COUNTY OF SAN MATEO, PLANNING AND BUILDING DEPARTMENT

NOTICE OF INTENT TO ADOPT
MITIGATED NEGATIVE DECLARATION

A notice, pursuant to the California Environmental Quality Act of 1970, as amended (Public
Resources Code 21,000, et seq.), that the following project: Grading and construction of a
new 2,466 sq. ft., two -story single-family residence with an attached 400 sq. ft. garage on a
5,633 sq. ft. size parcel, variance for reduced side yard setback, to extend the San Juan
Avenue right-of-way for access to the parcel and extend underground utilities, when
adopted and implemented, will not have a significant impact on the environment.

FILE NO.: PLN 2018-00320

OWNER: Gerald Siu

APPLICANT: David Hirzel

NAME OF PERSON UNDERTAKING THE PROJECT OR RECEIVING THE PROJECT
APPROVAL (IF DIFFERENT FROM APPLICANT): NA

ASSESSOR’S PARCEL NO.: 047-137-100

LOCATION: San Juan Avenue, north of Columbus Street, in the unincorporated El Granada
area of San Mateo County (vacant parcel).

PROJECT DESCRIPTION

A Coastal Development Permit, Grading Permit, Variance and Design Review for the
construction of a new 2,466 sq. ft., two -story single-family residence with an attached 400
sq. ft. garage on a 5,533 sq. ft. size parcel that includes: 1) a 3.5 ft. side yard setback
where 10 ft. is required, 2) a total combine side yard setback of 13 ft. where 15 ft. is
required, and 3) to extend and improve the San Juan Avenue right-of-way to provide access
to the parcel. No tree removal is proposed and 312 cubic yards of grading is proposed for
access improvements and building foundation.

FINDINGS AND BASIS FOR A NEGATIVE DECLARATION

The Current Planning Section has reviewed the initial study for the project and, based upon
substantial evidence in the record, finds that:

1. The project will not adversely affect water or air quality or increase noise levels
substantially.

2. The project will not have adverse impacts on the flora or fauna of the area.
3.  The project will not degrade the aesthetic quality of the area.

4.  The project will not have adverse impacts on traffic or land use.



5. In addition, the project will not:

a. Create impacts which have the potential to degrade the quality of the
environment.

b.  Create impacts which achieve short-term to the disadvantage of long-term
environmental goals.

c. Create impacts for a project which are individually limited, but cumulatively
considerable.

d. Create environmental effects which will cause substantial adverse effects on
human beings, either directly or indirectly.

The County of San Mateo has, therefore, determined that the environmental impact of the
project is insignificant.

MITIGATION MEASURES included in the project to avoid potentially significant effects:

Mitigation Measure 1: The applicant shall require construction contractors to implement all the
Bay Area Air Quality Management District's Basic Construction Mitigation Measures, listed
below:

a. Water all active construction areas at least twice daily.

b. Apply water two times daily, or apply (non-toxic) soil stabilizers on all unpaved access
roads, parking, and staging areas at construction sites. Also, hydroseed or apply non-toxic soil
stabilizers to inactive construction areas.

C. Sweep daily all paved adjacent public streets daily (preferably with water sweepers) if
visible soil material is carried onto them.

d. Limit traffic speeds on unpaved roads within the project parcel to 15 miles per hour.
e. All construction equipment shall be maintained and properly tuned in accordance with

manufacturers' specifications. All equipment shall be checked by a certified mechanic and
determined to be running in proper condition prior to operation.

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

g. Enclose, cover, water twice daily, or apply non-toxic soil binders to exposed stockpiles
(dirt, sand etc.) that can be blown by the wind.
h. Replant vegetation in disturbed areas as quickly as possible.

i. Install erosion control measures to prevent silt runoff to public roadway and/or into Deer
Creek.

Mitigation Measure 2:- A Qualified Biologist shall perform a pre-construction survey for SFGS
and CALF within 48 hours prior to any site disturbance, and inspect and provide guidance on
installation of a wildlife exclusion fence. Any vegetation or potential burrows within the
construction zone that may provide cover or conceal SFGS or CRLF will be inspected by the
Qualified Biologist prior to ground disturbance or grading activities. The wildlife exclusion fence
should be constructed along the north and east sides to prevent the potential for CRLF and/or
SFGS from entering the work area. Fencing shall be installed before any grading or disturbance
on the property. The fence should be maintained throughout the construction period. The




Qualified Biologist will also provide an environmental training to all crew workers that work on
the construction site, and keep a record of those trained. If either SFGS or CRLF are observed
on the property, they must be avoided and construction related activities must cease
immediately until such time as the Qualified Biologist can document that all individuals have left
the site unharmed. A reconnaissance level rate plant survey in the spring, a pre-construction
nesting bird survey and incorporating California native plants into the proposed landscaping
plan.

Mitigation Measure 3: Best management practices for proper erosion control and control of
dust and toxins during construction should be implemented in order to prevent any impacts to
jurisdictional waters in the vicinity of the project site. Design and implement appropriate control
measures for both stormwater and erosion. This may include straw wattles, silt fencing, and/or
stormwater containment and treatment measures incorporated into the project design.
Construction equipment should also be clean and free of mud and debris that could bring in
seeds of invasive plant species.

Mitigation Measure 4: A preconstruction nesting bird survey for bird species protected under
the Migratory Bird Treaty Act (MBT A) shall be conducted by a Qualified Biologist within 2
weeks of project construction, if the project is initiated during the nesting bird season (February
15 to August 31 ). If birds including raptors are detected nesting on or adjacent to the property,
buffer zones will be determined based on consultation with CDFW.

Mitigation Measure 5:To minimize any impacts to the Deer Creek riparian corridor from
construction of the project, invasive species such as pampas grass ( Cortaderia sp.), eucalyptus
saplings, Himalaya blackberry and English ivy shall be removed from where they are
encroaching into the property, and California native plants should be incorporated into the
landscape plan for this area. This will prevent further establishment of invasive species and
enhance this area with additional native riparian plant cover.

Mitigation Measure 6: A Qualified Biologist shall perform at least one reconnaissance level
rare plant survey on the property during the flowering season (April- August) when this plant is
visible and identifiable. This survey should also be timed to include a visit to a nearby reference
population. If Hickman's cinquefoil is detected, extent of the occurrence should be documented,
and USFWS and CDFW should be consulted on appropriate avoidance and/or mitigation
measures.

Mitigation Measure 7 : In the event that cultural, paleontological, or archaeological resources
are encountered during site grading or other site work, such work shall immediately be halted in
the area of discovery and the project sponsor shall immediately notify the Community
Development Director of the discovery. The applicant shall be required to retain the services of
a qualified archaeologist who meets the Secretary of the Interiors' Professional Qualification
Standards for the purpose of recording, protecting, or curating the discovery as appropriate. The
cost of the qualified archaeologist and of any recording, protecting, or curating shall be borne
solely by the project sponsor. The archaeologist shall be required to submit to the Community
Development Director for review and approval a report of the findings and methods of curation
or protection of the resources. In addition, an archaeological report meeting the Secretary of the
Interior's Standards detailing the findings of the monitoring will be submitted to the Northwest
Information Center after monitoring has ceased. No further grading or site work within 50 feet of
the area of discovery shall be allowed until the preceding has occurred.

Mitigation Measure 8 : If a newly discovered resource is, or is suspected to be, Native
American in origin, the resource shall be treated as a significant Tribal Cultural Resource,




pursuant to Public Resources Code 21074, until the County has determined otherwise with the
consultation of a qualified archaeologist and local tribal representative.

Mitigation Measure 9 : In the event of discovery or recognition of any human remains during
project construction, there shall be no further excavation or disturbance of the site or any nearby
area reasonably suspected to overlie adjacent remains. The applicant shall then immediately
notify the County Coroner’s Office and possibly the State Native American Heritage
Commission to seek recommendations from a Most Likely Descendant (Tribal Contact) before
any further action at the location of the find can proceed. All contractors and sub-contractors
shall be made aware of these requirements and shall adhere to all applicable laws including
State Cultural Preservation laws. Disposition of Native American remains shall comply with
CEQA Guidelines Section 15064.5(e).

Mitigation Measure 10 : If any constraints are encountered that would confine traffic to one
lane along San Juan Avenue, the applicant shall be required to submit a traffic control plan,
consult with, and obtain an encroachment permit from the Department of Public Works (if
required) prior to any such road closures. If any such road closure is required, the Department
of Public Works shall notify the Coastside Fire Protection District and Sheriff's Department to
ensure that any such road closure does not impede emergency access.

Mitigation Measure 11 : In the event that tribal cultural resources are inadvertently discovered
during project implementation, all work shall cease until a qualified professional can evaluate
the find and recommend appropriate measures to avoid and preserve the resources in place, or
minimize adverse impacts to the resource. Those measures shall be approved by the County
Planning Department prior to implementation and prior to continuing any work associated with
the project.

Mitigation Measure 12 : Any inadvertently discovered tribal cultural resources shall be treated
with culturally appropriate dignity taking into account the tribal cultural values and meaning of
the resource, including, but not limited to, protecting the cultural character and integrity of the
resource, protecting the traditional use of the resource, and protecting the confidentiality of the
resource.

RESPONSIBLE AGENCY CONSULTATION

San Mateo County

INITIAL STUDY

The San Mateo County Current Planning Section has reviewed the Environmental
Evaluation of this project and has found that the probable environmental impacts are
insignificant. A copy of the initial study is attached.

REVIEW PERIOD: May 3, 2023 through May 22, 2023

All comments regarding the correctness, completeness, or adequacy of this Negative
Declaration must be received by the County Planning and Building Department, 455 County
Center, Second Floor, Redwood City, no later than 5:00 p.m., May 22, 2023.

CONTACT PERSON



Olivia Boo
Project Planner,
oboo@smcgov.org

Olivia Boo-

Olivia Boo, Project Planner



10.

11.

12.

13.

County of San Mateo
Planning and Building Department

INITIAL STUDY
ENVIRONMENTAL EVALUATION CHECKLIST
(To Be Completed by Planning Department)

Project Title: Grading for a new single-family residence, extension of public street right-of-
way, extension of underground utilities and variance for reduced side yard.

County File Number: PLN 2018-00320

Lead Agency Name and Address: County of San Mateo Planning and Building Department
455 County Center, 2nd Floor, Redwood City, CA 94063

Contact Person and Phone Number: Olivia Boo, Project Planner; oboo@smcgov.org

Project Location: San Juan Avenue , north of Columbus Street, in the unincorporated El
Granada area of San Mateo County (vacant parcel).

Assessor’s Parcel Number and Size of Parcel: 047-137-100
Project Sponsor’s Name and Address: Gerald Siu, P.O Box 413, Millbrae, CA 94030.

Name of Person Undertaking the Project or Receiving the Project Approval (if different
from Project Sponsor): N/A.

General Plan Designation: Medium Density Residential

Zoning: R-1/S-17/DR/CD (One-Family Residential District/S-17 Combining District/Design
Review/Coastal Development)

Description of the Project: A Coastal Development Permit, Grading Permit, Variance and
Design Review for the construction of a new 2,466 sq. ft., two -story single-family residence
with an attached 400 sq. ft. garage on a 5,533 sq. ft. size parcel that includes: 1) a 3.5 ft. side
yard setback where 10 ft. is required, 2) a total combine side yard setback of 13 ft. where 15 ft.
is required, and 3) to extend and improve the San Juan Avenue right-of-way to provide access
to the parcel. No tree removal is proposed and 312 cubic yards of grading is proposed for
access improvements and building foundation.

Surrounding Land Uses and Setting: The 5,533 sq. ft. size parcel is vacant and located on
the northwest side of San Juan Avenue, north of Columbus Street, in a single-family urbanized
area. There are some undeveloped parcels to the south, east and west. There is sparse
development to the north, including undeveloped land covered with low growing vegetation and
mature trees. Deer Creek is located northwest, 93 feet, from the parcel. Associated riparian
vegetation is located 30-feet from the project parcel further to the east.

Other Public Agencies Whose Approval is Required: NA



14.

Have California Native American tribes traditionally and culturally affiliated with

the project area requested consultation pursuant to Public Resources Code

Section 21080.3.1? If so, is there a plan for consultation that includes, for example, the
determination of significance of impacts to tribal cultural resources, procedures
regarding confidentiality, etc.?: A referral was not sent due to the project site being
located in an urbanized area. It is not expected that the project property hosts any
paleontological resource or site or unique geological feature. Should historical resources be
found, mitigation measures are included.

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED

The environmental factors checked below would be potentially affected by this project, involving at
least one impact that is a “Potentially Significant Impact” or “Significant Unless Mitigated” as indicated
by the checklist on the following pages.

Aesthetics Energy Public Services
Agricultural and Forest Hazards and Hazardous Recreation
Resources Materials
X | Air Quality Hydrology/Water Quality Transportation
X | Biological Resources X | Land Use/Planning X | Tribal Cultural Resources
Climate Change Mineral Resources Utilities/Service Systems
X | Cultural Resources Noise Wildfire
Geology/Soils Population/Housing Mandatory Findings of
Significance

EVALUATION OF ENVIRONMENTAL IMPACTS

1.

A brief explanation is required for all answers except “No Impact” answers that are adequately
supported by the information sources a lead agency cites. A “No Impact” answer is adequately
supported if the referenced information sources show that the impact simply does not apply to
projects like the one involved (e.g., the project falls outside a fault rupture zone). A “No
Impact” answer should be explained where it is based on project-specific factors as well as
general standards (e.g., the project will not expose sensitive receptors to pollutants, based on
a project-specific screening analysis).

All answers must take account of the whole action involved, including off-site as well as on-
site, cumulative as well as project-level, indirect as well as direct, and construction as well as
operational impacts.

Once the lead agency has determined that a particular physical impact may occur, then the
checklist answers must indicate whether the impact is potentially significant, less than
significant with mitigation, or less than significant. “Potentially Significant Impact” is appro-
priate if there is substantial evidence that an effect may be significant. If there are one or more



“Potentially Significant Impact” entries when the determination is made, an Environmental
Impact Report (EIR) is required.

“Negative Declaration: Less Than Significant with Mitigation Incorporated” applies where the
incorporation of mitigation measures has reduced an effect from “Potentially Significant Impact
to a “Less Than Significant Impact.” The lead agency must describe the mitigation measures,
and briefly explain how they reduce the effect to a less than significant level (mitigation
measures from “Earlier Analyses,” as described in 5. below, may be cross-referenced).

Earlier analyses may be used where, pursuant to the tiering, program EIR, or other California
Environmental Quality Act (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:

a. Earlier Analysis 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 which were incorporated or
refined from the earlier document and the extent to which they address site-specific
conditions for the project.

Lead agencies are encouraged to incorporate into the checklist references to information
sources for potential impacts (e.g., general plans, zoning ordinances). Reference to a
previously prepared or outside document should, where appropriate, include a reference to the
page or pages where the statement is substantiated.

Supporting Information Sources. Sources used or individuals contacted should be cited in the
discussion.

1. AESTHETICS. Except as provided in Public Resources Code Section 21099, would the
project:
Potentially | Significant | Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact
1.a. Have a substantial adverse effect on a X

scenic vista, views from existing residen-
tial areas, public lands, water bodies, or
roads?

Discussion: The project parcel is located outside of the Cabrillo Highway 1 County Scenic
Corridor and is not expected to have adverse impact to views from residential areas, public lands,

roads or water bodies. The property is located in EI Granada, an urbanized area developed with
single family residences. The nearest body of water is located approximately 93 feet west of the
project site, on an adjacent parcel that is developed with a single-family residence. The




neighborhood is developed with single-family residences on sloped topography. The subject parcel
slopes down and away from San Juan Avenue. The subject parcel will not have impacts to any
existing scenic views. Although the San Juan Avenue right-of-way is located within the Highway 1
County Scenic Corridor, any right of way improvements will be at grade level. The subject parcel
has existing mature trees along the parcel boundaries, the trees are located on the adjacent parcels.
The proposed single-family residence will employ brown wood siding, white trim and gray stone
accent and will be partially screened by the existing mature trees located on adjacent parcels. The
design of the proposed residence will step down slope from the street and give the appearance of a
single-story residence from street view. This design helps reduce the bulk and scale of the proposed
residence and will not have a substantial adverse effect on views from the road. On January 9,
2020, the Coastside Design Review Committee (CDRC) recommended approval of the residence
based on findings that include compliance with applicable Design Review standards such as the
design of the residence, its compatibility with the neighborhood, use of materials and colors, and
landscaping.

Source: County General Plan, Scenic Corridor Map; Google Earth/Maps; Project Plans; San Mateo
County Geographic Information System.

1.b.  Substantially damage or destroy scenic X
resources, including, but not limited to,
trees, rock outcroppings, and historic
buildings within a state scenic highway?

Discussion: Although the project site faces the San Juan Avenue right-of-way, which is located
within the Highway 1 County Scenic Corridor, proposed right of way improvements to extend San
Juan Avenue as required to provide access to the subject parcel will be at grade level and not
impact or intrude on views. The subject parcel has been utilized as open space with low growing
vegetation and no trees and contains no historic buildings or rock outcroppings. The property is
undeveloped and has a 28% downslope from the street level where the future road extension of San
Juan Avenue will be located.

