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Staff received a letter from the Appellant in this matter, dated August 4, 2014, and submitted via
e-mail transmission on August 5, 2014. Staff also received a letter from the Applicants dated
August 12, 2014, written in response to the Appellant’s August 4, 2014 letter. The Appellant
states support of staff’s recommendation that Substantial Issues are raised and approval of the
projects as conditioned; however, the Appellant requests two modifications, which are presented
below.

1. Revise the special conditions to eliminate the proposed curved walls and roofs and
replace them with vertical walls and more traditional pitched roofs.

2. Revise the special conditions to require that any on-site cypress tries that die or are
removed for any reason in the future shall be replaced on a 2:1 ratio on site.

The Applicants have responded to both of the Appellant’s contentions, stating that any existing
Cypress Trees removed to allow construction of the proposed buildings and parking areas will be
replaced at a 2:1 ratio. With respect to the Appellant’s second contention, the Applicants believe
the Appellant’s contentions are inaccurate and overstated. The Applicants believe that the
proposed roofs are pitched in accord with LCP requirements. They state that the issue was
thoroughly raised and addressed during the County hearings on the projects. In addition to the
Applicants’ letter responses, Staff provides the following discussion in response to the
Appellant’s correspondence.

First requested modification: The Appellant objects to the design of the two buildings,
indicating that they are not consistent with the surrounding built environment, and that they don’t
meet the LCP’s nautical character and pitched roof requirements (see top of staff report Exhibit 9
page 3 for the relevant LCP requirements). Staff agrees that the buildings represent somewhat
non-traditional architecture, but have concluded that they adequately provide for a nautical
character and pitched roof, and adequately harmonize with the surrounding area.

In terms of the nautical character, and as discussed in the staff report starting with pages 24 — 25,
and also on pages 30 through 33, the LCP does not define nautical. The LCP provides specific
design guidelines for development in Princeton-by-the Sea and requires that commercial
development reflect the nautical character of the harbor setting, use wood or shingle siding,
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employ natural colors, and use pitched roofs. The Applicants’ projects use cedar shingles,
employ natural colors, and employ design that is similar to other structures constructed in the
vicinity. Staff has concluded that these design measures meet the LCP’s nautical character
objectives.

In terms of whether the roofs’ design is pitched or not, and as discussed in the staff report on
pages 24-25 and pages 30-33, the County LCP also does not define pitched. Clearly, the roofs’
design is non-traditional, and does not look like what might ordinarily be considered a traditional
angled and “pitched” roof. However, the roof design is curved, not flat, which provides for
articulation, as is an intent of a pitched roof. Staff concluded that the roofs meet the LCP’s
pitched roof objectives in that regard.

In terms of overall visual compatibility with the surrounding area, it is clear that there is a wide
variety of structures in the area (see photos below). Closest to the site, and as referenced by the
Appellant in her letter, the Maverick’s Event Center, Maverick’s B&B, and the Kissick building
exist which employ blue roofs with a more classical A-frame or gable roof design and white
and/or gray exterior paint. As the Applicants point out, there are a variety of building designs in
the vicinity of the project, and use of a gable roof or blue or grey paint is no more nautical than
the designs employed by the Applicants (natural cedar shingles and curved roofs). There are
approximately 8 buildings with very similar designs as the two buildings discussed in these
projects located along the waterfront in Princeton by the Sea, and situated closer to the shoreline
to the west that were constructed pursuant to CDPS approved by the County around 2000 and
2007 and not appealed to the Commission. In short, the area provides an eclectic mix of styles.
This eclectic mix has been recognized by the County in their current update of the LCP for this
area, wherein the County has indicated that the primary visual consideration for Princeton is to
maintain “the character-defining qualities of the community such as the eclectic development of
the Princeton waterfront-industrial area”. Although the proposed project designs provide a
relatively non-traditional style, staff believes that they adequately fit into the eclectic mix and in
fact are not the first such non-traditional designs of this type in the immediate area, as evidenced
by the other structures permitted by the County in 2000 and 2007 (see photos below).

Questions related to whether structures adequately harmonize with the surrounding environment
can be a notoriously difficult exercise, and reasonable people can disagree on whether that is the
case when the standards for review are fairly subjective, as they are here. Staff concluded that
the Applicants’ proposed designs adequately fit in with the surrounding environment, including
due to the orientation of the site and the vegetation there that limits the degree to which these
structures would be present in any significant public views. For those reasons, staff is not
recommending additional design changes to the two structures.

Second requested modification: The Appellant requests that any trees that die or are removed
be replaced at a 2:1 ratio on site. Staff is already recommending that any removed trees be
replaced at a 2:1 ratio. Special Condition 1 for the Shook Coastal Development Permit (CDP)
requires a replacement ratio of 2:1 to replace the only Cypress tree located on that site. The
Johnson site does not have any Cypress trees on it that will be removed or require replacement.
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Shoreline View Up Coast (West) of Project Sites — Similar Buildings Constructed in the early to mid-2000s
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SUMMARY OF STAFF RECOMMENDATION

San Mateo County approved Coastal Development Permits (CDPs) for the construction of two
mixed-use buildings to be sited on adjacent properties in Princeton-by-the-Sea, San Mateo
County. Each building would be three stories in height, with a 2,374 square-foot building at 354
Princeton Avenue (Shook) and a 2,072 square foot building at 358 Princeton Avenue (Johnson).
The parcels are located approximately 53 ft. from the top of the bluff, and are separated from the
shoreline below the bluff by a row of undeveloped parcels. The Appellant contends that the
County’s approvals are inconsistent with County Local Coastal Program (LCP) policies related
to allowable uses in the zoning district, visual resources, public access, and design review
requirements. Staff recommends that the Commission find that the appeals raise a substantial
issue of conformance with the County’s LCP with respect to allowable uses, flood hazards and
visual resources; and that the Commission takes jurisdiction over the CDPs for the projects.
Further, Staff recommends that the Commission approve conditioned CDPs to modify the
proposed projects in order to ensure that the projects are consistent with the requirements of the
LCP.

In regards to the substantial issue determination, the County’s approval allowed
physical/occupational therapy and design firm/studio uses to be located on the first floors of the
projects; however, these uses are inconsistent with the purpose of the Coastside Commercial
Recreation Zoning District, which is to provide visitor-serving, coastal-related, commercial, and
mixed use developments. Additionally, the County approval did not adequately evaluate the
design review requirements to direct development outside of flood areas, within which both
developments are proposed for location. Lastly, the County approval did not adequately review
the proposed projects’ impacts on public views to and along the shoreline from other public
lands and shoreline viewpoints. Thus, the appeals raise substantial issue with respect to the
proposed projects’ conformity with the certified LCP policies regarding allowable land uses,
flood hazards, and visual resources and community character.’

With respect to the CDP determination in a de novo review, project-associated, coastal resource
issues can be addressed via conditions of approval. First, with respect to hazards, the Applicants
provided a site stability evaluation in the time since the appeals were filed that demonstrates that
the proposed, mixed-use structures have been safely sited and designed for their design life from
flooding and tsunami hazards. The Applicants have also altered the proposed uses, which will
now be a mix of visitor-serving retail (art gallery) on the first and second floors of each structure
and residential uses proposed on the third floor. As modified, the projects will be consistent with
the purpose of the CCR Zoning District. Staff has further evaluated the projects’ consistency
with the visual resources policies of the LCP (LCP Policy 8.12 and 8.13, Exhibit 9). The
proposed projects will not significantly impact the view from the public beach down coast of the
sites, and the on-street segment of the Coastal Trail located easterly of the properties. Further,
the proposed buildings are designed and situated on the site in a manner that blends with the

! The appeals do not raise substantial LCP conformance issues with respect to public access.



existing vegetation, is set back from the edge of the terrace, is compatible with the natural setting
and surrounding area, and protects a view of the ocean by way of the 24-foot-wide driveway
approved by the County. Staff recommends additional conditions to minimize impacts resulting
from construction, require the Applicants to assume the risks for development at these locations,
and require future notice of the terms and conditions of these CDPs via a deed restriction.

Thus, the proposed projects, as conditioned, are consistent with the LCP and with Coastal Act
public access and recreation requirements. Staff therefore recommends that the Commission
approve CDPs with conditions for the proposed projects. The motions and resolutions to act on
this recommendation follow below on pages 4 and 5.
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I. MOTIONS AND RESOLUTIONS

A-2-SMC-09-006 (Johnson)

A. Substantial Issue Determination

Staff recommends a NO vote on the following motion. Failure of this motion will result in a De
Novo hearing on the application, and adoption of the following resolution and findings. Passage
of this motion will result in a finding of No Substantial Issue and the local action will become
final and effective. The motion passes only by an affirmative vote of the majority of the
appointed Commissioners present.

Motion: I move that the Commission determine that Appeal Number A-2-SMC-09-006
raises no substantial issue with respect to the grounds on which the appeal has been filed
under Section 30603 of the Coastal Act. | recommend a no vote.

Resolution to Find Substantial Issue: The Commission hereby finds that Appeal Number
A-2-SMC-09-006 presents a substantial issue with respect to the grounds on which the
appeal has been filed under Section 30603 of the Coastal Act regarding consistency with
the certified Local Coastal Program and/or the public access and recreation policies of
the Coastal Act.

B. CDP Determination

Staff recommends a YES vote on the following motion. Passage of this motion will result in
approval of the CDP as conditioned and adoption of the following resolution and findings. The
motion passes only by affirmative vote of a majority of the Commissioners present.

Motion: | move that the Commission approve Coastal Development Permit Number A-2-
SMC-09-006 pursuant to the staff recommendation. | recommend a yes vote.

Resolution to Approve a CDP: The Commission hereby approves the coastal
development permit number A-2-SMC-09-006 on the grounds that the development as
conditioned will be in conformity with the policies of the San Mateo County Local
Coastal Program and the public access and recreation policies of the Coastal Act.
Approval of the coastal development permit complies with the California Environmental
Quality Act because either: (1) feasible mitigation measures and/or alternatives have
been incorporated to substantially lessen any significant adverse effects of the amended
development on the environment; or (2) there are no feasible mitigation measures or
alternatives that would substantially lessen any significant adverse effects of the amended
development on the environment.

A-2-SMC-09-008 (Shook)

A. Substantial Issue Determination

Staff recommends a NO vote on the following motion. Failure of this motion will result in a De
Novo hearing on the application, and adoption of the following resolution and findings. Passage
of this motion will result in a finding of No Substantial Issue and the local action will become
final and effective. The motion passes only by an affirmative vote of the majority of the
appointed Commissioners present.




Motion: I move that the Commission determine that Appeal Number A-2-SMC-09-008
raises no substantial issue with respect to the grounds on which the appeal has been filed
under Section 30603 of the Coastal Act. | recommend a no vote.

Resolution to Find Substantial Issue: The Commission hereby finds that Appeal Number
A-2-SMC-09-008 presents a substantial issue with respect to the grounds on which the
appeal has been filed under Section 30603 of the Coastal Act regarding consistency with
the certified Local Coastal Program and/or the public access and recreation policies of
the Coastal Act.

B. CDP Determination

Staff recommends a YES vote on the following motion. Passage of this motion will result in
approval of the CDP as conditioned and adoption of the following resolution and findings. The
motion passes only by affirmative vote of a majority of the Commissioners present.

Motion: | move that the Commission approve Coastal Development Permit Number A-2-
SMC-09-008 pursuant to the staff recommendation. | recommend a yes vote.

Resolution to Approve a CDP: The Commission hereby approves the coastal
development permit number A-2-SMC-09-008 on the grounds that the development as
conditioned will be in conformity with the policies of the San Mateo County Local
Coastal Program and the public access and recreation policies of the Coastal Act.
Approval of the coastal development permit complies with the California Environmental
Quality Act because either: (1) feasible mitigation measures and/or alternatives have
been incorporated to substantially lessen any significant adverse effects of the amended
development on the environment; or (2) there are no feasible mitigation measures or
alternatives that would substantially lessen any significant adverse effects of the amended
development on the environment.

I1. STANDARD CONDITIONS
The two permits are granted subject to the following standard conditions:

1. Notice of Receipt and Acknowledgment. The permit is not valid and development shall not
commence until a copy of the permit, signed by the Permittee or authorized agent,
acknowledging receipt of the permit and acceptance of the terms and conditions, is returned
to the Commission office.

2. Expiration. If development has not commenced, the permit will expire two years from the
date on which the Commission voted on the application. Development shall be pursued in a
diligent manner and completed in a reasonable period of time. Application for extension of
the permit must be made prior to the expiration date.

3. Interpretation. Any questions of intent or interpretation of any condition will be resolved by
the Executive Director or the Commission.



4. Assignment. The permit may be assigned to any qualified person, provided assignee files
with the Commission an affidavit accepting all terms and conditions of the permit.

5. Terms and Conditions Run with the Land. These terms and conditions shall be perpetual,
and it is the intention of the Commission and the Permittee to bind all future owners and
possessors of the subject property to the terms and conditions.

I11. SPECIAL CONDITIONS

Permit Number A-2-SMC-09-006 (Johnson) is granted subject to the following Special
Conditions:

1. Revised Plans. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT
PERMIT, the Applicant shall submit two full-size sets of Revised Project Plans (Plans) to
the Executive Director for review and approval. The Revised Project Plans shall
substantially be in conformity with the Johnson project (PLN2006-00522) plans as
depicted in Exhibit 6, except that they shall be revised and supplemented to comply with
the following requirements:

a. Location. The building must be located at the front portion of the lot facing
Princeton Avenue (i.e., the north), with all parking placed behind the building in
the rear (i.e., the southern portion) of the lot (with the exception of the covered
parking space located in the rear portion of the ground floor.) The building
entrance shall face Princeton Avenue and have direct access to Princeton Avenue.
No parking shall be located between the building and the front portion of the lot
as it meets the Princeton Avenue property lines.

b. Structural Stability. The building shall be designed and constructed to meet
LCP standards for development in Tsunami Hazard zones, in particular, as
required by LCP Section 6825.3 “Coastal High Hazard Areas”. The Plans must
indicate details for design elements, including but not limited to breakaway walls
and structurally-sound concrete walls that have been incorporated into the project
design to reduce the risks of potential impacts from tsunami hazards, to facilitate
unimpeded movement of flood waters, and drainage of the site.

c. Landscaping. The Plans shall include landscape and irrigation parameters that
shall identify all plant materials (size, species, and quantity), all irrigation
systems, and all proposed maintenance measures. This includes showing the
location from where the Cypress tree is proposed to be removed from the public
R-O-W and the location of the replacement trees. Replacement trees shall be
planted at a 2:1 ratio. All plant materials shall be native and non-invasive species
selected to be complementary with the mix of native habitats in the project
vicinity, prevent the spread of exotic invasive plant species, and avoid
contamination of the local native plant community gene pool. Landscaping (at
maturity) shall also be capable of partially screening and softening as much as
possible the appearance of the new development as seen from Pillar Point Harbor.



All landscaped areas on the project site shall be continuously maintained by the
Permittee; all plant material shall be continuously maintained in a litter-free,
weed-free, and healthy growing condition. No plant species listed as problematic
and/or invasive by the California Native Plant Society, the California Invasive
Plant Council, or as may be so identified from time to time by the State of
California, and no plant species listed as a “noxious weed’ by the State of
California or the U.S. Federal Government shall be planted.

d. Exterior Design. The Plans shall clearly identify all measures that will be
applied to ensure that the project design, including all structures and all other
project elements (e.g., driveway, fencing and barriers, lighting, landscaping, etc.)
reduces the appearance of bulk and mass and blends with the surrounding
environment. At a minimum, the exterior materials, including the roof, shall
appear natural and non-reflective, including through the use of wood, stone, brick,
and earth tone colors. Plans shall clearly identify all structural elements, materials,
and finishes (including through site plans and elevations, materials palettes and
representative photos, product brochures, etc.).

e. Driveway Design. The Driveway must be designed to minimize tree removal and
must be clearly depicted on the plans, in relation to surrounding trees.

f. Lighting. All exterior lights, including any lights attached to the outside of the
structure, shall be the minimum necessary for the safe ingress and egress of the
mixed uses, and shall be low-wattage, non-reflective, shielded, and have a
directional cast downward such that no light will shine beyond the boundaries of
the subject parcel.

g. Property Lines. All property lines for the subject property and all adjacent
properties shall be clearly and accurately identified.

h. Utilities Underground. All utilities shall be installed underground.

All requirements listed above and all requirements of the approved Revised Project Plans
shall be enforceable components of this CDP. The Permittee shall undertake development
in accordance with the approved, Revised Project Plans.

Future Development Restriction. This permit is only for the development described in
CDP No. A-2-SMC-09-006. Any proposed changes to the type of use shall be consistent
with the Coastside Commercial Recreation Zoning District. In addition, any future
development as defined in Coastal Act section 30106, including, but not limited to, a
change in the density or intensity of use of land or any proposed change in use to a use
other than the allowable uses expressly enumerated in subsections 1 through 15 and 17
through 30 of IP Sections 6266 and permitted uses A through L listed in Section 62670f
the San Mateo LCP, shall require an amendment to CDP No. A-2-SMC-09-006 or an
additional CDP from the California Coastal Commission or from San Mateo County.

Construction Plan. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT
PERMIT, the Applicant shall submit two copies of a Construction Plan to the Executive



Director for review and approval. The Construction Plan shall, at a minimum, include the
following:

a. Construction Areas. The Construction Plan shall identify the specific location of
all construction areas, all staging areas, and all construction access corridors in
site plan view. All such areas within which construction activities and/or staging
are to take place shall be minimized to the maximum extent feasible in order to
have the least impact on coastal resources, including by using inland areas for
staging and storing construction equipment and materials, as feasible.
Construction (including but not limited to construction activities, and materials
and/or equipment storage) is prohibited outside of the defined construction,
staging, and storage areas.

b. Construction Methods and Timing. The plan shall specify the construction
methods to be used, including all temporary methods to be used to keep the
construction areas separated from the shoreline and public recreational use areas
(including using unobtrusive fencing, or equivalent measures, to delineate
construction areas). All grading and construction work activities shall take place
during daylight hours, between the hours of 7:00 AM and 6:00 PM, Monday
through Friday; and 9:00 AM to 5:00 PM on Saturdays. Construction work shall
not be conducted on Sundays and holidays.

c. General Best Management Practices (BMPs). The plan shall identify the type
and location of all erosion control/water quality BMPs that will be implemented
during construction to protect coastal water quality, including the following: (a)
silt fences, straw wattles, or equivalent apparatus, shall be installed at the
perimeter of the construction site to prevent construction-related runoff and/or
sediment from discharging to coastal waters or to areas that would eventually
transport such discharge to coastal waters; (b) equipment washing, refueling,
and/or servicing shall take place at least 50 feet from the bluff edge; (c) all
construction equipment shall be inspected and maintained at an off-site location to
prevent leaks and spills of hazardous materials at the project site; (d) the
construction site shall maintain good construction housekeeping controls and
procedures, e.g., clean up all leaks, drips, and other spills immediately; keep
materials covered and out of the rain (including covering exposed piles of soil and
wastes); dispose of all wastes properly, place trash receptacles on site for that
purpose, and cover open trash receptacles during wet weather; remove all
construction debris from the site); and (e) all erosion and sediment controls shall
be in place prior to the commencement of construction as well as at the end of
each work day.

d. Material Containment BMPs. Particular care shall be exercised to prevent
construction debris and materials (e.g., construction scraps, wood preservatives,
other chemicals, etc.) from entering the beach or coastal waters.

e. Construction Site Documents. The plan shall provide that copies of the signed
CDP and the approved Construction Plan be maintained in a conspicuous location



at the construction job site at all times, and that such copies are available for
public review upon request. All persons involved with the construction shall be
briefed on the content and meaning of the CDP and the approved Construction
Plan, and the public review requirements applicable to them, prior to
commencement of construction.

f. Construction Coordinator. The Construction Plan shall provide that a
construction coordinator be designated to be contacted during construction should
questions arise regarding the construction (in case of both regular inquiries and
emergencies), and that contact information (i.e., address, phone numbers, etc.)
including, at a minimum, a telephone number that will be made available 24 hours
a day for the duration of construction, is conspicuously posted at the job site
where such contact information is readily visible from public viewing areas, along
with an indication that the construction coordinator should be contacted in the
case of questions regarding the construction (in case of both regular inquiries and
emergencies). The construction coordinator shall record the name, phone number,
and nature of all complaints received regarding the construction, and shall
investigate complaints and take remedial action, if necessary, within 24 hours of
receipt of the complaint or inquiry.

g. Notification. The Permittee shall notify permit staff of the Coastal Commission’s
North Central Coast District Office at least 3 working days in advance of
initiating construction activities, and immediately upon completion of
construction work.

Minor adjustments to the above construction requirements may be allowed, upon
submittal of a written request to the Executive Director, if such adjustments: (1) are
deemed reasonable and necessary; and (2) do not adversely affect coastal resources. All
requirements described above and all requirements of the approved Construction Plan
shall be enforceable components of this CDP. The Permittee shall undertake construction
in accordance with the approved Construction Plan.

Post-Construction Site Drainage and Storm Water Management Plan. PRIOR TO
ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the Applicant shall have a
Site Drainage and Storm Water Management Plan, including a drainage analysis of the
proposed project site, prepared by a Registered Civil Engineer. The Applicant shall
submit two copies of the Plan to the Executive Director for review and approval. The
Plan shall, at a minimum include the following:

a. A drainage analysis consisting of a written narrative and scaled plans. The flow of
storm water onto, over, and off of the property shall be detailed on the plan and
shall include adjacent lands as appropriate to clearly depict the pattern of flow.
The analysis shall detail the measures necessary to certify adequate drainage of
the site. Post-development flows and velocities shall not exceed those that existed
in the pre-developed state. Recommended measures, including future practices,
shall be designed and submitted to the Executive Director for review and
approval.
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All landscaping shall be properly maintained and shall be designed with efficient
irrigation practices to reduce runoff, promote surface filtration and minimize the
use of fertilizers, herbicides and pesticides that can contribute to runoff pollution.

The Permittee shall not be permitted to discharge anything other than rainwater
into the streets and storm drains. The Permittee shall seal all floor drains or piping
that carry wastewater to storm drains.

Where subsurface conditions allow, the roof downspout systems from all
structures shall be designed to drain to a designated, effective infiltration area,
landscaped areas and away from the shoreline.

The driveway shall not be entirely impervious to water so that the velocity of
flows to surrounding areas is reduced, to the extent feasible.

5. Assumption of Risk, Waiver of Liability, and Indemnity Agreement. By acceptance
of this permit, the Permittee acknowledges and agrees on behalf of himself and all
successors and assigns:

a.

Coastal Hazards. That the site is subject to coastal hazards including but not
limited to episodic and long-term shoreline retreat and coastal erosion, high seas,
ocean waves, storms, tsunami, coastal flooding, landslides, bluff and geologic
instability, and the interaction of same;

Assume Risks. To assume the risks, to the Permittee and the property that is the
subject of this permit, of injury and damage from such hazards in connection with
this permitted development;

Waive Liability. To unconditionally waive any claim of damage or liability
against the Commission, its officers, agents, and employees for injury or damage
from such hazards;

Indemnification. To indemnify and hold harmless the Coastal Commission, its
officers, agents, and employees with respect to the Commission’s approval of the
project against any and all liability, claims, demands, damages, costs (including
costs and fees incurred in defense of such claims), expenses, and amounts paid in
settlement arising from any injury or damage due to such hazards;

Property Owner Responsible. That any adverse effects to property caused by the
permitted project shall be fully the responsibility of the Permittee; and

Future Armoring Prohibited. That the Permittee shall not construct, now or in
the future, any shoreline protective device(s) for the purpose of protecting the
development approved pursuant to CDP A-2-SMC-09-006 including, but not
limited to, the approved building and associated foundations in the event that
these structures are threatened with imminent damage or destruction from coastal
hazards including but not limited to episodic and long-term shoreline retreat and
coastal erosion, high seas, ocean waves, storms, tsunami, coastal flooding,
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landslides, bluff and geologic instability, and the interaction of same or other
natural hazards in the future, and by acceptance of this permit, the Permittee
hereby waives any rights to construct such devices that may exist under Public
Resources Code Section 30235 or the San Mateo County LCP.

g. Removal Required. If the development approved pursuant to CDP A-2-SMC-09-
006 is threatened by coastal hazards in the future that would typically bring about
a shoreline armoring response (e.g., when the bluff has retreated to a point such
that the building is unsafe to occupy), the Permittee shall remove/relocate
threatened elements of the development away from such danger. Such
removal/relocation shall require a separate CDP authorization.

h. Debris. Any debris, including that related to the approved development, that falls
from the bluff top site onto the beach or into the waters of Pillar Point Harbor
shall be immediately removed and disposed of properly disposed.

i. Industrial Priority. Adjacent marine-related industrial uses have priority in this
area and the approved, new Coastside Commercial Recreation District uses may
be subject to inconvenience arising from the reasonable execution of such marine-
related activities.

6. Deed Restriction. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT
PERMIT, the Applicant shall submit to the Executive Director for review and approval
documentation demonstrating that the Applicant has executed and recorded against the
parcel(s) governed by this permit a deed restriction, in a form and content acceptable to
the Executive Director: (1) indicating that, pursuant to this coastal development permit,
the California Coastal Commission has authorized development on the subject property,
subject to terms and conditions that restrict the use and enjoyment of that property; and
(2) imposing the Special Conditions of this permit as covenants, conditions and
restrictions on the use and enjoyment of the property. The deed restriction shall include a
legal description of the entire parcel or parcels governed by this permit. The deed
restriction shall also indicate that, in the event of an extinguishment or termination of the
deed restriction for any reason, the terms and conditions of this permit shall continue to
restrict the use and enjoyment of the subject property so long as either this permit or the
development it authorizes, or any part, modification, or amendment thereof, remains in
existence on or with respect to the subject property.

7. Water and Sewer Connections. PRIOR TO ISSUANCE OF THE COASTAL
DEVELOPMENT PERMIT, the Applicant shall submit documentation, for review and
approval by the Executive Director, demonstrating evidence of the availability of water
service to the site from Coastside County Water District, and demonstrating evidence the
availability of a sewer connection to the site from the Granada Sanitary District.

8. Archaeological Resources. In the event that any article of historical or cultural

significance is encountered, all ground disturbing work must cease and the California
Coastal Commission and the Native American Heritage Commission must be notified so
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that the articles may be suitably protected or flagged for future research. A qualified
archaeologist and / or the Native American Heritage Commission shall be consulted in
order to examine the site and obtain recommendations for subsequent measures for the
protection and disposition of significant artifacts. Mitigation measures shall be
developed that address and proportionately offset project impacts on archaeological
resources.

9. Conditions Imposed by Local Government. All conditions of approval of the local
approvals imposed on the project by San Mateo County pursuant to an authority other
than the California Coastal Act remain in effect but do not alter the Permittee’s
responsibility to satisfy all conditions of approval as specified herein. The Permittee shall
be responsible for satisfying all terms and conditions of this coastal development permit
in addition to any other requirements imposed by other local conditions.

Permit Number A-2-SMC-09-008 (Shook) is granted subject to the following Special
Conditions:

1. Revised Plans. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT
PERMIT, the Applicant shall submit two full-size sets of Revised Project Plans (Plans) to
the Executive Director for review and approval. The Revised Project Plans shall be in
substantial conformance with the Shook project (PLN2006-00287) plans as depicted in
Exhibit 7, except that they shall be revised and supplemented to comply with the
following requirements:

a. Structural Stability. The building shall be designed and constructed to meet
LCP standards for development in Tsunami Hazard zones, in particular, as
required by LCP Section 6825.3 “Coastal High Hazard Areas”. The Plans must
indicate details for design elements, including but not limited to breakaway walls
and structurally-sound concrete walls that have been incorporated into the project
design to reduce the risks of potential impacts from tsunami hazards, to facilitate
unimpeded movement of flood waters, and drainage of the site.

b. Landscaping. The Plans shall include landscape and irrigation parameters that
shall identify all plant materials (size, species, and quantity), all irrigation
systems, and all proposed maintenance measures. This includes showing the
location from where the Cypress tree is proposed to be removed from the site and
the location of the replacement trees. Replacement trees shall be planted at a 2:1
ratio. All plant materials shall be native and non-invasive species selected to be
complementary with the mix of native habitats in the project vicinity, prevent the
spread of exotic invasive plant species, and avoid contamination of the local
native plant community gene pool. Landscaping (at maturity) shall also be
capable of partially screening and softening as much as possible the appearance of
the new development as seen from Pillar Point Harbor. All landscaped areas on
the project site shall be continuously maintained by the Permittee; all plant
material shall be continuously maintained in a litter-free, weed-free, and healthy
growing condition. No plant species listed as problematic and/or invasive by the
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California Native Plant Society, the California Invasive Plant Council, or as may
be so identified from time to time by the State of California, and no plant species
listed as a “noxious weed’ by the State of California or the U.S. Federal
Government shall be planted.

c. Exterior Design. The Plans shall clearly identify all measures that will be
applied to ensure that the project design, including all structures and all other
project elements (e.g., driveway, fencing and barriers, lighting, landscaping, etc.)
reduces the appearance of bulk and mass and blends with the surrounding
environment. At a minimum, the exterior materials, including the roof, shall
appear natural and non-reflective, including through the use of wood, stone, brick,
and earth tone colors. Plans shall clearly identify all structural elements, materials,
and finishes (including through site plans and elevations, materials palettes and
representative photos, product brochures, etc.).

d. Driveway Design. The Driveway must be designed to minimize tree removal and
must be clearly depicted on the plans, in relation to surrounding trees.

e. Lighting. All exterior lights, including any lights attached to the outside of the
structure, shall be the minimum necessary for the safe ingress and egress of the
mixed uses, and shall be low-wattage, non-reflective, shielded, and have a
directional cast downward such that no light will shine beyond the boundaries of
the subject parcel.

f. Property Lines. All property lines for the subject property and all adjacent
properties shall be clearly and accurately identified.

g. Utilities Underground. All utilities shall be installed underground.

All requirements listed above and all requirements of the approved Revised Project Plans
shall be enforceable components of this CDP. The Permittee shall undertake development
in accordance with the approved Revised Project Plans.

Future Development Restriction. This permit is only for the development described in
CDP No. A-2-SMC-09-008; and should there be proposed changes to the type of use,
such newly-proposed use shall be consistent with the Coastside Commercial Recreation
Zoning District. Except as provided in Coastal Act section 30610 and applicable
regulations, any future development as defined in Coastal Act section 30106, including,
but not limited to, a change in the density or intensity of use of land or any proposed
change in use to a use other than the allowable uses expressly enumerated in subsections
1 through 15 and 17 through 30 of IP Section 6266 and permitted uses A through L listed
in Section 62670f the San Mateo LCP, shall require an amendment to CDP No. A-2-
SMC-09-008 or additional CDP from the California Coastal Commission or from San
Mateo County.

