COUNTY OF SAN MATEQO, PLANNING AND BUILDING DEPARTMENT

NOTICE OF INTENT TO ADOPT
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: La Costanera Use Permit
Amendment, when adopted and implemented, will not have a significant impact on the
environment.

FILE NO.: PLN 2006-00494

OWNER: A&G, LLC

APPLICANT: Farhad Mortazavi, Mortazavi Consulting

HISTORICAL PARKING LOT SITE: State of California Department of Parks and Recreation

ASSESSOR'S PARCEL NOS.: A&G, LLC: 036-046-050, -310, -380, -390, and -400
{0.73 acre total); and State of California: 036-046-410 (0.41 acre)

LOCATION: 8150 Cabrillo Highway, Montara, unincorporated Montara area of San Mateo
County

PROJECT DESCRIPTION

The La Costanera Restaurant site consists of an 11,332 sq. ft. restaurant and two on-site
parking lots, Lots A and C, containing a total of 52 parking spaces. The applicant, Farhad
Mortazavi, requests a Design Review Permit and to amend its existing Use Permit for the
continued operation of the La Costanera Restaurant:

. Expanded Hours of Operation: The existing Use Permit (UP 20-77), originally issued
for the Charthouse Restaurant in the same location, restricts the hours of operation to
“8:00 p.m. fo closing time.” The applicant proposes to expand the hours of operation
to 10:00 a.m. to 2:00 a.m. (brunch, lunch and dinner service), where lunch seating wili
be limited to Fridays and weekends only and a total of 93 seats. The applicant also
proposes to re-stripe Lots A and C to accommodate 33 parking spaces in Lot A and 25
spaces in Lot C, for a total of 58 parking spaces. For lunch, the applicant proposes to
provide all parking in Lot C with valet-only parking available, whereby parking for 31
cars could be accommodated.

. Legalization of Minor Modifications to the Restaurant Structure: Legalize
improvements to the property that were not authorized by the previous Use Permit,
including lighting added to the building (nine rooftop lights) and the construction of two
outdoor patios (e.g., tiles and railings).

. Formalization of Historical Parking Uses by Beach Users at an Adjoining 0.41-Acre
(17,859 sq. ft.) Parcel Owned by the State of California Department of Parks and
Recreation (State Parks): The applicant proposes to perform access and landscaping



improvements, involving 250 cubic yards (c.y.) of fill placement, to facilitate its use as
a 21-space, grave! surface parking lot (Lot B) for beach user access anytime. State
Parks has authorized the use under a signed Letter of Intent.

State Permit Required: The applicant has applied for a Coastal Development Permit (CDP)
Amendment from the California Coastal Commission (CCC) for the project described above,
as well as for the repair of existing drainage systems and riprap at the restaurant and State
properties. The CDP Amendment for the project will be processed by the CCC separately
from the Use Permit requested from the County. Until the CDP Amendment is granted, the
Use Permit Amendment would be considered inactive. While the repair of drainage
systems and riprap is not a part of the project being reviewed by the County, this work is
included in this Mitigated Negative Declaration.

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 guality of the area.

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

9.  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: Prior to the County Geotechnical Section’s approval of the building
permit for the project, the applicant shall demonstrate project conformance with the
recommendations of the project soils reports (Geotechnical Engineering Consultation, Poor
Drainage and Riprap Erosion, La Costanera Restaurant, 8150 Cabrillo Highway, Montara,
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California, BAGG Engineers, February 9, 2010 and Geotechnical Engineering Consultation,
Unpaved Parking Lot, La Costanera Restaurant, 8150 Cabrillo Highway, Montara,
California, BAGG Engineers, October 27, 2011), to the satisfaction of the County Planning
and Building Department’s Geotechnical Section.

Mitigation Measure 2: Should the parking lot result in 5,000 sq. ft. or more of impervious
surface (e.g., if the dirt lot is compacted to 95% compaction, then the lot would be
considered impervious), the project shall comply with Provision C.3 of the NPDES Municipal
Regional Permit stormwater treatment requirements and stormwater treatment plans shall
be submitted to the County prior to project approval. Stormwater treatment facilities, if
required, shall be reviewed by the project geotechnical consultant.

