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This is a substantial issue only hearing. Testimony will be taken only on the question of whether
the appeal raises a substantial issue. Generally and at the discretion of the Chair, testimony is
limited to 3 minutes total per side. Please plan your testimony accordingly. Only the applicant,
persons who opposed the application before the local government (or their representatives), and
the local government shall be qualified to testify. Others may submit comments in writing. If
the Commission determines that the appeal does raise a substantial issue, the de novo phase of
the hearing will occur at a future Commission meeting, during which it will take public
testimony.

SUMMARY OF STAFF RECOMMENDATION

San Mateo County approved a coastal development permit (CDP) to allow for the construction of
a new three-story 1,485 square-foot, single-family residence, with a detached 388 square-foot
garage, on a vacant parcel at Cypress Avenue and Park Way in Moss Beach, San Mateo County.
The parcel is zoned for single family residential use and is surrounded by existing residential
development on its north, east and south sides. Fitzgerald Marine Reserve is located across
Cypress Avenue to the west of the parcel.

The Appellant contends that the County-approved project is inconsistent with Coastal Act public
access and recreation policies and San Mateo County Local Coastal Program (LCP) policies
related to geologic hazards, coastal access, visual resources, and non-conforming parcels.
Specifically, the Appellant contends that the County-approved project is inconsistent with the
Coastal Act and San Mateo LCP because 1) the geotechnical study is inadequate; 2) the project
would impact coastal access; 3) the project design is inconsistent with the natural setting and
scale of surrounding development; and 4) the project does not meet the use permit findings
required for allowance of development on a non-conforming parcel. After reviewing the local
record, Commission staff has concluded that the approved project does not raise a substantial
issue with respect to the project’s conformance with the San Mateo County LCP.

Specifically, the geotechnical study was conducted consistent with LCP requirements and was
determined to be adequate by both the County and Coastal Commission staff geologists. Further
it is staff’s view that the County approved project will not significantly interfere with the
public’s ability to access Fitzgerald Marine Reserve and utilize existing coastal access available
along Cypress Avenue. The proposed residence will have an architectural design that is in
keeping with the character of nearby homes, conforms to LCP height requirements, and does not
block protected public views from Highway 1 or public access trails. Finally, the County’s
analysis with regard to the required use permit findings for development on non-conforming
parcels is adequate and consistent with the LCP partly because the Applicant investigated
opportunities to acquire additional contiguous land in order to achieve conformity with the
current zoning regulations.

As a result, staff recommends that the Commission determine that the appeal contentions do not
raise a substantial LCP conformance issue, and that the Commission decline to take jurisdiction

over the CDP for this project. The single motion necessary to implement this recommendation is
found on page 4 below.



A-2-SMC-16-0066 (Kalpakoff SFR)

TABLE OF CONTENTS

I. MOTION AND RESOLUTION.. ..ottt anaas 4

I1. FINDINGS AND DECLARATIONS. . ...ttt 4
A. PROJECT LOCATION AND DESCRIPTION ....cciittrieeiirrieeeiitrreeesiisreeessesseessssssseeesssssessssseseesns 4
B. SAN MATEO COUNTY CDP APPROVAL ....utttiiiiieiiiiiittiiii e siibbrrin s e ssabbbrae s s s e e s sananes 5
C. APPEAL PROCEDURES .....ccuttiiiiiittieeesitieee s sittte e e s eittee e e s sabaeeesssabaesessbbasesssbseeessasbaeeesssseseeans 5
D. SUMMARY OF APPEAL CONTENTIONS ....utttiiiiieiiiiiiitrreeiieeessssissrrsesssessssssssssssssssssssssssssnes 6
E. SUBSTANTIAL ISSUE DETERMINATION ...uvviiiiiitiieeeiirreeesiitreeeesssseeessssssesessssseessssssseessnssens 6
F.  CONCLUSION ... e e s bbb e e e e e e e s s e abbees 16

EXHIBITS

Exhibit 1 — Project Location and Vicinity Maps
Exhibit 2 — Project Site and Area Photos

Exhibit 3 — Approved Project Renderings

Exhibit 4 — County’s Final Local Action Notice
Exhibit 5 — Appeal of County’s CDP Approval
Exhibit 6 — Access Trails

Exhibit 7 — Neighborhood

Exhibit 8 — Applicable LUP Polices and IP Standards
Exhibit 9 — Geotechnical Study Report

APPENDIX
Appendix A - Substantive File Documents



A-2-SMC-16-0066 (Kalpakoff SFR)

I. MOTION AND RESOLUTION

Staff recommends that the Commission determine that no substantial issue exists with respect
to the grounds on which the appeal was filed. A finding of no substantial issue would mean that
the Commission will not hear the application de novo and that the local action will become final
and effective. To implement this recommendation, staff recommends a YES vote on the
following motion. 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 affirmative vote of a
majority of the Commissioners present.

Motion: | move that the Commission determine that Appeal Number A-2-SMC-16-0066
raises no substantial issue with respect to the grounds on which the appeal has been
filed under Section 30603 of the Coastal Act. I recommend a yes vote.

Resolution: The Commission finds that Appeal Number A-2-SMC-16-0066 does not
present 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 policies of the Coastal Act.

1. FINDINGS AND DECLARATIONS

The Commission finds and declares as follows:

A. PROJECT LOCATION AND DESCRIPTION

The proposed residential project is located on a vacant parcel (APN 037-225-010) at the
intersection of Cypress Avenue and Park Way in the Seal Cove neighborhood of Moss Beach, in
unincorporated San Mateo County. The 3916 square foot parcel is considered non-conforming
because 5,000 square feet is the minimum parcel size required for residential development in this
zoning district. The subject parcel is zoned for residential use (R-1/S-17) and is generally
surrounded by existing residential development to the north, east and south. Fitzgerald Marine
Reserve is located to the west across Cypress Avenue. The main entrance to the Reserve is at the
end of California Avenue at North Lake Street, although public access to the Reserve via existing
public trails is available on the western side of Cypress Avenue, north and south of the parcel.
The parcel is located within Zone 3 of the Seal Cove area, which is designated in the San Mateo
County Local Coastal Program (LCP) as a Geological Hazards (GH) District. The parcel is
located between the “first public road,” i.e., Airport Street, and the sea, and is also partially
within the Cabrillo Highway Scenic Corridor.

The proposed project is a 1,485 square-foot, three-story, single-family residence, with an
attached 388 square-foot garage. The project would meet all required setbacks except the rear
setback, which would be reduced from the required 20 feet to 15 feet, 5 inches. The new
residence consists of a first floor entryway, garage, master bedroom and bath, a second floor
dining room, kitchen, and living room, and a third floor den, bath, and balcony. The proposed
project includes a landscape plan and is conditioned by the County to use native and drought
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tolerant plant species. Vehicle access to the property is located on the Cypress Avenue side of
the parcel. Water and sewer service is available for the proposed residence.

See Exhibit 1 for a location map; Exhibit 2 for photographs of the site and surrounding area;
and Exhibit 3 for the approved project plans, including the landscaping plan.

B. SAN MATEO COUNTY CDP APPROVAL

On June 8, 2016, the San Mateo County Planning Commission approved coastal development
permit (CDP) PLN 2015-00243 for the above-described project. This project was initially
considered by the County Planning Commission on April 27, 2016. The Planning Commission
received a letter dated April 25, 2016 from the Appellant raising issues about, inconsistencies
between the project description and information in the CEQA document, and potential adverse
impacts from the proposed project on public access, visual resources, along with concerns about
the proximity of the proposed project to the Seal Cove fault trace and insufficient information
concerning the location of the fault trace on the subject property. The Appellant also expressed
concerns about the evidence that adjacent parcel owners received “purchase offer” letters from
the Applicant and declined to sell. The Planning Commission continued the proposed project to
June 8, 2016 to allow County staff to address the issues raised and to revise and re-circulate the
California Environmental Quality Act (CEQA) document. The Planning Commission, as
mentioned above, then heard and approved the project on June 8, 2016.

The County’s final local action notice (FLAN) was received in the Coastal Commission’s North
Central Coast District Office on June 27, 2016 (Exhibit 4). The Coastal Commission’s ten-
working day appeal period for this action began on June 28, 2016 and concluded at 5 pm on July
12, 2016. One valid appeal, from the Committee for Green Foothills, was timely received (see
below and see 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
are appealable: 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; (3) otherwise in a sensitive
coastal resource area; or 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
County’s approval is appealable because the approved project is located between the sea and the
first public road paralleling the sea.

The grounds for appeal under Section 30603 are limited to allegations that the development does
not conform to the standards set forth in the certified LCP or to the public access policies of the
Coastal Act. Section 30625(b) of the Coastal Act requires the Commission to conduct a de novo
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CDP hearing on an appealed project unless a majority of the Commission finds that “no
substantial issue” is raised by such allegations. Under Section 30604(b), if the Commission finds
a substantial issue and conducts a de novo CDP hearing, the Commission must find that the
proposed development is in conformity with the certified LCP to approve a CDP for the project.
If a project 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. This project is 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 this
project following a de novo hearing.

D. SUMMARY OF APPEAL CONTENTIONS

The Appellant, Committee for Green Foothills, contends that the County-approved project is
inconsistent with Coastal Act public access policies and the County LCP policies related to
geologic hazards, coastal access, visual resources, and non-conforming parcels. Specifically, the
Appellant contends that the County-approved project is inconsistent because 1) the geotechnical
study is inadequate; 2) the project would impact coastal access; 3) the project design is
inconsistent with the natural setting and scale of surrounding development; and (4) the project
does not meet the County use permit findings required for allowance of development on a non-
conforming parcel. Please see Exhibit 5 for the full appeal document.

E. SUBSTANTIAL ISSUE DETERMINATION

The term “substantial issue” is not defined in the Coastal Act or its implementing regulations.
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 generally been guided
by the following factors in making substantial issue determinations: (1) the degree of factual and
legal support for the local government’s decision; (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; (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 as opposed to those
of regional or statewide significance. Even when the Commission chooses not to hear an appeal,
appellants nevertheless may obtain judicial review of a local government's CDP decision by
filing a petition for a writ of mandate pursuant to the Code of Civil Procedure, Section 1094.5.

In this case, and for the reasons discussed further below, the Commission exercises its discretion
and determines that the development approved by the County does not raise a substantial issue
with regard to the Appellant’s contentions.

Geologic Hazards

Applicable Policies

The LUP includes a series of policies that define hazardous zones and require certain sections of
the IP apply to designated geologic hazard areas. Applicable policies include:

LUP Policy 9.3 Regulation of Geologic Hazard Areas
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Apply the following regulations of the Resource Management (RM) Zoning
Ordinance to designated geologic hazard areas:

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™... for all proposed development.

The following IP provisions, specifically cited by the Appellant, define the project’s zone as the
most stable part of the Seal Cove area, however, that it contains active faults; and sets
requirements for the geotechnical report in order to develop:

IP Sec. 6296.2. DESCRIPTION OF HAZARDOUS ZONES IN SEAL COVE AREA.

C. Zone 3. The most stable part of the Seal Cove area; risk to development in this area is
considered to be low to moderate. The major geologic hazard in this zone is the
possibility of surface faulting along the main traces and subsidiary cross faults of the
Seal Cove Fault system. These faults are considered to be active and capable of
producing strong surface rupture and ground failure with associated strong ground
shaking. The feasibility of reducing the risks to acceptable levels in this zone is
considered generally high.

IP Sec. 6296.3. GEOTECHNICAL INVESTIGATIONS AND DEVELOPMENT
REQUIREMENTS. The regulations of Table 1 shall be applicable in Zones 1, 2 and 3...

Table 1, Zone 3
REQUIREMENT OF GEOTECHNICAL INVESTIGATION

Prior to any development, there shall be an engineering geologic investigation by a
certified engineering geologist and a soil and foundation engineering investigation by a
registered civil engineer, or a combined equivalent of the above, unless evidence is
available to show that such investigations are not required.

Engineering geologic investigation shall address the seismic hazards related to the
master and branching traces of the Seal Cove fault. Particular emphasis of the
engineering geologic investigations shall be placed on the evaluation of possible surface
faulting. Investigative techniques within this area will require the use of subsurface
trenching and possible geophysical traverses unless clear evidence is established to show
that no active fault crosses the parcel in question.

The soil and foundation engineering investigation shall address, but not necessarily be
confined to, the following items: site preparation and grading, surface and subsurface,
drainage, and design parameters for all proposed development.
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DEVELOPMENT REQUIREMENTS

Development shall be allowed in Zone 3 if suitable mitigation measures including, but
not limited to, siting of homes away from active faults, structural and foundation design
and adequate surface drainage plans are applied as recommended by any required
geotechnical investigation.

The subject parcel is within a Geological Hazards (GH) District, as designated under the LCP.
LUP Policy 9.3 requires application of Resource Management (RM) Zoning Ordinance, Section
6326.3 to sites located in a GH District. LCP Section 6326.3 requires detailed geologic site
investigations and adequate engineering designs for single family residences proposed in
geologic hazard areas and prohibits placement of structures across any active fault trace.

Additionally, LCP Section 6296.3 contains specific investigation and development requirements
for projects located in the Seal Cove area. The project site is located in Zone 3 of the Seal Cove
area, described in Section 6296.2 as a more stable area within Seal Cove, with low to moderate
development risk. As required by LCP Sections 6326.3 and 6296.3, the Applicant conducted a
detailed geologic, site specific investigation by a registered geologist, including subsurface
trenching, to identify hazards at the project site. Exhibit 8, pp. 1-4 contains the complete text of
applicable LCP geologic hazard policies and standards as well as Table 1.

The Appellant contends that the County's approval is inconsistent with LUP Hazards Policies 9.1
[definition of hazard areas], 9.2 [designation of hazard areas] and 9.3.c [describing Zone 3], as
well as IP Sections 6296.1 [mapping], 6296.2 [describing Zone 3], and Section 6296.3 and Table
1, discussed further below. There is no dispute that the proposed project would develop in a
hazardous zone, that a geotechnical investigation was performed, nor is there a dispute over the
qualifications of those preparing the geotechnical report. The Appellant claims, in essence, that
there was insufficient information for the County to approve the study and further questioned the
methodology regarding the location of the fault line that crosses the property. Figure 2, of the
site map contained in the Applicant’s geotechnical report (Exhibit 9) shows the location of the
nine-foot deep trench excavated approximately ten feet from the southeast property line to
evaluate fault hazards on the property as required by the County LCP. The Appellant claims that
this trench established only one data point that locates the fault trace, which is about located 28
feet from the Park Avenue property line. The Appellant asserts that a second trench running
parallel to the one dug by the Applicant’s consultant is needed near the northwest property line in
order to adequately establish the line of the fault crossing the property.

