COUNTY OF SAN MATEO
PLANNING AND BUILDING DEPARTMENT

DATE: January 26, 2022
TO: Planning Commission
FROM: Planning Staff

SUBJECT: Consideration of an Initial Study/Mitigated Negative Declaration, pursuant
to the California Environmental Quality Act (CEQA); Planned Agricultural
District Permit and Coastal Development Permit, pursuant to Sections
6353 and 6328.4 of the County Zoning Regulations; Confined Animal
Permit and Grading Permit, pursuant to Sections 7700.3 and 9283 of the
County Ordinance Code; for a new 6,200 sq. ft. two-story single-family
residence with 1,025 sq. ft. attached garage, 725 sq. ft. basement, and
septic system; 4,050 sq. ft. two-story barn; driveway and fire truck
turnaround; a 706 sq. ft. Affordable Housing Unit (AHU; deed restricted)
and septic system; and keeping of six (6) horses, on a 20.26-acre
property, located at 2450 Purisima Creek Road within the unincorporated
North San Gregorio community of San Mateo County. Project includes an
After-the-fact CDP for emergency domestic well replacement (2
emergency wells approved under PLN 2020-00109). The project involves
the removal of sixteen (16) trees, including seven (7) significant trees, and
2,800 cubic yards of grading. The project is appealable to the California
Coastal Commission.

County File Numbers: PLN 2020-00133; PLN2020-00134 (Simrock)

PROPOSAL

The applicant proposes to replace the existing 3,550 sq. ft. single-family residence with
a new 6,200 sq. ft. two-story single-family residence with 1,025 sq. ft. attached garage,
725 sq. ft. basement (total 7,950 sq. ft.) (referred to in this report as Main Residence)
and septic system; a new driveway with a fire truck turnaround; a 4,050 sq. ft. two-story
barn (referred to in this report as Barn); a 120 sq. ft. compost bunker building; and an
706 sq. ft. Affordable Housing Unit (Referred to in this report as AHU; deed restricted)
and septic system. Grading for the access road/fire truck turnaround and structures
totals 2,800 cubic yards (1,400 c.y. cut; 1,400 cy fill). Sixteen (16) trees are proposed
for removal, including seven (7) significant trees. The applicant proposes to plant
additional screening landscaping, including twenty-six (26) 24-inch to 36-inch box trees,
to soften views of proposed and existing development from Purisima Creek Road. The
applicant proposes to demolish the existing house, a 915 sq. ft. horse barn, and a 150
sq. ft. shed. The property is not currently farmed; the applicant proposes to plant a non-



commercial crop in three areas of the property. Purisima Creek, flowing east to west,
bisects the property and borders the subject property to the south. Another unnamed
water body, running north to south and located to the east of the proposed AHU, is not
an intermittent creek and is only seasonal in nature per the Project Biologist. The
property is located within the Higgins-Purisima Road County Scenic Corridor.

RECOMMENDATION

That the Planning Commission adopt the Initial Study/ Mitigated Negative Declaration
and approve Planned Agricultural District Permit, Coastal Development Permit,
Confined Animal Permit, and Grading Permit, by making findings and adopting the
conditions of approval in Attachment A.

BACKGROUND:

Report Prepared By: Camille Leung, Project Planner

Applicant: Kurt Simrock, Architect

Owner: Gregory R. Joswiak Trust

Location: 2450 Purisima Creek Road, North San Gregorio

APN: 066-230-050

Parcel Size: 20.26 acres

Existing Zoning: Planned Agricultural District / Coastal Development District (PAD/CD)
General Plan Designation: Agriculture

Local Coastal Plan Designation: Rural

Existing Land Use: Residential

Water Supply: On-site domestic well; Project includes an After-the-fact CDP for
emergency domestic well replacement (two (2) emergency wells approved under PLN
2020-00109).

Sewage Disposal: On-site septic systems

Williamson Act: This parcel is not under a Williamson Act Contract.

Flood Zone: The project site is located in Flood Zones A (Areas subject to inundation

by the 1-percent-annual-chance flood event) and X (Area of Minimal Flood Hazard,
usually depicted on FIRMs as above the 500-year flood level), per FEMA Flood Panel



06081C0267F, Effective Date: 08-02-2017. The Federal Emergency Management
Agency (FEMA) has provided a Conditional Letter of Map Amendment, dated July 15,
2020, removing the area of the existing residence from Zone A and amending the map
to designate the area as Flood Zone X. The area of the proposed residence is
generally in the same location as the existing residence, only further upslope and away
from the creek.

Environmental Evaluation: The County prepared an Initial Study/Mitigated Negative
Declaration (IS/MND). The IS/MND was released on November 10, 2021, with the
public comment period ending on November 30, 2021. As of the release of this report,
no comments have been received.

Setting: The parcel is located in a rural area located within the unincorporated North
San Gregorio area of San Mateo County, approximately 2 miles east (as the crow flies)
of Cabrillo Highway. The site is located along Purisima Creek and is accessed via a
driveway from Purisima Creek Road. The parcel is located within the Purisima Creek
Road County Scenic Corridor.

Chronology:

Date Action

1980 - Existing residence constructed.

1981 - County approves Stable Permit (SP81-31)

March 18, 2020 - Applicant applies for an Emergency CDP (PLN 2020-00109)
to drill two (2) new domestic wells and abandon the existing
failed well, serving an existing single-family residence.
Subsequently, the Emergency CDP is approved on condition
that the applicant obtain an After-the-fact CDP for the
emergency domestic well replacement.

April 29, 2020 - Subject application submitted.

April 7, 2021 - Application is deemed complete.

June 14, 2021 - Agricultural Advisory Committee (AAC) public meeting; the
ACC continued its review of the project to address concerns
regarding water demand and supply as well as the large sizes
of proposed 7,550 sq. ft. house and 5,205 sq. ft. barn.

July 9, 2021 - Applicant submits materials to Planning staff to address

concerns communicated by the AAC on June 14, 2021,
including reduction of the size of the proposed barn to 4,022
square feet.



August 9, 2021

- Agricultural Advisory Committee public meeting. The
applicant addressed previous concerns stated by the AAC;
the AAC recommended approval of the project to the
Planning Commission.

September 10, 2021 - In order to further reduce the project scope and preserve

October 9, 2021

November 10, 20

November 30, 20

December 2021

January 26, 2022

DISCUSSION

more open space, the project planner encourages the
applicant to utilize and restore the existing dilapidated barn
along Purisima Creek Road and potentially eliminate the new
horse barn from the proposal. The applicant submits a
building permit application (BLD 2021-02265) to restore the
existing 2,009 sq. ft. horse barn located at the front of the
property.

- Applicant submits revised plans which eliminates the new
horse barn from the project and further reduces the size of
the new residence from 7,550 sq. ft. to 6,200 square feet
(excluding basement and garage).

21to
21 - |Initial Study/Mitigated Negative Declaration public comment
period.

- Applicant refines manure management plan and associated
structures, resulting in minor changes to the site plan,
including the addition of a compost bunker building.

- Planning Commission public hearing.

A. KEY ISSUES

1. Conformance with the General Plan

a.

Soil Resources

Policy 2.23 (Regulate Excavation, Grading, Filling, and Land Clearing
Activities Against Accelerated Soil Erosion) calls for the County to
regulate excavation, grading, filling, and land clearing activities to
protect against accelerated soil erosion and sedimentation. The
project requires the issuance of a Grading Permit, as grading for
access road/fire truck turnaround and structures totals 2,800 cubic
yards (1,400 c.y. cut; 1,400 c.y. fill) and involves approximately 1.5
acres of land disturbance. As mitigated and conditioned, the project
would comply with State requirements to obtain coverage under the State
General Construction Activity NPDES Permit, implement stormwater



pollution prevention measures, and implement dust control during grading
and construction.

Visual Quality

Policy 4.22 (Scenic Corridors) call for the County to protect and
enhance the visual quality of scenic corridors by managing the
location and appearance of structural development. The project
consists of multiple buildings that will be visible from Purisima Creek
Road, a County scenic corridor. The project involves the removal of
sixteen (16) trees, including seven (7) significant trees with a trunk
circumference of 12-inch in diameter at breast height or larger, in the
area of the proposed Main Residence, driveway, and Barn. The
applicant proposes to plant additional screening landscaping, including
twenty-six (26) 24-inch to 36-inch box trees, to soften views of
proposed development from Purisima Creek Road as shown on Page
L1.0 of the Landscape Plan. The declining topography from the road
and the proposed tree plantings would partially screen the new house,
the new driveway to the house, the new barn, and new AHU, from
viewing locations along Purisima Creek Road.

Rural Land Use

Policy 9.30 (Development Standards to Minimize Land Use Conflicts
with Agriculture) calls for development to: a) Avoid to the greatest
extent possible locating non-agricultural activities on soils with
agricultural capability or lands in agricultural production, b) Locate
non-agricultural activities in areas of agricultural parcels which cause
the least disturbance to feasible agricultural activities, c) Buffer any
non-agricultural activities from agricultural activities by means of
distance, physical barriers or other non-disruptive methods, and d)
Ensure that any extension of public services and facilities to serve
non-agricultural activities will not impair feasible agricultural activities.
As discussed in the IS/MND (Attachment J) prepared for the project,
the property does not contain areas of prime soil (Class Il soils;
Lockwood loam, gently sloping) or Class Il soils (Lockwood loam,
sloping, eroded). While the property is designated for agricultural use,
the property is not currently being farmed and contains an existing
residence. The project would include expansion of the residential,
non-agricultural use where the proposed new residence would be
largely in the same location as the previous residence and would be
significantly larger. Additionally, the applicant also proposes to build a
new barn and an Affordable Housing Unit. To preserve open space
and maximize available farmed areas, the applicant proposes to
remove three existing buildings, proposes to leave three large open
spaces for oat hay cultivation and pasture use, and would cluster the



new residence and new barn at the center of the property. The
proposed AHU is clustered with an existing barn and horse stable.

Water Supply and Wastewater

Policy 10.16 (New Water Systems) allows the creation of new water
systems in Rural Service Centers and Rural Subdivisions areas only
when demonstration is made of at least the following: (1) connections
to existing systems are not available; (2) the new water system will
use, as a source of supply, wells or springs; and (3) adequate
financing for the new water system is available. The property is not
within the service area of any water or sewer district. In compliance
with this policy, the two (2) wells that were approved under an
Emergency CDP were reviewed by Environmental Health Services
regarding adequate yield to meet the needs of the development for the
design life of the development and safe drinking water standards.

County Environmental Health Services determined that Section
4.68.190(2) of the County Wells Ordinance applies to the proposed
Main Residence and 706 sq. ft. AHU:

(2) For a vertical well serving a single-family dwelling with the second
unit less than 750 sq. ft., said term shall mean a well which produces
a minimum of 3 gallons per minute [g.p.m.] at a stabilized water level
during pumping with at least 1,500 gallons of emergency storage.

As shown in the table below, the two (2) on-site wells have a
combined yield of 6.7 g.p.m. The applicant has provided a Technical
Memorandum, dated July 9, 2021, prepared by Stetson Engineers
Inc. (Attachment F) which outlines the following water sources:

Table 1: Water Supply

Water Source Type Gallons per Minute Water Volume Available

Decree Water Rights 500 gallons per day (gpd) for
domestic use (1st Priority)

4,900 gallons per day (gpd) for
irrigation use (2nd Priority)

Two (2) On-Site Wells 6.7 g.p.m. combined yield 9,648 gallons per day (gpd)
from both wells (stabilized yield from pump test)

Additionally, Environmental Health Services has allowed the applicant
to retain the old domestic well for irrigation uses only, subject to the

following requirements: 1) all setbacks are met, including from well to
well, 2) the well is not damaged and has an appropriate sanitary seal,



3) the two water systems (one potable, one non-potable) are kept
separate. These requirements have been added as Condition 48.

Policy 10.20 (Well Location and Construction) requires a. Domestic
vertical wells to be located an adequate distance away from the
normal watercourse of a stream in order to minimize impacts upon
downstream surface water supplies; and b. Regulates the construction
and location of wells in areas subject to flooding or served by septic
tanks in order to minimize adverse impacts. The wells are located in
areas at a similar elevation as the area of the existing house. The
Federal Emergency Management Agency (FEMA) has provided a
Conditional Letter of Map Amendment removing the area of the
existing residence from Zone A, amending the map to designate the
area as Flood Zone X. The proposed septic systems for the Main
Residence and AHU are not within proximity of the wells. The wells
are located more than 50 feet from Purisima Creek and are not in
proximity of the drainage.

Housing Element

Goal 2 (Support New Housing for Low- and Moderate-Income
Households) calls for the County to support the production of new
housing of diverse size and type that is affordable to moderate, low,
very-low, and extremely low-income households, in order to meet the
housing needs of all persons who reside, work, or who can be
expected to work or reside in the County. The project would not
displace the existing residents of the property, as the applicant
proposes to construct an AHU in order to house the residents of the
existing house. The approval of the AHU requires the applicant to
enter into an agreement with the County to maintain the rent rate of
the unit as affordable to low-income households, as set by the County.

Policy HE 13 (Monitor Progress in Achieving Sufficient New Housing
Units to Match the Need Identified in the County’s Fair Share Housing
Allocation) calls of the County to monitor its progress in supporting the
creation of the number of new housing units identified in the
Association of Bay Area Governments (ABAG) Sub-Regional Housing
Needs Allocation (RHNA), both for total housing needs and for low-
and moderate-income needs. The proposed residence and AHU
would increase the number of new housing units identified in the
ABAG RHNA.



2. Compliance with Local Coastal Program (LCP) Policies

The project complies with the following applicable LCP Policies:

a.

Locating and Planning New Development Component

Policy 1.8 (Land Uses and Development Densities in Rural Areas)
allows new development in rural areas only if it is demonstrated that it
will not have significant adverse impacts, either individually or
cumulatively, on coastal resources and will not diminish the ability to
keep all prime agricultural land and other land suitable for agriculture
in agricultural production. The project would not result in a significant
adverse impact on coastal resources or diminish agricultural
productivity, as it would not convert prime soils or active agricultural
lands. As proposed, project buildings would be clustered with other
buildings, the project would minimize the total amount of buildings
overall by demolishing 3 buildings (existing residence, horse stable,
and shed) and restoring the horse barn, and would preserve as much
farmland as feasible for proposed agricultural operations. Per this
policy, density credits are required for all new or expanded non-
agricultural land uses in rural areas, including all residential uses,
except affordable housing (to the extent provided in Local Coastal
Program Policy 3.24 [discussed below]), farm labor housing, and other
listed uses. The AHU is exempt from density credit limits for the
property; therefore, the calculated density of the property (1 dwelling
unit) would not change under the proposal.

Policy 1.24 (Timing of Development in the South Coast) limits the
building permits granted in any year for the construction of residences
in rural areas, other than affordable and/or farm labor housing, in each
watershed, as specified in Table 1.4. E, in order to ensure that rural
area residential buildout proceeds at an even rate and does not
overburden coastal resources or public services and provides for
priority coastal uses (agriculturally related development, public/private
recreation, affordable housing and visitor-serving commercial uses
consistent with Land Use Plan policies). Table 1.4. E establishes a
limit of 4 dwelling units per year in San Gregorio. At this time, for
2021, the County has issued only one building permit for a residence,
excluding farm labor units and affordable housing, in San Gregorio.

