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Suncal Properties Single Family Dwelling – PROJECT LOCATION MAP 
Unincorporated Moss Beach, San Mateo County 
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Suncal Properties Single Family Dwelling – SITE PHOTOS 
Unincorporated Moss Beach, San Mateo County 

Figure 1. Aerial view of subject property facing inland. 

Figure 2. View of coastal bluff adjacent to subject property. 
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Figure 3. Front view simulation of proposed residence. 
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COUNTYoT SAN MATE0
PLANNING AND BUILDING

EGEIVE
DEt 2 I 20?1

County Government Center

455 County Center, 2nd Floor

Redwood City, CA 94063

6s0-363-4161 T

planning.smcgov.orgCALIFORNIA
COASTEI COMMISSIQN

12t20t2021

NOTICE OF FINAL LOCAL DECISION
Pursuantto Section 6328.11.1(f)of the San Mateo County Zoning Regulations

CERTIFIED MAIL

California Coastal Commission
North Central Coast District Office
Attn: Erik Martinez
455 Market Street, Suite 300
San Francisco, CA 94105

County File No. :P1N2020-00043
Owner: SUNCAL PROPERTIES & INVESTMENTS PARTNERSHIP LLC
Applicant: Raj Sharma

The above listed Coastal Development Permit was conditionally approved by the County of
San Mateo on December 8, 2021. The County appeal period ended on December 20,2021
Local review is now complete.

The permit lS appealable to the California Coastal Commission

lf you have any questions about this project, please contact Kanoa Kelley at
kkelley@smcgov.org

Sincerely,

Kanoa Kelley
Project Planner

f=INAt.
ACTIOh,{

l.crcAt"
i\,iQTiCE

REFERSNCE # el- E

tt

Enclosure: Final Decision Letter

APPEAT PERIOD
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e

n
U
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C0UNTYorSAl,l MATE0
PLANNING AND BUILDING

December 8, 2021

Raj Sharrma
25800 lndustrial Blvd. G-360
Hayward CA, 94545

Sent via email: RAJT5 SHARMA@ YAHOO.COM

455 County Center, 2nd Floor

Redwood City, CA 94063

6s0-s99-7310 T

www.planning.smcgovorg

oF s4

Dear Mr. Sharma

Subject:
File Number
Address:
APNs:

LETTER OF DECI SION
PLN2020-00043

on December 8, 2021 , the san Mateo county pranning commission considered a coastarDevelopment Permit, Design Re-view Non-conforming 
-Use permit, anJvariance, to arow tneconstruction of a new 1,861 

-sq 
ft. singre-famiry residJnce with an attached two-carlarage

(423 sq. ft.), with a reduced front setbick to .li feet, 8 inches *r,"* io i""t'i.iellriieo, ,noan increase in arrowed site coverage lrom 2svo to 32o/o on a substandard +,zor si. rt. regarparcel located on ocean Boulevard in rhe unincorporated Moss Beach area. itrelrolect
includes a sewer mainrine extension arong ocean Avenue, between Bernar AvenJe anoPrecita Avenue. The coastar Deveropment permit is appearabre to the carifornia co.rt.lCommission.

Based on information provided by staff and evidence presented at the hearing, the pranning
commission approved the coastar Deveropment permit, Design neview, rrrori-'ionrlrming
Use Permit, and Variance, county Fib Number pLN 2020-0o0ig, ov ao;piing in" iJqrir"ofindings and conditions of approval listed in Attachment A.

Any interested party aggrieved by the determination of the pranning commission has theright of appear to the Board of supervisors within ten (.r0) business"dry, iio. .r"nirt" otdetermination. The appear period for this matter wiil end at 5:00 p.r. tn o""".r"i zr,2021.

The approval of this project is appearabre to the carifornia coastar commission. Anyaggrieved person may appeal this decision to the California Coastal Commission witiin t oworking days following the coastal commission,s receipt of the notice of Final LocalDecision. Please contact the Coastal Commission's North Central Coast District office at4151904-5260 for further information concerning the commission,s appear pro""... rn"county and coastar commis.sion appear period-s are sequentiar, not concurrent, and togethertotal approximatery one month. A project is considered approved when these appeat periooshave expired, and no appeals have been filed.

o

/FoR

Located off Ocean Boulevard between precita Avenue. and Bernal Av.
037-278-090
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Please direct any questions to Project Planner Kanoa Kelly at kkellev@smcoov.oro. Please
provide ieedback, please visit the Department's Customer Survey at the following link:
htto://olannino.smcoov.orq/survev.

