COUNTY OF SAN MATEO
PLANNING AND BUILDING DEPARTMENT

DATE: May 8, 2019
TO: Planning Commission
FROM: Planning Staff

SUBJECT: EXECUTIVE SUMMARY: Adoption of an Initial Study and Mitigated
Negative Declaration pursuant to the California Environmental Quality Act,
and consideration of Coastal Development, Design Review, and Resource
Management, and Grading Permits to construct a new two-story,

3,476 sq. ft. residence, plus a 667 sq. ft. garage and two water tanks, on a
legal 1.77-acre parcel in the unincorporated Montara area of San Mateo
County. The construction of the residence involves 1,100 cubic yards of
cut and 1,100 cubic yards of fill and the removal of eleven significant
trees. This project also includes road and utility improvements that are
necessary for the subject parcel (APN 036-243-110) and the development
of three other legal parcels (APNs 036-243-010, 036-243-130, and
036-231-090/100) on Bay View Road under common ownership, which
involves an additional 370 cubic yards of cut and 170 cubic yards of fill,
and the removal of eleven additional significant trees. This project is
appealable to the California Coastal Commission.

County File Number: PLN 2017-00017 (Brasher)

PROPOSAL

The applicant, Ned Brasher, has submitted an application to construct a new
single-family residence on a legal undeveloped parcel on Bay View Road, an unpaved
private road. The proposed 3,476 sq. ft. two-story home includes a family-room,

two bedrooms, three bathrooms, and laundry on the first floor and a master bedroom
and bathroom, study, two dining rooms, great room, kitchen, bathroom, and a 667 sq. ft.
garage on the second floor. The construction of the residence involves 1,100 cubic
yards of cut and 1,100 cubic yards of fill and the removal of eleven significant trees.

The application also includes the construction of road and utility improvements that are
necessary for the development of the subject parcel (APN 036-243-110) and the
development of three other legal parcels (APNs 036-243-010, 036-243-130, and
036-231-090/100) on Bay View Road under common ownership. The road and utility
improvements involve an additional 370 cubic yards of cut and 170 cubic yards of fill,
and the removal of eleven additional significant trees.



While no further development of the three other legal parcels is proposed at this time,
the improvement of the road and utilities may make future development of those parcels
a reasonably foreseeable consequence of the subject project. As a result, for California
Environmental Quality Act (CEQA) review purposes, an analysis of future potential
development of APNs 036-243-010, 036-243-130, and 036-231-090/100 was provided
in the Initial Study/Mitigated Negative Declaration (Attachment E).

RECOMMENDATION

That the Planning Commission adopt the Initial Study/Mitigated Negative Declaration
and approve the Coastal Development, Design Review, Resource Management District
Development Review and Grading Permits by making the required findings and
adopting the conditions of approval identified in Attachment A.

SUMMARY

The project site is currently vacant and Bay View Road is a dirt road. The areas to the
north, west, and south contain single-family residential uses. Federally-owned park
land which is part of the Golden Gate National Recreation Area, can be found further
east.

The project complies with the Soil Resources Policies of the County’s General Plan and
the Grading Regulations of the County’s Building Regulations. Review of the grading
and erosion control plans — together with the County Geotechnical Section’s review of
submitted geotechnical studies and drainage reports - was critical to ensure that the
development and its associated grading during construction and post-construction
stormwater drainage was adequately contained on site and did not adversely affect or
increase erosion. The associated mitigation measures and the conditions of approval
will ensure that the project can be completed without significant harm to the
environment.

The project also complies with the Visual Quality Policies of the County’s General Plan,
the Visual Resources Component of the County’s Local Coastal Program (LCP), and
the Design Review District Standards of the County’s Zoning Regulations. The
Coastside Design Review Committee (CDRC) considered this project at the regularly
scheduled CDRC meeting on September 13, 2018, determined that the project is in
compliance with applicable Design Review Standards, and recommended approval.
Being a much newer structure than those found on surrounding parcels, the
architectural elements and exterior materials and colors proposed for the house are an
enhancement to the neighborhood design context. The project is architecturally
compatible with homes in the immediate area and uses colors, materials, and
landscaping that complement its surroundings.

The project also complies with the Locating and Planning New Development
Component of the County’s Local Coastal Program. The RM-CZ zoning regulations
allow a single-family residence, stating that “all legal parcels shall accumulate...one



density credit.” The subject parcel is legal (via Merger, PLN 2004-00514); thus, the lot
(with one density credit), is able to accommodate a single-family dwelling and does not
exceed the density limits of the Local Coastal Program. The project site complies with
the safety, noise and height limit criteria for compatibility as noted in the LCP and the
Half Moon Bay Airport Land Use Compatibility Plan.

The project is in conformance with the Water Supply and Wastewater Policies of the
County’s General Plan which require development to minimize impacts on these
respective resources. The project also meets the County’s Zoning Regulations,
specifically the development standards of the RM-CZ Development Review Criteria.
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COUNTY OF SAN MATEO
PLANNING AND BUILDING DEPARTMENT

DATE: May 8, 2019
TO: Planning Commission
FROM: Planning Staff

SUBJECT: Adoption of an Initial Study and Mitigated Negative Declaration,
pursuant to the California Environmental Quality Act, and consideration
of Coastal Development, Design Review, and Resource Management
permits, pursuant to Sections 6328.4, 6565.3 and 6903, respectively,
of the County Zoning Regulations, and a Grading Permit, pursuant to
Section 9283 of the County Building Regulations (Division VII, Chapter 5),
to construct a new two-story, 3,476 sq. ft. residence, plus a 667 sq. ft.
garage and two water tanks, on a legal 1.77-acre parcel in the
unincorporated Montara area of San Mateo County. The construction of
the residence involves 1,100 cubic yards of cut and 1,100 cubic yards of
fill and the removal of eleven significant trees. This project also includes
road and utility improvements that are necessary for the subject parcel
(APN 036-243-110) and the development of three other legal parcels
(APNs 036-243-010, 036-243-130, and 036-231-090/100) on
Bay View Road under common ownership, which involves an additional
370 cubic yards of cut and 170 cubic yards of fill, and the removal of
eleven additional significant trees. This project is appealable to the
California Coastal Commission.

County File Number: PLN2017-00017 (Brasher)

PROPOSAL

The applicant, Ned Brasher, has submitted an application to construct a new
single-family residence on a legal undeveloped parcel on Bay View Road, an unpaved
private road. The proposed 3,476 sq. ft. two-story house includes a family room, two
bedrooms, three bathrooms, and laundry on the first floor and a master bedroom and
bathroom, study, two dining rooms, great room, kitchen, bathroom, and a 667 sg. ft.,
two-car garage on the second floor. The construction of the residence involves

1,100 cubic yards of cut and 1,100 cubic yards of fill and the removal of eleven
significant trees.

The application also includes the construction of road and utility improvements that are
necessary for development of the subject parcel (APN 036-243-110) and the
development of three other legal parcels (APNs 036-243-010, 036-243-130, and



036-231-090/100) on Bay View Road under common ownership. The road and utility
improvements involve an additional 370 cubic yards of cut and 170 cubic yards of fill,
and the removal of eleven additional significant trees. Bay View Road is proposed to be
completely constructed, terminating at a turnaround and at the end of a future driveway
for APNs 036-243-130 and 036-243-010 which is not part of this proposal.

The subject parcel and three other parcels were legalized by either Certificates of
Compliance or Merger by San Mateo County between November 11, 2004 and
December 11, 2018.

While no further development of the three other legal parcels is proposed at this time,
the improvement of the road and utilities may make future development of those parcels
a reasonably foreseeable consequence of the subject project. As a result, for California
Environmental Quality Act (CEQA) review purposes, an analysis of the future potential
development of APNs 036-243-010, 036-243-130, and 036-231-090/100 was provided
in the Initial Study/Mitigated Negative Declaration (Attachment E).

RECOMMENDATION

That the Planning Commission adopt the Initial Study/Mitigated Negative Declaration
and approve the Coastal Development, Design Review, Resource Management District
Development Review and Grading Permits by making the required findings and
adopting the conditions of approval identified in Attachment A.

BACKGROUND

Report Prepared By: Ruemel Panglao, Project Planner, Telephone 650/363-4582
Applicant: Ned Brasher

Owner: Ned and Debra Brasher

Location: Bay View Road, Montara

APN(s): 036-243-110 and the Bay View Road Right-of-Way; APNs 036-243-010, 036-
243-130, and 036-231-090/100 are addressed for CEQA purposes in the IS/IMND

Size: 036-243-110 (1.77 acres) and .5-acres within the Bay View Road Right-of-Way

Existing Zoning: RM-CZ/DR/CD (Resource Management-Coastal Zone/Design
Review/Coastal Development)

General Plan Designation: Very Low Density Residential (Rural)

Local Coastal Plan Designation: Very Low Density Residential



Existing Land Use: Vacant

Water Supply: The project parcel is served by an existing on-site domestic well
approved under previous permits. The existing well has met the County’s
Environmental Health Division’s standards regarding quality and flow. The well is
proposed to serve the subject parcel and three other parcels that may be developed
in the future (APNs 036-243-010, 036-243-130, and 036-231-090/100).

Sewage Disposal: Applicant proposes a new septic system. Plans for the system have
been reviewed and conditionally approved by the Environmental Health Division.

Flood Zone: FEMA Flood Insurance Rate Map designation indicates parcel as Zone X,
Area of Minimal Flooding, Community Map No. 06081C0136E, dated October 16, 2012.

Environmental Evaluation: An Initial Study and Mitigated Negative Declaration
(ISIMND) was prepared for this project and initially circulated from March 6 through
March 26, 2019. Further discussion is provided in Section B of this report.

Setting: The areas to the north, west, and south contain single-family residential uses.
Federally-owned park land which is part of the Golden Gate National Recreation Area,
can be found further east.

Chronology:

Date Action

November 16, 2004 Merger of APN 036-243-020 recorded to create three lots,

including APN 036-243-110.
January 19, 2017 - Application submitted.

September 26, 2017

The project scope was expanded to include the utility lines in
the construction of Bay View Road.

March 8, 2018 - Coastside Design Review Committee (CDRC) considers the
project and was unable to recommend approval because of
design deficiencies.

September 13, 2018

Coastside Design Review Committee (CDRC) considers the
project and recommends approval based on its conformance
with Design Review District Standards.

March 6, 2019 - IS/MND is posted with the County Clerk and on the Planning
and Building Department’s website. The 20-day public review
period begins.



March 26, 2019
April 24, 2019

DISCUSSION

- End of 20-day public review period for IS/MND.

- Planning Commission public hearing.

A. KEYISSUES

1.

Conformance with the General Plan

Upon review of the applicable provisions of the General Plan, staff has
determined that the project complies with applicable General Plan Policies,
including the following:

a.

Soil Resources Policies

Policies 2.17 (Regulate Development to Minimize Soil Erosion and
Sedimentation) requires that development minimize soil erosion and
sedimentation, including, but not limited to, measures which consider
the effects of slope and the stabilization of disturbed areas. The
construction of the residence involves 1,100 cubic yards of cut and
1,100 cubic yards of fill and Bay View Road involves 370 cubic yards
of cut and 170 cubic yards of fill. Total land disturbance is 0.96-acre.
The project is exempt from coverage under a State General
Construction Permit as land disturbance is less than 1 acre.
Conditions 23, 24, and 35 (Mitigation Measures 1, 2, and 13,
respectively) provide for measures to minimize erosion and
sedimentation during project construction activities.

Visual Quality Policies

Policy 4.15(a) (Appearance of New Development) requires
development to promote and enhance good design, site relationships,
and other aesthetic considerations. The architectural elements and
exterior materials and colors proposed for the house would enhance
the neighborhood design context. The appearance of mass and bulk
has been reduced by facade enhancements and roof articulation. The
height of the structure is 27 feet 6 3/4 inches, which is below the
maximum allowed of 28 feet. The project has received a
recommendation for approval from the Coastside Design Review
Committee based on the Committee’s findings that the project
conforms to the design standards that implement this policy as
discussed in Section 6 of this report.

Policies 4.24 (Rural Development Design Concept), 4.25 (Location of
Structures), and 4.29 (Trees and Vegetation) calls for the regulation of



the location and siting of structures in rural areas to encourage
positive visual quality in relation to the scenic character of the natural
landscape, to carefully conform with the natural vegetation, landforms
and topography, and to minimize the impacts of light and glare. The
project is compatible with the scenic character of the natural
landscape. The structure would be adequately set back from

Bay View Road, proposes an earth-toned exterior color palette, and
would be substantially screened by existing and proposed tall trees.
In addition, all proposed light fixtures are downward pointing (Dark Sky
compliant) which would minimize the impacts of light and glare in the
surrounding area.

The subject parcel and road are located in proximity to the federally-
owned Golden Gate National Recreation Area (GGNRA) located to the
east. Existing mature trees would screen the proposed residence and
road from public viewing locations within the Golden Gate National
Recreation Area (GGNRA). In addition, the project site and the San
Vicente Trail within the GGNRA are visually and physically separated
by an area of much higher grade in between.

The landscape plan for the proposed single-family residence includes
the replacement of the 22 trees to be removed with 18 trees. The
Coastside Design Review Committee’s conditions included that 12
additional trees should be added that are approximately 40 feet at
maturity which would provide further screening of the proposed
residence.

Policy 4.32 (Roads) calls for the location and development of roads to
be well integrated with the physical environment. The development of
Bay View Road to County road standards would take the place of what
is currently a well-travelled dirt road. This road will provide adequate
access to the subject parcel as well as the adjacent parcels.

Water Supply Policies

Policy 10.19 (Domestic Water Supply) encourages the use of wells
rather than surface water for domestic water supplies to serve new
development in rural areas. The project parcel is served by an
existing domestic well approved under previous permits. The existing
well would be converted to a shared well to serve the subject parcel
and the three associated parcels. The design of the shared well has
met the County’s Environmental Health Services. At the time the well
was approved by Environmental Health Services, it was demonstrated
through a well quantity test that the well produces well more than the
minimum to serve one residence. At the Building Permit stage, the
applicant would be required to demonstrate to a greater level of detalil



adequate water supply (quantity and quality) to serve proposed,
existing, and future structures (Condition 72 (Mitigation Measure 14)).

Wastewater Policies

Policies 11.10 (Wastewater Management in Rural Areas) and 11.12
(Adequate Lot Sizes for Septic Tanks) requires that septic systems be
used where appropriate and that their installation meet the
requirements of San Mateo County Environmental Health Services.
The proposed project includes the installation of a septic system
because sewer service is not available from the Montara Water and
Sanitary District. The Environmental Health Services, which is the
agency that regulates septic systems, completed a preliminary review
of the project and provided a conditional approval.

Conformance with the Local Coastal Program

A Coastal Development Permit is required pursuant to Section 6328.4 of the
Zoning Regulations for development in the Coastal Development (CD)
District. The parcel is not located in a scenic corridor, nor does the property
contain or adjoin an area of sensitive habitat. Staff has determined that the
project is in compliance with applicable Local Coastal Program (LCP)
Policies, elaborated as follows:

a.

Locating and Planning New Development

Policy 1.8 (Land Uses and Development Densities in Rural Areas)
Subsection (c) and Table 1.3 of the RM-CZ zoning regulations allow
the construction of a single-family residence on a legal parcel, as
discussed further in Section 4 of this report. Table 1.3 (first
paragraph) states that “all legal parcels shall accumulate...one density
credit.” The subject parcel is legal (via merger, PLN 2004-00514) and
the proposal for a single-family residence does not exceed the density
limits of the LCP.

Policy 1.36 (Half Moon Bay Airport Influence Area Requirements —
Map 1.5) shows the project site in the Half Moon Bay Airport Influence
Area (Zone 7) based on the Half Moon Bay Safety Zones Map of the
Airport Land Use Compatibility Plan (ALUCP) for the Environs of

Half Moon Bay Airport adopted in October 2014. The aircraft accident
risk level is considered to be low within Zone 7. Single-family
residential uses are permitted within this zone. Regarding noise, the
site is outside of the mapped noise contours on the 2032 Noise
Exposure Contours map of the ALUCP. See further discussion in
Section 3.



b. Visual Resources Component

Visual Resources Policy 8.12(a)(1) (General Regulations) applies the
Design Review Zoning District to designated areas of the Coastal
Zone which including Montara. The project is, therefore, subject to
Section 6565.20 of the Zoning Regulations. The Coastside Design
Review Committee (CDRC) considered this project at the regularly
scheduled CDRC meetings on March 8, 2018 and September 13,
2018, and determined that the project is in compliance with applicable
Design Review Standards, and recommended approval. See further
discussion in Section 6.

Visual Resources Policy 8.13 (Special Design Guidelines for Coastal
Communities) establishes design guidelines for Montara, Moss Beach,
El Granada, and Miramar. The proposed residence and road comply
with these guidelines as follows:

(1) The proposed grading would not represent a significant change
in topography, as while proposed grading would provide for a flat
building pad for the residence and garage, proposed grading
would blend these areas with the surrounding topography and
avoid terracing. In its review, the CDRC found that the proposed
project would not significantly degrade the existing visual
character or quality of the site, stating the proposed project
complies with Section 6565.20(D) (Relationship to Existing
Topography) of the Midcoast DR Standards in that the structure
steps down and tucks into the hillside in the same direction as
the slope of the existing grade.

(2) The proposed materials for the house, such Hardie Lap Siding in
Woodstock Brown, has a natural appearance.

(3) The proposed house design uses hip and gable roofs, including
non-reflective, composition shingle as the primary roof material.

(4) The proposed house is designed to be in scale with other
houses in the area since the proposed overall floor area of
4,143 sq. ft. is lower than the maximum allowed of 6,200 sq. ft.

Conformance with the Half Moon Bay Airport Land Use Compatibility Plan

Upon review of the provisions of the Half Moon Bay ALUCP for the
Environs of Half Moon Bay Airport, as adopted by the City/County
Association of Governments (C/CAG) on October 9, 2014, staff has
determined that the project’s site location complies with the safety, noise
and height limit criteria for compatibility. The project site is located in



Runway Safety Zone 7, the Airport Influence Area (AlA), where the airport
accident risk level is considered low. The project site is outside of the
defined aircraft noise exposure contours and, therefore, would not be
exposed to high levels of aircraft noise. The proposed height of 27 feet 6
3/4 inches would not penetrate the established airspace threshold.

Conformance with Resource Management-Coastal Zone/Design Review
(RM-CZ/DR/CD) (Midcoast) Development Standards

The proposal complies with the property’s RM-CZ/DR/CD Zoning
designation as indicated in the following table:

RM-CZ Proposed
Development Standards

Maximum Floor Area 6,200 sq. ft. 4,143 sq. ft.
Minimum Front Setback 50 ft. 50 ft. —4in
Minimum Rear Setback 20 ft. 102 ft. —9in
Minimum Right Side Setback | 20 ft. 45ft.-9in
Minimum Left Side Setback 20 ft. 188 ft. —2 %2in
Maximum Building Height 28 ft. 27f.-63/4 in
Minimum Parking Spaces 2 2
Facade Articulation Finding by CDRC Complies

Conformance with the RM-CZ Development Review Criteria

The RM-CZ regulations require a Development Review permit for
development, to ensure compliance with the Development Review Criteria
cited in Chapter 20A.2.(Section 6324) of the Zoning Regulations. The
applicable development review criteria are cited in the table below, with
references to the equivalent LCP Component policies as cited and
discussed in Section 2 of this report, as well as other sources in the report.
Pursuant to that discussion and cited mitigation measures and conditions of
approval, the project complies with development review standards.

Site Design Criteria

The project complies with the site design criteria as demonstrated by the
recommendation of approval of the design of the house and road from the
CDRC based on compliance with the Design Review regulations. See
further discussion in Section 1 and 2 of this report.

Utilities

The project also complies with the utilities criteria in that the subject parcel
has a previously approved as well as discussed in Section 1(c) of this
report. In addition, a septic system has been proposed as discussed in
Section 1(d).



Water Resources Criteria

The project’s compliance with the Grading Regulations and approval from
the Department of Public Works demonstrates the project’s compliance with
the Water Resources Criteria with respect to the minimization of grading and
ensuring that surface water runoff will not exceed pre-development levels.
See further discussion in Section 7.

Conformance with Design Review District Standards

The Coastside Design Review Committee (CDRC) considered the project at
the regularly scheduled CRDC meeting on September 13, 2018. At that
meeting, the CDRC adopted the findings to recommend project approval
(Attachment E), pursuant to the Design Review Standards for One-Family
Residential Development in the Midcoast, Section 6565.20 of the San Mateo
County Zoning Regulations, specifically elaborated as follows:

a. Section 6565.20(D) ELEMENTS OF DESIGN. 1. Building Mass,
Shape, and Scale. a. Relationship to Existing Topography. Standards
1 and 3: The structure steps down and tucks into the hillside in the
same direction as the slope of the existing grade. Building elements
extending out over the downward slope have been minimized.

b. Section 6565.20(D) ELEMENTS OF DESIGN. 3. Roof Design. A
Massing and Design. a. Relationship to Existing Topography: The
mass of the roof is articulated and contributes to the character of the
house.

C. Section 6565.20(D) ELEMENTS OF DESIGN. 4. Exterior Materials
and Colors. Standards a(1), a(3), and b: The exterior colors and
materials are compatible with the surrounding natural features, are of
similar or better quality of those used in the neighborhood, and are
consistent with the architecture of the house.

Conformance with the Grading Requlations

The grading required to construct the project is quantified in the following
table:

Cut Fill Grading Total
Lot 1,100 cly 1,100 cly 2,200 cly
Net Import: 0 cly*
Road 370 cly 170 cly 540 cly
Net Import: 0 c/y*

* Net import of fill means that the use of cubic yards of cut is not
adequate to contribute the proposed and necessary fill; the net import
amount is brought to the site from off-site sources.




The purpose of the Grading Regulations is to promote the conservation of
natural resources, including topography and vegetation, as well as to protect
health and safety, which includes the reduction or elimination of erosion,
siltation and flooding.

Grading is necessary for this project for the construction of the building pad,
septic system, retaining walls, and driveway. The grading for the lot and
road are balanced, with some off haul associated with the road.

In addition, eleven significant sized Eucalyptus trees (tree numbers 67
through 73 and 79 through 79), are proposed to be removed for the
construction of the house. According to the Patchett arborist report
(Attachment E), the trees range from poor to fair condition and have dead
branches in the upper crown. Eight of the trees are directly in the
development footprint. The other three trees, tree numbers 67, 78, and 79
(247/107, 287, and 19”/18” DBH, respectively), are in poor to fair condition,
afflicted with ivy, and have dead branches in the upper crown.

Eleven significant sized trees (6 Monterey Cypress trees and 5 Eucalyptus
tree) are proposed to be removed for the construction of Bay View Road.
The Patchett report (Attachment E) notes that the trees range from poor to
fair condition and have dead branches in the upper crown. Five eucalyptus
trees (tree numbers 44, 56, 57, 64, and 65) and three Monterey Cypresses
(tree numbers 54, 55, and 63) would also be directly affected by the grading
required for the construction of the road. Of the trees not directly locatedbut
adjacent to the road construction are two of the Monterey Cypresses, trees
number 105 and 106 (37” and 31" DBH), which have suffered limb failures in
the past and another Monterey Cypress, tree 104 (38” DBH), has embedded
wires in the main trunk and a one-sided crown that has created a lean
towards an existing house.

Any grading associated with construction of a building that exceeds

250 cubic yards (cly) requires a Grading Permit. All application
requirements of the Grading Regulations (including grading plans with
engineer’s estimate of the quantity of materials, an erosion and sediment
control plan, dust control plan, cross sections detailing the grading to occur),
have been submitted and reviewed by the County Department of Public
Works and the County Geotechnical Section and deemed compliant with the
applicable requirements. Further, the following findings are required and
can be made:

That this project, as conditioned, will not have a significant adverse effect on
the environment.

The project has been reviewed by Planning staff and the Department of
Public Works, which found that the project can be completed without
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significant harm to the environment as conditioned. Staff reviewed the
grading and erosion control plans — together with the County Geotechnical
Section’s review of submitted geotechnical studies and drainage reports -
and determined that the project, as proposed and conditioned, including
grading, construction, and post-construction stormwater drainage, would
adequately contain project drainage on-site, and would not adversely affect
or increase erosion in the area. The implementation of the associated
mitigation measures of the IS/MND, together with the conditions of approval,
would ensure that the project can be completed without significant harm to
the environment.

That this project, as conditioned, conforms to the criteria of the San Mateo
County Grading Ordinance and is consistent with the General Plan.

Planning staff and the Department of Public Works have reviewed the
project and have determined its conformance to the criteria of Chapter 8,
Division VII, San Mateo County Ordinance Code, including the standards
referenced in Section 8605 and the San Mateo County General Plan.

Pursuant to the County Department of Public Works and Geotechnical
Section’s review and conditional approval of the grading plans, the project
complies with the Grading Ordinance.

ENVIRONMENTAL REVIEW

An Initial Study and Mitigated Negative Declaration (IS/MND) was prepared for
this project and circulated from March 6 through March 26, 2019. For CEQA
purposes, an analysis of the impacts of future potential development of
APNs 036-243-010, 036-243-130, and 036-231-090/100 was included in the
IS/MND.

The pertinent issues discussed were:

Aesthetics: The discussion of the Aesthetics section of the Initial Study addresses

the house and road’s compatibility with the surrounding neighborhood. Per the
CDRC'’s recommendation of approval, the proposal meets Design Review
regulations.

Biological Resources: The Biological Resources section addresses the potential
impacts of construction on sensitive species and trees. No special-status plant or
wildlife species are expected to occur within the study area because of the lack of

suitable habitat. Mitigation measures based on the direction from two certified

arborists have been added to ensure that impacts to significant trees proposed to

remain are less than significant.
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Geology and Soils: The Geology and Soils section mainly addresses the
suitability of the land to support development and potential erosion that could
occur during construction activities. With the provided mitigation measures, the
impacts of construction and development will be less than significant.

Hydrology and Water Quality: The Hydrology and Water Quality section
addresses pre and post development stormwater flows and the capacity of the
existing well to serve the proposed house. The project complies with the County’s
Drainage Policy requiring post-construction stormwater flows to be at, or below,
pre-construction flow rates. The existing well on the project site was previously
approved by Environmental Health Services and demonstrated the capacity to
adequately serve at least one single-family residence.

Golden Gate National Recreation Area (GGNRA): Upon circulation of the
ISIMND, the GGNRA provided comments via email on March 19, 2019. Their
main concern is that the formal construction of Bay View Road will create a new
access point for the GGNRA park land located to the east.

Staff Response: Regarding the creation of a new access point to adjacent
GGNRA park land, the plans do not outline a deliberate plan to create a new
access point to the park. In addition, the proposed width of the road (18 feet)
would not likely accommodate street parking comfortably.

MIDCOAST COMMUNITY COUNCIL REVIEW

The Midcoast Community Council (MCC) provided their comments in an email
dated February 20, 2017 indicating that the well should not be designed as a
shared well for all the parcels due to problems that may arise if the associated
parcels are sold separately. Regarding the applicant’s proposal to have the well
on the subject parcel connect to the three other associated parcels in the future,
the well system will not be regulated by Environmental Health Services because it
will not be a well serving five or more parcels. To ensure no issues arise if the
parcels are sold separated, per Condition 17, the property owner shall arrange for
the recordation of a deed restriction on all parcels to be served by the well prior to
the issuance of a Building Permit. The deed restriction shall acknowledge the
inclusion of water service to the parcels and all the owner’s respective rights and
maintenance obligations around the water provisions.

The MCC also cited their concern that shared wells may require higher flow or
pumping limits, which can deplete the aquifer. The response to this concern can
be found in Section 1(c) of this staff report.

CALIFORNIA COASTAL COMMISSION REVIEW

The California Coastal Commission had no comments regarding the project and
the associated Initial Study/Mitigated Negative Declaration.
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REVIEWING AGENCIES

Department of Public Works
Building Inspection Section
Environmental Health Services
County Counsel

Midcoast Community Council
California Coastal Commission
Coastside Fire Protection District
Montara Water & Sanitary District
Sonoma State

National Park Service

ATTACHMENTS

A. Recommended Findings and Conditions of Approval

B.  Vicinity Map

C. Project Plans

D. Coastside Design Review Committee Recommendation Letter (dated November

m

13, 2018)

Initial Study/Mitigated Negative Declaration

MIG Biological Resources Evaluation (dated October 2016)
Patchett Arborist Report (dated January 17, 2017)

Goodrum Arborist Report (dated November 7, 2017)

California Historical Resources Information System Review Letter (dated October
10, 2018)

Sigma Prime Geotechnical Study (dated May 7, 2007)

Sigma Prime Geotechnical Study (dated April 6, 2017)

Sigma Prime Geosciences, Inc. Meadow Property Drainage Analysis
(dated December 28, 2016)

Sigma Prime Geosciences, Inc. Bay View Road Drainage Analysis
(dated December 28, 2016)

RSP:ann — RSPDD0165_WNU.DOCX
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Attachment A

County of San Mateo
Planning and Building Department

RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL

Permit or Project File Number: PLN2017-00017 Hearing Date: May 8, 2019

Prepared By: Ruemel Panglao For Adoption By: Planning Commission

Project Planner

RECOMMENDED FINDINGS

For the Environmental Review, Find:

1.

That the Planning Commission does hereby find that this Mitigated Negative
Declaration reflects the independent judgment of San Mateo County.

That the Mitigated Negative Declaration is complete, correct, and adequate and
prepared in accordance with the California Environmental Quality Act (CEQA) 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 (numbered 1 through 18) in the Mitigated 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.

For the Coastal Development Permit, Find:

5.

That the project, as described in the application and accompanying materials
required by Section 6328.7 and as conditioned in accordance with Section
6328.14, conforms to the plans, policies, requirements and standards of the

San Mateo County Local Coastal Program. Specifically, the project complies with
policies regarding parcel legality and design review standards.

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

That the project conforms to the applicable policies of the Local Coastal Program
(LCP) as discussed.



For the Design Review Permit, Find:

8.

That the project has been reviewed under and found to be in general compliance
with the Design Review Standards for One-Family Development in the Midcoast,
pursuant to Section 6565.20 of the County Zoning Regulations. The project, as
designed and conditioned, complements the predominant style and respects the
scale of the homes in the neighborhood. The project is architecturally compatible
with homes in the immediate area and uses colors, materials, and landscaping
that complement its surroundings.

For the Resource Management District Development Review Permit, Find:

9.

That the project complies with the applicable criteria and standards, as required
by Section 6324 of the County Zoning Regulations.

For the Grading Permit, Find:

10.

11.

That this project, as conditioned, will not have a significant adverse effect on the
environment. The project has been reviewed by planning staff and the
Department of Public Works, which found that the project can be completed
without significant harm to the environment as conditioned.

That this project, as conditioned, conforms to the criteria of the San Mateo County
Grading Ordinance and is consistent with the General Plan. Planning staff and
the Department of Public Works have reviewed the project and have determined
its conformance to the criteria of Chapter 8, Division VII, San Mateo County
Ordinance Code, including the standards referenced in Section 8605 and the San
Mateo County General Plan.

RECOMMENDED CONDITIONS OF APPROVAL

Current Planning Section

1.

The project shall be constructed in compliance with the plans approved by the
Planning Commission on May 8, 2019. Any changes or revisions to the approved
plans shall be submitted to the Design Review Officer for review and approval prior
to implementation. Minor adjustments to the project may be approved by the
Design Review Officer if they are consistent with the intent of and are in substantial
conformance with this approval. Alternatively, the Design Review Officer may refer
consideration of the revisions to the Coastside Design Review Committee, with
applicable fees to be paid.

The applicant shall provide “finished floor elevation verification” to certify that the
structure is actually constructed at the height shown on the submitted plans. The
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applicant shall have a licensed land surveyor or engineer establish a baseline
elevation datum point in the vicinity of the construction site.

a. The applicant shall maintain the datum point so that it will not be disturbed by
the proposed construction activities until final approval of the building permit.

b.  This datum point and its elevation shall be shown on the submitted site plan.
This datum point shall be used during construction to verify the elevation of
the finished floors relative to the existing natural or to the grade of the site
(finished grade).

c. Prior to Planning approval of the building permit application, the applicant
shall also have the licensed land surveyor or engineer indicate on the
construction plans: (1) the natural grade elevations at the significant corners
(at least four) of the footprint of the proposed structure on the submitted site
plan, and (2) the elevations of proposed finished grades.

d. In addition, (1) the natural grade elevations at the significant corners of the
proposed structure, (2) the finished floor elevations, (3) the topmost elevation
of the roof, and (4) the garage slab elevation must be shown on the plan,
elevations, and cross-section (if one is provided).

e. Once the building is under construction, prior to the below floor framing
inspection or the pouring of the concrete slab (as the case may be) for the
lowest floor(s), the applicant shall provide to the Building Inspection Section a
letter from the licensed land surveyor or engineer certifying that the lowest
floor height, as constructed, is equal to the elevation specified for that floor in
the approved plans. Similarly, certifications on the garage slab and the
topmost elevation of the roof are required.

f.  If the actual floor height, garage slab, or roof height, as constructed, is
different than the elevation specified in the plans, then the applicant shall
cease all construction and no additional inspections shall be approved until a
revised set of plans is submitted to and subsequently approved by both the
Building Official and the Community Development Director.

The applicant shall indicate the following on the plans submitted for a building
permit, as stipulated by the Coastside Design Review Committee:

a. Remove rear deck post supports and increase the size of the header
supporting the deck. Increase the size of the windows and doors above and
below the rear deck to a span of 16 feet.

b. Use Autumn Chestnut for the trim color.

c. Use Khaki Brown for the body color.
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Add a total of twelve (12) trees that are approximately 40 feet tall at maturity.
The trees shall be planted at a 3:1 (evergreen:deciduous) ratio.

Remove Indian Hawthorn (Rhaphiolepis indica) from the plant palette of the
project because of its propensity to attract and be eaten by deer.

The property owner shall adhere to the San Mateo Countywide Stormwater
Pollution Prevention Program “General Construction and Site Supervision
Guidelines,” including, but not limited to, the following:

a.

Delineation with field markers of clearing limits, easements, setbacks,
sensitive or critical areas, buffer zones, trees, and drainage courses within the
vicinity of areas to be disturbed by construction and/or grading.

Protection of adjacent properties and undisturbed areas from construction
impacts using vegetative buffer strips, sediment barriers or filters, dikes,
mulching, or other measures as appropriate.

Performing clearing and earth-moving activities only during dry weather.

Stabilization of all denuded areas and maintenance of erosion control
measures continuously between October 1 and April 30.

Storage, handling, and disposal of construction materials and wastes
properly, so as to prevent their contact with stormwater.

Control and prevention of the discharge of all potential pollutants, including
pavement cutting wastes, paints, concrete, petroleum products, chemicals,
wash water or sediments, and non-stormwater discharges, to storm drains
and watercourses.

Use of sediment controls or filtration to remove sediment when dewatering
the site and obtain all necessary permits.

Avoiding cleaning, fueling, or maintaining vehicles on-site, except in a
designated area where wash water is contained and treated.

Limiting and timing applications of pesticides and fertilizers to prevent polluted
runoff.

Limiting construction access routes and stabilization of designated access
points.

Avoiding tracking dirt or other materials off-site; cleaning off-site paved areas
and sidewalks using dry sweeping methods.
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10.

I.  Training and providing instruction to all employees and subcontractors
regarding the Watershed Protection Maintenance Standards and construction
Best Management Practices.

m. Additional Best Management Practices in addition to those shown on the
plans may be required by the Building Inspector to maintain effective
stormwater management during construction activities. Any water leaving the
site shall be clear and running slowly at all times.

n. Failure to install or maintain these measures will result in stoppage of
construction until the corrections have been made and fees paid for staff
enforcement time.

The applicant shall include an erosion and sediment control plan to comply with
the County’s Erosion Control Guidelines on the plans submitted for the building
permit. This plan shall identify the type and location of erosion control measures to
be installed upon the commencement of construction in order to maintain the
stability of the site and prevent erosion and sedimentation off-site.

The project site is located within the Fitzgerald Area of Special Biological
Significance (ASBS) Watershed and is considered a Construction Stormwater
Regulated Site. Weekly construction inspections are required throughout the
duration of land disturbance during the rainy season (October 1 to through April
30) for sites within the ASBS Watershed, as required by the State Water
Resources Control Board General Exceptions to the California Ocean Plan with
Special Protections adopted on March 20, 2012.

The project site is located within the Fitzgerald Area of Special Biological
Significance (ASBS) watershed. Runoff and other polluted discharges from the
site are prohibited. Development shall minimize erosion, treat stormwater from
new/replaced impervious surfaces, and prevent polluted discharges into the ASBS
or a County storm drain (e.g., car washing in a driveway or street, pesticide
application on lawn).

All new power and telephone utility shall be placed underground.

The applicant shall apply for a building permit and shall adhere to all requirements
from the Building Inspection Section, the Department of Public Works, the Montara
Water and Sanitary District, the Coastside Fire Protection District, and
Environmental Health Services.

No site disturbance shall occur, including any tree/vegetation removal or grading,
until a building permit has been issued.
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11.

12.

13.

14.

15.

To reduce the impact of construction activities on neighboring properties, comply
with the following:

a. All debris shall be contained on-site; a dumpster or trash bin shall be provided
on site during construction to prevent debris from blowing onto adjacent
properties. The applicant shall monitor the site to ensure that trash is picked
up and appropriately disposed of daily.

b. The applicant shall remove all construction equipment from the site upon
completion of the use and/or need of each piece of equipment which shall
include but not be limited to tractors, back hoes, cement mixers, etc.

c. The applicant shall ensure that no construction-related vehicles shall impede
through traffic along the right-of-way on Hermosa Avenue. All construction
vehicles shall be parked on-site outside the public right-of-way or in locations
which do not impede safe access on Hermosa Avenue. There shall be no
storage of construction vehicles in the public right-of-way.

The exterior colors and materials as conditioned by the CDRC are approved.
Color verification shall occur in the field after the applicant has applied the
approved materials and colors but before a final inspection has been scheduled.

(Mitigation Measure 15): Noise sources associated with demolition, construction,
repair, remodeling, or grading of any real property shall be limited to the hours
from 7:00 a.m. to 6:00 p.m., weekdays and 9:00 a.m. to 5:00 p.m., Saturdays.
Said activities are prohibited on Sundays, Thanksgiving, and Christmas

(San Mateo Ordinance Code Section 4.88.360). Noise levels produced by
construction activities shall not exceed the 80-dBA level at any one moment.

A revised landscape plan shall be submitted to the Planning Section and shall be
subject to the review and approval of the Community Development Director prior to
issuance of the Building Permit. The revised landscape plan shall incorporate
CDRC recommendations and use non-invasive, drought resistant plant material
only. Project shall incorporate landscaping that minimizes irrigation and runoff,
promotes surface infiltration, minimizes the use of pesticides and fertilizers, and
incorporates other appropriate sustainable landscaping practices such as Bay-
Friendly Landscaping.

At the building permit application stage, the project shall demonstrate compliance
with the Water Efficient Landscape Ordinance (WELO) and provide the required
forms. WELO applies to new landscape projects equal to or greater than

500 sq. ft. and rehabilitated landscape projects equal to or greater than

2,500 sq. ft. A prescriptive checklist is available as a compliance option for
projects under 2,500 square feet. The Performance approach is applicable to new
and/or rehabilitated landscape projects over 2,500 square feet.
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16. At the building permit application stage, the applicant shall submit a tree protection

17.

plan which protects on- and off-site trees within the proximity of grading and/or
construction activities, including the following:

a. ldentify, establish, and maintain tree protection zones throughout the entire
duration of the project.

b. Isolate tree protection zones using five (5)-foot tall, orange plastic fencing
supported by poles pounded into the ground, located at the driplines as
described in the arborist's report.

c. Maintain tree protection zones free of equipment and materials storage;
contractors shall not clean any tools, forms, or equipment within these areas.

d. Ifany large roots or large masses of roots need to be cut, the roots shall be
inspected by a certified arborist or registered forester prior to cutting as
required in the arborist's report. Any root cutting shall be undertaken by an
arborist or forester and documented. Roots to be cut shall be severed cleanly
with a saw or toppers. A tree protection verification letter from the certified
arborist shall be submitted to the Planning Department within five (5)
business days from site inspection following root cutting.

e. Normal irrigation shall be maintained, but oaks shall not need summer
irrigation, unless the arborist's report directs specific watering measures to
protect trees.

f.  Street tree trunks and other trees not protected by dripline fencing shall be
wrapped with straw wattles, orange fence, and 2 x 4 boards in concentric
layers to a height of eight (8) feet.

g. Prior to issuance of a Building Permit or Demolition Permit, the Planning and
Building Department shall complete a pre-construction site inspection, as
necessary, to verify that all required tree protection and erosion control
measures are in place.

Prior to the issuance of the Building Permit, the applicant shall submit language to
be added as a deed restriction for all the parcels to be served by the well located
on APN 036-243-110. Because County Environmental Health Services does not
monitor the operation of wells serving 4 or less parcels, the deed restriction notifies
future owners of the respective parcels on their responsibility to arrange for the
maintenance and responsibilities associated with the water system. The deed
restriction shall be submitted to the Community Development Director for review
and approval. Once the language is to the satisfaction of the Community
Development Director, the applicant shall record a deed restriction with the San
Mateo County Recorder’s Office with the approved language for all of the
associated parcels.
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18.

19.

20.

21.

22.

23.

Applicant shall prepare a Stormwater Management Plan (SWMP) that includes, at
a minimum, exhibit(s) showing drainage areas and location of Low Impact
Development (LID) treatment measures; project watershed; total project site area
and total area of land disturbed; total new and/or replaced impervious area;
treatment measures and hydraulic sizing calculations; a listing of source control
and site design measures to be implemented at the site; hydromodification
management measures and calculations, if applicable; Natural Resources
Conservation Service (NRCS) soil type; saturated hydraulic conductivity rate(s) at
relevant locations or hydrologic soil type (A, B, C or D) and source of information;
elevation of high seasonal groundwater table; a brief summary of how the project
is complying with Provision C.3 of the MRP; and detailed Maintenance Plan(s) for
each site design, source control and treatment measure requiring maintenance.

Project shall comply with all requirements of the Municipal Regional Stormwater
NPDES Permit Provision C.3. Please refer to the San Mateo Countywide Water
Pollution Prevention Program’s (SMCWPPP) C.3 Stormwater Technical Guidance
Manual for assistance in implementing LID measures at the site.

Efficient irrigation systems shall be used throughout all landscaped areas in
accordance with the Model Water Efficient Landscape Ordinance.

On-site storm drain inlets shall be clearly marked with the words “No Dumping!
Flows to Bay,” or equivalent using thermoplastic material or a plaque.

Fire sprinkler test water shall discharge to on-site vegetated areas, or alternatively
shall be discharged to the sanitary sewer system, subject to the local sanitary
sewer agency’s authority and standards.

(Mitigation Measure 1): The applicant shall submit an Air Quality Best
Management Practices Plan to the Planning and Building Department prior to the
issuance of any grading permit “hard card” or building permit that, at a minimum,
includes the “Basic Construction Mitigation Measures” as listed in Table 8-1 of the
BAAQMD California Environmental Quality Act (CEQA) Guidelines (May 2011).
The following Bay Area Air Quality Management District Best Management
Practices for mitigating construction-related criteria air pollutants and precursors
shall be implemented prior to beginning any grading and/or construction activities
and shall be maintained for the duration of the project grading and/or construction
activities:

a. All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded
areas, and unpaved access roads) shall be watered two times per day.

b.  All haul trucks transporting soil, sand, or other loose material off-site shall be
covered.
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24.

All visible mud or dirt track-out onto adjacent public roads shall be removed
using wet power vacuum street sweepers at least once per day.

All vehicle speeds on unpaved roads shall be limited to 15 miles per hour.

Idling times shall be minimized either by shutting equipment off when not in
use or reducing the maximum idling time to 5 minutes (as required by the
California Airborne Toxics Control Measure Title 13, Section 2485, of
California Code of Regulations). Clear signage shall be provided for
construction workers at all access points.

Roadways and building pads shall be laid as soon as possible after grading
unless seeding or soil binders are used.

Idling times shall be minimized either by shutting equipment or vehicles off
when not in use or reducing the maximum idling time to 5 minutes (as
required by the California Airborne Toxics Control Measure Title 13, Section
2485, of California Code of Regulations). Clear signage shall be provided for
construction workers at all access points.

All construction equipment shall be maintained and properly tuned in
accordance with manufacturer’s specifications.

Minimize the idling time of diesel powered construction equipment to two
minutes.

Post a publicly visible sign with the telephone number and person to contact
at the Lead Agency regarding dust complaints. This person shall respond
and take corrective action within 48 hours. The Air District's phone number
shall also be visible to ensure compliance with applicable regulations.

(Mitigation Measure 2): The applicant shall implement dust control measures, as
listed below. Measures shall be included on plans submitted for the Building
Permit and encroachment permit applications. The measures shall be
implemented for the duration of any grading, demolition, and construction activities
that generate dust and other airborne particles. The measures shall include the
following:

a.

b.

Water all active construction areas at least twice daily.

Water or cover stockpiles of debris, soil, sand, or other materials that can be
blown by the wind.

Cover all trucks hauling soil, sand, and other loose materials, or require all
trucks to maintain at least 2 feet of freeboard.
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25.

26.

j-

Apply water three times daily, or apply (non-toxic) soil stabilizers on all
unpaved access roads, parking, and staging areas at the construction sites.
Also, hydroseed or apply non-toxic soil stabilizers to inactive construction
areas.

Sweep daily (preferably with water sweepers) all paved access roads,
parking, and staging areas at the construction sites.

Sweep adjacent public streets daily (preferably with water sweepers) if visible
soil material is carried onto them.

Enclose, cover, water twice daily, or apply non-toxic soil binders to exposed
stockpiles (dirt, sand, etc.).

Limit traffic speeds on unpaved roads within the project parcel to 15 miles per
hour (mph).

Install sandbags or other erosion control measures to prevent silt runoff to
public roadways.

Replant vegetation in disturbed areas as quickly as possible.

(Mitigation Measure 3): To avoid impacts to nesting birds and violation of state
and federal laws pertaining to birds, all construction related activities (including but

not limited to mobilization and staging, clearing, grubbing, vegetation removal,

fence installation, demolition, and grading) shall occur outside of the avian nesting

season (February 1 or after August 31). If construction and construction noise
occurs within the avian nesting season, all suitable habitats located within the
project’s area of disturbance including staging and storage areas plus a 250-foot
(passerines) and 1,000-foot (raptor nests) buffer around these areas shall be
thoroughly surveyed, as feasible, for the presence of active nests by a qualified
biologist no more than five days before commencement of any site disturbance

activities and equipment mobilization. If project activities are delayed by more than
five days, an additional nesting bird survey shall be performed. Active nesting is
present if a bird is building a nest, sitting in a nest, a nest has eggs or chicks in it,
or adults are observed carrying food to the nest. The results of the surveys shall
be documented and submitted to the Current Planning Section.

(Mitigation Measure 4): If pre-construction nesting bird surveys results in the
location of active nests, no site disturbance and mobilization of heavy equipment
(including but not limited to equipment staging, fence installation, clearing,
grubbing, vegetation removal, fence installation, demolition, and grading), shall
take plus within 250 feet of non-raptor nests and 1,000 feet of raptor nests, or as
determined by a qualified biologist in consultation with the California Department of
Fish and Wildlife, until the chicks have fledged. Monitoring shall be required to
ensure compliance with the Migratory Bird Treaty Act and relevant California Fish
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27.

28.

29.

30.

31.

and Wildlife code requirements. Monitoring dates and findings shall be
documented.

(Mitigation Measure 5): Plans submitted for a building permit and/or
encroachment permit application shall demonstrate that the new road will be
constructed in a manner that minimizes excavation in the root zone of the trees.
Excavation into the root zone should not exceed 6-12 inches.

(Mitigation Measure 6): Plans submitted for a building permit and/or
encroachment permit application shall include the following note: Roots that are 1-
inch in diameter and smaller that are encountered during excavation activities can
be clean cut at the edge of the excavation zone. Any roots that are larger than 2
inches in diameter should be retained and wrapped in burlap and kept moist until
the project arborist can inspect the roots to determine an appropriate course of
action.