Construction Plan. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT
PERMIT, the Applicant shall submit two copies of a Construction Plan to the Executive
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Director for review and approval. The Construction Plan shall, at a minimum, include
the following:

a. Construction Areas. The Construction Plan shall identify the specific location of
all construction areas, all staging areas, and all construction access corridors in
site plan view. All such areas within which construction activities and/or staging
are to take place shall be minimized to the maximum extent feasible in order to
have the least impact on coastal resources, including by using inland areas for
staging and storing construction equipment and materials, as feasible.
Construction (including but not limited to construction activities, and materials
and/or equipment storage) is prohibited outside of the defined construction,
staging, and storage areas.

b. Construction Methods and Timing. The plan shall specify the construction
methods to be used, including all temporary methods to be used to keep the
construction areas separated from the shoreline and public recreational use areas
(including using unobtrusive fencing, or equivalent measures, to delineate
construction areas). All grading and construction work activities shall take place
during daylight hours, between the hours of 7:00 AM and 6:00 PM, Monday
through Friday; and 9:00 AM to 5:00 PM on Saturdays. Construction work shall
not be conducted on Sundays and holidays.

c. General Best Management Practices (BMPs). The plan shall identify the type
and location of all erosion control/water quality BMPs that will be implemented
during construction to protect coastal water quality, including the following: (a)
silt fences, straw wattles, or equivalent apparatus, shall be installed at the
perimeter of the construction site to prevent construction-related runoff and/or
sediment from discharging to coastal waters or to areas that would eventually
transport such discharge to coastal waters; (b) equipment washing, refueling,
and/or servicing shall take place at least 50 feet from the bluff edge; (c) all
construction equipment shall be inspected and maintained at an off-site location to
prevent leaks and spills of hazardous materials at the project site; (d) the
construction site shall maintain good construction housekeeping controls and
procedures, e.g., clean up all leaks, drips, and other spills immediately; keep
materials covered and out of the rain (including covering exposed piles of soil and
wastes); dispose of all wastes properly, place trash receptacles on site for that
purpose, and cover open trash receptacles during wet weather; remove all
construction debris from the site); and (e) all erosion and sediment controls shall
be in place prior to the commencement of construction as well as at the end of
each work day.

d. Material Containment BMPs. Particular care shall be exercised to prevent
construction debris and materials (e.g., construction scraps, wood preservatives,
other chemicals, etc.) from entering the beach or coastal waters.

e. Construction Site Documents. The plan shall provide that copies of the signed
CDP and the approved Construction Plan be maintained in a conspicuous location
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at the construction job site at all times, and that such copies are available for
public review upon request. All persons involved with the construction shall be
briefed on the content and meaning of the CDP and the approved Construction
Plan, and the public review requirements applicable to them, prior to
commencement of construction.

f. Construction Coordinator. The Construction Plan shall provide that a
construction coordinator be designated to be contacted during construction should
questions arise regarding the construction (in case of both regular inquiries and
emergencies), and that contact information (i.e., address, phone numbers, etc.)
including, at a minimum, a telephone number that will be made available 24 hours
a day for the duration of construction, is conspicuously posted at the job site
where such contact information is readily visible from public viewing areas, along
with an indication that the construction coordinator should be contacted in the
case of questions regarding the construction (in case of both regular inquiries and
emergencies). The construction coordinator shall record the name, phone number,
and nature of all complaints received regarding the construction, and shall
investigate complaints and take remedial action, if necessary, within 24 hours of
receipt of the complaint or inquiry.

g. Notification. The Permittee shall notify permit staff of the Coastal Commission’s
North Central Coast District Office at least 3 working days in advance of
initiating construction activities, and immediately upon completion of
construction work.

Minor adjustments to the above construction requirements may be allowed, upon
submittal of a written request to the Executive Director, if such adjustments: (1) are
deemed reasonable and necessary; and (2) do not adversely affect coastal resources. All
requirements described above and all requirements of the approved Construction Plan
shall be enforceable components of this CDP. The Permittee shall undertake construction
in accordance with the approved Construction Plan.

Post-Construction Site Drainage and Storm Water Management Plan. PRIOR TO
ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the Applicant shall have a
Site Drainage and Storm Water Management Plan, including a drainage analysis of the
proposed project site, prepared by a Registered Civil Engineer. The Applicant shall
submit two copies of the Plan to the Executive Director for review and approval. The
Plan shall, at a minimum include the following:

a. A drainage analysis consisting of a written narrative and scaled plans. The flow of
storm water onto, over, and off of the property shall be detailed on the plan and
shall include adjacent lands as appropriate to clearly depict the pattern of flow.
The analysis shall detail the measures necessary to certify adequate drainage of
the site. Post-development flows and velocities shall not exceed those that existed
in the pre-developed state. Recommended measures, including future practices,
shall be designed and submitted to the Executive Director for review and
approval.
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All landscaping shall be properly maintained and shall be designed with efficient
irrigation practices to reduce runoff, promote surface filtration and minimize the
use of fertilizers, herbicides and pesticides that can contribute to runoff pollution.

The Permittee shall not be permitted to discharge anything other than rainwater
into the streets and storm drains. The Permittee shall seal all floor drains or piping
that carry wastewater to storm drains.

Where subsurface conditions allow, the roof downspout systems from all
structures shall be designed to drain to a designated, effective infiltration area,
landscaped areas and away from the shoreline.

The driveway shall not be entirely impervious to water so that the velocity of
flows to surrounding areas is reduced, to the extent feasible.

5. Assumption of Risk, Waiver of Liability, and Indemnity Agreement. By acceptance
of this permit, the Permittee acknowledges and agrees on behalf of himself and all
successors and assigns:

a.

Coastal Hazards. That the site is subject to coastal hazards including but not
limited to episodic and long-term shoreline retreat and coastal erosion, high seas,
ocean waves, storms, tsunami, coastal flooding, landslides, bluff and geologic
instability, and the interaction of same;

Assume Risks. To assume the risks, to the Permittee and the property that is the
subject of this permit, of injury and damage from such hazards in connection with
this permitted development;

Waive Liability. To unconditionally waive any claim of damage or liability
against the Commission, its officers, agents, and employees for injury or damage
from such hazards;

Indemnification. To indemnify and hold harmless the Coastal Commission, its
officers, agents, and employees with respect to the Commission’s approval of the
project against any and all liability, claims, demands, damages, costs (including
costs and fees incurred in defense of such claims), expenses, and amounts paid in
settlement arising from any injury or damage due to such hazards;

Property Owner Responsible. That any adverse effects to property caused by the
permitted project shall be fully the responsibility of the Permittee; and

Future Armoring Prohibited. That the Permittee shall not construct, now or in
the future, any shoreline protective device(s) for the purpose of protecting the
development approved pursuant to CDP A-2-SMC-09-008 including, but not
limited to, the approved building and associated foundations in the event that
these structures are threatened with imminent damage or destruction from coastal
hazards including but not limited to episodic and long-term shoreline retreat and
coastal erosion, high seas, ocean waves, storms, tsunami, coastal flooding,
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landslides, bluff and geologic instability, and the interaction of same or other
natural hazards in the future, and by acceptance of this permit, the Permittee
hereby waives any rights to construct such devices that may exist under Public
Resources Code Section 30235 or the San Mateo County LCP.

g. Removal Required. If the development approved pursuant to CDP A-2-SMC-09-
008 is threatened by coastal hazards in the future that would typically bring about
a shoreline armoring response (e.g., when the bluff has retreated to a point such
that the building is unsafe to occupy), the Permittee shall remove/relocate
threatened elements of the development away from such danger. Such
removal/relocation shall require a separate CDP authorization.

h. Debris. Any debris, including that related to the approved development, that falls
from the bluff top site onto the beach or into the waters of Pillar Point Harbor
shall be immediately removed and disposed of properly disposed.

i. Industrial Priority. Adjacent marine-related industrial uses have priority in this
area and the approved, new Coastside Commercial Recreation District uses may
be subject to inconvenience arising from the reasonable execution of such marine-
related activities.

6. Deed Restriction. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT
PERMIT, the Applicant shall submit to the Executive Director for review and approval
documentation demonstrating that the Applicant has executed and recorded against the
parcel(s) governed by this permit a deed restriction, in a form and content acceptable to
the Executive Director: (1) indicating that, pursuant to this coastal development permit,
the California Coastal Commission has authorized development on the subject property,
subject to terms and conditions that restrict the use and enjoyment of that property; and
(2) imposing the Special Conditions of this permit as covenants, conditions and
restrictions on the use and enjoyment of the property. The deed restriction shall include a
legal description of the entire parcel or parcels governed by this permit. The deed
restriction shall also indicate that, in the event of an extinguishment or termination of the
deed restriction for any reason, the terms and conditions of this permit shall continue to
restrict the use and enjoyment of the subject property so long as either this permit or the
development it authorizes, or any part, modification, or amendment thereof, remains in
existence on or with respect to the subject property.

7. Water and Sewer Connection. PRIOR TO ISSUANCE OF THE COASTAL
DEVELOPMENT PERMIT, the Applicant shall submit documentation, for review and
approval by the Executive Director, demonstrating evidence of the availability of water
service to the site from Coastside County Water District, and demonstrating evidence the
availability of a sewer connection to the site from the Granada Sanitary District.

8. Archaeological Resources. In the event that any article of historical or cultural
significance is encountered, all ground disturbing work must cease and the California
Coastal Commission and the Native American Heritage Commission must be notified so
that the articles may be suitably protected or flagged for future research. A qualified

18



archaeologist and / or the Native American Heritage Commission shall be consulted in
order to examine the site and obtain recommendations for subsequent measures for the
protection and disposition of significant artifacts. Mitigation measures shall be
developed that address and proportionately offset project impacts on archaeological
resources.

9. Conditions Imposed by Local Government. All conditions of approval of the local
approvals imposed on the project by San Mateo County pursuant to an authority other
than the California Coastal Act remain in effect but do not alter the Permittee’s
responsibility to satisfy all conditions of approval as specified herein. The Permittee shall
be responsible for satisfying all terms and conditions of this coastal development permit
in addition to any other requirements imposed by other local conditions.

IV. FINDINGS AND DECLARATIONS
The Commission finds and declares as follows:

A. PROJECT SITES, DESCRIPTION AND BACKGROUND

Project Sites

The proposed projects are located on two adjacent vacant parcels at 354 and 358 Princeton
Avenue, between Columbia Avenue and Broadway, in the Inland area’ of the Princeton-by-the-
Sea (Princeton) shoreline area, which is within the San Mateo County Midcoast urban service
center. The Princeton shoreline area contains both Waterfront and Coastside Commercial
Recreation zoning districts, which provide for a working waterfront mix of land uses that are
visitor-serving, coastal related and residential uses (Exhibit 14). The project sites are zoned
CCR/DR/CD (Coastside Commercial Recreation/Design Review/Coastal Development).

The southern boundaries of the project parcels are approximately 53 feet from the edge of the
bluff top, which is located directly adjacent to Pillar Point Harbor. Both project sites are
separated from the shoreline by a vacant parcel (these two vacant parcels are located side-by-side
and abut the shoreline to the south).® See Exhibit 1 for a project location map, a shoreline area
map, APN map, and aerial photo of the two project sites.

Project Description
Johnson Project (A-2-SMC-09-006)

% The Inland Area is that area landward of the shoreline properties fronting Ocean Avenue (Exhibit 1 page
5 Shoreline Area Map). The subject properties are Inland properties, as there is a Shoreline property
between each of the subject properties and Ocean Avenue. Allowable uses differ in the CCR district,
depending on whether they are proposed within the Inland or Shoreline areas of Princeton. Specifically,
the LCP does not allow most retail uses on Shoreline properties, but does allow retail uses on Inland
properties.

% Unpermitted rip-rap is located along the vacant property that directly abuts the harbor shoreline. The
unpermitted riprap is the subject of an ongoing Commission enforcement investigation.
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The approved project includes the construction of a 2,374 square-foot, three-story mixed-use
building on a 3,500 square-foot, legal parcel located at 358 Princeton Avenue. See Exhibits 2, 6
and 8 for the County’s findings and conditions, the approved project plans, and visual
simulations of the approved project. The approved project includes a physical/occupational
therapy business on the ground floor, business related storage on the second floor, and a
residence on the top floor. The proposed development would provide five parking spaces,
including one handicapped parking space. The project driveway will be shared with the Shook
property located at 354 Princeton Avenue. Half of the proposed, 24-foot wide driveway is
located on the Johnson property. The other half (12 feet) is located on the Shook property to the
northwest. No trees on the project site will be removed for the project; however, one Cypress
tree within the Princeton Avenue right-of-way would be removed to accommodate the proposed
project driveway.

Shook Project (A-2-SMC-09-008)

The approved project includes the construction of a 2,072 square-foot, three-story, mixed-use
building on a 3,500 square-foot, legal parcel located at 354 Princeton Avenue. See Exhibits 3, 7
and 8 for the County’s findings and conditions, the approved project plans, and visual
simulations of the approved project. The County approved a design firm, storage, and one
covered parking space on the first floor, studio and office space for the designer on the second
floor, and a studio apartment on the third floor. Four other parking spaces would be provided
near the rear of the building, in addition to the parking space on the ground floor of the building,
for a total of five parking spaces. One Cypress tree will be removed from the public R-O-W to
accommodate half of the proposed 24-ft wide driveway (the driveway is to be shared with the
adjacent Johnson property).

B. SAN MATEO COUNTY CDP APPROVAL

A-2-SMC-09-006 (Johnson): The San Mateo County Zoning Hearing Officer approved the
project on February 19, 2009 (CDP Application Number PLN2006-00522). On March 24, 2009,
the Coastal Commission’s North Central Coast District Office received notice of the County
Zoning Hearing Officer’s decision on the CDP (Exhibit 2). The Commission’s 10-working-day
appeal period commenced on March 25, 2009 and ended at 5 pm on April 8, 2009. On April 1,
2009, the Commission received one valid appeal (see below and Exhibit 4).

A-2-SMC-09-008 (Shook): The San Mateo County Zoning Hearing Officer approved the project
on March 19, 2009 (CDP Application Number PLN2006-00287). On April 8, 2009, the Coastal
Commission’s North Central Coast District Office received notice of the County Zoning Hearing
Officer’s decision on the CDP (Exhibit 3). The Commission’s 10-working-day appeal period
commenced on April 9, 2009 and ended at 5 pm on April 22, 2009. On April 15, 2009, the
Commission received one valid appeal (see below and Exhibit 5).

C. APPEAL PROCEDURES

Coastal Act Section 30603 provides for the appeal to the Coastal Commission of certain CDP
decisions in jurisdictions with certified LCPs. The following categories of local CDP decisions
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are appealable: (a) approval of CDPs for development that is located (1) between the sea and the
first public road paralleling the sea or within 300 feet of the inland extent of any beach or of the
mean high tide line of the sea where there is no beach, whichever is the greater distance, (2) on
tidelands, submerged lands, public trust lands, within 100 feet of any wetland, estuary, or stream,
or within 300 feet of the top of the seaward face of any coastal bluff, and (3) in a sensitive
coastal resource area; or (b) for counties, approval of CDPs for development that is not
designated as the principal permitted use under the LCP. In addition, any local action (approval
or denial) on a CDP for a major public works project (including a publicly financed recreational
facility and/or a special district development) or an energy facility is appealable to the
Commission. The subject projects are appealable because they involve development located
between the sea and the first public road, are located within 300 feet of the seaward face of a
coastal bluff, and include developments that are not designated as the principally permitted uses
under the LCP.

Section 30625(b) of the Coastal Act requires the Commission to hear an appeal unless the
Commission determines that the appeal raises no substantial issue of conformity of the approved
project with the certified LCP. The Coastal Act presumes that an appeal raises a substantial issue
of conformity of the approved project with the certified LCP, unless the Commission decides to
take public testimony and vote on the question of substantial issue. Since the staff is
recommending substantial issue on the subject two projects, unless three Commissioners object
to that recommendation, it is presumed that the appeal raises a substantial issue and the
Commission may proceed to its de novo review at the same or subsequent meeting. The
Commission will not take public testimony during this phase of the appeals hearing unless three
Commissioners request it.

IMPORTANT NOTE:
THE COMMISSION WILL NOT TAKE PUBLIC TESTIMONY DURING THE
SUBSTANTIAL ISSUE PHASE OF THE APPEAL HEARING UNLESS
AT LEAST THREE (3) COMMISSIONERS REQUEST IT.

If the Commission decides to hear arguments and vote on the substantial issue question,
proponents and opponents will be allowed to testify to address whether the appeal raises a
substantial issue with some restrictions. The only persons qualified to testify before the
Commission on the substantial issue question are the applicants, appellants, and persons who
previously made their views known to the local government (or their representatives). Testimony
from other persons regarding substantial issue must be submitted in writing. It takes a majority of
Commissioners present to find that no substantial issue is raised.

Unless it is determined that there is no substantial issue, the Commission will proceed to the de
novo portion of the appeal hearings and review the merits of the proposed projects. Any person
may testify during the de novo CDP determination stage of an appeal. Under Section 30604(b), if
the Commission conducts a de novo hearing and ultimately approves a CDP for a project, the
Commission must find that the proposed development is in conformity with the certified LCP. If
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a CDP is approved for a project that is located between the nearest public road and the sea or the
shoreline of any body of water located within the coastal zone, Section 30604(c) also requires an
additional specific finding that the development is in conformity with the public access and
recreation policies of Chapter 3 of the Coastal Act. These projects include components that are
located between the nearest public road and the sea and thus this additional finding would need
to be made if the Commission were to approve the projects following a de novo hearing.

D. SUMMARY OF APPEAL CONTENTIONS

The Appellant* contends that the approved projects raise issues with respect to the projects’
conformance with LCP policies regarding allowable land uses, visual resources/community
character, flood hazards, and public access. Specifically, the Appellant contends that: 1) the
approved projects do not include lateral and vertical access to the shoreline as required by the
LCP for development that is located between the first public road and the sea; 2) the projects are
located within a flood hazard zone, inconsistent with the LCP’s requirements that structures be
located outside of flood zones; 3) the approved physical therapy, design firm and office space,
and residential uses are inconsistent with the purpose of the CCR Zoning District, which is
primarily for visitor-serving uses; and 4) the design of the approved buildings is inconsistent
with the LCP’s design guidelines for coastal, commercial structures and that the County did not
adequately evaluate the projects’ visual impacts on public views. See Exhibits 4 and 5 for the
full text of the appeals.

E. SUBSTANTIAL ISSUE DETERMINATION

Substantial Issue Background

The term “substantial issue” is not defined in the Coastal Act. The Commission's regulations
simply indicate that the Commission will hear an appeal unless it “finds that the appeal raises no
significant question” (California Code of Regulations, Title 14, Section 13115(b).). In previous
decisions on appeals, the Commission has been guided by the following factors in making such
determinations:

1. The degree of factual and legal support for the local government’s decision that the
development is consistent or inconsistent with the certified LCP and with the public access
policies of the Coastal Act;

2. The extent and scope of the development as approved or denied by the local government;

3. The significance of the coastal resources affected by the decision;

* Lennie Roberts, on behalf of Committee for Green Foothills, is the same Appellant for both appeals, A-
2-SMC-09-006 (Johnson) and A-2-SMC-09-008 (Shook). The contentions contained in both appeals are
nearly identical; the only difference being that, for Shook, the Appellant expressly contends that the
County required Findings for the Use Permit, with respect to furtherance of the purpose of the CCR
District, are not supported as required by IP Section 6267.2.a; and that the County condition of the
approval that requires a deed restriction to run with the land is unenforceable.
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4. The precedential value of the local government’s decision for future interpretation of its
LCP; and

5. Whether the appeal raises only local issues, or those of regional or statewide significance.

Even where the Commission chooses not to hear an appeal, Appellants nevertheless may obtain
judicial review of the local government's coastal permit decision by filing a petition for a writ of
mandate pursuant to Code of Civil Procedure, Section 1094.5

In this case, for the reasons discussed further below, the Commission determines that both
developments as approved by the County present a substantial issue.

Substantial Issue Analysis

Land Use

The Appellant contends that the physical therapy/occupational therapy business and business-
related storage (Johnson) and the design firm and office space (Shook), which would be located
on the first and second floors of the approved developments, are inconsistent with the purpose
and permitted uses of the CCR Zoning District. The Appellant contends that allowable uses in
the CCR Zoning District are restricted to uses that are consistent with visitor-serving uses. The
Appellant also contends that the approved residential development on the third floor of each of
the approved projects is also inconsistent with the purpose of the CCR Zoning District because
residential development will fundamentally change the character of this commercial, visitor-
serving zoning district. Finally, the Appellant contends that the visitor-serving and water-related
uses in the CCR Zoning District can subject residents to inconveniences, such as noise, glare,
and odors that can result in complaints from residents against priority, permitted uses. See
Exhibits 4 and 5 for the Appellant’s contentions.

The County relied on Implementation Plan (IP) Section 6266, Part 16 (Other Compatible Uses
(10.01.10)) and IP Section 6267(M) of the San Mateo County LCP to approve the first floor
physical therapy/occupational therapy office use (Johnson) and the design firm use (Shook),
along with the respective, associated second-floor office and storage uses. These IP Sections
collectively state that additional land uses may be allowed in the CCR District if the Planning
Director determines that the proposed uses are consistent with the purpose of the district and
compatible with other permitted land uses in the district. The “Other Compatible Uses” category
allows for other uses not specifically covered in the definition section; however, these uses must
still be consistent with the purpose of the zoning district. See Exhibit 9 for the applicable IP
Sections.

Neither a first-floor physical therapy/occupational therapy office nor a first-floor design firm, as
proposed for these two projects, are uses consistent with the purpose of the CCR Zoning District,
which is to provide coastal-related commercial and recreational visitor-serving uses in this area
of the County. In making its decisions, the County approval reasoned that a physical therapy
office provides visitors to the area with the ability to obtain on-going physical therapy services.
However, a physical therapy office does not provide a necessary, basic, visitor support-service or
a recreational function. Although item 5 of IP Section 6265 of the zoning regulations provides
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for a “balanced diversity of uses” in the CCR zoning district, these uses are limited to those that
further the purpose of the district, and a physical therapy (or occupational therapy) office use
does not significantly further the visitor-serving or coastal-dependent purpose of the district.
Likewise, the proposed design studio does not further the purpose of the district. The focus of
this business, according to its website, is on consumer products, mass transit, automobile and
industrial designs. The CCR Zoning District sets forth retail (sale of goods, not services) as an
expressly allowable use, whereas the sale of services (such as a physical/occupational therapy
office or a design firm) is not consistent with the visitor-serving commercial uses planned for the
CCR Zoning District.

Additionally, the approved second floor storage (Johnson) and studio/office (Shook) are intended
to serve the approved first-floor uses (physical therapy office and design firm) described above.
Theoretically, as separate, independent, and stand-alone uses, storage and studio/office uses
designed to serve a first-floor use that is consistent with the requirements of the CCR zoning
district would be allowable under the LCP. The currently proposed second-floor uses, however,
are unrelated to visitor-serving, commercial uses.

Therefore, the County’s approvals of the two mixed-use projects raise a substantial issue of
conformance with the certified LCP with respect to allowable land use.

Flood Zones and Sea Level Rise

The Appellant contends that the approved projects are inconsistent with the requirements of 1P
Coastal Zone Design Review (DR) District Section 6565.17(D), which requires that structures be
located outside of flood zones. Specifically, the Appellant contends that the projects are
inconsistent with Section 6565.17(D) because the project sites are located within a designated
Federal Emergency Management Agency (FEMA) 100-year Flood Hazard Zone. The Appellant
also contends that the County did not evaluate the projects in light of the most recent available
sea level rise information. See Exhibits 4 and 5 for the Appellant’s contentions.

IP Section 6565.17(D) (Exhibit 9) requires that structures be located outside of flood zones,
drainage channels, and other areas subject to inundation. The County used FEMA flood maps to
determine that the project sites are located outside of the 100-year floodplain. It is further stated
in the County’s staff report analysis, that the proposed project sites are located within a 100-year
Flood Hazard Zone (susceptible to wave action); however, the County approval did not require,
and the Applicants did not provide, information regarding the structures’ susceptibility to coastal
flood hazards or the potential impact of projected sea level rise on the projects. The County’s
analyses also did not include a discussion of potential tsunami hazards posed to the project sites
which is required by the LCP. This information is necessary to determine whether the structures
would be located outside of areas subject to flooding and inundation, as required by the LCP.
Therefore, the County’s action to approve the two projects did not evaluate potential flooding
and inundation of the structures. Thus, the appeal raises a substantial issue regarding the
approved projects’ conformance with the certified LCP with respect to hazards.

Visual Resources and Community Character

The Appellant contends that both projects are inconsistent with LCP Policy 8.13 and IP Section
6565.17 with respect to visual resources and community character. LCP Policy 8.13(b) provides
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specific design guidelines for development in Princeton-by-the-Sea and requires that commercial
development reflect the nautical character of the harbor setting, use wood or shingle siding,
employ natural colors, and use pitched roofs. IP Section 6565.17(J) requires protection of public
views to and along the shoreline, and IP Section 6565.17(L) requires that structure design
harmonize with the shape, size, and scale of surrounding development. The approved, three-
story, design for the two buildings includes curved roofs and walls rather than pitched roofs. The
Appellant contends that the buildings, as designed, do not reflect the surrounding nautical
character, which tends toward simple lines and warehouse type buildings.

The County analyses for the approved projects, with respect to their compliance with LCP Policy
8.12, states that given “... the location of the structures on the site and the parcels relative to
other abutting, developed properties and vegetation in the surrounding neighborhood, neither
ocean nor ridgeline views would be blocked from public viewing points.” The County analysis
of the approved projects’ conformance with IP Section 6268 (Design Review) briefly addressed
potential impacts to views in general, and public views to and along the shoreline from public
roads. Pursuant to Section 6268 the design for the proposed projects must comply with the
standards of Section 6565.17, which, in addition to requiring the protection of public views to
and along the shoreline from public roads, also requires the protection of views to and along the
shoreline from other public lands. The Community Design Manual (Standards of Review)
further requires that structures “are set back from the edge of the bluff and cliffs to protect views
from scenic areas below.” The potential impacts of the proposed projects on views from the
shoreline and public land in the area located easterly, however, were not identified or discussed
in the County analyses. Thus, the County approval did not adequately evaluate the project’s
consistency with the requirements of the LCP and the appeal raises a substantial issue regarding
the approved projects’ conformity with the LCP with respect to visual resources and community
character.

Public Access

The approved projects’ sites are located between the first public road and the sea. The Appellant
cites LCP Policies 10.1 and 10.13 and Coastal Act Section 30212; and asserts that since the
proposed projects are located between the first public road (Princeton Avenue) and the sea (Pillar
Point Harbor) some provisions must be made for shoreline access. See Exhibits 4 and 5 for the
appeal documents; and Exhibit 9 for the cited policies and IP sections. LCP Policy 10.1 requires
some provision for shoreline access for new development that is located between the first public
road and the sea. LCP Policy 10.13 requires improvement of vertical and lateral public access for
new commercial development located along the shoreline. The Appellant contends that the
County approvals for the projects did not include provisions for public access, inconsistent with
LCP Policies 10.1 and 10.13.

As further discussed in the erosion study portion of this report, the proposed projects are located
on flat lots adjacent to Princeton Avenue. There are partially submerged 100-foot deep lots
located between the subject lots and the Pillar Point Harbor waterfront (Exhibit 1 pages 3 and
5). Due to erosion, the shortest existing distance between the subject lots and the edge of the top
of the bluff is 53 feet. The proposed structures would be located approximately 100 feet from
the edge of the top of the bluff. The bluff is approximately 14 feet in height. Since the two
subject parcels are not adjacent to the shoreline, and are separated from the shoreline by other
existing vacant parcels, the subject Applicants cannot dedicate lateral access along the shoreline.
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With respect to vertical access, there appears to be adequate vertical access to the shore in the
near vicinity. Up and down coast of the subject lots, the bluff top area along this section of coast
is developed with a variety of mixed-use developments. Public access to the beach front portion
of Pillar Point Harbor is provided from existing public street ends. About 100 feet up coast and
down coast from the two parcels the public can access the Pillar Point Harbor waterfront via the
Columbia Avenue and Broadway Street ends, respectively (Exhibit 11). Each of these roads end
near the water, and the public can access the water at the ends of these roads. Thus, vertical
access to the shoreline is available in the near vicinity of the approved projects. In addition, less
than a mile away from the project sites, the Pillar Point Marsh has a public parking lot and
several public trails, including a trail that leads up coast near the Mavericks surf site. The
approved projects will not cause adverse impacts to public access, do not have the potential to
provide vertical access directly to the shore or lateral access along the shore, and adequate
vertical shoreline access exists nearby. Therefore, the appeals of the approved projects do not
raise a substantial LCP conformance issue with respect to the LCP’s shoreline access policies.

Substantial Issue Determination Conclusion

In conclusion, the appeals of the approved projects raise a substantial issue with respect to their
conformance with applicable LCP provisions related to allowable land uses for new development
in the Inland Area portion of the CCR Zoning District, coastal hazards, and visual resources.
Therefore, the Commission finds that the appeals raise a substantial issue with respect to the
approved projects’ conformance with the certified San Mateo County LCP, and takes jurisdiction
over the CDP applications for the proposed projects.

F. COASTAL DEVELOPMENT PERMIT DETERMINATION

The standards of review for these CDP applications are the San Mateo County certified LCP and
the public access and recreation policies of the Coastal Act (Exhibit 9). All Substantial Issue
Determination findings above are incorporated herein by reference.

Revised Project Description/Additional Site Evaluations

The Applicants have, upon discussions with Commission staff, proposed new uses to be
associated with each development on the first and second floors. The first-floor uses for both
proposed structures will consist of art galleries that showcase local coastal-related art, the
second-floor uses will consist of art studio space ancillary to the gallery uses, and the third floors
will consist of residential units. Additionally, given the proximity of the developments to the
shoreline, the Applicants submitted a 50-year erosion study (dated March 7, 2013), and a sea
level rise/storm wave analysis (dated April 23, 2013), for the properties. The erosion study
encompassed a review of aerial photographs and a synopsis of what was ascertained from the
photos. It provides an estimate of bluff erosion at the site(s) over a 50-year period. In response
to staff inquiries related to those March and April 2013 submittals, the Applicants submitted
additional information on October 24, 2013 and May 14, 2014.

Land Use

The approved projects are located within the LCP’s CCR (Coastside Commercial Recreation)
Zoning District. The CCR Zoning District sets forth specific allowable uses related to
commercial and visitor serving development. IP Section 6265 (Purpose) describes the purposes
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of the CCR District, which include limiting and controlling the use and development of land
designated as commercial recreation in order to establish commercial areas which are primarily
oriented toward meeting the service and recreational needs of Coastside visitors, boat users and
Coastside residents. The CCR Zoning District requires a balanced diversity of uses, within the
limits of those defined in IP Section 6266. IP Section 6267 (Uses Permitted) describes the
permitted uses in the CCR Zoning District, which are primarily oriented to visitor-serving
commercial and public recreational uses. See Exhibit 9 for IP Sections 6265, 6266, and 6267.

The IP zoning regulations limit uses in the CCR Zoning District to those uses that “are primarily
oriented toward meeting the service and recreational needs of Coastside visitors, boat users, and
Coastside residents seeking recreation.” (IP Section 6265). However, the project sites are also
located in the subarea designated “Inland Area” on the CCR Zoning District map (Exhibit 14).
As discussed previously, retail uses like art galleries and residential uses are allowed on sites that
are located in the Inland Area.

The Applicants have revised their respective projects to include coastal-related art galleries on
the first floors; art studio uses to facilitate the galleries on the second floors, and residential use
on the third floors. The proposed first and second floor uses are retail uses that are consistent
with CCR Zoning District Section 6267(D)(2), which allows indoor retail sales establishments®
with a limit of 2,500 square feet of floor area per establishment for properties located in the
Inland Area. The total square footage for the first and second floor uses for the proposed Johnson
and Shook projects equal 1,386 square feet and 1,324 square feet, respectively. Thus, the total
square-footage for the retail components of each project is consistent with the 2,500 square-foot
limit in IP Section 6267(D)(2). The proposed first-floor art galleries will contribute to the visitor-
serving, coastal-related, neighborhood experience and will provide new opportunities for visitors
to visit the area, enjoy the galleries and become exposed to the Princeton shoreline. The
proposed second floor studio uses are also consistent with the retail provision, as a staging area
and workspace that relates specifically to the gallery uses on the first floor of each project. The
proposed third floor uses are also consistent with IP Section 6267(G), which allows residential
use, as defined in IP Section 6266(15),° in the Inland Area of the CCR Zoning District. Given
the specific allowable uses in this zoning district that are to serve the unique
commercial/recreational visitor serving area, the Commission imposes Special Condition 2 on
both projects, which require that if the Applicants wish to change any permitted use or change
the type of use to a use that is not expressly enumerated in subsections 1 through 15 and 17
through 30 of IP Sections 6266; and Section 62670f the San Mateo LCP, the Applicants must
first obtain an amendment to this CDP. As conditioned, the proposed uses for each building are
consistent with the allowed uses in the LCP’s CCR Zoning District.

® IP Section 6266(8) defines Indoor Retail Sales, Rental and Repair Establishments in the CCR Zoning District as
“Commercial establishments which serve the general public that are engaged in the sale, rental and/or repair of
goods, merchandise and equipment with all storage of such items within a fully enclosed, covered building.”

