Zone). The District requires that the stormwater from developments,
which ultimately drain into the District's flood control channel, not exceed the
existing discharge rate prior to development. Drainage calculations showing
existing and future discharge rate shall be submitted to the District for review.

Plan Sheet C-2 (Grading and Drainage Plan) shows two 4 feet deep shallow gravel
basins, one for each subdivided parcel, proposed with the project. A 6-inch
diameter plastic overflow outlet is shown for the basin in Parcel A. However, an
overflow outlet pipe is not shown for the basin in Parcel B. Plans shall show the
location and method of discharging the surface and stored runoff to San Francis-
quito Creek. Any on-site stormwater detention system, which would release runoff
at a rate comparable to or less than the existing flow rate of the site, shall be
designed and incorporated into the project if it is determined that the future
discharge rate exceeds the existing rate.

The project shall incorporate bank protection measures if the discharge of runoff
from the property to the creek is proposed to be concentrated at certain locations.

The District advocates that trash management measures be incorporated into the
design elements of the storm drainage systems and appurtenances. Trash-
collecting devices should be installed at storm drain inlets and maintained by the
owner(s).



. Cal-Fire

55.

56.

57.

58.

59.

60.

61.

62.

An approved automatic fire sprinkler system meeting the requirements of NFPA-
13D shall be included in your project. Plans shall include attached garages and
detached garages at or above 1,000 sq. ft. Plans shall be designed by a licensed
sprinkler system designer and submitted to the San Mateo County Building
Inspection Section for review and approval by the San Mateo County Fire
Department. Building plans will not be reviewed until the required sprinkler plans
are received by the County Building Inspection Section.

A statement that the building shall be equipped and protected by automatic fire
sprinklers must appear on the title page of the building plans.

A sounding device activated by automatic fire sprinkler system water flow is
required to be installed in all residential systems as outlined and meeting the
requirements of NFPA-13D. All hardware is to be included on the submitted
sprinkler plans.

All fire sprinkler system risers shall be equipped with two pressure gauges, one
above and one below the check valve. All fire sprinkler systems shall have an
inspector’s test located at the most remote end of the system. All attic accesses
and potential storage areas shall be protected. Where sprinkler heads are required
and plastic CPVC piping is going to be used, it shall be installed and protected as
per manufacturer’s installation instructions and UL listing.

Certain areas as designated by the San Mateo County Fire Department shall be
required to be designated and maintained as Fire Lanes. This includes proper all-
weather signage “No Parking Fire Lane” in red letters with white background.

If the dwelling, including garage, is 3,600 sq. ft. or less, then a fire flow of 1,000
gpm for 2 hours with a 20-psi residual operating pressure shall be available as
specified by additional project conditions to the project site. More will be required if
over 3,600 sq. ft. If the structure is less than 3,600 sq. ft. and the current fire flow is
maintained (700 gpm), an alternate material and methods request shall be required
and submitted to the Fire Marshal in order to increase in the fire sprinkler system
protection to mitigate the less than required flow.

The required fire flow shall be available from a County Standard 6” Wet Barrel Fire
Hydrant. The configuration of the hydrant shall have a minimum of one each 4-1/2”
outlet and one each 2-1/2” outlet located not more than 600 feet from the building,
measured by way of approved drivable access to the project site.

Please be advised that the proposed project may not be feasible, or may not meet
the required fire flow of 1,000 gpm at 20-psi residual pressure. Please check with
the appropriate water purveyor prior to obtaining approval from the San Mateo
County Planning Department for your project to see if improvement can be made to



63.

64.

65.

66.

67.

68.

___the water system and what cost may be incurred by the property owner for the

improvements.

All new public water systems, extensions from a public water system or replace-
ment of any main or line of an existing public water system shall have a minimum
diameter of six inches (6”). If the pipes are not linked in grid or if individual legs are
over 600 feet in length, then the minimum diameter shall be eight inches (8).

When receiving water service for fire protection (hydrants, fire sprinkler systems)
from a public or municipal water purveyor, written certification from the water
company that hydrants will be installed or the existing water system is capable of
meeting the project conditions shall be required to be presented to the San Mateo
County Fire Department for verification to show that required upgrades to the
system will be installed and that existing fire flows will meet the project
requirements.