(Mitigation Measure 7): Plans submitted for a building permit and/or
encroachment permit application shall demonstrate the use of Biaxial Geo-Grid (or
equivalent) to minimize the thickness of the required road base material.
(Mitigation Measure 8): Plans submitted for a building permit and/or
encroachment permit application shall demonstrate the use of underground boring
for the installation of the utilities to minimize root impacts. Hand digging can be
used if underground boring is not possible. Roots that are 1-inch in diameter and
smaller that are encountered during these excavation activities can be clean cut at
the edge of the excavation zone. Any roots that are larger than 2 inches in
diameter shall be retained and wrapped in burlap and kept moist until the project
arborist can inspect the roots to determine an appropriate course of action.
(Mitigation Measure 9): Plans submitted for a building permit and/or
encroachment permit application shall demonstrate that within the fenced Critical
Root Zone, the following activities are not allowed:

a. Stockpiling construction materials or demolition debris.

b. Parking vehicles or equipment.

c. Piling soil and/or mulch.

d. Trenching for utilities installation or repair, or for irrigation system installation.
e. Changing soil grade by cutting or filling.

f.  Damaging roots by girdling, tearing or grubbing.

g. Compacting soil from washing out equipment and vehicle maintenance.
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32.

33.

34.

35.

h. Installing impervious parking lots, driveways, and walkways.

i.  Wounding or breaking tree trunks or branches through contact with vehicles
and heavy equipment.

J.  Wounding trunks with string weed trimmers and lawn mowers.
k.  Causing injury by fire or excessive heat.

(Mitigation Measure 10): Plans submitted for a building permit and/or
encroachment permit application shall show the location and type of tree protection
fencing in compliance with the recommendations of the Goodrum arborist report.
Tree protection fencing shall be installed prior to issuance of the encroachment
and building permits for the project.

(Mitigation Measure 11): In the event that cultural, paleontological, or
archaeological resources are encountered during site grading or other site work,
such work shall immediately be halted in the area of discovery and the project
sponsor shall immediately notify the Community Development Director of the
discovery. The applicant shall be required to retain the services of a qualified
archaeologist for the purpose of recording, protecting, or curating the discovery as
appropriate. The cost of the qualified archaeologist and of any recording,
protecting, or curating shall be borne solely by the project sponsor. The
archaeologist shall be required to submit to the Community Development Director
for review and approval a report of the findings and methods of curation or
protection of the resources. No further grading or site work within the area of
discovery shall be allowed until the preceding has occurred. Disposition of Native
American remains shall comply with CEQA Guidelines Section 15064.5(e).

(Mitigation Measure 12): The design of the proposed development (upon
submittal of the Building Permit) on the subject parcel shall generally follow the
recommendations cited in the Geotechnical Study prepared by Sigma Prime
Geosciences, Inc. and its subsequent updates regarding seismic criteria, grading,
drilled piers, slab-on grade construction, and surface drainage. Any such changes
to the recommendations by the project geotechnical engineer cited in this report
and subsequent updates shall be submitted for review and approval by the
County’s Geotechnical Engineer.

(Mitigation Measure 13): At the time of building permit and encroachment permit
application, the applicant shall submit for review and approval, erosion and
drainage control plans that show how the transport and discharge of soil and
pollutants from and within the project site will be minimized. The plans shall be
designed to minimize potential sources of sediment, control the amount of runoff
and its ability to carry sediment by diverting incoming flows and impeding internally
generated flows, and retain sediment that is picked up on the project site through
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the use of sediment-capturing devices. The plans shall include measures that limit
the application, generation, and migration of toxic substances, ensure the proper
storage and disposal of toxic materials, and apply nutrients at rates necessary to
establish and maintain vegetation without causing significant nutrient runoff to
surface waters. Said plan shall adhere to the San Mateo Countywide Stormwater
Pollution Prevention Program “General Construction and Site Supervision
Guidelines,” including:

a.

Sequence construction to install sediment-capturing devices first, followed by
runoff control measures and runoff conveyances. No construction activities
shall begin until after all proposed measures are in place.

Minimize the area of bare soil exposed at one time (phased grading).
Clear only areas essential for construction.

Within five (5) days of clearing or inactivity in construction, stabilize bare
soils through either non-vegetative Best Management Practices (BMPSs),
such as mulching, or vegetative erosion control methods, such as seeding.
Vegetative erosion control shall be established within two (2) weeks of
seeding/planting.

Construction entrances shall be stabilized immediately after grading and
frequently maintained to prevent erosion and to control dust.

Control wind-born dust through the installation of wind barriers such as hay
bales and/or sprinkling.

Soil and/or other construction-related material stockpiled on-site shall be
placed a minimum of 200 feet, or to the extent feasible, from all wetlands and
drain courses. Stockpiled soils shall be covered with tarps at all times of the
year.

Intercept runoff above disturbed slopes and convey it to a permanent channel
or storm drains by using earth dikes, perimeter dikes or swales, or diversions.
Use check dams where appropriate.

Provide protection for runoff conveyance outlets by reducing flow velocity and
dissipating flow energy.

Use silt fence and/or vegetated filter strips to trap sediment contained in sheet
flow. The maximum drainage area to the fence should be 0.5 acres or less
per 100 feet of fence. Silt fences shall be inspected regularly and sediment
removed when it reaches 1/3 the fence height. Vegetated filter strips should
have relatively flat slopes and be vegetated with erosion-resistant species.
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36.

37.

38.

39.

k.  Throughout the construction period, the applicant shall conduct regular
inspections of the condition and operational status of all structural BMPs
required by the approved erosion control plan.

l. No erosion or sediment control measures will be placed in vegetated areas.

m. Environmentally-sensitive areas shall be delineated and protected to prevent
construction impacts.

n. Control of fuels and other hazardous materials, spills, and litter during
construction.

0. Preserve existing vegetation whenever feasible.

(Mitigation Measure 16): Should any traditionally or culturally affiliated Native
American tribe respond to the County’s issued notification for consultation, such
process shall be completed and any resulting agreed upon measures for
avoidance and preservation of identified resources be taken prior to
implementation of the project.

(Mitigation Measure 17): In the event that tribal cultural resources are
inadvertently discovered during project implementation, all work shall stop until a
qualified professional can evaluate the find and recommend appropriate measures
to avoid and preserve the resource in place, or minimize adverse impacts to the
resource, and those measures shall be approved by the Current Planning Section
prior to implementation and continuing any work associated with the project.

(Mitigation Measure 18): Any inadvertently discovered tribal cultural resources
shall be treated with culturally appropriate dignity taking into account the tribal
cultural values and meaning of the resource, including, but not limited to,
protecting the cultural character and integrity of the resource, protecting the
traditional use of the resource, and protecting the confidentiality of the resource.

The property owner(s) shall coordinate with the project planner to record the
Notice of Determination and pay an environmental filing fee of $2,354.75 (or
current fee), as required under Fish and Game Code Section 711.4(d), plus a $50
recording fee to the San Mateo County within four (4) working days of the final
approval date of this project.

Grading Permit

40.

Unless approved, in writing, by the Community Development Director, no grading
shall be allowed during the winter season (October 1 to April 30) to avoid potential
soil erosion. The applicant shall submit a letter to the Current Planning Section
stating the date when grading will begin.

27



4].

42.

43.

44,

45.

46.

No grading activities shall commence until the property owner has been issued a
grading permit (issued as the “hard card” with all necessary information filled out
and signatures obtained) by the Current Planning Section.

Prior to any land disturbance and throughout the grading operation, the property
owner shall implement the erosion control plan, as prepared and signed by the
engineer of record and approved by the decision maker. Revisions to the
approved erosion control plan shall be prepared and signed by the engineer and
submitted to the Community Development Director for review and approval.

Prior to issuance of the grading permit “hard card,” the property owner shall submit
a schedule of all grading operations to the Current Planning Section, subject to
review and approval by the Current Planning Section. The submitted schedule
shall include a schedule for winterizing the site. If the schedule of grading
operations calls for the grading to be completed in one grading season, then the
winterizing plan shall be considered a contingent plan to be implemented if work
falls behind schedule. All submitted schedules shall represent the work in detail
and shall project the grading operations through to completion.

It shall be the responsibility of the engineer of record to regularly inspect the
erosion control measures for the duration of all grading remediation activities,
especially after major storm events, and determine that they are functioning as
designed and that proper maintenance is being performed. Deficiencies shall be
immediately corrected, as determined by and implemented under the observation
of the engineer of record.

For the final approval of the grading permit, the property owner shall ensure the
performance of the following activities within 30 days of the completion of grading
at the project site: (a) The engineer shall submit written certification that all
grading has been completed in conformance with the approved plans, conditions
of approval/mitigation measures, and the Grading Regulations, to the Department
of Public Works and the Planning and Building Department’s Geotechnical
Engineer, and (b) The geotechnical consultant shall observe and approve all
applicable work during construction and sign Section Il of the Geotechnical
Consultant Approval form, for submittal to the Planning and Building Department’s
Geotechnical Engineer and the Current Planning Section.

If the project involves over 1-acre of land disturbance, the property owner shall file
a Notice of Intent (NOI) with the State Water Resources Board to obtain coverage
under the State General Construction Activity National Pollutant Discharge
Elimination System (NPDES) Permit. A copy of the project’s NOI, WDID Number,
and Stormwater Pollution Prevention Plan (SWPPP) shall be submitted to the
Current Planning Section and the Building Inspection Section, prior to the issuance
of the grading permit “hard card.”
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Building Inspection Section

47.

48.

49.

50.

51.

Project is subject to a building permit from San Mateo County Planning and
Building Department.

Project shall be designed and constructed according to the latest California
Building Standards. Current County of San Mateo Building Regulations shall be
followed as well.

Project is located in a High Fire Hazard Severity Zone and shall be designed and
constructed for Materials and Construction Methods for Exterior Wildfire Exposure.

Prior to the issuance of the building permit (for Provision C3 Regulated Projects),
the applicant shall have prepared, by a registered civil engineer, a drainage
analysis of the proposed project and submit it to the Drainage Section 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 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 improvement plans and submitted to the Drainage
Section for review and approval.

The applicant shall submit to the Drainage Section, for review, documentation of
drainage and other utility easements for the applicant's use and the use of others.

Montara Water and Sanitary District (MWSD)

52.

53.

54.

55.

Applicant is required to obtain a Septic System Permit prior to issuance of the
building permit. Distance to MWSD Public Drinking Water Well may require
MWSD Hydrologic Investigation and possible alterations to the Septic System
design as condition to the Private Sewerage System Permit.

The property proposed for development is located outside the urban-rural
boundary and therefore, is ineligible for domestic water service.

The property appears to front an existing water main; therefore, the District will
provide fire service to the property and facilitate a Private Fire Protection (PFP)
connection. Certified Fire Protection Contractor must certify adequate fire flow
calculations. Connection fee for fire protection system is required. Connection
charges must be paid prior to issuance of Private Fire Protection permit.

Applicants must first apply directly to District for permits and not their contractor.
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Department of Public Works

56.

57.

58.

59.

Prior to the issuance of the Building Permit or Planning Permit (if applicable), 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, as determined by the
Department of Public Works, this 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.

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. Applicant shall
contact a Department of Public Works Inspector 48 hours prior to commencing
work in the right-of-way.

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. Applicant shall provide plan, profile, and cross-sections at various intervals,
and drainage calculations for review.

Coastside Fire Protection District (CFPD)

60.

61.

Fire Department access shall be within 150 feet of all exterior portions of the
facility and all portions of the exterior walls of the first story of the buildings as
measured by an approved access route around the exterior of the building or
facility. Access shall be a minimum of 20 feet wide, all weather capability, and
able to support a fire apparatus weighing 75,000 pounds. Where a fire hydrant is
located in the access, a minimum of 26 feet is required for a minimum of 20 feet on
each side of the hydrant. This access shall be provided from a publicly maintained
road to the property. Grades over 15% shall be paved and no grade shall be over
twenty percent (20%).

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. New residential buildings shall have internally illuminated address
numbers contrasting with the background so as to be seen from the public way
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62.

63.

64.

65.

66.

67.

68.

69.

fronting the building. Residential address numbers shall be at least 6 feet above
the finished surface of the driveway. An address sign shall be placed at each
break of the road where deemed applicable by the Coastside Fire Protection
District. Numerals shall be contrasting in color to their back ground and shall be
no less than 4 inches in height, and have a minimum 3/4-inch stroke. Remote
signage shall be a 6-inch x 18-inch green reflective metal sign.

Contact the Fire Marshal's Office to schedule a Final Inspection prior to occupancy
and Final Inspection by a building inspector. Allow for a minimum 72-hours’ notice
to the Fire Department at 650/726-5213.

A fire flow of 1,000 gallons per minute (gpm) for 2 hours with a 20 pounds per
square inch (psi) residual operating pressure must be available as specified by
additional project conditions to the project site. The applicant shall provide
documentation including hydrant location, main size, and fire flow report at the
building permit application stage. Inspection required prior to Fire’s final approval
of the building permit or before combustibles are brought on site.

Maintain around and adjacent to such buildings or structures a fuel break/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.

The applicant shall install the proper occupancy separations, as per current
California Building and Residential Codes. Plans at the building permit application
stage shall include listing and construction details. Inspections will occur
throughout construction and prior to Fire's final approval of the building permit.

All roof assemblies in Fire Hazard Severity Zones shall have a minimum CLASS-A
fire resistive rating and be installed in accordance with the manufacturer's
specifications and current California Building and Residential Codes.

An approved Automatic Fire Sprinkler System meeting the requirements of NFPA-
13D shall be required to be installed for your project. Plans shall be submitted to
the San Mateo County Building Inspection Section for review and approval by the
authority having jurisdiction.

An interior horn/strobe and exterior audible alarm activated by automatic fire
sprinkler system water flow shall be required to be installed in all residential
systems. All hardware must be included on the submitted sprinkler plans.

An approved Automatic Fire Sprinkler System meeting the requirements of NFPA-

13R shall be required to be installed for your project. Plans shall be submitted to
the San Mateo County Building Inspection Section for review and approval.
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70. All dead end roadways shall be terminated by a turnaround bulb of not less than
96 feet in diameter.

71. This project is located in a wildland urban interface area. Roofing, attic ventilation,
exterior walls, windows, exterior doors, decking, floors and underfloor protection to
meet CRC R327 or CBC Chapter 7A requirements.

Environmental Health Services

72. (Mitigation Measure 14): At the Building Permit application stage, the applicant
shall demonstrate adequate water supply (quantity and quality) to serve proposed,
existing, and future structures.

RSP:ann — RSPDD0165_WNU.DOCX
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COUNTYor SAN MATEO County Government Center
455 County Center, 2nd Floor
PLANN | NG AND B Ul I_D | NG Ht‘.(i\a‘l{JOL('j C"Ift_\,', (j;i 940‘(;3 }

650-363-4161 T
650-363-4849 F
www.planning.smcgov.org

November 13, 2018

Ned Brasher
PO Box 370438
Montara, CA 94037

Dear Mr. Brasher:

SUBJECT: Coastside Design Review Recommendation of Approval
Bay View Road, Montara
APN 036-243-110; County File No. PLN 2017-00017

At its meeting of September 13, 2018, the San Mateo County Coastside Design Review
Committee (CDRC) considered your application for a design review recommendation to allow
construction of a new two (2)-story, 3,476 sq. ft. residence, plus a 667 sq. ft. garage, located
on a legal 1.77-acre parcel (legality confirmed via Merger, PLN 2004-00514) associated with
a hearing-level Coastal Development Permit, Resource Management Permit, and Grading
Permit. The construction of the residence involves 1,100 cubic yards of cut and 1,100 cubic
yards of fill and the removal of eleven (11) significant trees. This project also includes road
and utility improvements that are necessary for the subject parcel and the development of
three (3) other legal parcels (APNs 036-243-010, 036-243-130, and 036-243-120) on Bay
View Road under common ownership, which involve an additional 370 cubic yards of cut and
170 cubic yards of fill and the removal of eleven (11) additional significant trees. The
associated Coastal Development Permit is appealable to the California Coastal Commission.
The completion and circulation of an Initial Study and Negative Declaration for review and
comments will be followed by a hearing before the Planning Commission.

Based on the plans, application forms, and accompanying materials submitted, the Coastside
Design Review Committee recommended approval of your project based on and subject to
the following findings and recommended conditions:

FINDINGS
The Coastside Design Review Committee found that:

1. For the Design Review

The project, as proposed and conditioned, has been reviewed under and found to be in
compliance with the Design Review Standards for One-Family and Two-Family
Residential Development in the Midcoast, Section 6565.20, of the San Mateo County
Zoning Regulations, specifically elaborated as follows:




Ned Brasher -2- November 13, 2018

1.

a. Section 6565.20(D) ELEMENTS OF DESIGN. 1. Building Mass, Shape and
Scale. A Relationship to Existing Topography. Standards 1 and 3: The structure
steps down and tucks into the hillside in the same direction as the existing grade.
Building elements extending out over the downward slope have been minimized.

b.  Section 6565.20(D) ELEMENTS OF DESIGN. 3. Roof Design. A Massing and
Design of Roof Forms: The mass of the roof is articulated and contributes to the
character of the house.

c. Section 6565.20(D) ELEMENTS OF DESIGN. 4. Exterior Materials and Colors.
Standards a(1), a(3), and b: The exterior colors and materials are compatible with
the surrounding natural features, of similar or better quality of those used in the
neighborhood, and consistent with the architecture of the house.

RECOMMENDATIONS

Detach the garage and allow for covered passage to the house.

RECOMMENDED CONDITIONS

Current Planning Section

1.

The project shall be constructed in compliance with the plans once approved by the
Planning Commission and as reviewed by the Coastside Design Review Committee on
September 13, 2018. Any changes or revisions to the approved plans shall be
submitted to the Design Review Officer for review and approval prior to implementation.
Minor adjustments to the project may be approved by the Design Review Officer if they
are consistent with the intent of and are in substantial conformance with this approval.
Alternatively, the Design Review Officer may refer consideration of the revisions to the
Coastside Design Review Committee, with applicable fees to be paid.

The applicant shall provide “finished floor elevation verification” to certify that the
structure is actually constructed at the height shown on the submitted plans. The
applicant shall have a licensed land surveyor or engineer establish a baseline elevation
datum point in the vicinity of the construction site.

a. The applicant shall maintain the datum point so that it will not be disturbed by the
proposed construction activities until final approval of the building permit.

b. This datum point and its elevation shall be shown on the submitted site plan. This
datum point shall be used during construction to verify the elevation of the finished
floors relative to the existing natural or to the grade of the site (finished grade).

c.  Prior to Planning approval of the building permit application, the applicant shall
also have the licensed land surveyor or engineer indicate on the construction
plans: (1) the natural grade elevations at the significant corners (at least four) of
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the footprint of the proposed structure on the submitted site plan, and (2) the
elevations of proposed finished grades.

In addition, (1) the natural grade elevations at the significant corners of the
proposed structure, (2) the finished floor elevations, (3) the topmost elevation of
the roof, and (4) the garage slab elevation must be shown on the plan, elevations,
and cross-section (if one is provided).

Once the building is under construction, prior to the below floor framing inspection
or the pouring of the concrete slab (as the case may be) for the lowest floor(s), the
applicant shall provide to the Building Inspection Section a letter from the licensed
land surveyor or engineer certifying that the lowest floor height, as constructed, is
equal to the elevation specified for that floor in the approved plans. Similarly,
certifications on the garage slab and the topmost elevation of the roof are required.

If the actual floor height, garage slab, or roof height, as constructed, is different
than the elevation specified in the plans, then the applicant shall cease all
construction and no additional inspections shall be approved until a revised set of
plans is submitted to and subsequently approved by both the Building Official and
the Community Development Director.

The applicant shall indicate the following on the plans submitted for a building permit, as

stipulated by the Coastside Design Review Committee:

3.
a.
b.
c.
d.
e.
4.

Remove rear deck post supports and increase the size of the header supporting
the deck. Increase the size of the windows and doors above and below the rear
deck to a span of 16 feet.

Use Autumn Chestnut for the trim color.

Use Khaki Brown for the body color.

Add a total of twelve (12) trees that are approximately 40 feet tall at maturity. The
trees shall be planted at a 3:1 (evergreen: deciduous) ratio.

Remove Indian Hawthorn (Rhaphiolepis indica) from the plant palette of the
project because of its propensity to attract and be eaten by deer.

The property owner shall adhere to the San Mateo Countywide Stormwater Pollution

Prevention Program “General Construction and Site Supervision Guidelines,” including,
but not limited to, the following:

a.

Delineation with field markers of clearing limits, easements, setbacks, sensitive or
critical areas, buffer zones, trees, and drainage courses within the vicinity of areas
to be disturbed by construction and/or grading.
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b. Protection of adjacent properties and undisturbed areas from construction impacts
using vegetative buffer strips, sediment barriers or filters, dikes, mulching, or other
measures as appropriate.

c. Performing clearing and earth-moving activities only during dry weather.

d. Stabilization of all denuded areas and maintenance of erosion control measures
continuously between October 1 and April 30.

e. Storage, handling, and disposal of construction materials and wastes properly, so
as to prevent their contact with stormwater.

f.  Control and prevention of the discharge of all potential pollutants, including
pavement cutting wastes, paints, concrete, petroleum products, chemicals, wash
water or sediments, and non-stormwater discharges, to storm drains and
watercourses.

g. Use of sediment controls or filtration to remove sediment when dewatering the site
and obtain all necessary permits.

h. Avoiding cleaning, fueling, or maintaining vehicles on-site, except in a designated
area where wash water is contained and treated.

i.  Limiting and timing applications of pesticides and fertilizers to prevent polluted
runoff.

j.  Limiting construction access routes and stabilization of designated access points.

k.  Avoiding tracking dirt or other materials off-site; cleaning off-site paved areas and
sidewalks using dry sweeping methods.

I.  Training and providing instruction to all employees and subcontractors regarding
the Watershed Protection Maintenance Standards and construction Best
Management Practices.

m. Additional Best Management Practices in addition to those shown on the plans
may be required by the Building Inspector to maintain effective stormwater
management during construction activities. Any water leaving the site shall be
clear and running slowly at all times.

n. Failure to install or maintain these measures will result in stoppage of construction
until the corrections have been made and fees paid for staff enforcement time.

5. The applicant shall include an erosion and sediment control plan to comply with the
County's Erosion Control Guidelines on the plans submitted for the building permit.
This plan shall identify the type and location of erosion control measures to be installed
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10.

11.

upon the commencement of construction in order to maintain the stability of the site and
prevent erosion and sedimentation off-site.

The project site is located within the Fitzgerald Area of Special Biological Significance
(ASBS) Watershed and is considered a Construction Stormwater Regulated Site.
Weekly construction inspections are required throughout the duration of land
disturbance during the rainy season (October 1 to through April 30) for sites within the
ASBS Watershed, as required by the State Water Resources Control Board

General Exceptions to the California Ocean Plan with Special Protections adopted

on March 20, 2012.

The project site is located within the Fitzgerald Area of Special Biological Significance
(ASBS) watershed. Runoff and other poliuted discharges from the site are prohibited.
Development shall minimize erosion, treat stormwater from new/replaced impervious
surfaces, and prevent polluted discharges into the ASBS or a County storm drain (e.g.,
car washing in a driveway or street, pesticide application on lawn).

All new power and telephone utility shall be placed underground.

The applicant shall apply for a building permit and shall adhere to all requirements from
the Building Inspection Section, the Department of Public Works, the Montara Water
and Sanitary District, the Coastside Fire Protection District, and Environmental Health
Services.

No site disturbance shall occur, including any tree/vegetation removal or grading, until a
building permit has been issued.

To reduce the impact of construction activities on neighboring properties, comply with
the following:

a. All debris shall be contained on-site; a dumpster or trash bin shall be provided on
site during construction to prevent debris from blowing onto adjacent properties.
The applicant shall monitor the site to ensure that trash is picked up and
appropriately disposed of daily.

b. The applicant shall remove all construction equipment from the site upon
completion of the use and/or need of each piece of equipment which shall include
but not be limited to tractors, back hoes, cement mixers, etc.

c. The applicant shall ensure that no construction-related vehicles shall impede
through traffic along the right-of-way on Hermosa Avenue. All construction
vehicles shall be parked on-site outside the public right-of-way or in locations
which do not impede safe access on Hermosa Avenue. There shall be no storage
of construction vehicles in the public right-of-way.
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12.

13.

14.
15.

16.

The exterior colors and materials as conditioned by the CDRC are approved. Color
verification shall occur in the field after the applicant has applied the approved materials
and colors but before a final inspection has been scheduled.

Noise sources associated with demolition, construction, repair, remodeling, or grading
of any real property shall be limited to the hours from 7:00 a.m. to 6:00 p.m., weekdays
and 9:00 a.m. to 5:00 p.m., Saturdays. Said activities are prohibited on Sundays,
Thanksgiving, and Christmas (San Mateo Ordinance Code Section 4.88.360).

Installation of the approved landscape plan is required prior to final inspection.

At the building permit application stage, the project shall demonstrate compliance with
the Water Efficient Landscape Ordinance (WELO) and provide the required forms.
WELO applies to new landscape projects equal to or greater than 500 sq. ft. and
rehabilitated landscape projects equal to or greater than 2,500 square feet. A
prescriptive checklist is available as a compliance option for projects under 2,500
square feet. The Performance approach is applicable to new and/or rehabilitated
landscape projects over 2,500 square feet.

At the building permit application stage, the applicant shall submit a tree protection plan
which protects on- and off-site trees within the proximity of grading and/or construction
activities, including the following:

a. Identify, establish, and maintain tree protection zones throughout the entire
duration of the project.

b. Isolate tree protection zones using five (5)-foot tall, orange plastic fencing
supported by poles pounded into the ground, located at the driplines as described
in the arborist's report.

c. Maintain tree protection zones free of equipment and materials storage,
contractors shall not clean any tools, forms, or equipment within these areas.

d. If any large roots or large masses of roots need to be cut, the roots shall be
inspected by a certified arborist or registered forester prior to cutting as required in
the arborist's report. Any root cutting shall be undertaken by an arborist or forester
and documented. Roots to be cut shall be severed cleanly with a saw or toppers.
A tree protection verification letter from the certified arborist shall be submitted to
the Planning Department within five (5) business days from site inspection
following root cutting.

e. Normal irrigation shall be maintained, but oaks shall not need summer irrigation,
unless the arborist's report directs specific watering measures to protect trees.

f.  Street tree trunks and other trees not protected by dripline fencing shall be
wrapped with straw wattles, orange fence, and 2 x 4 boards in concentric layers to
a height of eight (8) feet.
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17.

18.

19.

20.

21.

22.

23.

24.

Prior to issuance of a Building Permit or Demolition Permit, the Planning and Building
Department shall complete a pre-construction site inspection, as necessary, to verify
that all required tree protection and erosion control measures are in place.

Prior to the issuance of the building permit, the applicant shall submit language to be
added to the deeds of all the parcels to be served by the well located on

APN 036 243 110 that acknowledges the water system and the responsibilities and
maintenance associated with said water system by the respective property owners to
the Community Development Director for review and approval. Once the language is to
the satisfaction of the Community Development Director, the applicant shall record a
deed restriction with the San Mateo County Recorder's Office with the approved
language for all of the associated parcels.

Applicant shall prepare a Stormwater Management Plan (SWMP) that includes, at a
minimum, exhibit(s) showing drainage areas and location of Low Impact Development
(LID) treatment measures; project watershed; total project site area and total area of
land disturbed; total new and/or replaced impervious area; treatment measures and
hydraulic sizing calculations; a listing of source control and site design measures to be
implemented at the site; hydromodification management measures and calculations, if
applicable; Natural Resources Conservation Service (NRCS) soil type; saturated
hydraulic conductivity rate(s) at relevant locations or hydrologic soil type (A, B, C or D)
and source of information; elevation of high seasonal groundwater table; a brief
summary of how the project is complying with Provision C.3 of the MRP; and detailed
Maintenance Plan(s) for each site design, source control and treatment measure
requiring maintenance.

Project shall comply with all requirements of the Municipal Regional Stormwater
NPDES Permit Provision C.3. Please refer to the San Mateo Countywide Water
Pollution Prevention Program’s (SMCWPPP) C.3 Stormwater Technical Guidance
Manual for assistance in implementing LID measures at the site.

Efficient irrigation systems shall be used throughout all landscaped areas in accordance
with the Model Water Efficient Landscape Ordinance.

On-site storm drain inlets shall be clearly marked with the words “No Dumping! Flows to
Bay,” or equivalent using thermoplastic material or a plaque.

Project shall incorporate landscaping that minimizes irrigation and runoff, promotes
surface infiltration, minimizes the use of pesticides and fertilizers, and incorporates
other appropriate sustainable landscaping practices such as Bay-Friendly Landscaping.

Fire sprinkler test water shall discharge to on-site vegetated areas, or alternatively shall
be discharged to the sanitary sewer system, subject to the local sanitary sewer
agency'’s authority and standards.

Minimize land disturbance and impervious surface (especially for new parking lots).
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25.

26.

Protect sensitive areas, including wetland and riparian areas, and minimize changes to
the natural topography.

Plant or preserve interceptor trees (Section 4.1, C.3 Technical Guidance).

Grading Permit

27,

28.

29.

30.

31.

32.

33.

Unless approved, in writing, by the Community Development Director, no grading shall
be allowed during the winter season (October 1 to April 30) to avoid potential soil
erosion. The applicant shall submit a letter to the Current Planning Section stating the
date when grading will begin.

No grading activities shall commence until the property owner has been issued a
grading permit (issued as the “hard card” with all necessary information filled out and
signatures obtained) by the Current Planning Section.

Prior to any land disturbance and throughout the grading operation, the property owner
shall implement the erosion control plan, as prepared and signed by the engineer of
record and approved by the decision maker. Revisions to the approved erosion control
plan shall be prepared and signed by the engineer and submitted to the Community
Development Director for review and approval.

Prior to issuance of the grading permit “hard card,” the property owner shall submit a
schedule of all grading operations to the Current Planning Section, subject to review
and approval by the Current Planning Section. The submitted schedule shall include a
schedule for winterizing the site. If the schedule of grading operations calls for the
grading to be completed in one grading season, then the winterizing plan shall be
considered a contingent plan to be implemented if work falls behind schedule. All
submitted schedules shall represent the work in detail and shall project the grading
operations through to completion.

It shall be the responsibility of the engineer of record to regularly inspect the erosion
control measures for the duration of all grading remediation activities, especially after
major storm events, and determine that they are functioning as designed and that
proper maintenance is being performed. Deficiencies shall be immediately corrected,
as determined by and implemented under the observation of the engineer of record.

For the final approval of the grading permit, the property owner shall ensure the
performance of the following activities within 30 days of the completion of grading at the
project site: (a) The engineer shall submit written certification that all grading has been
completed in conformance with the approved plans, conditions of approval/mitigation
measures, and the Grading Regulations, to the Department of Public Works and the
Planning and Building Department’s Geotechnical Engineer, and (b) The geotechnical
consultant shall observe and approve all applicable work during construction and sign
Section 1l of the Geotechnical Consultant Approval form, for submittal to the Planning
and Building Department’s Geotechnical Engineer and the Current Planning Section.
As the project involves over 1-acre of land disturbance, the property owner shall file a
Notice of Intent (NOI) with the State Water Resources Board to obtain coverage under
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the State General Construction Activity National Pollutant Discharge Elimination System
(NPDES) Permit. A copy of the project’s NOI, WDID Number, and Stormwater Pollution
Prevention Plan (SWPPP) shall be submitted to the Current Planning Section and the
Building Inspection Section, prior to the issuance of the grading permit “hard card.”

Building Inspection Section

34.

35.

36.

37.

38.

Project is subject to a building permit from San Mateo County Planning and Building
Department.

Project shall be designed and constructed according to the latest California Building
Standards. Current County of San Mateo Building Regulations shall be followed as
well.

Project is located in a High Fire Hazard Severity Zone and shall be designed and
constructed for Materials and Construction Methods for Exterior Wildfire Exposure.

Prior to the issuance of the building permit (for Provision C3 Regulated Projects), the
applicant shall have prepared, by a registered civil engineer, a drainage analysis of the
proposed project and submit it to the Drainage Section 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 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 improvement plans and
submitted to the Drainage Section for review and approval.

The applicant shall submit to the Drainage Section, for review, documentation of
drainage and other utility easements for the applicant's use and the use of others.

Montara Water and Sanitary District (MWSD)

39.

40.

41.

Applicant is required to obtain a Septic System Permit prior to issuance of the building
permit. Distance to MWSD Public Drinking Water Well may require MWSD Hydrologic
Investigation and possible alterations to the Septic System design as condition to the
Private Sewerage System Permit.

The property proposed for development is located outside the urban-rural boundary and
therefore, is ineligible for domestic water service.

The property appears to front an existing water main; therefore, the District will provide
fire service to the property and facilitate a Private Fire Protection (PFP) connection.
Certified Fire Protection Contractor must certify adequate fire flow calculations.
Connection fee for fire protection system is required. Connection charges must be paid
prior to issuance of Private Fire Protection permit.
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42.

Applicants must first apply directly to District for permits and not their contractor.

Department of Public Works

43.

44,

45.

46.

Prior to the issuance of the Building Permit or Planning Permit (if applicable), 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, as determined by the Department of Public Works, this
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.

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. Applicant shall contact a
Department of Public Works Inspector 48 hours prior to commencing work in the right-
of-way.

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.
Applicant shall provide plan, profile, and cross-sections at various intervals, and
drainage calculations for review.

Coastside Fire Protection District (CFPD)

47.

48.

Fire Department access shall be within 150 feet of all exterior portions of the facility and
all portions of the exterior walls of the first story of the buildings as measured by an
approved access route around the exterior of the building or facility. Access shall be a
minimum of 20 feet wide, all weather capability, and able to support a fire apparatus
weighing 75,000 pounds. Where a fire hydrant is located in the access, a minimum of
26 feet is required for a minimum of 20 feet on each side of the hydrant. This access
shall be provided from a publicly maintained road to the property. Grades over 15%
shall be paved and no grade shall be over 20%.

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.
New residential buildings shall have internally illuminated address numbers contrasting
with the background so as to be seen from the public way fronting the building.



Ned Brasher -11- November 13, 2018

49,

50.

51.

52.

53.

54.

55.

56.

57.

Residential address numbers shall be at least 6 feet above the finished surface of the
driveway. An address sign shall be placed at each break of the road where deemed
applicable by the Coastside Fire Protection District. Numerals shall be contrasting in
color to their back ground and shall be no less than 4 inches in height, and have a
minimum 3/4-inch stroke. Remote signage shall be a 6-inch x 18-inch green reflective
metal sign.

Contact the Fire Marshal's Office to schedule a Final Inspection prior to occupancy and
Final Inspection by a building inspector. Allow for a minimum 72-hours’ notice to the
Fire Department at 650/726-5213.

A fire flow of 1,000 gallons per minute (gpm) for 2 hours with a 20 pounds per square
inch (psi) residual operating pressure must be available as specified by additional
project conditions to the project site. The applicant shall provide documentation
including hydrant location, main size, and fire flow report at the building permit
application stage. Inspection required prior to Fire's final approval of the building
permit or before combustibles are brought on site.

Maintain around and adjacent to such buildings or structures a fuel break/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.

The applicant shall install the proper occupancy separations, as per current California
Building and Residential Codes. Plans at the building permit application stage shall
include listing and construction details. Inspections will occur throughout construction
and prior to Fire's final approval of the building permit.

All roof assemblies in Fire Hazard Severity Zones shall have a minimum CLASS-A fire
resistive rating and be installed in accordance with the manufacturer's specifications
and current California Building and Residential Codes.

An approved Automatic Fire Sprinkler System meeting the requirements of NFPA-13D
shall be required to be installed for your project. Plans shall be submitted to the San
Mateo County Building Inspection Section for review and approval by the authority
having jurisdiction.

An interior horn/strobe and exterior audible alarm activated by automatic fire sprinkler
system water flow shall be required to be installed in all residential systems. All
hardware must be included on the submitted sprinkler plans.

An approved Automatic Fire Sprinkler System meeting the requirements of NFPA-13R
shall be required to be installed for your project. Plans shall be submitted to the San
Mateo County Building Inspection Section for review and approval.

All dead end roadways shall be terminated by a turnaround bulb of not less than 96 feet
in diameter.
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58. This project is located in a wildland urban interface area. Roofing, attic ventilation,
exterior walls, windows, exterior doors, decking, floors and underfloor protection to meet
CRC R327 or CBC Chapter 7A requirements.

Environmental Health Services

59. At the building permit application stage, the applicant will need to demonstrate
adequate water supply (quantity and quality) to serve proposed and existing structures.
If 5 to 14 water connections are proposed, they shall be regulated by San Mateo County
Environmental Health Services as a State Small Water Systems Program.

Please note that the decision of the Coastside Design Review Committee is a
recommendation regarding the project’'s compliance with design review standards, not the
final decision on this project, which requires a Mitigated Negative Declaration and hearing-
level Coastal Development Permit, Resource Management Permit, and Grading Permit.

For more information, please contact Ruemel Panglao, at 650/363-4582, or by email at
rpanglao@smcgov.org.

Please remove all story poles and materials used to demonstrate the footprint as soon as
possible.

To provide feedback, please visit the Department’'s Customer Survey at the following link:
http://planning.smcgov.org/survey.

cc: Stuart Grunow, Member Architect
Bruce Chan, Member Landscape Architect
Beverly Garrity, Montara Community Representative
Sheila Bruno, Interested Member of the Public, PO Box 430, Moss Beach, CA 94038
Sheila Fellows, Interested Member of the Public, PO Box 370995, Montara, CA 94037
Margaret Dean, Interested Member of the Public, PO Box 370224, Montara, CA 94037
Leslie and Linda Steinhoff, Interested Member of the Public, PO Box 370329,
Montara, CA, 94037
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Envelope:
Sheila Bruno, Interested Member of the Public, PO Box 430, Moss Beach, CA 94038
Sheila Fellows, Interested Member of the Public, PO Box 370995, Montara, CA 94037
Margaret Dean, Interested Member of the Public, PO Box 370224, Montara, CA 94037
Leslie and Linda Steinhoff, Interested Member of the Public, PO Box 370329, Montara,
CA 94037
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COUNTY OF SAN MATEO, PLLANNING AND BUILDING DEPARTMENT

NOTICE OF INTENT TO ADGPT
MITIGATED NEGATIVE DECLARATION

A notice, pursuant to the California Environmentat Quality Act of 1970, as amended (Public
Resources Code 21,000, et seq.), that the following project. Brasher Development, when
adopted and implemented, will not have a significant impact on the environment.

FILE NO.: PLN 2017-00017

OWNER: Ned and Debra Brasher

APPLICANT: Ned Brasher

ASSESSOR'S PARCEL NO.:

Project Site: 036-243-110 (1.77 acres) and .5-acres within the Bay View Road Right-of-Way

Potential Future: 036-243-010 (3.2 acres), 036-243-130 (.92 acre), and 036-231-090/100
(.4 acres)

LOCATION: Bay View Road, Montara

PROJECT DESCRIPTION

The applicant requests Coastal Development Permit, Resource Management Permit,
Design Review, and Grading Permits for the construction of a new two-story, 3,476 sq. ft.
residence, plus a 667 sq. ft. garage and two water tanks, located on a legal 1.77-acre parcel
(legality confirmed via Merger, PLN 2004-00514). The construction of the residence
involves 1,100 cubic yards of cut and 1,100 cubic yards of fill and the removal of eleven
significant trees. This project also includes road and utility improvements that are
necessary for the subject parcel and the development of three other legal parcels

(APNs 036- 243-010, 036-243-130, and 036-231-090/100) on Bay View Road under
common ownership, which involves an additional 370 cubic yards of cut and 170 cubic
yards of fill, and the removal of eleven additional significant trees. This project is
appealable to the California Coastal Commission.

For CEQA purposes, the project also discusses the future potential development of parcels
036- 243-010, 036-243-130, and 036-231-090/100 with single-family residences.

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 quality or increase noise levels
substantially.

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




The project will not degrade the aesthetic quality of the area.
The project will not have adverse impacts on traffic or land use.
In addition, the project will not:

a. Create impacts which have the potential to degrade the quality of the
environment.

b. Create impacts which achieve short-term to the disadvantage of long-term
environmental goals.

¢. Create impacts for a project which are individually imited, 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:

The following measures are included in the project plans or proposals pursuant to Section
15070(b)(1) of the State CEQA Guidelines:

Mitigation Measure 1: The applicant shall submit an Air Quality Best Management
Practices Plan to the Planning and Building Department prior to the issuance of any grading
permit “hard card” or building permit that, at a minimum, includes the “Basic Construction
Mitigation Measures” as listed in Table 8-1 of the BAAQMD California Environmental
Quality Act {CEQA) Guidelines (May 2011). The following Bay Area Air Quality
Management District Best Management Practices for mitigating construction-related criteria
air pollutants and precursors shall be implemented prior to beginning any grading and/or
construction activities and shall be maintained for the duration of the project grading and/or
construction activities:

a.

All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, and
unpaved access roads) shall be watered two times per day.

All haul trucks transporting soil, sand, or other loose material off-site shall be covered.

All visible mud or dirt track-out onto adjacent public roads shall be removed using wet
power vacuum street sweepers at least once per day.

All vehicle speeds on unpaved roads shall be limited to 15 miles per hour.

idling times shall be minimized either by shutting equipment off when not in use or
reducing the maximum idling time to 5 minutes (as required by the California Airborne
Toxics Control Measure Title 13, Section 2485, of California Code of Regulations).
Clear signage shall be provided for construction workers at all access points.

Roadways and building pads shall be laid as soon as possible after grading unless
seeding or soil binders are used.




g. Idling times shall be minimized either by shutting equipment or vehicles off when not in
use or reducing the maximum idling time to 5 minutes (as required by the California
Airborne Toxics Control Measure Title 13, Section 2485, of California Code of
Regulations). Clear signage shall be provided for construction workers at all access
points.

h.  All construction equipment shall be maintained and properly tuned in accordance with
manufacturer’s specifications.

i. Minimize the idling time of diesel powered construction equipment to two minutes.

j Post a publicly visible sign with the telephone number and person to contact at the
Lead Agency regarding dust complaints. This person shall respond and take
corrective action within 48 hours. The Air District's phone number shall also be visible
to ensure compliance with applicable regulations.

Mitigation Measure 2: The applicant shall implement dust control measures, as listed
below. Measures shall be included on plans submitted for the Building Permit and
encroachment permit applications. The measures shall be implemented for the duration of
any grading, demolition, and construction activities that generate dust and other airborne
particles. The measures shall include the following:

a. Water all active construction areas at least twice daily.

b.  Water or cover stockpiles of debris, soil, sand, or other materials that can be blown by
the wind.

c.  Cover all trucks hauling soil, sand, and other loose materials, or require all trucks to
maintain at least 2 feet of freeboard.

d.  Apply water three times daily, or apply (non-toxic) soil stabilizers on all unpaved
access roads, parking, and staging areas at the construction sites. Also, hydroseed or
apply non-toxic soil stabilizers to inactive construction areas.

e. Sweep daily (preferably with water sweepers) all paved access roads, parking, and
staging areas at the construction sites.

f. Sweep adjacent public streets daily (preferably with water sweepers) if visible soil
material is carried onto them.

g. Enclose, cover, water twice daily, or apply non-toxic soil binders to exposed stockpiles
(dirt, sand, etc.).

h.  Limit traffic speeds on unpaved roads within the project parcel to 15 miles per hour
(mph).

i Install sandbags or other erosion control measures to prevent silt runoff to public
roadways.

j- Replant vegetation in disturbed areas as quickly as possible.

Mitigation Measure 3: To avoid impacts to nesting birds and violation of state and federal
laws pertaining to birds, all construction related activities (including but not limited to
mobilization and staging, clearing, grubbing, vegetation removal, fence installation,
demolition, and grading) shall occur outside of the avian nesting season (February 1 or after
August 31). If construction and construction noise occurs within the avian nesting season,
all suitable habitats located within the project’s area of disturbance including staging and
storage areas plus a 250-foot (passerines) and 1,000-foot (raptor nests) buffer around these
areas shall be thoroughly surveyed, as feasible, for the presence of active nests by a
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qualified biologist no more than five days before commencement of any site disturbance
activities and equipment mobilization. If project activities are delayed by more than five
days, an additional nesting bird survey shall be performed. Active nesting is present if a
bird is building a nest, sitting in a nest, a nest has eggs or chicks in it, or adults are
observed carrying food to the nest. The results of the surveys shall be documented and
submitted to the Current Planning Section.

Mitigation Measure 4: If pre-construction nesting bird surveys results in the location of
active nests, no site disturbance and mobilization of heavy equipment (including but not
limited to equipment staging, fence installation, clearing, grubbing, vegetation removal,
fence installation, demolition, and grading), shall take plus within 250 feet of non-raptor
nests and 1,000 feet of raptor nests, or as determined by a qualified biologist in consultation
with the California Department of Fish and Wildlife, until the chicks have fledged.

Monitoring shall be required to ensure compliance with the Migratory Bird Treaty Act and
relevant California Fish and Wildlife code requirements. Monitoring dates and findings shall
be documented.

Mitigation Measure 5: Plans submitted for a building permit and/or encroachment permit
application shall demonstrate that the new road will be constructed in a manner that
minimizes excavation in the root zone of the trees. Excavation into the root zone should not
exceed 6-12 inches.

Mitigation Measure 6: Plans submitted for a building permit and/or encroachment permit
application shall include the following note: Roots that are 1-inch in diameter and smailer
that are encountered during excavation activities can be clean cut at the edge of the
excavation zone. Any roots that are larger than 2 inches in diameter should be retained and
wrapped in burlap and kept moist until the project arborist can inspect the roots to
determine an appropriate course of action.

Mitigation Measure 7: Plans submitted for a building permit and/or encroachment permit
application shall demonstrate the use of Biaxial Geo-Grid {or equivalent} to minimize the
thickness of the required road base material.

Mitigation Measure 8: Plans submitted for a building permit and/or encroachment permit
application shall demonstrate the use of underground boring for the installation of the
utilities to minimize root impacts. Hand digging can be used if underground boring is not
possible. Roots that are 1-inch in diameter and smaller that are encountered during these
excavation activities can be clean cut at the edge of the excavation zone. Any roots that
are larger than 2 inches in diameter shall be retained and wrapped in burlap and kept moist
until the project arborist can inspect the roots to determine an appropriate course of action.

Mitigation Measure 9: Plans submitted for a building permit and/or encroachment permit
application shall demonstrate that within the fenced Critical Root Zone, the following
activities are not allowed:

Stockpiling construction materials or demolition debris.

Parking vehicles or equipment.

Piling soit and/or mulch.

Trenching for utilities installation or repair, or for irrigation system installation.
Changing soil grade by cutting or filling.

Damaging roots by girdling, tearing or grubbing.

@ ™o o0 T oo

Compacting soil from washing out equipment and vehicle maintenance.
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h.  Installing impervious parking lots, driveways, and walkways.

i.  Wounding or breaking tree trunks or branches through contact with vehicles and
heavy equipment.

i Wounding trunks with string weed trimmers and lawn mowers.
k.  Causing injury by fire or excessive heat.

Mitigation Measure 10: Plans submitted for a building permit and/or encroachment permit
application shall show the location and type of tree protection fencing in compliance with the
recommendations of the Goodrum arborist report. Tree protection fencing shall be installed
prior to issuance of the encroachment and building permits for the project.

Mitigation Measure 11: In the event that cultural, paleontological, or archaeological
resources are encountered during site grading or other site work, such work shall
immediately be halted in the area of discovery and the project sponsor shall immediately
notify the Community Development Director of the discovery. The applicant shall be
required fo retain the services of a qualified archaeoclogist for the purpose of recording,
protecting, or curating the discovery as appropriate. The cost of the qualified archaeologist
and of any recording, protecting, or curating shall be borne solely by the project sponsaor.
The archaeologist shall be required to submit to the Community Development Director for
review and approval a report of the findings and methods of curation or protection of the
resources. No further grading or site work within the area of discovery shall be allowed until
the preceding has occurred. Disposition of Native American remains shall comply with
CEQA Guidelines Section 15064.5(e).

Mitigation Measure 12: The design of the proposed development {(upon submittal of the
Building Permit) on the subject parcel shall generally follow the recommendations cited in
the Geotechnical Study prepared by Sigma Prime Geosciences, Inc. and its subsequent
updates regarding seismic criteria, grading, drilled piers, slab-on grade construction, and
surface drainage. Any such changes to the recommendations by the project geotechnical
engineer cited in this report and subsequent updates shall be submitted for review and
approval by the County's Geotechnical Engineer.