Housing Component

Policy 3.14 (Location of Affordable Housing) limits the location of
affordable housing in the South Coast, to the maximum extent
feasible, to rural service centers, rural residential land divisions, as
specified in Policies 3.23 and 3.24, and farm labor housing on private



farms or ranches. The property is not located in a rural service center,
rural residential land division, and does not consist of farm labor
housing. However, while the use of the AHU is not exclusively for
farm labor housing, the use would not exclude use as farm labor
housing and would remain as affordable housing for the life of the
project (Condition 7).

Policy 3.24 (Density Bonus for Affordable Housing in Rural Areas)
allows 30 dwelling units of affordable housing to be built and land
divided for this purpose in rural areas of the South Coast, in addition
to the number of density credits permitted by zoning regulations,
under the following circumstances: (1) Units may be built individually,
but no more than 15 units may be built in one cluster. No more than
four units may be built by one developer, with the exception of non-
profit organizations. (2) On-site well water and sewage disposal
requirements for each dwelling unit are met. (3) The units meet all of
the requirements of other LCP policies. As discussed in this section,
no more than 1 affordable unit would be built, on-site well water and
sewage disposal requirements for the AHU would be met, and the
project would meet applicable LCP policies. Condition 7 requires the
AHU to remain as affordable housing for the life of the project.

Agricultural Component

Policy 5.6 (Permitted Uses on Lands Suitable for Agriculture
Designated as Agriculture) permits agricultural and agriculturally-
related development on land suitable for agriculture. There are no
prime soils on the subject parcel. The project parcel does not currently
have agricultural activity, but the proposed project will incorporate a
new hay cultivation use, and would preserve as much farmland as
feasible for agricultural operations.

Sensitive Habitats Component

Policy 7.8 (Designation of Riparian Corridors) establishes riparian
corridors for all perennial and intermittent streams and lakes and other
bodies of freshwater in the Coastal Zone. Policy 7.11 (Establishment
of Buffer Zones) extends buffer zones 50 feet outward for perennial
streams and 30 feet outward for intermittent streams from the “limit of
riparian vegetation”. A Coastal Biological Resources Review report
was prepared on October 7, 2021 for the project site by Dana Riggs
Sol Ecology, Inc. and is based on a biological resources study and
reconnaissance-level surveys for Sensitive Natural Communities, as
defined in the LCP, performed on February 12, 2019 and April 27,
2021 on and adjacent to the Project Site. The proposed buildings



would be located outside of both the riparian corridor of Purisima
Creek and the 50 feet minimum riparian buffer zone.

A seasonal drainage runs north — south near the proposed AHU, as
shown in the Biological Report included in the IS/MND (Attachment J).
In correspondence included in Attachment D, the Project Biologist
clarifies that the seasonal drainage is not a perennial or intermittent
stream, but is seasonal or ephemeral in nature. In staff review of the
Sensitive Habitats Component, the LCP refers to perennial and
intermittent streams but does not make a separate distinction for
ephemeral or seasonal drainages. Also, the LCP and the Coastal Act
do not provide a definition of intermittent stream. In correspondence
dated January 4, 2022, the Project Biologist notes that a seasonal
creek is one that runs only during the rainy season while intermittent
streams contain some pools that pond longer than the rainy

season. Also, intermittent and perennial streams show evidence of
scour and sediment deposition, whereas this feature does not have
either.

Policy 7.11 (Establishment of Buffer Zones) extends on both sides of
riparian corridors buffer zones 50 feet outward for perennial streams
and 30 feet outward for intermittent streams, from the “limit of riparian
vegetation”. Staff has determined that a 30 feet of riparian buffer zone
applicable to intermittent streams is applicable to the seasonal
drainage. The project includes the location of two (2) pits for
undergrounding the water line for the AHU beneath the drainage. The
pits, located approximately 20 feet from each side of the drainage,
would be located outside of the riparian vegetation in an area of non-
native annual grassland, but within the 30 feet of riparian buffer zone
applicable to intermittent streams.

Policy 7.12 (Permitted Uses in Buffer Zones) permits only the following
uses within buffer zones: (1) uses permitted in riparian corridors; (2)
residential uses on existing legal building sites, set back 20 feet from
the limit of riparian vegetation, only if no feasible alternative exists, and
only if no other building site on the parcel exists; (3) on parcels
designated on the LCP Land Use Plan Map: Agriculture, Open Space,
or Timber Production, residential structures or impervious surfaces
only if no feasible alternative exists; (4) crop growing and grazing
consistent with Policy 7.9; (5) timbering in “streamside corridors” as
defined and controlled by State and County regulations for timber
harvesting; and (6) no new residential parcels shall be created whose
only building site is in the buffer area. Policy 7.9 (Permitted Uses in
Riparian Corridors) establishes the following permitted uses within
corridors: (1) education and research, (2) consumptive uses as
provided for in the Fish and Game Code and Title 14 of the California
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Administrative Code, (3) fish and wildlife management activities, (4)
trails and scenic overlooks on public land(s), and (5) necessary water
supply projects. As the pits are necessary for installation of the water
line for the AHU, staff has determined that the proposed work within
the riparian buffer zone complies with the policy as a necessary water
supply project.

As no habitat or riparian vegetation would be removed, the Project
Biologist does not believe that proposed pits would have a negative
effect on sensitive habitat. It should be noted that one of the pits would
be located within an existing disturbed driveway. Recommendations of
the report, including measures to avoid direct impacts to California
Red-legged Frog (CRLF), San Francisco dusky-footed woodrat
(SFDFW), protected nesting birds and raptors, have been incorporated
as mitigation measures in the IS/MND, which are included as project
conditions of approval in Attachment A.

Visual Resources Component

Policy 8.5 (Location of Development) calls for the County to apply the
following requirements on rural lands and urban parcels larger than
20,000 sq. ft.: a. Require that new development be located on a
portion of a parcel where the development: (1) is least visible from
State and County Scenic Roads; (2) is least likely to significantly
impact views from public viewpoints; and (3) is consistent with all
other LCP requirements, best preserves the visual and open space
qualities of the parcel overall. The location of the Main Residence is
sited in the same general location as the existing residence, which is
approximately 8 feet lower in topography than the Purisima Creek
Road. Proposed landscaping would further screen the proposed
structures which blend with the surrounding natural environment in
color and materials. The re-location of the central driveway makes
the driveway less visible and preserves larger areas of open space.

Policy 8.31 (Regulation of Scenic Corridors in Rural Areas) applies
Section 6325.1 (Primary Scenic Resources Areas Criteria) of the
Resource Management (RM) Zoning District as specific regulations
protecting scenic corridors in the Coastal Zone, including those listed
below:

(1)  Public views within and from Scenic Corridors shall be protected
and enhanced, and development shall not be allowed to
significantly obscure, detract from, or negatively affect the
quality of these views. Policy 8.31 requires a minimum setback
of 100 feet from the right-of-way line, and greater where
possible; however, a 50-foot setback may be permitted when
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sufficient screening is provided to shield the structure(s) from
public view. The property slopes down from Purisima Creek
Road (at elevation 340 feet) towards the pad of the proposed
Main Residence (garage at elevation 332.25 feet) and towards
the creek bank of Purisima Creek (at elevation 315 to 320 feet),
reducing the apparent height of the proposed structures. The
proposed Main Residence is located over 100 feet from
Purisima Creek Road. The new Barn would be located
approximately 50 feet from Purisima Creek Road and would be
visible from the road. The Barn is rustic in form and materials
and would be compatible with views of existing structures within
the agricultural area. The Barn would be clustered with the Main
Residence, allowing more open space to be preserved and
would minimize project view impacts to the scenic corridor.

The AHU, although modern in design, would also be located 50
feet from Purisima Creek Road and would be clustered with and
located at the rear of an existing barn and horse stable.

The applicant proposes to plant screening landscaping,
including twenty-six (26) 24-inch to 36-inch box trees as shown
on Page L1.0 of the Landscape Plan, to soften views of
proposed development from Purisima Creek Road. The
proposed tree plantings would partially screen the Main
Residence, the new driveway, the Barn, and the AHU, from
viewing locations along Purisima Creek Road. Based on the
topography and proposed landscaping, the 50-foot setback from
Purisima Creek Road for the Barn and Affordable Housing Unit
will protect the quality of the views available to the public from
this scenic road.

Curved approaches to Scenic Corridors shall be used in
conjunction with native planting to screen access roads from
view. The project includes a replacement driveway with a
curved design with proposed screening landscaping, including
five (5) trees.

The number of access roads to a Scenic Corridor shall be
minimized wherever possible. Development access roads shall
be combined with the intent of minimizing intersections with
scenic roads, prior to junction with a Scenic Corridor unless
severely constrained by topography. The project would maintain
a total of two driveways with access from Purisima Creek Road,
where the new Barn and Residence would share a common
driveway and the AHU would be accessed from a separate
driveway on the other side of the drainage on the west side of
the property. The location of the AHU allows for clustering with
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existing buildings as well as privacy between the two residences
and warrants a separate driveway.

Conformance with the Planned Agricultural District (PAD) Regulations

The project complies with the applicable development standards and
requirements, discussed below.

a.

Development Standards

As shown in the table below, the project conforms to Sections 6358
and 6359 of the San Mateo County Zoning Regulations, which
regulate the height and setbacks of structures in the PAD Zoning
District.

Table 2: Compliance with Development Standards of the PAD District

PAD Existing Proposed
Development Residence
Standard
Minimum Lot Size N/A 20.26 acres 20.26 acres
Minimum Front Setback 50 feet 232 feet Main Residence: 154 feet
Barn: 78 feet
ADH: 50 feet
Minimum Side Setbacks 20 feet >300 feet >300 feet
Minimum Rear Setback 20 feet 140 feet Main Residence: 140 feet

Barn: >200 feet
AHU: >1,000 feet

Maximum Residential N/A* 3,550 sq. ft. Main Residence: 6,200 sq. ft.
Floor Area (7,950 sq. ft. with garage and
basement)
AHU: 706 sq. ft.
Maximum Building 36’ 28'-30° Main Residence: 28'-6"
Height Barn: 29'3"

AHU: Approx. 16’

*Per Section 6360, the 6,200 sq. ft. Floor Area Maximum only applies in the Midcoast LCP

Update Project Area, which does not include this project site.

PAD Permit Requirements

The project conforms to the substantive criteria for the issuance of a
PAD Permit, as applicable and outlined in Section 6355 of the Zoning
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Regulations. As proposed and conditioned, the project conforms to
the following applicable policies.

(1)

(2)

General Criteria

(@) The encroachment of all development upon land which is
suitable for agricultural uses shall be minimized.

The new residence would be located within the same
general area of the existing residence. The project
includes the removal of the prominent driveway that leads
to the existing house and bisects the property as viewed
from Purisima Creek Road. A new driveway would be
constructed on the east side of the property, and the
existing driveway removed, in order to maintain more
continuous open space for pasture land and agricultural
use.

(b)  All development permitted on a site shall be clustered.
The proposed Main Residence and new Barn are
clustered at the center of the property in the general
location of the current residence. The proposed AHU is
clustered with an existing barn and horse stable.

(c) Where possible, structural uses shall be located away
from prime agricultural soils.

There are no prime soils on the property.

Water Supply Criteria

Adequate and sufficient water supplies needed for agricultural
production and sensitive habitat protection in the watershed are
not diminished.

The project includes an After-the-fact CDP for emergency
domestic well replacement (emergency approved under

PLN 2020-00109). As previously discussed, the domestic wells
have been reviewed and preliminarily approved by County
Environmental Health Services.
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3)

Criteria for the Conversion of Lands Suitable for Agriculture and

Other Land

The PAD Regulations allow the conversion of lands suitable for
agriculture with a PAD Permit when the following can be
demonstrated:

(@)

(c)

(d)

All agriculturally unsuitable lands on the parcel have been
developed or determined to be undevelopable; As
discussed, the project parcel does not contain prime soils,
nor are agricultural activities being conducted onsite. The
proposed residence is largely in the same location as the
existing residence and the re-designed driveway would
preserve larger area of contiguous open space to
accommodate farming.

Continued or renewed agricultural use of the soils is not
capable of being accomplished in a successful manner
within a reasonable period of time, taking into account
economic, environmental, social, and technological factors
(Section 30108 of the Coastal Act);

While no agricultural operation currently exists at the
property, the applicant proposes oat hay production as a
part of the larger project.

Clearly defined buffer areas are provided between
agricultural and non-agricultural uses;

The proposed oat hay use would be located in three areas
of the property, in front of and on both sides of the
proposed main residence.

The productivity of an adjacent agricultural land is not
diminished, including the ability of the land to sustain dry
farming or animal grazing;

The project would not impact the agricultural productivity
of any surrounding properties.

Public services and facility expansions and permitted uses

will not impair agricultural viability either through increased
assessment costs or degraded air and water quality.

15



The project would rely on two on-site wells and on-site
septic systems and would not necessitate the expansion
of public services or facilities.

Compliance with Grading Reqgulations

The project involves grading for access road/fire truck turnaround and structures
totals 2,800 cubic yards (1,400 c.y. cut; 1,400 c.y. fill). In order to approve this
project, the Planning Commission must make the required findings contained in
the County Grading Regulations. The findings and supporting evidence are
outlined below:

a.

That the project will not have a significant adverse effect on the
environment.

With the implementation of all mitigation measures of the IS/MND, the
project would not have a significant adverse effect on the environment.
Mitigation measures of the IS/MND have been incorporated into this
report as Conditions 33 through 51 in Attachment A. For a detailed
discussion of potential environmental impacts associated with the
project, including impacts in the areas of aesthetics, agricultural
resources, biological resources, cultural resources, and
hydrology/water quality, please see Section B of this report and the
IS/MND in Attachment J.

That the project conforms to the criteria of Chapter 8, Division VII, San
Mateo County Ordinance Code, including the standards referenced in
Section 8605.

The project, as conditioned, conforms to the standards in the Grading
Regulations, including timing of grading activity, erosion and sediment
control, and dust control. Condition 9 prohibits grading in the wet
season (October 1 to April 30) or during any rain event. Conditions
10-11 and 40-43 require implementation of erosion control measures.
Condition 34 requires implementation of dust control measures.

The project has been reviewed by the County’s Department of Public
Works and the Planning and Building Department’s Geotechnical
Engineer. The County’s Department of Public Works and the Planning
and Building Department’s Geotechnical Engineer believe the project,
as proposed and conditioned, can be completed without significant
harm to the environment. Planning staff has added Condition 15
requiring the project’s geotechnical consultant to observe grading and
improvements at the site.
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C. That the project is consistent with the General Plan.

The County’s General Plan land use designation for the property is
Agriculture. As proposed and conditioned, the project complies with
applicable General Plan policies, as discussed in Section A.1 of this
report above.