Sincerely,

Janneth Lujan
Planning Commission Secretary

cc: Department of Public Works
Buildino lnsoection Section
SUNCAL PiOPERTIES & INVESTMENTS PARTNERSHIP LLC

Barry Seal Cove MB
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Attachment A

County of San Mateo
Planning and Building Department

ACTION. FIN NGS, AND CONDITIONS OF APPROVAL

Permit or Project File Number: PLN 2020-00043 Hearing Date: December g, 2021

Prepared By: Kanoa Kelley, project planner ForAdoption By: planning Commission

FINDINGS

Reqardi nq the Environmental Review. Found
That the project i
Environmental Q
construction of a
served by all pub

s exempt from environmental review pursuant to California
uality Act (CEQA) Guidetines. Section 15303(a). which exempts the
single-family resjdence in an urbanized area. iheparcelwilibe
lic services.

Req rd inq the Coastal Develooment Permit Found

That the project, as described in the application and accompanying materials required
by Sechon 6328.7 and as conditioned in accordance with Slcti6n 6S)8.1i, coniorms
with the plans, policies, requirements and standards of tne San l ateo iounty focat
Coastal Program as described in Section A.2 of this staff report ,"i"i"oio lo""ting 

"noPlanning New Development, Sensitive Habitats, Shoreline 4""""", 
"nO 

i"."rO"
Components.

Where the project is located between the nearest publjc road and the sea, or the
shoreline of Pescadero lvlarsh, that the project is in conformity *itt if," pu'Ofi" 

"""""aand oublic recreation poticies of Chapter 3;f the Coastal Act;f I Ozo lim.enc,ngwith Section 30200 of the public Resources Code).

The project site is located between the first public road and the sea. The site is
surrounded by o(isting development, located on the east side of Ocean Boulevard, and
does not have direct access to the sea due to steep cliffs west ot Oclan BoutevarO.
Additionally, the siting of the project does not impede bruff access to ihe west ot ocean
Boulevard. 

.Therefore, development ofthe parcel is in coniormance wittr public accesspolicies and will not block or impede access to local beach"" or r""r""iioi 
"r""".

That the project conforms to specific findings required by policies of the San NIateo
County Local C_oastal program with regardlo Locating inO Cf"nning NL*-
Development, Sensitive Habitats, Shoreline access, a-nA lazaras C"omponents.

The project incorporates conditions to compry with erosion contror requifements and
the design is consistent with Coastside Design Review standards for sinjfe+amify

4

3.

1.

2.
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5

residential buildings. The project is not in or near a sensitive habitat area and
conforms with the land use and density designations of the General Plan and Local
Coastal Program. Furthermore, the project has been reviewed and conditionally
approved by the geotechnical review section.

That the number of building permits for construction of single-family residences other
than for affordable housing issued in the calendar year does not exceed the Iimitations
of LCP Policy '1.23. San Mateo County is not projected to exceed the40 unit maximum
lot the 2021 Calendar year.

6. Section 6565.20 (C) SITE PLANNING AND STRUCTURE PLACEMENT b Grading

Standards:

The proposed design requires minimal grading. The proposed design limits grading to the

footprint of the structure and its immediate vicinity

7. Section 6565.20 (D) ELEMENTS OF DESIGN; 3 Roof Design a Massing and Design

of Roof Forms Standard:

The proposed roof design provides visual interest and articulation with use of primary

,"J !""l.O"rv ,"f t"rris. The proposed primary roof material is non-reflective

material and color'

8. Section 6565.20 (D)1 (b) NEIGHBORHOOD SCALE; (1) New and enlarged homes
" 

Jmrro t"ip""i tnl icale of ttre neighborhood through building dimensions' shape and

iorm, fagade articulation, or archit;ural details that appear proportional and

complementary to other homes in the neighborhood'

The revised design has balanced and appropriate proportions ofthe massing Changes

to tt e roonines a-no second floor footprini provide articulation and reduce the apparent

scale of the home.