Mitigation Measure 13: At the time of building permit and encroachment permit
application, the applicant shall submit for review and approval, erosion and drainage control
plans that show how the transport and discharge of soil and pollutants from and within the
project site will be minimized. The plans shall be designed to minimize potential sources of
sediment, control the amount of runoff and its ability to carry sediment by diverting incoming
flows and impeding internally generated flows, and retain sediment that is picked up on the
project site through the use of sediment-capturing devices. The plans shall include
measures that limit the application, generation, and migration of toxic substances, ensure
the proper storage and disposal of toxic materials, and apply nutrients at rates necessary to
establish and maintain vegetation without causing significant nutrient runoff to surface
waters. Said plan shall adhere to the San Mateo Countywide Stormwater Pollution
Prevention Program “General Construction and Site Supervision Guidelines,” including:

a. Sequence construction to install sediment-capturing devices first, followed by runoff
control measures and runoff conveyances. No construction activities shall begin until
after all proposed measures are in place.

b.  Minimize the area of bare soil exposed at one time {phased grading).
¢.  Clear only areas essential for construction.




d.  Within five (5) days of clearing or inactivity in construction, stabilize bare soils through
either non-vegetative Best Management Practices (BMPs), such as mulching, or
vegetative erosion control methods, such as seeding. Vegetative erosion control shall
be established within two (2) weeks of seeding/planting.

e.  Construction entrances shall be stabilized immediately after grading and frequently
maintained to prevent erosion and to control dust.

f.  Control wind-born dust through the installation of wind barriers such as hay bales
and/or sprinkling.

g.  Soil and/or other construction-related material stockpiled on-site shall be placed a
minimum of 200 feet, or to the extent feasible, from all wetlands and drain courses.
Stockpiled soils shall be covered with tarps at all times of the year.

h. Intercept runoff above disturbed slopes and convey it to a permanent channel or storm
drains by using earth dikes, perimeter dikes or swales, or diversions. Use check dams
where appropriate.

i. Provide protection for runoff conveyance outlets by reducing flow velocity and
dissipating flow energy.

j- Use silt fence and/or vegetated filter strips fo trap sediment contained in sheet flow.
The maximum drainage area to the fence should be 0.5 acres or less per 100 feet of
fence. Silt fences shall be inspected regulary and sediment removed when it reaches
1/3 the fence height. Vegetated filter strips should have relatively flat slopes and be
vegetated with erosion-resistant species.

k.  Throughout the construction period, the applicant shall conduct regular inspections of
the condition and operational status of all structural BMPs required by the approved
erosion control plan.

l. No erosion or sediment control measures will be placed in vegetated areas.

m. Environmentally-sensitive areas shall be delineated and protected to prevent
construction impacts.

n.  Control of fuels and other hazardous materials, spills, and litter during construction.
0. Preserve existing vegetation whenever feasible.

Mitigation Measure 14: At the Building Permit application stage, the applicant shall
demonstrate adequate water supply {quantity and quality) to serve proposed, existing, and
future structures.

Mitigation Measure 15: Noise sources associated with demolition, construction, repair,
remodeling, or grading of any real property shall be limited to the hours from 7:00 a.m. to
6:00 p.m., weekdays and 9:00 a.m. to 5:00 p.m., Saturdays. Said activities are prohibited
on Sundays, Thanksgiving, and Christmas (San Mateo Ordinance Code Section 4.88.360).
Noise levels produced by construction activities shall not exceed the 80-dBA level at any
one moment.

Mitigation Measure 16: Should any traditionally or culturally affiliated Native American
tribe respond to the County’s issued notification for consultation, such process shall be
completed and any resulting agreed upon measures for avoidance and preservation of
identified resources be taken prior to implementation of the project.

Mitigation Measure 17: In the event that tribal cultural resources are inadvertently
discovered during project implementation, all work shall stop until a qualified professional
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can evaluate the find and recommend appropriate measures to avoid and preserve the
resource in place, or minimize adverse impacts to the resource, and those measures shall
be approved by the Current Planning Section prior to implementation and continuing any
work associated with the project.

Mitigation Measure 18: Any inadvertently discovered tribal cultural resources shall be
treated with culturally appropriate dignity taking into account the tribal cultural values and
meaning of the resource, including, but not limited to, protecting the cultural character and
integrity of the resource, protecting the traditional use of the resource, and protecting the
confidentiality of the resource.

RESPONSIBLE AGENCY CONSULTATION

San Mateo County Planning and Building Department

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: March 6, 2019 to March 26, 2019

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., March 26, 2019.

CONTACT PERSON
Ruemel Panglao

Project Planner, 650/363-4582
rpanglao@smcgov.org

CML:RSP:ann — RSPDD0067_WNH.DOCX
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1.

County of San Mateo
Planning and Building Department

INITIAL STUDY
ENVIRONMENTAL EVALUATION CHECKLIST
(To Be Completed by Planning Department)

Project Title: Brasher Development
County File Number: PLN 2017-00017

Lead Agency Name and Address: San Mateo County Planning and Building Department,
455 County Center, 2nd Floor, Redwood City, CA 94063

Contact Person and Phone Number: Ruemel Panglao, Project Planner, 650/363-4582
Project Location: Bay View Road, Montara

Assessor’s Parcel Number and Size of Parcel:

Project Site: 036-243-110 (1.77 acres) and .5-acres within the Bay View Road Right-of-Way

Potential Future: 036-243-010 (3.2 acres), 036-243-130 (.92 acre), and 036-231-090/100
(.4 acres)

Project Sponsor’'s Name and Address: Ned Brasher, PO Box 370438, Montara, CA 94037
General Plan Designation: Very Low Density Residential (Rural}

Zoning: RM-CZ/DR/CD (Resource Management-Coastal Zone/Design Review/Coastal
Development)

Description of the Project: The applicant requests Coastal Development Permit, Resource
Management Permit, Design Review, and Grading Permits for the construction of a new
two-story, 3,476 sq. ft. residence, plus a 667 sq. . garage and two water tanks, located on a
legal 1.77-acre parcel (legality confirmed via Merger, PLN 2004-00514). The construction of
the residence involves 1,100 cubic yards of cut and 1,100 cubic yards of fill and the removal of
eleven significant trees. This project also includes road and utility improvements that are
necessary for the subject parcel and the development of three other legal parcels (APNs 036-
243-010, 036-243-130, and 036-231-090/100) on Bay View Road under common ownership,
which involves an additional 370 cubic yards of cut and 170 cubic yards of fill, and the removal
of eleven additional significant trees. This project is appealable to the California Coastal
Commission.

For CEQA purposes, the project also discusses the future potential development of parcels
036- 243-010, 036-243-130, and 036-231-090/100 with single-family residences.

Surrounding Land Uses and Setting: The areas to the north, west, and south contain
single-family residential uses. Federally-owned park land which is part of the Golden Gate
National Recreation Area can be found further east.




12. Other Public Agencies Whose Approval is Required: N/A

13. Have California Native American tribes traditionally and culturally affiliated with

the project area requested consultation pursuant to Public Resources Code

Section 21080.3.17 If so, has consultation begun? No, see Section 17.a.ii. (NOTE:
Conducting consultation early in the CEQA process allows fribal governments, lead agencies,
and project proponents to discuss the level of environmental review, identify and address
potential adverse impacts fo fribal cultural resources, and reduce the potential for delay and
conflict in the environmental review process (see Public Resources Code Section 21083.3.2.).
information may also be available from the California Native American Heritage Commission’s
Sacred Lands File per Public Resources Code section 5097.96 and the California Historical
Resources Information System administered by the California Office of Historic Preservation.
Piease also note that Public Resources Code section 21082.3(c) contains provisions specific
to confidentiality).

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED

The environmental factors checked below would be potentially affected by this project, involving at
least one impact that is a "Potentially Significant Impact” or "Significant Unless Mitigated” as
indicated by the checklist on the following pages.

Aesthetics Hazards and Hazardous Recreation
Materials
Agricultural and Forest X | Hydrology/Water Quality Transportation/Traffic
Resources
Air Quality Land Use/Planning X | Tribal Cultural
Resources

Biological Resources Mineral Resources X | Ultilities/Service Systems
Cultural Resources X | Noise "X | -Mandatory Findings of =

i ';;.;_‘f;.SignifEcahc_é o
Geology/Soils Population/Housing
Climate Change Public Services

EVALUATION OF ENVIRONMENTAL IMPACTS

15

A brief explanation is required for all answers except “No Impact” answers that are adequately
supported by the information sources a lead agency cites. A “No Impact” answer is adequately
supported if the referenced information sources show that the impact simply does not apply to
projects like the one involved (e.g., the project falls cutside a fault rupture zone). A “No
Impact” answer should be explained where it is based on project-specific factors as weli as
general standards (e.g., the project will not expose sensitive receptors to poliutants, based on
a project-specific screening analysis).




2. All answers must take account of the whole action involved, including off-site as well as onsite,
cumulative as well as project-level, indirect as well as direct, and construction as well as
operational impacts.

3.  Once the lead agency has determined that a particular physical impact may occur, then the
checklist answers must indicate whether the impact is potentially significant, less than
significant with mitigation, or less than significant. “Potentially Significant Impact” is appro-
priate if there is substantial evidence that an effect may be significant. If there are one or more
“Potentially Significant Impact” entries when the determination is made, an EIR is required.

4. “Negative Declaration: Less Than Significant with Mitigation Incorporated” applies where the
incorporation of mitigation measures has reduced an effect from “Potentially Significant Impact”
to a “Less Than Significant Impact.” The lead agency must describe the mitigation measures,
and briefly explain how they reduce the effect to a less than significant level (mitigation
measures from “Earlier Analysis,” as described in 5. below, may be cross-referenced).

5.  Earlier analysis may be used where, pursuant to the tiering, program EIR, or other CEQA
process, an effect has been adequately analyzed in an earlier EIR or negative declaration
(Section 15063(c)(3){D)). In this case, a brief discussion should identify the following:

a. [Farlier Analysis Used. Identify and state where they are available for review.

b.  Impacts Adequately Addressed. ldentify which effects from the above checklist were
within the scope of and adequately analyzed in an earlier document pursuant to
applicable legal standards, and state whether such effects were addressed by mitigation
measures based on the earlier analysis.

c.  Mitigation Measures. For effects that are “Less Than Significant with Mitigation
Measures Incorporated,” describe the mitigation measures which were incorporated or
refined from the earlier document and the extent to which they address site-specific
conditions for the project.

6. Lead agencies are encouraged to incorporate into the checklist references to information
sources for potential impacts (e.g., general plans, zoning ordinances). Reference to a
previously prepared or outside document should, where appropriate, include a reference to the
page or pages where the statement is substantiated.

7. Supporting Information Sources. Sources used or individuals contacted should be cited in the
discussion.

1. AESTHETICS. Would the project:

 Potentially :| Significant | Less Than |~
| Significant -| - .Unless | Significant | . “No ..
- Impacts | -Mitigated |’ Impact | Impact

1.a. Have a significant adverse effect on a X
scenic vista, views from existing residen-
tial areas, public lands, water bodies, or
roads?




Discussion: On September 13, 2018, the Coastside Design Review Committee (CDRC)
recommended approval of the proposed residence, as proposed and conditioned, to the San Mateo
County {County) Planning Commission (PC), based on the findings that included compliance with all
applicable Design Review (DR) standards. Specificaliy, the CDRC found that the proposed
residence complies with Section 6565.20(D) (Neighborhood Definition and Neighborhood Character)
of the Standards for Design for One-Family and Two-Family Residential Development in the
Midcoast (Midcoast DR Standards) as the design steps down and tucks into the hillside in the same
direction in the existing grade while building elements extending out over the downward slope have
been minimized. [n addition, the CDRC found that the exterior colors and materials would be
compatible with the surrounding natural features and consistent with those found in the
neighborhoacd.

With the extension of utilities to three other vacant legal parcels 036-243-010, 036-243-130, and
036-231-090/100, it is likely that single-family residences will be proposed for these parcels in the
future. Proposed houses on these parcels would also be subject to review by the CDRC for
compliance with all applicable DR standards.

Although the associated parcels are not located within a designated State or County Scenic Corridor
and are not visible from Highway 1 (Cabrillo Highway), they are within proximity to the federally-
owned Golden Gate National Recreation Area (GGNRA) located to the east. Existing mature trees
will screen the proposed residence and road from public viewing locations within the GGNRA. In
addition, the project site and the San Vicente Trail within the GGNRA are visually and physically
separated by an area of much higher grade in between. The proposed landscape plan for the
proposed single-family residence includes the replacement of the 22 trees to be removed with 18
trees. The CDRC’s conditions included that 12 additional trees should be added that are
approximately 40 feet at maturity which will provide further screening of the proposed residence.
Potential single-family residences on the remaining vacant parcels would likely also be required to
provide similar screening.

Source: Project Plans, Project Location, County Geographic information System (GIS) Maps, Field
Observations, Coastside Design Review Committee Recommendation Letter (dated November 13,
2018).

1.b.  Significantly damage or destroy scenic X
resources, including, but not limited to,
trees, rock outcroppings, and historic
buildings within a state scenic highway?

Discussion: The project parcel and the remaining vacant parcels do not contain and are not
located in close proximity to any rock outcroppings or any historic buildings within a state scenic
highway. Twenty-two protected trees (trees with a diameter at breast height (dbh) of 17.5 inches or
more in the RM-CZ zoning district) are proposed to be removed, removal of eleven of these trees is
associated with the construction of the single-family residence and removal of the other eleven trees
are for the construction of the road. These trees will be replaced with eighteen newly-planted trees
as shown on the proposed landscape plan, along with additional replacement trees as required by
the Coastside Design Review Committee. Potential single-family residences on the remaining
vacant parcels would likely also be required to provide replacement trees for those removed. The
implementation of these requirements will minimize visual impacts to the surrounding residential
areas and parkland.

Source: Project Plans, Project Location, Field Observations, Coastside Design Review Committee
Recommendation Letter (dated November 13, 2018), County Zoning Regulations.




1.c.  Significantly degrade the existing visual X
character or quality of the site and its
surroundings, including significant
change in topography or ground surface
relief features, and/or development cn a
ridgeline?

Discussion: The proposed single-family residence will require 2200 c.y. of balanced grading (1100
c.y. of excavation and 1100 c.y. of fill) to accommodate the proposed residence, landscaping, and
drainage features. The proposed road will require 540 c¢.y. of grading (370 c.y. of excavation and
170 c.y. of fill). The proposed grading will not represent a significant change in topography, as while
proposed grading would provide for a flat building pad for the residence and garage, proposed
grading would blend these areas with the surrounding topography and avoid terracing. In addition,
the landscape plan provides for re-landscaping of the graded areas associated with the proposed
single~family residence. In its review, the CDRC, as discussed in Section 1.a. and 1.b., found that
the proposed project will not significantly degrade the existing visual character or quality of the site,
stating the proposed project complies with Section 6565.20(D) (Relationship to Existing Topography)
of the Midcoast DR Standards in that the structure steps down and tucks into the hillside in the same
direction as the existing grade.

As demonstrated by the recommendation of approval by the CDRC, the visual impact of the
proposed residence and road will not be significant.

Potential single-family residences on the remaining vacant parcels would likely also require
significant amounts of grading but will be similarly subject to the applicable DR regulations and
determination of compliance by the Coastside Design Review Committee. Therefore, the visual
impact of the potential residences would likely not be significant.

Source: Project Plans, Project Location, County GIS Maps, Field Observations, Coastside Design
Review Committee Recommendation Letter (dated November 13, 2018), County Midcoast DR
Standards.

1.d.  Create a new source of significant light X
or glare that would adversely affect day
or nighttime views in the area?

Discussion: The project plans includes five downward directed (Dark Sky compliant) light fixtures,
one at each exterior entry/exit as minimally required by California Building Standards Code. Views
from the west would be minimally affected by project lighting as those areas are developed. Views
from the east would be minimally affected if lights are minimal and shielded and there are
intervening trees and hills. In its review, the CDRC acknowledged the project’s compliance with the
Midcoast DR Standards regarding exterior lighting which states: “All exterior, landscape, and site
lighting shall be designed and located so that light and glare are directed away from neighbors and
confined to the site,” “Exterior lighting should be minimized and designed with a specific activity in
mind so that outdoor areas will be illuminated no more than is necessary to support the activity
designed for that area,” and “Minimize light and glare as viewed from scenic corridors and other
public view corridors.” The proposed locations and design of all such lighting will not create a new
source of significant light or glare that would adversely affect day or nighttime views in the area.

Potential single-family residences on the remaining vacant parcels would also be subject to the
applicable DR regulations and determination of compliance by the Coastside Design Review
Committee. Therefore, the proposed locations and design of all such lighting would likely not create




new sources of significant light or glare that would adversely affect day or nighttime views in the area.
Source: Project Plans, Project Location, County Midcoast DR Standards.

1.e. Be adjacent to a designated Scenic X
Highway or within a State or County
Scenic Corridor?

Discussion: The project site and the remaining vacant parcels are not adjacent to a designated
Scenic Highway or within a State or County Scenic Corridor. The closest County Scenic Corridor is
the Cabrillo Highway (Highway 1) County Scenic Corridor which is over a half mile away.

Source: Project Location, County GIS Maps, County General Plan Scenic Corridors Map.

1.f. If within a Design Review District, conflict X
with applicable General Plan or Zoning
Ordinance provisions?

Discussion: The project parcel and associated road are located within a Design Review (DR)
District as it is zoned RM-CZ/DR/CD (Resource Management-Coastal Zone / Design Review /
Coastal Development). As discussed in Section 1.a., the CDRC determined that the project, as
proposed and conditioned, is in compliance with all applicable DR standards. The project meets all
applicable General Plan and Zoning Ordinance provisions.

Single-family residences are an allowed use in the RM-CZ Zoning District. The proposed residence
will have conforming setbacks, building height, and building floor area.

Potential single-family residences on the remaining vacant parcels would also be subject to the
applicable General Plan and Zoning Ordinance Provisions. The potential residences would also
have conforming setbacks, building height, and building floor area.

Source: Project Plans, Project Location, San Mateo County Zoning Regulations.

1.9. Visually intrude into an area having X
natural scenic qualities?

Discussion: The proposed project complies with ali applicable zoning regulations, specifically
Design Review standards. As discussed in Seclions 1.a. through 1.1., the project, as proposed and
conditioned, includes screening landscaping and grading which blends the project into the
surrounding topography. Also, in its review, the CDRC determined the proposed residence to be in
compliance with Midcoast Design Review standards. The proposed residence was revised from its
original design (presented to the CDRC on September 13, 2018) with the interest of preserving the
views and ensuring compatibility with the surrounding neighborhood.

Based on these findings, the proposed project will have a less than significant visual impact on
natural scenic qualities.

As discussed in Sections 1.a. through 1.f., potential single-family residences on the remaining
vacant parcels would likely include screening landscaping and grading which blends the project into
the surrcunding topography. They would also need to be compliant with applicable DR standards.

Source: Project Plans, Project Location, County GIS Maps, Field Observations, Coastside Design
Review Committee Recommendation Letter (dated November 13, 2018), County Zoning
Regulations, County Midcoast DR Standards.




2, AGRICULTURAL AND FOREST RESQURCES. In determining whether impacts to
agricultural resources are significant environmental effects, lead agencies may refer to the
California Agricultural Land Evaluation and Site Assessment Model (1997) prepared by the
California Department of Conservation as an optional model to use in assessing impacts on
agriculture and farmland. In determining whether impacts to forest resources, including
timberland, are significant environmental effects, lead agencies may refer to information
compiled by the California Department of Forestry and Fire Protection regarding the State’s
inventory of forestland, including the Forest and Range Assessment Project and the Forest
Legacy Assessment Project; and forest carbon measurement methodology provided in
Forest Protocols adopted by the California Air Resources Board. Would the project:

Potentially | Significant | LessThan | -
Significant | - Unless | Significant | No

Impacts . . Mitigated | - Impact . f'lmpac;-ff
2.a. For tands outside the Coastal Zone, X

convert Prime Farmland, Unique
Farmland, or Farmland of Statewide
Importance (Farmland} as shown on the
maps prepared pursuant to the Farmland
Mapping and Monitoring Program of the
California Resources Agency, to non-
agricultural use?

Discussion: The project site and the remaining vacant parcels are located within the Coastal Zone.
The associated parcels are also not within an area that is mapped or designated as Prime or Unique
Farmland or Farmland of Statewide Importance.

Source: Project Location, County GIS Maps, California Department of Conservation Farmland
Mapping and Monitoring Program.

2.b.  Conflict with existing zoning for X
agricultural use, an existing Open Space
Easement, or a Williamson Act contract?

Discussion: The project site and the remaining vacant parcels are zoned Resource Management-
Coastal Zone (RM-CZ). The zoning allows for both agriculture and residential uses. They are also
not subject to an existing Open Space Easement or Williamson Act contract.

Source: Project Locaticn, County Zoning Regulations, County GIS Maps, County Williamson Act
Contracts.

2.c.  Involve other changes in the existing X
environment which, due to their location
or nature, could result in conversion of
Farmiand to non-agricultural use or
conversion of forestland to hon-forest
use?

Discussion: The project site and the remaining vacant parcels are undeveloped and largely
surrounded by single-family residential development. They do not contain Farmland or forestland
(defined as land that can support 10% native tree cover of any species, including hardwoods, under




natural conditions, and that allows for management of one or more forest resources including timber,
aesthetics, fish and wildlife, biodiversity, water quality, recreation, and other public benefits).
Therefore, the associated parcels and road will not convert Farmland to a non-agricultural use or
forestland to non-ferest use.

Source: Project Location, County GIS Maps, California Department of Conservation Farmland
Mapping and Monitoring Program.

2.d. For lands within the Coastal Zone, X
convert or divide lands identified as
Class | or Class Il Agriculture Soils and
Class Il Soils rated good or very good
for artichokes or Brussels sprouts?

Discussion: Although the project site and the remaining vacant parcels are located within the
Coastal Zone, they do not contain Class | or Class Il Agriculture Soits, or Class Il Soils rated good
or very good for artichokes or Brussels sprouts.

Source: Project Location, Natural Resources Conservation Service Web Soil Survey - California
Revised Storie Index.

2.e. Result in damage to soil capability or X
loss of agricultural land?

Discussion: The project site and the remaining vacant parcels are located on soils classified with a
Storie Index of Grade 4 — Poor and Grade 5 — Very Poor. The site is not being used for agricultural
use. The proposed single-family residence on the subject parcel would result in the development of
approximately four percent of the subject parcel to a residential use. In addition, the proposed Bay
View Road would be constructed. As discussed in Section 2.b., residential and agricultural uses are
allowed within the project parcel’s zoning district (RM-CZ Resource Management — Coastal Zone).
Once the subject parcel is developed and if the remaining vacant parcels are eventually developed,
future property owners could use the remaining open land for agricultural purposes. With no current
agricuitural use of the sites and the potential for future agricultural use of the property, the
development of the road and associated parcels would not result in the significant loss of agricultural
land.

Source: Project Location, Natural Resources Conservation Service Web Soil Survey - California
Revised Storie Index, County Zoning Regulations.

2.1 Conflict with existing zoning for, or cause X
rezoning of, forestland (as defined in
Public Resources Code Section
12220(qg)), timberland (as defined by
Public Resources Code Section 4526),
or timberland zoned Timberland
Production (as defined by Government
Code Section 51104(g))?
Nofe o reader: This question seeks lo address the

economic impact of converting forestiand fo a non-
timber harvesting use.

Discussion: The project site and remaining vacant parcels have not been identified as forestland or
timberland, therefore, there is no conflict with existing zoning or cause for rezoning.




Source: Project Location, County GIS Maps, County Zoning Regulations.

3. AIR QUALITY. Where available, the significance criteria established by the applicable air
quality management or air pollution control district may be relied upon to make the following

determinations. Would the project:

Pétenﬁéﬂy "-S}'gniﬁc_ant Less Than 3
i-Significant |~ Unless Significant | . No
Impacts .| Mitigated Impact. | Impact -
3.a.  Conflict with cor obstruct implementation X
of the applicable air quality plan?

Discussion: The proposed project does not conflict with or obstruct implementation of the Bay Area
2010 Clean Air Plan (CAP), an air quality plan created to improve the Bay Area’s air quality and
protect public health and the climate. Once constructed, ongoing use of the single-family residence
would have minimal impacts to the air quality standards set forth for the region by the Bay Area Air
Quality Management District (BAAQMD). During construction of the proposed residence,
construction vehicles are also required to meet California Air Resources Board (CARB) regulations
to reduce air pollution {e.g., limits on idling). During construction activities, air emissions will be
generated from construction equipment and construction worker vehicles. However, any such
construction-related emissions would be temporary and localized.

Potential single-family residences on the remaining vacant parcels would also have minimal impacts
to the air quality standards set forth for the region by BAAQMD. If constructed, construction vehicles
would also be similarly subject to CARB regutations. During construction activities, air emissions
would also be generated from construction equipment and construction worker vehicles. However,
any such construction-related emissions would similarly be temporary and localized.

Source: Project Plans, Bay Area Air Quality Management District. -

3.b.  Violate any air quality standard or X
contribute significantly to an existing or

projected air quality violation?

Discussion: During project construction of the proposed residence and Bay View Road and
potential construction of the remaining vacant parcels, air emissions will be generated from site
grading, construction equipment, and consiruction worker vehicles. However, any such
construction-related emissions will be temporary and localized.

The BAAQMD has established thresholds of significance for construction emissions and operaticnal
emissions. As defined in the BAAQMD’s 1999 California Environmental Quality Act (CEQA)
Guidelines, the BAAQMD does not require quantification of construction emissions due to the
number of variables that can impact the calculation of construction emissions. Instead, the
BAAQMD emphasizes implementation of all feasible control measures to minimize emissions from
construction activities. The BAAQMD provides a list of construction-related control measures that,
when fully implemented, would significantly reduce construction-related air emissions to a less than
significant ievel. These control measures are included in the mitigation measure provided below.

Further, Section 2-1-113 (Exemiption, Sources, and Operations) of the BAAQMD General
Requirements exempts sources of air pollution, associated with the construction of a single-family
residence, used solely for residential purposes, as well as road construction, from obtaining an
Authority to Construct or Permit to Operate.




Mitigation Measure 1: The applicant shall submit an Air Quality Best Management Practices Plan
to the Planning and Building Department prior to the issuance of any grading permit “hard card” or
building permit that, at a minimum, includes the “Basic Construction Mitigation Measures” as listed in
Table 8-1 of the BAAQMD California Environmental Quality Act {CEQA) Guidelines (May 2011).

The following Bay Area Air Quality Management District Best Management Practices for mitigating
construction-related criteria air pollutants and precursors shall be implemented prior to beginning
any grading and/or construction activities and shall be maintained for the duration of the project
grading and/or construction activities:

a. All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, and unpaved
access roads) shall be watered two times per day.

b.  All haul trucks transporting soil, sand, or other loose material off-site shall be covered.

c.  All visible mud or dirt track-out onto adjacent public roads shall be removed using wet power
vacuum street sweepers at least once per day.

d.  All vehicle speeds on unpaved roads shall be limited to 15 miles per hour.

e. Idling fimes shall be minimized sither by shutting equipment off when not in use or reducing
the maximum idling time to 5 minutes (as required by the California Airborne Toxics Control
Measure Title 13, Section 2485, of California Code of Regulations). Clear signage shall be
provided for construction workers at all access points.

f. Roadways and building pads shall be laid as soon as possible after grading unless seeding or
soil binders are used.

g. Idling times shall be minimized either by shutting equipment or vehicles off when not in use or
reducing the maximum idling time to 5 minutes (as required by the California Airborne Toxics
Control Measure Title 13, Section 2485, of California Code of Regulations). Clear signage
shall be provided for construction workers at all access points.

h.  All construction equipment shall be maintained and properly tuned in accordance with
manufacturer’s specifications.

i. Minimize the idling time of diesel powered construction equipment to two minutes.

. Post a publicly visible sign with the telephone number and person to contact at the Lead
Agency regarding dust complaints. This person shall respond and take corrective action within
48 hours. The Air District’'s phone number shall also be visible to ensure compliance with
applicable regulations.

Source: Project Plans, Bay Area Air Quality Management District.

3.c. Result in a cumulatively considerable X
net increase of any criteria poliutant for
which the project region is non-
attainment under an applicable Federal
or State ambient air quality standard
(including releasing emissions which
exceed quantitative thresholds for ozone
precursors)?

Discussion: As of December 2012, San Mateo County is a non-attainment area for PM-2.5. On
January 9, 2013, the Environmental Protection Agency (EPA) issued a final rule to determine that
the Bay Area attains the 24-hour PM-2.5 national standard. However, the Bay Area will continue to
be designated as “non-attainment” for the national 24-hour PM-2.5 standard until the BAAQMD
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submits a “re-designation request” and a “maintenance plan® to EPA and the proposed
redesignation is approved by the EPA. A temporary increase in the project area is anticipated
during construction since these PM-2.5 particles are a typical vehicle emission. The temporary
nature of the proposed construction and California Air Resources Board vehicle regulations reduce
the potential effects to a less than significant impact. Mitigation Measure 1 in Section 3.b. will
minimize increases in non-attainment criteria pollutants generated from project construction to a less
than significant level.

Source: Project Plans, Bay Area Air Quality Management District.

3.d.  Expose sensitive receptors to significant X
pollutant concentrations, as defined by
BAAQMD?

Discussion: Any pollutant emissions generated from the proposed project will primarily be
temporary in nature. The project site is in a very low density rural residential area with few sensitive
receptors (i.e., single-family residences) located within the project vicinity. Additionally, the
surrounding tree canopy and vegetation on the project site parcel will help to insulate the project
area from nearby sensitive receptors. Mitigation Measure 1 will also help in minimizing any
pofentially significant exposure to nearby sensitive receptors to a less than significant level.

The discussion above also applies if the remaining vacant parcels are developed in the future.

Source: Project Plans, Project Location.

3.e. Create objectionable odors affecting a X
significant number of people?

Discussion: The proposed project is to construct a single-family residence and associated road in
a rural residential area of the Midcoast. Once constructed, the daily use of the residence would not
create objectionable odors. The proposed project has the potential to generate odors associated
with construction activities. However, any such cdors will be temporary and are expected {o be
minimal.

The discussion above also applies if the remaining vacant parcels are developed in the future.

Source: Project Plans.

3.1 Generate pollutants (hydrocarbon, X
thermal odor, dust or smoke particulates,
radiation, etc.) that will violate existing
standards of air quality cn-site or in the
surrounding area?

Discussion: Construction of the single-family residence and associated road are expected to
generate a temporary increase in dust, motor vehicle and diesel particulate matter in the project
area, and minimal increase from vehicles of residents and visitors. This increase is not expected to
violate existing standards of on-site air quality given the required vehicle emission standards
required by the State of California for vehicle operations.

The discussion above also applies if the remaining vacant parcels are developed in the future.

The following mitigation measure is provided to ensure that these pollutants during project
construction will be less than significant.
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Mitigation Measure 2: The applicant shall implement dust control measures, as listed below.
Measures shall be included on plans submitted for the Building Permit and encroachment permit
applications. The measures shall be implemented for the duration of any grading, demolition, and
construction activities that generate dust and other airborne particles. The measures shall include
the following:

a.  Water all active construction areas at least twice daily.

b.  Water or cover stockpiles of debris, soil, sand, or other materials that can be blown by the
wind.

¢.  Cover all trucks hauling soil, sand, and other loose materials, or require all trucks to maintain at
least 2 feet of freeboard.

d.  Apply water three times daily, or apply (non-toxic) soil stabilizers on all unpaved access roads,
parking, and staging areas at the construction sites. Also, hydroseed or apply non-toxic soil
stabilizers fo inactive construction areas.

e.  Sweep daily (preferably with water sweepers) all paved access roads, parking, and staging
areas at the construction sites.

f. Sweep adjacent public streets daily (preferably with water sweepers) if visible soil materiai is
carried onto them.

g. Enclose, cover, water twice daily, or apply non-toxic soil binders to exposed stockpiles (dirt,
sand, etc.).

h.  Limit traffic speeds on unpaved roads within the project parcel to 15 miles per hour (mph).
i. Install sandbags or other erosion control measures to prevent silt runoff to public roadways.
i- Replant vegetation in disturbed areas as quickly as possible.

Source: Project Plans, California Department of Motor Vehicles, Bay Area Air Quality Management
District.

4. BIOLOGICAL RESOURCES. Would the project:

Potentially | Significant | ‘Less Than | =

 Significant || < Unless | Significant | No._
- Impacts - .| Mitigated *| . Impact | Impact.
4.a. Have a significant adverse effect, either X

directly or through habitat modifications,
on any species identified as a candidate,
sensitive, or special status species in
local or regional plans, policies, or
regulations, or by the California Depart-
ment of Fish and Wildlife or U.S. Fish
and Wildlife Service?

Discussion: A biological resources evaluation (MIG evaluation) was prepared by MIG, dated
October 2016, which, amongst the larger study area, analyzed the subject parcel (036-241-110) and
the remaining vacant parcels 036-243-010, 036-243-130, and 036-231-090/100. MIG Evaluation is
included as Attachment E. The immediate surrounding area around the project site includes
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single-family residences and Rancho Corral de Tierra, a part of the Golden Gate National
Recreation Area {GGNRA).

According to the MIG evaluation, it was determined that no special-status plant or wildlife species
are expected to occur within the study area because of the lack of suitable habitat. The subject
parcel and remaining vacant parcels were classified as disturbed habitat because it they are
dominated by non-native vegetation and mowed on a regular basis. As noted in the MIG evaluation,
Bay View Road is currently an unpaved, dirt road.

The MIG evaluation determined that the trees and dense vegetation found within the study area
could support potential nesting habitat for birds and raptors. If activities associated with
development or construction occur within the parcels during the avian breeding season (generally
February 1 to September 15), injury to individuals or nest abandonment could occur. In addition,
noise and increased activity could temporarily disturb nesting or foraging activities, potentially
resulting in the abandonment of nest sites. However, with the implementation of the following
mitigation measures, the impacts from the project and the construction of potential single-family
residences on the remaining vacant parcels would be less than significant:

Mitigation Measure 3: To avoid impacts to nesting birds and violation of state and federal laws
pertaining to birds, all construction related activities (including but not limited to mobilization and
staging, clearing, grubbing, vegetation removal, fence installation, demaolition, and grading) shall
ocour outside of the avian nesting season (February 1 or after August 31). If construction and
construction noise occurs within the avian nesting season, all suitable habitats located within the
project’s area of disturbance including staging and storage areas plus a 250-foot (passerines) and
1,000-foot (raptor nests) buffer around these areas shall be thoroughly surveyed, as feasible, for the
presence of active nests by a qualified biclogist no more than five days before commencement of
any site disturbance activities and equipment mobilization. If project activities are delayed by more
than five days, an additional nesting bird survey shall be performed. Active nesting is present if a
bird is building a nest, sitting in a nest, a nest has eggs or chicks in it, or adults are observed
carrying food to the nest. The results of the surveys shall be documented and submitted to the
Current Planning Section.

Mitigation Measure 4: If pre-construction nesting bird surveys results in the location of active
nests, no site disturbance and mobilization of heavy equipment (including but not limited to
equipment staging, fence installation, clearing, grubbing, vegetation removal, fence installation,
demolition, and grading), shall take plus within 250 feet of non-raptor nests and 1,000 feet of raptor
nests, or as determined by a qualified biologist in consultation with the California Department of Fish
and Wildiife, until the chicks have fledged. Monitoring shall be required to ensure compliance with
the Migratory Bird Treaty Act and relevant California Fish and Wildlife code requirements.
Monitoring dates and findings shall be documented.

Source: Project Plans, Project Location, County GIS Maps, MIG Biological Resources Evaluation
(dated October 2016).

4.b.  Have a significant adverse effect on any X
riparian habitat or other sensitive natural
community identified in local or regional
plans, policies, and regulations or by the
California Department of Fish and
Wildlife or U.S. Fish and Wildlife
Service?

Discussion: Perthe MIG evaluation, there are no areas of riparian habitat or sensitive natural
communities identified in local or regional plans, policies, and regulations or by the California
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Department of Fish and Wildlife or U.S. Fish and Wildlife Service.

Source: Project Plans, Project Location, County GIS Maps, MIG Biological Resources Evaluation
(dated October 2016).

4.¢c.  Have a significant adverse effect on X
federally protected wetlands as defined
by Section 404 of the Clean Water Act
(including, but not limited to, marsh,
vernal pool, coastal, etc.) through direct
removal, filling, hydrological interruption,
or other means?

Discussion: The MIG evaluation found no wetlands in the entire study area, as defined either by
Section 404 or in the County Local Coastal Program. As a result, the project and the construction of
potential single-family residences on the remaining vacant parcels pose no impact.

Source: Project Plans, Project Location, County GIS Maps, MIG Biological Resources Evaluation
(dated October 2016}, County Local Coastal Program.

4.d. Interfere significantly with the movement X
of any native resident or migratory fish or
wildlife species or with established native
resident migratory wildlife corridors, or
impede the use of native wildlife nursery
sites?

Discussion: The project site and remaining vacant parcels are situated adjacent to the open space
of the GGNRA. However, according to the MIG evaluation, the study area does not directly connect
the open space of the GGNRA fo other nearby open spaces. Additionally, the movement and
migration of wildlife species within the study area is substantially limited due to habitat fragmentation
caused by development or disturbance (e.q., large patches of land becoming inaccessible and
forming a virtual barrier between undeveloped areas, or development of roads which result in
barriers to smaller or less mobile wildlife species). For these reasons, the study area does not serve
as a continuous regional connection for wildlife species. As a result, the project and the construction
of potential single-family residences on the remaining vacant parcels pose no impact.

Source: Project Plans, Project Location, County GIS Maps, MIG Biological Resources Evaluation
(dated October 2016).

4.e.  Conflict with any local policies or ordi- X
nances protecting biological resources,
such as a tree preservation policy or
ordinance (including the County Heritage
and Significant Tree Ordinances)?

Discussion: The project site is host to Monterey Cypresses, Monterey Pines, and Eucalyptus trees,
many of which are protected (17.5" diameter at breast height (dbh) or greater) trees as defined in the
Development Review Criteria (Section 6912.2(j)) that are applicable to RM-CZ (Resource
Management-Coastal Zone) zoned areas per Section 6903. The submitted Tree Inventory Report
(Patchett report), prepared by Ned Patchett (certified arborist WE-4597A) and dated

January 17, 2017, evaluates all trees greater than 12" diameter at breast height (dbh). Patchett
report is included as Attachment F. The project proposes the removal of twenty-two significant
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trees, eleven for the construction of the single-family residence and eleven for the construction of
Bay View Road. of those trees, most were rated in poor to fair condition due to dead limbs in the
upper crown.

Both the Patchett report and a supplemental Tree Evaluation Report, prepared by James Goodrum
(Certified Arborist WE-100042A) and dated November 7, 2017 {included as Attachment G), address
necessary tree protection measures to avoid unnecessary damage to the trees for construction of
the residence, Bay View Road, and associated utilities.

Similar to the development project parcel, any development on the remaining vacant parcels would
require arborist reports addressing the condition of the trees to be impacted or removed because of
development and necessary tree protection measures. Mitigation Measures 6 through 10 would
likely be applied to any future development projects to ensure that project impacts are less than
significant.

These mitigation measures will ensure that the impact of the proposed construction of the
single-family residence and Bay View Road is less than significant:

Mitigation Measure 5: Plans submitted for a building permit and/or encroachment permit
application shall demonstrate that the new road will be constructed in a manner that minimizes
excavation in the root zone of the trees. Excavation into the root zone should not exceed 6-12
inches.

Mitigation Measure 6: Plans submitted for a building permit and/or encroachment permit
application shall include the following note: Roots that are 1-inch in diameter and smaller that are
encountered during excavation activities can be clean cut at the edge of the excavation zone. Any
roots that are larger than 2 inches in diameter should be retained and wrapped in burlap and kept
moist until the project arborist can inspect the roots to determine an appropriate course of action.

Mitigation Measure 7: Plans submitted for a building permit and/or encreachment permit
application shall demonstrate the use of Biaxial Geo-Grid (or equivalent} to minimize the thickness of
the required road base material.

Mitigation Measure 8: Plans submitted for a building permit and/or encroachment permit
application shall demonstrate the use of underground boring for the installation of the utilities to
minimize root impacts. Hand digging can be used if underground boring is not possible. Roots that
are 1-inch in diameter and smaller that are encountered during these excavation activities can be
clean cut at the edge of the excavation zone. Any roots that are larger than 2 inches in diameter
shall be retained and wrapped in burlap and kept moist until the project arborist can inspect the roots
to determine an appropriate course of action.

Mitigation Measure 9: Plans submitted for a building permit and/or encreachment permit
application shall demonstrate that within the fenced Critical Root Zone, the following activities are
not allowed:

a.  Stockpiling construction materials or demolition debris.

b Parking vehicles or equipment.

c Piling soil and/or mulch.

d.  Trenching for utilities installation or repair, or for irrigation system installation.
e Changing soil grade by cutting or filling.

f Damaging roots by girdling, tearing or grubbing.

g Compacting soil from washing out equipment and vehicle maintenance.
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h.  Installing impervious parking lots, driveways, and walkways.

i. Wounding or breaking tree trunks or branches through contact with vehicles and heavy
equipment.

j Wounding trunks with string weed trimmers and lawn mowers.
k. Causing injury by fire or excessive heat.

Mitigation Measure 10: Plans submitted for a building permit and/or encroachment permit
application shall show the location and type of tree protection fencing in compliance with the
recommendations of the Goodrum arborist report. Tree protection fencing shall be installed prior to
issuance of the encroachment and building permits for the project.

Source: Project Plans, Project Location, County Significant Tree Ordinance, Patchett Arborist
Report (dated January 17, 2017}, Goodrum Arborist Report {dated November 7, 2017), Field
Observations.

4f. Conflict with the provisions of an adopted X
Habitat Conservation Plan, Natural
Conservation Community Plan, other
approved local, regional, or State habitat
conservation plan?

Discussion: The site and remaining vacant parcels are not located in an area with an adopted
Habitat Conservation Plan or Natural Conservation Community Pian, other approved regional or
State habitat conservation plan.

Source: Project Plans, Project Location, County GIS map.

4.9g. Be located inside or within 200 feet of a X
marine or wildlife reserve?

Discussion: The project site and remaining vacant parcels are not jocated inside or within 200 feet
of a marine or wildlife reserve.

Source: Project Plans, Project Location, County GIS map, National Wildlife Refuge System
Locator.

4.h, Result in loss of oak woodlands or other X
non-timber woodlands?

Discussion: The project site and remaining vacant parcels include no oak woodlands or other
timber woodlands.

Source: Project Plans, Project Location.
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5. CULTURAL RESOURCES. Would the project:

Potentially Sig(r_iﬁcant ‘less Than | .
Significant ‘Unless | Significant | - No
- Impacts | Mitigated Impact- Impact |

5.a.  Cause a significant adverse change in X
the significance of a historical resource
as defined in CEQA Section 15064.57

Discussion: The State of California Office of Historic Preservation has not identified any known
historical resources on the project parcel or surrounding area. In a review letter dated

October 10, 2018, the California Historical Resources Information System also noted no record of
historical resources at the project site. The review letter also notes that Native American resources
in this part of San Mateo County have been recorded in broad midslope terraces, immediately
adjacent to perennial and intermittent watercourses, and in particular concentration near the
coastline. The proposed project area and remaining vacant parcels contain a moderate slope and
are not adjacent to a watercourse. Therefore, the project and any future development projects on
the remaining vacant parcels pose no impact. To note, any future development projects on the
remaining vacant parcels will be subject to a similar review.

Source: Project Location, County GIS Maps, California Register of Historical Resources, California
Historical Resources Information System Review Letier (dated October 10, 2018).

5.b. Cause a significant adverse change in X
the significance of an archaeological
resource pursuant to CEQA Section
15064.57

Discussion: The project site is immediately surrounded by residential development to the north,
west and south and vacant land to the east. Based on the project parcel’s existing surrounding land
uses, it is not likely that the project parcel and surrounding area would host any archaeological
resources. The California Historical Resources Information System’s Northwest Informaticn Center
at Sonoma State University, in a letter dated October 10, 2018, notes that there is no record of any
previous cultural resource studies for the project area and that the project area has a low possibility
of containing unrecorded archaeological sites. Native American resources in this part of San Mateo
County have been recorded in broad midslope terraces, immediately adjacent to perennial and
intermittent watercourses, and in particular concentration near the coastline. The proposed project
area and remaining vacant parcels contain a moderate slope and are not adjacent to a watercourse.
However, the following mitigation measure is provided in the event that any cultural, paleontological,
or archeological resources are encountered during construction and excavation activities of the
proposed residence and road and the development of future structures on the remaining vacant
parcels:

Mitigation Measure 11: In the event that cultural, paleontological, or archaeological resources are
encountered during site grading or other site work, such work shall immediately be halted in the area
of discovery and the project sponsor shall immediately notify the Community Development Director
of the discovery. The applicant shall be required to retain the services of a qualified archaeologist
for the purpose of recording, protecting, or curating the discovery as appropriate. The cost of the
qualified archaeologist and of any recording, protecting, or curating shall be borne solely by the
project sponsor. The archaeologist shall be required to submit to the Community Development
Director for review and approval a report of the findings and methods of curation or protection of the
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resources. No further grading or site work within the area of discovery shall be allowed until the
preceding has occurred. Disposition of Native American remains shall comply with CEQA
Guidelines Section 15064.5(e).

Source: Project Location, County GIS Maps, California Historical Resources Information System
Review Letter (dated October 10, 2018).

5.c.  Directly or indirectly destroy a unigue X
palecntological resource or site or
unique geologic feature?

Discussion: Based on the project parcel’s existing surrounding land uses, it is not likely that the
project parcel and surrounding area would host any paleontological resource or site or unique
geologic feature. However, Mitigation Measure 13 in Section 5.b. is provided to ensure that the
impact is less than significant if any resources are encountered.

Source: Project Location, County GIS Maps.

5.d.  Disturb any human remains, including X
those interred outside of formal
cemeteries?

Discussion: No known human remains are located within the project area or surrounding vicinity.
In case of accidental discovery, Mitigation Measure 11 in Section 5.b. is recommended.

Source: Project Location, County GIS Maps.

6. GEOLOGY AND SOILS. Would the project:

" Potentially | Significant - Less .T_hén' N R
- Significant |- Unless | Significant | —No- |
Impacts | - Mitigated |  Impact | Impact .

6.a. Expose people or structures to potential
significant adverse effects, including the
risk of loss, injury, or death involving the
following, or create a situation that
results in:

i.  Rupture of a known earthquake fault, X
as delineated on the most recent
Alquist-Priolo Earthquake Fault
Zoning Map issued by the State
Geologist for the area or based on
other significant evidence of a known
fault?

Note: Refer to Division of Mines and Geclogy

Special Publication 42 and the Gounfy
Geotechnical Hazards Synthesis Map.

Discussion: A geotechnical report was prepared by Sigma Prime Geosciences, Inc. (Sigma
Prime), dated May 7, 2007, included as Attachment J. An updated geotechnical report was also
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prepared by Sigma Prime, dated April 6, 2017, included as Attachment K. Sigma Prime determined
the closest mapped active fault zone to the site is the San Gregorio fault, located about 1 km to the
west. Other faults most likely to produce significant seismic ground motions include the San
Andreas, Hayward, Rodgers Creek, and Calaveras faults.

According te Sigma Prime, the site is not located in an active Alquist-Priclo special studies area or
zone where fault rupture is considered likely. Therefore, active faults are not believed to exist
beneath the site, and the potential for fault rupture to occur at the site is low. Although it is highly
probable that the proposed project will experience very strong ground shaking during a moderate to
large nearby earthquake, Sigma Prime states that the proposed project can be developed as
planned, provided that the geotechnical recommendations from their report be implemented.

The discussion above and Mitigation Measure 12 would also likely apply if the remaining vacant
parcels are developed in the future. A geotechnical report would similarly be required for
development of those parcels at the time of application. Since the project location and its distance
from the cited fault zone can result in strong seismic ground shaking in the event of an earthquaks,
the following mitigation measure is recommended to ensure that such impacts are less than
significant:

Mitigation Measure 12: The design of the proposed development {upon submittal of the Building
Permit) on the subject parcel shall generally follow the recommendations cited in the Geotechnical
Study prepared by Sigma Prime Geosciences, Inc. and its subsequent updates regarding seismic
criteria, grading, drilled piers, slab-on grade construction, and surface drainage. Any such changes
to the recommendations by the project geotechnical engineer cited in this report and subsequent
updates shall be submitted for review and approval by the County’s Geotechnical Engineer.

Source: Project Plans, Project Location, San Mateo County Hazards Maps, Sigma Prime
Geotechnical Study (dated May 7, 2007), Sigma Prime Geotechnical Study (dated April 6, 2017).

ii. Strong seismic ground shaking? X

Discussion: Pursuant to the discussion in Section 6.a.i., strong seismic ground shaking may occur
in the event of an earthquake. However, the mitigation measure provided in Section 6.a.i. will
ensure that impacts are less than significant.