Mitigation Measure 3: Prior to any ground disturbance, the applicant shall apply for a
building permit. Monthly inspections (at minimum) by the building inspector during the wet
season are required to confirm adequate erosion and sediment control. At the time of
building permit application, the applicant shall provide the estimated date when grading
operations will begin, anticipated end date of grading operations, including dates of re-
vegetation and estimated date of establishment of newly planted vegetation.

Mitigation Measure 4: Prior to any ground disturbance, the erosion and sediment control
plan shall be reviewed by the County Planning and Building Department’'s Geotechnical
Section to ensure that erosion control measures are appropriate for the site’s bluff top
location and would not contribute to further bluff erosion. Once approved, erosion and
sediment control measures of the erosion control plan shall be installed prior to beginning
any site work and maintained throughout the term of the grading permit until newly planted
vegetation is fully established. Failure to install or maintain these measures will result in
stoppage of construction until the cotrections have been made and fees paid for County
staff enforcement time. Revisions to the approved erosion and sediment control plan shall
be prepared and signed by the engineer and reviewed by the County Planning and Building
Department’'s Geotechnical Section, County Department of Public Works and the
Community Development Director.

Mitigation Measure 5. No grading shall be allowed during the winter season {October 1 to
April 30) to avoid potential soil erosion.

Mitigation Measure 6: The app]icant shall adhere to the San Mateo Countywide
Stormwater Pollution Prevention Program “General Construction and Site Supervision
Guidelines,” including, but not limited to, the following:

a. Delineation with field markers clearing limits, easements, setbacks, sensitive or critical
areas, buffer zones, trees, and drainage courses within the vicinity of areas to be
disturbed by construction and/or grading,

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

¢.  Performing clearing and earth moving activities only during dry weather.



Stabilization of all denuded areas and maintenance of erosion control measures
continuously between October 1 and April 30. Stabilization shalil include both
proactive measures, such as the placement of hay bales or coir netting, and passive
measures, such as revegetating disturbed areas with plants propagated from seed
collected in the immediate area.

Storage, handling, and disposal of construction materiais and wastes properly, so as
to prevent their contact with stormwater.

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

Use of sediment controls or filtration to remove sediment when dewatering site and
obtain all necessary permits.

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

Limiting and timing applications of pesticides and fertilizers to prevent poliuted runoff.
Limiting construction access routes and stabilization of designated access points.

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

Training and providing instruction to all employees and subcontractors regarding the
Watershed Protection Maintenance Standards and construction Best Management
Practices.

Additional Best Management Practices in addition to those shown on the plans may be
required by the Building Inspector to maintain effective stormwater management
during construction activities. Any water leaving site shall be clear and running slowly
at all times.

Mitigation Measure 7: It shall be the responsibility of the engineer of record to regularly

inspect the erosion control measures for the duration of alt grading activities, especially after
major storm events, and determine that they are functicning as designed and that proper
maintenance is being performed. Deficiencies shall be immediately corrected, as
determined by and implemented under the observation of the engineer of record.

Mitigation Measure 8: Upon the start of grading activities and through to the completion of
the project, the applicant shall be responsible for ensuring that the folfowing dust control
guidelines are implemented:

a.

All graded surfaces and materials, whether filled, excavated, transported or stockpiled,
shall be wetted, protected or contained in such a manner as to prevent any significant
nuisance from dust, or spillage upon adjoining water body, property, or streets.
Equipment and materials on the site shall be used in such a manner as to avoid



excessive dust. A dust control plan may be required at any time during the course of
the project.

b. A dust palliative shall be applied to the site when required by the County. The type
and rate of application shall be recommended by the soils engineer and approved by
the Department of Public Works, the Planning and Building Department's
Geotechnical Engineer, and the Regional Water Quality Control Board.

Mitigation Measure 9: In order to prevent further reduction of beach user parking at the
restaurant site and at the State Parks property, the applicant shall post signs at the
properties with language comparable to the language provided below, with the wording,
number, color and size of signs subject to the approval of the Community Development
Director:

) Signage at the entrance of the State Parks property shall state that parking by
restaurant visitors is prohibited at all times.

. Signage in Lot A of the restaurant property shall state that parking is only available to
restaurant visitors after 5:00 p.m.