Based on the foregoing, staff has determined that the project, as proposed
and conditioned, conforms to the criteria for review contained in the Grading
Regulations.

Compliance with Confined Animal Requlations

Section 7700.3 of the County Ordinance Code requires that a confined animal
permit be obtained for the keeping of more than five (5) horses in rural areas on
land designated for Agriculture, to ensure the proper and responsible care of
confined animals, to protect public health and safety, and to prevent impacts to
environmental resources. Section 7700.4 (Criteria and Standards) allows for one
(1) animal on every half gross acre for up to ten (10) animals and one (1) animal
per every one quarter net acre for ten (10) or more animals. The applicant
proposes to keep six (6) horses on the 20.26-acre parcel, where forty (40)
confined animals are allowed per Section 7700.4.

Soon after the construction of the existing residence in 1980, the County
approved a stable permit (SP 81-31) in 1981. The owner currently keeps six (6)
horses on the property with associated fencing and structures. Structures that
support this use are the existing barn and horse stable located at the front, west
side of the property, as well a 915 sq. ft. horse barn the applicant intends to
demolish. As shown in the table below, the stable and barn do not meet the
minimum setbacks of the regulations, but also predate the regulations which were
adopted in 2001.

The following table describes the location of buildings associated with the
confined animal use as they relate to required setbacks:

Table 3: Compliance with Confined Animal Permit Development Standards

Development Standard Minimum Proposed Complies?

Minimum Parcel Size 1 gross acre

20.26 acres Yes

Minimum Distance Between 80 feet (E) Barn: Approx. 100 feet No, existing, legal non-
Structures and Neighboring (E) Stable: Approx. 58 feet conforming
House ' '

Minimum Distance Between 30 feet 26 feet No, see Condition 17.

Existing Horse Barn and
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Table 3: Compliance with Confined Animal Permit Development Standards

Development Standard Minimum Proposed Complies?

Nearest Residence [AHU] on
the Same Parcel

Distance of New Barn Structure 50 feet 100+ feet Yes
from Riparian Vegetation

(Creek)

Minimum Setback from Front 50 feet (E) Barn: 0 feet No, existing, legal non-
Property Line (E) Stable: Approx. 7.5 feet conforming
Minimum Setback from Side 30 feet (E) Barn: Rear: 100+ feet Yes
and Rear Property Lines [to (E) Stable: Right: 46.5 feet

nearest building] (E) Barn: Left: 900+ feet

Recommended Condition 17 requires minor relocation of the AHU so that the
minimum 30 feet setback of buildings used to confine horses from dwelling units
on the same parcel is met, where a setback of approximately 26 feet is currently
proposed.

Regarding pasture fencing, the applicant proposes new fencing shown in
Attachment E, so that fencing of pasture areas would comply with location criteria
of Section 7700.4(3), including those pertaining to riparian setbacks, septic fields,
and wells. As the seasonal drainage is not a perennial or intermittent creek, per
the Project Biologist the riparian setback is not applicable. Per Condition 19, new
fencing along the drainage shall be a minimum of 10 feet from the edge of riparian
vegetation as delineated by the Project Biologist.

Regarding manure management, the applicant describes that the manure and
used bedding would be stored and processed within compost bunker building
containing three binned, concrete, roofed areas to be located in a 6 feet deep X
20 feet long structure with an 8-foot-wide concrete apron at the front. The
applicant states that the stalls would continue to be cleaned daily. Mitigation
Measure 15 requires the owner to submit a Manure Management Plan prior to the
issuance of a building permit for any horse keeping facilities, which shall meet the
following requirements: A) Manure storage piles shall be not visible from Purisima
Creek Road and shall be screened to reduce visibility; B) Manure piles shall be
located a minimum of 75 feet from the creek; C) Manure piles shall be covered
during the rainy season from October 1 to April 30 of every year; and D) Drainage
facilities to handle manure pile run off shall be shown on a Drainage Plan, which
shall include pile locations, topographic contours, and location of creek and 50-
foot buffer zone. The Drainage Plan shall be subject to review by County
Environmental Health Services, the Drainage Section, and the Project Planner.
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Additionally, staff has added Condition 16 to require details of the structure and
modifications to ensure that polluted run-off does not enter into any waterbody.

a. Findings

In order to grant a Confined Animal Permit, the decision-making authority is
required to make the following findings:

(1)

(2)

3)

That the keeping of confined animals will not create a nuisance
or be detrimental to human or animal health, safety or welfare.

Horses have been kept on this property for many years. As
shown in Table 3, the project, as proposed, including
maintenance of horse facilities (barn and stable) and fencing of
pasture areas, complies with applicable County regulations for
confined animals, including, but not limited to, minimum side and
rear setbacks, parcel size, and adequate on-site manure
management, and as conditioned, meets minimum setbacks to
on-site residences. The project complies with front setbacks
and distance to creek areas, with the exception of existing non-
conforming structures. The existing buildings do not meet the
minimum setbacks to a neighboring residence to the west, but
the buildings have been located in the same location since
approximately 1981. Therefore, the proposed keeping of
confined animals will not create a nuisance or be detrimental to
human or animal health, safety or welfare.

That the keeping of confined animals will not degrade sensitive
habitats and waterways, or increase soil erosion.

The proposal to maintain horse facilities (barn and stable) and
fenced pasture areas complies with applicable County
regulations for confined animals, including creek setbacks and
adequate on-site manure management. As required by
Condition 16, drainage from the proposed compost bunker will
not drain to the creek. Drainage facilities will be added to the
existing buildings to minimize erosion associated with run-off
from these buildings.

That the keeping of confined animals complies with all appli-
cable requirements of the Zoning Regulations, including this
chapter.

As discussed in this section, as proposed and conditioned, the

project complies with applicable requirements of the Zoning
Regulations, with the exception of the front setback and setback
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to the adjacent neighbor, which are legal non-conforming
aspects of the project.

Based on the foregoing, staff has determined that the project, as proposed
and conditioned, conforms to the criteria for issuance of a Confined Animal
Permit contained in the Confined Animal Regulations.

ENVIRONMENTAL REVIEW

The County prepared an Initial Study/Mitigated Negative Declaration (IS/MND) for
the project. The IS/MND was issued with a 20-day public review period, starting
November 10, 2021 and ending on November 30, 2021. As of the writing of this
report, no comments on the IS/MND have been received. Comments received by
staff after the printing of this report will be discussed at the public hearing.

The IS/MND identified the following main potential project impacts, as
summarized here:

1.

Aesthetics: As discussed in Section A.2.d of this report, the site is located
within the Purisima Creek Road County Scenic Corridor. The proposed
improvements will be visible from the Purisima Creek Road. However, due
to site topography which slopes down from the road, the visual impact of the
buildings from Purisima Creek Road is reduced. The buildings are clustered
together, allowing more open space to be preserved and minimizing project
view impacts to the scenic corridor. The applicant proposes to replace the
existing prominent driveway to the residence with a new driveway on the
east side of the property, which would reduce the visual impact of the
driveway, allow larger unbroken areas of open space, and provide greener
views of the property from Purisima Creek Road. Mitigation Measure 1
requires a lighting plan to be submitted at time of building permit application
which minimizes glare and nighttime view impacts.

Biological Resources: As discussed in the IS/MND, Purisima Creek and its
associated riparian corridor is present along the southern border of the
project site. Per the LCP, a minimum 50-foot buffer zone or setback from the
limit of riparian vegetation is required for all new development and
redevelopment. In general, no work is proposed within the riparian corridor
or 50-feet buffer zone of the riparian corridor, with the exception of proposed
demolition of a horse stable located within the riparian setback. Mitigation
Measures 3 and 4 are required to prohibit disturbance of previously
undisturbed areas and removal of riparian vegetation within the 50 feet
riparian buffer zone and to require consultation with California Department
of Fish and Wildlife (CDFW) prior to any work in the riparian habitat to
determine whether a Streambed Alteration Agreement may be necessary.
Mitigation Measure 5 requires pre-construction surveys to avoid direct
impacts to California Red-legged Frog (CRLF), San Francisco dusky-footed
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woodrat (SFDFW), protected nesting birds and raptors, if present during the
course of activities on the site.

Also discussed in the IS/MND, a seasonal drainage running north — south
and intersecting Purisima Creek, is present at the property. Since the
publication of the IS/MND, the applicant provided the location of proposed
pits on each side of the drainage for installation of a waterline to serve the
AHU, as well as the location of a 120 sq. ft. compost bunker building with an
8-foot-wide concrete apron. As shown in Attachment D, test pits would be
located within the 30 feet riparian buffer zone required by the LCP. As
discussed in Section A.2.d, per LCP Policy 7.12, water supply projects are
permitted with riparian buffer zones. Additionally, the Project Biologist has
determined that no riparian vegetation would be removed for the proposed
pits. As shown in Attachment E, the compost bunker would be located
outside of riparian corridors and buffer zones.

Cultural Resources: Per the Cultural Resources Survey Report for the
subject property, prepared by Daniel Shoup, RPA, Paul Hoornbeek, and
Jennifer Ho Archaeological/Historical Consultants (A/HC), dated May 2021,
the project area is a mix of pasture, riparian woodland, and artificial
landscaping. No important events associated with the property were
identified during research. Its previous owners do not appear to have been
significant in the San Mateo coast community. No built environment
resources over 50 years of age are within the project footprint. No
archaeological resources appear to be present in the study area; therefore,
A/HC has found that archaeological and Native American monitoring
services during construction are not necessary. Given these facts, A/HC
staff found that the proposed project does not appear to have the potential
to affect historical resources as defined at 14 CCR §15064.5.

Utilities and Service Systems: Based on the technical memorandum, dated
July 9, 2021, prepared by Stetson Engineers Inc. (Attachment F), water
sources are sufficient to serve the proposed uses. No mitigation measures
needed. Also, see Section A.2.a of this report for a discussion water supply
and demand.

Hydrology and Water Quality: The two (2) proposed septic systems have
been reviewed and preliminarily approved by County Environmental Health
Services. Horse keeping facilities are subject to the County’s Confined
Animal Regulations (discussed in Section A.5 of this report), including
requirements for a Manure Management Plan, and would not result in the
violation of any water quality standards or waste discharge requirements.
Mitigation Measure 15 requires the owner to submit a Manure Management
Plan prior to the issuance of a building permit for any horse keeping
facilities, which shall meet requirements to minimize visibility of manure piles
from the road and to minimize pollution to the creek.
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All mitigation measures of the IS/MND, Mitigation Measures 1 through 18, have
been incorporated into the project conditions of approval in Attachment A.

REVIEW BY THE AGRICULTURAL ADVISORY COMMITTEE

At its June 14, 2021 public meeting, the Agricultural Advisory Committee
reviewed an earlier proposal for the project and raised concerns regarding water
demand and supply, stating that the project, which included a new main house,
AHU, barn, horse barn (later eliminated from the proposal), and horse keeping
uses would result in a substantial demand for water that may not be fully met by
the two emergency domestic wells (approved under PLN 2020-00109). Also, the
AAC stated that the proposed orchard (later replaced with oat hay production)
would be a water intensive use and may not be appropriate given the pending
drought. The AAC also stated concerns regarding the large size of the proposed
house and barn (formerly 7,550 sq. ft. two-story single-family residence and 5,205
sq. ft. two-story barn, respectively). The AAC continued its review of the item to a
future meeting to address these concerns.

On August 9, 2021, a revised project was reviewed by the AAC, which included a
reduced size single-family residence, water demand and supply analysis, change
in the proposed agricultural use from orchard to oat hay production, and a revised
plan for the new horse barn (since eliminated from the proposal), with discussion

as summarized below:

1.  Water Demand and Supply: As discussed in Section A.2.a of this report, for
the proposed main residence and AHU, Section 4.68.190(2) of the County
Wells Ordinance requires a well which produces a minimum of 3 gallons per
minute (g.p.m.) at a stabilized water level during pumping with at least 1,500
gallons of emergency storage. The two (2) on-site wells have a combined
yield of 6.7 g.p.m. Also, along with decree water rights and the old domestic
well that can be used for irrigation only, subject to the requirements in
Condition 48, the property has adequate water supply to serve the project.

2.  Oat Hay Production areas designated on the Revised Site Plan: The
applicant has replaced the proposed orchard use with a proposal to grow
oat hay, which can be used as horse feed.

3. Large Homes and Barns: The applicant submitted a list of permits issued
for large houses and barns in the vicinity of the subject property. House
sizes listed range from 3,000 sq. ft. to 23,860 sq. ft., with at least 6 homes
on the list ranging between 6,000 to 7,000 square feet. The list is included
as Attachment G. The applicant has reduced the house size to 6,200 sq. ft.
(excludes garage and basement), which is the floor area limit applicable to
residences in the Midcoast Land Use Map Area (though the limit is not
applicable to the subject property).
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4. Barn Size Reduced by more than 1,000 sq. ft. to a 4,050 sq. ft. barn: The
applicant has reduced the size of the barn by more than 1,000 sq. ft. from
5,205 sq. ft. The applicant has also submitted revised building elevations
and a rendering. Revised plans are included as Attachment C.

5.  Elimination of Proposed Horse Barn: At the August 9, 2021, AAC meeting,
the applicant presented a revised site plan showing the revised location of
the Horse Barn, which was clustered with the proposed barn and main
residence. Subsequently, in order to reduce the project scope and preserve
more open space, the applicant has eliminated the proposed horse barn and
has submitted and been issued a building permit (BLD 2021-02265) to
restore the existing 2,009 sq. ft. horse barn located at the front of the
property, which was not being used and was in a state of disrepair. The
elimination of the new horse barn and the restoration and use of the existing
horse barn reduces the amount of new buildings in the proposal and helps
to preserve additional open space at the property.

REVIEWING AGENCIES

Agricultural Advisory Committee

Coastside Fire Protection District

County Building Inspection Section

County Department of Public Works

County Environmental Health Services

County Planning and Building Department’s Geotechnical Section
County Planning and Building Department’s Drainage Section
County Arborist

California Coastal Commission

California Historical Resources Information System (CHRIS)
Native American Heritage Council (NAHC)
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CTIOMMOO®X

Recommended Findings and Conditions of Approval

Vicinity Map

Project Plans

Staff correspondence with Project Biologist, dated January 4 and 5, 2022.

Site Plan for Confined Animal Permit

Technical Memorandum, dated July 9, 2021, prepared by Stetson Engineers Inc.
Residential Projects in the PAD

Emergency CDP for Two Domestic Wells (PLN 2020-00109)

Photos of Project Site

Initial Study/Mitigated Negative Declaration, released on November 10, 2021
(Attachments excluded here but available at: https://planning.smcgov.org/ceqa-
document/mitigated-negative-declaration-joswiak-residence-affordable-housing-
unit-and-barn)

CML;cmc - CMLFF0909_WCU.DOCX
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Attachment A

County of San Mateo
Planning and Building Department

RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL

Project File Number: PLN 2020-00133; -00134 Hearing Date: January 26, 2022

Prepared By: Camille Leung, Project Planner For Adoption By: Planning Commission

RECOMMENDED FINDINGS

Regarding the Initial Study/Mitigated Negative Declaration, Find:

1.

