COUNTY OF SAN MATEO
PLANNING AND BUILDING DEPARTMENT

DATE: March 13, 2024
TO: Planning Commission
FROM: Planning Staff

SUBJECT: EXECUTIVE SUMMARY: Consideration of a General Plan Land Use Map
Amendment, Coastal Development Permit, and a Grading Permit to
construct the Cypress Point Planned Unit Development in the
unincorporated Moss Beach area of San Mateo County. This project is
not appealable to the California Coastal Commission.

County File Number: PLN2022-00220 (MidPen Housing Corporation)
PROPOSAL

The Project applicant, MidPen Housing, is proposing to construct an affordable housing
community composed of 71 affordable housing units, contained in 16 two-story
buildings, and a community building. Five different building layouts and unit
configurations, all with a maximum building height of 28 feet are proposed. Public utility
lines will be extended underground throughout the site.

The project will provide a mixture of one-, two-, and three-bedroom units, including a
combination of two-story townhouses and Americans with Disabilities Act-accessible
one-story flats. All units, except for the manager’s apartment, will be affordable to
households earning up to 80% of the Area Median Income. As part of the resident
selection process, the project proposes to include a preference for individuals who live
and/or work in the region for 75% of the units. Eligible households are those that
include at least one member who lives or works in the City of Pacifica, the City of Half
Moon Bay, and/or the unincorporated County region between the City of Pacifica and
the City of Half Moon Bay ("MidCoast Area"). Twenty-five percent (25%) of the units will
be set-aside for agricultural workers.

In addition to the housing units, the project will include an approximately 3,300-square-
foot community building, which will contain the general office, the manager’s office, a
community room, kitchen, computer room, laundry, and maintenance and storage
areas. The project also includes several outdoor recreational amenities, including a
community garden, children’s play area, and picnic areas.

Vehicular access to and from the project site will be provided by a new single driveway
on Carlos Street. A second new access route, which will be restricted to emergency
vehicles only, will connect with Lincoln Street. There will be 142 parking spaces on site,



forming a ring around the central core of apartment buildings. Accessible walkways will
provide internal pedestrian access to the site, and trails will be provided around most of
the perimeter of the site for recreational use by both residents and the general public.

The applicant is also seeking an amendment of the County General Plan land use
designation for the project parcel, from Medium-High Density Residential to Medium
Density Residential. A General Plan land use designation of Medium Density
Residential allows for development at densities of 6.1 to 8.7 housing units per acre.
The Local Coastal Program (LCP) allows for development at densities of 6.1 to 8.0
housing units per acre in the Local Coastal Program.

Project construction will take place in one phase over a period of 18 months. The
project will excavate approximately 9,506 cubic yards on site and import approximately
19,388 cubic yards of fill.

The applicant is also requesting authorization to erect temporary fencing along the
street frontage of the property as is frequently seen at construction sites throughout the
County. The fencing will be 6 feet tall and consists of chain link fencing with black vinyl
screening and “No Trespassing” signage. The fence will have three gated access
points. Two will be on the east side and one will be on the west side of the site to allow
for construction personnel to access the site. Montara Water and Sanitary District
(MWSD) will also be provided access to their two large water tanks on the parcel. The
fencing will erected once the project has been approved, and the property has been
acquired by the applicant, in order to secure the site, and will be removed once
construction is complete.

RECOMMENDATION

That the Planning Commission recommend to the Board of Supervisors that they
approve the General Plan Land Use Map Amendment, the Coastal Development
Permit, and the Grading Permit, County File Number PLN2022-00220, by adopting the
required findings and conditions of approval contained in Attachment A.

SUMMARY

The proposed project is located on a site that has been designated for affordable
housing since 1980 and was the subject of a 2020 LCP amendment that revised the
pre-existing Planned Unit Development zoning to allow for a smaller project than
previously envisioned for the site. Construction of this project will provide much needed
affordable housing and furthers the County’s goals of providing housing and increasing
coastal access for all segments of the County’s population.

As detailed by the staff report, the project, as conditioned, conforms to applicable
General Plan and LCP policies as well as to the County’s Zoning and Grading
regulations. The proposed General Plan amendment, which will replace the site’s
Medium High Density Residential land use designation with a Medium Density



Residential designation, will bring the General Plan into conformity with the LCP (as
recently amended), and is compatible with surrounding residential and urban uses.
Public services are available to accommodate the project, which has been designed to
protect coastal views, avoid sensitive habitat areas, and mitigate potential impacts to
special status species that have a small probability of temporarily being present on the
site. In accordance with LCP policies, impacts associated with additional vehicle trips to
and from the property will be minimized through the implementation of a Transportation
Demand Management Plan and the installation of improvements to the local pedestrian
and bicycle network. Cumulative circulation impacts will be address by the project’s
contribution to the infrastructure improvements identified by Connect the Coastside (the
County’s Comprehensive Transportation Plan for the MidCoast area), including but not
limited to improvements to the SR-1/California Street and SR-1/Carlos Street/16th
Street intersections, and the possible installation on a multi-use recreation trail along
Carlos Street. The project site is not located in a mapped high fire severity zone and
does not have any significant geologic or seismic hazards. The presence of lead in
soils within isolated areas of the site, associated with former military use, does not occur
at levels that pose dangers to human health or the environment, and will be diluted and
covered by clean fill and soil that will be imported to the site.
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COUNTY OF SAN MATEO
PLANNING AND BUILDING DEPARTMENT

DATE: March 13, 2023
TO: Planning Commission
FROM: Planning Staff

SUBJECT: Consideration of 1) a General Plan Land Use Map Amendment and 2) a
Coastal Development Permit, pursuant to Sections 6550 and 6328.4 of the
County Zoning Regulations, respectively; and 3) a Grading Permit,
pursuant to Section 9283 of the County Ordinance Code, to construct the
Cypress Point Planned Unit Development in the unincorporated Moss
Beach area of San Mateo County. This project is not appealable to the
California Coastal Commission.

County File Number: PLN2022-00220 (MidPen Housing Corporation)
PROPOSAL

The Project applicant, MidPen Housing, is proposing to construct an affordable housing
community composed of 71 affordable housing units, contained in 16 two-story
buildings, and a community building. Five different building layouts and unit
configurations, all with a maximum building height of 28 feet are proposed. Public utility
lines will be extended underground throughout the site.

The project will provide a mixture of one-, two-, and three-bedroom units, including a
combination of two-story townhouses and Americans with Disabilities Act-accessible
one-story flats. All units, except for the manager’s apartment, will be affordable to
households earning up to 80% of the Area Median Income. As part of the resident
selection process, the project proposes to include a preference for individuals who live
and/or work in the region for 75% of the units. Eligible households are those that
include at least one member who lives or works in the City of Pacifica, the City of Half
Moon Bay, and/or the unincorporated County region between the City of Pacifica and
the City of Half Moon Bay ("MidCoast Area"). Twenty-five percent (25%) of the units will
be set-aside for agricultural workers.

In addition to the housing units, the project will include an approximately 3,300-square-
foot community building, which will contain the general office, the manager’s office, a
community room, kitchen, computer room, laundry, and maintenance and storage



areas. The project also includes several outdoor recreational amenities, including a
community garden, children’s play area, and picnic areas.

Vehicular access to and from the project site will be provided by a new single driveway
on Carlos Street. A second new access route, which will be restricted to emergency
vehicles only, will connect with Lincoln Street. There will be 142 parking spaces on site,
forming a ring around the central core of apartment buildings. Accessible walkways will
provide internal pedestrian access to the site, and trails will be provided around most of
the perimeter of the site for recreational use by both residents and the general public.

The applicant is also seeking an amendment of the County General Plan land use
designation for the project parcel, from Medium-High Density Residential to Medium
Density Residential. A General Plan land use designation of Medium Density
Residential allows for development at densities of 6.1 to 8.7 housing units per acre.
The Local Coastal Program (LCP) allows for development at densities of 6.1 to 8.0
housing units per acre in the Local Coastal Program.

Project construction will take place in one phase over a period of 18 months. The
project will excavate approximately 9,506 cubic yards on site and import approximately
19,388 cubic yards of fill.

The applicant is also requesting authorization to erect temporary fencing along the
street frontage of the property as is frequently seen at construction sites throughout the
County. The fencing will be 6 feet tall and consists of chain link fencing with black vinyl
screening and “No Trespassing” signage. The fence will have three gated access
points. Two will be on the east side and one will be on the west side of the site to allow
for construction personnel to access the site. Montara Water and Sanitary District
(MWSD) will also be provided access to their two large water tanks on the parcel. The
fencing will erected once the project has been approved, and the property has been
acquired by the applicant, in order to secure the site, and will be removed once
construction is complete.

RECOMMENDATION

That the Planning Commission recommend that the Board of Supervisors approve the
General Plan Land Use Map Amendment, the Coastal Development Permit, and the
Grading Permit, County File Number PLN2022-00220, by adopting the required findings
and conditions of approval contained in Attachment A.

BACKGROUND

Report Prepared By: Michael Schaller, Senior Planner



Applicant/Owner: MidPen Housing Corporation

Public Notification: Ten (10) day advanced notification for the hearing was mailed to
interested parties and property owners within 500 feet of the project parcel and a notice
for the hearing was posted in the San Mateo County Times.

Location: Corner of Carlos and Sierra Streets, Moss Beach

APN(s): 037-022-070

Size: 11.02 acres

Existing Zoning: PUD-140/CD/DR

General Plan Designation: Medium-High Density Residential (8.8 — 17.4 d.u./net acre)
Local Coastal Plan Designation: Medium Density Residential (6.1 — 8.0 d.u./net acre)
Sphere-of-Influence: Half Moon Bay

Existing Land Use: Vacant

Water Supply: Montara Water and Sanitary District. Both LCP Policy 2.24 and Table
2.17 of the LCP identify the project site as a priority land use for which sufficient water
supplies must be reserved.

Sewage Disposal: Montara Water and Sanitary District. Both LCP Policy 2.16 and
Table 2.7 of the LCP identify the project site as a priority land use for which sufficient
sewage treatment capacity must be reserved.

Flood Zone: Zone X (Areas of minimal flooding), FEMA Panel Number 06081C0117F,
effective date August 2, 2017.

Environmental Evaluation: This project is statutorily exempt from the California
Environmental Quality Act (CEQA) pursuant to Public Resources Code Section
21080.40. An analysis of the exemption and the project’s qualification for the exemption
is included in Attachment C.

Setting: The proposed project site is located in a low-density residential neighborhood
within the unincorporated urban community of Moss Beach. The westerly edge of the
project site is approximately 750 feet due east from the nearest coastal bluff. The site
slopes from east to west, with elevations ranging from approximately 77 feet above
mean sea level (MSL) at the northwest corner to 189 feet MSL along the easterly



boundary. Montara Creek, a perennial stream, is located approximately 250 feet to the
northeast of the project site and runs parallel to the northern border of the project
parcel. The creek sits approximately 100 feet lower in elevation from the area where
residential development is proposed.

Vegetative communities on the project site consist primarily of grasslands and coastal
scrub. Forest land comprised predominantly of Monterey cypress and Monterey pine is
located along the northern boundary of the project parcel. The previously developed
portions of the site are largely barren due to the presence of remnant concrete building
foundations.

The proposed project area formerly made up a portion of the Point Montara Artillery
Training Facility, a World War |l era military complex in use between 1943 and 1945.
Several structures within this complex were located within the current proposed project
area, including barracks, offices, and a mess hall. In the late 1960’s the proposed
project area was in use as a training facility for firefighters. During this period, the
structures within the proposed project area were razed by a controlled burn, leaving
only exposed concrete foundations. The property has been vacant since 1970.

A geotechnical report prepared for the project has determined that the project site is not
located in any identified earthquake fault zone; however, the Moss Beach area is
susceptible to strong shaking from the nearby San Andreas Fault. The report
concluded that the site is at a very low risk of surface faulting and ground failure. The
report also determined that the potential for liquefaction and liquefaction-related
hazards, such as lateral spreading, is almost zero; and the potential for land sliding at
the site, under both static and seismic conditions, is deemed to be low.

DISCUSSION

A. KEYISSUES
1. Compliance with the San Mateo County General Plan

Urban Land Use Policies

Policy 8.14 (Appropriate Land Use Designations and Locational Criteria for
Urban Unincorporated Areas). This policy requires the utilization of the
densities and locational criteria contained within Table 8.1 when designating
appropriate land uses for urban lands. The project parcel is currently
designated as “Medium-High Density Residential” on the General Plan Land
Use Map, which allows residential densities of 8.8 — 17.4 dwelling unit/net
acre.



The proposed project has a density of 6.5 units per net acre, which is below
the density allowed by the existing Medium High Density Residential
designation. The proposed density maximizes the provision of affordable
units in a manner that addresses other policy considerations and site
constraints, for example by minimizing development on areas of the site with
steep slopes. Accordingly, the applicant is requesting to amend the General
Plan Land Use Designation to the Medium Density Residential designation,
which allows 6.1 to 8.7 dwelling units per net acre. The proposed
amendment is consistent with the change to the LCP previously approved
by the Board of Supervisors and certified by the Coastal Commission.

The locational criteria for Medium Density Residential are:
a. Next to existing medium density areas.

The areas bounding the project site are also designated medium
density residential (6.1 — 8.7 d.u./net ac) and are developed at roughly
the same density if not slightly higher. The majority of parcels in the
immediate surrounding areas are approximately 5,000 sq. ft. in size
and developed with single family dwellings.

b. Where there are adequate public services and facilities.

The project site is within an area served by public facilities and
services, including water, sewer, gas, and electricity, fire, sheriff, and
schools. The affordable housing units planned for the project site
qualify as a priority use in the LCP, and both water supply and
wastewater capacity have been reserved for the project. The project
site is within the service area of the Montara Water and Sanitary
District (MWSD). In 2013, the Coastal Commission considered and
adopted MWSD'’s Public Works Plan (PWP). The confirmation was
predicated, in part, on the confirmation that “the PWP would protect all
LCP-enumerated priority uses,” including affordable housing.

C. Along or near major transportation corridors.

The project site sits close to Highway 1, the primary north-south
transportation route for Coastal San Mateo County. Residents of the
project will be able to access the Highway at the north end of Carlos
Street, adjacent to the site, as well as at intersections to the south
within the community of Moss Beach.

d.  Not within areas of high perceived noise levels.



Noise sources near the project site include Highway 1, which is
approximately 220 feet to the west of the project parcel. The
environmental analysis contained in Attachment D analyzed potential
impacts of noise upon the future residents of the project and
determined that they would not be impacted by significant noise levels.
Based upon this analysis, the project will not be within an area of high
perceived noise levels.

Compliance with the San Mateo County Local Coastal Program (LCP)

The County’s LCP is a subset of the County General Plan, and more
specific than the General Plan with regard to issues raised by this project.
Thus, the following analysis of the project’s consistency with the LCP also
addresses, by extension, the project’s consistency with the County’s
General Plan.

a. Locating and Planning New Development Component

Policy 1.3 (Definition of Urban Areas). This policy defines urban areas
as those lands suitable for urban development because the area is
either: (1) developed, (2) subdivided and zoned for development at
densities greater than one dwelling unit/5 acres, (3) served by sewer
and water utilities, and/or (4) designated as an affordable housing site
in the Housing Component.

The area surrounding the project site meets the first three criteria of

this policy. The project site itself meets the requirements of the third
and fourth criteria in that it is eligible to be served by municipal water
and sewer service, and that it has been designated as an affordable

housing site in the Housing Component of the LCP since 1982.

Policy 1.4 (Designation of Urban Areas). This policy designates as
urban those lands shown inside the urban/rural boundary on the LCP
Land Use Plan Maps. Such areas include Montara, Moss Beach, El
Granada, Princeton, and Miramar. These areas were designated as
urban with the adoption of the original LCP in 1980. The project site is
located within the Moss Beach urban area.

Policy 1.5 (Land Uses and Development Densities in Urban Areas).
This policy designates urban land uses as shown on the Land Use
Plan map and at the densities specified in Tables 1.2 and 1.3 of the
LCP. The project’s density of dwelling units of 6.5 dwelling units per



acre is consistent with the land use density designated by LCP Tables
1.2 and 1.3 and matches the density of the surrounding neighborhood
to the south and east, which fall within a range of 6.1 to 8.0 dwelling
units per acre. The project is consistent with this policy.

Policy 1.18 (Location of New Development). This policy directs new
development to existing urban areas in order to discourage urban
sprawl, maximize the efficiency of public facilities, services, and
utilities, minimize energy consumption, and protect and enhance the
natural environment. The project proposes concentrating structural
development near the center of the parcel, leaving much of the site as
open space. Walking paths are proposed throughout these open
spaces and will be accessible to residents of the project and the
surrounding community. The site is within an area served by public
facilities and services, including water, sewer, gas, and electricity, fire,
sheriff, hospitals, and schools. The project’s affordable housing units
are identified as a priority use by the LCP, and the water supply and
wastewater treatment capacity required to serve this use have been
reserved by the local service provider. The project complies with this

policy.

Policy 1.19 (Ensure Adequate Public Services and Infrastructure for
New Development in Urban Areas) states that no permit for
development in the urban area shall be approved unless it can be
demonstrated that it will be served with adequate water supplies and
wastewater treatment facilities. The project site is within the service
area of the Montara Water and Sanitary District (MWSD). In 2013, the
Coastal Commission considered and certified an amendment to
MWSD'’s Public Works Plan (PWP) that was predicated, in part, on the
confirmation that “the PWP would protect all LCP-enumerated priority
uses,” including affordable housing. Per LCP Policy 3.12, the project
qualifies as a priority land use, and therefore, the water demand and
sewer capacity must be supplied by MWSD’s priority use reserves.
The project site is specifically listed in the LCP as “North Moss Beach
Site (11 acres)” in Table 2.7: Sewage Treatment Capacity to be
Reserved for Priority Land Uses-Montara Sanitary District, and Table
2.17: Amount of Water Capacity to be Reserved for Priority Land
Uses-Montara Water and Sewer District. MWSD has stated that they
have the capacity to serve the project.

Policy 1.23 (Timing of New Housing Development in the MidCoast)
states that if the number of issued building permits for any given year
has reached the 40-unit maximum, building permits for affordable



housing, including second dwelling units, may still be issued under the
following circumstances:

(1)  The units are “affordable” as defined by Section 6102.48.6 of the
certified zoning regulations and subject to income and cost/rent
restrictions for the life of the development; and

(2) The growth rate average over the three-year period, that
includes the year of building permit issuance and the following
two years, does not exceed 40 units/year.

At the time that building permits are issued for the project, the number
of building permits issued for the remainder of the calendar year and
the following two years will be restricted so that the number of new
building permits issued over that three-year period will not exceed 40
new residential units per year. For example, if building permits for the
proposed 71 residential units are the first residential building permits
issued in January 2025, the number of additional residential building
permits issued within the MidCoast Urban area for the remainder of
2025, and during the years 2026 and 2027, cannot exceed 49
additional units. ((71+49) + 3 =40.)

Policy 1.25 (Protection of Archaeological/Paleontological Resources)
requires investigation of development sites for potential
archaeological/paleontological resources. If it is determined that there
is a high potential to uncover resources during construction, then a
mitigation plan, prepared by a qualified professional must be
implemented as part of the project. Appendix B (/nitial Study) of
Attachment D had the following discussion regarding archaeological
resources:

“The 2018 combined cultural resource evaluation prepared by
Archeological Resource Management (ARM) identified a portion of the
proposed project site as containing potentially significant
archaeological resources (a midden site). The report concluded that
“‘based upon the lack of diagnostic artifactual material within the
deposit, and its heavily disturbed nature, CA-SMA-431 does not
appear to have the potential to yield important prehistoric or historic
information, and thus does not appear eligible for either the CRHR or
the NRHP. However, there is the possibility that isolated
artifacts/remains are present.”



Archaeological testing for the purpose of determining the boundaries,
depth, and constituents of the archaeological deposit within the
proposed project site was recommended. In February 2018, ARM
returned to the project site, and testing excavation was carried out.
Testing determined that the proposed earthmoving activities at the
project site have the potential to impact cultural materials. A treatment
plan was designed to mitigate the specific impacts of earthmoving
during the proposed project construction. Preservation in place was
determined not to be feasible as the proposed project could not avoid
the resource. The treatment plan has been included as Conditions
Nos. 2 — 5 in Attachment A. With inclusion of these conditions, the
project complies with this Policy.

Policy 1.35 (All New Land Use Development and Activities Shall
Protect Coastal Water Quality). Specifically, new development is
required to implement appropriate site design and source control best
management practices (BMPs) during construction as well as
minimize the amount of impervious surfaces in new development and,
where feasible, maximize on-site infiltration of runoff. A condition of
approval (Condition No. 6) has been placed on the project requiring
the submittal of an erosion and sediment control plan prior to the
issuance of the grading permit. The erosion control plan must contain
erosion and sediment controls, soil stabilization, dewatering, source
controls, and pollution prevention measures to mitigate erosion and
sediment impacts during the construction period.

Additionally, projects disturbing more than 1 acre of land during
construction must file a Notice of Intent with the Regional Water
Quality Control Board to be covered under the State’s NPDES
General Construction Permit for discharges of stormwater associated
with construction activity. A Storm Water Pollution Prevention Plan
(SWPPP) must be developed and implemented for each site covered
by the general permit and must include Best Management Practices
(BMPs) that will reduce impacts to surface water quality. While the
SWPPP will include several of the same components of the Erosion
and Sediment Control Plan, the SWPPP shall also include BMPs for
preventing the discharge of other nonpoint source pollutants besides
sediment (paint, concrete, etc.) to downstream waters.



The SWPPP must specify the location, type, and maintenance
requirements for BMPs necessary to prevent stormwater runoff from
carrying construction-related pollutants into nearby receiving waters
(in this case, Montara Creek). BMPs must be implemented to address
the potential release of fuels, oil, and/or lubricants from construction
vehicles and equipment (e.g., drip pans, secondary containment,
washing stations); release of sediment from material stockpiles and
other construction-related excavations (e.g., sediment barriers, soll
binders); and other construction-related activities with the potential to
adversely affect water quality. The number, type, location, and
maintenance requirements of BMPs to be implemented as part of the
SWPPP depend on site-specific risk factors such as soil erosivity
factors, construction season/duration, and receiving water sensitivity.
The SWPP will also incorporate measures to minimize dust control,
stormwater runoff, and tracking of soil off-site. These
recommendations include equipment decontamination and personal
protective equipment. A condition of approval (Condition No. 7)
requiring submittal of the approved SWPPP to the County for inclusion
in the record has been included in Attachment A.

With regard to post-construction stormwater control measures, the
project includes a comprehensive stormwater management system
with four distinct drainage management areas (DMAs) based on
stormwater flow patterns. Stormwater runoff on the project site will be
collected by overland flow and directed away from buildings to three
stormwater bioretention basins in the western portion of the project
site. Per the recommendations of the project’s geotechnical
investigation, the bioretention areas will include underdrains and/or
drain inlets and no exfiltration into the subgrade soil due to the low
permeability of the near-surface soil. Drain inlets will also be located
at low points throughout the hardscape and landscape areas to collect
and convey large storm event overflow runoff. Storm drain lines
ranging in diameter from approximately 12 inches to 21 inches will
move runoff to two on-site catch basins along the western boundary.
The project will install a new connection to the existing storm drain
main on Carlos Street, which ultimately outfalls to Montara Creek. As
designed and conditioned, the project complies with the requirements
of Policy 1.35.
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Public Works Component

Policy 2.8 (Reservation of Capacity for Priority Land Uses) requires
the reservation of public works capacity for land uses given priority by
the LCP, as shown on Table 2.7 and Table 2.17 of the LCP, and
states that all priority land uses shall exclusively rely on public sewer
and water services.

As previously discussed, the project will rely upon water and sewer
service provided by Montara Water and Sanitary District. The
approved Public Works Plan for MWSD requires the district to reserve
capacity specifically for this site. The amount of sewer and water
capacity that is to be reserved is based on the previous zoning which
would have allowed 148 dwelling units. The 2020 PUD amendment
reduced the number of permitted dwelling units to 71 units, thus
freeing up a corresponding amount of sewer and water capacity for
other uses within the MWSD service area. The Sewer Authority Mid-
Coastside has indicated that the wastewater treatment system has
adequate capacity for growth anticipated in the region, including the
development of 71 residential units on the subject site.

Policy 2.43 (Desired Level of Service) states that in assessing the
need for road expansion, consider Service Level D acceptable during
commuter peak periods and Service Level E acceptable during
recreation peak periods.

As noted in the DEIR, the existing conditions of Highway One
intersections near the project are below the acceptable levels during
the specified peak periods. Currently, the intersection at SR-1 and
16th Street intersection operates at Level of Service (LOS) E during
the weekday afternoon Peak period, as does the intersection at SR-1
and Etheldore Street/Vallemar Street intersection traffic operations are
below the desired LOS D for the weekday p.m. peak hour at LOS E.
The LOS at the SR-1 and California Avenue/Wienke Way intersection
(No. 7) traffic operations are at LOS E during the weekday a.m. peak
hour, LOS F during the weekday p.m. peak hour, and LOS F during
the Saturday midday peak hour. Without intervention, the LOS at
these intersections would be further reduced by the cumulative
impacts associated with development in the area, including the
proposed project.
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As required by LCP Policy 2.43, the County has assessed the need to
expand and/or otherwise improve these intersections to achieve the
desired LOS as part of Connect the Coastside. As discussed below,
the Moss Beach Corridor Improvement project, funded by the San
Mateo County Transportation Authority, has analyzed alterative
designs for these improvements, which will be used to complete the
design and environmental analysis of these improvements. The
County’s commitment to implementing these and other circulation
improvements within the Midcoast, and the project’s fair share
contribution to constructing these improvements, complies with the
directive provided by LCP Policy 2.43.

Policy 2.52 (Traffic Mitigation for all Development in the Urban
MidCoast) requires applicants for new development that generate any
net increase in vehicle trips on Highways 1 and/or 92 to develop and
implement a traffic impact analysis and mitigation plan, which shall
include both traffic mitigation measures (such as transportation
demand management or “TDM”) and provisions to mitigate for any
adverse cumulative impacts on beaches.

The project will generate a net increase in vehicle trips on Highway 1
of 37 weekday AM peak hour trips, 45 weekday PM peak hour trips,
and 37 weekend Saturday midday peak hour trips. The applicant
prepared a Transportation Impact Analysis and Mitigation Plan (TIMP),
which includes strategies to reduce trips generated by the project.
The applicant will comply with the C/CAG TDM Policy and has
completed the required TDM checklist, exceeding the target 25% trip
reduction requirement. The project will implement measures
consistent with this LCP policy, including providing transit subsidies,
educational materials, secure bicycle storage, and family supportive
amenities, among others. As described in the Proposal section, the
resident selection process includes a preference for individuals who
live and/or work in the region for 75% of the units. A condition of
approval (Condition No. 24) has been included in Attachment A,
requiring the project to comply with the C/CAG TDM policy, among
monitoring, by obtaining approval of a final TDM plan, and by
committing to ongoing maintenance, monitoring, and implementation
of these TDM measures.
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https://www.smcgov.org/media/131296/download?inline=
https://www.smcgov.org/media/131281/download?inline=

There are several coastal resources within close proximity (0.3 to 1.3
miles) of the site: Montara State Beach, Point Montara Lighthouse,
Fitzgerald Marine Reserve, and Moss Beach. Use of local coastal
access points by residents of the project site are likely to be dispersed
and will not hinder the ability for visitors to access the coast. The
project will provide homes to households earning up to 80% of the
Area Median Income, and thereby increase equitable access to
coastal resources. The TIMP assessed the effect of the project on
anticipated cumulative traffic conditions and recommended public
access improvements that will be provided by the project, and ensure
compliance with Policy 2.52, as described further below.