. Signage in Lot C of the restaurant property shall state that parking is only available to
restaurant visitors after 5:00 p.m. and before 5:00 p.m. on Fridays and weekends only.

Compliance with this mitigation measure shall be demonstrated prior to the Current
Planning Section’s approval of the associated building permit.

Mitigation Measure 10: Prior to the Current Planning Section's approval of the building
permit, the applicant shall remove 2 of the 150-watt light fixtures which illuminate Parking
Lot A, such that there is no more than 3 lighting fixtures on the north side of the restaurant
building.

Mitigation Measure 11: Prior to the Current Planning Section’s approval of the building
permit, the applicant shall replace or reposition existing light fixtures in Parking Lot C such
that light is directed downward at the parking lot only, each lighting fixture does not exceed
150-watts, and the total number of lighting fixtures does not exceed 3.

Mitigation Measure 12: The applicant shall modify the lighting plan for the rear/west
elevation such that lighting fixtures are positioned no higher than the ceiling height of the
lower floor, each lighting fixture does not exceed 150 watts, and the number of lighting
fixtures shall not exceed five. Prior to the Current Planning Section’s final approval of the
building permit, staff shall review the wattage of the west elevation and wattage shall be
adjusted as required by staff to achieve adequate lighting for patio dining and minimization
of light impacts on beach areas. Also, no temporary lighting is permitted on the property
without the approval of the Community Development Director.

Mitigation Measure 13: The applicant and contractors must be prepared to carry out the
requirements of California State law with regard to the discovery of human remains during
construction, whether historic or prehistoric. In the event that any human remains are
encountered during site disturbance, all ground-disturbing work shall cease immediately




and the County coroner shall be notified immediately. If the coroner determines the
remains to be Native American, the Native American Heritage Commission shall be
contacted within 24 hours. A qualified archaeologist, in consultation with the Native
American Heritage Commission, shall recommend subsequent measures for disposition of
the remains.

RESPONSIBLE AGENCY CONSULTATION

California Coastal Commission
State of California Department of Parks and Recreation

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: December 21, 2012 to January 20, 2013.

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., January 20, 2013.

CONTACT PERSON

Camille Leung, Project Planner
650/363-1826
cleung@smegov.org

Npsle b —

Camille Leung, Project Planner

CL:fc — CMLW0898_WJH.DOCX
FRMO00013(click).doc
(1111/07)
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COUNTY OF SAN MATEO
Planning and Building Department

Initial Study Pursuant to CEQA
Project Narrative and Answers to Questions for the Negative Declaration
File Number: PLN 2006-00494
La Costanera Use Permit Amendment

PROJECT DESCRIPTION

The La Costanera Restaurant site consists of an 11,332 sq. ft. restaurant and two on-site
parking lots, Lots A and C, containing a total of 52 parking spaces. The applicant, Farhad
Mortazavi, requests a Design Review Permit and to amend its existing Use Permit for the
continued operation of the La Costanera Restaurant:

. Expanded Hours of Operation: The existing Use Permit (UP 20-77), originally issued
for the Charthouse restaurant in the same location, restricts the hours of operation to
“56:00 p.m. to closing time.” The applicant proposes to expand the hours of operation
to 10:00 a.m. to 2:00 a.m. (brunch, lunch and dinner service), where lunch seating will
be limited to Fridays and weekends only and a total of 93 seats. The applicant also
proposes to re-stripe Lots A and C to accommodate 33 parking spaces in Lot A and 25
spaces in Lot C, for a total of 58 parking spaces. For lunch, the applicant proposes to
provide all parking in Lot C with valet-only parking available, whereby parking for 31
cars could be accommodated.

. Legalization of Minor Modifications to the Restaurant Structure: Legalize
improvements to the property that were not authorized by the previous Use Permit,
including lighting added to the building (nine rooftop lights) and the construction of two
outdoor patios (e.g., tiles and railings).

. Formalization of Historical Parking Uses by Beach Users at an Adjoining 0.41-Acre
(17,859 sq. ft.) Parcel Owned by the State of California Department of Parks and
Recreation (State Parks): The applicant proposes to perform access and landscaping
improvements, involving 250 cubic yards (c.y.) of fill placement, to facilitate its use as
a 21-space, gravel surface parking lot (Lot B) for beach user access anytime. State
Parks has authorized the use under a signed Letter of Intent.