Section 6565.20 (D)2 (a) ARCHITECTURAL STYLE; (1) Use an architectural style and

;;;;;;i;;;; ih;t iomplement the predominant stvle of nearbv homes' onlv when

ir"r, tor*i 
"orrom 

with the design siandards' Likewise, avoid the architectural

"wr"s 
anO aesiqn etements of neaiby homes when such homes do not conform with

ir,rl,d""il" "i.,t"r0.. 
Where no predominant architecturalstyle can be deflned'

""""r1"g" 
l;p"tirility through the use of similar building shapes' exterior materials

"r 
iiinrihit""t,ita 

"tyles 
thatiomplement the coastal, semi-rural' diverse small-town

cniilcter ottne area, such as coastal craftsman are encouraged' contemporary and

;;;;;;"; 
"tyi"a ""n 

be compatible if building shapes, and materials are carefullv

chosen to complement other homes in the neighborhood'

The revised design has been refined to demonstrate a clear architectural style with

details that complement the neighboring homes'

Section 6565.20 (D)2 (b) OPENINGS (1) Select windows.and doors that are

compatilte witn tfre'Oo;inant types on the house and in the neighborhood; when

I

10

Reoardino the Desion Review. Found:
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assessing compatibility consider the size and proportions of the openings, materials,
and style or detailing.

The window design has been simplified and has a cohesive and balanced composition
for the Architectural style of the home.

Reoardinq the Non-Conformin q Use Permit, Found:

11

12

13

14

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

This project was reviewed and conditionally approved by all applicable aoencies
including the Building lnspection Section and Coastsid; Fire irotection -District. 

With
the exception of the front setback and the site coverage, the project complies with all
other S-105 District Development Standards. The development of the parcel and
encroachment of the front left corner of the garage into the front setba;k would not bedetrimentalto the general public safety and no coastal resources are impacted by the
development.

That the proposed deveropment is proportioned to the size ofthe parcer on which it is
being built.

The proposed development is a two-story, 2,284 square_foot-single_family home which
complies with density, floor area, and height requirements of th;S_105 District. The
development has been found to be compatibte with the neighborhooJ in botn scale
and design, as concluded by the Coastside Design Reviewtommittee, anO is wett
suited to the substandard parcel.

That_all opportunities to acquire additional contiguous land in order to achieve
conformity with-the zoning regulations currenlt in effect have been investigateO andproven to be infeasible.

The two adjacent parcels at g6i Ocean Boulevard and 999 Ocean Boulevard are
9:I:]"!^* y! 

"l:ting 

single-famity homes under separate ownership. ihe parcer
(APN 037-278-070) tocated to the rear of the subject parcet is not ava]tabte for
purchase and is currenfly under construction for i new single_family residence.
Tierefore, there is.not an opportunity in this area to purchise addition"t ,"""nt 

"p"""tor the purposes of a merger.

That the proposed development is as nearly in conformance with the zoning
regulations currently in effect as is reasonably possible.

The proposed development is seeking relief from the front setback and site coverage
requirements only. The project is compliant with all other zoning regulations such asparking, density, floor area, and height. The CDRC has recomrienied approvalfor
the design.
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15 That the Non-Conforming Use Permit approval does not constitute a granting of special
privileges.

The Non-conforming Use Permit does not constitute the granting of special privileges
as the same consideration may be granted to any other party seeking to develop a
similar substandard lot.

Reqardinq the Variance. Found

16

17

't8

19

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

The parcel is 76 percent smaller than the required lot size forlhe S-'105.Zoning District

of which requires a minimum lot size of2O,OOO square feet. The parcelsize differs

substantially from the parcels in the same zoning district.

WithouttheVariance,thelandownerwouldbedeniedtherightsandprivilegesthatare
enjoyed by other landowners in the same zoning district or vicinity'

Without the Variance the property owner would not be able to develop the lot as

Drooosed. The proposed site coverage is within the range of other developments in

ir-r"1i"". ri" vl-i""ce is required t;utilize the parcelto its lull extent' comply with

A"",qn 
"t"nd"rOa 

and mitigate the restrictions on the parceldue to its diminutive size'

The Variance does not grant the Iandowner a special privilege which is.inconsistent

*in'tn" ["tri"ti"". plaied on other parcels in the same zoning district or vicinity'

The Variance does not constitute the granting of special privileges as the same
'consiOeration 

may be granted to any other party seeking to develop a similar

substandard lot in the area.