Policy 2.53 (Transportation Management Plan) requires the County to
develop a comprehensive transportation management plan to address
the cumulative impacts of residential development on roads and
highways in the MidCoast. Connect the Coastside: The San Mateo
County MidCoast Comprehensive Transportation Management Plan,
was adopted by the San Mateo County Board of Supervisors on July
26, 2022, in accordance with this policy. Connect the Coastside
identifies a range of circulation improvements to address the
cumulative traffic impacts of residential development on the Coastside,
inclusive of those attributable to this project. Following the adoption of
Connect the Coastside, the County obtained funds from the San
Mateo County Transportation Authority to initiate the design work and
regulatory coordination needed to implement the recommendations of
Connect the Coastside in the Moss Beach corridor.

The Moss Beach SR-1 Congestion and Safety Improvements Project
(“Moss Beach Project”, https://www.smcgov.org/planning/moss-beach-
sr-1) has identified feasible intersection and roadway solutions to the
circulation deficiencies that already exist within the vicinity of the
project, and that will be impacted by the project, as described by the
TIMP. Implementation of these improvements will address the traffic
and safety impacts that currently exist, and that will be otherwise
exacerbated by project and cumulative development. Condition of
approval No. 26 requires the applicant to contribute to the cost of
constructing the circulation improvements being pursued by the
County, in an amount that is proportional to the project’s impact on
these roads and intersections.
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The TIMP also identifies a likely increase in pedestrian activity along
Carlos Street and on residential streets in Moss Beach to reach bus
stops and businesses. The County was recently awarded a technical
assistance grant from the Metropolitan Transportation Commission to
identify both near- and long-term options for bicycle and pedestrian
access improvements on Carlos Street, which is identified as the
preferred alignment for the Multimodal Parallel Trail in Connect the
Coastside and will provide the most efficient and enjoyable
pedestrian/bicyclist path for southbound travel for project residents
once improved. The County is committed to implementing the feasible
short-term improvements identified by this study as soon as possible,
and Condition of approval No. 27 requires the applicant to contribute
to the long-term objective of installing a multi-use recreation trail along
this alignment, which will fill an important gap in the California Coastal
Trail and improve mobility within the community in a manner that
outweighs the impacts of the project.

A component of the TDM measures included with the project is to
install pedestrian and bicycle improvements that will provide a safer
connection between the project site and central Moss Beach. These
improvements include high-visibility crosswalks, curb ramps, sidewalk
connections, and Class 3 bikeways that implement the goals of
Connect the Coastside and the County’s Active Transportation Plan,
and that further the project’s compliance with the requirements of
Policy 2.52(b).

Housing Component

Policy 3.1 (Sufficient Housing Opportunities) states: “Through both
public and private efforts, protect, encourage and, where feasible,
provide housing opportunities for persons of low and moderate income
who reside, work or can be expected to work in the Coastal Zone.”
The project will provide 71 affordable rental housing units that are
restricted to low-income households, in an area where none currently
exist. Up to 75% of the proposed units will be reserved for renters
who live and/or work in the MidCoast region. The project is consistent
with this LCP Policy.

Policy 3.2 (Non-Discrimination) state: “Strive to ensure that decent
housing is available for low- and moderate-income persons regardless
of age, race, sex, marital status or other arbitrary factors.” The project
will construct residences for low-income households, at a density
consistent with the surrounding neighborhood. By law, the applicant
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cannot discriminate based upon age, race, sex, marital status, or any
other protected category. The project includes multiple unit types
(one, two, and three-bedroom units), in order to provide housing for a
broad range of potential renters. Additionally, some of the units will
include mobility and/or communications features to assist people with
mobility, vision, and hearing impairments. The project is consistent
with this LCP policy.

Policy 3.3 (Balanced Developments) states: “Strive to provide such
housing in balanced residential environments that combine access to
employment, community facilities and adequate services.” The
purpose of this policy is to integrate affordable housing into the
County’s existing coastal communities. The project site is located in
an area with existing infrastructure, and with services in close
proximity, and avoids the conversion of agricultural lands. The project
site is within 1/2-mile of the Coastside Market grocery store and Moss
Beach Park. It is within 1.4 miles of Farallone View Elementary
School, and 0.8 miles of the Seton Coastside Medical Center.

Policy 3.4 (Diverse Housing Opportunities) states: “Strive to improve
the range of housing choices, by location, type, price and tenure,
available to persons of low and moderate income.” At the present
time, there are no income-restricted affordable housing units in the
Montara - Moss Beach - El Granada area. The proposed project
consists of 71 housing units that will be restricted to low-income
households. The project includes a mix of 1, 2, and 3-bedroom units
designed to accommodate a range of housing needs that are not
currently being met by the for-profit housing market. The proposed
project is therefore consistent with this LCP policy.

Policy 3.15.d (Designated Affordable Housing Sites) requires the
County to evaluate proposals to develop the designated or other
appropriate sites according to the following criteria:

(1)  For the total 11-acre North Moss Beach site, development must
help meet LCP housing objectives by meeting the following
criteria:

100% of the total units constructed on the site (with the
exception of a manager’s apartment) are reserved for low-
income households (defined as households earning up to 80%
of the AMI).
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(2)

The project is compliant with this policy. The applicant is
proposing to reserve all of the units for low-income households.
This project will further the LCP and Coastal Act goal of
providing affordable housing options for all San Mateo County
residents and greater coastal access opportunities for all income
levels. The project is consistent with this policy.

Require the provision of amenities including, but not limited to,
landscaping and recreation facilities, and encourage the
provision of community services, such as day care centers.

The project includes landscaping areas, a community garden, a
children’s play area, BBQ areas, and a public trail through a
portion of the site. The applicant has stated that the trail will be
open to both project residents and the general public. The
project also includes a community room and other common
areas that will be used for after-school programs for children,
adult education and training opportunities, and programs to
connect residents to a variety of social service providers in the
area. The proposed project is consistent with this LCP policy.

Policy 3.16 (Phasing the Development of Designated Housing Sites)
states:

(1)

(2)

Limit the number of affordable housing units given building
permits for construction on the designated sites to 60 during
any

12-month period in order to allow the affordable housing units
constructed on the designated housing sites to be assimilated
into the community a few at a time.

Allow the County Board of Supervisors to increase the number
of affordable housing units permitted if they make the finding
that the above phasing requirement threatens the
implementation of affordable housing on a designated site by
prohibiting the developer(s) from building when circumstances
are uniquely favorable for a limited period of time (i.e., low
interest rate financing or public subsidies are available).

The project proposes 71 residential units, which exceeds the 60
units that can receive a building permit in one year. The
applicant is requesting that the Board of Supervisors authorize
the issuance of all project related building permits within a 12-
month period, as provided by section (2), because obtaining all
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permits will be necessary in order to secure the financing
required to construct the project. Staff supports this request
because it is required to obtain the financing needed to
construct the project. In addition, staff notes that the number
of building permits issued for new residential development in
the MidCoast has not approached the limit of 40 per year since
this limit was established in 2012. Thus, the issuance of more
than 60 building permits within a 12-month period will not result
in an amount of development that is more than would have
been otherwise allowed to occur over the past few years
pursuant to current growth limits.

Sensitive Habitats Component

Policy 7.1 (Definition of Sensitive Habitats). This policy defines
sensitive habitats as any area in which plant or animal life or their
habitats are either rare or especially valuable. Sensitive habitats
include areas containing or supporting “rare and endangered” species
as defined by the State Fish and Game Commission, all perennial and
intermittent streams and their tributaries, and lakes and ponds and
adjacent shore habitat. Further, Policy 7.3 (Protection of Sensitive
Habitats) prohibits any land use or development which would have
significant adverse impact on sensitive habitat areas. The following
discussion addresses these two policies.

Vegetative communities on the project site fall into three categories:
Monterey cypress—Monterey pine woodland stands, perennial rye
grass fields, and coyote brush scrub. None of these habitat
communities are considered “sensitive” habitats. There are no
riparian or wetland habitat areas on the project site, though Montara
Creek (and its associated riparian habitat) lies approximately 250 feet
north of the project site. No development activities will occur near this
area.

Based on the existing biological conditions in and adjacent to the
project site, a review of relevant literature, the known occurrences of
special-status species in the area, and SWCA biologists’ local
knowledge of the region, 10 special-status plant species and eight
special-status animal species were identified as having potential to
occur within the project site. Of the 10 special-status plant species
considered for potential occurrence, it was determined that only one
special-status plant species - Choris’s popcorn flower, has a moderate
to high potential to occur on the project site. Of the eight special-
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status animal species identified, only one, the California red-legged
frog, was determined to have a moderate potential to occur within the
project site. The remaining species were determined to have either
low or no potential to be present on the project site.

Choris’s Popcorn Flower

Choris’s popcorn flower is a special-status plant species that was
determined to have a moderate potential to occur on the project site
due to suitable coastal scrub habitat. Choris’s popcorn flower is an
annual herb in the borage family that blooms from March to June. A
field survey (Appendix D (Biological Impact Report) of Attachment D)
was conducted in April 2023, during the blooming window (March
through June) for this plant. No Choris’s popcorn flower were
observed on the project site at that time. However, the biologist who
performed the field reconnaissance recognized the potential that
identification of the plant could have been missed at that time. Given
that there is a moderate potential for the plant’s presence on the site,
additional pre-construction surveys for the plant, during the
appropriate blooming period, are required to be performed prior to the
beginning of construction activities. This recommendation has been
included in Attachment A as Condition No. 8.

California Red-legged Frog

Seven California red-legged frog occurrences have been recorded
within 2 miles of the project site between 2006 and 2019. The closest
occurrence registered by the California Natural Diversity Data Base
(CNDDB) occurred in2012 and was recorded approximately 0.7 mile
north of the project site. While no suitable aquatic breeding habitat
was observed on-site, potentially suitable upland dispersal habitat for
this species is present. Additionally, Montara Creek, which is located
approximately 250 feet north of the project site and immediately north
of the project site, may provide marginally suitable aquatic dispersal
habitat during wet season periods of inundation. Although there is
potentially suitable upland dispersal habitat within the project site, this
species is more likely to utilize higher-quality suitable aquatic and non-
breeding habitat within and adjacent to Montara Creek where there is
also more woody debris available for refugia. In addition, the project
site does not provide a suitable overland route to other aquatic
breeding sites and no small mammal burrows were observed within
the project site. No California red-legged frogs were observed on the
project site during the April 2023 field survey.
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In recognition of the moderate potential for the California red-legged
frog to be present on the project site during construction, Condition
No. 9 requires the implementation of standard protection measures
such as exclusion fencing and oversight of construction and protection
measures by a qualified biologist to prevent any adverse impacts to
sensitive species.

Nesting and Migratory Birds

The project site contains suitable nesting and foraging habitat for
avian species protected under the Migratory Bird Treaty Act (MBTA)
and California Fish and Game Code (CFGC) during the typical nesting
season (February 15-September 15). Suitable nesting and foraging
habitats include the non-native grassland areas, shrubs, and trees
within and adjacent to the project site. Nesting is unlikely outside of
the typical nesting season, although some avian species may forage
year-round near the site. No nesting birds were observed during the
field survey, which occurred during the typical nesting season.
However, the biological reconnaissance report prepared for this
project (Appendix D (Biological Impact Report) of Attachment D)
recognizes the potential for the project to impact nesting birds,
including their eggs or young due to vegetation removal. To prevent
this potential impact, Condition No. 10 requires that a nesting bird
survey be conducted prior to vegetation removal, and that construction
activities be postponed as necessary to ensure protection of the nest.

With these conditions, the project will not have any adverse impacts
on sensitive habitats or species as defined by Policy 7.1.

Policy 7.7 (Definition of Riparian Corridors) defines riparian corridors
by the “limit of riparian vegetation”. Policy 7.11 establishes buffer
zones around riparian corridors. In this instance, the nearest riparian
corridor is Montara Creek, which is approximately 250 north of the
project site. Montara Creek is a perennial creek, therefore its required
buffer zone is 50 feet outwards from the limit of riparian vegetation.
Policy 7.13 (Performance Standards in Riparian Buffer Zones)
establishes standards to protect adjacent riparian habitat, including
preventing off-site sedimentation from entering the buffer zone. No
development activities are proposed in either the Montara Creek
riparian corridor or the associated buffer zone. However, earth
moving activities associated with construction of the project could
result in the movement of sediment towards Montara Creek and other
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points off site if erosion control measures are not implemented.
Condition of Approval No. 12 requires the implementation of erosion
and stormwater control BMPs as part of the project’s construction and
ensures that the project will be carried out in compliance with LCP
policies protecting riparian corridors.

Visual Resources Component

Policy 8.5 (Location of Development) states that on urban parcels
larger than 20,000 sq. ft. new development should be located on a
portion of the parcel where the development is least visible from State
and County Scenic Roads, is least likely to significantly impact views
from public viewpoints and consistent with all other LCP requirements,
best preserves the visual and open space qualities of the parcel
overall.

As discussed in Attachment D, the project is designed to cluster
development in the northwestern portion of the project site.
Approximately one-half of the project site will be developed and
landscaped. The remainder of the site will be unaltered, with the
exception of the removal of hazardous trees and the improvement of
existing pedestrian/bicycle paths open to the community. While some
trees on the project site will be removed as part of the project’s
construction, the trees and vegetation around the perimeter of the site
and on the northwestern edge, between Highway 1 and the area to be
developed, will not be removed. The project site is located
approximately 160 feet east of Highway 1 and the westerly third of the
project site is within the Cabrillo Highway County Scenic Corridor.

Views of the project site by travelers on Highway 1 are blocked by
existing vegetation and changes in grade, neither of which would be
modified by the proposed project. Together, vegetation and
topography act to shield most of the project site from the view of
travelers on Highway 1. In addition, screening vegetation will be
planted as part of project landscaping that will further screen views of
the project buildings from Highway 1.

The project locates development in an area that will not obstruct
existing views of the ocean available to the public along Stetson or
Carlos Streets. The proposed development will be partially visible
from Lincoln and Buena Vista Streets, which are the two streets
closest to the east side of the project site. Westerly scenic vistas from
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these two roads are currently dominated by the numerous trees
surrounding the periphery of the site, which are to remain.

The buildings nearest Lincoln Street and Buena Vista Street will be set
back approximately 230 feet from the nearest neighboring residences
on those streets and will have building pads ranging from 183 feet
above mean sea level (MSL) up to 186 feet MSL. The houses on
Lincoln Street sit at approximately 205 feet MSL. All other building
pad elevations on the project site will be lower than 183 feet MSL.
Because of the differences in topography and the preservation of
existing trees on the project site, the roofs of project buildings will be
only partially visible from Lincoln Street and from the base of Buena
Vista Street. They will appear similar in height and mass to the
existing water storage tanks, and lower in height than the background
vegetation. All other proposed buildings will be located at lower
elevations and more distant from Lincoln and Buena Vista Street.

Because of the change in elevation between onsite building pads, the
distance of the buildings from public viewing points (Lincoln and
Buena Vista Streets), and intervening vegetation that will not be
affected by the project, vistas of the Pacific Ocean would not be
blocked. The proposed location of development therefore complies
with this policy.

Policy 8.9 (Trees) requires new development to be designed and
located to minimize tree removal as much as possible. There are 488
identified trees on the project site, of which 295 will be removed during
project construction. All trees within the grading area will be removed.
In addition, 40 of the 61 trees within 30 feet of the planned grading
area will be removed, either because grading will impact the trees’
roots or because the trees are in poor condition. Most of the 193 trees
to be preserved on the site are more than 30 feet from the planned
grading area. Of the 295 trees proposed for removal, 193 are
considered Significant trees (i.e. — 12” in diameter or greater). Of
these 193 trees, approximately 97 trees, or 51 percent, are in poor
condition and only 20 trees, or 10.5 percent are in good condition, with
the remainder being in fair condition. The project has been designed
to reduce tree removal as much as possible by concentrating
development in the westerly third of the parcel and leaving the majority
of the site undeveloped. To minimize impacts on the trees to remain
on the site, Condition No. 13 requires the implementation of a tree
protection plan. To offset the visual impact associated with the
project’s tree removal, the applicant has proposed an extensive tree
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replanting and landscape plan, consistent with the requirements of
Policy 8.10 — Vegetative Cover. Implementation of this plan will

ensure the long-term preservation of the area’s visual resources by
planting new, healthy trees which will be maintained by the project.

Policy 8.13 (Special Design Guidelines for Coastal Communities (for
Montara-Moss Beach-El Granada-Miramar)) calls for structures to be
designed to fit the topography of the site, to employ colors and
materials that blend with the vegetative cover of the site, use pitched
roofs with non-reflective materials and 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 project is designed to minimize alteration of the site’s natural
landforms as much as possible and be visually compatible with
surrounding areas. It will cluster development, provide greater than
the minimum required setbacks, minimize grading, and retain the
majority of screening trees along the site perimeter. Approximately
one-half of the project site will be developed and landscaped. The
remainder of the site will be left unaltered, with the exception of the
removal of hazardous trees and the improvement of existing
pedestrian/bicycle paths open to the community. The majority of the
forested areas on the northern portion of the site will be preserved.

The project is in the Highway 1 County Scenic Corridor and is
designed to minimize its visibility from Highway 1, consistent with the
requirements of Policy 8.32 (Regulation of Scenic Corridors in Urban
Areas). Access roads and parking areas will be integrated into the
site, with multiple small parking lots around a ring road, and screened
with landscaping. All new distribution lines will be underground.
Landscaping with native trees and plant materials will have an informal
character and be used to screen the project and reduce visual
impacts. Landscaping will include additional trees planted between
the project and the single residence on Carlos Street to shield the
residence from views of the project.

Although the existing visual character of the site will be altered by
construction of the project, the change will not result in conditions
causing significant visual degradation. Site grading to construct
building pads, roadways, and parking areas, and install utilities, will
not be visible or apparent from areas outside of the project site. The
only site features visible to viewers from surrounding areas will be the
proposed buildings themselves. As noted above, the buildings will be
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set back at a minimum of 20 feet from the property line so that their
apparent mass will be reduced. Furthermore, the project site
represents an additional residential use within an already developed
residential area that already includes many two-story buildings.
Consistent with the County Community Design Manual, the buildings
have been designed to include natural colors and materials and non-
reflective materials, including wood-look cement board siding in
shades of dark red and brown and gray composite shingle roofing
materials. These materials match the neighborhood vernacular and
are compatible with the prevailing design features of the surrounding
single family residential neighborhood.

Hazards Component

Policy 9.1 (Definition of Hazard Areas) defines 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%).” The
project site is not within a known fault zone, nor does it have steep or
unstable slopes or soils subject to liquefaction. The subject site is not
adjacent or within a flood hazard zone or an area of coastal cliff
instability. The project site is not within a mapped Fire Hazard
Severity Zone and is at no greater risk from wildfire than the
surrounding neighborhood.

Policy 9.4 (Definition of High-Risk Fire Areas) defines “fire hazard
areas” as those having a high potential for catastrophic fire. Policy 9.5
(Designation of High-Risk Fire Areas) designates high risk fire areas in
the Coastal Zone as those delineated by the State Division of Forestry
and shown on the Hazards Map for the Coastal Zone. As discussed in
the Wildfire Section of Attachment D, the project site and the
surrounding neighborhood are not within a mapped Fire Hazard
Severity Zone as designated by the California Department of Forestry
and Fire Protection (CalFire).

Policy 9.6 (Regulation of Development in High-Risk Fire Areas)
requires residential development in high-risk areas to be reviewed and
conditioned by the County Fire Warden to ensure that building
materials, access, brush clearings and water storage capacity are
adequate for fire flow and fire protection purposes. The project site is
not within a designated High Risk Fire Hazard area. Nevertheless, the
project’s buildings will have fire suppression sprinklers, will utilize fire
resistant materials, and will maintain a 30-foot fire break area and a
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100-foot reduced fuel zone surrounding the development as part of the
project design pursuant to Public Resources Code Section 4291.
Policy 9.10 (Geological Investigation of Building Sites) requires 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.

As part of their application submittal, the applicant submitted an
extensive geotechnical investigation which was reviewed by both the
County Geotechnical Engineer and the consulting engineer that
contributed to the Draft EIR (Attachment D). The project is not located
on a geologic unit or soil that is unstable or would become unstable as
a result of the project. The site-specific geotechnical investigation
contains recommendations and design parameters to ensure that the
project has suitable foundations and stability. Those parameters will
be incorporated into building plans for the proposed structures. The
soil on the site has a low expansion potential and will not impact the
proposed grading or construction of buildings on the site.

The site-specific geotechnical investigation concluded the potential for
landslides at the project site under both static and seismic conditions
is low due to the lack of evidence of historical slope instability on-site,
the high shear strength of the soil, weathered bedrock underlying the
site, and the absence of any significant seepage on the slope faces.

3. Conformance with PUD-140 Zoning Requlations

a.

DEVELOPMENT PLAN: All development shall substantially conform
to the plans presented to the San Mateo County Planning Commission
on January 22, 2020. On July 14, 2022, the applicant submitted their
application for this Coastal Development Permit with the plans
included as Attachment B. These plans match the conceptual plans
reviewed by the Planning Commission in January 2020, specifically
with regards to the number and location of the proposed residential
and community buildings, number of parking spaces, and landscaping.
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b. PERMITTED USES: Only multi-family housing for low-income
households, a community building, outdoor recreational uses for
residents, and publicly accessible trails are permitted. There have
been no changes in the proposed uses on the project site. The
proposed housing continues to be reserved for low-income
households.

C. DENSITY: The total number of dwelling units shall not exceed 71
dwelling units. There has been no change in the number of proposed
dwelling units, which remains at 71.

d. HEIGHT: The maximum building height shall be 28 feet, not to
exceed two habitable stories. There has been no change in the
design of the buildings, which comply with this standard.

e. SETBACKS: The minimum setbacks of the proposed buildings shall
conform to those shown on the plans reviewed by the Board of
Supervisors on July 21, 2020. There has been no change in the
location of proposed buildings. The project complies with this
standard.

f. LOT COVERAGE AND FLOOR AREA: The maximum lot coverage
and floor area of all proposed buildings shall comply with that shown
on the plans reviewed by the Board of Supervisors on July 21, 2020.
There have been no changes in the design or size of the proposed
buildings. The project complies with these two standards.

Compliance with Design Review District Overlay

Section 6565.1 of the Zoning Regulations states that in any district which is
combined with the "DR" District, the regulations specified in Chapter 28.1
shall apply. Section 6565.17 of the Zoning Regulations establishes the
standards for review for multi-family dwellings within Design Review Districts
located in the Coastal Zone. In accordance with these standards, the
project was reviewed by the Coastside Design Review Committee which
found that the project has been designed and situated to ensure adequate
space for light and air by proposing greater setbacks to adjacent residences
than are required by the Zoning Regulations. The applicant has proposed
contoured grading of the site rather than harsh cutting or terracing of the
site. The applicant has also proposed an extensive landscaping plan to both
offset the loss of existing trees on the site and to provide screening from
adjacent land uses. The Design Review Committee recommended utilizing
more articulation and secondary roof forms to break up the mass of the
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larger buildings, as well as changing the color palette to darker tones to help
integrate the structures into the site. The applicant has responded to these
suggestions with changes in the building designs and proposed color
palette. These changes are reflected in the updated plans which are
included as Attachment B of this report.

Conformance with County Grading Regulations

The project proposes approximately 28,894 cubic yards of grading (9,506 cy
of cut and 19,388 cy of imported fill) to accommodate the proposed
development. The following findings must be made pursuant to Section
9290 of the San Mateo County Ordinance Code to approve the grading
permit:

a. The granting of the permit will not have a significant adverse effect on
the environment.

The project is in conformance with the applicable General Plan, LCP,
and Zoning District policies and standards that seek to minimize
impacts to soils, sensitive habitats, hazards, and visual quality as
discussed previously in this report. The proposed grading is
necessary to support redevelopment of the property for affordable
multi-family residential use. Implementation of the proposed grading
plans prepared by a licensed civil engineer, including the erosion and
sediment control plan, and associated conditions of approval will
ensure the project will not have a significant adverse effect on the
environment.

b. The project conforms to the criteria of Chapter 5, Division VII, of the
San Mateo County Ordinance Code, including the standards
referenced in Section 9296.

The project will conform to standards in the County Grading
Regulations, including those relative to an erosion and sediment
control plan, dust control plan, fire safety, and the timing of grading
activity.

C. The project is consistent with the General Plan.
The project has been reviewed against the applicable policies of the
San Mateo County Local Coastal Plan which is a subset of the

County’s General Plan and found to be consistent with its goals and
objectives. See Section A.2 of this report for a detailed discussion
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D.

regarding the project’s compliance with applicable Local Coastal Plan
policies.

ENVIRONMENTAL REVIEW

This project is statutorily exempt from the California Environmental Quality Act
(CEQA) pursuant to Public Resources Code Section 21080.40. An analysis of the
exemption and the project’s qualification for the exemption is included in
Attachment C.

Based on the CEQA requirements in effect at the time this Coastal Development
Permit application was submitted, the County prepared a Notice of Preparation of
an Environmental Impact Report (EIR) on December 1, 2022, and subsequently
released a Draft EIR in August 2023. The required 45-day public review period for
the Draft EIR expired on September 25, 2023. During the public comment period,
the County received a voluminous amount of comment letters. While preparing
responses to these comments, Assembly Bill 1449 was adopted (in October 2023)
creating a new statutory exemption for qualifying affordable housing projects (AB
1449 was codified at Public Resources Code Section 21080.40 and took effect on
January 1, 2024). Although not required by CEQA, the County has provided
general responses to the comments received on the Draft EIR (see Attachment

These responses are for information purposes only, and do not provide a basis to
approve or deny the requested permits, except as they relate to the project’s
compliance with relevant County policies and regulations, which are addressed in
this staff report.

REVIEWING AGENCIES

County Building Inspection Section

County Department of Public Works

County Environmental Health Services Coastside Fire Protection District
Montara Water and Sanitary District MidCoast Community Council
California Department of Fish and Wildlife

Caltrans, District 4

California Coastal Commission

U.S. National Park Service (GGNRA)

U.S. Department of Transportation (Federal Transit Administration)
U.S. Fish & Wildlife Service

U.S. Postal Service

Association of Bay Area Governments (ABAG)

Bay Area Air Quality Management District

CA Coastal Conservancy
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City/County Association of Governments of San Mateo County
San Mateo County Department of Housing

Committee for Green Foothills

PG&E (Land Services)

Cabrillo Unified School District

ATTACHMENTS

A. Recommended Findings and Conditions of Approval

B. Project Plans

C. AB1449 Statutory Exemption Statement

D. Cypress Point Affordable Housing Community DEIR background information
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Attachment A

County of San Mateo
Planning and Building Department

RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL

Project File Number: PLN2022-00220 Hearing Date: March 13, 2024

Prepared By: Michael Schaller For Adoption By: Planning Commission
Senior Planner

RECOMMENDED FINDINGS

The Planning Commission recommends that the Board of Supervisors make the
following findings:

Regarding the General Plan Land Use Map Amendment, Find:

1. That the General Plan Land Use Map amendment is compatible with the General
Plan, will create a harmonious arrangement of land uses and will not be in conflict
with the General Plan as discussed in Section A (1) of this staff report.