Source: Project Plans.

1.c. In non-urbanized areas, substantially X
degrade the existing visual character or
quality of public views of the site and its
surroundings, such as significant change
in topography or ground surface relief
features, and/or development on a
ridgeline? (Public views are those that
are experienced from publicly accessible
vantage point.) If the projectis in an
urbanized area, would the project
conflict with applicable zoning and other
regulations governing scenic quality?




Discussion: The project parcel is zoned R-1/S-17/DR/CD (Single-Family Residential/S-17
Combining District/Design Review/Coastal Development) and is located in an urbanized area of El
Granada adjacent to existing single-family residences to the west, south and east. The
neighborhood is predominantly developed with existing single-family residences with a handful of
vacant parcels across the street on San Juan Avenue, to the west across Vallejo street (a paper
street) and to the north is sparse development and undeveloped land. The project does not propose
a significant change to the existing topography of the parcel, which has a downslope of 28% from
San Juan Avenue. The property is not located on a ridgeline. The project proposed 312 cubic yards
of grading and, the proposed single-family residence will be built with the slope and not cause a
significant change in topography. As discussed, the subject parcel has existing mature trees along
the property boundaries, these trees are located on adjacent parcels. These trees will help screen
the proposed house. No tree removal is proposed for the project.

On January 9, 2020, the Coastside Design Review Committee (CDRC) recommended approval of
the residence based on findings that include compliance with applicable Design Review standards
such as the design of the residence, its compatibility with the neighborhood, use of materials and
colors, and landscaping.

Source: Project Plans; Project Location; San Mateo County Zoning Regulations; San Mateo County
GIS.

1.d.  Create a new source of substantial light X
or glare that would adversely affect day
or nighttime views in the area?

Discussion: This project is located within a Design Review (DR) District. Lighting standards within
the DR District require reducing the overall number of exterior lights and designing/locating exterior
lights so as to confine and direct rays downward, onto the subject property, and prevent glare
towards the surrounding area. While the property does not currently have any light sources, there is
an existing single-family residence adjacent to the south and to the east, across San Juan Avenue,
which has existing light sources. The presence of the proposed exterior lights where none had
existed before would increase overall nighttime ambient lighting of the area. The proposed exterior
lights are certified dark sky compliant and meet the design review standards and reduce light
pollution to the extent feasible. The project was reviewed and approved by the CDRC who found the
project to be in compliance with the DR exterior lighting standards.

Source: Project plans

1.e. Be adjacent to a designated Scenic X
Highway or within a State or County
Scenic Corridor?

Discussion: The nearest Scenic Corridor is the Cabrillo Highway County Scenic Corridor which
includes San Juan Avenue, the area that is proposed to be improved to provide access to the
subject parcel. The design of the proposed residence will step downslope from the San Juan
Avenue right-of-way and give the appearance of a single-story residence from street view. This
design helps reduce the bulk and scale of the proposed residence and will not have a substantial
adverse effect on views from the Cabrillo Highway County Scenic Corridor. Minimal visual impacts
are expected.

Source: Project Site; San Mateo County GIS.




1.1. If within a Design Review District, conflict X
with applicable General Plan or Zoning
Ordinance provisions?

Discussion: The project is located within the S-17 Design Review District and complies with all
applicable General Plan and Local Coastal Program (LCP). The project is requesting a variance for
a reduced setback of 3.5 feet where 10 feet is required for the S-17 Zoning District.

Source: Project Plans; Project Location; San Mateo County Zoning Regulations; San Mateo County
Local Coastal Program; San Mateo County General Plan.

1.g.  Visually intrude into an area having X
natural scenic qualities?

Discussion: The project site itself does not have trees but is surrounded by mature trees located
near the property boundaries on adjacent parcels and adjacent to a riparian corridor on adjacent
parcels. The project site is located in a heavily vegetated single-family residential Midcoast Design
Review District area. Though two stories in height, the appearance and scale of the residence will be
reduced due to its deep location within the lot. The design of the proposed residence will step
downslope from the San Juan Avenue right-of-way and give the appearance of a single-story
residence from street view; this design helps reduce the bulk and scale of the proposed residence.
The proposed single-family residence will employ brown wood siding, white trim and gray stone
accent.

The project is required to comply with the Design Review Standards as reviewed and approved by
the CDRC on January 9, 2020 and the project will have a less than significant impact on the visual
quality of the area.

Source: Project Plans; Project Location; San Mateo County Zoning Regulations.

2, AGRICULTURAL AND FOREST RESOURCES. In determining whether impacts to
agricultural resources are significant environmental effects, lead agencies may refer to the
California Agricultural Land Evaluation and Site Assessment Model (1997) prepared by the
California Department of Conservation as an optional model to use in assessing impacts on
agriculture and farmland. In determining whether impacts to forest resources, including
timberland, are significant environmental effects, lead agencies may refer to information
compiled by the California Department of Forestry and Fire Protection regarding the state’s
inventory of forest land, including the Forest and Range Assessment Project and the Forest
Legacy Assessment project; and forest carbon measurement methodology provided in
Forest Protocols adopted by the California Air Resources Board. Would the project:

Potentially | Significant | Less Than

Significant Unless Significant No
Impacts Mitigated Impact Impact
2.a.  Forlands outside the Coastal Zone, X

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?

Discussion: The project parcel is located within the Coastal Zone. The parcel is identified as
"Urban and Built-Up Land" on the California Important Farmland Finder and the California
Farmlands of Statewide Importance Map. The parcel is not located within an area that is mapped or
designed as Prime Farmland, Unique Farmland, or Farmland of Statewide Importance. As such, the
project will not convert Farmland to a non-agricultural use.

Source: San Mateo County Geographic Information System; California Department of Conservation
Important Farmland Finder Map, https://maps.conservation.ca.gov/DLRP/CIFF/; California
Department of Conservation - San Mateo County Important Farmland Map, 2023.

2.b.  Conflict with existing zoning for X
agricultural use, an existing Open Space
Easement, or a Williamson Act contract?

Discussion: The project parcel is not contracted or encumbered by an Open Space Easement or a
Williamson Act Contract, nor are there any surrounding lands under Contract or encumbered by an
Open Space Easement. The project parcel is located near the County’s Urban/Rural boundary with
a handful of undeveloped, vacant parcels nearby also zoned for single-family residential use. Land
north of the project site, across San Juan Avenue, is zoned Planned Agriculture District (PAD). As
such, the construction of a single-family residence is not expected to conflict with surrounding single-
family development nor agriculturally zoned parcels located near the project parcel.

Source: Project Location; San Mateo County GIS

2.c. Involve other changes in the existing X
environment which, due to their location
or nature, could result in conversion of
Farmland to non-agricultural use or
conversion of forestland to non-forest
use?

Discussion: The project parcel is not designated as Farmland (see response to Section 2.a).
Forest land is defined as land that can support 10-percent native tree cover of any species, including
hardwoods, under natural conditions, and that allows for the management of one or more forest
resources, including timber, aesthetics, fish and wildlife, biodiversity, water quality, recreation, and
other public benefits (PRC 12220(g)). The project site does not contain trees. Existing trees are
located along the property boundaries on adjacent parcels.

Source: Project Plans, California Department of Conservation Important Farmland Finder Map,
https://maps.conservation.ca.gov/DLRP/CIFF/ ; Public Resources Code.

2.d. For lands within the Coastal Zone, X
convert or divide lands identified as
Class | or Class Il Agriculture Soils and
Class Il Soils rated good or very good
for artichokes or Brussels sprouts?

Discussion: The subject parcel is located within the Coastal Zone. The Natural Resources
Conservation Service (NRCS) has identified the non-irrigated Land Capability Class ratings of the
soils on the project parcel as Grade 3-Fair, MmE2 soil. The project parcel is zoned for single-family




residential development and has not been used for agricultural purposes or the cultivation of
agricultural commodities in the past. There is no current agricultural use of the project site or
adjacent properties. The proposed development would not result in the significant loss of agricultural
land or soil capability.

Source: Zoning Maps; Natural Resources Conservation Service Web Soil Survey; San Mateo
County General Plan Productive Soil Resources Soils with Agricultural Capability Map; Local
Coastal Program Midcoast Agriculture Map.

2.e. Resultin damage to soil capability or X
loss of agricultural land?

Discussion: See Section 2.d for further discussion.

Source: Zoning Maps; Natural Resources Conservation Service Web Soil Survey; San Mateo
County General Plan Productive Soil Resources Soils with Agricultural Capability Map.

2.f. Conflict with existing zoning for, or cause X
rezoning of, forestland (as defined in
Public Resources Code Section
12220(g)), timberland (as defined by
Public Resources Code Section 4526),
or timberland zoned Timberland
Production (as defined by Government
Code Section 51104(g))?
Note to reader: This question seeks to address the

economic impact of converting forestland to a non-
timber harvesting use.

Discussion: The project parcel is zoned for single-family residential development (R-1/S-
17/DR/CD) and is not located in a Timberland Preserve Zoning District nor is timber harvesting a
permitted use on this property. The project site does not contain trees. The proposed development
of a single-family residential structure is an allowed use in the R-1 (single-family residential) District.
The project does not conflict with the zoning, would not require a rezoning of the area, nor interfere
with timberland production elsewhere on appropriately zoned lands.

Source: San Mateo County Zoning Maps; Public Resources Code; San Mateo County Zoning
Regulations.

3. AIR QUALITY. Where available, the significance criteria established by the applicable air
quality management district or air pollution control district may be relied upon to make the
following determinations. Would the project:

Potentially | Significant | Less Than

Significant Unless Significant No
Impacts Mitigated Impact Impact
3.a.  Conflict with or obstruct implementation X

of the applicable air quality plan?




Discussion: The Bay Area 2017 Clean Air Plan (CAP), developed by the Bay Area Air Quality
Management District (BAAQMD), is the applicable air quality plan for San Mateo County. The
CAP was created to improve Bay Area air quality and to protect public health and climate.

The proposed project would not conflict with or obstruct the implementation of the BAAQMD's
2017 CAP. The project and its operation involve minimal hydrocarbon (carbon monoxide: CO2) air
emissions, whose source would be exhaust from vehicle trips (e.g., construction vehicles and
personal cars of construction workers), whose primary fuel source is gasoline, during its
construction. Due to the site's residential location and assuming construction vehicles and workers
are based in commercial areas (either on the Coastside or Bayside), potential project air emission
levels from construction would be increased from general levels. However, any such construction
related emissions would be temporary and localized and would not conflict with or obstruct the
Bay Area Air Quality Plan. Similarly, once constructed, ongoing use of the single-family residence
would have minimal impacts to air quality standards. The BAAQMD has established thresholds of
significance for construction emissions and operational emissions. As defined in the BAAQMD's
2017 CEQA Guidelines, the BAAQMD does not require quantification of construction emissions
due to the number of variables that can impact the calculation of construction emissions. Instead,
the BAAQMD emphasizes implementation of all feasible construction measures to minimize
emissions from construction activities. The BAAQMD provides a list of construction-related control
measures that they have determined, when fully implemented, would significantly reduce
construction-related air emissions to a less than significant level. These control measures have
been included in the Mitigation Measure below.

Mitigation Measure 1: The applicant shall require construction contractors to implement all the
Bay Area Air Quality Management District's Basic Construction Mitigation Measures, including
those listed below:

a. Water all active construction areas at least twice daily.

b. Apply water two times daily, or apply (non-toxic) soil stabilizers on all unpaved access
roads, parking, and staging areas at construction sites. Also, hydroseed or apply non-toxic soil
stablizers to inactive construction areas.

c. Sweep daily all paved adjacent public streets daily (preferably with water sweepers) if
visible soil material is carried onto them.

d. Limit traffic speeds on unpaved roads within the project parcel to 15 miles per hour.
e. All construction equipment shall be maintained and properly tuned in accordance with

manufacturers' specifications. All equipment shall be checked by a certified mechanic and
determined to be running in proper condition prior to operation.

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

g. Enclose, cover, water twice daily, or apply non-toxic soil binders to exposed stockpiles
(dirt, sand, etc.) that can be blown by the wind.

h. Replant vegetation in disturbed areas as quickly as possible after disturbance.
i. Install erosion control measures to prevent silt runoff to public roadway and/or into Deer Creek.

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




K. Roadways and building pads shall be laid as soon as possible after grading unless
seeding or soil binders are used.

I. A publicly visible sign with the telephone number and person to contact at the project site
regarding dust complaints shall be posted. This person shall respond and take corrective action
within 48 hours. The Air District's phone number shall also be visible to ensure compliance with
applicable regulations.

Source: BAAQMD CEQA Guidelines, May 2017; Project Plans.

3.b.  Resultin a cumulatively considerable X
net increase of any criteria pollutant
for which the project region is non-
attainment under an applicable Federal
or State ambient air quality standard?

Discussion: The San Francisco Bay Area Air Basin is a State designated non-attainment area

for Ozone, Particulate Matter (PM10), and Fine Particulate Matter (PM-2.5). On January 9, 2013,
the Environmental Protection Agency (EPA) issued a final rule to determine that the Bay Area
attained the 24-hour PM-2.5 national standard. However, the Bay Area will continue to be
designated as "non-attainment" for the national 24-hour PM-2.5 standard until the BAAQMD
submits a "re-designation request” and a "maintenance plan" to the EPA and the proposed re-
designation is approved by the EPA. A temporary increase in PM-2.5 in the project area is
anticipated to occur during construction since these PM-2.5 particles are a typical vehicle
emission. Therefore, any increase in these criteria pollutants would be significant. The temporary
nature of the proposed construction and California Air Resources Board vehicle regulations will
reduce the potential effects of increased PM-2.5 to a less than significant impact. Implementation
of Mitigation Measure 1 would minimize increases in non-attainment criteria pollutants generated
from project construction to a less than significant level.

Source: Project Plans, Bay Area Air Quality Management District.

3.c. Expose sensitive receptors to X
substantial pollutant concentrations, as
defined by the Bay Area Air Quality
Management District?

Discussion: Sensitive receptors are facilities or land uses such as schools, hospitals, or
residential areas where people live, play, convalesce, or a place where sensitive individuals spend
significant amounts of time. Sensitive individuals, such as children and the elderly, are those most
susceptible to poor air quality.

The project site is located in a residential area with sensitive receptors (i.e., single-family
residences) located to the west, south, and east of the project parcel. Pollutant concentrations
associated with the occupation of the single-family residential structure are expected to be less
than significant. However, though pollutant emissions generated from the construction of the
proposed project will primarily be temporary in nature, they have the potential to negatively impact
nearby sensitive receptors. As such, implementation of Mitigation Measure 1 will minimize
potentially significant exposure of pollutants to nearby sensitive receptors to a less than significant
level.

Source: Project Plans, Project Location.
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3.d.

Result in other emissions (such as
those leading to odors) adversely
affecting a substantial number of
people?

Discussion: Once operational, the proposed project, which includes the construction of a single-
family residence and improving and extending the San Juan Avenue right-of-way to access the
proposed residence will not result in adverse emissions. The project has the potential to generate
emissions during construction such as noise and odor. However, any such odors will be temporary

and are expected to be minimal.

Source: Project Plans.

4. BIOLOGICAL RESOURCES. Would the project:
Potentially | Significant | Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact
4 .a. Have a substantial adverse effect, either X

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 Depart-
ment of Fish and Wildlife or U.S. Fish
and Wildlife Service or National Marine
Fisheries Service?

Discussion: A Biological Impact Report conducted by Coast Ridge Ecology notes an intermittent
creek, Deer Creek and its riparian corridor, is located approximately 93 feet northwest of the
proposed building envelope of the project. The project site is outside of the required 30-foot riparian
buffer zone of Deer Creek.

California red-legged frog (CRLF) and San Francisco garter snake (SFGS)

There is moderate potential for dispersal habitat for the California red-legged frog (CRLF) and the
San Francisco garter snake (SFGS); no other special-status species or habitats were present or
reasonably expected to occur in the project area. CRLF have been documented within 1,000 feet of
the site while SFGS have been documented within 1.25 miles of the site and there is a moderate
potential for CRLF to utilize the project site as dispersal habitat. The SFGS occur in marsh, swaps,
wetlands and adjacent upland habitats. Three occurrences were found within 3.0 miles of the site,
including Denniston Creek, which is 1.25 miles northwest of the project site. There is a moderate
potential for SFGS to disperse through the project site. Construction activities and residential use
may result in impacts to water quality due to erosion and stormwater runoff. Also, indirect impacts to
SFGS and CRLF may occur. Mitigation measures will reduce impacts to less than significant levels
for CRLF and SFGS.

Mitigation Measure 2: A Qualified Biologist shall perform a pre-construction survey for SFGS and
CRLF within 48 hours prior to any site disturbance, and inspect and provide guidance on installation
of a wildlife exclusion fence. Any vegetation or potential burrows within the construction zone that
may provide cover or conceal SFGS or CRLF will be inspected by the Qualified Biologist prior to
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ground disturbance or grading activities. The wildlife exclusion fence should be constructed along
the north and east sides to prevent the potential for CRLF and/or SFGS from entering the work area.
Fencing shall be installed before any grading or disturbance on the property. The fence should be
maintained throughout the construction period. The Qualified Biologist will also provide an
environmental training to all crew workers that work on the construction site and keep a record of
those trained. If either SFGS or CRLF are observed on the property, they must be avoided, and
construction related activities must cease immediately until such time as the Qualified Biologist can
document that all individuals have left the site unharmed.