Source: Project Plans, Project Location, San Mateo County Hazards Maps, Sigma Prime
Geotechnical Study (dated May 7, 2007), Sigma Prime Geotechnical Study {dated April 6, 2017).

iii. Seismic-related ground failure, X
including liguefaction and differential
settling?

Discussion: According to Sigma Prime, loose, saturated silty sands were not encountered at the
site, and, therefore, the likelihood of liquefaction occurring at the site is very low. In addition,
although there is a dense silty sand onsite, it will either be excavated during construction or
penetrated with drilled piers for the foundation. Sigma Prime notes that the likelihood of differential
settling will be low. However, pursuant to the discussion in Section 6.a.i., its respective mitigation
measure is provided to ensure that any impacis are less than significant.

The discussion above also likely applies if the remaining vacant parcels are developed in the future.

Source: Project Plans, Project Location, San Mateo County Hazards Maps, Sigma Prime
Geotechnical Study (dated May 7, 2007), Sigma Prime Geotechnical Study (dated April 6, 2017).
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iv. Landslides? X

Discussion: According to Sigma Prime, there are no indications that landslide activity will adversely
impact the subject site during the design lifetime. The slope is moderately steep, at about thirty
percent; however, the granodiorite is shallow and stable. The upper soils are generally dense and
stiff. There are no springs or seepage on the site. The likelihood of a landslide impacting the site is
low. However, pursuant to the discussion in Section 6.a.i., its respective mitigation measure is
provided to ensure that any impacts are less than significant.

The discussion above also likely applies if the remaining vacant parcels are developed in the future.

Source: Project Plans, Project Location, San Mateo County Hazards Maps, Sigma Prime
Geotechnical Study (dated May 7, 2007), Sigma Prime Geotechnical Study (dated April 6, 2017).

v. Coastal cliff/bluff instability or X
erosion?

Note fo reader; This question is looking af
instabliify under current conditions. Futurs,
potential insfability is looked af in Section 7
{Climate Change).

Discussion: The project site and remaining vacant parcels are located about 1.5 miles from the
coastline. Therefore, there would be no impact on coastal cliff or bluff instability or erosion.

Source: Project Location.

6.b.  Resultin significant scil ercsion or the X
loss of topsoil?

Discussion: The construction of the residence involves 1,100 cubic yards of cut and 1,100 cubic
yards of fill and Bay View Road involves 370 cubic yards of cut and 170 cubic yards of fill. Total
land disturbance is 0.96-acre. The project is exempt from coverage under a State General
Construction Permit. The mitigation measures in Sections 3.b. and 3.f., and the following mitigation
measure are included to control erosion during both project construction activities.

The discussion above and Mitigation Measure 13 also likely apply if the remaining vacant parcels
are developed in the future.

With these mitigation measures, the project impact will be less than significant.

Mitigation Measure 13: At the time of building permit and encroachment permit application, the
applicant shall submit for review and approval, erosion and drainage control plans that show how the
transport and discharge of soil and pollutants frem and within the project site will be minimized, The
plans shall be designed to minimize potential sources of sediment, control the amount of runoff and
its ability to carry sediment by diverting incoming flows and impeding internally generated flows, and
retain sediment that is picked up on the project site through the use of sediment-capturing devices.
The plans shall include measures that limit the application, generation, and migration of toxic
substances, ensure the proper storage and disposal of toxic materials, and apply nutrients at rates
necessary {o establish and maintain vegetation without causing significant nutrient runoff to surface
waters. Said plan shall adhere to the San Mateo Countywide Stormwater Pollution Prevention
Program “General Construction and Site Supervision Guidelines,” including:

a.  Sequence construction to install sediment-capturing devices first, followed by runoff control
measures and runoff conveyances. No construction activities shall begin until after all
proposed measures are in place.
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n.
0O

Minimize the area of bare soil exposed at one time (phased grading).
Clear only areas essential for construction.

Within five (6) days of clearing or inactivity in construction, stabilize bare soils through either
non-vegetative Best Management Practices (BMPs), such as mulching, or vegetative erosion
control methods, such as seeding. Vegetative erosion control shall be established within
two (2) weeks of seeding/planting.

Construction entrances shali be stabilized immediately after grading and frequently maintained
to prevent erosion and to control dust.

Control wind-born dust through the installation of wind barriers such as hay bales and/or
sprinkling.
Soil and/or other construction-related material stockpiled on-site shall be placed a minimum of

200 feet, or to the extent feasible, from all wetlands and drain courses. Stockpiled soils shall
be covered with tarps at all times of the year.

Intercept runoff above disturbed slopes and convey it to a permanent channel or storm drains
by using earth dikes, perimeter dikes or swales, or diversions. Use check dams where
appropriate.

Provide protection for runoff conveyance outlets by reducing flow velocity and dissipating flow
energy.

Use silt fence and/or vegetated filter strips to frap sediment contained in sheet flow. The
maximum drainage area to the fence should be 0.5 acres or less per 100 fest of fence. Silt
fences shall be inspected regularly and sediment removed when it reaches 1/3 the fence
height. Vegstated filter strips should have relatively flat slopes and be vegetated with erosion-
resistant species.

Throughout the construction period, the applicant shall conduct regular inspections of the
condition and operational status of all structural BMPs required by the approved erosion
control plan.

No erosion or sediment control measures will be placed in vegetated areas.

Environmentally-sensitive areas shall be delineated and protected to prevent construction
impacts.

Control of fuels and other hazardous materials, spills, and litter during construction.

Preserve existing vegetation whenever feasible.

Source: Project Plans, Project Location, San Mateo County Hazards Maps, Sigma Prime
Geotechnical Study (dated May 7, 2007), Sigma Prime Geotechnical Study (dated April 6, 2017),
San Mateo Countywide Stormwater Pollution Prevention Program.

B.c.

Be located on a geologic unit or soil X
that is unstable, or that would become
unstable as a result of the project, and
potentially result in on-site or off-site
landslide, lateral spreading, subsidence,
severe erosion, liquefaction or collapse?

Discussion: Pursuant to the discussion to Sections 6.a. and 6.b., the associated Mitigation
Measures will assure that the does not result in an on-site or off-site landslide, lateral spreading,
subsidence, severe erosion, liquefaction or collapse. Therefore, the mitigation measures will assure
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that the project impact will be less than significant.

The discussion above also likely applies if the remaining vacant parcels are developed in the future.
A geotechnical report would similarly be required for development of those parcels at the time of
application.

Source: Project Plans, Project Location, San Mateo County Hazards Maps, Sigma Prime
Geotechnical Study (dated May 7, 2007), Sigma Prime Geotechnical Study (dated April 6, 2017).

6.d. Be located on expansive soil, as noted X
in the 2010 California Building Code,
creating significant risks to life or
property?

Discussion: The project geotechnical report concludes that the project parcel is not located on
expansive soils. Thus, the project poses no impact,

The discussion above also likely applies if the remaining vacant parcels are developed in the future.
A geotechnical report would similarly be required for development of those parcels at the time of
application.

Source: Project Plans, Project Location, San Mateo County Hazards Maps, Sigma Prime
Geotechnical Study (dated May 7, 2007), Sigma Prime Geotechnical Study (dated April 6, 2017).

6.e. Have soils incapable of adequately X
supporting the use of septic tanks or
alternative wastewater disposal systems
where sewers are not available for the
disposal of wastewater?

Discussion: The proposed project includes the installation of a septic system. San Mateo County
Environmental Health Services, which is the agency that regulates septic systems, completed a
preliminary review of the project and provided a conditional approval. The review completed by
Environmental Health Services did not uncover any issue with the soils in which the septic
wastewater system is to be located.

Potential residences on the remaining vacant parcels would also require the installation of a septic
system and would be required to demonstrate compliance with the regulations of Environmental
Health Services prior to the issuance of their conditional approval.

Source: Project Plans, Project Location.

7. CLIMATE CHANGE. Would the project:

| Potentially | Significant | Less Than | . =
| 'Significant | - Unless .| ‘Significant | =~ No =
' Impacts .| Mitigated | -* Impact . |- Impact

7.a. Generate greenhouse gas (GHG) X
emissions (including methane), either
directly or indirectly, that may have a
significant impact on the environment?
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Discussion: Greenhouse Gas Emissions (GHG) include hydrocarbon (carbon monoxide; CO2) air
emissions from vehicles and machines that are fueled by gasoline. Project-related grading and
construction of the proposed residence and road will result in the temporary generation of GHG
emissions along travel routes and at the project site. In general, construction involves GHG
emissions mainly from exhaust from vehicle trips (e.g., construction vehicles and personal vehicles
of construction workers). Even assuming construction vehicles and workers are based in and
traveling from urban areas, the potential project GHG emission levels from construction would be
considered minimal. Although the project scope for the current and potential future projects are not
likely to generate significant amounts of greenhouse gases, the mitigation measure is provided in
Section 3.b. to ensure that any impacts are less than significant.

Source: Project Plans, Project Location.

7.b.  Conflict with an applicable plan X
(including a local climate action plan),
policy or regulation adopted for the
purpose of reducing the emissions of
greenhouse gases?

Discussion: The proposed project does not conflict with the County of San Mateo Energy
Efficiency Climate Action Plan (EECAP).

Potential single-family residences on the remaining vacant parcels would also be required to comply
with EECAP.

Source: Project Plans, 2013 San Mateo County Energy Efficiency Climate Action Plan.

7.cC. Result in the loss of forestland or X
conversion of forestland to non-forest
use, such that it would release signifi-
cant amounts of GHG emissions, or
significantly reduce GHG sequestering?

Discussion: The project parcel and surrounding area are not considered forest land, nor do they
host any such forest canopy. Therefore, the project and any future development on the remaining
vacant parcels pose no impact.

Source: Project Plans, Project Location, County GIS Maps.

7.d.  Expose new or existing structures and/or X
infrastructure {e.g., leach figlds) to
accelerated coastal cliff/bluff erosion due
to rising sea levels?

Discussion: As discussed in Section 6.a.v., the project site and remaining vacant parcels are
located about 1.5 miles from the coastline. Therefore, the project and any future development on
the remaining vacant parcels would not be impacted by coastal cliff/bluff erosion due to rising sea
levels.

Source: Project Location.
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7.e. Expose people or structures to a X
significant risk of loss, injury or death
involving sea level rise?

Discussion: As discussed in Section 6.a.v., the project site and remaining vacant parcels are
located about 1.5 miles from the coastline. Therefore, the project and any future development on
the remaining vacant parcels would not be impacted by coastal cliff/bluff erosion due to rising sea
levels.

Source: Project Location.

A Place structures within an anticipated X
100-year flood hazard area as mapped
on a Federal Flood Hazard Boundary or
Flood Insurance Rate Map or other flood
hazard delineation map?

Discussion: The project site and remaining vacant parcels are not located in an anticipated
100-year flood hazard area as mapped by the Federal Emergency Management Agency (FEMA).
The project site and associated parcels are located in FEMA Flood Zone X, which is considered a
minimal flood hazard (Panel No. 06081C0136E, effective October 16, 2012). FEMA Flood Zone X
areas have a 0.2% annual chance of flooding, with areas with one (1) percent annual chance of
flooding with average depths of less than 1-foot. Therefore, the project and any future development
on the remaining vacant parcels impact would be less than significant.

Source: Project Location, County GIS Maps, Federal Emergency Management Agency Flood
Insurance Rate Map 06081C0136E, effective October 16, 2012

7.9.  Place within an anticipated 100-year X
flood hazard area structures that would
impede or redirect flood flows?

Discussion: The project site and remaining vacant parcels are not located in an anticipated
100-year flood hazard area as mapped by FEMA. Pursuant to the discussion in Section 7.f., the
project and any future development on the remaining vacant parcels poses no impact.

Source: Project Location, County GIS Maps, Federal Emergency Management Agency Flood
Insurance Rate Map 06081C0136E, eifective October 16, 2012,
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8. HAZARDS AND HAZARDOUS MATERIALS. Would the project:

Potentially = Significant | Less Than |-
~Significant |  Unless | Significant No |
-~ Impacts | - Mitigated .| - Impact. .| Impact |

8.a. Create a significant hazard to the public X
or the environment through the routine
transport, use, or disposal of hazardous
materials {e.q., pesticides, herbicides,
other toxic substances, or radioactive
material)?

Discussion: The project does not involve the use, transport, or disposal of hazardous materials.
The project involves the construction and operation of a single-family residence.

The discussion above also applies if the remaining vacant parcels are developed in the future with
single-family residences.

Source: Project Plans.

8.b.  Create a significant hazard to the public X
or the environment through reascnably
foreseeable upset and accident condi-
tions involving the release of hazardous
materials into the environment?

Discussion: The use of hazardous materials is not proposed for this project. The project involves
the construction and operation of a single-family residence.

The discussion above also applies if the remaining vacant parcels are developed in the future with
single-family residences.

Source: Project Pians.

8.c.  Emit hazardous emissions or handle X
hazardous or acutely hazardous
materials, substances, or waste within
one-quarter mile of an existing or
proposed school?

Discussion: The emission of hazardous materials, substances, or waste is not proposed for this
project. The project parcel is also not located within one-quarter mile of an existing or proposed
school.

The discussion above also applies if the remaining vacant parcels are developed in the future with
single-family residences.

Source: Project Plans, Project Location.
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a.d. Be located on a site which is included X
on a list of hazardous maferials sites
compiled pursuant to Government Code
Section 65962.5 and, as a result, would
it create a significant hazard to the public
or the environment?

Discussion: The project site and the remaining vacant parcels are not included on a list of
hazardous materials compiled pursuant to Government Code Section 65962.5 and therefore would
not result in the creation of a significant hazard to the public or the environment.

Source: Project Location, California Department of Toxic Substances Control.

8.e.  For a project located within an airport X
land use plan or, where such a plan has
not been adopted, within 2 miles of a
public airport or public use airport, result
in a safety hazard for people residing or
working in the project area?

Discussion: The project site is located approximately 1.3 miles northeast of the northerly boundary
of the Half Moon Bay Airport, a public airport operated by the County Department of Public Works.
Development within certain proximities of the airport are regulated by applicable policies and
requirements of the Final Half Moon Bay Airport Land Use Compatibility Plan (ALUCP), as adopted
by the City/County Association of Governments (C/CAG) on October 9, 2014. The overall objective
of the ALUCP safety compatibility guidelines is to minimize the risks associated with potential aircraft
accidents for people and property on the ground in the event of an aircraft accident near an airport
and to enhance the chances of survival of the occupants of an aircraft involved in an accident that
occurs beyond the runway environment. The ALUCP has safety zone land use compatibility
standards that restrict land use development that could pose particular hazards to the public or to
vulnerable populations in case of an aircraft accident.

The project site is located in the Airport Influence Area (Runway Safety Zone 7), where accident risk
level is considered to be low. The AIA Zone does not prohibit residential land uses.

Based on the discussion above, staff has determined that the proposed project complies with the
safety compatibility criteria and poses no impact.

The discussion above also applies if the remaining vacant parcels are developed in the future.

Source: Project Plans, Project Location, 2014 Final Half Moon Bay Airport Land Use Compatibility
Plan.

8.f. For a project within the vicinity of a X
private airstrip, result in a safety hazard
for people residing or working in the
project area?

Discussion: The project site and the remaining vacant parcels are not within the vicinity of a private
airstrip.

Source: Project Plans, Project Location.
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8.9. Impairimplementation of or physically X
interfere with an adopted emergency
response plan or emergency evacuation
plan?

Discussion: The proposed single-family residence will be located on a privately-owned parcel and
involves the construction of a new public road that will serve the subject parcel and the adjacent
parcels to the west and east. The proposed residence will have direct access to the road. The
proposed road has been reviewed and preliminarily approved with conditions by the Department of
Public Works and Coastside Fire Protection District (CFPD). The proposed project would not
impede, change, or close any roadways that could be used for emergency purposes. All existing
roads would remain unchanged. Therefore, the project poses no impact.

Potential single-family residences on the remaining vacant parcels would also be served by Bay
View Road and would all have direct access to the road. The proposed project would not impede,
change, or close any roadways that could be used for emergency purposes. All existing roads
would remain unchanged. Therefore, the potential future single-family residential projects on the
remaining vacant parcels pose no impact.

Source: Project Plans, Project Location, County GIS Maps.

8.h.  Expose people or structures to a signifi- X
cant risk of loss, injury or death involving
wildland fires, including where wildlands
are adjacent to urbanized areas or where
residences are intermixed with
wildiands?

Discussion: The project site is located within the high Fire Hazard Severity Zone (State
Responsibility Area). However, the project was reviewed by CFPD and received conditional
approval subject to compliance with the California Building Code for a fuel break, fire hydrant, hard
wired smoke detectors, an automatic fire sprinkler system, and ignition resistant construction and
materials, among other fire prevention requirements. No further mitigation, beyond compliance with
the standards and requirements of the CFPD, is necessary.

Among the remaining vacant parcels, parcels 036-243-130 and 036-231-090/100 are both located
within the high Fire Hazard Severity Zone (State Responsibility Area). Parcel 036-243-010 is
located within the very high Fire Hazard Severity Zone (State Responsibility Area). Similar to the
proposed single-family residence, compliance with the standards and requirements of the CFPD
would also be necessary for any new development on the three remaining vacant parcels.

Source: Project Location, California State Fire Severity Zones Maps, Coasiside Fire Protection
District.

8. Place housing within an existing X
100-year flood hazard area as mapped
on a Federal Flood Hazard Boundary or
Flood Insurance Rate Map or other flood
hazard delineation map?

Discussion: The project site and remaining vacant parcels are not located in such an area.
Source: Project Plans, Project Location, County GIS Maps, Federal Emergency Management
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Agency Flood Insurance Rate Map 06081C0136E, effective October 16, 2012.

8.. Place within an existing 100-year flood X
hazard area structures that would
impede or redirect flood flows?

Discussion: As discussed in Section 7.f., the project site and remaining vacant parcels are located
in Flood Zone X, an area of minimal flood hazard. The project and any future projects on the
remaining vacant parcels would not place structures within a 100-year flood hazard area as the
project site and remaining parcels are not located within a flood hazard zone that will be inundated
by a 100-year flood.

Source: Project Plans, Project Location, County GIS Maps, Federal Emergency Management
Agency Flood Insurance Rate Map 06081C0136E, effective October 16, 2012.

8.k.  Expose people or struciures to a signifi- : X
cant risk of loss, injury or death involving
flooding, including flooding as a result of
the failure of a levee or dam?

Discussion: In addition to the discussion Section 8.j., no dam or levee is located in close proximity
to the project site or remaining vacant parcels, therefore there is no risk of flooding due to failure of a
dam or levee.

Source: Project Plans, Project Location, County GIS Maps, San Matec County Hazards Maps.

8.l Inundation by seiche, tsunami, or X
mudflow?

Discussion: The project site and remaining vacant parcels are not located within a San Mateo
County General Plan tsunami and ssiche inundation area.

Source: Project Plans, Project Location, County GIS Maps, San Mateo County Hazards Maps.

9. HYDROLOGY AND WATER QUALITY. Would the project:

“Poténtially | Significant | Less Than'| .. ..
- Significant | “-Unless .| Significant No =~
Impacts | Mitigated | Impact | Impact

9.a. Violate any water quality standards X
or waste discharge requirements
{consider water quality parameters such
as temperature, dissolved oxygen,
turbidity and other typical stormwater
pollutants (e.g., heavy metals, pathogens,
petroleum derivatives, synthetic organics,
sediment, nufrients, oxygen-demanding
substances, and trash))?

Discussion: The proposed project has the potential to generate polluted stormwater runoff during
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site grading and construction-related activities. The project will be required to comply with the
County’s Drainage Policy requiring post-construction stormwater flows to be at, or below, pre-
construction flow rates. Drainage analysis for the single-family residence and Bay View Road were
prepared by Sigma Prime, both dated December 28, 2016, detailing the proposed drainage system.
The drainage reports state that the proposed detention system is designed such that post-
development runoff will be less than pre-development runoff, and no runoff is diverted from one
drainage area to another. The reports state that there will be no appreciable downstream impacts
and that current drainage patterns indicate minimal runoff from adjacent impervious surfaces onto
the subject property.

The proposed project, including the discussed drainage report and plans, were reviewed and
approved by the Department of Public Works. Based on these findings, the project impact will be
less than significant.

If the remaining vacant parcels are developed in the future, verification of compliance with the
County’s Drainage Policy will simifarly be required.

Source: Project Plans, Project Location, County GIS Maps, Sigma Prime Geosciences, Inc.
Meadow Property Drainage Analysis (dated December 28, 2016), Sigma Prime Geosciences, Inc.
Bay View Road Drainage Analysis (dated December 28, 2018).

9.b.  Significantly deplete groundwater . X
supplies or interfere significantly with
groundwater recharge such that there
would be a net deficit in aquifer volume
or a jowering of the local groundwater
table level (e.g., the production rate of
pre-existing nearby wells would drop to a
level which would not support existing
land uses or planned uses for which
permits have been granted)?

Discussion: In order to evaluate the geotechnical engineering characteristics of the soil layers
underlying the project site, the Sigma Prime report (discussed in Section 6.a.i.) discussed the three
borings drilled on the project parcel. According to the report, groundwater was not encountered. A
geotechnical report will also be prepared for the three remaining vacant parcels that will evaluate the
presence of groundwater.

The project parcel is served by an existing domestic well approved under previous permits. The
existing well has met the County's Environmental Health Division’s standards regarding quality and
flow. The well is proposed to serve the subject parcel and the three remaining vacant parcels. The
following mitigation measure is included to ensure that adequate water supply is available to serve
the proposed residence and future residences. With this mitigation measure, the project impact and
the impact of the potential future development of the vacant parcels will be less than significant.

Mitigation Measure 14: At the Building Permit application stage, the applicant shall demonstrate
adequate water supply {quantity and quality) to serve proposed, existing, and future structures.

Source: Project Plans, Project Location, San Mateo County Hazards Maps, Sigma Prime
Geotechnical Study (dated May 7, 2007}, Sigma Prime Geotechnical Study (dated April 6, 2017),
County Environmental Health Services.
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9.c.  Significantly alter the existing drainage X
pattern of the site or area, including
through the alteration of the course of a
stream or river, in 2 manner that would
result in significant erosion or siltation
on-site or off-site?

Discussion: The proposed project does not involve the alteration of the course of a stream or river.
The project involves the construction of 21,355 sq. ft. of impervious surface associated with house
and road construction. The proposed development on the project parcel will include drainage
features that have been approved by the Department of Public Works. With Mitigation Measures 1,
2, and 15 to address potential impacis during construction activities, the project will have a less than
significant impact.

The potential development of the three remaining vacant parcels would also not involve the
alteration of the course of a stream or river and would require a drainage and grading plan subject to
the approval of the Drainage Section which has taken over drainage review for the Department of
Public Works.

Source: Project Plans, Project Location, County GIS Maps, MIG Biological Resources Evaluation
(dated October 2016), Department of Public Works.

9.d.  Significantly alter the existing drainage X
pattern of the site or area, including
through the alteration of the course of a
stream or river, or significantly increase
the rate or amount of surface runoff in a
manner that would result in flooding on-
site or off-site?

Discussion: Pursuant to the discussion in Sections 9.a. and 9.c., the proposed project and any
potential futures projects on the remaining vacant parcels will have a less than significant impact.

Source: Project Plans, Project Location, County GIS Maps, MIG Biological Resources Evaluation
(dated October 2016), Department of Public Works.

9.e.  Create or contribute runoff water that X
would exceed the capacity of existing or
planned stormwater drainage systems or
provide significant additional sources of
polluted runoff?

Discussion: Pursuant to the discussion in Section 9.a., the proposed project and any potential
futures projects on the remaining vacant parcels will have a less than significant impact.

Source: Project Plans, Project Location, County GIS Maps, Sigma Prime Geosciences, Inc.
Meadow Property Drainage Analysis (dated December 28, 2016), Sigma Prime Geosciences, Inc.
Bay View Road Drainage Analysis (dated December 28, 2016).

9.f. Significantly degrade surface or ground- X
water water quality?

Discussion: As discussed in Section 9.b., the implementation of the associated mitigation
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measure, would minimize degradation of surface or groundwater water quality. Thus, the project
and any potential future projects on the remaining vacant parcels will pose a less than significant
impact.

Source: Project Plans, Project Location, San Mateo County Hazards Maps, Sigma Prime
Geotechnical Study (dated May 7, 2007), Sigma Prime Geotechnical Study {(dated April 6, 2017),
County Environmental Health.

9.9. Resultin increased impervious surfaces X
and associated increased runoff?

Discussion: Pursuant to the discussion in Section 9.c. and the cited mitigation measures, the
proposed project and any potential future projects on the remaining vacant parcels will have a less
than significant impact.

Source: Project Plans, Project Location, County GIS Maps, Sigma Prime Geosciences, Inc.
Meadow Property Drainage Analysis (dated December 28, 2016), Sigma Prime Geosciences, Inc.
Bay View Road Drainage Analysis (dated December 28, 2016).

10. LAND USE AND PLANNING. Would the project:

Pdtenfially k _Sigrgiﬁcén't' ' Less Than | .
- Significant | -~ Unless Significant | - No-
Impacts | - Mitigated | Impact | Impact

10.a. Physically divide an established X
community?

Discussion: The proposed road and single-family residence will allow for the continued
development of a rural area within Montara surrounded by existing single-family residential uses to
the north, west, and south and park land to the east. The project parcel is the second of five parcels
to be developed on Bay View Road. The project does not and the potential development of single-
family residences on the remaining three parcels will not include a proposal to divide lands or
include development that would result in the division of an established community.

Source: Project Plans, Project Location.

10.b. Conflict with any applicable land use X
plan, policy or regulation of an agency
with jurisdiction over the project
(including, but not limited to, the general
plan, specific plan, local coastal
program, or zoning crdinance) adopted
for the purpose of avoiding or mitigating
an environmental effect?

Discussion: The project has been reviewed for conformance, and found to not conflict with
applicable policies of the County's Local Coastal Program (LCP) and applicable RM-CZ zoning
regulations as discussed in Section 1.f. The project site’s RM-CZ zoning includes the Design
Review (DR) District. Based on the discussion provided to Sections 1.a., c. and d., the project is in
compliance with all applicable Design Review standards. Additionally, the RM-CZ Zoning District
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requires that development comply with the County’s Zoning Regulations, Chapter 20A.2.
(Development Review Criteria). The project has been reviewed against and found to comply with
the most applicable those criteria. Therefore, the project impact will be less than significant.

Potential single-family residences on the remaining vacant parcels would also be subject to
compliance with the applicable regulations as noted above. Therefore, the impacts of any future
single-family residential project on the remaining vacant parcels would be less than significant.

Source: San Mateo County LCP; County Zoning Regulations, Coastside Design Review Committee
Recommendation Letter (dated November 13, 2018).

10.c. Conflict with any applicable habitat X
conservation plan or natural community
conservation plan?

Discussion: The project site and surrounding area are not located in an area with a habitat
conservation or natural community conservation plan as discussed in Section 4.f. and therefore will

have no impact.
Source: Project Plans, Project Location.

10.d. Result in the congregating of more than X
50 people on a regular basis?

Discussion: As the project involves the construction of one single-family residence and a rural
public road, it is not expected that their occupancy capacity would result in the congregating of over
50 people on a regular basis. Therefore, the project poses no impact.

The discussion above also applies if the remaining vacant parcels are developed in the future with
single-family residences.

Source: Project Plans, Project Location.

10.e. Result in the introduction of activities not X
currently found within the community?

Discussion: The proposed residence will not result in the introduction of activities not already found
within the community. The project site is surrounded by similar single-family residential
development to the north, west, and south. Therefore, the proiect poses no such impact,

The discussion above also applies if the remaining vacant parcels are developed in the future with
single-family residences.

Source: Project Plans, Project L.ocation, County Zoning Regulations, County Midcoast DR
Standards, Coastside Design Review Committee Recommendation Letter (dated November 13,
2018).

10.f.  Serve to encourage off-site development X
of presently undeveloped areas or
increase development intensity of
already developed areas (examples
include the introduction of new or
expanded public utilities, new industry,
commercial facilities or recreation
activities)?
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Discussion: The project scope includes the construction of Bay View Road and the installation of
utilities. This road will serve the proposed single-family residence on the subject parcel but is also
intended to serve the three remaining vacant parcels along Bay View Road once they are
developed. Therefore, the construction of the road and utilities would serve to encourage additional
off-site development. However, the development of the three other vacant parcels would not result
in a significant increase in the intensity of this undeveloped area. It is unlikely that the new road
would be extended in the future to allow additional development as the end of the road abuts lands
owned by GGNRA.

Source: Project Plans, Project Location, County GIS Maps.

10.g. Create a significant new demand for X
housing?

Discussion: The project involves the construction of a residence and proposed improvements to
support this use. The project would provide one additional unit of housing and would not increase
the demand for housing in any other areas.

The discussion above also applies if the remaining vacant parcels are developed in the future with
single-family residences.

Source: Project Plans, Project Location.

11.  MINERAL RESOURCES. Would the project:

| Potéhﬁal!y | Significant | Less Than :
- Significant | - Unless | Significant .| No
- Impacts | Mitigated | Impact | Impact

11.a. Resultin the loss of availability of a X
known mineral resource that would be of
value to the region or the residents of the
State?

Discussion: The proposed project neither involves nor results in any extraction or loss of mineral
resources. Therefore, the project poses no impact.

The discussion above also applies if the remaining vacant parcels are developed in the future with
single-family residences.

Source: Project Plans.

11.b. Resultin the loss of availability of a X
locally important mineral resource
recovery site delineated on a local
general plan, specific plan or other land
use plan?
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Discussion: There are no known mineral resources on the project parcel; therefore, the proposed
project will not result in the loss of availability of a locally important mineral resource recovery site as
delineated on a local general plan, specific plan, or other land use plan.

The discussion above also applies if the remaining vacant parcels are developed in the future with
single-family residences.

Source: Project Plans.

12. NOISE. Would the project result in:

| Potentially | Significant | Less Than | -
- Significant |- Unless | Significant |- ‘No .
N Impac_t_s : Mi_ti_ga_t_e_d | -'-In__rbact:_ o '-._I_m_pacb

12.a. Exposure of persons to or generation X
of noise levels in excess of standards
established in the local general plan or
noise crdinance, or applicable standards
of other agencies?

Discussion: The proposed project and any future single-family residential projects on the
remaining vacant parcels would not produce any long-term significant noise source. However, the
project and any future potential projects on the remaining vacant parcels will generate short-term
noise associated with grading and construction activities. The short-term noise during grading and
construction activities will be temporary, where volume and hours are regulated by Section 4.88.360
(Exemptions) of the San Mateo County Ordinance Code for Noise Control. The following mitigation
measure is recommended to limit any potential impacts related to grading and construction to a less
than significant level:

Mitigation Measure 15: Noise sources associated with demalition, construction, repair, remodeling,
or grading of any real property shall be limited to the hours from 7:00 a.m. to 6:00 p.m., weekdays
and 9:00 a.m. to 5:00 p.m., Saturdays. Said activities are prohibited on Sundays, Thanksgiving, and
Christmas (San Mateo Ordinance Code Section 4.88.360). Noise levels produced by construction
activities shall not exceed the 80-dBA level at any one moment.

Source: Project Plans, Project Location, San Mateo County Ordinance.

12.b. Exposure of persons o or generation X
of excessive ground-borne vibration or
ground-borne noise levels?

Discussion: Exposure of persons to or generation of excessive ground-borne vibration or noise
levels is expected during construction activities. Drilled piers would be used for the foundation which
would be quieter overall in construction. Mitigation Measure 15 in Section 12.a. is provided to
ensure that the impact is fess than significant.

If the remaining vacant parcels are developed in the future, the exposure of persons to or generation
of excessive ground-borne vibration or noise levels would also be expected during construction
activities and the cited mitigation measure would also ensure that the impact is less than significant.

Source: Project Plans, Project Location, San Mateo County Ordinance.
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12.c. A significant permanent increase in X
ambient noise levels in the project
vicinity above levels existing without the
project?

Discussion: A temporary increase in ambient noise levels during construction activities is
expected. Otherwise, increased permanent ambient noise levels will be minimal as it would be
limited to the typical noise generated from a single-family residence. Therefore, the project poses a
less than significant impact.

The discussion above also applies if the remaining vacant parcels are developed in the future with
single-family residences.

Source: Project Plans, Project Location.

12.d. A significant temporary or periodic X
increase in ambient noise levels in the
project vicinity above levels existing
without the project?

Discussion: Pursuant to the discussion in Section 12.c. the project and potential future
development of the remaining vacant parcels pose a less than significant impact.

Source: Project Plans, Project Location.

12.e. For a project located within an airport X
land use plan or, where such a plan has
not been adopted, within 2 miles of a
public airport or public use airport,
exposure to pecple residing or working in
the project area to excessive noise
levels?

Discussion: The project site is located approximately 1.3 miles northeast of the northerly boundary
of the Half Moon Bay Airport, a public airport operated by the County Department of Public Works.
The project site is not located within the airport’s noise exposure contours. Thus, people residing or
working in the project area will not be exposed to excessive noise levels. Therefore, the project
poses a less than significant impact.

The discussion above also applies if the remaining vacant parcels are developed in the future,

Source: Project Plans, Project Location, 2014 Final Half Moon Bay Airport Land Use Compatibility
Plan.

12.f.  For a project within the vicinity of a X
private airstrip, exposure to people
residing or working in the project area
to excessive noise levels?

Discussion: As discussed in Sections 8.e. and 12.e, the project site is located within the vicinity of
the Half Moon Bay Airport, a public-operated airport. In addition, there are no known privately
owned or operated airstrips within close proximity to the project site.

The discussion above also applies if the remaining vacant parcels are developed in the future.
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Source: Project Plans, Project Location, 2014 Final Half Moon Bay Airport Land Use Compatibility
Plan.

13. POPULATION AND HOUSING. Would the project:
‘Potentially | Significant | Less Than' - .
‘Significant | Unless Significant No .
" Impacts Mitiga_te_,-d Impact Impact.
13.a. Induce significant population growth in X

an area, either directly (for example, by
proposing new homes and businesses)
or indirectly (for example, through exten-
sion of roads or other infrastructure)?

Discussion: As discussed in response to Section 10.f, all improvements associated with the
proposed project are only sufficient to serve the proposed single-family residence and the three
remaining adjacent vacant parcels in the future. The additional population created by those living in
the propeosed residence and potential future residences is not significant, nor would the development
induce any significant population growth. Therefore, the project poses no impact.

Source: Project Plans, Project Location.

13.b. Displace existing housing {(including low-
or moderate-income housing), in an area
that is substantially deficient in housing,
necessitating the construction of

replacement housing elsewhere?

Discussion: The proposed residence will be locatedon an undeveloped parcel; therefore, no
existing housing will be displaced. Therefore, the project poses no impact.

The discussion above also applies if the remaining vacant parcels are developed in the future.

Source: Project Plans, Project Location.

14. PUBLIC SERVICES. Would the project result in significant adverse physical impacts
associated with the provision of hew or physically altered government facilities, the need for
new or physically altered governmental facilities, the construction of which could cause
significant environmental impacts, in order to maintain acceptable service ratios, response
times or other performance objectives for any of the public services:

| Potentially | Significant | Less Than'|
- Significant | . Unless ' | -Significant .
.mpacts . Mitigated . | - Impact .-
14.a. Fire protection? X
14.b. Police protection? X
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14.c. Schools? X
14.d. Parks? X
14.e. Other public facilities or utilities (e.g., X
hospitals, or electrical/natural gas supply
systems)?

Discussion: The proposed project is to construct a single-family residence in an area which adjoins
other single-family residential uses. The proposed project does not involve and is not associated
with the provision of new or physically altered government facilities, nor will it generate a need for an
increase in any such facilities. Per the review of the Coastside Fire Protection District, the project
will not disrupt acceptable service ratios, response times or performance objectives of fire, police,
schools, parks, or any other public facilities or energy supply systems. Therefore, the project poses
no impact.

If the remaining vacant parcels are developed in the future with single-family residences, they would
also not involve and would not be associated with the provision of new or physically altered
government facilities, nor would they generate a need for an increase in any such facilities. The
potential projects would also be subject to the review of the Coastside Fire Protection District to
ensure that they will not disrupt acceptable service ratios, response times or performance objectives
of fire, police, schools, parks, or any other public facilities or energy supply systems. Therefore, the
potential future development of the remaining vacant parcels poses no impact.

Source: Project Plans, Project Location, Coastside Fire Protection District.

15. RECREATION. Would the project:

Potenitially | Significant | Less Than | =~ .
-Significant | = Unless - | Significant | No
Impacts | Mitigated | Impact | Impact |

15.a. Increase the use of existing X
neighborhood or regional parks or other
recreational facilities such that significant
physical deterioration of the facility would
occur or be accelerated?

Discussion: The project (future occupants of and visitors to the new residence) would not
significantly increase the use of existing parks or other recreational facilities. The current
accessibility to and use of the Golden Gate National Recreation Area (located just beyond the
project site’s easterly boundary) will not be affected by the project. Potential project impact on the
use of neighborhood or regional parks or other recreational facilities would be less than significant
and significant physical deterioration of any such facilities as related to the project is not expected to
occur or be accelerated. Therefore, the project poses ho impact.

The discussion above also applies if the remaining vacant parcels are developed in the future.

It should be noted that the project did not include the creation of any new parcels, which would
require the provision of park facilities and/or payment of in-lieu park fees. The subject parcel was
created legally in November 16, 2004 via a merger.
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Source: Project Plans, Project Location.

15.b. Include recreational facilities or require X
the construction or expansion of
recreational facilities which might have
an adverse physical effect on the
environment?

Discussion: The project does not include or require the construction or expansion of recreational
facilities.

The discussion above also applies if the remaining vacant parcels are developed in the future.

Source: Project Plans.

16. TRANSPORTATION/TRAFFIC. Would the project:

-Potehtial]y. Signfﬁcaht L'éss Than L o
- Significant | - Unless .| Significant | ' No =
Impacts | Mitigated | Impact | Impact

16.a. Conflict with an applicable pian, ordi- X
nance or policy establishing measures of
effectiveness for the performance of the
circulation system, taking into account all
modes of transportation including mass
transit and non-motorized travel and
relevant components of the circulation
system, including, but not limited to,
intersections, streets, highways and
freeways, pedestrian and bicycle paths,
and mass transit?

Discussion: The proposed development would provide compliant standard and emergency access
to the project parcel and future development on the adjacent vacant parcels. The County LCP
{Policy 2.52) exempts the development of singular single-family dwellings from the development and
implementation of a traffic impact analysis and mitigation plan. The fraffic trips (comprised of both
owners of and guests/visitors to) generated by the new residence and potential future residences on
the remaining vacant parcels will not introduce any significant increase in vehicles on Hermosa
Road, and thus will pose no significant safety impact to other vehicles, pedestrians or bicycles. The
adequacy of access, along Bay View Road, to and from the site has been reviewed by both the
County’s Department of Public Works and the Coastside Fire Protection District, who have
concluded that such access complies with their respective policies and requirements. A similar
review would be conducted if the remaining vacant parcels were to be developed, therefore, the
project and the potential future residences on the remaining vacant parcels pose a less than
significant impact.

Source: Project Plans, Project Location, Department of Public Works, Coastside Fire Protection
District, County Local Coastal Program.

16.b. Conflict with an applicable congestion X
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management program, including, but not
limited to, level of service standards and
travel demand measures, or other
standards established by the County
congestion management agency for
designated roads or highways?

Discussion: Pursuant o the discussion in Section 16.a, the project and potential development on
the remaining vacant parcels pose a less than significant impact.

Source: Project Plans, Project Location, County Local Coastal Program.

16.c. Result in a change in air traffic patterns, X
including either an increase in traffic
levels or a change in location that results
in significant safety risks?

Discussion: The project and potential development on the remaining vacant parcels do not include
any element which would result in changes to air traffic patterns.

Source: Project Plans, Project Location.

16.d. Significantly increase hazards to a X
design feature {e.g., sharp curves or
dangerous intersections) or incompatible
uses (e.g., farm equipment)?

Discussion: The proposed project does not include any incompatible uses or impacts related to a
design feature. Bay View Road would be constructed according to County standards and provide
vehicular access to the proposed residence.

If the remaining vacant parcels are developed in the future with single-family residences, they would
also not include any incompatible uses or impacts related to a design feature. Bay View Road would
provide vehicular access to any of the potential residences.

Source: Project Plans, Project Location.

16.e. Result in inadequate emergency X
access?

Discussion: Upon review of the proposed project, the Coastside Fire Protection District has
conditionally approved the proposed road and access to the residence including adequate
emergency access. Thus, the project poses no impact.

If any development were to occur on the remaining vacant parcels, the Coastside Fire Protection
District’s review would also ensure adequate emergency access. Therefore, any future potential
projects on those parcels would pose no impact.

Source: Project Plans, Coastside Fire Protection District.
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16.f.  Conflict with adopted policies, plans, or X
programs regarding public transit,
bicycle, or pedestrian facilities, or
otherwise decrease the performance or
safety of such facilities?

Discussion: Pursuant to the discussion in Section 16.a, the project and potential future residences
on the remaining vacant parcels pose a less than significant impact.

Source: Project Plans, Project Location, County Local Coastal Program.

16.g. Cause noticeable increase in pedestrian X
traffic or a change in pedestrian
patierns?

Discussion: The project will not cause a significant increase in pedestrian traffic, as it involves the
construction of a road (no sidewalk) and a single-family residence. Nor would the project generally
change pedestrian patterns around the project site. Therefore, the project poses a less than
significant impact.

The discussion above alsoc applies if the remaining vacant parcels are developed in the future with
single-family residences.

Source: Project Plans, Project Location.

16.h. Result in inadequate parking capacity? X

Discussion: Pursuant to Section 6119 (Parking Spaces Required) of the County Zoning
Regulations, two covered parking spaces are required for dwelling units having two or more
bedrooms. The proposed residence would include an attached two-car garage. The proposed
project has compliant parking and thus poses no impact.

The discussion above also applies if the remaining vacant parcels are developed in the future with
single-family residences.

Source: Project Plans, County Zoning Regulations.

17. TRIBAL CULTURAL RESOURCES. Would the project:

Potentially " Significant | Less Than | =~
- Significant | . Unless | Significant | . No
 Impacts . | Mitigated | Impact. | Impact |

17.a. Cause a substantial adverse change in
the significance of a tribal culfural
resource, defined in Public Resources
Code Section 21074 as either a site,
feature, place or cultural landscape that
is geographically defined in terms of the
size and scope of the landscape, sacred
place, or object with cultural value to a
California Native American tribe, and
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that is:

i. Listed or eligible for listing in the X
California Register of Historical
Resources, or in a local register of
histerical resources as defined in
Public Resources Code section
5020.1(k)

Discussion: Pursuant to discussion in Sections 5.a. and 5.b. and that the project is not listed in a
local register of historical resources, pursuant to any local ordinance or resolution as defined in
Public Resources Code Section 5020.1(k), the project poses no impact.

The discussion above also applies if the remaining vacant parcels are developed in the future.

Source: Project Location, California Register of Historical Resources, California Historical
Resources Information System Review Letter {(dated October 10, 2018), County General Plan.

i. Aresource determined by the lead X
agency, in its discretion and
supported by substantial evidence,
fo be significant pursuant to criteria
set forth in Subdivision {(¢) of Public
Resources Code Section 5024.1.
(In applying the criteria set forth in
Subdivision (c) of Public Resource
Code Section 5024.1, the lead
agency shall consider the
significance of the resource o a
California Native American tribe.)

Discussion: A Sacred Lands File and Native American Contacts List Request was sent to the
Native American Heritage Commission on October 5, 2018. A record search of the Native American
Heritage Commission Sacred Lands File was completed and the results were negative. Although
the project is not subject to Assembly Bill 52 (Tribal Consultation), as the County has no records of
written requests for formal notification of proposed projects within the County from any traditionally
or culturally affiliated California Native American tribes, the County seeks to satisfy the Native
American Heritage Commission’s best practices to consult with California Native American fribes
that are traditionally and culturally affiliated with the geographic area of the proposed project to avoid
inadvertent impacts on fribal cultural resources. On September 20, 2018, a letter was mailed via
certified mail to the tribes identified by the Native American Herifage Commission. To date, no
request for consultation was received. Therefors, while the project and potential future residences
on the remaining vacant parcels are not expected to cause a substantial adverse change to any
potential tribal cultural resources pursuant fo discussion in Sections 5.a. and 5.b., the following
mitigation measures are recommended to minimize any potential significant impacts to unknown
tribal cultural resources:

Mitigation Measure 16: Should any traditionally or culturally affiliated Native American tribe
respond to the County's issued notification for consultation, such process shall be completed and
any resulting agreed upon measures for avoidance and preservation of identified resources be taken
prior to implementation of the project.

Mitigation Measure 17: In the event that tribal cultural resources are inadvertently discovered
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during project impiementation, all work shall stop until a qualified professional can evaluate the find
and recommend appropriate measures to avoid and preserve the resource in place, or minimize
adverse impacits to the resource, and those measures shall be approved by the Current Planning
Section prior to implementation and continuing any work associated with the project.

Mitigation Measure 18: Any inadvertently discovered tribal cultural resources shall be treated with
culturally appropriate dignity taking info account the tribal cultural values and meaning of the
resource, including, but not limited to, protecting the cultural character and integrity of the resource,
protecting the traditional use of the resource, and protecting the confidentiality of the resource.

Source: Project Plans, Project Location, Native American Heritage Commission, State Assembly
Bill 52, California Historical Resources Information System Review Letter (dated October 10, 2018).

18. UTILITIES AND SERVICE SYSTEMS. Would the project:

“Potentially | Significant | ‘Less-Than ' -

- Significant -| - Unless- .| Significant . No i
. Impacts |- Mitigated Impaci . Impact
18.a. Exceed wastewater treatment require- X

ments of the applicable Regional Water
Quality Control Board?

Discussion: The proposed residence would rely on septic systems because sewer service is not
available from the Montara Water and Sanitary District. The proposed project does not involve or
require any water or wastewater treatment facilitates that would exceed any requirements of the
Regional Water Quality Control Board. Therefore, the project poses no impact.

The discussion above also applies if the remaining vacant parcels are developed in the future.

Source: Project Plans, Project Location.

18.b. Require or resuit in the construction X
of new water or wastewater treatment
facilities or expansion of existing
facilities, the construction of which could
cause significant environmental effects?

Discussion: Pursuant to the discussion in Section 18.a, the project poses no impaci.
The discussion above also applies if the remaining vacant parcels are developed in the future.

Source: Project Plans, Project Location.

18.c.  Require or result in the construction of X
new stormwater drainage facilities or
expansion of existing facilities, the
construction of which could cause
significant environmental effects?

Discussion: As discussed in Section 9.a., the proposed project has the potential to generate
polluted stormwater runoff during site grading and construction-related activities, and the permanent
project would be required to comply with the County’s Drainage Policy requiring post-construction
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stormwater flows to be at, or below, pre-construction flow rates. The proposed drainage system
design, reviewed and approved by the Department of Public Works, will accommodate the proposed
road, residence, driveway, and hardscape features, and ensure pre-construction runoff levels are
maintained. Based on these findings and with the implementation of Mitigation Measures 1, 2, and
13, the project impact is expected to be less than significant.

If the remaining vacant parcels are developed in the future, the projects would also be required to
comply with the County’s Drainage Policy and the proposed drainage system would require the
approval of the Drainage Section, now responsible for drainage review instead of the Department of
Public Works. Based on these findings and with the implementation of Mitigation Measures 1, 2,
and 13, the impact of these potential projects would be expected to be less than significant.

Source: Project Plans, Project Location, County GIS Maps, Sigma Prime Geosciences, Inc.
Meadow Property Drainage Analysis (dated December 28, 2016), Sigma Prime Geosciences, Inc.
Bay View Road Drainage Analysis (dated December 28, 2016), Department of Public Works.

18.d. Have sufficient water supplies available X
to serve the project from existing entitle-
ments and resources, or are new or
expanded entitlements needed?

Discussion: Pursuant to the discussion in Section 9.b. with Mitigation Measure 14, the project
impact is expected to be less than significant.

The discussion above also applies if the remaining vacant parcels are developed in the future.

Source: Project Plans, Project Location, County Environmental Health Services.

18.e. Result in a determination by the waste- X
water treatment provider which serves
or may serve the project that it has
adequate capacity to serve the project's
projected demand in addition to the
provider's existing commitments?

Discussion: Pursuant o the discussion in Section 18.a, the project poses no impact.
The discussion above also applies if the remaining vacant parcels are developed in the future.

Source: Project Plans, Project Location.