2.  That the County General Plan Land Use Map be amended to change the subject
parcels’ General Plan Map designation from “Medium-High Density Residential” to
“Medium Density Residential.”

Regarding the Coastal Development Permit, Find:

3. That the project, as described in the application and accompanying materials
required by Zoning Regulations Section 6328.7 and as conditioned in accordance
with Section 6328.14, conforms with the plans, policies, requirements, and
standards of the San Mateo County Local Coastal Program (LCP) with regards to
the protection of archeological, biotic and visual resources, as well as Public
Works and Housing component policies, as analyzed in Section A (2) of this staff
report.

4.  Where the project is located between the nearest public road and the sea, or the
shoreline of Pescadero Marsh, that the project is in conformity with the public
access and public recreation policies of Chapter 3 of the Coastal Act of 1976
(commencing with Section 30200 of the Public Resources Code) and Chapter 3 of
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the Coastal Act of 1976. The proposed project does not fall within the stated
locational criteria.

5.  That the project conforms to the specific findings required by policies of the San
Mateo County Local Coastal Program. As discussed in Section A (2) of this staff
report, protection measures will be implemented to prevent any impact to
archeological and biological resources, as well as minimizing impacts to water
quality.

0. That the issuance of more than 60 building permits in a 12-month period in order
to construct the project, is consistent with LCP Policy 3.16 because it is necessary
to secure project financing. Itis also consistent with LCP Policy 1.23 because the
number of building permits issued for the remainder of the calendar year in which
the building permits are issued, and the following two years will be restricted so
that the total number of new residential units constructed over that three-year
period will not exceed 120 new units.

Regarding the Grading Permit, Find:

7. That the granting of this permit will not have a significant adverse effect on the
environment as the project conforms with the applicable General Plan, LCP, and
Zoning District policies and standards that seek to minimize impacts to soils,
sensitive habitats, hazards, and visual quality. Implementation of the proposed
grading plans prepared by a licensed civil engineer, including the erosion and
sediment control plan, and associated conditions of approval will ensure that the
project will not have a significant adverse effect on the environment.

8. That the project conforms to the criteria of Chapter 5, Division VII, of the San
Mateo County Ordinance Code, including the standards referenced in Section
9296 as it will conform to standards in the Grading Ordinance, including those
related to an erosion and sediment control plan, dust control plan, fire safety, and
the timing of grading activity.

9.  That the project is consistent with the goals and objectives of the General Plan.
The project has been reviewed against the applicable policies of the San Mateo
County Local Coastal Plan which is a subset of the County’s General Plan and
found to be consistent with its goals and objectives, as discussed in Section A.2
of this report.

RECOMMENDED CONDITIONS OF APPROVAL

Current Planning Section
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This recommendation applies only to the proposal as described in this report and
materials submitted for review by the Planning Commission on March 13, 2024.
The Board of Supervisors are the final decision-making body and will consider the
Planning Commission’s recommendation on a date to be decided. The Director of
Planning and Building may approve minor revisions or modifications to the project
if they are found to be consistent with the intent of and in substantial conformance
with this recommendation.

Additional Site Excavation. An archaeological salvage program shall take place
prior to the beginning of earthmoving activities and shall consist of four hand-
excavated 1 meter x 1 meter mitigation units. Placement of the units shall be
based on available archival background data, field observations, and proposed
project plans. Hand excavation shall be conducted using standard archaeological
techniques with trowels, picks, and shovels at arbitrary levels and dry screened
through 1/4-inch mesh. All identified artifactual material shall be collected from
each level. Collected material shall be placed in level bags, and each level shall
be recorded using level forms. Artifacts, soil type, color, stratigraphy, and features
present shall be recorded. All artifactual material from this process shall then be
placed within its appropriate level bag during the field process.

Archaeological Monitoring. Archaeological monitoring shall be conducted
during all earthmoving activities involved with the project in accordance with the
schedule coordinated between the general contractor and project archaeologist.
This shall consist of full-time monitoring during all earthmoving activities within 50
feet of CA-SMA-431. Archaeological spot-check monitoring, consisting of periodic
monitoring of the project site during ground-disturbing activities, including during
demolition of the existing concrete foundations, shall take place for the remainder
of the project. The timing and frequency of these spot checks shall be determined
throughout the course of earthmoving activities for the proposed project based
upon the construction schedule and the nature of any cultural materials
encountered. Per the schedule, the archaeologist shall inspect the site and shall
subsequently provide an archaeological monitoring report. This report shall
document all cultural materials encountered and be submitted to project
representatives within 40 working days of the completion of earthmoving activities
for the project.

Unanticipated Findings During Construction. If any individual artifacts
(prehistoric or historic), features, potential midden soils, or other indicators of
cultural use are noted by the archaeological monitor during the earthmoving
activities, work within 50 feet of the find shall be stopped until appropriate
measures are formulated by the project archaeologist and accepted by the County
and the project representative. If the project archaeologist is not present on the
site, the County, owner, and project archaeologist shall be notified by telephone,
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and the project archaeologist shall examine the materials encountered within 24
hours. Any archaeological materials found at the site shall be collected and
stored for further analysis by a qualified archaeologist and may require
consultation with appropriate Tribal representatives, as dictated by the California
Native American Heritage Commission (NAHC) and the County.

If an intact archaeological deposit is discovered during archaeological
mitigation/monitoring, construction activities shall be halted within 50 feet of the
find for the purpose of identifying and mapping the deposit, and appropriate
investigative methods and approaches shall be formulated by the project
archaeologist and discussed with the project representative. If these materials are
determined to be significant, a preservation plan or data recovery program shall
be prepared and submitted to the County for approval prior to implementation.

Procedures for Discovery and Treatment of Human Remains. If human
remains are found during excavation or construction, work shall be halted at a
minimum of 50 feet from the find, the area shall be staked off, and the owner and
project archaeologist shall be notified. The owner shall contact the County
Coroner, and no further excavation or disturbance of the site or any nearby area
reasonably suspected to overlie adjacent human remains shall be performed until
the coroner determines that no investigation of the cause of death is required. If
the coroner determines the remains to be Native American, the coroner shall
contact the NAHC within 24 hours of this determination. The NAHC shall identify
the person or persons it believes to be the most likely descendent (MLD) of the
deceased. The MLD may then make recommendations to the owner and execute
an agreement for the means of treating or disposing of, with appropriate dignity,
the human remains and associated grave goods, as provided in Public Resources
Code Section 5097.98.

If required, reinternment of human remains shall be performed according to
California law for Native American burials (Chapter 1492, Statutes of 1982). The
intent of the California state law is to protect Native American burials, isolated and
disarticulated human remains, and associated cultural materials found during the
course of an undertaking. It also serves to ensure proper analysis prior to their
final disposition. The location and procedures of this undertaking shall be
recorded by the project archaeologist. Reinternment shall take place with all due
speed upon completion of all necessary analysis. This information shall be
included in the final report prepared by the project archaeologist, or if necessary,
as an addendum to the report.

The owner shall rebury the Native American human remains and associated grave

goods with the appropriate dignity on the property in a location not subject to
further disturbance if:
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The NAHC is unable to identify a MLD or the MLD fails to make a
recommendation within 24 hours after being notified by the commission.

The descendant identified by the NAHC fails to make a recommendation for
burial and mediation by the NAHC fails to provide measures acceptable to
the owner.

Any associated grave goods and soil samples from the burial site shall be
analyzed per the agreement between the owner and the most likely descendent.
Dependent upon the nature of this agreement, diagnostic artifacts such as
projectile points, shell beads, and ground stone artifacts may be studied and
illustrated in the final report to be prepared by the project archaeologist.
Radiocarbon dating and obsidian hydration and sourcing may be undertaken in
order to provide a chronology for newly identified features.

Erosion and Sediment Control Plan. Prior to the issuance of the grading permit
the applicant shall submit an erosion and sediment control plan for review and
approval by County Staff. This plan shall include:

a.

Provide a proposed schedule of grading activities, monitoring, and
infrastructure milestones in chronological format. An anticipated
construction schedule and/or construction duration (in weeks or months)
shall be provided.

Delineate work areas including protecting surface waters, storm drain inlets,
sensitive areas, and buffer zones. These areas should be consolidated and
located outside steep or sensitive areas.

Protect surface water locations. Provide primary control measures (e.g., silt
fence along the outer buffer zone of the creek; do-not-disturb riparian areas)
and secondary control measures (e.qg., fiber rolls) in disturbed areas sloping
toward the creek/ocean.

Protect storm drain inlets using fiber rolls, permeable rock sacks, or other
measures that keep sediment from entering the drain. Show inlet locations
and protection measure details on the ESCP Plan. Include in the ESCP
Plan that filter fabric or filter baskets shall be installed in the drains and
cleaned out after each rain event, or as needed to function properly.
Sandbags are prohibited as they tear and can result in sand entering the
storm drains.
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Maximize and protect areas to be undisturbed (including sensitive areas and
buffer zones), using a vegetative buffer strip or 6-foot fence/barrier. Show
the “limits of work” on the ESCP Plan and barriers along the “limit.” Forbid
work, storage, earth moving, vegetation clearing, and other disturbances
outside of the “limit.” Hay bales are prohibited as these can easily fall apart.
Provide a separate Tree Protection Plan to identify and protect trees and
driplines extending over the project site, using fencing placed along drip
lines. An arborist report is required for those trees where work will encroach
into driplines (for on-site and off-site trees). See the County’s Significant
and/or Heritage Tree Ordinances for Tree Protection Plan guidelines.

Prevent runoff to off-site areas using perimeter controls (diversion berms,
silt fencing, and/or fiber rolls). Silt fencing is preferred, but fiber rolls may
work in some instances. Where the site is flat or the slope is gentle,
installing these measures on the property line should be adequate. On
slopes greater than 3:1, the measures must be installed along contour lines.

Indicate the location and method for stabilizing disturbed bare-earth areas.
Use seeding and/or mulching and the following, as necessary:

(1) For slopes less than 3:1, provide silt fencing or fiber rolls along
contour lines.

(2) For slopes greater than 3:1, anchored erosion blankets (rice, straw, or
coconut) and fiber rolls or silt fencing at the crest are required. Jute
netting is preferred when used with seeding.

Use diversion berms to divert water from unstable or denuded areas (e.g.,
top and base of a disturbed slope, grade breaks where slopes transition to a
steeper slope).

Direct water from construction areas to designated temporary
filtration/detention areas. Show any temporary detention areas for
stormwater and stabilization of those areas.

Show areas and proposed protection of temporary stockpiles using
anchored-down plastic sheeting in dry weather. The use of plastic sheeting
during the wet season, October 1 through April 30, is not allowed unless the
stockpile is also protected with fiber rolls containing the base of the
stockpile. Alternatively, in wet weather, or for longer storage, use seeding
and mulching, soil blankets, or mats.
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Prior to the issuance of the grading permit, the applicant shall submit the State
approved SWPPP, showing that they have obtained coverage for this project
under the State’s General Construction Permit from the RWQCB.

Choris’s Popcorn Flower. Prior to the start of construction, a preconstruction
survey for Choris’s popcorn flower shall be conducted during the appropriate
blooming period. Choris’s popcorn flower occurrences within 50 feet of the project
work areas shall be flagged for avoidance by the Project. If the Project cannot
avoid impacts to this species, the Project Proponent shall consult with the CDFW
on appropriate measures and/or actions to protect or salvage the plant(s) prior to
beginning construction.

Special-Status Amphibians and Reptiles. The following measures shall be
implemented to minimize impacts to special-status amphibians and reptiles:

a. A qualified biological monitor shall be present during all initial ground-
disturbing activities, including grubbing and/or vegetation removal and
installation of the wildlife exclusion fence.

b. A preconstruction survey for California red-legged frog shall be conducted
within the project site immediately prior to ground disturbance. If no
individuals are detected, then construction-related activities may proceed
provided project avoidance and minimization measures in this document are
adhered to. If adults are present in the construction area, work shall be
stopped until individuals are allowed to disperse on their own volition, or the
species is relocated by a qualified biologist with permission to handle
California red-legged frog.

C. Disturbance to vegetation shall be kept to the minimum necessary to
complete the project activities. To minimize impacts to vegetation, a
qualified biologist shall work with the contractor to designate the work area
and any staging areas and clearly delineate areas that shall be avoided with
exclusion fencing (e.g., high-visibility orange construction fencing, silt fence,
ERTEC fencing, or other similar material).

d.  Ground-disturbing construction activities (e.g., grubbing or grading) should
occur during the dry season (June 1-October 15) to facilitate avoidance of
California red-legged frog. Regardless of the season, no ground-disturbing
activities shall occur within 24 hours following a significant rain event
(greater than 4-inch in a 24-hour period). Following a significant rain event
and the 24-hour drying-out period, a qualified biologist would conduct a
preconstruction survey for California red-legged frog prior to the restart of
any project ground-disturbing activities.
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10.

11.

e. To avoid impacts to California red-legged frog and other sensitive wildlife
species, a wildlife exclusion fence (e.g., silt fence, ERTEC fencing, or other
similar material) shall be installed around the perimeter of the Project, at the
discretion of the qualified biologist.

f. The wildlife exclusion fence shall be inspected by a qualified biologist or
project stormwater inspector, who has received environmental awareness
training from a qualified biologist, on a weekly basis to ensure that the fence
is functioning as intended throughout the duration of construction activities
that may impact California red-legged frog (e.g., ground disturbance,
materials staging/parking required on the north side of the project site).
Removal of the wildlife exclusion fence may be conducted at the discretion
of a qualified biologist if ground disturbance activities have been completed
and remaining Project activities would not impact California red-legged frog
(i.e., only interior site build out activities remain).

Conduct Nesting Bird Surveys. If project activities, including grass mowing and
tree trimming/removal, are conducted during nesting bird season (February 15—
September 15), preconstruction nest surveys shall be conducted in and near the
project site (within 250 feet for large raptors and 100 feet for all other birds) by a
qualified biologist within 7 days of the start of construction. If nesting birds are
identified during the preconstruction survey, then the project shall be modified
(i.e., a no-work exclusion buffer of appropriate size [to be determined by the
qualified project biologist] shall be erected around active nests) and/or delayed as
necessary to avoid impacts to the identified nests, eggs, and/or young.

General Biological Resource Protection Measures. The following general
measures shall be implemented during the project:

a. Prior to the start of the project, all construction crew members, including the
project stormwater inspector, will attend an environmental awareness
training presented by a qualified biologist. A training brochure describing
special-status species, project avoidance and minimization measures, key
contacts, and potential consequences of impacts to special-status species
and potentially jurisdictional features will be distributed to the crew members
during the training. During the training the qualified biologist will review with
the project stormwater inspector the requirement for weekly inspection of
the wildlife exclusion fencing. Trainees will sign an environmental training
attendance sheet.
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12.

If any animals are encountered during project activities, said animals shall
be allowed to leave the work area unharmed. Animals shall not be picked
up or moved in any way.

During project activities, all trash that may attract predators shall be properly
contained, removed, and disposed of regularly. Following construction,
trash/construction debris shall be removed from work areas.

Construction materials, including, but not limited to, wooden pallets, best
management practices (BMPs), equipment, or other materials, that are left
on the ground for more than 24 hours shall be inspected before and during
moving of the materials to prevent potential impacts to animals that may
have utilized the materials as a temporary refuge. Plastic pipes, if used,
shall be covered with material to prevent animals from entering the pipes.

The number of access routes, number and size of staging areas, and total
area of the activity shall be limited to the minimum necessary to complete
the project, and their boundaries shall be clearly demarcated.

Disturbance to vegetation shall be kept to the minimum necessary to
complete the project activities. To minimize impacts to vegetation, a
qualified biologist shall work with the contractor to designate the work area
and any staging areas and clearly delineate areas that shall be avoided with
exclusion fencing (e.g., high-visibility orange construction fencing, silt fence,
ERTEC fencing, or other similar material).

Measures to protect Montara Creek. The following protection measures shall
be implemented during the project:

a.

Adhere to BMPs. Regardless of the season, construction shall adhere to
SWRCB BMPs, and no ground-disturbing activities shall occur within 24
hours following a significant rain event (defined as greater than Vz-inch in a
24-hour period).

Permanently Protect Exposed Surfaces. Before completion of the project,
all exposed or disturbed surfaces shall be permanently protected from
erosion with reseeding and landscaping.

Cover and Secure Spoils. All spoils, such as dirt, excavated material,
debris, and construction-related materials, generated during project
activities shall be placed within the limits of the designated construction
area. Spoils shall be covered or secured to prevent sediment from
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13.

escaping. Once the spoil pile is no longer active, it shall be removed from
the work area and disposed of lawfully at an appropriate facility.

Stabilize Soils and Use BMPs. All exposed soil in the work area resulting
from project activities shall be stabilized immediately following the
completion of work to prevent erosion. Erosion and sediment control BMPs,
such as silt fences, straw hay bales, gravel or rock-lined drainages, water
check bars, and broadcast straw, can be used. BMPs shall be made of
certified weed-free materials. Straw wattles, if used, shall be made of
biodegradable fabric (e.g., burlap) and free of monofilament netting. At no
time shall silt-laden runoff be allowed to enter any drainage or other
sensitive areas.

Do Not Fuel Near Drainages. All fueling and maintenance of vehicles and
other equipment and staging areas shall occur at least 100 feet from any
drainage and other water features. Crew members shall ensure that
contamination of habitat does not occur during such operations. Prior to the
onset of work, the construction contractor shall prepare a plan to be
approved by the County before construction begins to allow a prompt and
effective response to any accidental spills. All workers shall be informed of
the importance of preventing spills and the appropriate measures to take
should a spill occur.

Tree Replacement and Maintenance Plan. The following measures shall be
implemented both during and after project construction:

a.

Plans affecting the trees should be reviewed by the consulting arborist with
regard to tree impacts. These include, but are not limited to, site plans,
improvement plans, utility and drainage plans, grading plans, landscape and
irrigation plans, and demolition plans.

Route underground services including utilities, sub-drains, water, or sewer
around the Tree Protection Zone. For design purposes, the Tree Protection
Zone trees shall be defined as the tree dripline.

Any herbicides placed under paving materials must be safe for use around
trees and labeled for that use.

Do not lime the subsoil within 50 feet of any tree. Lime is toxic to tree roots.
As trees withdraw water from the soil, expansive soil may shrink within the

root area. Therefore, foundations, footings, and pavements on expansive
soils near trees should be designed to withstand differential displacement.
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14.

Tree protection fencing, as shown on Sheet TPZ1.00 of Attachment B shall
remain until all grading and construction is completed. Where demolition
must occur close to trees, such as removing curb and pavement, install
trunk protection devices such as winding silt sock wattling around trunks or
stacking hay bales around tree trunks.

Trees to be removed shall be felled so as to fall away from Tree Protection
Zone and avoid pulling and breaking of roots of trees to remain. If roots are
entwined, the Consulting Arborist may require first severing the major woody
root mass before extracting the trees or grinding the stump below ground.

All contractors shall conduct operations in a manner that will prevent
damage to trees that are to be preserved.

Any brush clearing required within the Tree Protection Zone shall be
accomplished with hand-operated equipment.

All grading within the dripline of trees shall be done using the smallest
equipment possible. The equipment shall operate perpendicular to the tree
and operate from outside the Tree Protection Zone. Any modifications must
be approved and monitored by the consulting arborist.

If injury should occur to any tree during construction, it should be evaluated
as soon as possible by the consulting arborist so that appropriate treatments
can be applied.

Maintenance of Impacted Trees:

a.

Preserved trees will experience a physical environment different from that
pre-development. As a result, tree health and structural stability should be
monitored. Occasional pruning, fertilization, mulch, pest management,
replanting and irrigation may be required.

Provisions for monitoring both tree health and structural stability following
construction must be made a priority. Inspect trees annually and following
major storms to identify conditions requiring treatment to manage risk
associated with tree failure.

Implement BAAQMD BMPs. During any construction period ground disturbance,
the applicant shall ensure that the general contractor implements measures to
control dust and exhaust. The applicant shall include terms in all construction
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contracts related to the Cypress Point project that require contractors to
implement the following BMPs:

a.

Exposed surfaces (e.g., parking areas, staging areas, soil piles, graded
areas, unpaved access roads) shall be watered with non-potable water two
times per day.

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

All visible mud or dirt track-out onto adjacent public roads shall be removed
using wet power vacuum street sweepers at least once per day. The use of
dry power sweeping is prohibited.

All roadways, driveways, and sidewalks shall be paved as soon as possible.

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

All construction equipment shall be maintained and properly tuned in
accordance with the manufacturer’s specifications. All equipment shall be
checked by a certified visible emissions evaluator.

A publicly visible sign shall be posted with the telephone number and the
person to contact at the County regarding dust complaints. This person shall
respond and take corrective action within 48 hours of a complaint or issue
notification. The BAAQMD’s phone number shall also be visible to ensure
compliance with applicable regulations.

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

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

All construction equipment shall be maintained and properly tuned in
accordance with the manufacturer’s specifications. All equipment shall be
checked by a certified mechanic and determined to be running in proper
condition prior to operation.
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15.

16.

17.

18.

Use Low Diesel Particulate Matter Exhaust Construction Equipment. Prior to
initiating any construction activities, MidPen or their contractors shall develop a
plan demonstrating that the off-road equipment used on-site to construct the
project would achieve a fleet-wide average of at least 78% reduction in Diesel
Particulate Matter (DPM) emissions compared to the emissions calculated for the
project without mitigation. One feasible plan to achieve this reduction would
include the following: all mobile diesel-powered off-road equipment larger than 25
horsepower and operating on-site for more than 2 days shall meet, at a minimum,
Environmental Protection Agency (EPA) particulate matter emissions standards
for Tier 4 engines or equivalent. Note that the construction contractor could use
other measures to minimize construction period DPM emissions to reduce the
estimated cancer risk below the thresholds. The use of equipment that meets
EPA Tier 2 standards and includes California Air Resources Board (CARB) -
certified Level 3 Diesel Particulate Filters or alternatively fueled equipment (i.e.,
non-diesel) would meet this requirement. Other measures may be the use of
added exhaust devices, or a combination of measures, provided that these
measures are approved by the County and demonstrated to reduce community
risk impacts to less than significant.

Accidental Discovery of Paleontological Resources. In the event that
paleontological resources are exposed during project work, regardless of the
location or geologic units in which the fossils are found, work in the immediate
vicinity of the find must stop until a Qualified Professional Paleontologist (Qualified
Paleontologist/Project Paleontologist/Principal Paleontologist), who meets or
exceeds the Society of Vertebrate Paleontology (SVP) definition, can evaluate the
significance of the find. Ground-disturbing activities may continue in other areas
outside an appropriate buffer, usually 50 feet. If the paleontologist determines the
discovery to be significant, the fossil(s) shall be salvaged.

Preconstruction Planning and Notification. Prior to the start of construction
activity involving below-groundwork (e.g., slab removal or excavating), a copy of
the Site Management Plan (SMP) shall be provided by the applicant to all
contractors for review.

Implement Site-Specific Health and Safety Worker Requirements. Prior to the
start of construction, a Health and Safety Plan (HASP) shall be prepared by the
General Contractor. The General Contractor and any subcontractors shall be
responsible for the health and safety of their own workers, as required by Cal-
OSHA, including but not limited to preparation of their own HASP and Injury and
lliness Prevention Plan (IIPP). The HASP(s) shall contain provisions for limiting
and monitoring chemical exposure to construction workers, chemical and non-
chemical hazards, emergency procedures, and standard safety protocols.
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19.

The General Contractor shall submit the HASP to San Mateo County
Environmental Health Services (EHS) at least 2 weeks prior to beginning
construction field work. HASPs shall be updated as the project proceeds if
unforeseen conditions are identified and necessitate modifications.

Construction Best Management Practices. The following best management
practices shall be implemented during construction:

a.

Site Control: Site control procedures shall be implemented by the General
Contractor to control the flow of personnel, vehicles, and materials in and
out of the site while working with potentially contaminated materials. To
control the spread of the contaminants of potential concern, the following
controls shall be taken by the General Contractor:

(1)  The site perimeter shall be fenced by the General Contractor.
(2) Access and egress shall be controlled at selected locations.

(3) Signs shall be posted at each entrance by the General Contractor,
instructing visitors to sign in at the project support area.

Equipment Decontamination: Decontamination procedures shall be
established and implemented by the General Contractor to reduce the
potential for construction equipment and vehicles to transfer potentially
impacted soil onto public roadways or other off-site areas. Gravel shall be
placed at all site access points by the General Contractor and excess soil
shall be removed from construction equipment using dry methods (e.g.,
brushing or scraping) prior to moving equipment off-site.

Personal Protective Equipment (PPE): PPE shall be used to isolate workers
from the contaminant of potential concern and physical hazards. The
minimum level of protection for workers coming into direct contact with
potentially contaminated materials is OSHA Level D PPE, listed below.

The level of PPE shall be evaluated by the General Contractor on a
continuing basis and modified, based upon conditions encountered at the
site. The minimum PPE to be utilized during construction activities shall
include the following:

(1)  Coveralls or similar construction work clothing;

(2) Reflective safety vests;
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20.

(3) Steel-toed boots;

(4) Hard hat;

(5) Work gloves, as necessary;

(6) Safety glasses, as necessary; and
(7) Hearing protection, as necessary.

Dust Control Measures. All demolition and construction activities that have the
potential to create dust shall comply with specified dust control measures. The
following actions are required by the General Contractor to adequately address
dust control:

a. Construction areas shall be watered down at a sufficient frequency to
eliminate visible dust. Additional watering may be required whenever the
wind speed exceeds 15 miles per hour. Watering shall be performed in a
manner such that runoff will not be produced at any time.

b.  Atthe end of each workday, all streets, sidewalks, paths, and intersections
where work has occurred shall be swept or vacuumed to remove visible
soil(s).

c. Allinactive soil piles expected to remain in-place for more than 7 days shall
be covered with plastic sheeting or an equivalent tarp and properly secured
to avoid wind damage.

d.  Signage shall be placed along Lincoln, Sierra, Carlos, and Stetson Streets
to inform surrounding community members of the hotline phone number(s)
to call and report visible dust problems.

e. If proposed dust suppression efforts are unsuccessful, other measures shall
be implemented to help control dust, such as wind breaks and/or dust
curtains along street frontages, pending final resolution of necessary dust
suppression efforts.

f. Materials contained in all loading trucks or metal bins carrying excavated
materials shall be maintained below the sides and back of the truck or metal
bin and shall be properly covered to avoid dust generation and drying of
soils during transport. Excavated materials may be moistened prior to
transport.
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Drop heights shall be minimized while loading and unloading soil.

Truck tires shall be brushed prior to leaving the site, and truck loading areas
will be routinely swept and cleaned to avoid creating visible dust. Soil
handling activities shall be halted when the wind speed exceeds 25 miles
per hour and visible dust is being created that cannot be mitigated by soill
moistening.