Mitigation Measure 3:Best management practices for proper erosion control and control of dust
and toxins during construction should be implemented in order to prevent any impacts to
jurisdictional waters in the vicinity of the project site. Design and implement appropriate control
measures for both stormwater and erosion. This may include straw wattles, silt fencing, and/or
stormwater containment and treatment measures incorporated into the project design. Construction
equipment should also be clean and free of mud and debris that could bring in seeds of invasive
plant species.

Riparian Corridor

The native riparian species within Deer Creek is less than 10% cover and does not meet the LCP
definition of riparian vegetation, therefore the riparian buffer zone for Deer Creek, an intermittent
creek, is 30 feet from the midpoint of the Creek. The proposed building envelope for the project is 94
feet from the centerline of the creek.

Wildlife Corridor

The area of Deer Creek that borders the subject property may be used as a local wildlife corridor for
common and opportunistic wildlife species. Rancho Corral de Tierra is a large protected open space
area located approximately 500 feet to the north of the project site. The project is not expected to
significantly impact potential wildlife corridors.

Nesting birds

Nesting birds may occur on the property in trees adjacent to the project site. The project is unlikely
to impact nesting raptors as there are no trees on the project site and no tree removal is proposed.

Mitigation Measure_4__ A preconstruction nesting bird survey for bird species protected under the
Migratory Bird Treaty Act (MBTA) shall be conducted by a Qualified Biologist within 2 weeks of
project construction, if the project is initiated during the nesting bird season (February 15 to August
31). If birds, including raptors, are detected to be nesting on or adjacent to the property, buffer zones
will be determined based on consultation with the California Department of Fish and Wildlife
(CDFW).

Special-Status Species

In a 2003 biological report there was a potential of 136 special-status species recorded within a six
quadrangle area around the project site, with 22 species recorded within a 3-mile radius. Nearly all
of the 136 species are unlikely to occur on the project site due to the lack of suitable habitat present
on the property.

Western Monarch Butterfly

The western monarch butterfly is not a federal or state protected species but it is considered
imperiled by several organizations. Blue gum eucalyptus groves are located near the project site and
provide low potential habitat for monarchs. There is a low potential during the overwintering season
for monarchs to use forested areas adjacent to the site.

Western pond turtle
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The western pond turtle can be found in ponds, marshes, rivers, streams, irrigated ditches. No
occurrences of western pond turtle have been documented within 3 miles of the site due to a lack of
surveys in the area (versus a confirmation of species absence). Deer Creek, near the project site,
does not provide suitable habitat for this species due to shallow water depth in the creek.

Plant species
Hickmans

There is a low possibility for Hickman’s cinquefoil to occur. Hickmans cinquefoils is a federal and
state endangered perennial herbaceous plant found in coastal freshwater riparian areas and
meadows near small streams in open or forested areas; one occurrence was found 2.75 miles
northwest of the project site. There is a very low potential for Hickmans cinquefoil to occur in the
grasslands on the project site.

Northern maritime chaparral, valley needle grassland and coastal terrace prairie grassland were not
observed and are not expected to occur on the project site.

Trees

Within approximately 100 feet from the proposed building envelope, there is a eucalyptus grove of
trees that has potential overwintering habitat for western monarch butterfly, though no monarch
butterflies were observed during the site visit. Within the tall grasses, shrubs and trees on the
property, there is potential for nesting birds. There is the potential for Mediterranean grassland and
invasive exotic plant species to occur.

Mitigation Measure 5: To minimize any impacts to the Deer Creek riparian corridor from
construction of the project, invasive species such as pampas grass (Cortaderia sp.), eucalyptus
saplings, Himalaya blackberry and English ivy shall be removed from where they are encroaching
into the property, and California native plants should be incorporated into the landscape plan for this
area. This will prevent further establishment of invasive species and enhance this area with
additional native riparian plant cover.

Mitigation Measure 6: A Qualified Biologist shall perform at least one reconnaissance level rare
plant survey on the property during the flowering season (April- August) when Hickman’s cinquefoil
plant s visible and identifiable. This survey should also be timed to include a visit to a nearby
reference population. If Hickman's cinquefoil is detected, extent of the occurrence should be
documented, and U.S. Fish and Wildlife Service and CDFW should be consulted on appropriate
avoidance and/or mitigation measures.

Source: Coast Ridge Ecology biological report, Project Location.

4.b. Have a substantial adverse effect on any X
riparian habitat or other sensitive natural
community identified in local or regional
plans, policies, and regulations or by the
California Department of Fish and
Wildlife or U.S. Fish and Wildlife Service
or National Marine Fisheries Service?

Discussion: See discussion under 4.a.

Source: Coast Ridge Ecology biological report.

4.c. Have a substantial adverse effect on X
state or federally protected wetlands
(including, but not limited to, marsh,
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vernal pool, coastal, etc.) through direct
removal, filling, hydrological interruption,
or other means?

Discussion: Per the U.S. Fish and Wildlife Service National Wetlands Inventory Mapper, there are
no wetlands located within the project area or in the urbanized area of El Granada

Source: Project location, U.S. Fish and Wildlife Service, Wetland Mapper.

4.d. Interfere substantially with the movement X
of any native resident or migratory fish or
wildlife species or with established native
resident migratory wildlife corridors, or
impede the use of native wildlife nursery
sites?

Discussion: See discussion under 4.a.

Source: Coast Ridge Ecology biological report.

4.e.  Conflict with any local policies or ordi- X
nances protecting biological resources,
such as a tree preservation policy or
ordinance (including the County Heritage
and Significant Tree Ordinances)?

Discussion: See discussion under 4.a.

Source: Coast Ridge Ecology biological report.

4.f1. Conflict with the provisions of an adopted X
Habitat Conservation Plan, Natural
Conservation Community Plan, other
approved local, regional, or state habitat
conservation plan?

Discussion: There is no Habitat Conservation Plan, Natural Conservation Community Plan, or
other approved local, regional, or State habitat conservation plans associated with the project parcel.

Source: California Department of Fish and Wildlife, California Natural Community Conservation
Plans Map (April 2019).

4.g. Be located inside or within 200 feet of a X
marine or wildlife reserve?

Discussion: The project site is not located inside or within 200 feet of a marine or wildlife reserve.

Source: Project location, United States Fish and Wildlife Service, National Wildlife Refuge System
(accessed March 2021).

4 .h. Result in loss of oak woodlands or other X
non-timber woodlands?

Discussion: The project scope does not involve the removal of trees.
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Source: Project plans.

5. CULTURAL RESOURCES. Would the project:
Potentially | Significant | Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact
5.a. Cause a substantial adverse change in X
the significance of a historical resource
pursuant to Section 15064.5?

Discussion: Based on the developed project site being located in a highly urbanized area, it is not
expected that the project property hosts any paleontological resource or site or unique geological
feature. Should historical resources be found, the following mitigation measures shall be
implemented.

Mitigation Measure 7: In the event that cultural, paleontological, or archaeological resources are
encountered during site grading or other site work, such work shall immediately be halted in the area
of discovery and the project sponsor shall immediately notify the Community Development Director
of the discovery. The applicant shall be required to retain the services of a qualified archaeologist
who meets the Secretary of the Interiors' Professional Qualification Standards for the purpose of
recording, protecting, or curating the discovery as appropriate. The cost of the qualified
archaeologist and of any recording, protecting, or curating shall be borne solely by the project
sponsor. The archaeologist shall be required to submit to the Community Development Director for
review and approval a report of the findings and methods of curation or protection of the resources.
In addition, an archaeological report meeting the Secretary of the Interior's Standards detailing the
findings of the monitoring will be submitted to the Northwest Information Center after monitoring has
ceased. No further grading or site work within 50 feet of the area of discovery shall be allowed until
the preceding has occurred.

Mitigation Measure 8: If a newly discovered resource is, or is suspected to be, Native American in
origin, the resource shall be treated as a significant Tribal Cultural Resource, pursuant to Public
Resources Code 21074, until the County has determined otherwise with the consultation of a
qualified archaeologist and local tribal representative.

Mitigation Measure 9: In the event of discovery or recognition of any human remains during project
construction, there shall be no further excavation or disturbance of the site or any nearby area
reasonably suspected to overlie adjacent remains. The applicant shall then immediately notify the
County Coroner’s Office and possibly the State Native American Heritage Commission to seek
recommendations from a Most Likely Descendant (Tribal Contact) before any further action at the
location of the find can proceed. All contractors and sub-contractors shall be made aware of these
requirements and shall adhere to all applicable laws including State Cultural Preservation laws.
Disposition of Native American remains shall comply with CEQA Guidelines Section 15064.5(e).

Source: Project proposal; Project location.

5.b. Cause a substantial adverse change in X
the significance of an archaeological
resource pursuant to CEQA Section
15064.5?
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Discussion: Based on the developed project site being located in a highly urbanized area, it is not
expected that the project property hosts any archaeological resource. Should archaeological
resources be found, mitigation measures 7 and 8 shall be implemented.

Source: Project location.

5.c. Disturb any human remains, including X
those interred outside of formal

cemeteries?

Discussion: Based on the developed project site being located in a highly urbanized area, it is not
expected that the project property hosts any paleontological resource or site or unique geological
feature. Should human remain resources be found, mitigation measure 9 shall be implemented.

Source: Project location

6. ENERGY. Would the project:
Potentially | Significant | Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact
6.a. Result in potentially significant X

environmental impact due to wasteful,
inefficient, or unnecessary consumption
of energy resources, during project
construction or operation?

Discussion: The project will use on-site electricity or energy from a nearby existing power pole
located along San Juan Avenue. Energy consumption associated with the grading and construction
project would be limited to minimal construction equipment (i.e., construction vehicles) which would
be limited and temporary for the implementation of the project.

Construction

The project would require consumption of non-renewable energy resources primarily in the form of
fossil fuel (e.g., fuel oil, natural gas, and gasoline) for construction equipment and automobile for
general site maintenance of the proposed single-family residence. Transportation energy use during
construction would come from the construction equipment, haul trucks and construction employees’
vehicles that would use diesel fuel and/or gasoline. The use of energy resources by these vehicles
would fluctuate according to the phase of construction and grading work. Most construction
equipment during grading will likely be diesel powered and electricity powered equipment.

Operation

During operations, energy consumption would be associated with vehicle maintenance trips. The
project is for a new single-family residence and to create improved access to the parcel by extending
the San Juan Avenue right-of-way. Pacific Gas and Electric (PG&E) provides electricity to the project
area.

Source: Project Plans.
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6.b. Conflict with or obstruct a state or local X
plan for renewable energy or energy
efficiency.

Discussion: The project includes construction of a new single-family residence and to create
improved access to the parcel by extending the San Juan Avenue right -of-way. The project scope is
not expected to cause demand for energy resources that would conflict or obstruct a state or local
plan for renewable energy or energy efficiency.

Source: Project Plans.

7. GEOLOGY AND SOILS. Would the project:

Potentially | Significant | Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact
7.a.  Directly or indirectly cause potential

substantial adverse effects, including the

risk of loss, injury, or death involving the

following, or create a situation that

results in:

i. Rupture of a known earthquake fault, X

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?

Note: Refer to Division of Mines and Geology

Special Publication 42 and the County
Geotechnical Hazards Synthesis Map.

Discussion: Faults in closest proximity to the project site include the San Gregorio-Seal Cove fault
located 0.7 miles to the west. Landslide area is located approximately 480 feet to the northeast of
the project site. A liquification zone is located 40 feet to the west of the project site. While located
relatively close to the faults listed above, the project site is not located in a mapped Alquist-Priolo
Earthquake Fault Zone or a special study area where a fault rupture is likely to occur. Project
construction will not cause a direct or indirect potential rupture of a known earthquake fault.

The project geotechnical report prepared by J. Yang and Associated, dated March 1, 1999, notes
the project site could be affected by an earthquake. Three active faults are known to exist within the
vicinity of the project site. The structures shall be designed to accommodate earthquake vibrations in
compliance with building code.

All grading should be carried out as described on pages 6-10 of the geotechnical report and shall be
in compliance with the building code.

Source: San Mateo County Geographic Information System (GIS), J. Yang and Associates
Geotechnical Report.
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ii. Strong seismic ground shaking? X

Discussion: See discussion under 7.a (i).

All grading should be carried out as described on pages 6-10 of the geotechnical report, and shall be
in compliance with the building code.

Source: Project Plans, J. Yang and Associates Geotechnical Report.

iii. Seismic-related ground failure, X
including liquefaction and differential
settling?

Discussion: The project site is not located within a liquefaction area.

Source: Project site, San Mateo County GIS.

iv. Landslides?

Discussion: The project site is not located within a landslide area.

Source: Project site, San Mateo County GIS.

v. Coastal cliff/bluff instability or X
erosion?

Note to reader: This question is looking at
instability under current conditions. Future,
potential instability is looked at in Section 7
(Climate Change).

Discussion: The project parcel is not located near any coastal cliffs or bluffs.

Source: Project Plans.

7.b. Result in substantial soil erosion or the X
loss of topsoil?

Discussion: The construction of the project involves 312 cubic yards (c.y.) of grading for the single-
family residence and the San Juan right-of-way improvements.

These grading activities are not considered significant in nature, are confined to the project site, and
require a Grading Permit. While the single-family residence and access road improvements are not
expected to result in significant erosion or loss of topsoil, project construction may result in erosion.
To reduce erosion, the applicant has included an erosion control plan to contain soil on the site
during construction and ensure that sediment does not flow into the creek located at the front of the
property. The erosion control plan in conjunction with adherence to Mitigation Measure 1.i will
prevent the loss of topsoil and reduce onsite erosion.

Source: Project Plans.

7.c. 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
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landslide, lateral spreading, subsidence,
severe erosion, liquefaction or collapse?

Discussion: See discussion under 7.a.
Source: J. Yang and Associates Geotechnical Report.

7.d. Be located on expansive soil, as defined X
in Table 18-1-B of Uniform Building
Code, creating substantial direct or

indirect risks to life or property?

Discussion: The future construction of the property will be subject to the California Building Code
in effect at the time, which would require compliance with seismic code standards to maximize
structural integrity.

Source: Project Plans.

7.e. Have soils incapable of adequately X
supporting the use of septic tanks or
alternative wastewater disposal systems
where sewers are not available for the

disposal of wastewater?

Discussion: The project site is located within the urban mid-coast area and is able to tie into the
existing wastewater infrastructure via a new lateral connection to Granada Community Services
District. The wastewater purveyor has indicated that the current wastewater system has the ability
and capacity to serve the project parcel. The proposed project would not require the use of a septic
system or other alternative wastewater disposal system. Therefore, there would be no impact.

Source: Project Plans; Project Location; San Mateo County GIS.

7.1, Directly or indirectly destroy a unique X
paleontological resource or site or
unique geologic feature?

Discussion: Based on the developed project site being located in a highly urbanized area, it is not
expected that the project property hosts any paleontological resource or site or unique geological
feature. Mitigation Measures 7 , 8 and 9 in Section 5.a will ensure that if any resources are
encountered potential impacts will be reduced to less than significant levels.

Source: Project proposal; Project location.

8. CLIMATE CHANGE. Would the project:

Potentially | Significant | Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact

19




8.a.  Generate greenhouse gas (GHG) X
emissions (including methane), either
directly or indirectly, that may have a
significant impact on the environment?

Discussion: Greenhouse Gas Emissions (GHG) include hydrocarbon (carbon monoxide; CO2) air
emissions from vehicles and machines that are fueled by gasoline. Project-related vehicle trips (e.g.,
construction vehicles and personal vehicles of construction workers) and machinery associated with
the proposed grading and construction of the single-family residence, and extension of the San Juan
Avenue right-of-way will result in the temporary generation of GHG emissions along travel routes
and at the project site. Even assuming construction vehicles and workers are based in and traveling
from urban areas, the potential project GHG emission levels from construction would be considered
minimal. Although the project scope is not likely to generate significant amounts of greenhouse
gases, Mitigation Measure 1will ensure that any impacts are less than significant.

Source: Project Plans; Project Location.

8.b.  Conflict with an applicable plan X
(including a local climate action plan),
policy or regulation adopted for the
purpose of reducing the emissions of
greenhouse gases?

Discussion: The San Mateo County Energy Efficiency Climate Action Plan (EECAP) identifies
implementation measures for the reduction of GHG emissions resulting from development consistent
with state legislation, including construction idling. The majority of GHG emissions from the project
are expected to occur during the construction phase, primarily from vehicle exhaust. GHG emission
from the habitation of the single-family residence and improvement of the San Juan Avenue right-of-
way will be associated with vehicle trips, will not conflict with the EECAP, and are expected to be
less than significant. Furthermore, the construction of one single-family residence and right-of way
extension is below the BAAQMD GHG screening criteria of 56 dwelling units for single-family
development. As such, operational project GHG emissions would be less than significant.