The Variance authorizes only uses or activities which are permitted by the zoning

district.

The Variance authorizes only a single-family dwelling on the residentially zoned parcel

The Variance is consistent with the objectives of the General Plan' the Local Coastal

Program (LCP) and the Zoning Regulations.

The Variance will allow the orderly development of a vacant lot in an urbanized area

tnat wilt compty with all development standards with the exception of lot coverage and

iiont'""tb""[ r.Lqrir.uments. The increase in site coverage witl allor'^' the design ofthe

il.." iobelo.bri""t with coastal design standards' as supported by the coastside

o"iilnh"ul"* Cormittee's recommendation for approval, ensuJing a design that is

[a-r-mtnious witr and enhancesthe community ofMoss Beach The projectis

lonsisteni witt tt e goals and objectives of the General Plan, LCP, and zoning

Regulations, as discussed in the staff report.

20.
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'|

CONDITIONS OF APPROVAL

The project shall be constructed in compliance with the plans reviewed by the
Coastside Design Review Committee and approved by the planning Commission on
December 8,202'1. Any changes or revisions to the approved plans shall be submitted
to the Community Development Director for review and approval prior to
implementation. Minor adjustments to the project design may be approved by the
Design Review Officer if they are consistent wjth the intent of and are in substantial
conformance with this approval. Alternatively, the Design Review Officer may refer
consideration of the revisions to the Coastside Design Review Commitee, with
applicable fees to be paid.

The.final approvat of the subject permits sha be valid for five (5) years from the date of
final approvat, in which time a vatid buitding permit shall oe issued tor ine worx anO a
completed inspection (to the satisfaction of the Building Official) shall have occurred
within one (1) year ofthe associated buildrng permit,s issuance. This appioval may be
extended by a 1-year increment with submttal of an application for permit extension
and payment of applicable extension fees sixty (60) days prior to the expiration date.

The project shall adhere to the following as conditioned by the Coastside Desrgn
Review Committeei

a. The planting plan and irrigation plan prepared by Taproot Garden Design, from
the original submittal date of March 1 I , 202i, shalt be included without;hanges.

b. One exterior sconce shall be provided for each garage door. The exterior
sconce between the garage doors shall be removed on the 3_D renderings and
any other drawings.

The applicant shall provide "finished floor elevation verification,, to certii/ that the
structure is constructed at the height shown on the approved plans. ThL applicant
shall have a licensed Iand surveyor or engineer estabiish a baseline elevat]on datum
point near the construction site.

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

This datum point and its elevation shall be shown on the submitted site plan.
This datum point shall be used durjng construction to verify the elevatio; of the
finished floors relative to the exjsting natural or to the grad; of the site (finished
grade).

2

a

b

c Prior to Planning approval of the building permit application, the applicant shall
also have the licensed land surveyor or engineer indicate on the construction

Current Plannino Section

3.

4.
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plans: (1) the natural grade elevations at the significani corners (at least four) of
the foolprint of the proposed structure on the submitted site plan, and (2) the
elevations of proposed finished grades.

5

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

e. Once the building is under construction, prior to the below floor framing
inspection or the pouring of the concrete slab (as the case may be) for the lowest

floo(s), the applicant shal! provide to the Building lnspection Section a letter from

the licensed land surveyor or engineer certifying that the lowest floor height, as

constructed, is equal to the elevation specified for that floor in the approved
plans. Similarly, certifications on the garage slab and the topmost elevation of

lhe roof are required.

f. lf the actual floor height, garage slab, or roof height, as constructed, is different

than the elevation sp;cifi;d in the plans, then the applicant shall-cease all

construction and no additional inspections shall be approved until a revised set of

pLns ii suomitteA to and subsequently approved by both the Building Official

and the Community Development Director'

o A survev verification tetter will be required during the construction phase of this
" oroiect.'Once the building permit has been issued and the forms have been set'

ihe'"r*eyo, of r""ord shili field measure the setback dimensions of the set

forms from applicable property lines and compose a survey verification letter'

with stamp and signature, of the field measurements to be submitted to the

Planning and Building Department for review and approval'