The Applicant’s geotechnical investigation indicates the approximate location of a secondary
fault trace on the property, and found that with implementation of the recommended measures,
the site was suitable for development. The Applicant’s consultants verified in the report that
they mapped the fault using two piercing points between the trench wall and the fault trace,
extrapolating the trace location to where it would meet Cypress Ave. pavement, then dug a hole
which confirmed the location of the trace. (See page 21 of Exhibit 9) The consultants’
recommended measures include locating the proposed house appropriately on the property with a
ten-foot setback from the fault trace and incorporation of earthquake resistant design elements to
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meet current standards. Consistent with LCP Policy 9.10, the County geologist reviewed the
findings of the geotechnical study and found them adequate for planning permit approval. The
County approved project has been sited consistent with the geotechnical setback
recommendations, and includes a condition requiring submittal of a more detailed soils report at
the building permit stage, as is standard for the County’s geotechnical review. Finally, the
Applicant is required to record a deed restriction acknowledging the property’s location in Zone
3 of the Seal Cove GH District as a County condition of approval.

The Commission’s Senior Staff Geologist, Dr. Mark Johnsson, also reviewed the Applicant’s
geotechnical report, including the methodology and results, and indicated that there is not a
substantial deficiency in the fault trenching that was conducted by the Applicant, that no
additional trenching is necessary, and the County’s conditions of approval with respect to
geologic hazards are adequate. Thus, the Commission finds that the County relied on adequate
information in the siting of the project and incorporated appropriate conditions to ensure the
project’s consistency with the LCP hazard policies. The Appellant’s contentions, therefore, do
not raise a substantial issue with respect to the County-approved project’s conformity with LCP
geologic hazards policies.

Public Access and Recreation
Applicable Policies

Chapter 3 policies of the Coastal Act protect public access to the coast and require recreational
opportunities, including as follows:

Section 30210

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 30212

(a) 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....

The San Mateo County LUP sets permit conditions for shoreline access, and siting requirements
for the California Coastal Trail. Applicable policies include:

LUP 10.1 Permit Conditions for Shoreline Access

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
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access and the amount and type of improvements required shall be consistent with the
policies of this component.

LUP 10.38 California Coastal Trail (CCT)
(5) CCT Siting and Design Standards:

(e) The CCT should be designed to avoid being located on roads with motorized vehicle
traffic where feasible, except for those specific strands of the trail system that are
specifically designed to service commuter needs and safely provide for the shortest
distance between destination points. Providing such a commuter-purpose strand of the
CCT does not replace the remaining need to provide a recreational strand of the CCT as
close to the shoreline as possible. In locations where it is not possible to avoid siting the
trail along a roadway, the trail should be located off of the pavement and within the
public right-of-way, and separated from traffic by a safe distance or by physical barriers
that do not obstruct, or detract from the visual scenic character of their surroundings. In
locations where the trail must cross a roadway, safe under- or over-crossings or other
alternative at-grade crossings should be considered in connection with appropriate
directional and traffic warning signage.

The Coastal Act public access policies require that maximum access 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. The Coastal Act also requires that public access from the nearest public roadway to the
shoreline and along the coast shall be provided in new development projects except where
adequate access exists nearby.

Similarly, LUP Section 10.1 requires a provision of shoreline access for development between
the nearest public road and the sea consistent with the LCP Shoreline Access component (LUP
Section 10.12), which recommends locating vertical access at the ends of streets perpendicular to
the shoreline. LUP Section 10.29 prohibits property owners from closing or encroaching on
established trails, and requires setbacks for development adjacent to existing or proposed
shoreline access areas to prevent encroachment. With respect to the California Coastal Trail,
LUP Policy 10.38 recommends siting the trail off pavement within a public right-of-way, and
separated from traffic. Exhibit 8, pp. 4-7 contains the complete text of applicable public access
and recreation policies.

The Appellant contends the County approved development does not adequately protect and
enhance public coastal access, because it would impact coastal access to the nearby Fitzgerald
Marine Reserve and the California Coastal Trail segment located along Cypress Avenue.
Specifically, Appellant contends that approval violates LUP Policy 10.38, generally requiring the
California Coastal Trail to be sited away from traffic as feasible.

There are two access points to trails located within Fitzgerald Marine Reserve from Cypress

Avenue: one approximately twenty-five to thirty feet from the northwest corner of the property,
and one southwesterly of the property, where Cypress Avenue meets Beach Street. The

10
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California Coastal Trail, described as the “Dardanelle Trail” within the Reserve, is the trail
located northwest of the project site that intersects with Cypress Avenue and continues
southwesterly, in the direction of the Pacific Ocean within the Reserve. Existing pedestrian
access occurs along the northwest side of the existing row of Monterey cypress trees that
separate the Dardanelle Trail from Cypress Avenue. Bicycle, pedestrian access, and public
parking also occur along the paved and unpaved portion of Cypress Avenue, west of the Reserve
property. (See Exhibits 2 and 6.)

The County’s approval of the project found that it would not impact the public’s ability to
continue accessing the Dardanelle Trail or the Reserve itself. The County found that existing
access to the trails would remain open and would not be significantly affected by the
construction of a single-family residence in the existing residential neighborhood located to the
east of the Reserve. The County also found the project consistent with LUP Policy 10.12 as there
is adequate public access nearby including existing vertical access provided by Cypress Avenue
to the shoreline area westward.

Cypress Avenue is a narrow (approximately 14-foot wide) public street adjacent to the Resrve, as
mentioned above. At the western foot of Cypress Avenue, there is a metal beam guardrail at the
western terminus of Cypress Avenue. This guardrail turns Cypress Avenue into a dead-end
street as the guardrail prevents vehicular travel from Cypress Avenue to Airport Street. In
addition, existing bollards prevent unauthorized vehicles from accessing the Reserve from
Cypress Avenue. Finally, “No Parking” signs are posted at this location, which also restrict
vehicle parking in this area.' The public, however, may park vehicles within the Reserve main
designated lot and along public streets, including along Park Way, and then can access the
Reserve trails on foot. Commission Staff visited the proposed development site mid-day on July
4, 2016, normally a busy summer holiday for the public, and noted that no vehicles were parked
along Cypress Avenue adjacent to the Reserve. Vehicles were legally parked along Park Way
and there were a few people using the trails.

Vehicular access to the proposed residence would be via a driveway located off of Cypress
Avenue and the project includes the necessary amount of LCP required off-street parking for a
single-family residence. (See Exhibit 3.) It is possible that a car parked in the driveway could
encroach into the public right-of-way (R-O-W) of Cypress Avenue, beyond the private property.
However, the garage accommaodates two vehicles and there is also room within the rear setback
that would allow for additional parking as shown on the project plans (see page 2 of Exhibit 3).
In addition, the residence, although it would be close to the street, would meet the required site
yard setbacks, and will not extend into the public right of way. Therefore, the Commission finds
that the County approved project will not conflict with the public’s ability to park on the un-
restricted public street or prevent the public from accessing the Reserve or nearby access trails,
such as the Coastal Trail.

The Appellant’s contentions, therefore, do not raise a substantial issue with respect to the
County-approved project’s conformity with Coastal Act and LCP policies for the protection of
public access.

! Commission staff is currently investigating the permit status of these signs.

11
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Visual Impacts
Applicable Policies

The Land Use Plan preserves and promotes visual resources with design guidelines for Moss
Beach, including as follows:

LUP 8.13 Special Design Guidelines for Coastal Communities....

(1) Design structures that fit the topography of the site and do not require extensive
cutting, grading, or filling for construction.

(2) Employ the use of natural materials and colors that blend with the vegetative cover of
the site.

(3) Use pitched roofs that are surfaced with non-reflective materials except for the
employment of solar energy devices. The limited use of flat roofs may be allowed if
necessary to reduce view impacts or to accommodate varying architectural styles that are
compatible with the character of the surrounding area.

(4) Design structures that are in scale with the character of their setting and blend rather
than dominate or distract from the overall view of the urbanscape.

(5) To the extent feasible, design development to minimize the blocking of views to or
along the ocean shoreline from Highway 1 and other public viewpoints between Highway
1 and the sea. Public viewpoints include coastal roads, roadside rests and vista points,
recreation areas, trails, coastal accessways, and beaches....

The Implementation Plan sets particular design criteria, including as follows:

IP 6565.20(D). ELEMENTS OF DESIGN..... Every effort should be made, by following
these guidelines, to place new structures so that they blend with those existing nearby
and to achieve a higher quality of design and construction. Elements of design explored
further in this section include: (1) building mass, shape, and scale; (2) architectural
styles and facades; (3) roof design; and (4) exterior materials and colors.

b. Neighborhood Scale

Discussion: ....whether or not a house appears proportional to adjacent homes is
determined by the size and height of the house and whether or not the building shapes
and facades are simple or broken into more varied forms. For example, large homes
generally look less massive if they have more varied, rather than simple building forms.
As such, even homes of different sizes can be in scale with one another if they share other
architectural characteristics including building shape, simplicity or complexity of
building form, and architectural styles and details....

12
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Standards:

(2) On relatively level lots, avoid designs that incorporate more than two useable floors,
excluding basements, within the maximum height limit, since this contributes to a massive
or boxy appearance for the home and makes it more difficult to be in scale with
surrounding one and two story homes. Multiple stories are allowed on sloping lots where
it is necessary to ensure that the home steps up or down with the slope.

The San Mateo County LCP requires protection of the natural and urban landscape of coastal
communities. LUP Policy 8.13 outlines special design guidelines for coastal communities, and
LCP Policy 8.32 requires that projects be reviewed consistent with the Design Review and
community design regulations. IP Section 6565.10 in part recommends that designs on level lots
avoid more than two usable floors to minimize a massive or boxy appearance. Exhibit 8, pp. 7-9
contains the complete text of the LCP’s applicable visual resource policies.

LCP Section 6565.20 requires that every effort should be made, by following its guidelines, to
place new structures so that they blend with those existing nearby and that the structure achieve a
higher quality of design and construction. Further, LCP Section 6565.20 addresses design
elements such as building mass, shape, and scale; architectural styles and facades; roof design;
and exterior materials and colors.

The Appellant contends the County’s approval of the proposed single-family residence is
inconsistent with LCP policies regarding Visual Resources, specifically LUP Policy 8.13
regarding community character. The Appellant contends that that the 28-foot high structure is
not compatible with the surrounding area due to its mass, bulk, and height and is inconsistent
with design review standards for the Midcoast, which requires new development on level lots to
avoid designs that incorporate more than two usable floors. The Appellant believes the residence
cannot achieve proportionality with both the size of the non-conforming parcel and the scale of
other buildings in the neighborhood. Additionally, the Appellant contends that the proposed
design is “not in keeping” with the natural setting of the Fitzgerald Marine Reserve.

A portion of the proposed project site (the approved garage and rear setback area) is within a
County Scenic Corridor. The construction of the residence at this location would result in infill
of a currently vacant lot, which is a permitted use of the site. The County and Coastside Design
Review Committee evaluated potential visual resource impacts presented by the project through
use of story poles and visual simulations and found that the residence will, to some extent, be
visible as one looks southwesterly from Airport Street at Cypress Avenue. However, the
viewshed as seen from that location is minimally affected by the proposed residence as it, along
with other existing residential structures on Cypress, will be and are screened by the existing row
of cypress trees located along Cypress. The residence will be clustered with other development
in the neighborhood and the main public view available down Cypress will remain open. (See
Exhibits 3and 7.) The existing row of cypress trees located on Cypress Avenue across from
the proposed project make the neighborhood less visible from the existing public access trails
and the trees create a feeling for the trail users of being enclosed within a natural setting.
Therefore, the view from the California Coastal Trail located within the Reserve will not be
substantially negatively affected by the proposed residence.
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The County approval found the project consistent with LCP visual resources policies because the
design of the proposed structure complements the dominant style of the neighborhood,
adequately protects neighbors’ privacy and views, is well articulated, uses colors and materials
that appear natural, and uses downward-directed exterior lighting.

The Commission agrees with the County’s findings with regard to protection of visual resources.
The proposed structure is at a scale that aligns with the character of the setting and
neighborhood. The proposed project includes landscaping that will serve to screen the residence,
and help it to blend in rather than dominate or distract from the overall view of the urbanscape,
consistent with the LCP requirements. The exterior design of the proposed structure would use
earth tone colors and natural appearing materials. The project also meets the LCP height, site
coverage, floor area, and articulation development standards and was approved by the Coastside
Design Review Committee consistent with Midcoast design standards as required by LCP Policy
8.12. The Appellant’s contentions, based upon the discussion above, therefore do not raise a
substantial issue with respect to the County-approved project’s conformity with Coastal Act and
LCP policies for the protection of visual resources.

Use Permit
Applicable Policies

The Implementation Plan seeks to reduce nonconforming parcels and their development, with the
requirement of a separate use permit, as follows:

IP SECTION 6133. NON-CONFORMING PARCELS.

3.b...(3) Use Permit Findings. ... a use permit for development of a non-conforming
parcel may only be issued upon making the following findings:

(a) The proposed development is proportioned to the size of the parcel on which it is
being built,

(b) All opportunities to acquire additional contiguous land in order to achieve conformity
with the zoning regulations currently in effect have been investigated and proven to be
infeasible,

(c) The proposed development is as nearly in conformance with the zoning regulations
currently in effect as is reasonably possible,

(d) The establishment, maintenance, and/or conducting of the proposed use will not,
under the circumstances of the particular case, result in a significant adverse impact to
coastal resources, or be detrimental to the public welfare or injurious to property or
improvements in the said neighborhood, and

(e) Use permit approval does not constitute a granting of special privileges.
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The project site is a non-conforming parcel. LUP Section 6133, subsection 3.b requires a use
permit for development of a non-conforming parcel and dictates that a use permit may not be
granted for development that will exceed the maximum floor area, height, and parcel coverage
for parcels located in the Midcoast. The LCP also requires that all use permit findings outlined
in LCP Section 6133, subsection 3.b.(3) be met for development proposed on unimproved, non-
conforming parcels. Exhibit 8, pp. 10-11 contains the complete text of the LCP’s applicable
non-conforming parcel policies.