State Permit Required: The applicant has applied for a Coastal Development Permit (CDP)
Amendment from the California Coastal Commission (CCC) for the project described above,
as well as for the repair of existing drainage systems and riprap at the restaurant and State
properties. The CDP amendment for the project will be processed by the CCC separately
from the Use Permit requested from the County. Until the CDP Amendment is granted, the
Use Permit amendment would be considered inactive. While the repair of drainage systems
and riprap is not a part of the project being reviewed by the County, this work is included in
this Mitigated Negative Declaration.
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SITE DESCRIPTION

The La Costanera Restaurant is located on a 0.73-acre (31,721 sq. ft.) site on the west side
of Cabrillo Highway. The site consists of an 11,332 sq. ft. restaurant and 2 on-site

parking lots, Lots A and C, containing a total of 52 parking spaces. The project also
involves access and landscaping improvements on an adjoining, undeveloped 0.41-acre
(17,859 sq. ft.) parcel, located to the north of the restaurant property, owned by the State of
California Department of Parks and Recreation. A roughly 20-foot high cliff on the west side
of the property separates the restaurant building and the parking areas from the sandy
beach and Pacific Ocean. Both properties are located along the Cabrillo Highway County-
Designated Scenic Route.

ANSWERS TO QUESTIONS

1. LAND SUITABILITY AND GEOLOGY

a.

Will (or could) this project involve a unique landform or biological area,
such as beaches, sand dunes, marshes, tidelands, or San Francisco Bay?

Yes, Not Significant. A roughly 20-foot high cliff bluff on the west side of the
property separates the restaurant building and the parking areas from the sandy
beach and the Pacific Ocean. The applicant has applied for a Coastal
Development Permit from the California Coastal Commission for repair of
existing drainage systems along the bluff of both properties, including repair or
riprap and existing pipe lines. Proposed repair, as recommended by project
geotechnical reports (included as Attachment B) and as described in Grading
and Drainage Plans (Attachment C) will help to protect the bluff from drainage-
related erosion. No mitigation measures are necessary.

Will (or could) this project be located in an area of soil instability
(subsidence, landslide or severe erosion)?

Yes, Significant Unless Mitigated. Due to the location of the properties along
an ocean bluff, the bluff portion of the properties are subject to erosion from both
wave action and from biuff-top surface drainage flows. The applicant has applied
for a Coastal Development Permit from the California Coastai Commission for
repair of existing drainage systems along the bluff of both properties, including
repair or riprap and existing pipe lines. Proposed repair, as recommended by
project geotechnical reports {included as Attachment B) and as described in
Grading and Drainage Plans {Attachment C) will help to protect the bluff from
drainage-related erosion. Mitigation Measure 1 has been added to ensure that
the recommendations of the project geotechnical reports are implemented.

The applicant also proposes to perform access and landscaping improvements
on the State property, involving 250 cubic yards (c.y.) of fill placement, to
facilitate its use as a 21-space, gravel surface parking lot (Lot B) for beach user
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access anytime. Currently, the State property is drained naturaily, with riprap at
the foot of the bluff. Should the parking lot result in 5,000 sq. ft. or more of
impervious surface (e.g., if the dirt lot is compacted to 95% compaction, then the
lot would be considered impervious), then Provision C.3 of the NPDES Municipal
Regional Permit would require treatment of all project-related stormwater.
Mitigation Measure 2 has been added to ensure compliance with Provision C3
and to ensure that stormwater treatment, if required, has been reviewed by the
project geotechnical consultant.

Mitigation Measure 1: Prior to the County Geotechnical Section’s approval of
the building permit for the project, the applicant shall demonstrate project
conformance with the recommendations of the project soils reports (Geotechnical
Engineering Consultation, Poor Drainage and Riprap Erosion, La Costanera
Restaurant, 8150 Cabrillo Highway, Montara, California, BAGG Engineers,
February 9, 2010 and Geotechnical Engineering Consultation, Unpaved Parking
Lot, La Costanera Restaurant, 8150 Cabrillo Highway, Montara, California,
BAGG Engineers, October 27, 2011), to the satisfaction of the County Planning
and Building Department’s Geotechnical Section.