Source: Project Plans, 2022 San Mateo County Climate Action Plan (CAP).

8.c. Result in the loss of forestland or X
conversion of forestland to non-forest
use, such that it would release signifi-
cant amounts of GHG emissions, or
significantly reduce GHG sequestering?

Discussion: As defined by Public Resources Code Section 12220 (g), forestland is land that can
support 10% native tree cover of any species, including hardwoods, under natural conditions, and
that allows for the management of one or more forest resources including timber, aesthetics, fish
and wildlife, biodiversity, water quality, recreation, and other public benefits. The 5,533 sq. ft. project
parcel does not contain more than 10% native tree over in its current condition, and no tree removal
is proposed.

Source: Public Resources Code, Section 12220(g); San Mateo County CAP; Project Plans.

8.d.  Expose new or existing structures and/or X
infrastructure (e.g., leach fields) to
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accelerated coastal cliff/bluff erosion due
to rising sea levels?

Discussion: The project is not located on or near a coastal cliff/bluff. As such, the project will not
expose people or structures to significant risk involving coastal cliff/bluff erosion resulting from sea
level rise.

Source: Project Location; San Mateo County GIS.

8.e.  Expose people or structures to a X
significant risk of loss, injury or death
involving sea level rise?

Discussion: The project parcel is located 0.5 miles from the Pacific Ocean and sits approximately
165 feet above sea level. As such, the project will not expose people or structures to significant risk
involving sea level rise.

Source: Project Location; Project Plans; San Mateo County GIS.

8.f. Place structures within an anticipated X
100-year flood hazard area as mapped
on a Federal Flood Hazard Boundary or
Flood Insurance Rate Map or other flood
hazard delineation map?

Discussion: The project site is not located in an anticipated 100-year flood hazard area as mapped
by the Federal Emergency Management Agency (FEMA). The project site is located in FEMA Flood
Zone X, which is considered a minimal flood hazard area (Panel No. 06081C0138F, effective August
2,2017). FEMA Flood Zone X areas have a 0.2% annual chance of flooding, with areas with one (1)
percent annual chance of flooding with average depths of less than 1-foot. Therefore, the project
impact would be less than significant.

Source: San Mateo County GIS.

8.9. Place within an anticipated 100-year X
flood hazard area structures that would
impede or redirect flood flows?

Discussion: The project parcel is not located in an anticipated 100-year flood hazard area as
mapped by FEMA.

Source: Project Plans; Project Location; Federal Emergency Management Agency Flood Insurance
Rate Map 06081C0138F, effective October 2, 2017.

9. HAZARDS AND HAZARDOUS MATERIALS. Would the project:

Potentially | Significant | Less Than

Significant Unless Significant No
Impacts Mitigated Impact Impact
9.a. Create a significant hazard to the public X

or the environment through the routine
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transport, use, or disposal of hazardous
materials (e.g., pesticides, herbicides,
other toxic substances, or radioactive
material)?

Discussion: The project involves the construction and operation of a single-family residence and
development/extension of the San Juan Avenue right-of-way. The construction of the project does
not involve the use, transport, or disposal of hazardous materials.

Source: Project Plans.

9.b. Create a significant hazard to the public X
or the environment through reasonably
foreseeable upset and accident condi-
tions involving the release of hazardous
materials into the environment?

Discussion: See Section 9.a. above for discussion.

Source: Project Plans.

9.c. Emit hazardous emissions or handle X
hazardous or acutely hazardous
materials, substances, or waste within
one-quarter mile of an existing or
proposed school?

Discussion: The project involves the construction and operation of a single-family residence and
extension of a right-of way and does not involve the use, transport, or disposal of hazardous
materials. Though no public or private schools are located near the subject property, Wilkinson
school is located 0.6 miles from the subject property. As the project is not located within 0.25 miles
of an existing or proposed school no impacts are expected to occur.

Source: Project Plans; Project Location, San Mateo County GIS.

9.d. Be located on a site which is included X
on a list of hazardous materials sites
compiled pursuant to Government Code
Section 65962.5 and, as a result, would
it create a significant hazard to the public
or the environment?

Discussion: The California State Water Resources Control Board (SWRCB) maintains an online
database system - Geotracker - that contains Statewide environmental data for Leaking
Underground Storage Tank sites (LUSTs). LUSTs can cause significant public health and safety
impacts due to contamination of drinking water aquifers, exposure to contaminated soil, and
inhalation of vapors.

The project site is not included on a list of hazardous materials compiled pursuant to Government
Code Section 65962.5 and therefore would not result in the creation of a significant hazard to the
public or the environment.

Source: Project Location; California Department of Toxic Substances Control Geo Tracker Map.
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9.e. For a project located within an airport X
land use plan or, where such a plan has
not been adopted, within 2 miles of a
public airport or public use airport, result
in a safety hazard or excessive noise for
people residing or working in the project
area?

Discussion: The project site is located 1 mile east of the Half Moon Bay Airport, a public airport
operated by the County Department of Public Works. Development within certain proximities of the
airport are regulated by the Final Half Moon Bay Airport and Land Use Compatibility Plan (ALUCP),
as adopted by the City/County Association of Governments (C/CAG) on September 2014. The
overall objective of the ALUCP safety compatibility guidelines is to minimize the risks associated
with potential aircraft accidents for persons and property on the ground in the event of an aircraft
accident near an airport and to enhance the chances of survival of the occupants of the aircraft
involved in an accident that occurs beyond the runway environment. The ALUCP contains safety
zone land use compatibly standards that restrict land use development that could pose particular
hazards to the public or to vulnerable populations in the event of an aircraft accident.

The project parcel is located within the Airport Influence Area (Safety Zone 7), where the risk level
for accidents is considered to be low. The Airport Influence Area (AlA) does not prohibit single-family
residential use. The proposed development will not exceed any airspace clearance thresholds.

Based on the discussion above staff has determined that the project complies with the safety
compatibility criteria of the Half Moon Bay Airport and poses a less than significant impact.

Source: Airport and Land Use Compatibility Plan, Project location.

9.f. Impair implementation of or physically X
interfere with an adopted emergency
response plan or emergency evacuation
plan?

Discussion: The proposed single-family residence will be located on a privately owned parcel. The
project involves the construction of a single-family residence and extension of the San Juan Avenue
right-of -way in order to access the parcel from San Juan Avenue. Construction vehicles will be
required to park along the edge of San Juan Avenue.

The project would not impair implementation of, or physically interfere with, an adopted emergency
response or evacuation plan. The proposed project is not expected to impede, change the
configuration of, or close any roadways that could be used for emergency purposes. However, if the
project requires the partial closure of San Juan Avenue for construction purposes, the
implementation of the mitigation measure below will reduce any such impact to a less than
significant level.

Mitigation Measure 10: If any constraints are encountered that would confine traffic to one lane
along San Juan Avenue, the applicant shall be required to submit a traffic control plan, consult with,
and obtain an encroachment permit from the Department of Public Works (if required) prior to any
such road closures. If any such road closure is required, the Department of Public Works shall notify
the Coastside Fire Protection District and Sheriff's Department to ensure that any such road closure
does not impede emergency access.

Source: Project Plans; Project Location; San Mateo County GIS.
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9.g. Expose people or structures, either X
directly or indirectly, to a significant risk
of loss, injury or death involving wildland
fires?

Discussion: The project site is located adjacent to a High Fire Hazard Severity Zone and a Very
High Fire Severity Zone (State Responsibility Areas). However, the project was reviewed and
received conditional approval from the Coastside Fire Protection District subject to compliance with
the California Fire Code. No further mitigation, beyond compliance with the standards and
requirements of the Coastside Fire Protection District, is necessary.

Source: Project Location, Project Plans; San Mateo County GIS, Coastside Fire Protection District.

9.h.  Place housing within an existing X
100-year flood hazard area as mapped
on a Federal Flood Hazard Boundary or
Flood Insurance Rate Map or other flood
hazard delineation map?

Discussion: Refer to the discussion contained within Section 8.f.

Source: Project Location; County GIS Maps; Federal Emergency Management Agency Flood
Insurance Rate Map 06081C0138F, effective October 2, 2017.

9.i. Place within an existing 100-year flood X
hazard area structures that would
impede or redirect flood flows?

Discussion: Refer to the discussion contained within Section 8.f.

Source: Project Location; County GIS Maps; Federal Emergency Management Agency Flood
Insurance Rate Map 06081C0138F, effective October 2, 2017.

9.. Expose people or structures to a signifi- X
cant risk of loss, injury or death involving
flooding, including flooding as a result of
the failure of a levee or dam?

Discussion: In addition to the discussion contained under Section 8.f, no dam or levee is located in
close proximity to the project parcel. Therefore, there is no risk of flooding due to failure of a dam or
levee.

Source: Project Plans; Project Location; San Mateo County GIS; San Mateo County General Plan
Hazards Maps.

9.k. Inundation by seiche, tsunami, or X
mudflow?

Discussion: The project site is not in located in a seiche, tsunami, or mudflow hazard zone.

Source: Project Plans; Project Location; San Mateo County GIS Maps; San Mateo County General
Plan Hazards Maps.
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10. HYDROLOGY AND AND WATER QUALITY. Would the project:
Potentially | Significant | Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact
10.a. Violate any water quality standards X

or waste discharge requirements or
otherwise substantially degrade surface
or ground water quality (consider water
quality parameters such as temperature,
dissolved oxygen, turbidity and other
typical stormwater pollutants (e.g., heavy
metals, pathogens, petroleum derivatives,
synthetic organics, sediment, nutrients,
oxygen-demanding substances, and
trash))?

Discussion: The project would result in 2,128 sq. ft. of new impervious surface area and has the
potential to generate polluted stormwater runoff during construction and operation. The construction
of the project is required to comply with the County's Drainage Policy requiring post construction
stormwater flows to be at, or below, pre-construction flow rates. The applicant is required to submit
an updated drainage report at the building permit stage for review and approval by the Building
Drainage Section . Based on the drainage report and review by the Building Drainage Section
the project is not expected to violate any water quality standards or waste discharge requirements.

Source: Project Plans; Project Location; San Mateo County GIS, Dominguez Associates LLC
Drainage Report.

10.b. Substantially decrease groundwater X
supplies or interfere substantially with
groundwater recharge such that the
project may impede sustainable

groundwater management of the basin?

Discussion: The project parcel is vacant. Any development on a vacant parcel would create
additional impervious surface areas which could potentially impact groundwater supplies. The
project would create 2,128 sq. ft. of new impervious surface area to include the roof of the structure,
driveway, and uncovered porch. Runoff from these surfaces would be directed to an onsite drainage
system that would allow surface water to infiltrate into the groundwater system. The project does not
contain any wells nor does the project propose to create any new wells. The project would connect
to the Coastside County Water District’'s water supply system.

Source: Project Plans; Project Location; Dominguez Associates LLC Drainage Report

10.c. Substantially alter the existing drainage
pattern of the site or area, including
through the alteration of the course of a
stream or river or through the addition of
impervious surfaces, in a manner that

would:
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i. Resultin substantial erosion or X
siltation on- or off-site;

Discussion: The project does not involve the alteration of the course of a stream or river. The
project involves the construction of 2,128 sq. ft. of impervious surface associated with the single-
family home, driveway, and patio. The proposed development on the project parcel will include
drainage features that have been conditionally approved by the Building Drainage Section and
does not involve work within the bed or banks of Deer Creek. Mitigation Measure 2 along with the
submitted drainage and erosion control plans will address potential impacts during construction
activities. As such, the project will not substantially alter the existing drainage patterns of the site nor
result in substantial erosion or siltation. Upon mitigation, the project will have a less than significant
impact.

Source: Project Plans; Project Location.

ii. Substantially increase the rate or X
amount of surface runoff in a manner
which would result in flooding on- or
off-site;

Discussion: Though the project will create 2,128 sq. ft. of impervious surface area, the
project has been designed to meet the County's drainage standards. These standards
include requiring post construction stormwater flows to be at or below pre-construction flow
rates. The applicant is required to submit an updated drainage report at the building permit
stage for review and approval by the Building Drainage Section.

Source: Project Plans.

iii. 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; or

Discussion: Pursuant to the discussion in Section 10.a , the proposed project would have a less
than significant impact.

Source: Project Plans; Project Location; Dominguez Associates LLC Drainage Report.

iv. Impede or redirect flood flows? X

Discussion: The proposed development does not involve the alteration of the course of a stream or
a river. Additionally, the project is not located in a floodway or flood zone as identified by FEMA.
Though Deer creek is located northwest of the project site, the project is not expected to impede or
redirect flood flows. No mitigation is necessary. The proposed project would have a less than
significant impact.

Source: Project Location; County GIS Maps; Federal Emergency Management Agency Flood
Insurance Rate Map 06081C0138F, effective October 2, 2017.
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10.d. In flood hazard, tsunami, or seiche X
zones, risk release of pollutants due to

project inundation?

Discussion: The project is not located in a flood hazard, tsunami, or seiche zone.

Source: Project Location; San Mateo County GIS Maps; San Mateo County Hazards Maps;
Federal Emergency Management Agency Flood Insurance Rate Map 06081C0138F, effective
October 2, 2017.

10.e. Conflict with or obstruct implementation X
of a water quality control plan or
sustainable groundwater management

plan?

Discussion: The project includes drainage measures to ensure all impervious surfaces resulting
from the project are in compliance with County standards for size and capacity. The proposed
project would have a less than significant impact.

Source: Project Plans.

10.f.  Significantly degrade surface or ground- X
water water quality?
Discussion: See response to 10.e.

Source: Project Plans.

10.9. Resultin increased impervious surfaces X

and associated increased runoff?

Discussion: The project will create 2,128 sq. ft. of impervious surface area. A proposed on-site
drainage system has been designed to direct roof runoff and increased surface flows into approved
on site drainage systems to reduce water velocity and retain water so that it can percolate into the
ground. Through the construction and implementation of the proposed on-site drainage system,
increased runoff from impervious surface areas will not create a significant impact. No mitigation is
required.

Source: Project Plans; Dominguez Associates LLC Drainage Report.

11. LAND USE AND PLANNING. Would the project:

Potentially | Significant | Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact
11.a. Physically divide an established X
community?

Discussion: The proposed project would result in infill development of a parcel near the boundary
of an urban area adjacent to existing single-family development to the east, west and south. The
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project does not include a proposal to divide lands or include development that would result in the
division of an established community.

Source: Project Plans; Project Location.

11.b. Cause a significant environmental impact X
due to a conflict with any land use plan,
policy or regulation adopted for the
purpose of avoiding or mitigating an
environmental effect?

Discussion: Staff has reviewed the project and has not found a conflict with applicable policies of
the County's Local Coastal Program (LCP). The project is requesting a Variance for reduced side
setback of 2.5 feet, where 10 feet is required (street facing side yard) for a total combined site yard
of 13 feet where 15 feet is required for the applicable S-17/Design Review (DR) Zoning District
regulations. Planning approval is required but no mitigation measures are necessary, no significant
impacts are expected to occur.

Source: Project Plans.

11.c. Serve to encourage off-site development X
of presently undeveloped areas or
increase development intensity of
already developed areas (examples
include the introduction of new or
expanded public utilities, new industry,
commercial facilities or recreation
activities)?

Discussion: The project scope includes the construction of a single-family residence and right-of -
way improvement of San Juan Avenue for access to the subject parcel within a single-family zoned
area. Existing single-family residences are located to the west, south, and east of the project parcel.
The project site will be accessed from San Juan Avenue and would be connected to existing
municipal water and sanitary services provided by Granada Community Services District and
Coastside County Water District.

Source: Project Plans.

12 MINERAL RESOURCES. Would the project:

Potentially | Significant | Less Than

Significant Unless Significant No
Impacts Mitigated Impact Impact
12.a. Result in the loss of availability of a X

known mineral resource that would be of
value to the region or the residents of the
State?

Discussion: The proposed project neither involves nor results in any extraction or loss of mineral
resources. Therefore, the project poses no impact.
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Source: Project Plans.

12.b. Result in the loss of availability of a X
locally important mineral resource
recovery site delineated on a local
general plan, specific plan or other land
use plan?
Discussion: See response to 12.a.
Source: Project Plans.
13. NOISE. Would the project result in:
Potentially | Significant | Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact
13.a. Generation of a substantial temporary or X

permanent increase in ambient noise
levels in the vicinity of the project in
excess of standards established in the
local general plan or noise ordinance, or
applicable standards of other agencies?

Discussion: The proposed project would not produce any long-term significant noise sources.
However, the project can generate excessive short-term noise associated with construction and
grading activities. The short-term noise generated during grading and construction activities will be
temporary, where volume and hours are regulated by Section 4.88.360 (Exemptions) of the San
Mateo County Ordinance Code for Noise Control.

Source:

Project Plans, County Ordinance Code, Section 4.88.360 (Noise Control).

13.b.

Generation of excessive ground-borne
vibration or ground-borne noise levels?

X

Discussion: The project will consist of construction vehicles. The work is expected to generate
minimal and short term increases in ground-borne vibration and ambient noise associated with the
house and road work. However, such increases will be temporary and localized and the project
impacts are not expected to be excessive to require mitigation.