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

That the Initial Study/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/Mitigated Negative Declaration, comments
received hereto, testimony presented and considered at the public hearing, and
based on analysis contained in the staff reports prepared for the Planning
Commission, there is no substantial evidence that the project will have a
significant effect on the environment.

That the Mitigation Measures (numbered 1 through 19) in the Initial
Study/Mitigated Negative Declaration and agreed to by the owner and placed as
conditions on the project address the Mitigation Monitoring and Reporting Plan
requirements of California Public Resources Code Section 21081.6.1. The
Mitigation Measures have been included as conditions of approval in this
attachment. This attachment shall serve as the Mitigation Monitoring and
Reporting Plan.

Regarding 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 (LCP), specifically in regard to LCP
Policies regarding Locating and Planning New Development, Housing,
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Agricultural, Sensitive Habitats, and Visual Resources. The project involves
permitted and conditionally permitted uses that support agricultural production. As
proposed and conditioned, the project does not pose any adverse significant
impacts on coastal resources, sensitive habitats, the visual quality of the area, or
agricultural production.

That the project is not subject to the public access and public recreation policies of
Chapter 3 of the Coastal Act of 1976 (commencing with Section 30200 of the
Public Resources Code), as the project is not located between the nearest public
road and the sea, or the shoreline of Pescadero Marsh. The project site is located
approximately two miles east (as the crow flies) of Cabrillo Highway.

That the project conforms to specific findings required by policies of the

San Mateo County LCP with regard to Locating and Planning New Development,
Housing, Agricultural, Sensitive Habitats, Visual Resources, and Hazards
Components. Specifically, the project involves the construction of a primary
residence and AHU and the construction of other structures that support the
proposed residential, agricultural, and confined animal uses. The number of new
structures has been minimized and the new buildings are located out of sensitive
habitat areas and located to minimize visual impact.

Regarding the Planned Agricultural Permit, Find:

8.

That the proposed project, as described in the application and accompanying
materials, complies with all applicable criteria for issuance of a Planned
Agricultural Permit contained in Section 6355 of the San Mateo County Zoning
Regulations, including:

a. General Criteria

(1) The encroachment of all development upon land which is suitable for
agricultural uses shall be minimized. The new residence would be
located within the same general area of the existing residence. The
project includes replacement of the visually prominent driveway which
bisects the property with a new driveway that would be constructed on
the east side of the property, providing greener views of the property
from Purisima Creek Road allowing larger areas of open space for
pastureland and agricultural use.

(2) That all development permitted on-site is clustered. The proposed
Main Residence and New Barn are clustered at the center of the
property in the general location of the current residence. The
proposed AHU is clustered with an existing barn and horse stable.

(@) Water Supply Criteria: Adequate and sufficient water supplies
needed for agricultural production and sensitive habitat
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protection in the watershed are not diminished. The project
includes an After-the-fact CDP (Coastal Development Permit) for
emergency domestic well replacement (approved under PLN
2020-00109). As previously discussed, the domestic wells have
been reviewed and preliminarily approved by County
Environmental Health Services.

(b) Criteria for the Conversion of Lands Suitable for Agriculture and
Other Land): All agriculturally unsuitable lands on the parcel
have been developed or determined to be undevelopable. The
project parcel does not contain prime soils, nor are agricultural
activities being conducted onsite. The south portion of the
parcel is too steep for development or agriculture. The
proposed residence is largely in the same location as the
existing residence and the re-designed driveway would preserve
larger area of contiguous open space to accommodate farming.

Regarding the Confined Animal Permit, Find:

9.

10.

11.

That the keeping of confined animals will not create a nuisance or be detrimental
to human or animal health, safety or welfare. Horses have been kept on this
property for many years. As shown in Table 3, the project, as proposed, including
maintenance of horse facilities (barn and stable) and fencing of pasture areas,
complies with applicable County regulations for confined animals, including, but
not limited to, minimum side and rear setbacks, parcel size, and adequate on-site
manure management, and as conditioned, meets minimum setbacks to on-site
residences.

That the keeping of confined animals will not degrade sensitive habitats and
waterways or increase soil erosion. The proposal to maintain horse facilities (barn
and stable) and fenced pasture areas comply with applicable County regulations
for confined animals, including creek setbacks and adequate on-site manure
management. As required by Condition 16, drainage from the proposed compost
bunker will not drain to the creek.

That the keeping of confined animals complies with all applicable requirements of
the Zoning Regulations. As proposed and conditioned, the project complies with
applicable requirements of the Zoning Regulations, with the exception of the front
setback and setback to the adjacent neighbor, which are legal non-conforming
aspects of the project.
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Regarding the Grading Permit, Find:

12.

13.

That the granting of the permit will not have a significant adverse effect on the
environment. The project has been reviewed by the Planning Section, who
prepared an Initial Study/Mitigated Negative Declaration and 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 and preliminarily
approved the project. As outlined in the staff report, the project complies with
applicable policies of the San Mateo County General Plan.

RECOMMENDED CONDITIONS OF APPROVAL

Current Planning Section

1.

This approval applies only to the proposal, documents, and plans as described in
this report and approved by the Planning Commission on January 26, 2022.
Minor modifications to the project may be approved by the Community
Development Director if they are consistent with the intent of, and in substantial
conformance with, this approval.

The Coastal Development Permit, Planned Agricultural Permit, Grading Permit,
and Confined Animal Permit shall be valid for one (1) year from the date of final
approval, in which time a valid building permit shall be issued and a completed
inspection (to the satisfaction of the Building Inspector) shall have occurred within
180 days of issuance of such building permit. Any extension of these permits
shall require submittal of an application for permit extension and payment of
applicable extension fees sixty (60) days prior to the expiration date.

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).

The site is considered a Construction Stormwater Regulated Site. Any grading
and/or ground disturbance activities conducted during the wet weather season
(October 1 to April 30) will require monthly erosion and sediment control
inspections by the Building Inspection Section.

The applicant shall submit the following to the Current Planning Section: Within

four (4) working days of the final approval date for this project, the applicant
shall pay an environmental filing fee of $2,548.00, as required under Fish and
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Game Code Section 711.4, plus a $50.00 recording fee. Thus, the applicant shall
submit a check in the total amount of $2,598.00, made payable to San Mateo
County, to the project planner to file with the Notice of Determination. Please be
aware that the Department of Fish and Game environmental filing fee will increase
on January 1, 2023.

Any new utility lines shall be installed underground from the nearest existing utility
pole.

The property owner shall maintain the rental rate for the Affordable Housing Unit
(AHU) at an affordable level, such that the rates are affordable to Low-Income
households, as defined by the San Mateo County Housing Department.” The
Owner shall enter into an agreement with the County for the maintenance of the
rental rate for the AHU as affordable housing for the life of the project and record
such agreement, prior to the final certificate of occupancy of the Affordable
Housing Unit.

The applicant shall provide “finished floor elevation verification” to certify that the
structure is actually constructed at the height shown on the approved 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 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).

" Low-Income households include Extremely-Low Income, Very-Low Income, and Low Income
households. By policy, the County has, as a practice, excluded rental rates for moderate-income
households in the definition of affordable rental rates, to achieve the intent of affordable (below market)
rental rates.
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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.

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.

Grading Permit

9.

10.

11.

12.

No grading shall be allowed during the winter season (October 1 to April 30) to
avoid potential soil erosion, unless the applicant applies for an Exception to the
Winter Grading Moratorium and the Community Development Director grants the
exception. Exceptions will only be granted if dry weather is forecasted during
scheduled grading operations, and the erosion control plan includes adequate
winterization measures (amongst other determining factors).

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.

An Erosion Control and/or Tree Protection Inspection is required prior to the
issuance of a building permit for construction and demolition purposes, as the
project requires tree protection of significant trees. Once all review agencies
have approved your building permit, you will be notified that an approved job
copy of the Erosion Control and/or Tree Protection Plan is ready for pick-up at
the Planning counter of the Planning and Building Department. Once the Erosion
Control and/or Tree Protection measures have been installed per the approved
plans, please contact the Building Inspection Section at 650/599-7311 to
schedule an Inspection. A $144 inspection fee will be assessed to the building
permit for the inspection. If the initial pre-site inspection is not approved, an
additional inspection fee will be assessed for each required re-inspection until the
job site passes the Pre-Site Inspection.

No site disturbance shall occur, including any tree/vegetation removal, grading,

or landscaping, until a building permit has been issued, and then only
disturbance associated with issued permit.
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13.

14.

15.

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 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.

For the final approval of the grading permit, the property owner shall ensure the
performance of the following activities within thirty (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.

Confined Animal Permit

16.

17.

18.

19.

Prior to the issuance of a building permit for the new residence, the applicant
shall submit details of a manure composting/storage building which shall
incorporate measures to prevent polluted run-off from entering into the riparian
setback and any waterbody.

Prior to the issuance of a building permit for the AHU, the applicant shall relocate
the AHU to achieve a minimum 30 feet setback, as measured from buildings
used to confine horses to any dwelling unit on the same property.

Prior to the issuance of a building permit for the new residence, drainage facilities
shall be added to the existing buildings (barn and stable) used to confine horses
in order to minimize erosion associated with run-off from these buildings.

To be verified prior to Planning’s final approval of the building permit for the Main
Residence:

a. Application of exterior colors, materials and lighting per the approved plans

b. Installation of landscaping per the approved plans
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C. Restoration of old driveway location

d. New fencing along the drainage shall be a minimum of 10 feet from the
edge of riparian vegetation as delineated by the Project Biologist.

Department of Public Works

20.

21.

22.

23.

24.

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 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 percent) 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.

Applicant must enter into an agreement for the maintenance of an existing
structure located in the County right of way. The agreement will require the
applicant to repair, replace, and remove upon demand in the event that the county
requires the right of way for any reason prior to the issuance of a building permit
or encroachment permit.

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 #3277.

New driveway approach shall be asphalt concrete (a minimum of 2-inch AC over
6-inch class 2 AB) with an asphalt concrete swale. At time of the abandonment of
the existing driveway approach, the applicant shall remove the existing driveway
approach and restore the area per the County Road Inspector. The applicant
shall demonstrate compliance with these requirements at building permit
application phase.

Water Efficiency Landscape Ordinance (WELQO)

The following requirements shall apply to the building permit application. For questions,
please contact Gene Ferrero (eferrero@4LEAFINC.com) of 4LEAF, Inc. at 925/ 462-
5959 or direct at 559/ 730-6203.
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25.

26.

27.

28.

29.

30.

31.

32.

All new plans shall have a wet signature of the designer or the registration
number, expiration date and wet signature of the responsible professional
(architect, engineer, etc.) on all sheets. (Electronic signatures are not allowed.)

Provide an itemized list which clearly indicates how each review comment(s) is
addressed and the specific location on the plans, specifications or calculations
where the correction(s) is provided. Include on the itemized list any changes to
the plans or previously submitted documents that are not the result of the plan
check correction process. Changes made to the plans not a result of responses
to the plan review comments may result in additional comments on future rounds.

Upon resubmittal, if any changes have been made to the plan documents
unrelated to those items identified in the comment lists, please list the changes on
a separate sheet and include in your submittal documentation.

There are numerous garden areas indicated on the landscape master plan with

low and medium hydrozones, yet no plant species are indicated on the plans in

these areas or the plant list. Please clarify.

Irrigation Plans:

a. It appears the irrigation plans are incomplete. Please amend the plans to
include the complete irrigation system design layout and all related
components per Component Schedules on sheet L4.1.

b. Please provide the static water pressure at the point of connection.

Please provide the irrigation schedule. Include this schedule in the plan set.

Please provide a Soils Analysis-Soils Management Report. Include the report in
the plan set and in the packet form.

Please amend the note on sheet L4.0 that the Certificate of Completion shall be
required prior to final inspection.

Mitigation measures from the Initial Study/Mitigated Negative Declaration (IS/MND),

released on November 10, 2021:

33.

Mitigation Measure 1: The applicant shall submit a lighting plan along with the
building permit application which demonstrates compliance with the following
requirements:

a. No new light posts will be allowed. Path lighting on bollards of up to 4 feet
are allowed along driveways and pathways.

33



Exterior lighting shall be minimized, and earth-tone colors of lights used
(e.g., yellow, brown toned lights, rather than blue toned fluorescents). In
grassland, or grassland/forest areas, all exterior materials shall be of the
same earth and vegetative tones as the predominant colors of the site (as
determined by on-site inspections). Highly reflective surfaces and colors
are discouraged.

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. Low-level lighting shall be directed toward the ground.

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 designated for that area.

34. Mitigation Measure 2: Upon the start of excavation activities and through to the

completion of the project, the applicant shall be responsible for ensuring that the
following dust control guidelines are implemented:

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.
The use of dry power sweeping is prohibited.

All vehicle speeds on unpaved roads shall be limited to 15 mph.

All roadways, driveways, and sidewalks to be paved shall be completed as
soon as possible. 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 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 [CCR]). 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. All equipment shall be
checked by a certified mechanic and determined to be running in proper
condition prior to operation.
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35.

36.

37.

h. 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.

i. Construction-related activities shall not involve simultaneous occurrence
of more than two construction phases (e.g., paving and building
construction would occur simultaneously).

Mitigation Measure 3: Within the 50 feet riparian buffer zone, with the exception
of existing horse stable that is proposed to be demolished, disturbance of
undisturbed areas and removal of riparian vegetation is prohibited. The applicant
shall work with a professional biologist to prepare a demolition and restoration
plan. Demolition and restoration activities shall be observed by a professional
biologist.

Mitigation Measure 4: The Owner shall consult with California Department of
Fish and Wildlife (CDFW) prior to any work in the riparian habitat to determine
whether a Streambed Alteration Agreement may be necessary or not.

Mitigation Measure 5: The applicant shall implement the following mitigation
measures to avoid direct impacts to California Red-legged Frog (CRLF), San
Francisco dusky-footed woodrat (SFDFW), protected nesting birds and raptors, if
present during the course of activities on the site:

a. Pre-construction surveys for SFDFW houses shall be performed no less
than 30 days prior construction (including ground disturbance work and/or
demolition of existing structures). If stick houses are found and avoidance
is not feasible, the houses shall be dismantled by hand under the
supervision of a biologist. If young are encountered during the dismantling
process, the material shall be placed back on the house and a buffer of 25
to 50 feet shall be established by the biologist for a minimum of three
weeks to allow young time to mature and leave the nest. Nest material
shall be moved to a suitable adjacent area for reuse. Pre-construction
surveys shall be provided to the Project Planner for review and approval,
prior to start of any work at the Project Site.

b. A pre-construction survey for CRLF shall be performed within 48 hours of
ground disturbing activities. Non-listed species if found, may be relocated
to suitable habitat outside the Project Site. If CRLF is found, work should
be halted, and the USFWS will be contacted. If possible, CRLF should be
allowed to leave the area on its own. If the animal does not leave on its
own, all work shall remain halted until the USFWS provide authorization
for work to resume. Pre-construction surveys shall be provided to the
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Project Planner for review and approval, prior to start of any work at the
Project Site.