Retain a Hazardous Materials Specialist. Prior to the start of construction
activities, the applicant shall retain a qualified Hazardous Materials Specialist for
consultation on the following:

a.

Soil sampling analysis shall occur prior to any construction that would result
in excavation within impacted soil areas near the community room and
building 12, or residential buildings 15 and 16. Inspection may use a
portable, x-ray fluorescence analyzer to field screen work area(s) during
construction. Work area soils also may be monitored based upon visual
observations.

Soil sampling analysis shall occur if previously unidentified features of
concern are encountered. These include Underground Storage Tanks
(USTs), sumps, clarifiers, former water supply wells or similar features of
potential environmental concern.

If any of the above-listed material is found to contain lead, such materials
shall be disposed of in accordance with applicable federal, state, and local
regulations regarding worker safety and the safe removal and disposal of
lead-impacted soil.

Excavation Dewatering: During construction, if groundwater is encountered or

accumulates in any excavation(s) due to rainwater, the Hazardous Materials
Specialist shall be notified, and such water shall be handled in accordance with
the following protocols:

a.

For relatively small volumes of water, a temporary storage tank (frac tank)
shall be utilized to hold such groundwater on a short-term basis while testing
and disposal is arranged.

If conditions require installation of a dewatering system or larger volume of
groundwater requires handling, proper RWQCB permits shall be obtained.

Required permit conditions shall be followed for discharge into the nearby

existing sanitary sewer or stormwater system.
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Soil Monitoring and Screening: During construction, the Hazardous Materials
Specialist shall be notified by the General Contractor of the discovery of the below
conditions and shall be on-site during the duration of construction activities to
perform screening and possible sample collection:

a. Discovery and removal of previously unidentified features of concern, such
as USTs, sumps, clarifiers, former water supply wells or similar features of
potential environmental concern.

b. Areas of suspected contaminated soil as deemed appropriate by the
Hazardous Materials Specialist or as reported by the General Contractor.

The General Contractor is responsible for notification to the applicant of suspected
impacted soils or possible conditions of environmental concern. If a UST or other
features are discovered, work shall be suspended in its immediate vicinity, and the
applicant and Hazardous Materials Specialist will be notified. EHS will be notified
of the proposed response actions. Should a UST be encountered, it shall be
addressed under permit with the County.

Contaminated Soils Excavation Practices:

a. During construction activities if soil is encountered that is suspected of being
contaminated, earthwork in these suspect area(s) shall be stopped and
worker access to the suspect area(s) shall be restricted. Areas shall be
cordoned off, followed by notifying the Hazardous Materials Specialist. Soils
suspected as being contaminated shall be evaluated through screening
and/or analytical testing performed by a qualified professional tant so that
appropriate handling and disposal alternatives can be determined. Site
development activities may result in a net export of soil. Such soil shall be
properly characterized by a Hazardous Materials Specialist in accordance
with applicable regulations prior to transportation from the site.

b. If on-site reuse of potentially contaminated soil is desired, soil samples shall
be collected from such soil by the Hazardous Materials Specialist and
analyzed by the Hazardous Materials Specialist for the contaminant of
potential concern. If the contaminant is detected, whether above or below
regulatory agency screening levels, further investigation of such soils may
be performed by the Hazardous Materials Specialist. For soils considered
for reuse, if the contaminant(s) is detected below the applicable ESL, reuse
of the soil may be deemed appropriate, at the discretion of the applicant. If
the contaminant is detected above the applicable ESL and soils are being
considered for reuse on-site, the results and conditions shall be
communicated to EHS for concurrence.
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If soils are proposed to be hauled off-site, any impacted soil shall be profiled
for proper disposal at landfill facilities under appropriate waste manifests.
Prior to off-site disposal, additional soil samples may be collected and
analyzed in accordance with the requirements of disposal facility(s). Soil
suspected of being contaminated during excavation, shall be stockpiled, or
otherwise segregated from “clean” soil. Such soil shall be stockpiled on-site
on top of and covered by an “impermeable” liner (e.g., 6-mil plastic sheeting)
or other appropriate materials to reduce infiltration by rainwater and
contamination of underlying soil while its disposition is being determined.
Any such stockpiles shall be checked daily by the General Contractor to
verify that they are adequately covered.

Excavation of Surplus Soil:

a.

During construction, if excavation of surplus soil is proposed, surplus soils
generated during grading activities shall be profiled by the Hazardous
Materials Specialist for acceptance at appropriate facilities. Criteria for
acceptance (e.g., concentrations of specific contaminants, odors, additional
analytical testing, etc.) shall be determined by the acceptance facility(s) as
part of the acceptance process.

Imported Fill Best Practices:

a.

During construction, an evaluation of import fill materials shall be conducted
by the Hazardous Materials Specialist and General Contractor to ensure
such fill meets the geotechnical and environmental requirements for the
proposed project. All selected sources of import fill shall have adequate
documentation or certification to verify that the fill source is appropriate for
the site. Documentation shall include detailed information on previous land
use of the fill source, any Phase | ESAs performed and findings, and the
results of any analytical testing performed.

If no documentation is available or the documentation is inadequate or if no
analytical testing has been performed, samples of the potential fill material
shall be collected and analyzed by the Hazardous Materials Specialist prior
to delivery of such soil to the site. The Hazardous Materials Specialist shall
provide guidance to the General Contractor regarding acceptability of
imported fill. No fill material shall be accepted if contaminant levels exceed
current residential environmental screening goals and/or regional
background concentrations.
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Notifications:

During construction, notifications of the discovery of the contaminants in
field screening, observations, or analytical results or other conditions of
potential environmental concern shall be immediately made to the applicant,
General Contractor, and Hazardous Materials Specialist. If analytical testing
shows that the contaminant is above its applicable screening level, the
applicant and the General Contractor shall be notified. The discovery of any
subsurface features shall be reported to the Hazardous Materials Specialist,
followed by notifying the County Environmental Health Services. If such
discovery or conditions require notification to another General Contractor or
subcontractors, then such notification shall be made by the General
Contractor.

Documentation:

Upon completion of excavation and earthwork performed in accordance with
the SMP, the Hazardous Materials Specialist shall prepare a report that
includes a site map showing areas of excavation and import fill, sample
locations, and tables summarizing data. The report shall include
appendices with copies of permits, including any dewatering permits,
manifests, or bills of lading for removed soil and/or groundwater, and
laboratory reports for soil and water profiling not previously submitted. The
certified final project report will be prepared for EHS and MidPen Housing
Corporation.

22. Implement Construction Noise Best Management Practices.

a.

Construction activities shall be conducted in accordance with the provisions
of Section 4.88.360 of the San Mateo County Code of Ordinances, which
limits construction work to the hours between 7:00 a.m. and 6:00 p.m. on
weekdays and 9:00 a.m. and 5:00 p.m. on Saturdays. No construction shall
occur at any time on Sundays, Thanksgiving, and Christmas.

The noise impacts of construction equipment may be minimized through
modification of the equipment, the placement of equipment on the site, and
by imposing constraints on equipment operations. Construction equipment
should be well-maintained and used judiciously to be as quiet as possible.
The project proponent shall include the following BMPs in all contracts
related to project construction activities near sensitive land uses:
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3)

(4)

(8)

Equip all internal combustion engine-driven equipment with intake and
exhaust mufflers that are in good condition and appropriate for the
equipment.

Unnecessary idling of internal combustion engines should be strictly
prohibited.

Locate stationary noise-generating equipment, such as air
compressors or portable power generators, as far as possible from
sensitive receptors as feasible. If they must be located near
receptors, adequate muffling (with enclosures where feasible and
appropriate) shall be used to reduce noise levels at the adjacent
sensitive receptors. Any enclosure openings or venting shall face
away from sensitive receptors.

Use “quiet” air compressors and other stationary noise sources where
technology exists.

Establish construction staging areas at locations that will create the
greatest distance between the construction-related noise sources and
noise-sensitive receptors nearest the project site during all project
construction.

Locate material stockpiles, as well as maintenance/equipment staging
and parking areas, as far as feasible from residential receptors.

Control noise from construction workers’ radios to a point where they
are not audible at existing residences bordering the project site.

Notify all adjacent business, residences, and other noise-sensitive
land uses of the construction schedule, in writing, and provide a
written schedule of “noisy” construction activities to the adjacent land
uses and nearby residences.

Designate a “disturbance coordinator” who would be responsible for
responding to any complaints about construction noise. The disturbance
coordinator will determine the cause of the noise complaint (e.g., bad
muffler) and will require that reasonable measures be implemented to
correct the problem. Conspicuously post a telephone number for the
disturbance coordinator at the construction site and include it in the notice
sent to neighbors regarding the construction schedule.
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23.

24.

Implement Construction Vibration Best Management Practices. Prior to the
start of ground-disturbing activities, the contractor shall use administrative controls
to minimize construction impacts, such as notifying neighbors of scheduled
construction activities. During construction activities, the contractor shall schedule
construction activities with the highest potential to produce perceptible vibration
during the hours with the least potential to affect nearby businesses, so
perceptible vibration can be kept to a minimum.

Comply with the C/CAG Transportation Demand Management (TDM) Policy
and Implement TDM Plan. The County of San Mateo is subject to the
City/County Association of Governments of San Mateo County (C/CAG) Land Use
Impact Analysis Program Policy, also known as the “Transportation Demand
Management (TDM) Policy”. Any new development project that would generate at
least 100 Average Daily Trips (ADT) must comply with the TDM Policy. Projects
subject to the TDM Policy must prepare a TDM Checklist that meets C/CAG’s
required trip reduction targets through required and recommended TDM
measures. Requirements are detailed on C/CAG’s website at
https://ccagtdm.org/. The proposed project is projected to generate at least 100
ADT and therefore must comply with the TDM Policy. The applicant has
submitted a preliminary TDM Checklist in accordance with the C/CAG policy,
which has been reviewed by staff. Building Prior to the issuance of any building
permit, the property owner(s) shall submit a Final TDM Plan with TDM Checklist to
the Current Planning Section that demonstrates compliance with the C/CAG TDM
Policy, subject to review and approval by the Director of Planning and Building.
The Final TDM Plan shall:

a. Describe how the project will achieve the minimum percentage trip reduction
requirements as defined by C/CAG through a combination of C/CAG’s
required and recommended TDM measures, as outlined in the C/CAG TDM
Checklist;

b.  Augment and/or include additional TDM measures:
(1) M3 - TDM Coordinator/Contact Person will be designated on site.

(2) M4 — Actively Participate in Commute.org or TMA Equivalent:
Certified participation in Commute.org or TMA.

(3) Develop and distribute educational materials that includes pedestrian,
bicycle, and vehicle safety-related information, including but not limited
to a bus stop location map highlighting stops that do not require travel
along or across SR-1, pedestrian and bicycle route network map, and
other site-specific safety-related information.
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25.

C. Detail how the project will achieve each identified TDM measure; and

d. Commit to monitoring and reporting requirements, including providing an
ongoing point of contact for TDM measure implementation and coordination,
completion of TDM Self-Certification Forms and project occupant surveys
every two years for the initial six years after project occupancy, and
completion of TDM Self-Certification Forms and project occupant surveys
every three years after the initial six years, until post-occupancy year 20.

The approved Final TDM Plan must be implemented to the satisfaction of the
Director of Planning and Building prior to the occupancy of any project structures.
Facilities, programs, monitoring, and reporting requirements of the approved Final
TDM Plan, or comparable measures approved by C/CAG and/or the Director of
Planning and Building, shall be maintained and implemented for the life of the
project. The County reserves the right to assess and monitor compliance with the
Final TDM Plan. In the event there are concerns regarding compliance with
implementation of the Final TDM Plan, the County and property owner(s) shall
confer to discuss appropriate corrective actions.

Bicycle and pedestrian improvements. To reduce project-related vehicle trips
and non-auto modes of travel to improve mode share, the applicant, in
coordination with the County, shall implement or facilitate the implementation of
the following pedestrian and bicycle improvements, unless determined by the
Director of Planning and Building to be infeasible. All proposed improvements
shall be designed, if possible, to meet accessibility requirements and the needs of
all users consistent with County and Caltrans’ Complete Streets policies. The
project applicant will notify the County if proposed improvements cannot be
implemented due to constraints related to property ownership or physical
feasibility. Plans for these improvements, including applications for any
encroachment permits required, will be submitted in conjunction with the building
permit process. Implementation must be completed prior to occupancy of
common buildings.

a. Off-Site Pedestrian Network and Access to Transit Improvements
(1) Carlos Street

(a.) Add sidewalk on Carlos Street from the project entrance to
Sierra Street

(b.) Add pavement markings and signage at the project driveway to
alert drivers to cross traffic.
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(2) Sierra Street

(a.) Clear/plane existing sidewalk that fronts project site on Sierra
Street from Carlos Street to Stetson Street.

(b.) Add curb ramp, high visibility crosswalk, and advanced yield
markings and sign for pedestrians to cross Sierra Street from
project site to Stetson Street.

(3) Stetson Street/Kelmore Street

(a.) Add a curb ramp with truncated domes on the northeast corner if
feasible with fire station configuration and drainage.

(b.) Add a high-visibility crosswalk for pedestrians to cross Kelmore
Street and connect to the existing sidewalk on the east side of
Stetson Street.
(4) Stetson Street/California Avenue
(a.) Add a high-visibility crosswalk with advanced stop bar to cross
Stetson Street (along California Avenue toward Etheldore
Street).
(5) California Avenue/Etheldore Street
(a.) Add high-visibility crosswalk with advanced stop bar for
pedestrians to cross California Avenue and access the

northbound bus stop.

(b.) Add high-visibility crosswalk to cross Etheldore Street and
access the southbound bus stop.

(6) California Avenue, south of Etheldore Street
(a.) Iffeasible, and in coordination with the property owner of the
adjacent parcel, add approximately 80 feet of new sidewalk on
the north side of California Avenue to connect to the existing

sidewalk and central Moss Beach.

Off-Site Bicycle Network Improvements
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26.

27.

(1) Sierra Street

(a.) Provide sharrows on County-maintained sections of Sierra
Street between project site and California Avenue to connect to
the planned Class Il Bikeway on California Avenue, as identified
in the Unincorporated San Mateo County Active Transportation
Plan.

(2) California Avenue

(a.) Provide sharrows on County-maintained sections of California
Avenue between Sierra and Carlos Streets to assist with
implementation of the planned Class Ill Bikeway along California
Avenue between Tierra Alta Street and North Lake Street, as
identified in the Unincorporated San Mateo County Active
Transportation Plan.

Contribution to improvements implemented as part of the Moss Beach SR-1
Congestion and Safety Improvements Project. The project’s Transportation
Impact Analysis and Mitigation Plan has determined that the project will result in
traffic impacts to existing intersections: Highway 1 and 16 Street, Highway 1 and
Carlos Street, Highway 1 and Etheldore St/Vallemar St, and Highway 1 and
California Avenue. Appropriate improvements for each of these locations will be
identified through the Moss Beach SR-1 Congestion and Safety Improvements
Project. The project applicant is required to contribute funds based on the
project’s impact to offset the costs of implementation of the Moss Beach SR-1
Congestion and Safety Improvements Project. The amount of this contribution will
be determined at the time that applications for project building permits are
submitted, in accordance with the Transportation Impact Fee program to be
established by the County. If this program is not established at the time of
building permit submittal, the amount will be determined based on a formula
acceptable to the County that establishes the project’s fair share contribution, and
that does not exceed an amount that would render the project infeasible to
finance. The applicant must submit the required contribution prior to the issuance
of any building permit for the project.

Contribution to substantial improvements pursued by the County for
pedestrian and bicycle access on Carlos Street. The applicant will contribute
to any substantial long-term improvements pursued by the County that will
improve access for pedestrians and bicyclists on Carlos Street. The amount of
this contribution will be determined at the time that applications for project building
permits are submitted, based on a formula acceptable to the County that
establishes the project’s fair share contribution, and that does not exceed an

52



amount that would render the project infeasible to finance. The applicant must
submit the required contribution prior to the issuance of any building permit for the
project.

Department of Public Works

28.

29.

30.

31.

The project shall comply with County drainage policy to prevent stormwater from
development from flowing across property lines. For projects that trigger size
and/or slope thresholds, prior to the issuance of Building permits (for Provision C3
Regulated Projects), the applicant shall have prepared, by a registered civil
engineer, a drainage analysis of the proposed project and submit it to the
Department of Public Works and Planning and Building Department for review and
approval. The drainage analysis shall consist of a written narrative and a plan.
The flow of the stormwater onto, over, and off of the property shall be detailed on
the plan and shall include adjacent lands as appropriate to clearly depict the
pattern of flow. The analysis shall detail the measures necessary to certify
adequate drainage. Post-development flows and velocities shall not exceed those
that existed in the pre-developed state. Recommended measures shall be
designed and included in the improvement plans and submitted to the Department
of Public Works and Planning and Building Department for review and approval.

The applicant shall, at their expense, record documents which address future
maintenance responsibilities of any private drainage and/or roadway facilities
which may be constructed. Prior to recording these documents, they shall be
submitted to the Department of Public Works for review and approval.

Prior to the issuance of the Grading 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%) and to County Standards for driveways (at the
property line) being the same elevation as the center of the access roadway.
When appropriate, as determined by the Department of Public Works, this plan
and profile shall be prepared from elevations and alignment shown on the
roadway improvement plans. The driveway plan shall also include and show
specific provisions and details for both the existing and the proposed drainage
patterns and drainage facilities.

No proposed construction work within the County right-of-way shall begin until
County requirements for the issuance of an encroachment permit, including
review of the plans, have been met and an encroachment permit issued.
Applicant shall contact a Department of Public Works Inspector 48 hours prior to
commencing work in the right-of-way.
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Montara Water and Sanitary District

32.

33.

34.

35.

36.

District Access to the Existing MWSD’s Water Facilities. Access for maintenance
and repair purposes must be maintained at all times, 24 hours daily, seven days a
week, on a year-round basis, both during and after construction. Public water
facility access shall be designed and maintained according to MWSD's standard
specifications. Easements for public water facilities shall be twenty feet in width
and centered on the water line.

Protection of Existing District’s Facilities in 16t Street. Existing facilities, including
but not limited to line meters, valve vaults, water mains and casings, and fire
hydrants, cannot be relocated and must be protected in place and out of the
travelled right-of-way zone. Existing easements and protections for these facilities
will adhere to MWSD'’s standard specifications.

Existing Water Facilities on Site and in the Vicinity. Existing water mains and
other water facilities currently located onsite must be located, protected, and re-
located, as necessary, in close coordination with MWSD. The District requires
that plans for any activity in the area of the District’s pipelines or facilities be
submitted to MWSD for review and written approval.

Erosion and Sediment Control. The Erosion Control Plan and Stormwater
Pollution Prevention Plan for the development are to be provided to the District,
upon their respective approval by the lead agency.

Solid Waste Services. The development must provide on its premises garbage
cans or refuse receptacles for receiving all garbage, rubbish, and waste matter
between times of collection and removal. These services will comply with the
requirements and regulations listed in District Code, as applicable.

Coastside Fire Protection District

37.

38.

Address numbers and directional signs may be required at the entrance to the
driveway/access road, road forks, and intersections. When located on the street
the numbers shall be visible from each direction of travel. This remote signage
shall consist of a 6-inch by 18-inch green reflective metal sign with 3-inch
reflective Numbers/Letters similar to Hy-Ko 911 or equivalent.

Fire Access Roads: Fire suppression operations involve heavy pieces of
apparatus that must set up and operate close to the building. California Fire Code
and Fire District ordinances require construction that allows fire apparatus to be
placed directly outside the building. Additionally, it is the developer/owner’s
responsibility to assure well-marked fire lanes are provided around the entire
outside perimeter of the building. When fire protection, including fire apparatus
access roads and water supplies for fire protection, is required, such protection
shall be installed and made serviceable prior to and during the time of
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39.

40.

41.

42.

construction and before combustibles are on the project site. Approved signs and
painted curbs or lines shall be provided and maintained to identify fire apparatus
access roads and state the prohibition of their obstruction. Fire lanes shall be in
accordance with Coastside Fire Protection District specification. Contact the Fire
Prevention Bureau for those specifications.

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

Fire Access Roads — The applicant must have a maintained asphalt surface road
for ingress and egress of fire apparatus. The San Mateo County Department of
Public Works, the Coastside Fire Protection District Ordinance 2019-03, and the
California Fire Code shall set road standards. As per the 2019 CFC, dead-end
roads exceeding 150 feet shall be provided with a turnaround in accordance with
Coastside Fire Protection District specifications. As per the 2019 CFC, Section
Appendix D, road width shall not be less than 20 feet. Fire access roads shall be
installed and made serviceable prior to combustibles being placed on the project
site and maintained during construction. Approved signs and painted curbs or
lines shall be provided and maintained to identify fire access roads and state the
prohibition of their obstruction. If the road width does not allow parking on the
street (20-foot road) and on-street parking is desired, an additional improved area
shall be developed for that use. Fire apparatus access roads to be an approved
all-weather surface. Grades 15% or greater to be surfaced w/ asphalt, or brushed
concrete. Grades 15 % or greater shall be limited to 150 feet in length with a
minimum of 500 feet between the next section. For roads approved less than 20
feet, 20 feet wide turnouts shall be on each side of 15% or greater section. No
grades over 20 perfect. (Plan and profile required) CFC 503.

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

All bridges used for fire department access shall meet Cal-Trans HS-20-44
loading standards and have a minimum rated capacity of 25 tons, (live load). A
registered civil or structural engineer shall certify rated capacities. All bridges
shall have the rated capacity posted on both entries. Turnouts are required at
each end of one-lane bridges.
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43.

44,

45.

46.

47.

48.

An approved fire hydrant (Clow 2065) must be located every 400 feet measured
by way of drivable access from the proposed project. The hydrant must have a
minimum flow of 1,500 gallons per minute at 20 pounds per square inch residual
pressure for a minimum of 2 hours. If you have not already done so, please
submit a site plan showing all underground piping to the San Mateo County
Building Inspection Section or City of Half Moon Bay for review and approval.

Show location of fire hydrant on a site plan. A fire hydrant is required within 500
feet of the building and flow a minimum of 1000 gpm at 20 psi. This information is
to be verified by the water purveyor in a letter initiated by the applicant and sent to
San Mateo County Fire/CAL Fire or Coastside Fire Protection District. If there is
not a hydrant within 500 feet with the required flow, one will have to be installed at
the applicant’s expense.

Exit Doors: Exit doors shall be of the pivoted type or side hinged swinging type.
Exit doors shall swing in the direction of exit when serving an occupant load of 50
or more. Special Doors: Revolving, sliding, and overhead doors shall not be used
as required exits. Power operated doors complying with CBC Standard No. 10-1
may be used for exit purposes. Additional Doors: When additional doors are
provided for egress purposes, they shall conform to all the provisions of CBC
chapter 10.

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

Exit lllumination: Signs shall be internally or externally illuminated by two electric
lamps or shall be of an approved self-luminous type. Power Supply: Current
supply to one of the lamps for exit signs shall be provided by the premises wiring
system. Power to the other lamp shall be from storage of batteries or an on-site
generator set. Include exit illumination with electrical plans and submit to the San
Mateo County Building Inspection Section for review and approval.

Exit Signage: Where required: When more exits from a story are required by
Chapter 10 of the CBC, exit signs shall be installed at stair enclosures, horizontal
exits, and other required exits from the story. When two or more exits are
required from a room or area, exit signs shall be installed at the required exits
from the room or area and where otherwise necessary to clearly indicate the
direction of egress. Exception: Main exit doors, which obviously are clearly
identifiable as exits (glass door). Show exit plans on plans submitted to the San
Mateo County Building Inspection Section or City of Half Moon Bay for review and
approval.

56



49.

50.

51.

52.

53.

54.

55.

56.

57.

58.

Exit signs shall be internally illuminated with approved emergency lighting.
Exit shall meet section 10 of the 2016 CFC.

Provide exit access travel distance from all areas to exits demonstrating they meet
Section 1016.

Exiting Plan: Provide an existing plan with appropriate code compliant exits and
hardware to accommodate the calculated live loads of the building. The Existing
plan must meet Chapter 10 (Means of Egress) requirements of the 2016 CFC.
Detailing — Show all proposed walls, and doors. — Show all door locations, fire-
rating (if applicable), direction of swing, self-closing mechanisms, width, etc.

Provide exit analysis on Community Center ensuring exit design meets Chapter
1024.

Exits sign and Egress lllumination shall meet the Section 1005, 1008 and 1013 of
the CFC 2016.

Occupancy Load Sign: Any room having an occupant load of 50 or more where
fixed seats are not installed, and which is used for classroom, assembly or similar
purpose, shall have the capacity of the room posted in a conspicuous place.

Occupancy Load Signs where required 2019 CFC Chapter 10.

ADD Note to plans: As per Coastside Fire Protection District Ordinance 2019-03,
the roof covering of every new building or structure, and materials applied as part
of a roof covering assembly, shall have a minimum fire rating of Class “B” or
higher as defined in the current edition of the California Building Code.

Vegetation Management (LRA) — Add note to plans: The Coastside Fire
Protection District Ordinance 2019-03, the 2019 California Fire Code 304.1.2 A
fuel break of defensible space is required around the perimeter of all structures to
a distance of not less than 30 feet and may be required to a distance of 100 feet
or to the property line. This is neither a requirement nor an authorization for the
removal of living trees. Trees located within the defensible space shall be pruned
to remove dead and dying portions, and limbed up 6 feet above the ground. New
trees planted in the defensible space shall be located no closer than 10 feet to
adjacent trees when fully grown or at maturity. Remove that portion of any
existing trees, which extends within 10 feet of the outlet of a chimney or stovepipe
or is within 5 feet of any structure. Maintain any tree adjacent to or overhanging a
building free of dead or dying wood.
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59.

60.

61.

62.

63.

64.

65.

66.

67.

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

A Knox padlock or key switch will be required if there is limited access to property.
CFC 506.1. For application and instructions please email
smcfdfiremarshal@fire.ca.gov if you need further assistance.

Emergency Building Access: The proposed project will require the installation of
“‘Knox Boxes”. These emergency key boxes are required when access to or
within a structure or an area is unduly difficult because of secured openings or
where immediate access is necessary for life saving or fire-fighting purposes. The
Chief will determine the location for the key box and provide an authorized order
form. All security gate systems controlling vehicular access shall be equipped
with a “Knox” key operated emergency entry device. For application and
instructions please email jriddell@fire.ca.gov and ramores@fire.ca.gov if you
need further assistance, please contact Coastside Fire Protection District.

Automatic Fire Sprinkler System: The proposed project must be equipped with an
approved NFPA 13R fire sprinkler system throughout the apartments. You will not
be issued a building permit until fire sprinkler plans are received, reviewed, and
approved by the Fire District. If you have not already done so, please submit the
required plans to the San Mateo County Building Inspection Section.

Please be advised that the sprinkler system design for the community building
shall be based on an at least Light Hazard or higher classification based and type
of construction.

An Automatic Fire Sprinkler System in the apartments must have an NFPA 13R
classification or higher. Section 903.2.8 of the 2019 CFC.