® IP Section 6266(15) defines Multiple Family Dwellings- Mixed Use in the CCR Zoning District as “Single or
multiple dwelling units, located above the first floor of the main building on the parcel. The floor area of the
dwelling units shall not exceed the floor area of the commercial uses occupying the building.” The total square
footage of the third floor residential uses for the Johnson and Shook projects equals 988 and 748 square feet,
respectively, which are both less than the square footage of the proposed commercial uses.
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LUP policy 11.7(b) requires properties that are zoned CCR and are located west of Denniston
Creek to have a deed restriction recorded against the properties clarifying that marine-related
industrial uses have priority in the area and that other uses allowed in the CCR district may be
subject to inconvenience arising from the reasonable execution of nearby marine-related
industrial uses. This County LCP policy is an important safeguard that protects against potential
conflicts between the commercial and residential uses allowed in the CCR zoning district and the
industrial uses that are a priority land use in the area. The proposed project sites are located in a
CCR district that is west of Denniston Creek, and are adjacent to land that is zoned “Waterfront.”
The uses allowed in the Waterfront District are primarily marine-related industrial uses that are
protected under the LCP. Therefore, the Commission imposes Special Conditions 5 and 6 on
both projects. Special Condition 5(i) requires the Applicants and subsequent landowners to
recognize that marine-related industrial uses have priority for location in this area, and that the
allowed gallery and residential uses may be inconvenienced by the nearby marine-related
industrial uses. Special Condition 6 requires the recordation of a deed restriction against both of
the parcels governed by these permits that details the terms and conditions of these CDP
approvals, including Special Condition 5(i), as covenants, conditions, and restrictions on the use
and enjoyment of the properties. These deed restrictions will also serve to notify all subsequent
landowners regarding the continued existence and high priority for location placed by the County
and the Commission for the protection of marine-related uses in the surrounding area.

As conditioned, the proposed projects and their associated uses are consistent with the
requirements of LUP Policy 11.7(b) and with the allowable uses of the CCR Zoning District.

Hazards

Component 9 (Hazards) of the LCP defines hazardous areas to include land that is subject to,
among other things, dangers from tsunamis and flooding. LCP Policy 9.3 requires that the
regulations of the Resource Management Zoning Ordinance be applied to designated geologic
hazard areas. The applicable regulations to these approved projects are Sections 6324.6
(Hazards to Public Safety Criteria), and 6326.2 (Tsunami Inundation Area Criteria). The LCP
requires new development to avoid and minimize hazards. LCP Policy 9.10 requires site specific
geotechnical investigations in order to determine appropriate mitigation measures for the remedy
of such hazards as may exist for structures of human occupancy. In addition, LCP Policy 9.11
requires new development to be located in areas where beach erosion hazards are minimal and
where no additional shoreline protection will be needed. Lastly, the IP Section 6565.17D Design
Review Standards direct development to occur outside of flood areas. See Exhibit 9 for these
policies.

The Applicants submitted an erosion study for the subject properties, as mentioned above.” As
discussed in the erosion study, the proposed projects are located on flat lots on Princeton Avenue
with two lots located further seaward adjacent to Pillar Point Harbor. The two lots located
further seaward than the subject lots are partially submerged 100-foot deep lots. Due to erosion,
the shortest existing distance between the southern edge (property boundary) of the subject
properties and the edge of the top of the bluff on the more seaward vacant properties is 53 feet.

" «50-year erosion study: Princeton Avenue Properties: APNs 047-024-070, -080, Princeton-by-the-Sea, California,”
prepared by Sigma Prime Geosciences, Inc., dated March 7, 2013.
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In addition to the fact that there are vacant properties seaward of the subject properties, the
proposed structures would be located on the subject properties approximately 109 feet (Shook)
and 97 feet (Johnson) from the bluff edge. The erosion study found the erosion rate along the
shoreline in the small embayment area to be 12-inches per year.® The proposed structures, at this
rate of erosion, would be located 17-29 feet from the edge of the bluff in 80 years (predicted
project design life). However, the erosion study further finds that such a rapid rate of erosion is
caused by uncontrolled surface drainage from the top of the bluff, and states that this can be
reduced to six inches per year by diverting surface drainage away from the bluff. Thus, after 80
years of erosion at an erosion rate of six inches per year, the proposed structures would be
located over 57-69 feet from the edge of the bluff. Therefore, the proposed structures would be
safe under both erosion scenarios (factoring in sea-level rise and assuming the rip-rap along the
bluff edge is not present) and has been located in areas where erosion hazards are minimal
consistent with LCP Policy 9.11.

With respect to tsunami hazards, IP Section 6326.2 provides criteria that shall be applied within
areas defined as Tsunami Inundation Hazard Areas. The project sites are within a Tsunami
Inundation Hazard Area as shown on the Natural Hazards Map in the Natural Hazards Chapter of
the San Mateo County General Plan and the California Geological Survey (CGS) tsunami
inundation maps and thus, the tsunami inundation area criteria apply to the locations of the
proposed projects. The intent of Section 6326.2 is to prohibit certain types of development within
tsunami hazard areas as well as restrict residential structures and resort developments in these
areas unless they meet certain criteria based upon maximum probable tsunami estimates which
use the best available science, understanding of tsunami characteristics, and potential risks of
hazards from said forces, so that risks to human life and properties are minimized.

When the maximum probable tsunami is modeled with a basin-wide analysis using long-period
conditions and a peer-reviewed tsunami inundation model, the projected maximum vertical
extent of tsunami wave run-up (inundation) at the proposed project sites ranges from
approximately 23 to 26 feet MHW (7 to 8 meters MHW or + 21 to 24 feet NGVD).® The project
sites have an average elevation of 14 feet NGVD and the proposed design includes a 2-foot-high
lower level slab; thus, the first floor ground elevation will be at 16 feet NGVD. The elevation of
the residential ground floor, located on the third story, would be at 34.66 feet NGVD. Since the
maximum probable/estimated wave run-up will reach an elevation of 24 feet NGVD at the
project sitleos, the water depth as measured from the first floor ground level of both structures, will
be 8 feet.

As mentioned above, considering that the intent of the certified LCP is to minimize the risk of
exposure to hazards associated with tsunamis; this minimization can be achieved by locating
residential uses well above the maximum probable inundation level at the sites and designing the
proposed structures to withstand predicted tsunami forces. The residential portion of the

& The erosion study calculated the erosion rate assuming the rip-rap is not present, and used current conservative sea
level rise projections.

° Miller, Kevin and Wilson, Rick, CalOES. E-mail communication, April 11, 2014.

19 Kissick, Charles, C.E.G. Sigma Prime, in his letter dated May 14, 2014.
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proposed three-story, mixed-use, structures is at an elevation of 34.66 feet NGVD, 10.66 feet
above the projected maximum water run-up elevation. Based on the provided analysis, no wave
run-up should reach the residential floor; and the residential floor is at least one foot above the
highest projected level of inundation and well above the 2-foot minimum required by IP Section
6326.2. The proposed buildings will include break-away walls and structurally-sound concrete
at the ground level of both buildings, which will be used for parking and storage. The LCP also
requires that development within coastal high hazard areas subject to high velocity waters from
tsunamis meet the requirements of Section 6825.3 which include that the structure be in
compliance with applicable construction standards and building regulations. The Commission
recommends Special Condition 1 which requires that the buildings be designed to be consistent
with the building standards outlined in IP Section 6825.3. In addition, Special Condition 9
requires the applicants to comply with conditions imposed by San Mateo County that includes
the County-required building permit process through which the structures are further reviewed
and evaluated by County engineering staff for compliance with the Building Regulations cited in
Section 6825.3. As designed and conditioned, the proposed projects are consistent with the LCP
tsunami hazards policies and standards.

The LCP also requires that new development not lead to shoreline armoring and/or other bluff
altering development should it be threatened by erosion and related coastal hazards in the future.
The setbacks address this requirement to some degree, but cannot by themselves assure these
LCP requirements are met. Thus, the Commission’s approvals both prohibit future construction
of a seawall, shoreline protection device, bluff retaining wall, or similar structures, and require
that the structures be moved or removed if threatened by coastal hazards for which shoreline
armoring and/or other shoreline altering development might otherwise typically be considered.
Also, given the projects’ location on an area that is subject to extreme coastal hazards, and given
that the Applicants are willingly pursuing the proposed mixed-use development, nonetheless, this
condition also requires that the Applicants assume all risks for developing at this location so as to
ensure that the public is not unfairly burdened by any problems that may arise here. (See Special
Condition 5)

Finally, as mentioned in the submitted erosion study, poor drainage conditions can in some cases
exacerbate geologic hazards, and therefore, Special Condition 4 requires submission of post
construction drainage and storm water management plans that show all drainage retained through
infiltration or other means on the undeveloped portions of the project sites, or directed to inland
drainage systems, in such a way that does not further exacerbate existing geologic hazards.
Additionally, in order to capture County-specific public works and recordation requirements, for
instance, for the shared driveway, the Commission imposes Special Condition 9, which requires
the Applicants to comply with all conditions of approval of the local approvals imposed on the
project by San Mateo County pursuant to an authority other than the Coastal Act.

Therefore, as conditioned, the Commission finds that the proposed projects are consistent with
the LCP’s hazard policies.

Visual Resources

The San Mateo County LCP’s Visual Resources Chapter requires that visual impacts to public
viewpoints be minimized. It also requires that structural designs be consistent with the
character-defining elements of the community. Policy 8.5 (Location of Development) requires
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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, including best
preserving the visual and open space qualities of the parcel overall. Under the LCP, public
viewpoints include, but are not limited to, coastal roads, roadside rests and vista points,
recreation areas, trails, coastal access ways, and beaches. Policies 8.9 (Trees) and 8.10
(Vegetative Cover) collectively require that new development be designed and located to
minimize the removal of trees and that replacement of removed vegetation be compatible and
suitable with the project area. The proposed projects require the removal of one tree from the
Shook property and one from the public R-O-W in order to accommodate the County-required
width of the shared driveway for both structures. The removed trees will be replaced by two
trees (using a replacement ratio of 2:1). Thus, the projects are in conformity with LCP Policies
8.9 and 8.10.

LCP Policy 8.12 (General Regulations) establishes general design standard policies, including
requiring that development not block ocean views from scenic roads and publicly owned land.
LCP Policy 8.13 (Special Design Guidelines for Coastal Communities) establishes certain design
standards specific to coastal communities within the San Mateo County coastal zone, such as the
requirement that buildings reflect the nautical character of the harbor setting, are of wood or
shingle siding, employ natural or sea colors, and use pitched roofs (Exhibit 9). Further, the
Community Design Manual requires that development in a community not have conflicting
shapes. These policies and standards, collectively, are intended to ensure that visual resources
are protected and that development located along and near the shoreline in San Mateo County,
including Princeton-by-the-Sea, is appropriately sited and designed to minimize impacts to and
from public viewpoints.

The existing development that occurs adjacent to the two parcels includes the Mavericks Event
Center to the east and the Mavericks Inn (Bed and Breakfast) to the west. Both of these existing
structures are sited prominently on the terrace bluff close to the edge. The exteriors of the
Mavericks Event Center building and the Inn building are constructed of wood and their light
color schemes are representative of a nautical theme as they are white, blue, and grey. The sites
of the proposed projects are bordered on the north and east by approximately 25-foot tall
Monterey cypress trees that provide some screening for the site. The proposed site is one of, if
not the only, location in the immediate area that is enveloped by Monterey cypress trees. There
is also a residence located westerly of the project sites. The approved structures will be partially
visible from the beach below the bluff and from the Pillar Point Harbor Offices and its bulkhead
area, which are located approximately one half-mile from the properties. The views of the
subject site from this location within the harbor area are afforded some screening by the existing
trees. A sidewalk segment of the California Coastal Trail extends along Prospect Way located
easterly of the project sites and connects with a trail that extends seaward (south). The shoreline
can be accessed from this existing trail (Exhibit 11). The trail follows Denniston Creek out
toward the water and culminates at the beach just east of the Mavericks Event Center building
location. The proposed project would protect views from this public shoreline location because
the proposed buildings are located closer to the street side (northern end) of their respective lots,
on the least visible portions of the lots adjacent to Princeton Avenue approximately 100 feet
from the edge of the bluff. The proposed structures would be intermixed with existing Monterey
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cypress trees, which will provide some screening for the buildings, and will appear clustered
with the existing structures located easterly and westerly of the properties. The view of the
project sites from the shoreline is already impacted by these existing structures (Mavericks Inn
and the Event Center) (Exhibits 12). Therefore the proposed structures will protect public views
consistent with the requirements of the certified LCP.

The exterior design elements of the proposed structures are different than the two existing
buildings closest to the site; however, the differences do not substantially conflict with other
structures in the area; and do not significantly affect visual resources. The brown, cedar-
shingled, exterior of the proposed structures is compatible with the project site characteristics
and existing conditions, as it would blend in with the natural brown and green colors of the trees;
therefore, it is consistent the LCP policies (Special Design Guidelines). One could reasonably
expect that they would blend in even more, over time, as the wooden shingles are exposed to the
elements. The two nearby existing structures (the Mavericks Event Center and Mavericks Inn)
effectively have no landscape screening and are located on parcels that directly abut the
shoreline.

The Community Design Manual requires that development in a community not have conflicting
shapes. The LCP additionally requires that the design of buildings use pitched roofs. The
proposed design for both buildings includes a slightly, down-curved roof that serves a similar
function to a traditional, linear, pitched roof. The curvature of the walls and corners will be
obstructed from public view because of the screening provided by existing trees and required
landscaping. IP Section 6565.7(Kk) allows for varying architectural styles, provided that the
varied styles are made compatible through the use of similar materials and colors that blend with
the natural setting and surrounding development.** The proposed projects, as mentioned earlier,
would use materials and colors that blend with the natural setting and surrounding development.
Therefore, the proposed projects are in conformity with LCP policies 8.12, 8.13, and the
Community Design Manual. Furthermore, the County is working to preserve the visual quality
of the area through an update of its plans for the Princeton area. As the visual environment is
considered an important element of local residents’ and visitors’ experience of Princeton a
primary consideration is to maintain “the character-defining qualities of the community such as
the eclectic development of the Princeton waterfront-industrial area, surrounding agricultural
areas, and the harbor”.*?> The design of the proposed structures is additionally consistent with the
County’s planning vision for the area.

The proposed projects, even where visible, will be visible in the context of other existing
structures, and therefore their impacts on coastal views would be minimal. Further, the proposed
projects are consistent with the LCP’s development standards including required height;

1 Similarly-designed structures have been approved by the County and constructed within the waterfront
marine-related industrial zoning area located approximately a quarter-mile westerly of the area. It is
important to note that the sites for the proposed subject buildings, unlike those that were approved and
constructed further west, do not directly abut the harbor shoreline. The subject proposed structures
would be more than 100 feet from the shoreline/edge of the bluff.

'2 Plan Princeton, Community Plan, Local Coastal Program, and Zoning Regulations Update, Existing
Conditions Report (May 2014), Page 1-9.
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setbacks, floor area and maximum parcel coverage, and are located along an urbanized section of
the coast adjacent to existing commercial and mixed-use developments (Exhibit 13). The
structures, as mentioned above, will contain curvilinear walls and a very slightly down-curved
roof. The proposed exterior cedar siding is consistent with coastal or nautical-themed,
developments in the area. Additional measures can be taken so as to reduce the appearance of
the bulk and mass of the proposed projects, as required by the LCP. The projects are conditioned
to require: 1) landscaping that will soften the view of the buildings as seen from nearby public
views (such as from Pillar Point Harbor); 2) downward facing lighting that will not illuminate
areas offsite; 3) a non-reflective roof; 4) native tree replacement for any trees removed due to the
projects; 5) utilities to be located underground; and 6) exterior materials and colors that blend in
with surrounding built and natural environment in order to further ensure consistency with the
LCP’s visual resource policies and design standards. The Commission imposes Special
Condition 1 to ensure that the approved structures and all the required visual protection
measures are adequately depicted on approved plans, submitted to the Executive Director for
review prior to issuance of the CDP. Accordingly, as conditioned, the Commission finds the
developments consistent with the LCP’s requirements regarding visual resources and community
character.

Public Access

Coastal Act Section 30604(c) requires that every CDP issued for any development located
between the nearest public road and the sea “include a specific finding that the development is in
conformity with the public access and public recreation policies of [Coastal Act] Chapter 3.”
The proposed projects are located seaward of the first through public road and thus such a
finding is required for both CDP actions. Coastal Act Sections 30210 through 30213 and 30221
specifically protect public access and recreation. Coastal Act Section 30240(b) also protects
parks and recreation areas, such as the nearby shoreline, West Shoreline Trail, and Pillar Point
Harbor area (Exhibit 11). These overlapping policies protect the beach (and access to and along
the shoreline) and offshore waters for public access and recreation purposes, including lower-
cost access and recreational opportunities.

The Princeton shoreline along this section of coast is developed with mixed-use residential and
commercial, coastal-related, visitor-serving development. Public access directly to and along the
shoreline is not available from the project sites because there are intervening parcels, not owned
by the Applicants that are located between each of the subject parcels and the shoreline.

Further, public access to the shoreline is provided roughly 100 feet to the north and south at the
ends of Broadway and Columbia Avenue. Approximately a quarter-mile up coast from the
subject properties is the West Shoreline trail and Pillar Point Marsh, which contains a parking
area and several trails, including a trail that leads up coast near the Mavericks surf site (Exhibit
11).

The subject project sites cannot provide direct public access to the shoreline, and access to the
shoreline is already provided in the vicinity of the approved projects (both up and down coast of
the sites) (Exhibit 11).

Thus, the Commission finds that the projects are consistent with the public access and recreation
policies of the Coastal Act.
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Water Quality

The proposed project sites, as mentioned above, are located in a coastal/marine area in close
proximity to the coastal waters of Pillar Point Harbor and nearby shoreline habitat. Such coastal
areas are used by migratory and water-associated birds, and are “Sensitive Habitats” as defined
by LCP Policy 7.1. LCP Policy 7.3 affords the protection of Sensitive Habitats as it prohibits
land use or development that would result in significant adverse impacts to this resource. Most
importantly development that is conducted in areas that are adjacent to Sensitive Habitats must
be sited and designed to avoid/prevent impacts that would result in degradation of Sensitive
Habitats. The LCP requires that all uses be compatible with the maintenance of the biologic
productivity of such habitats (Exhibit 9).

The proposed work would entail the movement of large construction equipment, workers, and
other construction material and supplies to, upon and from the properties. Such construction-
related activities have the potential to adversely affect nearby coastal resources (i.e., the beach
and off-shore resources) as a result of generating debris and dust/particulate matter, and
sediments. These impacts can be contained through construction parameters that include placing
restrictions and limits on necessary construction activities, such as limiting the times when such
activities can take place; the installation of temporary construction fencing to indicate the
minimum limits necessary for work; and the implementation of approved BMPs that are
designed to protect resources and the environment and to inform the public (by making certain
that copies of the CDP and approved construction plans are available for public review at the
construction site, good construction housekeeping required, etc.) as required through Special
Condition 3. In addition Special Condition 4 require the Applicants to each submit a Site
Drainage and Storm Water Management Plan that includes a drainage analysis with a detailed
description of the flow of storm water onto, over, and off of the two sites. The analysis shall
detail the measures necessary to ensure adequate site drainage, including to a designated,
effective infiltration area, landscaped areas, and away from the shoreline. As conditioned, the
Commission finds these projects to be consistent with the provisions of the LCP for the
protection of Sensitive Habitats; furthermore, the quality of the waters upon which those
resources depend will be retained.

Public Services

An area meets the definition of an “urban area” under LCP Policy 1.3a (Exhibit 9) if the land is
suitable for urban development and is served by sewer and water utilities. Projects proposed
must be able to demonstrate an available connection to urban area public services, in order to
develop within any urban area. Lack of connection to water service, for example, could present
a potential threat to the quality of nearby groundwater and surface waters if proposed new
development were allowed to include the drilling of wells or installation of septic systems. The
proposed developments are located within the Coastside County Water District’s public water
jurisdiction and the Granada Sanitary District’s public sewer jurisdiction. The Commission has
no evidence to suggest that these Districts cannot support the subject relatively small
developments, but the availability of connections to water and sewer must be demonstrated prior
to issuance of the CDPs. Therefore, the Commission imposes Special Condition 7 to ensure
there are available water and sewer connections for each development that can accommodate the
proposed uses. As conditioned, the projects are consistent with the LCP requirement that
development in urban areas be served by public services.
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Archaeology

No cultural or archaeological resources have been identified at either of the sites to date.
However, the Commission imposes Special Condition 8 to ensure that any archaeological or
cultural resources found during construction of either project are appropriately protected. The
conditions require the Applicants to discontinue work in the event cultural resources are
uncovered during the work on either site, and to take steps to protect such resources, as required
by the LCP. Therefore, with regard to archaeological resources, the projects are consistent with
the San Mateo County certified LCP.

Future Notice

These approvals are conditioned to require future notice of the terms and conditions of these
CDPs via a deed restriction to be recorded on each of the subject lots through Special Condition
6, in order to ensure that the current owners and future owners are aware of the CDPs’ terms and
conditions.

Conclusion — Approval with Conditions
Accordingly, the Commission finds that the projects, as conditioned, are consistent with the
certified San Mateo County LCP and the public access and recreation policies of the Coastal Act.

G. CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA)

Section 13096 of the California Code of Regulations requires that a specific finding be made in
conjunction with CDP applications showing the applications to be consistent with any applicable
requirements of CEQA. Section 21080.5(d)(2)(A) of CEQA prohibits a proposed development
from being approved if there are feasible alternatives or feasible mitigation measures available
which would substantially lessen any significant adverse effect which the activity may have on
the environment.

The County, acting as the lead CEQA agency, determined that both projects were exempt from
environmental review per Section 15303 of CEQA.

The Coastal Commission’s review and analysis of land use proposals has been certified by the
Secretary of Resources as being the functional equivalent of environmental review under CEQA.
The Commission has reviewed the relevant coastal resource issues with the proposed projects,
and has identified appropriate and necessary modifications to address adverse impacts to such
coastal resources. All public comments received to date have been addressed in the findings
above. All above findings are incorporated herein in their entirety by reference.

The Commission finds that only as conditioned in these permit actions will the proposed projects
avoid significant adverse effects on the environment within the meaning of CEQA. As such,
there are no additional feasible alternatives or feasible mitigation measures available which
would substantially lessen any significant adverse environmental effects that approval of the
proposed projects, as modified, would have on the environment within the meaning of CEQA. If
so modified, the proposed projects will not result in any significant environmental effects for
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which feasible mitigation measures have not been employed consistent with CEQA Section
21080.5(d)(2)(A).
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APPENDIX A — SUBSTANTIVE FILE DOCUMENTS
1. San Mateo County certified Local Coastal Program (LCP)

2. Administrative records for San Mateo County CDP Application Number PLN2006-00287
and PLN2006-00522.

3. “b0-year erosion study: Princeton Avenue Properties: APNs 047-024-070, -080, Princeton-
by-the-Sea, California”, prepared by Sigma Prime Geosciences, Inc., dated March 7, 2013.

4. “Wave Inundation Potential, Next 100 Years: Princeton Avenue Properties: APNs 047-024-
070-080, Princeton-by-the-Sea, California”, prepared by Sigma Prime Geosciences, Inc.
dated April 23, 2013.

5. Response to Comments: Princeton Avenue Properties, APNs 047-024-070, -080, Princeton-
by-the-Sea, California”, prepared by Sigma Prime Geosciences, Inc., dated October 24, 2013.

6. Response to Comments: Princeton Avenue Properties, APNs 047-024-070, -080, Princeton-
by-the-Sea, California”, prepared by Sigma Prime Geosciences, Inc., dated May 14, 2014,
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REGIONAL MAP

Source: Plan Princeton Existing Conditions Report, May 2014
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Plannlng and Buuldlng Department x 455 County Center w Redwood City
California 94063 » Planning: 650/363-4161 » Building: 650/599-7311 = Fax: 650/363-4849
BECRIV L

March 20, 2009 MAR % 4 2000

OALIFCINLA
GOAR BBION
NOTIGE OF FINAL LOCAL DEGISION cONTAL GO

Pursuant to Section 8328.11.1(f) of the San Mateo County Zoning Regulations

CERTIFIED MAIL j«pﬂ/ma Dg* w]

California Coastal Commission
Nr. Central Coast District Office
Attn: Ruby Pap Coastal Planner
45 Fremont Street, Suite 2000
8San Francigcp, CA b4105-2219

County File No.: PLN200§-00522

Appllcant Name: HERRING & WORLEY
Owner Name: JOHNSON MICHAEL F

The above listed Coastal Development Permit was conditionally approved by the County of San Mateo on
February 189, 2009. The County appeal period endad on March 5, 2609, Loeal review is now complete.

This pemit IS appealable to the California Coastal Commigsion; please inltiate the Califomnia
Coastal Commission appeal petiod.

If you have any queslions about this project, please contact LISA AOZASA at (650) 363-4161,

LISA AQZASA

Project Planner
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Joventy of San Mateo

Planning & Building Department

Please reply to: Lisa Aozasa
650/363-4852

ROJECT FILE

February 20, 2009

Ffed Herring
1741 Broadway
Redwood City, CA 94063

Subjeet:.  PLN 2006-00522
Location: 358 Princcton Avenue, Princeton
APN: 047-024-080

On February 19, 2009, the Zoning Hearing Officer considered your request for a Coastal
Development Permit, Use Permit, and Design Review, pursuant to Sections 63238, 6500, and
6565,1 of the San Mateo County Zoning Regulations, respectively, to allow the construction of a
2,374 sq, ft. three-story mixed-use building on a 3,500 sq. ft. parcel located at 358 Princeton
Avenue in the uningorporated Princeton area of San Mateo County, This project was continued
from the November 20, 2008 Zoning Hearing Officer Meeting, This project is appealable to the
California Coastal Commission,

The Zoning Hearing Officer made the findings and approved this project subject to the
conditions of approval as attached. '

_Any interested party agprieved by the determination of the Zoning Hearing Officer may appeal
this decision 1o the Planming Commission within ten (10) working days from such date of
determination. The appeal period for this project will end on March 5, 2009 at 5:00 p,m.

This approval is appealable to the California Coastal Commission, Any aggrieved party who has
exhausted their local appeals may appeal this decision to the California Coastal Commission
within ten (10) working days following the Coastal Commission’s receipt of the County’s final
decision, Please contact the Coastal Commission’s North Central Coast District Office at
415/904-5260 for further information concerning the Commission’s appeal process, The County
and Coastal Commission appeal periods are sequential, not concurrent, and together total
approximately one month, A project is considered approved when these appeal periods have
expired and no appeals have been filed,

455 County Center, 2nd Floor Mail Drop PLN1 22
Redwood City, Callfornia 94063 pingbldg@co.sanmateo,ca.us
650/363-4161 Fax:650/363-4849 www.cesanmateo,ca.us/planning
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February 20, 2009
Pred Herring
Page 2

If you have any questions concerning this item, please contact the Project Planner above.
Very truly yours,

it ST

Matthew Seubert
Zoning Hearing Officer

7hd0219T_draft

cc: Public Works Department ' Michael Johnson

Building Inspection Section ' Half Moon Bay Fire District
Assessor’s Office -Granada Sanitary District

Half Moon Bay Planning Department California Coastal Commission
Coastside County Water Departmennt Midooast Community Coungil
Princeton Citizens Advisory Comimittee Princeton Homeowners Association
Lennie Robetts
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February 20, 2009
Fred Herring

Page 3
Attachment A
County of San Mateo |
Planning and Building Department
FINDINGS AND CONDITIONS OF APPROVAL
Permit or Project File Number: PLN 2006-00522 Hearing Date: February 19, 2009
Prepared By:  Colette Meunier, Contract Planner Adopted By: Zoning Hearing Officer

LSA Assoclates

Reviewed By: Lisa Aozasa, Senior Planner

FINDINGS

For the Environmental Review. Found:

1. This project has been determined exempt from environmental review per Section 15303 of
the California Environmental Quality Act (CEQA), which allows for construction of up to
four (4) new, small facilities or structures not exceeding 10,000 sq. 1, in urbanized arcas
where the use does not involve significant amounts of hazardous substances and where
all necessary public services and facilities are available and the surrounding area is not
environmentally sensitive. A Notice of Exemption will be filed and posted for review.

Reparding the Coastal Development Permit, Found;

2, That the project, as described in the application and accompanying materials required by
Zoning Regulations Section 6328.7 and as conditioned in aceordance with Section 6328.14,
conforms with the plans, policies, requirements and standards of the San Mateo County
L.CP sinee it complies with all applicable Visual Resources Component policies regarding
replacement of vegetation remnoved with plants suitable to the area and preservation of
views through appropriate structute height and location.

3. The project is located between the nearest public road and the sea, or the shoreline of
Pescadero Marsh, and conforms with 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) since there are existing shoreline access locations at Broadway, Columbia
Avenue, and the strip of beach south of the subject site (Ocean Boulevard),

4. The project conforms to the specific findings required by policies of the San Mateo County
L.CP, including the Special Design Guidelines for Princeton-by-the-Sea since the proposed
building uses natural cedar exterior siding and copper and sloping, curved roofs with a
gentle pitch.
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February 20, 2009 : ( ; ( ‘
Fred Herring '
Page 4

Regarding the Use Permit, Found:

5. That the design and operation of the proposed use, as conditioned, will further the purpose
of the Coastside Commercial Recreation (CCR) District as stated in Section 6265, sinee it
will meet the service and recreational needs of Coastside visitors and residents by
ptoviding a physical/occupational therapy business customarily found in commercial ateas
that provides for a balanced diversity of uses in keeping with Section 6265,5. The
proposed therapy business is also protective of coastal/environmental resources in keeping
with Section 6265.7, since it reduces traffic congestion by providing space for a local
business to locate on the Coastside. The project, as conditioned in Condition #23, also
furthers the purpose of the CCR District in Section 6265.2 in that it is active and
pedostrian-oriented, with a ground-floor commercial use with an entrace and windows
facing the street, and with parking located behind the building, rather than between the
building and the street.

6. The design and opetation of the proposed use will conform with the development standards
stated in Section 6269 including building height, lot coverage and landscaping.

7. The establishment, maintenance and/or conducting of the use will not, under the circum-
stances of the particular case, result in a significant adverse impact to coastal resources,
since it is a relatively low intensity project in a developed area where no sensitive habitat
is present, and it is comgpaiible with surrounding land uses and meots all development and
design standards, '

Regarding the Design Review, Found:

8. That the proposed structure is designed and situated so as to rotain and blend withi natural
vegetation and landforms on the site and to insure adequate space for light and ait to itself
and adjacent properties, sinco all setbacks are met and appropriate landscaping is proposed.

9, The grading necessary for the construction of the project blends with the existing level site
“and does not create problems of drainage or erosion on its site or adjacent properiy, since
the lot is level and minimal grading is proposed.

10, Streams and other natural drainage systemé are not altered so as to affect their character
and thereby causing problems of drainage, erosion or flooding, since no streams are
adjacent to the subject parcel.

11, Structures are located outside flood zones, drainage channels and other areas subject to
inundation, since the subject parcel is in Zone C, Areas of Minimal Flooding.

12. Trees and other vegetation land cover are removed only where necessary for the construe-
tion of structures or paved areas in otder to reduce erosion and impacts on natural drainage
channels, and maintain surface ranoff at acceptable levels, since replacement trees and an
erosion control plan are required as conditions of approval,
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Februdry 20, 2009
Fred Herring
Page 5

13. A smooth transition is maintained between development and adjacent open areas because
the site is not adjacent to any open areas and the proposed landscaping is appropriate for
this urban setiing. :

14.  Views are protected by the height and location of structures and thlough the selective
prumng or reinoval of trees and vegetative matter ai the end of view comdorb since the
project complies with the applicable height limit,

15, Construction on ridgelines blends with the existing silhouette by maintaining natural
‘ vegetative magses and landforms and does not extend above the height of the forest or
iree canopy, since the subject parcel is not on & ridgeline.

16. Structures are set back from the edge of bluffs and cliffs to protect views from scenic arcas
below, since the subject parcel is not.adjacent lo a cliff or bluff,

17.  Public views to and along the shoreline from public roads and other public lands are
protected, since the project complies with the applicable height limit.

18. Varying architectural styles are made compatible through the use of similar materials and
' colors that blend with the natural setting and surrounding neighborhoods, since natural
cedar shingles and copper trim are proposed.

19, The design of the structure is appropriate to the use of the property and is in harmony
with the shape, size and scale of adjacent building in the community, since the proposed
building uses natural cedar exterior siding and copper and sloping, curved roofs with a
pentle pitch, '1

20, Overhead utility lines are placed underground where appropriate to reduce the visual
impact in open and scenic arcas, as reguired by conditions of approval.

21, The number, location, size, design, lighting, materials, and use of colors in signs are
compatible with the architectural style of the structure they identify and harmonize with
their surroundings, as required by conditions of approval.

