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DATE Monday, March 21, 2016
LOCATION Council Chambers, 2212 Beach Boulevard
CLOSED SESSION 6:45 PM

Conference with Legal Counsel - Anticipated Litigation - Significant exposure to litigation pursuant to
Government Code § 54956.9(d)(2): (One Case)

REGULAR SESSION 7:00 PM
ROLL CALL
SALUTE TO FLAG
CLOSED SESSION REPORT
ADMINISTRATIVE BUSINESS
Approval of Order of Agenda
Approval of Minutes: February 16, 2016 and March 7, 2016
Designation of Liaison to City Council Meeting ~ April 25, 2015 — Appeal of Anchor Inn project, 500 San Pedro Avenue; and
Appeal of Single Family Residence at 135 Stanley Avenue.

Oral Communications: This portion of the agenda is available to the public to address the Planning Commission on any issue within the
subject matter jurisdiction of the Commission that is not on the agenda. The time allowed for any speaker will be three minutes.

PUBLIC HEARING:

1. GPA-91-15 GENERAL PLAN AMENDMENT, SITE DEVELOPMENT PERMIT and PARKING EXCEPTION, filed by the
PSD-788-14 owner and applicant, Javier Diaz-Masias, to change the land use designation of two parcels to Low Density
PE-161-15 Residential (LDR) from Very Low Density Residential (VLDR), to construct two single-family dwellings with

approximately 400 linear feet of associated street improvements in the public right-of-way, and to deviate from
on-and off-street parking standards at 50 and 60 Oddstad Way (APN 022-056-060, 022-056-080 and 022-056-
090). Recommended California Environmental Quality Act (CEQA) status: Not subject to environmental review
pursuant to Public Resources Code Section 21080(b) (5). Proposed Action: Denial.

2. PSD-796-15 USE PERMIT and SITE DEVELOPMENT PERMIT, filed by owner and applicant, David Melton, to construct a
UP-49-15 single family dwelling of 3,300 square feet with an attached garage of 600 square feet and a second dwelling

unit with an attached garage of 300 square feet on a vacant lot at 21 Malavear Drive (APN 023-270-580). A
Negative Declaration was previously adopted for this project. Proposed Action: Approve as conditioned.
COMMUNICATIONS:

Commission Communications:
Staff Communications:

ADJOURNMENT

Anyone aggrieved by the action of the Planning Commission has 10 calendar days to appeal the decision in writing to the City Council. If
any of the above actions are challenged in court, issues which may be raised are limited to those raised at the public hearing or in written
correspondence delivered to the City at, or prior to, the public hearing. Judicial review of any City administrative decision may be had only
if @ petition is filed with the court not later than the 90th day following the date upon which the decision becomes final. Judicial review of
environmental determinations may be subject to a shorter time period for litigation, in certain cases 30 days following the date of final
decision.



The City of Pacifica will provide special assistance for persons with disabilities upon 24 hours advance notice to the City Manager's office
at (650) 738-7301, including requests for sign language assistance, written material printed in a larger font, or audio recordings of written
material. All meeting rooms are accessible to persons with disabilities.

NOTE: Off-street parking is allowed by permit for attendance at official public meetings. Vehicles parked without permits are
subject to citation. You should obtain a permit from the rack in the lobby and place it on the dashboard of your vehicle in such a
manner as is visible to law enforcement personnel.



PLANNING COMMISSION

Staff Report
Scenic Pacifica
Incorporated Nov. 22,
1957
DATE: March 21, 2016 FILE: GPA-91-15
PSD-788-14
PE-161-15
ITEM: 1

PUBLIC NOTICE: Notice of Public Hearing was published in the Pacifica Tribune on March 9, 2016, and
mailed to 58 surrounding property owners and occupants.

APPLICANT: Javier Diaz-Masias OWNER: Javier Diaz-Masias
608 Seventh Avenue 608 Seventh Avenue
San Bruno, CA 94066 San Bruno, CA 94066

PROJECT LOCATION: 50 & 60 Oddstad Way (APNs 022-056-060, 022-056-080 and 022-056-090) —
Rockaway Valley Neighborhood

PROJECT DESCRIPTION: Change the General Plan land use designation of two parcels to Low Density
Residential (LDR) from Very Low Density Residential (VLDR); construct two single-family dwellings with
approximately 400 linear feet of associated street improvements in the public right-of-way, and, deviate
from on- and off-street parking standards at 50 and 60 Oddstad Way in Pacifica.

SITE DESIGNATIONS:
Existing General Plan Designation: VLDR
Proposed General Plan Designation: LDR
Zoning: R-1-H (Single Family Residential/Hillside District)

RECOMMENDED CEQA STATUS: Not subject to environmental review (Public Resources Code
§21080(b)(5)).

ADDITIONAL REQUIRED APPROVALS: The General Plan Amendment is a legislative action requiring City
Council approval. Approval of a Growth Allocation for each dwelling is necessary prior to building permit

issuance.

RECOMMENDED ACTION: Recommend to City Council denial of the GPA-91-15 and to deny PSD-788-14
and PE-161-15 without prejudice.

PREPARED BY: Kathryn Farbstein, Assistant Planner
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ZONING STANDARDS CONFORMANCE:

50 Oddstad Way (Lot 2 with emergency vehicle turnaround & closest to existing intersection)

Standards Required Existing Proposed

Lot Size* 5,000 square feet (sf) 7,500 sf No change

Lot Area per Dwelling 5,000 sf 7,500 sf No change

Unit

Lot Width 50 feet 50 feet No change

Setbacks

-Front 15 feet N/A 36 feet

-Garage 20 feet N/A 37 feet

-Side (interior) 5 feet N/A 5 feet

-Rear 20 feet N/A 40 feet

Height 35 feet N/A 35 feet

Lot Coverage 40% N/A 35%

Landscaped Area 20% N/A 45%

Parking 2 car garage N/A 2 car attached garage

Garage Dimensions 18 feet wide by 19 feet  N/A 18 feet wide by 20 feet
deep deep

*Note: Zoning not consistent with the General Plan density requirement of half an acre per unit.

60 Oddstad Way (Lot 1)

Standards Required Existing Proposed

Lot Size* 5,000 sf 7,500 sf No change

Lot Area per Dwelling 5,000 sf 7,500 sf No change

Unit

Lot Width 50 feet 50 feet No change

Setbacks

-Front 15 feet N/A 22 feet

-Garage 20 feet N/A 20 feet

-Side (interior) 5 feet N/A 6 feet

-Rear 20 feet N/A 54 feet

Height 35 feet N/A 35 feet™*

Lot Coverage 50% N/A 36%

Landscaped Area 20% N/A 55%

Parking 2 car garage N/A 2 car attached garage
Garage Inner 18 feet wide by 19 feet  N/A 22 feet wide by 19 feet
Dimensions deep Deep

*Note: Zoning not consistent with the General Plan density requirement of half an acre per unit.

**Note: North elevation indicates height of 35’-%” but that is a mistake and designer confirmed that
maximum overall building height will not exceed 35 feet.
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PROJECT SUMMARY

1. Project Description: The applicant has proposed construction of two separate single-family dwellings,
each on a vacant parcel of 7,500 sf (see Attachment | Plans). No road exists to provide access to the two
dwellings; thus, the project includes an extension of Oddstad Way approximately 400 linear feet within
an existing 40 foot-wide public right-of-way. The paved width of the Oddstad Way extension is 20 feet
with a decomposed granite pathway three feet in width proposed along the south side of the road (on
the same side as the two proposed dwellings) to provide separate access for pedestrians. The applicant
also proposes to construct a parking turnout to accommodate two parallel parking spaces within the
right-of-way in lieu of traditional curbside parking. The turnouts reduce the amount of paving included
within the street. The 60 foot long parking turnout is located just west of the two residential lots and is
of sufficient size to accommodate at least two vehicles parked alongside the street while allowing
enough road width for emergency vehicles access. Utilities such as a water line and sanitary sewer
system are also proposed within the right-of-way. Additional improvements include biotreatment areas
along the northern side of the road to treat the stormwater runoff from the paved roadway as specified
in the Stormwater Control Plan (see Attachment B).

The dwelling addressed as 50 Oddstad Way (identified as Lot 2 on the plans) is proposed as a three-
story structure of approximately 3,400 sf of floor area with an attached two car garage of
approximately 500 sf on the ground level. This parcel will also contain the driveway for the emergency
vehicle turnaround which allows emergency vehicles to pull into an unobstructed driveway and exit the
area. The entry hall of approximately 200 sf is raised six feet higher than the garage level. The lower
level of approximately 900 sf of floor area will contain two bedrooms, two bathrooms and the open
area of the entry hallway. The main floor (upper level) of approximately 2,300 sf will contain the three
bedrooms, three bathrooms, kitchen, dining room and family room. Due to the upward slope at the
rear of the property, the main floor provides access to the back yard.

The dwelling addressed as 60 Oddstad Way (identified as Lot 1 on the plans) is also proposed as a three-
story structure of approximately 3,400 sf with an attached two car garage of approximately 600 sf on
the ground level. The design of this unit is a mirror image of 50 Oddstad Way but does not have the
emergency vehicle turnaround because only one turnaround is needed. The entry hall of approximately
200 sf is raised 5 feet above the garage level. The lower level of approximately 900 sf contains two
bedrooms, two bathrooms and open area of the entry hall. The main floor (upper level) of 2,300 sf feet
contains three bedrooms, three bathrooms, kitchen, dining room and family room. A deck on the main
floor at the front of the dwelling is proposed for 60 Oddstad Way but not 50 Oddstad Way. Access to
the rear yard is also provided from the main floor.

The roofing materials proposed are clay tile over the garage roof projections and asphalt shingles on the
main portion of the roofs. Stucco siding is proposed with a Tuscan finish for most of the walls, and
prostone stone veneer around the garage and front doorways will provide accent details. These
materials are proposed for both dwellings with different colors to be utilized on the exterior of the
buildings.

2. General Plan, Zoning, and Surrounding Land Use: The General Plan designation for the subject site is
Very Low Density Residential (VLDR) (see Attachment C Land Use and Zoning Exhibit). The property to
the south has a General Plan designation of Open Space Residential. The zoning for the subject site and
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surrounding properties is R-1-H classification. The properties to the south have a zoning of PD/HPD
(Planned Development/Hillside Preservation District).

The surrounding land use is vacant land on all sides of the subject site. The closest developed areas are
located along Rockaway Beach Avenue which is approximately 150 feet to the north across Oddstad
Way.

3. Municipal Code Requirements: The applicant has requested City approval of a General Plan
Amendment (see Attachment D) that would change the land use designation of the site from VLDR to
LDR, Site Development Permit, and Parking Exception. Staff discusses each request separately, below.

A. General Plan Amendment: The procedure for amending a general plan includes public review
and consideration by the Planning Commission, which shall recommend action by the City
Council, and then public review and consideration by the City Council. (Gov. Code 65353,
65355, 65358.)

The Planning Commission is not bound by specific findings when making its recommendation to
the City Council. It may base its recommendation on factors pertaining to general health,
safety, and welfare of the community, as well as other relevant factors such as neighborhood
narratives, policies, and programs in the existing General Plan. Relevant policies regarding
infrastructure in the Circulation Element of the General Plan (page 13) include the following:

4) Provide access which is safe and consistent with the level of development.
15) Promote orderly growth in land uses and circulation.

Because a General Plan Amendment is a legislative action, the City Council must take final
action on the General Plan Amendment request under state law.

B. Site Development Permit: PMC Section 9-4.953 Development regulations provides that all
structures that require issuance of a building permit shall obtain approval of a site development
permit first. In this case, both proposed dwelling units require issuance of a building permit
prior to construction; thus, approval of a site development permit is necessary prior to issuance
of a building permit. The Planning Commission must make certain findings to approve a site
development permit, as discussed below.

C. Parking Exception: Article 28 of the Zoning Regulations establishes on- and off-street parking
standards for all development types. PMC Section 9-4.2824 Exceptions allows the Planning
Commission to grant exceptions to the standards “in the event of practical difficulties and
unusual hardship.” One of the parking standards applicable to the subject project is found in
PMC Section 9-4.2813(c)(4) Access to parking facilities, which states that the driveway width
shall be a maximum of 20 feet. In this case, 50 Oddstad Way (Lot 2) is designed with two
driveways. One driveway provides access to the two car attached garage. The second driveway
provides an emergency vehicle turnaround to allow fire trucks and other large emergency
vehicles to pull onto the site and turn the emergency vehicle around when exiting the area.
Because there are two driveways proposed, 50 Oddstad Way is not compliant with this
standard, and the application requires consideration of a Parking Exception. In order to
approve a parking exception, the Planning Commission must find that “the establishment,
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maintenance, and/or conducting of the off-street parking facilities as proposed are as nearly in
compliance with the requirements set forth in this article as are reasonably possible.” Approval
of a Parking Exception is necessary to allow the emergency vehicle turnaround on the subject
site.

4. CEQA Recommendation: One of staff’s responsibilities is to review development applications to
determine whether, prior to project approval, a project must undergo environmental review subject to
the California Environmental Quality Act (CEQA) or whether a project can be considered exempt from
CEQA. However, if the Planning Commission does not approve a project, that action to disapprove the
project is not subject to environmental review under CEQA. California Public Resources Code Section
21080(b)(5) Names, tvpes of projects requiring EIRs; exclusions; substantial evidence standard:
mitigation substitution states in pertinent part the following:

21080. (a) Except as otherwise provided in this division, this division shall apply to discretionary
projects proposed to be carried out or approved by public agencies, including, but not limited to,
the enactment and amendment of zoning ordinances, the issuance of zoning variances, the
issuance of conditional use permits, and the approval of tentative subdivision maps unless the
project is exempt from this division.

(b) This division does not apply to any of the following activities:
(5) Projects which a public agency rejects or disapproves.

In this case, staff is recommending denial of this project; therefore, conducting environmental review is
unnecessary at this time. If the Planning Commission wants to consider this project, staff will review the
project to determine whether it must undergo environmental review.

5. Required Findings / Analysis: While no explicit findings are required to recommend adoption of a
General Plan amendment, the PMC sets forth required findings for each permit considered by the
Planning Commission. Considerations regarding the requested General Plan Amendment, as well as the
findings required for approval of a Site Development Permit and Parking Exception are listed in the
following sections with a discussion applying those considerations and findings to the project.

A. General Plan Amendment. As noted above, the Planning Commission is not bound by specific
findings when making its recommendation to the City Council on a proposed General Plan
Amendment. It may base its recommendation on factors pertaining to general health, safety,
and welfare of the community, as well as other relevant factors such as neighborhood
narratives, policies, and programs in the existing General Plan.

Discussion: The Applicant is requesting approval of a General Plan Amendment (GPA) to change
the designation of both parcels proposed to be developed to LDR (Low Density Residential)
from VLDR (Very Low Density Residential). The current VLDR designation provides for a density
of one-half to five acres per dwelling unit. The proposed LDR designation would allow 3 to 9
units per acre. {General Plan, page 32.)

Staff’s analysis suggests that the proposed GPA request is inconsistent with the spirit and intent
of the General Plan for several reasons. First, the project is inconsistent with the intended
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density and intended pattern of development for the area. The narrative portion of the General
Plan (page 43) described this area of Rockaway Valley as undeveloped areas under 35 percent
slope that may have soils and geologic problems, visual impacts, as well as public safety
hazards, such as limited emergency access and high potential for grass fires. Due to these
factors, this area of Rockaway Valley is designated as VLDR. The VLDR designation results in a
less dense pattern of development that takes account of these considerations by increasing
setbacks, limiting lot coverage, lowering building heights, limiting massing visible from public
streets, ensuring a low density relationship between building and lot size, establishing view
corridors, and maintaining substantial native vegetation cover by minimal disturbance of the
parcel.

A change from VLDR to LDR would interfere with the pattern of development anticipated for
these parcels in the General Plan. Under the VLDR designation, a density of one-half acre
(21,780 sf) is required for each dwelling unit. Here, because each lot proposed for development
is 7,500 sf, which is less than one-fifth of an acre, the project would be inconsistent with the
pattern of development provided for under the VLDR designation. Amending the General Plan
to provide for 3 to 9 units per acre, as provided for under the LDR designation sought by the
applicant, would not provide for a less dense pattern of development that takes into account
the soils and geologic problems, visual impacts, and public safety hazards discussed in the
General Plan by increasing setbacks, limiting lot coverage, lowering building heights, limiting
massing visible from public streets, ensuring a low density relationship between building and lot
size, establishing view corridors, and maintaining substantial native vegetation cover by minimal
disturbance of the parcel.

In addition, a change from VLDR to LDR on these two lots would also interfere with the pattern
of development the VLDR designation has created on surrounding lots. Having two among
dozens of parcels in the contiguous Oddstad Way area designated as LDR would result in
inconsistencies in the development pattern of an otherwise very low density area.

B. Site Development Permit. Section 9-4.3204 of the PMC states that a site development
permit shall not be issued if the Commission makes any of the following findings:

i.  That the location, size, and intensity of the proposed operation will create a hazardous
or inconvenient vehicular or pedestrian traffic pattern, taking into account the proposed
use as compared with the general character and intensity of the neighborhood.

Discussion: The location, size, and intensity of the proposed single family dwellings on
the subject parcels will not create an inconvenient vehicular or pedestrian traffic
pattern because of the scale of the proposed use. The development is proposed along
existing public right-of-way intended to provide access for single family residential uses
in a similar pattern to the development existing in Rockaway Valley. In addition, the
proposed extension of Oddstad Way will satisfy all City requirements for street
improvements including providing access for emergency vehicles.



Planning Commission Staff Report
50 & 60 Oddstad Way

March 21, 2016

Page 7

il.

iii.
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That the accessibility of off-street parking areas and the relation of parking areas with
respect to traffic on adjacent streets will create a hazardous or inconvenient condition to
adjacent or surrounding uses.

Discussion: This finding does not apply because the project includes construction of the
adjacent street and there are no other structures constructed on Oddstad Way.

That insufficient landscaped areas have been reserved for the purposes of separating or
Screening service and storage areas from the street and adjoining building sites,
breaking up large expanses of paved areas, and separating or screening parking lots
from the street and adjoining building areas from paved areas to provide access from
buildings to open areas.

Discussion: Insufficient landscaped areas have been reserved for the purposes of
breaking up the large paved area for the driveway and emergency vehicle turnaround
for 50 Oddstad Way. A strip of landscaping four feet wide is provided alongside the
residential driveway and that is the only landscaping proposed in the front yard setback.
Development regulations require landscaping in the front yard for all areas not covered
in driveways and walkways. Due to the design of the emergency vehicle turnaround
located in the front yard setback, the area available for landscaping is minimal; thus,
insufficient landscaping is provided in front of the dwelling which is the most visible
portion of the building.

That the proposed development, as set forth on the plans, will unreasonably restrict or
cut out light and air on the property and on other property in the neighborhood, or will
hinder or discourage the appropriate development and use of land and buildings in the
neighborhood, or impair the value thereof.

Discussion: The proposed development will unreasonably restrict light and air on the
property and surrounding area because both proposed dwellings consist of three levels
stacked vertically at the front of each lot. The result of this design is that both projects
do not follow the contour of the slope. Light and air for adjoining properties is blocked
due to the large bulk and mass of the proposed buildings resulting from the vertical
design of the structures, particularly at the front of the parcels.

That the improvement of any commercial or industrial structure, as shown on the
elevations as submitted, is substantially detrimental to the character or value of an
adjacent R District area.

Discussion: This finding does not apply because no commercial or industrial structures
are proposed as part of the project. Both buildings proposed are residential in nature
and located within a residential neighborhood.

That the proposed development will excessively damage or destroy natural features,
including trees, shrubs, creeks, and rocks, and the natural grade of the site, except as
provided in the subdivision requlations as set forth in Chapter 1 of Title 10 of this Code.

Discussion: The proposed development will damage or destroy natural features such as
the natural grade of the site because the design of the project does not follow the
natural contour of the slope. Each level of both structures requires that grade be
removed for both structures; however, the amount of grading could be reduced by
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redesigning the project to follow the contour of the slope and to reduce the amount of
grading needed for the lower and main floors.

That there is insufficient variety in the design of the structure and grounds to avoid
monotony in the external appearance.

Discussion: There is insufficient variety in the design of the both structures to avoid
monotony in the external appearance. As described previously, the siding materials and
stucco finish proposed will be the same for both dwellings. The rooflines are similar
with minimal slope front to back. Design Guidelines Section E. Multi-Unit
Development, 2. Building Design (c) (page 19) encourages a variety of roof pitches;
however, in this case, the varied and angled rooflines are not as visible from the street
level where most of the public will view these buildings. Some design elements are
proposed to reduce the similarity in appearance for both buildings such as different
entrances but the overall shape and massing of the project is such that the two
buildings appear very similar.

That the proposed development is inconsistent with the City's adopted Design
Guidelines.

Discussion: The proposed development is inconsistent with the City’s adopted Design
Guidelines for several reasons. Design Guidelines in Section A Hillside Development, 3.
Visual Impact (b) on page 11 states that “the building forms, particularly roof forms,
should complement the contours and slopes of the hillside to increase structure and
site integration.” The front fagade of the dwellings are three stories stacked vertically
and the roof has minimal slope which results in an imposing street presence that does
not follow the contours of the upward sloping parcel. The Guidelines also state under
(c) of the same Visual Impact Section that the buildings should be designed with low
profiles and in some cases, low pitched roofs and hip ends may be desirable. The design
of both dwellings creates a high profile in that the structures are three stories tall as
viewed from the street without low pitched roofs or hip ends proposed to lower the
profile of each structure.

Design Guidelines Section B. Substandard Lots 3. Bulk (b) on page 13 discourages large
expanses of one material in a single plane; however, the design of both buildings
proposes a stucco finish on most of the walls with very little stone accent material
incorporated into the design. The Design Guidelines also clarify under (d) of the same
Bulk Section that a substandard lot may not be able to support the same size house as
standard sized lot. In this case, the General Plan VLDR designates a minimum of one half
an acre per unit density but each lot proposed for development is less than one fifth of
an acre, resulting in a substandard size for each parcel. The Guidelines encourage the
reduction of the overall size of a dwelling and decreasing the number of bedrooms for
projects proposed on substandard lots. Each proposed dwelling will be approximately
3,400 sf in floor area with five bedrooms and bathrooms which is typically considered a
larger dwelling for the City of Pacifica. Thus, both dwellings proposed would be
considered as large buildings on substandard lots which is inconsistent with the Design
Guidelines.

As stated in the Design Guidelines Section B. Building Design 2. Scale on page 4, the
height limit is a maximum and may not be suitable in some cases. The height of a
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structure should be based on the context of the surrounding development and
topography. This particular development is proposed in an undeveloped area and will
be stand out as a result. The two dwellings as proposed will be even more prominent
due to the vertical orientation of both designs which do not follow the contour of the
slope.

ix.  That the proposed development is inconsistent with the General Plan, Local Coastal
Plan, or other applicable laws of the City.

Discussion: The proposed development is inconsistent with the General Plan and
requires a General Plan Amendment. Staff has recommended denial of the General
Plan Amendment, which would leave the proposed development inconsistent with the
General Plan. As described previously, the General Plan designation of VLDR has a
minimum density requirement of one unit per half an acre; however, each lot proposed
for development is less than one fifth of an acre in size. The project is not within the
Coastal Zone; therefore, the Local Coastal Plan does not apply. Approval of a Parking
Exception is also requested to ensure that the project is incompliance with the City’s
requirements for parking on the site, and staff has recommended denial of the Parking
Exception.

C. Parking Exception. PMC Section 9-4.2824 Exception (a) states that in the event of practical
difficulties and unusual hardship, the Commission may grant a parking exception. The findings
to support the exception are that the establishment, maintenance, and/or conducting of the
off-street parking facilities as proposed are as nearly in compliance with the requirements set
forth in Article 28 Off-Street Parking and Loading as are reasonably possible.

Discussion: As described previously, the applicant is seeking approval of a Parking Exception to
allow the second driveway on 50 Oddstad Way to provide an emergency vehicle turnaround
access point. The front yard area for 50 Oddstad Way is proposed as forty feet in width by 35
feet in depth of paved area to support the emergency vehicle turnaround and the driveway to
access the two car garage. The forty feet of driveway width proposed is double the maximum
allowed driveway width. Thus, the proposed driveway area for 50 Oddstad Way is not in
compliance with the requirements for maximum driveway width as stated in PMC Section 9-
4.2313(c)(4). staff’s analysis shows that the proposed driveway area is also not as nearly in
compliance as is reasonably possible because the proposed driveway of 20 feet in width for the
residence can be narrowed as long as a minimum width of 10 feet is provided as required in
PMC Section 9-4.2813 (c)(2) while still providing adequate access to the garage parking spaces.
Any reduction in driveway width to access the garage would reduce the amount of paved area
in the front yard setback area; thus, creating more landscaped area in the front yard.

6. Open Space Task Force Report Parcel #21 — On January 7, 2016 staff notified the Applicant that the
both of sites proposed for development were within the Open Space Task Force Report and identified
as Parcel 21. The Applicant decided not to present his project for consideration before the Open Space
and Parkland Advisory Committee.
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7. Public Comment: Neighbors and the applicant have submitted several letters regarding this project.
The first letter from a nearby property owner, Dolores Day, dated May 27, 2015 (see Attachment E) was
submitted in support of the project. The Applicant sent out a letter to the neighbors on November 27,
2015 (see Attachment F) regarding the project and to ascertain if the neighborhood would support a
project with just one dwelling proposed instead of two dwellings. The Rockaway Valley Neighborhood
Steering Committee responded in a letter dated December 9, 2015, with reasons as to why they would
not support the proposed revised project such as concerns about increased development in the area
impacting traffic and the existing infrastructure creating a “bottleneck” during times of evacuation
which occurred when a grass fire erupted in Rockaway Valley {see Attachment G). As stated in the
letter from the Applicant (see Attachment D}, the project before the Planning Commission is for both
units as originally proposed. A letter from a concerned resident, Hal Bohner, dated March 13, 2016
asserted the need for environmental review and stated that the site development permit should not be
approved by the Planning Commission (see Attachment H)

8. Summary:

Staff does not support the granting of General Plan Amendment GPA-91-15, Site Development Permit
PSD-788-14, and Parking Exception PE-161-15 for the project as currently designed to extend Oddstad
Way and to construct two dwellings units. The project is inconsistent with the General Plan in terms of
density and the pattern of development that the General Plan envisions for these properties and for the
surrounding properties already developed under the VLDR designation. Staff’s analysis indicates that
findings for approval cannot be supported for the Site Development Permit due to many detrimental
aspects of project design including inconsistency with the Design Guidelines. In addition, staff’s analysis
shows that the findings for a Parking Exception cannot be supported because the proposed driveway is
not as nearly in compliance with the City’s parking requirements because the driveway to the garage
can be reduced in size.

Staff does note that a redesign of the project could address the issues addressed in this staff report.
Thus, staff is recommending denial of the Site Development Permit and Parking Exception applications

for the project without prejudice.

COMMISSION ACTION

MOTION FOR DENIAL:

Move that the Planning Commission RECOMMEND to the City Council to deny General Plan
Amendment GPA-91-15; and, DENY Site Development Permit PSD-788-14 and Parking Exception PE-
161-15 without prejudice, by ADOPTING the attached resolution, and incorporate all maps and testimony
into the record by reference.

Attachments:

Resolution

Stormwater Control Plan by WRA dated March 5, 2015

Land Use and Zoning Exhibit

General Plan Amendment Request Letter from Applicant Dated December 14, 2015
Letter from Dolores Day Dated May 27, 2015

moow»
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F. Applicant Letter Sent to Neighborhood Dated November 27, 2015
G. Letter from Rockaway Valley Neighborhood Association Steering Committee Dated December
9, 2015
H. Letter from Hal Bohner Dated March 13, 2016
I.  Plans
1) Colored Renderings (2 pages)
2) Conceptual Plans for Each Dwelling (Site, Floor, Elevations ect..) (14 pages)
3) Stormwater Plan (1 page)
4) Topography of Each Lot (2 pages)
5) Street Plans (5 pages)



RESOLUTION NO.

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
PACIFICA RECOMMENDING DENIAL OF GENERAL PLAN AMENDMENT
GPA-91-15, AND DENYING SITE DEVELOPMENT PERMIT PSD-788-14 AND
PARKING EXCEPTION PE-161-15, TO CHANGE LAND USE DESIGNATION

TO LDR FROM VLDR, TO CONSTRUCT TWO SINGLE FAMILY
DWELLINGS WITH 400 LINEAR FEET OF STREET IMPROVEMENTS AND
TO DEVIATE FROM PARKING STANDARDS AT 50 AND 60 ODDSTAD WAY
(APN 022-056-060, 022-056-080 AND 022-056-090), AND FINDING CALIFORNIA

ENVIRONMENTAL QUALITY ACT (CEQA) REVIEW UNNECESSARY

PERSUANT TO CALIFORNIA PUBLIC RESOURCES CODE SECTION
21080(B)(5).

Initiated by: Javier Diaz-Masias, Owner (“Applicant”)

WHEREAS, Applicant has submitted an application as the owner of vacant lots
in an undeveloped area requesting a General Plan Amendment to Low Density
Residential (“LDR™) from Very Low Density Residential (“VLDR”), and a Site
Development Permit, to obtain approval of a site development permit to construct two
dwellings on separate parcels with 400 feet of linear improvements for Oddstad Way, and
to deviate from parking standards to allow a second driveway on 50 Oddstad Way for an
emergency vehicle turnaround (“Project”); and

WHEREAS, the notice of the public hearing was mailed on March 10, 2016 to 58
property owners and occupants within a 300 foot radius of the project area, including the
proposed Oddstad Way extension; and

WHEREAS, the Planning Commission has determined that the project does not
need to be reviewed under the California Environmental Quality Act (CEQA) pursuant to
California Public Resources Code Section 21080(b)(5) because the Planning Commission

denied the project; and

WHEREAS, the Planning Commission of the City of Pacifica did hold a duly
noticed public hearing on March 21, 2016, at which time it considered all oral and
documentary evidence presented, and incorporated all testimony and documents into the
record by reference.

NOW, THEREFORE BE IT RESOLVED by the Planning Commission of the
City of Pacifica as follows:

A. The above recitals are true and correct and material to this Resolution.

Attachment A



B. In making its findings, the Planning Commission relied upon and hereby
incorporates by reference all correspondence, staff reports, and other related
materials.

C. Environmental Review. Pursuant to California Public Resources Code Section
21080(b)(5) actions to disapprove a project are not subject to environmental
review under CEQA.

D. General Plan Amendment. The Planning Commission recommends that the

proposed General Plan Amendment for the subject parcels be denied, as it would
result in development that would be inconsistent with the intended density and
pattern of development for this area. The narrative portion of the General Plan
describes this area of Rockaway Valley as undeveloped areas under 35 percent
slope that may have soils and geologic problems, visual impacts, as well as public
safety hazards, such as limited emergency access and high potential for grass
fires. The existing VLDR designation results in a less dense pattern of
development that takes account of these considerations by increasing setbacks,
limiting lot coverage, lowering building heights, limiting massing visible from
public streets, ensuring a low density relationship between building and lot size,
establishing view corridors, and maintaining substantial native vegetation cover
by minimal disturbance of the parcel. A change from VLDR to LDR would not
be consistent with this pattern of development. Because a change from VLDR to
LDR would interfere with the pattern of development anticipated for these parcels
in the General Plan, and the pattern of development that the VLDR designation
has created on lots nearby, the Planning Commission feels that a change to LDR
is not appropriate.

BE IT FURTHER RESOLVED that the Planning Commission of the City of
Pacifica makes the following findings:

Site Development Permit. Pursuant to Pacifica Municipal Code Section 9-4.3204,
the Planning Commission finds that a site development permit shall not be issued because
the Commission makes findings iit, iv, vi, vii, viii, and ix below:

i.  That the location, size, and intensity of the proposed operation will create
a hazardous or inconvenient vehicular or pedestrian traffic pattern, taking
into account the proposed use as compared with the general character
and intensity of the neighborhood.

Discussion: The location, size, and intensity of the proposed single family
dwellings on the subject parcels will not create an inconvenient vehicular
or pedestrian traffic pattern because of the scale of the proposed use. The
development is proposed along existing public right-of-way intended to
provide access for single family residential uses in a similar pattern to the
development existing in Rockaway Valley. In addition, the proposed
extension of Oddstad Way will satisfy all City requirements for street
improvements including providing access for emergency vehicles.
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iii.

.

That the accessibility of off-street parking areas and the relation of
parking areas with respect to traffic on adjacent streets will create a
hazardous or inconvenient condition to adjacent or surrounding uses.

Discussion: This finding does not apply because the project includes
construction of the adjacent street and there are no other structures
constructed on Oddstad Way.

That insufficient landscaped areas have been reserved for the purposes of
separating or screening service and storage areas from the street and
adjoining building sites, breaking up large expanses of paved areas, and
separating or screening parking lots from the street and adjoining
building areas from paved areas to provide access from buildings to open
areas.

Discussion: Insufficient landscaped arcas have been reserved for the
purposes of breaking up the large paved area for the driveway and
emergency vehicle turnaround for 50 Oddstad Way. A strip of landscaping
four feet wide is provided alongside the residential driveway and that is
the only landscaping proposed in the front yard setback. Development
regulations require landscaping in the front yard for all areas not covered
in driveways and walkways. Due to the design of the emergency vehicle
turnaround located in the front yard setback, the area available for
landscaping is minimal; thus, insufficient landscaping is provided in front
of the dwelling which is the most visible portion of the building.

That the proposed development, as set forth on the plans, will
unreasonably restrict or cut out light and air on the property and on other
property in the neighborhood, or will hinder or discourage the
appropriate development and wuse of land and buildings in the
neighborhood, or impair the value thereof.

Discussion: The proposed development will unreasonably restrict light and
air on the property and surrounding area because both proposed dwellings
consist of three levels stacked vertically at the front of each lot. The result
of this design is that both projects do not follow the contour of the slope.
Light and air for adjoining properties is blocked due to the large bulk and
mass of the proposed buildings resulting from the vertical design of the
structures, particularly at the front of the parcels.

That the improvement of any commercial or industrial structure, as shown
on the elevations as submitted, is substantially detrimental to the
character or value of an adjacent R District area.

Discussion: This finding does not apply because no commercial or
industrial structures are proposed as part of the project. Both buildings
proposed are residential in nature and located within a residential
neighborhood.
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Vii.

viil.

That the proposed development will excessively damage or destroy natural

features, including trees, shrubs, creeks, and rocks, and the natural grade
of the site, except as provided in the subdivision regulations as set forth in
Chapter 1 of Title 10 of this Code.

Discussion: The proposed development will damage or destroy natural
features such as the natural grade of the site because the design of the
project does not follow the natural contour of the slope. Each level of
both structures requires that grade be removed for both structures;
however, the amount of grading could be reduced by redesigning the
project to follow the contour of the slope and to reduce the amount of
grading needed for the lower and main floors.

That there is insufficient variety in the design of the structure and grounds
to avoid monotony in the external appearance.

Discussion: There is insufficient variety in the design of the both
structures to avoid monotony in the external appearance. As described
previously, the siding materials and stucco finish proposed will be the
same for both dwellings. The rooflines are similar with minimal slope
front to back. Design Guidelines Section E. Multi-Unit Development, 2.
Building Design (c) (page 19) encourages a variety of roof pitches;
however, in this case, the varied and angled rooflines are not as visible
from the street level where most of the public will view these buildings.
Some design elements are proposed to reduce the similarity in appearance
for both buildings such as different entrances but the overall shape and
massing of the project is such that the two buildings appear very similar.

That the proposed development is inconsistent with the City's adopted
Design Guidelines.

Discussion: The proposed development is inconsistent with the City’s
adopted Design Guidelines for several reasons. Design Guidelines in
Section A Hillside Development. 3. Visual Impact (b) on page 11 states
that “the building forms, particularly roof forms, should complement the
contours and slopes of the hillside to increase structure and site
integration.” The front facade of the dwellings are three stories stacked
vertically and the roof has minimal slope which results in an imposing
street presence that does not follow the contours of the upward sloping
parcel. The Guidelines also state under (c) of the same Visual Impact
Section that the buildings should be designed with low profiles and in
some cases, low pitched roofs and hip ends may be desirable. The design
of both dwellings creates a high profile in that the structures are three
stories tall as viewed from the street without low pitched roofs or hip ends
proposed to lower the profile of each structure.

Design Guidelines Section B. Substandard Lots 3. Bulk (b) on page 13
discourages large expanses of one material in a single plane; however, the
design of both buildings proposes a stucco finish on most of the walls with
very little stone accent material incorporated into the design. The Design
Guidelines also clarify under (d) of the same Bulk Section that a




substandard lot may not be able to support the same size house as standard
sized lot. In this case, the General Plan VLDR designates a minimum of
one half an acre per unit density but each lot proposed for development is
less than one fifth of an acre, resulting in a substandard size for each
parcel. The Guidelines encourage the reduction of the overall size of a
dwelling and decreasing the number of bedrooms for projects proposed on
substandard lots. Each proposed dwelling will be approximately 3,400 sf
in floor area with five bedrooms and bathrooms which is typically
considered a larger dwelling for the City of Pacifica. Thus, both dwellings
proposed would be considered as large buildings on substandard lots
which is inconsistent with the Design Guidelines.

As stated in the Design Guidelines Section B. Building Design 2. Scale on
page 4, the height limit is a maximum and may not be suitable in some
cases. The height of a structure should be based on the context of the
surrounding development and topography. This particular development is
proposed in an undeveloped area and will be stand out as a result. The
two dwellings as proposed will be even more prominent due to the vertical
orientation of both designs which do not follow the contour of the slope.

ix. That the proposed development is inconsistent with the General Plan,
Local Coastal Plan, or other applicable laws of the City.

Discussion: The proposed development is inconsistent with the General
Plan and requires a General Plan Amendment. Staff has recommended
denial of the General Plan Amendment, which would leave the proposed
development inconsistent with the General Plan. As described previously,
the General Plan designation of VLDR has a minimum density
requirement of one unit per half an acre; however, each lot proposed for
development is less than one fifth of an acre in size. The project is not
within the Coastal Zone; therefore, the Local Coastal Plan does not apply.
Approval of a Parking Exception is also requested to ensure that the
project is incompliance with the City’s requirements for parking on the
site, and staff has recommended denial of the Parking Exception.

Parking Exception. Pursuant to Pacifica Municipal Code section 9-4.2824 the
Planning Commission finds that a parking exception shall not be issued because the
requested exception is not as nearly in compliance with the requirements set forth in
Article 28 Off-Street Parking and Loading as is reasonably possible.

Criteria for Exception: Pacifica Municipal Code section 9-4.2824 provides that
the Commission may grant exceptions to the requirements of Article 28 (Off-
Street Parking and Loading), so long as the Commission finds “that the
establishment, maintenance, and/or conducting of the off-street parking facilities
as proposed are as nearly in compliance with the requirements set forth in this
article as are reasonably possible.”

Discussion: As described previously, the applicant is seeking approval of a
Parking Exception to allow the second driveway on 50 Oddstad Way to provide



an emergency vehicle turnaround access point. The front yard area for 50
Oddstad Way is proposed as forty feet in width by 35 feet in depth of paved area
to support the emergency vehicle turnaround and the driveway to access the two
car garage. The forty feet of driveway width proposed is double the maximum
allowed driveway width. Thus, the proposed driveway area for 50 Oddstad Way
is not in compliance with the requirements for maximum driveway width as stated
in PMC Section 9-4.2313(c)(4). Staff’s analysis shows that the proposed
driveway area is also not as nearly in compliance as is reasonably possible
because the proposed driveway of 20 feet in width for the residence can be
narrowed as long as a minimum width of 10 feet is provided as required in PMC
Section 9-4.2813 (c)(2) while still providing adequate access to the garage
parking spaces. Any reduction in driveway width to access the garage would
reduce the amount of paved area in the front yard setback area; thus, creating
more landscaped area in the front yard.

BE IT FURTHER RESOLVED that the Planning Commission of the City of
Pacifica, based on the findings as specified above, recommends that the City Council
deny General Plan Amendment GPA-91-15, and denies the Site Development Permit
PSD-788-14 and Parking Exception PE-161-15, for construction of two dwellings and
extension of Oddstad Way with associated right of way improvements at 50 and 60
Oddstad Way (APN 022-056-060, 022-056-080 and 022-056-090).

* * * * *

PASSED AND ADOPTED at a regular meeting of the Planning Commission of
the City of Pacifica, California, held on the 21 day of March, 2016.

AYES, Commissioners:

NOES, Commissioners:

ABSENT, Commissioners:

ABSTAIN, Commissioners:

Richard Campbell, Chair

ATTEST: APPROVED AS TO FORM:

Tina Wehrmeister, Planning Director Michelle Kenyon, City Attorney



RESOLUTION NO.

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
PACIFICA RECOMMENDING DENIAL OF GENERAL PLAN AMENDMENT
GPA-91-15, AND DENYING SITE DEVELOPMENT PERMIT PSD-788-14 AND
PARKING EXCEPTION PE-161-15, TO CHANGE LAND USE DESIGNATION

TO LDR FROM VLDR, TO CONSTRUCT TWO SINGLE FAMILY
DWELLINGS WITH 400 LINEAR FEET OF STREET IMPROVEMENTS AND
TO DEVIATE FROM PARKING STANDARDS AT 50 AND 60 ODDSTAD WAY
(APN 022-056-060, 022-056-080 AND 022-056-090), AND FINDING CALIFORNIA

ENVIRONMENTAL QUALITY ACT (CEQA) REVIEW UNNECESSARY

PERSUANT TO CALIFORNIA PUBLIC RESOURCES CODE SECTION
21080(B)(5).

Initiated by: Javier Diaz-Masias, Owner (“Applicant”)

WHEREAS, Applicant has submitted an application as the owner of vacant lots
in an undeveloped area requesting a General Plan Amendment to Low Density
Residential (“LDR”) from Very Low Density Residential (“VLDR”), and a Site
Development Permit, to obtain approval of a site development permit to construct two
dwellings on separate parcels with 400 feet of linear improvements for Oddstad Way, and
to deviate from parking standards to allow a second driveway on 50 Oddstad Way for an
emergency vehicle turnaround (“Project™); and

WHEREAS, the notice of the public hearing was mailed on March 10, 2016 to 58
property owners and occupants within a 300 foot radius of the project area, including the

proposed Oddstad Way extension; and

WHEREAS, the Planning Commission has determined that the project does not
need to be reviewed under the California Environmental Quality Act (CEQA) pursuant to
California Public Resources Code Section 21080(b)(5) because the Planning Commission

denied the project; and

WHEREAS, the Planning Commission of the City of Pacifica did hold a duly
noticed public hearing on March 21, 2016, at which time it considered all oral and
documentary evidence presented, and incorporated all testimony and documents into the

record by reference.