Smoke detectors are required to be installed in accordance with the California
Building Code. This includes the requirement for hardwired, interconnected
detectors equipped with battery backup and placement in each sleeping room in
addition to the corridors and on each level of the residence.

All roof assemblies shall have a minimum CLASS-B fire resistive rating and be
installed in accordance with the manufacturer’s specifications and current Uniform
Building Code.

All buildings that have a street address shall have the number of that address on
the building, mailbox, or other type of sign at the driveway entrance in such a
manner that the number is easily and clearly visible from either direction of travel
from the street. An address sign shall be placed at each break of the road where
deemed applicable by the San Mateo County Fire Department. Numerals shall be
contrasting in color to their background and shall be no less than 4 inches in height,
and have a minimum 1/2-inch stroke.

a. Any chimney or woodstove outlet shall have installed onto the opening thereof
an approved galvanized spark arrester of a mesh with an opening no larger
than 1/2 inch in size, or an approved spark arresting device.

b. Maintain around and adjacent to such buildings or structures a fuelbreak/
firebreak made by removing and clearing away flammable vegetation for a
distance of not less than 30 feet and up to 100 feet around the perimeter of all
structures or to the property line, if the property line is less than 30 feet from
any structure. This is not a requirement nor an authorization for the removal
of live trees. Remove that flammable portion of any tree which extends within
10 feet of the outlet of any chimney or stovepipe, or within 5 feet of any portion
of any building or structures.



c. Remove that dead or dying portion of any tree which extends over the rooflne

69.

70.

of any structure.

All dead-end roadways shall be terminated by a turnaround bulb of not less than 96
feet in diameter. Alternates may be approved by the Fire Marshal.

Fire department access shall be provided to within 150 feet of all portions of the
building.

California Water Service

71.

The applicant shall apply for an additional water meter (possibly larger if fire
sprinklers are needed).

West Bay Sanitary District

72.

73.

74.

75.

76.

.77,

78.

79.

80.

The development shall comply with all current District’s regulations and standards.

Each residential unit shall be required to have a separate 4-inch minimum sewer
lateral from the property line to the sewer main.

The building laterals from the residence to the property line cleanout must meet the
requirements of the San Mateo County Building Inspection Section.

A conforming property line cleanout within 5 feet of the property line on Bishop
Lane shall be required for each lateral. Each line shall maintain a minimum 2%
slope from the property line cleanout to the main. If the applicant cannot obtain
gravity, then an ejector pump shall be installed on the property. Please note that a
grinder-type pump shali not be used.

The District will require the use of Tap-Tite connections for 4-inch sewer laterals to
the 6-inch main on Bishop Lane.

A backflow preventer shall be installed on the lateral on private property between
the building and the property line cleanout, if drainage piping serving fixtures which
have flood level rims located below the elevation of the next upstream manhole
cover. The backflow preventer shall be the sole responsibility of the property owner
to maintain.

No pool drains, roof gutters, surface drainage, and groundwater sump pumps are
allowed to connect to the sanitary sewer.

No other connection is allowed between the property line cleanout and the main
sewer connections.

The applicant shall submit a final recorded map to the District with the associated
assessor’s parcel numbers.



Department of Fish and Game

81.

The Department of Fish and Game has determined that this project is not exempt
from Department of Fish and Game California Environmental Quality Act filing fees
per Fish and Game Section 711.4. The applicant shall submit payment to the
Current Planning Section for CEQA recordation with the San Mateo County
Recorder’s Office within three (3) days of final approval. The amount due shall be
those Fish and Game filing fees effective at the time of recordation (for Negative
Declaration and County Clerk Processing Fee).
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COUNTY OF SAN MATEO PLANNING AND BUILDING DEPARTMENT CA\” Vi

NOTICE OF INTENT TO ADOPT
NEGATIVE DECLARATION DEC 15 2008 W

A notice, pursuant to the California Environmental Quality Act of 1970, as amended (PublBOUNTY RECORDER
Resources Code 21,000, et seq.), that the following project: Minor Subdivision, when adopted
and implemented, will not have a significant impact on the environment.