The applicant shall include an erosion and sediment control plan to comply with the

couniv's Erosion Control Guidelines on the plans submitted for the building permit'

ini" p'r- 
"r,r"ilJ""tify 

the type and location of erosion control measures to be installed

uDon the commencement of construction in order to maintain the stability of the site

and prevent erosion and sedimentation off-site

Approved erosion and sediment control measures shall be installed prior to beginning

aiv *ort ano maintained throughout the term of the building permit Failure to install

or maintain these measures will result in stoppage of construction until the corrections

have been made and fees paid for staff enforcement time'

The applicant is responsible for ensuring that all contractors minimize the transport and

discharge of potlutants from the project aite into water bodies by adhering to the San

Mateo dountywide Stormwater Pollution Prevention Program "General Construction

and Site Supervision Guidelines," below.

a. Stabilizing all denuded areas and maintaining erosion controlmeasures
continuoisly betr,treen October 1 and April 30 Stabilizing shall include both

proactive miasures, such as the placement of hay bales orcoir netting, and

passive measures, such as revegetating disturbed areas with plants propagated

from seed collected in the immediate area.

6

7
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b

c

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

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

8

d. Using sediment controls or filtration to remove sediment when dewatering site
and obtaining all necessary permits.

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

I Delineating with field markers clearing limits, easements, setbacks, sensative or
critical areas, buffer zones, trees, and drainage courses.

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

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

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

j. Limiting construction access routes and stabilizing designated access points.

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

L The contractor shall train and provide instruction to all employees and
subcontractors regarding the construction best management practices.

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

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

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

c. The applicant shallensure that no construction-related vehicles shall impede
through traffic along the righlof-way. All construction vehicles shall be parked
on-site outside the public right-of-way. There shall be no storage of construction
vehicles in the public right-of-way.
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9. All new power and telephone utility lines from the street or nearest existing utility pole
to the main dwelling and/or any other structure on the property shall be placed
underground.

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

'1'1. The exterior colors and materials as approved by the Planning Commission shall be

implemented. Color veriflcation shall occurinthefield after the applicant has applied

the approved materials and colors but before a flnal inspection has been scheduled'

12. The applicant shall include a copy of the approval letter with conditions of approval on

the top Pages of the building Plans.

'13. The applicant shall demonstrate compliance with the Watej Efflcient Landscape

Orolnince (WELO) and provide the required forms at the Building Permit stage'

14. The Permittee shall remove or relocate, in part or in whole, the development' 
autnori..O by this CDP, including, but not limited to, the residential buildings and

other development authorized u;der this CDP, when any government agency with

legal jurisdiciion has issued a final order, not overturned through any appeal or writ

friceeOings, determining that the structures are currently and permanently unsafe

ior o""rpu-n"y or r"e du; to coastal hazards and that there are no measures that

could make the structures suitable for habitation or use without the use of a

shoreline protective device; or in the event that coastal hazards eliminate access

for emergency vehicles, residents, and/or guests to the site due to the degradation

and even'tual iailure of Ocean Boulevard as a viable roadway' The County of San

Mateo shall not be required to maintain access and/or utility infrastructure to serve

the approved development in such circumstances. Development associated with

removal or relocation of the residential buildings or other development authorized

by this CDP shall require Executive Director approval of a plan to accommodate

sime prior to any such activities ln the event that portions ofthe development fall

into the ocean oithe beach, or to the ground, before they are removed or

relocated, the Permittee shall remove all recoverable debris associated with the

development from such areas, and lawfully dispose of the material in an approved

disposal site, all subject to Executive Director approval.