NOW, THEREFORE BE IT RESOLVED by the Planning Commission of the
City of Pacifica as follows:

A. The above recitals are true and correct and material to this Resolution.

Attachment A



B. In making its findings, the Planning Commission relied upon and hereby
incorporates by reference all correspondence, staff reports, and other related
materials.

C. Environmental Review. Pursuant to California Public Resources Code Section
21080(b)(5) actions to disapprove a project are not subject to environmental
review under CEQA.

D. General Plan Amendment. The Planning Commission recommends that the

proposed General Plan Amendment for the subject parcels be denied, as it would
result in development that would be inconsistent with the intended density and
pattern of development for this area. The narrative portion of the General Plan
describes this area of Rockaway Valley as undeveloped areas under 35 percent
slope that may have soils and geologic problems, visual impacts, as well as public
safety hazards, such as limited emergency access and high potential for grass
fires. The existing VLDR designation results in a less dense pattern of
development that takes account of these considerations by increasing setbacks,
limiting lot coverage, lowering building heights, limiting massing visible from
public streets, ensuring a low density relationship between building and lot size,
establishing view corridors, and maintaining substantial native vegetation cover
by minimal disturbance of the parcel. A change from VLDR to LDR would not
be consistent with this pattern of development. Because a change from VLDR to
LDR would interfere with the pattern of development anticipated for these parcels
in the General Plan, and the pattern of development that the VLDR designation
has created on lots nearby, the Planning Commission feels that a change to LDR
is not appropriate.

BE IT FURTHER RESOLVED that the Planning Commission of the City of
Pacifica makes the following findings:

Site Development Permit. Pursuant to Pacifica Municipal Code Section 9-4.3204,
the Planning Commission finds that a site development permit shall not be issued because
the Commission makes findings iii, iv, vi, vii, viii, and ix below:

i.  That the location, size, and intensity of the proposed operation will create
a hazardous or inconvenient vehicular or pedestrian traffic pattern, taking
into account the proposed use as compared with the general character
and intensity of the neighborhood.

Discussion: The location, size, and intensity of the proposed single family
dwellings on the subject parcels will not create an inconvenient vehicular
or pedestrian traffic pattern because of the scale of the proposed use. The
development is proposed along existing public right-of-way intended to
provide access for single family residential uses in a similar pattern to the
development existing in Rockaway Valley. In addition, the proposed
extension of Oddstad Way will satisfy all City requirements for street
improvements including providing access for emergency vehicles.



ii.

il

.

That the accessibility of off-street parking areas and the relation of
parking areas with respect to traffic on adjacent streets will create a
hazardous or inconvenient condition to adjacent or surrounding uses.

Discussion: This finding does not apply because the project includes
construction of the adjacent street and there are no other structures
constructed on Oddstad Way.

That insufficient landscaped areas have been reserved for the purposes of
separating or screening service and storage areas from the street and
adjoining building sites, breaking up large expanses of paved areas, and
separating or screening parking lots from the street and adjoining
building areas from paved areas to provide access from buildings to open
areas.

Discussion: Insufficient landscaped areas have been reserved for the
purposes of breaking up the large paved area for the driveway and
emergency vehicle turnaround for 50 Oddstad Way. A strip of landscaping
four feet wide is provided alongside the residential driveway and that is
the only landscaping proposed in the front yard setback. Development
regulations require landscaping in the front yard for all areas not covered
in driveways and walkways. Due to the design of the emergency vehicle
turnaround located in the front yard setback, the area available for
landscaping is minimal; thus, insufficient landscaping is provided in front
of the dwelling which is the most visible portion of the building.

That the proposed development, as set forth on the plans, will
unreasonably restrict or cut out light and air on the property and on other
property in the neighborhood, or will hinder or discourage the
appropriate development and use of land and buildings in the
neighborhood, or impair the value thereof.

Discussion: The proposed development will unreasonably restrict light and
air on the property and surrounding area because both proposed dwellings
consist of three levels stacked vertically at the front of each lot. The result
of this design is that both projects do not follow the contour of the slope.
Light and air for adjoining properties is blocked due to the large bulk and
mass of the proposed buildings resulting from the vertical design of the
structures, particularly at the front of the parcels.

That the improvement of any commercial or industrial structure, as shown
on the elevations as submitted, is substantially detrimental to the
character or value of an adjacent R District area.

Discussion: This finding does not apply because no commercial or
industrial structures are proposed as part of the project. Both buildings
proposed are residential in nature and located within a residential
neighborhood.
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Vil

Viil.

That the proposed development will excessively damage or destroy natural

Jeatures, including trees, shrubs, creeks, and rocks, and the natural grade
of the site, except as provided in the subdivision regulations as set forth in
Chapter 1 of Title 10 of this Code.

Discussion: The proposed development will damage or destroy natural
features such as the natural grade of the site because the design of the
project does not follow the natural contour of the slope. Each level of
both structures requires that grade be removed for both structures;
however, the amount of grading could be reduced by redesigning the
project to follow the contour of the slope and to reduce the amount of
grading needed for the lower and main floors.

That there is insufficient variety in the design of the structure and grounds
to avoid monotony in the external appearance.

Discussion: There is insufficient variety in the design of the both
structures to avoid monotony in the external appearance. As described
previously, the siding materials and stucco finish proposed will be the
same for both dwellings. The rooflines are similar with minimal slope
front to back. Design Guidelines Section E. Multi-Unit Development. 2.
Building Design (c) (page 19) encourages a variety of roof pitches;
however, in this case, the varied and angled rooflines are not as visible
from the street level where most of the public will view these buildings.
Some design elements are proposed to reduce the similarity in appearance
for both buildings such as different entrances but the overall shape and
massing of the project is such that the two buildings appear very similar.

That the proposed development is inconsistent with the City's adopted
Design Guidelines.

Discussion: The proposed development is inconsistent with the City’s
adopted Design Guidelines for several reasons. Design Guidelines in
Section A Hillside Development, 3. Visual Impact (b) on page 11 states
that “the building forms, particularly roof forms, should complement the
contours and slopes of the hillside to increase structure and site
integration.” The front fagade of the dwellings are three stories stacked
vertically and the roof has minimal slope which results in an imposing
street presence that does not follow the contours of the upward sloping
parcel. The Guidelines also state under (c) of the same Visual Impact
Section that the buildings should be designed with low profiles and in
some cases, low pitched roofs and hip ends may be desirable. The design
of both dwellings creates a high profile in that the structures are three
stories tall as viewed from the street without low pitched roofs or hip ends
proposed to lower the profile of each structure.

Design Guidelines Section B. Substandard Lots 3. Bulk (b) on page 13
discourages large expanses of one material in a single plane; however, the
design of both buildings proposes a stucco finish on most of the walls with
very little stone accent material incorporated into the design. The Design
Guidelines also clarify under (d) of the same Bulk Section that a




substandard lot may not be able to support the same size house as standard
sized lot. In this case, the General Plan VLDR designates a minimum of
one half an acre per unit density but each lot proposed for development is
less than one fifth of an acre, resulting in a substandard size for each
parcel. The Guidelines encourage the reduction of the overall size of a
dwelling and decreasing the number of bedrooms for projects proposed on
substandard lots. Each proposed dwelling will be approximately 3,400 sf
in floor area with five bedrooms and bathrooms which is typically
considered a larger dwelling for the City of Pacifica. Thus, both dwellings
proposed would be considered as large buildings on substandard lots
which is inconsistent with the Design Guidelines.

As stated in the Design Guidelines Section B. Building Design 2. Scale on
page 4, the height limit is a maximum and may not be suitable in some
cases. The height of a structure should be based on the context of the
surrounding development and topography. This particular development is
proposed in an undeveloped area and will be stand out as a result. The
two dwellings as proposed will be even more prominent due to the vertical
orientation of both designs which do not follow the contour of the slope.

ix. That the proposed development is inconsistent with the General Plan,
Local Coastal Plan, or other applicable laws of the City.

Discussion: The proposed development is inconsistent with the General
Plan and requires a General Plan Amendment. Staff has recommended
denial of the General Plan Amendment, which would leave the proposed
development inconsistent with the General Plan. As described previously,
the General Plan designation of VLDR has a minimum density
requirement of one unit per half an acre; however, each lot proposed for
development is less than one fifth of an acre in size. The project is not
within the Coastal Zone; therefore, the Local Coastal Plan does not apply.
Approval of a Parking Exception is also requested to ensure that the
project is incompliance with the City’s requirements for parking on the
site, and staff has recommended denial of the Parking Exception.

Parking Exception. Pursuant to Pacifica Municipal Code section 9-4.2824 the
Planning Commission finds that a parking exception shall not be issued because the
requested exception is not as nearly in compliance with the requirements set forth in
Article 28 Off-Street Parking and Loading as is reasonably possible.

Criteria for Exception: Pacifica Municipal Code section 9-4.2824 provides that
the Commission may grant exceptions to the requirements of Article 28 (Off-
Street Parking and Loading), so long as the Commission finds “that the
establishment, maintenance, and/or conducting of the off-street parking facilities
as proposed are as nearly in compliance with the requirements set forth in this
article as are reasonably possible.”

Discussion: As described previously, the applicant is seeking approval of a
Parking Exception to allow the second driveway on 50 Oddstad Way to provide



an emergency vehicle turnaround access point. The front yard area for 50
Oddstad Way is proposed as forty feet in width by 35 feet in depth of paved area
to support the emergency vehicle turnaround and the driveway to access the two
car garage. The forty feet of driveway width proposed is double the maximum
allowed driveway width. Thus, the proposed driveway area for 50 Oddstad Way
is not in compliance with the requirements for maximum driveway width as stated
in PMC Section 9-4.2313(c)(4). Staff’s analysis shows that the proposed
driveway area is also not as nearly in compliance as is reasonably possible
because the proposed driveway of 20 feet in width for the residence can be
narrowed as long as a minimum width of 10 feet is provided as required in PMC
Section 9-4.2813 (c)(2) while still providing adequate access to the garage
parking spaces. Any reduction in driveway width to access the garage would
reduce the amount of paved area in the front yard setback area; thus, creating
more landscaped area in the front yard.

BE IT FURTHER RESOLVED that the Planning Commission of the City of
Pacifica, based on the findings as specified above, recommends that the City Council
deny General Plan Amendment GPA-91-15, and denies the Site Development Permit
PSD-788-14 and Parking Exception PE-161-15, for construction of two dwellings and
extension of Oddstad Way with associated right of way improvements at 50 and 60
Oddstad Way (APN 022-056-060, 022-056-080 and 022-056-090).

* * * * *

PASSED AND ADOPTED at a regular meeting of the Planning Commission of
the City of Pacifica, California, held on the 21% day of March, 2016.

AYES, Commissioners:

NOES, Commissioners:

ABSENT, Commissioners:

ABSTAIN, Commissioners:

Richard Campbell, Chair

ATTEST: APPROVED AS TO FORM:

Tina Wehrmeister, Planning Director Michelle Kenyon, City Attorney



RESOLUTION NO.

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
PACIFICA RECOMMENDING DENIAL OF GENERAL PLAN AMENDMENT
GPA-91-15, AND DENYING SITE DEVELOPMENT PERMIT PSD-788-14 AND
PARKING EXCEPTION PE-161-15, TO CHANGE LAND USE DESIGNATION

TO LDR FROM VLDR, TO CONSTRUCT TWO SINGLE FAMILY
DWELLINGS WITH 400 LINEAR FEET OF STREET IMPROVEMENTS AND
TO DEVIATE FROM PARKING STANDARDS AT 50 AND 60 ODDSTAD WAY
(APN 022-056-060, 022-056-080 AND 022-056-090), AND FINDING CALIFORNIA

ENVIRONMENTAL QUALITY ACT (CEQA) REVIEW UNNECESSARY

PERSUANT TO CALIFORNIA PUBLIC RESOURCES CODE SECTION
21080(B)(5).

Initiated by: Javier Diaz-Masias, Owner (“Applicant™)

WHEREAS, Applicant has submitted an application as the owner of vacant lots
in an undeveloped area requesting a General Plan Amendment to Low Density
Residential (“LDR”) from Very Low Density Residential (“VLDR”), and a Site
Development Permit, to obtain approval of a site development permit to construct two
dwellings on separate parcels with 400 feet of linear improvements for Oddstad Way, and
to deviate from parking standards to allow a second driveway on 50 Oddstad Way for an
emergency vehicle turnaround (“Project”); and

WHEREAS, the notice of the public hearing was mailed on March 10, 2016 to 58
property owners and occupants within a 300 foot radius of the project area, including the
proposed Oddstad Way extension; and

WHEREAS, the Planning Commission has determined that the project does not
need to be reviewed under the California Environmental Quality Act (CEQA) pursuant to
California Public Resources Code Section 21080(b)(5) because the Planning Commission

denied the project; and

WHEREAS, the Planning Commission of the City of Pacifica did hold a duly
noticed public hearing on March 21, 2016, at which time it considered all oral and
documentary evidence presented, and incorporated all testimony and documents into the

record by reference.

NOW, THEREFORE BE IT RESOLVED by the Planning Commission of the
City of Pacifica as follows:

A. The above recitals are true and correct and material to this Resolution.

Attachment A



B. In making its findings, the Planning Commission relied upon and hereby
incorporates by reference all correspondence, staff reports, and other related
materials.

C. Environmental Review. Pursuant to California Public Resources Code Section
21080(b)(5) actions to disapprove a project are not subject to environmental
review under CEQA.

D. General Plan Amendment. The Planning Commission recommends that the
proposed General Plan Amendment for the subject parcels be denied, as it would
result in development that would be inconsistent with the intended density and
pattern of development for this area. The narrative portion of the General Plan
describes this area of Rockaway Valley as undeveloped areas under 35 percent
slope that may have soils and geologic problems, visual impacts, as well as public
safety hazards, such as limited emergency access and high potential for grass
fires. The existing VLDR designation results in a less dense pattern of
development that takes account of these considerations by increasing setbacks,
limiting lot coverage, lowering building heights, limiting massing visible from
public streets, ensuring a low density relationship between building and lot size,
establishing view corridors, and maintaining substantial native vegetation cover
by minimal disturbance of the parcel. A change from VLDR to LDR would not
be consistent with this pattern of development. Because a change from VLDR to
LDR would interfere with the pattern of development anticipated for these parcels
in the General Plan, and the pattern of development that the VLDR designation
has created on lots nearby, the Planning Commission feels that a change to LDR
is not appropriate.

BE IT FURTHER RESOLVED that the Planning Commission of the City of
Pacifica makes the following findings:

Site Development Permit. Pursuant to Pacifica Municipal Code Section 9-4.3204,
the Planning Commission finds that a site development permit shall not be issued because
the Commission makes findings iii, iv, vi, vii, viii, and ix below:

1. That the location, size, and intensity of the proposed operation will create
a hazardous or inconvenient vehicular or pedestrian traffic pattern, taking
into account the proposed use as compared with the general character
and intensity of the neighborhood.

Discussion: The location, size, and intensity of the proposed single family
dwellings on the subject parcels will not create an inconvenient vehicular
or pedestrian traffic pattern because of the scale of the proposed use. The
development is proposed along existing public right-of-way intended to
provide access for single family residential uses in a similar pattern to the
development existing in Rockaway Valley. In addition, the proposed
extension of Oddstad Way will satisfy all City requirements for street
improvements including providing access for emergency vehicles.



iL.

il.

v.

That the accessibility of off-street parking areas and the relation of
parking areas with respect to traffic on adjacent streets will create a
hazardous or inconvenient condition to adjacent or surrounding uses.

Discussion: This finding does not apply because the project includes
construction of the adjacent street and there are no other structures
constructed on Oddstad Way.

That insufficient landscaped areas have been reserved for the purposes of
separating or screening service and storage areas from the street and
adjoining building sites, breaking up large expanses of paved areas, and
separating or Sscreening parking lots from the street and adjoining
building areas from paved areas to provide access from buildings to open
areas.

Discussion: Insufficient landscaped areas have been reserved for the
purposes of breaking up the large paved area for the driveway and
emergency vehicle turnaround for 50 Oddstad Way. A strip of landscaping
four feet wide is provided alongside the residential driveway and that is
the only landscaping proposed in the front yard setback. Development
regulations require landscaping in the front yard for all areas not covered
in driveways and walkways. Due to the design of the emergency vehicle
turnaround located in the front yard setback, the area available for
landscaping is minimal; thus, insufficient landscaping is provided in front
of the dwelling which is the most visible portion of the building.

That the proposed development, as set forth on the plans, will
unreasonably restrict or cut out light and air on the property and on other
property in the neighborhood, or will hinder or discourage the
appropriate development and use of land and buildings in the
neighborhood, or impair the value thereof.

Discussion: The proposed development will unreasonably restrict light and
air on the property and surrounding area because both proposed dwellings
consist of three levels stacked vertically at the front of each lot. The result
of this design is that both projects do not follow the contour of the slope.
Light and air for adjoining properties is blocked due to the large bulk and
mass of the proposed buildings resulting from the vertical design of the
structures, particularly at the front of the parcels.

That the improvement of any commercial or industrial structure, as shown
on the elevations as submitted, is substantially detrimental to the
character or value of an adjacent R District area.

Discussion: This finding does not apply because no commercial or
industrial structures are proposed as part of the project. Both buildings
proposed are residential in nature and located within a residential
neighborhood.



Vi

Vii.

Viii.

That the proposed development will excessively damage or destroy natural

Jeatures, including trees, shrubs, creeks, and rocks, and the natural grade
of the site, except as provided in the subdivision regulations as set forth in
Chapter 1 of Title 10 of this Code.

Discussion: The proposed development will damage or destroy natural
features such as the natural grade of the site because the design of the
project does not follow the natural contour of the slope. Each level of
both structures requires that grade be removed for both structures;
however, the amount of grading could be reduced by redesigning the
project to follow the contour of the slope and to reduce the amount of
grading needed for the lower and main floors.

That there is insufficient variety in the design of the structure and grounds
fo avoid monotony in the external appearance.

Discussion: There is insufficient variety in the design of the both
structures to avoid monotony in the external appearance. As described
previously, the siding materials and stucco finish proposed will be the
same for both dwellings. The rooflines are similar with minimal slope
front to back. Design Guidelines Section E. Multi-Unit Development, 2.
Building Design (¢) (page 19) encourages a variety of roof pitches;
however, in this case, the varied and angled rooflines are not as visible
from the street level where most of the public will view these buildings.
Some design elements are proposed to reduce the similarity in appearance
for both buildings such as different entrances but the overall shape and
massing of the project is such that the two buildings appear very similar.

That the proposed development is inconsistent with the City's adopted
Design Guidelines.

Discussion: The proposed development is inconsistent with the City’s
adopted Design Guidelines for several reasons. Design Guidelines in
Section A Hillside Development. 3. Visual Impact (b) on page 11 states
that “the building forms, particularly roof forms, should complement the
contours and slopes of the hillside to increase structure and site
integration.” The front fagade of the dwellings are three stories stacked
vertically and the roof has minimal slope which results in an imposing
street presence that does not follow the contours of the upward sloping
parcel. The Guidelines also state under (c) of the same Visual Impact
Section that the buildings should be designed with low profiles and in
some cases, low pitched roofs and hip ends may be desirable. The design
of both dwellings creates a high profile in that the structures are three
stories tall as viewed from the street without low pitched roofs or hip ends
proposed to lower the profile of each structure.

Design Guidelines Section B. Substandard Lots 3. Bulk (b) on page 13
discourages large expanses of one material in a single plane; however, the
design of both buildings proposes a stucco finish on most of the walls with
very little stone accent material incorporated into the design. The Design
Guidelines also clarify under (d) of the same Bulk Section that a




substandard lot may not be able to support the same size house as standard
sized lot. In this case, the General Plan VLDR designates a minimum of
one half an acre per unit density but each lot proposed for development is
less than one fifth of an acre, resulting in a substandard size for each
parcel. The Guidelines encourage the reduction of the overall size of a
dwelling and decreasing the number of bedrooms for projects proposed on
substandard lots. Each proposed dwelling will be approximately 3,400 sf
in floor area with five bedrooms and bathrooms which is typically
considered a larger dwelling for the City of Pacifica. Thus, both dwellings
proposed would be considered as large buildings on substandard lots
which is inconsistent with the Design Guidelines.

As stated in the Design Guidelines Section B. Building Design 2. Scale on
page 4, the height limit is a maximum and may not be suitable in some
cases. The height of a structure should be based on the context of the
surrounding development and topography. This particular development is
proposed in an undeveloped area and will be stand out as a result. The
two dwellings as proposed will be even more prominent due to the vertical
orientation of both designs which do not follow the contour of the slope.

ix. That the proposed development is inconsistent with the General Plan,
Local Coastal Plan, or other applicable laws of the City.

Discussion: The proposed development is inconsistent with the General
Plan and requires a General Plan Amendment. Staff has recommended
denial of the General Plan Amendment, which would leave the proposed
development inconsistent with the General Plan. As described previously,
the General Plan designation of VLDR has a minimum density
requirement of one unit per half an acre; however, each lot proposed for
development is less than one fifth of an acre in size. The project is not
within the Coastal Zone; therefore, the Local Coastal Plan does not apply.
Approval of a Parking Exception is also requested to ensure that the
project is incompliance with the City’s requirements for parking on the
site, and staff has recommended denial of the Parking Exception.

Parking Exception. Pursuant to Pacifica Municipal Code section 9-4.2824 the
Planning Commission finds that a parking exception shall not be issued because the
requested exception is not as nearly in compliance with the requirements set forth in
Article 28 Off-Street Parking and Loading as is reasonably possible.

Criteria for Exception: Pacifica Municipal Code section 9-4.2824 provides that
the Commission may grant exceptions to the requirements of Article 28 (Off-
Street Parking and Loading), so long as the Commission finds “that the
establishment, maintenance, and/or conducting of the off-street parking facilities
as proposed are as nearly in compliance with the requirements set forth in this
article as are reasonably possible.”

Discussion: As described previously, the applicant is seeking approval of a
Parking Exception to allow the second driveway on 50 Oddstad Way to provide



an emergency vehicle turnaround access point. The front yard area for 50
Oddstad Way is proposed as forty feet in width by 35 feet in depth of paved area
to support the emergency vehicle turnaround and the driveway to access the two
car garage. The forty feet of driveway width proposed is double the maximum
allowed driveway width. Thus, the proposed driveway area for 50 Oddstad Way
is not in compliance with the requirements for maximum driveway width as stated
in PMC Section 9-4.2313(c)(4). Staff’s analysis shows that the proposed
driveway area is also not as nearly in compliance as is reasonably possible
because the proposed driveway of 20 feet in width for the residence can be
narrowed as long as a minimum width of 10 feet is provided as required in PMC
Section 9-4.2813 (c)(2) while still providing adequate access to the garage
parking spaces. Any reduction in driveway width to access the garage would
reduce the amount of paved area in the front yard setback area; thus, creating
more landscaped area in the front yard.

BE IT FURTHER RESOLVED that the Planning Commission of the City of
Pacifica, based on the findings as specified above, recommends that the City Council
deny General Plan Amendment GPA-91-15, and denies the Site Development Permit
PSD-788-14 and Parking Exception PE-161-15, for construction of two dwellings and
extension of Oddstad Way with associated right of way improvements at 50 and 60
Oddstad Way (APN 022-056-060, 022-056-080 and 022-056-090).

* * * * *

PASSED AND ADOPTED at a regular meeting of the Planning Commission of
the City of Pacifica, California, held on the 21* day of March, 2016.

AYES, Commissioners:

NOES, Commissioners:

ABSENT, Commissioners:

ABSTAIN, Commissioners:

Richard Campbell, Chair

ATTEST: APPROVED AS TO FORM:

Tina Wehrmeister, Planning Director Michelle Kenyon, City Attorney
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SAN MATED COUNTYWIDE
Prevention brogim CITY/COUNTY OF
Dept.
C.3 and C.6 Development Review Checklist Address—
. . . . Phone _ -
Municipal Regional Stormwater Permit (MRP) bsit
Stormwater Controls for Development Projects wennie.
Project Information
LA Enter Project Data (For “C.3 Regulated Projects,” data will be reported in the municipality's stormwater Annual Report.)
Project Name: Oddstad Way Case Number:
Project Address & Cross St.:  Oddstad Way @ Rockaway Beach Avenue
Project APN: 022-056-0660, 80, & 90 Project Watershed: Rockaway Creek
Applicant Name: Twin Pinnacles Construction c/o Javier Diaz-Masias
Applicant Phone: 415-238-9349 Applicant Email Address:javier0909@aol.com
Development type: [ Single Family Residential: A stand-alone home that is not part of a larger project.

(check all that apply) Single Family Residential: Two or more lot residential development.

(3 Multi-Family Residential
{1 Commercial

(3 Industrial, Manufacturing
(3 Mixed-Use

Streets, Roads, etc.

[ 'Redevelopment’ as defined by MRP: creating, adding and/or replacing exterior existing
impervious surface on a site where past development has occurred.?

[J ‘Special land use categories’ as defined by MRP: (1) auto service facilities®, (2) retail gasoline
outlets, (3) restaurants, (4) uncovered parking area (stand-alone or part of a larger project)

[J Institutions: schools, libraries, jails, etc.

(3 Parks and trails, camp grounds, other recreational
(1 Agricultural, wineries

[ Kennels, Ranches

[J Other, Please specify
Project Description®: ~ Project includes 2 single family residences and a road extension of approximately 370 feet.

(Also note any past
or future phases of the

project.)

I.LA.1 Total Area of Site: 0.71 acres
LLA.2 Total Area of land disturbed during construction (include clearing, grading, excavating and stockpile area).__0.69__acres.

Certification:
| certify that the information provided on this form is correct and acknowledge that, should the project exceed the amount of
new and/or replaced impervious surface provided in this form, the as-built project may be subject to additional improvements.

Attach Preliminary Calculations [] Attach Final Calculations [XlAttach copy of site plan showing areas
Name of person completing the form: Megan Stromberg Title: Landscape Architect
Signature: Date:

Phone number: 415-524-7537 : Email address: stromberg@wra-ca.com

! Subdivisions or contiguous, commonly owned lots, for the construction of two or more homes developed within 1 year of each other are
considered common plans of development and are subject to C.3 requirements.
2 Roadway projects that replace existing impervious surface are subject to C.3 requirements only if one or more lanes of travel are added.
3 See Standard Industrial Classification (SIC) codes here
4 Project description examples: 5-story office building, industrial warehouse, residential with five 4-story buildings for 200 condeminiums, etc.
1 ) Final Draft QOctober 31, 2014



C.3 and C.6 Development Review Checklist

.B Is the project a “C.3 Regulated Project” per MRP Provision C.3.b?
.B.1 Enter the amount of impervious surface® Retained, Replaced and/or Created by the project:

Table I.B.1 Impervious and Pervious Surfaces

[ I.B.1.a I.B.1.b I.B.A.c 1.B.1.d I.BAe
. Existing Existing New Post-Project
Pre-Prqject Impervious Impervious Impervious Impervious
Impervious | Syrface to be| Surface to be| Surface to be Surface
) Surface Retained® Replaced® Created® (sq.ft.)
Type of impervious Surface (sqft) ] (sq.ft.) (sa.ft) | (sa.ft.) (=b+c+d) |
Roof area(s) 0 0 6186 6186
Impervious® sidewalks, patios, paths, driveways, streets 0 0 13049 13049
Impervious® uncovered parking’ 0 0 0 0 0
Totals of Impervious Surfaces: 19235
L.B.1.f - Total Impervious Surface Replaced and Created (sum of totals for columns I.B.1.c and 1.8.1.d): 19712

Pre-Project

Post-project

Pervious Pervious
Surface Surface
Type of Pervious Surface (sq.ft.) (sq.ft.)
Landscaping 31050 9842
Pervious Paving 0 1496
Green Roof 0 0
Totals of Pervious Surfaces: 31050 11815
Total Site Area (Total Impervious+Total Pervious=1.A.1) 31050 31050
.B.2 Please review and attach additional worksheets as required below using the Total Impervious Surface
Replaced and Created in cell I.B.1.f from Table I.B.1 above and other factors:
. Check| Attach
checkialMiatiagply: If Yes | Worksheet
1.B.2.a | Does this project involve any earthwork? X [ A
1.B.2.b | Is L.B.1.f greater than or equal to 2,500 sq.ft? If YES, the Project is subject to Provision C.3.i. X B, C
1.B.2.c | Is the total Existing impervious Surface to be Replaced (column 1.B.1.c) 50 percent or more of
the total Pre-Project Impervious Surface (column 1.B.1.a)? 0O
If YES, site design, source control and treatment requirements apply to the whole site;
if NO, these requirements apply onlv to the impervious surface created and/or replaced.
1.B.2.d | Is this project one of the Special Land Use Categories (box checked in section .A. above) and 0 D. D-1. D-2
is 1.B.1.f greater than or equal to 5,000 sq.ft? i YES, project is a C.3 Regulated Project. ' ’
I.B.2.e | Is L.B.1.f greater than or equal to 10,000 sq.ft? If YES, project is a C.3 Regulated Project. D, D-1, D-2
1.B.2.f | Is 1.B.1.f greater than or equal to 43,560 sq.fl. (1 acre)? ¥ YES, project may be subject fo O E
Hydromodification Management requirements i |
I.B.2.g | Is LA.2 (pg. 1) greater than or equal to 1 acre? If YES, obtain coverage under the state’s |
Construction General Permit and submit to the municipality a copy of your Notice of Intent. (]
See: www.swreb.ca.gov/iwater issues/programs/siormwaier/construction shiml.
1.B.2.h | Is this a Special Project or does it have the potential to be a Special Project? O F
1.B.2.i | Is this project a High Priority Site? (Determined by the Permitting Jurisdiction. High Priority
Sites can include those located in or within 100 feet of a sensitive habitat, ASBS, or body of [} G
water, or on sites with slopes, and are subject to monthly inspections from Oct 1 to April 30.)
B.2.10 | For Municipal Staff Use Only (Alternative Certification, O&M Submittals, Project Close Out) O ©

% Per the MRP, pavement that meets the following definition of pervious pavement is NOT an impervious surface. Pervious pavement is
defined as pavement that stores and infiltrates rainfall at a rate equal to immediately surrounding unpaved, landscaped areas, or that stores
and infiltrates the rainfall runoff volume described in Provision C.3.
§ “Retained" means to leave existing impervious surfaces in place, unchanged; “Replaced” means to install new impervious surface where
existing impervious surface is removed anywhere on the same property; and “Created" means the amount of new impervious surface being
roposed which exceeds the total existing amount of impervious surface at the property.

Uncovered parking inclides the top level of a parking structure.

2
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C.3 and C.6 Development Review Checklist
Worksheet A

C6 — Construction Stormwater BMPs

ldentify Plan sheet showing the appropriate construction Best Management Practices (BMPs) used on this project:
(Applies to all projects with earthwork)

Yes Pilan Sheet

Best Management Practice (BMP) .

X C-9

Control and prevent the discharge of all potential pofiutants, including pavement cutting
wastes, paints, concrete, petroleum products, chemicals, wash water or sediments, rinse
water from architectural copper, and non-stormwater discharges to storm drains and
watercourses.

= |
Q
(Y=

Store, handle, and dispose of construction materials/wastes properly to prevent contact with
stormwater.

C-9

Do'not clean, fuel, or maintain vehicles on-site, except in a designated area where wash
water is contained and treated.

C-9

Train and provide instruction to all employees/subcontractors re: construction BMPs.

C-2

Protect all storm drain inlets in vicinity of site using sediment controls such as berms, fiber
rolls, or filters.

Limit construction access routes and stabilize designated access points.

20| 8|x m[

Attach the San Mateo Countywide Water Pollution Prevention Program's construction BMP
plan sheet to project plans and require contractor to implement the applicable BMPs on the
plan sheet.

X

C-2

Use temporary erosion controls to stabilize all denuded areas until permanent erosion
controls are established.

Delineate with field markers clearing limits, easements, setbacks, sensitive or critical areas,
buffer zones, trees, and drainage courses.

Provide notes, specifications, or attachments describing the following:

* Construction, operation and maintenance of erosion and sediment controls, include
inspection frequency;

* Methods and schedule for grading, excavation, filling, clearing of vegetation, and storage
and disposal of excavated or cleared material;

= Specifications for vegetative cover & mulch, include methods and schedules for planting
and fertilization;

= Provisions for temporary and/or permanent irrigation.

C-2

Perform clearing and earth moving activities only during dry weather.

C-2

Use sediment controls or filtration to remove sediment when dewatering and obtain ali
necessary permifs.

C-2

Trap sediment on-site, using BMPs such as sediment basins or traps, earthen dikes or berms,
silt fences, check dams, soil blankets or mats, covers for soil stock piles, etc.

O ¥ KK

Divert on-site runoff around exposed areas; divert off-site runoff around the site (e.g., swales
and dikes).

By
0
U

N

Protect adjacent properties and undisturbed areas from construction impacts using vegetative
buffer strips. sediment barriers or filters, dikes, mulching, or other measures as appropriate.
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C.3 and C.6 Development Review Checklist
Worksheet B

C3 - Source Controls

Select appropriate source controls and identify the detail/plan sheet where these elements are shown.

Detail/Plan Features that require Source Control Measures
Yes | SheetNo. source control measures (Refer to Local Source Control List for detailed requirements)
X Storm Drain Mark on-site inlets with the words “No Dumping! Flows to Bay" or equivalent.
1 Floor Drains Plumb interior floor drains to sanitary sewer® [or prohibit].
] Parking garage Plumb interior parking garage floor drains to sanitary sewer.?
X S-1 Landscaping = Retain existing vegetation as practicable.
» Select diverse species appropriate to the site. Include plants that are pest-
and/or disease-resistant, drought-tolerant, and/or attract beneficial insects.
= Minimize use of pesticides and quick-release fertilizers.
= Use efficient irrigation system; design to minimize runoff.
[l Pool/Spa/Fountain Provide connection to the sanitary sewer to facilitate draining.?
Ol Food Service Equipment Provide sink or other area for equipment cleaning, which is:
(non-residential) » Connected to a grease interceptor prior to sanitary sewer dlscharge
= Large enough for the largest mat or piece of equipment to be cleaned.
= [ndoors or in an outdoor roofed area designed to prevent stormwater run-on
—— : and run-off, and signed to require equipment washing in this area.
] Refuse Areas » Provide a roofed and enclosed area for dumpsters, recycling containers, etc.,
designed to prevent stormwater run-on and runoff.
= Connect any drains in or beneath dumpsters, compactors, and tallow bin
areas serving food service facilities to the sanitary sewer®
1 Outdoor Process Activities ° | Perform process activities either indoors or in roofed outdoor area, desngned to
prevent stormwater run-on and runoff, and to drain to the sanitary sewer.®
| Outdoor Equipment/ = Cover the area or design to avoid pollutant contact with stormwater runoff.
Materials Storage = locate area only on paved and contained areas.
= Roof storage areas that will contain non-hazardous liquids, drain to sanitary
sewer®, and contain by berms or similar.
O Vehicle/ Equipment = Roofed, pave and berm wash area to prevent stormwater run-on and runoff,
Cleaning plumb to the sanitary sewer®, and sign as a designated wash area.
= Commercial car wash facilities shall discharge to the sanitary sewer.®
O Vehicle/ Equipment Repair | = Designate repair/maintenance area indoors, or an outdoors area designed to
and Maintenance prevent stormwater run-on and runoff and provide secondary containment.
Do not install drains in the secondary containment areas.
* No floor drains unless pretreated prior to discharge to the sanitary sewer.?
* Connect containers or sinks used for paris cleaning to the sanitary sewer.?
OJ Fuel Dispensing Areas | = Fueling areas shall have impermeable surface that is a) minimally graded to
prevent ponding and b) separated from the rest of the site by a grade break.
= Canopy shall extend at least 10 ft. in each direction from each pump and
o drain away from fueling area.
] Loading Docks = Cover and/or grade to minimize run-on to and runoff from the loading area.
= Position downspouts to direct stormwater away from the |oad|ng area.
= Drain water from loading dock areas to the sanitary sewer.®
= Install door skirts between the trailers and the building.
X Fire Sprinklers Design for discharge of fire sprinkler test water to landscape or sanitary sewer.®
1 Miscellaneous Drain or * Drain condensate of air conditioning units to landscaping. Large air
Wash Water conditioning units may connect to the sanitary sewer.®
= Roof drains from equipment drain to landscaped area where practicable.
= Drain boiler drain lines, roof top equipment, all wash water to sanitary sewer.?
] Architectural Copper Rinse | » Drain rinse water to landscaping, discharge to sanitary sewer®, or collect and
Water dispose properly offsite. See flyer "Requirements for Architectural Copper.”

8 Any connection to the sanitary sewer system is subject to sanitary district approval.
Businesses that may have outdoor process activities/equipment include machine shops, auto repair, industries with pretreatment facilities.
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C.3 and C.6 Development Review Checklist
Worksheet C

Low Impact Development — Site Design Measures

Select Appropriate Site Design Measures (Required for C.3 Regulated Projects; all other projects are encouraged to
implement site design measures, which may be required at municipality discretion.) Projects that create and/or replace 2,500 —
10,000 sq.ft. of impervious surface, and stand-alone single family homes that create/replace 2,500 sq.ft. or more of impervious
surface, must include one of Site Design Measures a through f (Provision C.3.i requirements).” Larger projects must also
include applicable Site Design Measures g through i. Consult with municipal staff about requirements for your project.

Select appropriate site design measures and Identify the Plan Sheet where these elements are shown.

‘ Yes Plan Sheet Number

a. Direct roof runoff into cisterns or rain barrels and use rainwater for irrigation or

0 other non-potable use.

i - S-_l b. Direct roof runoff onto vegetated areas. _ _
S-1 c._gh;;runoff from sidewalks, walkways, and/or patios onto vegetated areas.
X S-1,C-2 d. Direct runoff from driveways and/or uncovered parking lots onto vegetated areas.

S-1,A1.5, A2.0 e. Construct sidewalks, walkways, and/or patios with pervious or permeable

X .
surfaces.

5 S-1, A-1.5,A-20 | F Corrfwtruct bike lanes, driveways, and/or uncovered parking lots with pervious
surfaces.

g. Limit disturbance of natural water bodies and drainage systems; minimize

| compaction of highly permeable soils; protect slopes and channels; and minimize
impacts from stormwater and urban runoff on the biological integrity of natural

drainage systems and water bodies;

O h. Conserve natural areas, including existing trees, other vegetation and sails.

X S-1, A1.5, A2.0 |i. Minimize impervious surfaces.

Regulated Projects can also consider the following site design measures to reduce treatment system sizing:

Yes Plan Sheet Number
X S-1 j- Self-treating area (see Section 4.2 of the C.3 Technical Guidance)
X S-1 k. Self-retaining area (see Section 4.3 of the C.3 Technical Guidance)
O I Plant or preserve interceptor trees (Section 4.1, C.3 Technical Guidance)

' See MRP Provision C.3.a.i.(6) for non-C.3 Regulated Projects, C.3.¢.i.(2)(a) for Regulated Projects, C.3.1 for projects that create/replace
2,500 to 10,000 sq.ft. of impervious surface and stand-alone single family homes that create/replace 2,500 sq.ft. or more of impervious surface.
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C.3 and C.6 Development Review Checklist
Worksheet D

C3 Regulated Project - Stormwater Treatment Measures

Check all applicable boxes and indicate the treatment measure(s) included in the project.

Yes

J
Attach Worksheet F
and Calculations

Is the project a Special Project?"” -
If yes, consult with municipal staff about the need to evaluate the feasibility and infeasibilitfy of 100% LID
treatment. Indicate the type of non-LID treatment to be used, the hydraulic sizing method™, and
percentage of the amount of runoff specified in Provision C.3.d that is treated:

(For the % not treated by non-LID measures, continue with Worksheet D-1)

% of C.3.d amount

Non-LID Treatment Measures: Hvdraulic sizina method'? of runoff treated

[0 Media filter O2.a [2b [2c %
[0 Tree well filter [J2.a [(J2b 2¢ %

a
Attach Worksheet D-1
and Caiculations

It is feasible to treat the C.3.d amount of runoff using infiltration?
Indicate the infiltration measures to be used, and hydraulic sizing method:

Infiltration Measures: Hvdraulic sizing method'?

[OJ1.a O1b [J2.c3
{T1a b

O Bioinfiltration™
[ Infiltration trench
[0 Other (specify):

O

Attach Plans showing
system, connection to
Recycled Water Line
and/or Connection
Approval Letter from
Sanitary District

1
Attach worksheet D-2
and Calculations

Is the project installing and using a recycled water plumbing system for non-potable water use anﬁhe
installation of a second non-potable water system for harvested rainwater is impractical, and considered
infeasible due to cost considerations? If yes, check the box below and skip ahead to worksheet D-3

(There is no need for further evaluation of Rainwater harvesting/use.)
Recvcled Water Measure:

[1 Recycled Water System for non-potable water use will be instalied and used.

It is feasible to treat the C.3.d amount of runoff using rainwater harvesting/use?

Rainwater Harvesting/Use Measures: Hvdraulic sizina method ™2
[0 Rainwater Harvesting for indoor non-potable water use [(1a b

[ta Oib

[0 Rainwater Harvesting for landscape irrigation use

X
Attach

Worksheets D-1 and
D-2 and Calculations

Itis infeasible to treat the C.3.d amount of runoff using either infiltration or rainwater harvesting/use?
indicate the biotreatment measures to be used, and the hydraulic sizing method:

Biotreatment Measures: Hvdraulic sizina method '

X Bioretention area X2.c 13
X Flow-through planter X2.c []3

[ Other (specify):

A copy of the long term Operations and Maintenance (O&M) Agreement and Plan for this project will be required. Please
contact the NPDES Representative of the applicable municipality for an agreement template and consult the C.3 Technical
Guidance at www.flowstobav.org for maintenance plan templates for specific facility types.

i Special Projects are smart growth, high density, or transit-oriented developments with the criteria defined in Provision C.3.e.i(2), (3)yor (4)

see Worksheet F).

Indicate which of the following Provision C.3.d.i hydraulic sizing methods were used. Volume based approaches: 1(a) Urban Runoff
Quality Management approach, or 1(b) 80% capture approach {recommended volume-based approach). Flow-based approaches: 2(a) 10%
of 50-year peak flow approach, 2(b) 2 times the 85" percentile rainfall intensity approach, or 2(c) 0.2-Inch-per-hour intensity approach
(recommended flow-based approach). Combination flow and volume-based aoproach: 3.