The Appellant contends that the County approved project does not meet the use permit findings
required for allowance of development on a non-conforming parcel. Specifically, Section 6133,
subsection 3.b.(3) of the LCP requires the finding that “all opportunities to acquire additional
contiguous land in order to achieve conformity with the zoning regulations currently in effect
have been investigated and proven to be infeasible.” The County considered the Applicant’s
efforts on this issue and made findings on this issue in approving the project. The Appellant
contends that there is insufficient evidence to support these findings.

The County found that the proposed residence is in conformity with LCP Section 6133(b)
because it is in proportion to the size of the parcel upon which it is to be constructed, and the lot
coverage and development standards are compliant with the existing S-17 Zoning District
development standards; with a small exception for the rear setback to accommodate the 10 foot
setback from the fault trace as recommended by the geotechnical report. With respect to
opportunities to acquire contiguous land, the County Staff Report states “Purchase offer letters
were forwarded to two neighbors. The offers were not acknowledged since neither replies nor
counter-offers were received from the potential sellers.” The Appellant asserts that the Applicant
should have sent letters by registered mail with return receipts and provided a return form, so
there would be additional proof of both delivery of the initial inquiry letter and a definitive
documented response. While the methods outlined by the Appellant would have established
clear receipt and response of the Applicant’s communications, the LCP does not specify the form
or manner in which such efforts must be taken. The County record includes copies of the letters
sent to adjacent property owners and furthermore, the adjacent property owners were notified of
the proposed project by the Applicant through the County approval process affording them
ample opportunity to refute (or acknowledge) the Applicant’s statement. No communications
from the adjacent property owners have occurred to date and thus, the Commission finds the
evidence in the County’s approval sufficient to make the required finding under Section 6133 of
the LCP.

Further, with respect to the remaining use permit findings, the proposed residence is in
proportion to the size of the parcel; it is as nearly in conformance with current zoning as is
reasonably possible; it will not result in a significant adverse impact to coastal resources, or be
detrimental to public welfare or injurious to property or improvements in the neighborhood; and
the County-approved use permit does not constitute a granting of special privileges. Thus, the
Commission finds that the County’s approval of the use permit is consistent with the LCP. The
Appellant’s contentions, therefore, do not raise a substantial issue with respect to the County-
approved project’s conformity with LCP policies for development on non-conforming parcels.
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F. CONCLUSION

The Commission, when considering a project that has been brought to it as an appeal, must first
determine whether the project raises a substantial issue with respect to the project’s conformance
with the policies of the LCP such that the Commission should assert jurisdiction over a de novo
CDP for such development. The Commission has the discretion at this stage to find that the
project does not raise a substantial issue of LCP conformance. As explained above, the
Commission is guided in its decision of whether the issues raised in a given case are
“substantial” by the following five factors: the degree of factual and legal support for the local
government’s decision; the extent and scope of the development as acted upon by the local
government; the significance of the coastal resources affected by the decision; the precedential
value of the local government’s decision for future interpretations of its LCP; and, whether the
appeal raises only local issues as opposed to those of regional or statewide significance. In this
case, these five factors, considered together, support a conclusion that this project does not raise
a substantial issue of LCP conformance.

First, the County decision relied on factual and legal support of its decision to approve the
project. This factual support, consistent with the requirements of the LCP, includes the detailed
geotechnical report found adequate by both the Coastal Commission and County staff geologists
and used by the County to determine appropriate siting, design and conditions of approval. The
County also considered photos of story poles, photos of the neighborhood, project plans, and
visual simulations of the project design to evaluate consistency with coastal communities and
scenic corridors LCP design standards. Furthermore, there was adequate evidence to support the
County’s finding that all opportunities to acquire additional contiguous land by the Applicant
have been investigated and proven to be infeasible.

Second, the extent and scope of the County’s approval of the proposed project is limited in
impact to the Marine View subdivision of the Seal Cove area in Moss Beach; specifically to the
portion of Cypress Avenue adjacent to the Fitzgerald Marine Reserve. The appeal raised solely
local issues regarding public access (e.g., parking) along Cypress Avenue and the visual
compatibility issues of this particular neighborhood in Moss Beach.

Third, the proposed project constitutes infill residential development on a vacant lot. The
County-approved project will not result in significant impacts on coastal resources as it is
consistent with LCP zoning standards and setback requirements to the extent feasible. Approval
of the development of this non-conforming parcel in a residential area will not result in adverse
impacts to coastal resources including public access.

Fourth, this locally-approved project will not create an adverse precedent for future
interpretations of the County’s LCP. The proposed project is consistent with the LCP.
Development of non-conforming parcels must be carefully reviewed on a case-by-case basis and
found to conform to all required use permit findings as was done for this project. In addition, all
development in the Seal Cove hazard areas must conduct the required geotechnical study prior to
permit approval to determine hazards and appropriate siting and design.
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Finally, the project does not raise issues of regional or statewide significance because it raises
issues with policies that are specific to the San Mateo County LCP in this particular Moss Beach
neighborhood adjacent to Fitzgerald Marine Reserve.

The Commission, for the above-stated reasons finds that Appeal Number A-2-SMC-16-0066
does not present a substantial issue with respect to the grounds on which the appeal has been
filed under Section 30603 of the Coastal Act and is consistent with the certified LCP and the
public access policies of the Coastal Act.

Substantive File Documents
County of San Mateo Building and Permit file
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County of San Mateo
Planning & Building Department

i 455 County Center, 2nd Floor Mail Drop PLN122
Redwood City, California 94063 pingbldg@smcgov.org
650/363-4161 Fax:650/363-4B49 Www.co.sanmateo.ca.us/planning

June 23, 2016

NOTICE OF FINAL LOCAL DECISION

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

RECEIVED
California Coastal Commission
North Central Coast District Office JUN 2 2015
Attn: Renée Ananda CALFORN
45 Fremont Street, Suite 2000 COASTAL GOMMIgsIoN

San Francisco, CA 94105

COUNTY FILE NO.: PLN2015-00243
OWNER: STEVE KALPAKOFF
APPLICANT: STEVE KALPAKOFF

The-above listed Coastal Development Permit was conditionally approved by the County of San Mateo
on 06/08/2016. The County appeal period ended on 06/22/2016. Local review is now complete.

This permit IS appealable to the California Coastal Commission.

If you have any questions about this project, please contact Dennis Aguirre at 650 363-1867 or
DAguirre@smcgov.or(g_.
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COUNTYorSAN MATED Gaunty Governnitent Genter

PLANNING AND BUILDING Redwi) Sy Ch B0k
650-363-4161 T
June 13, 2016 6503634845 F
) www.planning.smegov.org
Steve Kalpakoff
440 Davis Ct #2017
San Francisco CA 94111

Dear Mr. Kalpakoff:

Subject: FINAL LETTER OF DECISION E
File Number: PLN 201500243 |
Locatiom: Cypress Avenue and Park Way, Moss Beach
APN: 037-225-010

Dear Mr, Kalpakoff.

On June 8, 2018, the San Mateo County Planning Comimission considered certification of a revised
Initial Study/Negative Declaratian, re-circulated on May 16, 2016, pursuarit to the California
Environmental Quality Act (CEQA), a Non-Conforming Use Permit, a Coastal Development Permit,
and g Design Review Permit, pursuant to Sections 6133.3.b, 6328.4, and 6565.3 of the San Mateo
County Zoning Regulations, raspectively, to allow construction of a 1,485 sq. ft, new three-story
single-family residence, plus a 388 sq. ft. attached two-car garage on a 3,918 sg. ft. non-conforming
legal parcel, where 5,000 sq. ft. is the minimum required. The Non-Conforming Use Permit is
required to allow a rear setback of 15 feet, 5 inches, where the standard requirement is 20 feet. No
significant trees are proposed for removal and only minimal grading is involved, This project is
appealakis ta the California Coastal Commission

Based on information provided by staff and information: presented at the hiearing the Planning
Commigsion conditionally approved the praject, hased on the findings and conditions identified n
Attachmant B.

Ary interested party aggrieved by the Planning Commission's decision has the right to appeal that
decision to the Board of Supervisors within ten (10) business days from the date of the Planning
Commissicn’s action. The appeal period for this matter will end at 5:00 p.m. on June 22, 2016,

The approval of this project is appealable to the California Coastal Commisslon. Any aggrigved
person may appeal this decision to the California Coastal Commission within 10 working days
following the Coastal Commiission's receipt of the notice of Final l.ocal Decision. Pfease 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 pariods
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.

Please direct any questions regarding this matter to Dennis Aguirre, Project Planner, at (650) 363-
1867 or daguirre@@smegoyv.ory . To provide feedback, please visit the Department's Customear
Survey at the foliowing link: http://planning.smagov.orgfsurvey.

Sinq?refy,

X ffmm%;c@.m

Jannsth Lujan

Planring Commission Secretary

Ce:
Califarnia Coastal Commission
Midcoast Community Council

A-2-SM C-16-0066
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Permit or Project File Number: PLN 2015-00243 Hearlng-Date:June8,2016

Attachment B

County of San Mateo
Planning and Building Department

FINDINGS AND CONDITIONS OF APPROVAL

nber: PLN 201600248

e

Prepared By:  Dennis P. Aguirre Adopted By: Planning Commission

Project Planner

FINDINGS

Regarding the Enyironmental Review, Found:

1.

That the revised Initial Study/Negative Declaration (I8/ND) is complste, correct and adequate,
and prepared in acsordance with the California Environmental Quality Act and applicable
State and County Guidelines. The revised IS/ND was released on May 16, 2016 with the
comment period ending on June 6, 20186,

That, on the basis of the Initial Study/Negative Declaration and comments received hergto,
which are addressed in the revisad Initial Study /Negative Declaration, thera is no evidence
that the project will have a significant effect on the environment. The revised Initial
Study/Negative Declaration corrected and clarified issues in the areas of biological resources,
noise and popuiation and housing. The revised Initial Study/Negative Detlaration found no
gignificant impacts associated with the project. Therefore, no mitigation measures are
hecessary,

That the revised Initial Study/Negative Declaration reflects the independent judgment of San
Mateo County.

Regarding the Coastal Development Permit, Found:

4,

That the project, as.described in the application and accompanying materials required by the
Zoning Regulations, Section 6328.4, and as conditionad in accordance with Section 8328,14,

-confarms with tha applicable policies and required findings of the San Matao County Local

Coastal Program (LCP). Specifically, the project complies with policies requiring infill
development and policies of the Hazard Gompanent,

That the number of building permits for the construction of single-family residences issued in
the calendar year would not exceed the limits of LCP Poligy 1.23.

Regarding the Design Review, Found;

6.

That, with the conditions of approval recommended by the Coastside Design Review
Committee at its mestings of September 10 and November 12, 2015, the project s in
compliance with the Design Review Standards for the Midcoast. The project, as designed
and conditioned, complements the dominant style of the neighborhood residences, The
project adequately protects neighbors’ privacy and views; is well articulated: uses colors and
materiala that appear natural; incorporates drought toferant, native and non-invasive plant
specles; and uses downward-directed extarior lighting fixtures..
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Regarding the Use Permit. Found:

7. Pursuant to Section 6133.3.b(3) of the San Mateo County Zoning Regulations:

a. That the proposed development is proportioned to the size of the parcel on which itis
being built. The lot coverage and floor areas remain compliant with the S-17 Zoning
District development standards. The total lot coverage of 27% (1,077 sq. ft.) Is less
than the maximum allowed of 35% (1,370 sq. ft.}, while the total floor area proposed of

48% (1,870 sq. ft.) is at the maximum allowed of 48% (1,860-sg-ft)—Theprojectis—
. ———adequatsly propoftioned to the parcel size based on the proposal o locate the

structure beyond the setbacks of the fault trace.

b. That all oppertunities to acquire additional contiguous land in order to achieve
confarmity with the zoning regulations currently in effect have been investigated and
proven to be infeasible. An effort was undertaken by the applicant to explore the
possihility of purchasing adjacent properties. Purchase offer letters were forwarded to
two neighbors (see Attachment H). The offers were not acknowledged since neither
replies nor counter-offers were received from the potential sellers. Based on this
outcome, mitigation of the parce! size non-conformity via parcel mergers has been
proven infeasible.

C. That the proposed development is as nearly in conformance with the zonihg
regulations currently in effect @ is réasonably possible. The propusad devetopment
conforms with the development rear setback of the zoning district to the furthest extent
feasible given the location of the fault trace on the property. The proposed residence
provides a 18'-8" rear sethack where z minimum of 20’ is required, encroaching 4'-7"in
to the sefback. The 4'-7” encroachment is reasonable to allow a 10’ setback of
development from the fault trace, as recommended by the project geotechnical
consultant and supported by the County Geologist,

d. That the estahblishment, maintenance, and/or conducting of the proposad use will nof,
under the circumstances of the particular case, result in a significant adverse impact to
coastal resources, or be detrimental to the public welfare or injurious to property or
improvements in said neighborhood. The proposed haight of 27 28 feet for the new
residence, {he well-articulated facades, and the adequate setbacks bring the structure
into scale with the established neighborhood context.

e. That the use permit approval dees not constitute a granting of special privileges, The
use permit would altow the use of this parce! for residential development in keeping
with the rast of the parcels in this residential nelghborhood that include at least two
other non-conforming parcels.

CONDITIONS OGF APPRQVAL,

Current Planning Section

1, The project shall be constructed in compliance with the plans approvad by the Planning
Commission on June 8, 2016. Any changes or revisions to the approved plans shall be
submitted to the Design Review Officer for review and approval prior to implementation.
Minor adjustments to the project may be approved by the Design Review Officer if they are
gonsistent with the intent of and are in substantial conformance with thie approval.
Alternatively, the Design Review Officer may refer consideration of the revigions to the
Cogstside Design Review Commiltee, with applicable fees to be paid by the applicant.
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The Coast Development Permit, Non-Conforming Uise Farmit and Desigh Review approvals
shall be valid for five (5) years from the date of final approval in which time a building permi
shall be issued and a.completed inspection (o the satisfaction of the bullding inspector) shall
have occurred within 180 days of its issuance. One{1) one-year extengion of these permits
will be considered upon written request and payment of the appficable fees sixty (80) days
prior to the permits’ expiration,

The applicant shall submit the following items and/or Indicate the following on the plans
submitted for a building permit, as stipulated by the Coastaide Design Review-Committee;——

v

a. Replace the existing chain link fence for more compatibility with the proposed
architectural style of the residence.

b. Remove the exterior |landscape lighting fixtures from the plans.