15. The Permittee: assumes the risks to the Permittee and the properties that are the
subject of this CDP of injury and damage from such hazards in connection with this
permitted development; unconditionally waives any claim of damage or liability

against the Commission, its officers, agents, and employees for injury or damage
from such hazards; indemnifies and holds harmless the Commission, its officers,

agents, and employees with respect to the Commission's approval of the CDP

a!ainst any and ali liability, claims, demands, damages' costs (including costs and

f#s incurred in defense of such claims), expenses, and amounts paid in settlement

arising from any injury or damage due to such hazards; accepts full responsibility

for ariy adverse effecls to property caused by the permitted proiect; acknowledges Exhibit 4 
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'16

17

and agrees that the boundary between public land (tidelands) and private land may
shift with rising seas, the structure may eventually be located on public trust lands,
and the development approval does not permit encroachment onto public trust
land; and that any future encroachment must be removed unless the Coastal
Commission determines that the encroachment is legally permissible pursuant to
the Coastal Act and authorizes it to remain, and any future encroachment would
also be subject to the State Lands Commission's (or other trustee agency,s) leasing
approval.

lmposing the terms and conditions of this CDp as covenants. conditions and
restrictions on the use and enjoyment ofthe property. The deed restriction
shall include a legal description of all of the parcels governed by this permit.
The deed restriction shall also indicate that, in the event of an extinguishment
or termination of the deed restriction for any reason, the terms and ionditions
of this permit shall continue to restrict the use and enjoyment of the subject
property so Iong as either this permit or the development it authorizes _ or
any part, modification, or amendment thereof - remains in existence on or
with respect to the subject property.

Buildino lnsoection Section

1B

Disclosure documents related to any future marketing and/or sale of the
condominiums, including but not limited to marketing materials, sales contracts, and
similar documents, shall notify potential buyers of the terms and conditions of this
CDP, including explicitly the coastal hazard requirements of Special Condition 14.
A copy of this CDP shall be provided in all real estate disclosuies.

PRIOR TO ISSUANCE OF THE CDp, the permittee shal submit to the Executive
Director for review and approval documentation demonstrating that the landowners
have executed and recorded against the parcels governed byihis CDp a deed
restriction, in a form and content acceptable to the Executive Director:

a. lndicating that, pursuant to this CDp, the California Coastal Commission has
authorized development on the subject property, subject to terms and
conditions that restrict the use and enjoyment of that property.

b

A building permit is required for this project. The applicant shall apply for a building
permit and shall adhere to all requirements from the Building lnspection Section, the
Geotechnical Section, the Department of Public Works, and the Coastside Fire
Protection District. No site disturbance sha occur, inctudjng any grading, until a
building permit has been issued.

Geotechnical Section

19. A Geotechnical Report shall be submitted at the Building permit stage. The report
shall be updated to the current locally adopted building code Significant grading
profiles, grading proposals, foundation design recommendations, retaining walidesign
recommendations, and basement design recommendations, if any, shall be provided in
the geotechnical reportatthe Building permit stage. For a vacant site, the
Geotechnical Report shall provide sufficient soil investigation data to evaluate the Exhibit 4 
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potential hazards, for example, expansive soils, soil corrosivity, weak soil strength, and
liquefaction. lf any hazards are found, mitigation shall be provided in foundation design
and grading proposal.

Department of Public Works

20

21

Prior to the issuance of the Building permit, the applicant shall submit a driveway "Plan

and Profile," to the Department of Public Works, showing the driveway access to the
parcel (garage slab) complying with County Standards for driveway slopes (not to

exceed 20 percent) and to County Standards for driveways (at the property line) being

the same elevation as the center of the access roadway. When appropriate, as

determined by the Department of Public works, this plan and profile shall be prepared

from elevations and aiignment shown on the roadway improvement Plans'- Tfe.. 
..

Jrir"*uy plan shall als6 include and show specific provisions and details for both the

existing-and the proposed drainage patterns and drainage facilities'

No proposed construction work within the county right-of-way shall begin until county

requirements for the issuance of an encroachment permit, including review of the

plans, have been met and an encroachment permit issued. Applicant shall contact a

bepartment of public Works lnspector 48 hours prior to commencing work in the right-

of-way.

Prior to the issuance of the Building Permit, the applicant wlll be required to provide

payment of ,,roadway mitlgation fees" based on the square footage (assessable space)

of the proposed bullding per Ordinance No.3277.

22

Draina qe n

23. The following will be required at the building permit stage:

a. A final, full drainage report prepared by a registered Civil Engineer'

b. A final grading and drainage plan stamped and signed by a registered civil
Engineer.

c.AnupdatedC3andC6Checklist,ifchangestoimperviousareashavebeen
made during the design Phase.

Montara Water and Sanitarv District

24

25.