13 See Section 6.1 of the C.3 Technical Guidance for conditions in which bioretention areas provide bioinfiltration.
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C.3 and C.6 Development Review Checklist

Worksheet D-1
Feasibility of Infiltration

Yes No
D-1.0 Infiltration Potential. Based on site-specific soil report™, do site soils either:
a. Have a saturated hydraulic conductivity (Ksat) less than 1.6 inches/hour), OR, if the Ksat O (W
rate is not available:
b.  Consist of Type C or D soils? K O

> If Yes, infiltration is not feasible ~ skip fo D-1.9 below.
> If No, complete the Infiltration Feasibility checklist below:

Evaluate infiltration feasibility:

D-1.1 would infiltration facilities' at this site conflict with the location of existing or proposed
underground utilities or easements, or would the siting of infiltration facilities at this site result 0 5
in their placement on top of underground utilities, or otherwise oriented to underground
utilities, such that they would discharge to the utility trench, restrict access, or cause stability
concerns? (If yes, attach evidence documenting this condition.)

Is there a documented concern that there is a potential on the site for soil or groundwater 0
poliutants to be mobilized? (If yes, attach documentation of mobilization concerns.)

D-13 Are geotechnical hazards present, such as steep s|o1[0)es. areas with landslide potential, soils
’ subject to liquefaction, or would an infiltration facility™ need to be built less than 10 feet from
a building foundation or other improvements subject to undermining by saturated soils? (if X 0
yes, attach documentation of geotechnical hazard.)

Do local water district or other agency's policies or guidelines regarding the locations where
D-14 | ] ; .
infiltration may occur, the separation from seasonal high groundwater, or setbacks from
potential sources of pollution, prevent infiltration devices' from being implemented at this 0 X
site? (If yes, attach evidence documenting this condition.)

Would construction of an infiltration device'® require that it be located less than 100 feet d X
away from a septic tank, underground storage tank with hazardous materials, or other
potential underground source of pollution? (If yes, attach evidence documenting this claim.)

D-1.6 Is there a seasonal high groundwater table or mounded groundwater that would be within 10
feet of the base of an infiltration device'® constructed on the site? (If yes, attach -
documentation of high groundwater.) tl X

D-1.7  Are there land uses that pose a high threat to water quality - including but not limited to
industrial and light industrial activities, high vehicular traffic (i.e., 25,000 or greater average
daily traffic on a main roadway or 15,000 or more average daily traffic on any intersecting
roadway), automotive repair shops, car washes, fleet storage areas, or nurseries? (If yes,
attach evidence documenting this claim.) U b

D-1.8 s there a groundwater production well within 100 feet of the location where an infiltration -
device'® would be constructed? (If yes, attach map showing the well.) O 2

Results of Feasibility Determination

Infiltration is Infeasible? : : X 0
(If any answer to questions D-1.1 thru D-1.8 is “Yes” then Infiltration is Infeasible.)
Continue to Worksheet D-2.

D-1.9

Infiltration is Feasible? 0
Do not fill out worksheet D-2.
Continue to Worksheet D-3.

¥ no site-specific soil report is available, refer to soil hydraulic conductivity maps in C.3 Technical Guidance Appendix |.
5 For mare information on infiltration facilities and devices, see Appendix E of the SMCWPPP C3TG Handbook.
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C.3 and C.6 Development Review Checklist

Worksheet D-2
Feasibility of Rainwater Harvesting and Use

D-2.1  Potential Rainwater Capture Area

a. Enter the total square footage of impervious surface for this site from Table 1.B.1
(Total Created and Replaced impervious Surface from 1.B.1f)
19712 Sq. ft.

b.  If the existing impervious surface to be replaced (total from Column 1.B.1.c in Table 1.B.1)
is 50% or more of the pre-project impervious surface (total from Column 1.B.1.a in Table
[.B.1), then enter the post-project impervious surface (total from Column 1.B.1.e in Table Sq. fL.
1.B.1) in D-2.1.b. If not, enter zero in D-2.1.b.

c. Convert the larger of the amounts in ltems D-2.1.a and D-2.1.b from square feet to acres
(divide by 43,560).
This is the project’s Potential Rainwater Capture Area, in acres. 0.45 Acres

D-2.2  Feasibility of Landscape Irrigation:

a. Enter area of post-project onsite landscaping (see Column I.B.1.e in Table 1.B.1) 22 Acres

b. Multiply the Potential Rainwater Capture Area above (D-2.1.c) by times 3.2. 1.44 Acres

¢. Is the amount in D-2.2.a (onsite landscaping) LESS than the amount in D-2.2.b (the product K Yes [J No
of 3.2 times the size of the Potential Rainwater Capture Area)'®?
> If Yes, continue to D-2.3.
» If No, there are two options:
1. It may be possible to meet the treatment requirements by directing runoff
from impervious areas fo self-retaining areas (see Section 4.3 of the C.3
Technical Guidance).
2./t may be possible use the C.3.d amount of runoff for irrigation. Refer to Table
11 and the curves in Appendix F of the LID Feasibility Report to evaluate
feasibility of harvesting and using the C.3.d amount of runoff for irrigation.
Complefe the calculations and attach fto this worksheet. If feasible that
completes Worksheet D-2 and you may move on fo Worksheet D-3.

D-2.3  Feasibility Indoor Non-Potable Uses (check the box for the applicable project type, then fill in the requested
information and answer the question)."

X a. Residential Project

i.  Number of dweliing units (total post-project): 2 Units

ii. Divide the amount in (i) by Potential Rainwater Capture Area (D-2.1.c): 54 Dufac

iii. Is the amount in (i) LESS than 1247 Yes [J No
O b. Commercial Project

i.  Floor area (total interior post-project square footage): Sq.ft.

i.  Divide the amount in (i) by Potential Rainwater Capture Area (D-2.1.c): Sq.ft./ac

iii. s the amount in (ii) LESS than 84,0007 1 Yes [O No
[0 c. School Project

i.  Floor area (total interior post-project square footage): Sq.ft.

i.  Divide the amount in (i) by Potential Rainwater Capture Area (D-2.1.c): Sq.ft./ac

fii. Is the amount in (ii) LESS than 27,0007 03 Yes [ No

Landscape areas must be contiguous and within the same Drainage Management Area to irrigate with harvested rainwater via gravity flow.

Ralnwater harvested for indoor use is typically used for toilet/urinal flushing, industrial processes, or other non-potable uses.
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C.3 and C.6 Development Review Checklist

O d. industrial Project

i.  Estimated demand for non-potable water (gallons/day): Gal./day
i. s the amount in (i) LESS than 2,9007 O Yes [J No
[ e. Mixed-Use Residential/Commercial Project]8 Residential Commercial
i. Number of residential dwelling units and commercial floor
area: Units Sq.ft.
fi. Percentage of total interior post-project floor area serving
each activity: % %

iii. Prorated Potential Rainwater Capture Area per activity
(muitiply amount in D-2.1.¢ by the percentages in [ii]): Acres Acres

iv. Prorated project demand per impervious area (divide the
amounts in [i] by the amounts in [iii]): Dufac Sq.ft/ac

v. Is the amount in (iv) in the residential column less than 124, AND is the amount
in the commercial column less than 84,0007 1 Yes [ No

> If you checked “Yes” for the above question for the applicable project type, rainwater harvesting for indoor use is
consfdered infeasible for that buildina. If there is only one building on the site you are done with this worksheet. If there
is more than one building on the site, for each that has an individual roof area of 10,000 sq. ft. or more, complete
Sections D-2.2 and D-2.3 of this form for each building, Continue to D-2.4 if a "No” is checked for any building.

> Ifyou checked “No” for the question applicable to the type of project, rainwater harvesting for indoor use may be
feasible. Continue to D-2.4:

D-2.4  Project Information

*- See definitions in Glossary (Attachment 1)

4.1 Project Type: If residential dr mixed use, enter # of dwelling units:

4.2 Enter square footage of non-residential interior floor area:

43 Total area being evaluated (entire project or individual roof with an area > 10,000 sq.ft.): sq.ft.
4.4 If itis a Special Project*, indicate the percentage of LID treatment* reduction: percent

(ftem 4.4 applies only to entire project evaluations, not individual roof area evaluations.)

4.5 Total area being evaluated, adjusted for Special Project LID treatment reduction credit: sq.ft.
(This is the total area being evaluated that requires LID treatment.)

D-2.5  Calculate Area of Self-Treating Areas, Self-Retaining Areas, and Areas Contributing to Self-Retaining Areas.

5.1 Enter square footage of any self-treating areas* in the area that is being evaluated: o sq.ft.
5.2 Enter square footage of any self-retaining areas* in the area that is being evaluated: sq.ft.
53 Enter the square footage of areas contributing runoff to self-retaining area*: L sq.ft.
54 TOTAL of ltems 5.1, 5.2, and 5.3: sq.ft.

D-2.6  Subtract credit for self-treating/self-retaining areas from area requiring treatment.

6.1 -Subtract the TOTAL in Item 5.4 from the area being evaluated (Item 4.5). This is the potential

sq.ft.
rainwater capture area*.

6.2 Convert the potential rainwater capture area (Item 6.1) from square feet to acres. acres

D-2.7 Determine feasibility of use for toilet flushing based on demand

8 For a mixed-use project involving activities other than residential and commercial activities, follow the steps for residentialicommercial
mixed-use projects. Prorate the Potential Rainwater Capture Area for each activity based on the percentage of the project serving each
activity.
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C.3 and C.6 Development Review Checklist

Project's dwelling units per acre of potential rainwater capture area (Divide the number in 4.1 by
71 the number in 6.2).

7.2 Non-residential interior floor area per acre of potential rain capture area (Divide the number in 4.2
by the number in 6.2).

Note: formulas in Items 7.1 and 7.2 are set up, respectively, for a residential or a non-residential project. Do
not use these pre-set formulas for mixed use projects. For mixed use projects* evaluate the residential
loilet flushing demand based on the dwelling units per acre for the residential portion of the project (use a
prorated acreage, based on the percentage of the project dedicated to residential use). Then evaluate the
commercial toilet flushing demand per acre for the commercial portion of the project (use a prorated acreage,
based on the percentage of the project dedicated to commercial use).

Refer to the applicable countywide table in Attachment 2. Identify the number of dwelling units
73 per impervious acre needed in your Rain Gauge Area to provide the toilet flushing demand
’ required for rainwater harvest feasibility.
Refer to the applicable countywide table in Attachment 2. Identify the square feet of non-
74 residential interior floor area per impervious acre needed in your Rain Gauge Area to provide the
toilet flushing demand required for rainwater harvest feasibility.

dwelling
units/acre

Int. non-
res. floor
areafacre

dwelling
units/acre

int. non-
res. floor
areal/acre

Check "Yes” or “No” to indicate whether the following conditions apply. If “Yes" is checked for any question, then rainwaler harvesting and
use is infeasible. As soon as you answer "Yes", you can skip to ltem D-2.9. If “No” is checked for all items, then rainwater harvesting and
use is feasible and you must harvest and use the C.3.d amount of stormwater, unless you infiltrate the C.3.d amount of stormwater*.

7.5 Is the project's number of dwelling units per acre of potential rainwater capture area (listed in ltem
7.1) LESS than the number identified in ltem 7.3? [] ves

7.6 Is the project’s square footage of non-residential interior floor area per acre of potential rainwater
capture area (listed in ltem 7.2) LESS than the number identified in ltem 7.4?

[ ves

D-2.8 Determine feasibility of rainwater harvesting and use based on factors other than demand.

B Does the requirement for rainwater harvesting and use at the project conflict with local, state, or [ Yes

federal ordinances or building codes?

Would the technical requirements cause the harvesting system to exceed 2% of the Total Project
Cost*, or has the applicant documented economic hardship in relation to maintenance costs? (if so,
8.2 attach an explanation.)

D Yes

8.3 Do constraints, such as a slope above 10% or lack of available space at the site, make it infeasible
to locate on the site a cistern of adequate size to harvest and use the C.3.d amount of water? (I so, [ ves
attach an explanation.)

D Yes
8.4 Are there geotechnical/stability concerns related to the surface (roof or ground) where a cistern
would be located that make the use of rainwater harvesting infeasible? (If so, attach an
explanation.) :
[ ¥es

8.5 Does the location of utilities, a septic system and/or Heritage Trees* limit the placement of a cistern
on the site to the extent that rainwater harvesting is infeasible? (If so, attach an explanation.)

[ ne

e

[]wo

v

Note: It is assumed that projects with significant amounts of landscaping will either treat runoff with lJandscape dispersal (self-treating and
self-retaining areas) or will evaluate the feasibility of harvesting and using rainwater for irrigation using the curves in Appendix F of the LID

Feasibility Report.

*- See definitions in Glossary (Attachment 1)
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C.3 and C.6 Development Review Checklist

D-2.9 Results of Feasibility Determination
Infeasible Feasible

Based on the results of the feasibility analysis in Items 7.5, 7.6 and Section D-2.8, rainwater 0 0
harvesting/use is (check one):

- If "FEASIBLE" is indicated for ftem D-2.9.a the amount of stormwater requiring treatment must be treated with harvesting/use, unless
it is infiltrated into the soil.

= If "INFEASIBLE" is checked for Item D-2.9.a, then the applicant may use appropriately designed bioretention* fadilities (*see
definitions in Glossary — Attachment 1) for compliance with C.3 treatment requirements. If Ksat > 1.6 in./hr., and infiltration is
unimpeded by subsurface conditions, then the bioretention facilities are predicted to infiltrate 80% or more average annual runoff. If
Ksat < 1.6, maximize infiltration of stormwater by using bioretention if site conditions allow, and remaining runoff will be discharged to
storm drains via facility underdrains. If site conditions preclude infiltration, a lined bioretention area or flow-through planter may be
used.
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E-1.1

E-1.2

E-1.3

E-1.4

C.3 and C.6 Development Review Checklist

Worksheet E
Hydromodification Management

Is the project a Hydromodification Management'® (HM) Project?

Is the total impervious area increased over the pre-project condition?
[J Yes. Continue to E-1.2

[OJ  No. The project is NOT reauired to incorporate HM Measures.
Go to Item E-1.4 and check “No.”

Is the site located in an HM Control Area per the HM Control Areas map {Appendix H of the C.3 Technical Guidance)?
[0  Yes. Continue to E-1.3

[T No. Attach map, indicating project location. The oroiect is NOT reauired to incorporate HM Measures.
Skip to ltem E-1.4 and check “No.”

Has an engineer or qualified environmental professional determined that runoff from the project flows only through a
hardened channel or enclosed pipe along its entire length before emptying into a waterway in the exempt area?

[J  Yes. Attach map of facility. Go to ftem E-1.4 and check “Yes.”

[0 No. Attach map, indicating project location. The proiect is NOT reouired to incorporate HM Measures.
Skip to ltem E-1.4 and check “No.”

s the project a Hydromodification Management Project?
[0  Yes. The project is subject to HM requirements in Provision C.3.g of the Municipal Regional Stormwater Permit.
0 No. The project is EXEMPT from HM requirements.

> i the project is subject to the HM requirements, incorporate in the project flow duration control measures designed
such that post-project discharge rates and durations match pre-project discharge rates and durations.

» The Bay Area Hydrology Model (BAHM) has been developed to help size flow duration controls. See
www.bavareahvdrologvmodel.ora. Guidance is provided in Chapter 7 of the C.3 Technical Guidance.

E-2 Incorporate HM Controls (if required)

Are the applicable items provided with the Plans?

Yes No NA

O O [J | site plans with pre- and post-project impervious surface areas, surface flow directions of
entire site, locations of flow duration controls and site design measures per HM site
design requirement

O L o Soils report or other site-specific document showing soil type(s) on site

0 U o If project uses the Bay Area Hydrology Mode! (BAHM), a list of model inputs and outputs.

O O [0 | If project uses custom modeling, a summary of the modeling calculations with
corresponding graph showing curve matching (existing, post-project, and post-project
with HM controls curves), goodness of fit, and (allowable) low flow rate.

0 [ 00 | if project uses the Impracticability Provision, a listing of all applicable costs and a brief

description of the alternative HM project (name, location, date of start up, entity
responsible for maintenance).

] O (3 | If the project uses alternatives to the default BAHM approach or settings, a written
description and rationale.

2 Hydromodification is the change in a site’s runoff hydrograph, including increases in flows and durations that results when land is developed
(made more impervious). The effects of hydromodification include, but are not limited to, increased bed and bank erosion of receiving streams,
loss of habitat, increased sediment transport and/or deposition, and increased flooding. Hydromodification control measures are designed to
reduce these effects.
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C.3 and C.6 Development Review Checklist

Worksheet F
Special Projects

Complete this worksheet for projects that appear to meet the definition of "Special Project”, per Provision C.3.e.ii of the Municipal
Regional Stormwater Permit (MRP). The form assists in determining whether a project meets Special Project criteria, and the
percentage of low impact development (LID) treatment reduction credit. Special Projects that implement less than 100% LID
treatment must provide a narrative discussion of the feasibility or infeasibility of 100% LID treatment. See Appendix J of the C.3
Technical Guidance Handbook {download at www.flowstobav.ora) for more information.

F.1 “Special Project” Determination (Check the boxes to defermine if the project meets any of the following categories.)

Special Proiect Categorv “A”
Does the project have ALL of the following characteristics?

U Located in a municipality's designated central business district, downtown core area ar downtown core zoning district,
neighborhood business district or comparable pedestrian-oriented commercial district, or historic preservation site
and/or district’®;

{1 Creates and/or replaces 0.5 acres or less of impervious surface; .

Includes no surface parking, except for incidental parking for emergency vehicle access, ADA access, and passenger
or freight loading zones;

Has at least 85% coverage of the entire site by permanent structures. The remaining 15% portion of the site may be
used for safety access, parking structure entrances, trash and recycling service, utility access, pedestrian connections,
public uses, landscaping and stormwater treatment.

(] No (continue)
[1 Yes — Complete Section F.2 below

Special Project Category “B”
Does the project have ALL of the following characteristics?

O Located in a municipality’s designated central business district, downtown core area or downtown core zoning district,
neighborhood business district or comparable pedestrian-oriented commercial district, or historic preservation site
and/or district®; i

0O Creates and/or replaces an area of impervious surface that is greater than 0.5 acres, and no more than 2.0 acres:

0O Includes no surface parking, except for incidental parking for emergency access, ADA access, and passenger or
freight loading zones;

O Has atleast 85% coverage of the entire site by permanent structures, The remaining 15% portion of the site may be
used for safety access, parking structure entrances, trash and recycling service, utility access, pedestrian connections,
public uses, landscaping and stormwater treatment;

O Minimum density of either 50 dwelling units per acre (for residential projects) or a Floor Area Ratio (FAR) of 21 (for
commercial or mixed use projects)

(I No (continue)

[] Yes —~ Complete Section F-2 below

Special Proiect Categoryv “C”
Does the project have ALL of the following characteristics?
[0 Atleast 50% of the project area is within 1/2 mile of an existing or planned transit hub®' or 100% within a planned
Priority Development Area®;
O The project is characterized as a non-auto-related use®®; and

0O Minimum density of either 25 dwelling units per acre (for residential projects) or a Floor Area Ratio (FAR) of 2:1 (for
commercial or mixed use projects)

{J No (continue)

(] Yes — Complete Section F-2 below

2 And built as part of a municipality’s stated objective to preserve/enhance a pedestrian-oriented type of urban design.

d “Transit hub” is defined as a rail, light rail, or commuter rail station, ferry terminal, or bus transfer station served by three or more bus routes. (A
bus stop with no supporting services does not qualify.)

A “planned Priority Development Area” is an infill development area formally designated by the Association of Bay Area Government's /
Metropolitan Transportation Commission’s FOCUS regional planning program.

Category C specifically excludes stand-alone surface parking lots; car dealerships; auto and truck rental facilities with onsite surface storage; fast-
food restaurants, banks or pharmacies with drive-through lanes; gas stations; car washes; auto repair and service facilities; or other auto-related
project unrelated to the concept of transit oriented development,
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F.2

LID Treatment Reduction Credit Calculation

C.3 and C.6 Development Review Checklist

{If more than one category applies, choose only one of the applicable categories and fill out the table for that category.)

Category

Impervious Area
Created/Replaced

(sq. ft.)

Site
Coverage
(%)

Project Density/Criteria Allowable Applied
Density or Credit Credit
FAR (%) (%)

NA.

Res 2 50 DU/ac or FAR 2 2:1

100%

50%

Res 2 75 DU/ac or FAR 2 3:1

75%

Res = 100 DU/ac or FAR 2 4:1

Location credit (select one)*":

24

100%

Within % mile of transit hub 50%
Within % mile of transit hub 25%
Within a planned PDA 25%
Density credit (select one):

Res 2 30 DU/ac or FAR 2 2:1 10%
Res 2 60 DU/ac or FAR 2 4:1 20%
Res 2 100 DU/ac or FAR 2 6:1 30%
Parking credit (select one):

< 10% at-grade surface parking® 10%
No surface parking 20%

TOTAL TOD CREDIT =

F.3

Narrative Discussion of the Feasibility/Infeasibility of 100% LID Treatment:

If project will implement less than 100% LID, prepare a discussion of the feasibility or infeasibility of 100% LID treatment, as
described in Appendix K of the C.3 Technical Guidance.

F.4

Select Certified Non-LID Treatment Measures:

if the project will include non-LID freatment measures, select a treatment measure certified for “Basic” General Use Level
Designation (GULD) by the Washington State Department of Ecology’s Technical Assessment Protocol — Ecology (TAPE).
Guidance is provided in Appendix K of the C.3 Technical Guidance (download at www.flowstobav.ora) ?®

g To qualify for the location credit, at least 50% of the project’s site must be located within the % mile or ¥ mile radius of an existing or planned
transit hub, as defined on page 1, footnote 2. A planned transit hub is a station on the MTC's Regional Transit Expansion Program list, per MTC's
Resolution 3434 (revised April 2006), which is a regional priority funding plan for future transit stations in the San Francisco Bay Area. To qualify for
the PDA location credit, 100% of the project site must be located within a PDA, as defined on page 1, footnote 3.

% The at-grade surface parking must be treated with LID treatment measures.

% TAPE certification is used in order to satisfy Special Project’s reporting requirements in the MRP.
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G-1

G-2

G-3

G-4

C.3 and C.6 Development Review Checklist

Worksheet G
(For municipal staff use only)

Alternative Certification: Were the treatment and/or HM control sizing and design reviewed by a qualified third-party
professional that is not a member of the project team or agency staff?

[ Yes [ No Name of Reviewer

High Priority Site: High Priority Sites can include those located in or within 100 feet of a sensitive habitat, Area of Special
Biological Significance (ASBS), body of water, or on sites with slopes (subject to monthly inspections from Oct 1 to April
30.)

[ Yes [ No If yes, then add site to Staff's Monthly Rainy Season Construction Site Inspection List

Operations and Maintenance (O&M) Submittals
Stormwater Treatment Measure and/HM Control Owner or Operator's Information:

Name:

Address:

Phone: Email:

» Applicant must call for inspection and receive inspection within 45 days of installation of treatment measures and/or
hydromodification management controls.

The following questions apply to C.3 Regulated Projects and Hydromodification Management Projects.
Yes No N/A

G-3.1 Was maintenance plan submitted? O O O
G-3.2 Was maintenance plan approved? O O O
G-3.3 Was maintenance agreement submitted? (Date executed: ) 4 O [

> Attach the executed maintenance agreement as an appendix to this checklist.

Annual Operations and Maintenance (O&M) Submittals (for municipal staff use only):

For C.3 Regulated Projects and Hydromodification Management Projects, indicate the dates on which the Applicant
submitted annual reports for project O&M: .

Comments (for municipal staff use only):

NOTES (for municipal staff use only):

Section | Notes:
Worksheet A Notes:
Worksheet B Notes:
Worksheet C Notes:
Worksheet D-1 Notes:
Worksheet D-2 Notes:
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C.3 and C.6 Development Review Checklist
Worksheet E Notes:

Worksheet F Notes:

G-7 Project Close-Out (for municipal staff use only):
Yes No NA

7.1 Were final Conditions of Approval met? OJ O

7.2 Was initial inspection of the completed treatment/HM measure(s) conducted? O [
(Date of inspection: )

7.3 Was maintenance plan submitted? ] O O
(Date executed: )

7.4 Was project information provided to staff responsible for O&M verification inspections? ] O |
(Date provided to inspection staff: )

G-8 Project Close-Out (Continued -- for municipal staff use only):

Name of staff confirming project is closed out:

Signature: Date:

Name of O&M staff receiving information:

Signature: Date:
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2.0 SETTING
2.1 Project Location and Description

The proposed Oddstad Way extension and development of two single family residences
Project (Project) is located on Oddstad Way at Rockaway Beach Ave in Pacifica,
California, San Mateo, California (Figure 1). The Project site is reached from Highway 1
by making a turn onto Fasler Ave heading southeast. The Project consists of portions
of three lots (APN: 022-056-060, 022-056-080 and 022-056-090) covering approximately
0.69 acres. The proposed residences will be approximately 5250 square feet and the
road extension will cover approximately 11,600 square feet.

2.2 Existing Site Features and Conditions

The Project is on previously undeveloped land that is covered with primarily grasses and
eucalyptus trees. There are no existing impervious areas. These lots and surrounding
areas are zoned for single family residential. The property generally slopes from the
southeast to the northwest at between 8 and 20%. The lowest elevation, at the
connection with an existing portion of Oddstad Way is about 110’ and the property
slopes up to a maximum of elevation 170". There are no existing structures or utilities on
the properties or under the proposed road extension.

Rockaway Creek flows east to west about 50-70 feet off-site to the north of the Project.
In addition, a small ditch runs part of the way along the south side of the road extension
and connects with the creek. Rockaway Creek and the existing ditch will not be altered
by the proposed development.

A geotechnical investigation was performed by Romig Engineers and summarized in a
report dated June 2014 (Romig Engineers). Four borings were drilled to depths of
between 54 and 18 feet. Groundwater was not encountered. Based on the field
investigation, it was concluded that the soils in the upper 5 feet are primarily clay;
therefore, site class “D” is appropriate for this site.

The topography of the site is primarily sloping to the northwest at about 8 to 20%.
Slopes along the road extension will largely follow existing topography and will be a
maximum of 10%. In the area of the proposed residential lots, site drainage currently
sheet flows to the northwest towards the Rockaway Creek. The west half of the project
which includes the road extension, sheet flows to the south towards a ditch which runs
from east to west and connects with an existing culvert under Oddstad Way before
turning south.

2.3 Low Impact Development Site Design Measures

Opportunities for stormwater management at the Project include the landscaped areas
at the front, sides and back of each residence and along the north side of the road
extension. The Project maximizes opportunities to utilize the landscaped areas as self-
retaining areas and incorporates bioretention areas to minimize the effect of impervious
areas.

» Limitation of development envelope: This project will be a moderately dense
single family residential development.
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» Preservation of natural drainage features: The existing site is mostly pervious.
There are several trees and the Rockaway Creek and ditch that run on either
side of the site. These drainages and many of the trees will be protected and
kept as part of the natural landscape.

» Minimization of Imperviousness: Outside of the building footprints and the road,
the proposed development limits hardscape and utilizes pervious pavement
treatments whenever possible. The driveways and most of the hardscape in the
backyards will be pervious pavers.

* Use of drainage as a design element: Self-retaining areas, self-treating areas,
and bioretention facilities will be incorporated into landscaped areas on site and
are considered alongside the design to provide functionality without
compromising the program and aesthetics of the project.

o Dispersal of runoff to pervious areas: Runoff from impervious areas in the

landscape will be directed to self-retaining areas. Runoff from the roofs and road
extension will be directed towards bioretention areas.
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Figure 1. Site Location
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3.0 DOCUMENTATION OF DRAINAGE DESIGN
3.1 Drainage Design Approach

Infiltration is infeasible due to the type D soils present on the site. The Oddstad Way
Project implements a flow-through planter and a bioretention area to accomplish
treatment of the C.3.d amount of runoff. The biotreatment measures are sized using
method 2.c, the “four percent” method. Data and Calculations are described below.

3.2 Drainage Management Areas (DMAs)

Impervious areas on the site, including all roofs, hardscape, parking areas, and
driveways have been divided into distinct drainage areas as shown on the Storm Water
Control Plan. Runoff from each of these areas are managed by routing stormwater to
self-retaining areas and biotreatment facilities. DMAs are shown on Figure S-1
Stormwater Control Plan.

Table 1. Drainage Management Areas
DMA Name Surface Type Area (SF)

| DMA-1A | Concrete 201 |
DMA-1B Roof 1177
DMA-1C Roof 468
DMA-1D Roof 486
DMA-1E Roof 994

' DMA-1F Wood deck 425
DMA-1G Concrete 54
DMA-1H Hardscape 486
DMA-1J Concrete 49
DMA-2A Roof 1077
DMA-2B Roof 497 |
DMA-2C Roof 492
DMA-2D Roof 995
DMA-2E Hardscape 515
DMA-2F Concrete 51
DMA-2G Concrete 126
DMA-R1 Asphalt/DG 10,222

| DMA-R2 Asphalt/DG 920

Drainage Management Areas Descriptions:

DMA-1A, totaling 201 square feet, drains a portion of the concrete front porch and stairs.
DMA 1-A drains to the bio treatment area, IMP-2.

DMA-1B, totaling 1177 square feet, drains a portion of the roof. DMA 1-B drains to the
bio treatment area, IMP-2.
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DMA-1C, totaling 468 square feet, drains a portion of the roof. DMA 1-C drains to planter
box IMP-1.

DMA-1D, totaling 486 square feet, drains a portion of the roof. DMA 1-D drains to planter
box IMP-1,

DMA-1E, totaling 994 square feet, drains a portion of the roof. DMA 1-E drains to planter
box IMP-1.

DMA-1F, totaling 425 square feet, drains the back deck. DMA 1-F drains to self-retaining
area SR-1A

DMA-1G, totaling 50 square feet, drains a portion of the concrete stairs. DMA 1-G drains
to self-retaining area SR-1A

DMA-1H, totaling 486 square feet, drains a portion of the decomposed granite, pavers
and other hardscape in the back yard. DMA 1-H drains to the self-retaining area SR-1B.

DMA-1J, totaling 49 square feet, drains a portion of the concrete stairs. DMA 1-J drains
to the bio treatment area, IMP-2.

DMA-2A, totaling 1077 square feet, drains a portion of the roof. DMA 2-A drains to the
bio treatment area, IMP-2.

DMA-2B, totaling 497 square feet, drains a portion of the roof. DMA 2-B drains to the bio
treatment area, IMP-2.

DMA-2C, totaling 492 square feet, drains a portion of the roof. DMA 2-C drains to the bio
treatment area, IMP-2. '

DMA-2D, totaling 995 square feet, drains a portion of the roof. DMA 2-D drains to the bio
treatment area, IMP-2.

DMA-2E, totaling 515 square feet, drains a portion of the decomposed granite and
walkway in the back yard. DMA 2-E drains to drains to self-retaining area SR-2A

DMA-2F, totaling 51 square feet, drains a portion of the concrete walkway. DMA 2-F
drains to self-retaining area SR-2A.

DMA-2G, totaling 126 square feet, drains a portion of the concrete walkway. DMA 2-G
drains to self-retaining area SR-2A

DMA-R1 totaling 10,222 square feet, drains the asphalt road and decomposed granite
walkway. DMA-R1 drains to bioretention area IMP-2.

DMA-R2 totaling 920 square feet, drains the asphalt road and decomposed granite
walkway. DMA-R2 drains to a DI at the base of the site.

3.3 Self-Treating Areas

This project utilizes self-treating areas including landscaping and porous paving to
reduce the runoff from the site. Self-treating areas are shown on Figure S-1 Stormwater
Control Plan.
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Table 2. Self-Treating Areas (STAs)

Area
STA Name Surface Type (SF)
| ST-1A landscape 808
| ST-1B porous paving 359
| ST-1C landscape 418
| ST-1D landscape 40
ST-1E porous paving 544
ST-1F landscape 67
ST-1G landscape 122
ST-1H fandscape 408
ST-2A porous paving 593
| ST-2B landscape 343
ST-2C landscape 268
ST-2D Jandscape 785
ST-2E landscape 161
ST-2F landscape 109

3.4 Self-Retaining Areas

This project utilizes pervious landscaped self-retaining areas to reduce the runoff from
the site. Self-retaining areas are designed to retain the first one-inch of rainfall without
runoff. Each self-retaining areas shown has at least a 2:1 ratio of contributing area to
self-retaining area and a 3" ponding depth. Self-retaining areas are shown on Figure
S-1 Stormwater Control Plan. Contributing areas to the self-retaining areas are
described above in Section 3.2.

Table 3. Self-Retaining Areas (SRs)

SRA Name Surface Type Area (SF)
SR-1A landscape 251
SR-1B landscape 278
SR-2A landscape 346 |

3.5 Treatment Measures

This project utilizes a flow-through planter (IMP-1) and a bioretention area (IMP-2) to
treat the runoff from the site. Treatment areas are shown on Figure S-1 Stormwater
Control Plan. Design guidelines for each treatment area are provided in Appendix 1.
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Table 4. IMP-1 Drainage Areas and Sizing

Table 6. Areas Not Treated

Area Name

Surface Type

Soil
Areas Draining to IIMP Type IMP Name
DMA
DMA Post-project runoff DMA Area x
DMA Name Area (SF) surfacetype  factor runoff factor | D IMP-1
DMA-1C 468 | roof 468
DMA-1D 486 | roof 486
DMA-1IE | 994 roof 1 994 IMP
Sizing Minimum Proposed
Total 1948 | Factor  Area Area
' Area 0.04 78 78
Table 5. IMP-2 Drainage Areas and Sizing
Soil
Areas Draining to IMPs Type IMP Name
DMA
DMA Post-project runoff DMA Area x
DMA Name Area (SF) surface type factor runoff factor | D | IMP-2
DMA-1A 201 | concrete 1 201
DMA-1B 1177 | roof 1 1177
DMA-1) 49 | concrete 1 49
DMA-2A 1077 | roof 1 1077
DMA-28B 497 | roof 1 497
DMA-2C 492 | roof 1 492
DMA-2D 995 | roof 1 995
road, DG
DMA-R1 11619 | walkway 1 10222
Total 14710 B
Area 0.04 s88| 630

Square Feet

DMA-R2

Asphalt and DG Path

920
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4.0 SOURCE CONTROL MEASURES

Table 7. Source Control Measures

Potential source Operational
of Permanent source control BMPs

runoff pollutants source control BMPs B
Need for future Building design will minimize | Buyers to receive integrated
indoor and potential needs for future pest | pest management
structural pest contral information.
control. )
Landscape/Outdoor | Final landscape plans will: Landscape will be

pesticide use

e Preserve existing native
trees, shrubs, and ground
cover to the maximum
extent possible.

» Be designed to minimize
irrigation and runoff, to
promote surface infiltration
where appropriate, and to
minimize use of fertilizers
and pesticides that can
contribute to stormwater
poliution.

¢ Where landscape areas
are used to retain
stormwater, specify plants
that are tolerant of
saturated soil conditions.

¢ Include pest-resistant
plants.

* Include plantings
appropriate to site soils,
slopes, climate, sun, wind,
rain, land use, air
movement, ecological
consistency and plant
interactions.

maintained using minimum
or no pesticides.

IPM information will be
provided to new owners.
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5.0 PLANT PALETTES FOR BIOTREATMENT MEASURES

Plants for the biotreatment measures will be selected from the following lists.

Table 8. Plants for Flow-Through Planter (IMP-1)

Botanical Common Type
Achillea millefolium common yarrow herbaceous
Armeria marina sea pink herbaceous

Carex barbare

Santa Barbara sedge

grasses/grasslike

Carex tumulicola

Berkeley sedge

grasses/grasslike

Chondropetalum tectorum

cape rush

Dietes sp.

fortnight lily

grasses/grasslike

grasses/grasslike

Festuca californica

California fescue

grasses/grasslike

Festuca idahoensis

idaho fescue

grasses/grasslike

Festuca rubra red fescue grasses/grasslike
Fragaria chiloensis beach strawberry herbaceous
Iris douglasiana Pacific iris herbaceous
Juncus patens blue rush emergent

| Mahonia repens creeping Oregon grape shrub

Melica imperfecta

coast melic grass

grasses/grasslike

1

Rhamnus californica 'Eve Case

cofeeberry

shrub

Sisyrinchium bellum

blue eyed grass

grasses/grasslike

Symphoricarpos albus

snowberry

shrub

Thymus pseudolanguinosus

wooly thyme

herbaceous
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Table 9. Plants for Bioretention Area (IMP-2)

Type

Botanical Common

Juncus patens blue rush emergent
Achillea millefolium common yarrow herbaceous
Arctostaphylos densiflora 'McMinn' manzanita shrub
Arctostaphylos manzanita manzanita shrub
Arctostaphylos uva-ursi 'Emerald N

Carpet’ kinnickinnick shrub

Baccharis pilularis 'Twin Peaks’ brostrate coyote bush shrub |
Calycanthus occidentalis spicebush shrub

Carex barbare Santa Barbara sedge grasses/grasslike
Cornus scericea redtwig dogwood shrub

Deschampsia cespitosa

tufted hairgrass

grasses/grasslike

Elymus glaucus

blue wild rye

grasses/grasslike

Festuca californica

California fescue

grasses/grasslike

Festuca idahoensis

Idaho fescue

grasses/grasslike

Festuca rubra

red fescue

grasses/grasslike

Leymus triticoides

creeping wildrye

grasses/grasslike

Mahonia aquifolium

Oregon grape

shrub

Melica imperfecta

coast melic grass

grasses/grasslike

Nasella pulchra

purple needlegrass

grasses/grasslike

Rhamnus californica 'Eve Case' cofeeberry shrub
Rosa californica California wild rose shrub
Rubus spectabilis salmonberry shrub
Symphoricarpos albus snowberry shrub
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5.0 STORMWATER FACILITY MAINTENANCE
5.1 Ownership and Responsibility for Maintenance in Perpetuity

All stormwater treatment facilities (self-retaining areas) in this plan will be owned and
maintained by the developer and owner of Lot 1 until such time that the Lot 1 is sold to a
new owner. The applicant (who is also the owner of Lot 1) accepts responsibility for
operation and maintenance of the facilities until such time as this responsibility is
formally transferred to the new owner(s) for maintenance.

5.2 Summary of Maintenance Requirements for Each Stormwater Facility

Routine Maintenance Plans are provided in Appendix 2 for the Flow-Through Planter
(IMP-1) and the Bioretention Area (IMP-2).

Self-retaining areas remove pollutants primarily by spreading runoff across a large open
space area. Routine maintenance is needed to insure that flow is unobstructed, and that
erosion is prevented.

Typical routine maintenance consists of the following:

» Inspect self-retaining areas for channels, exposure of soils, or other evidence of
erosion. Clear any obstructions and remove any accumulation of sediment.
Examine rock or other material used as a splash pad and replenish if necessary.

* Inspect side slopes for evidence of instability or erosion and correct as
necessary.

* Abate any potential vectors by filling holes in the ground, in and around the self-
retaining areas and by ensuring that there are no areas where water stands
longer than 48 hours following a storm. If mosquito larvae are present and
persistent, contact the local Vector Control District for information and advice.
Mosquito larvicides should be applied only when absolutely necessary and then
only by a licensed individual or contractor.
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6.0 CERTIFICATIONS
The selection, sizing, and preliminary design of stormwater treatment and other control

measures in this plan meet the requirements of Regional Water Quality Control Board
Order R2-2009-0074 and Order R2-2011-0083.
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APPENDIX 1
Design Guidelines for Treatment Measures
Flow-Through Planters

and Bioretention Areas
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SAN MATEO COUNTYWIDE WATER POLLUTION PREVENTION PROGRAM

6.1 Bioretention Areas

0

Best uses

= Any type of development

* Drainage area up to 2 acres
* Landscape design element

Advantages

= Detains low flows

* Landscape feature

*  |Low maintenance

= Reliable once established

Limitations

*  Not appropriate
where soil is unstable

»  Requires imgation

»  Susceptible to clogging —
especially if installed prior to
construction site soil
stabilization.

Figure 6-1. Bioretention Area.
Source: City of Brisbane

Bioretention areas’, or “rain gardens,” are concave landscaped areas that function as
soil and plant-based filtration devices that remove pollutants through a variety of
physical, biological, and chemical treatment processes. Bioretention areas can be any
shape, including linear. Linear bioretention areas are sometimes referred to as
bioretention swales. Bioretention areas normally consist of the following layers, starting
from the top: a surface ponding area, a layer of muich, planting scil and plants, and an
underlying rock layer with an underdrain that connects to the municipal storm drain
system.

Bioretention areas are designed to distribute stormwater runoff evenly within the surface
ponding area. The water is temporarily stored in the ponding area and percolates
through the planting soil, which is engineered to have a high rate of infiltration. From
there, the water filters down into the underlying rock layer.

The rock layer of the bioretention area may be designed to either maximize infiltration or
prevent infiltration to the underlying soils. In bioretention areas that maximize infiltration,
the underdrain is raised 6 inches above the bottom of the rock layer, and there is no liner
between the rock layer or planting soil and the surrounding soils. Maximizing infiltration
is only allowed where conditions are suitable for infiltration — check with the geotechnical
engineer. Where infiltration is precluded, the bioretention area is fully lined with
waterproof material, and the underdrain is placed at the bottom of the rock layer.

Design and Sizing Guidelines

DRAINAGE AREA AND SETBACK REQUIREMENTS

» Set back from structures 10’ or as required by structural or geotechnical engineer, or
local jurisdiction.

' A bioretention area that is unlined and has a raised underdrain in the underlying rock layer to promote infiltration may
alse be called a “bioinfiltration area”.
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C.3 STORMWATER TECHNICAL GUIDANGE

Area draining to the bioretention area does not exceed 2 acres.

Area draining to the bioretention area shall not contain a significant source of soil
erosion, such as high velocity flows along slopes not stabilized with vegetation or
hardscape.

Areas immediately adjacent to bioretention area shall have slopes more than 0.5%
for pavement and more than 1% for vegetated areas.

Bioretention areas, including linear treatment measures, shall not be constructed in
slopes greater than 4%, unless constructed as a series of bioretention
cells. Separate bioretention cells by check dams up to 24 inches high and at least 25
feet apart. The slope within cells shall not exceed 4%. Bioretention cells are not
recommended if overall slope exceeds 8%.

If treatment measure is designed to infiltrate stormwater to underlying soils, a 50-foot
setback is needed from septic system leach field.