22. Paved areas are inteprated into the site, reiate to their structure, and are landscaped fo
reduce visual impact from residential areas and from roadways,

Reparding Significant Tree Removal, Found;

23. That the provisions of the Significant Tree Regulations (San Mateo County Ordinance
Code Section 12,000) have been considered and applied as part of the Design Review
permit for this project and the proposed removal of two Monterey cypress trees (one on this
site, one on the adjacent site) meets the standards for tree removal per San Mateo County
Zoning Regulations Chapter 28.1 (Design Review) because the trees must be removed to
provide access and parking to and for the project site and because of a condition for
replacement of trees on the site,
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February 20, 2009 ( (
Fred Herring
Page 6 '

CONDITIONS OF APPROVAL

L.

This approval applies only to the proposal, documents and plans described i this report

and submitted to and approved by the Zoning Hearing Officer on February 19, 2009,
except as noted in Condition #25 below. Minor revisions or modifications to this project
may be made subject to the review and approval of the Community Development Director.
Additional improvements or intensification beyond the terms of this approval ,
(physical/occupational therapy business, a parking space, and storage, mechanical and trash
areas, mezzanine storage for the therapy business and a third floor studio apartment), shall
require an amendment to PLN 2006-00522, payment of applicable fees, and consideration
at a public hearing,

Any change in use shall require an amendment to the use permit. Amendment to this use

petmit tequires an application for amendment, payment of applicable fees, and considera-
tion at a public heating. '

The Coastal Development and Design Review permits shail be valid for one year, in which
time the applicant shall be issued a building permit. Any extension of these petmits shall
require submittal of an application for permit extension at least 30 days prior to the
permit’s expiration.

Any uses on the project site that are not approved will be found in viclation of codes, The
applicant shall remove any items that are considered a public nuisance and/ot an illegal
residence ot be subject to violation fees,

The term of the use permit for the physical/ocoupational therapy business shall be five (5)
years ftom the date of the effective final decision, Thereafter, the applicant, if desiring

to continue the use at this site, shall submit an application to the Planning and Building
Department for use permit renewal six (6) months prior to expiration of this permit. If the
proposed building has not received a Certificate of Occupancy during the S-year term of

‘this use permit, the use permit shall be permanenily expired and not eligible for renewal,

The use permit for the residential use shall be self-renewed on an annual basis without
payment of additional fees, if the County Code Compliance Section finds that the appli-
cant’s use is in compliance with the terms of the use petmit approval. 1f the applicant’s use
is in violation of any of the conditions of approval, the County Code Compliance Section
shall direct the applicant in writing to apply for a use permit renewal. The applicant shall
be required to apply for this renewal within thirty (30) days of the date of said use permit
renewal letter, The application shall be subject to all applicable use permit renewal fees

at that time. The residential use is limited to the third floor only.

Prior to issuance of a building permit, the applicant shall submit approved documentation
of water setvice to the site from Coastside County Water District and sewage disposal
from Granada Sanitary District for review and approval by the Community Development
Director as part of the building permit submittal.
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10.

I

12.

13,

14,

A detailed landscaping and irrigation plan shall be submitted as part of the application
for building permit, The plan shall be substantially consistent with the preliminary land-
scaping plan submitted January 13, 2009, except as necessarily modified by compliance
with Condition #24 below, and include the quantities and locations of planters and
vegetation as shown on the plan, and shall include the number, size and Latin names of all
trees and plantings to be planted, and method of irrigation, The submitted plan shall also
include at least one 15-gallon size tree that is sujtable to the site’s coastal location, is
drought tolerant, and sited to not cause blockage of views shall be located on site. If
additional trees are affected by the widened driveway apron (see Condition No, 22), then
additional replacement trees may be required, Tree protection measures must be installed
to protect the trees to remain, prior to issuance of 4 building permit. The landscaping plan
shall be reviewed and approved to the satisfaction of the Community Development
Director and shall be installed prior to the finalization of this project by the Bu:ldlng
Inspection Section.

Colors and material samples shall be submitted to the Planning Department at the time of
application for a building permit. Approved colors and materials shall be confirmed prior
to a final inspection for the building permit,

The applicant shall apply for and be igsued a building permit prior to the start of construc-
tion and develop in accordance with the approved plans s well as install all structures to
current building codes,

A detailed exterior lighting plan shal] be submitted for review and approval by the -
Community Development Director prior to installation. This lighting plan shall include
detail on the proposed wattage of all lighting, glass/design specifications for both street-
lights and wall lights. The exterior lighting for the project shall be primarily down lit, with
the exception of some up-lighting for landscaping purposes. All lighting shall be designed
such that illumination is focused and directed in a manner that provides for circulation

and security while reducing the incidence of spillover light onto adjacent properties. If
necessary to minimize intrusive light and glare effects, the exterior light fixtures shall be

equipped with lenses or hoods or equivalent spillover light and glare control equipment.

Plans shall ¢learly reflect all new utlhty lines associated with the proposed project to be
installed underground,

Any proposed signage shall demonstrate compliance with appliceble policics/requirements
of the County’s General 'lan, Zoning Regulations and LCP, The applicant shall be
responsible for submitting an application for review and approval by the Planning -
Department prior to any placement/installation of signage at the project site,

All activities'shall occur within the building and no outdoor storage is permitted.
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15. Noise levels produced by proposed grading and construction activities shall not exceed the
'80-dBA level at any one moment. Grading and consiryction activities shall be limited to
the hours fram 7:00 a:m; to 6:00 p.m., Monday through Friday, and 9:00.a.m. to 5;00 p.m,
on Saturdays, Grading and construction operations shall be prohibited on Sundays and any -
national holiday.

16. The applicant shall be responsible for compliance with all Performance Stendards as
outlined in Section 6270, Performance Standards of the San Mateo County Zoning
Regulations. - )

17. The applicant shall provide “finished floor elevation verification” to certify that the struc-
ture is actunlly constructed at the height shownon 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. |

4. 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 elovation shall be shown on the submitted site plan. This
datum point shall be used during construction to verify the elgvation of the finished
floots relative to the existing natural or to the grade of the site (finished grade},

¢.  Priorto the Current Planning Section’s 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 ot the significant corners (at least
four) of the footprint of the ptoposed structute on the submitted site plan, and (2) the
elevations of proposed finished grades.

d.  Inaddition, (1) the natural grade elevations at the significant corners of the proposed
structure, (2) the finished fioor elevations, and (3) the topmost elevation of the roof,

¢.  Once the building is under construction, prior to the below floor framing inspection -
' ar the pouring of the concrete slab (as the case may be) for the lowest floor(s), the
applicant shall provide to the Building Ingpection Section a letter from the licensed
land surveyor ot engineer certifying that the lowest floor hoight--as constructed--is
equal to the elevation specified for that floor in the approved plans. Similarly, cer-
tification on the topmost elevation of the roof is required.

£ If the actual floor beight or roof height--as constructed--is different than the clovation
specified in the platis, 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 Inspection Managet and Community
Development Diréctor, -

18, The applicant shall submit a sediment and erosion control plan for teview and approval
priot to issuance of a building permit. -
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19, The applicant shall follow all San Mateo Couniywide STOPPP Recommended Construe-
. tion Materials Handling and Disposal Practices and prohibit the discharge of all wastes into
the storm drain system including but not limited to:

a.  Storm drain inlets shall be protected from sediment-laden runoff to the greatest extent
feasible, Storm drain inlet protection devices include sand bag barriers, filter fabric
fences, block and gravel filters, and burlap bags filled with drain rock.

b.  When cleaning sediments from streets, driveways and paved areas on construction
sites, dry sweeping methods shall be used where possible, If water must be used to
flush pavement, collect runoff to settle out sediments and protect storm drain inlets,

c.  Site contribution shall not exceed the capacity of the existing stormwater system, to
the satisfaction of the City Engineer. ‘

d. - The applicant shall submit a Stormwater Pollution Prevention Plan for review and
approval prior to construction that addresses measures that would be included in the
project to minimize and contro! construction and post-construction runoff,

e. All active construction areas shall be watered twice daily or as often as necessary
to contro] dust emissions, Application of non-toxic soil stabilizers on all unpaved
access roads, parking areas and staging areas and construction areas shall occur if
necessary to control dust emissions,

f.  All trucks hauling soil, sand, and other loose materials shall be covered and/or ensure
that all trucks hauling such materials maintain at least two feet of freeboard.

g.  Sweep daily or as often as necessary with water sweepers all paved access roads,
parking area, public rights-of-way and staging areas at construction sites to control
dust and vmble soil material,

h, The apphcant shall niot be permitied to dlscharge anythmg other than ralnwater into
the streets and storm drains,

i.  The applicant shall seal all floor drains or piping that carry wastewater to storm
drains.

j. When stripping or cleaning building cxteriors with high pressure water, storm drains
shatl be blocked, Water shall be washed onto a dirt area and spade into soil, or other
method of collection approved by the local wastewater treatment authority.

k.  Filters orequivalent Best Management Practices (BMPs) shall be installed in the
driveway storm drains, inspected und cleaned by a contractor at appropriate intervals.
The property owner, association or facility operator is responsible for hiring the con-
tractor depending on agreements established during the development process.
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20. Prior to the Current Planning Section’s approval of the building permit for the proposed

21,

project, the applicant shall prepare and record a deed restriction spé

cifying the following:
a.  The mezzanine level of the building is part of the p‘hyéidéi/oc;;:ﬁﬁ;iional .thel;apy -
business to be conducied on the ground floor and shall not be part of the residential
use located on the third floor. '

b,  The square footage of the residential use within the building shall not exceed the
square footage of the commercial use.

The applicant and contractors employed on-site must be prepared to carry out the
requirements of California State law with regard to the discovery of historig, cultural
or archaeological resources during the course of project construction. In the event that

. any article of historical or cultural significance is encountered, all ground disturbing work

22,

23,

24,

must cease and County Planning notified so that the articles may Be suitably protected or
flagged for future research, A qualified archasologist and/or the Native Ametican Heritage
Commission may be consulted to recommend subsequent measure for the protection and
disposition of significant artifacts.

Plans submitted to the Building Inspection Section shall clearly reflect the following details
to the satisfaction of the Community Development Director prior to the issuance of a
building permit:

a.  Plans shall clearly reflect all new utility lines assooiated with the proposed project
installed underground.

b.  Plans shall clearly reflect the details and material of the permeable material proposed
for the parking space areas, with the exception of the space(s) located within the
building footprint. : :

¢. Plans shall show the driveway opening where it meets Princeton Avenue to be at least
24 foet wide, and identlfy the iumber and location of trees to be affected. The
applicant must then arrange a site visit with Planning, Public Works and Fire District
staff to verify in the field the exact location and dimensions for the driveway, so that
the impact on the trees can be accurately verified. Some adjustment may be allowed in
the location or orientation of the driveway, as necessary to minimize trec
removal/trimming, as long as Public Works and Fire District tequirements are met.

Prior to the issuance of a building permit for the project, the applicant shall submit
tecorded easement documents to the satisfaction of the Community Development Director
or desighee demonstrating that APN 047-024-080 has an easement over the portion of APN

047-024-070 for the use of the shared 24-foot wide driveway to provide access to Princeton
Avenue, )

The 24~foot wide shared driveway and the required fire hydrant shal! be installed and
approved priot to the on-site storage of combustible materials,

: Exhibit No. 2
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25,
... the Planning Department showing. the building relocated o the front of the lot, with all

Prior to the issuance of a Building Permit, the applicant shall submit a revised site plan to

parking placed behind the building in the rear of the Jot (with the exception of the tuck-
under parking space located in the rear portion of the ground floor). The proposed entrance
shall face the sireet and have direct access to the street, and although landscaping may be
located between the building and the front property line, no parking shall be located
between the building and the Princeton Avenue property line, This revised site plan shall
be reviewed and approved by the Community Development Director or her (his) designee
prior to issuance of a building permit,

Building Inspection Section

26,

27,

28,

29,

30,

31

32.

This building will be required fo comply with the County’s Green Building Program,
County Ordinance No. 04444, The applicant is required to contact the Building Inspection

~ Section at 650/599-7311 prior to submittal in order to understand minimum requirements at

time of building permit application,

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

An automnatic fire sprinkler system will be required,

If a water main extension, upgrade or hydrant is required, this work must be completed
prior to issuance of the building permit or the applicant must submit a copy of an agree-
ment and contract with the water purveyor that will ensure the work will be compléted

prior to finalizing the permit.

A site drainage pian will be required that will demonstrate how roof drainage and site
runoff will be directed to an approved location. This plan must demonstrate that post-

development flows and velocities to adjoining private property and the public right-of-way

shal) not exceed those that existed in the pre-developed state.

Sediment and erosion control measures must be installed prior to beginning any site work

and maintained throughout the term of the permit. Failure to install or maintain these

meagures will result in stoppage of construction until the corrections have been made and
fees paid for staff enforcement time,

The plans shall demonstrate compliance with Table 5-A of the California Building Code,
including openings in commercial buildings are not permitted within 5 feet of a property
line and must be protected within 10 feet. Additionally, the walls must be of 1-hour
construction within 20 feet of the property line, '
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Department of Public Wotks

.33, -Ptior tq iswuance of a building permit, the applivant will be required to provide payment of
“roadway mitigation fees” based on the square footage (assessable space) of the property
building per Ordinance #3277,

34, The provision of the San Mateo County Grading Ordinance shall govern all grading on and
adjucent to this site. Uniless exempted by the Grading Ordinance, the applicant may be
required to apply for a grading permit upon completion of the plans and should access
construction be required.

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

36. No proposed ¢onstruction wortk within the County fightuoquay shall begin until County
tequirements for the issuance of an encroachment permit, including review of the plans,
have been met and an encroachment permit issued. ' '

Coastside Fire Protection Digtrict

37. Anapproved fire hydraht (Clow 960) must be located & maximum of 250 feet measured by
way of drivable access from the proposed project. The hydrant must have a minimum flow

of 1,500 galions per minute at 20 pounds per square inch residual pressure for a minimum
of two bours. '

38.  As per the Coastside Protection Ordinance No. 2007-01, the proposed project must be
equipped with an approved NFPA 13 fire sprinkler system throughout. Be advised that
the sprinkler system design shall be based on an at Jeast Ordinary-Group 2 classification
or higher classification based on stored commodity. Provide information as to commodity,
No building permit will be issued until fire sprinkler plans are received, reviewed and
approved by the Fire District, Sumit your plans under separate fire plan cheok and
permit to the Half Moon Bay Fire Protection District. '

39, Along with the sutomatic fire sprinkler system, this project is required to install all related
fire sprinkler hardware (Post-Indicator Valve, Fire Department Connection and Extetior
Bell), No building permit will be issued until fire sprinkler plans are received, reviewed
and approved by the Fire District. Please submit plans showing the Jocation of all required
fire sprinkler hardware to the San Mateo County Building Department.

40. Tire suppression operations involve heavy pieces of apparatus that must set up and operate
close to buildings. The applicant must have a maintained all-woather surface road for
ingress and egress of fire apparatus. The San Mateo County Department of Public Works
and the Coastside Fire Disttict Ordinance 2007-01 shall set road standards, Dead-end
roads exceeding 150 feet shall be provided within a turnaround in accordance with
Coastside Fire District specifications, Road width shall not be less than 20 feet. Fire
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41,

42,

43.

44,

45,

protection, including fire apparatus access roads and water supplies for fire protection is
required to be installed, Such protection shall b,g_msialled and : rnade serv:ceable prior to
and during the time of construction and beforé combustibles are on fhe project site.
Approved signs and painted curbs or lines shall be provided and maintained to identify fire
apparalus access roads and state the prohibition of their obstruction, Fire lanes shall be in
accordance with Coasiside District specifications, Contact the Fire Prevention Bureau for
these specifications. In particular: (a) The driveway shall be red-curbed and posted as a
fire lane with no parking allowed, (b) The curb of the driveway at Princeton Avenue shall
accommodate the rading turn of the fire apparatus. (c) All road surfaces shall be able to
withstand an imposed load of 68,000 pounds.

The proposed project will require the installation of “Knox Boxes.,” Emergency Key Boxes
are required when access to or within a structure or an area is unduly difficult because of
secured openings or where immediate accoss is necessary for life saving or fire-fighting
purposes. The Chief will determine the location for the key box and provide an authorized
order form, All security gate systems controlling vehioular access shall be equipped with

a “Knox,” key operated emergency entry device. The applicant shall contact the Fire
Prevention Burecau for specifications and approvals prior to installation.

As per Coastside Fire District Ordinance 2007-01, building identification shell be
conspicuously posted and visible from the street. (TEMPORARY ADDRESS NUMBERS
SHALL BE POSTED PRIOR TO COMBUSTIBLE MATERIAL BEING PLACED ON-
SITE.) The letiers/numerals for permanent address numbers shall be six inches in height
and of a color, which is contrasting with the background. Such letters/numerals shall be
automatically illuminated and facing the direction of access.

The applicant shall submit a “Hazardous Materials Business Plan” to the County of San
Mateo Environmental Health Services Division, located at 455 County Center in Redwood
City (UFC 8001.3.2). Control Areas shall be separated from each other by not less than a
one-hour fire-resistive occupancy separation (UFC 8001.10.2.1). 'The number of conirol
areas in buildings or portions of buildings having Group “M” Occupancies and buildings
or portions having Group *S” Occupancies with storage conditions in accordance with
Uniform Fire Code Section 8001.14 shall not exceed two (UFC 8001,10.2.2), The number
of control areas in buildings with other than Group “M” Occupancies or with other Group
“8* Occupancy storage conditions shall not exceed four (UFC 8001.10.2.2).

As per County of San Mateo Building Standards and the Coastside Fire District Ordinance
2007-01, the roof covering of every new building or structure, and materials applied as part
of a roof covering agsembly, shall have a minimum fire rating Class “B” or higher as
defined in the current edition of the California Building Code.

There must be a firc exiinguisher for cach 3,000 square feet, travel distance not to exceed
75 feet per Title 19, California Code or Regulations, with at least one required per floor or
occupancy.
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46. Bxit doors shall be of the pivoted type or side hinged swinging type. Exit doors shall swing
in the diroction of exit when serving an occupant load of fifty or more, Special Doors:
~-Revolving, stiding and-overhead dooss shall-not be used as required exits, . Power operated
doors complying with CBC Standatd No. 10-1 may be used for exit purposes. Additional
Doors: ‘When additional doors ate provided for egress purposes, they shall conform to all

the provisions of CBC Chapter 10,

ey st

47, Bxit doors shall be operable from the inside without the use of a key, special knowledge or
effort. Exception: Main exit doors may be equipped with a keyed-locking device if there
is a readily visible sign on or adjacent to the door stating, “I'HIS DOOR TO REMAIN
UNLOCKED WHENEVER THE BUILDING IS OCCUPIED.” The sign shall be in letters
not less than 1-inch in height. : -

48, Tlumination: Signs shall be internally or externally illuminated by two electric lamps ot
' shall be of an approved self-tuminous type. Power Supply: - Curtent supply to one of the
lamps for exit signs shall be provided by the premises wiring system. Power tothe other
lamyp shall be from storage of batteries or an ob-site generator set. Include exist illumina-
tion with electrical plans and submit to the S8an Mateo County Building Inspection Section
for review and approval.

49. When required, when more exits from a story are requited by Section 1003 of the CBC,
exit signs shall be installed at stair enclosures, horizontal exits and other required exits
from the story, When two or more exits are required from a room of area, exit signs shall
be installed at the required exits from the room or area and- whero otherwise necessary to
clearly indicate the direction of egress, Exception: Main exit doors; which are clearly
identifiable as exits (glass door). Show exit plans o plans submitted to the San Mateo
County Building Inspection Section for review and approval. When exit signs are required
by Section 1013.1 of the CBC, additional approved low-level exit signs, which are intet-
nally ot externally illuminated, photo-luminescent or self-luminous, shall be provided in
all interior tated exit cotridors serving guest roots of hotels in Group R, Division 1
Occupancies, and other occupancies as determined by the code,

50, Any room having an oceupant load of 50 or more where fixed seats are not instafled, and
which is used for classroom, assembly or similar purpose, shall have the capacity of the
room posted in a conspicuous place, '

51, This project is required to have installed an approved NFPA. 72 fire alarm system through-
out. The system is to monitor any flow through the required automatic fire sprinkler
system, any fire sprinkler valve tamper and all heat and smoke detectors, The system will
also include an exicrior bell and interior horn/strobes, which are required to be wired to the
alarm system and the flow switch for the fire sprinkler system. '

52. Exterior bell and interior horn/strobe: These are both vequired to be wired into the flow
switch on the fire sprinkler system. The bell, hort/strobe and flow swlich, along with any
garage door openct, are to be wired Info a separate circuit breaker at the main electrical
panel and labeled.
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53. Smoke Detectors that are hardwired: As per the California Building Code Section
310.9.1,1, State Fire Marshal Regulations, and Coastside Fire District Ordinance 2007-01,
the applicant is required to install State Fire Marshal approved and listed smoke detectors”
that are hardwired, interconnected, and have battery backup. These detectors are required
to be placed in each sleeping room and at a point centrally located in the corridor area
giving access to each separate sleeping area. A minimum of one detector shall be placed
on each floor, Smoke detectors shall be tested and approved prior to the building final.

54, The following shall be shown on the plans submitted for building permit and installed prior
to occupancy: (a) Provide and mount one 2A, 10B:C fire extinguisher at approximately 4
feet above the floor, (b) Provide an additional exit from the third floor residential unit in
compliance with California Fire Code 1004.2.3,3, Exception 4. (c) Install smoke alarms
in the residential ynit in compliance with California Fire Code 310.9.1,

55, The access driveway and the fire hydram; must be installed and approved by the Coastside
Fire District prior to on-site storage of combustible materials per California Fire Code,

56. The proposed project will be required to form a Community Facilities District. Please
be aware that it takes a minimum of three months to go through the CDF process. An
occupancy permit will not be issued until all project conditions of the district are com-
pleted, Contact the Fire District Administration Office with questions or to receive
detailed information, Only if over 3,000 square foet.

LSA/LAA:cdn—1.SASI114 WCU.DOC
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. COUNTY OF SAN MATEO
PLANNING AND BUILDING DEPARTMENT
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FROM: [Lisa Aozasa, Project Planner, Telephone 650/363-4825
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SUBJECT: Consideration of a Coastal Development Permit, a Use Permit and Design
Review, pursuant to Sections 6328, 6500, and 6365.1 of the San Mateo County
Zoning Regulations, respectively, to allow the construction of a 2,374 square fool,
three-story, mixed-use building on a 3,500 square foot parcel located at 358
Prineeton Avenue in the unincorporated Princeton area of San Mateo County.
This project is appealable to the California Coastal Commission.

County File Number: PLN 2006-00522 (Johnson/Herring)

PROPOSAL

The applicant is requesting approval of a Coastal Development Permit, Use Permit, and Design
Review for construction of a 2,374 square fooi, three-story, mixed-use building on a 3,500
square foot existing parcel located on Princeton Avenue between Columbia Avenue and
Broadway, and one block inland from Ocean Boulevard (a paper street), in the unincorporated
Princeton area of San Mateo County. The new building will accommeodate a physical/ oceupa-
tional therapy business on the ground floor, business-related storage on the mezzanine, and a
residence on the top floor. A Use Permit is required for the proposed residential unit and for
the therapy business. The proposed development would provide five parking spaces, including
one handicapped parking space. Onaly half of the 24-foot wide driveway is located on the
subject property; the other 12 feet is located on the property to the southwest. No trees within
the project site will be removed for the project; however, one cypress tree within the Princeton
Avenue right-of-way would be removed (o accommodate the project driveway, and at least one
additional tree on the adjacent property will be removed to accommodate the shared driveway,

RECOMMENDATION

Approve the Coastal Development Permit, Use Permit and Design Review for County File
Number PLN 2006-00522, subject to the required findings and conditions of approval listed
in Attachment A.

BACKGROUND

Report Prepared By:  Colette Meunier, Contract Planner, LSA Associates, Inc,
Colette Meunier@}. SA-assoc.com, Telephone 510/847-9731

Report Reviewed By: Lisa Aozasa, Senior Planner (650/363-4852)
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Applicant: I'rederick Herr
Property Owner: Michael F. Johnson

Location; Undeveloped parcel located at 358 Princeton Avenue, west of Highway 1/Cabrillo
Highway in the unincorporated Princeton-by-the-Sea area of 8an Mateo County

APN: 047-024-080
Parcel Size: 3,500 square feet

Existing Zoning: CCR/DR/CD (Coastside Commercial Recreation, Combining Design Review
District and overlay Coastal Development District)

General Plan Designation: General [ndustrial (Mideoast Urban)

Existing Land Use: Vacant, The site is being used as'a staging area for shoreline repaiy work on
an adjacent parcel.

Water Supply: Coastside County Water District
Sewage Disposal: Granada Sanitary District

Flood Zone: Zone C (Area of Minimal Flooding); Commurity Panel No. 060311-.0113-1,
Effective Date; July 5, 1984,

Environmental Evaluation: This project has been determined exempt from environmental review
per Section 15303 of the California Environmental Quality Act (CEQA), which allows for con-
struction of up to four (4) new, small facilities or structures not exceeding 10,000 sq. {t. in urban-
ized areas where the use does not involve significant amounts of hazardous substances and where
all necessary public services and facilitics are available and the surrounding area is not environ-
mentally sensitive, A Notice of Exemption will be filed and posted for review.

Setting: The undeveloped parcet is located in Princeton-by-the-Sea, an unincorporated area

of San Mateo County. Moss Beach and Montara lie to the northwest while El Granada and the
City of Haif Moon Bay lie to the southeast. The subject property is located mid-block between
Columbia Avenue and Broadway on the south side of Princeton Avenue, west of the Capistrano
Road/Cabrillo Highway intersection. Ocean Boulevard, the next street south of Princeton
Avenue, i5 a paper street without actual paving and is essentiaily the beach for Pillar Point
Harbor. Parcels with frontage on Ocean Boulevard are located between the project site and
Ocean Boulevard, There is a group of cypress trees along the parcel’s frontage along Princeton
Avenue but otherwise the site does not have much vegetation, because of its use as a construe-
tion staging avea. There are five (5) Monterey cypress frees, defined as Significant Trees by the
San Mateo County Ordinance Code, Section 12000, located in the Princeton Avenue right-of-
way directly abutting the front of the subject property and the fot immediately to the southwest of
the project site. One Monterey cypress tree within the right-of-way is proposed for removal. No
trees are praposed for removal on the project site, but at least one additional tree oa the adjacent
property will be removed to accommodate the shared driveway.

e

Exhibit No. 2

A-2-SMC-09-006 (Johnson) and A-2-SM C-09-008 (Shook)
County CDP Approval Johnson

Page 20 of 34




The undeveloped parcel is lowated in a predominantly developed neiuborhood, Development in
the vieinity includes Harbor House, a bed-and-breakfast inn, a small conference center, a storage
facility and residential uses. The Half Moon Bay Airport is within 1,000 feet of the subject
property and is one of the most prominent land uses within the area. However, the subject
property is not within the Airport Overlay zone.

DISCUSSION
A, KEY ISSUES

1. Conformance with the County Gieneral Plan

The site has a land use designation of ¥General Industrial™ per the County General
Plan. Staff hag reviewed the proposed project against the applicable policies con-
tained in the County General Plan. Summarized below are the following policies
of the General Plan that are relevant to this project and statement of compliance
following each.

v' Policy 2.17 - Regulate development to minimize soil erosion and sedimentation.

Response: Some grading and earthwork activities may be necessary for con-
struction. However, the site arca of the proposed construction is on a slope of
less thar 5%, so minimal grading would be required. Upon submittal to the
Building Inspection Section for a building permit, the detailed construction
drawings would be reviewed for compliance with the San Mateo County
Grading Ordinance. In addition, a recommended condition of approval requires
that the applicant submit an erosion and sedimment control plan prior to issuance
of a building permit which would mitigate the impact of any minor earthwork
activities conducted.

Chapter 4 - Visuwal Quality Folicies

v ?olicy 4.14 - Regulate the appearance of new development to promote and
erhance goed site design, site relationships and other aesthetic considerations,

Response: The site is currently vacant and is being used temporarily as a construction
staging area with some equipment and construction materials stored on-site. The lot
is 35 feet by 100 feet and is less than the minimum lot size of 5,000 square feet set
out in the development standards for the CCR District, The site would have access
over a shared 24-foot driveway which would be located half on the property to the
southwest. Therefore, there would be a 12-foot wide setback to the ground floor

on one side of the building. The adjacent now undeveloped lot to the northwest is
proposed for development which would also have a 12-foot setback to accommodate
the shared driveway, creating a 24-foot separation between the buildings at the
ground floor level. For the northeasterly side vard, the abutting neighboring use is a
parking lot, which would be screened through fencing and the proposed landscaping
plan,

W3

Exhibit No. 2

A-2-SMC-09-006 (Johnson) and A-2-SM C-09-008 (Shook)
County CDP Approval Johnson

Page 21 of 34



There isno sir ar distinetive architectural style predi  nant in the neighborhood
and other neighboring structures are primarily either two ot three stories in height.
The proposed design complies with all minimum setback requirements so it would
have a consistent site relationship with the adjacent properties. Givén the location of
the existing Monterey cypress trees fronting the parcel, potential coastal views from
parcels directly across the street are currently limited. The trees located in the public
right-of-way at the front of the property would also assist in screening the proposed
building and associated improvements from Princeton Avenue and neighboring
properties across the street.

¥" Policy 4.35 - Maintain and, where possible, improve upon the appearance and
visual character of development in urban areas and ensure that new develop-
ment is designed and constructed to contribute to tbe orderly and harmonious
development of the locality.

Response: The proposed improvements would introduce a well-designed structure
into the developed neighborhood that is compatible and complementary to the
existing mix of architectural styles. As such, the proposal contributes to the aesthetic
character of this Princeton-by-the-Sea neighborhood,

Chapter 8 - Urban Land Use

v" Policy 8.29 - Encourage the infilling of urban areas where infrastructure and
scrvices are available, :

Responge: The undeveloped parcel is located in an established, predominantly devel-
oped neighborhood. Emergency services, roadway access as well as water and sewer
service are gvailable to be provided to the site.

v Policy 8.34 - Allow uses in zoning districts that are consistent with the overall
land use designation.

Response: The parcel has a general plan designation of “General Industrial® and a
base zoning designation of Coastside Commercial Recreation (CCR), The uses of a
physical/occupational therapy business and a studio apartment unit are consistent with
the purpose of the zoning district and corpatible with other permitted land uses in the
district, thus consistent with the overall land use designation. Please see detailed dis-
cussion under Section 3.d., “Conformance with County Zoning Regulations - Use
Permit Analysis.”

Conformance with the Montara-Moss Beach-El Granada Community Plan

Upon review of the applicable provisions of the Montara-Moss Beach-El Granada
Community Plan, part of which includes Princeton, staff has determined that the
preject complies with this Community Plan’s policies, including the following:

Commereial Land Use Policy 2.9.a (Commercial Development Buffers) encourages
use of the Community Design Manual for new commercial development, The
proposed building is consistent in design and scafe with other new commercial,

w4
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industrial, and residential projects in Princeton, See the aetailed discussion under
“Conformance with County Zoning Regulations” regarding Design Review,

Conformance with the Local Coastal Program

This project is consistent with San Mateo County Local Coastal Program policies
with specific discussion of the following policies:

Locating and Planning New Development Component

v' Policy 1.18 (Location of New Development) - Direct new development
to existing urban areas in order to discourage urban sprawl, maximize the
efficiency of public facilities, services, and utilities, minimize energy con-
sumption, protect and enhance the natural environment, and revitalize existing
developed areas. Concentrate new development in urban areas by requiring the
“infiliing” of existing residential subdivisions.

Response: The project is located on a legai, undeveloped paree] within a predomin-
antly developed subdivision and is an infill project. Existing public service and wiility
infrastructure serve the project vicinity and can be provided to the project site without
any substaniive revisions or enhancements to do so.

Viswal Resources Component

v' Policy 8.10 (Vegetative Cover) -~ Replace vegetation removed with plant
materials compatible with the surrounding vegetation and suitable to the
climate, soil, and ecological characteristics of the area.