Source: Project Plans.

13.c.

For a project located within the vicinity of
a private airstrip or an airport land use
plan or, where such a plan has not been
adopted, within 2 miles of a public airport
or public use airport, exposure to people
residing or working in the project area to
excessive noise levels?
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Discussion: Although the project site is within 1 miles of the Half Moon Airport, there is minimal
exposure to airplanes flying overhead, which only results in short term noise.

Source: Site location.

14. POPULATION AND HOUSING. Would the project:
Potentially | Significant | Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact
14.a. Induce substantial unplanned population X

growth in an area, either directly (for
example, by proposing new homes and
businesses) or indirectly (for example,
through extension of roads or other
infrastructure)?

Discussion: The proposed single-family residential structure, proposed San Juan Avenue right- of-
way extension will require the extension of existing underground utility infrastructure from Coastside
County Water District and Granada Community Services District but this would not induce any
significant population growth. Therefore, the project poses no significant impact.

Source: Project Plans; Project Location; San Mateo County GIS.

14.b. Displace substantial numbers of existing X
people or housing, necessitating the
construction of replacement housing

elsewhere?

Discussion: The proposed single-family residence will be located on a vacant parcel; therefore, no
existing housing will be displaced during the construction and operation/ \habitation of the proposed
project. The project poses no impact.

Source: Project Plans; Project Location.

15. PUBLIC SERVICES. Would the project result in substantial adverse physical impacts
associated with the provision of new or physically altered government facilities, the need for
new or physically altered governmental 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 public services:

Potentially | Significant | Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact
15.a. Fire protection? X
15.b. Police protection? X
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15.c. Schools? X
15.d. Parks? X
15.e. Other public facilities or utilities (e.qg., X
hospitals, or electrical/natural gas supply
systems)?

Discussion: The proposed single-family residence will occur completely on the privately owned
subject parcel and the street extension involves the public right-of-way. Given that the project results
in the addition of one single-family residence within a residentially zoned area, any increase in the
use of existing neighborhood or regional parks or other recreational facilities would be minor. This
increased use will not result in impacts of such a significant level that physical deterioration of any
such facility will occur or be accelerated. The project will result in the fire authority (Coastside Fire
Protection District) expanding their service to include the subject parcel. However, as the subject
parcel is located immediately adjacent to an existing residence already served by the fire authority,
the expansion of service to include the subject parcel is minor and will not impact the fire authority's
ability to respond to emergencies or service the area. There is no expectation that the proposed
project will disrupt acceptable service ratios, response times or performance objectives of fire,
police, schools, parks, or any other public facilities or energy supply systems.

Source: Project Plans; Project Location; Coastside Fire Protection District.

16. RECREATION. Would the project:

Potentially | Significant | Less Than

Significant Unless Significant No
Impacts Mitigated Impact Impact
16.a. Increase the use of existing X

neighborhood or regional parks or
other recreational facilities such that
substantial physical deterioration of the
facility would occur or be accelerated?

Discussion: The project (future occupants of and visitors to the new residence) would not
significantly increase the use of existing parks or other recreational facilities. The current
accessibility to, and use of, Rancho Corral de Tierra Park (located approximately 200 feet to the
northeast) will not be affected by the project. Potential project impact on the use of neighborhood or
regional parks or other recreational facilities would be less than significant and significant physical
deterioration of any such facilities as related to the project is not expected to occur or be accelerated
from the construction of a single-family residence. Therefore, the project poses no impact.

Source: See sources in 16.b.Project Location, San Mateo County GIS

16.b. Include recreational facilities or require X
the construction or expansion of
recreational facilities which might have
an adverse physical effect on the
environment?
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Discussion: The project (future occupants of and visitors to the new residence ) would not
significantly increase the use of existing parks or other recreational facilities. The current
accessibility to, and use of, Rancho Corral de Tierra open space (located approximately 700 feet to
the north) will not be affected by the project. Potential project impact on the use of neighborhood or
regional parks or other recreational facilities would be less than significant and significant physical
deterioration of any such facilities as related to the project is not expected to occur or be accelerated
from the construction of a single-family residence. Therefore, the project poses no impact.

Source: Project Location; San Mateo County GIS.

17. TRANSPORTATION. Would the project:

Potentially | Significant | Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact
17.a. Conflict with a program plan, ordinance X

or policy addressing the circulation
system, including transit, roadway,
bicycle and pedestrian facilities, and
parking?

Discussion: As proposed, and as required by the conditional approval of the Coastside Fire
Protection District, the extension of San Juan Avenue is designed to meet the minimum access
standards for emergency vehicles. The development of a single-family dwelling is exempted from
the development and implementation of a traffic impact analysis and mitigation plan. Traffic trips
(comprised of both owners/tenants and guests) generated by the new residence is not expected to
introduce a significant increase in vehicles on San Juan Avenue and thus will pose no significant
safety impact to other vehicles, pedestrians or bicycles. The adequacy of access along San Juan
Avenue, to and from the site, has been reviewed by both the County's Department of Public Works
and the Coastside Fire Protection District, who have concluded that such access complies with their
respective policies and requirements. Therefore, the project poses a less than significant impact and
no mitigation is required.

Source: Project Plans; San Mateo County Department of Public Works; Coastside Fire Protection
District.

17.b.  Would the project conflict or be X
inconsistent with CEQA Guidelines
Section 15064.3, Subdivision (b) Criteria
for Analyzing Transportation Impacts?
Note to reader: Section 15064.3 refers to land use and

transportation projects, qualitative analysis, and
methodology.

Discussion: Due to its location in the urban Midcoast El Granada area east of Highway 1, the
project is located within 0.2 to 0.4 miles to several public transit stops. The site's proximity to public
transit would reduce VMT associated with the proposed single-family residence. In addition, given
that the project includes only one single-family residence, traffic generated by the project would not
have a substantial effect on the operation of local roadways and intersections, nor does the project
include any modifications to the existing circulation system in the project vicinity that would result in
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a traffic safety hazard. The proposed residential use of the parcel would be compatible with the
existing urban residential development in the project area. Therefore, the project would result in a
less-than-significant impact.

Source: Project Plans; San Mateo County GIS.

17.c. Substantially increase hazards due to a X
geometric design feature (e.g., sharp
curves or dangerous intersections) or
incompatible uses (e.g., farm
equipment)?

Discussion: The project parcel will be served by an extension of San Juan Avenue. The new
portion of San Juan Avenue is required to meet emergency access requirements per the Coastside
Fire Protection District and line of sight distance requirements per the Department of Public Works to
ensure that ingress and egress onto the parcel does not conflict with traffic or create a dangerous
approach. The project does not propose the permanent utilization of equipment that would be
incompatible with the existing vehicular traffic on San Juan Avenue and/or any of the other
connecting roads. No mitigation is necessary.

Source: Project Plans; Project Location.

17.d. Result in inadequate emergency X
access?

Discussion: The project includes improving San Juan Avenue to access the proposed property.
Upon review of the proposed roadway extension, the Coastside County Fire Protection District
conditionally approved the project.

Source: Project Plans; Coastside Fire Protection District.

18. TRIBAL CULTURAL RESOURCES. Would the project:

Potentially | Significant | Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact

18.a. Cause a substantial adverse change in
the significance of a tribal cultural
resource, defined in Public Resources
Code Section 21074 as either a site,
feature, place or cultural landscape that
is geographically defined in terms of the
size and scope of the landscape, sacred
place, or object with cultural value to a
California Native American tribe, and
that is:

i. Listed or eligible for listing in the X
California Register of Historical
Resources, or in a local register of
historical resources as defined in
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Public Resources Code section
5020.1(k)

Discussion: The project site is vacant and is not listed in the California Register of Historical
Resources. Furthermore, the project is not listed in a local register of historical resources, pursuant
to any local ordinance or resolution as defined in Public Resources Code Section 5020.1 (k).

Source: Project Location; California Register of Historical Resources.

ii. A resource determined by the lead X
agency, in its discretion and
supported by substantial evidence,
to be significant pursuant to criteria
set forth in Subdivision (c) of Public
Resources Code Section 5024.1.
(In applying the criteria set forth in
Subdivision (c) of Public Resource
Code Section 5024.1, the lead
agency shall consider the
significance of the resource to a
California Native American tribe.)

Discussion: See discussion under 5.a.

Mitigation Measure 11 : In the event that tribal cultural resources are inadvertently discovered
during project implementation, all work shall cease until a qualified professional can evaluate the find
and recommend appropriate measures to avoid and preserve the resources in place, or minimize
adverse impacts to the resource. Those measures shall be approved by the County Planning
Department prior to implementation and prior to continuing any work associated with the project.

Mitigation Measure 12 : Any inadvertently discovered tribal cultural resources shall be treated with
culturally appropriate dignity taking into account the tribal cultural values and meaning of the
resource, including, but not limited to, protecting the cultural character and integrity of the resource,
protecting the traditional use of the resource, and protecting the confidentiality of the resource.

Source: Project Location; California Register of Historical Resources.

19. UTILITIES AND SERVICE SYSTEMS. Would the project:

Potentially | Significant | Less Than

Significant Unless Significant No
Impacts Mitigated Impact Impact
19.a. Require or result in the relocation or X

construction of new or expanded water,
wastewater treatment or stormwater
drainage, electric power, natural gas, or
telecommunications facilities, the con-
struction or relocation of which could
cause significant environmental effects?
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Discussion: The proposed single-family residence would extend existing utility lines and connect to
and receive sewage and water services from the Granada Community Services District and
Coastside County Water District. The proposed project does not involve or require any water or
wastewater treatment facilities that would exceed any requirements of the Regional Water Quality
Control Board. In addition, the project would connect to existing PG&E infrastructure for electric
power.

The project would result in 2,128 sq. ft. of impervious surface area and has the potential to generate
polluted stormwater runoff during project operation. The permanent project would be required to
comply with the County's Drainage Policy requiring post construction stormwater flows to be at, or
below, pre-construction flow rates. The proposed drainage system design, which has been reviewed
and approved by the Building Drainage Section , would accommodate the proposed project and
ensure pre-construction runoff levels are maintained or reduced. Based on these findings, the
project impact is expected to be less than significant.

Source: Project Plans; Project Location; San Mateo County GIS; Dominguez Associates LLC
Drainage Report

19.b. Have sufficient water supplies available X
to serve the project and reasonably
foreseeable future development during
normal, dry and multiple dry years?

Discussion: The water needs related to the construction and habitation of a single-family
residence are not high intensity uses and are not expected to tax the existing water supply. The
proposed single-family residence is required to extend the existing water line. Furthermore, the
Coastside County Water District has reviewed the project, confirmed that the project parcel has a
connection to the system, and indicated that they have adequate water capacity to serve the project.
No adverse impacts are expected to occur.

Source: Project Plans; Coastside County Water District.

19.c. Resultin a determination by the waste- X
water treatment provider which 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?

Discussion: The proposed single-family residence would extend the existing sewer line and
connect to and receive sewage services from the Granada Community Services District. The
proposed project does not involve or require any wastewater treatment facilities that would exceed
any requirements of the Regional Water Quality Control Board.

Source: Project Plans; Granada Community Services District.

19.d. Generate solid waste in excess of State X
or local standards, or in excess of the
capacity of local infrastructure, or
otherwise impair the attainment of solid
waste reduction goals?
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Discussion: Construction of the proposed project is expected to generate solid waste on a
temporary short term basis. The project will also result in the ongoing generation of solid waste after
its construction as is typical for residential uses. As with the surrounding properties located in the
Midcoast, the project site will receive municipal trash and recycling pick-up service by the local
waste management company. Though solid waste generation is not expected to result in inadequate
landfill capacity, the County's local landfill facility (Ox Mountain Landfill) has as a capacity/service life
until 2034.

Source: Project Plans.

19.e. Comply with Federal, State, and local X
management and reduction statutes and
regulations related to solid waste?

Discussion: The solid waste generated by a new single-family residence is expected to be
minimal. The project would receive solid waste collection service from the local waste management
company and is required to adhere to County ordinances with respect to waste reduction and
recycling. As a result, impacts related to Federal, State, and local management statues governing
solid waste are not anticipated and no mitigation is required.

Source: Project Plans.

20. WILDFIRE. If located in or near state responsibility areas or lands classified as very high fire
hazard severity zones, would the project:

Potentially | Significant | Less Than

Significant Unless Significant No
Impacts Mitigated Impact Impact
20.a. Substantially impair an adopted X

emergency response plan or emergency
evacuation plan?

Discussion: The project is located at the outside edge of a High Fire State Responsibility Area as
identified by the County's GIS maps. The Coastside Fire Protection District has issued conditional
approval for the project. The proposed single-family residence is not expected to impair an
emergency response plan or evacuation plans.

Source: Project Plans; Project Location; San Mateo County GIS.

20.b. Due to slope, prevailing winds, and other X
factors, exacerbate wildfire risks, and
thereby expose project occupants to,
pollutant concentrations from a wildfire or
the uncontrolled spread of a wildfire?

Discussion: The new residential structure constructed as a part of the project would include fire-
resistant features that conform to modern fire and building codes, as well as fire detection or
extinguishing systems. The newer residential structure would not be as vulnerable to fire as older
structures are. The likelihood that a major structural fire will expand into a wildland fire before it can
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be brought under control is therefore significantly reduced. Similarly, wildfires will be less able to
burn the building because of the preventative measures in place.

Source: Project Plans; Project Location.

20.c. Require the installation or maintenance X
of associated infrastructure (such as
roads, fuel breaks, emergency water
sources, power lines or other utilities)
that may exacerbate fire risk or that may
result in temporary or ongoing impacts to
the environment?

Discussion: The project does involve an extension of an existing road, San Juan Avenue. The
project does not involve a new fuel break, emergency water source, power line or other associated
infrastructure that may exacerbate fire risk or that may result in temporary or ongoing impacts to the
environment.

Source: Project Plans.

20.d. Expose people or structures to X
significant risks, including downslope or
downstream flooding or landslides, as a
result of runoff, post-fire slope instability,
or drainage changes?

Discussion: The proposed on-site drainage facilities have been sized and appropriately placed to
retain stormwater on-site and allow it to percolation into the ground. As the project would not
increase the risk of wildfire or the severity of wildfires, the project would not expose these structures
to significant risk from flooding or landslides, as a result of runoff, post-fire slope instability, or
drainage changes.

Source: Project Location; San Mateo County GIS.

21. MANDATORY FINDINGS OF SIGNIFICANCE.

Potentially | Significant | Less Than

Significant Unless Significant No
Impacts Mitigated Impact Impact
21.a. Does the project have the potential to X

substantially degrade the quality of the
environment, substantially reduce the
habitat of a fish or wildlife species, cause
a fish or wildlife population to drop below
self-sustaining levels, threaten to
eliminate a plant or animal community,
substantially reduce the number

or restrict the range of a rare or
endangered plant or animal or eliminate
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important examples of the major periods
of California history or prehistory?

Discussion: Without mitigation the project could potentially impact biological and cultural,
resources. Mitigation measures have been included to reduce these potential impacts to a less than
significant level.

Source: All Applicable Sources Previously Cited In this Document.

21.b. Does the project have impacts that are X
individually limited, but cumulatively
considerable? (“Cumulatively consider-
able” 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.)

Discussion: Based on the discussions in the previous sections, the project's potential impacts with
respect to air quality, water, noise, cultural resources, and other topics discussed within this
document will be limited to the construction phase of the project and were determined to be less
than significant with mitigation. Due to the "stand-alone" nature of this project in conjunction with the
recommended mitigation measures contained throughout this document, this project would have a
less than significant cumulative impact upon the environment and no evidence has been found that
the project would result in broader regional impacts.

Source: All Applicable Sources Previously Cited in this Document.

21.c. Does the project have environmental X
effects which will cause substantial
adverse effects on human beings, either
directly or indirectly?

Discussion: The proposed project is to construct a new single-family residence on a vacant parcel
adjacent to other developed parcels and extend the San Juan Avenue roadway to access the
subject parcel. Based on the discussions in the previous sections where project impacts were
determined to be less than significant or mitigation measures were required to result in an overall
less than significant impact, the proposed project would not cause significant adverse effects on
human beings, either directly or indirectly.

Source: All Applicable Sources Previously Cited in this Document.

RESPONSIBLE AGENCIES. Check what agency has permit authority or other approval for the
project.

AGENCY YES NO TYPE OF APPROVAL
Bay Area Air Quality Management District X
Caltrans X
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AGENCY YES NO TYPE OF APPROVAL

City

California Coastal Commission

California Department of Food and Agriculture

County Airport Land Use Commission (ALUC)

Other:

National Marine Fisheries Service

X | X | X|X|X]|X|X

Regional Water Quality Control Board

San Francisco Bay Conservation and
Development Commission (BCDC)

X

Sewer/\Water District:

State Department of Fish and Wildlife

State Department of Public Health

State Water Resources Control Board

U.S. Army Corps of Engineers (CE)

U.S. Environmental Protection Agency (EPA)

X[ X | X|X|X|X]|X

U.S. Fish and Wildlife Service

MITIGATION MEASURES

Yes No

Mitigation measures have been proposed in project application. X

Other mitigation measures are needed. X

The following measures are included in the project plans or proposals pursuant to Section
15070(b)(1) of the State CEQA Guidelines:

Mitigation Measure 1: The applicant shall require construction contractors to implement all the Bay
Area Air Quality Management District's Basic Construction Mitigation Measures, listed below:

a. Water all active construction areas at least twice daily.
b. Apply water two times daily, or apply (non-toxic) soil stabilizers on all unpaved access

roads, parking, and staging areas at construction sites. Also, hydroseed or apply non-toxic soil
stabilizers to inactive construction areas.