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

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

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

g. Priorto Planning approval of the building permit application, the applicant shall also
have the licensed tand surveyor or engineer indicate on the construction plans: (1) the
hatural grade slevations at the significant corners (at least four) of the faotprint of the
proposed structure on the submitted site plan, and {2) the elevations of proposed
“finished grades.

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

e.  Oncethe building is under construction, prior to the below floar framing inspection or
the pouring of the concrete siab (as the case may be) for the lowest floor(s), the
applicant shall provide fo the Building Inspection Secfion a letter from the ficensed land
surveyor or enginger certifying that the lowest floor height, as construsted, s equal to
the elevation specified for that floor in the approved plans. Similarly, certifications on
the garage slab and the topmost elevatior: of the roof are required.

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

During project construction, the applicant shall, pursuant to Chapter 4.100 of the San Mateo
County Ordinance Code, minimize the transport and discharge of stormwater runoff from the
construction slte into storm drain systems and water badies by:

4 Exhibit 4

A-2-SM C-16-0066
Page 5 of 11



a. Using filtration materials on storm drain covers to remove sediment from dewatering
effluent.

b. 8tabilizing all denuded arsas and maintaining erosion control measures continuously
batween Octeber T and April 30.

c. Removing spoils promptly, and avoiding stockpiling of fill materials, when rain is
forecast. If rain threatens, stockpiled soils and other materials shalf be covered with a
tarp or other waterproot matarigl.

e

10.

11.

d. Storing, handling, and disposing of construction materials and wastes so as to avoid
their entry to the storm draln system or water body.

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

. Limiting and timing application of pesticides and fertfiizers to avoid poliuting runoff.

The applicarit shall include an erosion and sediment control plan meeting County guidelines
on the plans submitted for the building permit. This plan shall identify the type and location of
erosion sontrol measuraes o be installed upan the commenceement of construction in erder to
maintain the stability of the site and to prevent erosion and sedimentation off-site.

The applicant shall apply for a building permit and shall adhere to all requirements of the
Building Ingpection Saection, the Department of Public Works, and the Coastside Fire
Pratection District.

No site disturbances shall occur, including any grading or vegetation removal, until a building
pefmit has een issued.

To reduce the Impact of construction acfivities on neighboring properties, comply with the
following:

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

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

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

The exterior color samples submitted to the Coastside Design Review Committee are
approved. Color verification shall occur in the field after the applicant has applied the
approvad materials and colors but before a final inspection has been scheduled,

Instailation of the approved landsecape plan is requirad prior to formal inspection.
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12,

13.

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

The project site is located within the Fitzgerald Area of Special Biglogical Significance (ASBS)
Watershed. Runoff and other polluted discharges from the site are prohibited. Development
shall minimize arosion, treat starmwater from new/replaced impervious surfaces, and pravent

- pollyted discharges intc the ASBS or a County storm drain (e.g., car washing in a driveway or

14,

16.

16.

17.

street,-pesticide-applicationontawr),

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

In the event that any human remains are encountered during site distutbance, all ground-
disturbing work shall cease finmediately and the County coroner shall be notified immediately.
If the eoroner determines the remains to be Native American, the Native American Heritage
Commissfon ghall be contacted within 24 hours, A qualified archaeclogist, in consultation with
the Native American Haritage Commission, snall recommend subsaguent measures for
disposition of the remains,

If archazological and/or cultural resources are encountered during grading or construction
activities, work shall be temporarily halted in the vicinity within 30 feet of the discovered
materials and workers shall avoid altering the materiais and their context until a qualified
professional archasologist has evaluated the situatien end provided appropriate
recommendations. The project applivant or archagologist shall immediately notify the Current
Flanming Section of any discoveries made and shall provide the Current Planning Section with
a copy of the archaeologist's report and recommendations for the Community Development
Director’s review and approval, prior to any further grading or construction activity in the
vicinity.

A discovery of a paleontological specimen during any phase of the praject shall resultin a
work stoppage in the vicinity of the find until it can be evaluated by a professional
paleontologist. Should loss or damage be detected, additional protective measures or furthar
actich (e.g., resource removal), as determined by a professional paleontologist and as
reviewed and approved by the Community Development Director, shall be implemented to
mitigate the impact.

Building Inspection Sectioh

18.

The applicant shall apply for a building permit.

Moritara Water and Sanjtary District

10.

Prior to the issuance of a building permit, the appiicant shall obtaln Domestic Water/Fire
Protection Connection and Sewer Parmits, including the submittal of adequate fire flow
calsulations from a Certified Fire Protection Contractor.

Department of Public Works
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20.

Prior to the issuance of the building permit, the applicant shall have prepared, by a registered
civil engineer, a drainage analysis of the proposed project and submit it to the Department of
Public Works for review and approval. The drainage analysis shall consist of a wiitten
narrative and a plan. The flow of the stormwater onto, over, and off of the property shail be
detailed on the plan and shall inclutle adjacent lands as appropriate to clearly depict the
pattern of flow. The analysis shall detail the measures necessary to certify adequate
drainage. Post-development flows and velacities shall not excead those that existed in the
pre-developed state. Recommended measures shall be designed and included in the
improvement plans and submitted to the Department of Public Works for review and approval,

LELY J—

21.

22,

23

24,

25,

28.

27,

Ineddition; since this projact has the potential to discharge to the Area of Special Biological
Significance (ASBS), all stormwater shall be treated prior to disposal.

Prior to the issuance of the building permit, the applicant shall submit a driveway "Plan and
Profile," to the Department of Public Works, showing the driveway access to the parcel
{garage siab) complying with County Standards for driveway slopes (not to exceed 20%) and
to County Standards for driveways (at the property line) being the sams elevation as the
center of the access roadway. When appropriate, as deteriminad by the Department of Public
Works, this plan and profile shall be prepared from elevations and allghment shown on the
roadway improvement plans. The driveway plan shall also include and show specific
provisions and details for both the existing and the proposed drainage patterns and drainage
facilities.

No proposed construstion 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
heen met and an encroachment permit issued. The applicant shali contact a Department of
Public Works Inspector 48 hours prior to commencing wark in the right-of-way.

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

Coastside Fire Protection District

Smoke detectors which are hardwired: As per the California Building Code, State Fire
Marshal Regulations, and Coastside Fire Protection District Ordinance No. 2013-03, the
applicant is required to install State Fire Marshal approved and listed smoke detectors which
are hardwired, interconnected, and have battery backup. These detectors are required to be
piaced in each new and reconditioned sleeping room and at a point centrally located in the
corridor or area giving access to each separate sleeping area. In existing sleeping rooms,
areas may have battery powered smoke alarms. A minimum of one detactor shall be placed
on each floor. Smoke detectors shall be tested and approved prior to the building final.

Escape or rescue windows shatl have a minimum net clear openable area of 5.7 sq. fi. Five
(5) sq. ft. allowed at grade. The minimum net clear openable height dimension shall be 24
inches. The net clear apenable width dimension shall be 20 inches. Finished siil height shall
be not more than 44 inches above the finished floor.

[dentify rescue windows in @ach bedroem and verify that they meet all requirements. Add this
fo plans.

Occupancy Separation: As per the 2010 CBC, Section 406.1.4, a 1-hour occupancy
separation wall shall be instafled with a solld core, 20-minute fire rated, self-closing door
assembly with a smoke gasket between the garage and the residence. All electrical boxes
installed in rated walls shall be metal or protected.
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28.

Address Numbers: As par Coastside Fire Protection District Ordinance No. 2013-03, building
identification shall be conspicuously posted and visible from the street. (TEMPQORARY
ADDRESS NUMBERS SHALL BE POSTED PRIOR TO COMBUSTIBLES BEING PLLACED
ON-SITE.} The lettersinumerals for permanent address signg shail be 4 inches in height with
a minimum 3/4-inch stroke, Such lsttersinumerals shall be internally illuminated and facing
the direction of access. Finished height of bottom of address light unit shall be greater than or
egual ta 6 feet from the fintshed grade. When the building is served by a long driveway or is

-otherwise obscured, a 6-inch by 18-inch green reflective metal sign with 3-inch reflective

numbers/tetters simifar to Hy-Ko 911 or equivalent shall be placed at the entrance from the

28.

30,

31

33.

34.

386,

nearest public roadway. See Fire Ordinance for standard sign.

Add the following note to the plans: New residential buildings shail have internally illuminated
address humbers contrasting with the background so as to be seen from the public way

fronting the building. Resldential address numbers shall be at least & faet above the finished

sutface of the driveway. Where buildings are located remotely to the public roadway,
additional signage af the driveway/roadway entrance leading to the tuilding and/or on each
individual building shall he required by the Coastside Fire Protection District. This remote
signage shall consist of a 6-inch by 18-inch green reflective metal sign with 3-inch reflective
nurmbersfletters similar ta Hy-Ko 811 ¢r equivalent,

Ruof Covering: As per Coastside Fire Protection District Ordinange No. 2013-03, the roof
covering of every new building or structure, and materials applied as part of a raof covering
asgembly, shall have a minimum fire rating of Class “B" or higher as defined in the current
edition of the California Building Code.

Vegetation Management: As per the CGoastside Fire Protection District Ordinance No. 2013-
03, the 2013 California Fire Code, and the Public Resources Code 4291, a fuel break of
defensible space is required around the perimeter of all structures to a distance of not less
than 30 feet and may be required to a distance of 100 feet or to the property [ine. In 8RA
(State Respongible Area), the fuel break is 100 feet or to the property line,

Trees located within the defensible space shall be pruned to remove dead and dying portions,
and limbed- up 6 to 10 feet above the ground. New trees planted in the defensible space shall
be located ha closer than 10 feet to adjacent trees when fully grown or at maturity.

Remove that portion of any existing tree, which extends within 10 feet of the outlet of a
chimney or stovepipe or is within § feet of any structure.

Add the following note to ptans: The instailation of an approved spark arrester is required on
all chimrieys, existing and new. Spark arresters shall be constructed of woven or welded wire
screening of 12-gauge USA standard wire having openings not exceeding 1/2 inch,

Fire Access Roads: The applicant must have a maintained asphalt surface road for ingress
and agress of fire apparatus. The San Mateo County Department of Public Works, the
Coastside Fire Pratection District Ordinance No. 2013-03, and the California Fire Code shall
set road standards. As per the 2013 CFC, dead-end roads exceeding 1580 feet shall be
provided with a turnaround in actardance with Half Moon Bay Fire District specifications. As
per the 2007 CFCT, road width shall hot be less than 20 feet. Fire access roads shall be
installed and made servicaable prior to combustibles being placed on the project site and
maintained during construction, Approved signs and painted curbs or lines shall be provided
and maintained to identify fire access roads and state the prohibition of their obstruction. If
the road width does not allow parking on the street (20 foot road) and on-street parking is
desired, an additiohal improved area shall be developed for that use.
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36.

37,

38,

Fire apparatus roads to be a minimufn of 20 ft. wide with minimum of 35 ft. centeriine radius
and a vertical clearance of 15 feet.

"No Parking - Fire Lane” signs shall be provided on both sides of roads 20 to 26 feet wide and
on one side of roads 26 to 32 feet wide.

Show location of fire hydrant on a site plan. A fire hydrant is required within 250 feet of the
building and flow a minimum of 1,000 galions per minute (gpm) at 20 pounds per square inch
(psi). This information is to be verified by the water purveyor in a letter initiated by the

38,

40,

41,

42,

-applicant and gent to the Coastside Fire Protection District, f thefe is not a hydrant wiihin 250

feet with the required flow, one will have to be installed at the applicant's expense,

Automatic Fire Sprinkler Systermn: As per San Mateo County Building Standards and
Coastside Fire Protection District Ordinance No. 2013-03, the applicant is required to install
&n automatic fire sprinkiar system throeughout the proposed or improved dwelling and garage.
All attic access locations will be provided with a pilot head on a metal upright. All areas that
are aceessible for storage purposes shall be equipped with fire sprinkiers including closets
and bathrooms. The oniy exception are small linen closets less than 24 sq. ft. with full depth
shelving. The plans for thig system must be submitted to the San Mateo County Planning and
Building Departrment or the City of Half Moon Bay. A building permit will hot be issued until
plans are raceived, reviewed, and approved. Upon submission of plans, the County or City
will forward a cormplete set to the Coastslde Fire Protection District for review. The fee
schedule for automatic fire sprinkler systems shall be in accordance with Half Moon Bay
Ordinance No. 2008-01. Fees shall be paid prior to plan review.

Installation of underground sprinkler pipes shall be flushed and visually inspacted by the Fire
District prior to hookup to riser. Any soldered fittings must be pressure tested with trench
open.

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

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

Geotechnical Section

43.

44,

The applicant shall submit an updated geoteshnical report at the building application stage,

The applicant shall record the following deed restriction with the San Mateo County
Recorder's Office stated as follows, prior to the issuance of the building permit. “This property
is located in Zone 3 of the Seal Cove Geologic Hazards District established by Section 6256
of the 8an Mateo County Ordinance Code, Zoning Annex. Maps of this district are on file with
the San Mateo County Planning and Building Department.”

Half Moon Bay Airport Influence Area

45,

California Department of Fish and Widiife

Campliance with the real estate disclosure specified in Chapter 496, California Statutes of
2002, shall be required upon transfer of this real property.
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48.  The applicant shall submit the following to the Current Planning Section: Within four (4)
working days of the final approval date for this project, the applicant shall pay an
environmental filing fee of $2,210.285, as required under the Department of Fish and Wildlife
Code Section 711.4, plus a $50.00 recording fee. Thus, the applicant shall submit a check in
the total amount of $2,260.28, made payable to San Mateo County, to the prcject planner to
file with the Notice of Determination. Please be aware that the Department of Fish and Game
environmental filing fee will Increase on January 1, 2017,

DPA:pac - DPAAAD299_WPN.DOCX
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STATE OF CALIFORNIA— THE RESOURGES AGENQY RE {j 11, .‘R,] ED EDMUND G. BROWN JR., Governor

CALIFORNIA COASTAL COMMISSION

NORTH GENTRAL COAST DISTRICT OFFIGE JU L 1 1 2“15
45 FREMONT STREET, SULTE 2000
SAN FRANCISCO, CA 04106-2218 ,
VOIDE {4185) 804-5260 CALIFORNIA

FAX {(415) 904-3400 CDASTAL COMMISSION
TOD (415) 687-6805

APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT
Please Review Attached Appeal Information Sheet Prior To Completing This Form.