Unobstructed fire sprinkler coverage: shall extend to all areas in the occupancy.
Any areas creating compartmentalization due to new walls shall have additional
sprinkler heads installed to provide unobstructed coverage. Any heat producing
appliances that are hooked up to an electrical power source, natural or propane
gas, and are operational shall not have sprinkler heads located within their
respective heat zones.

Lighting Layout — Provide lighting layout. Show full dimensions of light fixtures
and relationship to adjacent sprinkler heads.

Clearly identify fire service lines on plans and verify that line meets the minimum
size for fire sprinkler hydraulic calculations.

58


mailto:smcfdfiremarshal@fire.ca.gov
mailto:jriddell@fire.ca.gov
mailto:ramores@fire.ca.gov

68.

69.

70.

71.

72.

73.

74.

75.

Provide complete General Information Sign, placed at the riser on plans (NFPA 13
section 25.6.2).

Fire Sprinkler Hardware: Along with the automatic fire sprinkler system, this
project is required to install all related fire sprinkler hardware (Post Indicator
Valve, Fire Department Connection and Exterior Bell). You will not be issued a
building permit until plans have been submitted, reviewed, and approved by the
Fire District. Please submit plans showing the location of all required fire sprinkler
hardware to the San Mateo County Building Inspection Section.

An Automatic Fire Sprinkler System will be required and must have an NFPA 13R
classification or higher. Section 903.2.8 of the 2016 CFC.

Fire Alarm System: This project requires an approved NFPA 72 Fire Alarm
System throughout. The system is to monitor any flow through the required
automatic fire sprinkler system, any fire sprinkler valve tamper and all heat and
smoke detectors. The system will also include an exterior bell and interior
horn/strobes, which are required to be wired to the alarm system and the flow
switch for the fire sprinkler system. The FACP shall be protected with a smoke
detector as per NFPA 72, Section 1-5.6 and a manual pull station. A wiring
inspection is required to be conducted by the Fire District prior to covering walls
and ceiling areas. All systems and components must be tested per
manufacturer's specifications and NFPA 72. Battery backup shall meet or exceed
requirements for amp-hour rating and must be tested as per manufacturer's
specification and NFPA 72.

If a kitchen is provided in the Community Center, engineered fire suppression
system and hood and duct: The kitchen cooking area shall be protected as
required by a UL-300 compliant engineered fire suppression system and a hood
and duct grease laden vapor extraction system. Submit plans to the San Mateo
County Building Inspection Section for approval by the Fire District. In addition,
the kitchen area shall have a minimum of at least one 40-pound “K” rated fire
extinguisher mounted in the path of egress.

Hood system shall have a current tag containing the service provider, date of
service, and shall be provided in a conspicuous location.

Fire Extinguishers: There must be at least one 2A10BC fire extinguisher for each
3,000 sq. ft., travel distance not to exceed 75 feet with at least one extinguisher
per floor per Title 19, California Code of Regulations. Show location of
extinguishers on plans.

Provide information on exterior doors, windows and wall vents showing that they

meet 2019 CBC Sec. 708A. This includes the existing exterior doors, windows,
and wall vents.
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76.

77.

78.

79.

80.

81.

82.

83.

84.

85.

86.

87.

Provide Penetration protection in all membranes through fire rated assemblies
(i.e., dampers, fire caulking).

All doors in corridors shall have a 3/4 fire rated door and jamb with closer and
smoke gasket. 2109 CFC Sec.1020.

Elevator to comply with Chapter 30 of the 2019 CBC.

Solar Photovoltaic Systems: These systems shall meet the requirements of the
2019 CFC Section 605.11.

Traffic calming devices shall be prohibited unless approved by the fire official.
Section 503.4.1. 2019 CFC

The project is located in an area where there are no documented fire flows
available at this time. In order to determine required fire flows, please provide
information on Building Classification including Type of Construction, and Mixed
occupancy use.

Fire Alarm systems that meet the 2016 NFPA 72 will be required.

A Certificate of Completion for Fire Sprinkler System requirement at final.

A Certificate of Completion for Fire Alarm required at final.

A Certificate of Completion for Fire Suppression System required at final.

A Certificate of Completion for Underground required at final.

Community Facilities District: The Fire District requires the formation of a Mello-
Roos Community Facilities District (CFD) for all new construction of three or more
residential units. Please contact the Fire District administration office for more
details. Please be advised that the formation of a CFD takes approximately three

months. The formation of a CFD is a condition of development and required to be
completed prior to Fire District final approval and sign-off on the project.

20240313_PLN2022-00220_PCSR_WPC_FINAL
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GRAPHIC SYMBOLS

PROJECT DESCRIPTION

101

_— ROOM NUMBER

OCCUPANCY-
\

OCCUPANCY TYPE

ROOM NUMBER

=~ ROOM
101 NAME

___— ROOM NAME

1/A5.10 150 SF

__— ROOM AREA

\ INTERIOR ELEVATION

DETAIL NUMBER AND SHEET

SECTION NUMBER

SHEET NUMBER

: _— ELEVATION NUMBER

A/ REVISION NUMBER

_—— KEYNOTE

THE CYPRESS POINT AFFORDABLE HOUSING PROJECT INCLUDES 71 NEW AFFORDABLE

GRID NUMBER FAMILY HOUSING UNITS WITH A MIX OF 1-, 2- AND 3-BR UNITS. NEW BUILDINGS ARE
JLETTER ORGANIZED AROUND A SHARED CENTRAL OPEN SPACE, WITH HOMES ARRANGED TO TAKE
/ GRID LINE ADVANTAGE OF HILLSIDE OCEAN VIEWS WHILE ALSO CREATING A CLOSE KNIT COMMUNITY.

_——00-00-00 A SHARED COMMUNITY BUILDING AT THE HEART OF THE NEW COMMUNITY PROVIDES
WINDOW. STOREFRONT ‘ INDOOR AND OUTDOOR GATHERING SPACES, SHARED LAUNDRY AND RESIDENT SERVICES
/ ORLOWERTYPE ‘ INCLUDING AFTER SCHOOL PROGRAMS FOR RESIDENTS.
THE EFFICIENT ARRANGEMENT OF NEW HOMES ON THE PREVIOUSLY DEVELOPED PORTION
DOOR OR GATE CONCRETE GRID | OF THE SITE ALLOWS APPROXIMATELY 50% OF THE SITE TO REMAIN OPEN SPACE AND
190A-B NUMBER NUMBER/LETTER | PROVIDES SETBACKS FROM SURROUNDING HOMES RANGING FROM 100 TO 250 FEET. NEW
@ BUILDINGS ARE SITUATED TO LIMIT THE VISUAL IMPACT FROM SURROUNDING HOMES AND
CARD READER FROM STREETS. OPEN SPACE AREAS UTILIZE NATIVE PLANTINGS FOR ADDITIONAL

@/ DOOR OR GATE TYPE

_—— OCCUPANCY GROUP

/
TYPE PROJECT NORTH
ARE LOCATED ON CARLOS STREET, SIERRA STREET AND LINCOLN STREET.
\

m/ SECTION DETAIL NUMBER
1 —

'A10.00
T SHEET NUMBER

GRID LINE SCREENING BETWEEN NEW HOMES AND THE EXISTING NEIGHBORHOOD.

ACCESS TO THE SITE IS PROVIDED VIA ANEW DRIVE FROM CARLOS STREET. THE
RESIDENTIAL LOOP ROAD PROVIDES ACCESS TO RESIDENT PARKING AND THE SITE FOR
EMERGENCY VEHICLES. NEIGHBORS ARE PROVIDED WITH ACCESS TO THE OPEN AREAS OF
THE SITE VIA NEW TRAILS THROUGH THE SOUTHERN PORTION OF THE SITE; ACCESS POINTS

TRUE NORTH NEW RESIDENTIAL BUILDINGS ARE TWO-STORIES IN HEIGHT WITH A MAXIMUM HEIGHT OF
28'-0" MEASURED TO THE RIDGE LINE. THE SIMPLE GABLED FORMS, MODEST SCALE OF
BUILDINGS AND CAREFUL INTEGRATION WITH THE TOPOGRAPHY ENSURES THAT BUILDINGS
ARE VISUALLY COMPATIBLE WITH THE ADJACENT MOSS BEACH NEIGHBORHOOD AND

NATURAL SETTING. HIGH QUALITY HORIZONTAL SIDING AND DEEP COLORS HELP BLEND THE

CYPRESS POINT FAMILY COMMUNITY

CARLOS STREET, MOSS BEACH, SAN MATEO COUNTY, CA

REVISED COASTAL DEVELOPMENT PERMIT SET - JANUARY 2024

PYATOK

1611 TELEGRAPH AVE. SUITE 200
OAKLAND, CA 94612

510.465.7010 p | 510.465.8575 f
www.pyatok.com

MIDPEN HOUSING
303 Vintage Park Drive
Suite 250

Foster City, CA 94404

_ 1t WALL/FLOOR NEW BUILDINGS WITH THE NATURAL SETTING. SITE LIGHTING IS DESIGNED TO PROVIDE A
. 7 CALLOUT DETAIL NUMBER NUMBER SECURE AND ATTRACTIVE EVENING ENVIRONMENT WHILE AVOIDING GLARE IMPACTS ON
SHEET NUMBER | NEIGHBORING HOMES AND ADDRESSING NIGHT SKY REQUIREMENTS. SUSTAINABLE
NTERIOR L STOREFRONT FEATURES INCLUDE PASSIVE STORM WATER MANAGEMENT, SOLAR PANELS ON HOMES, EV
ELEVATION NUMBER AQO- <>/ NUMBER CHARGING STATIONS, SECURE BICYCLE STORAGE, COMMUNITY GARDEN AND CONVENIENT >—
V SHEET NUMBER PEDESTRIAN ROUTES TO ENCOURAGE WALKING. I
ABBREVIATIONS PROJECT TEAM
2 AND KIT. KITCHEN OWNER / APPLICANT STRUCTURAL ENGINEER :
- ANGLE LAU. LAUNDRY MIDPEN HOUSING CORP. ELEMENT
@ AT LAND'G L ANDING 303 VINTAGE PARK DRIVE, SUITE 250 580 2ND ST., SUITE 255 E
AB. ANCHOR BOLT LAV, LAVATORY FOSTER CITY, CA 94404 OAKLAND, CA 94607
ABV ABOVE LT. LIGHT 650.339.0581 510.573.1557
A.C. ASPHALTIC CONC MAX. MAXIMUM CONTACT: SERENA IP CONTACT: THUY FONTELERA
ACC ACCESSIBLE M.C. MEDICINE CABINET
AGOUS. AGOUSTICAL MECH MECHANICAL ARCHITECT MECHANCIAL / ELECTRICAL / PLUMBING ENGINEERS O
AD. AREA DRAIN MTL. METAL PYATOK ARCHITECTS EMERALD CITY ENGINEERING
ADJ. ADJACENT VER. MANUFACTURER 1611 TELEGRAPH AVENUE, SUITE 200 150 8TH STREET ( )
ALUM. ALUMINIUM MIN. MINIMUM OAKLAND, CA 94612 SAN FRANCISCO, CA 94103
APL ASSUMED PROPERTY LINE MTD. MOUNTED 510.465.7010 425-741-1200
AUTO. AUTOMATIC MULL. MULLION CONTACT: PETER WALLER CONTACT: ADAM FRENCH >
BALC. BALCONY N/A NOT APPLICABLE
BD. BOARD NLC NOT IN CONTRACT CIVIL ENGINEER WATERPROOFING CONSULTANT _l
BLDG. BUILDING NT.S. NOT TO SCALE BKF ENGINEERS STEELHEAD ENGINEERS INC. —
BLKG. BLOCKING o/ OVER 255 SHORELINE DRIVE, SUITE 200 2708 WASATCH DRIVE
BM. BEAM O.C. ON CENTER REDWOOQOD CITY, CA 94065 MOUNTAIN VIEW, CA 94040 E
B.O.C. BOTTOM OF CURB OFF. OFFICE 650.482.6300 650.224.2484
BTM. BOTTOM O.H. OVERHANG CONTACT: LAUREN BOYLE BERMAN CONTACT: ALAN E. BURNETT PROJECT DATA <
B.S.W. BACK OF SIDEWALK OPNG. OPENING
BTWN. BETWEEN PERF. PERFORATED LANDSCAPE ARCHITECT SUSTAINABILITY (T24, GPR, SOLAR) THE PROPOSED PROJECT CONSISTS OF 71 UNITS OF NEW AFFORDABLE MULTIFAMILY RESIDENTIAL || BUILDING GROSS AREAS UNIT TYPE SUMMARY u_
CABT. CABINET PL. PLATE JONI L. JANECKI & ASSOCIATES, INC. BEYOND EFFICIENCY UNITS IN 16 BUILDINGS, AND A COMMUNITY BUILDING FOR RESIDENT SERVICES AND LEASING. *GROSS AREA CALCULATIONS INCLUDE COVERED EXT CIRCULATION
CEM.PLAS. CEMENT PLASTER PROPERTY LINE 515 SWIFT STREET TBD UNIT TYPE | DESCRIPTION |#UNITS | % OF TOTAL | UNIT AREA (SF)
c.J. CONTROL JOINT PLAS. LAM. PLASTIC LAMINATE SANTA CRUZ, CA 95060 BERKELEY, CA PROJECT ADDRESS: CARLOS STREET, MOSS BEACH, SAN MATEO COUNTY, CA BUILDING TYPE QUANTITY | SFPERBUILDING | TOTAL SF Al 1-BR FLAT 16 225 497 SF I_
C.L. CENTERLINE P.O. PARTIALLY OPERABLE 831.423.6040 415.236.1333 BUILDING TYPE A [1 BLDG] 9243SF | 9,243 SF B1 2-BR FLAT 23 32.0 805 SF
CLG. CEILING P.T. PRESSURE TREATED CONTACT: GEORGIA LEUNG CONTACT: JENNIFER LOVE SITE AREA: 11.02 ACRES BUILDING TYPE B [1 BLDG] 6,663SF | 6,663 SF B2 2-BR FLAT 12 17.0 805 SF
CLKG. CAULKING OR POST TENSIONED DRY UTILITY ACOUSTICAL TOTAL UNITS: 71 UNITS BUILDING TYPE C [4 BLDGS] 3,703SF | 14,812 SF B3 2-BR FLAT 1 15 887 SF —
CL. CLOSET PTD. PAINTED BIACALONE DESIGN T80 SITE DENSITY: 6.4 UNITS / ACRE BUILDING TYPE D [1 BLDG] 11,060 SF | 11,060 SF B4 2-BR TH (MGR) 1 15 1,144 SF O
CLR. CLEAR PLYWD.  PLYWOOD o190 STONERIDGE MALL RD.. #345 CONTACT: BUILDING TYPE E [1 BLDG] 3,703SF | 3,703 SF C1 3-BR FLAT 2 3.0 1,012 SF
C.M.U. CONCRETE MASONRY UNIT R RISER & : RESIDENTIAL BUILDINGS COMMUNITY BUILDING BUILDING TYPE F [8 BLDGS] 2,321 SF 18,568 SF C2 3-BR TH 15 21.0 1,144 SF -S
COL. COLUMN REC. RECESSED PLEASANTON, CA 94588 CONSTRUCTION TYPE: TYPE VB TYPE VB c3 3-BR FLAT 1 15 1086 SF n_ S
CONC. CONCRETE REF. REFRIGERATOR 925-467-1740 OCCUPANCY TYPE: R2 A3 TOTAL SF OF RESIDENTIAL BLDGS: 64.049 SF D
CONN. CONNECTION REINF. REINFORCED CONTACT: ROSA OLIVARES : TOTAL # OF UNITS: 71 100.0 w o
CONT. CONTINUOUS REQD REQUIRED DEVELOPMENT STANDARDS COMMUNITY BUILDING 1BLDG 3,369SF | 3,369 SF n
CODE (ACCESSIBILITY) SPECIFICATION WRITER [ ] ) :
NST. CONSTRUCTION .
CNTR COUNTER RO. ROUGH OPENING TBD PAWPRINT BLDG. SETBACK WEST e (F)¥ — TOTAL SF OF ALL BUILDINGS: UNIT ACCESSIBILITY SUMMARY U) o
CSMT. CASEMENT R.W.L. RAINWATER LEADER CONTACT: CONTACT: GLORIA ABSTON BLDG. SETBACK SOUTH 157 ET OTAL SF OF ALL BUILDINGS: 67,418 SF | MoBILITY UNITS REQUIRED UJ =
D DRYER S.AD. SEE ARCHITECTURAL DRAWINGS EMAIL: GLORIA@PAWPRINTSPECS.COM BLDG. SETBACK EAST 182 ET (MIN 15% OF EACH UNIT TYPE PER TCAC) s
DBL. DOUBLE S.C. SOLID CORE BLDG. SETBACK NORTH 137 FT m (€D
DET. DETAIL S.CD SEE CIVIL DRAWINGS UNIT TYPE | TOTAL # OF UNITS MIN REQUIRED PROVIDED &
r—
DIA. DIAMETER S.S.D SEE STRUCTURAL DRAWINGS CODE (FIRE LIFE SAFETY, FIRE ALARM & SPRINKLER) LOT COVERAGE 0.94 ACRES 1-BR 16 2.4 3 n_ N
DIM. DIMENSION SCH. SCHEDULE BUILDING HEIGHT 5 STORIES. 28' MAXIMUM 2-BR 37 5.55 6
TBD :
DR. DOOR SEC. SECTION , 3-BR 18 2.7 3 >_ 2
D.S. DOWNSPOUT S.ED.  SEE ELECTRICAL DRAWINGS CONTACT: PARKING SPACES 142 SPACES 2
DWG. DRAWING S.F. SUBFLOOR ADAPTABLE UNITS REQUIRED o o~
EA. EACH S.G. SAFETY GLAZING (ALL GROUND FLOOR FLATS & O
E.J. EXPANSION JOINT SH. SHELF MIN 10% TOWNHOMES VISITABLE PER CBC 11B)
ELEV. ELEVATION SHLVS. SHELVES ADAPTABLE FLATS: 16 UNITS
ELEC. ELECTRIC SHT. SHEET VISITABLE TOWNHOMES: 2 UNITS
ENCL. ENCLOSURE SIM. SIMILAR STAMP:
E.P. ELECTRIC PANEL S.L.D. SEE LANDSCAPE DRAWINGS '
EQ. EQUAL S.M. SHEET METAL
EQPT. EQUIPMENT S.M.D. SEE MECHANICAL DRAWINGS APPLICABLE CODES & STANDARDS AERIAL CONTEXT
EXT. EXTERIOR S.P. STANDPIPE
F.AL FRESH AIR INTAKE S.P.D. SEE PLUMBING DRAWINGS 2022 CALIFORNIA BUILDING CODE
F.D. FLOOR DRAIN SPECS. SPECIFICATIONS 2022 CALIFORNIA ELECTRICAL CODE
FE FIRE EXTINGUISHER S8 STAINLESS STEEL o A AN 0D
E. -S. 2022 CALIFORNIA PLUMBING CODE
F.E.C. FIRES EXTINGCl)JICSSHER CABINET STD. STANDARD 2022 CALIFIRONIA ENERGY CODE
F.F. FINISHED FLOOR STL. STEEL 2022 CALIFORNIA FIRE CODE INCLUDING APENDICES B, C, & D REVISION SCHEDULE
FIN. FINISH OR FINISHED STOR. STORAGE 2022 CALGREEN NG| ISSUE DATE
e TS SIRUCT STRCTR o
LR FLOOR IB TOWEL BAR COASTSIDE FIRE PROTECTION DISTRICT DEVELOPED STANDARDS 5 ot Devapmen P | o512
F.O.B. FACE OF BEAM T&G TONGUE AND GROOVE 5| COP Resubmita ot/24124
F.O.C. FACE OF CONCRETE TEL. TELEPHONE
F.O.F. FACE OF FINISH TEMP.GL. TEMPERED GLASS
F.O.S. FACE OF STUD THRESH. THRESHOLD
F.O.W. FACE OF WALL T.O. TOP OF
FT.," FOOT T.O.C. TOP OF CURB
FTG. FOOTING T.O.PL. TOP OF PLATE
GA GAUGE 105 ToP OF SLAB ACCESSIBILITY SUMMARY DEFERRED SUBMITTALS
GAR. GARAGE T.O.W. TOP OF WALL
G.B. GRAB BAR TPH TOILET PAPER HOLDER THIS PROJECT IS A PUBLICLY FUNDED PROJECT TBD
GL. GLASS T TREAD (OR TEMPERED) COMPLYING WITH CHAPTER 11B OF THE CALIFORNIA
GLAZ. GLAZING T.S. TUBE STEEL BUILDING CODE (CBC).
G.S.M. GALVINIZED SHEET METAL TYP. TYPICAL
G.W.B. GYPSUM WALL BOARD U.O.N. UNLESS OTHERWISE NOTED COMMUNITY BUILDING:
GYP. GYPSUM veT VINYL COMPOSITION TILE THE COMMUNITY BUILDING IS A LEASING OFFICE,
E iII)BWR :gggv?/'ABRE xgg xggﬂgﬁ'ﬂz RESIDENTIAL SERVICES AND COMMUNITY CENTER AND
H.M. HOLLOW METAL V.GD.F.  VERTICAL GRAIN DOUG. FIR COMPLIES WITH CHAPTER 118 OF THE CBC.
HORIZ. HORIZONTAL V.I.F. VERIFY IN FIELD RESIDENTIAL BUILDINGS:
:ER- :8E;ER w / W‘%HER MINIMUM 15% 1-BR 11B MOBILITY UNITS
HEB HANDRAIL WG WATER CLOSET MINIMUM 15% 2-BR 11B MOBILITY UNITS
o HEIGHT WD WOOD MINIMUM 15% 3-BR 11B MOBILITY UNITS 108 NUMBER. 1603
IN. , " INCHES WDW. WINDOW DRAWN BY: ap
INSUL. INSULATION W H. WATER HEATER ALL OTHER GROUND FLOOR FLATS 11B ADAPTABLE CHECKED BY: oW
INT. INTERIOR W/O WITHOUT .
JT. JOINT W.P. WATERPROOF BUILDING TYPE F- SCALE: 12'=10"
W.S. WHEELSTOP : |
+ MULTI-FAMILY, NON-ELEVATOR-SERVED BUILDINGS TITLE:
COMPRISED OF MULTI-STORY TOWNHOMES WITH TITLE SHEET

GROUND-LEVEL ENTRIES
« 15% OF UNITS MUST COMPLY WITH 11B, AND PROVIDE
AN ACCESSIBLE ROUTE

BUILDINGS TYPEA, B, C, D, E:

*  MULTI-FAMILY, STACKED FLATS WITH STAIR-ONLY
ACCESS TO LEVEL 2 UNITS

«  DWELLING UNITS WITH REQUIRED MOBILITY OR
HEARING / VISUALLY IMPAIRED FEATURES ARE ALSO
LOCATED ON THE GROUND-LEVEL, AND SHALL COMPLY
WITH CHAPTER 11B OF THE CBC.

SHEET:

G0.00

NOT FOR CONSTRUCTION

©2023 PYATOK ARCHITECTURE & URBAN DESIGN



DRAWING INDEX BYATOK
1611 TELEGRAPH AVE. SUITE 200
SHEET OAKLAND, CA 94612
NUMBER SHEET NAME Original CDP | CDP Update
510.465.7010 p | 510.465.8575 f
GENERAL www.pyatok.com
G0.00 TITLE SHEET R N
G0.01 SHEET INDEX . . 2% RAIcEDomn
G1.01 RENDERED SITE VIEWS R R BPP|rous ina
G1.02 RENDERED SITE VIEWS R R
G1.03 RENDERED SITE VIEWS R . MIDPEN HOUSING
o RVEY Suite 250
0 OF 4 TOPOGRAPHIC SURVEY . e Foster City, CA 94404
1
CIVIL
C1.0 EXISTING CONDITIONS PLAN . .
C2.0 SITE PLAN R R
C3.0 SITE GRADING PLAN R N
C4.0 PROPOSED UTILTIES R .
C5.0 DRIVEWAY PLAN AND PROFILE R R
C6.0 STORMWATER CONTROL PLAN R R
C7.0 CONSTRUCTION DETAILS . .
C8.0 EROSION CONTROL PLAN R .
C8.1 EROSION CONTROL DETAILS R R
9 >—
LANDSCAPE I_
TPZ1.00 TREE PROTECTION AND REMOVAL PLAN R N LI
TPZ1.01 TREE REMOVAL LIST R .
TPZ1.02 TREE PROTECTION NOTES R R Z
11.00 OVERALL LANDSCAPE SITE PLAN R R :
11.01 LANDSCAPE MATERIAL DETAILS R N
11.02 LANDSCAPE MATERIAL DETAILS R N E
11.03 LANDSCAPE MATERIAL DETAILS . .
7 =
ARCHITECTURE
A1.00 OVERALL SITE PLAN R N O
A1.01 OVERALL SITE ROOF PLANS . R
A2.11 FLOOR & ROOF PLANS - BUILDING TYPE A (BUILDING 1) R R o
A2.12 FLOOR & ROOF PLANS - BUILDING TYPE B (BUILDING 2) . .
A2.13 FLOOR & ROOF PLANS - BUILDING TYPE C (BUILDINGS 35,4 6) R N >_
A2.14 FLOOR & ROOF PLANS - BUILDING TYPE C (BUILDING 4, L1 MOBILITY UNITS) R R
A2.15 FLOOR & ROOF PLANS - BUILDING TYPE D (BUILDING 7) R R —I
A2.16 FLOOR & ROOF PLANS - BUILDING TYPE E (BUILDING 8) R R N—
A2.17 FLOOR & ROOF PLANS - BUILDING TYPE F (BUILDINGS 9, 11-16) R R E
A2.18 FLOOR & ROOF PLANS - BUILDING TYPE F (BUILDING 10) R N
A2.19 FLOOR & ROOF PLANS - COMMUNITY BUILDING (BUILDING 17) R . <
A3.11 ELEVATIONS - BUILDING TYPE A (BUILDING 1) R R LI
A3.12 ELEVATIONS - BUILDING TYPE B (BUILDING 2) R R
A3.13 ELEVATIONS - BUILDING TYPE C (BUILDINGS 3-6) R N
A3.14 ELEVATIONS - BUILDING TYPE D (BUILDING 7) R N I_
A3.15 ELEVATIONS - BUILDING TYPE E (BUILDING 8) . . Z
A3.16 ELEVATIONS - BUILDING TYPE F (BUILDINGS 9-16) R R —
A3.17 ELEVATIONS - COMMUNITY BUILDING (BUILDING 17) R R
A5.11 BIKE STORAGE & WASTE RM - FLOOR PLANS & ELEVATIONS R R O
—
19 n_ O
TOTAL SHEETS: 42 8
o
o
175)
& &
il =
-
oy 3
e
=
o &
%)
> 3
| -
O S
O
STAMP:
REVISION SCHEDULE
NO. |ISSUE DATE
2| Adivemd Heighs. | cori6s
3 Coastal Development Permit 06/21/22
4 CDP Resubmittal 12/01/23
JOB NUMBER: 1603
DRAWN BY: Author
CHECKED BY: Checker
DATE: December 1, 2023
SCALE:
TITLE:
SHEET INDEX
SHEET:
G0.01
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PYATOK

1611 TELEGRAPH AVE. SUITE 200
OAKLAND, CA 94612

510.465.7010 p | 510.465.8575 f
www.pyatok.com

MIDPEN HOUSING
303 Vintage Park Drive
Suite 250

Foster City, CA 94404

I
[VIEW 1] SIERRA STREET VIEW, TRANSPARENT LANDSCAPE|

CYPRESS POINT FAMILY COMMUNITY
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STAMP:
REVISION SCHEDULE
NO.|ISSUE DATE
1 Planning Resubmittal 03/25/19
2 Adjusted Heights 07/10/20
3 Coastal Development Permit 06/21/22
4 CDP Resubmittal 12/01/23
5 CDP Resubmittal 01/24/24
JOB NUMBER: 1603
DRAWN BY: GP
CHECKED BY: PW
DATE: January 24, 2024
SCALE:
TITLE:
RENDERED SITE VIEWS
SHEET:

[VIEW 1] SIERRA STREET VIEW G1 01
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PYATOK

1611 TELEGRAPH AVE. SUITE 200
OAKLAND, CA 94612

510.465.7010 p | 510.465.8575 f
www.pyatok.com

MIDPEN HOUSING
303 Vintage Park Drive
Suite 250

Foster City, CA 94404

[VIEW 2] LINCOLN STREET VIEW, TRANSPARENT LANDSCAPE

CYPRESS POINT FAMILY COMMUNITY
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STAMP:
REVISION SCHEDULE
NO.|ISSUE DATE
1 Planning Resubmittal 03/25/19
2 Adjusted Heights 07/10/20
3 Coastal Development Permit 06/21/22
4 CDP Resubmittal 12/01/23
5 CDP Resubmittal 01/24/24
JOB NUMBER: 1603
DRAWN BY: GP
CHECKED BY: PW
DATE: January 24, 2024
SCALE:
TITLE:
RENDERED SITE VIEWS
SHEET:

[VIEW 2] LINCOLN STREET VIEW G 1 0 .
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PYATOK

1611 TELEGRAPH AVE. SUITE 200
OAKLAND, CA 94612

510.465.7010 p | 510.465.8575 f
www.pyatok.com

MIDPEN HOUSING
303 Vintage Park Drive
Suite 250

Foster City, CA 94404

[VIEW A] SITE ENTRY, TRANSPARENT LANDSCAPE

CYPRESS POINT FAMILY COMMUNITY

Carlos Street, Moss Beach

STAMP:
REVISION SCHEDULE
NO.|ISSUE DATE
1 Planning Resubmittal 03/25/19
2 Adjusted Heights 07/10/20
3 Coastal Development Permit 06/21/22
4 CDP Resubmittal 12/01/23
5 CDP Resubmittal 01/24/24
JOB NUMBER: 1603
DRAWN BY: GP
CHECKED BY: PW
DATE: January 24, 2024
SCALE:
TITLE:
RENDERED SITE VIEWS
SHEET:

[VIEW B] INTERIOR SITE VIEW G1 .03
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PYATOK

1611 TELEGRAPH AVE. SUITE 200
OAKLAND, CA 94612
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MIDPEN HOUSING
303 Vintage Park Drive
Suite 250

Foster City, CA 94404

BASE

AESTHETIC WHITE

CYPRESS POINT FAMILY COMMUNITY

Carlos Street, Moss Beach

STAMP:
REVISION SCHEDULE
NO.|ISSUE DATE
1 Planning Resubmittal 03/25/19
2 Adjusted Heights 07/10/20
3 Coastal Development Permit 06/21/22
4 CDP Resubmittal 12/01/23
5 CDP Resubmittal 01/24/24
JOB NUMBER: 1603
DRAWN BY: Author
CHECKED BY: Checker
DATE: January 24, 2024
SCALE:
TITLE:
MATERIALS BOARD
SHEET:

G1.04
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IN VOLUME 70 OF MAPS AT PAGES 28 AND 29, SAN MATEO COUNTY RECORDS WAS TAKEN AS THE BASIS OF ALL

BEARINGS SHOWN HEREON.