No ground-disturbing work (including demolition or vegetation removal)
shall be performed during or within 48 hours of any rain event (greater
than 0.5 inches) between November 1 and April 31 when CRLF are most
likely to disperse into upland habitats. Furthermore, no work shall occur
within 30 minutes of sunrise or sunset during this period.

Environmental awareness training shall be provided to all construction
crew prior to the start of work. Training will include a description of all
biological resources that may be found on or near the Project site, the
laws and regulations that protect those resources, the consequences of
non-compliance with those laws and regulations, instructions for
inspecting equipment each morning prior to activities, and a contact
person if protected biological resources are discovered on the Project site.

Tightly woven fiber netting or similar material shall be used for erosion
control or other purposes to ensure amphibian and reptile species do not
get trapped. Plastic monofilament netting (erosion control matting), rolled
erosion control products, or similar material shall not be used. Acceptable
substitutes include coconut coir matting or tackifier hydroseeding
compounds. Compliance shall be demonstrated in an erosion and
sediment control plan provided with the building permit application.

Tree and vegetation removal activities shall be initiated during the non-
nesting season of from September 1 to January 31 of protected nesting
birds and raptors when possible.

If work cannot be initiated during this period, then nesting bird pre-
construction surveys shall be performed in trees proposed for removal and
suitable nesting habitat within 500 feet of the project footprint. Pre-
construction surveys shall be provided to the Project Planner for review
and approval, prior to start of any work at the Project Site.

If nests are found, a no-disturbance buffer shall be placed around the nest
of protected nesting birds and raptors until young have fledged or the nest
is determined to be no longer active by the biologist. The size of the
buffer may be determined by the biologist based on species and proximity
to activities but should generally be between 50 to 100 feet for songbirds
and up to 500 feet for nesting raptors.
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38.

39.

40.

41.

Mitigation Measure 6: Prior to any land disturbance and throughout the grading
operation, the applicant shall implement the tree protection measures of the Tree
Inventory and Protection Plan Report, revised September 21, 2021, prepared by
Ned Patchett Consulting, and said protections shall remain in place undisturbed
throughout construction.

Mitigation Measure 7: Although no cultural resources were found on the subject
property, previously unknown archaeological materials may be encountered
during grading or construction. In the event that cultural, paleontological, or
archeological 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
archeologist for the purpose of recording, protecting, or curating the discovery as
appropriate. The cost of the qualified archeologist and any recording, protecting,
or curating shall be borne solely by the project sponsor. The archeologist 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 8: The applicants and contractors must be prepared to carry
out the requirements of California State law with regard to the discovery of human
remains, whether historic or prehistoric, during grading and construction. In the
event that any human remains are encountered during site disturbance, all
ground-disturbing work shall cease immediately, and the County coroner shall be
notified immediately. If the coroner determines the remains to be Native
American, the Native American Heritage Commission shall be contacted within 24
hours. A qualified archaeologist, in consultation with the Native American
Heritage Commission, shall recommend subsequent measures for disposition of
the remains.

Mitigation Measure 9: Prior to the issuance of the building permit for any project
structure, the applicant shall revise the Erosion and Sediment Control Plan to
incorporate the following additional measures, subject to the review and approval
of the Community Development Director:

a. Show type and location of biological mitigation measures on the plan.
Biological mitigation measures should be shown for all project areas,
including the riparian area near the Affordable Housing Unit. Please have
Project Biologist confirm that the revised plan adequately addresses
biological mitigation measures.

b. Show location of utility trenches, indicate utility types, and identify timing of
installation for all project buildings, including Affordable Housing Unit.
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C.

Construction Access Route for AHU: Show measures to reduce tracking
onto Purisma Creek Road.

42. Mitigation Measure 10: The applicant shall adhere to the San Mateo County-

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

a.

Delineation with field markers 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. Stabilization shall
include both proactive measures, such as the placement of coir netting,
and passive measures, such as re-vegetating disturbed areas with plants
propagated from seed collected in the immediate area.

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
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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43.

44,

45.

46.

l. 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
site shall be clear and running slowly at all times.

Mitigation Measure 11: Once approved, erosion and sediment control measures
of the revised Erosion and Sediment Control Plan shall be installed prior to
beginning any site work and maintained throughout the term of grading and
construction, until all disturbed areas are stabilized. Failure to install or maintain
these measures will result in stoppage of construction until corrections have been
made and fees paid for staff enforcement time. Revisions to the approved erosion
control plan shall be prepared and signed by the engineer and submitted to the
Building Inspection Section.

Mitigation Measure 12: 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.

Mitigation Measure 13: At the time of building permit application, the applicant
shall demonstrate compliance with the measures indicated on the applicant
completed EECAP Development Checklist (Attachment G) to the extent feasible.
Such measures shall be shown on building plans.

Mitigation Measure 14: At the time of building permit application, the applicant
shall demonstrate compliance with the following measures, to the extent feasible,
where such measures shall be shown on building plans:

a. BAAQMD BMP: Use alternative fueled (e.g., biodiesel, electric)
construction vehicles/equipment of at least 15 percent of the fleet;

b. BAAQMD BMP: Use local building materials of at least 10 percent;

C. BAAQMD BMP: Recycle or reuse at least 50 percent of construction
waste.

Inclusion of these practices in project construction and/or operation shall be

demonstrated, to the extent feasible, prior to the Current Planning Section’s
approval of the building permit for the proposed residence.
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47.

48.

49.

Mitigation Measure 15: Prior to the issuance of a building permit for any horse
keeping facilities, the Owner shall submit a Manure Management Plan, including a
written description of the method for and the frequency of processing, storing, and
disposing of or using manure product on site. The written description shall include
the types of equipment and storage facilities used during the manure
management process, and comply with the following requirements:

a. Manure storage piles shall be not visible from Purisima Creek Road and
shall be screened to reduce visibility.

b. Manure piles shall be located a minimum of 75 feet from the creek.

C. Manure piles shall be covered during the rainy season from October 1 to
April 30 of every year.

d. Drainage facilities to handle manure pile run off shall be shown on a
Drainage Plan, which shall include pile locations, topographic contours,
and location of creek and 50-feet buffer zone. The Drainage Plan shall be
subject to review by County Environmental Health Services, the Drainage
Section, and the Project Planner.

Mitigation Measure 16: Per County Environmental Services staff, the applicant
may retain the old domestic well for irrigation uses only, subject to the following
requirements: 1) all setbacks are met, including from well to well, 2) the well is not
damaged and has an appropriate sanitary seal, 3) the two water systems (one
potable, one non-potable) are kept separate.

Mitigation Measure 17: At the time of application for a building permit, the
applicant shall submit a permanent stormwater management plan to the Building
Inspection Section for review for compliance with Municipal Stormwater Regional
Permit Provision C.3.i and the County’s Drainage Policy.

Projects subject to Provision C.3.i (individual single-family home projects that
create and/or replace 2,500 sq. ft. or more of impervious surface, and other
projects that create and/or replace at least 2,500 sq. ft. of impervious surface but
are not C.3 Regulated Projects) shall implement at least one (1) of the three (3)
site design measures listed below:

a. Direct roof runoff into cisterns or rain barrels and use rainwater for
irrigation or other non-potable use.

b. Direct roof runoff onto vegetated areas.
C. Direct runoff from sidewalks, walkways, and/or patios onto vegetated
areas.
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50.

51.

A site drainage plan is required that demonstrates how roof drainage and site
runoff will be directed to an approved location. In compliance with the County’s
Drainage Policy, this plan must demonstrate that post-development flows and
velocities to adjoining private property and the public right-of-way shall not exceed
those that existed in the pre-developed state.

Mitigation Measure 18: 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 the State General Construction
Activity 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.”

Mitigation Measure 19: 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.

Building Inspection Section

52.

Building permits will be required for the removal and replacement of all structures.
Payment of building permit fees, including the Affordable Housing Impact Fee, is
due at the time of building permit approval. More information regarding the
Affordable Housing Impact Fee may be found at:
https://planning.smcgov.org/building-permit-fees

Geotechnical Section

53.

54.

55.

A geotechnical report shall be submitted at time of building permit application.
Significant grading profiles, grading proposals, foundation design
recommendations, retaining wall design recommendations, and basement design
recommendations, if any, shall be provided in the geotechnical report at time of
building permit application.

The Project Geotechnical Consultant should calculate the potential for dynamic
densification of the loose clayey sand encountered between 3.2 feet — 8 feet in
Boring B-1.

The Geotechnical Consultant should provide calculated Total and Differential
Settlements for all proposed structures (pier supported and shallow foundation)
associated with the building loads and fill loading. Based on the supplemental
calculations, the Consultant should provide mitigative recommendations, as
necessary, that are incorporated into project design.
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Coastside Fire Protection District

All fire conditions and requirements must be incorporated into your building plans, prior
to building permit issuance. It is your responsibility to notify your contractor, architect
and engineer of these requirements.

56.

57.

58.

59.

60.

Add to Plans: Smoke Detectors which are hard wired: As per the California
Building Code, State Fire Marshal regulations, and Coastside Fire Protection
District Ordinance 2019-03, the applicant is required to install State Fire Marshal
approved and listed smoke detectors which are hard wired, interconnected, and
have battery backup. These detectors are required to be placed in each new and
recondition sleeping room and at a point centrally located in the corridor or area
giving access to each separate sleeping area. In existing sleeping rooms, areas
may have battery powered smoke alarms. A minimum of one detector shall be
placed on each floor. Smoke detectors shall be tested and approved prior to the
building final. Date of installation must be added to exterior of the smoke alarm
and will be checked at final inspection.

Add to Plans: Escape or rescue windows shall have a minimum net clear
openable area of 5. 7 sq. ft., 5.0 sq. ft. allowed at grade. The minimum net clear
openable height dimension shall be 24 inches. The net clear openable width
dimension shall be 20 inches. Finished sill height shall be not more than 44
inches above the finished floor (CFC 1030).

|dentify rescue windows in each bedroom and verify that they meet all
requirements. Add this to plans.

Add to Plans: 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. The letters/numerals for permanent address signs shall be 4
inches in height with a minimum 1/2-inch stroke. Residential address numbers
shall be at least six feet above the finished surface of the driveway. Where
buildings are located remotely to the public roadway, additional signage at the
driveway/roadway entrance leading to the building and/or on each individual
building shall be required by the Coastside Fire Protection District. This remote
signage shall consist of a 6-inch by 18-inch green reflective metal sign with 3-inch
reflective Numbers/ Letters similar to Hy-Ko 911 or equivalent. (TEMPORARY
ADDRESS NUMBERS SHALL BE POSTED PRIOR TO COMBUSTIBLES BEING
PLACED ON SITE).

The building is in a Very High Fire Hazard Severity Zone and will require a Class
A roof.
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61.

62.

63.

64.

65.

66.

Add to Plans: Vegetation Management (SRA) - The 2019 California Fire Code
Chapter 49 and Public Resources Code 4291.

A fuel break of defensible space is required around the perimeter of all structures
to a distance of not less than 30 feet and may be required to a distance of 100
feet or to the property line. This is neither a requirement nor an authorization for
the removal of living trees.

Trees located within the defensible space shall be pruned to remove dead and
dying portions, and limbed up 6 feet above the ground. New trees planted in the
defensible space shall be located no closer than 10 feet to adjacent trees when
fully grown or at maturity.

Remove that portion of any existing trees, which extends within 10 feet of the
outlet of a chimney or stovepipe or is within 5 feet of any structure. Maintain any
tree adjacent to or overhanging a building free of dead or dying wood.

Add to Plans: Fire Access Roads - The applicant must have a maintained asphalt
surface road for ingress and egress of fire apparatus. The San Mateo County
Department of Public Works, the Coastside Fire Protection District Ordinance
2019-03, and the California Fire Code shall set road standards. As per the 2016
CFC, dead-end roads exceeding 150 feet shall be provided with a turnaround in
accordance with Coastside Fire Protection District specifications. As per the 2019
CFC, Section Appendix D, road width shall not be less than 20 feet. Fire access
roads shall be installed and made serviceable prior to combustibles being placed
on the project site and maintained during construction. Approved signs and
painted curbs or lines shall be provided and maintained to identify fire access
roads and state the prohibition of their obstruction. If the road width does not
allow parking on the street (20-foot road) and on-street parking is desired, an
additional improved area shall be developed for that use.

Fire apparatus roads to be a minimum of 20 feet wide with minimum of 35 feet
centerline radius and a vertical clearance of 15 feet (CFC503, D103, T-14 1273).

Dead end emergency access exceeding 150 feet shall be provided with width and
turnaround provisions meeting California Fire Code Appendix D.

Fire apparatus access roads to be an approved all weather surface. Grades 15
percent or greater to be surfaced with asphalt, or brushed concrete. Grades 15
percent or greater shall be limited to 150 feet in length with a minimum of 500 feet
between the next section. For roads approved less than 20 feet, 20 feet wide
turnouts shall be on each side of 15 percent or greater section. No grades over
20 percent. Plan and profile required (CFC 503).

“No Parking - Fire Lane" signs shall be provided on both sides of roads 20 to 26
feet wide and on one side of roads 26 to 32 feet wide (CFC D103.6).
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67.

68.

Gates shall be a minimum of 2 feet wider than the access road/driveway they
serve. Overhead gate structures shall have a minimum of 15 feet of vertical
clearance. Locked gates shall be provided with a Knox Box or Knox Padlock.
Electric gates shall have a Knox Key Switch. Electric gates shall automatically
open during power failures (CFC 503.6, 506).

Show location of wet draft fire hydrant on site plans with pipe supplying hydrant.

A wet draft hydrant with a 2 1/2-inch National Hose Thread outlet with a valve
shall be mounted not less than two feet above ground level and within 5 feet of the
main access road or driveway, and not less than 50 feet from any portion of any
building, nor more than 150 feet from all buildings. Show piping layout on plans,
include minimum depth of cover and thrust blocks as needed. The pipe shall be a
minimum 4-inch inside diameter, underground fire service listed. Provide
manufacturer's cut sheets.

No approved fire hydrant system available (no water district): Wet draft hydrant
system required as below. Details and notes to be shown on plans (CFC 8103.3).

a. Tank size: 10000 gal for up to 3600-ft2 single-family dwelling. If larger
than 3600-ft single family dwelling, use NFPA 1142,

b. Tanks have reliable water supply and auto fill. Domestic supply cut-off
required.
C. Tanks located at elevation above hydrant to provide positive pressure and

water to hydrant.

d. Tank venting: 1.5 times the size of the pipe w/ fine mesh screen.

e. Tanks interconnected by a minimum of 4-inch pipe.

f. Tanks closer than 30 feet to lot lines and structures to be non-
combustible.

g. Wet Draft Hydrant (WDH) Supply Piping: 4-inch minimum, C900 or other
underground fire service rated pipe. Pipe shall have a minimum of 30-inch
depth of cover, 36-inch under drivable areas.

h. Thrust blocks shown on plans as required.
i. All above ground piping for WDH to be metallic, where ground contact
occurs, metal pipe shall be double wrapped with approved 10-mil. pipe

tape. All metallic underground fittings shall be protected against
corrosion.
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69.

70.