SECTION1. Appellant(s)
Name: Le,m YR ’2" bewvtbr,

Mailing Address: 239 low Coesbo
City: (Poviala Ual l‘as(}, CA ZpCode TEFOZLE Phone:

LL..T} Jabive Advecmbe,

Comnntanctie e G @S waman = o dolag bLs

4,5'0._?(4“ q{(.‘f?

SECTION II. Decision Being Appealed
1.  Name of local/port government: ~ Sexan ftafen Cova L’J

3 -3ty
2.  Brief description of development being appealed: Cornsli o bz ol Me_x,t o J,,
oot e, NATS 1. CF. Somqle Comuty resitincs St
3yy Bq.Ch qaveye, en & Subsbomdend 366 76

. . ., o StEa
P ek e hvert Sisoo Sef.(CL/. La FAE A LA SN V‘-‘?ULV‘-W’ | S
= &,y -

3. Development's location (street address, assessor's parcel no., cross street, ctc.):
Cﬁ‘{ r vess /—!—u~:4/\u¢ PrIRG | ﬂo--w le, (.\Jt;x»-a s H\B s fs&q&c\
sy 0377 225~ Oio

4,  Description of deciston being appealed (check one.):

[J  Approval; no special conditions

'  Approval with special conditions:
[CJ] 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 arc not appcalable.

O BE COMPLETED BY COMY
APPEALNO:  A-2-SMC— {6 -006 b
DATE FILED: 7; 1l

+

DISTRICT:  (\AJQ( W\ Contreg| CO&S{’_
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PPEAL FROM COASTAL PERMIT DECISION OF LOCA VERNMENT (Page 2

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

Planning Director/Zoning Administrator
City Council/Board of Supervisors

Planning Commission
Other

O® OO

6. Date of local government's decision: Jone €, 2Zol6

7.  Local government’s file number (if any): VLA 2elS. 00ZF3

SECTION III. 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:

caCE
S.J.ch, 'ré"—\-‘ f:""l .
J4e 1Davis C‘“Q“L(; g Z":’“‘
, ne A\ %
.S ?Vamwswn

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.

(1) Y) LLM,\ Sea Chuv\l‘_} ﬁ\,ltg

@)

3)

4)
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APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (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 bo sufficiont
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.

lonss Son A Hoshes
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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.

Comnnse Tts

Signature of Appellant(s) or Authorized Agent

Date: July & Zoig

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:
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Reasons for Appeal: PLN 2015-00243 (Kalpakoff)

The County’s approval of a 1,873 sq. ft. single family residence on a seriously substandard
lot (3,916 sq. ft.) in the Seal Cove area of Moss Beach is inconsistent with the Hazards,
Visual Resources, and Shoreline Access (California Coastal Trail) Components of the LCP,
as well as the Public Access policies of the Coastal Act.

Geologic Hazards: The proposed project is located in Zone 3 of the Seal Cove area, an area
designated in the San Mateo County Local Coastal Program as a Geological Hazards District.
There is insufficient information to support the County’s approval of a single family residence on
this seriously substandard lot without first determining the exact angle of the Seal Cove Fault
trace as it crosses the property. Although a single trench was dug for the geotechnical study
adjacent to the south-eastern property line, the two data points within the trench (less than 3 feet
apart) are too close together to accurately project the line of the fault trace across the property. A
single pot hole, subsequently dug next to the nosthwest property line, is not the proper way to
establish the second data point to accurately draw the fault line. Trenching, not pot holing, is the
proper way to establish the second data point. Therefore, the County’s approval is inconsistent
with the San Mateo County certified Land Use Plan Hazards Policies 9.1, 9.2, and 9.3.¢, and
Sections 6396.1, 6296.2, 6296.3 and Table 1 of the San Mateo County Zoning Regulations,
copied below.

LCP Hazards Component Policy 9.1 Definition of Hazard Areas states: "Define hazardous
areas as fault zones and land subject to dangers from liquefaction and other severe seismic
impacts, unstable slopes, landslides, coastal cliff instability, flooding, tsunamis, fire and steep
slopes (over 30%). "

L.CP Hazards Component Policy 9.2 Designation of Hazard Areas states: "Designate
hazardous areas in the Coastal Zone as those delineated on the Geotechnical Hazards Synthesis
Map, the Floodway Boundary and Floodway Maps and Flood Insurance Rate Maps adopted
under Chapter 35.5 of the San Mateo County Zoning regulations, and the Natural hazards Map in
the Natural Hazards Chapter of the General Plan.”

L.CP Hazards Component Policy 9.3 Regulation of Geologic Hazard Areas states (in relevant
part): “Apply the following regulations of the Resource Management (RM) Zoning Ordinance to
designated geologic hazard areas:

. ...c. Section 6326.3 — Scismic Fault-Fracture Area Criteria. Require geologic reports
prepared by a certified enginecring geologist consistent with “Guidelines for Geologic/Seismic
Reports” (CDMG Notes #37) for all proposed development.”

Zoning Regulations Section 6296.1 Area of Geological Hazard specifically references the
Geotechnical Hazards Map for the Seal Cove Study Area prepared by William Cotton and
Associates dated August 5, 1980 (hereafter referred to as the Cotton Report).

Zoning Regulations Section 6296.2 Description of Hazardous Zones in Seal Cove Area
describes the hazards associated with Zones 1, 2, and 3 of the Seal Cove Area, as mapped and
described in the Cotton Report. The subject property is located in Zone 3, and it is stated (in
relevant part): “Zone 3... The major geologic hazard in the zone is the possibility of surface
faulting along the main traces and subsidiary cross faults of the Seal Cove Fault system. These
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faults are considered to be active and capable of producing strong surface rupture and ground
failure with associated strong ground shaking, "

Zoning Regulations Section 6296.3 Geotechnical Investigations and Development
Requirements states: “The regulations in Table 1 shall be applicable in Zones 1,2, and 3 as
defined in the Geotechnical Hazards Map described in Section 6296.17.

Table 1 Requirement of Geotechnical Investigation specifies for Zone 3: “Prior to any
development, there shall be an engineering geologic investigation by a certified engineering
geologist and a soil and foundation engineering investigation by a registered civil engineer, or a
combined equivalent of the above, unless evidence is available to show that such investigations
are not required. Engineering geologic investigation shall address the seismic hazards related to
the master and branching traces of the Seal Cove fault. Particular emphasis of the engineering
geologic investigations shall be placed on the evaluation of surface faulting. Investigative
techniques within the area will require the use of subsurface trenching and possible geophysical
traverses unless clear evidence is established to show that no active fault crosses the parcel in
question.” (emphasis added).

Coastal Access: The County's approval of the proposed three-story, 28 foot high single
family residence is inconsistent with LCP Policies regarding Coastal Access and the
California Coastal Trail as well as Coastal Act Section 30210, which requires maximum
public access and recreational access and Section 30212 which requires public access from
the nearest public roadway to the shoreline and along the coast to be provided in new
development projects.

The proposed building site is directly across Cypress Avenue from the Fitzgerald Marine
Reserve. This block of Cypress Avenue (between Airport Street and Park Way) is
extensively used by walkers, cyclists, and equestrians. The California Coastal Trail, which
follows the “Dardanelle Trail” alignment within the Fitzgerald Marine Reserve (FMR) exits
from the FMR across from the subject property, and continues south west along Cypress
Avenue. Visitors to the FMR use Cypress Avenue, a 14-foot wide paved street, and the dirt
shoulder adjacent to and including a portion of the subject property, for parking. The
opposite side of Cypress Avenue has mature Monterey Cypress trees lining the edge of the
street, the extensive roots of which prevent parking along the shoulder there. The
proposed residence and garage would be just eight feet from the edge of the pavement (the
paved area of the street encroaches approximately two feet onto the subject property). The
project’s Landscape Plan calls for planting shrubs along this property line. As a result, the
existing public access/parking on both sides of Cypress will be rendered impossible. One
only has to look to the next block of Cypress (to the west) to see “No Parking” signs that
were placed (without benefit of a Coastal Development Permit) on the FMR side of the
street, There is already insufficient parking in both this area and the California Avenue
area for public access to the Fitzgerald Marine Reserve. Aliowing the residence and garage
so close to the street will exacerbate this problem.

LCP Policy 10,38 California Coastal Trail requires in section {5) (&) that the CCT should be
designed to avoid being located on roads with motorized traffic, where feasible, except for
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those specific strands of the trail system that are specificaily designed to service commuter
needs and safely provide for the shortest distance between destination points.... In
locations where it is not possible to avoid siting the trail along a roadway, the trail should
be located off of the pavement and within the public right-of-way, and separated from
traffic by a safe distance or by physical barriers...:

Table 10.1 Assessment of Access Trails and Shoreline Destinations indicates Cypress
Avenue as having “Medium” level of Requirements for Public Access.

Visual Resources; The proposed three-story 28-foot high residence is not in keeping with
the surrounding area, particularly the natural setting adjacent to the FMR. The 1,873 sq. ft.
three-story proposed house, as designed and located, has too much mass, buik, and height
to achieve proportionality with both the substandard 3,916 sq. ft. lot and with the scale of
buildings in the neighborhood. Due to its location less than 10 feet from the edge of the
paved surface of Cypress Avenue, the three-story house would visually intrude into the
views from Fitzgerald Marine Reserve, along Cypress Avenue and from the California
Coastal Trail - all of which are areas of high scenic and recreational value. The mass, bulk,
and height of the house does not comply with LCP Policy 8.13 Special Design Guidelines for
Coastal Communities, subsection (4) which states: “Design structures that are in scale with
the character of their setting and blend rather than dominate or distract from the overall
view of the urbanscape.” The Design Review standards for the Midcoast require that on
relatively level lots, new development should avoid designs that incorporate more than two
useable floors, excluding basements, within the maximum height limit, since this
contributes to a massive or boxy appearance and makes it more difficult to be in scale with
surrounding one and two story homes,

Inadequate Evidence for Use Permit Findings: Due to the proposed project’s seriously
substandard parcel size (3,916 sq. ft. where 5,.000 sq. ft. is the minimum required), a Non-
Conforming Use Permit is required. Use Permit Findings b requires that “all opportunities
to acquire additional contiguous land in order to achieve conformity with the zoning
regulations currently in effect have been investigated and proven to be infeasible.” The
applicant provided a letter to County Planning that was purportedly sent to each adjacent
property owner offering to purchase their lot. The applicant further stated there was no
reply (per Attachment H of April 27, 2016 Staff Report]. However, there is no proof of
receipt of this letter by adjacent owner(s), the letter of offer gave a short deadline and
“assumed” that if there was no reply, the neighboring owner was not interested. Thisis
insufficient evidence that (a) the letter offering to purchase was actually received by the
intended recipient, and that (b} no reply was sent, as either of which could have been sent
but misaddressed or mis-delivered. The applicant should have sent the request by
registered mail, return receipt requested, with a return form that indicated “yes” or “no” to
the offer, so there would be both proof of delivery of the initial inquiry letter and a
definitive documented response. Having not followed this procedure, there is insufficient
evidence for the conclusion by the County that all opportunities to acquire adjacent
properties have proven to be infeasible.
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Proposed Project Site w/Story Poles

Residenceso the Southea:

Residenceéo Northeasbf ProjectSite

Cypress Avenue Looking toward Southwest from Area
Northeast of Project Site. Bollards at FMR Access Point
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GEOLOGIC HAZARDS POLICIES

Land Use Plan

9.1 Definition of Hazard Areas

Define hazardous areas as fault zones and land subject to dangers from
liquefaction and other severe seismic impacts, unstable slopes, landslides, coastal
cliff instability, flooding, tsunamis, fire, and steep slopes (over 30%).

9.2 Designation of Hazard Areas

Designate hazardous areas in the Coastal Zone as those delineated on the
Geotechnical Hazards Synthesis Map, the Floodway Boundary and Floodway Maps
and Flood Insurance Rate Maps adopted under Chapter 35.5 of the San Mateo County
Zoning Regulations, and the Natural Hazards Map in the Natural Hazards Chapter of
the General Plan.

9.3 Requlation of Geologic Hazard Areas

Apply the following regulations of the Resource Management (RM) Zoning
Ordinance to designated geologic hazard areas:

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.

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.

Implementation Plan

SECTION 6296. GEOLOGIC HAZARD (*GH”) DISTRICT -1 (SEAL COVE AREA).

SECTION 6296.1. AREA OF GEOLOGIC HAZARD. Reference is hereby made to the

Geotechnical Hazards Map for the Seal Cove Study Area prepared by William Cotton and Exhibit 8
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Associates dated August 5, 1980, which is on file with the County Geologist and in the Planning
Division, Department of Environmental Management, San Mateo County. Reference is further
made to the three geotechnical hazard zones designated on the map; Zone 1, Zone 2 and Zone 3
which delineate areas ranging from most hazardous to least hazardous.

SECTION 6296.2. DESCRIPTION OF HAZARDOUS ZONES IN SEAL COVE AREA.

C.  Zone 3. The most stable part of the Seal Cove area; risk to development in this area is
considered to be low to moderate. The major geologic hazard in this zone is the possibility of
surface faulting along the main traces and subsidiary cross faults of the Seal Cove Fault system.
These faults are considered to be active and capable of producing strong surface rupture and
ground failure with associated strong ground shaking. The feasibility of reducing the risks to
acceptable levels in this zone is considered generally high.

SECTION 6296.3. GEOTECHNICAL INVESTIGATIONS AND DEVELOPMENT
REQUIREMENTS. The regulations of Table 1 shall be applicable in Zones 1, 2 and 3
as defined in the Geotechnical Hazards Map described in Section 6296.1.