FILE NO.: PLN 2008-00066
OWNER/APPLICANT: Ramin Shahidi
ASSESSOR’S PARCEL NO.: 074-303-190
LOCATION: 21 Bishop Lane, Menlo Park
PROJECT DESCRIPTION

The applicant proposes to subdivide a legal 12,504 sq. ft. parcel into two parcels consisting of
5,154 sq. ft. and 7,350 sq. ft. The rear portion of the existing parcel is located within the San
Francisquito Creek. The parcel is currently developed with two legal single-family residences
constructed in 1928 and 1940. The proposal also includes the following: Parcel A (demolition
of the existing house, construction of a new 3,002 sq. ft. two-story single-family residence with
attached two-car garage, and an additional two tandem off-street parking spaces), and Parcel B
(partial demolition of the front area of the existing house, complete demolition of the detached
garage, addition of an attached two-car garage, and addition and remodel of the existing house
for a total 3,088 sq. ft. two-story single-family residence). No trees are proposed for removal.
The applicant is also requesting an exception from the San Mateo County Subdivision Regula-
tions for minimum flag lot access width requirements (Sections 7020.2.k and 7094) to reduce the
required 20-foot wide access to 12 feet utilizing the existing driveway.

FINDINGS AND BASIS FOR A NEGATIVE DECLARATION

The Current Planning Section 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 quahty 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 additioﬁ, 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.

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

Mitigation Measure 1: Prior to the issuance of a building permit, the applicant shall submit an
erosion and sediment control plan prepared by a professional erosion control consultant or a civil
engineer for review and approval by the Current Planning Section. The erosion control plan
shall clearly delineate the types of measures to be used, the location of where the measures will
be placed, and sectional drawings showing how the measures shall be installed with particular
attention to preventing erosion and sediment from project site runoff into San Francisquito
Creek. All erosion control devices shall be installed on-site prior to any activities. 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 vehlcles on-site, except in an area designated to
contain and treat runoff.

Mitigation Measure 2: No construction activities shall occur between the creek and the existing
retaining walls. No construction materials or equipment shall be staged or stored on the terrace
above the creek.

Mitigation Measure 3: Prior to the issuance of a building permit (demolition or construction),
the applicant shall contact the Current Planning Section to arrange a site inspection to verify that
erosion and stormwater controls are installed to the satisfaction of the Planning Department.

Mitigation Measure 4: Prior to the issuance of a demolition permit, the applicant shall submit a
demolition plan showing how existing structures on the site will be removed. This plan shall
show where material and debris will be placed on-site before removal. No debris or construction
vehicles shall be placed on the terrace above the creek or within the dripline of trees.

Mitigation Measure S: Prior to any construction activities, the applicant shall have a qualified
biologist conduct a pre-construction survey for California red-legged frog, San Francisco garter
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snake, western pond turtle and hoary bat. The biologist shall brief construction workers on
~identifying these species. If any are found during construction activities, all work is to stop and
the U.S. Fish and Wildlife Service contacted.

Mitigation Measure 6: Prior to any construction activities, the applicant shall demarcate the
construction zone with silt fencing or similar barrier in order to exclude red-legged frog, pond
turtle, or garter snake. Fence material shall be 2.5 feet tall with the bottom trenched 6 inches
deep and covered with soil. The 2 feet above ground shall be canted at a 45-degree angle facing
outward. This will enable frogs to escape the construction area. The applicant shall maintain the
fence throughout the construction period and have it check periodically by a biologist.

Mitigation Measure 7: The project applicant shall retain the services of a certified arborist
(International Society of Arboriculture) to develop and implement a tree protection plan. Said
arborist must be approved by the Community Development Director. The intent of the plan is to
protect those trees not specifically approved for removal. Prior to any demolition, grading, or
construction activity on the project site, the applicant shall implement this tree protection plan.
The following protection measures must be included in the plan:

a.  All trees to be preserved, adjacent to construction areas, will be fenced with 6-foot high
chain-link fencing. The fencing will be located at the dripline of individual trees or at a
pre-determined tree protection zone for groups of trees. Fencing will also be placed along
the edge of the non-development area during the construction phase. NO construction
debris, material or equipment shall be placed within the fenced area.

b.  Said fencing shall be installed prior to commencement of construction/demolition activities
and be approved by the project arborist and Planning Department staff. Fencing shall
remain in place throughout all phases of construction on the site (subdivision
improvements and home construction).