71.

72.

73.

74.

j- WDH to be an approved type with 4 1/2-inch NH threaded outlet and
shutoff valve. Discharge to be from 30-inch to 36-inch above grade.

K. WDH located from 50 feet to 150 feet from structure by way of approved
fire apparatus access. WDH to be clearly visible, located 3 to 6 feet from
the fire apparatus access, and be protected from damage.

l. WDH shall be placed in a concrete pad, 4-inch deep and 2 feet by 2 feet
minimum at base.

m. Wet draft hydrants shall have a permanent sign affixed, red in color with
white 1-inch letters stating, "Wet Draft Hydrant, # gallons", with the gallons
of water available for the hydrant provided.

Automatic Fire Sprinkler System: Fire Sprinkler plans will require a separate
permit. As per San Mateo County Building Standards, the applicant is required to
install an automatic fire sprinkler system throughout the proposed or improved
dwelling and garage. All attic access locations will be provided with a pilot head
on a metal upright. Sprinkler coverage shall be provided throughout the residence
to include all bathrooms, garages, and any area used for storage. The only
exception is small linen closets less than 24 sq. ft. with full depth shelving. The
plans for this system must be submitted to the San Mateo County Planning and
Building Department. A building permit will not be issued until plans are received,
reviewed, and approved. Upon submission of plans, the County will forward a
complete set to the Coastside Fire Protection District for review.

Installation of underground sprinkler pipe shall be flushed and visually inspected
by Fire prior to hook-up to riser. Any soldered fittings must be pressure tested
with trench open. Please call San Mateo County Fire Marshal's Office to schedule
an inspection. Fees shall be paid prior to plan review.

Exterior bell and interior horn/strobe are required to be wired into the required flow
switch on your fire sprinkler system. The bell, horn/strobe and flow switch, along
with the garage door opener are to be wired into a separate circuit breaker at the
main electrical panel and labeled.

Add note to the title page that the building will be protected by an automatic fire
sprinkler system.

Solar Photovoltaic Systems: These systems shall meet the requirements of the
2016 CFC Section 605.11.

CRC 2019 Section R337: This project is located in a State Responsibility Area for
wildfire protection. Roofing, attic ventilation, exterior walls, windows, exterior
doors, decking, floors and underfloor protection shall comply with CRC 2019
Section R337 requirements. You can visit the Office of the State Fire Marshal's
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website at http://www.fire.ca.gov/fire prevention/fire prevention wildland.php and
click the new products link to view the "WU/ Products Handbook."

75. Copy R-337 Worksheet to a plan sized sheet and check appropriate boxes.

76. Provide window and door schedule showing it meets R-337 and add it to work
sheet. All exterior doors including garage door must meet R-337.

77. Provide Eave and Gutter details that meet R-337 include all materials.
78. Add R-337 required vents to work sheet.

CML;cmce - CMLFF0909_WCU.DOCX
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2450 PURISIMA CREEK ROA

HALF MOON BAY, CALIFORNIA
APN: 066-230-050
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san francisco ca 94107
415.357.4400
arcanumarchitecture.com

arcanum architecture, inc.
329 bryant street, suite 3c
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PROJECT LOCATION:

APN. #

PROJECT TYPE:

EXISTING CONDITIONS:

PROJECT STATISTICS PROJECT DIRECTORY
Address Contact Email
OWNER: 736 Arroyo Leon Drive Sue Joswiak suej@mac.com
2450 PURISIMA CREEK ROAD Half Moon Bay, CA 94019 Greg Joswiak joz@mac.com
HALF MOON BAY, CA 94019
066-230-050 ARCHITECT: Arcanum Architecture, Inc. Kurt Simrock kurt@arcanumarchitecture.com

329 Bryant Street, Suite 3C

REPLACE EXISTING SINGLE-FAMILY DWELLING WITH San Francisco, CA 94107

NEW TWO-STORY DWELLING AND WELL. SURVEYOR: MacLeod and Associates Vergel Galura

965 Center Street
San Carlos, CA 94070

vgalura@macleodassociates.net

(E) 3,550 S.F. SINGLE FAMILY HOME / ATTACHED GARAGE TO BE
REMOVED.

(E) 915 S.F. HORSE BARN TO BE REMOVED. CIVIL ENGINEER: Sigma I'Drime Geosciences Charles Kissick info@sigmaprime.com

(E) 150 S.F. DETACHED IMPLEMENT SHED TO BE REMOVED. 332 Princeton Ave

(E) 2,300 S.F. BARN AND STORAGE BUILDING TO REMAIN. Half Moon Bay, CA 94019

(E) 296 5.F. HORSE STABLE TO REMAIN. LANDSCAPE Arterra Landscape Architects Gretchen Whittier gretchen@arterrasf.com
ARCHITECT: 88 Missouri Street

(

m A0.0 TITLE SHEET

SURVEY:

m | OF2 SURVEY
m 20F2 SURVEY

CIVIL:
SITE PLAN

C-|

C-2
(W37 " DRANAGEPLAN - | AcE &H‘%m 55\/4% AHU (DMAs 13)>
B C4 " GRADING PLAN
B C5  EROSION AND SEDIMENT CONTROL PLAN

ARCHITECTURAL:

m A0 FINISH MATERIAL SPECIFICATIONS AND KEYNOTES
m AlO EXISTING / DEMOLITION SITE PLAN

| All OVERALL SITE PLAN

| Al2 PARTIAL ENLARGED SITE PLAN

m A2l MAIN RESIDENCE - GROUND FLOOR PLAN

B £22 MAINRESIDENCE - BASEMENT AND SECOND ELOOR PLANS
A2.3 BARN AND AFFORDABLE HOUSING UNIT - FL

m A52  MAIN RESIDENCE - EXTERIOR ELEVATIONS / SECTIONS
/%5 % \gl)\@lN RE%D\E{I\\IFQ% E)%Q?%ELEVATIONS/SECTIONS
RN - EXTERIOR ELEVA
i“s " AFFORDABLE HOUSING UNIT - EXTERIOR ELEVATIONS

FIRE SUPPRESSION:
m FSI.0  FIRE SUPPRESSION PLAN

LANDSCAPE:

mLIo LANDSCAPE MASTER PLAN
m 140 IRRIGATION PLAN
m 4.1 IRRIGATION NOTES

SEPTIC:

m ONSITE |
m ONSITE 2
m ONSITE 3
m ONSITE 4
m ONSITES

2450 PURISIMA CREEK ROAD
HALF MOON BAY, CALIFORNIA 94019
066-230-050

JOSWIAK RESIDENCE

TREES TO BE REMOVED: (13) TREES TO BE REMOVED, SEE ARBORIST REPORT San Francisco, CA 94107
INTERIORS: Kristi Will Design Kristi Will kristi@kristiwilIdesign.com
ZONING PAD, PLANNED AGRICULTURAL DISTRICT, 630 Purissima Street
COASTAL DEVELOPMENT Half Moon Bay, CA 94019
OCCUPANCY CONTRACTOR: Falco Construction Bryan Falvey falcohmb@aol.com
Half Moon Bay, CA 94019
CONSTRUCTION TYPE: TYPE V-B
ARBORIST: Ned Patchett Consulting Ned Patchett ned@nedpatchettconsulting.com
STORIES: TWO P.O. Box 1354
San Carlos. CA 94070
FIRE SPRINKLERS: ALL NEW STRUCTURES, WITH EXCEPTION OF HORSE BARN
SEPTIC: S.R. Hartsell Steve Hartsell Email: srhartsell@gmail,com
. = 202 Waterford Drive
PARCEL SIZE: 20.26 ACRES 882,526 SF Vacaville. CA 95688
SQUARE FOOT CALCULATIONS: BIOLOGIST: Sol Ecology Dana Riggs driggs@solecology.com
P.O. Box 5214
MAIN RESIDENCE: \ Petaluma, CA 94955
GROUND FLOOR: 4,700 S.F.
SECOND FLOOR: 1,500 S.F. LAND USE: Burke Land Use Kerry Burke burkelanduse@gmail.com
- 332 Princeton Ave.
TOTAL CONDITIONED FLOOR AREA: 6,200 S.F. Half Moon Bay, CA 94019
ATTACHED GARAGE: 1,025 S.F.
BASEMENT: 725 S.F.
BARN:
GROUND FLOOR: 3,300 S.F.
SECOND FLOOR: 750 S.F.
TOTAL:

AFFORDABLE HOUSING UNIT:

706 S.F.

TOTAL NEW SQUARE FOOTAGE

MAXIMUM FLOOR AREA :

12,706 S.F.

TOTAL ALLOWABLE: NO S.F. LIMIT
TOTAL PROPOSED 12,580 S.F.
LOT COVERAGE:
EXISTING: 0.78%
PROPOSED: 1.41%
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GENERAL NOTES

1. PLANS PREPARED AT THE REQUEST OF:

GREG JOSWIAK, OWNER
2. TOPOGRAPHY BY MACLEOD AND ASSOC., SURVEYED AUGUST, 2019.
3. THIS IS NOT A BOUNDARY SURVEY.
4. ELEVATION DATUM NAVDS8S.
5. THE GEOTECHNICAL REPORT: PENDING.
6. STORMWATER MANAGEMENT CONSTRUCTION INSPECTIONS SHALL BE
SCHEDULED FOR APPLICABLE DRAINAGE INSPECTIONS, WHICH INCLUDE
SITE CLEARANCE AND EROSION CONTROL MEASURES INSTALLATION AS
WELL AS INSPECTION OF MAJOR DRAINAGE CONTAINMENT, TREATMENT,
AND CONVEYANCE DEVICES BEFORE BEING BURIED (INCLUDING REQUIRED
MATERIAL LABELS, E.G. PIPES, SUG-BGRADE MATERIALS, ETC.). PLEASE
FOLLOW THE INSPECTION CARD INSTRUCTIONS AND PHONE NUMBER
(650-306-8405 EXT 181) TO SCHEDULE COUNTY DRAINAGE INSPECTIONS
ACCORDINGLY. THERE SHALL BE THREE INSPECTIONS: ONE FOR EROSION
CONTROL INSTALLATION, ONE BEFORE DRAINAGE FACILITIES ARE BURIED,
AND ONE FOR FINAL WALK AROUND.

FEMA FLOOD ZONE NOTES

1. ALETTER OF MAP AMMENDMENT HAS BEEN APPROVED BY FEMA.
2. THE APPROVED BASE FLOOD ELEVATION ADJACENT TO THE MAIN HOUSE

SITE IS 320.1 FEET.
3. THE PROPOSED FF ELEVATION OF THE MAIN FLOOR IS 334.75 FEET.

CIVIL PLAN SHEET INDEX

C-1: SITE PLAN

C-2: DRAINAGE PLAN - HOUSE (DMA2)

C-3: DRAINAGE PLAN - DRIVEWAY, AHU (DMAs 1,3,4)
C-4: GRADING PLAN

C-5: EROSION AND SEDIMENT CONTROL PLAN
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_ PURISIMA CREEK

00
7/ LEGEND DRAINAGE NOTES
@‘ .@& 315 EXISTING CONTOURS EXISTING ROOF AREAS = 6,024 SF

< o A A, EXISTING PAVED AREAS = 28,022 SF
® & ® 320 / v PROPOSED CONTOURS PROPOSED ROOF AREAS = 13,538 SF
\ A ° & % PROPOSED PAVED AREAS = 33,934 SF
/- “ 334 5 DROPOSED SPOT ELEVATION INCREASE IN ROOF AREAS = 7514 SF
@ 775 TReE o INCREASE IN PAVED AREAS = 5912 SF

@:56°6°6°6°6"6"7°8” TREE TOTAL INCREASE IN IMPERVOUS SURFACES = 13,426 SF

? ' Q DOWNSPOUT 1. DRAINAGE INTENT: IT IS THE INTENT OF THE DRAINAGE SYSTEM TO
— CONVEY ROOF RUNOFF TO A SAFE LOCATION, AND TO MINIMIZE

AD EXCESSIVE MOISTURE AROUND FOUNDATIONS. DIRECT SLOPES SUCH
[ ]™ AREA DRAN, SIZE INDICATED IN PLAN THAT STORMWATER WILL NOT BE DIVERTED ONTO ADJACENT

PROPERTIES.
T 4 JIN SOLID DRAN PIPE

2. DOWNSPOUT DRAIN LINES FROM MAIN HOUSE AND BARN SHALL LEAD
— TO DETENTION BASIN, AS SHOWN.

@ S —~
@ T — 4" JIN S0LD DRAIN PIPE

TREE TO BE REMOVED

3. ALL ROOF DRAINAGE PIPES SHALL BE 4" DIAMETER MINIMUM SOLID
PIPE, SLOPED AT 1% MINIMUM.

4. RUNOFF FROM THE DRIVEWAY SHALL BE DIRECTED TO THE THE
ADJACENT LANDSCAPING AREA.

5. RUNOFF FROM THE AHU SHALL BE DIRECTED TO DETENTION BASIN, AS
AN SHOWN.

@EE 6. IT IS THE PROPERTY OWNER'S RESPONSIBILITY TO CHECK ON ALL
®
&

\
T _— R AN
/1 Q\ DETENTION

= BASIN STORMWATER FACILITIES SUCH AS ROOF GUTTERS, DOWNSPOUT LINES,

AND THE DETENTION BASIN/ENERGY DISSIPATER TO BE SURE THAT THEY

~ ARE CLEAR OF EXCESSIVE DEBRIS AND OPERATING EFFICIENTLY. THE
FACILITIES SHALL BE CHECKED EVERY FALL AND PERIODICALLY DURING
THE RAINY SEASON.

MANURE MANAGEMENT NOTES

1. MANURE SHALL BE STORED IN COVERED COMPOST BUNKER.

2. FLOOR OF COMPOST BUNKER SHALL BE RAISED AT LEAST 4 INCHES
ABOVE SURROUNDING GRADE.
3.  GROUND SHALL SLOPE AWAY FROM COMPOST BUNKER AT A
MINIMUM OF 2% WITHIN 5 FEET OF THE BUNKER.
\ 4. STANDING WATER SHALL NOT BE ALLOWED TO ACCUMULATE
ADJACENT TO BUNKER.