BENCHMARK STATEMENT:
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4. NOTIFY UNDERGROUND SERVICE ALERT (USA) AT SHALL BE LIMITED TO 150 FT. IN LENGTH WITH A
1(800) 642-2444 AT LEAST 48 HOURS PRIOR TO MINIMUM OF 500 FT. BETWEEN THE NEXT SECTION. / /
COMMENCING  WORK FOR ROADS APPROVED LESS THAN 20 FT., 20 FT.
: WIDE TURNOUTS SHALL BE ON EACH SIDE OF 15% OR
5. EMERGENCY VEHICLE ACCESS GRAVEL TYPE MUST CREATER SECTION. NO GRADES OVER 20%. (PLAN
MEET LOAD REQUIREMENTS FOR TYPICAL COUNTY FIRE AND PROFILE REQUIRED) CFC 503.
TRUCK. " ”
8. FIRE ACCESS ROADS — THE APPLICANT MUST HAVE 9. P’\FJQ%VF"SERDK%S 50?:5ESE/ENSEOFSlggiDgH/Z\BLTgE26 - — . - e— DROPERTY BOUNDARY
6. FIRE ACCESS ROADS: FIRE SUPPRESSION OPERATIONS A MAINTAINED ASPHALT SURFACE ROAD FOR INGRESS ' .
INVOLVE HEAVY PIECES OF APPARATUS THAT MUST AND EGRESS OF FIRE APPARATUS. THE CITY OF HALF WIDE AND ON ONE SIDE OF ROADS 26 70 32 FT. - — — — ADJACENT PROPERTY BOUNDARY 108 NUMBER cooteoom
SET—UP AND OPERATED CLOSE TO THE BUILDING. MOON BAY DEPARTMENT OF PUBLIC WORKS, SAN WIDE. CFC D103.6. DRAWN BY: ACICF
CALIFORNIA FIRE CODE AND FIRE DISTRICT MATEO COUNTY DEPARTMENT OF PUBLIC WORKS, THE CHECKED BY: JD
ORDINANCES REQUIRE CONSTRUCTION THAT ALLOWS COASTSIDE FIRE DISTRICT ORDINANCE 2019—03, AND 10. GATES SHALL BE A MINIMUM OF 2 FEET WIDER THAN — — EASEMENT
STANDARDS. AS PER THE 2019 CFC, DEAD—END OVERHEAD GATE STRUCTURES SHALL HAVE A CONFORM |
THE BUILDING. ADDITIONALLY, IT IS THE [ N B NN SCALE: AS SHOWN
DEVELOPER /OWNER’S RESPONSIBILITY TO ASSURE ROADS EXCEEDING 150 FEET SHALL BE PROVIDED MINIMUM OF 15 FEET OF VERTICAL CLEARANCE.
WELL—MARKED FIRE LANES ARE PROVIDED AROUND WITH A TURNAROUND IN ACCORDANCE WITH LOCKED GATES SHALL BE PROVIDED WITH A KNOX 500° FIRE HYDRANT RADIUS TITLE:
THE ENTIRE OUTSIDE PERIMETER OF THE BUILDING COASTSIDE FIRE DISTRICT SPECIFICATIONS. AS PER BOX OR KNOX PADLOCK. ELECTRIC GATES SHALL
: THE 2019 CFC, SECTION APPENDIX D, ROAD WIDTH HAVE A KNOX KEY SWITCH. ELECTRIC GATES SHALL FIRE ACCESS PLAN

WHEN FIRE PROTECTION, INCLUDING FIRE APPARATUS
ACCESS ROADS AND WATER SUPPLIES FOR FIRE
PROTECTION, IS REQUIRED, SUCH PROTECTION SHALL
BE INSTALLED AND MADE SERVICEABLE PRIOR TO
AND DURING THE TIME OF CONSTRUCTION AND
BEFORE COMBUSTIBLES ARE ON THE PROJECT SITE.
APPROVED SIGNS AND PAINTED CURBS OR LINES
SHALL BE PROVIDED AND MAINTAINED TO IDENTIFY
FIRE APPARATUS ACCESS ROADS AND STATE THE
PROHIBITION OF THEIR OBSTRUCTION. FIRE LANES

AUTOMATICALLY OPEN DURING POWER FAILURES. CFC
503.6, 506.

SHALL NOT BE LESS THAN 20 FEET. FIRE ACCESS
ROADS SHALL BE INSTALLED AND MADE SERVICEABLE
PRIOR TO COMBUSTIBLES BEING PLACED ON THE
PROJECT SITE AND MAINTAINED DURING 11. TRAFFIC CALMING DEVICES SHALL BE PROHIBITED
CONSTRUCTION. APPROVED SIGNS AND PAINTED UNLESS APPROVED BY THE FIRE OFFICIAL.
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

Know what's below.
Call before you dig.

LOCATION AND/OR ELEVATION OF EXISTING UTILITIES ARE UNKNOWN.
CONTRACTOR SHALL POTHOLE AND VERIFY THIS INFORMATION AND

é SHEET:
\

C2.1

GRAPHIC SCALE

SHALL BE IN ACCORDANCE WITH COASTSIDE FIRE STREET (20 FOOT ROAD) AND ON—STREET PARKING NOTIFY THE CIVIL ENGINEER OF ALL CONFLICTS WITH THE DESIGN PRIOR E—
DISTRICT SPECIFICATION. CONTACT THE FIRE IS DESIRED, AN ADDITIONAL IMPROVED AREA SHALL TO START OF CONSTRUCTION. SHEET ---- OF 34
BE DEVELOPED FOR THAT USE. 40 0 40 80

PREVENTION BUREAU FOR THOSE SPECIFICATIONS.
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1. SEE SHEET C1.0 FOR PROJECT BENCHMARK, BASIS OF 5 ANY WORK IN THE PUBLIC RIGHT—OF—WAY MUST BE E ARTHWORK QUANTITIES
BEARINGS, AND ABBREVIATIONS. CONSTRUCTED PER SAN MATEO COUNTY STANDARDS BY A AC PAVING Q
LICENSED CONTRACTOR AND REQUIRED PERMITS SHALL BE JOB NUMBER: C20160074
2. EXISTING UTILITIES AND SITE CONDITIONS SHOWN ON THIS OBTAINED FROM THE APPROPRIATE AGENCIES. DRAWN BY: ACICF
PLAN SET ARE BASED ON AVAILABLE RECORD INFORMATION cuT 9,507 CY |
AND FIELD SURVEY. SHOULD FIELD CONDITIONS DIFFER FROM SESasseeseai CHECKEDBY: P
WHAT IS SHOWN ON THESE PLANS, CONTACT THE OWNER'’S s ~:...~.'~.~....~.,~. CONCRETE DATE: 01724124
REPRESENTATIVE FOR DIRECTION AND CLARIFICATION PRIOR R SITE FILL 19,388 CY SCALE: AS SHOWN
TO PROCEEDING WITH CONSTRUCTION ACTIVITIES. e
3. LOCATION AND INVERT INFORMATION FOR EXISTING DOMESTIC BALANCE | 9,881 CY(FILL SITE GRADING PLAN
WATER, FIRE WATER, RECYCLED WATER, SANITARY SEWER, BIORETENTION TREATMENT AREA (FILL)
AND STORM DRAIN CONNECTIONS ARE APPROXIMATE AND
BASED ON AVAILABLE RECORD INFORMATION. CONFIRM AND y SEET
VERIFY EXISTING UTILITY TYPE, SIZE, MATERIAL, CONDITION, é '
AND LOCATION, WHETHER SHOWN OR NOT ON THESE PLANS, DECOMPOSED GRANITE, SLP '
PRIOR TO COMMENCING WORK. K"°3§F|aﬁsfbe'°w'd- C3 0
efore you dig.
4. NOTIFY UNDERGROUND SERVICE ALERT (USA) AT 1(800)  OCATION AND/OR ELEVATION OF EXISTING UTILITIES ARE UNKNOWN. u
642—2444 AT LEAST 48 HOURS PRIOR TO COMMENCING CONTRACTOR SHALL POTHOLE AND VERIFY THIS INFORMATION AND GRAPHIC SCALE SHEET 8 OF 34
GRAVEL, SLP NOTIFY THE CIVIL ENGINEER OF ALL CONFLICTS WITH THE DESIGN PRIOR
WORK. TO START OF CONSTRUCTION. 20 0 0 60
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NOTES: LEGEND:

1. SEE SHEET C1.0 FOR PROJECT BENCHMARK, BASIS OF 5. IRRIGATION WATER METER, BACKFLOW PREVENTER AND STUB STORM DRAIN LINE o WATER METER
BEARINGS AND ABBREVIATIONS. CONNECTION PROVIDED FOR IRRIGATION CONNECTION. REFER

TO IRRIGATION PLANS BY OTHERS. 9 WATER VALVE -

2. EXISTING UTILITIES AND SITE CONDITIONS SHOWN ON THIS ===——===(STORM DRAIN LINE OUTFALL oarNeER C20160074
PLAN SET ARE BASED ON AVAILABLE RECORD INFORMATION = g REFER TO MEP PLANS FOR DOMESTIC WATER SUBMETERS , | reer
AND FIELD SURVEY. SHOULD FIELD CONDITIONS DIFFER FROM  FoR BUILDINGS. SANITARY SEWER LINE == BFP/DCDA CHECKED BY. D
WHAT IS SHOWN ON THESE PLANS, CONTACT THE OWNER’S DATE:

’ v DOMESTIC WATER LINE ® ROOF WATER LEADER (SFE NOTE 8 01124124
REPRESENTATIVE FOR DIRECTION AND CLARIFICATION PRIOR 7. CONTRACTOR TO PIPE BUILDING ROOF WATER LEADERS ( ) SCALE: AS SHOWN
TO PROCEEDING WITH CONSTRUCTION ACTIVITIES. TO UNDERGROUND STORM DRAIN SYSTEM. Fw FIRE WATER LINE o ORIFICE STRUCTURE .

3. LOCATION AND INVERT INFORMATION FOR EXISTING DOMESTIC g ROOF WATER LEADER LOCATIONS ARE PER THE B FLOW ARROW PROPOSED UTILTIES

WATER, FIRE WATER, RECYCLED WATER, SANITARY SEWER, ARCHITECTURAL PLANS,

AND STORM DRAIN CONNECTIONS ARE APPROXIMATE AND ®  MANHOLE

BASED ON AVAILABLE RECORD INFORMATION. CONFIRM AND o

VERIFY EXISTING UTILITY TYPE, SIZE, MATERIAL, CONDITION, CLEANOUT SHEET.

AND LOCATION, WHETHER SHOWN OR NOT ON THESE PLANS, &

PRIOR TO COMMENCING WORK. 0] STORM DRAIN DROP INLET Know what's below. C4 0

4. NOTIFY UNDERGROUND SERVICE ALERT (USA) AT 1(800) STORM DRAIN CATCH BASIN Call before you dig .
642—2444 AT LEAST 48 HOURS PRIOR TO COMMENCING LOCATION AND/OR ELEVATION OF EXISTING UTILITIES ARE UNKNOWN.

CONTRACTOR SHALL POTHOLE AND VERIFY THIS INFORMATION AND GRAPHIC SCALE SHEET 9 OF 34

WORK. +@—+ FIRE HYDRANT NOTIFY THE CIVIL ENGINEER OF ALL CONFLICTS WITH THE DESIGN PRIOR
TO START OF CONSTRUCTION.
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NOTES: LEGEND: SEE SHEET C4.0 FOR CONTINUATION
1. SEE SHEET C1.0 FOR PROJECT BENCHMARK, BASIS OF 5. IRRIGATION WATER METER, BACKFLOW PREVENTER AND STUB STORM DRAIN LINE o WATER METER
BEARINGS AND ABBREVIATIONS. CONNECTION PROVIDED FOR IRRIGATION CONNECTION. REFER
TO IRRIGATION PLANS BY OTHERS. e STORM DRAIN LINE OUTFALL v WATER VALVE 0B NUMBER: 020160074

2. EXISTING UTILITIES AND SITE CONDITIONS SHOWN ON THIS

PLAN SET ARE BASED ON AVAILABLE RECORD INFORMATION =g REFER TO MEP PLANS FOR DOMESTIC WATER SUBMETERS " DRANNEY ACIcF
AND FIELD SURVEY. SHOULD FIELD CONDITIONS DIFFER FROM  FoR BUILDINGS. SANITARY SEWER LINE == BFP/DCDA CHECKED BY: 1
WHAT IS SHOWN ON THESE PLANS, CONTACT THE OWNER'S v DATE: 01/24/24
DOMESTIC WATER LINE ® ROOF WATER LEADER (SEE NOTE 8
REPRESENTATIVE FOR DIRECTION AND CLARIFICATION PRIOR 7. CONTRACTOR TO PIPE BUILDING ROOF WATER LEADERS ( ) SCALE: AS SHOWN
TO PROCEEDING WITH CONSTRUCTION ACTIVITIES. TO UNDERGROUND STORM DRAIN SYSTEM, Fw FIRE WATER LINE o ORIFICE STRUCTURE o
3. LOCATION AND INVERT INFORMATION FOR EXISTING DOMESTIC g ROOF WATER LEADER LOCATIONS ARE PER THE B FLOW ARROW PROPOSED UTILITIES
WATER, FIRE WATER, RECYCLED WATER, SANITARY SEWER,
AND STORM DRAIN CONNECTIONS ARE APPROXIMATE AND ® MANHOLE
BASED ON AVAILABLE RECORD INFORMATION. CONFIRM AND °
VERIFY EXISTING UTILITY TYPE, SIZE, MATERIAL, CONDITION, CLEANOUT SHEET:
AND LOCATION, WHETHER SHOWN OR NOT ON THESE PLANS, o
PRIOR TO COMMENCING WORK. E  STORM DRAIN DROP INLET Know what's below. C4 1
B2 7434 AT LEAST 48 HOURS PRIOR To COMMENGING STORM DRAIN CATCH BASIN e R e o T TR "
WOR?< CONTRACTOR SHALL POTHOLE AND VERIFY THIS INFORMATION AND GRAPHIC SCALE SHEET --- OF 34
: FIRE HYDRANT NOTIFY THE CIVIL ENGINEER OF ALL CONFLICTS WITH THE DESIGN PRIOR
TO START OF CONSTRUCTION.
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NOTES: LEGEND: (50' WIDE — A PUBLIC ROAD)
1. SEE SHEET C1.0 FOR PROJECT BENCHMARK, BASIS OF
BEARINGS AND ABBREVIATIONS. LANDSCAPE AREA

2. EXISTING UTILITIES AND SITE CONDITIONS SHOWN ON THIS DRAINAGE
PLAN SET ARE BASED ON AVAILABLE RECORD INFORMATION BIORETENTION AREA
AND FIELD SURVEY. SHOULD FIELD CONDITIONS DIFFER FROM MANAGEMENT AREA

WHAT IS SHOWN ON THESE PLANS, CONTACT THE OWNER'S ////////// DMA1 JOB NUMBER: C20160074

REPRESENTATIVE FOR DIRECTION AND CLARIFICATION PRIOR IMPERVIOUS BUILDINGS DMA 2 ORAVN BY: ACICE
TO PROCEEDING WITH CONSTRUCTION ACTIVITIES.
DMA 3 CHECKED BY: JD

3. LOCATION AND INVERT INFORMATION FOR EXISTING DOMESTIC |l IMPERVIOUS HARDSCAPE DMA 4 DATE: 01124124
WATER, FIRE WATER, RECYCLED WATER, SANITARY SEWER, — TOTAL SCALE: AS SHOWN
AND STORM DRAIN CONNECTIONS ARE APPROXIMATE AND , g NOTES:

BASED ON AVAILABLE RECORD INFORMATION. CONFIRM AND X x EXISTING IMPERVIOUS AREA TO REMAIN 1. EXISTING PERVIOUS LANDSC2 TITLE:
VERIFY EXISTING UTILITY TYPE, SIZE, MATERIAL, CONDITION, CALCULATIONS. STORMWATER CONTROL

AND LOCATION, WHETHER SHOWN OR NOT ON THESE PLANS, PLAN
PRIOR TO COMMENCING WORK. NEW/REPLACED AREA LESS THAN 10—FT WIDE EXEMPT FROM

TREATMENT PER SAN MATEO COUNTY C.3 STORMWATER o i

4. NOTIFY UNDERGROUND SERVICE ALERT (USA) AT 1(800) HANDBOOK. SHEET:

642—2444 AT LEAST 48 HOURS PRIOR TO COMMENCING
WORK. - SURFACE FLOW DIRECTION Know what's below.
Call before you dig.
|

5. THIS PROJECT IS A C.3 REGULATED PROJECT AS IT LOCATION AND/OR ELEVATION OF EXISTING UTILITIES ARE UNKNOWN.
CREATES 10,000 SF OR MORE OF IMPERVIOUS SURFACE. CONTRACTOR SHALL POTHOLE AND VERIFY THIS INFORMATION AND GRAPHIC SCALE SHEET 11 OF 34

STORMWATER TREATMENT WILL BE PROVIDED BY THE NOTIFY THE CIVIL ENGINEER OF ALL CONFLICTS WITH THE DESIGN PRIOR
BIORETENTION AREAS 1, 2, AND 3. TO START OF CONSTRUCTION.
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EMﬁMmm”l ra”Mm PR STANDARD UTILITY PLANS
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=== _é H25 GRATE
HIETHTE N% N 155 7 WA
AL T A\ ——Max \ 2% 2\ 22— TOP OF GRATE ELEVATION
=== BIORETENTION 27 2% i
Ellllﬁlllﬁ”ﬁ”lﬁ” WAREA (TYP) SEE UTILITY PLAN NDS 4  DIAMETER SOLID
:E:E:E:E: . 12” NYOPLAST DRAIN COVER WITH UV INHIBITOR
1%m¥m¥m¥m::: e BASIN, SEE NOTE 1 OR EQUIVALENT
T o
%ﬁgﬁgﬁgﬁgm ‘ NDS LOW PROFILE T
e el d ADAPTER OR EQUIVALENT 6" MIN
SIS = ) ,
SIS e -~ e ¢ e s SO OO
7 / ’ : 4” PVC SDR 35 PIPE RISER
18" TYP. OF LOAMY SAND AS COVER ALLOWS. DESIGN ) ¢ 4” PVC SD OR SUBDRAIN PIPE 4"PVC 45° BEND
WILL BE PER THE SOIL SPECIFICATIONS OF ATTACHMENT D COLLECTOR g z AS SPECIFIED ON PLANS, USE
POLLUTION HEVENTION PROASAL .3 e rORM AT, PIPE OR OUTLET ) d % HOPE PIPE AND FITTINGS I
: o " X A A CONNECTING TO SD MAIN (TYP
HANDBOOK IN EFFECT AT TIME OF CONSTRUCTION. CALTRANS CLASS ] 5" DIA PVC SOR 35 PERFORATED OR SLOTTED (TYP) égﬁD?T/?gNFOR END OF LINE
Il PERMEABLE —T
SLOPED UNDERDRAIN (SLOPE AT 0.50%) WITH
6” DIA. PVC SDR 35 PERFORATED SLOPED UNDERDRAIN MATERIAL EEEL%RC/?ITC')%N% %C\)/‘I{:VSI:_L(S)EA'/': |HE||:LTITL 'T__'E)’ENISNCERRT FLOW
(SLOPE AT 050%) WITH PERFORATIONS DOWN. WHERE TREES 40 MIL PLASTIC LINER PLACED SD COLLECTOR PIPE ,
ARE LOCATED, INSTALL SUBDRAIN A MINIMUM OF 5 AWAY BELOW DRAIN ROCK. SEE PLANS SEE UTILITY PLAN FOR LOCATION ilﬁ/@gggv wTrllg_:% g?ﬁEBsO?SESlBEgNTED, LOCATE 5
I 2 SO M Jo T o ST s S 0 ST ST | e . e
) . REQUIRING LINERS. 1” WEEP HOLES 3/4” CLEAN CRUSHED PVC WYE UTILITY PLANS'
3" 00 DRAIN ROCK
NOTES:
1. OVERFLOW INLET LOCATED IN BIORETENTION AREA SHALL BE 12 INCH NYLOPLAST ADS DRAIN
NOTES: BASIN WITH AN 12 INCH CIRCULAR STANDARD H—25 GRATE. PAINT STRUCTURE BLACK.
1. SEE GRADING PLANS FOR FINISH GRADE OF BIORETENTION AREAS. m 3
OVERFLOW INLET WITH BIORETENTATION AREA STORM DRAIN CLEANOUT
2. SEE LANDSCAPE PLANS & SPECIFICATIONS FOR PLANTING MATERIALS WITHIN BIORETENTION AREAS. U s \-/ =
3. ALL BIORETENTION SOILS USED, SHALL BE PER ATTACHMENT L PROVISION C.3.c.i.(1)(b)(vi) OF THE SANTA

CLARA VALLEY URBAN RUNOFF POLLUTION PREVENTION PROGRAM C.3 HANDBOOK IN EFFECT AT TIME OF
CONSTRUCTION.