c.  For trees where the entire dripline cannot be fenced, the arborist shall determine the
adjusted fencing location and prescribe additional protection measures where necessary.
Larger areas of preserved trees, outside the construction zone, shall be fenced to prevent
equipment from entering these locations.

d.  All subsurface utility lines shall be placed outside of tree protection fencing areas to avoid
impact to trees’ roots.

e.  No grading shall occur within the area enclosed by tree protection fencing.

f.  The pruning of branches greater than 2 inches in diameter must be approved in advance by
the arborist.

g.  No materials, including soil, shall be stored within the dripline or protection zone of
preserved trees.

h.  Prescription of necessary remedial work to ensure the health and stability of protected
trees.

During the subdivision improvement phase of the project (i.e., demolition of existing structures,
grading of site, construction of water and sewer lines, access road improvements), bi-weekly
reports shall be submitted to the Planning Department outlining compliance with the tree
protection plan. During the subsequent home construction phase, said reports shall be submitted
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to the Planning Department on an as needed basis, but in no case shall construction on an
individual house begin until an inspection by Planning Department staff has been conducted.

o "*’*’*T}ﬁﬂﬁiﬁ*ﬂﬁl’lﬁiiﬁﬁéWith*Planning*staff*on*scheduling’reportfsubmittalfand*Staff**’”'*’"*’"" T

inspection.

Mitigation Measure 8: Prior to the issuance of the first building permit (demolition or building)
or any construction, the applicant shall contact the Planning Department to arrange a site inspec-
tion to verify that tree protection measures and erosion/stormwater controls are installed to the
satisfaction of the Planning Department. Site photographs will not be acceptable for compliance
with this condition.

Mitigation Measure 9: The tree protection fencing shall remain in place from initial installation
through a final building permit inspection for the applicable parcel.

Mitigation Measure 10: Future structures proposed for construction on each resulting parcel
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 BASMAA Guidelines. Review of these permanent stormwater
control measures shall occur prior to the issuance of a building permit for any on-site structure
and reviewed for compliance by the Current Planning Section.

RESPONSIBLE AGENCY CONSULTATION

None.
INITIAL STUDY

The San Mateo County Current Planning Section 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: December 16, 2008 — January 5, 2009

All comments regarding the correctness, completeness, or adequacy of this Negative Declaration
must be received by the County Planning and Building Department, 455 County Center, Second
Floor, Redwood City, no later than 5:00 p.m., January §, 2009.

CONTACT PERSON

Melissa Ross, Project Planner
Telephone 650/599-1559

//' e

Melissa Ross, Project Planner
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COUNTY OF SAN MATEO
Planning and Building Department

Initial Study Pursuant to CEQA
Project Narrative and Answers to Questions for Negative Declaration
File No.: PLN 2008-00066
Minor Subdivision

PROJECT DESCRIPTION

The applicant proposes to subdivide a legal 12,504 sq. ft. parcel into two parcels consisting of
5,154 sq. ft. and 7,350 sq. ft. The rear portion of the existing parcel is located within the San
Francisquito Creek. The parcel is currently developed with two legal single-family residences
constructed in 1928 and 1940. The proposal also includes the following: Parcel A (demolition
of the existing house, construction of a new 3,002 sq. ft. two-story single-family residence with
attached two-car garage, and an additional two tandem off-street parking spaces), and Parcel B
(partial demolition of the front area of the existing house, complete demolition of the detached
garage, addition of an attached two-car garage, and addition and remodel of the existing house
for a total 3,088 sq. ft. two-story single-family residence). No trees are proposed for removal.
The applicant is also requesting an exception from the San Mateo County Subdivision Regula-
tions. for minimum flag lot access width requirements (Sections 7020.2.k and 7094) to reduce the
required 20-foot wide access to 12 feet utilizing the existing driveway.

ANSWERS TO QUESTIONS
1. LAND SUITABILITY AND GEOLOGY

f.  Will (or could) this project cause erosion or siltation?