18.f. Be served by a landfill with insufficient X
permitted capacity to accommodate the
project’s solid waste disposal needs?

Discussion: The construction of the project would generate some solid waste, both during
construction and after completion {on an ongoing basis typical for that generated by residential
uses). Similar to all other properties in the Midcoast area, the residence would receive municipal
trash and recycling pick-up service by Recology. The County’s local landfill facility is the Corinda
Los Trancos (Ox Mountain) Landfill, located at 12310 San Mateo Road {State Highway 92), a few
miles east of Half Moon Bay. This landfill facility has permitted capacity/service life until 2034.
Therefore, the project impact is less than significant.

The discussion above also applies if the remaining vacant parcels are developed in the future.
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Source: San Mateo County Environmental Health Services.

18.g. Comply with Federal, State, and local X
statutes and regulations related to solid
waste?

Discussion: Solid waste generated by a new single-family residence is expected to be minimal.
The project site will receive solid waste service by Recology. The landfill cited in Section 18.1. is
licensed and operates pursuant to all Federal, State and local statutes and regulations as overseen
by the San Mateo County Health System’s Environmental Health Services. Therefore, the project
impact will be less than significant.

The discussion above also applies if the remaining vacant parcels are developed in the future.

Source: County Environmental Health Services.

18.h. Be sited, oriented, and/or designed to X
minimize energy consumption, including
transportation energy; incorporate water
conservation and solid waste reduction
measures; and incorporate solar or other
alternative energy sources?

Discussion: The proposed residence is cited in such a fashion such that the driveway would
provide vehicle access directly onfo Bay View Road, and could accommodate solar energy
components into the design. Additionally, the residence would be required to comply with all
currently adopted building (where all building materials must meet minimum insulation and energy
conserving requirements), electrical, plumbing (where water conservation fixtures shall be
implemented), and mechanical codes. Therefore, the project impact will be less than significant.

if the remaining vacant parcels are developed in the future, the projects would also similarly be
required to comply with all currently adopted building (where all building materials must meet
minimum insulation and energy conserving requirements), electrical, plumbing {where water
conservation fixtures shall be implemented), and mechanical codes. Therefore, the impact of these
potential projects would be anticipated to be less than significant.

Source: Project Plans.

18.i.  Generate any demands that will cause a X
public facility or utility to reach or exceed
its capacity?

Discussion: Pursuant to the discussions throughout Section 18, the proposed project will not cause
a public facility or utility to reach or exceed its capacity. Therefore, the project poses no impact.

The discussion above also applies if the remaining vacant parcels are developed in the future.
Source: Project Plans, Project Location, San Mateo County Environmental Health Services.
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19. MANDATORY FINDINGS OF SIGNIFICANCE.
Potentially 'sfgniﬁcant fidies Than |- i
- Significant | ~Unless | Significant | ~No
impacts . Mitigated - Impact. | Impact
19.a. Does the project have the potential to X

degrade the quality of the environment,
significantly reduce the habitat of a fish
or wildlife species, cause a fish or wildlife
population to drop below self-sustaining
levels, threaten to eliminate a plant or
animal community, reduce the number
or restrict the range of a rare or
endangered plant or animal or eliminate
important examples of the major periods
of California history or prehistory?

Discussion: The project as proposed with all the recommended mitigation measures discussed in
the previous sections will ensure that potential impacts are less than significant.

Source: All Applicable Sources Previously Cited In This Document.

Does the project have impacts that are X
individually limited, but cumulatively
considerable? (“Cumulatively consider-
able” means that the incremental effects
of a project are considerable when
viewed in connection with the effects of
past projects, the effects of other current
projects, and the effects of probable
future projects.)

190,

Discussion:

As discussed in response to Section 10.f, the project scope includes the construction of Bay View
Road and the installation of utilities. This road will serve the proposed single-family residence on the
subject parcel but is also infended to serve the three remaining vacant parcels along Bay View Road
once they are developed. Itis unlikely that the new road would be extended in the future to allow
additional development as the end of the road abuts lands owned by GGNRA. Therefore, the
construction of the road and utilities would serve to encourage additional off-site development which
has been addressed throughout this document. However, while the development of the three
remaining vacant parcels would not result in a significant increase in the intensity of this
undeveloped area, the applicant does not propose development of the three other vacant parcels at
this time. To the extent possible, the impacts of development of the three other vacant parcels have
been studied and assessed and would be further examined if and when an application is submitted.

Source: All Applicable Sources Previously Cited In This Document.
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19.c. Does the project have environmental
effects which will cause significant

adverse effects on human beings, either

directly or indirectly?

Discussion: As discussed in the previous sections, the proposed project is to construct a new
single-family residence and road while assessing the potential development of three other vacant
parcels. Based on the discussions in the previous sections where project impacts were determined
to be less than significant or mitigation measures were required to result in an overall less than
significant impact, the proposed project would not cause significant adverse effects on human

beings, either directly or indirectly.

Source: All Applicable Sources Previously Cited In This Document.

RESPONSIBLE AGENCIES. Check what agency has permit authority or other approval for the

project.

AGENCY

YES

TYPE OF APPROVAL

U.S. Army Corps of Engineers (CE)

State Water Resources Control Board

Regional Water Quality Control Board

State Department of Public Health

XX | XX

San Francisco Bay Conservation and
Development Commission (BCDC)

>

U.S. Environmental Protection Agency (EPA)

County Airport Land Use Commission (ALUC)

Caltrans

Bay Area Air Quality Management District

U.S. Fish and Wildlife Service

Coastal Commission

City (Half Moon Bay)

Sewer/\Water District:

XKIX[I XX | XX | x| X

Other: None
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MITIGATION MEASURES

Mitigation measures have been proposed in project application. X

Other mitigation measures are needed. X

The following measures are included in the project plans or proposals pursuant to Section
15070(b)(1) of the State CEQA Guidelines:

Mitigation Measure 1: The applicant shall submit an Air Quality Best Management Practices Plan
to the Planning and Building Department prior to the issuance of any grading permit “hard card” or
building permit that, at a minimum, includes the “Basic Construction Mitigation Measures” as listed
in Table 8-1 of the BAAQMD California Environmental Quality Act (CEQA) Guidelines (May 2011).
The following Bay Area Air Quality Management District Best Management Practices for mitigating
construction-related criteria air pollutants and precursors shall be implemented prior to beginning
any grading and/or construction activities and shall be maintained for the duration of the project
grading and/or construction activities:

a.  All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, and
unpaved access roads) shall be watered two times per day.

b.  Allhaul trucks transporting soll, sand, or other loose material off-site shall be covered.

c.  All visible mud or dirt track-out onto adjacent public roads shall be removed using wet power
vacuum street sweepers at least once per day.

d.  All vehicle speeds on unpaved roads shall be limited to 15 miles per hour.

e. Idling times shall be minimized either by shutting equipment off when not in use or reducing
the maximum idling time to 5 minutes {(as required by the California Airborne Toxics Control
Measure Title 13, Section 2485, of California Code of Regulations). Clear signage shall be
provided for construction workers at all access points.

f. Roadways and building pads shall be laid as soon as possible after grading unless seeding or
soil binders are used.

g. Idling times shall be minimized either by shutting equipment or vehicles off when not in use or
reducing the maximum idling time to 5 minutes (as required by the California Airborne Toxics
Control Measure Title 13, Section 2485, of California Code of Regulations). Clear sighage
shall be provided for construction workers at all access points.

h.  All construction equipment shall be maintained and properly tuned in accordance with
manufacturer’s specifications.

i. Minimize the idling time of diesel powered construction equipment to two minutes.

J- Post a publicly visible sign with the telephone number and person to contact at the Lead
Agency regarding dust complaints. This person shall respond and take corrsctive action
within 48 hours. The Air District’s phone number shall also be visible to ensure compliance
with applicable regulations.

Mitigation Measure 2: The applicant shall implement dust confrol measures, as listed below.
Measures shall be included on plans submitted for the Building Permit and encroachment permit
applications. The measures shall be implemented for the duration of any grading, demolition, and
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construction activities that generate dust and other airborne particles. The measures shall include
the following:

a.  Water all active construction areas at least twice daily.

b.  Water or cover stockpiles of debris, soil, sand, or other materials that can be blown by the
wind.

c.  Cover all trucks hauling soil, sand, and other loose materials, or require all frucks to maintain
at least 2 feet of freeboard.

d.  Apply water three times daily, or apply (non-toxic) soil stabilizers on all unpaved access
roads, parking, and staging areas at the construction sites. Also, hydroseed or apply non-
toxic soil stabilizers to inactive construction areas.

e.  Sweep daily (preferably with water sweepers) all paved access roads, parking, and staging
areas at the construction sites.

f. Sweep adjacent public streets daily (preferably with water swespers) if visible soil material is
carried onto them.

g.  Enclose, cover, water twice daily, or apply non-toxic soil binders to exposed stockpiles (dirt,
sand, etc.).

h.  Limit traffic speeds on unpaved roads within the project parcel to 15 miles per hour (mph).
i. Install sandbags or other erosion control measures to prevent silt runoff to public roadways.
j- Replant vegetation in disturbed areas as quickly as possible.

Mitigation Measure 3: To avoid impacts to nesting birds and violation of state and federal laws
pertaining to birds, all construction related activities (including but not limited to mobilization and
staging, clearing, grubbing, vegetation remaval, fence installation, demolition, and grading) shall
occur outside of the avian nesting season (February 1 or after August 31). if construction and
construction noise occurs within the avian nesting season, all suitable habitats located within the
project’s area of disturbance including staging and storage areas plus a 250-foot (passerines) and
1,000-foot (raptor nests) buffer around these areas shall be thoroughly surveyed, as feasible, for
the presence of active nests by a qualified biologist no more than five days before commencement
of any site disturbance activities and equipment mobilization. If project activities are delayed by
more than five days, an additional nesting bird survey shall be performed. Active nesting is present
if a bird is building a nest, sitting in a nest, a hest has eggs or chicks in it, or aduits are observed
carrying food to the nest. The results of the surveys shall be documented and submitted to the
Current Planning Section.

Mitigation Measure 4: If pre-construction nesting bird surveys results in the location of active
nests, no site disturbance and mobilization of heavy equipment (including but not limited to
equipment staging, fence installation, clearing, grubbing, vegetation removal, fence installation,
demolition, and grading), shall take plus within 250 feet of non-raptor nests and 1,000 feet of raptor
nests, or as determined by a qualified biologist in consultation with the California Department of
Fish and Wildlife, until the chicks have fledged. Monitoring shall be required to ensure compliance
with the Migratory Bird Treaty Act and relevant California Fish and Wildlife code requirements.
Monitoring dates and findings shall be documented.

Mitigation Measure 5: Plans submitted for a building permit and/or encroachment permit
application shall demonstrate that the new road will be constructed in a manner that minimizes
excavation in the root zone of the trees. Excavation into the root zone should not exceed 6-12
inches.

Mitigation Measure 6: Plans submitted for a building permit and/or encroachment permit
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application shall include the following note: Roots that are 1-inch in diameter and smaller that are
encountered during excavation activities can be clean cut at the edge of the excavation zone. Any
roots that are larger than 2 inches in diameter should be retained and wrapped in burlap and kept
moist until the project arborist can inspect the roots to determine an appropriate course of action.

Mitigation Measure 7: Plans submitted for a building permit and/or encroachment permit
application shall demonstrate the use of Biaxial Geo-Grid (or equivalent) to minimize the thickness
of the required road base material.

Mitigation Measure 8: Plans submitted for a building permit and/or encroachment permit
application shall demonstrate the use of underground boring for the installation of the utilities to
minimize root impacts. Hand digging can be used if underground boring is not possible. Roots that
are 1-inch in diameter and smaller that are encountered during these excavation activities can be
clean cut at the edge of the excavation zone. Any roots that are larger than 2 inches in diameter
shall be retained and wrapped in burlap and kept moist until the project arborist can inspect the
roots to determine an appropriate course of action.

Mitigation Measure 9: Plans submitted for a building permit and/or encroachment permit
application shall demonstrate that within the fenced Ciritical Root Zons, the following activities are
not allowed:

Stockpiling construction materials or demolition debiris.

Parking vehicles or equipment.

Piling soil and/or mulch.

Trenching for utilities installation or repair, or for irrigation system installation.
Changing soil grade by cutting or filling.

Damaging roots by girdling, tearing or grubbing.

Compacting soil from washing out equipment and vehicle maintenance.

Se e o0 TP

Installing impervious parking lots, driveways, and walkways.

Wounding or breaking tree trunks or branches through contact with vehicles and heavy
equipment.

j- Wounding trunks with string weed trimmers and lawn mowers.
k.  Causing injury by fire or excessive heat.

Mitigation Measure 10: Plans submitted for a building permit and/or encroachment permit
application shall show the location and type of tree protection fencing in compliance with the
recommendations of the Goodrum arborist report. Tree protection fencing shall be installed prior to
issuance of the encroachment and building permits for the project.

Mitigation Measure 11: [n the event that cultural, palecontological, or archaeological resources are
encountered during site grading or other site work, such work shall immediately be halted in the
area of discovery and the project sponsor shall immediately notify the Community Development
Director of the discovery. The applicant shall be required to retain the services of a qualified
archaeologist for the purpose of recording, protecting, or curating the discovery as appropriate.

The cost of the qualified archaeologist and of any recording, protecting, or curating shall be borne
solely by the projsct sponsor. The archaeologist shall be required to submit to the Community
Development Director for review and approval a report of the findings and methods of curation or
protection of the resources. No further grading or site work within the area of discovery shall be
allowed until the preceding has occurred. Disposition of Native American remains shall comply with
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CEQA Guidelines Section 15064.5(e).

Mitigation Measure 12: The design of the proposed development (upon submittal of the Building
Permit) on the subject parcel shall generally follow the recommendations cited in the Geotechnical
Study prepared by Sigma Prime Geosciences, Inc. and its subsequent updates regarding seismic
criteria, grading, drilled piers, slab-on grade construction, and surface drainage. Any such changes
to the recommendations by the project geotechnical engineer cited in this report and subsequent
updates shall be submitted for review and approval by the County's Geotechnical Engineer.

Mitigation Measure 13: At the time of building permit and encroachment permit application, the
applicant shall submit for review and approval, erosion and drainage control plans that show how
the transport and discharge of soil and pollutants from and within the project site will be minimized.
The plans shall be designed to minimize potential sources of sediment, control the amount of runoff
and its ability to carry sediment by diverting incoming flows and impeding internally generated
flows, and retain sediment that is picked up on the project site through the use of sediment-
capturing devices. The plans shall include measures that limit the application, generation, and
migration of toxic substances, ensure the proper storage and disposal of toxic materials, and apply
nutrients at rates necessary to establish and maintain vegetation without causing significant nutrient
runoff to surface waters. Said plan shall adhere to the San Mateo Countywide Stormwater Pollution
Prevention Program “General Construction and Site Supervision Guidelines,” including:

a.  Sequence construction to install sediment-capturing devices first, followed by runoff control
measures and runoff conveyances. No construction activities shall begin until after all
proposed measures are in place.

b.  Minimize the area of bare soil exposed at one time {phased grading).
Clear only areas essential for construction.

Within five (5) days of clearing or inactivity in construction, stabilize bare soils through either
non-vegetative Best Management Practices (BMPs), such as mulching, or vegetative erosion
control methods, such as seeding. Vegetative erosicn control shall be established within
two (2) weeks of seeding/planting.

e. Construction entrances shall be stabilized immediately after grading and frequently
maintained fo prevent erosion and to control dust.

f. Control wind-born dust through the installation of wind barriers such as hay bales and/or
sprinkling.

g. Soil and/or other construction-related material stockpiled on-site shall be placed a minimum of
200 feet, or to the extent feasible, from all wetlands and drain courses. Stockpiled soils shall
be covered with tarps at all times of the year.

h.  Intercept runoff above disturbed slopes and convey it {o a permanent channel or storm drains
by using earth dikes, perimeter dikes or swales, or diversions. Use check dams where
appropriate.

is Provide protection for runoff conveyance outlets by reducing flow velocity and dissipating flow
energy.

j- Use silt fence and/or vegetated filter strips to trap sediment contained in sheet flow. The
maximum drainage area to the fence should be 0.5 acres or less per 100 feet of fence. Silt
fences shall be inspected regularly and sediment removed when it reaches 1/3 the fence
height. Vegetated filter strips should have relatively flat slopes and be vegetated with erosion-
resistant species.

k.  Throughout the construction period, the applicant shall conduct regular inspections of the

50




condition and operational status of all structural BMPs required by the approved erosion
control plan.

L No erosion or sediment control measures will be placed in vegetated areas.

m.  Envircnmentally-sensitive areas shall be delineated and protected to prevent construction '
impacts.

n.  Control of fuels and other hazardous materials, spills, and litter during construction.
o. Preserve existing vegetation whenever feasible.

Mitigation Measure 14: At the Building Permit application stage, the applicant shall demonstrate
adequate water supply (quantity and quality) to serve proposed, existing, and future structures.

Mitigation Measure 15: Noise sources associated with demolition, construction, repair,
remodeling, or grading of any real property shall be limited to the hours from 7:00 a.m. to 6:00 p.m.,
weekdays and 9:00 a.m. to 5:00 p.m., Saturdays. Said activities are prohibited on Sundays,
Thanksgiving, and Christmas (San Mateo Ordinance Code Section 4.88.360). Noise levels
produced by construction activities shall not exceed the 80-dBA level at any one moment.

Mitigation Measure 16: Should any traditionally or culturally affiliated Native American tribe
respond to the County’s issued notification for consultation, such process shall be completed and
any resulting agreed upon measures for avoidance and preservation of identified resources be
taken prior to implementation of the project.

Mitigation Measure 17: In the event that tribal cultural resources are inadvertently discovered
during project implementation, all work shall stop until a qualified professional can evaluate the find
and recommend appropriate measures to avoid and preserve the resource in place, or minimize
adverse impacts to the resource, and those measures shall be approved by the Current Planning
Section prior to implementation and continuing any work associated with the project.

Mitigation Measure 18: Any inadvertently discovered fribal cultural resources shall be treated with
culturally appropriate dignity taking into account the tribal cultural values and meaning of the
resource, including, but not limited to, protecting the cultural character and integrity of the resource,
protecting the traditional use of the resource, and protecting the confidentiality of the resource.
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DETERMINATION (to be complsted by the Lead Agency).

On the basis of this initial evaluation:

I find the proposed project COULD NOT have a significant effect on the environment, and
a NEGATIVE DECLARATION will be prepared by the Planning Department.

| find that although the proposed project could have a significant effect on the environ-
ment, there WILL NOT be a significant effect in this case because of the mitigation
measures in the discussion have been included as part of the proposed project. A
MITIGATED NEGATIVE DECLARATION wil! be prepared.

| find that the proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.

-

(Sig re)

% / 6/ / 7 /? /0{ Project Planner

Date (Title)

ATTACHMENTS

A.  Location Map

B. Project Plans

C. Coastside Design Review Committee Recommendation Letter (dated November 13, 2018)
D. Natural Resources Conservation Service Web Soil Survey- California Revised Storie Index
E. MIG Biological Resources Evaluation {dated October 2016)

F.  Patchett Arborist Report (dated January 17, 2017)

G. Goodrum Arborist Report (dated November 7, 2017)

H. California Historical Resources Information System Review Letter (dated October 10, 2018)
l. San Mateo County General Plan Natural Hazards Map

J.  Sigma Prime Geotechnical Study (dated May 7, 2007)

K. Sigma Prime Geotechnical Study (dated April 6, 2017}

L.  Federal Emergency Management Agency Flood Insurance Rate Map 06081C0136E

< =

(effective October 16, 2012)

Sigma Prime Geosciences, Inc. Meadow Property Drainage Analysis

(dated December 28, 2016)

Sigma Prime Geosciences, Inc. Bay View Road Drainage Analysis (dated December 28, 2016)

CML:RSP:ann - RSPDD0066_WNH.DOCX
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COUNTYor SAN MATEO County Government Center
455 County Center, 2nd Floor
PLANN | NG AND B Ul I_D | NG Ht‘.(i\a‘l{JOL('j C"Ift_\,', (j;i 940‘(;3 }

650-363-4161 T
650-363-4849 F
www.planning.smcgov.org

November 13, 2018

Ned Brasher
PO Box 370438
Montara, CA 94037

Dear Mr. Brasher:

SUBJECT: Coastside Design Review Recommendation of Approval
Bay View Road, Montara
APN 036-243-110; County File No. PLN 2017-00017

At its meeting of September 13, 2018, the San Mateo County Coastside Design Review
Committee (CDRC) considered your application for a design review recommendation to allow
construction of a new two (2)-story, 3,476 sq. ft. residence, plus a 667 sq. ft. garage, located
on a legal 1.77-acre parcel (legality confirmed via Merger, PLN 2004-00514) associated with
a hearing-level Coastal Development Permit, Resource Management Permit, and Grading
Permit. The construction of the residence involves 1,100 cubic yards of cut and 1,100 cubic
yards of fill and the removal of eleven (11) significant trees. This project also includes road
and utility improvements that are necessary for the subject parcel and the development of
three (3) other legal parcels (APNs 036-243-010, 036-243-130, and 036-243-120) on Bay
View Road under common ownership, which involve an additional 370 cubic yards of cut and
170 cubic yards of fill and the removal of eleven (11) additional significant trees. The
associated Coastal Development Permit is appealable to the California Coastal Commission.
The completion and circulation of an Initial Study and Negative Declaration for review and
comments will be followed by a hearing before the Planning Commission.

Based on the plans, application forms, and accompanying materials submitted, the Coastside
Design Review Committee recommended approval of your project based on and subject to
the following findings and recommended conditions:

FINDINGS
The Coastside Design Review Committee found that:

1. For the Design Review

The project, as proposed and conditioned, has been reviewed under and found to be in
compliance with the Design Review Standards for One-Family and Two-Family
Residential Development in the Midcoast, Section 6565.20, of the San Mateo County
Zoning Regulations, specifically elaborated as follows:
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1.

a. Section 6565.20(D) ELEMENTS OF DESIGN. 1. Building Mass, Shape and
Scale. A Relationship to Existing Topography. Standards 1 and 3: The structure
steps down and tucks into the hillside in the same direction as the existing grade.
Building elements extending out over the downward slope have been minimized.

b.  Section 6565.20(D) ELEMENTS OF DESIGN. 3. Roof Design. A Massing and
Design of Roof Forms: The mass of the roof is articulated and contributes to the
character of the house.

c. Section 6565.20(D) ELEMENTS OF DESIGN. 4. Exterior Materials and Colors.
Standards a(1), a(3), and b: The exterior colors and materials are compatible with
the surrounding natural features, of similar or better quality of those used in the
neighborhood, and consistent with the architecture of the house.

RECOMMENDATIONS

Detach the garage and allow for covered passage to the house.

RECOMMENDED CONDITIONS

Current Planning Section

1.

The project shall be constructed in compliance with the plans once approved by the
Planning Commission and as reviewed by the Coastside Design Review Committee on
September 13, 2018. Any changes or revisions to the approved plans shall be
submitted to the Design Review Officer for review and approval prior to implementation.
Minor adjustments to the project may be approved by the Design Review Officer if they
are consistent with the intent of and are in substantial conformance with this approval.
Alternatively, the Design Review Officer may refer consideration of the revisions to the
Coastside Design Review Committee, with applicable fees to be paid.

The applicant shall provide “finished floor elevation verification” to certify that the
structure is actually constructed at the height shown on the submitted plans. The
applicant shall have a licensed land surveyor or engineer establish a baseline elevation
datum point in the vicinity of the construction site.

a. The applicant shall maintain the datum point so that it will not be disturbed by the
proposed construction activities until final approval of the building permit.

b. This datum point and its elevation shall be shown on the submitted site plan. This
datum point shall be used during construction to verify the elevation of the finished
floors relative to the existing natural or to the grade of the site (finished grade).

c.  Prior to Planning approval of the building permit application, the applicant shall
also have the licensed land surveyor or engineer indicate on the construction
plans: (1) the natural grade elevations at the significant corners (at least four) of
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the footprint of the proposed structure on the submitted site plan, and (2) the
elevations of proposed finished grades.

In addition, (1) the natural grade elevations at the significant corners of the
proposed structure, (2) the finished floor elevations, (3) the topmost elevation of
the roof, and (4) the garage slab elevation must be shown on the plan, elevations,
and cross-section (if one is provided).

Once the building is under construction, prior to the below floor framing inspection
or the pouring of the concrete slab (as the case may be) for the lowest floor(s), the
applicant shall provide to the Building Inspection Section a letter from the licensed
land surveyor or engineer certifying that the lowest floor height, as constructed, is
equal to the elevation specified for that floor in the approved plans. Similarly,
certifications on the garage slab and the topmost elevation of the roof are required.

If the actual floor height, garage slab, or roof height, as constructed, is different
than the elevation specified in the plans, then the applicant shall cease all
construction and no additional inspections shall be approved until a revised set of
plans is submitted to and subsequently approved by both the Building Official and
the Community Development Director.

The applicant shall indicate the following on the plans submitted for a building permit, as

stipulated by the Coastside Design Review Committee:

3.
a.
b.
c.
d.
e.
4.

Remove rear deck post supports and increase the size of the header supporting
the deck. Increase the size of the windows and doors above and below the rear
deck to a span of 16 feet.

Use Autumn Chestnut for the trim color.

Use Khaki Brown for the body color.

Add a total of twelve (12) trees that are approximately 40 feet tall at maturity. The
trees shall be planted at a 3:1 (evergreen: deciduous) ratio.

Remove Indian Hawthorn (Rhaphiolepis indica) from the plant palette of the
project because of its propensity to attract and be eaten by deer.

The property owner shall adhere to the San Mateo Countywide Stormwater Pollution

Prevention Program “General Construction and Site Supervision Guidelines,” including,
but not limited to, the following:

a.

Delineation with field markers of clearing limits, easements, setbacks, sensitive or
critical areas, buffer zones, trees, and drainage courses within the vicinity of areas
to be disturbed by construction and/or grading.
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b. Protection of adjacent properties and undisturbed areas from construction impacts
using vegetative buffer strips, sediment barriers or filters, dikes, mulching, or other
measures as appropriate.

c. Performing clearing and earth-moving activities only during dry weather.

d. Stabilization of all denuded areas and maintenance of erosion control measures
continuously between October 1 and April 30.

e. Storage, handling, and disposal of construction materials and wastes properly, so
as to prevent their contact with stormwater.

f.  Control and prevention of the discharge of all potential pollutants, including
pavement cutting wastes, paints, concrete, petroleum products, chemicals, wash
water or sediments, and non-stormwater discharges, to storm drains and
watercourses.

g. Use of sediment controls or filtration to remove sediment when dewatering the site
and obtain all necessary permits.

h. Avoiding cleaning, fueling, or maintaining vehicles on-site, except in a designated
area where wash water is contained and treated.

i.  Limiting and timing applications of pesticides and fertilizers to prevent polluted
runoff.

j.  Limiting construction access routes and stabilization of designated access points.

k.  Avoiding tracking dirt or other materials off-site; cleaning off-site paved areas and
sidewalks using dry sweeping methods.

I.  Training and providing instruction to all employees and subcontractors regarding
the Watershed Protection Maintenance Standards and construction Best
Management Practices.

m. Additional Best Management Practices in addition to those shown on the plans
may be required by the Building Inspector to maintain effective stormwater
management during construction activities. Any water leaving the site shall be
clear and running slowly at all times.

n. Failure to install or maintain these measures will result in stoppage of construction
until the corrections have been made and fees paid for staff enforcement time.

5. The applicant shall include an erosion and sediment control plan to comply with the
County's Erosion Control Guidelines on the plans submitted for the building permit.
This plan shall identify the type and location of erosion control measures to be installed
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10.

11.

upon the commencement of construction in order to maintain the stability of the site and
prevent erosion and sedimentation off-site.

The project site is located within the Fitzgerald Area of Special Biological Significance
(ASBS) Watershed and is considered a Construction Stormwater Regulated Site.
Weekly construction inspections are required throughout the duration of land
disturbance during the rainy season (October 1 to through April 30) for sites within the
ASBS Watershed, as required by the State Water Resources Control Board

General Exceptions to the California Ocean Plan with Special Protections adopted

on March 20, 2012.

The project site is located within the Fitzgerald Area of Special Biological Significance
(ASBS) watershed. Runoff and other poliuted discharges from the site are prohibited.
Development shall minimize erosion, treat stormwater from new/replaced impervious
surfaces, and prevent polluted discharges into the ASBS or a County storm drain (e.g.,
car washing in a driveway or street, pesticide application on lawn).

All new power and telephone utility shall be placed underground.

The applicant shall apply for a building permit and shall adhere to all requirements from
the Building Inspection Section, the Department of Public Works, the Montara Water
and Sanitary District, the Coastside Fire Protection District, and Environmental Health
Services.

No site disturbance shall occur, including any tree/vegetation removal or grading, until a
building permit has been issued.

To reduce the impact of construction activities on neighboring properties, comply with
the following:

a. All debris shall be contained on-site; a dumpster or trash bin shall be provided on
site during construction to prevent debris from blowing onto adjacent properties.
The applicant shall monitor the site to ensure that trash is picked up and
appropriately disposed of daily.

b. The applicant shall remove all construction equipment from the site upon
completion of the use and/or need of each piece of equipment which shall include
but not be limited to tractors, back hoes, cement mixers, etc.

c. The applicant shall ensure that no construction-related vehicles shall impede
through traffic along the right-of-way on Hermosa Avenue. All construction
vehicles shall be parked on-site outside the public right-of-way or in locations
which do not impede safe access on Hermosa Avenue. There shall be no storage
of construction vehicles in the public right-of-way.
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12.

13.

14.
15.

16.

The exterior colors and materials as conditioned by the CDRC are approved. Color
verification shall occur in the field after the applicant has applied the approved materials
and colors but before a final inspection has been scheduled.

Noise sources associated with demolition, construction, repair, remodeling, or grading
of any real property shall be limited to the hours from 7:00 a.m. to 6:00 p.m., weekdays
and 9:00 a.m. to 5:00 p.m., Saturdays. Said activities are prohibited on Sundays,
Thanksgiving, and Christmas (San Mateo Ordinance Code Section 4.88.360).

Installation of the approved landscape plan is required prior to final inspection.

At the building permit application stage, the project shall demonstrate compliance with
the Water Efficient Landscape Ordinance (WELO) and provide the required forms.
WELO applies to new landscape projects equal to or greater than 500 sq. ft. and
rehabilitated landscape projects equal to or greater than 2,500 square feet. A
prescriptive checklist is available as a compliance option for projects under 2,500
square feet. The Performance approach is applicable to new and/or rehabilitated
landscape projects over 2,500 square feet.

At the building permit application stage, the applicant shall submit a tree protection plan
which protects on- and off-site trees within the proximity of grading and/or construction
activities, including the following:

a. Identify, establish, and maintain tree protection zones throughout the entire
duration of the project.

b. Isolate tree protection zones using five (5)-foot tall, orange plastic fencing
supported by poles pounded into the ground, located at the driplines as described
in the arborist's report.

c. Maintain tree protection zones free of equipment and materials storage,
contractors shall not clean any tools, forms, or equipment within these areas.

d. If any large roots or large masses of roots need to be cut, the roots shall be
inspected by a certified arborist or registered forester prior to cutting as required in
the arborist's report. Any root cutting shall be undertaken by an arborist or forester
and documented. Roots to be cut shall be severed cleanly with a saw or toppers.
A tree protection verification letter from the certified arborist shall be submitted to
the Planning Department within five (5) business days from site inspection
following root cutting.

e. Normal irrigation shall be maintained, but oaks shall not need summer irrigation,
unless the arborist's report directs specific watering measures to protect trees.

f.  Street tree trunks and other trees not protected by dripline fencing shall be
wrapped with straw wattles, orange fence, and 2 x 4 boards in concentric layers to
a height of eight (8) feet.
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17.

18.

19.

20.

21.

22.

23.

24.

Prior to issuance of a Building Permit or Demolition Permit, the Planning and Building
Department shall complete a pre-construction site inspection, as necessary, to verify
that all required tree protection and erosion control measures are in place.

Prior to the issuance of the building permit, the applicant shall submit language to be
added to the deeds of all the parcels to be served by the well located on

APN 036 243 110 that acknowledges the water system and the responsibilities and
maintenance associated with said water system by the respective property owners to
the Community Development Director for review and approval. Once the language is to
the satisfaction of the Community Development Director, the applicant shall record a
deed restriction with the San Mateo County Recorder's Office with the approved
language for all of the associated parcels.

Applicant shall prepare a Stormwater Management Plan (SWMP) that includes, at a
minimum, exhibit(s) showing drainage areas and location of Low Impact Development
(LID) treatment measures; project watershed; total project site area and total area of
land disturbed; total new and/or replaced impervious area; treatment measures and
hydraulic sizing calculations; a listing of source control and site design measures to be
implemented at the site; hydromodification management measures and calculations, if
applicable; Natural Resources Conservation Service (NRCS) soil type; saturated
hydraulic conductivity rate(s) at relevant locations or hydrologic soil type (A, B, C or D)
and source of information; elevation of high seasonal groundwater table; a brief
summary of how the project is complying with Provision C.3 of the MRP; and detailed
Maintenance Plan(s) for each site design, source control and treatment measure
requiring maintenance.

Project shall comply with all requirements of the Municipal Regional Stormwater
NPDES Permit Provision C.3. Please refer to the San Mateo Countywide Water
Pollution Prevention Program’s (SMCWPPP) C.3 Stormwater Technical Guidance
Manual for assistance in implementing LID measures at the site.

Efficient irrigation systems shall be used throughout all landscaped areas in accordance
with the Model Water Efficient Landscape Ordinance.

On-site storm drain inlets shall be clearly marked with the words “No Dumping! Flows to
Bay,” or equivalent using thermoplastic material or a plaque.

Project shall incorporate landscaping that minimizes irrigation and runoff, promotes
surface infiltration, minimizes the use of pesticides and fertilizers, and incorporates
other appropriate sustainable landscaping practices such as Bay-Friendly Landscaping.

Fire sprinkler test water shall discharge to on-site vegetated areas, or alternatively shall
be discharged to the sanitary sewer system, subject to the local sanitary sewer
agency'’s authority and standards.

Minimize land disturbance and impervious surface (especially for new parking lots).
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25.

26.

Protect sensitive areas, including wetland and riparian areas, and minimize changes to
the natural topography.

Plant or preserve interceptor trees (Section 4.1, C.3 Technical Guidance).

Grading Permit

27,

28.

29.

30.

31.

32.

33.

Unless approved, in writing, by the Community Development Director, no grading shall
be allowed during the winter season (October 1 to April 30) to avoid potential soil
erosion. The applicant shall submit a letter to the Current Planning Section stating the
date when grading will begin.

No grading activities shall commence until the property owner has been issued a
grading permit (issued as the “hard card” with all necessary information filled out and
signatures obtained) by the Current Planning Section.

Prior to any land disturbance and throughout the grading operation, the property owner
shall implement the erosion control plan, as prepared and signed by the engineer of
record and approved by the decision maker. Revisions to the approved erosion control
plan shall be prepared and signed by the engineer and submitted to the Community
Development Director for review and approval.

Prior to issuance of the grading permit “hard card,” the property owner shall submit a
schedule of all grading operations to the Current Planning Section, subject to review
and approval by the Current Planning Section. The submitted schedule shall include a
schedule for winterizing the site. If the schedule of grading operations calls for the
grading to be completed in one grading season, then the winterizing plan shall be
considered a contingent plan to be implemented if work falls behind schedule. All
submitted schedules shall represent the work in detail and shall project the grading
operations through to completion.

It shall be the responsibility of the engineer of record to regularly inspect the erosion
control measures for the duration of all grading remediation activities, especially after
major storm events, and determine that they are functioning as designed and that
proper maintenance is being performed. Deficiencies shall be immediately corrected,
as determined by and implemented under the observation of the engineer of record.

For the final approval of the grading permit, the property owner shall ensure the
performance of the following activities within 30 days of the completion of grading at the
project site: (a) The engineer shall submit written certification that all grading has been
completed in conformance with the approved plans, conditions of approval/mitigation
measures, and the Grading Regulations, to the Department of Public Works and the
Planning and Building Department’s Geotechnical Engineer, and (b) The geotechnical
consultant shall observe and approve all applicable work during construction and sign
Section 1l of the Geotechnical Consultant Approval form, for submittal to the Planning
and Building Department’s Geotechnical Engineer and the Current Planning Section.
As the project involves over 1-acre of land disturbance, the property owner shall file a
Notice of Intent (NOI) with the State Water Resources Board to obtain coverage under
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the State General Construction Activity National Pollutant Discharge Elimination System
(NPDES) Permit. A copy of the project’s NOI, WDID Number, and Stormwater Pollution
Prevention Plan (SWPPP) shall be submitted to the Current Planning Section and the
Building Inspection Section, prior to the issuance of the grading permit “hard card.”

Building Inspection Section

34.

35.

36.

37.

38.

Project is subject to a building permit from San Mateo County Planning and Building
Department.

Project shall be designed and constructed according to the latest California Building
Standards. Current County of San Mateo Building Regulations shall be followed as
well.

Project is located in a High Fire Hazard Severity Zone and shall be designed and
constructed for Materials and Construction Methods for Exterior Wildfire Exposure.

Prior to the issuance of the building permit (for Provision C3 Regulated Projects), the
applicant shall have prepared, by a registered civil engineer, a drainage analysis of the
proposed project and submit it to the Drainage Section 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 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 improvement plans and
submitted to the Drainage Section for review and approval.

The applicant shall submit to the Drainage Section, for review, documentation of
drainage and other utility easements for the applicant's use and the use of others.

Montara Water and Sanitary District (MWSD)

39.

40.

41.

Applicant is required to obtain a Septic System Permit prior to issuance of the building
permit. Distance to MWSD Public Drinking Water Well may require MWSD Hydrologic
Investigation and possible alterations to the Septic System design as condition to the
Private Sewerage System Permit.

The property proposed for development is located outside the urban-rural boundary and
therefore, is ineligible for domestic water service.

The property appears to front an existing water main; therefore, the District will provide
fire service to the property and facilitate a Private Fire Protection (PFP) connection.
Certified Fire Protection Contractor must certify adequate fire flow calculations.
Connection fee for fire protection system is required. Connection charges must be paid
prior to issuance of Private Fire Protection permit.
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42.

Applicants must first apply directly to District for permits and not their contractor.

Department of Public Works

43.

44,

45.

46.

Prior to the issuance of the Building Permit or Planning Permit (if applicable), 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, as determined by the Department of Public Works, this
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.

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. Applicant shall contact a
Department of Public Works Inspector 48 hours prior to commencing work in the right-
of-way.

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.
Applicant shall provide plan, profile, and cross-sections at various intervals, and
drainage calculations for review.

Coastside Fire Protection District (CFPD)

47.

48.

Fire Department access shall be within 150 feet of all exterior portions of the facility and
all portions of the exterior walls of the first story of the buildings as measured by an
approved access route around the exterior of the building or facility. Access shall be a
minimum of 20 feet wide, all weather capability, and able to support a fire apparatus
weighing 75,000 pounds. Where a fire hydrant is located in the access, a minimum of
26 feet is required for a minimum of 20 feet on each side of the hydrant. This access
shall be provided from a publicly maintained road to the property. Grades over 15%
shall be paved and no grade shall be over 20%.

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.
New residential buildings shall have internally illuminated address numbers contrasting
with the background so as to be seen from the public way fronting the building.
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49,

50.

51.

52.

53.

54.

55.

56.

57.

Residential address numbers shall be at least 6 feet above the finished surface of the
driveway. An address sign shall be placed at each break of the road where deemed
applicable by the Coastside Fire Protection District. Numerals shall be contrasting in
color to their back ground and shall be no less than 4 inches in height, and have a
minimum 3/4-inch stroke. Remote signage shall be a 6-inch x 18-inch green reflective
metal sign.

Contact the Fire Marshal's Office to schedule a Final Inspection prior to occupancy and
Final Inspection by a building inspector. Allow for a minimum 72-hours’ notice to the
Fire Department at 650/726-5213.

A fire flow of 1,000 gallons per minute (gpm) for 2 hours with a 20 pounds per square
inch (psi) residual operating pressure must be available as specified by additional
project conditions to the project site. The applicant shall provide documentation
including hydrant location, main size, and fire flow report at the building permit
application stage. Inspection required prior to Fire's final approval of the building
permit or before combustibles are brought on site.

Maintain around and adjacent to such buildings or structures a fuel break/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.

The applicant shall install the proper occupancy separations, as per current California
Building and Residential Codes. Plans at the building permit application stage shall
include listing and construction details. Inspections will occur throughout construction
and prior to Fire's final approval of the building permit.

All roof assemblies in Fire Hazard Severity Zones shall have a minimum CLASS-A fire
resistive rating and be installed in accordance with the manufacturer's specifications
and current California Building and Residential Codes.

An approved Automatic Fire Sprinkler System meeting the requirements of NFPA-13D
shall be required to be installed for your project. Plans shall be submitted to the San
Mateo County Building Inspection Section for review and approval by the authority
having jurisdiction.

An interior horn/strobe and exterior audible alarm activated by automatic fire sprinkler
system water flow shall be required to be installed in all residential systems. All
hardware must be included on the submitted sprinkler plans.

An approved Automatic Fire Sprinkler System meeting the requirements of NFPA-13R
shall be required to be installed for your project. Plans shall be submitted to the San
Mateo County Building Inspection Section for review and approval.

All dead end roadways shall be terminated by a turnaround bulb of not less than 96 feet
in diameter.
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58. This project is located in a wildland urban interface area. Roofing, attic ventilation,
exterior walls, windows, exterior doors, decking, floors and underfloor protection to meet
CRC R327 or CBC Chapter 7A requirements.

Environmental Health Services

59. At the building permit application stage, the applicant will need to demonstrate
adequate water supply (quantity and quality) to serve proposed and existing structures.
If 5 to 14 water connections are proposed, they shall be regulated by San Mateo County
Environmental Health Services as a State Small Water Systems Program.

Please note that the decision of the Coastside Design Review Committee is a
recommendation regarding the project’'s compliance with design review standards, not the
final decision on this project, which requires a Mitigated Negative Declaration and hearing-
level Coastal Development Permit, Resource Management Permit, and Grading Permit.

For more information, please contact Ruemel Panglao, at 650/363-4582, or by email at
rpanglao@smcgov.org.

Please remove all story poles and materials used to demonstrate the footprint as soon as
possible.

To provide feedback, please visit the Department’'s Customer Survey at the following link:
http://planning.smcgov.org/survey.

cc: Stuart Grunow, Member Architect
Bruce Chan, Member Landscape Architect
Beverly Garrity, Montara Community Representative
Sheila Bruno, Interested Member of the Public, PO Box 430, Moss Beach, CA 94038
Sheila Fellows, Interested Member of the Public, PO Box 370995, Montara, CA 94037
Margaret Dean, Interested Member of the Public, PO Box 370224, Montara, CA 94037
Leslie and Linda Steinhoff, Interested Member of the Public, PO Box 370329,
Montara, CA, 94037
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Envelope:
Sheila Bruno, Interested Member of the Public, PO Box 430, Moss Beach, CA 94038
Sheila Fellows, Interested Member of the Public, PO Box 370995, Montara, CA 94037
Margaret Dean, Interested Member of the Public, PO Box 370224, Montara, CA 94037
Leslie and Linda Steinhoff, Interested Member of the Public, PO Box 370329, Montara,
CA 94037
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Area of Interest (AOl) Soil Map il Data Explorer Download Soils Data Shopping Cart (Free)
View Soil Information By Use:| all Uses M Printable Version| Add to Shopping Cart| ‘
Intro to Soils tabilities and Limitations for Use Soil Properties and Qualities Ecological Site Assessment Soil Reports |
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open All| Close All

Building Site Development

Construction Materials

Disaster Recovery Planning

Land Classifications

California Revised Storie Index (CA)

View Description| View Rating

View Options

Table (g

(¢ Component Breakdown

Description of Rating ()

Rating Options .

Detailed Description

Advanced Options

View Description| View Rating

Conservation Tree and Shrub Group

Ecological Site 1D

Ecological Site Name

Farmland Classification

Hydric Rating by Map Unit

Irrigated Capability Class

Irrigated Capability Subclass

National Commodity Crop Productivity Index

NH Forest Soil Group

Nonirrigated Capability Class

Nonirrigated Capability Subclass

Order of Soil Survey

Soil Taxonomy Classification

Land Management

Military Operations

Recreational Development

Sanitary Facilities

Soil Health
Vegetative Productivity Warning: Soil Ratings Map may not be valid at this scale. ﬁl
Waste Management You have zoomed in beyond the scale at which the soil map for this area is intended to be used. Mapping of soils is done at a particular scale. The soil surveys that comprise your AOI were mapped at scales ranging

from 1:15,000 to 1:24,000. The design of map units and the level of detail shown in the resulting soil map are dependent on that map scale.
of maps beyond the scale of mapping can cause misunderstanding of the detail of mapping and accuracy of soil line placement. The maps do not show the small areas of contrasting soils that could have
been shown at a more detailed scale.

Water Management

Tables — California Revised Storie Index (CA) — Summary By Map Unit

Summary by Map Unit — San Mateo Area, California (CA637)
Summary by Map Unit — San Mateo County, Eastern Part, and San Francisco County, California (CA689)

Summary by Map Unit — San Mateo Area, California (CA637)

Map unit symbol Map unit name Rating Component name (percent)  Acres in AOI  Percent of AOI
MmD2 Miramar coarse sandy loam, moderately steep, eroded Grade 3 - Fair Miramar (85%) 2.4 10.4%
ShD Sheridan coarse sandy loam, moderately steep Grade 3 - Fair Sheridan (85%) 0.1 0.4%

2.4 10.7%

Subtotals for Soil Survey Area
Summary by Map Unit — San Mateo County, Eastern Part, and San Francisco County, California (CA689)

Map unit symbol Map unit name Rating Component name (percent)  Acres in AOI  Percent of AOI
128 Scarper-Miramar complex, 30 to 75 percent slopes Grade 5 - Very Poor  Scarper (40%) 20.1 88.4%
130 Typic Argiustolls, loamy-Urban land association, 5 to 1 5 percent slopes Grade 2 - Good Typic Argiustolls (50%) 0.2 0.8%
Subtotals for Soil Survey Area 20.3 89.3%

22.7 100.0%

Totals for Area of Interest

Description — California Revised Storie Index (CA)

The Revised Storie Index is a rating system based on soil properties that govern the potential for soil map unit components to be used for irrigated agriculture in California.
The Revised Storie Index assesses the productivity of a soil from the following four characteristics:

- Factor A: degree of soil profile development
- Factor B: texture of the surface layer

- Factor teepness of slope

- Factor X: drainage class, landform, erosion class, flooding and ponding frequency and duration, soil pH, soluble salt content as measured by electrical conductivity, and sodium adsorption ratio

Revised Storie Index numerical ratings have been combined into six classes as follows:

- Grade 1: Excellent (81 to 100)
- Grade 2: Good (61 to 80)

- Grade 3: Fair (41 to 60)

- Grade 4: Poor (21 to 40)

- Grade 5: Very poor (11 to 20)

- Grade 6: Nonagricultural (10 or less)

The components listed for each map unit in the accompanying Summary by Map Unit table in Web Soil Survey or the Aggregation Report in Soil Data Viewer are determined by the aggregation method chosen. An
aggregated rating class is shown for each map unit. The components listed for each map unit are only those that have the same rating class as the one shown for the map unit. The percent composition of each component
in a particular map unit is given to help the user better understand the extent to which the rating applies to the map unit.

Other components with different ratings may occur in each map unit. The ratings for all the rating of the map unit, can be viewed by generating the equivalent report from the Soil
Reports tab in Web Soil Survey or from the Soil Data Mart site. Onsite investigation may be needed to validate these interpretations and to confirm the identity of the soil on a given site.

Rating Options — California Revised Storie Index (CA)

Aggregation Method: Dominant Condition
Component Percent Cutoff: None Specified

Tie-break Rule: Lower

FOIA | Accessibility Statement | Privacy Policy | Non-Discrimination Statement | Information Quality | USA.gov | White House

https://websoilsurvey.sc.egov.usda.gov/App/WebSoilSurvey.aspx 1/1
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Introduction

This repoit presents results of a biological resources evaluation and impact analysis for the
development of parcels in Montara, San Mateo County, California. San Mateo County requires
this report in support of the requirements of the San Mateo County Local Goastal Program and
the California Environmenta! Quality Act. The report describes the resources on five parcels
(APNs 036-231-090/100, 036-243-120, 036-243-110, and 036-243-130; Figures 1 and 2).