4. PLACE COBBLE FLUSH WITH CHANNEL SURFACE AROUND ALL STRUCTURES WITHIN BIORETENTION AREA

(DRAINAGE BUBBLERS, OVERFLOW DRAINS, SIGNS, LIGHT POSTS, IRRIGATION BOXES, ETC.), EXTENDING 12 INSTALL SOLID METAL COVER
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CHRISTY "G5” VALVE BOX W/ H-20 E%'uzr% S}'?'gONE INSTALL (N) ORIFICE, DIAMETER AS FOLLOWS:
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1\ BIORETENTION AREA pd | |/ Bl o AR ST
6” SLOTTED ’
| | " | " | " | " B UNDERDRAIN PIPE 000 0-r AROUND EDGES FOR WATERTIGHT SEAL
- NTS —— R A
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u g @UK‘,{\ )%O MATCH EXISTING ANGLE WITH METAL ANCHOR, \ [ L OVERFLOW INLET @
1 CROUT)>\_ | /"PAVEMENT SECTION 3 EACH SIDE, 2 ON BOTTOM | | v
OOOO@VO(DQC ‘ L
PLASTIC CAP RS O()OO % L—=T]
gvT/JPHPRE?DED QO:{ L tj OOOOO< G>O<>§ - A (N) SD OUTLET PIPE
G P 310"
/ % OC | P=1:10

%z

(%

(it .
%“O%%g\q 5 PLAN BMP—2:12"
7

CYPRESS POINT FAMILY COMMUNITY

6" HDPE RISER
J)O L N : EXTEND TOP_ OF WEIR TO
=00 TA O INSTALL SOUR METAL COVER 2 e el - Eelw cove
ges PO e ] el 5
NSNS IS NI REFER TO ARCHITECTURAL I "
"//\\\j//\\\;//\\\;/ WWW (6” SLOTTED UNDERDRAIN )\ 7 Z OVERFLOW INLET@ g
REKLK UGG SEE UTILITY // /_
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6" HDPE PIPE, SEEy 7>/ Qb 6 — A ——— INSTALL ga 0.25" GALVANIZED STEEL 72/
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FRAME SIDE OF SILICONE AT ALL EDGES / ~ =
GALV STEEL ( _ _ _ _ (BOTH SIDES OF WEIR PLATE) 4 .
A GRATE SEE NOTE 1 FLOW et
_ / FRAME ANGLE fow () ADD CAP FOR END INSTALL (N) ORIFICE IN_WEIR (\p S0, QTLET PIPE D
e / OF LINE CONDITION DIAMETER NOTED ABOVE BMP—1:10° D
o 6” X 6” HDPE WYE FITTING TYPICAL SECTION h
B 4 INVERT ELEVATION, SEE UTILITY PLANS
— i %
= TOP EDGE OF — - O
\ PIPE STRUCTURE MAY BE SANITARY SEWER CLEANOUT E
STRAIGHT OR L :
CHAMFERED FOR o 75\ WITH TRAFFIC RATED LID 7\ ORIFICE CONTROL STRUCTURE O
FRAME AND PRODUCTION PURPOSES . NTS NTS
™ - PRESS-SEAL ' '
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al i & G. JOINT LIFTING STAMP:
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Ly [ L PLANS
I% al: s BY CONTRACTOR
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Z ]
1L e NOTES:
L;\_...‘_,_‘\ :_._‘ ]
S 1. FRAMES AND GRATES MAY BE
GROUT PIPE SPECIFIED FOR PEDESTRIAN OF TRAFFIC
IN PLACE LOADING. ALL GRATES ARE BICYCLE 200 — — 200 REVISION SCHEDULE
PROOF. NO. |ISSUE DATE
» , » 1 Planning Resubmittal 03/25/19
2. 18" WIDE DI'S REPLACE THE OLD 16 195 — — 195 ; _ AldljDusteldHeightsP 822(1);;(2)
’ oastal Development Permit
JS POV B " - WIDE BOX BK & 1K'. ST 0+16.00
MODEL No. — . L
1 REF N [mm | N [ wm | IN [ wM 190 190
CB1212 ex | 12 [300 | 12 [ 300 | 12 | 300 PROPOSED
185 —— ROAD o — 185
CB1818 CK 18 | 450 | 18 | 450 | S [ 125 p 1 24 MIN TO TOP OF PIPE
CB1824 | 1kx | 18 | 450 | 24 [ 600 [ 5 | 125 (Szléaléﬁ}( e — fﬂ
cB2424 | ok | 24 |e00| 24 | 600 | 5 | 125 180 — = — K — 180
CB2430 3K | 24 |600| 30 | 750 [ 5 | 125 EX. 10" WATER LINE
CB3030 | sk | a0 750 30 | 750 | & | 150 175 —— TO REMAIN 175
CB2436 | 1L | 24 | 600 | 36 [ 900 | 6 | 150
CB3636 | 1M | 36 | 900 | 36 | 900 | 6 | 150 170 ” -+ 170
CB2448 | 3L | 24 | 600 | 48 [1200| 6 | 150 —0+50 O-I-IOO 1+00
CB3648 | 3M | 36 | 900 | 48 [1200| 6 | 150
CB4848 | 1R | 48 [1200| 48 [1200| 6 | 150
m STORM DRAIN DROP INLET/JUNCTION BOX m EX SHALLOW WATER LINE ROAD CROSSING
\:/ NTS \:/ SCALE: 1"=20" HORIZ.
1"=10" VERT. JOB NUMBER: 20160074
DRAWN BY: ACICF
CHECKED BY: JD
DATE: 01/24/24
SCALE: AS SHOWN
TITLE:
CONSTRUCTION DETAILS

SHEET:
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NOTES: LEGEND:
1. SEE SHEET C1.0 FOR PROJECT BENCHMARK AND BASIS OF BEARINGS
AND ABBREVIATIONS. CATCH BASIN INLET PROTECTION, SEE
DETAIL 2 ON SHEET C8.1
2. EXISTING UTILITIES AND SITE CONDITIONS SHOWN ON THIS PLAN SET ARE oo povm——
BASED ON AVAILABLE RECORD INFORMATION AND FIELD SURVEY. SHOULD |E| DROP INLET PROTECTION, SEE DETAIL 3 -
FIELD CONDITIONS DIFFER FROM WHAT IS SHOWN ON THESE PLANS, ON SHEET C8.1 DRAWN BY: ACICF
CONTACT THE OWNER’S REPRESENTATIVE FOR DIRECTION AND CHECKED BY: ID
CLARIFICATION PRIOR TO PROCEEDING WITH CONSTRUCTION ACTIVITIES.
%&f STABILIZED CONSTRUCTION ENTRANCE, DATE: 01/24/24
3. LOCATION AND INVERT INFORMATION FOR EXISTING DOMESTIC WATER, PA{WAN PER DETAIL 4 ON SHEET C8.1 SCALE: AS SHOWN
FIRE WATER, RECYCLED WATER, SANITARY SEWER, AND STORM DRAIN
CONNECTIONS ARE APPROXIMATE AND BASED ON AVAILABLE RECORD — TITLE:
INFORMATION. CONFIRM AND VERIFY EXISTING UTILITY TYPE, SIZE, L CONSTRUCTION FENCE
EROSION CONTROL PLAN

MATERIAL, CONDITION, AND LOCATION, WHETHER SHOWN OR NOT ON
THESE PLANS, PRIOR TO COMMENCING WORK.
I DN ||| N N || - FIBER ROLL PER DETAIL 1 ON SHEET

4. NOTIFY UNDERGROUND SERVICE ALERT (USA) AT 1(800) 227—-2600 AT C8.1 o i
SHEET:

Know what's below.
Call before you dig. .

LOCATION AND/OR ELEVATION OF EXISTING UTILITIES ARE UNKNOWN.
CONTRACTOR SHALL POTHOLE AND VERIFY THIS INFORMATION AND GRAPHIC SCALE SHEET 13 OF 34

LEAST 48 HOURS PRIOR TO COMMENCING WORK.

NOTIFY THE CIVIL ENGINEER OF ALL CONFLICTS WITH THE DESIGN PRIOR
TO START OF CONSTRUCTION.
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TH s WAT v SPILLWAY % % MO N
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WITH SEDIMENT ILTERED WATER SLOPE %, S hli— V% 3/4"x3/4" @ 3’ '
T mess=s=d mssossd NOTE: PONDING/SPILLWAY HEIGHT R b 0.C. MAX. SPACING PROVIDE 1’ WIDE BY 8"
N TERED WA o m SEDIMENT EQUALS TOP OF CURB (2.5:1) (TYP.) m SEDIMENT DEEP SEDIMENT TRAP
S P R : S Ta" MAX C9.5/ BARRIER b A 9.5/ BARRIER TRENCH AROUND INLET l—
NN A N S
RO, 2 - —
YO FRanED { PLAN VIEW SECTION A-A [DROP INLET/SWALE LOW POINTI
VO v SECTION A-A =
OVNN 2N -
R WOOD STAKE //\\<///\\\\/ B 282" MIN
| 3/4"x3 /4"
r MAX 4" SPACING y ! NOTES:
ENTRENCHMENT DETAIL ENTRENCHMENT DETAIL 1. PLACE CURB TYPE SEDIMENT BARRIERS ON GENTLY NOTES: E
IN SLOPE AREA IN FLAT AREA SLOPING STREETS, WHERE WATER CAN POND AND ALLOW :
SEDIMENT TO SEPARATE FROM RUNOFF. 1. PLACE FIBER ROLLS AROUND THE INLET CONSISTENT WITH DROP INLET GRAVEL BAG PROTECTION AND CURB INLET GRAVEL BAG E
5 PERVIOUS BAGS OF EITHER BURLAP OR WOVEN GEOTEXTILE PROTECTION DETAILS SHOWN ON THIS SHEET. ROLLS ARE TUBES MADE FROM STRAW BOUND W/ PLASTIC NETTING, APPROX. 8
FABRIC, ARE FILLED WITH GRAVEL, LAYERED AND PACKED DIAMETER AND 20 TO 30 FEET LONG. O
TIGHTLY.
2. FIBER ROLL INSTALLATION REQUIRES THE PLACEMENT AND SECURE STAKING OF THE FIBER ROLL IN A TRENCH, 3" — 4"
3. LEAVE ONE BAG GAP IN THE TOP ROW TO PROVIDE A DEEP, DUG ON CONTOUR. RUNOFF MUST NOT BE ALLOWED TO RUN UNDER OR AROUND FIBER ROLL. o
SPILLWAY OVERFLOW. TOP OF SPILLWAY SHALL BE LOWER
THAN TOP OF GURB. 3, IEJEIC)TI__CI)__IDI__gl(-‘)MTHBI-:YslIRucTURE (PONDING HEIGHT) MUST BE WELL BELOW THE GROUND ELEVATION DOWNSLOPE TO PREVENT
—PASSING THE INLET. EXCAVATION OF A BASIN ADJACENT TO THE DROP INLET OR A TEMPOR
NOTES: 4. INSPECT BARRIERS AND REMOVE SEDIMENT AFTER EACH THE DOWNSLOPE OF THE STRUCTURE MAY BE NECESSARY. ARY DIKE ON >—
1. FIBER ROLL INSTALLATION REQUIRES THE PLACEMENT AND SECURE STAKING OF THE STORM EVENT, SEDIMENT, AND GRAVEL MUST BE REMOVED
ROLL IN A TRENCH, 3" TO 4" DEEP, DUG ON CONTOUR. FROM THE TRAVELED WAY IMMEDIATELY. 4. TEMPORARY REMOVABLE TRASH RACK: IF SITE CONDITIONS WARRANT, PROVIDE AND INSTALL TRASH RACK MADE FROM GALVANIZED I
5 ADJACENT ROLLS SHALL TIGHTLY ABUT WELDED WIRE FABRIC WITH OPENING SIZE 2" BY 2” FORMED AND ATTACHED TO THE INLET TOP GRATE WITH STEEL WIRE TIES AND
. : BURRY WELDED WIRE FABRIC 4” MINIMUM BELOW TEMPORARY ROUGH GRADE GROUND ELEVATION. E—
3. RUNOFF MUST NOT BE ALLOWED TO RUN UNDER OR AROUND FIBER ROLL. E
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NOT OBSTRUCTED AND/OR IMPEDED. CHECKED BY: J
2. INSPECT INLET PROTECTION DEVICE BEFORE AND AFTER RAIN EVENTS, AND WEEKLY DATE: 01/24/24
THROUGHOUT THE RAINY SEASON. DURING EXTENDED RAIN EVENTS, INSPECT AT LEAST SCALE: AS SHOWN
ONCE EVERY 24 HOURS.
3. REMOVE AND PROPERLY DISPOSE OF ACCUMULATED SILT AND DEBRIS TO ALLOW FOR TITLE:
PROPER FUNCTION OF DEVICE. EROSION CONTROL DETAILS

4. CONTRACTOR SHALL PROWVIDE, INSPECT AND MAINTAIN INLET THROAT OVERFLOW RELIEF
FOR ALL OFF—SITE AND ON-SITE INLETS AT ALL TIMES.
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407 MONTEREY PINE 19,10,7 Z
174 MONTEREY PINE 14 302 MONTEREY PINE 13 —
408 MONTEREY PINE 20
175 MONTEREY PINE 8 303 MONTEREY PINE 14
409 MONTEREY PINE 24
176 MONTEREY PINE 18 304 MONTEREY CYPRESS 38 e
410 MONTEREY PINE 16 n_ &)
177 MONTEREY PINE 16 305 MONTEREY PINE 02 ]
411 MONTEREY PINE 10 D
178 MONTEREY PINE 17 306 MONTEREY PINE 7 oM
412 MONTEREY PINE 40 m
179 MONTEREY PINE 17 307 MONTEREY CYPRESS 24 n
413 MYOPORUM 10 D
180 MONTEREY PINE 17 308 MONTEREY CYPRESS 29 m o
414 MONTEREY PINE 45 =
181 MONTEREY PINE 16 309 MONTEREY CYPRESS 68 UJ
415 MONTEREY PINE 14 —
182 MONTEREY PINE 12 310 MONTEREY CYPRESS 05 D
416 MONTEREY PINE 07 m @
183 MONTEREY PINE 8 311 MONTEREY CYPRESS 18,15,13.13.13,12,12,12 Qo
417 MONTEREY PINE 17 =
184 MONTEREY PINE 15 312 MONTEREY CYPRESS 20,13,6,6,6,5 ﬂ_ dp)
418 MONTEREY PINE 22
185 MONTEREY PINE 15 313 MONTEREY PINE 15 2,
419 MONTEREY PINE 35 O
186 MONTEREY PINE 11 314 MONTEREY CYPRESS 22.8,5,4 o
420 MONTEREY PINE 44 o 3]
187 MONTEREY PINE 9 315 MONTEREY PINE 04 ')
421 MONTEREY PINE 38
188 MONTEREY PINE 11 316 MONTEREY PINE 15
422 MONTEREY PINE 2516
189 MONTEREY CYPRESS 21,16,15,15,14,10,10 317 MONTEREY PINE 14
403 MONTEREY PINE 38
190 MONTEREY PINE 15 318 MONTEREY PINE 8 STAMP:
424 MONTEREY PINE 15
191 MONTEREY PINE 8 319 MONTEREY PINE 05
405 MONTEREY PINE 28
192 MONTEREY PINE 10 320 MONTEREY PINE 28
426 MONTEREY PINE _
193 MONTEREY PINE 14 321 MONTEREY PINE 10
427 MONTEREY PINE 5
194 MONTEREY PINE 14 322 MONTEREY PINE 18
428 MONTEREY PINE 8
195 MONTEREY PINE 13 323 MONTEREY PINE 05
499 MONTEREY PINE 7
196 MONTEREY PINE 11 324 MONTEREY PINE 15,1413 " S NTEREY CYPRESS ”
4
197 MONTEREY PINE 15 305 MONTEREY PINE 16 REVISION SCHEDULE
431 MONTEREY PINE 10 NO. |ISSUE DATE
198 MONTEREY CYPRESS 28.24.16,12,9 326 MONTEREY CYPRESS 15.14,7,6.4,4 T Planning Resubmiial | G251
432 MONTEREY PINE 7 2 Added Dimensions 10/08/20
199 MONTEREY PINE 8 327 MONTEREY CYPRESS 9,6 3 | Adusted Heignts
433 MONTEREY CYPRESS 8 T Tioe Remoal Updaics 05100125
200 MONTEREY PINE 6 328 MONTEREY PINE 15 5T Reduos Sits Suone
434 MONTEREY PINE 7
201 MONTEREY PINE 14,8 329 MONTEREY PINE 17
435 MONTEREY PINE 18
202 MONTEREY PINE 14 330 MONTEREY PINE 6
436 MONTEREY CYPRESS 8
203 MONTEREY PINE 6 331 MONTEREY CYPRESS 6,5
437 MONTEREY PINE 9
204 MONTEREY PINE 7 332 MONTEREY CYPRESS 0,4
438 MONTEREY CYPRESS 24,181512,12.6,6,6
205 MONTEREY PINE 10 333 MONTEREY PINE 16
439 MONTEREY PINE 20
206 MONTEREY PINE 9 334 MONTEREY CYPRESS 8,5,54.3
440 MONTEREY CYPRESS 19
207 MONTEREY PINE 13 335 MONTEREY PINE 01
441 MONTEREY CYPRESS 15
208 MONTEREY PINE 11 336 MONTEREY PINE 9
442 MONTEREY PINE 16
209 MONTEREY PINE 13 337 MONTEREY CYPRESS 10
443 MONTEREY PINE 23
210 MONTEREY PINE 18 338 MONTEREY PINE 12
444 MONTEREY PINE 16
211 MONTEREY CYPRESS 24.24221813.13,12,8 339 MONTEREY PINE 7
445 MONTEREY PINE 10
212 MONTEREY PINE 9 340 MONTEREY PINE 10
447 MONTEREY PINE 30
213 MONTEREY PINE 16,11 341 MONTEREY PINE 12
448 MONTEREY PINE 13
214 MONTEREY PINE 17.15,8 342 MONTEREY CYPRESS 20,10,7,7.6,6
450 MONTEREY PINE 10 JOB NUMBER: 1603
215 MONTEREY CYPRESS 10,5,5,5,5 343 MONTEREY CYPRESS 48,25 14,1212 :
451 MONTEREY PINE 14 DRAWN BY: OW/MO
216 MONTEREY PINE 9 344 MONTEREY PINE 19
452 MONTEREY PINE 18 CHECKED BY: GL
217 MONTEREY PINE 2218 345 MONTEREY PINE 17 DATE.
453 MONTEREY PINE 6 : 0711112023
218 MONTEREY CYPRESS 60 346 MONTEREY PINE 12 SCALE:
454 MONTEREY PINE 8
219 MONTEREY PINE 12 347 MONTEREY PINE 16 TTLE:
220 MONTEREY PINE 9 348 MONTEREY PINE 6 459 MONTEREY PINE 18 '
155  ONTEREY PINE 5 TREE REMOVAL LIST
21 MONTEREY CYPRESS 04,32 349 MONTEREY PINE 8
457 MONTEREY PINE 33,2824
202 MONTEREY PINE 16,10,9.8.6 350 MONTEREY PINE 6
461 MONTEREY PINE 23 SHEET:
223 MONTEREY PINE 16 351 MONTEREY PINE 7 :
462 MONTEREY PINE 45
204 MONTEREY PINE 19 352 MONTEREY PINE 10
465 MONTEREY PINE 17
205 MONTEREY PINE 18 353 MONTEREY PINE 6
466 MONTEREY PINE 24 n
226 MONTEREY CYPRESS 18 354 MONTEREY CYPRESS 7
467 MONTEREY PINE 12
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TREE PROTECTION ZONE NOTICE TEMPLATE

TREE
PRESERVATION
AREA — KEEP

CYPRESS POINT FAMILY COMMUNITY

OouT S
O

g

TREE PROTECTION ZONE FENCING MUST REMAIN IN D
PLACE DURING THE ENTIRE CONSTRUCTION PERIOD m
FENCING MUST NOT BE MOVED OR DISMANTLED (D
WITHOUT THE NOTIFICATION OF THE PROJECT U)
MANAGER AND THE WRITTEN CONSENT OF THE o
PROJECT ARBORIST 2

-——

[P

D

=

TREE PROTECTION AND REMOVAL NOTES @

S

1. A TREE PRESERVATION ZONE (TPZ) SHALL BE ESTABLISHED AS SHOWN ON PLAN 7. NATURAL GRADE AROUND TPZ SHALL BE MAINTAINED. NO ADDITIONAL FILL OR %
AND AS VERIFIED IN THE FIELD WITH OWNER'S REPRESENTATIVE OR PROJECT EXCAVATION WILL BE PERMITTED WITHIN AREAS OF TREE ROOT DEVELOPMENT. '
ARBORIST. PROJECT ARBORIST MUST INSPECT AND DOCUMENT THE INSTALLATION
OF TREE PROTECTION BEFORE ANY EQUIPMENT COMES ON SITE. 8. UNAUTHORIZED PRUNING OF ANY TREE SHALL NOT BE ALLOWED. IF ANY TREE

CANOPY ENCROACHES ON THE PROJECT AREA, THE REQUIRED PRUNING WILL BE

2. TREE PROTECTION ZONE FENCING - FENCE HEIGHT TO BE 6 FEET AND MUST DONE WITH AUTHORITY OF OWNER'S REPRESENTATIVE OR PROJECT ARBORIST AND STAMP:
COMPRISE OF STEEL CHAIN-LINK CONSTRUCTION, ATTACHED TO STEEL POSTS TO INTERNATIONAL SOCIETY OF ARBORICULTURE GUIDELINES (ISA) AND AMERICAN
DRIVEN INTO THE GROUND. LAMINATED TREE PROTECTION NOTICES MUST BE NATIONAL STANDARDS INSTITUTE (ANSI) A-300 PRUNING STANDARDS.

ATTACHED TO TPZ FENCES AT DISTANCES OF EVERY 10-FEET (SEE TREE

PROTECTION ZONE NOTICE TEMPLATE ABOVE). ALL CONSTRUCTION ACTIVITIES 9.  PROVIDE TEMPORARY IRRIGATION TO ALL TREES WITHIN THE FENCED AREA.,

MUST BE EXCLUDED FROM FENCED TREE PROTECTION ZONES. THESE FENCES CONTRACTOR TO PROVIDE WATERING SCHEDULE FOR OWNER'S REPRESENTATIVE

MUST NOT BE DISMANTLED OR MOVED AT ANY TIME DURING THE CONSTRUCTION REVIEW AND APPROVAL. WATERING SCHEDULE TO BE SUBMITTED FOR APPROVAL

PERIOD, WITHOUT FIRST OBTAINING THE CONSENT OF THE OWNER'S TEN (10) CALENDAR DAYS BEFORE CONSTRUCTION START DATE AND CONTINUE

REPRESENTATIVE OR PROJECT ARBORIST. THROUGHOUT CONSTRUCTION UNTIL FINAL SIGN OFF BY OWNER'S
REPRESENTATIVE.

3.  CONTRACTOR TO SUBMIT SCHEDULE OF TREE PROTECTION FENCE INSTALLATION EEV'ls'ONESCHEDULE OATE
AND REMOVAL FOR REVIEW AND APPROVAL BY OWNER'S REPRESENTATIVE PRIOR TO 10. CONTRACTOR TO REMOVE TREES AS SHOWN ON THE PLAN. PRIOR TO REMOVAL, 0. S?,Emmg
FENCE INSTALLATION OR REMOVAL. CONTRACTOR TO CLEARLY MARK TREES AND WALK SITE WITH OWNER'S z | sosesoivensione 1008120

REPRESENTATIVE TO VERIFY TREES TO BE REMOVED. 4| Foolprmt Reducton _|__0a/17222

4. VEHICLES AND EQUIPMENT MUST BE EXCLUDED FROM TREE PROTECTION ZONES. ST Redussinsore. | oyoios
NO MATERIALS, TOOLS, DEBRIS, EXCESS SOIL, CHEMICALS, OR WASTE PRODUCTS  11. CONTRACTOR TO FULLY REMOVE AND GRIND OR DIG OUT ALL STUMPS OF TREES TO
MAY BE STORED OR DISPOSED OF WITHIN THESE PROTECTED AREAS. SOLVENTS, BE REMOVED.

LIQUIDS, CONCRETE WASH-OFF, OR ANY TYPE OF DEBRIS SHOULD BE DISPOSED OF
PROPERLY, NEVER WITHIN THIS PROTECTED AREA. 12, TREE PROTECTION FENCING TO BE REMOVED BY CONTRACTOR AFTER COMPLETION
OF CONSTRUCTION AND AS DIRECTED BY OWNER'S REPRESENTATIVE.

5. ALL TRENCHING NEAR EXISTING TREES TO REMAIN SHALL BE HAND DUG AND
REVIEWED BY OWNER'S REPRESENTATIVE OR PROJECT ARBORIST. 13. REFER TO CIVIL PLANS FOR EROSION CONTROL INFORMATION.

6. NO SOIL COMPACTION SHALL OCCUR WITHIN THE TPZ. SOIL SURFACE WITHIN THE ~ 14. REFER TO CIVIL PLANS FOR GRADING AND DRAINAGE INFORMATION.

TPZ SHALL BE MULCHED WITH A 4-INCH LAYER OF AGED WOOD CHIPS AND SET
BACK 9-INCHES FROM TRUNKS AT GRADE. WOOD CHIP MULCH SHALL BE APPROVED
BY OWNER'S REPRESENTATIVE PRIOR TO ORDERING. SUBMIT MULCH SAMPLES TO
OWNER'S REPRESENTATIVE PRIOR TO INSTALLATION.
ARBORIST'S INSPECTION SCHEDULE
JOB NUMBER: 1603

1. THE PROJECT ARBORIST MUST ATTEND A PRE-CONSTRUCTION MEETING WITHTHE 4. THE PROJECT ARBORIST MUST PROVIDE SUPERVISION AND OVERSIGHT DRAWN BY: OWIMO
GENERAL CONTRACTOR AND THE GRADING CONTRACTOR BEFORE ANY SITE WORK CONCERNING ALL CONSTRUCTION DISTURBANCES THAT ENCROACH WITHIN THE CHECKED BY: oL
PROCEEDS IN ORDER TO DISCUSS TREE PROTECTION REQUIREMENTS. THE CRITICAL ROOT ZONES AREAS OF PROTECTED TREES (AS DEFINED BY THEIR DATE: .
PROJECT ARBORIST MUST ALSO BE NOTIFIED CONCERNING SCHEDULED SITE CANOPY DRIP LINE PERIMETERS OR THEIR TRUNK DIAMETER MEASUREMENTS). SOALE:

MEETINGS THROUGHOUT THE CONSTRUCTION PERIOD.
5.  THE PROJECT ARBORIST MUST BE NOTIFIED IN THE EVENT THAT SIGNIFICANT ROOT, TITLE:

2. TREE PROTECTION ZONE FENCING MUST BE INSTALLED AND APPROVED OF BY THE 2 INCH DIAMETER OR LARGER, ARE FOUND DURING ANY GRADING, TRENCHING, AND TREE PROTECTION NOTES
PROJECT ARBORIST BEFORE ANY EQUIPMENT COMES ON SITE AND ANY SITE WORK CONSTRUCTION ACTIVITIES. THE WORK SHALL STOP, ROOTS SHALL BE COVERED
PROCEEDS. WITH BURLAP OR MULCH, AND OWNER'S REPRESENTATIVE OR PROJECT ARBORIST

CONTACTED TO PROVIDE RECOMMENDATIONS ON ROOT CUTTING AND TREATMENT
3. THE PROJECT ARBORIST MUST PROVIDE SUPERVISION AND OVERSIGHT IN THE OF IMPACTED ROOTS PRIOR TO CONTINUING WORK. SHEET.
EVENT THAT ANY GRADING, EXCAVATION OR TRENCHING WORK WILL ENCROACH
WITHIN THE TREE PROTECTION ZONES DEFINED BY TPZ FENCES. THE PROJECT 6. PROJECT ARBORIST TO PROVIDE GUIDANCE AND SUPERVISION PERTAINING TO
ARBORIST MUST PROVIDE DIRECTION AND SUPERVISION CONCERNING REQUIRED REQUIRED TREE PRUNING WORK. MEET WITH THE APPROVED TREE SERVICE
ROOT PRESERVATION AND ROOT PRUNING MEASURES. PROVIDER TO DISCUSS THE REQUIRED SCOPE OF WORK AND PROVIDE INSPECTIONS u