2°X2" CLEAN-OUT GRATE

FOR ACCESS AND OVERFLOW SOIL COVER
\ RIM @ 328’ \ /

5.  DRAINAGE SHALL CONFORM TO THE MANURE MANAGEMENT PLAN.

SLOPE 7
ORIGINAL, FINAL S22 ] L DEBRIS SCREEN
| —=—4"PWC
S rOOT DM PERF PIPE SECTION AND DETAIL CONVENTION
- 8 . N 6" |~—
1=57.6"
~——23/4" DRAIN ROCK SECTION IR oTan ™\
67 T —INVERT @ 322'
t REFERENCE SHEET No. REFERENCE SHEET No. ON
A/;/,‘;AZO Ci;%O/FL/L Z/;E;?jgéc PR DETAL 1S TAKEN DETAL 15 SHOWN
DESIGN BASIS: 10-YEAR STORM EVENT WITH 60 MINUTE
DURATION ON HARD SURFACES.
RAINFALL INTENSITY = 1.08 IN/HR
mDETEN TION SYSTEM
\C2CYNOT TO SCALE
Q
g
[
1’1" CLEAN-OUT GRATE s| g
FOR ACCESS AND OVERFLOW SOIL COVER 8 %
RIM @ 320.5' \ / =
' i — SLOPE ___ ——F T [ 7 o ZWo
7»‘{s:7/” i — ORIGINAL,_FINAL S22 L DEBRIS SCREEN S| E23
//lll’ TLLLEERTSS . ° o W <
sl == g| 828
‘ 4"4.{ / l I/ 3-FOOT DIAM. PERF. PIPE:— 6"~ - 08<
;’ y / 3/4" DRAIN ROCK 5 N~ E| Tog9y
67 T—INVERT @ 3155 B0 LZOD
2X12 PRESSURE TREATED [27) <X=2KdA
! \ = 8%
AN
MIRAFI 140N FILTER FABRIC ‘ e oA PP soIg<
AT ROCK/SOIL INTERFACE - [
DMA 2 i et i
AREA DESIGN BASIS: 10— YEAR STORM EVENT WITH 60 MINUTE f \ Yo <1 s N
— DURATION ON HARD SURFACES. /f \__, < > | 5| o2&
- _ 4’ DIAM. 'T" PIPE S O Il B A B B
37 y 572 S F RAINFALL INTENSITY = 1.08 IN/HR FLTER FABRC T & o | 3| 2 “1o L
- . E ElE|E
TD\DETENTION SYSTEM 4 - 6" CoBBLES SECTION VIEW MEARAREREEE
C3|C3 | =232z
\C3CYNOT TO SCALE 3| 5| 5|88880
| ——— 5’ —_— ] g:
. | S
NOTE: CONCEPTUAL DRAWING: .
—=—| 12" |~=— REFER TO BUILDING PLANS FOR iy 4 DIAM."T PIPE SN i > %
— _ ACTUAL DETAIL. Z N X
SEEEE , 1 < < Lu] ﬂ m |
btk Y , 4 < _4' DIAM. DRAN PFE | 1 = QO ®)
_'_;3,, min 6 * LEAVE ENDS OF PIPE CLEAR OF ROCKS AR () g O Z M
3/4" CLEAN DRAIN ROCK, — | e ¢ | FOR EASE OF MANTENANCE ~ 0 O N
WRAPPED IN FILTER FABRIC ", A LLI < O |
B 2X12 PRESSURE TREATED < U) <0, 8
4" DIAM. PERF. PIPE Z D g Y _|
PLAN VIEW = O T
T OO0 I QA
@WALL ORAIN mENERGY DISSIPATER % 2o <
TINCH = 20 FEET s \C3CY NOT TO SCALE 0
\C2¢Y NOT TO SCALE N
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GRADING NOTES Pl BlEE)|
L | = O o) a) <Q(
CUT VOLUME : 1400 CY Sl Yzl z]| >
FILL VOLUME: 1400 CY LEGEND S| 8|5 BB |8
TOTAL: 2800 CY
EXISTING CONTOURS 2% ~
VOLUMES ABOVE ARE APPROXIMATE. N’ PROPOSED CONTOURS éﬁ
THE SUBGRADE BELOW ALL PAVED AREAS SHALL BE BASEROCK +4%  EVISTING SPOT ELEVATION o
5 O
COMPACTED TO 95%. >  ASPHALT DRIVEWAY <ZE - « > 0
PROPOSED SPOT ELEVATION <O
ALL GRADING SHALL CONFORM TO LOCAL CODES AND ORDINANCES. B46 ok o CLASS 2 BASE ROCK _ L) e
n & m O
ALL TRENCHES UNDER PROPOSED PAVED AREAS OR CONCRETE SHALL — OOzZzm
BE BACKFILLED TO SUBGRADE ELEVATION WITH COMPACTED APPROVED @) & _OWN
GRANULAR MATERIALS. IF TRENCHES ARE IN PROPOSED LANDSCAPE m SWALE — <O |
AREAS, THEY SHALL BE BACKFILLED WITH COMPACTED APPROVED CAC4/NOT TO SCALE = v ==%
GRANULAR MATERIAL TO WITHIN ONE FOOT OF FINISHED GRADE, AND O <0 8
THEN FILLED WITH HAND TAMPED SOILS. <C =0
i NnoIL=Z
O OQI%
O
360 o7 360 O
oL — 3
3%
350 :P \PROP [INE — 3%0 -
.
340 S . o 340 SHEET
GRADE (N) GRADE (E) T S ot : 1%
330 [ o e 1330
8400 1400 2+00 3+00 4+00 5+00  5+19.82 C- 4
DRIVEWAY PROFILE 1"=20'
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FENCE

APPROXMATE DRIPLINE
(TYPICAL)

PURISIMA CREEK

S493201 00

SP—1\STOCKPILE

5y

/SE—5\FIBER ROLL
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g

gt
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i

TENNIS
COURT

(RETAIN)

325

310

c’\S«

STAPLES
(2 PER BALE)

NATIVE MATERIAL

(OPTIONAL) (2 PER BALE)

SECTION B—B
NOT TO SCALE

BINDING WIRE

STRAW BALE
(must be completely covered by plastic lining)

NOTES

METAL STAKES

1. ACTUAL LAYOUT DETERMINED
IN FIELD.

2. THE CONCRETE WASHOUT SIGN
SHALL BE INSTALLED WITHIN
30 FT. OF THE TEMPORARY
CONCRETE WASHQUT FACILITY.

BE INSPECTED BY A CERTIFIED ARBORIST OR
REGISTERED FORESTER PRIOR TO CUTTING, AND
MONITORED AND DOCUMENTED.

5. ROOTS TO BE CUT SHALL BE SEVERED WITH A
SAW OR TOPPER.

6. PRE-CONSTRUCTION SITE INSPECTION WILL BE
REQUIRED PRIOR TO ISSUANCE OF BUILDING
PERMIT.

— 0 INS

@TREE PROTECTION

\C3CYNOT TO SCALE

NOTE:

NO EQUIPMENT SHALL
OPERATE INSIDE THE
PROTECTIVE FENCING,
INCLUDING DURING FENCE
INSTALLATION AND REMOVAL.

11+35.58 Jﬂé\
J":ﬁ‘
3
%) 330
355
&m STABILIZED CONSTRUCTION ’._‘_.
/@ ENTRANCE /EXIT 335 \\
\ / ___\‘ = — L B | " ma ]
T = NIRRT R . - T ‘\ W - \u
N ’.%.-. E
Al oo s _ ' =
™ AC-PAVE PURISIMA CGREEK - B e
2 ROAD _ e —
3 — >
By o ‘ B
AR T
20 0 10 20 40
1 INCH = 40 FEET
CONCRETE WASTE MANAGEMENT WM-8
FIBER ROLLS SE-5
CROWN DRIP LINE OR OTHER LIMIT OF
TREE PROTECTION
TREE PROTECTION NOTES
5
TREE PROTECTION FENCE m
R {?
) E; - | iy 1. TREE PROTECTION FENCING SHALL BE INSTALLED Géoy,ﬁ
) B SJE/E%”W?‘R%4 PRIOR TO ANY GRADING AND REMAIN ON-SITE
I T THROUGHOUT CONSRUCTION PROCESS.
STAPLE DETAIL TREE PROTECTION FENCE:
-/ X HIGH DENSITY
. /a \ . \ . \ . 2. TREE PROTECTION FENCES SHALL BE INSTALLED POLYEHTYLENE FENCING Vertical spacing
o s e AS CLOSE TO DRIP LINES AS POSSIBLE. COLOR dRANGE STEEL B
PUSTICLNNG —_PLAN POSTS INSTALLED AT ' O.C. slope vhere 1t transitions
TP | AROVE GRADEY o e erene 3. OWNER/BUILDER SHALL MAINTAIN TREE 2" X 6' STEEL POSTS OR
GoNCRRTE, ﬁg”;ﬁfg PROTECTION ZONES FREE OF EQUIPMENT AND APPROVED EQUAL
ot SCRelis MATERIALS STORAGE AND SHALL NOT CLEAN ANY 5" THICK LAYER OF MULCH TYPICAL FIBER ROLL INSTALLATION
’ WOOD POST LT.S.
e X EQUIPMENT WITHIN THESE AREAS. KEEP OUT MAINTAIN EXISTING GRADE
s e T e preTeerion
Sl pera ! 4. ANY LARGE ROOTS THAT NEED TO BE CUT SHALL __AREA__ ‘ ﬂm ON THE PLANS.

£V spacing

ENTRENCHMENT DETAIL
N.T.S.

NOTES:
If more than one fiber roll is placed in a row, the rolls must be overlapped, not abutted.
Turn the ends of the fiber roll up-slope to prevent runoff from going around the roll.

GENERAL EROSION AND SEDIMENT CONTROL NOTES

/ FIBER ROLL

INSTALL AT LOCATIONS SHOWN.

AFIX AS SHOWN IN DETAIL SE-5
Perform clearing and earth-moving activities only during dry weather. Measures to
ensure adequate erosion and sediment control shall be installed prior to earth-moving
activities and construction.
Erosion control materials to be on-site during off-season.

Measures to ensure adequate erosion and sediment control are required year-round.
Stabilize all denuded areas and maintain erosion control measures continuously between
October 1 and April 30.

Store, handle, and dispose of construction materials and wastes properly, so as to

prevent their contact with stormwater.

Control and prevent 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.

Avoid cleaning, fueling, or maintaining vehicles on-site, except in a designated area

where wash water is contained and treated.

Limit and time applications of pesticides and fertilizers to prevent polluted runoff.

Limit construction access routes to stabilized, designated access points

Avoid tracking dirt or other materials off-site; clean off-site paved areas and sidewalks
using dry sweeping methods.

Train and provide instruction to all employees and subcontractors regarding the Watershed
Protection Maintenance Standards and construction Best Management Practices.

Placement of erosion materials is required on weekends and during rain events.

The areas delineated on the plans for parking, grubbing, storage etc., shall not be
enlarged or "run over."
Dust control is required year-round.

Erosion control materials shall be stored on-site.

EROSION CONTROL POINT OF CONTACT

THIS PERSON WILL BE RESPONSIBLE FOR EROSION CONTROL AT THE SITE
AND WILL BE THE COUNTY'S MAIN POINT OF CONTACT IF CORRECTIONS
ARE REQUIRED.

NAME: KURT SIMROCK
TITLE/QUALIFICATION: ARCHITECT
PHONE: 415-357-4411
PHONE:
E-MAIL: _ KURT@ARCANUMARCHITECTURE.COM No. 62264
9-30-23
EXPIRES
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STOCKPILE PROTECTION PLAN -95 ﬁ
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2 8 Z W g
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or plastic sheet ) o<
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STABILIZED CONSTRUCTION ENTRANCE/EXIT TC-1 8|3 <@ |
< 12|
"-6" Crushed aggregate T 5 - gl
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12|85 |58
/7Filter fabric L =9 e 1 e |3
< o T > > >
y ‘ y N Original o|lo|C|& | ¥ |¥
/ / \  grade
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12" Min, unless otherwise — O
specified by a soils engineer e > e S
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SECTION B-B ==z <O
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Do OG=m
NOTE: Y o~
‘& _CT Construct sediment barrier o - O
Y G : =z O O <O |
< = and channelize runoff to o
oy D| sediment trapping device B < — ¢ ; = 8
- (N o r zz <D, oS
= i \ in, or =0
DS ' as required to @) ) Oz
| : ! accomodate O OO0 IT° QA
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VICINITY MAP - NOT TO SCALE