This report responds to the questions on the San Mateo’s Local Coastal Program (LCP)
Biological Resources form, and complies with the County’s requirements for an LCP Biological
Resources Report. The biological evaluation and impact analysis was completed by MIG | TRA
Environmental Sciences (MIG). It identifies sensitive biological resources on and near the
parcels and potential impacts to those resources resulting from development of the parcels. This
report provides:

e an overview of the proposed project and a description of the parcels

» alist of the federal, state, and local regulations that may pertain to the parcels

» adescription of the environmentail conditions within the parcels, including vegetation
communities and associated wildiife habitats present

¢ adiscussion of special-status plant and animal species and sensitive communities that
are known to occur or that could potentially occur at or near the parcels

s an evaiuation of the potential impacts to biological resources that may occur because of
development of the parcels

* recommendations to avoid or minimize the significance of those impacts

¢ responses to the California Environmental Quality Act (CEQA) Guidelines Appendix G
questions related to biological resources

Summary of the Biological Resources

The five parcels are located at the end of Hermosa Road in Montara, CA, which is in
unincorporated San Mateo County. The parcels are located within the Coastal Zone and the
approximate area of the parcels is 3.4 acres. Development within the parcels is subject to the
requirements of the San Mateo County Local Coastal Plan.

Proposed development within the parcels inciude the paving of an existing dirt road, the
construction of a single-family home, and installation of underground utilities.

No special status animals or plants identified by state or federal agencies or in the LCP were

determined to have the potential to occur within the study area. No additional surveys are
recommended af this time.
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Habitats within the study are dominated by non-native vegetation and are classified as
developed and disturbed. The parcels do not contain habitat for special-status species, and are
not within federally designated Crifical Habitat for any species.

The parcels do not contain wetlands or waters of the U.S. and/or Waters of the State falling
under USACE and RWQCB jurisdiction. There are no wetlands as defined by the LCP.

The study area is primarily surrounded by residential development and does not serve as a
continuous regional connection for wildlife species.

The proposed development activities do not require the removal of trees: therefore, a tree
survey is not required for the study area.

The trees and dense vegetation found within the study area supports potential nesting habitat
for birds and raptors. To avoid impacts to nesting birds and violation of state and federal laws
pertaining to birds, all construction-related activities should occur outside the avian nesting
season (that is, prior to February 1 or after September 15). If construction and construction
noise occurs within the avian nesting season, a pre-consfruction nesting bird survey needs to be
completed.

Location and Project Description

The parceis are located at the end of Hermosa Road in Montara, CA, which is in unincorporated
San Mateo County. The parcels are located within the Coastal Zone and inciude: APN 036-231-
090, APN 036-231-100, APN 036-243-120, APN 036-243-110, and APN 036-243-130 (Figure
2). For the purposes of this report, the “study area” refers to all the parcels. The approximate
area of all the parcels is 3.4 acres. The entire study area, as well as much of the surrounding
area, is designated as very low density residential on the San Mateo County LCP Mid-Coast
Land Use Map (County of San Mateo 2013). The study area lies approximately 1.4 miles east of
Highway 1 and abuts Rancho Corrai de Tierra, which is part of the Golden Gate National
Recreation Area (GGNRA). At nearly 4,000 acres, Rancho Corral de Tierra is one of the largest
undeveloped parcels of land on the San Mateo peninsula. Nearby creeks include San Vicente
Creek, approximately 0.25 miles to the southeast and Sunshine Valley Creek, approximately 0.5
miles to the northwest. The topography within the study area consists of level ground to
approximately 18% slopes. The elevation ranges from approximately 412 to 500 feet above
mean sea level. The study area lies within the Central Coast sub-region of the California
Floristic Province and within the San Vicente Creek Watershed. The 60-year annual
precipitation average is approximately 27 inches per year (Western Regional Climate Center
20186).

At this time, the applicant proposes the following construction activities within the parcels:
= paving of an existing dirt road that connects the parcels to Hermosa Road

MIG 7




Hermosa Road Biological Resources Evaluation
October 2016

» infrastructure, including underground utilities, installation of water pipes from an existing
shared well to serve the undeveloped parcels, and an emergency vehicle turn-around
area

= a bio-retention area to catch water run-off from the paved road; a permanent drainage
system for surface run-off; and a single-family house with attached garage, driveway,
and associated retaining walls will is proposed to be built on APN 036-243-110

Future development of the other lots will require subsequent impact analysis and assessment of
compliance with the LCP,

Regulatory Setting

Biological resources in California are protected under federal, state, and local laws. The laws
that may pertain to the biological resources found within the study area include the following:

Federal Endangered Species Act

The Federal Endangered Species Act of 1973 (FESA), as amended, provides the regulatory
framework for the protection of plant and animal species (and their associated critical habitats),
which are formally listed, proposed for listing, or candidates for listing as endangered or
threatened under FESA. FESA has the following four major components: (1) provisions for
listing species, (2) requirements for consuitation with the United States Fish and Wildlife Service
(USFWS) and the National Oceanic and Atmospheric Administration’s National Marine Fisheries
Service (NOAA Fisheries Service), (3) prohibitions against “taking” (.., harassing, harming,
hunting, shooting, wounding, kifling, trapping, capturing, or collecting, or attempting to engage in
any such conduct) of listed species, and (4) provisions for permits that allow incidental “take”.
FESA also provides for recovery plans and the designation of critical habitat for listed species.
Both the USFWS and NOAA Fisheries Service share the responsibility for administration of
FESA. During the NEPA review process, each agency is given the opportunity to comment on
the potential of a proposed project to affect plants and animals listed, proposed for listing, or
candidate for listing.

U.8. Migratory Bird Treaty Act

The U.S. Migratory Bird Treaty Act (MBTA; 16 USC §§ 703 et seq., Title 50 Code of Federal
Regulations [CFR] Part 10) states it is “unlawful at any time, by any means or in any manner, to
pursue, hunt, take, capture, kill; attempt to take, capture or kill; possess, offer for sale, sell, offer
to barter, barter, offer to purchase, purchase, deliver for shipment, ship, export, import, cause to
be shipped, exported, or imported, deliver for transportation, transport or cause to be
transported, carry or cause to be carried, or receive for shipment, transportation, carriage, or
export any migratory bird, any part, nest, or egg of any such bird, or any product, whether or not
manufactured, which consists, or is composed in whole or in part, of any such bird or any part,
nest or egg thereof...” In short, under MBTA it is illegal to disturb a nest that is in active use,
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since this could result in killing a bird, destroying a nest, or destroying an egg. The United
States Fish and Wildlife Service (USFWS) enforces MBTA. It does not protect all birds that are
non-native or human-introduced or that belong to families that are not covered by any of the
conventions implemented by MBTA.

Clean Water Act

The Clean Water Act (CWA,) is the primary federal law regulating water quality. The
implementation of the CWA is the responsibility of the U.S. Environmental Protection Agency
(EPA). However, the EPA depends on other agencies, such as the individuat states and the
U.S. Army Corps of Engineers (USACE), to assist in implementing the CWA. The objective of
the CWA is to “restore and maintain the chemical, physical, and biclogical integrity of the
Nation's waters.” Section 404 and 401 of the CWA apply to activities that would impact waters
of the U.8. The USACE enforces Section 404 of the CWA and the California State Water
Resources Control Board enforces Section 401.

Section 404

As part of its mandate under Section 404 of the CWA, the EPA regulates the discharge of
dredged or fill material into “waters of the U.S.”. "Waters of the U.S.” include territorial seas, tidal
waters, and non-tidal waters in addition to wetlands and drainages that support wetiand
vegetation, exhibit ponding or scouring, show cbvious signs of channeling, or have discernible
banks and high water marks. Wetlands are defined as those areas “that are inundated or
saturated by surface or groundwater at a frequency and duration sufiicient to support, and that
under normal circumstances do support, a prevalence of vegetation typically adapted for life in
saturated soil conditions” (33 CFR 328.3(b)). The discharge of dredged or fill material into
waters of the U.S. is prohibited under the CWA except when it is in compliance with Section 404
of the CWA. Enforcement authority for Section 404 was given to the USACE, which it
accomplishes under its regulatory branch. The EPA has veto authority over the USACE's
administration of the Section 404 program and may override 2 USACE decision with respect to
permitting.

Substantial impacts to waters of the U.S. may require an Individual Permit. Projects that only
minimally affect waters of the U.S. may meet the conditions of one of the existing Nationwide
Permits, if such permits’ other respective conditions are satisfied. A Water Quality Certification
or waiver pursuant to Section 401 of the CWA is required for Section 404 permit actions.

Section 401
Any applicant for a federal permit to impact waters of the U.S. under Section 404 of the CWA,

including Nationwide Permits where pre-construction notification is required, must also provide
to the USACE a certification or waiver from the State of California. The “401 Certification” is
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provided by the State Water Resources Control Board through the local Regional Water Quality
Control Board (RWQCB).

The RWQCB issues and enforces permits for discharge of treated water, landfills, storm-water
runoff, filling of any surface waters or wetlands, dredging, agricultural activities and wastewater
recycling. The RWQCB recornmends the “401 Certification” application be made at the same
time that any applications are provided to other agencies, such as the USACE, USFWS, or
NOAA Fisheries. The application to the RWQCB is similar to the pre-construction notification
that is required by the USACE. It must include a description of the habitat that is being
impacted, a description of how the impact is to be minimized, and proposed mitigation
measures with goals, schedules, and performance standards. Mitigation must include a
replacement of functions and values, and replacement of wettand at a minimum ratio of 2:1, or
twice as many acres of wellands provided as are removed. The RWQCB looks for mitigation
that is on site and in-kind, with functions and values as good as or better than the water-based
habitat that is being removed or impacted.

California Fish and Game Code

California Endangered Species Act

The California Endangered Species Act (CESA; Fish and Game Code 2050 et seq.) generally
parallels the federal Endangered Species Act. It establishes the policy of the State to conserve,
protect, restore, and enhance threatened or endangered species and their habitats. Section
2080 of the California Fish and Game Code prohibits the take, possession, purchase, sale, and
import or export of endangered, threatened, or candidate species, unless otherwise authorized
by permit or by the regulations. “Take” is defined in Section 86 of the California Fish and Game
Code as to *hunt, pursue, catch, capture, or kill, or attempt to hunt, pursue, catch, capture, or
kill.” This definition differs from the definition of “take” under FESA. CESA is administered by
California Department of Fish and Wildiife (CDFW), CESA allows for take incidental to otherwise
lawful projects, but mandates that State lead agencies consult with the CDFW to ensure that a
project would not jeopardize the continued existence of threatened or endangered species.

Non-Game Mammals

Sections 4150-4155 of the California Fish and Game Code protects non-game mammals.
Section 4150 states “A mammal occurring naturafly in California that is not a game mammal,
fully protected mammal, or fur-bearing mammal is a nongame mammal, A non-game mammal
may not be taken or possessed except as provided in this code or in accordance with
regulations adopted by the commission”. The non-game mammals that may be taken or
possessed are primarily those that cause crop or property damage.

California Fish and Game Code Sections 3500-3513
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Section 3503 of the California Fish and Game Code specifies that it is unlawful to take, possess, or
needlessly destroy the nest or eggs of any bird (except English sparrow (Passer domesticus) and
European Starling (Sturnus vulgaris)). Section 3503.5 specifically protects birds in the orders
Falconiformes and Strigiformes (birds-of-prey) from “take”. Section 3513 essentially overlaps with
the MBTA, prohibiting the “take” or possession of any migratory non-game bird. Disturbance that
causes nest abandonment and/or loss of reproductive effort is considered “take” by the CDFW.

alifornia Fish and Game Code Sections 1600-1607

Sections 1600-1607 of the California Fish and Game Code require that a Notification of Lake or
Streambed Alteration Agreement (LSAA) application be submitted to CDFW for “any activity that
may substantially divert or obstruct the natural flow or substantially change the bed, channel, or
bank of any river, stream, or lake.” CDFW reviews the proposed actions in the application and, if
necessary, prepares a Lake or Streambed Alteration Agreement that includes measures to
protect affected fish and wildlife resources.

Native Plant Protection Act

The Native Plant Protection Act (NPPA) was created in 1977 with the intent to preserve, protect,
and enhance rare and endangered plants in California (California Fish and Game Code sections
1900 to 1913). The NPPA is administered by CDFW, which has the authority to designate native
plants as endangered or rare and to protect them from “take.” CDFW maintains a list of plant
species that have been officially classified as endangered, threatened or rare. These special-
status plants have special protection under California law.

Fully Protected Species and Species of Speclal Concern

The classification of California fully protected (CFP) species was the CDFW's initial effort to
identify and provide additional protection to those animals that were rare or faced possible
extinction. Lists were created for fish, amphibians and reptiles, birds, and mammals. Most of the
species on these lists have subsequently been listed under CESA and/or FESA. The Fish and
Game Code sections (§5515 for fish, §5050 for amphibian and reptiles, §3511 for birds, §4700
for mammals) deal with CFP species and state that these species “. ..may not be taken or
possessed at any time and no provision of this code or any other law shall be construed to
authorize the issuance of permits or licenses to take any fully protected species”. Take” of these
species may be authorized for necessary scientific research. This language makes the CFP
designation the strongest and most restrictive regarding the “take” of these species. In 2003, the
code sections dealing with CFP species were amended to allow the CDFW to authorize take
resulting from recovery activities for state-listed species.

California species of special concern (CSSC) are broadly defined as animals not currently listed
under the FESA or CESA, but which are nonetheless of concern to the CDFW because they are
declining at a rate that couid result in listing, or historically occurred in low numbers and known
threats to their persistence currently exist. This designation is intended to result in special
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consideration for these animals by the CDFW, land managers, consulting biologists, and others,
and is intended to focus attention on the species to help avert the need for costly listing under
FESA and CESA and cumbersome recovery efforts that might ultimately be required. This
designation also is intended to stimulate collection of additional information on the biology,
distribution, and status of poorly known at-risk species, and focus research and management
attention on them.

Sensitive Vegetation Communities

Sensitive vegetation communities are natural communities and habitats that are either unique in
constituent components, of relatively limited distribution in the region, or of particularly high
wildlife value. These communities may or may not necessarily contain special-status species.
Sensitive natural communities are usually identified in local or regional plans, policies or
regulations, or by the CDFW (i.e., CNDDB) or the USFWS. The CNDDB identifies a number of
natural communities as rare, which are given the highest inventory priority (Sawyer et. al. 2009:
CDFW 2010).

Porter-Cologne Water Quality Control Act

The intent of the Porter-Cologne Water Quality Control Act is to protect water quality and the
beneficial uses of water, and it applies to both surface and ground water. Under this law, the
State Water Resources Control Board develops statewide water quality plans, and the Regional
Water Quality Control Boards develop basin plans, which identify beneficial uses, water quality
objectives, and implementation plans. The RWQCBSs have the primary responsibility to
implement the provisions of both statewide and basin plans. Waters regulated under Porter-
Cologne, referred to as “waters of the State,” include isolated waters that are not regulated by
the USACE. Any person discharging, or proposing to discharge, waste (e.g. dirt) to waters of the
State must file a Report of Waste Discharge and receive either waste discharge requirements
{(WDRs) or a waiver to WDRs before beginning the discharge.

California Coastal Act

The California Coastat Act of 1976, administered by the California Coastal Commission, was
created to provide long-term protection of California’s 1,100-mile coastline for the benefit of
future generations. Integral to the Coastal Act are its policies which provide for protection and
expansion of public access to the shoreline and recreational opportunities and resources;
protection, enhancement and restoration of environmentally sensitive habitats, including
intertidal and nearshore waters, wetlands, bays, estuaries, riparian habitat, certain woodlands
and grasslands, streams, lakes and habitat for rare or endangered plants or animals; protection
of productive agricuitural lands, commercial fisheries and archaeological resources; protection
of the scenic beauty of coastal landscapes and seascapes; practical establishment of urban-
rural boundaries and directing new housing and other development into areas with adequate
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services to avoid wasteful urban sprawl and leapfrog development; environmentally sound
expansion of existing industrial ports and electricity-generating power piants, as well as for the
siting of coastal dependent industrial uses; and protection against loss of life and property from
coastal hazards.

The following are definitions given for specific ecological features that fall within the purview of
the California Coastal Act: §30121 defines a wetland as: lands within the coastal zone which
may be covered periodically or permanently with shallow water and include saltwater marshes,
freshwater marshes, open or closed brackish water marshes, swamps, mudflats, or fens;
Comimission Regulation §13577(b) elaborates: wetlands are lands where the water table is at
near, or above the land surface long enough to promote the formation of hydric soils or to
support the growth of hydrophytes, and shall also include those types of wetlands where
vegetation is lacking and soil is poorly developed or absent as a result of frequent or drastic
fluctuation of surface water levels, wave action, water flow, turbidity or high concentrations of
salt or other substance in the substrate. Such wetlands can be recognized by the presence of
surface water or saturated substrate at some time during each year and their location within,

or adjacent to, vegetated wetlands or deep water habitats...; §30107.5 defines an
Environmentally Sensitive Habitat Area as any area in which plant or animal #ife or their habitats
are either rare or especially valuable because of their special nature or role in an ecosystem
and which could be easily disturbed or degraded by human activities and developments. Under
the Coastal Act, local governments that lie in whole or in part within the Coastal Zone are
required to prepare Local Coastai Programs (LCPs) (Cal. Pub. Res. Code §30500).

The entire study area is within the Coastal Zone. LCPs identify the location, type, densities, and
other ground rules for future development in the coastal zone. Each LCP includes a land-use
plan and its implementing measures. The Coastal Commission helps shape each LCP and then
formaily reviews them for consistency with Coastal Act standards, Once finalized, coastal
permitting authority is transferred to the local government, with the exception of proposed
development on the immediate shoreline, which stays with the Commission. In developing an
LCP, a local government may cheose to recognize specific botanical or wildlife resources as
locally rare and that therefore garner protection.

San Mateo Local Coastal Program

The San Mateo County LCP prohibits any land use or development that would have significant
adverse impact on sensitive habitat areas. Development in areas adjacent to sensitive habitats
shall be sited and designated to prevent impacts that could significantly degrade the sensitive
habitats. The LCP defines sensitive habitats as any area in which plant or animal life or their
habitats are either rare or especially valuable and any area that meets one of the following
criteria;

1. Habitats containing or supporting rare and endangered species as defined by the State

Fish and Game Commission
2. All perennial and intermittent streams and their tributaries
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Coastal tide lands and marshes

Coastal and offshore areas containing breeding or nesting sites and coastal areas used
by migratory and resident water-associated birds for resting areas and feeding

Areas used for scientific study and research concerning fish and wildlife

l.akes and ponds and adjacent shore habitat

Existing game and wildlife refuges and reserves

Sand dunes

ol

ol g ol

Sensitive habitat areas include, but are not limited to, riparian corridors, wettands, and habitats
supporting rare, endangered, and unigue species. The L.CP defines wetlands as an area where
the water table is at, near, or above the land surface long enough to bring about the formation of
hydric soile or to support the growth of plants which nomally are found to grow in water or wet
ground. Such wetiands can include mudflats (barren of vegetation), marshes, and swamps.
Such wetlands can be either fresh or saltwater, along streams (riparian), in tidally influenced
areas (near the ocean and usually below extreme high water of spring tides), marginal to lakes,
ponds, and man-made impoundments. Wetlands do not include areas which in normal rainfall
years are permanently submerged (streams, lakes, ponds and impoundments), nor marine or
estuarine areas below exireme low water of spring fides, nor vernally wet areas where the soils
are not hydric.

In San Mateo County, wetlands typically contain the foliowing plants: cordgrass, pickleweed,
jaumea, frankenia, marsh mint, tule, bullrush, narrow-leaf cattail, broadieaf cattail, pacific
silverweed, salt rush, and bog rush. To qualify, a wetland must contain at least a 50% cover of
some combination of these plants, uniess it is a mudflat.

San Mateo County Tree Ordinances

The San Mateo County Ordinance Code (Ordinance No. 2427) requires a permit from the San
Mateo County Planning Department to cut down, destroy, move or trim any heritage tree
growing on any public or private property within the unincorporated area of San Mateo County.

The Significant Tree Ordinance of San Mateo County (Part Three of Division VIiI of the San
Mateo County Ordinance Code) requires a permit for the cutting down, removing, poisoning or
otherwise killing or destroying or causing to be removed any significant tree or community of
trees, whether indigenous or exotic, on any private property (Section 12,020). A “Significant
Tree” is any live woody plant rising above the ground with a single stem or trunk of a
circumference of thirty-eight inches (38") or more measured at four and one half feet (4 1/2')
vertically above the ground or immediately below the lowest branch, whichever is lower, and
having the inherent capacity of naturally producing one main axis continuing to grow more
vigorously than the lateral axes (Section 12,012). Additionally, a criterion for permit approval
requires that significant trees that are removed be replaced by plantings approved by the
Planning Director or Design Review Administrator, unless special conditions indicate otherwise
(Section 12,023).
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Methods

This section describes the methods used to complete the biological resources evaluation,
including a database and literature review, field survey, an assessment of plant communities
and wildlife habitats, an assessment of sensitive habitats and aquatic features, and a habitat
evaluation for special-status species.

Database and Literature Review

Available background information pertaining to the biclogical resources on and in the vicinity of
the study area was reviewed prior to conducting a field survey. Information was compiled and
subseguently compared against site conditions during the field survey. The following sources
were consulted:

¢ CDFW California Natural Diversity Database (CNDDB) record search within a 3-mile
radius of the study area (CDFW 2016).

s CNPS Rare Plant Program Inventory of Rare and Endangered Plants of California
record search within a 3-mile radius of the study area (CNPS 2016)

« USFWS list of endangered and threatened species and Critical Habitat record search for

the study area (USFWS 2016}

Calflora Database (Calfiora 2012)

8an Mateo County Breeding Bird Atlas (Sequoia Audubon Society 2001)

The Jepson Manual: Vascuiar Plants of California, Second Edition (Baldwin et al. 2012)

San Mateo Local Coastal Program Policies (County of San Mateo 2013)

Field Survey

A reconnaissance-level biological survey of the study area was conducted on September 7,
2016 by MIG biologist David Gailagher. The entire study area was surveyed on foot from
approximately 08:00 am to 11:00 am. All wildlife species observed or recognized by diagnostic
sign (e.g., scat, tracks, prey remains, burrows, etc.) were recorded and identified. Al plant
species in bloom, or otherwise recognizable, were identified to a level necessary to determine
their regulatory status. Focused or protocol species surveys were not conducted during the site
visit.

Plant Communities and Wildlife Habitats

Plant communities were classified based on existing descrigtions in “A Manual of California
Vegetation, Second Edition” (Sawyer et. al. 2009). However, in some cases it is necessary to
identify variants of plant community types or to describe non-vegetated areas that are not
described in the literature.
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Sensitive Habltats and Aquatic Features

The study area was inspected for the presence of wetlands, drainages, streams, and other
aquatic features, including those that support stream-dependent (i.e., riparian) plant species that
could be subject to jurisdiction by the LCP, USACE, RWCQB, or CDFW. All plant communities
observed within the study area were evaluated to determine if they are considered sensitive.
Sensitive natural communities are communities that are especially diverse; regionally
uncommon; or of special concern for local, state, and federal agencies.

Special-Status Species Habitat Evaluation

During the field survey, the biologist evaluated the suitability of the habitat to support special-
status species documented in and within the vicinity of the study area. For the purposes of this
assessment, special-status species include those plant and animals listed, proposed for listing
or candidates for listing as threatened or endangered by the USFWS or NOAA Fisheries
Service under the FESA, those listed or proposed for listing as rare, threatened or endangered
by the CDFW under the CESA, animais designated as CFP or CSSC by the CDFW, and plants
assigned a California Rare Plant Rank by the CNPS,

The potentiai occurrence of special-status plant and animai species within the study area was
evaluated by developing a list of special-status species that are known to or have the potential
to occur in the vicinity of the study area based on a search of the CNDDB, CNPS, and USFWS
databases. The potential for occurrence of those species included on the list were then
evaluated based on the habitat requirements of each species relative to the conditions observed
during the field survey. Each species was evaluated for its potential to occur on or in the
immediate vicinity of the study area according to the following criteria:

Not Expected: There is no suitable habitat present (i.e., habitats are clearly unsuitable
for the species requirements [e.g., foraging, breeding, cover, substrate, elevation,
hydrology, plant community, disturbance regime]). Additionaily, there are no recent
known records of occurrence in the vicinity of the study area. The species has no
potential of being found in the study area.

Low Potential: Limited suitable habitat is present (i.e., few of the habitat components
meeting the species requirements are present and/or the majority of habitat is unsuitable
or of very low quality). Additionally, there are no or few recent known records of
occurrence in the vicinity of the study area. The species has a low probability of being
found in the study area.

Moderate Polential, Suitable habitat is present (i.e., some of the habitat components
meeting the species requirements are present and/or the majority of the habitat is
suitable or of marginal quality). Additionally, there are few or many recent known records
of occurrences in the vicinity of the study area. The species has a moderate probability
of being found in the study area.
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High Potential: Highly suitable habitat is present (i.e., all habitat components meeting the
species requirements are present and/or the habitat is highly suitable or of high quality).
Additionally, there are few or many records of occurrences within the last ten years and
within 3 miles of the study area. This species has a high probability of being found in the
study area.

Present or Assumed Present. Species was observed in the study area or has a recent
(within five years) recorded observation in the CNDDB or literature within the study area,

Environmental Setting

Study Area Description

The study area includes five parcels. APN 036-231-090, APN 036-231-100, APN 036-243-120,
APN 036-243-110, and APN 036-243-130 (Figure 2). On the day of the field visit, all sites had
been recently mowed. There is an unpaved road that connects all the parcels to Hermosa Road.
See Appendix B for representative photographs of the study area.

APN 036-231-090/-100

These two parcels are approximately 0.15 acres (APN 036-231-090) and 0.25 acres (APN 036-
231-100) in size and form the northwest edge of the study area. They are surrounded by
residential development on all sides. Both parcels have level topography. Hermosa Road, which
is a county maintained road, ends at and abuts parcel APN-036-231-090. There is a small
wooden shed on the larger parcel and a small greenhouse on the smaller parcel. Both parcels
are mowed and the vegetation is dominated by non-native forbs and grasses as well as
ornamental trees/shrubs.

APN 036-243-120

This parcel is approximately 0.36 acres in size. There is currently an occupied single family
home (50 Hermosa Road) on the parcel. The parcel is surrounded by the two parcels, APN 036-
231-090/-100 to the northwest and parcet APN 036-243-110 to the southeast as welf as
residential development to the north and south. Hermosa Road, which is a county maintained
road, abuts the parcel. The parcel includes a large fenced yard and is dominated by ornamental
landscaping. The parcel has level topography. The only proposed development within this
parcel is the paving of the existing dirt road, which is located in the southernmost portion of the
parcel. Only the vegetation in the area to be paved was identified.

APN 036-243-110
This parcel is approximately 1.7 acres in size. It is surrounded by the two parcels, APN 036-

243-120 to the northwest and APN 036-243-130 fo the southeast as well as residential
development to the north and south. However, the parcel is bordered by a dense understory of
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vegetation to the north. A north-south band thick understory vegetation separates this parcel
from parcel APN 036-243-130. The parcel! slopes moderately upwards from south to north (14 to
18% slope). An unused concrete water basin is located on the parcel and is approximately 50-ft
x 20-ft in size and 6-ft deep, and is overgrown with cape ivy. There is a large dense patch of
periwinkle and cape ivy in the northwest corner. Most of the parcel is mowed but there are
scattered eucalyptus and Monterey pine trees. The parcel is dominated by non-native
vegetation. However, native coffeeberry and sticky monkeyflower were observed in the thick
understory between the parcels.

APN 036-243-130

This parcel is approximately 0.92 acres in size and forms the southeast edge of the study area.
It is surrounded by parcel APN 036-243-110 to the northwest and the open space of the
GGNRA is to the southeast as well as residential development to the north and south. The
northern and eastern edges of the parcel have a thick understory of vegetation. There are no
structures on the parcel. The parcet slopes moderately upwards from south to north (14 to 18%
slope). The parcel Is dominated by non-native vegetation. Most of the parcel is mowed but there
are scattered eucalyptus trees and acacia shrubs. The dirt road ends in the southern portion of
the parcel.

Solls and Hydrology

There is one soil series within the study area: Scarper-Miramax complex, 30 to 75% slopes
(USDA 2016). This soit series is not listed as hydric in San Mateo County on the national Hydric
Soils List (USDA 2015). The Miramar series consists of moderately deep, well drained soils on
coastal uplands. These soils form in material weathered from quartz-diorite. Solls of the Miramar
series are fine-loamy, mixed, isomeric Pacific Argiustolls.

San Vicente Creek and Sunshine Valley Creek or Dean Creek are the closet water features to
the study area and are 0.25 miles to the southeast and 0.5 miles to the northwest, respectively.
San Vicente Creek is a perennial creek and flows into the Fitzgerald Marine Reserve and
Sunshine Valley Creek flows into the Pacific Ocean just north of the Fitzgerald Marine Reserve.

Plant Communities and Associated Wildlife Habitats

The survey area consists entirely of developed and disturbed habitat. Vegetation and habitat
type are prime factors in determining the suitability for use by certain wildlife species and the
occurrence of certain plant species. Each habitat type and/or vegetation community is described
below. In some cases, it was necessary to identify variants of plant community types that do not
match the descriptions in the literature; these descriptions are based the biologists’ observations
of the dominant plant species and the physical characteristics of the areas in which they grow.
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Developed Habitat

Developed land includes areas where permanent structures and/or pavement have been
placed, which prevents the growth of vegetation, or where landscaping is cleared, tended, and
maintained. Parcel APN 036-243-120 was classified as developed habitat due to the permanent
structure and maintained landscaping.

Disturbed Habitat

Disturbed habitat includes land cleared of vegetation (e.g., dirt roads) or lands containing a
preponderance of non-native plant species. This type of habitat can also include areas that are
mowed regularly and, thus, preclude the development of native vegetation communities. Parcels
APN 036-231-090, APN 036-231-100, APN 036-243-110, and APN 038-243-130 were classified
as disturbed habitat. These parcels are dominated by non-native vegetation and are mowed on
a regular basis. See Appendix C for a complete list of plant and animal species observed in
disturbed habitat within the study area.

Aquatic Features, Sensitive Habitats, Riparian Habitat, and Critical Habitats

Aguatic Features

There are not wetlands or waters of the U.S. or State within the study area. Additionally, there
are no wetlands, as defined by the LCP, present in the biological study area.

Sensitive Habitats

The study area does not support any sensitive natural community types, as defined by LCP or
CDFW.

Ripatian Habitat

There is no riparian habitat, as defined by CDFW or LCP present within the study area.

Critical Habitats

There are no critical habitats within the study area, as identified by the USFWS (USFWS 2016).
Migration, Travel Corridors and Habitat Fragmentation

Habitat loss, fragmentation, and degradation resulting from land use changes or habitat
conversion can alter the use and viability of wildlife movement corridors (i.e. linear habitats that

naturally connect and provide passage between two or more otherwise disjunct larger habitats
or habitat fragments). In general, studies suggest that habitat corridors provide connectivity for
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and are used by wildlife, and as such are an important conservation tool (Beier and Noss 1998).
Wildlife habitat corridors should fulfill several functions. They should maintain connectivity for
daily movement, travel, mate-seeking, and migration; plant propagation; genetic interchange;
population movement in response to environmental change or hatural disaster; and
recolonization of habitats subject to local extirpation (Beier and Loe 1992).

The suitability of a habitat as a wildlife movement corridor is related to, among other factors, the
habitat corridor’s dimensions (length and width), topography, vegetation, exposure to human
influence, and the species in question (Beier and Loe 1992). Species utilize movement corridors
in several ways. “Passage species” are those species that use corridors as thru-ways between
outlying habitats. The habitat requirements for passage species are generally less than those
for corridor dwellers. Passage species use corridors for brief durations, such as for seasonal
migrations or movement within a home range. As such, movement corridors do not necessarily
have to meet any of the habitat reguirements necessary for a passage species’ everyday
survival. Large herbivores, such as deer and elk, and medium-to-large carnivores, such as
coyotes, bobcats and mountain fons, are typically passage species. “Corridor dwellers” are
those species that have limited dispersal capabilities — a category that includes most plants,
insects, reptiles, amphibians, small mammals, and birds — and that use corridors for a greater
length of time. As such, wildlife movement corridors must fulfill key habitat components specific
to a species’ life history requirements for them to survive (Beier and Loe 1992). In general,
however, the suitability and/or utility of the landscape — specifically, of the landscape as corridor
habitat — is best evaluated on a species-level (Beier and Noss 1998).

The project is situated adjacent to the open space of the GGNRA within a residential setting.
However, the study area does not directly connect the open space of the GGNRA to other
nearby open space areas. Additionally, the movement and migration of wildlife species within the
study area is substantially imited due to habitat fragmentation caused by development or
disturbance (e.g., large patches of land becoming inaccessible and forming a virtual barrier between
undeveloped areas, or development of roads which result in barriers to smaller or less mobile wildlife
species). For these reasons, the study area does not serve as a continuous regional connection
for wildlife species.

Special-Status Species

Based on a review of the CNDDB and CNPS databases, the biologist's knowledge of sensitive
species, and an assessment of the types of habitats within the survey area, it was determined
that no special-status plant or animal species are expected to occur within the study area (i.e.,
all special-status species were ranked as “Not Expected!” or “Low Potential”). However, given
the proximity of the study area to known occurrences of California red-legged frog (CRLF; Rana
draytonii) and San Francisco garter snake (SFGS; Thamnophis sittalis tetrataenia), a habitat
analysis is included in this report. No special-status plant species are expected to occur within
the study area. This determination was made due to the lack of essential habitat requirements,
the lack of known occurrences close to the survey area, local range restrictions, regional
extirpations, lack of connectivity with areas of suitable or occupied habitat, incompatible land
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use, and habitat degradation/alteration of on-site or adjacent lands. A complete list of all species
considered as part of this assessment, their regulatory status, habitat requirements, local
distribution, and potential for occurrence are provided in Appendix D (Tables 1 and 2).

The present botanical study is not floristic in nature. A complete determination of the presence
or absence of potentially occurring botanical resources would require focused surveys to be
conducted during all appropriate blooming periods. Additionally, certain plant species, especially
annuals, may not be present in all years due to varying fiowering phenologies and life forms,
such as bulbs, biennials, annuals as well as annual variations in temperature and rainfall, which
influence plant phenology. Colonization of new populations within an area may also occur from
year to year. Specific plant species identifications in this report are tentative due to the absence
of morphological characters, resulting from immature reproductive structures or seasonal
desiccation, which are required to make species level determinations.

Special-Status Animals

California red-legged frog. CRLF is listed as a threatened species under the Endangered
Species Act and is designated a California Species of Special Concern. CRLF is distributed
throughout 26 counties in California, but is most abundant in the San Francisco Bay Area.
California red-legged frogs predominantly inhabit permanent water sources such as streams,
takes, marshes, natural and man-made ponds, and ephemeral drainages in valley bottoms and
foothills up to 5000 feet in elevation (Jennings and Hayes 1994, Bulger et ai, 2003, Stebbins
2003). California red-legged frogs breed between November and April in standing or slow
moving water at least 2.5 feet in depth with emergent vegetation, such as cattails (Typha spp.),
tules (Schoenoplectus spp.) or overhanging willows (Salix spp.) (Hayes and Jennings 1988).
Egg masses containing 2,000 to 5,000 eggs are attached to vegetation below the surface and
hatch after 6 to 14 days. Larvae undergo metamorphosis 3% to 7 months following hatching and
reach sexual maturity 2 to 3 years of age (Jennings and Hayes 1994). California red-legged
frogs breed in a variety of aguatic habitats. Larvae and meta-morphs use streams, deep pools,
backwaters of streams and creeks, ponds, marshes, sag ponds, dune ponds, and lagoons.

Breeding adults are commonly found in deep, still or slow-moving water with dense, shrubby
riparian or emergent vegetation. Adult frogs have also been observed in shallow sections of
streams that are not shrouded by riparian vegetation. Generally, streams with high flows and
cold temperatures in spring are unsuitable for eggs and tadpoles. Stock ponds are frequently
used by this species for breeding if they are managed to provide suitable hydro-period, pond
structure, vegetative cover, and control of nonnative predators such as bullfrogs and exotic fish.
Most frogs move away from breeding ponds to non-breeding areas. The distance moved is site
dependent, though one recent study shows that only a few frogs move farther than the nearest
suitable non-breeding habitat. In this Marin County study, the furthest distance traveled was
2,25 miles and most dispersing frogs moved through grazed pastures to reach the nearest
riparian habitat (Fellers and Kieeman 2007). CRLF do not show preferences when moving
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between ponds but when breeding ponds dry, CRLF use moist microhabitats of dense shrubs
and herbaceous vegetation within 350 feet of ponds (Bulger et al. 2003).

The study area is not in within or near designated Critical Habitat for CRLF. The closest
occurrences of CRLF are from downstream areas of San Vicente Creek and Denniston Creek,
both of which are approximately 0.8 miles from the study area. It is possible that CRLF use the
upper reaches of San Vicente Creek as a dispersal corridor. San Vicente Creek passes within
0.25 mile of the study area (1,250 feet). However, it is unlikely that CRLF use the study area for
dispersal or foraging because the study area is within a residential development dominated by
developed and disturbed habitats.

The study area does nat support breeding or upland habitat for CRLF, based on a field
assessment of site conditions, the lack of suitable burrows, and the lack of wetlands.

CRLF are not expected to occur within the study area.

San Francisco garter snake, SFGS is federal and state-listed as endangered and is a fully
protected species under §5050 of the California Fish and Game Code. A highly aquatic
subspecies of the common garter snake endemic to the San Francisco Bay Area, SFGS are
distributed along the western San Francisco Peninsula from the southern San Francisco County
border south to Waddell Lagoon south of Afio Nuevo and as far east as Crystai Springs
Reservoir. It occurs sympatrically with its primary prey species, the California red-legged frog;
however, it will opportunistically prey on a variety of species including frogs, tadpoles, egg
masses, newts, small fish, salamanders, reptiles, small mammals, birds and their eggs and
several small invertebrates (Stebbins 2003).

San Francisco garter snakes prefer dense habitats close to water and will retreat to it when
disturbed (Stebbins 2003). The species often occurs near ponds, marshes, streams and other
wetlands associated with cattails (Typha spp.), bulrushes (Scirpus spp.) and rushes (Juncus
and Eleacharis spp.). Mating occurs shortly after they leave their winter retreats in May and
females give birth to live young between June and September, Species may hibernate near the
coastal areas in fossorial mammal burrows and other refuges, or remain active year-round,
weather permitting.

The study area is not in within or near designated Critical Habitat for SFGS. The closest
occurrence of SFGS is from Denniston Creek, which is approximately 0.8 miles from the study
area. It is unlikely that SFGS use the study area for dispersal or foraging because the study
area is not adjacent to or include riparian vegetation or wetlands,

The study area does not support breeding or upland habitat for SFGS, based on a field
assessment of site conditions, the lack of suitable burrows, the lack of wetlands, and it also not
known from the San Vicente Creek watershed.

SFGS are not expected to occur within the study area.
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Migratory Birds and Raptors

The trees and dense vegetation found within the study area support potential nesting habitat for
birds and raptors. Most bird species are protected under the MBTA and ali bird species are
protected under California Fish and Game code.

Biological Impact Assessment

This section describes potential impacts to sensitive biological resources——including special-
status plants and animals, and waters of the U.S. and the state—that may occur from
development within the study area. Each impact discussion includes Avoidance and
Minimization Measures (AMMs) that would be implemented during the proposed project to avoid
and/or reduce the potential for and/or level of impacts to each resource. A complete list of
AMMs that have been proposed has been included in the Conclusions and Recommendations
section. With the implementation of the AMMs, all impacts to bioclogical resources are
anticipated to be reduced to fess than significant under CEQA.

Significance Criteria

Potential impacts to biological resources were determined in accordance with Appendix G of the
CEQA Guidelines. Impacts would be considered potentially significant if the proposed project will:

¢ Have a substantial adverse effect, either directly or through habitat modifications, on any
species identified as a candidate, sensitive, or special-status species in local or regional
plans, policies, or regulations, or by the CDFW or USFWS

+ Have a substantial adverse effect on any sensitive natural community identified in local
or regional plans, policies, or regulations, or by the CDFW or USFWS

» Have a substantial adverse effect on federally protected wetlands, as defined by Section
404 of the CWA (including, but not limited to, marsh, vernal pool, coastat, etc.) through
direct removal, filling, hydrologic interruption, or other means

* Interfere substantially with the movement of any native resident or migratory fish or
wildlife species or with established native resident or migratory wildlife corridors, or
impede the use of native wildlife nursery sites

» Conflict with any local policies or ordinances protecting biological resources, such as a
tree preservation policy or ordinance

+ Conflict with the provisions of an adopted Habitat Conservation Plan (HCP), Natural
Community Conservation Plant (NCCP), or other approved local, regional, or state HCP
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Direct take of a federally or state-listed species is considered a significant impact. Temporary
and/or permanent habitat loss is not considered a significant impact to sensitive species (other
than for listed or candidate species under the FESA and CESA) unless a significant percentage
of total suitable habitat throughout the species' range is degraded or somehow made
unsuitable, or areas supporting a large proportion of the species’ population are substantially
and adversely impacted.

Potential impacts to nesting bird species will be considered significant due to their protection
under the MBTA and California Fish and Game code, and such impacts will need to be avoided
or minimized.

Sensitive Specles ~ Less-than-Significant Impact with Avoidance and Mitigation
Measures Incorporated

Special-Status Plants

No suitable habitat for special-status plants is present within the study area; therefore, no
special-status plants are anticipated to occur within the study area.

Special-status Animals

No suitable habitat for special-status animals is present within the study area; therefore, no
special-status animals are anticipated to occur within the study area,

Nesting Birds

Nesting birds, including raptors, protected under the MBTA and California Fish and Game Code
are potentially present in the trees and shrubs within the study area. If activities associated with
development or construction occur within the parcels during the avian breeding season
(generally February 1 to September 15), injury to individuals or nest abandonment could occur.
In addition, noise and increased activity could temporarily disturb nesting or foraging activities,
potentially resulting in the abandonment of nest sites. However, with the implementation of
AMMs, the impacts from the project would be less than significant, These AMMSs include
conducting pre-construction nesting bird surveys during the breeding season, and establishing a
buffer around active nests.

Sensitive Natural Vegetation Communities, Including Wetlands — No Impact
There are no sensitive vegetation communities or jurisdictional waters within the study area.

Interfere with Native Wildlife Movement — No Impact

The study area is residential and is not located within an established wildlife movement corridor.

MIG 24




Hermosa Road Biological Resources Evaluation
OCctober 2016

Conflict with Local Policies —~ No Impact

The proposed development activities do not require the removal of trees. If it is determined that
trees need to be removed, it is recommended that a tree survey be conducted by a certified
arborist to determine if the trees to be removed are classified as heritage or significant, as
defined by the County of San Mateo. Depending on the tree survey results, a tree removal
permit may be required and the permittee would have to comply with the conditions of the
permit. Therefore, proposed development activities within the study area will not conflict with
local policies, if trees need to be removed.

Conflict with Conservation Plan - No Impact

The study area is not within an area covered by an MCP or NCCP. As a result, the project will
have no impact related to a conservation plan.

Conclusions and Recommendations

The following section provides recommended AMMs that should be incorporated prior to and
during proposed development activities in order to minimize impacts to sensitive species.

Special-Status Species
Special-Status Animals

No further surveys are warranted.

Special-Status Plants

No further botanical surveys are recommended at this time.
Nesting Birds

Nesting birds, including raptors, protected under the MBTA and California Fish and Game Code
are potentially present in the trees and shrubs in the study area. If construction activities occur
during the avian breeding season (February 1 to September 15), injury to individuals or nest
abandonment could occur. In addition, noise and increased construction activity could
temporarily disturb nesting or foraging activities, potentially resulting in the abandonment of nest
sites. However, with the implementation of AMMs, the impacts from the project would be less
than significant. These AMMs include a pre-construction nesting bird survey if construction is
scheduled during the breeding season and consultation with CDFW if an active nest is
discovered. An active nest can result in a delay in construction.

To avoid impacts to nesting birds and violation of state and federal laws pertaining to birds, all
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construction-related activities (including but not limited to mobilization and staging, clearing,
grubbing, vegetation removal, fence installation, demolition, and grading) should occur outside
the avian nesting season (February 1 or after August 31). If construction and construction noise
occurs within the avian nesting season, all suitable habitats located within the project's area of
disturbance including staging and storage areas plus a 250-foot (passerines) and 1,000-foot
(raptor nests) buffer around these areas shall be thoroughly surveyed, as feasible, for the
presence of active nests by a qualified biologist no more than five days before commencement
of any site disturbance activities and equipment mobilization. If project activities are delayed by
more than five days, an additional nesting bird survey shall be performed. Active nesting is
present if a bird is building a nest, sitting in a nest, a nest has eggs or chicks in it, or aduits are
observed carrying food to the nest. The results of the surveys shall be documented.

If no active nests are present within the project area and buffers, construction can proceed
without additional mitigation.

If pre-construction nesting bird surveys result in the location of active nests, no site disturbance
and mobilization of heavy equipment (including but not fimited to equipment staging, fence
installation, clearing, grubbing, vegetation removal, fence instaliation, demoiition, and grading),
shall take place within 250 feet of non-raptor nests and 1,000 feet of raptor nests, or as
determined by a qualified biologist in consultation with the California Department of Fish and
Wiildlife, until the chicks have fiedged. Monitoring shall be required to insure compliance with
MBTA and relevant California Fish and Game Code requirements. Monitoring dates and
findings shall be documented.
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Hermaosa Road Biological Resources Evaluation
October 2016

Appendix B: Representative Photographs
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Hermaosa Road Biological Resources Evaluation
October 2016

Photo 1. End of Hermosa Road. The road continues as a dirt road and connects all the parcels

within the study area. Parcels APN-036-231-020 and APN-036-231-100 are to the right of the
road.

Photo 2. L.ooking southwest at Parcel APN-036-231-100. The parcel is regularly mowed and

has a wooden shed that is currently used for storage. Parcel APN-036-231-090 abuts this parcel
to the northeast and is also regularly mowed.
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Hermosa Road Biological Resources Evaluation
October 2016

Photo 3. Looking southeast at the dirt road that connects all the parcels within the study area.
Development plans for the study area include the paving of this road. The trees are planted
Monterey pine and Monterey cypress. Parcel APN-036-342-110 is just to the left of the road.

Photo 4. Looking northeast at parcel APN-036-243-120 from the dirt road. A single family home
occupies this parcel. In the background is parcel APN-036-243-110.
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Hermosa Road Biological Resources Evaluation
QOctober 2016

Photo 5. Looking north at parcel APN 036-243-110 from the dirt road. The parcel is regulary
mowed and has scaitered eucalyptus trees. Development plans for this parcel include the
construction of a single-family home with an attached garage and paved driveway. The green
patch of vegetation in the upper left is primarily cape ivy and periwinkle.

Photo 6. Looking north at parcel APN 036-243-130 from the end of the dirt road. The parcel is

regularly mowed and has scattered eucaiyptus and Monterey pine trees. The GGNRA is east of
the parcel.
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Hermosa Road Biological Resources Evaluation
October 2016

Appendix C: List of Plant and Animal Species Observed Within the
Study Area
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Hermosa Road Biological Resources Evaluation

October 2016

Table 1. Grass and Forb Species Observed within the Study Area

Avena sp. wild oats non-native, grass
Briza maxima rattiesnake grass non-native, grass
Bromus hordeaceus soft brome non-native, grass
Bromus diandrus ripgut brome non-native, grass
Canna $p. canna lily non-native
Carduus pycnocephalus ltalian thistle non-native
Conium maculatum poison hemiock non-native
Convolvulus arvensis field bindweed non-native
Daucus carota Queen Anne's lace non-hative
Delairea odorata cape ivy non-native
Hordegum murinum foxtail barley non-native, grass
Hypochaeris glabra smooth cat's ear non-hative
Mimulus aurantiacus sticky monkeyflower native
Oxalis pes-caprae Bermuda bultercup non-native
Phalaris aquatica Harding grass non-native, grass
Plantago lanceolata English plantain non-native
Poa annua annual blue grass non-native, grass
Polystichium munitum western sword fern native
Rosmarinus officinalis rosemary non-native
Rubus armeniacus Himalayan biackberry non-native
Toxicodendron diversilobum western poison oak native
Vinca major bigleaf periwinkle non-native

Table 2. Tree and Shrub Species Observed Within the Study Area

Acacia dealbata silver wattle non-native
Monterey cypress native, but planted as
Cupressus macrocarpa Pl
Genista monospessulana French breom non-hative
Eucalyptus globulus blue gum non-native
Frangula californica California coffeeberry native
Myoporum laetum lollypop tree non-native
. . Monterey pine native, but planted as
Pinus radiata SinaniEal
Cotoneaster sp. Cotoneaster non-native
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Hermosa Road Biological Resources Evaluation
October 2016

Table 3. Animal Species Observed or Detected Within or Nearby the Study Area

Buteo lineatus

red-shouldered hawk

native; heard

Poecile nifescens chestnut-backed chickadee native; heard
Junco hyemalis dark-eyed junco native; visual identification
Odocoileus hemionus biack-tailed deer native; scat detected
columbianus
Canis latrans coyolte native; heard in GGNRA
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Hermosa Road Biclogical Resources Evaluation
October 2016

Appendix D: Special-Status Plant and Animal Species Evaluated for
Potential to Occur within the Study Area
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Summary

Ned Brasher retained my services to survey trees 12 inches in diameter and larger on the

Brasher Properties located at Bayview Road in Montara, CA. The purpose of my
examination was to assess the health and condition of the trees, determine if a tree is

considered a Significant Tree per the County of San Mateo and determine if the condition

of each tree warrants retention or removal.