TREATMENT DIMENSIONS AND SIZING

Bioretention area may be sized to 4% of the impervious surface area on the project
site. The area of impervious surface multiplied by 0.04 sizing factor will equal the
footprint of the bioretention area. Alternatively, bioretention sizing may be calculated
using the flow-based treatment standard, or the combination flow- and volume-based
treatment standard described in Section 5.1 based on the flow entering the basin at
the treatment flow rate over the initial hours of the storm until the treatment volume is
attained. '

The bioretention area shall be sized to either:

® Percolate the design treatment flow using a rate of 5 inches per hour. No
additional allowance is provided for storage or for infiltration rates in excess of 5
inches per hour; or,

a  Store the 24-hour treatment volume based on inflow at the water treatment rate
for the initial hours of the storm and outflow by infiltration.

Where there is a positive surface overflow, bioretention areas shall have freeboard of
at least 0.2 feet to the lowest structural member versus the 100-year storm water
level in the bioretention area, unless local jurisdiction has other requirements.

Where the bioretention area is in a sump that depends on outflow through a catch
basin, the bioretention area shall have a freeboard of at least 0.5 feet to the lowest
building finished floor elevation (including garage and excluding crawi space) for
conditions with the outlet 50 percent clogged, unless local jurisdiction has other
requirements. Where the freeboard cannot be provided, emergency pump may be
allowed on a case-by-case basis.

Minimum 2 inches between the crest of the emergency outfall riser and elevation of
the surface area.

The elevation of the surface area may vary as needed to distribute stormwater flows
throughout the surface area.

Side slopes do not exceed 3:1; downstream slope for overflow shall not exceed 3:1.
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SAN MATEO COUNTYWIDE WATER POLLUTION PREVENTION PROGRAM

Surface ponding depths should vary, with a maximum depth of 12 inches. If ponding
depths exceed 6 inches, landscape architect shall approve planting palette for
desired depth.

The inlet to the overflow catch basin shall be at least 6 inches above the low point of
the bioretention planting area.

INLETS TO TREATMENT MEASURE
Flow may enter the treatment measure (see example drawings in Section 5.1 3))F

@ As overland flow from landscaping (no special requirements)

@ As overland flow from pavement (cutoff wall required)

o Through a curb opening (minimum 18 inches)

@ Through a curb drain

= With drop structure through a stepped manhole (refer to Figure 5-3 in Chapter 5)
@ Through a bubble-up manhole or storm drain emitter

o Through roof leader or other conveyance from building roof

Where flows enter the biotreatment measure, allow a change in elevation of 4 to 6
inches between the paved surface and biotreatment soil elevation, so that vegetation
or mulch build-up does not obstruct flow.

Cobbles or rocks shall be installed to dissipate flow energy where runoff enters the
treatment measure.

VEGETATION

Plant species should be suitable to well-drained soil and occasional inundation. See‘
planting guidance in Appendix A.

Shrubs and small trees shall be placed to anchor the bioretention area cover.

Tree planting shall be as required by the municipality. If larger trees are selected,
plant them at the periphery of bioretention area.

Underdrain trench shall be offset at edge of tree planting zone, as needed, to
maximize distance between tree roots and underdrain.

Use integrated pest management (IPM) principles in the landscape design to help
avoid or minimize any use of synthetic pesticides and quick-release fertilizer. Check
with the local jurisdiction for any local policies regarding the use of pesticides and
fertilizers.

Irrigation shall be provided to maintain plant life.

Trees and vegetation do not block inflow, create traffic or safety issues, or obstruct
utilities.

SOIL AND DRAINAGE CONSIDERATIONS SPECIFIC TO BIORETENTION AREAS

6-4

Planting soil shall have a long term minimum percolation rate of 5 inches per hour
(initial infiltration rate may exceed this to allow for tendency of infiltration rate to
reduce over time.) Soil guidance is provided in Appendix K. Check with municipality
for any additional requirements.
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C.3 STORMWATER TECHNICAL GUIDANCE

Bioretention areas shall have a minimum planting soil depth of 18 inches.
Provide 3-inch layer of mulch in areas between plantings.

An underdrain system is generally required. Depending on the infiltration rate of in
situ soils, the local jurisdiction may allow installation without an underdrain on a
case-by-case basis.

Consideration of groundwater level and placement of the underdrain:

1. If there is less than a 5 foot separation between the bottom of the facility and the
seasonal high groundwater level, or infiltration is not allowed due to other site
constrains, an impermeable liner should be placed between the drain rock and
the bottom of the facility and the underdrain placed on top of that liner.

2. If there is at least a 5-foot separation between the bottom of the facility and the
seasonal high groundwater level, and geotechnical conditions allow infitration,
the facility should be unlined and the underdrain should be raised at least 6
inches above the bottom of the drain rock to allow storage and infiltration of
treated water.

SOIL AND DRAINAGE CONSIDERATIONS FOR ALL BIOTREATMENT SYSTEMS

Filter fabric shall not be used in or around underdrain trench.

The underdrain shall include a perforated pipe with cleanouts and connection to a
storm drain or discharge point. Clean-out shall consist of a vertical, rigid, non-
perforated PVC pipe, with a minimum diameter of 4 inches and a watertight cap fit
flush with the ground, or as required by municipality.

Underdrain trench shall include a 12-inch thick layer of Caltrans Standard Section
68-1.025 permeable material Class 2, or similar municipality-approved material. A
minimum 4-inch diameter perforated pipe shall be placed within the backfill layer. To
help prevent clogging, two rows of perforation may be used. There shall be
adequate fall from the underdrain to the storm drain or discharge point.

Beginning December 1, 2011, soils in the area of inundation within the facility shall
meet biotreatment soil specifications approved by the Regional Water Board
(Appendix K), which supersede other soil specifications. The minimum percolation
rate for the biotreatment soil is 5 inches per hour. The long-term desired maximum
infiltration rate is 10 inches per hour, although initial infiltration rate may exceed this
to allow for tendency of infiltration rate to reduce over time.

CONSTRUCTION REQUIREMENTS FOR ALL BIOTREATMENT SYSTEMS

When excavating, avoid spreading fines of the soils on bottom and side slopes.
Remove any smeared soiled surfaces and provide a natural soil interface into which
water may percolate.

Minimize compaction of existing soils. Protect from construction traffic.

Protect the area from construction site runoff. Runoff from unstabilized areas shall
be diverted away from biotreatment facility.

MAINTENANCE CONSIDERATIONS FOR ALL TREATMENT MEASURES

A Maintenance Agreement shall be provided.
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SAN MATEO COUNTYWIDE WATER POLLUTION PREVENTION PROGRAM

Maintenance Agreement shall state parties’ responsibility for maintenance and

Appendix

upkeep.
* Prepare a maintenance plan and submit with Maintenance Agreement. Maintenance
plan templates are in
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C.3 STORMWATER TECHNICAL GUIDANCE
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CALCALATICN TO BE PROWOER  / E-INCH FESFORATED SUgLRaN —,
/ CHELK GA¥S IF ECUIRED /
/ HASED ON ADACENT SLOVE . /
/ / 4
; '/
;‘! Ji ,}’ !
A 4 L
~ ni
| INFLOW = X[ OUTFLCW

INTERSSERSED %\,
BRGSO\
AT CURB CUTS —

CLAN VIEW

SPILLWAY CUT
INTO CEECK DAMS

23-FOOT INTZRVALS ———

5 UP TO 24 INCHES

Figure 6-4: Check dam (plan view and profile) for installing a series of linear bioretention cells in
sloped area

PLACE 4" MIN. DIA. APPROVED

IF NATIVE MATERIAL IS USED FOR
SIDESLOPE, RELATIVE COMPACTION

COBBLE 0.2 FEET BELOW CURB
OPENINGS FOR DISTANCE CF 2

OF SUBGRADE TO BE SIMILAR TO
ADJOINING NATIVE SOILS
1 ™~ SIDE SLOPE

3 MAX

CLEANOUT WITH CAP AT FIN.
GRADE (SEE MUNICIPAL
STANDARD DRAWING)
BEGINNING OF LINE.

EfTHER SIDE OF CURB OPENINGS.

TO UNDERDRAIN

PLACE GEOTEXTILE
BETWEEN COBBLES AND
NATIVE SOIL FOR
ERQSION CONTROL

CPENING IN CURB.
SEE PLAN FOR
LOCATION,

UNDERDRAIN CLEANQUT
YATH RIM TO FINISHED
GRADE. SEE UTILITY PLAN

BIO-TREATMENT SOL MIX (BSM) —
PER SPECS. DO NOT
MECHANICALLY COMPACT.

4" DIA. PERFORATED OR SLOTTED
SLOPED UNDERDRAIN (SLOPE AT 0.50%
MIN) WTH PERFORATIONS DOWN. SEE
PLAN FOR CONNECTION TO CB. & FOR
INVERT ELEVATION.

NOTE.

SURFACE AREA OF THE BIOTREATMENT SOIL SHALL EQUAL 4% OF THE
AREA OF THE SITE THAT DRAINS TO TREATMENT MEASURE, UNLESS
SIZING CALCULATIONS ARE SUBMITTED DEMONSTRATING THAT PROVISION
C.J REQUIREMENTS ARE MET USING A SMALLER SURFACE AREA

FOR LOCATION & INVERT,

SET BOTTOM OF Cu8 PER
GEQTECHNICAL REPORT TO
AVOID WATER INFLLIRATION
UNDER PAVEMENT

12° OF CLASS Il PERMEABLE ROCK

PER CALTRANS SPECIFICATIONS

NOT 70 SCALE
SEE FIGURE 6-3 FOR TYPICAL OVERFLOW

Figure 6-56: Cross section of bioretention area showing inlet from pavement.
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SAN MATEO COUNTYWIDE WATER POLLUTION PREVENTION PROGRAM

NOTE:

SURFACE AREA OF THE BIOTREATMENT SOIL SHALL EQUAL 4% OF THE
AREA OF THE SITE THAT DRAINS TO TREATMENT MEASURE, UNLESS
SIZING CALCULATIONS ARE SUBMITTED DEMONSTRATING THAT PROMISION CLEANCUT WITH CAP AT
C.3 REQUIREMENTS ARE MET USING A SMALLER SURFACE AREA ~ FIN. GRADE (SEE

MUNICIPAL STANDARD

DRAVANG)
BEGINNING OF LINE.

.3 MAX
1
R M S S Al
6 MW FOND!NG'
F— [Ter

FACE CF HIOTREAINENT SO

10 BE 10 FEET MINIMUM FROM
STRUCTURE (50 FEET MINMUM
IF THERE 15 A BASEMENT), OR

30~ IREATMENT SO (BS¥) — L=
MX PER SPECS.

R AS REQUIRED BY
o GEOTECHNICAL ENGNEER OR
' L LOCAL JURISDICTION.
& [
~—
17° M OF CLASS I} PERMEABLE ROCK PER
CALTRANS SPECIFICATIONS OR SNILAR
MUNICIPALITY.APPROVED MATERIAL.

DO NOT COMPACT
PERFORATED OR SLOTED SLOPED e

UNDERDRAIN (SLOPE AT 0.50% MIN)
WTH PERFORATIONS DOWN. SEE PLAN
FOR CONNECTION TO C.B. & FOR
INVERT ELEVATION.

Figure 6-6: Bioretention area in landscaping to treat runoff from rainwater leaders (Not to Scale)

OPTIONAL MOUNDING PARAMETFRS:

TOP OF MOUNDS AT LEAST 2* BELOW CREST CLEANQUT VATH CAP AT FIN. GRADE
OF OVERFLOW RISER, LOW POINTS NO MORE (SEE MUNICPAL STANDARD DRAWIG)
THAN 12" BELOW CREST OF OVERFLOW RISER BEGINNING OF LINE.

BID-TREATMENT SOLL (BSM) —— -
MIX PER SPECS,

TS——UNDERDRAIN CLEANOUT
WITH RIM T FIN. GRADE.
SEE UTILITY PEAN FOR
LOCATION & INVERT.

&

4 MIN

-?l.( safees \-\\..n; A — WATERPROOF LINER
ROCK PER CALTRANS SPECIFICATIONS \ NATIVE SOL

12° MIN OF CLASS Il PLRMEABLE

DO NOT COMPACT
PERFORATED CR SLOTTED SLOPED ) B
UNDERDRAIN (SLOPE AT 0.50% MIN) NOTE:
VATH PERFORATIONS DOWN. SEE PLAN SURFACE AREA OF THE BIOTREATMENT SOIL SHALL EQUAL 4% OF THE
FOR CONNECTION TO C.B. & FOR AREA OF THE SITE THAT DRAINS TO TREATMENT MEASURE, UNLESS
INVERT ELEVATION, SIZING CALCULATIONS ARE SUBMITTED DEMONSTRATING THAT PROVISION
C.3 REQUIREMENTS ARE MET USING A SMALLER SURFACE AREA

NOT TO SCALE
SEE FIGURE §—3 FOR TYPICAL OVERFLOW

Figure 6-7. Cross section of lined bioretention area, for locations where infiltration is precluded.

.

-
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C.3 STORMWATER TECHNICAL GUIDANCGE

Best uses

= Treating roof runoff

*  Nextto buidings

= Dense urban areas

= Locations where
infiltration is not desired

6.2 Flow-Through Planter

_-'t‘” T .' A ‘; f:- .E [ IR ‘-_ T

Advantages

= Canbeadjacentto
structures

«  Multi-use

»  Versatile

= May be any shape

= | ow maintenance

Limitations

= Requires sufficient head

= Careful selection of
plants

= Requires level installation

= Susceptible to clogging

—

Figure 6-8: At-grade-ﬂbw-through pI;nt_e;. ."S-ource: City of Emeryville-

Flow-through planters are designed to treat and detain runoff without allowing seepage
into the underlying soil. They can be used next to buildings and other locations where
soil moisture is a potential concern. Flow-through planters typically receive runoff via
downspouts leading from the roofs of adjacent buildings. However, flow-through planters
can also be set level with the ground and receive sheet flow. Pollutants are removed as
the runoff passes through the soil layer and is collected in an underlying layer of gravel
or drain rock. A perforated pipe underdrain must be directed to a storm drain or other

discharge point. An overflow inlet conveys flows that exceed the capacity of the planter.
TREATMENT DIMENSIONS AND SIZING

» Flow-through planters may be designed with a 4% sizing factor (percentage of the
surface area of planter compared to the surface area of the tributary impervious
area). The area of impervious surface multiplied by 0.04 sizing factor will equal the
footprint of the flow-through planter. Alternatively, calculations may be performed
using either the hydraulic sizing criteria for flow-based treatment measures or the
hydraulic sizing criteria for combination flow- and volume-based treatment measures,
included in Section 5.1.

* Install an overflow weir adequate to meet municipal drainage requirements.
* Flow-through planters can be used adjacent to building and within set back area.
* Flow-through planters can be used above or below grade.

= Size overflow trap for building code design storm, set trap below top of planter box
walls.

* Planter wall set against building should be higher to avoid overflow against building.

CHAPTER 6 6-9
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Figure 6-13. Above-grade planters. Source: City of Portland
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Prevention Program
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Flow-through planters are designed fo treat and
temporarily detain runoff without allowing
seepage into the underlying soil. They typically
receive runoff via downspouts leading from the
roofs of adjacent buildings.

Flow-Through Planter Maintenance Plan for

Oddstead Way Residences
February 25, 2015

Assessor’s Parcel No.:

022-056-060. 80 and 90

Project Address and Cross Streets:
Oddstead Way at Rockaway Beach

Property Owner: Twin Peaks Construction
Phone No.:415-238-9349

Designated Contact: Javier Diaz-Masias
Phone No.: 415-238-9349
Mailing Address:P.0O. Box 401128

The property contains one flow-through planter, located as described below and as shown in the
attached site plan:

* Flow-Through Planter No. 1 is located at the front entry of Lot 1.

Routine Maintenance Activities

The principal maintenance objectives are to ensure that water flows unimpeded into the
flow-through planter and landscaping remains attractive in appearance. Table 1 shows the
routine maintenance activities, and the frequency at which they will be conducted.

Table 1

Routine Maintenance Activities for Fiow-Through Planters

garden hose fo confirm that the planter will drain within three to four hours.

No. Maintenance Task Frequency of Task
1 Evaluate health of shrubs and groundcover. Remove and replace all dead Twice a year
and diseased vegetation. Treat vegetation using preventative and low-toxic
methods.
2 Maintain vegetation and the irrigation system. Prune and weed to keep flow- | As needed
through planter neat and orderly in appearance.
3 Check that mulch is at appropriate depth (3 inches per soil specifications) Monthly
and replenish as necessary.
4 Check that soil is at appropriate depth. Till or replace soil as necessary to Before wet season and as
maintain a minimum of 6 inches between top of muich and overflow weir. necessary
5 Remove accumulated sediment, litter and debris from flow-through planter Before wet season and as
and dispose of properly. Confirm that no clogging will occur and that the box | necessary
will drain within three to four hours.
6 Inspect flow-through planter to ensure that there are no clogs. Test with Monthly during the wet season,

and as needed after storm
events

PiProjocts. 23000 13157 Stormuater Design SWALP planter ensintenance doc P a.ge ]
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Flow-Through Planter Maintenance Plan

Date of Inspection:

Property Address: Treatment Measure No.:
! Table 1
| Routine Maintenance Activities for Flow-Through Planters
7 Inspect downspouts from rooftops to ensure flow to planter box is Monthly during the wet season,

unimpeded. Remove debris and repair damaged pipes. Check splash
blocks or rocks and repair, replace and replenish as necessary.

and as needed after storm
events

8 Inspect overflow pipe to ensure that it will safely convey excess flows. Befare the wet season, and as
Repair or replace any damaged or disconnected piping. necessary

9 Inspect flow-through planter to ensure that box is structurally sound (no Annually
cracks or leaks). Repair as necessary.

10 Inspect flow-through planter using the attached inspection checklist. Monthly, or after large storm

events, and after removal of
accumulated debris or material

Prohibitions

The use of pesticides and quick release fertilizers shall be minimized, and the principles of
integrated pest management (IPM) followed:
Employ non-chemical controls (biological, physical and cultural controls) before using

1.

2.
3.
4.

R

10.

chemicals to treat a pest problem.
Prune plants properly and at the appropriate time of year.

Provide adequate irrigation for landscape plants. Do not over water.

Limit fertilizer use unless soil testing indicates a deficiency. Slow-release or organic
fertilizer is preferable. Check with municipality for specific requirements.

Pest control should avoid harming non-target organisms, or negatively affecting air and
water quality and public health. Apply chemical controls only when monitoring indicates
that preventative and non-chemical methods are not keeping pests below acceptable
levels. When pesticides are required, apply the least toxic and the least persistent
pesticide that will provide adequate pest control. Do not apply pesticides on a

prescheduled basis.
Sweep up spilled fertilizer and pesticides. Do not wash away

or bury such spills.

Do not over apply pesticide. Spray only where the infestation exists. Follow the

manufacturer's instructions for mixing and applying materials.

Only licensed, trained pesticide applicators shall apply pesticides.
Apply pesticides at the appropriate time to maximize their effectiveness and minimize
the likelihood of discharging pesticides into runoff. With the exception of pre-emergent

pesticides, avoid application if rain is expected.
Unwanted/unused pesticides shall be disposed as hazardous

waste.

Standing water shall not remain in the treatment measures for more than five days, to prevent
mosquito generation. Should any mosquito issues arise, contact the San Mateo County Mosquito
Abatement District (SMCMAD), as needed for assistance. Mosquito larvicides shall be applied
only when absolutely necessary, as indicated by the SMCMAD, and then only by a licensed
professional or contractor. Contact information for SMCMAD is provided below.

Mosquito Abatement Contact Information

San Mateo County Mosquito Abatement District
1351 Rollins Road

Burlingame,CA 94010

PH:(650) 344-8592

FAX: (650) 344-3843

Email: info@smcmad.ora

P Projicts. 29000 231
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Flow-Through Planter Maintenance Plan Date of Inspection:

Property Address: Treatment Measure No.:

V. Inspections

The attached Flow-Through Planter Inspection and Maintenance Checklist shall be used to
conduct inspections monthly (or as needed), identify needed maintenance, and record
maintenance that is conducted.

PProjucts 23000 24152 Staemuater Docign SWAIP planter maintenance doc Page 3
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Bioretention Area’ Maintenance Plan for
Oddstad Way Residences

February 25, 2015

—,

st Project Address and Cross Streets:
“* Oddstad Way at Rockaway Beach

Assessor’s Parcel No.:

022-056-060. 80 and 90

Property Owner: Twin Peaks Construction

Phone No.:415-238-9349

Designated Contact: Javier Diaz-Masias

Bioretention areas function as soil and plant- Phone No.: 415-238-9349

based filtration devices that remove pollutants

through a variety of physical, biological, and Mailing Address: P.O. Box 401128, San
chemical treatment processes. These facilities Francisco, CA 94140

normally consist of a grass buffer strip, sand bed,
ponding area, organic layer or mulch layer,
planting soil, and plants.

The property contains one bioretention area(s), located as described below and as shown
in the attached site planZ.

e Bioretention Area No. 1 is located north of Oddstad Road approaching the new homes.

I Routine Maintenance Activities
The principal maintenance objective is to prevent sediment buildup and clogging, which
reduces pollutant removal efficiency and may lead to bioretention area failure. Routine

maintenance activities, and the frequency at which they will be conducted, are shown in
Table 1.

Table 1
Routine Maintenance Activities for Bioretention Areas
No. Maintenance Task Frequency of Task

1 Remove obstructions, debris and trash from bioretention Monthly, or as needed after storm
area and dispose of properly. events

2 Inspect bioretention area to ensure that it drains between | Monthly, or as needed after storm
storms and within five days after rainfall. events

3 Inspect infets for channels, soil exposure or other Monthly, or as needed after storm
evidence of erosion. Clear obstructions and remove events
sediment.

4 Remove and replace all dead and diseased vegetation. Twice a year

5 Maintain vegetation and the irrigation system. Prune and Before wet season begins, or as
weed to keep bioretention area neat and orderly in needed
appearance.

6 Check that muich is at appropriate depth (3 inches per soil | Monthly
specifications) and replenish as necessary before wet
season begins.

! Bioretention areas include linear treatment measures designed to filter water through biotreatment soils. A bioretention
area that has no waterproof liner beneath it and has a raised underdrain in the underlying rock layer to promote
infiltration, as shown in Section 6.1 of the C.3 Technical Guidance, may also be called a “bioinfiltration area”,

? Attached site plan must match the site plan exhibit to Maintenance Agreement.

Page 1 Revised 11/30/11
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Bioretention Area Maintenance Plan Date of Inspection:

Property Address: Treatment Measure No.:
| Table 1
Routine Maintenance Activities for Bioretention Areas
7 Inspect bioretention area using the attached inspection Monthly, or after large storm events,
checklist. and after removal of accumulated

debris or material

i Prohibitions
The use of pesticides and quick release fertilizers shall be minimized, and the principles of
integrated pest management (IPM) followed:

1. Employ non-chemical controls (biological, physical and cultural controls) before using
chemicals to treat a pest problem.

2. Prune plants properly and at the appropriate time of year.

3. Provide adequate irrigation for landscape plants. Do not over water.

4 Limit fertilizer use unless soil testing indicates a deficiency. Slow-release or organic
fertilizer is preferable. Check with municipality for specific requirements.

5. Pest control should avoid harming non-target organisms, or negatively affecting air and
water quality and public health. Apply chemical controls only when monitoring indicates
that preventative and non-chemical methods are not keeping pests below acceptable
levels. When pesticides are required, apply the least toxic and the least persistent
pesticide that will provide adequate pest control. Do not apply pesticides on a
prescheduled basis.

6. Sweep up spilled fertilizer and pesticides. Do not wash away or bury such spills.

7. Do not over apply pesticide. Spray only where the infestation exists. Follow the
manufacturer's instructions for mixing and applying materials.

8. Only licensed, trained pesticide applicators shall apply pesticides.

9. Apply pesticides at the appropriate time to maximize their effectiveness and minimize

the likelihood of discharging pesticides into runoff. With the exception of pre-emergent
pesticides, avoid application if rain is expected.
10. Unwanted/unused pesticides shall be disposed as hazardous waste.

Standing water shall not remain in the treatment measures for more than five days, to prevent
mosquito generation. Should any mosquito issues arise, contact the San Mateo County Mosquito
Abatement District (SMCMAD), as needed for assistance. Mosquito larvicides shall be applied
only when absolutely necessary, as indicated by the SMCMAD, and then only by a licensed
professional or contractor. Contact information for SMCMAD is provided below.

M. Mosquito Abatement Contact Information

San Mateo County Mosquito Abatement District
1351 Rollins Road

Burlingame,CA 94010

PH:(650) 344-8592

FAX: (650) 344-3843

Email: info@smcmad.org

V. Inspections

The attached Bioretention Area Inspection and Maintenance Checklist shall be used to
conduct inspections monthly (or as needed), identify needed maintenance, and record
maintenance that is conducted.

Page 2
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SAN MATEO COUNTYWIDE WATER POLLUTION PREVENTION PROGRAM

» Elevation of the surface area may vary as needed to distribute stormwater flows
throughout the surface area.

* Minimum 2 and up to12 inches of water surface storage between the planting
surface and crest of overflow weir.
VEGETATION

* Plantings should be selected for viability in a well-drained soil. See planting
guidance in Appendix A.

» Use integrated pest management (IPM) principles in the landscape design to help
avoid or minimize any use of synthetic pesticides and quick-release fertilizer. Check
with the local jurisdiction for any local policies regarding the use of pesticides and
fertilizers.

= lrrigation shall be provided, as needed, to maintain plant life.
» Trees and vegetation do not block inflow, create traffic or safety issues, or obstruct
utilities.
INLETS TO TREATMENT MEASURE
Flow may enter the treatment measure (see example drawings in Section 5.13):
o As overland flow from landscaping (no special requirements)
@ As overland flow from pavement (cutoff wall required)
@ Through a curb opening (minimum 18 inches)
e Through a curb drain
o With drop structure through a stepped manhole (refer to Figure 5-3 in Chapter 5)
o Through a bubble-up manhole or storm drain emitter
©  Through roof leader or other conveyance from building roof

= Where flows enter the biotreatment measure, allow a change in elevation of 4 to 6
inches between the paved surface and biotreatment soil elevation, so that vegetation
or mulch build-up does not obstruct flow.

* Splash blocks, cobbles or rocks shall be installed to dissipate flow energy where
runoff enters the treatment measure.

= For long linear planters, space inlets to planter at 10-foot intervals or install flow
spreader.

SOIL AND DRAINAGE CONSIDERATIONS SPECIFIC TO FLOW THROUGH PLANTERS
= Waterproofing shall be installed as required to protect adjacent building foundations.
* Anunderdrain system is required for flow through planters.

* The biotreatment soil shall have long term minimum percolation rate of 5 inches per
hour (although the initial infiltration rate may exceed this to allow for a tendency of
the infiltration rate to reduce over time.) Soil specifications are provided in Appendix
K. Check with municipality for additional requirements.

* The biotreatment soil shall be at least 18 inches deep.

6-10 CHAPTER 6



C.3 STORMWATER TECHNICAL GUIDANCE

Provide 3-inch layer of muich in areas between plantings.
To avoid excess hydraulic pressure on subsurface treatment system structures:

1. The depth to seasonal high groundwater level should be at least 5 feet from the
bottom of the structure.

2. A geotechnical engineer should be consulted for situations where the bottom of
the structure is less than 5 feet from the seasonal high groundwater level.

SOIL. AND DRAINAGE CONSIDERATIONS FOR ALL BIOTREATMENT SYSTEMS

Beginning December 1, 2011, soils in the area of inundation within the facility shall
meet biotreatment soil specifications approved by the Regional Water Board
(Appendix K), which supersedes other soil specifications. The minimum long term
percolation rate for the biotreatment soil is 5 inches per hour although initial
infiltration rate may exceed this to allow for tendency of infiltration rate to reduce over
time.

Filter fabric shall not be used in or around underdrain trench.

The underdrain shall include a perforated pipe with cleanouts and connection to a
storm drain or discharge point. Clean-out shall consist of a vertical, rigid, non-
perforated PVC pipe, with a minimum diameter of 4 inches and a watertight cap fit
flush with the ground.

The underdrain trench shall include a 12-inch thick layer of Caltrans Standard
Section 68-1.025 permeable material Class 2, or similar municipality-approved
material. A minimum 4-inch diameter perforated pipe shall be placed within the
backfill layer. To help prevent clogging, two rows of perforation may be used.

There shall be adequate fall from the underdrain to the storm drain or discharge
point.-

CONSTRUCTION REQUIREMENTS FOR ALL BIOTREATMENT SYSTEMS

When excavating, avoid spreading fines of the soils on bottom and side slopes.
Remove any smeared soiled surfaces and provide a natural soil interface into which
water may percolate.

Minimize compaction of existing soils. Protect from construction traffic.

Protect the area from construction site runoff. Runoff from unstabilized areas shall
be diverted away from biotreatment facility.

MAINTENANCE CONSIDERATIONS FOR ALL TREATMENT MEASURES

A Maintenance Agreement shall be provided.

Maintenance Agreement shall state the parties’ responsibility for maintenance and
upkeep.

Prepare a maintenance plan and submit with Maintenance Agreement. Maintenance
plan templates are in Appendix G.
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SAN MATEO COUNTYWIDE WATER POLLUTION PREVENTION PROGRAM
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Figure 6-9: Plan view of long, linear planter, with inlets to the planter distributed along its length at 10’
intervals.
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C.3 STORMWATER TECHNICAL GUIDANCE
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Zoning & Land Use Exhibit

City of Pacifica
Planning Development Department

General Plan Diagram

Neighborhood: Rockaway Valley Neighborhood
Land Use Designation: ~ Very Low Density Residential

Zoning Map Diagram

Existing Zoning District: R-1-H (Single Family Residential/Hillside District)

North Arrow ﬂ

Maps Not to Scale
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To: City of Pacifica Pla 'ng Dept,, From: Javier Diaz-M-" 1s
Commission, & Council - P.O. Box 401128
San Francisco, CA 9401128

Date: 12/14/2015 b=
DEC 1 4 2015

City of Pacifica
Dear City of Pacifica Planning Dept, Commission, & Council,

[, Javier Diaz-Masias, owner of APNs 022-056-060, 022-056-080, & 022-056-090,
under recommendation of the Pacifica Planning Department Director and the
Pacifica City Attorney, respectfully request your approval and swift action for a
General Plan amendment as part of my application for 50 & 60 Oddstad Way in the
Rockaway neighborhood of Pacifica, CA [Two new 3400 sq. ft. dwellings, each on
7500 sq. ft. lots & a 400 ft. road| R-1-H zoning]. Specifically, | am requesting for
the General Plan Land Use Map to be amended as follows:

* Reclassify the aforementioned APNs from “Very Low Density Residential”

to “Low Density Residential” within the General Plan Land Use Map.

The current Pacifica Zoning Ordinance is not consistent with the Very Low Density
Residential Classification indicated within the General Plan. Consistency is required
per the California State General Plan Consistency Doctrine of 1971. Zoning
currently allows for a minimum building site area of 5,000 sq. ft. for R-1-H zones.
However, the General Plan requires a 21,780 sq. ft. minimum building site for one
residential dwelling. This applies to lots that were classified as Very Low Density
Residential on the land use map, such as mine. [Important Note: The 1980
General Plan explicitly states that the Land Use Map within it was not detailed
or specific (yet my application is stalled due to a specific location on the map). It
further explicitly states that the intent was to show the predominant use for an
area. The Map illustrated the thrust of development that was expected within
the City up until the year 2000. As such, my amendment request will not change
the predominant intended use for the area as my application applies to only 2
homes in relation to the entire scope of potential development on Oddstad Way]

Prior to purchasing the lots, | sat down with Mr. Lee Diaz, interim Pacifica Planning
Director, and he assured me that the lots met the requirements for residential
building of two homes. We reviewed the zoning requirements, but there was never
any mention of the Very Low Density classification or any concerns related to it. He
estimated that [ could be building my homes within 3-6 months, excluding issues
with reports/assessments or required revisions, etc. As a result, I bought the lots
and began working on the items for my application. My application was accepted
by the city Planning Dept. per the current 5,000 sq. ft. R-1-H Zoning standards. |
have spent almost 2 years to satisfy all other requirements under this premise.
After 5 revisions, [ finally received the letter of Application Determined Complete by
the City Planning Department on May 14t%, 2015. Since that time, due to
unanticipated neighborhood controversy, my application suddenly stalled due to
the inconsistency finding.
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The inconsistency has been acknowledged as a long-standing error by the City of
Pacifica. After the adop. .1 of the 1980 General Plan, new zon. _ to reflect the “Very
Low Density Residential” classification was never developed nor implemented by
the city. As a result of this shortcoming, there have been numerous homes approved
and built in Pacifica since 1980 with the same inconsistencies (See Table 1 for
examples of homes I've identified in the Rockaway area). Unfortunately, | am now
the first applicant who has been impacted by this 35-year shortcoming. Please
understand that if Mr. Lee Diaz had indicated to me there was any possibility that
the lots did not meet the fundamental requirements of the city of Pacifica, I would
never have bought the lots. However, instead [ was informed that the lots met the
fundamental requirements and subsequently the city Planning Department accepted
my application and allowed me to proceed up until receiving the Letter of
Application Determined Complete.

I am now fully invested in my application, both financially as well as emotionally.
Lot 1 has always been planned to be my family’s forever home. This inconsistency
issue is now causing a hardship for my application both in terms of time and
expense. | have spent 2 years working on this application, following every
requirement as guided by the city planning department, obtained the letter of
application determined complete from the planning department, and yet have not
been able to proceed as normal.

Below is a summary of my investment items to date for 2 homes & a 400ft road.
* Land Costs
* Initial City Application Fees
* On-going City Application Fees
* Architectural Fees & Engineering Structural Drawing Fees (including costs
associated to 5 revisions)
o Engineering Services
o Project Management Fees
* Civil Engineer Drawing Fees (including costs associated to 5 revisions, road,
fire truck turnaround, etc.)
Road design
Grading and drainage plan
Road topographic survey
Sewer line extension plan
Engineer for design of sewer line extension
Principal Engineer fees
o Design Engineer fees
¢ Survey Fees
» Topographic Fees (including lots and road)
o Boundary and topographic survey
* Field topography
=  Field Control
= Mathematical closure of field control and parcel boundary
o Record of Survey for Lots
= Setting of property corners with iron pipe movements
* Drafting of a record of survey map

o OO0 O 0O



+ Biological Assess™ ~nt Fees (including CEQA Exemption Notice Addendum)
o Scientist Fees
o Senior Technician Fees
o Technician fees
o Project Management fees
+ GeoTechnical Assessment Fees
o Engineering Geologist
Reconnaissance and geologic study Fees
Geologic and Geotechnical investigation report
Laboratory testing, engineering analysis
Drilling for geotechnical investigation
« Earth Engineering Assessment Fees
« Storm Water Control Plan Fees
o Storm Water Design
o Storm Water Management Plan
o Landscape Architect
o Landscape Designer
« Arborist Fees (Includes second survey due to neighborhood concerns)
« City Attorney Fees (due to Inconsistency Finding)
e Legal Fees (due to Inconsistency Finding)
e General Plan Amendment Fees
* Meeting Fees
* Time

O 0 O O

[ have expressed to the Planning Director that I am seeking an amendment that
would apply enly to my specific lots, and not to any subsequent lots within the area,
This intent has been acknowledged. I feel strongly that [ should not be paying to fix
the errors of the city for the benefit of all landowners who would be in a similar
situation. It would be unjust for me to have to pay both financially as well as with
the added time that an endeavor like that would take. Additionally, since ['ve
already spent almost 2 years on my application, waiting for an additional unknown
number of years for the city to propose, approve, and implement completely new
standards is not an option I favor or accept. As my application was already accepted
and in-progress, it is neither appropriate nor honorable to suddenly require an
applicant to wait for completely new fundamental standards to be created and then
apply them midstream to an existing application. This is why [ am seekinga general
plan amendment that would apply to my lots only, given the circumstance.

Because the inconsistency is related with density, I reached outin an effortto
compromise with the opposing neighborhood. Please note that a few leaders of the
neighborhood steering committee initially and openly revealed themselves to be
contentious and exceptionally anti-development. They have also openly used
slanderous methods to gather opposition. Despite this fact, | was able to collect 9
signatures of support for my application as-is and 1 signature of support for a
compromise. Itis my understanding that the neighborhood steering committee is
not willing to support any compromise primarily due to the implications it would
have on subsequent development proposals in the area with the same General Plan
land use classification. Currently, it is my understanding that my application is the



only one in-progressin  directarea. Itis also myimpressic hat the city
Planning Department of Pacifica will place greater scrutiny, going forward, on these
types of applications now that this long-standing inconsistency has been uncovered.
This should appease neighborhood concerns in regards to the potential of similar
applications being accepted by the planning department in the future. As well, this
would protect future applicants from the hardship that [ am now facing,

Additionally to help ease the voiced concerns of the neighborhood, I would
recommend that my request should also be approved with the stipulation that my
application was in progress and accepted by the City Planning Department prior to
any city-wide endeavors to change zoning standards or any major General Plan
amendments regarding this long-standing inconsistency. This stipulation would
prevent future similar applicants from the ability to pursue the same type of
amendment that [ am requesting. 1 believe this would be a mutually beneficial
course of action for both the concerned neighbors and myself.

Your approval of my proposed amendment would also allow my application to
proceed while the city can separately work to comprehensively remediate the long-
standing inconsistency and develop new Very Low Density Residential /R-1-H
standards for any future development in Pacifica.

My requested General Plan Amendment will:

1. Bringalignment and consistency between the General Plan and the Zoning
Ordinance for my application. An amendment to a Low Density Residential
classification would allow my application to proceed by applying a minimum
required building site area of 4840 sq. ft. for my 7500 sq. ft. lots.

2. For my application, it will also bring the General Plan up to date with the
acceptable standards of the city for over 30 years. As historical precedent,
please refer to the table and maps below that provide 30-year historical
evidence of neighboring homes that were approved and built under the
same inconsistencies. It is of special importance to note, that for the vast
majority on the list, the density classifications on the map are also being
amended /re-classified as “Low Density Residential” under the General
Plan Update Project. I request the same actions to be applied to my lots.
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The city Planning Department has acknowledged the zoning inconsistency with the
General Plan, and has expressed the intent to take actions to allow for general
consistency. My application, although already determined complete, has stalled for
7 months while the Planning Department and City Attorney have researched and
evaluated the inconsistency to determine next steps. Now that next steps have been
recommended and in the interest of expediency of my stalled application, I am
requesting that the General Plan be amended as part of my application to allow for
continuation in a timely manner and to update/align Pacifica’s outdated Land Use
documentation to the current and historical acceptable standards, as it relates to
my lots.

Best Regards,

]2-14-2015

Javier Diaz-Masias



May 27, 2015
To: Planning Commission, Pacifica, CA

Re: Request for approval of developmerit for two single family dwellings on Oddstad
Way - APN 022-056-060, 080, 090

My family and | make a respectful request that the tremendous effort of Javier Diaz-
Masias to develop two single family dwelling and the extension of Oddstad Way be
approved by the Planning Commission. Javier is a man possessing integrity and ethics
and capable of taking on this large task, and getting the work done following the rules
and guidelines of the city building code.

Javier's interest parallels mine in that his family has a personal connection to Pacifica.
Mrs Diaz-Masias was raised in Pacifica. As for me, my Father's family has held the
ownership of two lots on Oddstad Way since the 1800's. It has been my dream for
many years to build a family home on the lots but only until now, since Javier's desire to
build, has it become feasible for us to do so. Javier is leading the way for my present
family to design and build our own home there. He is a man with vision, expertise,
resources and the initiative to accomplish a project of this magnitude. From the
standpoint of money this effort will run in the millions for street and home construction.
From an overall standpoint | intend to offer my support.

| am aware that past attempts to move forward with development of this property have
failed. Reasoning of the developer and or the City is not known to me. But my family
and | are excited to know that Javier is seriously pursuing this project. Otherwise there
would be no feasibility for us to pursue our dream of building what we want, and to do it
on our own family land. This project will be one which is new and fresh in Pacifica and
will add to the community tax base.

We hope that the Pacifica Plann’ipg Commission will approve Javier's endeavor.

Respectfully,

!

Dolores (Lori) Day
APN 022-056-030, 040

WLt
LoaddE T
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Date: 27Nov2015
Dear Rockaway Neighbor:

We'd like to provide you with an updal:e on our application for 50 & 60 Oddstad Way. It's very
clear that our application has been ¢aught in the m1dd]e of neighborhood controversy, and this

was never intended on our part. . et

We feel that we have been very transparent and honest, and yet unfairly shutout and penalized
from opposing neighbors for things that were not of our doing nor within our control. We were
absolutely not involved in any land clearing nor had anything to do with any dirt that was left
on the Willett property. There was overwhelming evidence in our favor; the city agreed. We
had no prior association with any of the neighboring landowners or contractors prior to
purchasing our lots, just as we did not know you either. Unfortunately, our initial encounters
with a few neighbors were met with mstant blame and hostility. We are a family who
purchased the lots first and foremost to be our forever home. We chose to build two homes
because they were within our means and within the requirements set forth by the city. The
opposing neighbors do not like the city requirements, and we are not interested in being forced
into another controversy regarding the city’s policies and enforcement for over 30 years either.
This is not our battle. Our intent is s_ir.hp'lyvto minimize the controversy as it relates to our

application.

While we found a lot of what was Wfit,teng'éha‘:ééid about us and our application to be quite
careless and offensive, we are not the type of :people to fall to that level in response. Instead we
remain focused, considerate, and tried to find a way to a compromise despite the completely
rigid and inflexible standpoint of the opposition. So, we are reaching out to you today to let
you know that that we are willing to make.a huge sacrifice, if it will lead to more acceptance in
the neighborhood. Please bear i in mind that tlus is completely our voluntary decision, and was

neither asked for, suggested, nor reqmred of us by the City of Pacifica.

In an effort to show consideration of ﬁéighborhood concerns and to show that we are not some
“development ring coming to make a profit” as we have been accused of. We are willing to
remove the second dwelling entirely from the application. We will:
* Remove the second (investment) d_wglli;ng
« Combine the two lots into one w1th no future of separating and building another home
¢ Keep the remaining home at the current size (we could technically enlarge it due to the
increased lot size, but we will not)

¢ Include a shed and personal office near the back of the empty lot

v ,
:._‘.,, l.-a .

We would really like to hear back on your Subport of this possible new path forward before we
move forward on our current path for two homes. Please understand what a big sacrifice this is
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for us. We have spent the last two years mvestmg and spending on everything (architectural
drawings, civil & engineering drawings,- ge@ engineering reports, surveys, etc.) for 2 homes!