GENERAL NOTES

1. PLANS PREPARED AT THE REQUEST OF:
GREG JOSWIAK, OWNER

2. TOPOGRAPHY BY MACLEOD AND ASSOC., SURVEYED AUGUST, 2019.

3. THIS IS NOT A BOUNDARY SURVEY.

4. ELEVATION DATUM NAVDSS.

5. THE WATER LINE SERVING THE AHU WILL BE INSTALLED BENEATH THE
DRAINAGE DITCH USING AN EARTH PIERCING BORETOOL.
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PAINT TYPES WOOD TYPES | - GENERAL DATA |1 - EQUIPMENT
NOTE: NOTE: @ OUTLINE OF ROOF OVERHANG ABOVE SHOWN DASHED @ FLAT SCREEN T.V. IN NICHE, MOUNTED W/ SHALLOW TILT BRACKET, PROVIDE BLOCKING
|. CAULK ALL JOINTS AND FILL NAIL HOLES AT INTERIOR AND EXTERIOR TRIM, TYP. |. SET A;I:AI:NNDAII_II(SE /Q?lL[; lg% \l/—\l/cE)ELlEls éACI)\IAI?TISMPERFECTIONS WITH WOOD PUTTY SANDING SEALER. EXISTING GRADE SHOWN DASHED (112) UNDERCOUNTER DRINK REFRIGERATOR W/ CUSTOM WOOD OVERLAY PANEL (W-8)
INTERIOR GYP. BD. CEILINGS: 2. ALL CABINETRY AND MILLWORK TO BE STAINED AND SEALED BY MILLWORK PROPOSED GRADE (11.3) ICEMACHINE
, SUBCONTRACTOR AT SHOP. UNDERCOUNTER DISHWASHER W/ CUSTOM OVERLAY WOOD PANEL (W-8
Eg’[‘g;‘ ?';NEJ)AM'N MOORE AURA INTERIOR WATERBORNE PAINT EXTERIOR & INTERIOR VERTICAL WOOD SIDING RAISED WOOD FLOOR FRAMING ON CONCRETE FOUNDATION (W-8)
: 15D, W : 11.5) AIR CONDITIONING UNIT
PAINT FINISH: MATTE TYPE: CLEAR WESTERN RED CEDAR (RESAWN OR COMBED) (1.5) OUTLINE OF (E) HOUSE, GARAGE, AND HORSE BARN TO BE REMOVED WASHER / DRYER
CEILING TEXTURE: SMOOTH FINISH (LEVEL 5) FINISH: TWO COAT 'GRAY BROWN' BENJAMIN MOORE ARBORCOAT SEMI-SOLID (E) TREES TO BE REMOVED, SHOWN DASHED e
APPLICATION: WATER-BASED STAIN ' INTEGRATED REFRIGERATOR W/ WOOD OVERLAY PANEL (W-8)
GYP. BD.: FIRST AND SECOND COATS AURA MATTE WATERBORNE PAINT 522 COLOR: TBD. (E) TENNIS COURT, TO REMAIN AS FIREPLACE
LOCATION: EXTERIOR DECORATIVE METAL: SIDING DIMENSION: 1" (ACTUAL) T&G BOARDS W/ 1/8" X 3/8" SQUARE REVEALS, MITER
MANUF.: BENJAMIN MOORE OUTSIDE CORNERS (BOARD WIDTH VARIES, SEE PATTERN) PROPOSED SEPTIC SYSTEM / LEACH FIELD. SEE SEPTIC DRAWINGS. FREE STANDING RANGE / OVEN
COLOR: T.B.D. PATTERN: (A) 7 1/4", (B) 5 1/2", (C) 3 1/2", (D) 5 1/2", REPEAT (SEE EXTERIOR ELEVATIONS FOR (E) TREE TO REMAIN, SEE ARBORIST REPORT BUILT-IN BBQ
PAINT FINISH: LOW LUSTER START POINT, PROVIDE MOCK-UP FOR REVIEW) |
APPLICATION: METAL NOTE: NO NAILS OR SCREWS IN FACE OF BOARDS, COLORED SCREWS BY FASTENMASTER 50" RIPARIAN SETBACK ZONE SHOWN SHADED
TYPE: AURA WATERBORNE EXTERIOR PAINT-LOW LUSTRE 634 INSIDE REVEALS ONLY (MATCH FINISH) (L) (E) FENCE |2 - FURNISHINGS
APPLICATION:
METAL: FIRST, SECOND AND THIRD COATS AURA WATERBORNE EXTERIOR W2 EXTERIOR WOOD RAFTERS & DECKING: () LOW MEADOW UNDERCOUNTER WOOD CABINETS (W-8) W/ STONE COUNTERTOP (5-3)
PAINT-LOW LUSTRE 364 TYPE: CLEAR WESTERN RED CEDAR (SMOOTH) (722) BULT-N UPPER WOOD CABINETS (W-8
FINISH: BENJAMIN MOORE ARBORCOAT SEMI-TRANSPARENT WATER-BASED STAIN FIRE TRUCK TURNAROUND - (W-8)
WET AREA WA@I)_L & CEILING LOCATIONS: COLOR: TB.D. NOT USED 723) BUILTIN CLOSET (W.8)
MANUF.: AURA® BATH AND SPA MATTE FINISH DIMENSION: 5 1/2" X 5 /2" (ACTUAL) RAFTERS AND 3/4" X 7 |/4" (ACTUAL) T&G DECKING :
COLOR: T.B.D. WITH 3/32" X 1/4" SQUARE REVEALS I.15) OUTLINE OF PROPOSED BARN BEYOND 124) OUTDOOR COUNTER / CABINET
E/AE:[:LE?I{/SVFXLT#EI(EFURE' SMOOTH FINISH (LEVEL 5 WUI NOTE: DECKING SHALL BE INSTALLED OVER LOUISIANA PACIFIC 1/2" LP FLAMEBLOCK (12.5) BUILT-IN WOOD DESK (W-8)
FPPLICATION: : E:_S"IIE"IA\I\-IFGHIQ:(:OAZ-I(-) ;'7HOIE() g;(POSED UNDERSIDE OF EAVES AS APPLICABLE (CAL-FIRE > STEWORK BUILT-IN BOOK SHELVES (W-8)
GYP. BD.: FIRST AND SECOND COATS- AURA® BATH AND SPA MATTE FINISH 532 -2027:0007). i ] ]
W3]  RAIN SCREEN & WOOD SCREEN / SIDING: BUILT-IN CABINET (W-6)
LTIEFSERBEI\EF;S% \I{’IVSIC_JLF%E AURA INTERIOR WATERBORNE PAINT COLOR: T.B.D 1YPE: WESTERN RED CEDAR (RESAWN) (L) CHPSEAL DRVEWAY.SLO POILTARBHELVITE (V)
PAINT FINISH: MATTE o gglLsg;{F;Er\éng|N MOORE ARBORCOAT SEMI-TRANSPARENT WATER-BASED STAIN (22) ENTRY GATE, S.LD. BUILT-IN LINEN CABINET (W-8)
WALL TEXTURE: SMOOTH FINISH (LEVEL 5 P B
APPLICATION. (LEVELS) DIMENSION: I-1/2'%3-1/2" ACTUAL W/ 2" SPACE (23) TRASH ENCLOSURE, SLD. BUILT-IN CLOSET SYSTEM (W-8)
GYP. BD.: FIRST AND SECOND COATS AURA MATTE WATERBORNE PAINT 522 W-4] EXTERIOR WOOD DOORS: OUTDOOR KITCHEN, S.LD.
INTERIOR WOOD BASEBOARD & PAINT GRADE CABINETS: TYPE: CLEAR WESTERN RED CEDAR (SMOOTH) (N) FENCE |5 - MECHANICAL / PLUMBING
MANUF.. AURA® SATIN INTERIOR WATERBORNE PAINT MANUF: CUSTOM (SELECTED BY CONTRACTOR)
COLOR. TB.D FINISH: BENJAMIN MOORE ARBORCOAT SEMI-SOLID WATER-BASED STAIN (N) PATHS / SITE WALLS, S.L.D. CURBLESS SHOWER W/ 1/2" FRAMELESS CLEAR STARFIRE TEMPERED GLASS ENCLOSURE AND DOOR
PAINT FINISH: SATIN COLOR: T.BD. CHIPSEAL AT FIRE TRUCK TURNAROUND / PARKING, S.L.D. 152) DRYING RACK W/ SHOWER DRAIN
APPLICATION: (SPRAY, NOT BRUSH) INTERIOR STAIR WOOD TREADS:
WOOD: FIRST, SECOND AND THIRD COATS AURA® SATIN INTERIOR MANUF: T.BD. VEGETABLE GARDEN, S.LD. 153) WATER STORAGE TANKS
WATERBORNE PAINT 526 TYPE: SOLID |" THICK TREADS 154) PROPANE TANK
. INI ,S.LD. :
STYLE: TO MATCH W-10 RETAINING WALL, 51D
STAIN: TO MATCH W-10 STEEL SITE WALLS, S.L.D. 15.5) (E) WATER STORAGE TANK
TILE TYPES FINISH: TO MATCH W-10
INTERIOR WOOD CEILING, DECKING, RAFTERS: SEE W-2 A.C. ENCLOSURE 28) FLECTHICAL BOLER [TORAGE TATE
FLOOR (VARIES, COORDINATE W/ ARCHITECT AND INTERIOR DESIGNER): W6 ’ , - - ) PLANTING/LANDSCAPE BED. SLD
MANUF.: T.B.D. INTERIOR WOOD DOORS: : P 16 - ELECTRICAL
STYLE: T.B.D. MANUF: CUSTOM (SELECTED BY CONTRACTOR) 2.13) SOLAR ELECTRIC FENCE: 5' FROM FRONT PROPERTY LINE FENCE, AROUND SEPTIC SYSTEM / LEACH FIELD, 50'
ISA?I'I:I%E:I\J T-$-E-D TYPE: RIFT CUT WHITE OAK, 8 TALL w/ 3/32" X 1/8" DEEP SQUARE VERTICAL REVEALS FROM RIPARIAN EDGE. LIGHT FIXTURE
IMENSIONS. T BD. FINISH: REACTIVE STAIN AND CERUSE PROCESS W/ LOW SHEEN SEALER 800 AMP MAIN ELECTRICAL PANEL
GROUT: TBD. STAIN GRADE CABINETS AND INTERIOR WINDOW SILLS: 3 - CONCRETE 3) TELEPHONE / COMMUNICATION PANELS
NOTE: SEE STRUCTURAL PLAN FOR LOCATIONS OF DEPRESSED SLAB/FLOOR FOR MORTAR MANUF: CUSTOM (SELECTED BY CONTRACTOR) CONCRETE / STONE PAVING. SLD '
BED. TYPE: RIFT CUT WHITE OAK : »>LD.
WALL (VARIES, COORDINATE W/ ARCHITECT AND INTERIOR DESIGNER): lFI'\I'\_'r'E:g:’;‘;;';ii:;;g’:i;?gjEPTRSRC;;SEVCVA/\ ;ﬁ:\:’T:HEEN SEALER BOARD FORMED POURED IN PLACE CONCRETE WALL
MANUF. T.B.D. : :
STYLE: TBD. TYPE: POPLAR (PAINT GRADE SMOOTH) (33) CONCRETE PERIMETER FOUNDATION
COLOR: T.BD. FINISH: PAINTED P-5 OUTLINE OF BASEMENT MECHANICAL / STORAGE
PATTERN: T.B.D. w-10|  INTERIOR WOOD FLOORING:
DIMENSIONS: T.B.D. SUPPLIER: T.B.D. -
GROUT: TB.D. TYPE: FRENCH OAK 4 - MASONRY
FINISH: LIGHT WIRE BRUSH
STAIN: T.BD. STONE WALL
COLOR: T.B.D.
STONE TYPES DIMENSION: 7" WIDE (6' MINIMUM LENGTHS) BOULDER, S.L.D.
EXTERIOR WALLS:
TYPE: I" TO 1.5" THICK STONE VENEER (RECTANGULAR) WITH SPLIT FACE AND 5 - METALS
CUSTOM 'L' SHAPED CORNERS " )
SUPPLIER: SBLI. 3" DIA. ROUND DOWNSPOUTS / 5" HALF-ROUND METAL GUTTERS
PATTERN: DRY STACK ASHLAR PATTERN METAL TRELLIS (M-2)
(NO EXPOSED GROUT)
STONE FLOORING: METAL TYPES METAL CHIMNEY CAP
;Z'IE'E':E-II;EIPI; oD 1] METAL ROOF: STEEL FASCIA CONCEALING INTEGRATED GUTTER
DIMENSION: T B.D MANUF: CUSTOM-BUILT 42" TALL METAL FRENCH BALCONY / GUARDRAIL
o B TYPE: 22 GAUGE SELECT SEAM |" NARROW BATTEN WITH 16" COVERAGE
GROUT: T.B.D. FINISH: VINTAGE METAL WINDOW SURROUND
FINISH: T.B.D. W/ PENETRATING FLAT SEALER 7] EXTERIOR METAL
: : : (5.7) STEEL STAIR AND GUARD / HANDRAIL W/ WOOD TREADS
CT:%';PSE'TSEL AETONE COUNTERTOP: TYPE: COLD ROLLED & HOT ROLLED NATURAL STEEL PLATE
SUPPUE’R. TBD FINISH: ALL WELDED JOINTS GROUNDED SMOOTH, PAINTED P-2 STEEL TRIM
FINISH: TB.D. M3| METAL WINDOWS AND DOORS : METAL PANEL GARAGE DOORS
NOSING: | 3/4" SQUARE MANUF: T.B.D.
COLOR: BLACKENED STEEL / DARK BRONZE 5.10) STEEL ACCENT PANEL
M4] FLUE ENCLOSURES - CLASS 'A' FIRE RATED: 5.01) 42" TALL METAL GUARDRAIL
TYPE: HEAVY GAUGE BONDERIZED, GALVANIZED SHEETMETAL
FINISH: MATCH M-|
6 - WOODS and PLASTICS
M5] EXTERIOR SHEET METAL:
TYPE: HEAVY GAUGE BONDERIZED, GALVANIZED METAL W/ SOLDERED JOINTS WOOD BARN DOOR / SHUTTER
NO CRIMPS ON ELBOWS (SEE SAMPLE DETAILS FOR GAUGE)
FINISH: T.B.D. RAW OR PAINTED WOOD SCREEN
INTERIOR STAIR GUARDRAIL, HANDRAIL, & DECORATIVE METAL: WOOD FENCE, S.L.D.
TYPE: COLD ROLLED NATURAL STEEL VERTICAL T&G WOOD SIDING
FINISH: IRON OXIDE FINISH 'BLACKENED STEEL' W/ LOW SHEEN SEALER AND ALL
CONCRETE TYPES WELDED JOINTS GROUNDED SMOOTH (PROVIDE SAMPLES TO ARCHITECT WOOD TRUSS
FOR APPROVAL
] BOARD FORMED CONCRETE WALLS: ) WOOD TRELLIS POSTS
TYPE: CONC. STRUCTURAL WALL (BOARD FORMED) M7] LANDSCAPE SITE WALL: \WOOD FASCIA | RAFTER TAIL
COLOR/STAIN: NONE TYPE: CORTEN STEEL 1/4" THICK / S.L.D.
FINISH: MATTE SEALER (68) WOOD DECK
DIMENSION: 7 I/4" TALL RESAWN FORMWORK BOARDS W/ EASED EDGES TIGHT EXTERIOR ACCENT PANEL: WOOD POST AT DECK
JOINTS, NO GAPS TYPE: CORTEN STEEL
[C2] CONCRETE STRUCTURAL SLAB MANUF: HONOMOBO 7 - THERMAL and MOISTURE
C2 . -
TEXTURE: STEEL TROWEL, 1/4" TIGHT RADIUS MIN. CONTROL JOINTS TOOL. FILL JOINTS M9  AHU. WINDOWS AND DOORS: an
W/ GROUT TO MATCH CONCRETE MANUF: DUXTON SINGLE MEMBRANE FLAT ROOF (R-1)
FINISH: PAINTED
COLOR: MATTE BLACK STANDING SEAM MTL. ROOF (R-2)
CARPET TYPES ROOF TYPES 8 - DOORS and WINDOWS
(V7] CARPET: [RT] FLAT ROOF: METAL DOORS AND WINDOWS, TYP.
TYPE: T.B.D. MANUF.: T.B.D. DOGGIE DOOR
MANUF: T.B.D. FINISH: COVER W/ GRAY 3/8" WHITE BASALT, PROVIDE SAMPLE TO ARCHITECT FOR REVIEW AND
APPROVAL PRIOR TO INSTALLATION. BOND FIRST 12" OF ROCK AT ROOF EDGE TO STEEL / GLASS ENTRY DOOR
SURFACE W/ ADHESIVE (PREVENTS ROCKS FROM WASHING AWAY). OFESET PIVOT METAL / GLASS DOOR
WUI NOTE: INSTALL OVER (1) LAYER 1/4" DENSDECK FIBERGLASS BOARD FOR CLASS 'A' RATING
(UL 790 CLASSIFICATION) PER ICC-ES 1463 DOUBLE PANE INSULATED FIBERGLASS WINDOWS AND PATIO DOORS
R2] METAL ROOFING - CLASS 'A' FIRE RATED: 9 - FINISHES
MANUF.: AEP. SPAN STONE SLAB SHOWER NICHE (S-3)

TYPE: 22 GAUGE SELECT SEAM |" NARROW BATTEN W/ 16" CORRUGATION

COLOR: VINTAGE

WUI NOTES:
|. INSTALL OVER (1) LAYER 1/4" DENSDECK FIBERGLASS BOARD FOR CLASS 'A' RATING
(UL 790 CLASSIFICATION)
2. VALLEY FLASHING SHALL BE MINIMUM 26 GA. CORROSION RESISTANT GALVANIZED
SHEET METAL INSTALLED OVER ONE LAYER 72 POUND MINERAL-SURFACED
NONPERFORATED CAP SHEET AT LEAST 36" WIDE RUNNING THE FULL LENGTH OF THE
VALLEY PER CRC R337.5.3

STONE SLAB FLOATING BENCH SEAT

10 - SPECIALTIES

BARN DOOR TRACK

ISOKERN FIREBOX

LAUNDRY CHUTE

SHOWER DOOR / ENCLOSURE 1/2" FRAMELESS CLEAR STARFIRE TEMPERED GLASS
NOT USED

RECYCLED SHIPPING CONTAINER PRE-FABRICATED HOUSING UNIT
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