There are a total of (111) trees in this tree inventory report. Of these (111) trees, I have
recommended removal of (2) trees because they are dead or hazardous. Additionally, (24)
trees require removal to accommodate the proposed construction of Bay View Road and
the new home and garage. All of these trees that are designated for removal are
considered Significant Trees per the County of San Mateo.

The proposed construction of Bay View Road and installation of utility lines has the
potential to impact the trees that border the proposed road and cause decline. Therefore, I
have provided recommendations to reduce the potential for these construction impacts.

I have provided a tree map within this report showing the location of all trees included
within this report.

Many of the existing trees show evidence of past maintenance and pruning to enhance tree
health and mitigate fire risk. However, several of the trees that are designated for
retention require pruning and maintenance to prevent unnecessary and potentially
hazardous tree failures and to maintain a healthy treescape.
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Introduction

Assignment
Ned Brasher retained my services to perform the following tasks:

1. Assess tree health and condition on all trees 12 inches in diameter and larger on
Brasher Properties located in Montara, CA.

2. Determine if a tree is considered a Significant Tree per the County of San Mateo 3.
Determine if the condition of each tree warrants retention or removal

4. Document this information in a written report.

Limits of Assignment
I did not perform a detailed root crown inspection nor climb the trees to perform an
aerial inspection.

Tree Inventory Methods
On November 30, 2016, Dan Patchett (Certified Arborists WE-7686A) and I visited the
site to collect field data on the trees included in this report.

A Visual Tree Assessment (VTA) was performed on all trees that are included within
this report. Each tree inventoried for this report has been tagged with an aluminum tree
tag and assigned a number that corresponds to the tree numbers in this report and to the
tree numbers on the corresponding tree map included within this report. The following
outlines the procedure for collecting information for the tree inventory:

1. Identify tree species
2. Measure the diameter of the trunk at 54 inches above grade (Diameter at Standard

Height)
3. Assess the health and condition of each tree 4. Assess the structural stability of each
tree 5. Inspect the trees for pest or disease.

Condition Rating

Each tree has been assigned a condition rating (see Tree Inventory in Appendix A) that
represents an evaluation of the trees health and structural condition. The following is an
overview of these condition ratings:
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* Condition Rating of Poor-Tree is completely dead or shows signs of advanced
disease or pest infestation. Tree is a significant hazard. Immediate removal of tree
is recommended.

* Condition Rating of Poor to Fair-Tree shows signs of decline in upper crown,
significant structural flaws, suppressed by neighboring trees, unbalanced and
onesided crown, significant dead branches present in the upper crown, significant
lean to the main trunk or upper crown, signs of pest or disease and risk of branch
or ground failure. Removal should be considered, if retained then recommended
action should be taken immediately.

* Condition Rating of Fair-Tree shows minor signs of decline in upper crown,
structural flaws that can be minimized through the use of arboricultural support
systems or through pruning, minimally suppressed by neighboring trees, slightly
unbalanced and one-sided crown, some dead branches present in the upper crown,
some lean to the main trunk or upper crown, early signs of pest or disease and
minor risk of branch or ground failure. Tree is suitable for retention and the
recommended action should be taken immediately.

* Condition Rating of Fair to Good-Minor dead branches in upper crown, minor
structural flaws, insignificant lean to the main trunk or upper crown and no signs
of pest or disease. Tree is suitable for retention and recommended action is not
critical but should be performed in the near future.

* Condition Rating of Good-No dead branches, no structural flaws, uniform
distribution of scaffold branches and well-balanced upper crown, no lean to main
trunk or upper crown and no signs of pest or disease. Tree is excellent candidate
for retention and no work is required at the present time.

San Mateo County-Significant Tree Definition

SIGNIFICANT TREE” shall mean any live woody plant rising above the ground with a
single stem or trunk of a circumference of thirty-eight inches (38") or more measured at
four and one half feet (4 1/2') vertically above the ground or immediately below the
lowest branch, whichever is lower, and having the inherent capacity of naturally
producing one main axis continuing to grow more vigorously than the lateral axes.
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Observations

Site Description

The site is located at Bayview Road and a portion of Hermosa Road in Montara, CA. The
proposed construction consists of a new home and detached garage and paved road and
installation of utilities for the homes that will be developed on the properties.

Trees

There are (111) trees included in this report and I have provided tree an assessment on
their health in condition and outlined which trees require removal within the tree
inventory section of this report (see Tree Inventory in Appendix A).

Conclusion

There are a total of (111) trees in this tree inventory report. Of these (111) trees, I have
recommended removal of (2) trees because they are dead or hazardous. Additionally,
(24) trees require removal to accommodate the proposed construction of Bay View Road
and the new home and garage. All of these trees that are designated for removal are
considered Significant Trees per the County of San Mateo.

The proposed construction of Bay View Road and installation of utility lines has the
potential to impact the trees that border the proposed road and cause decline. Therefore, I
have provided recommendations to reduce the potential for these construction impacts.

I have provided a tree map within this report showing the location of all trees included
within this report.

Many of the existing trees show evidence of past maintenance and pruning to enhance
tree health and mitigate fire risk. However, several of the trees that are designated for
retention require pruning and maintenance to prevent unnecessary and potentially
hazardous tree failures and to maintain a healthy treescape.

Tree Protection Recommendations

The proposed construction of Bay View Road, a portion of Hermosa Road and the
installation of utilities lines along this road have the potential to impact the trees that line
the proposed road and cause decline that could result in dieback in the upper crown or
destabilize the trees. The following are my recommendations to reduce the potential for
impacts during these construction activities.

Bay View Road Construction Recommendations
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1. The new road should be construction in a manner that minimizes excavation in
the root zone of these trees. Excavation into the root zone should not exceed 6-12
inches. Fill material in some road areas could help reduce excavation.

2. Roots that are 1 inch in diameter and smaller that are encountered during these
excavation activities can be cleaning cut at the edge of the excavation zone. Any
roots that are larger than 2 inches in diameter should be retained and wrapped in
burlap and kept moist until the project arborist can inspect the roots to determine
an appropriate course of action.

3. Biaxial Geo-grid can be used to minimize the thickness of the required base
material.

Utility Line Installation Recommendations

1. Underground boring should be used for installation of the utilities to minimize
root impacts.

2. The utilities should be routed down the center of the road.

3. Hand digging can be used if underground boring is not possible. Roots that are 1
inch in diameter and smaller that are encountered during these excavation
activities can be cleaning cut at the edge of the excavation zone. Any roots that
are larger than 2 inches in diameter should be retained and wrapped in burlap and
kept moist until the project arborist can inspect the roots to determine an
appropriate course of action.

Glossary of Terms

Aerial inspection An inspection of the upper crown of the tree that requires
climbing.
Crown Parts of the tree above the trunk, including leaves, branches and

scaffold limbs. (Matheny and Clark, 1994)

Crown Cleaning The Selective removal of dead branches, selective thinning,
removal of diseased and broken branches and selective branch
removal or reduction to reduce the concentration of end weight
and potential for branch or limb failure.

—
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Diameter at standard The diameter of a tree’s trunk as measured at 4.5 feet from the

height (DSH) ground. (Matheny and Clark, 1994)

Root crown Area where the main roots join the plant stem, usually at or near
ground level. Root Collar. (Glossary of Arboriculture Terms,
2007)

Root crown inspection Process of removing soil to expose and assess the root crown of a
tree. (Glossary of Arboriculture Terms, 2007)

Tree protection zone  Defined area within which certain activities are prohibited or

(TPZ) restricted to prevent or minimize potential injury to designated
trees, especially during construction or development. (Glossary of
Arboriculture Terms, 2007)

Visual Tree A method of visual assessing the condition of a tree that does not
Assessment (VTA) include a root crown inspection or an aerial inspection.
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Appendix A - Tree Inventory

regmn Retain
Tree Botanical DBH Significant &
# TRaries Name (Inches) Tree Condition Dsevaian 2K
Remove
Rating
Dead branches in the upper crown.
Monterey Cupressus Ivy growing on trunk. Lean to main
1 Cypress macrocarpa 54 Yes Fair trunk. Retain
Dead branches in the upper crown.
Monterey Cupressus Poor to Ivy growing on trunk. Lean to main
2 Cypress | macrocarpad 36 Yes Fair trunk. Retain
Monterey Cupressus Dead branches in upper crown, No
3 Cypress macrocarpa 32 Yes Fair lower limbs. Retain
Monterey Cupressus Poor to Some dead branches in the upper
4 Cypress macrocarpa 17 Yes Fair crown. Tree one sided and has a lean. Retain
Poor to Dead branches and broken branches
5 Eucalyptus | Eucalyptus 36 Yes Fair in the upper crown. Retain
Dead branches in the upper crown.
Monterey Pinus Poor to Multiple branch attachments that
é Pine radiata 40 Yes Fair could lead to failures. Retain
Monterey Cupressus
7 Cypress macrocarpa 19 Yes Fair Dead branches in the upper crown. Retain
Monterey Pinus Dead branches in upper crown.
8 Pine radiata 40 Yes Fair Abnormal growth in upper crown. Retain
Monterey Cupressus
9 Cypress macrocarpa 17 Yes Fair Dead branches in the upper crown. Retain
Monterey Pinus Poor to
10 Pine radiata 33 Yes Fair Dead branches in the upper crown. Retain
Dead branches in the upper crown,
Poor to over-extended branches.
1 Eucalyptus | Eucalyptus 31 Yes Fair Codominant branch attachments. Retain
Monterey Cupressus Poor to Dead branches in upper crown and
12 Cypress | macrocarpa 15 Yes Fair suppressed by neighbors frees. Retain
Monterey Cupressus Poor to Dead branches in upper crown and
13 Cypress | macrocarpa 13 Yes Fair suppressed by neighbors trees. Retain
Dead branches in the upper crown.
Poor to Minimal living branches left in upper
14 | Eucalyptus | Eucalyptus 16 Yes Fair crown. Retain
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Dead branches in upper crown and
Poor to heavy and over-extended limbs,
15 | Eucalyptus | Eucalyptus 38 Yes Fair which are susceptible to failure. Retain
Hedmh Retain
Tree thecias Botanical DBH Significant & Obsarvations or
i P Name (inches) Tree Condition
Remove
Rating
Monterey Cupressus Poor to Dead branches in the upper crown
16 Cypress | macrocarpa 13 Yes Fair and suppressed by neighboring trees. Retain
Dead branches in upper crown and
Poor to codominant branch attachments that
17 | Eucalyptus | Eucalyptus 26 Yes Fair are susceptible to failure. Retain
Monterey Cupressus Fair o Some dead branches in the upper
18 Cypress | macrocarpa 23 Yes Good crown. Retain
Monterey Cupressus
19 Cypress | macrocarpa 22 Yes Fair Dead branches in the upper crown. Retain
Monterey Cupressus Fair to
20 Cypress | macrocarpa 28 Yes Good Dead branches in the upper crown. Retain
Poor to Large over-extended branches and
21 Eucalyptus | Eucalyptus 31 Yes Fair dead branches in the upper crown. Retain
Past failure in upper crown that left a
Monterey Cupressus Poor to large wound. Dead branches in the
22 Cypress | macrocarpa 21 Yes Fair upper crown. Retain
Monterey Cupressus Poor to Dead and broken branches in the
23 Cypress macrocarpa 25 Yes Fair upper crown. Retain
Lean to the main trunk and large
overextended limbs that are
24 | Eucalyptus | Eucalyptus 37 Yes Poor susceptible to failure. Remove
Dead branches in the upper crown.
Monterey Cupressus Poor to Large wound on main trunk.
25 Cypress | macrocarpa 17 Yes Fair Suppressed by neighboring trees. Retain
Monterey Cupressus Poor to Dead branches in upper crown. Show
26 Cypress | macrocarpa 16 Yes Fair signs of severe decline, Retain
Dead branches and over-extend
Monterey Cupressus Poor to branches hanging over neighbors
27 Cypress macrocarpa 31 Yes Fair property. Retain
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This free is located on the other side of
the fence. Dead branches in the
upper crown and large limbs that are
Poor to over-extended and susceptible to
28 | Eucalyptus | Eucalyptus 45 Yes Fair failure. Retain
Dead branches in the upper crown.
Codominant branch attachments
that can lead to failures.
Monterey Cupressus Poor to Overextended limbs that can lead to
29 Cypress macrocarpa 36 Yes Fair failures. Retain
fleqith Retain
Tree Botanical DBH Significant &
# SRec s Name (inches) Tree Condition Observafions o
Remove
Rating
Poor to Dead branches in the upper crown.
30 | Eucalyptus | Eucalyptus 24 Yes Fair No lower limbs on the trunk. Retain
Monterey Cupressus Poor to One-sided upper crown. Dead
31 Cypress | macrocarpa 31 Yes Fair branches in upper crown. Retain
Monterey Cupressus Poor to
32 Cypress macrocarpa 27 Yes Fair Dead branches in the upper crown. Retain
Monterey Cupressus Poorto | Two main stems are dead. Remaining
33 Cypress macrocarpa| 12-8-6 Yes Fair living portion is sparse. Retain
Monterey Cupressus Poor fo Evidence of past limb failures. Dead
34 Cypress macrocarpa 40 Yes Fair branches in upper crown. Retain
Dead branches in the upper crown.
Monterey Cupressus Poor to Over-extended branches hanging
35 Cypress macrocarpa 35 Yes Fair over neighbors yard. Retain
Poor to Topped in the past. Dead branches in
36 | Eucalyptus | Eucalyptus 33 Yes Fair upper crown. Retain
Poor to Few leaving branches in the upper
37 | Eucalyptus | Eucalyptus 17-18 Yes Fair crown. Retain
Poor to
38 | Eucalyptus | Eucalyptus 25 Yes Fair Dead branches in the upper crown. Retain
Codominant branches attachments
Poor to that are susceptible to failure. Dead
39 | Eucalyptus | Eucalyptus 25 Yes Fair branches in the upper crown. Retain
Dead branches and heavy
Poor to overextended limbs in the upper
40 | Eucalyptus | Eucalyptus 33 Yes Fair Crown. Retain
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A part of the tree is completely dead
Monterey Cupressus Poor to and has a wire wrapped around it.
41 Cypress | macrocarpa 36 Yes Fair Dead branches in the crown. Retain
Poor to Dead branches in upper crown. 4
42 | Eucalyptus | Eucalyptus 38 Yes Fair main stems suppressing each other. Retain
Dead branches in the upper crown.
Poorto | Sparse appearance to the upper
43 | Eucalyptus | Eucalyptus 32 Yes Fair crown. Retain
Poorto | Tree shows signs of decline and has
44 | Eucalyptus | Eucalyptus 24 Yes Fair dead branches in the upper crown. Retain
Poor to Dead branches in the upper crown.
45 | Eucalyptus | Eucalyptus 36 Yes Fair Split in the main trunk. Remove
Reah Retain
Tree Botanical DBH Significant &
3 | “pecle Nome |(inches)| Tree | Condition Upisvalions of
Remove
Rating
Dead branches in the upper crown.
Poor to Sparse appearance to the upper
46 | Eucalyptus | Eucalyptus 36 Yes Fair crown. Retain
Poor to
47 | Eucalyptus | Eucalyptus 28 Yes Fair Dead branches in crown. Retain
Poor to Dead branches in the upper crown.
48 Eucalyptus | Eucalyptus 24 Yes Fair Lean to the upper crown. Retain
Poor to Dead branches in upper crown. Few
49 | Eucalyptus | Eucalyptus 12 Yes Fair lower limbs on the main trunk. Retain
50 | Eucalyptus | Eucalyptus 20 Yes Fair Dead branches in upper crown. Retain
Poor to Significant lean to main trunk. Dead
51 Eucalyptus | Eucalyptus 20 Yes Fair branches in upper crown. Retain
Poor to
52 | Eucalyptus | Eucalyptus 34 Yes Fair Dead branches in upper crown. Retain
Poor to
53 | Eucalyptus | Eucalyptus 32 Yes Fair Dead branches in upper crown. Retain
Monterey Cupressus Dead branches in upper crown and
54 Cypress macrocarpa 30 Yes Fair poor past pruning cuts. Remove
Dead branches in upper crown and
Monterey Cupressus Poor to poor past pruning cuts. Evidence of
55 Cypress macrocarpa 20 Yes Fair root damage. Remove
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Poor to Dead branches in the upper crown
56 Eucalyptus | Eucalyptus 20 Yes Fair and few lower limbs on the main trunk. | Remove
Dead branches in the upper crown
Poor to and large over-extended limb that is
57 | Eucalyptus | Eucalyptus 28 Yes Fair suscepfible to failure. Remove
Monterey Pinus Poor to Dead branches in the upper crown.
58 Pine radiata 19 Yes Fair Upper crown is partially one-sided. Retain
Poor to Tree shows signs of decline and has
59 | Eucalyptus | Eucalyptus 22 Yes Fair dead branches in the upper crown. Retain
Poor to Tree shows signs of decline and has
60 | Eucalyptus | Eucalyptus 20 Yes Fair dead branches in the upper crown. Remove
Broken branches and dead branches
Monterey Cupressus in upper crown. Poor past pruning
61 Cypress macrocarpa 29 Yes Fair cuts. Retain
hed Retain
Tree Shecles Botanical DBH Significant & Obsarialions o5
# B Name (inches) Tree Condition
Remove
Rating
Monterey Cupressus Dead branches in upper crown. Poor
62 Cypress macrocarpa 24 Yes Fair past pruning cuts. Retain
Monterey Cupressus Dead branches in upper crown. Poor
63 Cypress | macrocarpa 15 Yes Fair | past pruning cuts. Remove
Poor to Dead branches in the upper crown.
64 | Eucalyptus | Eucalyptus 28 Yes Fair Tree is sparse. Remove
Poor to Dead branches in the upper crown.
65 | Eucalyptus | Eucalyptus 19 Yes Fair Tree is sparse. Remove
Poor to
66 | Eucalyptus | Eucalyptus 19 Yes Fair Dead branches in the upper crown. Retain
Poor to Dead branches in the upper crown
67 | Eucalyptus | Eucalyptus 24/10 Yes Fair and ivy growing on the trunk. Remove
Estimated diameter due to Poison Oak
surrounding frunk. Dead branches in
Poor to the upper crown. Codominant stems
68 | Eucalyptus | Eucalyptus 24/20 Yes Fair that can lead to failures. Remove
Dead branches in the upper crown
Poor to and ivy growing on main trunk. Tree
469 | Eucalyptus | Eucalyptus 20 Yes Fair has a lean. Remove
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Dead branches in the upper crown.
Poor to Over-extended branches and ivy
70 | Eucalyptus | Eucalyptus 27 Yes Fair growing on frunk. Remove
Dead branches in the upper crown.
Poor to Suppressed by neighboring trees.
71 Eucalyptus | Eucalyptus 15 Yes Fair Lean to main trunk. Remove
Topped or experienced a failure to
Poor to the upper crown. Dead branches in
72 Eucalyptus | Eucalyptus 24 Yes Fair the upper crown. Remove
Monterey Pinus Poor to Dead branches in upper crown and
73 Pine radiata 20 Yes Fair Poison Oak around the base. Remove
Monterey Pinus Poor to
74 Pine radiata 21 Yes Fair Dead branches in the upper crown. Retain
75 | Eucalyptus | Eucalyptus 24 Yes Fair Dead branches in the upper crown. Remove
Poor to
76 | Eucalyptus | Eucalyptus 24 Yes Fair Dead branches in the upper crown. Remove
Healh Retain
Tree Botanical DBH Significant &
# apocies Name (inches) Tree Condition Shisalions A
Remove
Rating
77 | Eucalyptus | Eucalyptus 20 Yes Fair Dead branches in the upper crown. Remove
Dead branches in the upper crown
Poor to and upper crown is sparse. vy
78 | Eucalyptus | Eucalyptus 28 Yes Fair growing on lower trunk. Remove
Codominant branches attachments
Poor to that are susceptible to failure. Dead
79 | Eucalyptus | Eucalyptus 19/18 Yes Fair branches in the upper crown. Remove
Large wound on base extending up
main trunk approximately 7 feet.
Monterey Cupressus Poor to Several other wounds on tree. Dead
80 Cypress macrocarpa 19 Yes Fair branches in upper crown. Retain
Codominant branch attachment,
which is susceptible to failure at
approximately 50 feet from the
Monterey Cupressus Poor to ground. Dead branches in the upper
81 Cypress macrocarpa 30 Yes Fair crown. Retain
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Codominant branch attachment,
which is susceptible to failure at
approximately 50 feet from the
Monterey Cupressus Poor to ground. Dead branches in the upper
82 Cypress | macrocarpa 32 Yes Fair crown. Retain
Evidence of past failures in upper
crown. Large over-extended
branches that are susceptible to
Monterey Cupressus Poor to failures. Dead branches in the upper
83 Cypress | macrocarpa 40 Yes Fair crown. Retain
Monterey Cupressus Dead branches in the upper crown.
84 Cypress macrocarpa Z25 Yes Fair Few lower branches on main trunk. Retain
Monterey Cupressus
85 Cypress macrocarpa 36 Yes Fair Dead branches in the upper crown. Retain
Monterey Cupressus Poor to Dead branches in the upper crown.
86 Cypress macrocarpa 22 Yes Fair Lean to upper crown. Retain
Lean to upper crown. Dead branches
Monterey Cupressus Poor to and over-extended limbs in the upper
87 Cypress macrocarpa 26 Yes Fair crown., Retain
Monterey Cupressus
88 Cypress | macrocarpa 33 Yes Fair Dead branches in the upper crown, Retain
neamh Retain
Tree Botanical DBH Significant &
# Bliecies Name (inches) Tree Condition SRseriaons o1
Remove
Rating
Lean to upper crown. Codominant
branch attachments that are
Monterey Cupressus Poor to susceptible to failure. Dead branches
89 Cypress macrocarpa 33 Yes Fair in the upper crown. Retain
Monterey Cupressus Poor to Dead branches in the upper crown.
90 Cypress macrocarpa 26 Yes Fair No branches on lower trunk. Retain
Monterey Cupressus Poor to Lean to main trunk and upper crown.
1 Cypress macrocarpa % Yes Fair Dead branches in the upper crown. Retain
Monterey Cupressus Poor to Wire imbedded in trunk. Dead
92 Cypress macrocarpa 31 Yes Fair branches in the upper crown. Retain
Monterey Cupressus Poor to Minor lean to main trunk. Dead
93 Cypress macrocarpa 24 Yes Fair branches in the upper crown. Retain
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Lean to main trunk and upper crown.
Monterey Cupressus Poor to Broken and dead branches in the
94 Cypress macrocarpa 13 Yes Fair upper crown. Retain
Monterey Cupressus Poor to Significant lean and dead branches in
95 Cypress macrocarpa 27 Yes Fair the upper crown. Retain
Broken branches and evidence of
Monterey Cupressus Poor to past imb failures. Dead branches in
96 Cypress | macrocarpa 25 Yes Fair the upper crown. Retain
Monterey Cupressus Poor to Evidence of failure in the upper
97 Cypress | macrocarpa 17 Yes Fair crown. Wound on main trunk. Retain
Evidence of past limb failures. Dead
branches in the upper crown.
Poor to Overextended branches, which are
98 | Eucalyptus | Eucalyptus 37 Yes Fair susceptible to failures. Retain
Poor to Lean to upper crown. Dead branches
99 | Eucalyptus | Eucalyptus 22 Yes Fair in the upper crown. Retain
Monterey Cupressus Poor to
100 Cypress | macrocarpa 32 Yes Fair Dead branches in the upper crown. Retain
Abnormal growth in upper crown with
Monterey Cupressus Poor fo no central leader. Dead branches in
101 Cypress macrocarpa 25 Yes Fair the upper crown. Retain
Monterey Cupressus Wire embedded in the trunk free.
102 Cypress | macrocarpa 35 Yes Fair Dead branches in the upper crown. Retain
Health
Retain
Botanical DBH Slgnificant &
Tree # Species Namo (inches) Tree Condition Observations Or
Remove
Rating
Monterey Cupressus Co-dominant stem at about 40 feet,
103 Cypress macrocarpa 27 Yes Poor to Fair| Dead branches in the upper crown. Retain
Embedded wires in main trunk.
Onesided upper crown with heavy
overextended branches. Lean towards
Monterey Cupressus house and dead branches in the upper
104 Cypress macrocarpa 38 Yes Poor to Fair| crown. Remove
Over-loaded branches that are
susceptible to failure. Dead branches in
Monterey Cupressus upper crown. Lean to main trunk and
105 Cypress macrocarpa 37 Yes Poor to Fair| upper crown. Remove
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One-sided upper crown. Lean towards
Monterey Cupressus house. Dead branches in the upper
106 Cypress | macrocarpa 31 Yes Poor fo Fair| crown. Evidence of past limb failures. Remove
Evidence of past limb failures. Dead
branches in the upper crown.
Monterey Cupressus Overloaded branches that are
107 Cypress macrocarpa 43 Yes Poor to Fair| susceptible to failure. Retain
Sparse upper crown that shows signs of
decline. Lean to main frunk. Dead
Monterey Cupressus branches in upper crown. Termite
108 Cypress | macrocarpa 35 Yes Poor to Fair| activity in roots. Retain
Wire embedded in the trunk tree.
Dead branches in the upper crown.
Monterey Cupressus Evidence of past imb failures.
109 Cypress | macrocarpa 34 Yes Fair Located near garage. Retain
Monterey Cupressus
110 Cypress | macrocarpa 39 Yes Poor Tree is dead. Remove
Monterey Cupressus Dead branches in the upper crown
m Cypress | macrocarpa 30 Yes Fair and overloaded limbs. Retain
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Appendix C — Arborist Disclosure Statement

Arborists are tree specialists who use their education, knowledge, training, and
experience to examine trees. They recommend measures to enhance the beauty and
health of trees and attempt to reduce the risk of living near trees. Clients may choose to
accept or disregard the recommendations of the arborist or to seek additional advice.

Arborists cannot detect every condition that could possibly lead to the structural failure of
a tree. Trees are living organisms that fail in ways we do not fully understand.

Conditions are often hidden within trees and below the ground. Arborists cannot
guarantee that a tree will be healthy or safe under all circumstances or for a specified
period of time. Likewise, remedial treatments like any medicine cannot be guaranteed.

Treatment, pruning, and removal of trees may involve considerations beyond the scope of
the arborist’s services such as property boundaries, property ownership, site lines,
disputes between neighbors, and other issues. Arborists cannot take such considerations
into account unless complete and accurate information is disclosed to the arborist. An
arborist should then be expected to reasonably rely upon the completeness and accuracy
of the information provided.

Trees can be managed, but they cannot be controlled. To live near trees is to accept some
degree of risk. The only way to eliminate all risk associated with trees is to eliminate all
trees.

Wl it

Ned Patchett
Certified Arborist WE-4597A

Appendix D - Certification of Performance

I, Ned Patchett, certify;

e That I have personally inspected the trees and the property referred to in this
report. I have stated my findings accurately. The extent of the evaluation and
appraisal is stated in the attached report and the Terms of Assignment;

e That I have no current or prospective interest in the vegetation or the property that
is the subject of this report and have no personal interest or bias with the parties
involved;

* That the analysis, opinions and conclusions within this report are my own;

Tree Inventory Report for Ned Brasher
Ned Patchett, Certified Arborist WE-4597A

1/17/2017 Page 17|




* That my analysis, opinions and conclusions were developed and this report has
been prepared accordingly to commonly accepted arboricultural practices;

* That no one provided significant professional assistance to the consultant, except
as indicated within the report;

* That my compensation is not contingent upon the reporting of a predetermined
conclusion that favors the cause of the client or any other party.

I further certify that I am an International Society of Arboriculture Certified Arborist, and
have been involved in the practice of arboriculture and the study of trees for over 24
years.

Signed. M W

Date: 01117/ 2217

Tree Inventory Report for Ned Brasher
Ned Patchett, Certified Arborist WE-4597A

1/17/2017 Page 18]




O LNIJINHOVLLVY

juswiedaqg buipjing pue buiuuej - od3e\ ues jo A3uno>H




415 490 Tile

JAMES [arras@poedramiorirons.eom
GOODRUM wasw Sondrumiartoeas.corm
COMNSULTING 194, Cortified Artorist, No. WE=16042%
ARBORIST I5A Traes Rlgl Aeseaarsiant Quatife

Mantser, American Soclety of Gonaulting Arborfels

November 7th, 2017

50 Hermosa Way
Montara
CA 94037

Dear Mr. Brasher,

Below is my report detailing my observations and recommendations for the potential
impacts caused by the proposed underground utility installation work along Bay View

Rd, Montara,
SUMMARY

Wishing to install underground utility lines along the side of a parcel of land, earmarked
for future development, Mr. Brasher asked me to submit a report that documented my
opinions regarding the impact this work may have on the trees in this area. | then in-
spected and recorded a number of individuals that would be impacted by such work.

Based on my visual assessments and using best management practices and guidelines, |
have provided ways in which this work can be mitigated to prevent unnecessary dam-
age to these trees.

INTRODUCTION
Background

On October 24, 2017, Mr. Ned Brasher, contacted me regarding the installation of un-
derground utility lines on Bay View Rd, Montara. The proposed utility lines and road
border his property - APN 036-243-130, in Montara, CA 94037 (See Appendix 1 - Site
Map). Mr. Brasher stated that there are a number of trees in and around this road that
may be impacted by this work.

Mr. Brasher previously contracted an ISA Certified Arborist to produce a tree inventory
report, for the purposes of the road installation, and a new property and garage. This
was produced by Ned Patchett (WE-4527A) on January 17, 2017. This report highlight-
ed all the trees that are required to be assessed as per San Mateo County guidelines for
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Significant Trees. In Mr. Patchett’s original report, he suggested that underground bor-
ing should be used for utility [ine installation, and that they should be located within the
center of the road.

Since that time, Mr. Brasher has been made aware of the exact proposed location of the
utility lines, This area is circled in red (see Appendix 1 - Site Map).

Mr. Brasher would like an independent opinion as to any trees that may be impacted by
this work and provide best management practices whilst this work is performed.

After reviewing the situation and discussing my terms of employment, | agreed to ex-
amine the site and any trees that could be impacted.

Assignment

During my October 24, 2017, phone conservation with Mr. Brasher, | agreed to provide
the following services:

* Perform a visual ground inspection of any tree that could be impacted by under
ground utility installation.

* Provide recommendations for the care and management of the trees during con-
struction work.

* Submit a formal written report which details my findings both for use by Mr. Brasher,
and, if required, by the local forestry board should the trees require removal or
pruning of live branches. '

Limits of the Assignment

In terms of this assignment, my investigation was limited to above-ground portions of
the subject trees. My investigation is based solely on my inspection of the trees detailed

in this report, n my site visit on October 30, 2017.

This report is not a valuation appraisal or risk assessment, nor does it provide any esti-
mates for the cost of remedies. My expertise in this matter is limited to the realms of
arboriculture, landscape construction and forestry and this report is not intended as,
and does not represent legal advice.,
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The recommendations and conclusions provided in this report are based on visual
observations only. No soil or plant tissue samples were taken and submitted for

laboratory testing.

Purpose and Use of Report

The purpose of this report is to document the trees that could be impacted by the un-
derground utility line installation along Bay View Rd, Montara, CA 94037; and to pro-
vide my observations, opinions and recommendations towards the care and manage-
ment of these trees.

This information is to be used by Mr. Brasher and, if required, by the local forestry board
should the trees require removal or pruning of live branches.

TREE PROTECTION
Tree Protection Techniques

Tree protection involves activities designed to preserve and protect tree health by
avoiding damage to tree roots, trunks, or crown. Site development planning prior to
site disturbance should include identifying tree protection zones (TPZs) for all trees des-
ignated for retention (Matheny & Clark, 1998).

Tree protection may be passive or active. Passive tree protection, most commoniy used
during the planning or post-development stages, simply means avoiding any distur-
bance or harmful activity near the tree.

Active tree protection, by contrast, involves physical protective barriers and is generally
required during any site disturbance that may impact retained trees, such as grading,
building construction and maintenance, infrastructure and utility installation and main-
tenance, and other landscape changes that may affect the structural integrity and stabil-
ity of retained trees.

Critical Root Zone Protection

A critical step in protecting healthy trees during construction and development is the
protection of tree roots from disturbance. Each tree has a critical root zone (CRZ) that
varies by species and site conditions. The International Society of Arboriculture {ISA)
defines CRZ as an area equal to 1-foot radius from the base of the tree’s trunk for each 1
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inch of the tree's diameter at 4.5 feet above grade (also known as diameter at breast
height). See Table 1 {below) for an example of these calculations.

Table 1 - Critical root zone radius distances calculated by tree diameter at breast height
(ISA)

2riches |

6 inches

20 inches . .

. T P R S

Under certain circumstances, disturbing or cutting roots in the CRZ may be unavoid-
able. In such cases, the work should be done only under the onsite supervision of an
ISA Certifled Arborist,

OBSERVATIONS
Site Visit

On October 30, 2017, | visited 50 Hermosa Way, Montara and inspected trees surround-
ing the proposed utility line installation along Bay View Road (see Appendix 1 - Site
Map) to assess the condition of any tree that may be impacted through this work.

Site Location and Condition
Bay View Road is situated in Montara, CA, It is situated to the East of Mr. Brasher's
home, at 50 Hermosa Way. The road itself borders the following property parcels:

036-243-120, 036-243-110 and 036-243-130.

The proposed utility lines run alongside parcel 036-243-130. The trees in this report are
located on parce! number 036-243-130 and 036-243-010.

All these areas can be seen in Appendix 1 - Site Map.
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Tree Analysis

This report is concerned with the protection of trees that have the potential to be im-
pacted during the installation of the utility lines.

To ascertain what trees would be impacted by the utility line installation, | measured the
diameter at breast height (dbh) of all trees within a 40 feet distance, to the edge of the
10 foot wide area where the lines will be installed underground. On site, this area was
marked out by markers and stakes.

The 40 foot area was chosen as a way of incorporating any trees of a certain size, whose
CRZ would overlap at any point with the installation area. As an example, the smallest
tree measured had a 17 inch dbh. As per ISA guidelines, this would mean the tree has a
17 feet CRZ. This particular tree was 5 feet from the edge of the installation area, hence
the CRZ of this tree entered and actually exited the 10 feet wide installation area.

Table 2 (below) lists all the trees recorded on site that have a CRZ that enters into the 10
foot wide area where the underground utility lines will be installed. Each tree was
tagged on site and given a letter (A to Z). The approximate locations of these trees can
be seen in Appendix 2 - Tree Locations.

Furthermore, the tree condition was given a rating. | used the same system as referred

to in the original January 2017 report, by Ned Patchett. Appendix 3 - Tree Condition
Rating System, explains this.
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Table 2 - Trees with a CRZ that enters the underground utility line installation area (cont)
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DISCUSSION

Cutting or disturbing a large percentage of a tree’s roots increases the likelihood of the
tree's failure or death. Most trees roots over 4 inches in diameter are likely to be struc-
tural roots; cutting these roots may impact the structural stability of the tree (Matheny &
Clark, 1998).

The Best Management Practices (BMPs) below, as recommended by the ISA, retain
good air and water supply to the critical roots of protected trees, as well as protect
them from mechanical damage, to help trees remain as healthy and stable as possible
during the construction process and beyond.

* Establish a CRZ for both large and small trees.

* Install strong fencing around the CRZ and require the fence to remain in place for the
life of the development project {see Appendix 4 - Tree Protection Fencing).

* Avoid cutting tree roots over 4 inches in diameter.

* Make all necessary cuts to tree roots cleanly with sharp tools: never tear with a back-
hoe. A clean cut encourages good weund closure and confines the spread of decay.

In the case of this utility line installation project, Mr, Brasher has confirmed that the in-
stailation will be performed by boring. This is an installation technique that is far prefer-
able to trenching.

As this boring will be within the CRZ of a number of trees, the following BMPs are refe-
vant for the proposed work on Bay View Road.

To protect trees and tree roots within the fenced CRZ, do not do the following (repro-
duced from the ISA):

« Stockpile construction materials or demolotion debris.
+ Park vehicle or equipment.

Pile soil and/or mulch.

Trench for utilities installation or repair, or for irrigation system installation.

Change soil grade by cutting or filling.
Page 8
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» Damage roots by grading, tearing, or grubbing.

» Compact soil with equipment, vehicles, material storage, and/or foot traffic.
» Contaminate soil from washing out equipment and vehicle maintenance.

+ Install impervious parking lots, driveways, and walkways.

+ Wound or break tree trunks or branches through contact with vehicles and heavy
equipment,

+ Wound trunks with string weed trimmers and lawn mowers.

 Cause njury by fire or excessive heat.

CONCLUSION

As can be seen in Table 2, there are a total of 26 trees that have a CRZ that enter into
the installation zone of the underground utility lines. Due to this, any root pruning or
damage to roots in these areas could possibly be detrimental to the health and
structural stability of any one of these trees.

If underground utility installation work has to proceed in this area, then activities such as
trenching or back-hoe digging should be avoided, as per BMPs and ISA guidelines.

The process of boring to install these cables would be far less invasive and detrimental
to the health of the trees listed in Table 2.

Furthermore, there should be a reassessment period, perhaps three to six months after
the installation, (or before any change in land use, such as increased human activity), to
reinspect the condition of these trees to see if the condition has declined to the extent
that further pruning or removal work may be deemed necessary.

Finally, during the construction phase, tree protection fencing (see Appendix 4) should
be installed to protect the trees from any inadvertent damage.
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RECOMMENDATIONS

Based on my investigation and conclusions | recommend the following actions to be
taken to maintain a healthy cultural environment for the subject trees.

1. Underground utility lines should be installed by boring or hand digging, not by
trenching.

2. Follow the BMPs guidelines in the Conclusions for any of the trees labelled A to Z.

3. Install Tree Protection Fencing (Appendix 4) during construction.

4. Consider removal of Tree ‘l/. Consider removal or mitigation on all trees with a con-
dition rating of Poor-Fair.

5. Reinspect trees within one year, or before a change in land use (such as increased
traffic) to ascertain if the underground utility installation work has had a negative ef
fect on any of these trees.
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GLOSSARY

Arboriculture - practice and study of the care of trees and other woody plants in the
landscape.

Critical Root Zone (CRZ) - area of soil around a tree where the minimum amount of
roots considered critical to the structural stability or health of the tree are located. CRZ
determination is sometimes based on the drip line or a multiple of dbh, but because
root growth is often asymmetric due to site conditions, on-site investigation is
preferred.

Diameter at Breast Height (dbh} - tree diameter at breast height. Measured at 1.4
meters (4.5 feet) above ground in the United States.

International Society of Arboriculture (ISA} - Through research, technology, and
education, the International Society of Arboriculture (ISA) promotes the professional
practice of arboriculture and fosters a greater worldwide awareness of the benefits of
trees.

ISA Certified Arborist - an arborist who has passed an Independent exam administered
by the International Society of Arboriculture, and maintains the credential through
continuing education.

Tree Protection Zone (TPZ) - defined area within which certain activities are prohibited
or restricted to prevent or minimize potential injury to designated trees, especially
during construction or development.

BIBLIOGRAPHY

Coder, K. 1996éa. Critical Rooting Distance to Minimize Tree Damage. Athens, GA: Uni-
versity of Georgia Extension of Forest Resources.

Dunster, Julian A et al. 2013. Tree Risk Assessment Manual. Champaign, lllinois.
International Society of Arboriculture,

International Society of Arboriculture. Tunneling and Trenching: A Video Guide for
Excavating Near Trees. Champaign, IL: International Society of Arboriculture.

Matheny, N., and J.R. Clark. 1998. A Technical Guide to Preservation of Trees During
Land Development. Champaign, IL: International Society of Arboriculture.
http://www.isa-arbor.com/education/onlineresources/dictionary.aspx
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APPENDIX 1 - SITE MAP
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APPENDIX 2 - TREE LOCATIONS
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APPENDIX 3 - TREE CONDITION RATING SYSTEM

+ Condition Rating of Poor-Tree is completely dead or shows signs of advanced
disease or pest infestation. Tree is a significant hazard. Immediate removal of

tree is recommended.

* Condition Rating of Poor to Fair-Tree shows signs of decline in upper crown,
significant structural flaws, suppressed by neighboring trees, unbalanced and
one sided crown, significant dead branches present in the upper crown, signifi-
cant lean to the main trunk or upper crown, signs of pest or disease and risk of
branch or ground failure. Removal should be considered, if retained then rec-
ommended action should be taken immediately.

+ Condition Rating of Fair-Tree shows minor signs of decline in upper crown,
structural flaws that can be minimized through the use of arboricultural support
systems or through pruning, minimally suppressed by neighboring trees, slightly
unbalanced and one-sided crown, some dead branches present in the upper
crown, some lean to the main trunk or upper crown, early signs of pest or dis-
ease and minor risk of branch or ground failure. Tree is suitable for retention
and the recommended action should be taken immediately.

*+ Condition Rating of Fair to Good-Minor dead branches in upper crown, minor
structural flaws, insignificant lean to the main trunk or upper crown and no signs
of pest or disease. Tree is suitable for retention and recommended action is not

critical but should be performed in the near future.

» Condition Rating of Good-No dead branches, no structural flaws, uniform dis-
tribution of scaffold branches and well-balanced upper crown, no lean to main
trunk or upper crown and no signs of pest or disease. Tree is excellent candi-
date for retention and no work is required at the present time.

This tree condition rating system was used in the initial tree report, produced by Ned
Patchett.
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APPENDIX 5 - ARBORIST DISCLOSURE STATEMENT

Arborists are tree specialists who use their education, knowledge, training and
experience to examine trees, recommend measures to enhance the beauty and health
of trees, and attempt to reduce the risk of living near trees. Clients may choose to
accept or disregard the recommendations of the arborist, or to seek additional advice.

Arborists cannot detect every condition that could possibly lead to the structural failure
of a tree. Trees are living organisms that fail in ways we do not fully understand.
Conditions are often hidden within trees and below ground. Arborists cannot guarantee
that a tree will be healthy or safe under all circumstances, or for a specified period of
time. Likewise, remedial treatments, like any medicine, cannot be guaranteed.

Treatment, pruning and removal of trees may involve considerations beyond the scope
of the arborist’s services such as property boundaries, property ownership, site lines,
disputes between neighbors, and other issues. Arborists cannot take such
considerations into account unless complete and accurate information is disclosed to
the arborist. An arborist should then be expected to reasonably rely upon the
completeness and accuracy of the information provided.

Trees can be managed, but they cannot be controlled. To live near trees is to accept
some degree of risk. The only way to eliminate all risk associated with trees is to

eliminate all trees.
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APPENDIX 6 - QUALIFICATIONS, ASSUMPTIONS, AND LIMITING CONDITIONS

Any legal description provided to the consultant is assumed to be correct. Any titles or
ownership of properties are assumed to be good and marketable. All property is
appraised or evaluated as though free and clear, under responsible ownership and
competent management.

All property is presumed to be in conformance with applicable codes, ordinances,
statutes, or other regulations.

Care has been taken to obtain information from reliable sources. However, the
consultant cannot be responsible for the accuracy of information provided by others,

The consultant shall not be required to give testimony or to attend meetings, hearings,
conferences, mediations, arbitrations, or trials by reason of this report unless
subsequent contractual arrangements are made, including payment of an additional fee

for such services.

This report and any appraisal value expressed herein represent the opinion of the
consultant, and the consultant's fee is not contingent upon the reporting of a specified
appraisal value, a stipulated result, or the occurrence of a subsequent event,

Sketches, drawings, and photographs in this report are intended for use as visual aids,
are not necessarily to scale, and should not be construed as engineering or architectural
reports or surveys. The reproduction of information generated by architects, engineers,
or other consultants on any sketches, drawings, or photographs is only for coordination
and ease of reference. Inclusion of said information with any drawings or other
documents does not constitute a representation R. T. Arborist as to the sufficiency or

accuracy of said information.

Unless otherwise expressed: a) this report covers only the examined items and their
condition at the time of inspection; and b) the inspection is limited to visual
examination of accessible items without dissection, excavation, probing, or coring.
There is no warranty or guarantee, expressed or implied, that structural problems or
deficiencies of plants or property may not arise in the future,
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APPENDIX 7 - CERTIFICATION OF PERFORMANCE

[, James Goodrum certify that:

I have personally inspected the trees and the property referred to in this report and
have stated my findings accurately, The extent of the evaluation is stated in the at-
tached report and the Limits of the Assignment.

| have no current or prospective interest in the trees or the property that are the
subject of this report and have no personal interest or bias with respect to the par-
ties involved.

The analysis, opinions, and conclusions stated herein are my own and are based on
current scientific procedures and facts.

My analysis, opinions, and conclusions were developed and this report has been
prepared according to commonly accepted arboricultural practices.

No one provided significant professional assistance to me, except as indicated with-
in the report.

My compensation is not contingent upon the reporting of a predetermined conclu-
sion that favors the cause of the client or any other party nor upon the results of the
assessment, the attainment of stipulated results, or the occurrence of any subse-
quent events,

| further certify that | am a member in good standing of the American Society of Con-
sulting Arborists, and the International Society of Arboriculture. | have been involved n
the field of Arboriculture in a full-time capacity for over 10 years,

Signed: (/md; é'oom

Dated: 7th November 2017
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Northwest Information Center

CALIFORNIA

ALAMEDA HUMBOLDT  SAN FRANCISCO Sonoma State University
COLUSA LAKE SAN MATEOQ ; ; p
HISTORICAL CONTRA COSTA MARIN SANTA CLATA 150 Professional Center Drive, Suite E
R DEL NORTE MENDOCINO SANTA CRUZ Rohnert Park, California 94928-3609
ESOURCES MCRIZREY  SSILANG Tel: 707.588.8455
INFORM ATION SAN BENITO  YOLO nwic@sonoma.edu '
http://www.sonoma.edu/nwic
SYSTEM
October 10, 2018 File No.: 18-0708

Ruemel Panglao, Project Planner

San Mateo County Planning and Building Division
455 County Center

Redwood City, CA 94063

re: PLN2017-00017 / Bay View Road, APN 036-243-110 / Ned Basher

Dear Ruemel Panglao,

Records at this office were reviewed to determine if this project could adversely affect cultural resources.
Please note that use of the term cultural resources includes both archaeological sites and historical buildings
and/or structures. The review for possible historic-era building/structures, however, was limited to
references currently in our office and should not be considered comprehensive.

Project Description: Proposed new 2-story, 3,442 sq. ft. residence, plus a 672 sq. ft. garage

Previous Studies:

XX This office has no record of any previous cultural resource studies for the proposed project area (see
recommendation below).

Archaeological and Native American Resources Recommendations:

XX_We recommend the lead agency contact the local Native American tribe(s) regarding traditional, cultural,
and religious heritage values. For a complete listing of tribes in the vicinity of the project, please contact
the Native American Heritage Commission at 916/373-3710.

XX The proposed project area has a low possibility of containing unrecorded archaeological site(s). Native
American resources in this part of San Mateo County have been recorded in broad midslope terraces,
immediately adjacent to perennial and intermittent watercourses, and in particular concentration near the
coastline. The proposed project area contains a moderate slope and is not adjacent to a watercourse.
Therefore, no further study for archaeological resources is recommended.

If archaeological resources are encountered during the project, work in the immediate vicinity of the finds
should be halted until a qualified archaeologist has evaluated the situation. Project personnel should not
collect cultural resources. Native American resources include chert or obsidian flakes, projectile points,
mortars, and pestles; and dark friable soil containing shell and bone dietary debris, heat-affected rock, or
human burials. Historic-period resources include stone or adobe foundations or walls; structures and
remains with square nails; and refuse deposits or bottle dumps, often located in old wells or privies.