Response: The applicant has submitted a proposed landscaping and irrigation plan
and the selected plantings are appropriate for the coastal location of the project. One
cypress tree at the front of the property is proposed for removal, but the rest of the
existing cypress trees along the property’s frontage would be retained and provide
significant landscaping benefit. At least one tree | 5-gallon size or greater should be
planted on-site to replace the tree proposed for removal. A proposed eondition of
approvat requires that the landscape plan be revised to show the replacement tree
planted on-gite.

v' Policy 8.12 (General Regulations) - Apply the Design Review (DR) Zoning
District to urbanized areas of the Coastal Zone and employ the design criteria
set forth in the Community Design Manual for all new development in urban
arcas. Locate and design new development and landscaping so that ocean views
are not blocked from public viewing points such as public roads and publicly
owned {ands,

Response: A detailed analysis of the project’s compliance with the Design Review
(DR) Zoning District is included below under Section 3.b., “Conformance with the
County Zoning Reguldtions - Design Review Analysis.” Given the location of the
structure on the lot and the parcel itself relative to other abutting, developed prop-

.5

' Exhibit No. 2
A-2-SMC-09-006 (Johnson) and A-2-SM C-09-008 (Shook)
County CDP Approval Johnson

Page 23 of 34



erties and vege  on in the surrounding neighborhood, .  her ocean nor ridgeline
views would be blocked from public viewing points.

Policy 8.13 (Special Design Guidelines for Coastal Communities) - Require thal
commercial buildings in Princeton-by-the-Sea be designed to reflect the nautical
character of the harbor setting, are of wood or shingle siding, employ natural or
sea colorg, and use pitched roofs,

Response: Although the proposed design of the building is somewhdt unconven-
tional, staff finds that it meets all of the criteria stated above. The roofs are curved
and sloping, rather than pitched in the traditional sense, but this has been determined
to be consistent with the guidelines in the past in connection with other deveiopments
by this architect in the Princeton area,

Shoreline Access Component

v Poliey 10.1 (Permit Conditions for Shoreline Access) requires some provision
for shoreline access as a condition for granting development pernits for any
private ot public development between the sea and the nearest road,

v Policy 10.13 (Commercial and Industrial Areas) requires the establishment and
improvement of vertical (trails) and lateral (shoreline destinations) public access
and parking consistent with Policy 10.22(¢) as a condition for obtaining a permit
for commercial and industiial developinent along the shoreline, except where
the establishment of access would disrupt activities which are essential to public
safety.

Response: The project complies with these policies, based on the existing vertical
access already provided by Columbia Avenue and Broadway, iocated west and east
of the project site, respectively, both of which originate from Princeton Avenue and
end at the harbor’s beach and shorefine, The proposed development does not nega-
tively impact vertical access to the beach arga, which is defined by Policy 10.3(a) as
a reasohably direct connection between the nearest public roadway, and the shoreline,
or in this case, the beach.

Lateral shoreline access is also available paralle! to and along the [ull length of the
beach, one-half block south of the buch.r.t parcel. Lateral shoreline access is defined
by Policy 10.3(b) as a strip of land running along the shoreline, paraliel to the water
and immediately inland from the mean high tide. The strip of beach south of the
subject site provides this lateral shoreline access and complies with Policy 10.18
(Lateral Access (Shoreline Destinations) Without Coastal Bluffsy which requires
provision of aceess to and along the beach during normal tides, with a right-of-way at
least 25 feet in width, between the mean high tide line and the first line of vegetation,

The established shoreline access meets the definition for established access under
Policy 10.5, since it is an area whete the public's right to use has been legally
established through permit conditioning, acquisition, and/or prescriptive rights.
Columbia Avenue and Broadway, as public rights-ol-way satisfy these criteria, as
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does the strip of veach area south of the subject site, whic is the Ocean Boulevard
right-of-way.

Table 10.6 of the LCP provides site-specific recommendations for shoreline destina-
tions, which in this case specifies that access should be kept open and eventually
improved to and along the beach between West Point and Columbia Avenues. Since
adequale vertical and lateral access is already established, no further improvements
are required,

Conformance with County Zoning Regulations

The project is located in the CCR/DR/CID (Coastside Commercial District, Design
Review, Coastal Development) Zoning District.

a.  Conformance with the Development Standards of the CCR District

The proposed project conforms to the development standards for the Coastside
Commercial District, as detailed in the chart below:

| DEVELOPMENT
- REGULATIONS REQUIRED PROPOSED
Maximum Height of Structures | 36 f1. 32°-27 i 1o highest
| point of roof ridge
Maximum Lot Coverage 50% of site 32%
Minimum Sicde Yard Setbacks Combined total of 15 ft. with | Combined total of 17 &,
a minigmum of 5 ft. on any Northeast yard is 3 ft,
side Southwest yard is 12 fi.
Minimum Front and RearYard | None Front - 34 {1,
Setbacks Rear—6 ft.
Parking 4 spaces for therapy business | 5 spaces provided
1 space for studio apartment

Parking Requirgments: Pursuant to Section 6119 of the Zoning Reguiations,
the proposed mixed-use building requites one parking space for the residential
studio unit on the third floor. For the physical therapy business, the parking
requirement is | parking space for each 200 square feet of gross floor area,
excluding basement or storeroom arcas. The mezzanine area (408 sq. ft.) is
designated for the storage of therapy equipment and could be excluded for the
purposes of calculating required parking, but the required parking is met even
if it is counted in this case. The ground floor area is 444 square feet for the
therapy room. So, for the total square footage of 852 sq. fi., 4.26 parking spaces
are required, which is rounded down to 4 required parking spaces. The total
required parking is 5 spaces, which would be provided on-site.

Landscaping Requiremenis: landscaping is requived in yards that abut a public
street, There is no required front yard in the CCR District. However, Section
6121.4 requires a 4-foot wide landscape area adjacent 1o all street rights-of-way.
The enlarged site plan on page 3.1 of the plans (Attachment C) correctly shows
the required plantiog strip. Additionally, there are mature cypress trees within
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unimprove  ortion of the Princeton Avenue right: way along the parcel’s
property line.

Conformance with the Performance Standards of the CCR District

Uses within the CCR (Coastside Commercial Reereation) District are subject
to a series of performance standards per the determination of the Community
Development Director, Staff has determined that the proposed mixed-use
therapy business and residential unit building would dlso meet these required
performance standards, as follows:

(1) Noise. No use will be permitied which exceeds the following sound levels
more than thirty minutes in any hour:

Level (in dBA) Not To Be Exeeeded
Time of Day By More Than 30 Minutes in An Hour | At Any Moment
7:00 a.m, ~ 1600 p.m. 60 ' 0 80
10:00 p.m. -~ 7:00 am. 55 65 75

bu.smeb.s dnd # studio apar mem) noise gemranon is an.uoxp:lted to meet
these provisions. A condition has been added to address lemporary noise
impacts as a result of construction.

(2) Qdor. No use will be permitted which emits an odor or air pollutant,
detectable without instruments, beyond the boundaries of the “CCR”
District.

Responge: Given the low inlensity nature of the land use (therapy
business and a studio apartment) odor and/or air pollutant generation is
anticipated to be nominal.

(3) Lighting, All lighting, exterior and interior, must be designed and located
s0 a5 Lo confine direct rays to the premises.

Response: A condition has been added requiring that a detailed lighting
plan be submitted clearly reflecting that all on-site lighting is down lit,
non-intrusive and does not produce excessive spillover onto neighboring
properties.

(4) Vibration. No use will be permitted that causes vibration perceptible with-
out instruments on adjoining property, except for a temporary construction
pperation.

Response: Given the low intensity nature of the land use (therapy
business and a studio apartment) long-term vibration generation is
anticipated to be nominal.
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(5) Enclosed Uses. All commercial and office uses and their related produets
must be contained entirely within an enclosed structure, except for outdoor
uses, such as boat siorage, expressly permitted by an approved use permit.

Response: A condition has been added that all commercial and office
uses (and storage of their refated products) shall be conducted indoors and
screened from public views.

(6) Trash and Storage, All storage of cartons, containers and trash must be
enclosed by a building or wall not less than six (6) feet in height. Trash
and stored materials may not be located in front yard setback areas.

Response: Trash and recyeling receptacles are proposed to be located
in an enclosed area on the left side of the building adjacent to the front
parking area. {Sce enlarged site plan, page 3.1 of Attachment C).

Conformance with Design Review Standards

Section 6268 “Design Review” requires that development in the CCR District
must comply with the design guidelines and criteria of the Community Design
Manual, the Local Coastal Program Visual Resources and Special Communities
Component, as wel} as the provisions as outlined in Chapter 28.1 “Coastside
Design Review” of the Zoning Regulations. Please see “Visual Resources
Component” analysis under Section A.2, “Conformance with the Local Coastal
Program.”

The Zoning Hearing Officer must determine that the project meets the following
guidelines and standards in order to grant approval (each finding is followed

by a statement of compliance). Many of these guidelines were analyzed in
previous sections of this report,

(1) proposed siructures are designed and situated so as to retain and blend
with the naiural vegetation and landforms of the site and to insure
adequate space for light and air {o iiself and adjacent properties;

The subjeet parcel is fairly level with minimal on-site vegetation and is
located one-half block intand from the beach, The proposed building is
configured as o maintain adequate open space on the property and pro-
vide access to light and air for the adjacent lots. The building has only
32% lot coverage where 50% is permitted. The building maintains front
and rear yard setbacks of 34 feet and 6 feet, respectively,

(2)  where grading is necessary for the construction of structures and paved
areas, it blends with adjacent landforms through the use of contour
grading rather than harsh cutting or terracing of the site and does not
create problems of drainage or evosion on iis site or adjacent properiy,

Minimal grading would be required for the building foundation, utility
trenching and grading of the site for proper drainage. On the project
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(3)

(4)

(3)

(6)

(7)

appli  on form, the applicant estimates this  ding as approximately
50 cubse yards. Also, please see response under Section ALL,
“Compliance with the County General Plan,” Policy 2.17.

Streams and ather natural drainage systems ave not altered 5o as to affect
their character and thereby causing problems of drainage, erosion or
Sflooding, and

There are no stream courses through the project site.

structures are located outside flood zones, drainage channels and other
areas subject to inundation;

The project site is not within a standard 100-Year Floodpiain but is within
a desipnated 100-Year Flood Hazard Zone (Wave Action). However, this
property is located behind the breakwater system surrpunding Pillar Point
Harbor, The residential unit is proposed for the third story of the buiiding
and the County has a tsunarni warning system to mitigate the hazard
within this zone.

trees and other vegetation land cover are removed only where necessary
for the construction of structures or paved areds in order 1o reduce
erosion and impacts on natural drainage channels, and mainiain surface
runoff at acceptable levels,

Landscaping proposed for the site would meet County requirements for
new construction, The cypress trees along the property’s frentage on
Princeton Avenue would be retained and only would be removed to
accommodate the driveway onto the site. There is no significant
vegetation within the project site,

a smooth transition is maintained between developiment and adjacent open
areas through the use of natural londscaping and plant materials which
are native or appropriate to the areq;

The project is not adjacent to open areas, The surrounding parcels are
either developed or privately owned vacant parcels not yet developed.

views are protected by the height and location of structures and through
the selective pruning or removal of trees and vegetative matter at the end
of view corridors;

The proposed building would be developed to a height of 32 feet in com-
pliance with the 36-foot height limit, the shared driveway would provide
views across the property toward the shoreline, and the project site is
focated mid-block and not at the end of a view corridor.
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(8)  constraction on ridgelines blends with the exisnng silhoueite by main-
taining natural vegetative masses and landforms and does not extend
above the height of the jorest or iree canopy,

The project is to be constructed on a flat parcel - not on a ridgeline.

(9)  structures wre set back from the edge of bluffs and cliffs to protect views
Jrom scenic areas below;

The project is to be constructed on a flat parcel and is not adjacent to a
bluff or cliff.

(10} public views (o and along the shoreline from public roads and other pubiic
lands are protected;

Existing views from Princeton Avenue across the project site are already
limited by the existing cypress trees located along the property’s frontage.
The propesed project would create a 24-foot wide driveway which would
provide a view corridor across the project site toward the shoreline. The
development would not otherwise affect any existing public views,

(11) varying architectural styles are made compatible through the use of
similar materials and colors which blend with the natural sefting and
surrounding neighborkoods;

The architect proposes cedar shingles as the exterior cladding with copper
trim both of which would be left natural. These materials are compatible
with other structures in the arca as well as the natural environment.

(12) the design of the structure Is agpropriate to the use of the property and
Is in harmony with the shape, size and scale of adiacent buildings in the
COMMUAILY,

The style of the siructure is unusual in its vse of curvilinear forms.
As a structure located near the shoreline, this is an appropriate form
of designing with nature. Furthermore, the building materials - cedar
shingles and copper trim - are contextually appropriate for the area.

{13) overhead wtility lines are placed underground where appropriaie to
reduce the visual impact in open and scenic areas;

A condition has been included requiring all new utility lines to be placed
underground.

(14) the number, location, size, design, lighting, materials, and use of colors
in signs are compatible with the architectural style of the structure they
identify and harmonize with their surroundings;
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No s are proposed in conjunction with thi  pplication. Any signs

for the site would be required to go through the appropriate sign review
process with the County. A condition has been added requiring all new
signage to be reviewed and approved to the satisfaction of the Community
Development Director prior to installation.

(15) paved areas are integrated into the site, relate to their structure, and
are landscaped to reduce visual impact from residential areas and from
roadways.

Paved arcas associated with the project are limited to the amount required
to provide parking for the buildings and maneuverability on the site. The
project provides approximately 18% of the site as landseaping.

Conformance with the Significant Tree Regulations

The project includes the removal of one Monterey cypress tree located along
the property’s frontage within the Princeton Avenue right-of-way to acconm-
modate the shared driveway for the proposed mixed-use building. However,
additional trees may need to be trimmed or removed to accommodate a required
driveway apron of at least 24 ft. wide. As a condition of project approval,
revised plans must be submitted showing the wider driveway opening and
identifying the exact number and location of trees that will be affected. The
applicant must then arrange a site visit with Planning, Public Works and Fire
District staff to verify in the field the exact location and dimensions for the
driveway, so that the impact on the trees can be accurately verified. There may
be some adjustment atllowed in the location or erientation of the driveway, as
necessary to minimize tree removal/trimming. A modified landgcape plan must
also be submitted with the number of replacement rees to be planted increased
ag hecessary ata 1 to 1 ratio depending on the number of additional trees to be
removed, if any. Finally, tree protection measures must be in place during
consiruction to protect existing trees to remain,

Per County Ordinance Code Section 12,020.1, no tree removal permit is
required where tree cutting has been authorized by the Zoning Hearing Officer
as patt of a permit approval process in which the provisions of the Significant
Tree Regulations have been considered and applied. In this case, the proposed
tree removal has been considered as part of the Coastal Development and
Design Review permits required for this project. Section 6565.20 outlines the
standards for the protection of trees and vegetation, Subscction {a) provides that
a tree cannot be removed unless one of several findings can be made. One of
the findings is that “[t]here is no alternative building site for a house, driveway
or accessory structure, ...” The subject parcel is only 35 feet wide and a 24-foot
wide driveway is necessary to accommodate emergency response vehicles and
to provide backup area for parking spaces. The proposed access is shared
between two properties, minimizing the total number of driveways, and will be
sited to minimize the number of trees proposed for rernoval to accommodate the
driveway. As such, the proposal meets the standards for removing trees only
where necessary for construction consistent with Zoning Regulations Chapter
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28.1 (Desigo Review). At least one replacement trew will be required to be
planted on-site as a condition of project approval.

Conformance with the Use Permit Regulations

The CCR Zoning Regulations require both residential units and “other
compatible uses” {additional land nses which are allowed if the Community
Development Director determines the proposed usc is consistent with the
purpose of the district and compatible with other permitted land uses in the
district) o obtain a use permit.

While a therapy business is not specifically outlined as a permitted use, staff
finds that it is a "compatible use.” The therapy use would be compatible with
the types of commercial and industrial uses in the vicinity. It complies with the
purpose of the zoning district since it contributes 1o a balanced diversity of uses
consistent with the purpose of the CCR District. The purpose of the district is to
establish “commercial areas which are primarily oriented toward meting the
service and recreational needs of Coastside visitors, boat users and Coastside
residents seeking recreation; .,."” While not a recreational use, visitors to the
area may need {o continue ongoing therapy while on vacation, and this business
would accommodate this need. It would also serve the needs of residents within
the community,

The recommended conditions of approval require that the Use Permit for the
therapy business be subject 1o renewal after five years. This will provide an
opportunity to review how this business is fulfilling the purposes of the CCR
Zoning District ol meeting the service needs of visitors coming to the area for
recreational purposes.

All uses subject to a use permit within the CCR District must demonstrate
compliance with the required findings of Chapter 24 *Use Permit” of the
Sen Mateo County Zoning Regulations, as well as two additional {indings

as outlined within the CCR Regulations. The Zoning Hearing Officer must
make the following required findings in order to grant approval (¢ach tinding
is followed by a statement of compliance):

For the physical/occupational therapy use, staff finds that the establish-
ment, maintenance and/or conducting of the use will not, under the
circumstances of the particular case, result in the significant adverse
impact to coastal resources, or be detrimental to the public welfare or
injurious to property or improvements in said neighborhood because:

(1) The use would be conducted eatirely within & building.

(2) ‘There is adequate customer parking on-site, and the therapy business
- would not generate much traffic,
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(3) The wsof operation will ensure that the o, ation of the business is
consistent with commercial activity in the area, and not disruptive to
residential uses in the vicinity.

For the residential uge, staff finds that the establishment, maintenance
and/or conducting of the use will not, under the circumstances of the
particular case, result in the significant adverse impact to coastal resources,
or be detrimental to the publie welfare or injurious to property or
improvements in said neighborhood because:

(1) The residential use is located above the first floor of the building,

(2) The square footage of the residential unit is less than the floor area (42%)
of the commercial use in the building (58%).

(3) The residential use is similar to other residential uses in the area.
(4) One on-site parking space will be provided for the residential use.

In addition, the Use Permit finding under Chapter 24, Use Penmits in the CCR
District also require that the following two findings also be made:

The design and operation of the proposed use will furthey the purpose of
this Chapter as stated in Section 6263 because:

(1) While the therapy business is not a recreational use, it would provide
~services to visitors, boat users and Coastside residents secking recreation,
These visitors to the area may need to continue ongoing therapy while on
vacation, and this business would accommeodate this peed. It would also
serve the needs of residents within the community, The residential use
provides housing in the community for people who may provide recreation
and services to visitors,

(2) 'The proposed development would protect coastal resources because it will
not remove any existing trees on-site and will only remove one cypress
tree at the property’s frontage which is necessary to accommaodate the new
driveway {0 serve not only the proposed project site but also the adjacent
property to the southwest. The development would also comply with best
management practices regarding the lreatment of storm water and the
proposed landscaping would be consistent with the natural vegetation in
the area and would not include any non-native invasive plants.

(3) The three-story building has a human scale, consistent with the scale of
other development in the project vicinity.

The design and operation of the proposed use will conform with the
development standards stated in Section 6269 becanse:
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(1) Asdetailed in earlier sections of this report, the project demonstrates
minimum (and exceeds in some instances) compliance with all develop-
ment regulations as outlined in Section 6269 of the San Mateo County
Zoning Regulations including but not limited to protection of coastal
resources and all design standards,

(2)  The 2-foot wide driveway provides for view opportunities through this
property to the shoreline.

(3)  The required landscaping is included in the project design.

(4) The proposed development doss not affect coastal access, which is
provided by the existing public rights-of-way of Ocean Boulevard,
Columbia Avenue and Broadway.

(5)  The development would protect coastal resources because it minimizes
tree remeval to the one necessary to accommodate the sjte driveway, and
the project site does not contain any significant landforms or vegetation,

Staff finds that all of the required findings to grant the Use Permit for the
physical/occupational therapy business and the residential unit can be made
and recommends that the Use Permit be approved,

REVIEW BY CALIFORNIA COASTAL COMMISSION. MIDCOAST COMMUNITY
COUNCITL, ANI) PRINCETON CITIZEN ADVISORY COUNCIL,

No comments were provided by the Coastal Commission, the Midcoast Community
Council or by the Princeton Citizen Advisory Commitiee,

ENVIRONMENTAL REVIEW

This project has been determined exenpt from environmental review per Section 15303
of the California Environmental Quality Act ( CEQA), which allows for construction of up
to four (4) new, smalil facilities or structures not exceed; ng 10,000 sq. ft. in urbanized areas
where the use does not involve significant amounts of hazardous substances and where

all necessary public services and facilities are available and the surrounding area is not
environmentally sensitive, A Notice of Exemption will be filed and posted for review.

REVIEWING AGENCIES

Building Inspection Section

Environmental Health Department

Department of P'ublic Works

Midcoast Community Council :
Coastside Fire Protection District |
California Coastal Commission
Coastside County Water District

(ranada Sanitary District

Princeton-by-the-Sea HOA

A e
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10. Princeton Citize  Advisory Committee

ATTACHMENTS

A.  Recommend Findings and Conditions of Approval
B, Vicinity Map
C.  Proposed Plans submitled January 13, 2009

LSA/LAAedn - LSASI 14 _WCL.DOC
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%% San Maveo County |
Planning and Building Department = 455 County Center = Redwood City

California 94063 » Planning: 650/363-4161 » Building: 650/599-7311 = Fq;;:;@%&/@xb.}ﬁﬁgﬁ*}a
Bt _ | 27 R R ey

April 3, 2009 APR 00 2008

CALIFORRIA
COASTAL CrMRISRION
NOTICE OF FINAL LOCAL DECISION

Pursuant to Section 6328.11.1(f) of the San Mateo County Zoning Regulations

:Z Y }/!9 Lol o S bt
CERTIFIED MAIL
California Coastal Commission
Nr. Central Coast District Office
Altn: Ruby Pap Coastal Planner

45 Fremont Street, Suite 2000
San Francisco, GA 94105-2219

County File No,: PLN2006-00287

Applicant Name: FERRING & WORLEY, INC.
Owner Name: SHODK JAMES M

The above listed Coastal Developrment Permit was conditicnally approved by the County of San Mateo on
March 18, 2009. The County appeal period ended on April 2, 2009. Local review is now complete.

This nemit IS appealable to the California Coastal Commission; please initiate the California
Coastal Commission appeal period.

I you have any questions ubout this project. please contact LISA AQZASA at (65013634101,

LISA AOZASA

Project Planner
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Planning & Building Department

" 455 County Center, 2nd Floor Mait Drop PLN122
Redwood City, California 94063 pingbldg@co.sanmateo.ca.us
650/363-4161 Fax: 650/363-4849 www.co.sanmateo.ca.us/planning

Please reply to: Lisa Aozasa
650/363-4852

March 24, 2009

Fred Herring
1741 Broadway
Redwood City, CA 940063

Subjeet: PLN 2006-00287, REVISED letter of decision
Location: 354 Princeton Avenue, Princeton
APN’s: 047-024-070

On March 19, 2009 the Zoning Hearing Officer considered your request for a Coastal
Development Permit, Use Permit, and Design Review, pursuant to Sections 6328, 6500, and
6565.1 of the County Zoning Regulations, respectively, to allow the construction of a 2,072
sq. fi. three-story mixed-use building on a 3,500 sq. ft. parcel localed at 354 Princeton Avenue
in the unincorporated Princeton arca of San Mateo County, This item was continued from the
February 19, 2009 Zoning Hearing Officer Meeting. This project is appealable to the
California Coastal Commission,

The Zoning Hearing Officer made the findings and approved this project subject to the
conditions of approval as attached. 4 letter of decision dated March 19, 2009 was mailed fo
interested parties. However, it contained inaceurate information regarding applicable
Assessor's Parcel Numbers (APNs). This re vised letter of decision is being sent wilh the
correct APN information.

Any interested party apgricved by the determination of the Zoning Hearing Officer may
appeal this decision to the Planning Commission within ten (10) wotking days from such date
of determination. The appeal period for this project will end on April 2, 2009 at 5:00 p.m.

This approval is appealable to the California Coastal Commission. Any apgricved party who
has exhausted their local appeals may appeal this decision 1o the California Coastal
Commission within ten (10) working days following the Coastal Commission’s receipl of the
County’s final decision. Please contact the Coastal Commission’s North Central Coast
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March 24, 2009

Fred Herring
‘Page 2

The County and Coastal Commission appeal periods are sequential, not concurrent, and
“together total approximutely one motith. A project is considered approved when thes¢ appeal ™
periods have expired and ro appeals have been filed,

[f you have any questions concerning this itcm, please contact the Project Planner above.

Very truly yours,

N v e

Matthew Seubert
Zoning Hearing Officer
ZhdO319T 5 draft

ccl

Public Works Department

Building Inspection Section
Assessor’s Office

James Shook

Half Moon Bay Fire District
Granada Sanitary District

Half Moon Bay Planning Department
California Coastal Commission
Couastside County Water Department
Midcoast Community Council
Princeton Citizens Advisory Committee
Princeton Homeowners Association
Lennie Roberts

Chris Mickelsen
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Aarch 24, 2009
Fred Herring

Page 3

Permit or Project File Number: PLN 2006-00287

Attachment A

County of San Mateo
Planning and Building Department

FINDINGS AND CONDITIONS OF APPROVAL,

Tearing Date: March 19, 2009

prepared By: Lisa Aozasa, Project Planner Adopted By: Zoning Iearing Officer

FINDINGS

EQLmejmim,m_@mgL&@_\ﬂew Found That:

1

Rege

2.

b LA TS

‘This project has been determined lo be exempt from environmental review pet Section
15303 of the California Environmental Quality Act (CEQA), which allows for

constr
ft. in urbanized areas where the use does not involve significant amounts of hazardous
substances and where all necessary public services and facilities are availabic and the
surrounding area is not environmentally sensitive. A Notice of Exemption will be filed
and posted for review.

uction of up to four (4) new, small facilities or structures not exceeding 10,000 sq.

ing the Coastal Development Permit, Found That:

A A et et

The project, as described in the application and accompanying materials required by
Zoning Regulations Section 6328.7 and as conditioned in accordance with Section
6328.14, conforms with the plans, policies, requirements and standards of the $an Mateo
County Local Coastal Program (LCP) since it complies with 211 applicable Locating and
Planning New Development Component Policies because the project is an infill project
within an existing developed area. The project complies with Visual Resources
Component Policies regarding replacement of vegetation removed with plants suilable
to the area and preservation of views through appropriate structure height and location.

The project is located between the nearest public road and the sea, or the shoreline of
Pescadero Marsh, and conforms with 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) and with the Shoreline Access Component of the LCP since there are
existing shoreline access locations at Broadway, Columbia Avenue, and the strip of
beach south of the subject site (Ocean Boulevard).
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4. The style of the structure is unusual in its use of curvilinear forms. As a structure
located near the shoreline, this is an appropriate form of designing with nature.
Furthermore, the building materials - cedar shingles and copper trim ~ are contextually
appropriate for the area, The project conforms to the specific findings required by
‘policies of the San Mareo County LCP, including the Special Design Guidelinesfor —
Princeton-by-the-Sea since the proposed building uses natural cedar exterior siding and
curved, sloping roofs with a gentle pitch.

i

e

Reparding the Use Permit, Found That:

5. The design and operation of the proposed use, as conditioned, will further the purpose of
the Coastside Comn ercial Recreation District as stated in Section 6265, since it will
meet the service and recreational necds of Coastside visitors and residents by providing
a design studio office and studio apartment, which are compatible and complementary,
uses 1o the area, and by estabiishing use and development that is active and pedestrian-
oriented,

6.  The design and operation of the proposed use will conform with the development
standards stated in Section 6269 including coastal access, building height, lot coverage
and landscaping.

7. The cstablishment, maintenance and/or conducting of the use will not, under the
circumstances of the particular case, result in a significant adverse impact to coastal
resources, since it is a relatively low intensily project in a developed area where no
sensitive habitat is present,

8. The establishment, maintcnance and/or conducting of the use will not, under the
circumstances of the particular case, be detrimental {o the public welfare or injurious to
property or improvements in said neighborhood, since it is compatible with surrounding
Jand uges and meets al! development and design standards.

Regarding the Design Review, Found That:

9. Proposed structures are designed and situated so as to retain and blend with the natural
vegetation and fandforms of the site and to ensure adequate space for light and air to
itself and adjacent properties, since all setbacks are met and appropriate landscaping is
proposed.

10, The grading necessary for the construction of the project blends with the existing level
site and does nat create problems of drainage or erosion on iis sile or adjacent property,
since the lot is level and minimal grading is proposed.

11. -Structures are located outside flood zones, drainage channels and other areas subject to
inundation, since the subject parcel is in Zone C, Areas of Minimal Flooding,
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12,

13.

18.

19.

20,

replacement trees and an erosion conirof plan are required as conditions of approval

Trees and other vegetation land cover are removed only where necessary for the

construction of structures or paved areas in order to reduce erosion and impacts on

natural drainage channels, and maintain surface runoff at acceptable levels, since

Views are protected by the height and location of structurcs and through the selective
pruning or removal of trees and vegetative matter at the end of view corridors, since the
project complies with the applicable height limit,

Structures are set back from the edge of bluffs and cliffs to protect views from scenic
arcas below, since the bluff is approximately 100 fect back ftom the top of the proposed
building.

Public views to and along the shoreline from public roads and other public lands are
protecied, since the project complies with the applicable height limit. '

Varying architectural styles are made compatible through the usc of similar materials
and colors that blend with the natural setting and surrounding neighborhoods. since
natural cedar shingles and copper trim are proposed.

The design of the structure is appropriate to the use of the properly and is in harmony
with the shape, size and scale of adjacent buildings in the community, since the
proposed building uses natural cedar exterior siding and copper, and curved, sloping
roofs with a gentle piteh.

Overhead utility lines are placed underground whetre appropriate to reduce the visual
impact in open and scenic ateas, as required by conditions of approval,

"The number, location, size, design, lighting, materials, and use of colors in signs are
compatible with the architectural style of the structure they identify and harmonize with
their surroundings, as required by conditions of approval.

Paved areas are integrated into the site, relate to their structure, and are landscaped to
reduce visual impact from residential ateas and from roadways, since pervious paving
material is proposed for the parking spaces to complement existing development and
vegetation in the area.

Regarding Significant Tree Removal, Found That:

21,

That the provisions of the Significant Tree Regulations (San Matee County Ordinance
Code Section 12,000) have been considered and applied as part of the design review
permit for this project and the proposed removal of Monterey cypress tree(s) within the
24-foot wide shared driveway meet(s) the standards for tree removal per San Mateo
County Zoning Regulations Chapter 28.1 (Design Review) because the tree(s) must be
removed to provide access to the project site.
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CONDITIONS OF APPROVAL

Current Planning Section

“ 1.7 This approval applies only tothe proposal; documents and revised plans described in
this report and submitted to and approved by the Zoning Hearing Officer on March 19,
2009. Minor revisions or modifications to these projects may be made subject to the
review and approval of the Community Development Director. Additional
improvements or intensification bevond the terms of this approval or ehange in use shall
require an amendment to PLN 2006-00287, pavment of applicable fees, and

consideration at a nublic hearing,

2, The coastal development and design review permits shall be valid for one year, in which
time the applicant shall be issued g building permit. Any extension of these permits
shall require submittal of an application for permit extension at least 30 days prior to the
permit’s expiration,

3. Any uses on the project site that arc not approved will be found in violation of codes.
The applicant shall remove any items that are considered a public nuisance and/or an
illegal residence or be subject to violation fees.

4. The term of the use permit for the design studio/office shall be five (5) years from the
date of the effcctive final decision. Thereafter, the applicant, if desiring to continue the
use at this site, shall submif an application to the Planning and Building Department for
use permit renewal six (6) months prior to expiration of this permit, If the proposed
building has not received a Certificate of Occupaney during the 5-year term of this use
permit, the use permit shall be permanently expired and not cligible for renewal,

3. The use permit for the studio apartment shall be self-renewed on an annual basis without
payment of additiona} fees, if the County Code Compliance Section finds that the
applicant’s use is in compliance with the terms of the use permit approval. If the
applicant’s use is in violation of any of the conditions of approval, the County Code
Compliance Section shall direct the applicant in writing to apply for a use permit
renewal. The applicant shal! be required to apply for this renewal within thirty (30) days
of the date of said use permit renewal letter. The application shall be subject to all
applicable use permit rencwal fees at that time.