We are committed to building a road and brmgmg utilities to our home on our own account,
Now, we are additionally willing to let the investment property idea and its associated costs go,
if it will appease neighborhood opposition. This is very huge for us and it was not an easy
decision to come to. Also, in order to continue being transparent and honest, we are not open

to any further sacrifices on our dream home such as the size. We have two kids, a teenager, and
two grandparents, in addition to us (and a dog & 2 turtles) that we want to live comfortably
with as the family grows. We feel that what we are offering is far more than enough, and shows

our good will.

We have every right to build on our 1ot$ as, they are zoned for residential building. The city of
Pacifica agrees to this fundamental point. We will niot leave our lots undeveloped as the
opposition irrationally demands, and we are prepared to see this application to completion. We
are in too deep to turn back and we will not concede to irrational demands. This is your
opportunity to ensure that only 1 home is ever built on the two lots. However, if we do not
receive significant positive support for. ourwillingness to compromise, then we will continue
on with our original intent of 2 lots/2 homes.;The Planning Director has already provided us
with the next steps for our applica;ig;}‘.gs._-f_é,;:-_mpieh has been vetted by the Pacifica city attorney
and reviewed by our lawyer. How;e'\}éf,.' the choice is yours now if you want to be supportive of

our voluntary compromise, but in either case we feel that just showing intent for this huge
sacrifice will reflect positively in our favor when presented to the commission/ council.

We would appreciate any support to be prov:ded/ postmarked by December 10th. We will
move forward that week with the cxty of Pacifica depending on the response. If you have
questions, you can give us a call or email us and we would be open to meeting with you as well.
We also plan to be at Sea Bowl, RocEaWay Bar and Grill on Tues Dec.08 @6-7:30pm if you would
like to meet. We are not confrontafioﬁal people and would appreciate respectful and

considerate discussions during this time.

We ask for common courtesy from the neighborhood to also consider how this whole ordeal has
impacted us and our family. Please remember that your decision and response to this letter is
impacting the family of a 30-year native from‘ fe.lfnﬁca We want nothing more than our right to
build our home on our lots, to start makmg memones with our kids, and enjoy the same
luxuries that you do every night. We hoPe you will agree, due to our intended actions, that we
are a family with good intentions, undesewmg of the severity of the backlash and exclusion
that we have experienced. It is our sincere hope that we will no longer be at an impasse with

opposing neighbors.

Sincerely, . i
Javier Diaz-Masias & ::f Shlrlely Fulqui

CRA

javier0909@aol.com T sfulng@yahoc com

-l'h\l



415-559-2176 vt 650-455-8653

Please postmark by Decembe'r.‘iﬂ}-{ 2015

Conditional Statement of Support

I, owner of the property located at

in Pacifica, CA would support the

application for 50 & 60 Oddstad Way’iq chkawgy contingent upon the following acceptable

changes/ conditions to the application:

e Removal of the dwelling on Lot 2.

» Combination of the lots: APN 022-056-060 (Lot 1) and APN 022-056-080, 090 (Lot 2) into
one lot with no future of separaﬁng-a:l;t.}:l' building another dwelling

* Addition of a shed and personal office near the back of Lot 2

* The square footage of the dw'gl‘ling:'c‘)i}jl].;b't 1 will not be increased.

Signature iy =N Date

Printed Name

Telephone and/or E-mail

i e £

A i



December 9, 2015 T4 Fion

Javier Diaz-Masias and Shirley Fulqui
P.O. Box 401128
San Francisco, CA 94140

Also Via Email:

Javier0909@aol.com

Sfulqui8@yahoo.com

Dear Mr. Diaz-Masias and Ms. Fulqui:

Thank you for your proposal to remove the second (“investment”) dwei!ihg from your proposed project
and to instead build a single family dwelling on the combined two lots, including a separate out building,
As you requested, we® are responding by your deadline of December 10" and understand from your
‘recent letter (attached) that if you do not receive “significant positive support” for this revised proposal,
then you will proceed with the original proposal that calls for building two dwellings — one on each 7500
square-foot lot. As we understand your original proposal, each single family dwelling would be a 3-story
building with approximately 3300 square feet of living space (5 bedrooms).

You state in your letter that both you and the City of Pacifica have asserted that you have the right to
build on your undeveloped land. As a neighborhood association, we agree in principle. Most of us are
property owners and our organization respects the property rights of land owners. We also hold in high
regard, along with our elected officials and the citizens of Pacifica, our City’s General Plan. A general
plan allows for orderly and appropriate development for the benefit of all property owners, residents,
and the larger community. Unfortunately, both your original proposal and the current revised proposal
do not conform to the Pacifica General Plan which designates your property as “Very Low Density
Residential”. Under this designation, development is limited to one single family dwelling on a parcel
with a minimum size of a %-acre.?

We realize that the 1992 Pacifica Zoning Code/Map for the undeveloped parcels on paper streets in
Rockaway Beach (east of the Coast Highway) conflicts with the 1980 Pacifica General Plan’s “Very Low
Density Residential” designation for the same area. We have spent a great deal of time with the
Director of the Pacifica Planning Department and her staff to understand why this is the case. Afterthe
adoption of the 1980 Pacifica General Plan, new zoning to reflect the “Very Low Density Residential”
designation evidently was not developed or implemented by the City. In November 1989, the Pacifica
Council adopted an urgency ordinance establishing temporary development regulation for vacant lots
with frontage on undeveloped streets because of concerns regarding topography, limited traffic

! We are the Steering Committee of the Rockaway Valley Neighborhood Association and this letter contains our
comments. Please note, however, thatata neighborhood-wide meeting on 4/27/15 with over 90 Rockaway Beach
residents in attendance, we received many comments expressing opposition to the proposed project and/or
concern regarding potential adverse impacts to the neighborhood from the proposed project. At that meeting, no
one spoke in support of the proposed project.

? With an acre having 43,560 square feet, the minimum lot size allowed under the General Plan for the subject
property would be 21,780 square feet.
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circulation, hillside design implications, the need for a discretionary review process, and conflict with
contemplated development standards and design guidelines. Unfortunately, the urgency ordinance
expired before permanent development standards could be adopted. Then in November 1991, the City
Council adopted a new zoning district of R-1-H for certain hillside areas, including parts of the Rockaway
Beach neighborhood.

In California, it is well established that zoning codes and maps must conform to the general plan for the
applicable jurisdiction. In 1971, the California State Legisiature adopted a “general plan consistency
doctrine” requiring that a city’s zoning must be consistent with an adopted general plan.® According to
the Governor’s Office of Planning and Research (State of California):

The general plan is the basis for all local land use decisions. Zoning (except in most
charter cities®), subdivisions, and public works projects can only be approved when they
are consistent with the general plan. An action, program or project is consistent with the
general plan if, considering all its aspects, it will further the goals, objectives and policies
of the plan and not obstruct their attainment.®

The R-1-H (Single-Family Residential Hillside District) zoning which requires a minimum lot size of 5000
square feet is clearly in conflict with the 1980 Pacifica General Plan’s “Very Low Density Residential”
designation which requires a minimum lot size of 21,780 square feet. Therefore, the 1992 Zoning
Code/Map for R-1-H does not further the goals, objectives and policies of the 1980 General Plan for
very low density residential development of vacant lots on undeveloped streets in Rockaway Beach.

As a neighborhood association, we have to consider the implications of your proposed project on the
future of our neighborhood, including the potential cumulative effects of not only your proposed
project, but subsequent development proposals on other vacant lots with the same General Plan land
use designation. We estimate that there are over 100 undeveloped lots on paper streets in the
Rockaway Beach neighborhood east of Highway 1. If each of these lots were to be developed under
the R-1-H zoning, our neighborhood would be adversely affected in many ways by an inappropriate
intensity of development. For example, there is a single point of ingress/egress to the Rockaway Valley,
and the subdivision map shows all undeveloped streets converging on this single access point for
ingress/egress. As the residents of our neighborhood quickly found out during a mandatory evacuation
of the east end of our valley in January 2014, this kind of traffic “bottleneck” can impede a safe and
rapid emergency exit from the neighborhood. This is compounded further when emergency vehicles are
attempting to navigate our narrow and crowded main road (Rockaway Beach Avenue) to respond toa
wildfire (as occurred last January). It is obvious that this situation would be significantly exacerbated by
high density development of approximately 100 vacant parcels, beginning with yours.

The potential development of hillside parcels in Rockaway Beach and other neighborhoods is of
considerable concern to City officials and citizens, to the extent that the proposed draft Pacifica General
Plan Update Project also includes a “Very Low Density Residential” designation for these parcels. This
indicates that the City of Pacifica, with the support of its citizens, intends to continue this designation as

policy.

* Curtin’s California Land Use and Planning Law, 2011 Thirty-First Edition, Cecily Talbert Barclay, pages 9-38.
* The City of Pacifica is not a charter city.

® california Planning Guide: Planning in California, Governor’s Office of Planning and Research, Sean Walsh,
Director, OPR, December 2005 Edition, page 4.



In our meeting with Pacifica Planning Director Tina Wehrmeister, she explained that the City of Pacifica
cannot invalidate the economic value of existing parcels through a General Plan designation or zoning,
and therefore, some type of development must be allowed. The Planning Director further stated that
the City of Pacifica, however, can set reasonable standards for the development of these parcels. She
also stated that she intends to pursue new development standards for undeveloped parcels on paper
streets in our neighborhood, which may include limited building size (e.g., 500 to 800 square feet), so
that development of pre-existing lots would be allowed. In addition, the Planning Director stated that
these new standards would be written to disfavor subdivision of %-acre or larger lots. She also said that
the development of new building standards would include proper notification of property owners and a
public participation process. We agree with the Planning Director’s approach because it is a sensible
solution that will allow less intensive development that is appropriate for hillside parcels in our
neighborhood. This type of “lighter on the land” development would be more in keeping with the low
density policy of the Pacifica General Plan.

Our only disagreement with the Planning Director is in accepting your site development permit
application, which apparently now enables you to seek an amendment of the Pacifica General Planto
implement your proposed project. We believe that the City of Pacifica accepted your site development
permit application in error because your proposal conflicts with the Pacifica General Plan. Instead, we
believe the better course would have been for the Planning Department to acknowledge its error, reject
your application, and recommend the adoption of an urgency ordinance to the City Council. The
purpose of the urgency ordinance would be to place a moratorium on new development until
reasonable zoning standards, consistent with the Pacifica General Plan, could be developed and adopted
prior to consideration of any development proposal on vacant lots fronting on paper streets in the
Rockaway Beach neighborhood.

Please try to understand our point of view. Many of us spent our life savings and literally mortgaged our
futures to buy our homes. We did this with the expectation that our City’s General Plan protected our
quality of life, ensured our safety, and guaranteed orderly and reasonable development in our
neighborhood. Mistakes by City officials should not invalidate the public’s interest in the effective
implementation of the City’s General Plan.

For the reasons stated above, we cannot endorse or support your alternate proposal for a single
family home on two lots or the original proposal for two single family homes on two lots. Instead, we
support the Pacifica Planning Director’s approach of a public process for the development of new
standards consistent with the “Very Low Density Residential” designation of the Pacifica General Plan.



Sincerely,
The Rockaway Valley Neighborhood Association — Steering Committee
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C: Tina Wehrmeister, Pacifica Planning Director
Kathryn Farbstein, Assistant Planner




Hal Bohner

Attorney
115 Angelita Avenue » Pacifica, CA 94044
650-359-4257
hbohner@earthlink.net

Sent via email to wehrmeistert@ci.pacifica.ca.us March 13, 2016

Ms. Tina Wehrmeister

City of Pacifica Planning Director
1800 Francisco Boulevard
Pacifica

California 94044

Re: Proposed General Plan Amendment GPA-91-15, Site Development Permit PSD-
788-14, Parking Exception PE-161-15 for 50 and 60 Oddstad Way
Dear Tina:
| see from the Pacifica Tribune that on March 21 the Planning Commission will consider the
subject identified above. | respectfully submit the following comments concerning the project.
Please transmit my comments to the Planning Commissioners for their consideration at the

hearing and include my comments in the record.

Of course there has been no staff report that has been made public so | must assume certain
things about how staff will address this.

l. An EIR Must be Prepared

| assume that staff considers this project to be categorically exempt from CEQA and that no
CEQA Initial Study has been done. | also assume that staff considers the project to be
categorically exempt from CEQA based on §15303 of the CEQA Guidelines. However, the
project is not categorically exempt. In fact at least an Initial Study must be conducted.
Moreover, after an environmental review including an initial study are conducted then a full EIR
must be prepared.

The requirements of §15303 are not met

First of all, §15303 is not applicable to this project. The section states in pertinent part
(emphasis added):

§ 15303. New Construction or Conversion of Small Structures.
Class 3 consists of construction and location of limited numbers of new,
small facilities or structures; installation of small new equipment and

[y
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facilities in small structures; and the conversion of existing small
structures from one use to another where only minor modifications are
made in the exterior of the structure. The numbers of structures
described in this section are the maximum allowable on anv legal
parcel. Examples of this exemption include but are not limited to:

(a) One single-family residence, or a second dwelling unit in a residential
zone. In urbanized areas, up to three single-family residences may be
constructed or converted under this exemption. . . . .

Contrary to the requirements of §15303 the proposed structures would not be on
legal parcels. In fact the General Plan designates the area as Very Low Density
Residential which provides a minimum lot size of one-half acre or about 22,000
square feet. However, | understand that the proposed lot sizes for the project are
7,500 square feet each which is obviously far smaller than the allowable minimum.
(1t is possible that at some future time the City Council might change the General
Plan to allow the proposed lots but at present that has not occurred.)

§15300.2 renders §15303 inapplicable

CEQA Guidelines §15300.2 limits the applicability of §15303. Section 15300.2 states in part:

(a) Location. Classes 3, 4, 5, 6, and 11 are qualified by consideration of
where the project is to be located - a project that is ordinarily
insignificant in its impact on the environment may in a particularly
sensitive environment be significant. Therefore, these classes are
considered to apply in all instances, except where the project may
impact on an environmental resource of hazardous or critical concern
where designated, precisely mapped, and officially adopted pursuant to
law by federal, state, or local agencies.

(b) Cumulative Impact. All exemptions for these classes are inapplicable
when the cumulative impact of successive projects of the same type in
the same place, over time is significant.

(c) Significant Effect. A categorical exemption shall not be used for an
activity where there is a reasonable possibility that the activity will have

a significant effect on the environment due to unusual circumstances.

In this case a categorical exemption is not appropriate under each of parts (a), (b) and (c)
above.

Regarding Section 15300.2 part (a)

The Rockaway neighborhood is a particularly sensitive area.
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The City has provided documentation of this fact in two staff reports for Planning Commission
Study Sessions February 16 and March 7, 2016. The Staff Report for the February 16 Study
Session states on pp. 3-4:

Additional information for Rockaway Valley is contained in the following
narrative excerpt from the General Plan (page 43):

On both the north and south sides of the Rockaway Valley are
undeveloped areas under 35 percent slope. In some cases, they were
previously subdivided, based on standards no longer acceptable.
Because of soils and geologic problems, visual impacts, as well as public
safety hazards, such as limited emergency access and high potential for
grass fires, very low density residential development is recommended
for these remaining hillside areas. Again, the sizes of lots or number of
units should be determined on a site-by- site basis.

The Staff Report for the March 7 Study Session states on p 2. “Separate and apart from
development design issues, the infrastructure issues discussed below present potential health
and safety issues for the community.” The Staff report continues by describing and
summarizing the many issues.

In addition to affecting the Rockaway neighborhood the project would also affect other
particularly sensitive areas of Pacifica as well. Traffic associated with the proposed project
would travel on Highway One through the intersections at Fassler Avenue and Reina del Mar
Avenue. That section of Highway One has been documented to be over its design capacity and
“currently acts as a bottleneck to through travel.” See for example p. i of Final Environmental
Impact Report/ Environmental Assessment State Route 1/Calera Parkway/ Highway 1 Widening
Project (from South of Fassler Avenue to North of Reina Del Mar Avenue in the City of Pacifica)
San Mateo County, California 04-SM-1 PM 41.7/43.0 EA: 04-254600 Project ID: 0400000715
State Clearinghouse Number 2010022042. See also Pacifica General Plan Final Environmental
Impact Report SCH No. 2012022046, April 2015

Regarding Section 15300.2 part (b)

The proposed project would have cumulative impacts with the impacts of many other projects
in the Rockaway neighborhood. The Staff Report for the February 17 Study Session indicates
that there are approximately 90 properties in the neighborhood situated similarly to the
proposed project at issue. Furthermore throughout Pacifica south of Reina del Mar Avenue
there are many other potential project which would adversely affect traffic on Highway 1
between Reina del Mar and Fassler Avenue.

Regarding Section 15300.2 part (c)

It is clear that the situation in this case is unusual. This is not a conventional residential
neighborhood with an infrastructure system that is capable of supporting additional
development.
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1. The Planning Commission cannot lawfully grant a site development permit
Pacifica Municipal Code Title 9, Chapter 4, Article 32, Sec. 9-4.3204 states:

(@) Asite development permit shall not be issued if the Commission makes
any of the following findings:

(1) That the location, size, and intensity of the proposed operation
will create a hazardous or inconvenient vehicular or pedestrian
traffic pattern, taking into account the proposed use as
compared with the general character and intensity of the
neighborhood;

(9) That the proposed development is inconsistent with the
General Plan, Local Coastal Plan, or other applicable laws of the
City.

In the present case the Planning Commission must find that 1) the proposed project will create
a hazardous or inconvenient vehicular pattern and 2) the proposed development is inconsistent
with the General Plan. Therefore the Commission may not grant a site development permit.

The proposed project will create a hazardous or inconvenient vehicular pattern as discussed
above.

The proposed project is inconsistent with the General Plan. As discussed above the proposed
project is presently inconsistent with the General Plan and it is apparently for that reason that
staff is proposing General Plan amendment GPA-91-15. However, the Planning Commission has
no authority to grant a General Plan amendment. In fact the Commission may only provide a
recommendation to the City Council that the City Council amend the General Plan. Pacifica
Municipal Code Title 2, Chapter 2, Article 2, §2-2.202. Unless and until the City Council in fact
amends the General Plan the project is and will be inconsistent with the General Plan.

Sincerely,

[ Il [Bbrons

Hal Bohner
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> 7 PLANNING COMMISSION
Staff Report
Scenic Pacifica
Incorporated Nov. 22, 1957
DATE: March 21, 2016 FILE: PSD-796-15

UP-49-15
ITEM: 2

PUBLIC NOTICE: Notice of Public Hearing was published in the Pacifica Tribune on March 9, 2016,
and mailed to 66 surrounding property owners and occupants.

APPLICANT: David Melton OWNER: David Melton
1035 Rio Vista Drive 1035 Rio Vista Drive
Pacifica, CA 94044 Pacifica, CA 94044

PROJECT LOCATION: 21 Malavear Drive (APN 023-270-580) — Linda Mar Neighborhood

PROJECT DESCRIPTION: Construct a single-family dwelling of 3,300 square feet (sf) in floor area with
an attached garage of 600 sf on a 1.4 acre vacant lot at 21 Malavear Drive, Pacifica.

SITE DESIGNATIONS:
General Plan:  Low Density Residential

Zoning: R-1 (Single-Family Residential)
A/B-5 Single-family(Agricultural/Lot Size Overlay)

RECOMMENDED CEQA STATUS: A Negative Declaration was previously adopted for this project.
ADDITIONAL REQUIRED APPROVALS: None. Subject to appeal to the City Council.
RECOMMENDED ACTION: Approval with conditions.

PREPARED BY: Kathryn Farbstein, Assistant Planner
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PROJECT SUMMARY, RECOMMENDATION, AND FINDINGS

ZONING STANDARDS CONFORMANCE:

Proposed Single-Family Residence Required Proposed

Lot Size 1 acre 1.4 acres (existing)
Minimum Lot Width 150 75’ (See Background)
Maximum Coverage

Impervious Surface 30% 15%

Lot Coverage 30% 7.4%
Front Setback 25’ 25’
Rear Setback 25’ 400
Side Setback 20 20
Height 35’ 29
Landscaping (Including Natural Vegetation) 20% 78%
Parking 2 car garage 2 car garage
Garage Inner Dimensions 18’ wide by 19’deep 22’ wide by 20'deep

PROJECT SUMMARY

1. Background: On October 16, 2003, a previous property owner obtained City approval to subdivide a
5.2-acre lot into four parcels. One of the parcels, at 1165 Linda Mar Boulevard (Lot 1), contained an
existing single-family residence, while the three new parcels (Lots 2-4), accessed from a new street
known as Malavear Drive, each were vacant but intended for future construction of one single-family
residence each. Approval of a Variance request was necessary because: a) three of the proposed lots off
Malavear Drive had less than the required 150 feet lot width; and, b) the lot at 1165 Linda Mar Blvd. had
less than the required depth of 96 feet required in Table 4 of Pacifica Municipal Code (PMC) Section 9-
10.912 Thus, the subject site (Lot 2) was approved with less than the minimum required lot width. As
part of the subdivision, Malavear Drive was extended and a cul-de-sac constructed to provide access to
the three new lots; however, not all the requirements of the Subdivision Improvement Agreement have
been satisfied, which will be discussed later in this report.

Review of the original project for a subdivision and future single-family residences under the California
Environmental Quality Act (CEQA) resulted in the City’s adoption of a Negative Declaration (see
Attachment C). The Planning Commission approved the subdivision request including the Variance and
Modification described above, and adopted the Negative Declaration on March 15, 2004. The project
was subsequently appealed to the City Council, which upheld the Planning Commission’s decision on
April 12, 2004.

On May 13, 2004, a group called Neighbors Concerned about Pacifica (NCAP) filed a civil lawsuit against
the City of Pacifica and the applicants alleging that the City failed to comply with CEQA when issuing the
subdivision approvals. By March 1, 2005, the City of Pacifica, the applicants, and NCAP had negotiated a
Settlement Agreement which applies to this project. Following the settlement, the City Council
approved the Final Map for the four lot subdivision on February 14, 2006. The recorded and executed
Subdivision Improvement Agreement (SIA), which contains the Settlement Agreement, is included as
Attachment D. The Settlement Agreement for the project required construction of a detention pond
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system on the subject site (Lot 2) for stormwater management. A building permit was issued for
construction of the detention ponds on March 1, 2016. Construction of the detention ponds was
ongoing at the time of this report.

The Planning Commission approved the first of the three single-family dwellings on July 28, 2006, with
Use Permit UP-959-06 and Site Development Permit PSD-752-06. Construction of the project, located at
30 Malavear Drive (Lot 4), was was completed in 2008.

On August 3, 2015, the Planning Commission approved Use Permit UP-047-15 and Site Development
Permit PSD-795-15 for construction of the second single-family dwelling at 35 Malavear Drive (Lot 3).
The project is currently undergoing plan check and a building permit has not been issued.

2. Project Description: The applicant proposes to construct a single-family dwelling on the vacant Lot 2
with a street address of 21 Malavear Drive. The subject site is the last parcel of the four lot subdivision
for which the Planning Commission will consider permits for a single-family dwelling.

The single-family dwelling proposed is a two-story structure of approximately 3,300 square feet (sf)
located on the south side of the cul-de-sac. The first floor of approximately 2,600 sf would contain the
attached garage of 600 sf, three bedrooms, three bathrooms, a kitchen, family room, great room, dining
room and laundry facility. The upper floor of approximately 700 sf would contain a bedroom, bathroom,
game room, and cantilevered deck. Garage access would be “swing” type parking in that the access to
the garage is not directly from the street but is provided at the side of the proposed dwelling. A shed of
approximately 300 sf at the back of the driveway is proposed as part of the dwelling since it is attached
by a breezeway.

The proposed siding materials include board and batten on the lower portions of the primary dwelling
and second unit, and entirely covering the shed attached to the main house. Horizontal lap siding is
proposed for the majority of both dwellings. Stone veneer is proposed to cover the chimney, and as
accents on the north and west elevations of the main dwelling. Grid windows and composition asphalt
roofing shingles are proposed for both dwellings.

The site plan submitted by the applicant includes a detached second dwelling unit of approximately 850
sf. However, the second dwelling unit is not part of the subject application because it is a type of
development subject to ministerial review rather than discretionary review (PMC 9-4.453(c)). The
location identified for future construction of the second unit at the southwest corner of Sheila Lane and
Malavear Drive is located on a roughly 7,400 sf portion of the 1.4-acre parcel zoned as R-1 (Single-Family
Residential). Since this portion of the site is not zoned as A/B-5, and because the future second dwelling
unit will comply with all development standards, it is therefore exempt from discretionary review.
Furthermore, since Section 21080 of the Public Resources Code exempts ministerial projects from
environmental review, the future second unit is exempt from CEQA.

3. General Plan, Zoning, and Surrounding Land Use: The General Plan designation for the subject
property is LDR (Low Density Residential) and the Zoning Classification is A/B-5 (Agricultural/Lot Size
Overlay) and R-1 (Single-Family Residential). The General Plan designation to the north, south and east
sides of the subject site is LDR. The Alma Heights Academy (a private school), located to the west of the
project site, has a General Plan designation of Church. The zoning designation is A/B-5 to the north and




Planning Commission Staff Report
Proposed SFR and Second Unit

21 Malavear Drive

March 21, 2016

Page 4

south of the site. The west side containing the private school property has a zoning designation of PF+
(Public Facilities — Public Vote to Rezone). Properties to the east across Sheila Lane are zoned R-1.

4. Municipal Code: In PMC Section 9-4.1901(d){1) Uses permitted: Restrictions (A}, a single-family
dwelling is a conditionally allowed use on a lot zoned for agricultural use, meaning it requires approval
of a use permit and a site development permit.

5. CEQA Recommendation: As discussed previously, a Negative Declaration for the four lot subdivision
development of single family residences was prepared and adopted by the City Council in 2004 upon
appeal. The construction of three new dwellings, including 21 Malavear Drive (Lot 3) as proposed, was
considered in the adopted Negative Declaration and all environmental issues addressed at that time.

CEQA Guidelines Section 15162 Subsequent EIRs and Negative Declarations provides guidelines
regarding environmental review of projects that have already obtained a Negative Declaration. No
subsequent environmental review is necessary unless the lead agency determines, on the basis of
substantial evidence in the light of the whole record, one or more of the following:

(1) Substantial changes are proposed in the project which will require major revisions of the previous
EIR or Negative Declaration due to the involvement of new significant environmental effects or a
substantial increase in the severity of previously identified significant effects;

The Negative Declaration considered development of a single family dwelling on this site which
is the same project being proposed currently. No new significant environmental effects have
been identified for this current project to construct a single family dwelling and no significant
environmental impacts were identified in the adopted Negative Declaration. The subject site
has remained unchanged; thus, no substantial increase in the severity of previously identified
significant events has occurred. The proposed development of a single family dwelling on a
vacant lot is also exempt per CEQA Guidelines Section 15303 Class 3 New Construction (a).

(2) Substantial changes occur with respect to the circumstances under which the project is
undertaken which will require major revisions of the previous EIR or Negative Declaration due
the involvement of new significant environmental effects or a substantial increase in the severity
of previously identified significant effects; or

No substantial changes have occurred with respect to the circumstances under which the
project will be undertaken in that no changes have occurred to the subject site that would
require any revisions to the previously adopted Negative Declaration.

(3) New information of substantial importance, which was not known and could not have been
known with the exercise of reasonable diligence at the time the previous Negative Declaration
was adopted, shows any of the following:

(A) The project will have one or more significant effects not discussed in the previous
Negative Declaration;
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The project will not have any significant effects on the environmental and it is
considered exempt under CEQA Guidelines Section 15303 New Construction Class 3

(a).

(B) Significant effects previously examined will be substantially more severe than shown
in the previous Negative Declaration;

No significant effects were identified in the adopted Negative Declaration and no
new significant effects have been identified. The proposed development of a single
family dwelling on a vacant lot is exempt per CEQA Guidelines Section 15303 Class 3
New Construction (a).

(C) Mitigation measures or alternatives previously found not to be feasible would in fact
be feasible and would substantially reduce one or more significant effects of the
project, but the project proponents decline to adopt the mitigation measure or
alternative; or

No mitigation measures were identified in the adopted Negative Declaration and no
alternative site was proposed. The proposed development of a single family
dwelling on a vacant lot is exempt per CEQA Guidelines Section 15303 Class 3 New
Construction (a).

(D) Mitigation measures or alternatives which are considerably different from those
analyzed in the previous Negative Declaration would substantially reduce one or
more significant effects on the environment, but the project proponents decline to
adopt the mitigation measure or alternative.

No mitigation measures were identified in the adopted Negative Declaration and no
alternative site was proposed. The proposed development of a single family
dwelling with a second unit on a vacant lot is exempt per CEQA Guidelines Section
15303 Class 3 New Construction (a).

6. Required Findings: The PMC sets forth required findings for each permit considered by the Planning
Commission. The findings required for approval of a Site Development Permit and Use Permit are
included in the following sections with a discussion addressing each finding.

A. Site Development Permit. Section 9-4.3204 of the PMC states that a site development permit
shall not be issued if the Commission makes any of the following findings:

i. That the location, size, and intensity of the proposed operation will create a hazardous
or inconvenient vehicular or pedestrian traffic pattern, taking into account the proposed
use as compared with the general character and intensity of the neighborhood.

Discussion: The proposed use is a single-family dwelling in a neighborhood composed
entirely of other single-family dwellings with the exception of the private school. The
previously-adopted Negative Declaration for the subdivision that created this lot
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if.

iii.

iv.

determined that the proposed single-family use would not create a hazardous or
inconvenient vehicular or pedestrian traffic pattern.

That the accessibility of off-street parking areas and the relation of parking areas with
respect to traffic on adjacent streets will create a hazardous or inconvenient condition to
adjacent or surrounding uses.

Discussion: The proposed dwelling satisfies the two car garage parking requirement, and
complies with all the development standards for parking as listed in PMC Section 9-
4.2817 Design standards for parking spaces. Additional temporary guest parking is
available on the driveway and along the street. Thus, this project will not create a
hazardous or inconvenient condition in accessing off-street parking spaces.

That insufficient landscaped areas have been reserved for the purposes of separating or
screening service and storage areas from the street and adjoining building sites,
breaking up large expanses of paved areas, and separating or screening parking lots
from the street and adjoining building areas from paved areas to provide access from
buildings to open areas.

Discussion: Sufficient landscaped areas have been provided for this development. The
front yard will be landscaped as required by PMC Section 9-4.402(i) since the front yard
area is substantially within the R-1 zoning district. Landscaping standards for the R-1
zone require a landscaped front yard and landscaping on at least 20 percent of the lot.
In this case, the front yard adjacent to Sheila Lane will be landscaped and the areas
surrounding both buildings will be landscaped. An irregularly shaped concrete patio
which matches the walkways is proposed on the west side of the main dwelling. The
hillside beyond the Development Boundary line has been seeded with native plants as
required in the Settlement Agreement #4 Protection of Hillsides (b) [page 4]. The area
beyond the Development Boundary line cannot be developed and will remain in a
natural vegetated condition. Staff has recommended a condition of approval that
requires a landscape plan with plants that are native and drought tolerant. In addition,
the State’s Model Water Efficient Landscape Ordinance requirements must also be
implemented into the project as recommended in the landscaping condition of
approval.

This is not a commercial development; and therefore, no screening of service areas,
storage areas or large expanses of paved areas and parking lots is needed. The subject
site is private property and no public access to open spaces is permitted.

That the proposed development, as set forth on the plans, will unreasonably restrict or
cut out light and air on the property and on other property in the neighborhood, or will
hinder or discourage the appropriate development and use of land and buildings in the
neighborhood, or impair the value thereof.

Discussion: The closest existing dwelling to the south of the main building is
approximately 100 feet away at 1165 Linda Mar Blvd. The abutting vacant lot to the
north is also part of the original subdivision and obtained approval recently for
construction of a single-family dwelling addressed as 35 Malavear Drive. Due to the 20
foot wide side setbacks required at each site, as least 40 feet will separate the two
buildings.
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vi.

vii.

viii.

Setbacks for the proposed dwelling are larger than a typical single-family unit zoned R-1
because the B Lot Size Overlay designation requires larger setbacks based on the larger
size of the lot. In this case the B-5 designation requires front and rear setbacks of 25
feet along with the 20 foot side setback. Currently no other buildings exist closer than
ninety feet to the proposed dwellings; thus, the new buildings will not unreasonably
restrict or cut out light and air on the subject site or on any property in the
neighborhood. The proposed dwelling is appropriate for the neighborhood of
predominately single-family development, and will not impair the value of any other
nearby dwellings.

That the improvement of any commercial or industrial structure, as shown on the
elevations as submitted, is substantially detrimental to the character or value of an
adjacent R District area.

Discussion: No improvement of a commercial or industrial structure is proposed for this
project; therefore, this finding does not apply in this case.

That the proposed development will excessively damage or destroy natural features,
including trees, shrubs, creeks, and rocks, and the natural grade of the site, except as
provided in the subdivision regulations as set forth in Chapter 1 of Title 10 of this Code.

Discussion: A very small portion of the lot will be developed with this project. The
resulting 7.4 percent lot coverage means a substantial portion of the site will not be
disturbed or developed. Moreover, the site has been improved to create detention
ponds that will prevent damage to existing trees, shrubs, rocks, and the natural grade of
the site from excessive and uncontrolled stormwater drainage. In addition, the
Settlement Agreement has identified an area beyond the Development Boundary line
that cannot be developed and which has been planted with native plants as described
previously. This hillside area will remain protected as required by the Settlement
Agreement. Thus, the proposed dwellings will not excessively damage or destroy
natural features.

That there is insufficient variety in the design of the structure and grounds to avoid
monotony in the external appearance.

Discussion: The proposed single-family residence is a custom built dwelling designed for
this particular site. A partial second story is proposed with a cross gable roofline. The
same siding materials of vertical board and batten siding is specified for the lower
portions of the elevations and horizontal lap siding for the rest of the walls. The
dwelling will also have a covered porch with wooden railings. The varied roofline,
variety of siding materials and covered porch are features that serve to create visual
interest for the project. As described previously, landscaping is also proposed that will
improve the appearance of the area surrounding the building. Due to these design
elements, there is sufficient variety in the design of the structure and grounds to avoid
monotony in the external appearance of the proposed dwelling.

That the proposed development is inconsistent with the City's adopted Design
Guidelines.

Discussion: The Design Guidelines under B. Building Design, 3. Details {(page 4)
encourage design elements from the surrounding neighborhood to be incorporated into
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the project such as chimneys, decks, porches and roof shapes. In this particular case,
there is a chimney on the west elevation and a second story deck, a covered porch and
varied peaked roofline on the main dwelling. The scale is similar to other two-story
dwellings in the neighborhood. On page 5 of the Design Guidelines B. Building Design,
4. Materials, additional guidelines such as compatibility of materials and consistency are
also encouraged in new development. The proposed exterior vertical and horizontal
siding for both buildings can also be found on dwellings in the neighborhood. The
design is consistent in that siding materials and grid windows are located on all the
elevations of the dwelling. Thus, the single-family dwelling as designed is consistent
with the adopted Design Guidelines.

ix. That the proposed development is inconsistent with the General Plan, Local Coastal Plan,
or other applicable laws of the City.

Discussion: The proposed single-family dwelling is consistent with the General Plan
designation of LDR (Low Density Residential) which allows an average of 3 to 9 dwelling
units per acre as specified in the General Plan on page 32. However, the General Plan
description of LDR goes on to state that site conditions such as slope, geology, soils
access and environmental sensitivity will determine specific density. In this case, the
Negative Declaration and approval of the four lot subdivision considered the site
conditions and determined that a single-family dwelling was the appropriate use for this
property. The A/B-5 zoning of the site where the single-family dwelling is proposed
conditionally permits the project with approval of a site development permit and use
permit. Therefore, if approved, the project will be consistent with the Zoning
Regulations. The subject site is not within the Coastal Zone; thus, the requirements of
the Local Coastal Plan do not apply.

B. Use Permit. Section 9-4.3303 of the PMC states that the Planning Commission shall grant a
use permit only upon making all of the following findings:

1. That the establishment, maintenance, or operation of the use or building applied for will not,
under the circumstances of the particular case, be detrimental to the health, safety, and welfare
of the persons residing or working in the neighborhood or to the general welfare of the City.

Discussion: The construction of a single-family dwelling on the subject site will not in this
particular case be detrimental to the health, safety, and welfare of persons residing or working
in the neighborhood nor will the development negatively impact the general welfare of the City.
The site is located within a neighborhood of single-family residences. The subject site is also
larger than many of the nearby lots accessed off Sheila Lane, Malavear Court and Alviso Court.
The dwelling is proposed adjacent to the cul-de-sac and near the existing residence at 30
Malavear Drive in order to preserve the hillside at the rear (northwest) portion of the subject
site. Specifically, the Settlement Agreement will ensure that the hillside is preserved with
natural plantings and no development allowed beyond the Development Boundary line on the
hillside (approximately 200 feet from the cul-de-sac) as stated in TERMS AND CONDITIONS, #4.
Protection of Hillside (a) [page 4].

2. That the use or building applied for is consistent with the applicable provisions of the General
Plan and other applicable laws of the City and, where applicable, the local Coastal Plan.
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Discussion. The proposed single-family dwelling is consistent with the General Plan designation
of LDR (Low Density Residential) which allows an average of 3 to 9 dwelling units per acre as
specified in the General Plan on page 32. However, the General Plan description of LDR goes on
to state that site conditions such as slope, geology, soils access and environmental sensitivity
will determine specific density. In this case, the Negative Declaration and approval of the four
lot subdivision considered the site conditions and determined that a single-family dwelling was
the appropriate use for this property. The A/B-5 zoning of the site where the single-family
dwelling is proposed conditionally permits the project with approval of a site development
permit and use permit. Therefore, if approved, the project will be consistent with the Zoning
Regulations. The subject site is not within the Coastal Zone; thus, the requirements of the Local
Coastal Plan do not apply.

3. Where applicable, that the use or building applied for is consistent with the City's adopted
Design Guidelines.

Discussion. The Design Guidelines under B. Building Design, 3. Details (page 4) encourage design
elements from the surrounding neighborhood to be incorporated into the project such as
chimneys, decks, porches and roof shapes. In this particular case, there is a chimney on the
west elevation and a second story deck, a covered porch and varied peaked roofline on the main
dwelling. The scale is similar to other two-story dwellings in the neighborhood. On page 5 of
the Design Guidelines B. Building Design, 4. Materials, additional guidelines such as compatibility
of materials and consistency are also encouraged in new development. The proposed exterior
vertical and horizontal siding for both buildings can also be found on dwellings in the
neighborhood. The design is consistent in that siding materials and grid windows are located on
all the elevations of the dwelling. Thus, the single-family dwelling as designed is consistent with
the adopted Design Guidelines.

7. Staff Analysis:

Site Development Permit/Use Permit — The proposed development of the single-family dwelling within a
neighborhood of predominantly single-family residences is the type of use that should be constructed
on this site. The development standards for projects within the B Lot Size Overlay District have been
satisfied. The project is also consistent with the Design Guidelines. Issues to be avoided as identified in
the Site Development Permit findings have been addressed with the result that no negative impacts are
anticipated with the proposed development. Thus, the findings for approval of the Use Permit and Site
Development Permit can be satisfied for this project.

Subdivision Improvement Agreement and Settlement Agreement — The SIA which includes the
Settlement Agreement is attached as Attachment D. The SIA specifies the improvements, primarily in
the public right-of-way, necessary for the subdivision. The SIA has been largely implemented by the
previous and current property owners for the four lots within the subdivision as monitored by the
Engineering Division of Public Works. However, according to Engineering Division staff, some minor
improvements are still outstanding and as a result, a condition of approval is recommended that the
applicant complete those outstanding improvements prior to building permit issuance. The outstanding
improvements include, but may not be limited to, providing a light standard and street monument
survey on the centerline of the street.
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The executed Settlement Agreement is included within the recorded SIA. Sections regarding site
improvements and hillside protection have been referenced previously in this report. In addition to
those sections of the Settlement Agreement, there is another section that applies to the development of
this project entitled TERMS AND CONDITIONS, 2. Onsite Drainage and Other Improvements, (a) Site
Improvements (page 3) which specifies that 21 Malavear Drive {Lot 2) shall preserve and maintain the
detention ponds. Although some preliminary work on the detention ponds may have been started
several years ago, a building permit was issued to the applicant on March 1, 2016 to ensure that
construction of the detention ponds is done correctly. The applicant has provided a written response to
the activities required by the Settlement Agreement. The applicant states that both the drainage and
seeding activities as required by the Settlement Agreement have been satisfied; however, the additional
runoff from the roof of the approved building at 35 Malavear Drive has not been connected to the
drainage system yet. Thus, staff is recommending a condition to ensure that all requirements in the SIA
and Settlement Agreement are satisfied.

The Overall Site Plan on page Al.1 specifies the Development Boundary line which is approximately 200
feet from the cul-de-sac. All proposed development will be within the buildable area and will not extend
beyond the Development Boundary line.

Design — The design of the project and consistency with the Design Guidelines have been discussed
previously in this staff report. In staff’'s opinion, the design is visually appealing due to the varied
roofline, covered porches, vertical and horizontal siding, and grid windows.

8. Summary: Staff believes, as conditioned, the project satisfies all Zoning Code development standards
and it is consistent with the General Plan and the Design Guidelines. Design features such as varied
gable rooflines and several siding materials ensure that a visually interesting building will be constructed
on the site. The proposed single-family dwelling is a conditionally permitted use at this location upon
approval of a site development permit and use permit, for which the applicant has applied and staff
recommends approval (with conditions). Staff supports granting Site Development Permit PSD-796-15
and Use Permit UP-49-15, and staff recommends approval of the project subject to the conditions in
Exhibit A of the attached Resolution.

COMMISSION ACTION

MOTION FOR APPROVAL:

Move that the Planning Commission find that the project substantially conforms to the development
considered in the adopted Negative Declaration; APPROVE Site Development Permit PSD-796-15 and
Use Permit UP-49-15 for the proposed single-family dwelling at 21 Malavear Drive by ADOPTING the
attached resolution, including conditions of approval in Exhibit A; and incorporate all maps and testimony
into the record by reference.

Attachments:
A. Resolution
B. Exhibit A Conditions of Approval
C. Negative Declaration from 2004
D. Subdivision Improvement Agreement Including Settlement Agreement
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E. Response to Settlement Agreement provided by Applicant Dated January 10, 2016
F. Land Use and Zoning Exhibit
G. Plans



RESOLUTION NO.

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
PACIFICA APPROVING SITE DEVELOPMENT PERMIT PSD-796-15, AND
USE PERMIT UP-49-15, SUBJECT TO CONDITIONS, TO CONSTRUCT A
SINGLE FAMILY DWELLING WITH AN ATTACHED GARAGE AT 21
MALAVEAR DRIVE (APN 023-270-590).