C. Sweep daily all paved adjacent public streets daily (preferably with water sweepers) if
visible soil material is carried onto them.
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d. Limit traffic speeds on unpaved roads within the project parcel to 15 miles per hour.

e. All construction equipment shall be maintained and properly tuned in accordance with
manufacturers' specifications. All equipment shall be checked by a certified mechanic and
determined to be running in proper condition prior to operation.

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

g. Enclose, cover, water twice daily, or apply non-toxic soil binders to exposed stockpiles
(dirt, sand etc.) that can be blown by the wind.

h. Replant vegetation in disturbed areas as quickly as possible.
i. Install erosion control measures to prevent silt runoff to public roadway and/or into Deer Creek.

Mitigation Measure 2:- A Qualified Biologist shall perform a pre-construction survey for SFGS
and CALF within 48 hours prior to any site disturbance, and inspect and provide guidance on
installation of a wildlife exclusion fence. Any vegetation or potential burrows within the
construction zone that may provide cover or conceal SFGS or CRLF will be inspected by the
Qualified Biologist prior to ground disturbance or grading activities. The wildlife exclusion fence
should be constructed along the north and east sides to prevent the potential for CRLF and/or
SFGS from entering the work area. Fencing shall be installed before any grading or disturbance
on the property. The fence should be maintained throughout the construction period. The Qualified
Biologist will also provide an environmental training to all crew workers that work on the
construction site, and keep a record of those trained. If either SFGS or CRLF are observed on the
property, they must be avoided and construction related activities must cease immediately until
such time as the Qualified Biologist can document that all individuals have left the site unharmed.

A reconnaissance level rate plant survey in the spring, a pre-construction nesting bird survey and
incorporating California native plants into the proposed landscaping plan.

Mitigation Measure 3: Best management practices for proper erosion control and control of
dust and toxins during construction should be implemented in order to prevent any impacts to
jurisdictional waters in the vicinity of the project site. Design and implement appropriate control
measures for both stormwater and erosion. This may include straw wattles, silt fencing, and/or
stormwater containment and treatment measures incorporated into the project design.
Construction equipment should also be clean and free of mud and debris that could bring in seeds
of invasive plant species.

Mitigation Measure 4: A preconstruction nesting bird survey for bird species protected under
the Migratory Bird Treaty Act (MBT A) shall be conducted by a Qualified Biologist within 2 weeks
of project construction, if the project is initiated during the nesting bird season (February 15 to
August 31 ). If birds including raptors are detected nesting on or adjacent to the property, buffer
zones will be determined based on consultation with CDFW.

Mitigation Measure 5:To minimize any impacts to the Deer Creek riparian corridor from
construction of the project, invasive species such as pampas grass ( Cortaderia sp.), eucalyptus
saplings, Himalaya blackberry and English ivy shall be removed from where they are encroaching
into the property, and California native plants should be incorporated into the landscape plan for
this area. This will prevent further establishment of invasive species and enhance this area with
additional native riparian plant cover.

Mitigation Measure 6:_A Qualified Biologist shall perform at least one reconnaissance level rare
plant survey on the property during the flowering season (April- August) when this plant is visible
and identifiable. This survey should also be timed to include a visit to a nearby reference
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population. If Hickman's cinquefoil is detected, extent of the occurrence should be documented,
and USFWS and CDFW should be consulted on appropriate avoidance and/or mitigation
measures.

Mitigation Measure 7 : In the event that cultural, paleontological, or archaeological resources are
encountered during site grading or other site work, such work shall immediately be halted in the
area of discovery and the project sponsor shall immediately notify the Community Development
Director of the discovery. The applicant shall be required to retain the services of a qualified
archaeologist who meets the Secretary of the Interiors' Professional Qualification Standards for
the purpose of recording, protecting, or curating the discovery as appropriate. The cost of the
qualified archaeologist and of any recording, protecting, or curating shall be borne solely by the
project sponsor. The archaeologist shall be required to submit to the Community Development
Director for review and approval a report of the findings and methods of curation or protection of
the resources. In addition, an archaeological report meeting the Secretary of the Interior's
Standards detailing the findings of the monitoring will be submitted to the Northwest Information
Center after monitoring has ceased. No further grading or site work within 50 feet of the area of
discovery shall be allowed until the preceding has occurred.

Mitigation Measure 8 : If a newly discovered resource is, or is suspected to be, Native American
in origin, the resource shall be treated as a significant Tribal Cultural Resource, pursuant to Public
Resources Code 21074, until the County has determined otherwise with the consultation of a
qualified archaeologist and local tribal representative.

Mitigation Measure 9 : In the event of discovery or recognition of any human remains during
project construction, there shall be no further excavation or disturbance of the site or any nearby
area reasonably suspected to overlie adjacent remains. The applicant shall then immediately
notify the County Coroner’s Office and possibly the State Native American Heritage Commission
to seek recommendations from a Most Likely Descendant (Tribal Contact) before any further
action at the location of the find can proceed. All contractors and sub-contractors shall be made
aware of these requirements and shall adhere to all applicable laws including State Cultural
Preservation laws. Disposition of Native American remains shall comply with CEQA Guidelines
Section 15064.5(e).

Mitigation Measure 10 : If any constraints are encountered that would confine traffic to one lane
along San Juan Avenue, the applicant shall be required to submit a traffic control plan, consult
with, and obtain an encroachment permit from the Department of Public Works (if required) prior
to any such road closures. If any such road closure is required, the Department of Public Works
shall notify the Coastside Fire Protection District and Sheriff's Department to ensure that any such
road closure does not impede emergency access.

Mitigation Measure 11 : In the event that tribal cultural resources are inadvertently discovered
during project implementation, all work shall cease until a qualified professional can evaluate the
find and recommend appropriate measures to avoid and preserve the resources in place, or
minimize adverse impacts to the resource. Those measures shall be approved by the County
Planning Department prior to implementation and prior to continuing any work associated with the
project.

Mitigation Measure 12 : Any inadvertently discovered tribal cultural resources shall be treated
with culturally appropriate dignity taking into account the tribal cultural values and meaning of the
resource, including, but not limited to, protecting the cultural character and integrity of the
resource, protecting the traditional use of the resource, and protecting the confidentiality of the
resource.

41




DETERMINATION (to be completed by the Lead Agency).

On the basis of this initial evaluation:

| find the proposed project COULD NOT have a significant effect on the environment, and
a NEGATIVE DECLARATION will be prepared by the Planning Department.

| find that although the proposed project could have a significant effect on the environ-
ment, there WILL NOT be a significant effect in this case because of the mitigation
measures in the discussion have been included as part of the proposed project. A

X 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.

Olivin Boo-

(Signature)

May 3, 2023 Planner

Date (Title)

Attachments
1. Plans
2. Coast Ridge Ecology biologist report, dated February 13, 2019
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WINDOW SCHEDULE

GERALD SIU

PO BOX 413 MILLBRAE
CALIFORNIA, 94030

PH: 415-420-4901
E: geraldsiu@gmail.com

FRAME, 2IZ ROUGH OPENING MATERIAL / FINISH
MARK TYPE SILL HT. WIDTH HEIGHT (W x H) WINDOW TYPE MANUFACTURER CODE # INTERIOR & EXT REMARKS
FIRST LEVEL FLOOR
1.1 A 2'_g" ar 17 4 3-6" x 1'-6" AWNING INTEGRITY BY MARVIN IFAWN3616 ALL ULTREX / EBONY 0
1.2 B oo 89 I’ 65 4" 7 x 5-6" CASEMENT INTEGRITY BY MARVIN IFCA2656 ALL ULTREX / EBONY OXX0
1.3 B 79 89 &' 65 1" 7 x 5-6" CASEMENT INTEGRITY BY MARVIN IFCA2656 ALL ULTREX / EBONY 0XX0
14 C 3_g" 59§ 7y 5 x4 CASEMENT INTEGRITY BY MARVIN IFCA2640 ALL ULTREX / EBONY 00
15 D 2" a 17 4 £ x1-6" AWNING INTEGRITY BY MARVIN IFAWN4018 ALL ULTREX / EBONY 0
16 E 6" 3 17 1 2 x 1-6" AWNING INTEGRITY BY MARVIN IFAWNZ016 ALL ULTREX / EBONY 0
SECOND LEVEL FLOOR
21 F 18y 23 7ny 7 x6 STATIONARY INTEGRITY BY MARVIN IFCA2060 ALL ULTREX / EBONY X
2.2 G 68 ' ny a4 8 x 2 STATIONARY INTEGRITY BY MARVIN IFSWP6020 ALL ULTREX / EBONY X
2.3 6 68 I’ ny 90 8 x 2 STATIONARY INTEGRITY BY MARVIN IFSWT6020 ALL ULTREX / EBONY X
2.4 H 00 ay 59 §' 3-6"x5 STATIONARY INTEGRITY BY MARVIN IFSWP3650 ALL ULTREX / EBONY X
25 H o |30 I (T0 LANDING) “uy 59 1" 3-6" x5 STATIONARY INTEGRITY BY MARVIN IFSWP3650 ALL ULTREX / EBONY X
2.6 [ 3§ o 53 4 6 x 46" CASEMENT INTEGRITY BY MARVIN IFCA3046 ALL ULTREX / EBONY X0 RIGHT HAND OPENING LEFT HAND STATIONARY. WINDOW OPENING CONTROL DEVICE
2.7 I SR 7y 53 1" 6 x 4'-5" CASEMENT INTEGRITY BY MARVIN IFCA3046 ALL ULTREX / EBONY X0 RIGHT HAND OPENING LEFT HAND STATIONARY. WINDOW OPENING CONTROL DEVICE
2.8 J 3§ 107 § 53 4 9 x 4-86" CASEMENT INTEGRITY BY MARVIN IFCA3046 ALL ULTREX / EBONY OXO LEFT HAND OPENING LEFT HAND STATIONARY RIGHT HAND OPENING.
2.9 I 6y 7y 53 1" 6 x 4'-5" CASEMENT INTEGRITY BY MARVIN IFCA3046 ALL ULTREX / EBONY X0 RIGHT HAND OPENING LEFT HAND STATIONARY.
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AREA OF LANDSCAPING

337 SQ/FT

GENERAL LANDSCAPING NOTES

1. INCORPCRATE COMPOST AT A RATE OF AT LEAST 4 CUBIC

YARDS PER 1000 SQ/FT TO A DEPTH OF 6" INTO
LANDSCAPE AREA.

2. ALL PLANTS ARE DROUGHT TOLERANT PLANTS. INSTALL
CLIMATE ADAPTED PLANTS THAT REQUIRE OCCASIONAL TO
LITTLE OR NO SUMMER WATER (AV. WUCOL PLANT FACTOR
0.3) FOR 75% OF PLANT AREA EXCLUDING EDIBLES AND

AREAS USING RECYCLED WATER.

3. A MINMUM OF 3" LAYER OF MULCH SHOULD BE APPLIED ON
ALL EXPOSED SOIL SURFACES OF PLANTING AREA, EXCEPT
IN AREAS OF TURF OR CREEPING GROUND COVER.

4. ALL PLANTINGS TQ BE HAND PLANTED

5. TOTAL AREA OF LANDSCAPING 373 SQ/FT

GERALD SIU

PO BOX 413 MILLBRAE
CALIFORNIA, 94030

MODEL WATER EFFICIENT LANDSCAPE ORDINANCE (MWELO)
APPLICANT:

G.SIU & M.YAQUIAN RESIDENCE

247 SAN JUAN AVE, EL GRANADA, CA 94018

THIS PROJECT DOES INCORPORATE LANDSCAPING THAT IS LESS

THAN 2500 SQ/FT AND WILL BE USING THIS FORM TO IDENTIFY
PRESCRIPTIVE REQUIREMENTS WHICH WILL BE INCLUDED AS PART
THE LANDSCAPING PROJECT.

TOTAL LANDSCAPE AREA — 373 SQ/FT (NOTE #5 ABOVE IN
GENERAL LANDSCAPING NOTES)

TOTAL TURF — N/A

SPECIAL LANDSCAPE AREA — N/A

WATER TYPE — PORTABLE

I(\IAME )OF WATER SURVEYOR — COUNTY COASTSIDE WATER DISTRICT
CCwD

| CERTIFY THE ABOVE INFORMATION IS CORRECT AND AGREE TO
COMPLY WITH THE REQUIREMENTS OF THE MWELO

REV=01 REISSUED FOR PLANNING 2018.04.22

DATE

# DESCRIPTION

REVISION

Not For Construction
ISSUED FOR PLANNING

GSIU MYAQUIAN

247 SAN JUAN AVE
EL GRANADA, CA
94018

PLANT LIST

CALIFORNIA OATGRASS
(DANTHONIA CALIFONICA)

AGAVE 'BLUE GLOW

NEW ZEALAND FLAX - 'PINK PANTHER'
(PHORMIUM TENAX)

DEER GRASS
(MUHLENBERGIA RIGENS)

PLANT TYPE: GRASS, NATIVE

FOLIAGE CHARACTER: SEMI-DECIDUOUS
HABIT: BUNCH GRASS

GROWTH RATE: SLOW

HEIGHT: 2 FT. = 3 FT.

WIDTH: 1-2 FT

WATER NEEDS: MEDIUM

FOLIAGE COLOR: PALE GREEN

FLOWER COLOR: BROWN

FLOWER SEASON: SPRING

SOIL ADAPTATIONS: WELL-DRAINING SOIL
EXPOSURE ADAPTATIONS: PARTIAL SUN
FUNCTION: WILDLIFE VALUE, SLOPES,
RESTORATION, RESIDENTIAL SPACES, OPEN
SPACES

PLANT TYPE: AGAVE

FOLIAGE CHARACTER: EVERGREEN

HABIT; UMIFORM, SYMMETRICAL, SOLITARY,
RIGID, COMPACT

GROWTH RATE: SLOW

HEIGHT: 18 IN. — 200 IN.

WIDTH: 18 I, — 20 IN.

WATER NEEDS: LOW 1

FOLIAGE COLOR: BLUE GREEN

FLOMER COLOR: YELLOW

FLOWER SEASON: INSIGNIFICANT

SOIL ADAPTATIONS: WELL-DRAINING SOIL
EXPOSURE ADAPTATIONS: WIND, HEAT,
DROUGHT, ARIDITY, ALL DAY SUN
FUNGTION: ROCK GARDENS, RAISED
PLANTERS, HUMMINGBIRD PLANT, GROUPED,
FOLIAGE ACCENT PLANT, CONTAINER PLANT

PLANT TYPE: PERENNIAL

FOLIAGE CHARACTER: EVERGREEN
HABIT: UPRIGHT, ROBUST, CLUMPING,
ARCHING

GROWTH RATE: MODERATE

HEIGHT: 5 FT. — 7 FT.

WIDTH: 4 FT. - 5 FT.

WATER NEEDS: LOW 1

FOLIAGE COLOR: BURGUNDY, RED
FLOWER COLOR: BURGUNDY

FLOWER SEASON: SUMMER, FALL

SOIL ADAPTATIONS: LOAM

EXPOSURE ADAPTATIONS: MORNING SUN,
HEAT, ARIDITY, ALL DAY SUN

FUNCTION: RAISED PLANTERS, PARKS AND
OPEN SPACE, NEAR POOLS AND WATER

FOLIAGE ACCENT PLANT, CONTAINER
PLANT, CMC SPACES, BORDERS, BANKS

FEATURES, MASS PLANTING, FOUNDATIONS,

PLANT TYPE: GRASS, NATIVE

FOLIAGE CHARACTER: SEMI-DECIDUGUS
HABIT; ROBUST, MGUNDING, ARCHING
GROWTH RATE: FAST

HEIGHT: 2 FT. - 8 FT.

WIDTH: 3 FT. - 6 FT.