6. Prior to the issuance of a building permit, the applicant shall submit documentation
demonstrating the availability of water service to the site from Coastside County Water
District and sewage disposal from Granada Sanitary District (including securing any
necessary variance from the District) for review and approval by the Community
Development Dircetor as part of the building permit submittal,
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10

11,

a. A detailed landscaping and irrigation plan shall be submitted as part of the
application for building permit. The plan shall be substantially consistent with the
preliminary landscaping plan dated August 4, 2006, and include the quantities and
locations of planters and vegetation as shown on the plan, and shali include the

~humber, size and Latin nares of all trees and plantings to ‘be planted, and method
of irrigation. A statement from the landseape architect/designer shall be submitted
certifying that all proposed specices lo be planted are compatible with the area.

b.  For loss of the cypress tree(s) located within the driveway, repiacement trees shall
be planted at a 1 to 1 ratio, subject to approval by the Community Development
Director.

¢, The detailed landscaping and irrigation plan shall be reviewed and apptoved to the
satisfaction of the Community Development Director and shall be instalied prior o
the finalization of this project by the Building Inspection Section,

d.  The existing trees in front of the property in the public right-of-way to remain
must be protected from construction impacts. Tree protection measures must be in
place prior to issuance of a building permit:

Colors and material samples shall be submitted to the Planning Department at the time
of applieation for a building permit, Approved colors and materials shall be confirmed
prior to a final inspection for the building permit.

The applicant shall apply for and be issued a building permit priot to the start of
construction and develop in accordance with the approved plans as well as install all
structures to current building codes.

A detailed exterior lighting plan shall be submitted for review and approval by the
Community Development Ditector priot to installation. This lighting plan shall include
detail on the proposed wattage of all lighting, plass/design specifications for both street-
lights and wall lights. The exterior lighting for the project shall be primarily down lit,
with the exception of some up-lighting for landscaping purposes. All lighting shall be
designed such that illumination is focused and directed in a manner that provides for
circulation and security while reducing the incidencs of spillover light onto adjacent
properties. If necessary to minimize intrusive light and glare effects, the exterior light
fixtures shall be equipped with lenses or hoods or equivalent spillover light and glare
control equipment,

Plans submitted to the Building Inspection Section shall clearly reflect the foillowing
details to the satisfaction of the Community Development Director prior to the issuance
of a building permit:

a.  Plans shall clearly reflect all new utility lines associated with the proposed project
installed underground,
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12,

15,

16.

¢. - Plans-shall show the driveway opening where it meets Princeton Averiug tobe at

b, Plans shall clearly reflect the defails and material of the permeable material
proposed for the parking space areas, with the exception of the space located
within the building footprint,

least 24 feet wide, and identify the number and location of trees to be affected.
The applicant must then arrange a site visit with Planning, Public Works and Fire
District stafl to verify in the field the exact location and dimensions for the
driveway, so that the impact on the trees can be accurately verified, Some
adjustment may be allowed in the location or orientation of the driveway, as
necessary to minimize tree removal/trimming, as long as Public Works and Fire
District requirements are met,

w0

Any proposed signage shall demonstrate complianee with applicable policies/
requirements of the County’s General Plarn, Zoning Regulations and LCP, The applicant
shall be responsible for submitting an application for review and approval by the
Planning Department prior to any placement/installation of signage at the project site.

All activities shal! occur within the building and no outdoor storage is permitted.

Noise levels produced by proposed grading and consiruction activilies shall not exceed
the 80-dBA level at any one moment. Grading and construction activities shall be
limited to the hours from 7:00 a.m. to 6:00 p.m., Monday through Friday, and 9:00 a.rm.
to 5:00 p.m. on Saturdays. Grading and construction operations shall be prohibited on
Sundays and any national holiday.

The applicant shall be responsible for compliance with all performance standards as
outlined in Section 6270, Performance Standards of the San Mateo County Zoning
Regulations,

The applicant shall provide “finished floor elcvation verification™ 1o certify that the
siructure is actually constructed at the height shown on the approved plans. The
applicant shalt have a licensed land surveyor or engineer establish a baseline elevation
datum point in the vicinity of the construction site,

a.  The applicant shall mainiain 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 peint 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 fioors relative to the existing natural grade or to the grade of the site
{finished gradc),
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¢ Prior to the Current Planning Section’s 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 subimitted site plan, and
(2) the elevations of proposed finished grades. T B

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

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

f. If the actual floor height, garage slab, or rool height--as constructed--is different
than the clevation specified in the plans, then the applicant shall cease all
construction and no additional inspections shall be approved untii a revised set of
plans ts submitted to and subsequently approved by both the Building 1nspection
Manager and Community Deveclopment Director,

{7, The applicant shall submit a sediment and erosion contro! plan for review and approval
prior to the issuance of 2 building permit.

18, The applicant shall follow all San Mateo Countywide STOPPP Recommended
Construction Materials Handling and Disposal Practices and prohibit the discharge of all
wastes into the stortm drain systen including but not limited to:

4. Storm drain inlets shail be protected from sediment-laden runoff 1o the greatest
extent feagible. Storm drain inlet protection devices include sand bag barriers,
filter fabtic fences, block and gravel filters, and burlap bags filled with drain rock.

b, When cleaning sediments from streets, driveways and paved areas on construction
sites, dry sweeping methods shall be used where possibie. 1f water must be used Lo
flush pavement, collect runoff to settle out sediments and protect storm drain
inlets.

c.  Site contribution shall not exceed the capacity of the existing stormwater system,
to the satisfaction of the Department of Public Works.
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19,

d.  The applicant shall submit a stormwater pollution prevention plan for review and
approval prior to construction that addresses measures thai would be included in
the project to minimize and control construction and post-construction runoff,

g Alractive construction areas shall b watered twice daily orasoften as reotssary "

to contro] dust emissions, Application of non-toxic soil stabilizers on all unpaved
access roads, parking areas and staging arcas and construction arcas shall occur if
necessary to control dust emissions.

f All trucks hauling soil, sand, and other loose materials shall be covered and/or
ensure that all trucks hauling such materials maintain at least 2 feet of freeboard,

g Sweep daily or as often as necessary with water sweepers all paved access roads,
parking area, public rights-of-way and staging areas at construction sites to control
dust and visible soil material.

h,  The applicant shall not be permitted to discharge anything other than rainwater
into the sireets and storm drains.

1. The applicant shall seal all floor drains or piping that carry wasiewater to siorm
drains.

j. When stripping or cleaning building exteriors with high pressure water, storm

drains shall be blocked. Water shall be washed onto a ditt area and spade into soil,
or other method of collection approved by the local wastewater treatment
authority.

k. Filters or equivalent Best Management Practices (BMPs) shall be instalied in the
driveway storm drains, inspected and cleaned by a contractor at appropriate
intervals, The property owner, association or facility operator is responsible for
hiring the contractor depending on agreements established during the development

proeess,

Prior to the Current Planning Section’s approval of the building permit for the proposed
studio apartment, the applicant shall prepare and record a deed restriction specifying that
the square footage of the studio apartment is only permitted on the third floor and shall
not exceed the square footage of the commercial use in the butlding.

The applicant and contractors employed on-site must be prepared to carry out the
requirements of California State law with regard to the discovery of historie, cultural or
archaeological resources during the course of project construction. In the event that any
article of historical or cultural significance is encountered, all ground disturbing work
must cease and County Planning Department notified so that the articles may be suitably
protected or flagged for futurc research. A qualified archacologist and/or the Native
American Heritage Commission may be consulted to recommend subsequent measure
for the protection and disposition of significant artifacts,
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23.

2L

Prior to the issuance of a building permit for the project, the applicant shall submit
recorded easement documents to the satisfaction of the Community Development
Director or designee demonstrating that APN 047-024-070 has an easement over the
pottion of APN 047-024-080 for the use of the shared 24-foot wide driveway to provide

access 10 Piincélon Avenue,

The 24-foot wide shared driveway and the required fire hydrant shall be installed and
approved prior to the on-site storage of combustible materials.

Applicant acknowledges that he understands that residents in a predominantly
commercial arca may from lime to time be inconvenienced by neighborhood
commercial activities.

Building inspection Section

24,

25,

26.

27,

28

29.

30

This building will be required to comply with the County’s Green Building Program,
County Ordinance No. 04444, The applicant is required to contact the Building
Inspection Section at 650/599-7311 prior to submiital in order to understand minimum
requirements at time of building permit application.

Priot to pouring any concrete for foundations, written verifications from a licensed
surveyor will be required confirming that the setbacks, as shown on the approved plans,
have been maintained.

An automatic fire sprinkler system will be required.

If a water main extension, upgrade or hydrant is required, this wotk must be completed
prior to the issuance of the building permit or the applicant must submit & copy of an
agreement and contract with the water purveyor that will ensure the work will be
completed prior to finalizing the permit.

A site drainage plan will be required that will demonstrate how roof drainage and site

runofl will be directed to an approved location, 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.

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

The plans shall demonstrate compliance with Table 5-A of the California Building
Code, including openings in commercial buildings are not permitted within 5 feet of a
property line and must be protected within 10 feet, Additionally, the walls must be of 1~

hour construction within 20 feet of the property line, -
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Department of Public Works

31

32.

33,

34.

Prior to the issuance of a building permit, the applicant wil] be required to provide
payment of “roadway mitigation fees” based on the square footage (asscssable space) of
~—the-property building per-Ordinance #3277, -~ -=-~ S

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

access construction be required.

Prior to the issuance of a building permit, the applicant shall submit & permanent
stormwater management plan in compliance with the County’s Drainage Policy and

NPDES requirements for review and approval by the Department of Public Works.

No proposed censtruction 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.

Coastside Fire Protection District

335.

36,

37.

38.

39,

40.

41,

42,

The project will be required to comply with all Coastside Fire Protection District

regulations.

Fire sprinklers in each building shal} be required, These shall be submitied for a
separate fire plan ¢heck and permit to the Coastside Fire Protection District,

Provide premises identification, numbers to be visible from the access road. The
specific location shall be verified with the fire inspector.

The 24-foot wide shared driveway shall be red-curbed and posted as a fire lane with no

parking atlowed.

The curbs for the driveway at the intersection with Princeton Avenue shall
accommodate the radius turn of the fire apparatus, Curb radius to be verified with the

fire inspector. See also Condition 11.d.

All driveway surfaces shall be ablc to withstand the imposed load of 68,000 pounds.

Provide a fire hydrant, the location, specification and installation to be verified with the

lire inspector.

Install smoke alarms in all residences and sleeping rooms in compliance with the

California Fire Code,
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Item #5/Herring

COUNTY OF SAN MATEO
PLANNING AND BUILDING DEPARTMENT

DATE: March 19, 2009

PROJECT FILE

TO: Zoning Hearing Officer

FROM: Lisa Aozasa, Project Planner, Telephone 650/363-4852;
laozasa@co.sanmateo.ca.us

SUBJECT: STAFF REPORT ADDENDUM: Consideration of a Coastal Development
Permit, Use Permit and Design Review, pursuant to Sections 6328, 6500, and
6565.1 of the San Mateo County Zoning Regulations, respectively, to allow the
construction of a 2,072 sq. ft., 3-story mixed-use building on a 3,500 sq. ft. parcel
located at 354 Princeton Avenue in the unincorporated Princeton area of San
Mateo County. This project is appealable to the California Coastal Commission.

County File Number: PLN 2006-00287 (Shook/Herring)

PROPOSAL

The applicant is requesting approval of a Coastal Development Permit, Use Permit, and Design
Review for construction of a 2,072 sq. ft., 3-story mixed-use building containing a design studio,
storage and one covered parking space on the ground floor, a studio/office on the second floor,
and a studio apartment on the third floor. In addition to the parking space on the ground floor of
the building, four other parking spaces would be provided to the rear of the building for a total of
five parking spaces. Access to the site would be provided by a shared 24-foot wide driveway,
half of which would be located on an adjacent parcel to the northeast (APN 047-024-080). This
building would be located on a 3,500 sq. ft. parcel with frontage on Princeton Avenue.

RECOMMENDATION

Approve the Coastal Development Permit, Use Permit and Design Review for County File
Number PLN 2006-00287, subject to the required findings and conditions of approval listed in
Attachment A.

BACKGROUND/DISCUSSION

The Zoning Hearing Officer (ZHO) considered this item at the February 19, 2009 meeting. The
item was continued to allow the applicant time to revise the project plans to better meet the
purposes of the Coastside Commercial Recreation (CCR) zoning district. Specifically, the ZHO
directed the applicant to modify the project so that it more completely fulfills the purpose stated
in Zoning Regulations Section 6252.2, which calls for commercial development within the CCR
District to be “active and pedestrian oriented, while meeting the need for safe and efficient
automobile access and parking.”
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As recommended at the hearing, the applicant has submitted revised pians that address this
concern by replacing two of the three covered parking spaces on the ground floor with active
studio/office space that has direct pedestrian access from Princeton Avenue. Although approxi-
mately 290 sq. ft. of useable floor space has been added and the total number of parking spaces
on site has been reduced from seven to five spaces, the project continues to meet the required
parking standards for both the proposed commercial and residential uses, since five spaces are
provided where five are required per Zoning Regulations Section 6119. Further, staff finds that
the project meets the need for safe and efficient access and parking through use of a driveway
that will be partially located on the adjacent parcel and shared by the adjacent project, thereby
reducing the number of driveway entrances along Princeton Avenue, and creating a parkin g area
large enough to easily accommodate required parking for both projects and to meet Fire District
standards. The location of the parking spaces at the rear of the lot behind the building con-
tributes to the pedestrian-orientation and aesthetic appeal of the project, as viewed from
Princeton Avenue. All other applicable development standards (setbacks, height, lot coverage,
ratio of commercial to residential space) and design standards continue to be met by the revised
project.

At the February 19 hearing, a member of the public also expressed some concern about the
project’s compliance with the purposes of the CCR District, in that it is not immediately apparent
how the proposed design studio/office use meets “the service and recreational needs of Coastside
visitors, boat users and Coastside residents seeking recreation” per Section 6265.1. Staff finds
that the proposal does meet this purpose, because the proposed user for the commercial space is a
designer who specializes in designing for transportation vehicles and systems, including boats.

Further staff finds that even a more general design/studio/office use would be consistent with the
purposes of the CCR District, since it is consistent with Section 6265.5 which states that the
“size of the district permitting, [there should be a] balanced diversity of uses” within the district.
The CCR District west of Capistrano Road in Princeton is comprised of approximately 80
existing legal lots. In the interest of creating a vibrant, pedestrian-oriented commercial com-
munity that serves Coastside residents as well as visitors, it is impractical to expect that every
one of these lots would be developed with a restaurant, retail shop or small hotel more obviously
oriented to serving recreational needs. Section 6265.5 acknowledges this by allowing a diversity
of uses that are compatible with other allowed uses in the district, such as the design/studio
office use proposed for this project. As such, staff finds that the revised project is consistent
with the purposes of the CCR District.

ATTACHMENTS

A.  Recommended Findings and Conditions of Approval

B.  Vicinity Map

C. Revised Project Plans, Received February 23, 2009

D. ZHO Decision Letter, dated February 20, 2009

E.  Staff Report from February 19, 2009 Zoning Hearing Officer Hearing

LAA:fc —LAAT0217 WFU.DOC
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Attachment E

COUNTY OF SAN MATEO
PLANNING AND BUILDING DEPARTMET

PROJECT FILE

DATE: February 19, 2009

TO: Zoning Hearing Officer

FROM: Lisa Aozasa, Project Planner, Telephone 650/3 63-4852;
laozasa@co.sanmateo.ca.us

SUBJECT: Consideration of a Coastal Development Permit, Use Permit and Design Review,
pursuant to Sections 6328, 6500, and 6565.1 of the San Mateo County Zoning
Regulations, respectively, to allow the construction of a 3-story, mixed-use
building containing 1,622 sg. ft. on a 3,500 sq. ft. parcel located at 354 Princeton
Avenue in the unincorporated Princeton area of San Mateo County. This project
is appealable to the California Coastal Commission.

County File Number: PLN 2006-00287 (Shook/Herring)

PROPOSAL

The applicant is requesting approval of a Coastal Development Permit, Use Permit, and Design
Review for construction of a 1,622 sq. ft., 3-story mixed-use building containing three covered
parking spaces, storage, mechanical services and a trash enclosure on the ground floor, 706 sq. ft.
design studio and office on the second floor, and a 748 sq. ft. studio apartment on the third story.
In addition to the three parking spaces on the ground floor of the building, four other parking
spaces would be provided to the rear of the building for a total of seven parking spaces. Access
to the site would be provided by a shared 24-foot wide driveway, half of which would be located
on an adjacent parcel to the northeast (APN 047-024-080). This building would be located on a
3,500 sq. ft. parcel with frontage on Princeton Avenue.

RECOMMENDATION
Approve the Coastal Development Permit, Use Permit and Design Review for County File

Number PLN 2006-00287, subject to the required findings and conditions of approval listed in
Attachment A.

BACKGROUND

Report Prepared By: Colette Meunier, Contract Planner, LSA Associates, Inc.
Colette. Meunier@LSA-assoc.com, Telephone 510/847-9731

Report Reviewed By: Lisa Aozasa, Senior Planner, Telephone 650/363-4852

Applicant: Frederick Herring
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Property Owner: Frederick hcring and James Shook

Location: Undeveloped parcel located at 354 Princeton Avenue, west of Highway 1/Cabrillo
Highway in the unincorporated Princeton-by-the-Sea area of San Mateo County.

APN: 047-024-070
Parcel Size: 3,500 sq. ft.

Existing Zoning: CCR/DR/CD (Coastside Commercial Recreation/Design Review/Coastal
Development) District

General Plan Designation: General Industrial (Midcoast Urban)

Existing Land Use: Vacant. A portion of the site near Princeton Avenue site is being used as a
staging area for shoreline repair work on an adjacent parcel.

Water Supply: Coastside County Water District
Sewage Disposal: Granada Sanitary District

Flood Zone: Zone C (Area of Minimal Flooding); Community Panel No. 060311-0113-B,
effective date July 5, 1984.

Environmental Evaluation: This project has been determined exempt from environmental review
per Section 15303 of the California Environmental Quality Act (CEQA), which allows for
construction of up to four (4) new, small facilities or structures not exceeding 10,000 sq. ft. in
urbanized areas where the use does not involve significant amounts of hazardous substances and
where all necessary public services and facilities are available and the surrounding area is not
environmentally sensitive. A Notice of Exemption will be filed and posted for review.

Setting: The undeveloped parcel is located in Princeton-by-the-Sea, an unincorporated area of
San Mateo County. Moss Beach and Montara lie to the northwest while El Granada and the City
of Half Moon Bay lie to the southeast. The subject property is located mid-block between
Columbia Avenue and Broadway on the south side of Princeton Avenue, west of the Capistrano
Road/Cabrillo Highway intersection. Ocean Boulevard, the next street south of Princeton
Avenue, is a paper street without actual paving and is essentially the beach for Pillar Point
Harbor. There are five (5) Monterey cypress trees, defined as Significant Trees by the San
Mateo County Ordinance Code, Section 12,000, located in the Princeton Avenue right-of-way
directly abutting the front of the subject property and the lot immediately to the northeast of the
project site. Additionally, there is one other cypress tree located within the proposed 24-foot
wide driveway which is proposed for removal.

The undeveloped parcel is located in a predominantly developed neighborhood. Development in
the vicinity includes a vacant parcel (APN 047-024-080), Harbor House — a bed-and-breakfast
inn, a small conference center, a storage facility and residential uses. The Half Moon Bay
Airport is within 1,000 feet of the subject property and is one of the most prominent land uses
within the area. However, the subject property is not within the Airport Overlay zone.
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DISCUSSION

A. KEY ISSUES

L

Conformance with the County General Plan

The site has a land use designation of “General Industrial” per the County General
Plan. Staff has reviewed the proposed project against the applicable policies
contained in the County General Plan. Summarized below are the following policies
of the General Plan that are relevant to this project and a statement of compliance
following each.

Chapter 2 — Soil Resources Policies

v

Policy 2.17 regulates development to minimize soil erosion and sedimentation.

Response: Some grading and earthwork activities may be necessary for
construction. However, the site area of the proposed construction is on a slope
of less than 5%, so minimal grading would be required. Upon submittal to the
Building Inspection Section for a building permit, the detailed construction
drawings would be reviewed for compliance with the San Mateo County
Grading Ordinance. In addition, a recommended condition of approval requires
that the applicant submit an erosion and sediment control plan prior to the
issuance of a building permit which would mitigate the impact of any minor
earthwork activities conducted.

Chapter 4 — Visual Quality Policies

v

Policy 4.14 regulates the appearance of new development to promote and
enhance good site design, site relationships and other aesthetic considerations.

Response: The site is adjacent to Princeton Avenue and is 35 feet by 100 feet.
This site would have access over a shared 24-foot driveway which would be
located half on the project site and half on the property to the northeast at

358 Princeton Avenue. Therefore, there would be a 12-foot wide setback to the
ground floor of the building. The adjacent undeveloped lot to the southeast
would also have a 12-foot setback to accommodate the shared driveway,
creating a 24-foot separation between the buildings at the ground floor level,
providing views across the property to the shoreline. Landscaping and fencing
along the side property boundary nearest Harbor House, the bed and breakfast to
the southwest of the project site, would provide screening and separation.

There is no singular distinctive architectural style predominant in the neigh-
borhood and other neighboring structures are primarily either two or three
stories in height. The proposed design would comply with all minimum setback
requirements so it would have a consistent site relationship with the adjacent
properties. Given the location of the existing Monterey Cypress trees along
Princeton Avenue, potential coastal views from parcels directly across the street

=%
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are currently timited. The trees located in the public right-of-way at the front of
the property would also assist in screening the proposed buildings and asso-
ciated improvements from Princeton Avenue and neighboring properties across
the street.

Policy 4.35 maintains and, where possible, improves upon the appearance and
visual character of development in urban areas and ensures that new develop-

ment is designed and constructed to contribute to the orderly and harmonious

development of the locality.

Response: The proposed improvements would introduce a well-designed struc-
ture into the developed neighborhood and be compatible and complementary to
the existing mix of architectural styles. As such, the proposal contributes to the
aesthetic character of this Princeton-by-the-Sea neighborhood.

Chapter 8 — Urban Land Use

v

Policy 8.29 encourages the infilling of urban areas where infrastructure and
services are available.

Response: The undeveloped site is located in an established, predominantly
developed neighborhood. Emergency services, roadway access, as well as
water and sewer service, are available to be provided to the site.

Policy 8.34 allows uses in zoning districts that are consistent with the overall
land use designation.

Response: The parcel has a General Plan designation of “General Industrial”
and a base zoning designation of Coastside Commercial Recreation (CCR). The
uses of a design studio/office and studio apartment are consistent with the
purpose of the zoning district and compatible with other permitted land uses in
the district, thus consistent with the overall land use designation. Please see
detailed discussion under Section 3.d, “Conformance with County Zoning
Regulations — Conformance with Use Permit Regulations.”

Conformance with the Montara-Moss Beach-El Granada Community Plan

Upon review of the applicable provisions of the Montara-Moss Beach-El Granada
Community Plan, part of which includes Princeton, staff has determined that the
project complies with this Community Plan’s policies, including the following:

Commercial Land Use Policy 2.9.a (Commercial Development Buffers) encourages
use of the Community Design Manual for new commercial development. The
proposed building is consistent in design and scale with other new commercial,
industrial, and residential projects in Princeton. See the detailed discussion under
“Conformance with County Zoning Regulations — Conformance with Design Review
Regulations,” Section 4.c, below.
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Conformance wi. e Local Coastal Program

This project is consistent with San Mateo County Local Coastal Program policies
with specific discussion of the following policies:

Locating and Planning New Development Component

v

Policy 1.18 (Location of New Development) directs new development to
existing urban areas in order to discourage urban sprawl, maximize the
efficiency of public facilities, services, and utilities, minimize energy
consumption, protect and enhance the natural environment, and revitalize
existing developed areas. Concentrate new development in urban areas by
requiring the “infilling” of existing residential subdivisions.

Response: The project is located on a legal, undeveloped parcel within a
predominantly developed subdivision and is an infill project. Existing public
service and utility infrastructure serve the project vicinity and can be provided
to the project site without any substantive revisions or enhancements to do so.

Most of the existing cypress trees along the property’s frontage will be retained
and provide significant landscaping benefit. However, additional trees may
need to be trimmed or removed to accommodate a required driveway apron of at
least 24 feet wide. As a condition.of project approval, revised plans must be
submitted showing the wider driveway opening and identifying the exact
number and location of trees that will be affected. The applicant must then
arrange a site visit with Planning, Public Works and Fire District staff to verify
in the field the exact location and dimensions for the driveway, so that the
impact on the trees can be accurately verified. There may be some adjustment
allowed in the location or orientation of the driveway, as necessary to minimize
tree removal/trimming. A modified landscape plan must also be submitted with
the number of replacement trees to be planted and increased as necessary at a 1
to 1 ratio depending on the number of additional trees to be removed, if any.
Finally, tree protection measures must be in place during construction to protect
existing trees to remain.

Visual Resources Component

v

Policy 8.10 (Vegetative Cover) replaces vegetation removed with plant
materials compatible with the surrounding vegetation and suitable to the
climate, soil, ecological characteristics of the area.

Response: There is only one cypress tree on-site and a row of cypress trees
within the Princeton Avenue right-of-way across the frontage of the property.
The existing cypress tree on-site is proposed for removal. The applicant has
submitted a proposed landscaping and irrigation plan and the selected plantings
are appropriate for the coastal location of the project. However, the location of
the Australian Tea Tree which will replace the one cypress tree to be removed
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needs to be suown on the landscape plan, prior to the issuance of building
permits.

Policy 8.12 (General Regulations) applies the Design Review (DR) Zoning
District to urbanized areas of the Coastal Zone and employs the design criteria
set forth in the Community Design Manual for all new development in urban
areas. Locate and design new development and landscaping so that ocean views
are not blocked from public viewing points such as public roads and publicly-
owned lands.

Response: A detailed analysis of the project’s compliance with the Design
Review (DR) Zoning District is included below under Section 3.b, “Con-
formance with the County Zoning Regulations — Conformance with Design
Review Standards.” Given the location of the structures on the site and the
parcels relative to other abutting, developed properties and vegetation in the
surrounding neighborhood, neither ocean nor ridgeline views would be blocked
from public viewing points.

Shoreline Access Component

v

Policy 10.1 (Permit Conditions for Shoreline Access) requires some provision
for shoreline access as a condition for granting development permits for any
private or public development between the sea and the nearest road.

Policy 10.13 (Commercial and Industrial Areas) requires the establishment and
improvement of vertical (trails) and lateral (shoreline destinations) public access
and parking consistent with Policy 10.22(e) as a condition for obtaining a permit
for commercial and industrial development along the shoreline, except where
the establishment of access would disrupt activities which are essential to public
safety.

Response: The project complies with these policies, based on the existing
vertical access already provided by Columbia Avenue and Broadway, located
west and east of the project site, respectively, both of which extend from
Princeton Avenue and end at the harbor’s beach and shoreline. The proposed
development does not negatively impact vertical access to the beach area, which
is defined by Policy 10.3(a) as a reasonably direct connection between the
nearest public roadway, and the shoreline, or in this case, the beach.

Lateral shoreline access is also available parallel to and along the full length of
the beach, to the south of the subject parcel. Lateral shoreline access is defined
by Policy 10.3(b) as a strip of land running along the shoreline, parallel to the
water and immediately inland from the mean high tide. The strip of beach south
of the subject site provides this lateral shoreline access and complies with
Policy 10.18 (Lateral Access (Shoreline Destinations) Without Coastal Bluffs),
which requires provision of access to and along the beach during normal tides,
with a right-of-way at least 25 feet in width, between the mean high tide line
and the first line of vegetation.
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The establis shoreline access meets the definitic  r established access
under Policy 10.5, since it is an area where the public’s right to use has been
legally established through permit conditioning, acquisition, and/or prescriptive
rights. Columbia Avenue and Broadway, as public rights-of-way, satisfy these
criteria, as does the strip of beach area south of the subject site, which is the
Ocean Boulevard right-of-way.

Table 10.6 of the LCP provides site-specific recommendations for shoreline
destinations, which in this case specifies that access should be kept open and
eventually improved to and along the beach between West Point and Columbia
Avenues. Since adequate vertical and lateral access is already established, no
further improvements are required. ‘

Conformance with County Zoning Regulations

The project is located in the Coastside Commercial District/Design Review/Coastal
Development (CCR/DR/CD) Zoning District.

a. Conformance with the Development Standards of the CCR District

The proposed building conforms to the development standards for the Coastside
Commercial District, as detailed in the following chart:

Design Studio/Office and Studio Apartment Mixed-Use Building

.D_evelop_ment ;
- Regulations Required Proposed
Building Height A maximum of 36 ft. 32 fi. to highest point of
roof ridge
Lot Coverage A maximum of 50% of site 25%

Side Yard Setbacks | A minimum combined total of Combined total of 15 ft.
15 ft. with a minimum of 5 fi. Westerly side yard is 5 ft.

on any side Easterly side yard is 10 ft.
Front and Rear Yard | No minimum or maximum Front - 4 ft.
Setbacks Rear —40 ft.
Parking 3 spaces for design office/studio | 7 spaces provided

1 space for studio apartment

Parking Requirements: Pursuant to Section 6119 of the Zoning Regulations,
this proposed mixed-use building requires one parking space for the residential
studio unit on the third floor. For uses not enumerated in Section 6119, the
parking requirement is one parking space for each 160 sq. ft. of gross floor area,
excluding basement or storeroom areas. The useable second floor area is
approximately 500 sq. ft. for which three parking spaces are required. The total
required parking is four spaces, and seven spaces would be provided on-site.
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Landscaping Requirements: Landscaping is requireu in yards that abut a public
street. There is no required front yard in the CCR District. A landscaped area
4 feet wide across the portion of the frontage of the property not developed as a
driveway is proposed (see enlarged site plan, page 3 of Attachment C).
Additionally, there are mature cypress trees within the unimproved portion of
Princeton Avenue along the parcel’s property line.

Conformance with the Performance Standards of the CCR District

Uses within the Coastside Commercial Recreation (CCR) District are subject to
a series of performance standards per the determination of the Community
Development Director. Staff has determined that the proposed use on-site, a
design studio/office, would also meet these required performance standards, as
follows:

(1) Noise. No use will be permitted which exceeds the following sound levels
more than thirty minutes in any hour:

Level (in dBA) Not To Be Exceeded
At Any
Time of Day By More Than 30 Minutes in An Hour Moment
7:00 a.m. — 10:00 p.m. 60 70 80
10:00 p.m. — 7:00 a.m. 55 65 75

Response: Given the low intensity nature of the land use, noise generation
is anticipated to meet these provisions. A condition has been added to
address temporary noise impacts as a result of construction.

(2) Odor. No use will be permitted which emits an odor or air pollutant,
detectable without instruments, beyond the boundaries of the “CCR”
District.

Response: Given the low intensity nature of the land use, odor and/or air
pollutant generation is anticipated to be nominal.

(3) Lighting. All lighting, exterior and interior, must be designed and located
so as to confine direct rays to the premises.

Response: A condition has been added requiring that a detailed lighting
plan be submitted clearly reflecting that all on-site lighting is down lit,
non-intrusive and does not produce excessive spillover onto neighboring
properties.

(4) Vibration. No use will be permitted that causes vibration perceptible
without instruments on adjoining property, except for a temporary
construction operation.
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Respe. .e: Given the low intensity nature of .. land use, long-term
vibration generation is anticipated to be nominal.

(5) Enclosed Uses. All commercial and office uses and their related products
must be contained entirely within an enclosed structure, except for outdoor
uses, such as boat storage expressly permitted by an approved use permit.

Response: A condition has been added that all commercial and office uses
(and storage of their related products) shall be conducted indoors and
screened from public views.

(6) Trash and Storage. All storage of cartons, containers and trash must be
enclosed by a building or wall not less than six (6) feet in height. Trash
and stored materials may not be located in front yard setback areas.

Response: Trash and recycling receptacles are proposed to be enclosed
and stored within the enclosed carport structure.

Conformance with Design Review Standards

Section 6268 (Design Review) requires that development in the CCR District
must comply with the design guidelines and criteria of the Community Design
Manual and the Local Coastal Program Visual Resources and Special
Communities Component, as well as the provisions as outlined in Chapter 28.1
(Coastside Design Review) of the Zoning Regulations. Please see “Visual
Resources Component” analysis under Section A.2, “Conformance with the
Local Coastal Program.”