Exhibit 8
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TABLE 1

investigation by a certified engineering geologist and a soil and foundation
engineering investigation by a registered civil engineer, or a combined
equivalent of the above, unless evidence is available to show that such
investigations are not required.

Engineering geologic investigation shall address the seismic hazards related
to the master and branching traces of the Seal Cove fault. Particular
emphasis of the engineering geologic investigations shall be placed on the
evaluation of possible surface faulting. Investigative techniques within this
area will require the use of subsurface trenching and possible geophysical
traverses unless clear evidence is established to show that no active fault
crosses the parcel in question.

The soil and foundation engineering investigation shall address, but not
necessarily be confined to, the following items: site preparation and
grading, surface and subsurface, drainage, and design parameters for all

nronncad doavualanmant

ZONE REQUIREMENT OF GEOTECHNICAL INVESTIGATION DEVELOPMENT REQUIREMENTS

1 and 2 | Prior to any development, there shall be an engineering geologic No development shall be allowed in Zone
investigation by a certified engineering geologist and a soil and foundation | 1 or 2 until the required geotechnical
engineering investigation by a registered civil engineer, or a combined investigations have clearly demonstrated
equivalent of the above. reasonable stability, in accordance with

current professional standards of land
Both investigations shall provide a detailed evaluation of the potential structure.
landslide hazards in this zone. In most cases, landslide studies will require
extensive subsurface work in order to provide the necessary technical data
to conduct a detailed slope stability analysis. The geotechnical analysis
shall provide acceptable factors of safety to clearly demonstrate stability
before construction is allowed in this zone.
3 Prior to any development, there shall be an engineering geologic Development shall be allowed in Zone 3 if

suitable mitigation measures including, but
not limited to, siting of homes away from
active faults, structural and founda- tion
design and adequate surface drai- nage
plans are applied as recommended by any
required geotechnical investiga- tion.

Chapter 19.5 (GH District)
(9/20/12)
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SECTION 6326.3. SEISMIC FAULT/FRACTURE AREA CRITERIA. The following
criteria shall apply within all areas designated on the Fault and Associated Fracture
Zones Areas Map:

(@  The following uses shall be prohibited within this area: structures designed or
intended for relatively dense human occupancy, including but not limited to
multiple residential uses, schools and hospitals; critical public services and
high- risk facilities, including but not limited to fire and police stations,
emergency relief storage facilities, water storage tanks, dams and power plants.

(b)  This area may contain areas suitable for low-density residential uses, such
as occasional single-family detached residential dwellings. However, such
developments shall not be permitted unless the applicant demonstrates,
through detailed geologic site investigations and adequate engineering
design, that proposed sites are suitable for the uses proposed, and that
direct damage to such uses or indirect threat to public health and safety
would be unlikely in the event of a major seismic event. No structure for
human occupancy shall be permitted to be placed across the trace of an
active fault. The area within fifty (50) feet of any trace of an active fault
shall be assumed to be underlain by active branches of that fault unless and
until proven otherwise by an appropriate geologic investigation and
submission of a report by a geologist registered in the State of California.

(c) Public and private transmission facilities, including but not limited to electric
transmission lines, water supply systems, sewer collection and transmission
systems, gas mains and oil transmission lines, shall not be permitted within or
across this district unless: reasonable alternative routes are not available and
the facility is determined to be of overriding public need and benefit. In the event
that such facilities are to be permitted, their design shall include provision for
valves, switches, and other equipment appropriate to ensure minimal adverse
impact on adjacent and surrounding areas and to facilitate restoration of service
in the event of a major fault displacement.

COASTAL ACT PUBLIC ACCESS, RECREATION POLICIES AND LCP CALIFORNIA
COASTAL TRAIL AND ACCESS POLICIES

Coastal Act
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.

(Amended by Ch. 1075, Stats. 1978.)

Exhibit 8
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Section 30212 New development projects

(a) 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:
(1) 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.

(c) 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.

(Amended by: Ch. 1075, Stats. 1978; Ch. 919, Stats. 1979; Ch. 744, Stats. 1983.)

Land Use Plan

REQUIREMENT FOR THE PROVISION OF SHORELINE ACCESS

10.1  Permit Conditions for Shoreline Access

Exhibit 8
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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.

10.12 Residential Areas

Locate shoreline access within existing or new residential areas in the least disruptive manner.
Specifically,

a. Provide vertical access (trails) at the ends of streets perpendicular to the shoreline.

b. If there are few or no such right angle streets, provide vertical access (trails) between
houses at 1/4-mile intervals, where consistent with the public safety policies in this component
and the policies of the Sensitive Habitats Component. Require more frequent trails if there are
several non-continuous shoreline destinations.

c. Give priority to improving existing access trails.

10.29 Protection of Trails from Closing and/or Encroachment

a. Prohibit adjacent property owners from closing and/or encroachment on established trails
except to protect public safety and sensitive habitats as specified in Policy 10.10.

b. Require setbacks for development adjacent to existing or proposed shore- line access to
prevent encroachment. Do not permit new structures to encroach farther than the most
extended adjacent structure.

10.38 California Coastal Trail (CCT)

(5) CCT Siting and Design Standards:

(e) The CCT should be designed to avoid being located on roads
with motorized vehicle traffic where feasible, except for those specific strands of
the trail system that are specifically designed to service commuter needs and
safely provide for the shortest distance between destination points. Providing
such a commuter-purpose strand of the CCT does not replace the remaining need
to provide a recreational strand of the CCT as close to the shoreline as possible.
In locations where it is not possible to avoid siting the trail along a roadway, the
trail should be located off of the pavement and within the public right-of-way, and
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separated from traffic by a safe distance or by physical barriers that do not
obstruct, or detract from the visual scenic character of their surroundings. In
locations where the trail must cross a roadway, safe under- or over-crossings or
other alternative at-grade crossings should be considered in connection with
appropriate directional and traffic warning signage

APPENDIX 10.A

DEFINITIONS FOR SHORELINE ACCESS ASSESSMENT CRITERIA USED IN
TABLE 10.1 TRAILS

Improvements Required for Public Access - Level of improvement required to provide safe
public access and protect natural resources and adjacent uses.

High: Establishing trails in hazardous or environmentally sensitive areas and staircases in
very steep or fragile areas.

Medium: Moderate improvements - improved surfacing, establishing trails in level areas and
simple staircases.

VISUAL RESOURCE POLICIES

Land Use Plan

8.12 General Requlations

a.  Apply the Design Review (DR) Zoning District to urban areas of the Coastal Zone

Exhibit 8
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(1) For one- and two-family developments in the Midcoast, apply the design
standards contained in Section 6565.20.

(2) For all other development, apply the design standards contained in Section
6565.17 and the design criteria set forth in the Community Design Manual.

8.13 Special Design Guidelines for Coastal Communities

a. Montara-Moss Beach-El Granada-Miramar

(1) Design structures that fit the topography of the site and do not require extensive
cutting, grading, or filling for construction.

(2) Employ the use of natural materials and colors that blend with the vegetative
cover of the site.

(3) Use pitched roofs that are surfaced with non-reflective materials except for the
employment of solar energy devices. The limited use of flat roofs may be allowed
if necessary to reduce view impacts or to accommodate varying architectural
styles that are compatible with the character of the surrounding area.

(4) Design structures that are in scale with the character of their setting and blend
rather than dominate or distract from the overall view of the urbanscape.

(5) To the extent feasible, design development to minimize the blocking of views to or
along the ocean shoreline from Highway 1 and other public viewpoints between
Highway 1 and the sea. Public viewpoints include coastal roads, roadside rests
and vista points, recreation areas, trails, coastal accessways, and beaches. This
provision shall not apply in areas west of Denniston Creek zoned either Coastside
Commercial Recreation or Waterfront.

(6) In areas east of Denniston Creek zoned Coastside Commercial Recreation, the
height of development may not exceed 28 feet from the natural or finished grade,
whichever is lower.

8.32 Requlation of Scenic Corridors in Urban Areas

a. Apply the regulations of the Design Review (DR) Zoning Ordinance.

b.  Apply the design criteria of the Community Design Manual.
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c. Apply specific design guidelines for Montara, Moss Beach, ElI Granada, Princeton-
by-the-Sea, Miramar, San Gregorio, and Pescadero as set forth in Urban Design
Policies of the LCP.

Implementation Plan

SECTION 6565.20(D). ELEMENTS OF DESIGN. One of the greatest challenges of
residential construction in the Midcoast is the building of a contemporary home that is
compatible with surrounding, older homes of varying styles built during previous eras when the
construction of smaller homes, and sometimes homes of lower quality, was more typical. The
architectural elements of a house can affect its apparent mass, architectural character, and the
visual quality of the neighborhood. Every effort should be made, by following these guidelines,
to place new structures so that they blend with those existing nearby and to achieve a higher
quality of design and construction. Elements of design explored further in this section

include: (1) building mass, shape, and scale; (2) architectural styles and facades; (3) roof
design; and (4) exterior materials and colors.

b. Neighborhood Scale

Discussion: ““Scale” refers to a relative level or degree, or a proportion or relationship
between two things. Neighborhood scale refers to the appearance of a home in relation to other
homes in the neighborhood; is it properly related in size, height or other characteristics (shape,
level of detail or articulation, etc.) to other homes in the neighborhood? Or is it out of
proportion to other homes? As mentioned previously, whether or not a house appears
proportional to adjacent homes is determined by the size and height of the house and whether or
not the building shapes and facades are simple or broken into more varied forms. For example,
large homes generally look less massive if they have more varied, rather than simple building
forms. As such, even homes of different sizes can be in scale with one another if they share other
architectural characteristics including building shape, simplicity or complexity of building form,
and architectural styles and details. Where adjacent homes are not built to conform to these
design standards (e.g., they have little articulation and appear out of proportion, boxy or
massive), project designers are encouraged to avoid repeating such mistakes in an effort to be in
scale with the neighborhood.

Standards:

(2) On relatively level lots, avoid designs that incorporate more than two useable floors,
excluding basements, within the maximum height limit, since this contributes to a massive
or boxy appearance for the home and makes it more difficult to be in scale with
surrounding one and two story homes. Multiple stories are allowed on sloping lots where
it is necessary to ensure that the home steps up or down with the slope.

Exhibit 8
A-2-SM C-16-0066
Page 9 of 11



NON-CONFORMING USE PERMIT
Implementation Plan

SECTION 6133. NON-CONFORMING PARCELS.

3. Development of Non-Conforming Parcels

b. Development Requiring a Use Permit

Notwithstanding the provisions of this subsection b, no use permit may be granted to exceed
maximum floor area, height, and parcel coverage for parcels located in the Midcoast.

(1) Unimproved Non-Conforming Parcel

(a) Development of an unimproved non-conforming parcel shall require the
issuance of a use permit when any of the following circumstances ((a), (b), (c),
or (d)) exist:

Required Minimum
Parcel Size

Actual Non-Conforming
Parcel Size

50 ft. (width)

(@) 5,000 sq. ft. (area) (b)

<3,500 sq. ft. (area)
<35 ft. (width)

(c) >5,000 sq. ft. (area)
(d)  >50 ft. (width)

<5,000 sq. ft. (area)
<50 ft. (width)

3) Use Permit Findings. As required by Section 6503, a use permit for
development of a non-conforming parcel may only be issued upon making the
following findings:

(a) The proposed development is proportioned to the size of the parcel on
which it is being built,

(b) All opportunities to acquire additional contiguous land in order to achieve
conformity with the zoning regulations currently in effect have been
investigated and proven to be infeasible,

(c) The proposed development is as nearly in conformance with the zoning
regulations currently in effect as is reasonably possible,
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(d) The establishment, maintenance, and/or conducting of the proposed use will
not, under the circumstances of the particular case, result in a significant
adverse impact to coastal resources, or be detrimental to the public welfare
or injurious to property or improvements in the said neighborhood, and

(e) Use permit approval does not constitute a granting of special privileges.
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‘@ Sigma Prime Geosclences, Inc.
Nt? Tifective Bohutforrs :
June 3, 2015

Steve Kalpakoff
440 Davis Court #2017
San Frangisco, CA- 94111

Re:  Geotechnical Report for Propesed Construction at Cyprass Avenue, Moss
Beach, APN 037-226-010. -
SPG Job No. 15-128

Dear Mr. Kalpakaff.

As per your request, we have petformed a geotechnical stidy for the propesed
congtructiori at Cypress Avenue ih Moss Beach, California. The accompanying
report summarizes the results of our field study and engineering analyses, and
presents geotechnical recammendations:for the:planned improvements. '

Thank you for the opportunity to werk with you on this project. If you have any
guestions concerning our tudy, please-call.

Yours,

Sigma Prime Geosciences, Iné.

T

£ A

. Kigsick, P.E., CEG

‘332 Princeton "Av'enug. Haif Maon Bay, CA ©4018-(650) 728-8590 fax 728-3593 Exhibit 9
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1. INTRODUCTION

We are pleassed to present this -geotechnical study report for the proposed
construgtion located at ‘Cypress Avenue in Moss Beach, California, at the
location shown in the vieinity map In Figure 1. The purpose of this investigation
was to evaluate the subsurface conditions at the site, and to provide
geotechnical design recomrnetidations for the proposad construction.

1.1 PROJECT DESCRIPTION

‘We understand that you plan to construct a two-story house. Structural loads
are expected to be relatively light as is:typical for this type of construction.

1.2 SCOPE OF WORK

In order ta comiplete this project we have performied the following tasks:

« Reviewed published information on the geologic and seismic conditions . in the
site viginity;

+ Subsurface study consisfing of a fault french across the property

+ Engineering analysis and svaluation of the subsurface data to develop
geotechnical design criteria; and

» Preparation of this report presenting our recommendations for the proposed
improvements, '

Kalpakoff 1 ' ~ Exhibit 9
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2.  FINDINGS

‘Thé site reconriaissance and faulf tranch investigation were performed in March
22, 2015, The fault trench was 92 feet long aind -
is shown In Figure 2, with a trench Jog-and’ explanation in Figure 3.

At the time of our stUdy. the lot was undeveloped. The lotis very ftert and
cavered with brugh and orass.

Bused on Brabb &t al. (1998), the site vicinity I8 primarlly underlain by

Plsistocens-age: coarse-grained older alluvial fan and stream. deposits. These

deposits are described ag poorly consolidated gravel; sand, and silf.