AND OVERSIGHT AS NEEDED.
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CYPRESS POINT FAMILY COMMUNITY

1. ALL HARDWARE AND ATTACHMENTS TO BE HOT-DIP
SURFACE MOUNT TURNBUCKLE
GALVANIZED OR STAINLESS STEEL AS NOTED. ATTACH TO WOOD POSTS WITH LAG SCREWS OR
> SINGLE.SIDED: ATTACH PICKETS TO BOLTS PER MANUFACTURER'S RECOMMENDATIONS
OUTSIDE/STREET-SIDE FACE OF RAILS. c——48 FE——1
e - ! / 5
3. PROVIDE GRAPE STAKE SAMPLES FOR LANDSCAPE T 1 o pumnimy 1 ( ' JZ(<
ARCHITECT'S REVIEW AND APPROVAL. c——1F / A ——+
4.  FLAG LOCATION IN FIELD FOR REVIEW WITH
LANDSCAPE ARCHITECT. gég#lEOV,\\l”ng%o _S
5.  STAKES TO BE ROUGH EDGE. KEEP TOP AND 8
BOTTOM OF STAKES LEVEL AND CLEAN CUT. “ED SUREACE MOUNT m
CABLE ATTACHMENT DETAIL
NS ATTACH TO WOOD POSTS NOTES. A
WITH LAG SCREWS OR BOLTS 1. ALL HARDWARE AND ATTACHMENTS TO BE HOT-DIP GALVANIZED OR STAINLESS STEEL §
AS NOTED.
2X4 RAILS (TOP AND BOTTOM) -—
2. SINGLE-SIDED: ATTACH PICKETS TO OUTSIDE/STREET-SIDE FACE OF RAILS. 3
| S
e
6X6 GATE POST 4X4 POSTS 3.  PROVIDE GRAPE STAKE SAMPLES FOR LANDSCAPE ARCHITECT'S REVIEW AND N
CABLE ATTACHMENT CABLE WIRE GRAPE STAKE PICKETS APPROVAL. 8
- | 4. FLAG LOCATION IN FIELD FOR REVIEW WITH LANDSCAPE ARCHITECT. %
JIZAN
S| N | R | | 5.  STAKES TO BE ROUGH EDGE. KEEP TOP AND BOTTOM OF STAKES LEVEL AND CLEAN O
ALIGN FENGE PLAN CUT.
SCALE:3/4"'=1"-0" POST 4X4 REDWOOD POST _
J L MAXIMUM 7-0" ON CENTER L J STAMP:
l" l" ————— 2X4 REDWOOD RAIL
ANGLE TOP OF POST TO I e e I (TOPANDBOTTOM)
DRAIN / /
PLAN
PRE-DRILLED HOLES FOR — —
CABLE WIRE
COATED STAINLESS STEEL ATTACH STAKES TO
L POST 7'-0" MAXIMUM ON CENTER L CABLE WIRE 1/16-INCH SPACING RAILS WITH STAINLESS REVISION SCHEDULE
j / BETWEEN STAKES STEEL SCREWS NO. |ISSUE DATE
— [ F— - J 1 Planning Resubmittal 03/25/19
AU LT LT 2X4 REDWOOD RAIL . msores | e
_ i e i i i B e s o gt g s o oy il (TOP AND BOTTOM) 4 Footprint Reduction 03/17/22
o I_-lr- [ ” [ I [ B 5 Tree Removal Updates 05/03/23
/ » ?? E I l‘}// 4X4 REDWOOD POST 6 Reduce Site Scope 01/24/24
Vol T \ B Sl - | |
[ ‘ ) ) © i —-H———————J- H-J—————J---ﬁ-— - ':J--U FINISH GRADE
L] 4X4 REDWOOD POSTS — ~ PRty e e et T
L_ :_J':-L___::::-f__:_’: - :::'__.f:__::_[__ 1 7
I R -
|| oX4 REDWOOD /
|| RAILS (TOP AND ELEVATION
i || BOTTOM) i
(? | |
© Im RUSTICATED GRAPE —
5 i STAKE PICKETS, ATTACH
o | PICKETS TO RAILS WITH 2X4 REDWOOD RAIL ——
| \ \ STAINLESS STEEL (TOP AND BOTTOM)
i /' SCREWS ANGLE TOP OF POST TO
|
. i i QHLASCV'?”%:AKES 1O DRAIN. HOLD TOP OF POST
a é j::_'_J—J: It :::Ht::J:JF: H1-144-1- ‘_J— - STAINLESS STEEL _ ,gE”,:g;ES BELOWTOP OF
- i E T E { Hi FINISH GRADE SCREWS N '
[ Il i \ i \%
= = 4X4 REDWOOD POST ——— |
FENCE SIDE SECTION T JOB NUMBER: 1603
/ SCALE:3/4"'=1"-0" FINISH GRADE X - DRAWN BY: OW/MO
3 /\4&// - CHECKED BY:
™ _— —J 1 - GL
/%¢V"///— CONCRETE OSF= — DATE: 6212022
FOOTING N NI
| \\\2/\\\2/\\\// SCALE: AS NOTED
% 5 o0 M CLEAN DRAIN ROCK 2 R 50 & w90 = \\>/<§//§\\ e
% RS g Septo=33iess Tl '
QD Oooo OO 80 0%080 ° QD 8003 OO 800%°§O ° $35,30.80 03 93°
8% 0% e S - e CONCRETE FOOTING LANDSCAPE MATERIALS DETAILS
‘bgo° gooe-
B ey S, (RN

il CLEAN DRAIN ROCK
- SHEET:

FENCE SECTION I 1 0 1
IDE SECTION
SCALE:3/4"=1"-0" SIDE SECTIO .

COMMUNITY GARDEN FENCE DETAIL SINGLE-SIDED GRAPE STAKE FENCE DETAIL
2 AS NOTED 1 1/2" = 10"

ﬁ
—
R
— — | |
uﬁm
Hﬁm
1=
T

N
N
]
S




T:\PROJECTS\17-230.Pyatok-Moss Beach\Drawings\MOSS BEACH DETAILS_ENTITLEMENTS.dwg, L1.02, 01/12/2024 12:41:23 PM, DWG To PDF.pc3, ARCH full bleed E1 (30.00 x 42.00 Inches), 1:1

- {

/ 0,
/O/O
‘/ ’V( c
4

4'-0", TYPICAL

PLAN

S

6I_OII

\ﬁ( (\/‘( MW | \\

\\

\

|

NOTES:

1. WIND GUARDS ARE TO REMAIN
UNTIL TREE IS ESTABLISHED
AND FULLY ROOTED.

DIRECTION OF PREVAILING WIND

TREE, REFER TO PLANTING PLAN
AND DETAIL 1, THIS SHEET

WOOD BOARD AND BURLAP FABRIC
SECURED TO STAKES

(4) PINE STAKES SET 3-0" TO 4'-0"
AWAY FROM TRUNK, TYPICAL

TREE, REFER TO PLANTING PLAN
AND DETAIL 1, THIS SHEET

1X4 WOOD BOARD SCREWED TO
STAKES

(4) 10-0" X 2" DIAMETER PEELER
CORE STAKES. DO NOT PUT STAKES
THROUGH ROOTBALL. SET INTO
GRADE OR UNDISTURBED
SUBGRADE TO SECURE WIND
PROTECTION.

BURLAP FABRIC SECURELY STAPLED
TO WOOD STAKES - SECTION 32 93 00

1X4 WOOD BOARD SCREWED TO
STAKES

FINISH GRADE

4I_OII

9

ELEVATION
WIND GUARD DETAIL

NOT TO SCALE

NOTE:

1. CONTRACTOR TO SUBMIT TREE
AND SHRUB PROTECTION PLAN
FOR REVIEW AND APPROVED BY
OWNER'S REPRESENTATIVE. ALL
PLANTS TO BE PROTECTED
FROM DEER AND RODENTS.

/ —_ \ﬁ 2-INCH DIAMETER WOOD STAKE
[ ]

L

VAYAWAWAWA Y -4\ DaWaw. W i Wawawaw; ovavYaYaYeY 4
8gegegegy . |

2 og¢

o

N g

PLANT/TREE
WIRE MESH

"DEER CAGE" - CAGE TO BE WELDED
WIRE MESH FORMING A CYLINDER
AROUND AND ABOVE PLANT

2-INCH DIAMETER NON-TREATED
WOOD STAKES EQUALLY SPACED
AROUND PLANT, SECURE WIRE MESH
WITH GALVANIZED WIRE. DO NOT
PUT STAKES THROUGH ROOTBALL.

m TREE PLANTING DETAIL

5I_OII
L,  MINIMUM

SECTION

TREE

L3.01

FINISH GRADE

_— \\,ﬁ 2-INCH DIAMETER WOOD STAKE
[ ]

GROUP OF SIMILAR SHRUBS
WIRE MESH

"DEER CAGE" - CAGE TO BE WELDED
WIRE MESH FORMING A CYLINDER
AROUND AND ABOVE PLANT

2-INCH DIAMETER NON-TREATED
WOOD STAKES EQUALLY SPACED
AROUND PLANT, SECURE WIRE MESH
WITH GALVANIZED WIRE. DO NOT

®

S PUT STAKES THROUGH ROOTBALL.
53
o =
S SHRUB PLANTING
DETAIL
N
ELEVATION
FINISH GRADE
SHRUB
DEER PROTECTION DETAIL
NOT TO SCALE
N STUCCO WIRE OR GOPHER

BASKET SIZED TO FIT PLANT
OR PLANT GROUPING

RODENT PROTECTION FOR SHRUBS

@

NOT TO SCALE

O,

29
S =
T Z 0o N
ioAv . EQUAL
TN KA
N\ Y P Qﬂ/Q P

NOTE:

1. '"D"REFERS TO ON-CENTER
SPACING AS SHOWN ON
DRAWINGS AND ON PLANT LIST.

WALK, WALL, FENCE, BUILDING OR
PLANTING EDGE

_——— PLANT

SPACING - SEE PLANT LIST AND
PLANTING PLAN(S)

s

TYPICAL PLANT SPACING DETAIL

6 NOT TO SCALE

WIDTH OF PLANT
OR CELL

L

DEPTH OF
ROOT PLUS 2"

PLUG PLANTING DETAIL

— PLANT

TAMPERED FRIABLE SOIL TO
COMPLETELY SURROUND AND
COVER ROOQOT SYSTEM AND POTTING
SOIL MIX

AMENDED TOP SOIL NO SMOOTH
EDGES OR GLAZED SURFACES

NOT TO SCALE

NOTE:

1.

REMOVE TEMPORARY
WATERING BASINS ONCE RAINY
SEASON HAS COMMENCED.

EASE SLOPE BACK TO PREVENT
SLIPPING

SET CROWN OF ROOTBALL 1-INCH
ABOVE EXISTING GRADE

3-INCH LAYER OF WOOD CHIP MULCH,

HOLD CLEAR OF ROOT CROWN -
SECTION 3293 00
& 6-INCH HIGH BERM ON DOWNHILL
¢ SIDE. KEY AND TAPER INTO SLOPE
0
ROOTBALL
/\ FINISH GRADE - SECTION 31 22 19
x 7 \\\/ X
NS N
X o= BACKFILL - SECTION 32 91 13
AN SN
{ - ‘\/ SCARIFY AND TAMP NATIVE SOIL
ANAN }g\\/ UNDER ROOTBALL. SLOPE BOTTOM
OF PIT DOWNHILL SIDE.
PLANT PIT
TO BE
TWO (2) TIMES —— EASE SLOPE BACK TO PREVENT
ROOTBALL SLIPPING
WIDTH

SHRUB PLANTING ON SLOPE DETAIL

4 NOT TO SCALE

NOTES:

1. REMOVE TEMPORARY WATERING
BASINS ONCE RAINY SEASON HAS
COMMENCED.

6"
7//L

PIT 2 TIMES
ROOTBALL WIDTH

SHRUB PLANTING DETAIL

2.

IF NATIVE SOIL HAS BEEN TREATED
WITH LIME, TREATED SOIL TO BE
EXCAVATED AND REPLACED WITH
IMPORTED SOIL.
DRAINAGE/PERCOLATION TESTS TO
BE ADMINISTERED. SEE CIVIL AND
SECTION 32 91 13 FOR MORE
INFORMATION.

3-INCH LAYER OF MULCH, HOLD CLEAR
OF ROOT CROWN

3-INCH HIGH TEMPORARY WATERING
BASIN

ROOT-BALL

/FINISH GRADE

BACKFILL MIX - SECTION 32 91 13

SCARIFY AND TAMP
NATIVE SOIL UNDER ROOTBALL.

NATIVE OR IMPORTED SOIL,
SEE NOTE #2 ABOVE.

3 NOT TO SCALE

NOTES:
1. REFER TO DETAIL 1, THIS SHEET,
FOR GENERAL NOTES.

2. SLOPES LESS THAN 3:1 DO NOT
REQUIRE TEMPORARY BERMS.

PREVAILING WIND |

T

PLANT PIT TO BE
THREE (3) TIMES
ROOTBALL WIDTH

L

/1]

TREE PLANTING ON SLOPE DETAIL

CUT TREE WELL INTO SLOPE

SEE DETAIL 1, THIS SHEET FOR
PLANT, STAKE AND TREE TIE

SET TOP OF ROOTBALL 2-INCHES
ABOVE FINISH GRADE

3-INCH LAYER OF MULCH. HOLD
12-INCHES AWAY FROM TRUNK

6-INCH HIGH BERM AROUND INSIDE
EDGE OF TREE PIT

BACKFILL MIX - SECTION 32 91 13

FERTILIZER TABLETS -
SECTION 32 93 00

SCARIFY AND TAMP NATIVE SOIL
UNDER ROOTBALL
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NOT TO SCALE

NOTES: 6.
1. ALL TREES TO BE STAKED ON
PREVAILING WIND SIDE WHEN
TREE IS IN LEAF. VERIFY ALL
CONNECTORS ARE SECURE AND 7.
TIGHT.

2. CONTRACTOR SHALL DOUBLE
STAKE ALL 15 GALLON, 24-INCH
& 36-INCH BOX TREES. 8.

3. CONTRACTOR SHALL REMOVE
NURSERY STAKE(S) AND TAGS
FROM TREES UPON
COMPLETION OF STAKING. 9.

4. "WONDER TREE TIES" SHALL BE
INSTALLED PER
MANUFACTURER'S
INSTRUCTIONS.

5. REMOVE TEMPORARY WATERING

BASINS ONCE RAINY SEASON
HAS COMMENCED.

PREVAILING WIND

10-0" X 2" DIAMETER LODGE POLE
STAKES. DO NOT PUT STAKES
THROUGH ROOTBALL. SET INTO
GRADE OR UNDISTURBED
SUBGRADE BELOW ROOTBALL
MINIMUM 12-INCHES -

SECTION 32 93 00

FINISH GRADE \d

1 I_OII

CONTRACTOR TO COORDINATE
AND PROVIDE PHOTOS OF
PROPOSED TREES.

PLANTS WITH LARGE CIRCLING
ROOTS OR KINKED ROOTS ON
INTERIOR OF THE ROOTBALL
WILL NOT BE ACCEPTED.

TREES SHALL BE SUPPLIED WITH
WELL TAPERED STRONG
TRUNKS WHICH WILL STAND
ALONE.

TREES SUPPLIED WITH TOPS TOO
LARGE FOR TRUNKS TO
SUPPORT SHALL BE PRUNED AS
DIRECTED BY OWNER'S
REPRESENTATIVE TO REDUCE
CROWN HEIGHT. DO NOT
REMOVE LATERALS ALONG
TRUNK. DO NOT PRUNE TREES
WITHOUT PRIOR APPROVAL
FROM OWNER'S
REPRESENTATIVE.

MINIMU

PLANT PIT

MINIMUM THREE (3) TIMES

TREE PLANTING DETAIL

ROOTBALL WIDTH

10. IF NATIVE SOIL HAS BEEN
TREATED WITH LIME, TREATED
SOIL TO BE EXCAVATED AND
REPLACED WITH IMPORTED
SOIL. DRAINAGE/PERCOLATION
TEST TO BE ADMINISTERED. SEE
CIVIL AND SECTION 32 91 13 FOR
MORE INFORMATION.

"WONDER TREE TIES" SHALL BE
INSTALLED AT ONE HEIGHT. PROPER
HEIGHT IS 6-INCHES ABOVE POINT
WHERE TREE WILL SNAP TO UPRIGHT
POSITION BY ITSELF IF TOP IS PULLED
TO ONE SIDE AS IF WIND LOADED AND
RELEASED. STAPLE TREE TIE WIRE TO
POST TO PREVENT TIE FROM SLIPPING -
SECTION 32 93 00

SET TOP OF ROOT COLLAR 2-INCHES
ABOVE FINISH GRADE

3-INCH LAYER OF MULCH, HOLD
3-INCHES CLEAR OF TRUNK

6-INCH HIGH TEMPORARY WATERING
BASIN AT EDGE OF ROOTBALL

FERTILIZER TABLET -
SECTION 3291 13

BACKFILL MIX -
SECTION 3291 13

SCARIFY AND TAMP NATIVE SOIL
UNDER ROOTBALL

NATIVE OR IMPORTED SOIL, SEE NOTE
#10 ABOVE.

@

NOT TO SCALE

JONI L. JANECKI
&ASSOCIATES

515 SWIFT ST. SANTA CRUZ CA 95060
PHONE 831.423.6040 | WWW.JLJA.COM

California Landscape Architect License 3163

CYPRESS POINT FAMILY COMMUNITY
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IRRIGATION NOTES PLANT LIST

PYATOK

1.  THE IRRIGATION SYSTEM, IN COMPLIANCE WITH STATE AND LOCAL WATER ENTRY TREE - 15 GALLON 1611 TELEGRAPH AVE. SUITE 200
EFFICIENT LANDSCAPE ORDINANCES, WILL BE DESIGNED TO APPLY THE MINIMUM ° LAGUNARIA PATERSONIA (PYRAMID TREE) OAKLAND, CA 94612 '
AMOUNT OF WATER REQUIRED TO MAINTAIN GOOD PLANT HEALTH. TO ° LOPHOSTEMON CONFERTUS (BRISBANE BOX)

ACCOMPLISH THIS, THE SYSTEM WILL INCLUDE AN AUTOMATIC WEATHER-BASED ° MAGNOLIA'LITTLE GEM' (DWARF SOUTHERN MAGNOLIA) 510.465.7010 p | 510.465.8575 f
CONTROLLER, RAIN SHUT-OFF DEVICE, MASTER CONTROL VALVE, FLOW SENSOR, ° PISTACIA CHINENSIS (CHINESE PISTACHE) www.pyatok.com
MATCHED PRECIPITATION RATE SPRINKLER HEADS, ROTORS, BUBBLERS, OR DRIP ° QUERCUS RUBRA (NORTHERN RED OQOAK)
EMITTERS, A PROPER SETBACK FROM NON-PERMEABLE SURFACES, AND
SEPARATE SOLENOID CONTROL VALVES FOR DIFFERENT HYDROZONES (PLANT
WATER USE LEVELS); IT WILL BE DESIGNED TO PREVENT RUNOFF AND OVERSPRAY. PARKING LOT SHADE TREE - 15 GALLON
THE IRRIGATION SYSTEM WILL INCLUDE WATERING SCHEDULES BASED ON LOCAL ° LOPHOSTEMON CONFERTUS (BRISBANE BOX)
EVAPOTRANSPIRATION DATA TAKEN FROM CIMIS AND WILL BE REGULATED BY THE MIDPEN HOUSING
AUTOMATIC IRRIGATION CONTROLLER.
BUILDING ENTRY TREE - 15 GALLON 303 Vintage Park Drive, Suite 250

e CERCIS CANADENSIS FOREST PANSY'

e  GEIJERA PARVIFLORA (AUSTRALIAN WILLOW)
PLANTING NOTES e  LAGERSTROEMIA INDICA NATCHEZ' (CRAPE MYRTLE)

¢  LAURUS 'SARATOGA' (SARATOGA LAUREL)

Foster City, CA 94404

1. CONTRACTOR SHALL PROCURE PLANT SPECIES WITHIN THIRTY (30) DAYS OF JONI L.JANECKI

AWARD OF THE CONTRACT. CONTRACTOR SHALL BE RESPONSIBLE FOR PLACING NATIVE TREE - 15 GALLON &ASSOCIATES
REQUIRED DEPOSITS TO ENSURE TIMELY PROCUREMENT OF THE SPECIFIED e QUERCUS AGRIFOLIA (COAST LIVE OAK)
PLANTS. CONTRACTOR SHALL PROVIDE OWNER'S REPRESENTATIVE WITH WRITTEN 515 SWIFT ST. SANTA CRUZ CA 95060
VERIFICATION (RECEIPTS) SHOWING PROCUREMENT TO MEET THE PLANTING PHONE 831.423.6040 | WWW.JLJA.COM
REQUIREMENTS. CONTRACTOR TO SUBMIT PHOTOGRAPHS OF ALL PLANTS FOR ACCENT TREE - 15 GALLON California Landscape Architect License 3163
REVIEW AND APPROVAL BY OWNER'S REPRESENTATIVE. PLANTS MAY NEED TO BE e CERCIS CANADENSIS 'FOREST PANSY' (EASTERN REDBUD)

CONTRACT GROWN TO ENSURE PLANT AVAILABILITY.

2. ALL EXISTING TREES TO REMAIN SHALL BE PROTECTED IN PLACE UNLESS NOTED EVERGREEN SCREENING - MIX OF 15, 5, AND 1 GALLONS

OTHERWISE. CONTRACTOR SHALL BE RESPONSIBLE FOR DAMAGE OF ANY KIND e CEANOTHUS THYRSIFLORUS (BLUE BLOSSOM)

TO EXISTING TREES DURING THE COURSE OF CONSTRUCTION. GARRYA ELLIPTICA (COAST SILKTASSEL)
HESPEROCYPARIS MACROCARPA (MONTEREY CYPRESS)
HETEROMELES ARBUTIFOLIA (TOYON)

RHUS INTEGRIFOLIA (LEMONADE BERRY)

3. HOLD FINISHED GRADES FOR SHRUB AREAS 1 1/2 INCHES BELOW TOP OF
ADJACENT PAVEMENT OR WALLS, UNLESS OTHERWISE NOTED ON THE DRAWINGS.

4. GRADUALLY ROUND OFF TOPS AND TOES OF ALL PLANTED SLOPES TO PRODUCE
A SMOOTH AND NATURAL TRANSITION BETWEEN EXISTING PLANTING, FINISH GROUNDCOVER AND SHRUBS - MIX OF 1 AND 5 GALLONS
GRADES, AND NEW PLANTING. ACHILLEA MILLEFOLIUM (YARROW)
ARCTOSTAPHYLOS PAJAROENSIS (PAJARO MANZANITA)
ARTEMISIA PYCNOCEPHALA 'DAVID'S CHOICE' (COASTAL SAGEWORT)
BACCHARIS PILULARIS (COYOTE BRUSH)
CALAMAGROSTIS NUTKAENSIS (PACIFIC REED GRASS)
CEANOTHUS THYRSIFLORUS (BLUE BLOSSOM)
ERIGERON GLAUCUS (BEACH DAISY)
ERIOPHYLLUM STAECHADIFOLIUM (LIZARD-TAIL)
GARRYA ELLIPTICA (COAST SILKTASSEL)
GRINDELIA STRICTA VAR. PLATYPHYLLA 'RAY'S CARPET' (COASTAL GUM PLANT)
HETEROMELES ARBUTIFOLIA (TOYON)
RHUS INTEGRIFOLIA (LEMONADE BERRY)
RIBES SANGUINEUM (RED FLOWERING CURRANT)
SATUREJA DOUGLASII (YERBA BUENA)

5. CONTRACTOR SHALL NOTIFY OWNER'S REPRESENTATIVE A MINIMUM OF FIVE (5)
DAYS IN ADVANCE TO SCHEDULE PLANT DELIVERY DATES. OWNER'S
REPRESENTATIVE SHALL INSPECT PLANTS UPON ARRIVAL AND RESERVES THE
RIGHT TO REJECT PLANTS.

6. CONTRACTOR SHALL PLACE PLANTS AS SHOWN ON PLAN AND VERIFY LOCATION
WITH OWNER'S REPRESENTATIVE. OWNER'S REPRESENTATIVE MAY REQUEST THAT
CONTRACTOR ADJUST OR RELOCATE PLANTS ON-SITE AS NEEDED TO PROPERLY
COMPLETE DESIGN.

7. CONTRACTOR TO PROTECT ALL NEW PLANTS FROM GOPHERS, RODENTS, DEER,
AND OTHER ANIMALS. TYPE AND EXTENT OF PROTECTION MEASURES SHALL BE
DETERMINED BY CONTRACTOR AND SUBMITTED TO OWNER'S REPRESENTATIVE
FOR REVIEW AND APPROVAL PRIOR TO INSTALLATION.

DETENTION BASINS - MIX OF 1 AND 5 GALLONS
8.  TYPICAL OF ALL TREES - KEEP ALL SHRUBS, GRASSES, PERENNIALS, e CAREX PANSA (SANDDUNE SEDGE)
GROUNDCOVER, VINES, OR SUCCULENTS PLANTINGS 18 INCHES CLEAR FROM CORNUS STOLONIFERA (RED STEM DOGWOQD)
ANY EXISTING OR NEW TREE TRUNK. ELYMUS CONDENSATUS (GIANT WILD RYE)
ELYMUS GLAUCUS (BLUE WILDRYE)
IRIS DOUGLASIANA (DOUGLAS IRIS)

9. IFSOIL IS LIME TREATED, PLANTING AREAS TO BE EXCAVATED WITHIN 3 INCHES OF
THE EDGE OF PAVING/CURB TO A DEPTH OF MINIMUM 18 INCHES AND DISPOSED
OF OFF-SITE. PLANTING AREAS TO BE FILLED WITH IMPORTED TOPSOIL AMENDED
PER SOILS REPORT. PLANTING AREAS TO BE TESTED FOR PROPER DRAINAGE SLOPE PLANTING - SEED
PRIOR TO PLANTING. e FESTUCA RUBRA (RED FESCUE) 95%
e ESCHSCHOLZIA CALIFORNICA (CALIFORNIA POPPY) 5%

10. COMPACTED SOILS MUST BE TRANSFORMED TO A FRIABLE CONDITION TO
MAXIMIZE WATER RETENTION.

11.  INCORPORATE COMPOST INTO THE SOIL TO A MINIMUM OF 8 INCHES AT A
MINIMUM RATE OF 6 CUBIC YARDS PER 1000 SQUARE FEET. SOILS WITH GREATER
THAN 6% ORGANIC MATTER IN THE TOP 6 INCHES OF SOIL ARE EXEMPT FROM
ADDING COMPOST AND TILLING.

12, PROVIDE A MINIMUM OF 3 INCHES OF WOOD CHIP MULCH TO SOIL SURFACE
AFTER PLANTING, AROUND EXISTING TREES AND SHRUBS TO REMAIN. MULCH
SHALL NOT BE PLACED WITHIN A 12-INCH DIAMETER OF TREE TRUNKS AND
SHOULD BE KEPT FREE FROM THE CROWN OF ALL SHRUBS, GRASSES, AND
PERENNIALS. DO NOT MULCH SEEDED AREAS. MULCH FOR RAIN GARDENS SHALL
BE NON-FLOATING, AS ACCEPTED BY LANDSCAPE ARCHITECT. MULCH FOR ALL
OTHER PLANTING AREAS SHALL BE 1/2-INCH TO 1-INCH DIAMETER COMPOSTED
REDWOOD, FREE OF STICKS, DIRT, AND OTHER DEBRIS, AS ACCEPTED BY STAMP:
LANDSCAPE ARCHITECT.

CYPRESS POINT FAMILY COMMUNITY

Carlos Street, Moss Beach

13. SOIL AMENDMENTS MUST BE INCORPORATED ACCORDING TO
RECOMMENDATIONS OF THE SOIL ANALYSIS REPORT AND WHAT IS APPROPRIATE
FOR THE PLANTS SELECTED.

14. CONTRACTOR TO REVIEW ALL PLANS AND SPECIFICATIONS FOR SUBMITTALS,
TESTING, AND OTHER REQUIREMENTS. CONTRACTOR TO IMMEDIATELY NOTIFY REVISION SCHEDULE
OWNER'S REPRESENTATIVE OF ANY DISCREPANCIES BETWEEN SITE CONDITIONS NO. lISSUE DATE
AND INTENT OF THESE DRAWINGS. ANY CONFLICTS WILL BE RE