The Zoning Hearing Officer must determine that the project meets the following
guidelines and standards in order to grant approval (each relevant finding is
followed by a statement of compliance).

(1) Proposed structures are designed and situated so as to retain and blend
with the natural vegetation and landforms of the site and to ensure
adequate space for light and air to itself and adjacent properties.

The subject parcel is fairly level with minimal on-site vegetation. The
proposed building is configured as to maintain adequate open space on the
property and provide access to light and air for the adjacent lots. The
building has only 25% lot coverage where 50% is permitted. Front and
rear yard setbacks are proposed where none are required.

(2) Where grading is necessary for the construction of structures and paved
areas, it blends with adjacent landforms through the use of contour
grading rather than harsh cutting or terracing of the site and does not
create problems of drainage or erosion on its site or adjacent property.
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G3)

4

(3)

(6)

(7)

Minimal grading would be required for the buiiding foundation, utility
trenching and grading of the site for proper drainage. On the project
application form, the applicant estimates this grading as approximately 50
cubic yards. Also, please see response under Section A.1, “Compliance
with the County General Plan,” Policy 2.17.

Structures are located outside flood zones, drainage channels and other
areas subject to inundation.

The project site is not within a standard 100-Year Floodplain but is within
a designated 100-Year Flood Hazard Zone (Wave Action). The residential
unit is proposed for the third story of the building and the County has a
tsunami warning system to mitigate the hazard within this zone. Addi-
tionally, the project site is located behind the breakwater for Princeton
Harbor. '

Trees and other vegetation land cover are removed only where necessary
for the construction of structures or paved areas in order to reduce
erosion and impacts on natural drainage channels, and maintain surface
runoff at acceptable levels.

Landscaping proposed for the site would meet County requirements for
new construction. The cypress trees along the property’s frontage on
Princeton Avenue would be retained, unless affected by a widened
driveway apron (see Condition 11.d). There is one cypress tree within the
project site, located within the proposed driveway area. The applicant is
requesting approval for removal of the tree. A replacement tree will be
required as part of the required landscape plan.

Views are protected by the height and location of structures and through
the selective pruning or removal of trees and vegetative matter at the end
of view corridors.

The proposed buildings would be developed to a height of 32 feet in
compliance with the 36-foot height limit, the shared driveway would
provide views across the property towards the shoreline, and the project
site is located mid-block and not at the end of a view corridor.

Structures are set back from the edge of bluffs and cliffs to protect views
from scenic areas below.

The proposed building site is about 100 feet from the top of the bank at
Ocean Boulevard. Additionally, there is development along the top of
bank on properties in the vicinity of the project site. Therefore, the
proposed location of the building is acceptable.

Public views to and along the shoreline from public roads and other
public lands are protected.
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(8)

@)

(10)

(11)

(12)

Existi.., views from Princeton Avenue across . project site are already
limited by the existing cypress trees located along the property’s frontage.
The proposed project would create a 24-foot wide driveway which would
provide a view corridor across the project site towards the shoreline. The
development would not otherwise affect any existing public views.

Varying architectural styles are made compatible through the use of
similar materials and colors which blend with the natural setting and
surrounding neighborhoods.

The architect proposes cedar shingles as the exterior cladding with copper
trim both of which would be left natural. These materials are compatible
with other structures in the area as well as the natural environment.

The design of the structure is appropriate to the use of the property and is
in harmony with the shape, size and scale of adjacent building in the
community.

The style of the structure is unusual in its use of curvilinear forms. As a
structure located near the shoreline, this is an appropriate form of
designing with nature. Furthermore, the building materials — cedar
shingles and copper trim — are contextually appropriate for the area.

Overhead utility lines are placed underground where appropriate to
reduce the visual impact in open and scenic areas.

A condition has been included requiring all new utility lines to be placed
underground.

The number, location, size, design, lighting, materials, and use of colors in
signs are compatible with the architectural style of the structure they
identify and harmonize with their surroundings.

No signs are proposed in conjunction with this application. Any signs for
the site would be required to go through the appropriate sign review
process with the County. A condition has been added requiring all new
signage to be reviewed and approved to the satisfaction of the Community
Development Director prior to installation.

Paved areas are integrated into the site, relate to their structure, and are
landscaped to reduce visual impact from residential areas and from
roadways.

Paved areas associated with the project are limited to the amount required
to provide parking for the buildings and maneuverability on the site.
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Conformance with the Significant Tree Regulations

The project includes the potential removal of one Monterey cypress tree located
within the driveway. Per County Ordinance Code Section 12,020.1, no tree
removal permit is required where tree cutting has been authorized by the Zoning
Hearing Officer as part of a permit approval process in which the provisions of
the Significant Tree Regulations have been considered and applied. In this case,
the proposed tree removal has been considered as part of the coastal develop-
ment and design review permits required for this project. Section 6565.20
outlines the standards for the protection of trees and vegetation. Subsection (a)
provides that a tree cannot be removed unless one of several findings can be
made. One of the findings is that “[t]here is no alternative building site for a
house, driveway or accessory structure, ...” The project site has only 35 feet of
frontage along Princeton Avenue. A shared 24-foot wide driveway is necessary
to accommodate emergency response vehicles and to provide backup area for
parking spaces. The proposed access is shared between two properties,
minimizing the total number of driveways. The cypress tree is located within
the shared driveway. The shared driveway cannot be relocated, so the tree will
be impacted by the driveway and its removal is reasonable given that additional
cypress trees will remain along the property’s frontage, and a replacement tree
will be required.

Conformance with the Use Permit Regulations

The CCR Zoning Regulations require a use permit for the proposed uses on the
site:

e The design studio/office may be allowed as “other compatible uses”
(additional land uses which are allowed if the Community Development
Director determines the proposed use is consistent with the purpose of the
district and compatible with other permitted land uses in the district); and

. The studio apartment is defined as “multiple-family dwellings.”

The conformance of each of these uses with the provisions of the CCR District
and the required use permit findings is discussed in the following paragraphs:

Design Studio/Office: The proposed design studio/office would occupy the
second floor of the building closest to Princeton Avenue and provide design
services for transportation systems, such as the interiors of rapid transit systems,
boat interiors, and so on. There would be relatively few client visits to the site
and it would generate little traffic. As part of this mixed-use project, the related
design studio/office complements the residential use and is similar to the
existing variety of uses in the surrounding neighborhood. While a design
studio/office is not specifically outlined as a permitted use, it has been
determined to be a “compatible use” in the opinion of the Community
Development Director.
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The recomrn.. .ded conditions of approval require tt.  che use permit for the
design studio/office be subject to renewal after five years. This will provide an
opportunity to review how this use is fulfilling the purposes of the CCR Zoning
District.

Studio Apartment: The proposed studio apartment would occupy the third floor
of the building closest to Princeton Avenue. As part of this mixed-use project,
the studio apartment complements the design studio/office use and is similar to
the existing variety of uses in the surrounding neighborhood.

The requirements for “Multiple-Family Dwellings” are that the dwelling units
must be located above the first floor and that the floor area of the dwelling units
does not exceed the floor area of the commercial uses occupying the building.
The studio apartment complies with this requirement as it is slightly smaller
than the design studio/office located on the second floor, together with the
storage area for the commercial use located on the ground floor. The floor area
requirement is included as a condition of approval and is recommended to be
included in a deed restriction to ensure that future owners of the property are
aware of the requirement.

All uses subject to a use permit within the CCR District must demonstrate
compliance with the required findings of Chapter 24 (Use Permit) of the San
Mateo County Zoning Regulations, as well as two additional findings as
outlined within the CCR Regulations. The Zoning Hearing Officer must make
the following required findings in order to grant approval (each finding is
followed by a statement of compliance):

For the design studio/office use, staff finds that the establishment,
maintenance and/or conducting of the use will not, under the circumstances
of the particular case, result in the significant adverse impact to coastal
resources, or be detrimental to the public welfare or injurious to property
or improvements in said neighborhood because:

(1) The use would be conducted entirely within a building.

(2) There is adequate customer parking on-site, and the use would not
generate much traffic.

(3) As part of this mixed-use project, the use complements the existing variety
of uses in the surrounding neighborhood.

For the studio apartment use, staff finds that the establishment, main-
tenance and/or conducting of the use will not, under the circumstances of
the particular case, result in the significant adverse impact to coastal
resources, or be detrimental to the public welfare or injurious to property
or improvements in said neighborhood because:

(1) The residential use is located above the first floor of the building.
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(2)

(3)
)

The square footage of the residential unit is less than the floor area of the
commercial use in the building.

The residential use is similar to other residential uses in the area.

One on-site parking space will be‘ provided for the residential use.

In addition to the use permit finding under Chapter 24, use permits in the CCR
District also require that the following two findings also be made:

The design and operation of the proposed use will further the purpose of
this chapter as stated in Section 6265 because:

(1)

(2)

3)

As part of the mixed-use development, the design studio/office and studio
apartment are complementary to visitor-serving and other commercial,
industrial, and residential uses in the area.

The proposed development would protect coastal resources because it will
only remove one cypress tree which is necessary to accommodate the new
driveway to serve the project. The site will be landscaped including the
addition of at least one new tree. The development would also comply
with best management practices regarding the treatment of stormwater and
the proposed landscaping would be consistent with the natural vegetation
in the area and would not include any non-native invasive plants.

The 3-story building has a human scale, consistent with the scale of other
development in the project vicinity.

The design and operation of the proposed use will conform with the
development standards stated in Section 6269 because:

ey

()

3)
4)

()

As detailed in earlier sections of this report, the project demonstrates
minimum (and exceeds in some instances) compliance with all develop-
ment regulations as outlined in Section 6269 of the San Mateo County
Zoning Regulations including but not limited to protection of coastal
resources and all design standards.

The 24-foot wide shared driveway provides for view opportunities through
this property to the shoreline.

The required landscaping is included in the project design.

The proposed development does not affect coastal access, which is
provided by the existing public rights-of-way of Ocean Boulevard,
Columbia Avenue and Broadway.

The development would protect coastal resources because it minimizes
on-site tree removal to the one necessary to accommodate the site

-14 - Exhibit No. 3
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drivev , and the project site does not contair. .y significant landforms
or vegetation.

Staff believes that all of the required findings to grant the use permit for the
design studio/office business and the residential unit can be made and
recommends that the use permit be approved.

REVIEW BY CALIFORNIA COASTAL COMMISSION. MIDCOAST COMMUNITY
COUNCIL. AND PRINCETON CITIZEN ADVISORY COUNCIL

No comments were provided by the Midcoast Community Council or by the Princeton
Citizen Advisory Committee. Ruby Pap, staff with the Coastal Commission, raised the
following questions in an e-mail dated August 3, 2006:

How do the uses of the project comply with the visitor-serving purpose of the CCR
District?

Response: See the discussion under Section 4, Conformance with County Zoning
Regulations — Conformance with Use Permit Regulations.

Given the project’s proximity to the shoreline, how does the project preserve the visual
character of the area and not obstruct ocean views from public viewing points?

Response: See the discussion under Section 4, Conformance with County Zoning
Regulations — Conformance with Design Review Standards.

ENVIRONMENTAL REVIEW

This project has been determined exempt from environmental review per Section 15303 of
the California Environmental Quality Act (CEQA), which allows for construction of up to
four (4) new, small facilities or structures not exceeding 10,000 sq. ft. in urbanized areas
where the use does not involve significant amounts of hazardous substances and where all
necessary public services and facilities are available and the surrounding area is not
environmentally sensitive. A Notice of Exemption will be filed and posted for review.

REVIEWING AGENCIES

Building Inspection Section
Environmental Health Division
Department of Public Works

Midcoast Community Council
Coastside Fire Protection District
California Coastal Commission
Coastside County Water District
Granada Sanitary District
Princeton-by-the-Sea HOA

Princeton Citizens Advisory Committee

5 Exhibit No. 3
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STATE'OF CALIFORNIA -- THE RESOURCES AGéNCY ‘ ARNOLD SCHWARZENEGGER, Governor
- CALIFORNIA COASTAL COMMISSION RECEIY ﬁl !g e

NORTH CENTRAL COAST DISTRICT OFFICE

45 FREMONT STREET, SUITE 2000 APR 0 2 72009
SAN FRANCISCO, CA 84105-2219
VOICE (415} 904-5260  FAX (415)904-5400

e @5 CALIFORNIA

COASTAL COMMISSION

APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT

Please Review Attached Appeal Information Sheet Prior To Completing This Form.

SECTIONI.  Appellant(s) _ oo bl lls
- &
Name: LCMI/;!& }Zob:’,f«(—s - chmmncﬁfﬁ ‘("“’ Greeun
Mailing Address: 33 9 Lc\ C Ve S‘FG <
g<q - OFFT

City: po\/‘-—ﬁ(d Uohlle% C. ™ ZipCode: qéfﬁ rey Phone: &S C -

SECTION II. Decision Being Appealed

1.  Name of local/port government: Ca b Ao feo Coomn 4—3

2. Brief description of development being appealed: Covnslove fesen ol

.J.‘ !ﬂr'l"\
2 314 S(Iuo.w*c 4004—-‘ Lvee - Shew V\dl\fed - LT & a
‘ z, sct 5‘!\.:0..rc L‘no\‘-— }OCV\C-‘-'E— Lo cacladd bLe losconn

e R
e Lovist 2 cblte poodd Fand Eiu Sea.
3.  Development's location (street add‘ress, assessor's parcel no., Cross street, ete.): Mot oo
ESR'd ‘QV‘IV\Cf‘Fﬂ‘-‘\ A\/C’V\‘Je, 'O/‘V“—E-L’wmi o
Apr; ©4T7- Org- ©FC
4, Description of decision being appealed (check one.):
(1  Approval; no special conditions

B  Approval with special conditions:
[J  Denial

Note:  For jurisdictions with a total LCP, denial decisions by a local government cannot be
appealed unless the development is a major energy or public works project. Denial
decisions by port governments are not appealable.

Exhibit No. 4

A-2-SMC-09-006 (Johnson) and A-2-SMC-09-008 (Shook)
Johnson Appeal

Page 1 of 7



APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 2)

5. Decision being appealed was made by (check one):

Planning Director/Zoning Administrator
City Council/Board of Supervisors

Planning Commission
Other

000K

6.  Date of local government's decision: fcbroavy 1. 2007
Y

7. Local government’s file number (if any): PLN Zooe - OS2

SECTION II1. Identification of Other Interested Persons

Give the names and addresses of the following parties. (Use additional paper as necessary.)
a.  Name and mailing address of permit applicant:
Cred Heviin
[ T4 1Brcade
2 ed oo C»Lua <h G406 3

b. Names and mailing addresses as available of those who testified (either verbally or in writing) at
the city/county/port hearing(s). Include other parties which you know to be interested and
should receive notice of this appeal.

(l) C/[,“,"S H[Ckcfsw; (d‘}IqL‘c o b rjvbrje,{[,._' cuonw)

P,O‘ ;_3‘:’-)( 32—3“'

‘—L \L- M‘-‘Bcvx I/«-—{—'Q‘—a, C/‘)'A Ci([c_-.,‘cl

@)

3)

C))
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APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOYERNMENT (Page 3)

SECTION IV. Reasons Supporting This Appeal

PLEASE NOTE:

*  Appeals of local government coastal permit decisions are limited by a variety of factors and requirements of the Coastal
Act. Please review the appeal information sheet for assistance in completing this section,

*  State briefly your reasons for this appeal. Include a summary description of Local Coastal Program, Land Use Plan,
or Port Master Plan policies and requirements in which you believe the project is inconsistent and the reasons the
decision warrants a new hearing. (Use additional paper as necessary.)

* This need not be a complete or exhaustive statement of your reasons of appeal; however, there must be sufficient
discussion for staff to determine that the appeal is allowed by law. The appellant, subsequent to filing the appeal, may
submit additional information to the staff and/or Commission to support the appeal request.

Pleasr €% Acttoc e
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APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 4)

SECTION V. Certification

The information and facts stated above are correct to the best of my/our knowledge. e
Connttlec C,Q\, Eveen =

Le,‘.ny&a 17» EN ) Lf-‘}‘:_(;(ql-i v Aducaale
Signature of Appellant(s) or Authorized Agent

Date: 4l [e9

Note: If signed by agent, appellant(s) must also sign below.

Section V1. Agent Authorization

I/We hereby
authorize
to act as my/our representative and to bind me/us in all matters concerning this appeal.

Signature of Appellant(s)
Date:
Exhibit No. 4
A-2-SM C-09-006 (Johnson) and A-2-SMC-09-008 (Shook)
Johnson Appeal
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Summary of Reasons for Appeal — by Committee for Green Foothills

San Mateo County File No. PLN 2006-00522
Applicant/Owner: Frederick Herring/Michael F. Johnson
Location: 358 Princeton Avenue, Princeton, San Mateo County
APN: 047-024-080

The Coastal Development Permit (CDP) for this project, as approved by the San Mateo
County Zoning Hearing Officer, does not comply with the County certified Local Coastal
Program. In particular, the project is not in compliance with the County’s LUP Shoreline
Access and Visual Resources Components, as well as the Coastside Commercial
Recreation (CCR) District Zoning Regulations and the Design Review Standards.
Additionally, the required Findings regarding public access and public recreation under
Chapter 3 of the Coastal Act cannot be made.

Project Description: The project is a 2,374 sq. ft. three-story mixed use building on a
3,500 sq. ft. parcel located on Princeton Avenue between Columbia Avenue and
Broadway. The parcel is between the first public road and the sea. (Please note that the
Vicinity Map attached to the Staff Report is incorrect. The subject parcel - APN 047-
024-080 is located adjacent to and immediately to the East of the parcel indicated on the
Vicinity Map.)

Shoreline Access Component

The proposed project is located between the first public road — Princeton Avenue - and
the sea — in this case, Pillar Point Harbor. As such, it must make some provision for
shoreline access under both the Coastal Act Section 30212 and the County LCP.

Policy 10.1 Permit Condition for Shoreline Access states: “Require some provision for
shoreline access as a condition of granting development permits for any public or private
development permits (except as exempted by Policy 10.2) between the sea and the
nearest road. The type of provision, the location of the access and the amount and type of
improvements required shall be consistent with the policies of this component.”

Policy 10.13 Commercial and Industrial Areas states: “Require the establishment and
improvement of vertical (trails) and lateral (shoreline destinations) public access and
parking consistent with Policy 10.22(e) as a condition for obtaining a permit for
commercial and industrial development along the shoreline, except where the
gstablishment of access would disrupt activities which are essential to public safety.”

The County erroncously found that the project complied with these policies, stating in the
Staff Report that there s “existing vertical access already provided by Columbia Avenue
and Broadway, which originate from Princeton Avenue and end at the harbor’s beach and
shoreline”. There is no vertical access due to the bluffs in this area and a ten foot drop
from Columbia and a fifteen foot drop from Broadway to the beach below. There is rip-
rap that has been placed along the bluff at the end of these strects. There is no improved

Exhibit No. 4
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access 10 the beach. The County also found that there is lateral access along the beach to
the south (n.b., this is actually to the east). Further, the County asserts without providing
any supporting documentation that there is both vertical and lateral “‘established access”
to the beach in this area through permit conditioning, acquisition, and/or prescriptive
rights. The County Parks and Recreation Department has prepared a plan for shoreline
access at the end of Broadway, and there is some funding for access in this area held by
the County, but it has not been implemented. Clearly, the public access policies of the
LCP and Coastal Act have not been complied with.

Visual Resources Component/ Coastside Design Review Standards

The proposed project is a three-story structure with a curved roof and outward curving
walls on the north side (towards Princeton Ave.) and south (towards the ocean). Its
futuristic, topheavy design is not in keeping with the Visual Resources Component
(Policy 8.13) and Design Review Standards (Section 6268) of the LCP.

Policy 8.13.b.(1} Special Design Guidelines for Coastal Communities. Commercial
Development states: “Design buildings which reflect the nautical character of the harbor

setting, are of wood or shingle siding, employ natural or sea colors, and use pitched
roofs.”

Chapter 28.1 of the Zoning Regulations - Coastside Design Review (DR) District,
Standards for Review, states in relevant part:

“The Design Review Officer shall find that the proposal conforms with the following
guidelines and standards before issuance of a permit:”

{4) “Structures are located outside flood zones....” The project site is within a
designated 100 year Flood Hazard Zone. New information regarding sea level rise has
not been considered. The non-coastal related commercial use is proposed to be located
on the ground floor.

(10) “Public views to and along the shoreline from public roads and other public lands
are protected....” The County did not analyze public views from the shoreline, and
erroneously stated that because of existing cypress trees along Princeton Avenue, views
of the project are limited. It is likely that construction of the 24 foot driveway will
require removal of one cypress tree, which will increase public views of the structure, and
which will in turn block views of the coast through the trees.

(12) “The design of the structure is appropriate to the use of the property and is in
harmony with the shape, size and scale of adjacent buildings in the community,”

The adjacent building to the east is a two-story craftsman style conference center. The
adjacent building to the west (beyond one intervening vacant lot, which is also being
proposed for development with a similar futuristic design), is a two-story Cape Cod style
Bed and Breakfast. Both adjacent structures have clean, simple lines and pitched roofs.
The proposed project’s 32-feet high, three-story building with futuristic curvilinear
roofline is NOT in harmony with the shape or size of these attractive adjacent buildings.

Coastside Commercial Recreation (CCR) Zoning Regulations

Exhibit No. 4
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The purpose of the CCR District (in relevant part) is to limit and control the use and
development of land designated CCR in order to establish commercial areas which:
(1) are primarily oriented toward meeting the service and recreational needs of
Coastside visitors, boat users and Coastside residents secking recreation;
(2) are active and pedestrian-oriented, while meeting the need for safe and efficient
automobile access and parking;
{3) have an intimate, human scale;
(4) have a unified design theme appropriate to their location;
(5) ...have a balanced diversity of uses...(listed in Section 6266 following)
(6) provide public access to nearby coastal areas; and
(7) protect coastal resources

The allowable uses in the CCR District are restricted to uses that are consistent with
visitor serving uses. The proposed physical/occupational therapy business is not
consistent with the purpose of the CCR District. The County staff erroneously
determined that it would be a “compatible use™, on the basis that some visitors to the
coast might possibly need ongoing physical or occupational therapy while on vacation,
This is an unlikely possibility, and there is no reasonable or foreseeable need for such a
visitor service. Using the same logic, the County could also determine that medical and
dental offices are visitor serving. The proposed residential use is incompatible with the
purpose of the CCR district. Visitor serving uses and water-related uses in this zoning
district can subject residents to inconveniences such as noise, glare, odors, etc. that can
result in complaints brought against the other permitted uses. Allowance of residential
uses fundamentally changes the character of the zoning district; already other mixed use
structures in this zoning district have been marketed as high-end residential buildings.
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STATE OF CALIFORNIA -- THE RESOURCES AGENQY B ARNOLD 3CHWARZENEGGER, Govorior

CALIFORNIA COASTAL COMMISSION
NORTH QENTRAL COAST DISTRICT QFFICE s -

46 FREMONT STREET, SUFTE 2000 APR LA 200G
SAN FRANCISCO, GA  84106-2210

VOICE (415) 804-6200  FAX (415) 804-5400 AL O
AT Uw[ COMIMESION

APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT

Please Review Attached Appeal Information Sheet Prior To Completing This Form.

SECTION L.  Appellant(s) (o Govecnn el
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Mailing Address: KN L,,:"» Cues fe
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SECTION II. Deeision Being Appealed

I, Name of localiport government: S ean lates Q‘"“"“"”‘['t)

2. Briel description of development being appealed: €y s forwes frwun S0
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4,  Description of decision being appealed (check one.);
[[]  Approval; no special conditions
fel  Approval with special conditions:

[J  Denial

Note:  For jurisdictions with a total LCP, denial decisions by a local government cannot be
appealed unless the development is a major energy or public works project. Denial
decisions by port govertunents are not appealable,
TO BE COMPLETED BY COMMISSION:
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APPEFAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 2)

5. Decision being appealed was made by (check one):

% Planning Director/Zoning Administrator
[0 City Council/Board of Supervisors
[ Planning Commission
[0 Other
6. Date of local government's decision: plaaein 1T, Lo
7. Lacal government’s file number (if any): PLAM 2o - O 2]

SECTION IIT. Identification of Other Interested Persons

Give the names and addresses of the following parties. (Use additional paper as necessary.)
a.  Name and mailing address of permit applicant:
v e bk vt
o Q
(a1 D veadiEt
- Cik A G406 %
.r"’} I . l . - 4 ,
Yl € wh T .ua
b. Names and mailing addresses as avajlable of those who testified (cither verbally or in writing) at
the city/county/port heating(s). Include other parties which you know to be interested and
should receive notice of this appeal.
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APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOYERNMENT (Page 3)

SECTION 1V. Reasons Supporting This Appeal
PLEASE NOTE:

*  Appeals of local government coastal permil decisions are limited by a variety of factors and requirements of the Coastal
Act, Please review the appeal information sheet for assistance in completing this section,

*  State briefly your reasons for this appeal. Include 2 summary description of Local Coastal Program, Land Use Plan,
or Port Master Plan poiicies and requirements in which you believe the project is inconsistent and the reasons the
decision warrants a new hearing, (Use additional paper as necessary.)

* This need not be a complete or exhaustive statement of your reasons of appeal: however, there must be sufficient
discussion for staff to deterimine that the appeal is ailowed by law. The appellant, subsequent to filing the appeal, may
submit additional information to the staff and/or Comuission o suppott the appeal request,

3 f ¢ | ] W, @ ,f\a\ -L{«r:h(_, (v\c_wf’
¥ o e %
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APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 4)

SECTION V. Certification

The information and facts stated above are correct to the best of my/our knowledge.
‘Ci"-?-wxwv\;“(;(“ C”“*wf' (;'” oL R

L.ﬁ..w‘m RN “’i‘z o i W&:‘:’\ (,.‘L ‘fi 'l- kS i" Li Lt jl&"‘l\.u"’w-(,st T(‘:
Signature of Appellant(s) or Authorized Agent

FT:&-; [y -L- L:.\- ({S

Date: *’Tl v l e

Note: If signed by agent, appellant(s) must also sign befow.

Section VI, Agent Authorization

[/We hereby
authorize _
to act as my/out tepresentative and 1o bind me/us in all matters concerning this appeal.

Signature of Appellant(s)

[Date:
Exhibit No. 5
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Summary of Reasons for Appeal ~ by Committce for Green Foothills

San Matco County File No, PLN 2006-00287

Applicant/Owner; Frederick Herring/Frederick Herring and James Shook
Location: 354 Princeton Avenue, Princeton, San Mateo County

APN: 047-024-070

The Coastal Development Permit (CDIP) for this project, as approved by the San Mateo
County Zoning Hearing Officer, docs not comply with the County certified Local Coastal
Program. In particular, the project is not in compliance with the County’s LUP Shoreline
Access and Visual Resources Components, as well as the Coastside Commercial
Recreation (CCR) District Zoning Regulations and the Design Review Standards,
Additionally, the required Findings regarding public access and public recreation under
Chapter 3 of the Coastal Act cannot be made.

Project Description: The project is a 1,622 sq. f1. three-story mixed use building on a
3,500 sq. ft. parcel located on Princeton Avenue between Columbia Avenue and
Broadway. The parcel is between the first public road and the sea.

Shoreline Aecess Component

The proposed project is located between the first public road — Princeton Avenue - and
the sea — in this case, Pillar Point Harbor, As such, it must make some provision for
shoreline access under both the Coastal Act Section 30212 and the County LCP.

Policy 10,1 Permif Condition for Shoreline Access states: “Require some provision for
shoteline access as a condition of granting development permits for any public or private
development permits (except as exempted by Policy 1€.2) between the sea and the

nearest road. The type of provision, the location of the access and the amount and type of
improvements required shall be consistent with the policies of this component.”

Policy 10.13 Commercial and Industrial Arcas states: “Require the establishment and
improvement of vertical (trails) and lateral (shoreline destinations) public access and
parking consisient with Policy 10.22(¢) as a condition for oblaining a permit for
commercial and industrial development along the shoreline, except where the
establishment of access would disrupt activities which are essential to public safety.”

The County erroneously found that the project complied with these policies, stating in the
Staff Report that there is “existing vertical access already provided by Columbia Avenue
and Broadway, which originate from Princcton Avenue and end at the harbor’s beach and
shoreline”, There is no vertical access due to the bluffs in this area and a ten foot drop
from Columbia and a fifteen foot drop from Broadway to the beach below. There is rip-
rap that has been placed along the bluff at the end of these streets, There is no improved
access to the beach. The County also found that there is lateral access along the beach to
the south (n.b., this is actually to the east). Further, the County asserts without providing
any supporting documentation that there is both vertical and lateral “cstablished access”
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to the beach in this area through permit conditioning, acquisition, and/or prescriptive
rights. The County Parks and Recreation Department has prepared a plan for shoreline
access at the end of Broadway, and there is some funding for access in this area heid by
the County, but it has not been implemented. Clearly, the public access policies of the
1.CP and Coastal Act have not been complied with.

Visual Resources Component/ Coastside Design Review Standards

The proposed project is a three-story structure with a curved roof and outward curving
walls on the north (towards Princeton Ave.) and south (towards the ocean). 1ts futuristic,
top-heavy design is not in keeping with the Visual Resources Component (Policy 8.13)
and Design Review Standards (Section 6268) of the L.CP.

Policy 8.13.b.(1) Special Design Guidelines for Coastal Communities, Comimercial
Development states: “Design buildings which reflect the nautical characler of the harbor
setting, are of wood or shingle siding, employ natural or sea colors, and use pitched
roofs.” The curvilinear roof is not in compliance with the requirement to use pitched
roofs.

Chapter 28.1 of the Zoning Regulations - Coastside Design Review (DR) District,
Standards for Review, states in relevant part:

“The Design Review Officer shall find that the proposal conforms with the following
guidelines and standards before issuance of a permit;”

(4) “Structures are located outside flood zones....” The project site is within a
designated 100 year Flood Hazard Zone, New information regarding sca level rise has
not heen considered. The non-coastal related commercial use is proposed to be located
on the ground floor.

(10} “Public views to and along the shoreline from public roads and other public lands
ate protected....” The County did not analyze public views from the shoreline, and
etroncously stated that because of existing cypress trces along Princelont Avenue, views
of the project are limited. It is likely that construction of the 24 foot shared driveway Lo
serve this site will require removal of one cypress tree within the County Right of Way in
front of the adjacent site (PLN 2006-00522 - Herring Johnson) which will increase
public views of this structure, and the adjacent structure. These 32 foot high structures,
located just four feet from the front property line, will in turn block ocean views through
the trees. The project requires removal of a 36” Cypress tree located near the reat of the
property — this may not be necessary given the revisions to the project.

(12) “The design of the structure is appropriate to the use of the property and is in
harmony with the shape, size and scale of adjacent buildings in the community.” The
adjacent building to the west is a two-story Cape Cod style Bed and Breekfast.

The adjacent building to the east (beyond one intervening vacant lot, which was approved
by the County under PLN 2006-00522 for development with a similar 32 foot high mixed
use building incorporating similar futuristic design, also appealed to the CCC by
Committee for Green Foothills) is a two-story crafisman style conference center. Both
adjacent structures have clean, simple lines and pitched roofs. The proposed project’s 32~
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feet high, three-story building with futuristic curvilinear roofline is NOT in harmony with
the shape or size of these attractive adjacent buildings.