WATER NEEDS: LOW 1

FOLIAGE COLOR: PALE GREEN

FLOWER COLOR: CREAM

FLOWER SEASON: SUMMER, SPRING

SOIL ADAPTATIONS: WELL-DRAINING SOIL
EXPOSURE ADAPTATIONS: HEAT, DRCUGHT,
ARIDITY, ALL DAY SUN

FUNCTIOM: WILDLIFE VALUE, RESTORATICN,
RAISED PLAMTERS, PARKS AND OPEN
SPACE, NEAR POOLS AND WATER
FEATURES, MASS PLANTING, FOLIAGE

CIMC SPACES, BORDERS, BANKS

CONTACT

GERALD SIU
PROJECT NO

XX

DESIGN BY DRAWN BY

GSIU

PROJECT PHASE

DD

SCALE

GSIU

Mote: If sheet is not 24 x 38", it is o reduced print.
1 /4” — 1 H O”
ISSUE DATE AND REVISIONS

2019.04.22

ACCENT PLANT, FLOWERING ACCENT PLANT,

DESCRIPTION

DESCRIPTION

DESCRIPTION

DESCRIPTION

CALIFORMIA WILD OAT GRASS (DANTHONIA CALIFORNICA} IS A NATIVE PERENNIAL GRASS THAT GROWS SLOWLY AND
STAYS EVERGREEN THROUGHOUT THE YEAR. THIS GRASS COMMONLY REACHES 30 TO 36 INCHES TALL AND SOMETIMES
40 INCHES TALL IN FAVORABLE LOCATIONS. IN HOME YARD USE, THIS GRASS GIVES A LOWLAND MEADOW LOGK OR
GROWS WELL IN A ROCK GARDEN,

CALIFORMIA OATGRASS 1S RECOMMENDED FOR REVEGETATION, WILDLIFE PLANTINGS, AND RESTORATION OF DAK
SAVANNAS, TRANSITIONAL WETLANDS, AND UPLAND PRAIRIES, ESPECIALLY IN THE PACIFIC COAST STATES. THE SPECIES
IS YALUABLE FOR ENHANCING BIODIVERSITY BY EXHIBITING A SPATIAL DISTRIBUTION COMPATIBLE WITH FORBS AND
IMPROVING HABITAT FOR FEEDING, NESTING, AND HIDING BY SONGBIRDS. IT IS A DEFINITIVE COMPONENT OF

CERTAIN PRAIRIES THAT FORM CRITICAL HABITAT FOR OTHER ENDEMIC ORGANISMS INCLUDING SENSITIVE BUTTERFLIES
AND BEETLES. THE FOLIAGE IS EATEN BY CERTAM CATERPILLARS AND THE GRAINS ARE CONSUMED BY BIRDS AND
MAMMALS. LITTLE TG NO SUMMER WATER ONCE ESTABLISHED.

BLUE GLOW AGAVE IS A RECENT INTRODUCTION INTO THE CROWDED FIELD OF AGAVES. IT IS A SMALL GROWING
HYBRID BETWEEN A, ATTEMUATA AND A, OCAHUI THAT GROWS TO 18-24 IN. DIA, WATH NARROW AND SHARPLY
PONTED BLUE—GREEN LEAVES WITH RED MARGINS. THIS IS A MONOGARPIC CULTIVAR THAT GROWS IN SCLITARY
ROSETTES, MAKING IT USEFUL FOR CONTAINERS, ROCK GARDENS AMD MASS PLANTINGS. CARE SHOULD BE TAKEN TG
PLACE THIS PLANT WHERE ITS SHARP SPINES CAN BE AVQIDED. EARLY PLANTINGS INDICATE A TOLERANCE OF
TEMPERATURES OF AT LEAST 28F.

THE NEW ZEALAND FLAX IS A HIGHLY COMMON PLANT FOUND GROWING IN GARDENS AND LAMDSCAPES THROUGHOUT
THE INLAND EMPIRE. IT IS THE QUINTESSENTIAL STRAP-LEAF PERENNIAL THAT IS AVAILABLE IN MANY SIZES AND
FOLIAGE COLORS AND IS OFTEN PLANTED FOR CONTRAST AND ACCENT CHARACTER IN PARKWAYS, MIXED TREE AND
SHRUB PLANTINGS, IN CONTAINERS AND ALONG WALKWAYS AND BORDERS.

MANY CULTIVARS OF FLAX ARE AVAILABLE FROM NURSERES AND GARDEN CENTERS. ONE CULTIVAR, P. ‘GUARDSMAN'
IS A LARGE GROWING SELECTION THAT PROVIDES VIVID RED AND MAROOM FOLIAGE COLOR. IT CAN GRCW 4-6 FT.
TALL AND SLOWLY FORM LARGE CLUMPS, AS WITH OTHER NEW ZEALAND FLAX CULTIVARS, IT IS BEST TO AVOID
PLACEMENT WITHIN HOT AND SUNNY SUMMER EXPOSURES TO MINIMIZE LEAF BURNING. IT IS ADAPTABLE TO MANY
SOIL CONDITIONS AND IS A LOW MAINTENANCE, TROUBLE-FREE PLANT.

DEER GRASS IS A HIGHLY POPULAR CLUMPING GRASS FOR COMMERCIAL AND RESIDENTIAL PLANTINGS. THIS IS A
VERY ROBUST SPECIES, GROWING WITH A MOUNDING HABIT, 2—3 FT. HIGH AND 3-4 FT. WIDE, WITH MARRCW PALE
GREEN FOLIAGE. LONG ARCHING FLOWER PANICLES HAYE A CREAM COLOR WHEN THEY DEVELOP IN LATE SPRING
THAT FADE TO' STRAW BY END OF SUMMER. THEY GROW 4-5 FT. TALL AND PROVIDE STRONG SILHOUETTE VALUE
FOR MAMY MONTHS DURING FALL AMD WINTER.

DEER GRASS NATURALLY OCCURS IN SANDY AND GRAVELLY WASHES OF SOUTHERN CALIFORMIA, ARIZONA, TEXAS
AND MORTHERN MEXICO. IT WAS CME OF THE FIRST SPECIES TO BE IMTRCDUCED INTO WIDESPREAD CULTIVATION AND
IS A HIGHLY ADAPTABLE PLANT. IN CALIFORNIA, IT TOLERATES SUN, HEAT, ARIDITY AND LOW AMOUNTS OF
SUPPLEMENTAL WATER. IT IS RENEWED BY ANNUAL CLIPPING AND PERIODIC DIVISION IN LATE FALL OR WINTER. LIKE
OTHER MUHLY GRASSES, IT IS OFTEN PLANTED IN LARGE MASSES, MIXED AMONG BOULDERS OR PLANTED IN
CONTAINERS.

WATER NEEDS: MEDIUM

WATER NEEDS: LOW

WATER NEEDS: LOW

WATER NEEDS: LOW

QTY: RE-SEEDING / REHABILITATE PER PLAN

QTY:: 2

QTY:: 8

QTY:: 11

SIZE: AREA OF REHABILITION : 3038 SQ/FT

SIZE: 5 GAL

SIZE: 5 GAL

SIZE: 5 GAL

PLANT TYPE: GRASS, NATIVE

PLANT TYPE: AGAVE

PLANT TYPE: PERENNIAL

PLANT TYPE: GRASS, NATIVE

KEY PLAN

LANDSCAPING PLAN

TOTAL PLANTS: 21 — SGAL

| AGREE TO COMPLY WITH THE REQUIRMENTS OF THE PRESCRIPTIVE COMPLIANCE OPTION OF THE MWELO PER APPENDIX D CHECKLIST FORM ATTACHED
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SEWER NOTES:

YOUR ATTENTION IS DIRECTED TO THE TECHNICAL SPECIFICATIONS AND STANDARD DETAILS OF THE GRANADA SANITARY DISTRICT BEING APPLICABLE TO THIS PROJECT.

—_

2. ALL TRENCH BEDDING AND STRUCTURAL BACKFILL MATERIAL SHALL BE AS SPECIFIED ON THE STANDARD DETAIL SHEET NO. 13.
HDPE PIPE SHALL BE BEDDED IN SAND CONFORMING TO CALTRANS SPECIFICATION JULY 1992, SECTION 19 PARAGRAPH 19-3.025B SAND BEDDING.

3. TESTING AND CLEANING OF THE CONSTRUCTED PIPELINE SHALL BE IN ACCORDANCE WITH THE STANDARDS OF THE GRANADA  SANITARY.

4. THE CONTRACTOR IS EXPECTED TO COMPLETE CONSTRUCTION OF THE MAIN SEWER WITHIN A CONTINUOUS 10 CALENDAR DAY PERIOD. NO TRENCH
SECTION SHALL BE LEFT UNCOVERED AT THE END OF EVERY WORKING DAY.

5. THE CONTRACTOR SHALL SUBMIT RECORD DRAWINGS (AS—BUILT) TO DISTRICT UPON COMPLETION OF CONSTRUCTION.

6. THE CONTRACTOR SHALL SUBMIT TO THE DISTRICT SUFFICIENT CONSTRUCTION PHOTOGRAPHS OF THE PROJECT'S CONSTRUCTION.

7. THE CONTRACTOR SHALL NOT ALLOW THE SITE TO BE LITTERED WITH TRASH AND WASTE MATERIAL. UPON COMPLETION OF WORK, THE SITE SHALL BE CLEANED AND RESTORED TO A CONDITION
ACCEPTABLE TO THE DISTRICT.

8. THE CONTRACTOR SHALL CONDUCT HIS OPERATION TO OFFER LEAST POSSIBLE OBSTRUCTION AND INCONVENIENCE TO THE PUBLIC. THE CONTRACTOR SHALL MAINTAIN ALL ACCESS TO AND
FROM PUBLIC STREETS MID SHALL TAKE ALL NECESSARY PRECAUTIONS TO MINIMIZE CONSTRUCTION DUST AND NOISE.

9. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ANY DAMAGE DONE TO ANY EXISTING UTILITIES. ALL REPAIRS SHALL BE DONE BY CONTRACTOR AT HIS EXPENSE.

10. COSTS FOR TRENCH BACKFILL TESTING SHALL BE BORNE BY THE CONTRACTOR/DEVELOPER
11 COPIES OF CERTIFIED COMPACTION TESTS SHALL BE FORWARDED TO SAN MATEO COUNTY PUBLIC WORKS AND DISTRICT ENGINEER, PRIOR TO FINAL APPROVAL OF THE PROJECT BY THE COUNTY.

12. CONTRACTOR/OWNER TO RETAIN SURVEYOR/ENGINEER TO PLACE CONSTRUCTION STAKES REQUIRED FOR THE WORK, PRIOR TO COMMENCEMENT OF WORK MID FOR REVIEW BY THE PUBLIC
WORKS INSPECTOR.

13. PROVIDE A PLASTIC COATED TRACER WIRE ON THE LATERALS AND FORCEMAIN.

14. PROVIDE A WOODEN POST AT THE UPSTREAM END OF THE FORCEMAIN FOR USE AS MARKERS.

15. FOR INSPECTIONS CALL (650) 852—2800 48 HOURS IN ADVANCE PRIOR TO CONSTRUCTION.

- MANHOLE FRAME AND COVER

SEE GRANADA SANITARY DISTRICT

8” — USE THIS COLLAR WHEN STANDARD DETAIL # 2
CASTING SET BEFORE PAVING MANHOLE FRAME AND COVER
[e6] ' :
Q g - D)) -
Y '\E A\ N~
USE THIS COLLAR WHEN [ a v 1. BASE SHALL BE CLASS ”B” (5 SACK) CONCRETE PLACED AGAINST UNDISTURBED EARTH.
CASTING SET AFTER PAVING _ N 2. CONDUIT SHALL BE LAID THROUGH MANHOLE WHENEVER POSSIBLE.
Q 54" 3. CONCRETE CHANNELS SHALL BE BRUSH FINISHED.
. 4. PRECAST BARREL AND ECCENTRIC CONE SHALL CONFORM TO ASTM SPECIFICATION C—478
. EXCEPT THAT TYPE Il CEMENT SHALL BE USED.
D
. 5. MORTAR JOINTS SHALL USE "RAM—NEK” OR EQUAL PLASTIC MATERIAL (SEE SPECS)
b
: 6. MANHOLE FRAME MAY BE ADJUSTED EITHER BEFORE OR AFTER PAVING, BUT THE FINAL
GRADE OF THE FRAME MUST MATCH THAT OF THE PAVING WITHIN _”.
S 4 7. WHERE FRAME IS SET AFTER PAVING, EXPOSED CONCRETE SURFACES SHAL BY COLORED.
: : WITH SS | PAVING OIL BEFORE THE CONCRETE HAS SET.
40" :, 8. COLLAR SHALL BE CLASS ”B” (5 SACK) CONCRETE.
JOINTS SHALL USE R | 9. NO CONCRETE SHALL BE PLACED PRIOR TO FORM INSPECTION BY THE AGENCY ENGINEER.
RAM—NEK” OR EQUAL > A
PLASTIC MATERIAL .
(SEE SPECS) b
-] — OFFSET PIPE TO SIDE
SHELF ABOVE CROWN o OPPOSITE STEPS
OF SEWER SLOPE r— | 3 A
1”7 IN 12" TROWEL TO e VP § -
SMOOTH FINISH e | 5.
A ) Q- .A b b ) ) Q4 a
V- b s b
QA s s g
B b N
5’_6”

TYPICAL MANHOLE /2
\C2s/

NOTE:

DISTRICT SEWER LINE AND CUSTOMER SEWER
LINE SHALL BE RUN IN A STRAIGHT LINE

PERFPENDICULAR TO THE PROFERTY FROM MAIN

TO PROPERTY LINE.

ALL CONNECTIONS TO POLYETHELENE SDR25
SHALL BE HOPE FUSION WELDED

BALL VALVE SHALL BE FULL PORTED, le@ P.S.I.

PRESSURE RATING, TRUE UNION BLOCKING VAL VE AND

PvC VALVES W/ VLTON O-RINGS.

CHECK YALVYE SHALL BE FULL PORTED, PvC W/ FABRIC 24"
REINFORCED BUNS-N FLAPPER, FRICTION LOSS ¢ 5"
WATER COL. AT FULL FLOW, METAL PARTS SHAL BE 300

SERIES STAINLESS STEEL, AND SEATS AT LOW PRESSURES

DIMENSION "A' | METER BOX

FINISHE

24" CHRISTY B-24 PRECAST CONCRETE VALVE BOX W/
REMOVABLE TRAFFIC LID, DESIGNED FOR

s/ GR AD; H22 LOADING
! /BALL VALVE

6" GRAVEL BASE /

HOPE FUSION WELDED

COUPLING

TO ENVIORMENT |

CHECK VALVE
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- COAST RIDGE ECOLOGY..

BIOLOGICAL SURVEYS » MONITORING = PERMITTING = RESEARCH

February 13, 2019

Martha Yaquian
P.O. Box 413
Millbrae CA 94030

Subject: Update to LCP Biotic (Biological) Assessment Report for Parcel (APN 047-137-100)
Dear Ms. Yaquian:

As requested, this letter provides an update to the LCP (Local Coastal Program) Biotic
Assessment Report prepared by Thomas Reid Associates of Palo Alto, California on March 12,
2003, for the parcel located at 247 San Juan Avenue, El Granada (Half Moon Bay), California.
The primary objective of this report is to assess any change in the site's conditions since 2003,
especially evaluating for presence or potential to support special status species, their critical
habitat, or sensitive natural communities. This report update is intended as a supplement to the
report from 2003.

The proposed project is to develop a single family residence on the property. The parcel is 0.12
acres of undeveloped land at the undeveloped right-of-way intersection of San Juan Avenue
and Vallejo Street. The site is approximately 0.5 miles north of El Granada Beach (Surfer’s
Beach) and the Pacific Ocean (Figure 1). The street address of 247 San Juan Avenue has not
yet been assigned to this property at this time. The parcel is located in a single-family residential
area of El Granada, an unincorporated community in northern San Mateo County.

Report summary

In 2003, the site was described as covered with annual Mediterranean grassland (nonnative
annual grassland) and invasive exotic plant species. Potential dispersal (hon-breeding) habitat
for California red-legged frog (CRLF) and San Francisco garter snake (SFGS) was identified on
the project site. No other special status species or habitats were present or reasonably
expected. Current habitat conditions on the property were found to be consistent with those
described in the 2003 report. The site has been extensively graded in the past and potential
habitat for special status species is of poor quality or. unexpected on the site.

On January 3, 2019, Patrick Kobernus surveyed the site for biological resources. Moderate
potential still exists for dispersal habitat for CRLF and SFGS on the property. An intermittent
creek, Deer Creek, is located approximately 94 feet north of the proposed building envelope of
the project. The project site is outside of the required 30-foot riparian buffer zone of Deer Creek.
Reevaluation for Hickman's cinquefoil in grassland areas revealed a low potential for
occurrence of this species. Within approximately 100 feet from the proposed building envelope,
there is a eucalyptus grove that has potential overwintering habitat for western monarch
butterfly, though no Monarch butterflies were observed during the site visit. Within the tall
grasses, shrubs and trees on the property there is potential for nesting birds.

An updated special status species map documenting species occurrences within 3 miles of the
project site is shown in Figure 1). Mitigation measures as previously proposed in the 2003 report
remain adequate to reduce potential impacts to less than significant levels for CRLF and SFGS.
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Additional recommended mitigation measures include: a reconnaissance level rare plant survey
in the spring, a pre-construction nesting bird survey; and incorporating California native plants
into the landscaping plan for the parcel. No trees are to be removed as part of the proposed
project according to current plans.

Project and Property Description

Current project plans and the property description appear consistent as previously described in
the 2003 biological report. The property has remained vacant since the previous biotic
assessment in 2003. Current project plans showing the proposed building envelope were
evaluated for project impacts (prepared by Gerald Siu, dated August 15, 2018) for this report.