24  SITE SUBSURFACE CONDITIONS

Based on the fault trench, with its log shown i Figurg 3, the subsurface
conditions ‘consist of 1.5 10 2 feet of soft 10 medium stiff clay tapsoil, overlying
about 4 to 6 fest of very stiff sandy ¢lay. There is: & petvasive layer of calliche-
figh sail with cobbles at the contact between the Upper twa units. The topsoil has
low: plasticity, based on inspaction .of hand samples and field svidencs, such as
a lack of tension ctacks in dry soil. Below thie. sandy clay, the soil bacomes
~ sandier, with about 2 to 3 feet of silty sand with Qeeaslonal sobbles.

As the trench log and sita-map show, a fault trace was identified In the trench.

Soil thickness vary across the trace. The soil siratigraphy, as well ag the fault

frace, are shown in Figures 4 and 5.

Groundwater was encountered at the very bottom of the trench, The depth to
groundwater was about 9 feet. Groundwater lavels are not expected to have an
Impacton the gonstrustion,

2.6 FAULTS AND SEISMICITY

The ‘site is In:an area of high selsmicity, with active faults associated with the
San Andreas fault system. The olosest aotive fault fo the site is the San

" Kalpakoff .2

out-9 feet deap. It's location
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Gregoria-Seal Cove fault, located about 225 feet to the southwest, as measured
from the house site, as shown in Figure 8, The location-of the fault is well known
inthe area, as discussad in Section 3.2,1 belaw

Other faults most likely to produce: significant saismic ground motionhs. include the
San Andreas, Hayward Rodgers Cresk, and Calaveras faults. Sslected
historical earthquakes in the area with an estimated magnitude greater than 6-
1/4, are pmsented in Table 1 below.

»  TABLE1
HISTORICAL EARTHQUAKES
Date Magnitude  Eault Locale
June 10, 1836 8.5 San Andreas  San Juan Bautista
June 1838 702 San Andreis  Peninsula
October.8, 1865 8.3 San Andieae  Santa Cruz Mountains
October 21, 1868 702 Hayward Berkelay Hills, San Leandro
April 18, 1608 7.6° San Andreas  Golden Gate
July 1, 1617 6.6* Calaveras Diablo Range, East of San Jose
Ogtobor 17, 1980 744 ‘BanAndreas  Lomg Prieta, Santa Cruz Mountsing

h Borchardt & Toppozada {1996)
(& Toppozaca etal (1981)

] Patersen (1996)

4y “Toppozader (1984)

5 UBGS(1988).

27 2013 CBC EARTHQUAKE DESIGN PARAM

Based on the 20713 California Building Code (CBC) and our site evaluation, we
recomimehd using Site Class Definition D (Stiff soil) for the site. The other
pertinent CBC gelgmic parameters afe given in Table 2 below.

Table 2
e _CBCSEISWICDESIGNPARAMETERS
S 1 S8 Fa | Fy | Sws | Sw. . _,n.St;;s_,., . Spy
2275 | 0962 | 10 | 1.5 | 2275 | 1443 | 1517 | 0.963

Bacause the 3 valua Js greater than 0.75, Seismic Design Category E is
recommended, per CBC Section 1613.5.6, The values in the table above were
obtained from a USGS software program which provides the valués based on
the latitude and longitude of the site, and the Site Class Definition. The:latitude
and longltude were 37.5207 and ~122,5127, respectively, and were accurately

obtained from Google Earth™. These same values can be obtained dlrecﬂy
fram maps In the CBC, hoWavar the scale of the map makes It impractical to
achleve satisfactory acouracy. The map: In the CBC was derived-from the same
work that led to the USGS software. The remaihing parameters were also
obtainsed by the same USGES progrant.
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3. CONGLUSIONS AND RECOMMENDATIONS

it-is our epinion that, from a geotechnical viewpoint; the site is suitable for the
proposed ‘construction, provided the recommendations presented in this report
are followed during design and construction. Detalled recommendations are
presented in-the following sections-of this report.

Because subsurface conditions may vary from those.enceuntered at the location
of our french, and to observe that our recommeridations are propery
{mglemented, we-recommeni that we be retained to 1) Review the project plans
for conformance ‘with our report recommandations and 2). Observe and test the
garthwork and foundation installation phases of congtruction. '

3.2 GEOLOGIC HAZARDS

We roviewed the potential for gaclogic hazards to Impact the site, considering
the geologic setting, and the soils encountered during our investigation, The
results of our review gre présented below:

Eault- Rupture ~ The likelihood of major fault offsets across the
property are low, as the main trace of the fault has.been identified 225
faat southwest of the property. An earthquake may tesult in over 10
feet of lateral offset-on the main trace. However, a secondary fault
trace ‘was found on the property, with about 1 foot of vertical offset.
The proposed house will be Jovated with this in mind, See further
discussion below in Section 32,1,

Ground _Shaking - The site is located in an dctive seismic aree.
Voderate to large earthquakes are probable along several active faults
in the greater Bay Area over a 30 to 50 year design fife. Strong ground
shakifg should therefore be expected several times during the design
life of the structure, as is typical for sites throughout the Bay Area.
The improvemerits should be designed and construstad i accordance
with currerit earthquake resistance standards,

Differential Compaction ~ Differential compaction oceurs during
moderate and large eafthquakes when soft or loose, matural of fill sofls
are densified and settle, often unevenly across a site. Due 1o the stiff
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and dense nature of the underlying soifs, the likelihood -of sngmficant
damageto the structure from differential compaction is very low.

qusfacti
lose strehgth and flow like & liguid diring earthquake shaking, Ground
seftlernent-often accompanies liguefaction. Soils most susceptible to
liquefaction are saturated, loose, silty sands, and uniformly graded
sands. Loose silty sands were not encountered at the site. Therefors,
in our opinion, the likelihood of liquefaction oceurring at the site is very
low.

3.2.1 Fault Study

The site location, shown in Figures 1 and 6, is in.a known seismic hazard area.
The Seal Cove portion of the San Gregorio fault crosses the area, howsver the
location of the maiin trace of the fault has been if question over the years. I
order to datarming the besi estimate regarding the location of the fault, we

performed a desk study for _anothar project (Slgma Prime, 2014). We found that_

- Liquefaction oceurs when loose, saturated sandy sails.

o about 225 feet to the southwest, as shown

the main trace of the fault is locs

in Figure 6.

The San Gregorio fault is an active dextral strike slip fault, dextral meaning that
the sides of the fault moves. laterally to the right, relative to each other. The
Simpson study found the following: The most recent event on the fault occurred

betweeh the years 1400 and 1775. Before that, thers was an event that
ocouried betweon the years 820 and 1400. Thé esilier event & estimated to

have resulted in-about 10-feet of horizortal offset. The most recent event may
have resulted in up to 15 feet of horizontal offset. These deflections are

consistent with an earthquake of magnitudes in the 7'to 7-1/4 range, Up to 150

kilometers total lateral offset is estimated for the fault.

We excavated a 95-foot long by 9-foot deep trerich across the subjsct property,
at the location shown in Figurs 2. A'log of the trenich is shown in Figure 3. We
found a prominent fault trace at Station 26, ag shown in Figure 3.

The trerich revealed a soil column entirely Within thé marine tefrace deposit:
There was ‘a well-developed soil column, with & distingt dark brown A-horizon
and a distinct orange-brown B-horizon (Units: 1 and 3 in the trench log). Zone 2

is a layer of caliche-stained soil, with hard cobbles, about 6 inches thick,

between units 1 and 3. Below the B-horizon (unit 3), the soil is generally sandy

-and gravelly, sonsistent with the marine terrace deposits. There are numerous.
thin, narrow vartical fissures throughout the trengh. These do not extend to the
full depth of the trench and are. likely narrow lurch cracks that fosm during local

earthquakes, They are not indicative of fault fraces.
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The fault trace at Station 26 la characterized by up to a foot of verfical offset.
The offset continues to the bottam of the trench, This is a secondary feature
whish was formed: durm_q a larga seismic event centerad on the nearby main
trace of the San Gregorio » falllt,  Thig-feature does not represent the
maln frace of the fault, which hz to 150 kilometers.of offset: The feature-on
the site has ng more than 1 foot of offset. -Similarfeatures have been roted on

other propetties in the neighborhood, Figure 6 shows several fault studies that

have been performed on the ares; The references from these studies are listed
at the end of this report. As Figure 8 stiows, there are several secondary
faatures fn tha area. They do not continue agross the: entlre grea, byt instead
are: discontinuoue,

fn the study area, the Seal Cove faulf makes & westward bend, rathar than
eontinuing ag & straight line; The ﬁtt‘-aight & projection would place ithe fault
where the Alquist-Pricto trace is shown in Figure. 6, Because of this bend it the
fault, ground rupture patterns to sither side of the fault become. complicated.
Areas of tension or compression oecur, creating, fissures and lings. of vertical

-offset as well as en achelon _-eidmg- and fracturing, -Such features are very

continuous for vary Ior:g cliatances “The bend in the fault probably results in a
wider than niaimal zone of secondary ground: failute. These ground fallures are
shallow featuras-in the upper soils that de not connact directly to. the fault
rupture

Based on. our studlas, there Is a secondary trace of the. Seal Cove fault on the
property. “The main trace ig located 228 feet to the southwest. The proposad
_hpgse is-belng placed with the fault trace in mind, with 10-foot oifsets, as-shown
in Figure 2,

All deleterious mateiials, inghiding topsoll, roots, vegelation, designated utility |
lines, ete., should be cleared from the bLllldil‘Ig dreg, The actlal strioping depth
required wull depend on site usage prior fo construction, and should be

established by the Contractor during construction, Topsoﬂ may be stockptlec;{
separately for liter use in landscaping areas,

Scarified surfacs solls that will support foundations should be moisture
gonditioned to 3-8 percent above the opfimum-mojsture content and compacted
to at least 95 percent of the maximum dry density, as determined by ASTM

D1557<78. All trench backifill should also be molsture conditionied to 3-8 pergent

Kelpakoff 8
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above the optimum moisture cortent arid compacted to at least 90 percent of the
maximum dry density. The Upper 3 feet of trench backfill below foundations or
paved areas should be compacted to 85 percent of the mraximure dry density.

3.3.3 Surface Drainage

The finigh grades should be designed fo drain surface water away from
foundations and slab &reas, to- suitable discharge points. Slopes of at least 2
percent within 10 feet of the strictures are recommended, as per the CBC.
Ponding of water-should not be-allowed adjacent to the structure.

34  FQUNDATIONS

We recommend & mat slab foundation. The mat slab shouid be at least 5inches
thick and undarlain by at least 12-inches of non-gxpansive granular fill. Where
floor wetness would be detrimental, a veipor batrier, such as Stego wiap or
equivalent should be used. The slabs.should be structurally tied to the paerimeter
footings, eithel as @ continlious pour or separate pours. with dowels connecting
thetwo, or an equivalsnt method.

The perimeter of the slab should be thickened with footings at least 18 inches:
wide and extending. at least 8 inches: below the cut for the interior slabs. Load
bearing interior walls should also be founded on thicker slab sections of the
same dimensions, The excavation for the footings may slope up to the interior
slabs at a slope of 1:1. An allowable bearing capacity of 2500 psf may be uséd

in design.,
34,1 Lateral Loads

Resistance 1o lateral loads may be provided by passive préssure acting against
the sides of the footings, below a depth of 1 foot. We recommend that an

equivalent fluid pressure of 350 pof be used in design. A skin friction. value of

0.3 may he used.
3--.4._2 Garage Slab-on-Gragds

The garage slab-on-grade should be constructed as a free-standing slab,
structurally isolated from surrounding grade beams or footings. We recommend
that the slab-on-grade be underlain by at least & inches of non-expansive fill.
The fill should consist of %4~ to %4-inch clean crushed rock. Where floorwethess
would be detrimenital, a vapor bartier, such ags Stego wrap or equivalent should
be used.
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'35 CONSTRUCTION QBSERVATIQN AND TESTING:

The earthwork and foundation phases of construction should be-observed and

tested by us. fo 1) Establish that subsurface’ conditions are compatible with those

used in the analysis and design; 2) Observa compliance with the design
concepts, speciﬁcatm:s and recammenda_t!e s:'-:an'd_ 1.3)—-13&1|aw designr changes in

natue and e)cfen't' of variation across the: site "mayynot hecoire avident untl
constructiori. If varigtions: are then exposed, It will be: necessary to reavaluate
our recommendations.
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4, LIMITATIONS

This report has been prepared for the exclusive use of the property owner for
specific application in developing geotechnical design criteria for the currently
planned construction at Cypress Avenue in Moss Beach, California (APN 037-
225-010). We make no warranty, expressed or implied, except that our services
ware performed in accordance with geotechnical engingering principles generally
accepted at this time and location. The report was preparsd to provide
engineering opinions and recommendations only. In the event that there are any
changes in the nature, design or location of the project, or if any future
improvements are planned, the conclusions and recommendations contained in
this report should not be considered valid unless 1) The project changes are
reviewed by us, and 2) The conclusions and recommendations presented in this
report are modified or varified in writing.

The analyses, conclusions and recommendations contained in this report are
based on site conditions as they existed at the time of our study; the currently
planned improvements; review of pravious reports relevant to the site conditions;
and laboratory results. In addition, it should be recognized that certain limitations
are inherent in the evaluation of subsurface conditions,” and that certain
conditions may not be detected during a study of this type. Changes in the
information or data gained from any of these sources could result in changes in
our conclusions or recommendations, If such changes do occur, we shouid be
advised so that we can review our report in light of those changes.
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General View of
Trench, looking west.
Note groundwater in
bottom few inches of
trench.

Typicai appearance of soil
column, including vertical
fissures.
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") ATTACHMENT F

227 Sigma Prime Geosciences, Inc.

Aprit 26, 2016
P ‘@@

Steve Kalpakoff y O@fﬁ‘)
440 Davis Court #2017 Uy 0. &y
San Francisco, CA 94111 004@ S < ‘f?ﬁj
¢, é
Subject: Response to Committee for Green Foothills Letter: Cypress%dg;‘,’;i
Avenue, Moss Beach. APN 037-225-010 Sy,

Dear Mr. Kalpakoff:

This letter Is in response to a letter we received by Lennie Roberts of the
Committee for Green Foothills, dated April 25, 2016. Only the comment on
Question Ba pertains to our work.