The applicant is required to obtain sewer Permits prior to issuance of the building
permit. A sewer mainline extension will be required, and a Sewer grinder pump may

be required. Sewer Connection Fees must be paid prior to issuance of the connection
permit.

The applicant is required to obtain a Domestic Water Connection Permit prior to

issuance of the building permit. The connection fee for domestic water must be paid

prior to issuance of the connection permit. water mainline extension may be required.

connection to the Montara water and Sanitary District's tire protection system is

required. A Certified Fire Protection Contractor must certify adequate fire flow
zb.
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calculations. Connection fees for the fire protection system is required. The
connection charge must be paid prior to issuance of a Private Fire Protection permit.

Coastside Fire Protection District

27 . Fire Department access shall be to within 150 feet of all exterior portions of the facility
and all portions of the exterior walls of the first story of the buildings as measured by an
approved access route around the exterior of the building or facility. Access shall bea
minimum of 20 feet wide, all weather capability, and able to support a fire apparatus
weighing 75,000 lbs. Where a fire hydrant is located in the access, a minimum of26
feet is required for a minimum of 20 feet on each side of the hydrant. This access shall
be provided from a publicly maintained road to the property. Grades over 15 percent
shall be paved and no grade shall be over20 percent. \Ahen gravel roadsareused, it
shall be class 2 base or equivalent compacted to 95 percent. Gravel road access shall
be certified by an engineer as to the material thickness, compaction, all weather
capability, and weight it will support.

28 All buildings that have a street address shall have the number of that address on the
building, mailbox, or other type of sign at the driveway entrance in such a manner that
the number is easily and clearly visible from either direction of travel from the street.
New residential buildings shall have internally illuminated address numbers contrasting
with the background so as to be seen from the public way fronting the building.
Residential address numbers shall be at least six feet above the finished surface of the
driveway. An address sign shall be placed at each break ofthe road where deemed
applicable by the San l\,4ateo County Fire Department. Numerals shall be contrasting
in color to their background and shall be no less than 4 inches in height and have a
minimum 1/2-inch stroke. Remote signage shall be a 6-inch by 18-inch green reflective
metal sign.

Contact the Fire l\,4arshal's Office to schedule a Final lnspection prior to occupancy and
Final lnspection bya Building lnspector. Allow for a minimum of 72 hours notice to the
Fire Department at 650/ 573-3846.

A fire flow of 500 gpm for 2 hours with a 20-psi residual operating pressure must be

available as specifled by additional proiect conditions to the proiect site. The applicant
shall provide documentation including hydrant location, main size, and fire flow report
at the building permit application stage. lnspection is required priorto Fire's final
approval of the building permit or before combustibles are brought on site.

30

31 Any chimney or woodstove outlet shall have installed onto the opening thereof an

approved (galvanized) spark arrestor of a mesh with an opening no larger than 1l2-inch
in size or an approved spark arresting device. Ivlaintain around and adjacent to such

buildings or structures a fuelbreak/flrebreak made by removing and cleaning away
flammable vegetation for a distance of not less than 30 feet and up to 100 feet around
the perimeter of all structures or to the property line, if the property line is less than 30
feet from any structure. This is not a requirement nor an authorization for the removal
of live trees. Remove that flammable portion of anytreewhich extends within 10feet
of the outtet of any chimney or stovepipe, or within 5 feet of any portion of any building
or structures- Remove that dead or dying portion of any tree which extends over the
roof line of any structure. An interior and exterior audible alarm activated by automatic
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fire sprinkler system water flow shall be required to be installed in all residential
systems. All hardware must be included on the submitted sprinkler plans.

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

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

KAK:cmc - KAKFF0879 WCU.DOCX
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From: Martinez, Erik@Coastal
To: Kanoa Kelley
Subject: PLN2020-00043 (989 Ocean Boulevard SFD)
Date: Tuesday, September 21, 2021 5:34:00 PM

Hi Kanoa,

We have recently received public comments regarding the proposed single family residence on
Ocean Boulevard in Moss Beach. The comments raise concerns regarding the geotechnical review
and the high rate of erosion in the area. Upon further review on our end, we have concerns relating
to coastal hazards given the location of the project. It seems like the geotechnical report does not
take into consideration sea level rise when determining the erosion rate of the area. Given its
proximity to the bluff edge and the history of erosion of the bluff, we would recommend an analysis
that considers sea level rise.  Further, for all new shoreline/bluff top development, we typically
recommend the inclusion of our standard coastal hazard conditions (see below). Lastly, the project
includes a variance for the front yard setback. Again, given it’s close proximity to a highly erodible
bluff, we would not recommend the variance for the front yard setback as that would further reduce
the distance from the bluff edge.