Methodology

On January 3, 2019, Coast Ridge Ecology principal biologist Patrick Kobernus performed a site
assessment of the parcel and adjacent vicinity. Weather was partly cloudy with air temperature
approximately 55 degrees (F) and minimal wind. This reconnaissance-level survey focused on
documenting biological resources present and evaluating areas on site for potential presence of
special status species or their habitat, as well as sensitive natural communities. The Deer Creek
riparian corridor located to the north of the property boundary was evaluated, as well as of the
plant communities and plant species on site. Plants and animals observed during the survey
are listed in results below. No special status species were observed during this site visit.

Though no breeding habitat for CRLF and SFGS is present on site, there is potential for
dispersal habitat for these species due to the documented occurrences of these species in the
surrounding region. CRLF have been documented within 1000 feet of the site, and SFGS have
been documented within 1.25 miles of the site (CNDDB 2019).

Searches of the California Natural Diversity Database (CNDDB) and the California Native Plant
Society (CNPS) Rare Plant Inventory showed occurrences of special status species in the
USGS 7.5' quadrangle for Montara Mountain as well as neighboring quadrangles. Critical
Habitat for listed species was also reviewed. Occurrences of special status species within a 3-
mile radius of the property are shown in Figure 1. The potential for special status species and/or
sensitive natural communities to occur on site is discussed below.

Results

Non-native annual grassland

The dominant vegetation on the property is non-native annual grassland. This plant community
consists of low-growing non-native herbaceous plant cover typical of areas that have been
heavily disturbed. This plant community consists of a mixture of cape weed (Arctotheca
calendula) and gazania (Gazania linearis). Other non-native herbs present are Bermuda
buttercup (Oxalis pes-caprae), rough cat's-ear (Hypochaeris radicata), bristly ox-tongue
(Helminthotheca echioides), Queen Anne's lace (Daucus carota), bull thistle (Cirsium vulgare),
and borage (Borago officinalis). Individual Cape ivy (Delairea odorata), cotoneaster
(Cotoneaster sp.), and fennel (Foeniculum vulgare) were found near property boundary edges.
Many of these species are moderately to highly invasive plant species. Also present on site was
a sparse amount of native California oat grass (Danthonia californica). Grassland areas on and
adjacent to the property contain low potential for special status plant species such as Hickman'’s
cinquefoil (Potentilla hickmanii), a state and federal endangered plant species.
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Riparian Corridor

Deer Creek is an intermittent stream (USGS, 2018) that flows northeast to southwest and flows
into Half Moon Bay (Pacifica Ocean). The creek was flowing within the low flow channel at the
time of the reconnaissance survey on January 3, 2019. Channel width was observed to be
approximately 2 feet, and water depth was observed to be approximately 8 inches. No riparian
vegetation is present on the property.

Vegetation within Deer Creek riparian corridor consists of non-native species such as blue gum
(Eucalyptus globulus) trees, (dominant), Monterey pine saplings (Pinus radiata), English ivy
(Hedera helix), cape ivy (Delairea oderata) and Jubata grass (Cortaderia jubata). Some native
species are present such as arroyo willow (Salix lasiolepis) and red elderberry (Sambucus
racemosa). Section 7.7 of the San Mateo County Local Coastal Program (LCP) defines riparian
corridors as having at least 50% native species coverage. The native riparian species coverage
within Deer Creek is less than 10% cover, and thus does not meet the LCP definition (San
Mateo County, 2013). Therefore the riparian buffer zone for Deer Creek would be 30 feet from
the midpoint of the Creek’. The proposed building envelope for the project is 94 feet from the
centerline of the creek.

Wildlife Corridors

The portion of Deer Creek bordering the property may be used as a local wildlife corridor for
various common and/ or opportunistic wildlife species. Rancho Corral de Tierra is a large
protected open space area located approximately 500 feet to the north of the project site.
Rancho Corral de Tierra is one of the largest swaths of undeveloped land on the peninsula at
nearly 4,000 acres, which was transferred to the National Park Service to become part of the
Golden Gate National Recreation Area in 2011. Due to the availability of large open space
areas to the east of the property that will remain contiguous with the eastern portion of the
property, this project is not expected to significantly impact any potential wildlife corridors.

Special status species

There were 25 special status species discussed in the 2003 report. Updated results from
searches of CNDDB and CNPS databases produced a list of 136 special status species
recorded within a six quadrangle area” around the project site, at least 22 of which are recorded
within a 3.0 mile radius (Figure 1). This discrepancy is partly due to a radius of 3.0 miles
considered for this report, compared to a focus on the nearest 0.25 miles for the previous report.
Also, the number of special status species occurrences has grown as more occurrence data for
these species is entered into the databases.

Nearly all of the 136 species are unlikely to occur on the project site because there is a lack of
suitable habitat present on the property. The 20083 report determined that soils on the property
are in the Miramar series, thus excluding potential for special status plants associated with
serpentine such as San Francisco owl's-clover ( Triphysaria floribunda) and woodland
woolythreads (Monolopia gracilens). The site does not contain coastal bluff, chaparral or
wetland habitats. Steelhead (Oncorhynchus mykiss irideus), a federally listed fish species, is not
considered present in Deer Creek.

The following is an update on the special status species that have some potential for presence
on the property:

' Section 7.11 Establishment of Buffer Zones: a. On both sides of riparian corridors, from the “limit of riparian
vegetation” extend buffer zones 50 feet outward for perennial streams and 30 feet outward for intermittent streams.
b. Where no riparian vegetation exists along both sides of riparian corridors, extend buffer zones 50 feet from the
predictable high water point for perennial streams and 30 feet from the midpoint of intermittent streams.

USGS 7.5 minute quadrangles: Montara Mountain, San Francisco South, Hunters Point, San Mateo, Half Moon
Bay, and Woodside.
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Wildlife:

California red-legged frog (CRLF, Rana draytonii)
The California red-legged frog is a federally threatened species that occurs in a variety
of habitats, such as artificial flowing or standing waters, freshwater marsh, marsh and
swamp, riparian forest, scrub, woodland, and wetlands. Seven CRLF occurrences are
located within 3.0 miles of the site, the closest of which is located at the Deer Creek
stream impoundment less than 1000 feet northeast of the project site. This occurrence
record was briefly discussed in the 2003 report. Critical habitat begins approximately
500-1000 feet upstream and uphill from the project site, at Rancho Corral de Tierra.
Because CRLF are known to be present just upstream, they can be assumed to use the
riparian corridor and to potentially use the surrounding areas as dispersal habitat. There
is moderate potential for CRLF to utilize the project site as dispersal habitat.

San Francisco gartersnake (SFGS, Thamnophis sirtalis tetrataenia)
The San Francisco garter snake is a federal and state endangered species that can
occur in a variety of habitat types, such as marsh, swamp, wetlands and adjacent upland
habitats. Three SFGS occurrences are located within 3.0 miles of the site, the closest of
which is located along Denniston Creek approximately 1.25 miles northwest of the
project site®. If present, SFGS would likely use the project site as dispersal habitat.
There is a lack of information on the distribution of this species due to a lack of survey
effort over the last 20 years (Brian Acord, CDFW, personal communication on January
18, 2019). Potential breeding habitat is present for this species upstream in Rancho
Coral de Tierra. Critical habitat has not been determined for SFGS. There is moderate
potential for SFGS to disperse through the project site.

Migratory Bird Treaty Act (MBTA)
Nesting birds, including raptors, protected under the MBTA (USFWS, 1918) may occur
on the property. The project is unlikely to impact any nesting raptors as there are no
trees on the project site. The project does not anticipate any tree removals. Bird nests
may occur in trees adjacent to the project site. Raptors that forage over the property
include red-shouldered hawk (Buteo lineatus), red-tailed hawk (Buteo jamaicensis), and
other bird species protected under the MBTA.

Western monarch butterfly (Danaus plexippus plexippus)
Blue gum eucalyptus groves near the project site have matured since 2003, and provide
low potential habitat for overwintering monarchs. The western monarch butterfly does
not have state or federal protection status, but is considered imperiled by several
organizations (Xerces, IUCN) and is a Special Animal taxon tracked by CDFW. There
are three monarch butterfly overwintering habitat occurrences within 3.0 miles of the site,
the closest of which is located approximately less than 500 feet northeast of the site, as
reported by a Xerces habitat monitoring program (Xerces, 2019; Katie Hietala-Henschell,
Xerces, personal communication, February 5, 2019). There are also two records from
CNDDB (see Figure 1). There is low potential during overwintering season for monarchs
to use forested areas adjacent to the site. No trees are expected to be impacted by the
project, and the closest blue gum eucalyptus trees on the property begin approximately
100 feet north of the proposed building envelope (outer edge of building).

Western pond turtle (Emys marmorata)
The western pond turtle is a Species of Special Concern in California that prefers ponds,
marshes, rivers, streams and irrigation ditches, usually with aguatic vegetation, below
6000 ft. elevation. No occurrences of western pond turtle have been documented within

3 o o5l . . . . . - ¢
* Location information for SFGS is not included in Figure 3 because known oceurrences are suppressed and held
confidential by California Department of Fish and Wildlife (CDFW).
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3.0 miles of the site, potentially due to a lack of surveys rather than a confirmed species
absence. Deer Creek in the vicinity of the project site does not provide suitable habitat
for this species due to the very shallow water depth in the creek.

Plants:

Hickman’s cinquefoil (Potentilla hickmanii)
Hickman'’s cinquefoil is a federal and state endangered perennial herbaceous plant that
grows in coastal freshwater riparian areas, meadows, and seeps such as near small
streams in open or forested areas along the coast at elevations 5-125 meters. One
documented occurrence for this species is located approximately 2.75 miles northwest of
the project site. This species can inhabit disturbed grassland sites. There is a very low
potential for Hickman’s cinquefoil to occur in the grasslands on the project site.

Sensitive natural communities

Vegetation alliances on the project site consist of semi-natural stands of non-native species.
The following sensitive natural communities occur within area 3-mile radius around the property:
northern maritime chaparral, valley needlegrass grassland and coastal terrace prairie grassland.
These plant communities, as described and concluded in the 2003 report, were not observed
and are not expected to occur on the project site.

Heritage and Significant Trees

Impacts to heritage and significant trees as a result of tree pruning and/or tree removal require a
permit from the County of San Mateo as specified in the Heritage Tree Ordinance and
Significant Tree Ordinance. No trees are expected to be impacted or planned for removal by the
proposed project.

Impacts and Mitigations
Impacts and recommended mitigation measures are described below.

Impact BIO-1: Construction activities may result in “take” or harm to SFGS and CRLF
individuals. The proposed construction may potentially impact non-breeding dispersal habitat for
SFGS and CRLF.

Mitigation Measure BIO-1: A Qualified Biologist shall perform a pre-construction survey
for SFGS and CRLF within 48 hours prior to any site disturbance, and inspect and
provide guidance on installation of a wildlife exclusion fence. Any vegetation or potential
burrows within the construction zone that may provide cover or conceal SFGS or CRLF
will be inspected by the Qualified Biologist prior to ground disturbance or grading
activities. The wildlife exclusion fence should be constructed along the north and east
sides to prevent the potential for CRLF and/or SFGS from entering the work area.
Fencing shall be installed before any grading or disturbance on the property. The fence
should be maintained throughout the construction period. The Qualified Biologist will
also provide an environmental training to all crew workers that work on the construction
site, and keep a record of those trained. If either SFGS or CRLF are observed on the
property, they must be avoided and construction related activities must cease
immediately until such time as the Qualified Biologist can document that all individuals
have left the site unharmed.
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Impact BIO-2: Construction activities and residential use may result in impacts to water quality
due to erosion and stormwater runoff. Also, indirect impacts possible to SFGS and CRLF.

Mitigation Measure BIO-2A: Best management practices for proper erosion control and
control of dust and toxins during construction should be implemented in order to prevent
any impacts to jurisdictional waters in the vicinity of the project site. Design and
implement appropriate control measures for both stormwater and erosion. This may
include straw wattles, silt fencing, and/or stormwater containment and treatment
measures incorporated into the project design. Construction equipment should also be
clean and free of mud and debris that could bring in seeds of invasive plant species.

Mitigation Measure BIO-2B:To minimize any impacts to the Deer Creek riparian corridor
from construction of the project, invasive species such as pampas grass (Cortaderia
sp.), eucalyptus saplings, Himalaya blackberry and English ivy shall be removed from
where they are encroaching into the property, and California native plants should be
incorporated into the landscape plan for this area. This will prevent further establishment
of invasive species and enhance this area with additional native riparian plant cover.

Impact BIO-3: Construction activities may result in impacts to nesting birds on or adjacent to
the property.

Mitigation Measure BIO-3: A preconstruction nesting bird survey for bird species
protected under the Migratory Bird Treaty Act (MBTA) shall be conducted by a Qualified
Biologist within 2 weeks of project construction, if the project is initiated during the
nesting bird season (February 15 to August 31). If birds including raptors are detected
nesting on or adjacent to the property, buffer zones will be determined based on
consultation with CDFW.,

Impact BlO-4: Construction activities may result in impacts to Hickman’s cinquefoil plants
potentially growing in grassland areas on the property.

Mitigation Measure BIO-4: A Qualified Biologist shall perform at least one
reconnaissance level rare plant survey on the property during the flowering season
(April- August) when this plant is visible and identifiable. This survey should also be
timed to include a visit to a nearby reference population. If Hickman's cinquefoil is
detected, extent of the occurrence should be documented, and USFWS and CDFW
should be consulted on appropriate avoidance and/or mitigation measures.

This report was prepared by CRE Biologists Patrick Kobernus and Karen Whitestone
(qualifications attached).

Karen Whitestone Patrick Kobernus
Associate Biologist Managing Member/ Senior Biologist
Coast Ridge Ecology, LLC Coast Ridge Ecology, LLC
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FIGURE 1: CALIFORNIA NATURAL DIVERSITY DATABASE (CNDDB) MAP

January 15, 2019
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Figure 1: California Natural Diversity Database (CNDDB) Map
Special Status Species & Critical Habitat Within 3.0 Miles*

Address: 247 San Juan Avenue, El Granada, CA
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LIST OF OBSERVED SPECIES DURING SITE VISIT

Nonnative annual grassland (dominant plant community on site):

Bermuda buttercup Oxalis pes-caprae
Borage Borago officinalis
Bristly ox-tongue Helminthotheca echioides
Bull thistle Cirsium vulgare
California oat grass Danthonia californica
Cape ivy Delairea odorata
Capeweed (dominant) Arctotheca calendula
Cotoneaster Cotoneaster sp.
Fennel Foeniculum vulgare
Gazania (dominant) Gazania linearis
Queen Anne's lace Daucus carota
Rough cat's-ear Hypochaeris radicata

Blue gum canopy and along flat area above creek (northern boundary of site)

Blue gum Eucalyptus globulus
California blackberry Rubus ursinus

Curly dock Rumex crispus
English ivy Hedera helix
Harding grass Phalaris aquatica
Hedge nettle Staches ajugoides
Monterey pine (seedlings) Pinus radiata
Orchard grass Dactylis glomerata
Pacific sanicle Sanicula crassicaulis
Panic veldt grass Ehrharta erecta
Poison hemlock Conium maculatum
Sock-destroyer Torilis sp.

Spreading rush Juncus patens
Stinging nettle Urtica sp.

Wood strawberry Fragaria vesca
Yellow bush lupine Lupinus arboreus
Arroyo willow Salix lasiolepis
Pampas grass Cortadetia sp.

Red elderberry Sambucus racemosa
Wildlife

Bushtit Psaltriparus minimus
Gophers Thomomys sp.
Stellar's jay Cyanocitta stelleri
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SITE LOCATION PHOTOGRAPHS

Photo 1: Project site is predominantly non-native annual grassland that has been previously
disturbed. Looking west across project site towards neighbor’s house. Photo date: 01/03/2019.

Photo 2: Looking south across the project site. RV is parked on undeveloped right of way
access road extension of San Juan Avenue. Monterey pines and eucalyptus in background are
date: 01/03/2019.

on neighboring properties. Photc
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Photo 3: Looking southeast across project site towards adjacent eucalyptus and Monterey pine
trees. hoto t‘ O1Q3a’2019.

ol

Photo 4: Looking northeast across project site, towards eucalyptus grove and an oak tree on an
adjacent parcel. Photo d: 01!03;’019.
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Photo 5: Tree line along northern boundary of project site. The eucalyptus trees and arroyo

\gillrow left side of photo) are located outside the project site boundary. Photo date: 01/03/2019.
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Photo 6: Deer Creek shown on left side of photo. The creek runs along the northern boundary
of the property, and the proposed building envelope for the project is 94 feet from the centerline
of the creek. Photo date: 01/03/2019.

1 1‘\

1410 315" AVENUE — SAN FRANCISCO CA 94122 — PH: 415-404-6757 — CELL: 650-269-3834
EmaIL: CRECOLOGY@GMAIL.COM — WWW.CRECOLOGY.COM



L e T L T S L LR B R R S i D

Photo 7: Deer Creek is surrounded by predominantly non-native invasive species such as
eucalyptus, English ivy, and Cape i}fy. Photo date: 01/03/2019
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