Yes; Significant Unless Mitigated. The proposal includes the demolition of the
residence on Parcel A and partial demolition of the residence on Parcel B in addition
to the construction of a new single-family residence on Parcel A and addition and
remodel to the existing house on Parcel B. A portion of the parcel is located within
San Francisquito Creek. Demolition and construction activities have the potential to
cause erosion and sedimentation; thus, the following mitigation measures are
proposed.

Mitigation Measure 1: Prior to the issuance of a building permit, the applicant shall
submit an erosion and sediment control plan prepared by a professional erosion
control consultant or a civil engineer for review and approval by the Current Planning
Section. The erosion control plan shall clearly delineate the types of measures to be
used, the location of where the measures will be placed, and sectional drawings
showing how the measures shall be installed with particular attention to preventing
erosion and sediment from project site runoff into San Francisquito Creek. All
erosion control devices shall be installed on-site prior to any activities. Said plan
shall adhere to the San Mateo Countywide Stormwater Pollution Prevention Program
“General Construction and Site Supervision Guidelines,” including:
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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,

Mitigation Measure 2: No construction activities shall occur between the creek and
the existing retaining walls. No construction materials or equipment shall be staged
or stored on the terrace above the creek.

Mitigation Measure 3: Prior to the issuance of a building permit (demolition or
construction), the applicant shall contact the Current Planning Section to arrange a
site inspection to verify that erosion and stormwater controls are installed to the
satisfaction of the Planning Department.

Mitigation Measure 4: Prior to the issuance of a demolition permit, the applicant
shall submit a demolition plan showing how existing structures on the site will be
removed. This plan shall show where material and debris will be placed on-site
before removal. No debris or construction vehicles shall be placed on the terrace
above the creek or within the dripline of trees.

Will (or could) this project affect a natural drainage channel or streambed, or
watercourse?

Yes; Significant Unless Mitigated. Please refer to Question 1.f, above, for
discussion and mitigation measures.

2. VEGETATION AND WILDLIFE

C.

Will (or could) this project be adjacent to or include a habitat food source, water
source, nesting place or breeding place for a federal or state listed rare or
endangered wildlife species?

Yes; Significant Unless Mitigated. The biologist report submitted by the applicant
and prepared by Eric Lichtwardt discusses the potential for sensitive species and
habitats present on-site. Steelhead, California red-legged frog, San Francisco garter
snake, western pond turtle, and hoary bat are known to be present in the San
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Francisquito Creek watershed. The creek section adjacent to the project site could

provide rearing, spawning, migration, and holding habitat for steelhead. The project
site lacks aquatic or bank vegetation for the California red-legged frog and the
existing retaining walls would prevent the frogs from accessing the upland areas. The
project site appears not to provide good basking sites for the western pond turtle as
well as restricted access to upland areas due to existing retaining walls. No suitable
habitat is present on or adjacent to the project site to accommodate the San Francisco
garter snake. The horary bat could use the surrounding trees for roosting. The
biologist report states that the proposed construction will not have an adverse effect
on any special status species or vegetation. The biologist also noted that no wetlands
exist on the site. In addition to the mitigation measures outlined in Question 1.1,
above, Mitigation Measures 5 and 6 are proposed in the event the garter snake, pond
turtle, and red-legged frog are able to access the project site through adjacent parcels.
While no trees are proposed for removal, there is a possibility that trees could be
damaged during construction; therefore, Mitigation Measures 7, 8 and 9 are proposed.

Mitigation Measure 5: Prior to any construction activities, the applicant shall have a
qualified biologist conduct a pre-construction survey for California red-legged frog,
San Francisco garter snake, western pond turtle and hoary bat. The biologist shall
brief construction workers on identifying these species. If any are found during
construction activities, all work is to stop and the U.S. Fish and Wildlife Service
contacted.

Mitigation Measure 6: Prior to any construction activities, the applicant shall
demarcate the construction zone with silt fencing or similar barrier in order to exclude
red-legged frog, pond turtle, or garter snake. Fence material shall be 2.5 feet tall with
the bottom trenched 6 inches deep and covered with soil. The 2 feet above ground
shall be canted at a 45-degree angle facing outward. This will enable frogs to escape
the construction area. The applicant shall maintain the fence throughout the construc-
tion period and have it check periodically by a biologist.