The comment states that our fault study was inadequate because we only used
one fault trench, and that two trenches are required to verify the trend of the
mapped fault trace. The comment also says that only one data point can be
obtained from a fault trench. However, the trench was 3 feet wide, so there were
two piercing points between the fault trace and the trench wall. Based on the two
piercing points, we mapped the fault trace as shown on Figure 2 in our soils
report. To verify the location of the fault trace, we extrapolated the location of the
fault trace to where it would meet the edge of pavement on Cypress Avenue, and
marked the location with spray paint. We then had the backhoe operator pothole
at the suspected fault trace location and it was found at the correct location.

The fault trace location was determined using a 300-foot tape measure and
measuring from property corner pipes. We measured fault trace location both in
the trench, and in the pothole. Therefore, the fault trace is accurately located
across the entire property.

If there are any questions regarding the contents of this letter, please do not
hesitate to call me at (650) 728-3590.

Yours,
Sigma Prime Geosciences, Inc.

Charles™. Kissick, P.E., C.E.G.

332 Princston Avenue, Haif Moon Bay, CA 94019 tel: (860) 728-3590 fax: 728-3633 .
incston Avenue, Haif Moon Bay g {850) ax: 728 Exhibit 9
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STATE OF CALIFORNIA —NATURAL RESOURCES AGENCY EDMUND G. BROWN, JR., GOVERNOR

CALIFORNIA COASTAL COMMISSION

NORTH CENTRAL COAST DISTRICT OFFICE
45 FREMONT ST, SUITE 2000

SAN FRANCISCO, CA 94105-2219

VOICE (415) 904-5260

FAX (415) 904-5400

TDD (415) 597-5885

Memorandum August 9, 2016

To: Commissioners and Interested Parties

FROM: Dan Carl, North Central Coast District Deputy Director
North Central Coast District

Re: Additional Information for Commission Meeting
Thursday, August 11, 2016

Agenda Applicant Description Page
Item

Th2la  Marin Co. LCP

Amend. LCP-2-MAR-15-0029-1 Correspondence, Morgan Patton / Ashley Eagle-Gibbs 1-3
Correspondence, Amy Trainer, Scotty Tye & John Sharp 4-5
Email, Robert A. Johnston 6-8
Correspondence, Kathleen Hartzell 9-10
Email, Bridger Mitchell 11-12
Email, Toby Symington 13-14
Email, Cynthia Lloyd 15-16
Email, Lawrence Litvak 17
Correspondence, Conn Rusche 18-19
Email, Sharon Barnett 20
Correspondence, Kenneth Drexler 21
Correspondence, Jessica Reynolds-Taylor 22-23
Correspondence, Carolyn Longstreth 24-25
Email, Victoria Hanson 26-28
Email, Ann W. Baxter 29-31
Email, Daniel Dietrich 32-33
Email, W. Edward Nute 34-35
Email, Mary Barone 36
Email, Corey Barnes 37
Email, Dawn Ward-Doma 38

Note: 113 email comments substantially identical to this email comment were received. This email comment is provided as a
representative sample of the 113 email comments. All of the 113 email comments substantially identical to this email
comment are available for review at the Coastal Commission’s North Central Coast Office in San Francisco.

Correspondence, Bridger Mitchell 39-41

Th22a Coastside Fire Protection
District A-2-PAC-16-0058 Correspondence, Kevin J Lansing 42

Th22b Steve Kalpakoff A-2-SMC-16-0066 Correspondence, R. Rexford Upp 43-47
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P.0. Box 725, Campbell, CA 95009-0725 CALIFORNIA

408-590-5587 COASTAL COMMISSION
rex@RexpertWitness.com NORTH CENTRAL COAST

July 30, 2016
Project No. GE 316.1L1
Serial No. 337

Mt. Steve Kalpakoff

Director of Building & Construction
Archdiocese of San Francisco

1301 Post Street - Suite 102

San Francisco, CA 94109

SUBJECT: GEOLOGIC REVIEW OF
SIGMA PRIME GEOSCIENCES GEOTECHNICAL STUDY REPORT
KALPAKOFF PROPERTY
CYPRESS AVENUE
MOSS BEACH, CALIFORNIA

Dear Mr. Kalpakoff,
INTRODUCTION

As you requested, I have reviewed the report you provided entitled
“Geotechnical Study, Kalpakoff Property, Cypress Avenue, Moss Beach,
California, APN-037-010” prepared by Sigma Prime Geosciences, Inc. and dated
June 3, 2015. The report is signed by Mr. Charles M. Kissick, California Certified
Engineering Geologist No. 1587. The study was done and the report prepared for
the development of a single-family home on a vacant residential parcel.

The parcel lies near the coast in Moss Beach, California and this location is
within the jurisdiction of the California Coastal Commission. The local
Commission approved the proposed development, but that decision was appealed
on July 11, 2016 by Ms. Lennie Roberts of the Committee for Green Foothills, 1
also reviewed portions of California Coastal Commission Notification of Appeal,
dated July 12, 2016, that you provided me.

The purpose of my review was to evaluate the methods and procedures used
by Mr. Kissick in the engineering geologic study and preparation of the subject

Page 10of 5
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report and to offer my professional opinion on whether or not Mr. Kessick met the
standard of practice for such studies and reports. Please note that although I am a
licensed engineeting geologist and a licensed geotechnical engineer my review and
opinions are limited to the engineering geologic portions of the subject report.

THE ENGINEERING GEOLOGIC INVESTIGATION

Following the San Fernando earthquake of 1971, the State passed the
Alquist-Priolo (AP) Fault Zoning Act. The intent of the act was to avoid placing
new structures across traces of active faults. Geologic studies to identify locations
of active faults have been required by most jurisdictions since the mid-1970s.
Guidelines for petforming these studies have been published by both the California
Geological Survey - CGS (formerly called the California Division of Mines and
Geology - CDMG) and the State Mining and Geology Board - SMGRB. These
guidelines have been periodically reviewed and updated.

The most recent publication is CGS Note 49, Guidelines For Evaluating The
Hazard of Surface Fault Rupture, published in 2002. From 2008 to 2016, I served
on the CGS Technical Advisory Committee (TAC) for the AP Special Studies Act.
No changes have been approved to the guidelines since the publicatioil of CGS
Note 49 in 2002. ,

Based upon my review, and without reiterating the scope of the study, it is
my professional opinion that the engineering geologic study performed by Sigma
Prime Geosciences, clearly meets the guidelines for evaluating the location and -
hazard of active faults as established by the State of California and as published in
CGS Note 49, The study accurately located an active fault trace on the subject
parcel and established an appropriate building setback from it.

- THE APPEAL

The appeal was filed by Ms. Lennie Roberts, the Legislative Advocate for
the Committee for Green Foothills. Ms. Roberts is not a licensed geologist in the
state of California. In the “Reasons Supporting This Appeal,” Ms. Roberts wrote
several points to support her appeal. In my professional opinion, none of these
points is valid. I address them below:

1. She states “There is insufficient information to support the County s
approval . . .of the Seal Cove Fault trace as it crosses the property.”
Ms. Robetts is not qualified nor licensed to make this geologic
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conclusion, Furthermore, the Seal Cove fault does not cross the
property. What Sigma Prime located in the fault éxploration trench was
a discontinuous secondary trace. Several of these discontinuous
secondary traces have been identified in the area.
. She questions “. . .the exact angle of the [fault]. . .” It is unclear what
she means by the “exact angle” and to what degree of precision it must
be determined to evaluate the geologic hazard. Sigma Prime identified
and verified the geographic orientation of the trace,
. She complains that “. . . two data points ... less than 3 feet apart are 100
close together to accurately project the line of the fault trace . . .” This
assumption depends on the nature of the fault and how it appears in the
trench and is dependent on the skill and knowledge of the investigating
engineering geologist. Ms. Roberts is not a geologist-and she did not
observe the fault as it was exposed in the trench. She is not qualified
nor licensed to make this statement.
. .She further writes “ . ., a single pot hole . . . is not the proper way fo
~establish a second data point.” Again, Ms. Roberts displays her lack of
Lknowledge of engineering geologic investigations. A “pot hole” is
simply a short trench and is the standard method of verifying the
. projected orientation (angle) of the fault trace when the investigating
geologist knows where to look and dig the pot hole.
. She writes “Trenching, not pot holing, is the proper way to establish the
second data point.” Again, Ms. Roberts is not licensed nor qualified to
evaluate the “proper” engineering geologic investigative techniques,
There are multiple ways to evaluate the location of a fault trace, and the
method selected must be done by a qualified geologist, as they were in
this case.
. She notes that “LCP Hazards Component Policy 9.3 . . .Requires
geologic reports . . .consistent with . . . CDMG Notes #37 ...” CDMG
Note 37 was superseded long ago and no longer is valid. If the LCP
refers to this note, the LCP probably should be updated.
. She notes the subject site lies within Geotechnical Hazard Zone 3 of
the Geotechnical Hazards Map of Seal Cove Study Area report prepared
in 1980 by William Cotton, and quotes that “Zone 3 . . .The major
geologic hazard in the zone is the possibility of surface faulting along

the main trace and subsidiary cross faults of the Seal Cove Fault
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system,” Actually the Risk Assessment section of the Cotton report
states “The major geologic hazard in this zone is the threat of surface
Sfaulting along the master fault trace and several branching fault traces
of the Seal Cove fault.” 1 have highlighted some of the differences
between Ms. Robert’s inaccurate quote and the actual text of Cotton’s
report. There are no “cross faults” in the Seal Cove system.

8. Ms. Roberts refers to Table 1 Requirement for Geotechnical
Investigations of Zoning Regulations Section 6296.3 and quotes the
requirements for an engineering geologic investigation. She concludes
the quote with . . . unless clear evidence is established to show that no
active fault crosses the parcel in question.” The Sigma Prime

‘investigation was done in accordance with the State’s recommended
guidelines and standard of practice for fault location studies. They
identified clear evidence for the location of a minor secondary trace
crossing the subject parcel and they recommended an appropriate
building setback.

CONCLUSION

Based upon my review, my over 40 years of experience with fault location
studies (including my Doctoral Dissertation from Stanford University), and my
experience with the AP TAC, it is my professiorial opinion that the subject Sigma
Prime Geosciences study and report are consistent with the standard of care for
such studies. Furthermore, it also is my professional opinion that the Reasons
Supporting the Appeal written by the Comimittee for Green Foothills contains
numerous false statements and the appeal has no merit!

For the reader’s review, I have attached my resume.

Yours very truly,

R. REXFORD UFP, PIL.D
Professional Geologist: PG 3641
Certified Engineering Geologist: EG 1083

Certified Hydrogeologist: HG 62 _
Copies: Addressee (via e-mail to kalpakoffs@adsfrpsc.org)
Page 4 of 5
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Education:

Professional
California
Licenses;

Experience:

Memberships:

R. REXFORD UPP, PhD

P.O. Box 725
Campbell, CA 95009-0725
408-590-5587
rex@rexperiwitness,.com

RESUME
Ph.D, ENGINEERING GEOLOGY, Stanford University
M.S. CIVIL ENGINEERING (Soil Mechanics and Foundations), Stanford University
M.S. WATERSHED MANAGEMENT, Humboldt State University
B.A, GEOLOGY, Humboldt State University
B.S. ENVIRONMENTAL ENGINEERING, Humboldt State University
B.S. MECHANICAL ENGINEERING, University of California at Berkeley
" Professional Geologist: PG 1361 (1981)
Certified Engineering Geologist: EG 1083 (1981) 1 obtained all licenses by
Professional Civil Engineer: PE C37340 {1983) examination
Registered Soil Engineer: GE 2046 {1987) * *Year license became
Certified Hydrogeclogist: HG 62 (1995) * available

Independent Consultant - BExpert Witness: (2012 to Present). | provide consultation and
litigation support for issues relating to geotechnical engineering and engineering geology.

.. .Technical Expert Consultant: CALIFORNIA STATE BOARD OF REGISTRATION FOR

ENGINEERS, LAND SURVEYQORS, & GEOLOGISTS (2010 - Present), | evaluate technical
merits of negligence claims filed against licensed Geotechnical Engineers and Geologists.

Geotechnical Advisor: CALIFORNIA STATE GEOLOGICAL SURVEY - TECHNICAL
ADVISORY COMMITTEE on the Alquist-Priolo Special Studies Act (2008 - 2016). I assisted
in the re-evaluation of the Act.

Founder and Principal of Firm: UPP GEOTECHNOLOGY, INC. (1983 to 2011). I conducted al '

phases of engineering geology and geotechnical (soil) engineering studies including site
development evaluations for residential, commercial, and industrial properties; forensic and
insurance investigations of disiressed properties; landslide evaluations and repairs; erosion and
surface drainage problems; subsurface drainage, water intrusion, and groundwater studies;
reservoir/pond development; leachficld evaluations; fault hazard evaluations; swimming pool
and basement design; rondway and bridge abutment design; rock quarry’ deve!opment and
reclamations; and environmental impact studies.

Senior Engineering Geologist/Geotechnical Engincer: CEEARY CONSULTANTS (1977-1979
& 1980-1983). [ supervised engineering geology and geotechnical engineering investigalions
for a variety of commereial, industrial, and residential projects.

GS_11_ Geologist: U.8. GEOLOGICAL SURVEY (1979 to 1980). | conducted research on the
location and activity of the Maacama Fault System in Mendocino County, California. (My study
served as the basis for zoning portions of the Maacama Fault as active under the jurisdiction of
the State of California Alquist-Priolo Special Studies Act).

Instructor: SAN JOSE STATE UNIVERSITY (1983 to 1986), I taught Soil Engineering and
Rock Mechanics, HUMBOLDT STATE UNIVERSITY (1974 to 1975), | taught various
geology courses,

Consultant; CITY OF EUREKA, CALIFORNIA (1975), 1 investigated the seismic and flood
hazards to the City of Eureka; 1 also wrote the Seismic Safety Element and other portions of the
Eureka General Plan,

CalGeo: The California Geotechnical Engineering Association - (President 2011-2012)
AEG: Association of Environmental and Engineering Geologists — (President 2000-2001)
FEWA: Forensic Expert Witness Association - (Past Director — Northern California Chapter)
ASCE: American Society of Civil Engineers (Life Member 2010)

GSA: Geological Society of America (Senior Member)
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