Built Environment Recommendations:

XX _Since the Office of Historic Preservation has determined that any building or structure 45 years or older
may be of historical value, if the project area contains such properties, it is recommended that prior to
commencement of project activities, a qualified professional familiar with the architecture and history of
San Mateo County conduct a formal CEQA evaluation.

Due to processing delays and other factors, not all of the historical resource reports and resource records that
have been submitted to the Office of Historic Preservation are available via this records search. Additional
information may be available through the federal, state, and local agencies that produced or paid for historical
resource management work in the search area. Additionally, Native American tribes have historical resource
information not in the California Historical Resources Information System (CHRIS) Inventory, and you should
contact the California Native American Heritage Commission for information on local/regional tribal contacts.

The California Office of Historic Preservation (OHP) contracts with the California Historical Resources
Information System’s (CHRIS) regional Information Centers (ICs) to maintain information in the CHRIS inventory
and make it available to local, state, and federal agencies, cultural resource professionals, Native American
tribes, researchers, and the public. Recommendations made by IC coordinators or their staff regarding the
interpretation and application of this information are advisory only. Such recommendations do not necessarily
represent the evaluation or opinion of the State Historic Preservation Officer in carrying out the OHP’s
regulatory authority under federal and state law.

For your reference, a list of qualified professionals in California that meet the Secretary of the Interior’s
Standards can be found at http://www.chrisinfo.org. If you have any questions please give us a call (707) 588-
8455.

Sincerely,

Vi -34;, =5

Cameron Felt
Researcher
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Effective Solutions
May 7, 2007

Ned Brasher
P.O. Box 370438
Montara, CA 94037

Re: Geotechnical Report for Proposed Residence on Bay View Road
(“Meadow Property”), Montara '
APN: 036-243-110
Sigma Prime Job No. 04-151

Dear Mr. Brasher:

As per your request, we have performed a geotechnical study for the proposed
residence on Bay View Road in Montara, California. The accompanying report
summarizes the results of our field study, laboratory testing, and engineering
analyses, and presents geotechnical recommendations for the planned

improvements.

Thank you for the opportunity to work with you on this project. If you have any
questions concering our study, please call.

Yours,

BT IR
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1. INTRODUCTION

We are pleased to present this geotechnical study report for the proposed
residence on Bay View Road in Montara, California, at the location shown in the
vicinity map in Figure 1. The purpose of this investigation was to evaluate the
subsurface conditions at the site, and to provide geotechnical design
recommendations for the proposed construction.

1.1 PROJECT DESCRIPTION

We understand that you plan to construct a single family dwelling on the lot
located on Bay View Road, California. This lot is referred to as the “Meadow
Lot”, to differentiate it from adjacent lots that will also be developed in the future.
The 2-story structure is expected to be of wood frame construction and have
wooden floors constructed over a crawl! space or a partial basement with a slab-
on-grade. Structural loads are expected to be relatively light as is typical for this
type of construction.

1.2 SCOPE OF WORK

The scope of work for this study was presented in our proposal dated July 8,
2004. in order to complete this project we have performed the following tasks:

« Reviewed published information on the geologic and seismic conditions in the
site vicinity;

« Subsurface study, including 2 soit borings at the site for the house foundation
design;

« Laboratory testing of selected soil samples, to establish their engineering
properties, and for soil classification purposes;

« Engineering analysis and evaluation of the subsurface data to develop
geotechnical design criteria; and

« Preparation of this report presenting our recommendations for the proposed
improvements.
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2. FINDINGS

2.1 GENERAL

The site reconnaissance and subsurface study were performed on October 14,
2004. The subsurface study consisted of drilling 2 soil borings with continuous
drive sampling. The soil borings were advanced to depths of 8 feet and 14 feet.
The approximate locations of the borings, numbered B-1 and B-2, are shown in
Figure 2. The borings were drilled when the location of the house had not yet
been finalized. Therefore, we drilled at two locations that would show a
generalized difference in subsurface conditions, with one boring on the side of
the slope, and one boring in an area that is more level. The boring logs and the
resuits of the laboratory tests on soil samples are attached in Appendix A.

2.2 SITE CONDITIONS

At the time of our study, the 1.7-acre lot was undeveloped and adjacent to other
undeveloped parcels on an undeveloped portion of Bay View Road. The lot is
generally clear in the middle, with several large cypress and eucalyptus trees
scattered around the perimeter. A domestic water well had been installed near
the east side of the parcel, as shown in Figure 2,

Bay View Road will be improved from Hermosa Road to a cul-de-sac about 100
feet past the subject properly. Bay View Road is presently a “paper street”, 35
feet wide. A narrow (about 10 feet wide), rough dirt road currently provides
access up the road. There are no utilities under Bay View Road.

2.3 REGIONAL AND LOCAL GEOLOGY

Based on Pampeyan (1994), and observations while soil sampling, the site
vicinity is primarily underiain by Holocene age slope wash and colluvium
deposits. These deposits are described as unconsolidated to moderately
consolidated sand, silt, clay, and rock fragments accumulated by slow
downslope movement of weathered rock debris and soil. In the project site
vicinity, these deposits overlie the Cretaceous age Montara Granodiorite.

24  SITE SUBSURFACE CONDITIONS

Based on the soil borings, the subsurface conditions on the slopes of the
property consist of about 5 to 6 feet of stiff, low-plasticity sandy clays on top of
Montara Granodiorite. In the more level area, the overlying soil thickened to 11
to 12 feet, with a dense silty sand with gravel at a depth of 6 to 11.5 feet in
Boring B-2. The granodiorite is highly weathered and an exiremely weak rock,

but very dense.
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2.5 GROUNDWATER

No groundwater was observed. Groundwater is not expected to impact the
project.

2.6 FAULTS AND SEISMICITY

The site is in an area of high seismicity, with active faults associated with the
San Andreas fault system. The closest active fault to the site is the San
Gregorlo-Seal Cove fault, located offshore, about 1.5 km to the southwest. The
San Andreas fault is located about 7.5 km to the northeast. Other faults most
likely to produce significant seismic ground motions include the Hayward,
Rodgers Creek, and Calaveras fauits. Selected historical earthquakes in the
area with an estimated magnitude greater than 6-1/4, are presented in Table 1
below.

TABLE 1

HISTORICAL EARTHQUAKES
Date Mggnig’ud_e_ Fault Locale
June 10, 1836 6.5 San Andreas  San Juan Bautista
June 1838 7.0 San Andreas  Peninsula
QOctober 8, 1865 6.3 San Andreas  Santa Cruz Mountains
Oclober 21, 1868 7.0° Hayward Berkeley Hills, San Leandro
April 18, 1906 7.9° San Andreas  Golden Gate
July 1, 1911 6.6° Calaveras Diabio Range, East of San Jose
October 17, 1989 7.45 San Andreas  Loma Prieta, Santa Cruz Mountains
(1) Borchardt & Toppozada (1996)
{2) Toppozada et al (1981)
(3 Petersan (1996)
4 Toppozada (1984)
(5) USGS (1989)

2.7 1997 UBC EARTHQUAKE DESIGN PARAMETERS

Based on the 1997 Uniform Building Code (UBC), the site is located within
Seismic Zone 4. Therefore a Seismic Zone Factor, Z, of 0.40 applies to the site.
Based on the subsurface conditions encountered at the site, and the presence of
the Montara granodiorite, Soil Profile Type S¢ (very dense soil and soft rock)
applies to the site. The site is 1.5 kilometer from the active, Type A, San
Gregorio Fault. The recommended UBC seismic design parameters are shown
in Table 2 below.

TABLE 2
UBC SEISMIC PARAMETERS
Fault Distance - km N, N, Ca C,
San Gregorio 1.5 1.5 20 0.60 1.12

Brasher, Meadow Lot 3




3. CONCLUSIONS AND RECOMMENDATIONS

3.1 GENERAL

It is our opinion that, from a geotechnical viewpoint, the site is suitable for the
proposed construction, provided the recommendations presented in this report
are followed during design and construction. Detailed recommendations are
presented in the following sections of this report.

Bacause subsurface conditions may vary from those encountered at the location
of our borings, and to observe that our recommendations are properly
implemented, we recommend that we be retained to 1) Review the project plans
for conformance with our report recommendations and 2) Observe and test the
earthwork and foundation installation phases of construction.

3.2 GEOLOGIC HAZARDS

We reviewed the potential for geologic hazards to impact the site, considering
the geologic setting, and the soils encountered during our investigation. The
results of our review are presented below:

o Fault Rupture - The site is not located in an Alquist-Priolo special
studies area or zone where fault rupture is considered likely (California
Division of Mines and Geology, 1974). Therefore, active faults are not
believed to exist beneath the site, and the potential for fault rupture to
occur at the site is considered low, in our opinion.

e Ground Shaking - The site is located in an active seismic area.
Moderate to large earthquakes are probable along several active faults
in the greater Bay Area over a 30 to 50 year design life. Strong ground
shaking should therefore be expected several times during the design
life of the structure, as is typical for sites throughout the Bay Area.
The improvements should be designed and constructed in accordance
with current earthquake resistance standards.

« Differential Compaction - Differential compaction occurs during
moderate and large earthquakes when soft or loose, natural or fill soils
are densified and settle, often unevenly across a site. Provided the
foundations are built according to our recommendations, and due to
the dense nature of the underlying soil and bedrock, the likelihood of
significant damage to the structure from differential compaction is very
low.
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o Liguefaction - Liquefaction occurs when loose, saturated sandy soils
lose strength and flow like a liquid during earthquake shaking. Ground
seftlement often accompanies liquefaction. Soils most susceptible to
liquefaction are saturated, loose, siity sands, and uniformly graded
sands. Loose, saturated silty sands were not encountered at the site.
Therefore, in our opinion, the likelihood of liquefaction occurring at the
site is very low.

« Slope Stability —~ Based on the geologic map and our site
reconnaissance, there are no indications that. tandslide activity will
adversely impact the subject site during the design lifetime. The
existing hillsides slope gently to moderately, and the stiff clays and
granodiorite that comprise the slope are conducive to a stable
condition. There are ho springs or unusually wet areas. There are no
signs that the slopes in the area may be unstable. Therefore, it is our
opinion that the likelihood of a landslide impacting the site is low.

3.3 EARTHWORK

3.3.1 Clearing & Subgrade Preparation

All deleterious materials, including trees, topsaoil, roots, vegetation, etc., should
be cleared from building and driveway areas. Figure 2 shows an old, concrete-
lined water storage pool that will need fo be removed to build the driveway.

The actual stripping depth required will depend on site usage prior to
construction, and should be established by the Contractor during construction.
Topsoil should be stockpiled separately for later use in landscaping areas.

After the site has been properly cleared, stripped, and excavated to the required
grades, the exposed surface soil in areas to receive a slab-on-grade should be
scarified to a depth of 6 inches, moisture conditioned, and compacted fo the
specifications listed below under the section captioned "compaction.”

3.3.2 Temporary And Permanent Slopes

The contractor should be responsible for the design and construction of alt
temporary slopes and any required shoring. Shoring and bracing should be
provided in accordance with all applicable local, state and federal safety
regulations, including the current OSHA excavation and trench safety standards.

Permanent slopes should be cut or filled to an inclination of 2:1 (horizontal to
vertical). Exposed slopes may be subject to minor sloughing and erosion, which
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may require periodic maintenance. We recommend that the stockpiled topsoil
be placed on the permanent slopes, and that the slopes be planted to minimize
erosion.

3.3.3 Compaction

The scarified surface soils should be moisture conditioned to 3-5 percent above
the optimum moisture content and compacted to at least 92 percent of the
maximum dry density, as determined by ASTM D1157-78. All trench backfill
should also be moisture conditioned to 3-5 percent above the optimum moisture
content and compacted to at least 92 percent of the maximum dry density.

3.3.4 Surface Drainage

The finish grades should be designed to drain surface water away from
foundations, retaining walls and slab areas, to suitable discharge points. Slopes
of at least 2 percent within 5 feet of the structures are recommended. Ponding
of water should not be allowed adjacent {o the structure.

3.4 FOUNDATIONS

A pier-and-grade-beam type of foundation is recommended for this project.
Piers should be drilled and cast-in-place, and be a minimum of 16 inches in
diameter. The piers should extend at least 8 feet into the granodiorite. A vertical
skin friction of 500 psf, starting 2 feet below lowest adjacent grade, should be
used in design. The skin friction value may be increased by 1/3 for seismic loads
and wind loads. Because of the difficulty in cleaning the bottoms of the pier
holes, end bearing should be neglected, however the pier holes should be kept
as clean as possible.

We recommend that grade beams be provided between piers supporting the
structures. Drilled piers should have a center-to-center spacing of three pier
diameters, as a minimum. The perimeter grade beam should extend at least 6-
inches below the crawl space grade to help limit the infiltration of surface runoff
under the structures.

Our representative should observe the pier excavations prior to placing
reinforcing steel to see that they are sufficiently clean and deep, and correspond
to the design drawings.

3.4.1 Lateral Loads

Resistance to lateral loads may be provided by passive pressure acting against
the piers, neglecting the upper 2 feet of the pier, and acting across 1.5 pier
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diameters. We recommend that an equivalent fluid pressure of 350 pcf be ed
in design. :

3.4.2 Slabs-on-Grade

We recommend that slabs-on-grade be underlain by at least 4-inches of non-
expansive granular fill. Where floor wetness would be detrimental, a vapor
barrier, such as 10 mil visqueen, should be placed over the gravel. The vapor
barrier should be covered with a 2-inch sand buffer to protect it during
construction. The sand should be lightly moistened just prior to placing the
concrete. The 2 inches of sand should be considered as additional to the 4-
inches of granular fill recommended above.

3.5 RETAINING WALLS

Retaining walls should be designed to resist lateral earth pressure from the
adjoining natural soils and/or backfill. The walis should be founded on drilled
piers with the same requirements as those discussed above.

We recommend that walls that are restrained from lateral movement be
designed to resist an equivalent fluid pressure of 60 pounds per cubic foot (pcf).
Retaining walls that are not restrained from lateral movement should be
designed to resist an equivalent fluid pressure of 50 pcf.

Retaining walls with sloping backfill with grades up to 2:1 (hotizontal to vertical)
should be designed to resist an equivalent fluid pressure of 70 pcf for
unrestrained walls, and 60 pcf for restrained walls.

Retaining walls should include a subsurface drainage system behind the walls to
prevent any buildup of water pressure from surface water infiltration. The
drainage system should consist of a 4-inch (Schedule 40 PVC) perforated pipe
(perforations placed down) located below the adjacent slab elevation. The pipe
should be embedded in a 12-inch width of 1/2-inch crushed rock. The remaining
backfill may consist of 1/2-inch crushed rock, extending to within 2 feet of the
level of the outside finish grade. A filter fabric should be wrapped around the
crushed rock to protect it from infiltration of native soil. The upper 2 feet of
backfill should consist of native soil. The subdrain should slope to a free
draining outlet. Cleanouts should be provided. Damp proofing of walls should
be included in areas where wall moisture would be undesirable.

Miridrain, Enkadrain or other drainage fabrics approved by our office may be
used for wall drainage as an alternative. If used, the drainage fabric should
extend from a depth of 2 feet to the drain pipe at the base of the wall. The 12-
inch width of 1/2-inch crushed rock and filter fabric should be placed around the
drainpipe, as discussed in the earlier section.
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Backfill placed behind the walls should be compacted fo at least 90 percent
relative compaction, using light compaction equipment. If heavy compaction
equipment is used, the walis should be temporarily braced.

3.6 CONSTRUCTION OBSERVATION AND TESTING

The earthwork and foundation phases of construction should be observed and
tested by us to 1) Establish that subsurface conditions are compatible with those
used in the analysis and design; 2) Observe compliance with the design
concepts, specifications and recommendations; and 3) Allow design changes in
the event that subsurface conditions differ from those anticipated. The
recommendations in this report are based on a limited number of borings. The
nature and extent of variation across the site may not become evident until
construction. If variations are then exposed, it will be necessary to reevaluate
our recommendations.
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4. LIMITATIONS

This report has been prepared for the exclusive use of Ned Brasher for specific
application in developing geotechnical design criteria, for the currently planned
residence on Bay View Road in Montara, California (APN 036-243-110). We
make no warranty, expressed or implied, except that our services were
performed in accordance with geotechnical engineering principles generally
accepted at this time and location. The report was prepared io provide
engineering opinions and recommendations only. in the event that there are any
changes in the nature, design or location of the project, or if any fulure
improvements are planned, the conciusions and recommendations contained in
this report should not be considered valid unless 1) The project changes are
reviewed by us, and 2) The conclusions and recommendations presented in this
report are modified or verified in writing.

The analyses, conclusions and recommendations contained in this report are
based on site conditions as they existed at the time of our investigation; the
currently planned improvements; review of previous reports relevant to the site
conditions; and laboratory results. In addition, it should be recognized that
certain limitations are inherent in the evaluation of subsurface conditions, and
that certain conditions may not be detected during an investigation of this type.
Changes in the information or data gained from any of these sources could result
in changes in our conclusions or recommendations. If such changes do occur,
we should be advised so that we can review our report in light of those changes.
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APPENDIX A

FIELD INVESTIGATION

Six soil borings were drilled for this project on October 14, 2004. The locations
of the borings are shown in Figure 2. The soils encountered during drilling were
logged by our representative, and samples were obtained at depths appropriate
to the investigation. The samples were taken to our laboratory where they were
carefully observed and classified in accordance with the Unified Soil
Classification System. The logs of our borings, as well as a sq’mmary of the soil
classification system, are attached. !

Several tests were performed in the field during drilling. A modified version of
the standard penetration resistance was determined by dropr}ing a 140-pound
hammer through a 30-inch free fall, and recording the blows reduired to drive the
2-inch (outside diameter) sampler 24 inches. (The non-modified standard
penetration test drives the sampler 18 inches instead of 24 inll:hes; our method
gives only slightly differing data.) The modified standard penetration resistance
is the number of blows required to drive the sampler the last ;12 inches, and is
recorded on the boring logs at the appropriate depth. The results of these field
tests are also presented on the boring logs. ;

The boring logs and related information depict our interpretation of subsurface
conditions only at the specific location and time indicated. Subsurface conditions
and ground water levels at other locations may differ from conditions at the
locations where sampling was conducted. The passage of time may also result
in changes in the subsuiface conditions.
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UNIFIED SOIL CLASSIFICATION (ASTM D-2487-85)
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APPENDIX B

LABORATORY TESTS

Samples from the subsurface study were selected for tests to establish the
physical and engineering properties of the soils. The tests performed are briefly
described below.

The natural moisture content and dry density were determined in accordance
with ASTM D 2218 on selected samples recovered from the borings. This test
determines the moisture content and density, representative of field conditions,
at the time the samples were collected. The results are presented on the boring

logs, at the appropriate sample depth.

The plasticity of the clay content of selected fine grained soils was determined in
accordance with ASTM D 4318. These results are presented on the boring logs,
at the appropriate sample depth.
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Ned Brasher
P.0. Box 439
Montara, CA 94037

Re: Geotechnical Report for Proposed Single Family Dwelling located on Bay
View Road, Montara. (APN 036-243-110)
Sigma Prime Job No. 04-151

Dear Mr. Brasher:

As per your request, we have performed a geotechnical study for the proposed
construction of a single family dwelling iocated on Bay View Road in Montara,
California. The accompanying report summarizes the results of our field study and
engineering analyses, and presenis geotechnical recommendations for the

planned structure.

Thank you for the opportunity to work with you on this project. If you have any
questions concerning our study, please call.

Yours,

Sigma Prime Geosciences, Inc.

-

Charles M. Kissick, P.E.
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We are pleased to present this geotechnical study report for the proposed
residence located on Bay View Road in Montara, California at the location shown
in Figure 1. The purpose of this investigation was to evaluate the subsurface
conditions at the site, and to provide geotechnical design recommendations for the
proposed construction.

1. INTRODUCTION

1.1 PROJECT DESCRIPTION

We understand that you plan to construct a home on the property. The structure
is expected to be of wood frame construction and have wooden floors constructed
over a crawl space. Stiuciural loads are expecied io be relatively light as is typical
for this type of construction. In addition to the house, Bay View Road must be built
to provide access to the house.™”

1.2 SCOPE OF WORK

In order to complete this project we have performed the following tasks:

« Reviewed published information on the geologic and seismic conditions in the
site vicinity;

« Geologic site reconnaissance,
¢ Subsurface study, including 2 soll borings at the site;

« Engineering analysis and evaluation of the subsurface data to develop
geotechnical design criteria; and

« Preparation of this report presenting our recommendations for the proposed
structure.

Mendow Lot, Apr., 2017 1
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2. FINDINGS

2.1 GENERAL

The site reconnaissance and subsurface study were performed on September 26,
2016. The subsurface study consisted of drilling 1 soil boring to a depth of 10-10”
feet bgs (below ground surface). The approximate location of the boring is shown
in Figure 2. The boring log and results of the laboratory tests on soil samples are
attached in Appendix A.

2.2 SITE CONRITIONS

At the time of our study, the site was an undeveloped in-fill lot. The property slopes
moderately to the south, at an inclination averaging about 30 percent. Vegetation
on the subject property consists of several large trees and shrubs.

2.3 REGIONAL AND LOCAL GEOLOGY

Based on Pampeyan (1994), the site vicinity is underlain by the Cretaceous age
Montara granodiorite. This formation is a dense, highly weathered granitic bedrock
of unknown thickness.

2.4 SITE SUBSURFACE CONDITIONS

Based on the soil boring, the subsurface conditions at the site consist of about a
foot of leaf litter from the dense eucalyptus forest, over about 9 feet of soil.
Granodiorite occwrs at a depth of about 9.5 feet, based on Boring B-1. The
overlying soil consists of stiff to very stiff sandy clay with beds of dense silty sand.
The granodiorite is highly weathered and friable, and very dense.

25 GROUNDWATER

Groundwater was not encountered in the boring and is not expected to impact the
construction.

26 FAULTS AND SEISMICITY

The site is in an area of high seismicity, with active faults associated with the San
Andreas fault system. The closest active fault to the site is the San Gregorio fault,
located about 1 kin {o the west. Other faults most likely to produce significant
seismic ground motions include the San Andreas, Hayward, Rodgers Creek, and
Calaveras fauits. Selected historical earthquakes in the area with an estimated
magnitude greater than 6-1/4, are presented in Table 1 below.

Power, Oct 2016 2
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TABLE 1

HISTORICAL EARTHQUAKES
Date Magnitude Fault Locale
June 10, 1836 8.5' San Andreas  San Juan Bautista
June 1838 7.02 San Andreas  Peninsula
Qclober 8, 1865 6.3? San Andreas  Santa Cruz Mountains
October 21, 1868 7.0% Hayward Berkeley Hills, San Leandro
April 18, 1908 7.93 San Andreas  Golden Gate
July 1, 1811 6.6% Calaveras Diablo Range, East of San Jose
QOctober 17, 1989 7.1% San Andreas  Loma Priota, Santa Cruz Mountains
(1) Borchardt & Toppozada (1996)
{2) Toppozada et af (1281)
{3} Patersen (1996}
& Toppozada (1884)
&) USGS (1989)

2.7 2016 CBC EARTHQUAKE DESIGN PARAMETERS

Based on the 2016 California Building Code {CBC) and our site evaluation, we
recommend using Site Class Definition C (soft rock) for the site. The other
pertinent CBC seismic parameters are given in Table 2 below.

Table 2
CBC SEISMIC DESIGN PARAMETERS
8s $1 Fa Fv Swms Sm1 Sos S
2134 | 0.814 1.0 1.3 2.560 1.139 1.707 | 0.759

Because the S1 value is greater than 0.75, Seismic Design Category E is
recommended, per CBC Section 1613.5.6. The values in the table above were
obtained from a USGS software program which provides the values based on the
latitude and longitude of the site, and the Site Class Definition. The latitude and
longitude were 37.5286 and —122.5099, respectively, and were accurately
obtained from Google Earth™. These same values can be obtained directly from
maps in the CBC, however the scale of the map makes it impracticai to achieve
safisfactory accuracy. The map in the CBC was derived from the same work that
led to the USGS software. The remaining parameters were also obtained by the
same USGS program.
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it is our opinion that, from a geotechnical standpoint, the site is suitable for the
proposed construction, provided the recommendations presented in this report are
followed during design and construction. Detailed recommendations are
presented in the following sections of this report.

3. CONCLUSIONS AND RECOMMENDATIONS

3.1 GENERAL

Because subsurface conditions may vary from those encountered at the location
of our boring, and to observe that our recommendations are properly implemented,
we recommend that we be retained to 1) Review the project plans for conformance
with our report recommendations and 2) Observe and test the earthwork and
foundation installation phases of construction.

3.2 GEOLOGIC HAZARDS

We reviewed the potential for geologic hazards to impact the site, considering the
geologic setting, and the soils encountered during our investigation. The results
of our review are presented below:

« Fault Rupture - The site is not located in an Alquist-Priolo special studies
area or zone where fault rupture is considered likely (California Division
of Mines and Geology, 1974). Therefore, active faults are not believed
to exist beneath the site, and the potential for fault rupture to occur at
the site is low, in our opinion.

s Ground Shaking - The site is located in an active seismic area.
Moderate to large earthquakes are probable along several active faults
in the greater Bay Area over a 30 to 50 year design life. Strong ground
shaking should therefore be expected several times during the design
life of the structure, as is typical for sites throughout the Bay Area. The
improvements should be designed and constructed in accordance with
current earthquake resistance standards.

e Differential _Compaction - Differential compaction occurs during
moderate and large earthquakes when soft or loose, natural or fili soils
are densified and settle, often unevenly across a site. There is a dense
silty sand on the site, however it will either be excavated during
construction or penetrated with drilled piers for the foundation. In any
case, the density of the silty sand makes it marginally prone to
differential compaction. Therefore, the likelihood of significant damage
to the structure from differential compaction is very low.
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 Ligquefaction - Liguefaction occurs when loose, saturated sandy soils
lose strength and flow like a liquid during earthquake shaking. Ground
settlement often accompanies liquefaction. Solis most susceptible to
liquefaction are saturated, loose, silty sands, and uniformly graded
sands. Loose, saturated silty sands were not encountered at the site.

Therefore, in our opinion, the likelihood of liquefaction occurring at the
site is nil.

+ Siope Stebllity — Based on the geologic map and our site
reconnaissance, there are no indications that landslide activity will
advetsely impact the subject site during the design lifetime. The siope
is moderately steep, at about 30 percent, however the granodiorite is
shallow and stable. The upper soils are generally dense and stiff. There
are no springs or seepage on the site. The likelihood of a landslide
impacting the site is low.

3.3 EARTHWORK

3.3.1 Clearing & Subgrade Preparation

All deleterious materials, including topsoil, roots, vegetation, designated utility
lines, etc., should be cleared from bullding and driveway areas. The actual
stripping depth required will depend on site usage prior to construction, and should
be established by the Contractor during construction.

3.32 Fills

Fills are not recommended beneath the base of foundations. In landscaping areas,
any fills greater than 3 feet in depth should be placed in loose fifts not exceeding
12 inches in height, and compacted to at least 90% of the maximum dry density,
as determined by ASTM D1157-78.

3.3.3 Compaction

Scarified surface solls should be moisture conditioned to 3-5 percent above the
optimum moisture content and compacted fo at least 95 percent of the maximum
dry density, as determined by ASTM D1157-78. All trench backfill should also be
moisture conditioned to 3-5 percent above the optimum moisture content and
compacted to at least 95 percent of the maximum dry density.
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3.3.4 Surface Drainage

The finish grades should be designed fo drain surface water away from
foundations, retaining walls, and slab areas to suitable discharge points. Siopes
of at least 2 percent within 10 feet of the structures are recommended, where
possible. Ponding of water should not be allowed adjacent to the structure.

3.4 EOUNDATIONS

A pier-and-grade-beam type of foundation is feasible for the proposed
construction. Piers should be drilled and cast-in-place, and be a minimum of 16
inches in diameter. The piers should extend a minimum of 8 feet into the
weathered granodiorite, as measured from the bottom of the adjacent grade beam.
The actual pier depths should be determined by the structural engineer, based on
the criteria given below. The grade beams should extend at least 8 inches below
the crawl space grade.

The piers may gain support in skin friction acting along the sides of the piers within
the weathered rock, A skin friction of 500 psf between the piers and the soil should
be used in design. The uplift capacity of the piers may be based on a skin friction
value of 350 pounds per square foot acting below a depth of 2 feet. The skin
friction value may be increased by 1/3 for seismic loads and wind loads. Because
of the difficulty in cleaning the bottoms of the pier holes, end bearing should be
neglected, however the pier holes should be kept as clean as possible.

Drilled piers shouid have a centerto-center spacing of not less than three pier
diameters. The concrete should not be allowed to free-fall more than 5 feet. if
groundwater fills the pier holes to more than 2 feet deep, the concrete should be
tremied Into the holes.

The planned improvements supported on drilled piers are anticipated to settle less
than 1/2 inch. Differential settlements are anticipated to be less than 1/4 inch over
a 25-foot span.

3.4.1 Lateral Loads
Resistance to lateral loads may be provided by passive pressure acting against

the piers, neglecting the upper 2 feet of the pier, and acting across 1.5 pier
diameters. We recommend that an equivatent fluid pressure of 300 pcf be used in

design.
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We recommend that slabs-on-grade be underdain by at least 4-inches of non-

expansive granular fill. Where floor wetness would be detrimental, a vapor barrier,
such as Stego wrap or equivalent should be used.

3.4.2 Slabs-on-Grade

3.5 RETAINING WALLS

Retaining walls should be designed to resist lateral earth pressure from the
adjoining natural soils and/or backfill. The walls should be founded on drilled piers
with the same requirements as those discussed above. We recommend that walls
that are restrained from lateral movement be designed to resist an af-rest
equivalent fluid pressure of 60 pounds per cubic foot {pcf). Retaining walls that
are not restrained from lataral movement should be designed to resist an active
equivalent fluid pressure of 45 pcf. These values assume sloping backfill and
some degres of potential downhill creep.

To account for seismic loads, we recommend adding a dynamic pressure
increment of 14H, where H is the height of the wall. The dynamic load is a
rectangular distribution acting halfway up the wall. This value is obtained using a
modified Mononobe-Okabe procedure, by first estimating the peak ground
acceleration at the site, based on the average of four published attenuation
relationships. The peak ground acceleration at the project site is estimated to be
0.56g. This peak value is reduced by 0.65 (denoted as ki) because peak
accelerations are too short in duration to have an impact. Therefore, kn = 0.3649.
The static coefficient of lateral earth pressure, Ka, equal to 0.172 in this case, is
applied. A relationship between kn and Ka is used to obtain the total lateral earth
pressure coefficient, Kag-ror, due to both the dynamic and the static increments.
The static increment is then subtracted to obtain the dynamic increment, Kas-byn.
The dynamic increment, Kae-pvn, is then applied to obtain the dynamic pressure,
Pae-oyn, using the eguation,

Pae-pyn=0.5(gamma)(Kas-ovn)(H?),
where gamma is the unit weight of soil.

Retaining walls should include a subsurface drainage system behind the walls to
prevent any buildup of water pressure from surface water infiltration. The drainage
system should consist of a 4-inch (Schedule 40 PVC) perforated pipe (perforations
placed down) located below the adjacent slab elevation. The pipe should be
embedded in a 12-inch width of 1/2-inch crushed rock. The remaining backfill may
consist of 1/2-inch crushed rock, extending to within 2 feet of the level of the
outside finish grade. A filter fabric should be wrapped around the crushed rock to
protect it from infiltration of native soil. The upper 2 feet of backfill should consist
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of native soil. The subdrain should slope to a free draining outlet. Cleanouts
should be provided. Damp proofing of walls should be included in areas where
wall moisture would be undesirable. Miridrain, Enkadrain or other drainage fabrics
approved by our office may be used for wall drainage as an alternative. If used,
the drainage fabric should extend from a depth of 2 feet to the drain pipe &t the

base of the wall. The 12-inch width of 1/2-inch crushed rock and filter fabric should
be placed around the drainpipe, as discussed in the earlier section.

3.6 CONSTRUCTION OBSERVATION AND TESTING

The earthwork and foundation phases of construction should be observed and
tested by us to 1) Establish that subsurface conditions are compatible with those
used in the analysis and design; 2) Observe compliance with the design concepts,
specifications and recommendations; and 3) Allow design changes in the event
that subsurface conditions differ from those anticipated. The recommendations in
this report are based on a limited number of borings. The nature and extent of
variation across the site may not become evident until construction, [f variations
are then exposed, it will be necessary fo reevaluate our recommendations.
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This report has been prepared for the exclusive use of the property owner for
specific application in developing geotechnical design criteria, for the currently
planned residence at Bay View Road in Montara, California (APN 036-243-110).
We make no warranty, expressed or implied, except that our services were
performed in accordance with geotechnical engineering principles generally
accepted at this time and location. The report was prepared to provide engineering
opinions and recommendations only. In the event that there are any changes in
the nature, design or location of the project, or if any future improvements are
planned, the conclusions and recommendations contained in this report should not
be considered valid unless 1) The project changes are reviewed by us, and 2) The

conclusions and recommendations presented in this report are modified or verified
in writing.

4. LIMITATIONS

The analyses, conclusions and recommendations contained in this report are
based on site conditions as they existed at the time of our investigation; the
currently planned improvements; review of previous reports relevant to the site
conditions; and laboratory results. In addition, it should be recognized that certain
limitations are inherent in the evaluation of subsurface conditions, and that certain
conditions may not be detected during an investigation of this type. Changes in
the information or data gained from any of these sources could result in changes
in our conclusions or recommendations. !f such changes do occur, we should be
advised so that we can review our report in light of those changes.

Power, Oct 2016 9
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APPENDIX A

FIELD INVESTIGATION

The soils encountered during drilling were logged by our representafive, and
samples were obtained at depths appropriate to the investigation. The samples
were taken fo our iaboratory where they were carefully observad and classified in
accordance with the Unified Soil Classification System. The logs of our borings,
as well as a summary of the soil classification system, are attached.

Several tests were performed in the field during drilling. The standard penetration
resistance was determined by dropping 2 140-pound hammer through a 30-inch
free fall, and recording the blows required to drive the 2-inch (outside diameter)
sampler 24 inches. The standard penetration resistance is the number of blows
required to drive a standard split spoon sampler the last 12 inches of an 18-inch
sample and is recorded on the boring logs at the appropriate depth. Use of the
standard split spoon sampler defines a Standard Penetration Test (SPT), and
yields an SPT-equivalent blow count. (Where we drove the sampler 24 inches in
some cases, this is a modified SPT test.) A modified California (Mod-Cal) sampler
was also used, which results in blow counts that are higher than an SPT-equivalent
blow count, due to the Mod-Cal sampler's larger diameter. For analyses, it is
normal practice to reduce the Mod-Cal blow counts to correspond to an SPT-
equivalent blow count. The blow counts from the Mod-Cal sampler are
uncorrected on the Jogs. The results of these field tests are presented on the
boring logs.

The boring logs and related information depict our interpretation of subsurface
conditions only at the specific location and time indicated. Subsurface conditions
and ground water levels at other locations may differ from conditions at the
locations where sampling was conducted. The passage of time may also result in
changes in the subsurface conditions.




Project Name Project Number
Brasher - Meadow Property [ 04-151 ?
Locatlon =
East side of prOperty @gma Piime Geosciences, Inc.
Drifiing Methed  [Hola Size! Total Depth [Soil Foolage | Rock Footage | Elevation Datum
Cont. Sampling | 4¢ g 5.5 2.5 607" |Assumed|Boring No. B-1
Dlliing C B d By:
ring oMy Access Soit Drifling, Inc. B CMK Page 1 of 1
Type of Dl Rig ype of Samplar(s) Hammer Weight ang Fall
N/A P™ic. Sb1 2.5° | 14010, 30" Date(s) 1071204
Depth sy fow 18amplelSample]
o Description o ey e | Comments
0' - 5,5" Sandy Clay: dark brown; stiff, 3
slightly moist. Coarse sand. 8
70 1
11
1
= 1? MC
12 3 Lab, Sample #2:
7 8 Moisture%= 5.2%
7 Dry Density= 105.6 pof
B 13 3 {og |— LL= 27, PL=18, Pl=9
+ 4 + ¥ 19
.1 5.5'- 8" Granodiorite: orange-brown s g
with white specks; completely weathered; AN 20
extremely weak. Fetetat 30
- - :*I-r"-l-* 42 4 |SPT |~
+ +*+‘
AL I 44
& o &
Bottom of Hole @ &
_ No groundwater encountered. | L
10— — —

20




Project N P Numb
FOISCIREMS  Brasher - Meadow Property E T ;
l.ocation :
West side of praperty @;gma Prime Geosclences, Inc.
Drilling Method  [Hole Size] Total Depth |Soil Footage | Rock Footage | Elsvation Datum
Cont. Sampling | 4“ 14 1.5 25 585" [Assumed] Boring No. B-2
[Drilling Com pe—— [ ogged By:
ing LomeeY - Access Soil Drilling, Inc. oo oMK Page 1 of 1
Type of DAl Rig —rype of Samplar(s) Hammer Welght and Fall
NIA MC, SPT, 25" ID 140 I, 30" Dato(s)]  10/14/04
‘?fzgg‘ Description L:;f{fé“c Class | o Sa,&';“"ds-?%p:e Comments
0' - 6: Sandy Silt with Clay: dark brown; stiff; 7
slightly moist. Coarse sand. 9
™ 7 11 MC =
8
9
Wra Lab, Sample #2;
™ 9 Moisfure%= 6.7%
8 Dry Density= 96.2 pcf
§—- Color change to orange-brown. 8 3 |as ™ LL=.26, FL=TRLPIET
9
6 - 1.5 Slity Sand with Gravel: orange- brown; Fikl= T 1
medium dense; slightly meist. Fine gravel, 8 .
-1 coarse sand, all granitic derived. -~ 10| 4 |29
: 10
_ 8
- : 25 |sPTf
- 6
10— = ;
] 9
g 8
= i : 10| 9 IsPTI
ri 14
- 1.5 - 14" Granodiorite: orange-brown el :“:*:::
with white specks; completely weathered; SO0 16
extremely weak. :,:,;:,.: 23
— Tetelsts 29 7 |SPT T
:1-:-!-:-!-: 20
Bottom of Hole @ 14’
15— Ne groundwater encounterad. ml -
20




UNIFIED SOIL CLASSIFICATION (ASTM D-2487-85)
IMATERIAL GROUP
TYPES CRITERIA FOR ASSIGNING SOIL. GROUP NAMES symmoL| SOL GROUP NAMES & LEGEQD ‘
% GRAVELS CLEAN GRAVELS Cu>4AND1<Ce<y GW | WELL-GRADED GRAVEL
5., > 50% OF COARSE | < 9% FINES Cu <4 ANDIOR 1> Cc >3 GP | POORLY-GRADED GRAVEL
o FRACTION RETAINED
oy 5 ONNO. 4 SIEVE | GRAVELS WITH FINES FINES CLASSIFY AS MLOR CL GM | SILTY GRAVEL
g E g > 12% FINES FINES CLASSIFY AS CLOR CH GC | CLAYEY GRAVEL
o
hege) SANDS CLEAN SANDS Cu>8AND1<Ce<3 EW | WELL-GRADED SAND
ﬁ % Z | >50%OF COARSE |< 5% FINES Cu<BAND/OR1>Ce>3 SP | POORLY-GRADED SAND
FRACTION RETAINED :
& ON NO. 4 SIEVE | SANDS WITH FINES FINES CLASSIFY AS ML OR CL SM | SILTY SAND
© > 12% FINES FINES CLASSIFY AS CLOR CH SC | CLAYEY SAND
% o SILTS AND CLAYS | \oncanic Pl > 7 AND PLOTS > "A" LINE CL | LOW-PLASTICITY CLAY
_ Pj > 4 AND PLOTS < "A" LINE L Y- :
- = 5 LIQUID LIMIT < 50 j PLOTS < "A"LI M LOW-PLASTICITY SiI.T
i % cgo ORGANIC LL (oven dried)LL (not dried)<0.76 | OL | ORGANIC CLAY OR SILT ay
irey OoAD 7
Fgets SILTS AND CLAYS | oo e Pl PLOTS > "A” LINE CH | HIGH-PLASTICITY CLAY 7
BgEo Pl PLOTS < A" LINE MH | HIGH-PLASTICITY SILT
LA LIGUID LIMIT > 50
e ORGANIG LL {oven driedyLL (not dried)<0.76 | OH | ORGANIC CLAY OR SILT
HIGHLY ORGANIC SOILS PRIMARILY QRGANIC MATTER, DARK COLOR, ORGANIC ODOR PT PEAT iy
NOTE: Cu=i, /0, SAMPLE TYPES
Cc:(oao 2!(D10+Dso) BULK SAMPLE
BLOW COUNT PUSHED SHELBY TUBE
THE NUMBER OF BLOWS OF THE HAMMER REQUIRED STANDARD PENETRATION
TO DRIVE THE SAMPLER THE LAST 12 IN?HES OF AN 18-INCH
DRIVE. THE NOTATION 5074 INDICATES 4 INCHES OF
PENETRATION ACHIEVED IN 50 BLOWS, MODIFIED CALIFORNIA
PITCHER SAMPLE
ROCK DESCRIPTIONS I_—f]
WEATHERING ROCK CORE

Resldual Soil: Original minerals erdirsly decomposed to

gecit(mdiry i:nir’f;tr'.:\ts; original rock fabric not apparent; easily ADDITIONAL SOIiL TESTS
roken By hand. A - CHEMICAL AN

Compiletely Weathered: Original minerats almost entirely gN . CONSgLﬂDQTIgLI‘?IISIS

decomposed {0 secondary minerals, but original rock fabric CP - COMPACTION

may be intact; can be granulated by hand. | DS - DIRECT SHEAR

Highty Weathered: More than half of rock is decomposed,; i

minimum 2" diameter sample can be easily broken by hand. PM - PERMEABILITY

Moderately Weathered: Discolored, noticeably weakened, PP - POCKET PENETROMETER

but less than half decomposed; 2 diameter sample cantbe | Cor. - CORROSIVITY

broken readily by hand. SA - GRAIN SIZE ANALYSIS

Slightly Weathered: Slightly discolored, but not noticeably (20%) - (PERCENT PASSING #200 SIEVE
weaker than fresh rock. SW-SWELLTEST

Fresh: No discoloration, loss of strength, or other effects of TC - CYCLIC TRIAXIAL

weathering. TU - CONSOLIDATED UNDRAINED TRIAXIAL
STRENGTH _ TV - TORVANE SHEAR

Exfremely Weak: Can be indented by thumbnall. UG - UNCONFINED COMPRESSION

Very Weak: Can be peeled sasily by pocket knife. WA - WASH ANALYSIS

Weak: Can be peeled with difficulty by pocket knife.

Medium Strong: Can be indented 6mm with shatp end of pick. l" WATER LEVEL AT TIME OF DRILLING

Strong: Requires one hammer blow to fracture. —  AND DATE MEASURED
Very Strong: Requires many hammer blows to fracture. W - LATER WATER LEVEL AND DATE
Exiremely Strong: Can only be chipped with hammer blows. | = MEASURED

i
LEGEND TO SOIL/ROCK DESCRIPTIONS @;gma Prime

Geosclences, Inc.
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APPENDIX B

LABORATORY TESTS

Samples from the subsurface study were selected for tests to establish some of
the physical and englneering properties of the soils. The tests performed are
briefly described below.

The natural moisture content and dry density were determined in accordance with
ASTM D 2216 on selected samples recovered from the borings. This test
determines the moisture content and density, representative of field conditions, at
the time the samples were collected. The results are presented on the boring logs,
at the appropriate sample depth.

The plasticity of the clayey soil was determined on one soil sample in accordance
with ASTM D 422. These resulis are presented on the boring log, at the
appropriate sample depth.
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Sigma Prime Geosciences, Inc.

December 28, 2016

Ned Brasher
P.O. Box 370438
Montara, CA 94037

Subject: Drainage Analysis for Proposed Development of “Meadow Property”, Bay
View Road, Montara. (APN 036-243-110)

Dear Mr. Brasher:

We have performed a drainage analysis for the above-referenced property, using the San
Mateo County Guidelines for Drainage Review as a guideline. Because San Mateo
County does not have recommended procedures for all aspects of this type of analysis,
Santa Cruz County’s Design Criteria for single-family home detention systems was
consulted. The only drainage issue that applies to this site is a detention system to
maintain runoff at or below pre-construction levels.

The building site is in a moderately sloping area with no drainage channels. Any runoff
that currently flows across the site occurs as dispersed sheet flow. The site is vegetated
with grasses and frees. The maximum gradient of the site is about 50% to the west. There
are no springs or shaliow groundwater on the site. The moderate slope is very stable.

Because of the large size of the parcel and the long dralnage paths from the house site,
the runoff from the roof will be directed to two large energy dissipaters and the runoff will
then travel through landscaped areas, per ltem b., Worksheet C, of the San Mateo County
C.3 and C.6 Development Review Checkiist. The runoff will soak into the ground and
undergo filtration.

With the proposed detention system, the post-development runoff will be less than the
pre-development runoff. No runoff is diverted from one drainage area to another. There
will be no appraciable downstream impacts. Current drainage patterns indicate minimal
runoff from adjacent impervious surfaces onto the subject property.

If there are any questions regarding the contents of this letter, please do not hesitate to
call me at (650) 728-3590.,

Yours,
Sigma Prime Geosciences, Inc.

L

Charles M. Kissick, P.E.

332 Princeton Avenue, Half Moon Bay, CA 94019 tel: (650) 728-3590 fax: 728-3503

IN2017-00017
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@;:gma Prime Geosciences, Inc.

December 28, 2016

Ned Brasher
P.O. Box 370438
Montara, CA 94037

Subject: Drainage Analysis for Proposed Construction of Bay View Road,
Montara,

Dear Mr. Brasher:

We have performed a drainage analysis for the above-referenced property, using
the San Mateo County Guidelines for Drainage Review as a guideline. Because
San Mateo County does not have recommended procedures for all aspects of
this type of analysis, Santa Cruz County’s Design Criteria for single-family home
detention systems was consulted. The only drainage issue that applies to this
site is a detention system to maintain runoff at or below pre-construction levels.

The site is in a level to moderately sloping area with no drainage channels. Any
runoff that currently flows across the site occurs as dispersed sheet flow. The
road alignment is vegetated with grasses. The maximum gradient of the
alignment is about 20% to the west. There are no springs or shallow
groundwater on the site. The moderate slope is very stable.

For our analyses, we used the Rational Method for both pre-construction and
post-construction conditions, and for only the area that will be covered with
impervious surfaces. The procedures are outlined in detail in the attached
calculations. The equation for the Rational Method is:

where:

Q=Quantity of Runoff (cubic feet per second)
C= Runoff Coefficient (unitless) o
I= Rainfail Intensity for a 10-year storm (in/hour) B
A= Area of land modified by construction (acres)

C and | are the only variables that change in this analysis. A pre-construction
runoff coefficient, C, of 0.3 was used. For post-construction, C was increased to
0.9. For rainfall intensity, a 10-year event was used in the design of the
detention system, as per the San Mateo County guidelines. (A 10-year storm is
also recommended by Santa Cruz County.) Rainfall intensity is dependant on

332 Princeton Avenue, Haif Moon Bay, CA 94018 tel: (650) 728-359@) ﬁ% '%8@53? ? e “ @ @ ﬂ ‘;{)



Brasher
Dec 28, 2016
Page 2

@' ,
the time-of-concentration. As Santa Cruz County recommends, we used a pre-
construction time-of~concentration of 15 minutes, and a post-construction time-of-
concentration of 10 minutes. Using San Mateo County rainfall map, rainfall
intensities of 2.48 in/hr and 2.94 in/hr were used for pre-construction and post-
construction, respectively. For area, the design drawings were used to
determine that a total of 14.540 square feet of land will be covered with a new

paving. Our analyses were made for one large bioretention area. The
recommended drainage system is shown on Sheeat C-1.

With the proposed detention system, the post-development runoff will be less
than the pre-development runoff. No runoff is diverted from one drainage area to
another. There will be no appreciable downstream impacts. Current drainage
patterns indicate minimal runoff from adjacent impervious surfaces onto the
subject property.

If there are any questions regarding the contents of this leiter, please do not
hesitate to call me at (650) 728-3590.

Yours,
Sigma Prime Geosciences, Inc.

Charles M. Kissick, P.E.

No.62264 -

ls0/17 17,
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