Initiated by: David Melton (“Applicant™)

WHEREAS, an application has been submitted to construct a single family
dwelling of 3,300 square feet with an attached garage of 600 square feet on a vacant lot
1.4 acres at 21 Malavear Drive; and

WHEREAS, a notice of public hearing to consider the project was sent to all
property owners and occupants within a 300 foot distance of the project via US Mail; and

WHEREAS, a Negative Declaration for the four lot subdivision development of
single family residences was prepared and adopted by the City Council in 2004 upon
appeal. The construction of three new dwellings, including 21 Malavear Drive (Lot 3) as
proposed, was considered in the adopted Negative Declaration and all environmental
issues addressed at that time; and

WHEREAS, the project requires approval of a Use Permit and Site Development
Permit as required by the A/B-5 Zoning designation; and

WHEREAS, the Planning Commission of the City of Pacifica did hold a duly
noticed public hearing on March 21, 2016, at which time it considered all oral and
documentary evidence presented, and incorporated all testimony and documents into the
record by reference;

NOW, THEREFORE BE IT RESOLVED by the Planning Commission of the
City of Pacifica as follows:

A. The above recitals are true and correct and material to this Resolution.

B. In making its findings, the Planning Commission relied upon and hereby
incorporates by reference all correspondence, staff reports, and other related
materials.

BE IT FURTHER RESOLVED that the Planning Commission of the City of
Pacifica does make the following findings:

Attachment a



A. Environmental Review. CEQA Guidelines Section 15162 Subsequent EIRs and
Negative Declarations provides guidelines regarding environmental review of projects
that have already obtained a Negative Declaration, which are discussed below. No
further environmental review is necessary in this case for the reasons discussed:

(1) Substantial changes are proposed in the project which will require major
revisions of the previous EIR or Negative Declaration due to the involvement of
new significant environmental effects or a substantial increase in the severity of
previously identified significant effects;

The Negative Declaration considered development of a single family dwelling on
this site which is the same project being proposed currently. No new significant
environmental effects have been identified for this current project to construct a
single family dwelling and no significant environmental impacts were identified
in the adopted Negative Declaration. The subject site has remained unchanged,;
thus, no substantial increase in the severity of previously identified significant
events has occurred. The proposed development of a single family dwelling on a
vacant lot is exempt per CEQA Guidelines Section 15303 Class 3 New
Construction (a).

(2) Substantial changes occur with respect to the circumstances under which the
project is undertaken which will require major revisions of the previous EIR or
Negative Declaration due the involvement of new significant environmental
effects or a substantial increase in the severity of previously identified significant
effects; or

No substantial changes have occurred with respect to the circumstances under
which the project will be undertaken in that no changes have occurred to the
subject site that would require any revisions to the previously adopted Negative
Declaration.

(3) New information of substantial importance, which was not known and could not
have been known with the exercise of reasonable diligence at the time the
previous Negative Declaration was adopted, shows any of the following:

(4) The project will have one or more significant effects not discussed in
the previous Negative Declaration,

The project will not have any significant effects on the environmental and
it is considered exempt under CEQA Guidelines Section 15303 New
Construction Class 3 (a).

(B) Significant effects previously examined will be substantially more
severe than shown in the previous Negative Declaration,



No significant effects were identified in the adopted Negative Declaration
and no new significant effects have been identified. The proposed
development of a single family dwelling on a vacant lot is exempt per
CEQA Guidelines Section 15303 Class 3 New Construction (a).

(C) Mitigation measures or alternatives previously found not to be feasible
would in fact be feasible and would substantially reduce one or more
significant effects of the project, but the project proponents decline to
adopt the mitigation measure or alternative; or

No mitigation measures were identified in the adopted Negative
Declaration and no alternative site was proposed. The proposed
development of a single family dwelling on a vacant lot is exempt per
CEQA Guidelines Section 15303 Class 3 New Construction (a).

(D) Mitigation measures or alternatives which are considerably different
from those analyzed in the previous Negative Declaration would
substantially reduce omne or more significant effects on the
environment, but the project proponents decline to adopt the
mitigation measure or alternative.

No mitigation measures were identified in the adopted Negative
Declaration and no alternative site was proposed. The proposed
development of a single family dwelling with a second unit on a vacant lot
is exempt per CEQA Guidelines Section 15303 Class 3 New Construction

(a).

B. Site Development Permit. Section 9-4.3204 of the PMC states that a site
development permit shall not be issued if the Commission makes any of the following

findings:

17

That the location, size, and intensity of the proposed operation will create
a hazardous or inconvenient vehicular or pedestrian traffic pattern, taking
into account the proposed use as compared with the general character
and intensity of the neighborhood.

Discussion: The proposed use is a single-family dwelling in a
neighborhood composed entirely of other single-family dwellings with the
exception of the private school. The previously-adopted Negative
Declaration for the subdivision that created this lot determined that the
proposed single-family use would not create a hazardous or inconvenient
vehicular or pedestrian traffic pattern.

That the accessibility of off-street parking areas and the relation of
parking areas with respect to traffic on adjacent streets will create a
hazardous or inconvenient condition to adjacent or surrounding uses.

Discussion: The proposed dwelling satisfies the two car garage parking
requirement, and complies with all the development standards for parking



1.

.

as listed in PMC Section 9-4.2817 Design standards for parking spaces.
Additional temporary guest parking is available on the driveway and along
the street. Thus, this project will not create a hazardous or inconvenient
condition in accessing oft-street parking spaces.

That insufficient landscaped areas have been reserved for the purposes of
separating or screening service and storage areas from the street and
adjoining building sites, breaking up large expanses of paved areas, and
separating or screening parking lots from the street and adjoining
building areas from paved areas to provide access from buildings to open
areas.

Discussion: Sufficient landscaped areas have been provided for this
development.  The front yard will be landscaped as required by PMC
Section 9-4.402(i) since the front yard area is substantially within the R-1
zoning district. Landscaping standards for the R-1 zone require a
landscaped front yard and landscaping on at least 20 percent of the lot. In
this case, the front yard adjacent to Sheila Lane will be landscaped and the
areas surrounding both buildings will be landscaped. An irregularly
shaped concrete patio which matches the walkways is proposed on the
west side of the main dwelling. The hillside beyond the Development
Boundary line has been seeded with native plants as required in the
Settlement Agreement #4 Protection of Hillsides (b) [page 4]. The area
beyond the Development Boundary line cannot be developed and will
remain in a natural vegetated condition. Staff has recommended a
condition of approval that requires a landscape plan with plants that are
native and drought tolerant. In addition, the State’s Model Water Efficient
Landscape Ordinance requirements must also be implemented into the
project as recommended in the landscaping condition of approval.

This is not a commercial development; and therefore, no screening of
service areas, storage areas or large expanses of paved areas and parking
lots is needed. The subject site is private property and no public access to
open spaces is permitted.

That the proposed development, as set forth on the plans, will
unreasonably restrict or cut out light and air on the property and on other
property in the neighborhood, or will hinder or discourage the
appropriate development and use of land and buildings in the
neighborhood, or impair the value thereof.

Discussion: The closest existing dwelling to the south of the main building
is approximately 100 feet away at 1165 Linda Mar Blvd. The abutting
vacant lot to the north is also part of the original subdivision and obtained
approval recently for construction of a single-family dwelling addressed as
35 Malavear Drive. Due to the 20 foot wide side setbacks required at each
site, as least 40 feet will separate the two buildings.

Setbacks for the proposed dwelling are larger than a typical single-family
unit zoned R-1 because the B Lot Size Overlay designation requires larger
setbacks based on the larger size of the lot. In this case the B-5



Vi,

Vil.

viil.

designation requires front and rear setbacks of 25 feet along with the 20
foot side setback. Currently no other buildings exist closer than ninety
feet to the proposed dwellings; thus, the new buildings will not
unreasonably restrict or cut out light and air on the subject site or on any
property in the neighborhood. The proposed dwelling is appropriate for
the neighborhood of predominately single-family development, and will
not impair the value of any other nearby dwellings.

That the improvement of any commercial or industrial structure, as shown
on the elevations as submitted, is substantially detrimental to the
character or value of an adjacent R District area.

Discussion: No improvement of a commercial or industrial structure is
proposed for this project; therefore, this finding does not apply in this
case.

That the proposed development will excessively damage or destroy natural

features, including trees, shrubs, creeks, and rocks, and the natural grade
of the site, except as provided in the subdivision regulations as set forth in
Chapter 1 of Title 10 of this Code.

Discussion: A very small portion of the lot will be developed with this
project. The resulting 7.4 percent lot coverage means a substantial portion
of the site will not be disturbed or developed. Moreover, the site has been
improved to create detention ponds that will prevent damage to existing
trees, shrubs, rocks, and the natural grade of the site from excessive and
uncontrolled stormwater drainage. In addition, the Settlement Agreement
has identified an area beyond the Development Boundary line that cannot
be developed and which has been planted with native plants as described
previously. This hillside area will remain protected as required by the
Settlement Agreement. Thus, the proposed dwellings will not excessively
damage or destroy natural features.

That there is insufficient variety in the design of the structure and grounds
to avoid monotony in the external appearance.

Discussion: The proposed single-family residence is a custom built
dwelling designed for this particular site. A partial second story is
proposed with a cross gable roofline. The same siding materials of
vertical board and batten siding is specified for the lower portions of the
elevations and horizontal lap siding for the rest of the walls. The dwelling
will also have a covered porch with wooden railings. The varied roofline,
variety of siding materials and covered porch are features that serve to
create visual interest for the project. As described previously, landscaping
is also proposed that will improve the appearance of the area surrounding
the building. Due to these design elements, there is sufficient variety in
the design of the structure and grounds to avoid monotony in the external
appearance of the proposed dwelling.

That the proposed development is inconsistent with the City's adopted
Design Guidelines.



Discussion: The Design Guidelines under B. Building Design, 3. Details
(page 4) encourage design elements from the surrounding neighborhood to
be incorporated into the project such as chimneys, decks, porches and roof
shapes. In this particular case, there is a chimney on the west elevation
and a second story deck, a covered porch and varied peaked roofline on
the main dwelling. The scale is similar to other two-story dwellings in the
neighborhood. On page 5 of the Design Guidelines B. Building Design, 4.
Materials, additional guidelines such as compatibility of materials and
consistency are also encouraged in new development. The proposed
exterior vertical and horizontal siding for both buildings can also be found
on dwellings in the neighborhood. The design is consistent in that siding
materials and grid windows are located on all the elevations of the
dwelling. Thus, the single-family dwelling as designed is consistent with
the adopted Design Guidelines.

ix. That the proposed development is inconsistent with the General Plan,
Local Coastal Plan, or other applicable laws of the City.

Discussion: The proposed single-family dwelling is consistent with the
General Plan designation of LDR (Low Density Residential) which allows
an average of 3 to 9 dwelling units per acre as specified in the General
Plan on page 32. However, the General Plan description of LDR goes on
to state that site conditions such as slope, geology, soils access and
environmental sensitivity will determine specific density. In this case, the
Negative Declaration and approval of the four lot subdivision considered
the site conditions and determined that a single-family dwelling was the
appropriate use for this property. The A/B-5 zoning of the site where the
single-family dwelling is proposed conditionally permits the project with
approval of a site development permit and use permit. Therefore, if
approved, the project will be consistent with the Zoning Regulations. The
subject site is not within the Coastal Zone; thus, the requirements of the
Local Coastal Plan do not apply.

B. Use Permit. Section 9-4.3303 of the PMC states that the Planning Commission

shall grant a use permit only upon making all of the following findings:

il

That the establishment, maintenance, or operation of the use or building applied
for will not, under the circumstances of the particular case, be detrimental to the
health, safety, and welfare of the persons residing or working in the neighborhood
or to the general welfare of the City.

Discussion: The construction of a single-family dwelling on the subject site will
not in this particular case be detrimental to the health, safety, and welfare of
persons residing or working in the neighborhood nor will the development
negatively impact the general welfare of the City. The site is located within a
neighborhood of single-family residences. The subject site is also larger than
many of the nearby lots accessed off Sheila Lane, Malavear Court and Alviso
Court. The dwelling is proposed adjacent to the cul-de-sac and near the existing



residence at 30 Malavear Drive in order to preserve the hillside at the rear
(northwest) portion of the subject site. Specifically, the Settlement Agreement
will ensure that the hillside is preserved with natural plantings and no
development allowed beyond the Development Boundary line on the hillside
(approximately 200 feet from the cul-de-sac) as stated in TERMS AND
CONDITIONS, #4. Protection of Hillside (a) [page 4].

2. That the use or building applied for is consistent with the applicable provisions of
the General Plan and other applicable laws of the City and, where applicable, the
local Coastal Plan.

Discussion. The proposed single-family dwelling is consistent with the General
Plan designation of LDR (Low Density Residential) which allows an average of 3
to 9 dwelling units per acre as specified in the General Plan on page 32.
However, the General Plan description of LDR goes on to state that site
conditions such as slope, geology, soils access and environmental sensitivity will
determine specific density. In this case, the Negative Declaration and approval of
the four lot subdivision considered the site conditions and determined that a
single-family dwelling was the appropriate use for this property.  The A/B-5
zoning of the site where the single-family dwelling is proposed conditionally
permits the project with approval of a site development permit and use permit.
Therefore, if approved, the project will be consistent with the Zoning Regulations.
The subject site is not within the Coastal Zone; thus, the requirements of the
Local Coastal Plan do not apply.

3. Where applicable, that the use or building applied for is consistent with the City's
adopted Design Guidelines.

Discussion. The Design Guidelines under B. Building Design, 3. Details (page 4)
encourage design elements from the surrounding neighborhood to be incorporated
into the project such as chimneys, decks, porches and roof shapes. In this
particular case, there is a chimney on the west elevation and a second story deck,
a covered porch and varied peaked roofline on the main dwelling. The scale is
similar to other two-story dwellings in the neighborhood. On page 5 of the
Design Guidelines B. Building Design, 4. Materials, additional guidelines such as
compatibility of materials and consistency are also encouraged in new
development. The proposed exterior vertical and horizontal siding for both
buildings can also be found on dwellings in the neighborhood. The design is
consistent in that siding materials and grid windows are located on all the
elevations of the dwelling. Thus, the single-family dwelling as designed is
consistent with the adopted Design Guidelines.

BE IT FURTHER RESOLVED that the Planning Commission of the City of
Pacifica approves the Site Development Permit PSD-796-15, and Use Permit UP-49-15,
to allow construction of a single family dwelling, with an attached garage at 21 Malavear
Drive (APN 023-270-590), subject to conditions of approval attached as Exhibit A.

* * * * *



PASSED AND ADOPTED at a regular meeting of the Planning Commission of
the City of Pacifica, California, held on the 21* day of March, 2016.

AYES, Commissioners:

NOES, Commissioners:

ABSENT, Commissioners:

ABSTAIN, Commissioners:

Richard Campbell, Chair

ATTEST: APPROVED AS TO FORM:

Tina Wehrmeister, Planning Director Michelle Kenyon, City Attorney



Exhibit A

Conditions of Approval: Use Permit, UP-49-15 and Site

Development Permit, PSD-796-15, For a Two-Story Single-
Family Residence on a Vacant Lot at 21 Malavear Drive

(APN 023-270-580)

Planning Commission Meeting of March 21, 2016

Planning Department

1.

Development shall be substantially in accord with the plans entitled “New Single Family Home &
2" Unit 21 Malavear Drive,” consisting of 13 (thirteen) sheets, date stamped November 24,
2015 except as modified by the following conditions.

All requirements as specified in the Settlement Agreement and Mutual Release of Claims dated
March 1, 2005 must be satisfied to the Planning Director’s satisfaction prior to building permit
issuance.

Prior to the issuance of a building permit, the applicant shall submit information on exterior
finishes, including colors and materials, subject to approval of the Planning Director.

The applicant shall submit a final landscape plan for approval by the Planning Director prior to
the issuance of a building permit. All requirements of the Model Water Efficient Landscape
Ordinance (State of California), July 9, 2015 shall be documented and implemented in the
landscape plan. The landscape plan shall show each type, size, and location of plant materials.
Landscaping materials included on the plan shall be coastal compatible, drought tolerant and
shall be predominantly native. All landscaping shall be completed consistent with the final
landscape plans prior to occupancy. In addition, the landscaping shall be maintained and shall
be designed to incorporate efficient irrigation to reduce runoff, promote surface filtration, and
minimize the use of fertilizers, herbicides, and pesticides. Landscaping on the site shall be
adequately maintained and replaced when necessary as determined by the Planning Director.

All trash and recycling materials, if stored outdoors, shall be fully contained and screened from
public view within the proposed enclosure. The enclosure design shall be consistent with the
adjacent and/or surrounding building materials, and shall be sufficient in size to contain all trash
and recycling materials, as may be recommended by Recology of the Coast. Trash enclosure and
dumpster areas shall be covered and protected from roof and surface drainage. If water cannot
be diverted from these areas, self-contained drainage systems that drain to sand filters shall be
installed. The property owner/homeowner’s association shall inspect and clean the filters as
needed. Applicant shall provide construction details for the enclosure for review and approval
by the Planning Director, prior to building permit issuance.

Attachment B



Conditions of Approval: UP-49-15 and PSD-796-15
Single Family Dwelling

21 Malavear Drive (APN 023-270-580)

March 21, 2015

Page 2 of 5

6.

10.

11.

12.

All transformers, HVAC units, backflow preventors and other ground-mounted utility equipment
shall be shown on the landscape and irrigation plans and shall be located out of public view
and/or adequately screened through the use or combination of walls or fencing, berming,
painting, and/or landscaping, to the satisfaction of the Planning Director.

Applicant shall submit a roof plan with spot elevations showing the location of all roof
equipment including vents, stacks and skylights, prior to building permit issuance. All roof
equipment shall be screened to the Planning Director’s satisfaction.

All vents, gutters, downspouts, flashing, and conduits shall be painted to match the colors of
adjacent building surfaces. In addition, any mechanical or other equipment such as HVAC
attached to or protruding from the building shall be appropriately housed and/or screened to
the Planning Director’s satisfaction.

Roof drains shall discharge and drain away from the building foundation to an unpaved area
wherever possible.

All outstanding and applicable fees associated with the processing of this project shall be paid
prior to the issuance of a building permit.

A detailed on-site exterior lighting plan shall be submitted for review and approval by the
Planning Director prior to the issuance of a building permit. Said plan shall indicate fixture
design, illumination, location, height, and method of shielding so as not to adversely affect
adjacent properties. Lighting shall be directed away from adjacent residences. Buffering
techniques to reduce light and glare impacts to residences shall be required. Building lighting
shall be architecturally integrated with the building style, materials and colors and shall be
designed to minimize glare. Show fixture locations, where applicable, on all building elevations.

The applicant shall indemnify, defend and hold harmless the City, its Council, Planning
Commission, advisory boards, officers, employees, consultants and agents (hereinafter “City”)
from any claim, action or proceeding (hereinafter “Proceeding”} brought against the City to
attack, set aside, void or annul the City’s actions regarding any development or land use permit,
application, license, denial, approval or authorization, including, but not limited to, variances,
use permits, developments plans, specific plans, general plan amendments, zoning
amendments, approvals and certifications pursuant to the California Environmental Quality Act,
and /or any mitigation monitoring program, or brought against the City due to actions or
omissions in any way connected to the applicant’s project, but excluding any approvals
governed by California Government Code Section 66474.9. This indemnification shall include,
but not be limited to, damages, fees and/or costs awarded against the City, if any, and costs of
suit, attorney’s fees and other costs, liabilities and expenses incurred in connection with such



Conditions of Approval: UP-49-15 and PSD-796-15
Single Family Dwelling

21 Malavear Drive (APN 023-270-580)

March 21, 2015
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13.

proceeding whether incurred by the applicant, City, and /or parties initiating or bringing such
Proceeding. If the applicant is required to defend the City as set forth above, the City shall
retain the right to select the counsel who shall defend the City.

The applicant shall clearly indicate compliance with all conditions of approval on the plans
and/or provide written explanations to the Planning Director’s satisfaction prior to approval of a
building permit.

Wastewater Division of Public Works

14.

No wastewater (including equipment cleaning wash water, vehicle wash water, cooling water,
air conditioner condensate, and floor cleaning wash water) shall be discharged to the storm
drain system, the street or gutter. New storm drain inlets shall be protected from being blocked
by large debris to the Public Work Director’s satisfaction.

Engineering Division of Public Works

15.

16.

17.

18.

19.

Per the Subdivision Improvement Agreement, 1165 Linda Mar Blvd. Subdivision dated February
14, 2006, a building permit for this development cannot be issued until all improvements
including but not limited to streetlight, monument’s and detention pond are completed per the
Subdivision Improvement Agreement, Settlement Agreement and to the satisfaction of the City
Engineer.

Construction shall be in conformance with the San Mateo Countywide Storm Water Pollution
Prevention Program. Best Management Practices shall be implemented.

Roadways shall be maintained clear of construction materials and debris, especially mud and
dirt tracked, onto Malavear Drive and Sheila Lane. Dust control and daily road cleanup will be
strictly enforced.

All recorded survey points, monuments, railroad spikes, pins, cross cuts on top of sidewalks and
tags on top of culvert headwalls or end walls, whether within private property or public right-of-
way, shall be protected and preserved. If survey point/s are altered, removed or destroyed, the
applicant shall be responsible for obtaining the services of a licensed surveyor or qualified Civil
Engineer to restore or replace the survey points and record the required map prior to occupancy
of the first unit.

All proposed sanitary sewer system up to their connection to the existing mains shall be
privately maintained. Show all existing and proposed sanitary sewer system on the Site Plan.



Conditions of Approval: UP-49-15 and PSD-796-15
Single Family Dwelling

21 Malavear Drive (APN 023-270-580)

March 21, 2015
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20.

21.

22,

23.

24,

25.

26.

All proposed storm drain system up to their connection to the existing mains shall be privately
maintained. Show all existing storm drain system within ROW and property on the Site Plan.
Applicant shall record a Private Storm Drainage Easement {PSDE) for the existing storm drain
system.

All utilities shall be installed underground from the nearest joint pole or box.

Add a note on the Site Plan that says, “Any damage to improvements within the city right-of-
way or to any private property, whether adjacent to subject property or not, that is determined
by the City Engineer to have resulted from construction activities related to this project shall be
repaired or replaced as directed by the City Engineer.”

Prior to approval of the Building Permit, applicant shall provide an erosion control plan.

Applicant shall grind and overlay existing asphalt with minimum 2 inch AC to the limits of all
utility connection or to street centerline whichever is greater across entire property frontage of
Malavear Drive and Sheila Lane. All pavement markings and markers shall be replaced inkind.

A City of Pacifica Encroachment Permit shall be obtained for all work undertaken in the public
right-of-way. All work shall be done in accordance with City Standards, Standard Specifications
for Public Works Construction (Green Book) or Caltrans Standard Specifications, Pacifica
Municipal Code, Administrative Policies and to the satisfaction of the City Engineer or his
designee and shall be completed prior issuance of the Certificate of Occupancy. Permit fees shall
be determined per the current adopted fee schedule at the time of permit issuance.

All recorded survey points, monuments, railroad spikes, pins, cross cuts on top of sidewalks and
tags on top of culvert headwalls or end walls whether within private property or public right-of-
way shall be protected and preserved. If survey point/s are altered, removed or destroyed, the
applicant shall be responsible for obtaining the services of a licensed surveyor or qualified Civil
Engineer to restore or replace the survey points and record the required map prior to
completion of the building permit.

North County Fire Department

27.

28.

The Applicant shall submit plans for the required fire sprinklers per Pacifica Muni code and 2013
CFC at the same time or before they submit for a building permit.

The Applicant shall provide a horn strobe on the front of the building for the fire sprinkler to the
satisfaction of the Fire Chief or designee.
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Single Family Dwelling

21 Malavear Drive (APN 023-270-580)
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29.

30.

31.

32.

33.

34,

35.

The Applicant shall provide a fire flow report from North Coast County Water District (NCCWD)
showing a fire flow of 750 gpm or greater per 2013 CFC Appendix B, Table B105.1 for structures
over 3600 sq. ft. to the satisfaction of the Fire Chief or designee.

The Applicant shall mark the cul-de-sac and road per 2013 CFC Appendix D, D103.6 through
D103.6.2 including signs per D103.6 to the satisfaction of the Fire Chief or designee.

The Applicant shall provide clearly visible illuminated premises Identification (address) per 2013
CFC to the satisfaction of the Fire Chief or designee.

The Applicant shall install smoke detectors and CO monitors per 2013 CFC and 2013 CBC to the
satisfaction of the Fire Chief or designee.

The Applicant shall install and make serviceable all fire service features prior to beginning
construction to the satisfaction of the Fire Chief or designee.

The Applicant shall conform to 2013 CFC chapter 33 for fire Safety during all construction to the
satisfaction of the Fire Chief or designee.

The Applicant shall not begin construction without approved plans and a permit on site at all
times.

End



NOTICE OF AVAILABILITY OF NEGATIVE DECLARATION AND
PUBLIC HEARING FOR A PROPOSED FOUR-LOT SUBDIVISION
AT 1165 LINDA MAR BLVD. (SUB-200-03 AND PV-468-03)

NOTICE IS HEREBY GIVEN that the City of Pacifica has prepared a Draft Negative
Declaration stating that the following project at 1165 Linda Mar Blvd. (APN 023-270-460) will
have no adverse affect on the environment and that the Planning Commission of the City of
Pacifica will conduct a public hearing on Monday, March 1, 2004, at 7:00 p.m., in the Council

Chambers, 2212 Beach Boulevard, Pacifica, to consider the following:

The applicant is proposing a four-lot subdivision for an existing lot. A Variance is necessary to
allow three of the newly created lots to have less than the required lot width for B-5 zoned
properties.. The existing house with attached garage would remain on proposed Lot 1. The
existing wooden sheds and other structures related to a previous agricultural use and located on
proposed lot 2, 3 and 4 would be removed. If the subdivision is approved, one single-family unit

could be constructed on each new lot.

The Negative Declaration is available for puBlic review and comment for 20 days, beginning
January 28, 2004. A copy of the Negative Declaration, detailed plans and additional information
is available for public review in the Planning and Economic Development Department, 1800
Francisco Boulevard, Pacifica. A copy of the Negative Declaration and Initial Study is also
available in the Sanchez and Sharp Park Public libraries. Anyone interested may appear and be
heard at the time and place noted above. If any of the above actions are challenged in court,
issues that may be raised are limited to those raised at the public hé:aring or in written

correspondence delivered to the City at, or prior to, the public hearing.

-7
e < l
Michjel Crabtree ) F ELED
City Planner JAN 2 § 200

Published in the Pacifica Tribune January 28, 2004.
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NEGATIVE DECLARATION

DATE: January 28, 2004

The Planning Department of the City of Pacifica has analyzed the project described below and has determined that the
project will not have any significant adverse effects on the environment including any adverse effect, either individually or
cumulatively on wildfife resources.

PROJECT DESCRIPTION

PROJECT NAME: ~ TENTATIVE PARCEL MAP — 1165 LINDA MAR BLVD.

APPLICANT and OWNER : Gary and Dianne Bonini, 1165 Linda Mar Blvd., Pacifica, Ca 94044

PROJECT :

LOCATION: Linda Mar Bivd. located on the northeast corner with Sheila Lane in the Linda Mar neighborhood
APN:023-270-460

PROJECT

DESCRIPTION: The applicant is proposing a four-lot subdivision for an existing lot. A Variance is necessary fo allow three
of the newly created lots to have less than the required lot width for B-5 zoned properties. The existing house with attached
garage would remain on proposed Lot 1. The existing wooden sheds and other structures related to a previous agricultural
use and located on proposed lot 2, 3 and 4 would be removed. If the subdivision is approved, one single-family unit could
be constructed on each new lof. The proposed subdivision would result in development of the site that is consistent with the
surrounding single-family development in the neighborhood but the larger lots would allow some of the steeper portions of
the new lots to be undeveloped and appear as open hillside areas.

FINDINGS

As documented in the accompanying Initial Study and Checklist, the proposed project will not significantly adversely affect
the environment, either in the alteration of the land or by creating short- or long-term adverse impacts.

DE MINIMUS IMPACT FINDINGS: No evidence exists in the record that the project will have the potential for any adverse
effect, either individually or cumulatively on wildlife resources or the habitat upon which wildlife depends, based on the
following findings of fact: a) the project area is an infill site surrounded by fully or partially developed properties; and b) there
are no known wildlife resources within the project boundaries or in the immediate vicinity of the project site.

This Negative Declaration was prepared in accordance with the provisions of the Califonia Environmental Quality Act of
1970, as amended, and applicable guidelines. A copy of the Initial Study and Checklist and related material may be
obtained at the Planning & Economic Department, 1800 Francisco Boulevard, Pacifica, CA 94044. Notice of completion of
this Negative Declaration was published in the Pacifica Tribune on January 23, 2004, and was posted in the San Mateo

County Clerk's Office.

Prepared by: 9.~ ;;Jz { El

Kathryn,Farbstein, Assistant Planner.
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INITIAL STUDY AND CHECKLIST

Date: January 28, 2004
California Environmental Quality Act (CEQA) Requirements

This report has been prepared in accordance with the provisions of the California
Environmental Quality Act (CEQA) of 1970, as amended, and applicable guidelines.

Project Title: TENTATIVE PARCEL MAP AND VARIANCE
1165 LINDA MAR BLVD., PACIFICA, CA

Lead Agency: City of Pacifica Contact Person: Kathryn Farbstein,
1800 Francisco Blvd. Assistant Planner
Pacifica, CA 94044 (650) 738-7443

Proiect Applicant and Owner: Gary and Dianne Bonini
1165 Linda Mar Blvd.
Pacifica, CA 94044

Project Location: 1165 Linda Mar Blvd. APN: 023-270-460

General Plan Designation/Zoning Classification: Low Density Residential for the General Plan
Designation and A/B-5 Zoning Classification which is Agricultural and Lot Size Overlay District.

Project Description: The applicant is proposing a four-lot subdivision for an existing lot. A
Variance is necessary to allow three of the newly created lots to have less than the required lot
width for B-5 zoned properties. The existing house with attached garage would remain on
proposed Lot 1. The existing wooden sheds and other structures related to a previous
agricultural use and located on proposed lot 2, 3 and 4 would be removed. [f the subdivision
is approved, one single-family unit could be constructed on each new lot. The proposed
subdivision would result in development of the site that is consistent with the surrounding
single-family development in the neighborhood but the larger lots would allow some of the
steeper portions of the new lots to be undeveloped and appear as open hillside areas.

Site Description: The applicant proposes the subdivision of a 5.35-acre lot into 4 parcels in the
Linda Mar neighborhood. The subject site contains one single-family residence and several
structures previously utilized in a flower business that operated on the site. The existing
house would remain and will be located on Lot 1. The dilapidated sheds and other structures
spread across the remaining proposed lots will be removed. Several medium and large sized
trees, and bushes are located on the site. In addition, the site is covered by grass.

The subject site is a corner lot that is bounded by Linda Mar Blvd. on the south, and Sheila
Lane and Malavear Ct. on the east. Pillar of Fire is the owner of the property and operator of
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the Alma Heights Christian Academy, a private school, that borders the project on the west
side. On the northern border, the site abuts the rear yards of single-family homes that front
onto Alviso Ct.. The subject site is located on a hillside that slopes up from Linda Mar Bivd.
and the steepest portion of the property is on the northwest corner

The four proposed parcels are consistent with the requirements of Table 4 of the City's
Subdivision Ordinance. Lot 1 with an average cross slope of 21% would require 10, 666.67
square feet of lot area and 76.66 feet in width in contrast to 1.34 acres and 564 feet in width
proposed. Proposed Lot 2 at 1.42 acres and 262.4 feet in lot width exceeds the required lot
area of 11,333.34 square feet and 78.33 in lot width based on a n average cross slope of
22%. Lots 1 and 2 are required to have at least 100 feet in lot depth, and at 103.5 feet and
770 feet, respectively; both proposed parcels exceed the lot depth requirement. Proposed Lot
3is 1.19 acres in lot area, 77.4 feet in frontage and 460 feet in depth. Proposed Lot4 is 1.25
acres in lot area, 111.9 feet in frontage and 560 feet in depth. Both parcels have an average
cross slope of 19% and exceed the minimum required dimensions of 9,500 square feet in lot
area, 72.50 in frontage and 98 feet in depth.

As discussed previously, a Variance would be necessary to allow Lots 2, 3 and 4 to be created
with a lot width less than the required 150 feet in the B-5 current zoning. No zone change is
proposed at this time. The Variance request and the fact that two of the parcels exceed 20%
average cross slope ensures that an Initial Study be completed and an environmental
determination made on the proposed subdivision as required by CEQA.

Surrounding Land Uses and Setting: This is an infill site. The properties to the north, south
and east of the subject site have the same General Plan designation of Low Density
Residential. The property on the west border has a General Plan classification of school and
a zoning designation of P-F+ for the private school. The properties to the north, south and
west have a zoning designation of R-1.

Qther public agency approval(s) required: None.

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED

The environmental factors checked (X) below would be potentially affected by this project,
involving at least one impact that is a "Potentially Significant Impact" as indicated by the
checklist on the following pages.

___ lLand Use and Planning ___ Public Services ____Utilities/Service
Systems

__ Population and Housing ___ Biological Resources __ Aesthetics

____ Geology / Soils ___ Mineral Resources ___ Cultural Resources

___ Hydrology / Water Quality __ Hazards & Hazardous Materials ___ Recreation

__Air Quality __ Noise ___ Agricultural
Resources

Transportation/Traffic ___ Mandatory Findings of Significance

|



DETERMINATION

On the basis of this initial evaluation:

X_

| find that the proposed project COULD NOT have a significant effect on the
environment and a NEGATIVE DECLARATION will be prepared.

| find that although the proposed project could have a significant effect on the
environment, there will not be a significant effect in this case because mitigation
measures, as described on an attached sheet and agreed to by the applicant, have
been added to the project. A MITIGATED NEGATIVE DECLARATION will be

prepared.

| find that the proposed project MAY have a significant effect on the environment, and
an ENVIRONMENTAL IMPACT REPORT is required.

| find that the proposed project MAY have a “potentially significant impact” or
"potentially significant unless mitigated" impact on the environment, but at least one
effect 1) has been adequately analyzed in an earlier document pursuant to applicable
legal standards, and 2) has been addressed by mitigation measures based on the
earlier analysis as described on attached sheets. An ENVIRONMENTAL IMPACT
REPORT is required, but it must analyze on the effects that remain to be addressed.

| find that although the proposed project could have a significant effect on the
environment, there WILL NOT be a significant effect in this case because all potentially
significant effects (a) have been analyzed adequately in an earlier EIR or Negative
Declaration pursuant to applicable standards, and (b) have been avoided or mitigated
pursuant to that earlier EIR or Negative Declaration, including revisions or mitigation
measures that are imposed upon the proposed project, nothing further is required.

City of Pacifica: Date: January 28, 2004

Applicant/Owner: N/A Date:

(Signature)

Kathryn Farbstein, Assistant Planner
(Name & Title)

(for mitigated projects) (Name & Title)

(Name, Title & Company)



Potentially
Significant
Potentially Unless Less Than
Significant Mitigation Significant No
Impact Incorporated Impact Impact

LEVEL OF ENVIRONMENTAL IMPACTS

This checklist indicates the potential level of impact for each environmental factor, including
subcategory, as follows:

Potentially Significant Impact: Applies if there is substantial evidence that an effect is
significant. If one or more of these entries are made, an EIR is required.

Less Than Significant With Mitigation Incorporated: Applies when the incorporation of
mitigation measures has reduced an effect from "Potentially Significant Impact” to a "Less
Than Significant Impact". Describe mitigation measures and briefly explain how they reduce
the effect accordingly. Reference source documentation in parenthesis ( ).

Less Than Significant Impact: Requires brief explanation. Reference source documentation
in parenthesis ( ).

No Impact: No explanation required when source documentation is referenced ( ) and
adequately supports that impact does not apply. Explanation is, however, required when
finding is based on project-specific factors or general standards.

Less Than

Significant
Potentially With  LessThan
Significant Mitigation Significant No
Impact Incorporated |mpact Impact
. LAND USE AND PLANNING. Would the project:
a) Physically divide an established community? (1) o X

b) Conflict with any applicable land use plan, policy, or regulation
of an agency with jurisdiction over the project (including, but not
limited to the general plan, specific plan, local coastal program,
or zoning ordinance) adopted for the purpose of avoiding or
mitigating an environmental effect? (1) L L X

b) Conflict with any applicable habitat conservation plan or natural
community conservation plan? (1) . o X

Discussion of Evaluation: This is an infill site that is surrounded on three sides by single-family
residential development. Since the application includes a Variance request, the project upon
approval by the City would be consistent with the Zoning Code and it is already consistent with
the General Plan. The proposed subdivision would be consistent with the existing surrounding
single-family development and will not alter the land use patterns in the area. Additionally, the
four-lot subdivision as proposed is consistent with the Subdivision Code including Table 4.

Approval of a Variance request would be necessary to allow Lots 2, 3 and 4 to be less than
the required amount lot width of 150 feet in the B-5 zone. Each new lot will be more than an
acre in size, which offsets the smaller lot widths proposed. In addition, the average lot width in
the surrounding neighborhood is 50 feet and each newly created lot is more than 50 feet in

width.
5
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Mitigation: None required.

POPULATION AND HOUSING. Would the project:

a) Induce substantial population growth in an area, either directly
(e.g. construct new homes or businesses) or indirectly

(e.g. extend roads or other major infrastructure)? (1) X

b) Displace substantial numbers of existing housing,
necessitating the construction of replacement housing
elsewhere? (1) X

c) Displace substantial numbers of people, necessitating the
construction of replacement housing elsewhere? (1) X

Discussion of Evaluation: The proposal is in conformance with the planned and realized

growth patterns in Pacifica as anticipated in the General Plan. Since three new lots will be
created, the density will increase by three households. This increase in density is not
inconsistent with the General Plan or planned and related growth pattern of the surrounding
area. The existing single-family dwelling will remain unchanged so this project will not displace
existing housing or people.

Mitigation:  None required.

GEOLOGY AND SOILS. Would the project:

a) Expose people or structures to potential substantial adverse effects, including the risk of
loss, injury, or death involving:

1) Rupture of known earthquake fault, as delineated on the

most recent Alquist-Priolo Earthquake Fault Zoning Map

issued by the State Geologist for the area or based on

other substantial evidence of a known fault? (6,9) X
2) Strong seismic ground shaking? (6,9) X
3) Seismic-related ground failure, including liquefaction? (6,9) X
4) Landslides? (6,9) X
Result in substantial soil erosion or the loss of topsoil? (9) __ L X

Be located on a geologic unit or soil that is unstable, or that

would become unstable as a result of the project, and potentially

result in on- or off-site landslide, lateral spreading, subsidence,

liquefaction or collapse? (9) X
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d) Be located on expansive soil, as defined in Table 18-1-B of the
Uniform Building Code (1997), creating substantial risks to life
or property? (9) X

e) Have soils incapable of adequately supporting the use of septic
tanks or alternative waste water disposal systems where sewers
are not available for the disposal of wastewater? (9) X

Discussion of Evaluation: This development, along with all of the City of Pacifica, engenders
risk of seismic instability, due to the proximity of the San Andreas Fault, approximately 5 km
from the site. In addition, the site is 3.5 km from the San Gregorio fault. No known fault runs
through the site. In addition, the State of California, “Alquist-Priolo Special Studies Zone Act”
does not show the site within the “Special Studies Zone.” Due to its proximity to the San
Andreas Fault and the generally seismically active region, strong site ground shaking may
occur during the life of the structure(s); however, no significant environmental impacts are
anticipated.

Due to the steepness of the subject site, a geotechnical report has been completed and
submitted by the applicant. All proposed residential structures on the site would be
constructed according to the current California Building Code requirements and based upon
the geotechnical report recommendations. No significant impacts are expected.

Mitigation: None required.
HYDROLOGY AND WATER QUALITY. Would the project:

a) Violate any water quality standards or waste discharge
requirements? ( ) ..

b) Substantially deplete groundwater supplies or interfere
substantially with groundwater recharge such that there would
be a net deficit in aquifer volume or a lowering of the local
groundwater table level (e.g. the production rate of pre-existing
nearby wells would drop to a level, which would not support
existing land uses or planned uses for which permits have been
granted? () o X

c) Substantially alter the exiting drainage pattern of the site or area,
including through the alteration of the course of a stream or river,
in a manner which would result in substantial erosion or siltation
on- or off-site? (9) X

d) Substantially alter the exiting drainage pattern of the site or area,
including through the alteration of the course of a stream or river,
or substantially increase the rate or amount of surface runoff in a
manner that would result in substantial flooding on- or off-site? (9) X
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e) Create or contribute runoff water which would exceed the capacity
of existing or planned stormwater drainage systems or provide
substantial additional sources of polluted runoff? ( ) X

f) Otherwise substantially degrade water quality? ( ) X

g) Place housing within a 100-year flood hazard area as mapped
on a federal Flood Hazard Boundary or Flood Insurance Rate
map or other flood hazard delineation map? (5) X

h) Place within a 100-year flood hazard area structures which
could impede or redirect flood flows? (5) X

i) Expose people or structures to a significant risk of loss, injury
or death involving flooding, including flooding as a result of the
failure of a levee or dam? (5) X

j) Inundation by seiche, tsunami, or mudflow? (5) X

Discussion of Evaluation: The A/B-5 zoning designation allows a maximum of 30% lot
coverage and 30% impervious surface area for each of the proposed four lots. The
construction of three single-family residences on the newly created lots would result in
covering and/or compacting existing vacant land; this in turn results in increased impermeable
surfaces. Consequently, the absorption rates and drainage patterns would change. This
change, however, is not inconsistent with the surrounding neighborhood and is not expected to
create a significant environmental impact.

All project grading would take place in the dry season to minimize immediate erosion/siltation
effects. Nevertheless, erosion/siltation controls will be required during the construction
process. Best Management Practices (BMPS) such as straw mulch, silt fences, sediment
basins or traps and/or other measures will be employed during construction. Additionally, the
project would not degrade water quality due to the implementation of BMPs to control pollution
in runoff. The project will also use the municipal water supply and have no impact on
groundwater. Drainage recommendations from the geotechnical report will be incorporated
into the design of any future buildings on the proposed four lots.

The project involves no new construction within the 100-year flood zone. The site is far away
from a potential tsunami hazard according to the General Plan. However, the site is within the

boundaries of Area C as designated on the flood map, which indicates this area has a
potential for minimal, if any, flooding.