Coastside Commercial Recreation (CCR) Zoning Regulations

The purpose of the CCR District (in relevant part) is to limit and control the use and
development of land designated CCR in order to establish commercial areas which:
(1) arc primarily oricnted toward meeting the service and recreational needs of
(oastside visitors, boat users and Coastside residents seeling recreation,
(2) are active and pedestrian-oriented, while meeting the need for safe and efficient
aulomobile access and parking;
(3) have an intimate, human scale;
(4) have a unified design theme appropriatc to their location;
(5) ...have a balanced diversily of uses...(listed in Section 6266 following)
(6) provide public access to nearby coastal arcas, and
(7) protect coaslal resources

The allowable uses in the CCR District are restrieted to comumercial uses that are
primarily oriented toward meeting the service and recreational needs of Coastside
visitors, boat users and Coastside residents seeking recreation. The proposed design
studio and office use is not a permitted use, and does not support the required Findings
for the Use Permit that it will “further the purpose” of the CCR District. as required by
Section 6267 2.a. of the Zoning Regulations. The County erroneously determined that the
design studio and office would be a “compatible use”, based on the Applicant’s assertion
that Mr. Shook’s design business. which specializes in the design of mass transit systems
and vehicles, has also designed the interiors of boats, The web site for Shook Design
(attached) indicates the company specializes in Product Design with special emphasis on
automotive and passenger transportation equipment; however, there are no examples of
boat design. An inlernational product design business does not have any relationship to
the service and recreational needs of Coastside visitors, boal users, and residents, and
does not further the purpose of the CCR district, The proposed residential use is similarly
incompatible with the purpose of the CCR district. Visitor serving uses and marine-
related uses in this zoning district can subject residents to inconveniences such as noise,
glare, odors, ctc, that ean result in complaints regarding the other permitted uses.
Allowance of residential uses fundamentally changes the character of the zoning district;
already other mixed use structures in this zoning district and the adjacent Waterfront
district have been marketed as high-end residentiaf buildings. Condition 23 states:
“Applicant acknowledges that he understands that residents in a predominantly
commercial area may from time to time be inconvenicnced by neighborhood commercial
activities”, but there is no requirement for this statement to be recorded on the deed and
run with the land, and as such is unenforceable.
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Applicable LCP and Coastal Act Policies
Location of Development Policies
LCP Policy 1.3 (Definition of Urban Areas) states:

a. Define urban areas as those lands suitable for urban development because the area is
either: (1) developed, (2) subdivided and zoned for development at densities greater than one
dwelling unit/5 acres, (3) served by sewer and water utilities, and/or (4) designated as an
affordable housing site in the Housing Component.

Hazards Policies
LCP Policy 9.3 (Regulation of Geologic Hazard Areas) states:

Apply the following regulations of the Resource Management (RM) Zoning
Ordinance to designated geologic hazard areas:

a. Section 6324.6 - Hazards to Public Safety Criteria.
b. Section 6326.2 - Tsunami  Inundation Area Criteria.

c. Section 6326.3 - Seismic Fault/Fracture Area Criteria. Require geologic reports
prepared by a certified engineering geologist consistent with "Guidelines for
Geologic/Seismic Reports” (CDMG Notes #37) for all proposed development.

d. Section 6326.4 - Slope Instability Area Criteria.
9.10 Geological Investigation of Building Sites

Require the County Geologist or an independent consulting certified engineering geologist to
review all building and grading permits in designated hazardous areas for evaluation of
potential geotechnical problems and to review and approve all required investigations for
adequacy. As appropriate and where not already specifically required, require site specific
geotechnical investigations to determine mitigation measures for the remedy of such hazards
as may exist for structures of human occupancy and/or employment other than those
considered accessory to agriculture as defined in Policy 5.6.

“Hazards areas” and ““hazards’ are defined as those geotechnical hazards shown on the
current Geotechnical Hazards Synthesis Maps of the General Plan and the LCP Hazards
Maps. A copy of the report of all geologic investigations required by the California Division
of Mines and Geology shall be forwarded to that agency.

9.11 Shoreline Development

Locate new development (with the exception of coastal-dependent uses or public recreation
facilities) in areas where beach erosion hazards are minimal and where no additional
shoreline protection is needed.

Visual Resources Policies
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LCP Policy 8.4 (Cliffs and Bluffs) states, in part:

a. Prohibit development on bluff faces except public access stairways where deemed
necessary and erosion control structures which are in conformity with coastal policies on
access and erosion.

b. Set back bluff top development and landscaping from the bluff edge (i.e., decks, patios,
structures, trees, shrubs, etc.) sufficiently far to ensure it is not visually obtrusive when
viewed from the shoreline except in highly developed areas where adjoining development
is nearer the bluff edge, or in special cases where a public facility is required to serve the
public safety, health, and welfare.

LCP Policy 8.5 (Location of Development) states, in part:
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. Where conflicts in complying with this requirement occur,
resolve them in a manner which on balance most protects significant coastal resources on the

parcel, consistent with Coastal Act Section 30007.5.

Public viewpoints include, but are not limited to, coastal roads, roadside rests and vista
points, recreation areas, trails, coastal accessways, and beaches.

This provision does not apply to enlargement of existing structures, provided that the size of

the structure after enlargement does not exceed 150% of the pre-existing floor area, or 2,000
sg. ft., whichever is greater.

[...]
LCP Policy 8.12 (General Regulations) states:
a. Apply the Design Review (DR) Zoning District to urbanized areas of the Coastal Zone.

b. Employ the design criteria set forth in the Community Design Manual for all new
development in urban areas.

c. Locate and design new development and landscaping so that ocean views are not blocked
from public viewing points such as public roads and publicly-owned lands.

LCP Policy 8.13 (Special Design Guidelines for Coastal Communities) states, in part:

The following special design guidelines supplement the design criteria in the Community
Design Manual:
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b. Princeton-by-the-Sea (1) Commercial Development: Design buildings which reflect the
nautical character of the harbor setting, are of wood or shingle siding, employ natural or sea
colors, and use pitched roofs.

LCP Policy 7.1 (Definition of Sensitive Habitats) states:

Define sensitive habitats as any area in which plant or animal life or their habitats are either
rare or especially valuable and any area which meets one of the following criteria: (1)
habitats containing or supporting "rare and endangered" species as defined by the State Fish
and Game Commission, (2) all perennial and intermittent streams and their tributaries, (3)
coastal tide lands and marshes, (4) coastal and offshore areas containing breeding or nesting
sites and coastal areas used by migratory and resident water-associated birds for resting
areas and feeding, (5) areas used for scientific study and research concerning fish and
wildlife, (6) lakes and ponds and adjacent shore habitat, (7) existing game and wildlife
refuges and reserves, and (8) sand dunes.

Sensitive habitat areas include, but are not limited to, riparian corridors, wetlands, marine
habitats, sand dunes, sea cliffs, and habitats supporting rare, endangered, and unique
species.

LCP Policy 7.2 (Designation of Sensitive Habitats) states:

Designate sensitive habitats as including, but not limited to, those shown on the
Sensitive Habitats Map for the Coastal Zone.

LCP Policy 7.3 (Protection of Sensitive Habitats) states:

a.  Prohibit any land use or development which would have significant adverse impact on
sensitive habitat areas.

b. Development in areas adjacent to sensitive habitats shall be sited and designed to
prevent impacts that could significantly degrade the sensitive habitats. All uses shall be
compatible with the maintenance of biologic productivity of the habitats.

Coastal Act Policies:
Section 30210 Access; recreational opportunities; posting

In carrying out the requirement of Section 4 of Article X of the California Constitution, maximum
access, which shall be conspicuously posted, and recreational opportunities shall be provided for
all the people consistent with public safety needs and the need to protect public rights, rights of
private property owners, and natural resource areas from overuse.

Section 30211 Development not to interfere with access

Development shall not interfere with the public's right of access to the sea where acquired
through use or legislative authorization, including, but not limited to, the use of dry sand and
rocky coastal beaches to the first line of terrestrial vegetation.

Section 30212 New development projects
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(@) Public access from the nearest public roadway to the shoreline and along the coast shall
be provided in new development projects except where: (1) it is inconsistent with public safety,
military security needs, or the protection of fragile coastal resources, (2) adequate access exists
nearby, or, (3) agriculture would be adversely affected. Dedicated accessway shall not be
required to be opened to public use until a public agency or private association agrees to accept
responsibility for maintenance and liability of the accessway.

(b) For purposes of this section, "new development™ does not include:

Q) Replacement of any structure pursuant to the provisions of subdivision (g) of Section
30610.

2 The demolition and reconstruction of a single-family residence; provided, that the
reconstructed residence shall not exceed either the floor area, height or bulk of the former
structure by more than 10 percent, and that the reconstructed residence shall be sited in the same
location on the affected property as the former structure.

3) Improvements to any structure which do not change the intensity of its use, which do not
increase either the floor area, height, or bulk of the structure by more than 10 percent, which do
not block or impede public access, and which do not result in a seaward encroachment by the
structure.

4) The reconstruction or repair of any seawall; provided, however, that the reconstructed or
repaired seawall is not a seaward of the location of the former structure.

(5) Any repair or maintenance activity for which the commission has determined, pursuant to
Section 30610, that a coastal development permit will be required unless the commission
determines that the activity will have an adverse impact on lateral public access along the beach.

As used in this subdivision "bulk" means total interior cubic volume as measured from the
exterior surface of the structure.

(©) Nothing in this division shall restrict public access nor shall it excuse the performance of
duties and responsibilities of public agencies which are required by Sections 66478.1 to
66478.14, inclusive, of the Government Code and by Section 4 of Article X of the California
Constitution.

Section 30213 Lower cost visitor and recreational facilities; encouragement and provision;
overnight room rentals

Lower cost visitor and recreational facilities shall be protected, encouraged, and, where feasible,
provided. Developments providing public recreational opportunities are preferred.

The commission shall not: (1) require that overnight room rentals be fixed at an amount certain
for any privately owned and operated hotel, motel, or other similar visitor-serving facility located
on either public or private lands; or (2) establish or approve any method for the identification of
low or moderate income persons for the purpose of determining eligibility for overnight room
rentals in any such facilities.

Section 30221 Oceanfront land; protection for recreational use and development
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Oceanfront land suitable for recreational use shall be protected for recreational use and
development unless present and foreseeable future demand for public or commercial recreational
activities that could be accommodated on the property is already adequately provided for in the
area.

Section 30240 Environmentally sensitive habitat areas; adjacent developments

[.]

(b) Development in areas adjacent to environmentally sensitive habitat areas and parks and
recreation areas shall be sited and designed to prevent impacts which would significantly
degrade those areas, and shall be compatible with the continuance of those habitat and
recreation areas.

The County’s LCP includes strong policies regarding public access and recreation:
LCP Policy 10.1 (Permit Conditions for Shoreline Access) states:

Require some provision for shoreline access as a condition of granting development permits for
any public or private development permits (except as exempted by Policy 10.2) between the sea
and the nearest road. The type of provision, the location of the access and the amount and type of
improvements required shall be consistent with the policies of this component.

10.13 Commercial and Industrial Areas

Require the establishment and improvement of vertical (trails) and lateral (shoreline
destinations) public access and parking consistent with Policy 10.22(e) as a condition for
obtaining a permit for commercial and industrial development along the shoreline, except where
the establishment of access would disrupt activities which are essential to public safety.

11.2 Definition of Commercial Recreation Facilities

Define commercial recreation facilities as developments serving primarily a recreation function
which are operated by private business for profit and are exclusively available to the general
public. Commercial recreation facilities include, but are not limited to, beaches, stables, golf
courses, specialty stores and sporting equipment sales and rentals.

LCP Policy 11.7 (Urban Areas) states:

a. Permit visitor-serving and commercial recreation facilities to locate within enclosed buildings
in areas designated as Coastside Commercial Recreation and Neighborhood Commercial.

b. Designate areas as Coastside Commercial Recreation on the Land Use Map which are: (1)
near or along the shoreline, (2) already developed with visitor-oriented commercial facilities,
and (3) separated from neighborhood- oriented commercial areas, or (4) subdivided land in
Princeton west of Denniston Creek if (a) additional land area is needed to support coastal-
dependent, commercial fishing and recreational boating activities, (b) permitted development is
directly supportive of these activities (those projects which provide lower cost restaurants,
overnight accommodations and other required services are preferred), and (c) a deed restriction
which provides notice that adjacent marine related industrial uses have priority in this area and

Exhibit No. 9

A-2-SMC-09-006 (Johnson) and A-2-SM C-09-008 (Shook)
Applicable LCP and Coastal Act Policies

Page 5 of 12



that new CCR uses may be subject to inconvenience arising from the reasonable execution of
such activities is obtained as part of the permit process.

c. Permit uses in Coastside Commercial Recreation areas which (1) serve primarily visitors or
boating and fishing, (2) contribute to the creation of a coastally related commercial area or
would uniquely enhance coastal recreation at that location, and (3) are pedestrian or boat
oriented. Such facilities include: restaurants, public restrooms, hotels, motels, sporting goods
sales and rentals, specialty shops, ship chandleries, fish processing and buying, harbor
administration, and marine supply stores.

d. Apply Coastside Commercial District zoning regulations in such designated areas.

e. Permit public recreation facilities in urban areas.

Zoning Regulations/Implementation Plan (IP)

IP SECTION 6265. PURPOSE

The purpose of the Coastside Commercial Recreation

District is to limit and control the use and development of land designated as commercial
recreation in the Local Coastal Program in order to establish commercial areas which:

1. are primarily oriented toward meeting the service and recreational needs of Coastside
visitors, boat users and Coastside residents seeking recreation;

2. are active and pedestrian-oriented, while meeting the need for safe and efficient
automobile access and parking;

3. have an intimate, human scale;
4. have a unified design theme appropriate to their location;

5. size of the district permitting, have a balanced diversity of uses, within the limits of Section
6266(a);

6. provide public access to nearby coastal areas; and
7. protect coastal resources.
IP SECTION 6266. DEFINITIONS.
[...]
8. Indoor Retail Sales, Rental and Repair Establishments (2.05.10)
Commercial establishments which serve the general public that are engaged in the sale, rental

and/or repair of goods, merchandise and equipment with all storage of such items within a fully
enclosed, covered building.

[]
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15. Multiple-Family Dwellings - Mixed Use (1.04.20)

Single or multiple dwelling units, located above the first floor of the main building on the parcel.
The floor area of the dwelling units shall not exceed the floor area of the commercial uses
occupying the building.

16. Other Compatible Uses (10.01.10)

Additional land uses may be allowed if the Planning Director determines that the proposed use is
consistent with the purpose of the district and compatible with other permitted land uses in the
district.

IP SECTION 6267. USES PERMITTED.

1. A use permit, as provided in Chapter 24 of this Part, shall be required for specified uses in
the “CCR” District. The requirement for a use permit shall apply to all new construction or
upon alteration of, addition to, or change in occupancy or use of, a structure legally in
existence prior to adoption of this Chapter.

2. The granting of a use permit as required in Section 6267(a) shall be based on the following
required findings, in addition to those specified in Chapter 24 of this Part:
a. The design and operation of the proposed use will further the purpose of this Chapter
as stated in Section 6265.
b. The design and operation of the proposed use will conform with the development
standards stated in Section 6269.

3. Prior to granting a use permit for any parcel, the granting authority may require the
owner of that parcel to submit a site plan for all lands owned or controlled by the owner, in
total or in part, in the same CCR District. The site plan shall be reviewed and approved by
the granting authority prior to approval of any use permit for property shown thereon. The
site plan shall show ultimate development plans including: property lines; streets, parking,
pedestrian and bicycle facilities; building sites and all proposed structures; reserved open
space; coastal access routes; and major natural and manmade landscape features. In
subsequent use permit applications, the owner or his/her successors in interest shall make
reference to the approved site plan and explain any proposed changes to it....

[..]
D. RETAIL SALES, RENTAL AND REPAIR ESTABLISHMENTS MODULE (TSW-2)

[.]

2. Indoor Retail Sales, Rental and Repair Establishments (limit at 2,500 sqg. ft. floor area per
establishment) (2.05.10)

Use not allowed in Shoreline Area

Use allowed in Inland Area

[]

G. MULTIPLE-FAMILY DWELLINGS - MIXED USE MODULE (RES-5)
Multiple-Family Dwellings - Mixed Use (1.04.20)
Use allowed in Shoreline Area
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Use allowed in Inland Area

[...]

M. OTHER COMPATIBLE USES MODULE (OCU-1)
Other Compatible Uses (10.01.10)

Use allowed in Shoreline Area

Use allowed in Inland Area

[...]
SECTION 6268. DESIGN REVIEW.

Design Review (““DR™) district regulations, as set forth in Chapter 28.1 of this Part, shall apply
in all “CCR” Districts. Development must comply with the design guidelines and criteria of the
Community Design Manual and the Local Coastal Program Visual Resources and Special
Communities Component.

SECTION 6269. DEVELOPMENT STANDARDS.

All new development must meet the following minimum standards. Where appropriate, more
restrictive requirements may be imposed as a condition of use permit approval.

1. Coastal Access. All development between the mean high tide line and the nearest public
road must comply with the requirements of the Local Coastal Program Shoreline Access
Component. In addition, as a condition of use permit approval, all development in the CCR
District may be required to provide easements or dedicated right-of-ways for trails or
pathways connecting upland areas to established shoreline access points, or as part of a trail
or pathway included in the Local Coastal Program Recreation and Visitor Serving Facilities
Component or Bikeways Plan.

2. Protection of Coastal Resources. Development shall be located and designed so as to
provide maximum feasible protection of coastal resources, including, but not limited to,
marine views, significant natural landforms, major vegetation and marine, estuarine and
riparian habitats. To achieve this objective, development must comply with the requirements
of the Local Coastal Program Sensitive Habitats and Visual Resources Components.
Appropriate restrictions, such as increased setbacks, reduced height limits and reduced lot
coverage, may be imposed as conditions of use permit approval.

3. Building Height Limit. The maximum building height is thirty-six (36) feet, except when a
lower limit is imposed in accordance with this Chapter, and except in areas east of Denniston
Creek, where the maximum building height shall be twenty-eight (28) feet from the natural or
finished grade, whichever is lower. Height is measured from finished grade to the highest
point of the roof.

4. Lot Coverage. Not more than fifty (50) percent of the building site may be covered by
buildings.

5. Yards Required. Side yard setbacks: A combined total of fifteen (15) feet with a minimum
of five (5) feet on any side is required.
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6. Siting. Structures and parking areas must be sited in a manner which maximizes public
views of, and access to, the shoreline or ocean.

7. Landscaping. Landscaping must be provided in the following areas:

a. Yards. All yards abutting a public street, except that portion necessary for driveways
and sidewalks. All landscaping must be cared for and maintained in a clean and neat
condition.

b. Parking Areas. In accordance with Chapter 3 of this Part, where Chapter 3 would
require more than 10 off-street parking spaces for development within a 1/4 mile
along the nearest public road from an established shoreline access, a minimum of
twenty (20) percent of these parking spaces shall be available for shoreline access
parking between 10:00 a.m. and 4:00 p.m. Signs shall be posted designating spaces
available for shoreline access parking.

c. Additional Landscaping Requirements. In certain cases, landscaping may be required
as a condition of use permit approval in order to: (a) provide a buffer between
dissimilar uses, (b) screen equipment or materials stored out of doors, or (c) enhance
the appearance of buildings.

8. Loading. Where feasible, a loading bay for loading and unloading may be required on site
in order to minimize traffic hazards and congestion on roadways.

SECTION 6324.6. HAZARDS TO PUBLIC SAFETY CRITERIA.

(a) Reasonable and appropriate setbacks from hazardous areas shall be provided within
hazardous areas defined within the Conservation, Open Space, Safety, and Seismic Safety
Elements of the San Mateo County General Plan.

(b)  No development shall disrupt the natural erosion and transport of sand or other
beach material from coastal watersheds into the coast’s littoral circulation system where
such disruption will significantly accelerate shoreline erosion.

()  Notwithstanding the permitted development density under this Ordinance, areas
shall not be used for placement of structures: 1) which are severely hazardous to life and
property due to soils, geological, seismic, hydrological, or fire factors; 2) whose
development would pose a severe hazard to persons or property outside the proposed
development; or 3) for which elimination of such hazards would require major
modification of existing land forms, significant removal or potential damage to established
trees or exposure of slopes which cannot be suitably revegetated.

(d)  No noxious chemical, petroleum or other flammable liquids, or other potentially
hazardous materials shall be stored or manufactured in any hazard area as defined in
Section 6326.

(e)  No electric substations, domestic water pumping facilities, sewage treatment,
pumping, or disposal facilities shall be located in any hazards areas indicated in Section
6326 unless the County Engineer certifies that direct damage or indirect threat to public
health and safety would be unlikely in the event of occurrence of the designated hazard(s).

® No land shall be developed which is held unsuitable by the Planning Commission for
its proposed use for reason of exposure to fire, flooding, inadequate
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drainage, soil and rock formations with severe limitations for development, susceptibility to
mudslides or earth slides, severe erosion potential, steep slopes, inadequate water supply or
sewage disposal capabilities, or any other feature harmful to the health, safety or welfare of
the future residents or property owners of the proposed development or the community-at-
large. To determine the appropriateness of development the following shall be considered:

1. The danger to life and property due to the designated hazards caused by
excavation, fill, roads, and intended uses.

2. The danger that structures or other improvements may slide or be swept
onto other lands or downstream to the injury of others.

3. The adequacy of proposed water supply and sanitation systems, and the
ability of those systems to prevent disease, contamination and unsanitary
conditions during or following a hazardous event or condition.

4.  The susceptibility of the proposed facility and its contents to potential
damage, and the effect of such damage to the property.

SECTION 6326.2. TSUNAMI INUNDATION AREA CRITERIA.

The following criteria shall apply within all areas defined as Tsunami Inundation Hazard
Areas:

(a) The following uses, structures, and development shall not be permitted: publicly owned
buildings intended for human occupancy other than park and recreational facilities; schools,
hospitals, nursing homes, or other buildings or development used primarily by children or
physically or mentally infirm persons.

(b) Residential structures and resort developments designed for transient or other residential
use may be permitted under the following circumstances:

1. The applicant submits a report prepared by a competent and recognized authority
estimating the probable maximum wave height, wave force, run-up angle, and level of
inundation in connection with the parcel or lot upon which the proposed development is
to be located.

2. No structure covered by this section shall be allowed within that portion of the lot or
parcel where the projected wave height and force is fifty (50) percent or more of the
projected maximum, unless: (a) the highest projected wave height above ground level at
the location of the structure is less than six (6) feet, (b) no residential floor level is less
than two (2) feet above that wave height, and (c) the structural support is sufficient to
withstand the projected wave force.

3. No structure covered by this section shall be allowed within that portion of the lot or
parcel where the projected wave height and force is less than fifty (50) percent of the
projected maximum unless the requirements of subsection b, 2), (a), and (c) are satisfied
and the residential flood level is at least one (1) foot above the highest projected level of
inundation.
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4. Permission under this subsection shall not be granted if the Planning Commission
determines that sufficient data, upon which the report required by subsection 1) must be
based, is unavailable and cannot feasibly be developed by the applicant.

SECTION 6565.17. STANDARDS FOR DESIGN IN OTHER AREAS. The following
design standards shall apply in other areas zoned Design Review.

A. Proposed structures are designed and situated so as to retain and blend with the natural
vegetation and landforms of the site and to ensure adequate space for light and air to itself
and adjacent properties.

B. Where grading is necessary for the construction of structures and paved areas, it blends
with adjacent landforms through the use of contour grading rather than harsh cutting or
terracing of the site and does not create problems of drainage or erosion on its site or
adjacent property.

C. Streams and other natural drainage systems are not altered so as to affect their character
and thereby causing problems of drainage, erosion or flooding.

D. Structures are located outside flood zones, drainage channels and other areas subject to
inundation.

E. Trees and other vegetative land cover are removed only where necessary for the
construction of structures or paved areas in order to reduce erosion and impacts on natural
drainage channels, and maintain surface runoff at acceptable levels.

F. A smooth transition is maintained between development and adjacent open areas through
the use of natural landscaping and plant materials which are native or appropriate to the
area.

G. Views are protected by the height and location of structures and through the selective
pruning or removal of trees and vegetative matter at the end of view corridors.

H. Construction on ridgelines blends with the existing silhouette by maintaining natural
vegetative masses and landforms and does not extend above the height of the forest or tree
canopy.

I. Structures are set back from the edge of bluffs and cliffs to protect views from scenic areas
below.

J. Public views to and along the shoreline from public roads and other public lands are
protected.

K. Varying architectural styles are made compatible through the use of similar materials and
colors which blend with the natural setting and surrounding neighborhoods.

L. The design of the structure is appropriate to the use of the property and is in harmony with
the shape, size and scale of adjacent building in the community.

M. Overhead utility lines are placed underground where appropriate to reduce the visual
impact in open and scenic areas.
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N. The number, location, size, design, lighting, materials, and use of colors in signs are
compatible with the architectural style of the structure they identify and harmonize with their
surroundings.

O. Paved areas are integrated into the site, relate to their structure, and are landscaped to
reduce visual impact from residential areas and from roadways.

SECTION 6825.3 COASTAL HIGH HAZARD AREAS

Coastal High Hazard Areas are located within Areas of Special Flood Hazard established in
Section 6824.2. These areas have special flood hazards associated with high velocity waters
from coastal and tidal inundation and tsunamis. A permit for development in a Coastal High
Hazard Area may be issued in accordance with the procedures established in Section 6826
provided:

(@)  All buildings or structures shall be located landward of reach of the mean high tide.

(b)  Man-made alteration of sand dunes which would increase potential flood damage is
prohibited.

(c) The development is in compliance with applicable Standards of Construction
contained in Section 8131, the Standards of Manufactured Homes contained in Section 8132,
the Standards for Coastal High Hazard Areas in Section 8133 and the Standards for Water
Supply and Sewage Systems contained in Section 8309 of the San Mateo County Ordinance
Code, Building Regulations.

(d) The use is consistent with the General Plan and permitted by the zoning district in
which the use is to be located or conducted, and all required permits and approvals are
obtained.
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FEMA Flood Hazard Map for Johnson and Shook Project Location

) o

Project Location

PLACE HOLDER - FEMA Flood Hazard Map



Coastal Access Point
at Columbia

Coastal Trail Segment Along
Prospect Way

Beach Access Trail Extending from
Coastal Trail Segment Along
Prospect Way
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COASTAL ACCESS AT COLUMBIA
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COASTAL TRAIL LOOKING SOUTH
FROM PROSPECT WAY
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COASTAL TRAIL
SEGMENT LOCATED ALONG PROSPECT WAY

Prospect Way Coastal Trail

/

Beach Access Trail
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BEACH ACCESS OFF OF COASTAL TRAIL
SEGMENT LOCATED ALONG PROSPECT WAY

D — Beach Access Point

Access Trail

/
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PROJECT SITES
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LAND USE MAP

Project Sites
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PHONE: (415) 904-5260

FAX: (415) 904-5400
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Memorandum August 13, 2014
To: Commissioners and Interested Parties
FROM: Dan Carl, North Central Coast District Deputy Director

North Central Coast District

Re: Additional Information for Commission Meeting
Friday, August 15, 2014
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A-2-SMC-09-008 James M. Shook Staff Report Addendum
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Correspondence, Fredrick L. Herring
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HERRING & WORLEY, INC.
1741 BROADWAY + REDWOOU CITY, CALIFORNIA 94063
PHONE: [650) 363-1441 + (650 361-1000 FAX

August 12, 2014
California Coastal Cormmission
Atin: ‘Ms. Reneg Anands
45 Fremont Street, Suite 2000
8an Francisca, CA 84105

Dear Ms. Ananda:

" BE:  Shook and Johnscn Project Appeal Hearing August 15, 2014; tems #F.10a. & b,

Response to Appellant's Letter of August 4, 2014

Thank you for sending us Ms. Roberts' letter of Atgust 4, 2014, I cannection with issues raised in that tetter, |

~ask thal you note:

1. 'We agree with Ms. Roberts' suggestion that Conditicn of Appmval Ho {tandscaping) be modified to require
2 for 1 replacement of any existing Gypress Yaes remaved io allow cansiruction of the propused buildings and
agsociated parking areas.

2. We believe thal Ms. Roberts hyperbolic descriptiona of preposed bulldings ("modern, futuristic'y of their
setting {"nautical themed bulidings"} and ot the visual impact of these smalf structures ("ready 1o topple over")
are inaccurate and overstated. In these regards, it should be noted:

A, The proposed bulldings are small {1,622 square feel and 1,910 square feet) and are clad in
matertals (cedar shingles) which do net accentuate buliding forms. Ali propesed roof planes are "pitched" in
accord with LCP AND CCR requirements, The issue of piiched (Le., sloped as opposed to flat, gabled, hipped
or shed roaf forms was asked and answered at muftiple San Mateo County Pubfic Hearings. Colinty and CCC
stafl agree that proposed reef planes are pitched and apprepriate In this location,

b. Describing adjacent buildings. as *nautically themed" is Inacourate. Any structure with-a gabla roof is
not by definition “nautical” in eppsarance. Painting that same building gray does not increase s seaworthinessi
Many of the more recently constructed buildings in Princeton have a curvad {boat-fikel} profiles. Compatibility
with other tocal buildings {many designed by our firmj is ensured by the acceptance of the staff's
recommendation that the Johnson and-Shock buildings ba approved as designed,

Please forward this response tg Ms. Roberts cominents to Your colleagiles and to-each member of the
Commissign,

! look forwaid fo Friday's Hearing -and 10 seeing our work on these long delayed projects proceed to the
preparation of construction docurenis. Thank you tor your contiriuing attention to these projects.

Yours truly,

HERRING & WORLEY, INC,

By Fredrick L. Herring

cc. Mr. Jim Shook
Mr. Michael Johnson

Enclosure: Copy of Ms. Roberts' Letter of 8/4/2014




Aungust4, 2014 ltem F.10.a. and b.
‘Support Staff with additiona)
Steve Kingey, Chairand Members conditions
California Coastal Commission
45 Fremont Street, Suite 2000
San Francisca, CA 94105

Re: Appeals of Johnson/Herring and Shook/Herring projects in Princeton: A-2-8MC-009-
006, 4nd -008

Dear Chair Kinsey and Members of the Commiigsion,

Committee for Green Foothills (CGF) is the Appellant for the above-referenced Appeals On behalf
of CGF, I write in support of the Staff Recommendation for finding that the Appeals raise a
Substantial Issue. CG¥F also supports the Conditional Approval of these two projects, with two
suggested modifications pertaining to Visual Resources, as detailed below,

As designed, the proposed buildings do nat comply with LCP IP Section 6565.17(L) that requires
that the design of structures harmonize with the shape, size, and scale of surrounding development.
The modern, futuristic design of the two buildings, which may be entirely appropriate in other
zoning districts, are singularty inconsistent with the nautical theme.of other buildings in the
Coasts:de Commercial Recreation (CCR) zaning district in Princetosn. The tall, top-heavy three-
story buildings appear precariously ready to tapple over, due 10 the curved, outward flare of the
exteriot walls. The project should be redesigned to eliminate the outward, flared curved walls.

The propesed curved roofs are also notably out of place and jarringly inconsistent with the attractive
pitched roofs of the nautical themed buildings in the same block afong Princeton Avenue. LCP
Policy 8.13 (b} (1) specifically requires pitched roofs for commercial development in Princeton;
therefore the project should be redesigned to eliminate the curved roofs.

While the existing mature Monterey Cypress trees will partially screen the proposed buildings,
these trees are nearing the end of their life (as have many in this area of the coast), and when they
are gone, there will be insufficient screening. In order to maintain adequate screening of the
buildings it is important to ensure that any diseased, declining, and/ or dead Cypress trees are
replaced in the future.

Addition to Condition 1.d. Exterior Design: To protect public views from Princeton Avenue toward
the shoreline, to ensure that the buildings are compatible with the architecture of the Maverick’s
Event Center, Maverick’s B&B, and the Kissick building, which are all in this same block, and to
ensure compliance with the LCP requirement for pitehed roofs in the Coastside Commereial
District, QGF requests that Condition of Approval 1.d. Exterior Design be revised to require
elimination of the proposed curved walls and roofs and instead use vertical walls and pitched roofs

to comply with LCP Policy 8.13 (b) (1) and 1P-Section 6365 17¢Ly. and to ensure comgatxbtllt:{ with
the nautical theme of other buildings in this block of Princeton.

COMMITTEE FOR 3921 B, Bueyshore Boad 650087243 menes nfageCirecnFouthills.org
GREEN FOOTHILLS Pado Adse, 24 Y0305 [RUIRI I T RETE w\\'\\'.ﬁ]L‘c'uni"{‘-m?hm.\;.urlﬂ‘




Comenitrer for Green Foothills
August 4, 2014
Page 2 of 2

Addition to Condition l.e: Landscaping: CGF also requests that Condition of Approval Le.
Landscaping be revised to require thet any on-site Cypress treeg that die or are refioved for any
reason in the future shall be replaced oria 2:1 ratio.on site, sitnifar to thie replacement condition for
the one Cypress tree that must be rémoved from the public ROW.,

Thank you for consideration of these requests that will lielp ensure the two propased buildings
comply with the Visual Resources Component of the San Mateo County LCP.

Sincerely,

Lennie Roberts, San Mateo County Legislative Advocate

Altachment: Herring Architecture Shook Johnson viseals and photos of adjacent buildings
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