Please let me know if you have any questions.

Best,

Erik Martinez

Standard Coastal Hazard Conditions

1. Coastal Hazards. By acceptance of this CDP, the Permittee acknowledges and agrees, on behalf of
itself and all successors and assigns, that:

a. Coastal Hazards. This site is subject to coastal hazards including but not limited to episodic
and long-term shoreline retreat and coastal erosion, high seas, ocean waves, storms, tsunami,
tidal scour, wave overtopping, coastal flooding, and their interaction, all of which may be
exacerbated by sea level rise.

b. Permit Intent. The intent of this CDP is to allow for the approved project to be constructed
and used consistently with the terms and conditions of this CDP for only as long as the
development remains safe for occupancy, use, and access, without additional substantive
measures beyond ordinary repair or maintenance to protect the development from coastal
hazards.

c. No Future Shoreline Armoring. No shoreline armoring, including but not limited to piers or
retaining walls, shall be constructed to protect the development approved pursuant to this
CDP, including, but not limited to, residential buildings or other development associated with
this CDP, in the event that the approved development is threatened with damage or
destruction from coastal hazards in the future. Any rights to construct such armoring that may
exist under Coastal Act Section 30235 or under any other applicable law area waived, and no
portion of the approved development may be considered an “existing” structure for purposes
of Section 30235.

d. Future Removal/Relocation. The Permittee shall remove or relocate, in part or in whole, the
development authorized by this CDP, including, but not limited to, the residential buildings
and other development authorized under this CDP, when any government agency with legal
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jurisdiction has issued a final order, not overturned through any appeal or writ proceedings,
determining that the structures are currently and permanently unsafe for occupancy or use
due to coastal hazards and that there are no measures that could make the structures
suitable for habitation or use without the use of a shoreline protective device; or in the event
that coastal hazards eliminate access for emergency vehicles, residents, and/or guests to the
site due to the degradation and eventual failure of Ocean Boulevard as a viable roadway. The
County of San Mateo shall not be required to maintain access and/or utility infrastructure to
serve the approved development in such circumstances. Development associated with
removal or relocation of the residential buildings or other development authorized by this
CDP shall require Executive Director approval of a plan to accommodate same prior to any
such activities. In the event that portions of the development fall into the ocean or the beach,
or to the ground, before they are removed or relocated, the Permittee shall remove all
recoverable debris associated with the development from such areas, and lawfully dispose of
the material in an approved disposal site, all subject to Executive Director approval.

e. Assume Risks. The Permittee: assumes the risks to the Permittee and the properties that are
the subject of this CDP of injury and damage from such hazards in connection with this
permitted development; unconditionally waives any claim of damage or liability against the
Commission, its officers, agents, and employees for injury or damage from such hazards;
indemnifies and holds harmless the Commission, its officers, agents, and employees with respect
to the Commission’s approval of the CDP against any and all liability, claims, demands, damages,
costs (including costs and fees incurred in defense of such claims), expenses, and amounts paid
in settlement arising from any injury or damage due to such hazards; accepts full responsibility
for any adverse effects to property caused by the permitted project; acknowledges and agrees
that the boundary between public land (tidelands) and private land may shift with rising seas,
the structure may eventually be located on public trust lands, and the development approval
does not permit encroachment onto public trust land; and that any future encroachment must
be removed unless the Coastal Commission determines that the encroachment is legally
permissible pursuant to the Coastal Act and authorizes it to remain, and any future
encroachment would also be subject to the State Lands Commission’s (or other trustee agency’s)
leasing approval.

2. Real Estate Disclosure. Disclosure documents related to any future marketing and/or sale of the
condominiums, including but not limited to marketing materials, sales contracts and similar
documents, shall notify potential buyers of the terms and conditions of this CDP, including explicitly
the coastal hazard requirements of Special Condition 1. A copy of this CDP shall be provided in all
real estate disclosures.

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