Mitigation: None required.
AIR QUALITY. Would the project:

a) Conflict with or obstruct implementation of the applicable
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air quality plan? (1) X

b) Violate any air quality standard or contribute substantially
to an existing or projected air quality violation? (1) X

¢) Resultin a cumulatively considerable net increase of any
criteria pollutant for which the project region is non-attainment
under an applicable federal and state ambient air quality
standard (including releasing emissions that exceed
quantitative thresholds for ozone precursors)? (1) X

d) Expose sensitive receptors to substantial pollutant
concentrations? (1) o X

e) Create objectionable odors affecting a substantial number

of people? (1) L __ X
Discussion of Evaluation: Pacifica is located along the western edge of the San Francisco Bay
Area air basin, and is affected by persistent and frequently strong winds from off the Pacific
Ocean. The city is also within the Bay Area Air Quality Management District. Other than
occasional violations of standards for ozone and suspended particulate matter (PM10), within
San Mateo County, the area's air quality standards are generally met.

There is no construction associated with the proposed subdivision; although creating three
additional lots will likely result in construction of three additional dwellings. The majority of air
quality impacts would occur during such construction, primarily during grading. This impact
will be limited to suspended particulate matter. The amount of particulate matter will be
effectively reduced during grading by conventional grading practices required by the
Engineering Department such as watering work areas and seeding or winterizing bare ground.
This project would not expose sensitive receptors to substantial pollutant concentrations or be
the source of any objectionable odors.

Mitigation: None required.
TRANSPORTATION/TRAFFIC. Would the project:

a) Cause an increase in traffic which is substantial in relation
to the existing traffic load and capacity of the street system
(i.e., result in substantial increase in either the number of
vehicle trips, the volume to capacity ratio on roads, or
congestion at intersections)? (1) X L

b) Exceed, either individually or cumulatively, a level of service
standard established by the county congestion management
agency for designated roads or highways? (1) o X

c) Resultin a change in air traffic patterns, including either an

9
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increase in traffic levels or a change in location that results in
substantial safety risks? (1) X

d) Substantially increase hazards due to a design feature ( e.g. sharp
curves or dangerous intersections) or incompatible uses

(e.g. farm equipment)? ( ) X
e) Result in inadequate emergency access? (1) X
f) Result in inadequate parking capacity? (1) X

g) Conflict with adopted policies, plans, or programs supporting
alternative transportation (e.g., bus turnouts, bicycle racks)? (1) X

Discussion of Evaluation: The proposed subdivision could result in construction of up to three
additional single-family homes that would increase demand for parking and increase traffic in
the area. However, such increase is minimal and is expected to be consistent with the zoning
for the site and the area. Each new home will be required to provide a two-car garage
pursuant to the B-5 zoning regulations for the site. Existing roadway capacities are capable of
supporting the minimal increase in traffic generated by the project and, as such, no significant
impacts are anticipated.

Additionally, the construction of up to three new single-family homes will have no effect on air
traffic patterns, or substantially increase hazards due to a design feature or incompatible uses.
The site does have adequate emergency access proposed with a turnaround of sufficient size
to accommodate emergency vehicles and the project will have no effect on alternative
Transportation modes.

Mitigation:  None required.
BIOLOGICAL RESOURCES. Would the project:

a) Have a substantial adverse effect, either directly or through
habitat modifications, on any species identified as a
candidate, sensitive, or special status species in local
or regional plans, policies, or regulations, or by the
California Department of Fish & Game or U.S. Fish &
Wildlife Service?() X

b) Have a substantial adverse effect on any riparian
habitat or other sensitive natural community identified
in local or regional plans, policies, or regulations, or by the
California Department of Fish & Game or U.S. Fish &
Wildlife Service? () X

c) Have a substantial adverse effect on federally protected
Wetlands as defined by Section 404 of the Clean Water Act

10
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(including, but not limited to, marsh, vernal pool, coastal, etc.)

through direct removal, filling, hydrological interruption, or

other means? () L - X
d) Interfere substantially with the movement of any native resident

or migratory fish or wildlife species or with established native

resident or migratory wildlife corridors, or impede the use of

native wildlife nursery sites? () X

e) Conflict with any local policies or ordinances protecting
biological resources, such as a tree preservation policy or
ordinance? (2) X_

f) Conflict with the provisions of an adopted Habitat
Conservation Plan, Natural Community Conservation Plan,
or other approved local, regional, or state habitat conservation
plan? (1) X

Discussion of Evaluation: The site is currently covered with grasses, weeds, dense brush and
a few trees. The site is not located within a federally protected wetland. No known unique,
rare, or endangered species are known to inhabit the site nor is the development location
expected to change the diversity of any animals or species in the area. The site is not
included in any adopted Habitat Conservation Plan, Natural Community Plan or any other
approved conservation plan. The site location is not a known animal migratory route or
riparian habitat and no significant environmental impacts are expected from the project.

Mitigation:  None required.
MINERAL RESOURCES. Would the project:

a) Result in the loss of availability of a known mineral resource
that would be of future value to the region and the residents
of the State? (1) X

b) Result in the loss of availability of a locally-important mineral
resource recovery site delineated on a local general plan,
specific plan or other land use plan? (1) X

Discussion of Evaluation: No known mineral resources are located on the site, nor has the
site been used for mineral resource extraction.

Mitigation: ~ None required.
HAZARDS AND HAZARDOUS MATERIALS. Would the project:

a) Create a significant hazard to the public or the environment
through the routine transport, use, or disposal of hazardous

11
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materials? ( ) _X_

b) Create a significant hazard to the public or the environment
through reasonably foreseeable upset and accident conditions
involving the release of hazardous materials into the environment? X

c) Emit hazardous emissions or handle hazardous or acutely
hazardous materials, substances, or waste within one-quarter
mile of an existing or proposed school? ( ) X

d) Be located on a site which is included on a list of hazardous
materials sites compiled pursuant to Government Code Sect.
65962.5 and, as a result, would it create a significant hazard
to the public or the environment? () DS

e) For a project located within an airport land use plan or, where
such a plan has not been adopted, within two miles of a public
airport or public use of airport, would the project result in a safety
hazard for people residing or working in the project area? ( ) X

f) For a project within the vicinity of a private airstrip, would the project
result in a safety hazard for people residing or working in the
project area? ( ) X_

g) Impair implementation of or physically interfere with an adopted
emergency response plan or emergency evacuation plan? (1) X

h) Expose people or structures to significant risk of loss, injury or death

involving wildland fires, including where wildlands are adjacent to

urbanized areas or where residences are intermixed with wildlands? ___ _ _ _X_
Discussion of Evaluation: The proposed project will not involve the use of materials classified
as hazardous substances and the project site does not contain any materials from a
hazardous materials list pursuant to Government Code Section 65962.5. The site is not within
two miles of a public airport or public use airport and will not interfere with any emergency
response or evacuation plans. The project is not located in an area where there is significant
risk of wild land fires.

Mitigation:  None required.
NOISE. Would the project result in:
a) Exposure of persons to or generation of noise levels in excess of

standards established in the local general plan or noise ordinance,
or applicable standards of other agencies? (1) X

b) Exposure of persons to or generation of excessive ground borne
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vibration or ground borne noise levels? (1) X

c) A substantial permanent increase in ambient noise levels in the
project vicinity above levels existing without the project? X

d) A substantial temporary or periodic increase in ambient noise
levels in the project vicinity above levels existing without the
project? X

e) For a project located within an airport land use plan or, where
such a plan has not been adopted, within two miles of a
public airport or public use airport, would the project expose
people residing or working in the project area to excessive
noise levels? X

f) For a project within the vicinity of a private airstrip, would the
project expose people residing or working in the project area
to excessive noise levels? X

Discussion of Evaluation: The creation of three additional lots could result in the addition of a
maximum of three new homes, which would create a new source of noise in the area.
However, the anticipated noise is expected to be minimal and consistent with the existing
noise levels in the surrounding single-family neighborhood. Noise will occur during the project
construction, as with all new construction projects, resulting in increased exterior noise levels
within the project vicinity. This would be a temporary impact. The project is not located within
an airport land use plan, within two miles of a public airport or public use airport or within the
vicinity of a private airstrip. No significant impact is expected.

Mitigation:  None required.

PUBLIC SERVICES. Would the project result in substantial adverse physical impacts
associated with the provision of new or physically altered government facilities, need for new
or physically altered government facilities, the construction of which could cause significant
environmental impacts, in order to maintain acceptable service ratios, response times or other
performance objectives for any of the following public services:

a) Fire protection? (1)
b) Police protection? (1)
c) Schools? (1)

d) Parks? (1)

e) Other public facilities? (1)

Discussion of Evaluation: As part of the Planning applications and/or Building Permit review
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process, all departments and agencies responsible for providing services are consulted to
determine their ability to provide services to proposed development projects. All applicable
agencies have indicated they will be able to provide the needed public services at acceptable
service levels to this project.

Mitigation:  None required.
UTILITIES AND SERVICE SYSTEMS. Would the project:

a) Exceed wastewater treatment requirements of the
applicable Regional Water Quality Control Board? ( ) X

b) Require or result in the construction of new water or
wastewater treatment facilities or expansion of existing
facilities, the construction of which could cause
significant environmental effects? () X

¢) Require or result in the construction of new storm water
drainage facilities or expansion of existing
facilities, the construction of which could cause
significant environmental effects? ( ) X

d) Have sufficient water supplies available to serve the
project from existing entitlements and resources, or
are new or expanded entitlements needed? ( ) X

e) Result in a determination by the wastewater treatment
provider, who serves or may serve the project that it has
adequate capacity to serve the project’s projected demand
in addition to the provider's existing commitments? X

f) Be served by a landfill with sufficient permitted capacity
to accommodate the project’s solid waste disposal needs? ( ) X

g) Comply with federal, state, and local statutes and regulations
related to solid waste? ( ) - X

Discussion of Evaluation: Electric, gas, water, storm, and sewer lines exist within close
proximity of the project site. As part of the Planning application review process, all
departments and agencies responsible for supplying utilities for this project have indicated
their ability to meet the needs of the project.

Mitigation:  None required.
AESTHETICS. Would the project:

a) Have a substantial adverse effect on a scenic vista? (2) o X
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b) Substantially damage scenic resources, including,
but not limited to, trees, rock outcroppings, and historic
buildings within a state scenic highway? (1) o X

c) Substantially degrade the existing visual character or
quality of the site and its surroundings? (2) X

d) Create a new source of substantial light or glare which
would adversely affect day or nighttime views in the area? X

Discussion of Evaluation: The proposed subdivision would result in three additional, buildable
lots that would likely result in the construction of three new homes. All new home construction
is typically subject to existing City policies and Design Guidelines for height and materials. No
scenic resources or historic buildings would be affected by this proposal. If any big trees need
to be removed, a Heritage Tree Permit will be required and the existing trees that will remain
will be protected during construction and maintained by the owner. The majority of the project
site will remain in its natural state due to the extremely large lot size of more than an acre per
lot. The subdivision is proposed in such a way as to preserve a majority of the hillside visible
from Linda Mar Blvd. There would be no new source of substantial light or glare, which would
effect day or nighttime views in the area.

Mitigation:  None required.
CULTURAL RESOURCES. Would the project:

a) Cause a substantial adverse change in the significance
of a historical resources as defined in §15064.57 (1) L X

b) Cause a substantial adverse change in the significance
of an archaeological resource pursuant to §15064.5? (1) _ o X

c) Directly or indirectly destroy a unique paleontological
resource or site or unique geologic feature? () X_

d) Disturb any human remains, including those interred
outside of formal ceremonies? () X

Discussion of Evaluation: There are no known cultural or historical resources or on the project
site itself. However, the historic Sanchez Adobe building is within approximately 800 feet of
the site, across from Linda Mar Blvd., and the proposed subdivision would have no impact on
this structure. The project site does not contain any significant paleontological resources or
unique geological features. No human remains are known to be interred on this site.
Development has occurred within the vicinity of the site. No archaeological remains have
been reported with the immediate or surrounding development.

Mitigation:  None required.
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AGRICULTURAL RESOURCES. Would the proposal:

a) Convert Prime Farmland, Unique Farmland, or Farmland of Statewide

Importance (Farmland), as shown on the maps prepared pursuant

to the Farmland Mapping and Monitoring Program of the California

Resources Agency, to non-agricultural use? (1) __ L X
b) Conflict with existing zoning for agricultural use, or a

Williamson Act contract? (2) o X

c) Involve other changes in the existing environment which,
due to their location or nature, could result in conversion of
farmland, to non-agricultural use? X

Discussion of Evaluation: The proposed four-lot subdivision would not conflict with any
agricultural resources. The project was removed from the California Land Conservation
Contract (Williams Act) in 1999 and the property owner is no longer obligated to use the land
solely for agricultural and related compatible uses. It is completely surrounded by single-
family residential development. The surrounding area is zoned for residential development
and not agriculture nor is any of the land either on the project site or in the surrounding area
being used for farmland.

Mitigation:  None required.
RECREATION. Would the proposal:
a) Increase the use of existing neighborhood and regional parks

or other recreational facilities such that substantial deterioration
of the facility would occur or be accelerated? () X

b) Include recreational facilities or require the construction or
expansion of recreational facilities that might have an adverse
physical effect on the environment? ( ) X

Discussion of Evaluation: The project will neither generate nor create any need for additional
recreational opportunities or facilities within the City.

Mitigation:  None required.
MANDATORY FINDINGS OF SIGNIFICANCE.

a) Does the project have the potential to degrade the quality
of the environment, substantially reduce the habitat of a fish
or wildlife species, cause a fish or wildlife population to drop
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below self-sustaining levels, threaten to eliminate a plant or

animal community, reduce the number or restrict the range

of a rare or endangered plant or animal or eliminate

important examples of the major periods of California history

or prehistory? X

b) Does the project have impacts that are individually limited,
but cumulatively considerable? ("Cumulatively considerable”
means that the incremental effects of a project are considerable
when viewed in connection with the effects of past projects,
the effects of other current projects, and the effects of probable
future projects) X

c) Does the project have environmental effects, which will cause
substantial adverse effects on human beings, either directly
or indirectly? X

Discussion of Evaluation: The proposed project requires approval of a Variance in order to
allow three of the four newly created lots to be less than the lot width of 150 feet established
by the B-5 zoning. However, the project does comply with all the requirements in Table 4 of
the Subdivision Code. The potential impacts of the project include overall cumuiative impacts
associated with any new single-family residential construction; i.e. traffic, noise, and increase
in impervious soil surfaces. This specific project is consistent with the surrounding
development pattern and no significant impact is expected under this heading.

Mitigation:  None required.
EARLIER ANALYSES.

Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA
process, an effect has been adequately analyzed in an earlier EIR or negative declaration.
Section 15063(c)(3)(D). In this case a brief discussion should identify the following (attached
additional sheets if necessary):

a) Earlier analyses used. ldentify and state where they are available for review.

b) Impacts adequately addressed. Identify which effects from the above checklist were within
the scope of and adequately analyzed in an earlier document pursuant to applicable legal
standards, and state whether such effects were addressed by mitigation measures based
on the earlier analysis.

c) Mitigation measures. For effects that are "Less than Significant with Mitigation Measures
Incorporated," describe the mitigation measures that were incorporated or refined from the
earlier document and the extent to which they address site-specific conditions for the
project.

Discussion of Evaluation: None.
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LIST OF REFERENCES AND CONTACTS

1. City of Pacifica General Plan, as amended to June 1993.

2. City of Pacifica Zoning Code, August 1992.

3. City of Pacifica Local Coastal Program Land Use Plan, March 1980.

4. ABAG PROJECTIONS - 2000, Forecasts for the San Francisco Bay Area fo
the Year 2020, December 1999.

5. FEMA Flood Insurance Rate Maps, City of Pacifica, San Mateo County,
Panels 1-7

6. CA Dep't. of Conservation, Alquist-Priolo Earthquake Fault Zone Map, San Francisco South
Div. of Mines & Geology

7. BAAQMD CEQA Guidelines

8. Planning Department Staff knowledge via site visits and project research

9. GeoForensics, Inc Geotechnical Investigation for Proposed New Residences
Attachments:

e Land Use & Zoning Exhibit
e Plans (8-1/2" x 117)
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SUBDIVISION IMPROVEMENT AGREEMENT
(1165 Linda Mar Blvd. Subdivision)

THIS AGREEMENT is made this I_‘fh day of M%é 2006, by and between
Gary and Dianne Bonini (together, “Subdivider”), and the City df Pacifica, a municipal

corporation, (“City™).
RECITALS

A Subdivider is the owner of approximately 5.2 acres of real property
located at 1165 Linda Mar Blvd. (APN 023-270-460), in the City of Pacifica, San Mateo
County, California, more specifically described in Exhibit A, which is attached and
incorporated herein by reference (the “Property”). The Property includes all lots and
parcels within the Project, as defined below, :

B. Subdivider submitted an application for City approval of a tentative
subdivision map (SUB-200-03), modification of subdivision regulations (MOD-39-03),
variance (PV-468-03), and negative declaration to subdivide the Property referred to as
“1165 Linda Mar Blvd.” The tentative subdivision map, modification of subdivision
regulations, and variance are hereafter collectively referred to as the “Project.”

C. On March 15, 2004, the City Planning Commission adopted the negative
declaration and approved the Project. The approval of the Project shall be referred to as
the “Initial Approvals.” The Planning Commission’s decision was appealed on March
25, 2004 to the City Council, which, on April 12, 2004, denied the appeal and upheld the
Planning Commission’s decision. The Initial Approvals were subject to the conditions of
approval of the Project (“Conditions”). A copy of the Conditions is attached as Exhibit
B and incorporated herein by reference and included in this Subdivision Improvement

Agreement (“Agreement”).

Attachment D



D. Condition 5 of the Conditions reads:

“The developer shall construct all street improvements and
drainage improvements prior to approval of the final map. Should
the developer desire to record the final map prior to completion
and acceptance of improvements, plans for the improvements shall
be approved by the City Engineer and bonds posted for all work to
be done. An improvement agreement shall be executed to
guarantee that the work will be done in accordance with the

approved plan.”

E. The Municipal Code of the City of Pacifica, Section 10-1.1002, provides
in part: “No final map shall be presented to the Council or parcel map to the City
Engincer for approval until the Subdivider either completes the required improvements or
enters into an agreement with the City agreeing to do the work.”

F. The required improvements (hereinafter, “Improvements”) include all
those improvements, required by the Conditions and the Settlement Agreement
(referenced in paragraph L of this Agreement) or otherwise indicated on the improvement
plans (“the Plans”) as approved by the City Engineer, that are part of or appurtenant to
the Property, including, but not limited to, all grading, erosion control, streets, street
trees, street signs, curbs, gutters, sidewalks, lighting, utilities, traffic safety devices,
paving, pathways, bikeways, catch basins, pipe, culverts, sanitary sewer, water systems,
fire hydrants, and storm drain systems. Public Improvements are those improvements
marked “Public” on the Plans as approved by the City Engineer.

G. The Plans were prepared by Emest Renner, Professional Civil Engineer
and Surveyor, and Walter H. Hensolt, Professional Structural Engineer, on behalf of the
Subdivider, have been approved by the City Engineer, and shall be retained at the
Pacifica City Hall (“City Offices™) under the collective title “1165 Linda Mar Blvd.
Improvement Plans.”

H. Both parties agree that for the installation of the Improvements are an
integral part of the Subdivider’s plan for development of the Project and are necessary to
carry out the purpose and intent of the City’s approval of the Project. Both parties further
agree that the Project would not have been approved without the assurance that this
Agreement would be executed by Subdivider.

L Subdivider has submitted, for approval and acceptance, a final map
(*Map™) for the Project.

J. Subdivider has requested approval of the Map prior to the completion of
the Improvements.



K. This Agreement is entered into in accordance with the Subdivision Map
Act (Government Code sections 66410 et seq.) and the ordinances, rules, regulations, and
determinations of the City.

L. On May 13, 2004, Neighbors Concerned About Pacifica, filed a civil
lawsuit entitled Neighbors Concerned About Pacifica v. City Council of Pacifica, et al.,
Case No. CIV 439332, in San Mateo County Superior Court. The Verified Petition for
Writ of Mandate and Complaint for Preliminary and Permanent Injunctive Relief and
Attorneys’ Fees alleged that the City failed to comply with the California Bnvironmental
Quality Act (“CEQA”) in granting the Initial Approvals and approving the Negative
Declaration. This lawsuit was settled by the parties on March 1, 2005, subject to the
terms and conditions enumerated in the settlement agreement (“Settlement Agreement”),
a copy of which is attached hereto as Exhibit C.

NOW, THEREFORE, in consideration of the faithful performance of the terms
and conditions set forth in this Agreement, it is agreed between the parties as follows:

1. Purpose. The purpose of this Agreement is to: (a) guarantee installation of
the Improvements in accordance with the Plans; and (b) ensure satisfactory performance
by the Subdivider of Subdivider’s obligations. The recitals set forth above are hereby
made a part of this Agreement.

2. Improvements as a Benefit. Subdivider agrees that the Improvements,
which Subdivider is obligated to provide, will materially benefit the Property and are
necessary to comply with the Condition's.’

3. Duty to Install Improvements. Subdivider agrees to construct, install and
complete, or cause to be constructed, installed and completed, at the Subdivider’s own
expense, all of the Improvements.

4. Performance of Work. Subdivider agrees that the work necessary to
construct and install the Improvements will be done in a good and workmanlike manner,
in accordance with accepted construction practices, and in a manner equal or superior to
the requirements of the City’s Municipal Code (“Code™) and rulings made under it. In
the event that any conflict between the Plans and the Code should arise after the date of
this Agreement, the provisions of the Code shall conirol. Further, the work will be
conducted in accordance with the requirements and procedures listed in the Conditions
and the Settlement Agreement, in accordance with all City standards, specifications and
applicable laws, rules and regulations, and to the satisfaction of the City Engineer or
his/her designee. It is agreed that the City Engineer or his/her designee shall have the
right to reject any or all of the work performed under this Agreement if such work does
not conform to the Conditions, Plans, Settlement Agreement, City standards and
specifications, or any applicable law, rule, or regulation.




S. Settlement Agreement. All obligations and requirements assumed by
Subdivider in this Agreement are in addition to, and not in lieu of, the obligations and
requirements of the Settlement Agreement.

6. Commencement of Construction — Notice. At least seven calendar days
before the commencement of construction of any Improvement, Subdivider shall notify
the City Engineer in writing of the date fixed by Subdivider for commencement so that
the City Engineer is able to provide the service of inspection.

7. Completion. Subdivider agrees to complete the Improvements prior to
the earlier of (a) the date a permit or other grant of approval for the development of any
parcel within the Property is applied for or (b) within two (2) years from the date of this

Agreement.

8. Time of Essence — Extension. Time is of the essence under this
Agreement. However, in the event good cause is shown, the City Engineer may extend
the time for completion of the Improvements. Any extensions which may be granted will
not relieve Subdivider of the obligation to meet the improvement security requirements of
this Agreement, or the requirements of Pacifica Municipal Code section 10-1.1008 and
California Government Code section 66499, as may be amended from time to time.
Before the City Engineer will grant an extension, Subdivider must show good cause
satisfactory to the City Engineer for the extension and provide evidence satisfactory to
the City Engineer that sufficient security will remain in place during the term of the
extension to ensure the faithful performance of this Agreement. These determinations
shall be made by the City Engineer in his/her sole discretion.

9. Supplving “Record Drawing” Plans. Upon completion of the
Improvements and prior fo certification of completion, Subdivider shall supply the City,
at no cost to the City, one mylar (4 mils) set of “record” drawings. These drawings shall
be certified as being “record drawings” and shall reflect the Improvements as actually
constructed, with all changes to the Plans incorporated therein.

10.  Notice and Certification of Completion. Subdivider shall advise the
City Engineer in writing of the completion of the Improvements herein specified and
request certification of completion. Upon satisfactory completion of the Improvements
by Subdivider and request for certification of completion, the City Engineer or his/her
designee shall issue a certificate indicating that the required Improvements have been
completed. For the purposes of this Agreement, the date of completion shall be the date
that the City Engineer or his/her designee issues a certificate of completion.




11.  Acceptance of Improvements. The City Engineer or his/her designee
may, but is not required to, accept any Improvement at any time after the Certificate of
Completion has been issued by the City Engineer or his/her designee. Acceptance of
improvements shall imply only that the improvements have been completed satisfactorily
and that the public improvements have been accepted for public use. Acceptance of
Public Improvements by the City Engineer shall not constitute acceptance of any offer of
dedication made by Subdivider,

12.  Adequacy of and Revisions to Plans. Subdivider warrants that the Plans
are adequate to accomplish the Improvements. If, at any time before the City Engineer
certifies completion of the Improvements, the Plans prove to be inadequate in any
respect, the Subdivider shall bring those inadequacies to the attention of the City
Engineer or his/her designee. Similarly, if the City Engineer or his/her designee
discovers that the Plans are inadequate in any respect, the City Engineer or his/her
designee shall notify the Subdivider of the inadequacy/inadequacies. If such
inadequacies are discovered, the Subdivider shall make changes to the Plans to remedy
the inadequacies and, upon approval of the revised Plans by the City Engineer or his/her
designee, complete the Improvements according to the revised Plans.

13. Guarantee and Maintenance of Improvements. Subdivider agrees to
maintain the Improvements in good condition and repair and to guarantee the
Improvements against any defective workmanship, materials or unsatisfactory
performance for one (1) year afier the City Engineer or his/her designee certifies
completion of the Improvements. This one year period shall be referred to hereinafier zs
“the warranty period.” Subdivider shall comply with the requirements of this Paragraph
in addition to, and not in lieu of, any other legal or contractual requirements to which
Subdivider may be subject pertaining to the maintenance of the Improvements during the
one-year warranty period and thereafter.

14. Repair, Replacement or Reconstruction, If, within the warranty period,
all or any portion of the Improvements fails to fulfill the requirements of this Agreemen,
Subdivider, without delay and without cost to the City, shall repair, replace or reconstruct
the defective or otherwise unsatisfactory Improvement or portion of Improvement and
remedy the cause of such defect or failure. All such repair work, replacement, or
reconstruction shall be completed to the satisfaction of the City Engineer or his/her
designee within one year of the discovery of the defect or failure.

15. Duty to Maintain Landscaping. Subdivider agrees to diligently
maintain in good repair the landscaping that it installs for one (1) year after the City
Planning Department certifies completion of the landscaping. The Subdivider shall
employ the standard of care necessary to prevent the landscaping from substantially
deteriorating. Subdivider shall comply with the requirements of this Paragraph in
addition to, not in lieu of, the requirements of the Settlement Agreement.




16. Nonperformance and Costs. If, within the time specified in this
Agreement and any approved extension, Subdivider fails to complete the Improvements
or to act promptly as required by this Agreement, or should an urgency arise that requires
the repair or replacement of an Improvement, the City may, but is not required to,
proceed to complete the Improvements pursuant to the Plans, by contract or otherwise,
and Subdivider, immediately upon demand, shall pay the costs and charges related to said
work, together with a fifteen percent (15%) overhead charge.

17. Remedies. The City may bring legal action to: (1) compel performance
of the Agreement, (2) ensure compliance with the Conditions; and (3) recover the costs
(including the City’s administrative costs) of completing the Improvements pursuant to
paragraph 16. The City may also seck any and all remedies available in law or equity.
The Subdivider agrees that, if legal action is brought by the City, the Subdivider shall pay
all of the costs of suit and reasonable attorneys’ fees and all other expenses of litigation
as determined by the court having jurisdiction over such suit, if such court rules that the
Subdivider has failed to carry out any of its obligations under this Agreement.

18.  Respounsibilities for Damage. Any damage to the sewer system, utilities,
concrete work, or street paving, or to any portion of adjacent properties, that occurs
during construction or during the warranty period shall be completely repaired by the
Subdivider to the satisfaction of the City Engineer or his/her designee.

19.  Utility Deposits — Statement. Subdivider shall satisfy the City Building
Official that it has made the deposits required for utilities to be supplied and connected
within the subdivision prior to obtaining d building permit.

20.  Permits and Fee-Pavments — Compliance with Law. Subdivider shall
obtain all necessary permits and licenses for the construction of Improvements, and shall
pay all fees and taxes required by applicable law, including state law and local ordinance.

21.  Superintendence by Subdivider. Subdivider shall personally supervise
the work or have a competent foreman or superintendent on the work site at all times
during the course of construction with the authority to act for Subdivider.

22.  Inspections — Pavment of Fees. The City is authorized to enter the
Property for inspection purposes at any time. Subdivider shall at all times maintain the
Property so that the City and any agency authorized to make inspections can safely access
and inspect all parts of the Property. Subdivider shall pay to the City the cost of
inspecting the Improvements, including the costs of staff time and any consulting
services determined to be necessary by the City Engineer, as well as all the cost of all
other services furnished by the City in connection with the Project. Subdivider further
agrees to pay any required in-lieu fee for the undergrounding of utilities on peripheral
streets, and all development fees required by Pacifica Municipal Code sections 3-13.02,
including planned drainage facility fees.

L



23.  Security. Subdivider shall at all times guarantee Subdivider’s
performance of this Agreement by furnishing to the City and maintaining good and
sufficient security as required by the Subdivision Map Act and the Pacifica Municipal
Code, on forms approved by the City, as follows:

A

Concurrently with the execution of this Agreement, Subdivider
shall furnish to the City good and sufficient security for:

L faithful berformance and guarantee of the work; and

II. payment of bontractors, subcontractors and persons
furnishing labor, materials or equipment.

The security shall be one or more of the following forms at the
option of, and subject to approval by, the City:

L A bond (or bonds) by one or more duly authorized
corporate sureties; or

IL A deposit with (1) the City or (2) a responsible escrow
- agent or trust company of money or negotiable bonds of
the kind approved for securing deposits of public moneys,
at the ‘option of the City; or

L An instrument of credit from one or more financial
institutions subject to regulation by the State or Federal
government and pledging that the funds necessary to
carry out the act or agreement are on deposit and
guaranteed for payment.

The form of the security shall be in accordance with Sections
66499-66499.2 of the Subdivision Map Act.

The security furnished by the Subdivider shall be in the following
amounts and for the following purposes:

L An amount equal to one hundred percent (100%) of the
total eslimnated cost of the Improvements (which estimated
amount is set forth in Exhibit D attached hereto and
incorporated herein by reference), as security for the
faithful performance of this Agreement (“the Faithful
Performance Security”). The estimated cost of the
Improvemeants shall include:
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E. Upon acceptance of all of the Improvements by the City, the
Subdivider shall provide a Warranty Security as required by
Pacifica Municipal Code Section 10-1.1008(e). Reduction and
release of each security by the City shall be in compliance with
Pacifica Municipal Code Sections 10-1.1008(f)-(g) and California
Govemnment Code Section 66499.7. Any unexpended portion of
the Cash Deposit shall be returned to the Subdivider when all other

security has been released.

F. Subdivider further agrees that no single reduction of security shall
be less than twenty-five percent (25%) of the total estimated cost
of the mprovements, nor shall the total number of requests for
reduction of security exceed three (3) in number nor shall the
aggregate of all partial reductions exceed seventy-five percent
(75%) of the original amount of the improvement security.

G. Where the performance of an obligation for which a security is
required is subject to the approval of another agency, the City ghall
comply with Section 66499.8 of the Califarnia Government Code.

H The securities required by this Agreement shall be kept on file with
the City Clerk. The terms of the security documents referenced in
this Agreement are incorporated into this Agreement by this
reference. If any security is replaced by another security approved

_ by the City, the replacement shall be filed with the City Clerk and,
upon filing, shall be deemed fo have been made part of and
incorporated into this Agresment. Upon filing of a replacement
security with the City Clerk, the former security shall be released.

24,  Acguisition of Easements and Rights-of-Wav. Subdivider is required,
within ten (10) days of the effective date of this Agreement, to deposit with the City a
cash deposit in the amount specified below for the acquisition of any easement or right-
of-way needed for the Impravements set forth in this Agreeraent. The below listed
Fmprovement requires the acquisition of an easement or a right-of-way over the below
listed parcels of land:

Improvement: NONE

Cash deposit: 0.00,

25. . Erosion Control. Subdivider shall take all necessary actions during the
course of construction of all Improvements to prevent erosion damage to adjacent
properties or improvements (including, but not limited to, City streets and other City
infrastructure or property). 1t is understood and agreed that in the event of failure on the
part of Subdivider to prevent erosions, City may do the work of Improvement and/or




erosion protection measures on an emergency basis and Subdivider shall reimburse City
for the actual expenses incurred (including administrative and/or legal eXpenses) within
thirty (30) days after City mails a billing statement for such expenses 10 Subdivider. If
such reimbursement is not timely made, City is entitled to obtain such reimbursement
from Subdivider and/or to proceed against the Faithful Performance Security to cover
City’s expenscs.

26.  No Waiver by City. Inspection of the work and/or materials, Or approval
of work and/or materials inspected, or 2 statement by an officer, agent or employee of the
City indicating the work complies with this Agreement, O acceptance of all of these acts
ghall not relieve Subdivider of its obligation 10 fulfill the Agreement; nor is the City by
these acts prohibited from bringing an action for damages Of specific enforcement arising
from the failure to comply with this Agreement. NO action or omission by the City shall
constitute a waiver of any provision of this Agreement unless expressly provided in
writing. No course of dealing between Qubdivider and the City, or any delay on the part
of the City in exercising any rights hereunder, shall operate as @ waiver of any rights by

the City, except t0 the extent these rights are expressly waived in writing by the City.

27. Hold-Harmless Agrcement. gubdivider shall hold harmless, defend and
indemnify the City, its officers, employees, and agents from and against any and all
damage, injury, and/or death to persons and property, and any and all claims, demands,
cosis, losses, damages, injuries OT ligbility, including attorneys’ fees, howsoever caused,
resulting directly of indirectly from the performance or nonperformance of any and all
work done or to be done pursuant 10 this Agreement. Subdivider shall not be required to
indemnify and hold harmless the City as get forth above for liability attributable 0 the
sole fault of the City, provided such sole fanlt is determined by agreement between the
parties or the findings of a court of competent jurisdiction.

28, Subdivider’s Jpsurance. Subdivider may not begin work under this
Agreement until Subdivider obtains insurance required under this paragraph that is
acceptable to the City. Subdivider shall not allow a contractor of subcontractor 10 begin
work on its contract of subcontract until all sirnilar insurance required of the contractor o1

subcontractor is obtained.

A. Workers’ Compensation Insurance. Subdivider shall naintain,
during the life of this Agreement, Workers' Compensation
Insurance in accordance with the provisions of California Labor

Code sections 3700, et $€4- for Subdivider’s employees employed
at the work site. If a0y of the work is subcontracted, Subdivider
chall require the contractor or subcontractor to provide Worlkers'
Compensation Insurance for such contractor’s Of subcontractor’s
employees. If a class of employees is not protected under the
Workers’ Compcnsation law, Subdivider shall provide, and have
gach contractor and subcontractor provide, adequate insurance for
the protection of employees not otherwise protected. Subdivider

agrees 10 indemnify the City for damage resulting to it from failure

-10-
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of Subdivider, contractor or subcontractor to take out or maintain
such insurance.

Public Liability and Propertv Damage Insurance, Subdivider,

at its expense, shall procure and maintain in full force af all times
during the term of this.Agreement the following insurance which
shall be provided on an occurrence basis;

Comprehensive Liability and Broad Form Comprehensive

Liability. Subdivider shall maintain limits of no less than
one million dollars (§1,000,000) combined single limit per
occurrence for bodily injury, personal injury and property
damage. If commercial General Liability Insurance or
other form with a general aggregate limit is used,
Subdivider shall procure and maintain a Limit of liability of
not jess than one million dollars ($1,000,000) per
occurrence for bodily injury, personal injury and property
damage. The policies are to contain, or be endorsed to
contain, the following provisions:

XX

2)

b)

The City, its officers, officials, employees,
consultants and agents are to be covered as
additional insureds for liability arising out of
activities performed by or on behalf of the
Subdivider and completed operations of Subdivider,
and premises owned, occupied, or used by
Subdivider. The coverage shall contain no special
limitation on the scope of protection afforded to the
City, its officers, officials, employees, consultants
or agents,

Subdivider’s insurance coverage shall be primary
insurance as respects the City, its officers, officials,
employees, consuitants and agents. Any insurance
or self-insurance maintained by the City, its
officers, officials, employees, consultants or agents
shall be in excess of Subdivider’s insurance and
shall not contribute to it,

Any failure to comply with the reporting provisions
of such policies shall not affect the coverage
provided to the City, its officers, officials,
employees, consultants or agents.



18 Other Insurance Provisions. The policies identified above
shall be issued by an insurance carrier having a rating of
Best A-/7 or better and shall be delivered to the City at the

time of the execution of this Agreement. In Jieu of actual
delivery of the policyfpolicies. a certificate issued by the
insurance carmer showing the insurance to be in force for
the period covered by this Agreement may be delivered o
the City. Such policyfpolicies and such certificate(s) shall
be in a form approved by the City Altorney. The
poliqy!policies shall name the City, its officers, officials,
employees, consultants and agents 28 additional insureds
and provide for thirty (30) days’ notice of cancellation to
the City. The po]icy!policies shall not be canceled nor the
amount of coverage be reduced earlier than thirty (30) days
afier the City receives notice from the insurer of the intent

of cancellation or reduction.

29.  Subdivider Not Agent of City. Neither Subdivider nor its agents or
contractors are agents of the City in commection with the performance of Subdivider’s

obligations under this Agreement.

30. Notice of Breach and Default. I Subdivider refuses of fails to prosecute
the work required by this Agreement with such diligence as will ensure its completion
within the time specified, ot fails to complete the work within such time, or if the
Subdivider is adjudged as ‘bankyupt or makes 2 general assignment for the benefit of
creditors, or if a receiver is appointed in the event of Sub divider’s insolvency, OT if
Subdivider or Qubdivider’s contractors, subcontractors, agents OF employess, violate this
Agreement, the City may serve written notice upon Qubdivider of breach of this

Agreement.

31. BreachofA reement — Performance by City. If the City gives notice
of breach of this Agreement, the Subdivider shall provide written confirmation o the City
of its intention to correct the deficiencies OF complete the work under this contract within
thirty (30) days after the date of such notice of breach. If the Subdivider does not correct
the deficiencies or complete the work within sixty (60) days after the date of the notice of
breach, or such additional time as necessary and as the City reasonably deems acceptable,
the Subdivider shall be deemed in default, and the City may, but is not required to, take
over the work and prosccute the same to completion by contract or other method which
the City considers advisable, for the account, and at the expense, of Subdivider. In this
event, the City, without liability for doing so, may take possession of and utilize in
completing the work, such materials, appliances, plant and other properly belonging o
Subdivider as may be on the work site and necessary for completion of the work. The
City may withdraw from the security specified in this Agreement 10 pay the face amount
of the obligations for completion of the work, as well as any additional costs and
reasonable expenses and fees, including reasonable attorney’s fees and interest from the
date of notice of such costs until the costs have been satisfied, incurred by the City of

-12 -



Pacifica in successfully enforcing the obligations under this Agreement. In the event the
cost of completing the work under this contract exceeds the amount contained in the
security deposits specified under Paragraph 19, the Subdivider shall be responsible for
any additional costs incurred by the City.

32, Notices. All notices required shall be in writing and delivered by
registered mail, postage prepaid. A party may change its address by notice in writing to
the other party and thereafter notices shall be addressed and transmitted to the new
address. All notices shall be deemed received three (3) business days afier dispatch by
regular mail, or one (1) business day after dispatch by a reputable overnight courier
service (such as Federal Express).

Notices to be given to the City shall be addressed as follows:

City Engineer and City Building Official
City-of Pacifica

170 Santa Maria Avenue

Pacifica, CA 94044

Notices to the Subdivider shaill be addressed as follows:

Gary & Dianne Bonini
1165 Linda Mar Blvd.
Pacifica, CA 94044

33, Chanee of Subdivider. If the Subdivider ceases to have legal interest in
the Project, then a notice to that offect shall be filed with the City. The notice shall
include the name and address of the'new Subdivider, submittal of new bonds or lefters of
credit in accordance with the Agreement (at which time the original bonds or letters of
credit should be released), and a certified copy of the recorded deed. Unless a new
Agreement between the City and any successor Subdivider is entered into, upon the filing
of the notice with the City, the successor Subdivider is charged with the obligations under
this Agreement in lieu and in place of Subdivider, and Subdivider shall thereafter have no
further obligations to the City under this Agreement except for any liability, obligations,
acts or omissions incurred prior to such transfer.

34. Heirs, Successors and_z_&_,s,_s‘ig'ns. This Agreement shall be binding upon and
inure to the benefit of the heirs, successors and assigns of the parties.

35. Asreement Attaches to the Land — Recordation, This Agreement pertains
1o and runs with the Property described. This Agreement shall be recorded in the office
of the County Recorder at the expense of the Subdivider and shall constitute notice to all
successors and assigns of the title to the teal property of the obligations set forth herein.
This Agreement shall also constitute a lien on the Property; subject to foreclosure in the
event of default in payment, in an amount sufficient to fully reimburse the City for any

-18-



cost to the City of enforcing this Agreement, including interest from the date of the notice
of any cost or expense until paid.

36. Miscellaneous Terms and Provisions.

A

If any provision of this Agreement is adjudged illegal,
inoperative, or invalid, the remaining provisions of this
Agreement, to the extent practicable, shall continue in full
force and affect.

This Agreement contains a full, final and exclusive
staternent of the Agreement of the parties regarding the
subject matter hereof.

The obligations upon the Subdivider signing this -
Agreement terminate personally as to him when he conveys
his interest in the subdivision, files for record with the
County Recorder a copy of assignment of the Agreement,
and complies with paragraph 28.

This Agreéient shall be administered, interpreted and
enforced under the laws of the State of California and the
City of Pacifica. In case of dispute, venue shall reside in
San Mateo County, California.

Subdivider warrants and represents that the person signing
on behalf of Subdivider has the authority to execute this
Agreement on behalf of Subdivider, and has the authority
to bind the Subdivider and the Property to the terms and
obligations set forth in this Agreement. Subdivider agrees
that this Agreement, and any instrument or agreement
required hereunder, are within the Subdivider’s powers,
and have been duly authorized and delivered, and do not
conflict with Subdivider’s organizational powers.

Subdivider agrees that the Conditions are reasonable, valid
and binding. Subdivider agrees that this Agreement is a
valid, legal and binding Agreement, enforceable against
Subdivider'in accordance with its terms, and that any
instrument or agreement required hereunder, when
executed and delivered, will be similarly legal, valid,
binding, and enforceable. Subdivider agrees that this
Agreement does not conflict with any law, agreement, or
obligations by which Subdivider is bound.