Mitigation Measure 7: The project applicant shall retain the services of a certified
arborist (International Society of Arboriculture) to develop and implement a tree
protection plan. Said arborist must be approved by the Community Development
Director. The intent of the plan is to protect those trees not specifically approved for
removal. Prior to any demolition, grading, or construction activity on the project site,
the applicant shall implement this tree protection plan. The following protection
measures must be included in the plan:

a.  All trees to be preserved, adjacent to construction areas, will be fenced with
6-foot high chain-link fencing. The fencing will be located at the dripline of
individual trees or at a pre-determined tree protection zone for groups of trees.
Fencing will also be placed along the edge of the non-development area during
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the construction phase. NO construction debris, material or equipment shall be
placed within the fenced area.

b.  Said fencing shall be installed prior to commencement of construction/demoli-
tion activities and be approved by the project arborist and Planning Department
staff. Fencing shall remain in place throughout all phases of construction on the
site (subdivision improvements and home construction).

c.  For trees where the entire dripline cannot be fenced, the arborist shall determine
the adjusted fencing location and prescribe additional protection measures
where necessary. Larger areas of preserved trees, outside the construction zone,
shall be fenced to prevent equipment from entering these locations.

d.  All subsurface utility lines shall be placed outside of tree protection fencing
areas to avoid impact to trees’ roots.

e.  No grading shall occur within the area enclosed by tree protection fencing.

f.  The pruning of branches greater than 2 inches in diameter must be approved in
advance by the arborist.

g.  No materials, including soil, shall be stored within the dripline or protection
zone of preserved trees.

h.  Prescription of necessary remedial work to ensure the health and stability of
protected trees.

During the subdivision improvement phase of the project (i.e., demolition of existing
structures, grading of site, construction of water and sewer lines, access road
improvements), bi-weekly reports shall be submitted to the Planning Department
outlining compliance with the tree protection plan. During the subsequent home
construction phase, said reports shall be submitted to the Planning Department on an
as needed basis, but in no case shall construction on an individual house begin until
an inspection by Planning Department staff has been conducted. The arborist shall
coordinate with Planning staff on scheduling report submittal and staff inspection.

Mitigation Measure 8: Prior to the issuance of the first building permit (demolition
or building) or any construction, the applicant shall contact the Planning Department
to arrange a site inspection to verify that tree protection measures and erosion/storm-
water controls are installed to the satisfaction of the Planning Department. Site
photographs will not be acceptable for compliance with this condition.

Mitigation Measure 9: The tree protection fencing shall remain in place from initial
installation through a final building permit inspection for the applicable parcel.
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Will (dr could) this project significantly affect fish, wildlife, reptiles, or plant
life?

Yes: Significant Unless Mitigated. Please refer to Mitigation Measures 1-6, above.
Will (or could) this project infringe on any sensitive habitats?

Yes; Significant Unless Mitigated. Please refer to Mitigation Measures 1-6, above.

4. AIR QUALITY, WATER QUALITY, SONIC

g.

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

Yes; Significant Unless Mitigated. The proposed new single-family residence on
proposed Parcel A and addition/remodel] on proposed Parcel B will increase the
amount of impermeable surfaces on the site. To mitigate potential impacts, the
following mitigation measure is proposed.

Mitigation Measure 10: Future structures proposed for construction on each
resulting parcel 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 BASMAA

Guidelines. Review of these permanent stormwater control measures shall occur
prior to the issuance of a building permit for any on-site structure and reviewed for
compliance by the Current Planning Section.

6. LAND USE AND GENERAL PLANS

k.

Will (or could) this project require an amendment to or exception from adopted
general plans, specific plans, or community policies or goals?

Yes; Not Significant. The applicant is requesting an exception from the minimum
flag lot access width requirements as outlined in Section 7020.2.i of the San Mateo
County Subdivision Regulations. The Subdivision Regulations allow for exceptions
to parcel design requirements (Sections 7020.2.k and 7094) when parcels are located
on or adjacent to creeks provided the findings can be made by the advisory agency.

In this case, the rear portion of the parcel is located within San Francisquito Creek.
The Subdivision Regulations require a minimum flag lot access width of 20 feet. The
applicant is proposing to utilize the existing driveway, currently 12 feet wide. The
proposed project has been reviewed by the Menlo Park Fire District and the
Department of Public Works and has been approved with conditions.
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