=14 -
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IN WITNESS WHEREOF, the parties have executed the Agreement on the day

and year above written,

CITY OF PACIFICA,
a California municipal corporation

By:Q—A’Céf?f‘ I

Scott Holmes, City Engineer

ATTEST

widu & Conei

City Clerk (]

APPROVED AS TO FORM

Cecilia M. Quick, City Attorney

P:\PACIFICA\Bonini\wk(0| v6(Subdivision Agreem Unannot).doc
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SUBDIVIDER,
Gary & Dianne Bonini

Sy .
By: &AEM

Gary Bonini  \

— A
Z M/_@MJ
1anne Bonini
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LANDS OF BONINI

Parcel A, as delineated upon that certain Parcel Map filed in the Office of the Recorder of the
County of San Mateo, State of California on October 24, 1973, in Volume 22 of Parcel Maps at
Page 32. '

END OF DESCRIPTION



EXHIBIT B

CONDITIONS OF APPROVAL



CITY HALL = 170 Santa Maria Avenue * Pacifica, California 04044-25068

Telephone (050) 738-7300 ~ Fax (650) 359-6028
www.ci.paciflca.ca.us

Seeric Sncsfica

April 13,2004

Gary and Dianne Bonini
1165 Linda Mar Blvd.
Pacifica, CA 94044

Re: 1165 Lmda Mar Blvd.; Subdivision, SUB-200-03, Modification of Subdivision
Regulations, MOD-35-03, Variance, PV-468-03; and Negative Declaration
(APN 023-270-460)

Dear Mr. and Mrs. Bonini:

The City Council of the City of Pacifica, at their regular meeting of April 12, 2004, DENIED the
appeal, ADOPTED the Negative Declaration, and UPHELD the Planming Commission’s
approval of the above referenced permits. The Planning permits are approved subject to the
following conditions:

Planning Department:

1. Development shall be substantially in accord with the plans titled “Tentative Parcel Map
1165 Linda Mar Blvd.,” consisting of one (1) sheet, dated March 2, 2004, except as modified

by the following conditions.
2. A Residential Growth Allocation shall be obtained prior to approval of the Final Map.

3. Upon approval of the subdivision, the applicant shall provide formal written notice to the
City Council and a copy to the Planning Director that the conditions and contingencies
enumerated in the certificate of tentative cancellation for the Wiiliamson Act Contract have
been satisfied. The applicant shall cooperate with the City and authorize the City to record a
certificate of cancellation of contract prior to obtaining a final map.

Engineerine Division:

4. Existing pavement on Malavear Dr. to the end of the curve returns on Sheila Lane shall be
ground and overlaid with a minimum of 2” A.C. Applicant shall submit Improvement Plans
showing in detail the proposed improvements, including but not limited to street and
drainage improvements, and shall be sigried and stamped by a licensed civil engineer. An
Encroachment Permit must be obtained for all work within City right-of-way. All proposed
improvements within City right-of-way shall be constructed per City Standards.

Fath of Foriola 1769 = San Franciseco Bay Discovery Site

eﬁ Printed on Recycled Paper



Gary and Dianne Bonini

1165 Linda Mar Blvd.
March 26, 2004

Page 2

o3

9.

The developer shall construct all street improvements and drainage improvements prior to
approval of the final map. Should the developer desire to record the final map prior to
completion and acceptance of improvements, plans for the improvements shall be approved
by the City Engineer and bonds posted for all work fo be done. An improvement agreement
shall be executed to guarantee that the work will be done in accordance with the approved

plan.

All utilities serving the subdivision shall be underground. Utility work shall be part of the
improvement plans. '

The developer shall submit a final map for approval by the City Engineer. All required
monumentation shall be shown on the map and set prior to recordation of the map. A deposit
of $1100 for the final map review shall also be submitted to the Engineering Division. All
taxes, assessment, bonds or liens shall be paid prior to the recordation of the final map.

The applicant shall include in the Improvement Plaus all proposed site drainage including but
not limited to a concrete swale and its ultimate discharge, and diversion of existing swale due
to the regarding of the site. All site drainage shall be discharged unto the street. All

.proposed Storm Drain Inlets shall be stenciled in thermoplastic with “No Dumping Drains to

Stream”.

Extension of Malavear Dr. including the cul-de-sac shall be dedicated as a city street.

Sincerely,

-

WVicirElembaes
City Planner

C:

Engineering, Building/Fire, Project File
Assessor

PG&E

Post Office

NCCWD
Brian Gaffney, Law Offices, 370 Grand Ave. #5, Oakland, Ca 94610

Dave Melton, 17 Shenandoah Way, Pacifica, Ca 94044
Emest Renner, 3270 Mendocino Ave., Suite 1A, Santa Rosa, Ca 95403

EXPIRATION DATE: April 12, 2006

The Subdivision (SUB-200-03), Modification

to Subdivision Regulations (MOD-39-03), and
Variance (PV-468-03) permits will expire on

the above date unless all the conditions of approval
have been satisfied and a Final Map has been recorded.

PLEASE NOTE THIS IS NOT A BUILDING PERMIT



EXHIBIT C

SETTLEMENT AGREEMENT



SETTLEMENT AGREEMENT AND MUTUAL RELEASE OF CLAIMS

- ‘This Settlement Agreement and Mutual Release of Claims (“Agreement™) is entered into
by and among Petitioner and Plaintiff NEIGHBORS CONCERNED ABOUT PACIFICA
("NCAP”), Defendants and Respondents CITY COUNCIL OF PACIFICA. and CITY OF
PACIFICA (collectively “City”), Real Parties m Interest and Defendants GARY BONINT,
DIANNE BONINI (collectively “RPI?), and DAVE MELTON, DEWEY MELTON, and MAT
BRADSHAW (coll;ctively “Purchasers™). NCAP, City, RPI, and Purchasers are individually
referred to as “Party” and collectively as “Parties.” 'I;he' parcels to which this agreement applies
are described in Exhibit “D”, which is attached hereto and incorporated herein by reference.

RECITALS

A. On April 12, 2004, the City adopted a Negative Declaration pursuant to the
California Environmental Quality Act ("CEQA”) for approval of a Tentative Parcel Map (Sub-
200-3), Modification of Subdivision Régulations (PV-468-03), and Variance (PV-468-03)
(collectively “subdivision approvals™). "'I'he éubdivision approvals were sought by RPI to
subdivide an approximately five-acre parcel (“Property”) into four separate lots. The City
granted the subdivision approvals on April 12, 2004. RPI and/or Purchasers are also required by
law to obtain a Site Development Pérmit and building permits (collectively “subsequent
approvals”) prior to developing three of the lots. The subdivision approvals, subsequent
approvals, and Exhibits A, B, C, and D, which Exhibits are hereby incorporated by reference as
if fully set forth herein, are collectively refcrfed to as the “Project.”

B. On May 13, 2004, NCAP filed a civil lawsuit entitled Neighbors Concerned
About Pacifica v. City Council of Pacifica, et al, Case No. CIV 439332 (¥Action™), in San
Mateo County Superior Court (“Superior Court™. The Verified Petition for Writ of Mandate
and Complaint for Preliminary and Pefma_ncnt Injunctive Relief and Attorneys’ Fees (“Petition™)
alleges that the City failed to comply witﬁ CEQA in issuing the subdivision approvals. The
claims and allegations of the Petition are hereby incorporated by reference into this Apreement
solely for the purpose of identifying the various allegations and claims set forth by NCAP.

C. On July 13, 2004, pursuant to 'stipulation,. the Superior Court entered an order

1



suspending further proceedings in the Action to allow the Parties’ settlement negotiations to
proceed. On September 23, 2604, again pursuant to stipulation, the Superior Court extended the
suspension of proceedings in the Action until November 1, 2004. On November 3, 2004, the
Superior Court approved a stipulation further exteﬁding the suspension of proceedings until
December 15, 2004. These stipulations and orders are collectively referred to as “Stipulations.”

D. The City and RPI dispute tﬁe claims in the Action. No answer or other responsive
pleading has been filed in the Action because all proceedings therein have been’ suspended
. pursuant to the Stipulations. | . |
- E. As set forth in this Agreement, the Parties mutually desire to avoid further
litigation and to remove from litigation all claims, counterclaims, and disputes among them of
any kind relating to the Petition and the Action. As a result, the Parties have agreed to settle
such claims, counterclaims, and disputes on the terms and conditions set forth below.,

F, The Purchasers are not parties fo the Action but are parties to this Agresment.
The Purchasers have contracted to purchase from RPI a portion of the Property and agree to be
bound by the terms of this Agreement in exchange for the consideration set forth herein.

TERMS AND CONDITIONS

NOW THEREFORE, in consideration of the mutual covenants and agreements conlained

herein, the Parties agree as foll.ows:‘

1. Dismissal of Litigation. NCAP shall sign and deliver to the City and RPI a

standard form Dismissal With Prejudice for the Action within ten (10) business days after receipt
of payment of NCAP’s attorneys’ fees pursuant to Paragraph 6 of this Agrcement. NCAP and
the individual members of NCAP agree not to file, join, encourage, assert or otherwise support
any objection(s) to subsequent approvals by the City, or any judicial claim, action, or other
proceeding challenging the legality of any appfovals needed for implementation of the Project,
as long as such approvals are consistent with and do not violate the terms of this Agreement and
comply with existing law. The parties expressly agree, however, that disagreement by NCAP, or
any member thereof, with discretionary elements of determinations by the City Plaming

Commission and/or City Council on subsequent approvals as defined herein, shall not be

2



considered a failure to comply with existing law. The Parties also expressly agree that existing
law does not require the City, RPI, 6r Purchasers to undertake new or further CEQA review for
the subsequent approvals, unless substantial changes occur in the Project, circumstances, or
information such that further rewew is required pursuant to the Public Resources Code and the
CEQA Gmdehnes This Agreement may be pled as a full and complete defense to, and may be
used as a basis for injunctive relief against, any objection, claim, action, or other proceeding that

may be asserted, instituted, or prosecuted in breach of this Agreement. -

2. On-Site Drainage and Other Improvements.

a. Site_Improvements. ‘RPI and/or Purchasers shall make improvements to
the site as directed in the Preliminary Improvement Plan attached to this Agreement as Exhibit

A, wh;ch Exhibit is hereby incorporated by reference as if fully set forth herein. The contours of

the site shall be gcnerally consistent with those depicted in sald plan.  The scope of such

e e o

improvements include preservation and maintenance of the * ‘detention ponds” described and
mapped on the Preliminary Improvement Plan, direction of the surface runoff as described below
in paragraph 2.c., and protection of the hillside as described in paragrapil 4. Special care shall be
taken in the installation of the overflow drain pipe assembly depicted in said plan to ensure that
the installation does not create a path through which neither the water nor the soils will be

permitted to drain.

b. Maintenance of Detention Ponds. The owner of Lot 2 on which the

detention ponds are located, sﬁall maintain the ponds, drainage, and planting required herein, as
required by the Maintenance Plan attached hereto as Exhibit B, which Exhibit is hereby
incorporated by reference as if fully set forth herein. Neither RPI nor Purchasers shall take any
action on the Property inconsistent with the continued existence and maintenance of said ponds.

C. Direction of Surface Runoff Surface runoff from Parcels 2 and 3 as

designated on the Subdivision Map and Preliminary Tmprovement Plan, shall be directed into the
detention ponds in the manner indicated in the Preliminary Improvement Plan and as further

provided in the Maintenance Plan. i"Surface runoff from Parcels 1 and 4, as designated on the



Subdivision Map and Preliminaryimprovéﬁnént Plan, shall be directed to the City’s storm drainsystem,

3. Confribution to Offsite Creek Restoration. RPI and/or Purchasers shall pay the

amount of $5,000.00 to the San Pedro Creek Watershed Coalition (*Coalition™), P.O. Box 850,
Pacifica, CA 94044, an Internal quepue Code § 501(c)(3) not-for-profit corporation,. as a
contribution toward a future restoration project on the North Fork of San Pedro Creek. Plaintiff
and its members represent that said contribution is a deductible charitable contribution for State
and Federal tax purposes. The address of the Coalition shall be provided to RPI and Purchasers
by NCAP. RPI and/or Purchasers may make this contribution in $2,500.00 increments, with thé
first payment due within thirty (30) days after full execution of this Agreement, and the belance
payable on or before December 31, 2005. Contemporane'ously with the payment of each
installment, RPI shall provide, by U.S. Mail, each of the other Parties with a photocopy of each

check and letter of transmittal.
4, Protection of Hillside.
a. No Structures or Impervious Surfaces. Neither RPI nor Purchasers shall

construct or place any structures or impervious surface in the area of the Property upslope of the
line denominated as “Development Boundary” and depicted in the Preliminary Improvement

Plan.
. b. . Seeding With Native Plants. Within one (1) year after execution of this

Agreement, RPI and/or Purchasers shall complete seeding of the area beyond the Development
Boundary with native plants as provided for in the Native Plant Seeding Plan (“Seeding Plan™)
attached to this Agreement as Exhibit C, which Exhibit is hereby inqoxporated by reference as if
fully set forth herein. This obligation to seed with native plants shall not be construed to prevent
RPI or Purchasers from planting, in addition to the planting required by the Seeding Plan, fruit
trees.

5. No Further Variances.

a. Neither RPI nor Purchasers shall seek for the Project and/or the Property

any further variances or modifications of applicable provisions of the City of Pacifica Municipal



Code for development of the Project and Property, including but not limited to provisions of the

City of Pacifica Zoning Ordinance.
b. Consistent with Parégraph 5.2, RPI and Purchasers retdin thejr rights to’

develop the Project and otherwise use and enjoy the Property subject to applicable provisions of
the City of Pacifica Municipal Code, including but not limited to provisions of the City of
Pacifica Zoning Ordinance, the terms and conditions of any approvals granted by the City for the
Project, and the terms and conditions of this Agreement.

c. Nothing in this Section 5. shall bind the City in any respect. This
Paragraph neither obligates the City to take any particular action nor prohibits the City from
taking any particular action. As such, this Paragraph represents an agreement solely by and

among RPI, Purchasers, and NCAP,
6. NCAP’s Attornevs® Fees and Costs. RPI shall pay NCAP the sum of $15,000.00

in full settlement of NCAP’s claim to reasonable attorneys’ fees and costs attributable to
prosecution of the Action. RPI shall make payment o The Law Offices of Sharon E. Duggan
within ten (10) business days after execution of this Agreement.

7.- Conditions of Approval. '~

City staff, RPI, and/or Pﬁ;chasers shall recommend to the City of Pacifica
Planning Commission, and, if necessary, to the City of Pacifica City Council, that the site
iﬁlprovements, maintenance requirements, and surface run-off described in Paragraph 2 and the
hillside protection and seeding requirements described in Paragraph 4 shall be made binding
conditions of subsequent approvals which shall therefore be bmdmg and enforceable conditions .
| of future development of the Project and Property.

In the event the City is unwilling to impose said obligations as binding conditions
of subsequent approvals which are necessary for the future development of the Project and
Property, this Agreement may nevertheless be enforceaﬁle between the Parties as provided in
Paragraph 35 or by any other action or proceeding provided by law or in equity for the

enforcement thereof,



8. City’s Retention of Police Power. Nothing in this Agreement shall constitute or

be construed to constitute an abdication or surrender of the City of Pacifica’s police power or to
otherwise bind in any respect the. City’s exercise of its legislative, executive, or adjudicatory
discretion. Nothing in this Agreemeht shall obligate the City to take, or prohibit the City from
taking, any legislative, executive, or adjudicatory action,

9. Mutual Release.

a. NCAP, on their own behalf and on behalf of their predecessors,
successors, assigns, subsidiaries, affiliates, officers, directors, employees, members, shareholders
and attorneys, hereby acknowledge full .and complete satisfaction of, covenants not to sue with
respect to, and release and discharge the City, RPI, and Purchasers and their predecessors,
successors, assigns, 'subsidiaries, affiliates, officers, directors, employees, shareholders,
members, managers and attorneys from any and all claims, demands, actions, causes of action,
suits, liabilities, losses, agreements, contracts, covenants, wages, debts, costs, attorneys’ fees or
expenses, known or unknown, suspected or unsuspected, related to or arising from the Project,
which NCAP had, now has or claims to have against the City, the RPI and/or Purchasers whether
or not known, suspected or alleged as of the Effective Date of this Settlement Agreement.

b. The City, RPI, and Purchasers, on their own behalf apd on behalf of their
predecessors, successors, assigns, subsidiaries, affiliates, officers, directors, employees,
shareholders, managers and attorneys, hereby acknowledge full and complete satisfaction of,
covenants not to sue with respect to, and release and discharge NCAP and their predecessors,
successors, assigns, subsidiaries, affiliates, officers, directors, employees, members, shareholders
and attorneys, from any and all claims, demands, actions, causes of action, suits, liabilities,
losses, agreements, contracts, covenants, wages, debts, costs, attorneys’ fees or expenses, known
or unknown, suspected or unsuspec"éed, rcf;laited to arising from the Project, which the City, RPI,
or Purchasers had, now has, or claims to have against NCAP whether or not known, suspected or
alleged as of the Effective Date of this Settlement Agreement.

10.  No Assionment. The Parties represent and warrant that they have not sold,

assigned, transferred, conveyed or otherwise disposed of any claim, demand, cause of action,



obligation, damage or liability released in Paragraph 9 above, and each further agrees to
indemnify and hold the others harmless from any liability, claims, demands, damages, costs,
expenses, and attorneys’ fees incurred by. any such assignment or transfer.

- 11, General Release and Wai{rér of Civil Code Section 1542. With respect to claims

related to the action within the foregoing releases, the Parties specifically and expressly waive
any right and benefit available to them under the provisions of Section 1542 of the Civil Code of

the State of California which provides:

A general release does not extend to claims which the creditor
does not know or suspect to exist in his favor at the time of
executing the release, which if known by him must have materially
affected his settlement with the debtor.

It is understood and agreed by the Partie;s_that this Agreement is a full and final general release
and shall extinguish all of the Parties pas‘t and present claims, demands and causes of action
against each other, whether known or unknown, foressen or unforeseen, anticipated or
unanticipated, that arise out of or in any way relate to the Action, which claims, demands and
causes of action are remised and forever discharged.

12.  Notices. All notices and other communications required to be provided pursuant
to this Agreement shall be by certified mail, return receipt requested to the following persons at

the following addresses:
TO RPIL:

Gary and Dianne Bonini
1165 Linda Mar Blvd.

Pacifica, California 94404
Telephone: (650) 355-7440

With a copy to:

William F. Pagano

Pagano & McKinney

1424 Chapin Avenue
Burlingame, California 94010
Telephone: (650) 347-9900
Facsimile: (650) 373-0330



TO PURCHASERS

Mat Bradshaw

860 Crespi Drive

Pacifica, California 94044
Telephone: (650) 438-7339

David Melton -
1031 Rio Vista Drive

Pacifica, California 94044
Telephone: (650) 557-1484

Dewey Melton

815 Bower Road

Pacifica, California 94044
Telephone: (650) 355-8012

With a copy to:

William F. Pagano

Pagano & McKinney

1424 Chapin Avenue
Buzlingame, California 94010
Telephone: (650) 347-9900
Facsimile: (650) 373-0330

TO THE CITY OF PACIFICA:

Joseph Tanner, City Manager
City of Pacifica ’

170 Santa Maria Avenue
Pacifica, California 94044
Telephone: (650) 738-7301
Facsimile: (650) 359-6038

With copies to:

Cecilia M. Quick

City Attorney

City of Pacifica

170 Santa Maria Avenue
Pacifica, California 94044
Telephone: (650) 738-7408
Facsimile: (650) 3598947



TO NCAP:

Neighbors Concerned About Pacifica
P.O. Box 260

Pacifica, California 94044
Telephone: none

Facsimile: none

With a copy to:

Sharon E. Duggan

Law Offices of Sharon E. Duggan
2070 Allison Way, Suite 300
Berkeley, California 94704
Telephone: (510) 647-1904
Facsimile: (510) 647-1905

Any Party may change its above listed address for notices by sending notice thereof to all
other parties.

13.  Advice of Counsel. In éxecuting this Agreement, the Parties -acknowledge that
they have consulted with and been advised by. their respective attorneys, and that they have
executed this Agreement after independcnt_ investigation, and without frand, duress or wndue
influence. The Parties further acknowledge and agree that they have had a reasonable period of
time for deliberation before executing this Agreemcnt.

14.  Future Waivers. No waiver By a Party of any condition or term of this Agreement
shall be deemed a waiver of any other condition or provision at the same or any other time,

15. Modification. This Agreement may be modified only in & writing signed bﬁr the
Parties or the Parties’ successors—in;intereéf. ;

16.  No Admission of Liabilitv. This Agreement is the result of a compromise and

shall never at any time for any purpose be considered as an admission of liability or
responsibility on the part of any Party hereto, and each Party continues to deny any liability to

the other, and further agrees not to represent to any other person or entity that this Agreement, or



any of the provisions hereof, represents a confession or admission of liability on the part of any

other Party., ,
17. No Representations. Each Party to this Agreement adknowledges that it is- fully
aware of the significance and legal effect of this Agreement, inchuding its release provisions, and
is not entering into this Agreement in reliance on any representation, promise, or statement made
by any Party, except those explicitly contained in this Agreement,

18.  Mistake. Each of the Parties to this Agreemment has investigated the facts

pertaining to the Action and to this Agresment to the extent each party deems necessary. In
entering into this Agreement, each party assumes the risk of mistake with respect to such facts.
This Agreement is intended to be final and binding upon the Parties regardless of any claim of
mistake. |

19.  Severability. The provisions of thig Agreement are contractual, and not mere
recitals, and shall be considered severable, so that if any provision or ‘part of this Agreement
shall at any time be held invalid, that provision or part thereof shall remain in force and effect to
the extent allowed by law, and all :é)the{'}r)rovisions of this Agreement shall remain in full force
and effect, and be enforceable. ’ | .

20.  Applicable Law. This Agreement shall be governed by and interpreted under the
laws of the State of California.

21, Construction. This Agreement has been reviewed by the Parties, and by their

respective attorneys, and the Parties have had a full opportunity to negotiate the contents of this
Agreement. The Parties expressly waive any common law or statutory rule of construction that
ambiguity should be construed against the d'raftgr of this Agreement, and agree that the language
in all parts of this Agreement shall in ally cases be construed as a whole, according to its fair

meaning,
22.  No Third Party Beneficiaries. The mutual promises in this Agreement are

intended only for the benefit of the_ Parties, and may be enforced by the Parties hereto. The

Parties agree that there are no intended or incidental third party beneficiaries to this Agreement.
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23, Survival of Provisions. All promises, covenants, releases, representations and

warranties contained in this Agreement shall survive the execution and delivery of this
Agreement and the consummation of the transactions contemplated herein.

24, Attorneys’ Fees Arising Out of The Enforcement of the Agreement. In the event

of litigation arising out of any alleged breach of this Agreement, the prevailing party shall be
entitled to recover its costs, expeﬁs;as, and reasonable attorneys’ fees in addition to any other
relief to which it may be entitled.

25.  Binding Effect. '

a, This Agreement may be recorded and re-recorded by any Party to this Agreement
so as to provide notice to any successors in interest or future purchasers of the Property, or
- subdivided parcels thereof of the terms and condiﬁons of this Agreément.

b. In the event the parcel or Property commonly known as Lands of Bonﬁﬁ, APN
023-270-460 is subdivided, the Parties agree fo provide legal descriptions and assigned Assessor
Parcel numbers for the subdivided parcéls sufficient for recording purposes after the Parce] Map
creating same is recorded and the descriptions are, therefore, available.

26.  Effective Date. This Agreement shall be effective as of the date upon which all of

the signatories have signed the agreement.

27.  Execution in Counterpart. This Agreement may be executed in counterpart, and
all executed copies are duplicate ori_gipals, equally admissible in eﬁdence. The Parties agree
that the transmission of an executed copy of this Agreement by facsimile shall be valid and
binding, and shall have the same full force and effect as if an executed original of this

Agreement had been delivered.

28.  Entire Apreement. This Agreement contains the entire agreement among the

Parties hereto with respect to the matters cbvéred hereby, and supersedes all prior agreements,
written or oral, among the Parties. No other agreement, statement, or promise made by any party
not contained herein shall be binding or Bl »

29.  Cooperation. The Parties agree to cooperate fully, reasonably, and in good faith

in the implementation of this Agreement. Each of the Parties will execute, acknowledge, and
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deliver, or cause to be executed, acknowledged, and delivered, such further instruments and
documents as may be necessary to consummate or implement this Agreemerit.

30. Time Of the Essence. Time is of the essence of this Agreement and the

performance by each party hereto of the obligations on that party’s part to be performed.

31.  Force Majeure Events. If any of the Parties fails to perform its obligations

because of strikes, lockouts, labor dispﬁteg, embargoes, acts of God, inabﬁity to obtain labor or
other materials or reasopable substitute for labor or materials, governmental restrictions,
governmental regulations, governmental controls, judicial orders, enemy or hostile governmental
action, civil commotion, fire, flood, storm, explosion, earthquake, or other casualty, or any other
cause’ beyond the reasonable control of the Party obligated to perform, then that Party’s
performance shall be excused to the extent performance is no longer practically possible. To the
extent that obligations can still be performed as a practical matter at the conclusion of any of the
events described above, then performance of the obligations shall be delayed for a period equal
to the period of such cause for failure to perform.

32" Recitals in Captions. The recitals in the captions of the paragraphs and

subparagraphs of this Agreement are for convenience and reference only; the words contained
therein shall in no way be held to explain, modify, amplify, or aid in the interpretation,
construction or meaning of the provisions"of ‘this Agreement.

33. Warranty of Authority, Each individual executing this Agreement on behalf of

any Party represents that he/she is authorized to execute this Agreerment on behalf of the Party or
Parties he/she purports to represent and does so execate this document on behalf of said Party.

34, Filing of Fictitious Né:hé Statement. NCAP shall file .a hetitious name statement

within the County of San Mateo, California.

35, Enforcement. The Parties agree that this Agreement may be enforced on motion
of any Party pursuant to California Code of Civil Procedure Section 664.6 or by any other action
or proceeding provided by law or in equity for the enforcement thereof, except that the Parties
may enforce the terms and conditions of this Agreement only after the complaining party has

first given notice to the Party allegedly failing to comply with the terms and conditions of the

12
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Séttlement Agreement and has >attempted, in an open and good faith manner, to resolve such
Party’s alleged. failure to comply.
. 36.  Court Jurisdiction. Notwithstanding the ﬁlmg of the dismissal required i

‘Paragraph 1 of this Agreement, the Parties s’upulate and agree that the court shall retain.
Jurisdiction of this case and over the parties personally until final performance of the Settlement
Agreement. 'Ihls includes to]hng of any applicable statute, rulc or court order affcctmg timely

prosecution of ﬂns action, mcludmg the 5 year dismissal statute,

" Dated: ) (S )m - 'REALPA1£TIESNINTEREST_

l ( GARY A%B%NNE BON]NI - :
) Gary Bonini . \

No

B;LQ;@' 2 Ma/m,

Diane Bonini

Notary
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capacity(ies), and that by his/her/their.
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* "KIMBERLY A GILMORE
Commisslon # 1535939

Signature of

g OPTIONAL

Though the informalion below is not required by law, It may prove valuable to persons relying on the document and could preven!
- lraudulent removal and reattgchmen of this form to another document.

LA DAV o 0

| T s
Description of Attached Document b,

N Title or Type of Document: J,’l
; Document Date: Number of Pages: 4
54

s

Signer(s) Other Than Named Above:

=

=

Capacity(ies) Claimed by Signer

Signer's Name:

RIGHT.THULEPRNT.
" -OFSIGHER «

O Individual : o Topol‘lrmnmnefe
D Corporate Officer — Title(s):
O Partner — O Limited [J General

D e Sl e o o oo o]

A A s e PN S A e S R

[ [0 Atlorney-in-Fact |
o [0 Trustee ¢
i D Guardian or Conservator 2
% 0O Other: )
.31 Wl
I Rl
% Signer Is Representing:_. D)
oy r«
i3 - <4
R O R i i R R e S R R R R R e e P e R T T T

© 1993 Kational Nolary Association « 9350 Pe Sota Ave., PO, Box 2402 - Chotsworth, CA $1313-2002 + wwwnatichaticiary oy Prod. No, 5907 Roardsr: Call Yoli-Fres 18006766827



CALIF ORle\ ‘ALL-PURPOSE ACKNOWLEbGMENT

P A

: )
State of Caljfornia F
e o W _ s, 5
5 County of | ; . 5
: O"Jl QO g before :;
G ~ " Daie Ilmm'l'llkolorcer(e.g..'.lam Doz, Notary Public®) ;
: personally appeared : 4
R Nama(s) of Signar(s) if
O personally known to me [
' \Q proved io me on the basis of salisfaciory S
evidence £
. . o
fo be the pe_fson(s) whose™ name(s) isfare '
K . ' ’ subscribed to the within instrument and ]
. acknowledged to me that hefshefthey execuled 3
. ‘ the same in histhertheir authorized i
LT v capacity(ies), and that by hisfher/their )
Commission # 1635939 signature(s) on the instrument the person(s),.or
Notary Pubiic the entity upon behalf of which the person(s) B
) acled, exacuted thedastrugfent. .
il
© WIMESS my Hand ndo[al "
N ;
' AN AN R
Signsune of Notary P-Er ’:
4
. ‘J
OPTIONAL b
Though the information below is not required by law, it may prove valuable to persons relying on the document and could preven! :'
Iraudulent removal and reattachment of this form {o another document. : l
Description of Attached Document %
'-'.
Title or Type of Document: G
Document Date; ) ' Numberof Pages: _ . 7

Signer(s) Other Than Named Above:

N Sy

Capacity(ies) Claimed by Signer

Signer’s Name: __

O Individual Top of thumb here

O Corporate Officer — Title(s):
O Pariner — O Limited O General
0 Attorney-in-Fact

3 Trustee

O Guardian or Conservator

O Other:

Signer.ls Hemesenting:

S S T S D S S

B O N S S e e O T G D e e e G S e e e, S R G O
© 1339 Nationa! Notary Association « 5350 Ds Soto Ave., P.O. Box 2402 Chalsworth, CA 81313-2402 « wwwenalionainotary.org Prod. No. 5307 Reonter: Call Toll-Fres 1-400-875-6327



Dated: 2/ ’f/ I \ PURCHASERS

_ MAT BRADSHAW LD
BYZ_MLM

- Mat Bradshaw
Notary

DAVID MELTON

Dated: 2// N///?f

David Melton .

Notary

Dated: D7 —/ </ — o< DEWEY MELTON

/ﬂ/}/j’,a W%

Dewey Melto
Notary
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Dated: . cg' /"ﬂ—'—"
Dated: _3-/~ 45

ATTACHMENTS

EXHIBIT A- Preliminary Improvement Plan
'EXHIBIT B -Maintenance Plan

EXHIBIT C - Native Plant Seeding Plan
EXHIBIT D - Description of Parcels

CITY OF PACIFICA

N L 5
Joseph Tanner

City Manager
Notary

NEIGHBORS CONCERNED ABOUT
PACIFICA

By:_ _
Brian Gaffney (Title) -
Notary
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Dated:_

Dated; - o?./ -1.2.'/&_(

. By:

ATTACHMENTS

EXHIBIT A- Preliminary Improvement Plan
EXHIBIT B -Maintenance Plan

EXHIBIT C - Native Plint Seeding Plan
EXHIBIT D - - Description of Parcels

CITY OF PACIFICA

Joseph Tanner
City Manager
Notary

NEIGHBORS CONCERNED ABGUT

PACIFICA
By

Bn.an Gaﬂucy (T itle) / /

Notary

# 1331008

<
ro <2 ? Notary Publio - Cafffornla

- Alsmada County




CALIFORNIA ALL-PURPOSE ACKNOWLEDGMENT . .
NSl -’&mmm £ RO \-.-a.;.“-,“ DRSS

|
_ Stats of California '
6 ss. B
£  Countyof mm , 5
| o ey 22 | ¥ s
@ On -3 2 aS beforeme, ¥ Ay Vewe %, ™o A
3 Boto ’ . . HName #nd Tima o 008t {9 ., Yoo Doe. Nocary Pumic) U .2:
g Personally appeared _QQAQ_‘L/_\, C;Lmo nn . o -
& - Nadhafe] o]

M personally known to me
M proved 10 me on the basis of satisfactoy
evidence

S L AN e S O )

1o be the person(s) whose name(s) isfan
subscribed to the within instrument and
acknowledged to me thal he/she/lhey executsd
the same in hiz/hertheir authorized
capacliy(ies), and thal by histher/thel
signature(s) on the instrument tha person(s), or
the entlty upon behalf of which the parson(s)
acled, executed the instrument.

N e FPUES s oy e

LS e 2

WITNESS my hand and official seal.

.a;‘ﬁi:.:-’ra":w-.t'/é'.{ms...o,-.-':;‘:,'(.:__.‘-a; SOasD

85 E XS T A LRSS

AP

S - OPTIONAL
4 Thougn me intormatton below i nol required by law, ii may prove valvable to parsans relying on the %ﬂﬂ'ﬂeﬂf and could prevent 24
i fraudulont removal aud reltachment of this lomm o another document. %)
o 5
; Description of Attached Document &
5 Tits o Typs of Document: . ?J
& )
£ ._' 3
o Documant Date: crv oo ewemien . .. Number of Pages: P )‘
;: Signer{s) Other Than Named Above: ,‘{
.:\'E “,;‘-'!
5y Capacliy(ies) Claimed by Signer 3
2
4
¢ _— .
& Blgriar's Neme = RISHT THUMOPAINT

: ~YIF SIGHER + .-

O Individual Top of thumb hate
I'l Corporate Officer — Title(s): 5
O Pariner — C Limited | General

RS NS SRS SN A

.

1 Adorney-in-Fact 24
L Trustee )
L% Guardian or Consarvator j
L. Other: N _

Slgner Is Representing:

2SN P A e o o o DA TN

A, AR A TR LN

z
£,
i

R I R O T A e TS es ST RE IR TP LS ST w e e R S e e 2 e S P T A AP e o

© 1980 Meoonst Matary senociaton « Q150 N Soo Ave., PO Bos 3000 Contmonn, CARINITalL - vrnpLONsinGaly.om Prag. Na. G807 Ranuhe QB ToteFiug 1-amire-cazl

.,
[



EXHIBIT A

PRELIMINARY IMPROVEMENT PLAN
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PREUMTHARY DIPROVEUENT PLAN SPECIFICATIONS
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EXHIBIT B

MAINTENANCE PLAN

The owner upon which the detention ponds are located (hereinafter “owner”) shall monitor
and maintain said ponds including native plantings in and adjacent thereto until the following are
. achieved: (1) the main channel to the ponds is established without visible channel failure and/or
. clogging; and (2) the plantings in and adjacent to the ponds have approximately the same or greater .
native species as existed prior to construction. In addition, in the event of sedimentation of the
ponds, channel failure, or drain pipe failures, desilting shall be completed by the owner as soon as
the site can be accessed. Remedial efforts including desilting and replanting shall continue for a
period of not less than ten (10) years.

Said owner shall not be responsible for preserving or maintaining water sources forthe ponds
beyond the boundaries of the owner’s property, but shall preserve and maintain the flow of such
water after it enters onto the owner’s property.

Upon requests by NCAP not more frequently than two (2) times per annum, which requests
shall not be unreasonably denied, NCAP shall be permitted to inspect the pond area. NCAP
expressly assumes the risk of injury to its representative(s) during any such inspections, and
expressly agrees to indemnify and hold owner harmless from any and all claims and causes of action
arising from or related to any such said inspections.



EXHIBIT C
NATIVE PLANT SEEDING PLAN

Careshould be taken with planting shade species on areas surrounding native plantings where
insufficient sun exposure will impair growth of said native plantings.

Species shall be selected to avoid diversion of water flow via conduits/cracks iri the soil
~ created by root structures. o : .

. Subjéct to the above conditions, the following are acceptable native plants for planting:

Juncus patens - wire rush
J. effuses - tall wire rush
"J. byfonious- toad rush
Carex aquatillis - coastal sedge uncommon _ ,
C. sp. Small cespatose - sedge needs L.D. uncommon
Equisetum arvense - common horsetail
Epilobium cilliatum - willow herb
Rorippa nasturtium-aquaticum - water cress
Rubus ursinus - California blackberry
Cornus sericea - American or creek dogwood
Veronica americanus - Américan brooklime
Polygonum punctatuin - smartweed
Mimuylus guttatus - common monkey flower
Juncus balticus
J. bufonious var. conjesta - compact toad rush
J. xiphiodes - iris leafed rush
Scirpus cernua - fiber optic grass
S. californicus - California tule (contain)
S. Microcarpus - small seed tule (contain)

. Oenanthe sarmentosa - water parsnip (contain)
Typha angustafolia - narrow leafed cattail (contain)
T. latifolia - broad leafed cattail (contain)
Scrophularia californica - bee plant
Hercaleum lanatum - cowparsnip
Rosa californica - California wild rose
Rubus parviflorus - Thimble berry
Ribes sp. - local current
R. sp. - local gooseberry
Symphoicarpus alba - snowberry
Lonicera hispidula - California honeysuckle
L. involucrate - twinberry
Baccharis pilularis var. consanguinia - coyote bush



Alnus ruba - red alder
Heteromeles arbutifolia - toyon

‘Sambucus racermosi -red elderberry

Salix hookerianna - coastal willow
S. lavigata - red willow



EXHIBITD
-DESCRIPTION OF PARCEL
This Agreement applies to the Property, commonly descﬁbed as the Lands of Bonini,

Assessor Parcel No. APN 023-270-460, and to the parcels created pursuant to the application for
subdivision (SUB-200-03) filed by Gary and Diane Bonini in the City of Pacifica, California.



EXHIBIT D

ENGINEER’S ESTIMATE



EXHIBIT "D"
SECURITY BOND
1165 LINDA MAR BLVD

Agreement Sections

Sect, 23-C-1 Engineer's Estimate Costruction Cost
Sect. 23-C-1A 10% Contingency

Sect. 23-C-IB 3.2% Infiation Rate

Sect. 23-C-IC Already Included in Engineer's Estimate
Sect. 23-C-ID 5% Other Expenses and Fees

Total Cost of Improvements
Sect. 23-C-li 50% Payment Security

TOTAL SECURITY BOND

Sect. 23-C-lll CASH DEPOSIT

$120,000.00
$12,000.00
$3,840.00
$0.00
$6,000.00
$141,840.00
$70,520.00

$212,760.00

$1,000.00



RENGER GROUD

3270 MENDOCING AVENUE, SUITE E-2 © SANTA ROSA, CALIFORNIA, 95403 ¢ 707-569-9757 © FAX: 707-569- 9762
226 LORTON AVENUE ¢ BURLINGAME, CALIFORNIA 94010 o 450°¢a85* 8131 © FAX: 650°685° 313

TOTAL PROJECT COST : $120,000

FOR CUL-DE-SAC IMPROVEMENTS

{Within Probosed Citv Right-of-Wav)

Clearing & Grubbing Lump Sum $ 1,500.00
Grading Excavation _ 400cuyde @ § 5.00 cuyd, $ 2,000.00
Grading Embankment 500cu. yds @ $ 11.00 cu. yd. $ 6,050.00
Asphali Concrete 420cu. yds @ $ 10.00 cu. yd. § 4,200.00
Aggregate Base . 1.200cu. yds @ $ 4.00 cu. yd. $ 4,800.00
Curb & Gutter 155ft. @ $ 20.00 In. & $ 3,100.00
Sidewalk - 1,200sq.ft @ % 1.00saq. it $ 4,800.00
Stree.t Light Standards 2 @ % 3,000.00 $ 86,000.00
Storm Drains/Catch Basins Lump Sum $ 6,000.00
Asphalt Cancrete Overlay 750000sq. t@$ 1.50 sq. fi. $ 11,250.00
Utilities ' i;ump Sum $ 12,000.00
¢ ©1,700.00

USE: $ 65,000.00

ENGINEERING o SURVEYING e o PROJIECT MIANAGEMENT



RENNER GROUP

Upgrade Existing improvements
Proposed-Storm Drainage

Retaining Walls

Wetland Improvements

Grading Excavation & Embankment)
(Balanced Cut and Filf)

PROJECT (MPROVEMENTS

(Not including cul-de-sac)

- Lump Sum
“ -7 Lump Sumi
- Lump Sum

- Lumb Sum

- Lump Sum

Use:

3270 MENDOCING AVEMUE, SUITE £-2 » SANTA ROSA, CALIFORNIA, 95403 v 707- 569-9757 © FAX: 707-569 0762
226 LORTON AVENUE ¢ BURLINGAME, CALIFORNIA 24010 ¢ 650-6B5° 8131 o FAX: 650°085° 2313

$ 8,000.00

" $12,000.00

$18,000.00

-$7,5600.00

§ 7,500.00

—_——

$53,000.00

$55,000.00

ENGINEERING &

SURVEYING

PROJECT MANAGEMENT



January 10, 2016

City of Pacifica S0,
Lands of Bonini Settlement Agreement Requirements J/mf ~ ’“-?Q
hed¥ {
Ci, ’20{5‘
The following is a list of the requirements and there current status: THE Soin
{C-‘_}

1. Required attorneys fees to date have been paid. This includes, attorney fees
for purchaser/seller. Attorney’s fees for Neighbors Concerned for Pacifica.
Also the attorneys hired by the City of Pacifica. This does not include any
current review fees.

2. The hillside behind proposed houses has been planted with drought resistant
native plants; this included the removal of undocumented mounds of soil
shown on plans. This was done immediately after the signing of the
settlement agreement.

3. The $5,000.00 contribution to the San Pedro Creek steelhead fund has been
paid. This was paid immediately following the signing of the settlement
agreement.

4. The street improvements and infrastructure have completed according to the
plans and specifications. The remaining items to be completed include the
street monuments and light pole. A current encroachment permit will be
obtained to complete such work.

5. Other outstanding requirements include the detention ponds, input channels
and replanting of pond area as shown on existing plans. Detention pond
boundaries will be permanently identified and staked as required in said
settlement agreement. Permits will be made current for the above-
mentioned work as well.

6. Any and all additional requirements from the said settlement agreement will
be completed as specified in the agreement and to the satisfaction of both
The City of Pacifica and Neighbors Concerned for Pacifica.

Sincerely,

Dave Melton

L. 2k

Attachment E



Zoning & Land Use Exhibit

City of Pacifica
Planning Development Department

General Plan Diagram

Neighborhood: Linda Mar Neighborhood
Land Use Designation: Low Density Residential
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Zoning Map Diagram

Existing Zoning District: R-1/A/B-5 (Agricultural/Lot Size Overlay)

North Arrow ﬂ

Maps Not to Scale

Attachment F



Attachment G
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