Mitigation Measure 2: Should the parking lot result in 5,000 sg. ft. or more of
impervious surface (e.g., if the dirt lot is compacted to 95% compaction, then the
lot would be considered impervious), the project shall comply with Provision C.3
of the NPDES Municipal Regional Permit stormwater treatment requirements and
stormwater treatment plans shall be submitted to the County prior to project
approval. Stormwater treatment facilities, if required, shall be reviewed by the
project geotechnical consultant.

Will (or could) this project cause erosion or siltation?

Yes, Significant Unless Mitigated. The applicant proposes to perform access
and landscaping improvements, involving 250 cubic yards (c.y.) of fill placement,
to an adjoining 0.41-acre (17,859 sq. ft.) parcel owned by the State of California
Department of Parks and Recreation (State Parks) to facilitate its use as a 21-
space, gravel surface parking lot (Lot B} for beach user access anytime.
Proposed repair activities of existing drainage systems along the bluff of both
properties may alsec result in a minor amount of erosion and siltation.

If there should be any precipitation during grading activities, there is the potential
for sedimentation to on and off-site areas downslope from the project area.

While the potential is low, siltation from the project site could impact areas of
Highway 1, Montara State Beach, and the Pacific Ocean. The applicant
proposes an erosion control plan, included as Attachment D, which includes
measures that would contain and siow grading-related run-off flows and direct
flows to stabilized areas of the site. Mitigation Measure 3 has been included to
require monthly inspections {at minimum) by the building inspector during the wet
season are required to confirm adequate erosion and sediment control.
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Mitigation Measure 4 has been included to require geotechnical review of
proposed erosion and sediment control plan. Mitigation Measure 5 has been
included to restrict project grading to the dry season. Mitigation Measure 6
requires the implementation of standard best management practices to prevent
construction-related stormwater pollution. Mitigation Measure 7 requires
monitoring of erosion control measures by the project civil engineer. Mitigation
Measure 8 requires compliance with dust control guidelines.

Mitigation Measure 3. Prior to any ground disturbance, the applicant shall apply
for a building permit. Monthly inspections (at minimum) by the building inspector
during the wet season are required to confirm adequate erosion and sediment
control. At the time of building permit application, the applicant shall provide the
estimated date when grading operations will begin, anticipated end date of
grading operations, including dates of re-vegetation and estimated date of
establishment of newly planted vegetation.

Mitigation Measure 4: Prior to any ground disturbance, the erosion and
sediment control plan shall be reviewed by the County Planning and Building
Department’s Geotechnical Section to ensure that erosion control measures are
appropriate for the site’s bluff top location and would not contribute to further bluff
erosion. Once approved, erosion and sediment control measures of the erosion
control plan shall be installed prior to beginning any site work and maintained
throughout the term of the grading permit until newly planted vegetation is fully
established. Failure to install or maintain these measures will result in stoppage
of construction until the corrections have been made and fees paid for County
staff enforcement time. Revisions to the approved erosion and sediment control
plan shall be prepared and signed by the engineer and reviewed by the County
Planning and Building Department’s Geotechnical Section, County Department of
Public Works and the Community Development Director.,

Mitigation Measure 5: No grading shall be allowed during the winter season
(Octaber 1 to April 30} to aveoid potential soil erosion.

Mitigation Measure 6: The applicant shall adhere to the San Mateo Countywide
Stormwater Pollution Prevention Program “General Construction and Site
Supervision Guidelines,” including, but not limited to, the following:

a. Delineation with field markers clearing limits, easements, setbacks,
sensitive or critical areas, buffer zones, trees, and drainage courses within
the vicinity of areas to be disturhbed by construction and/or grading.

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

c. Performing clearing and earth maoving activities only during dry weather.
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d.  Stabilization of all denuded areas and maintenance of erosion control
measures continuously between October 1 and April 30. Stabilization shall
include both proactive measures, such as the placement of hay bales or
coir netting, and passive measures, such as revegetating disturbed areas
with plants propagated from seed collected in the immediate area.

e. Storage, handling, and disposal of construction materials and wastes
properly, so as to prevent their contact with stormwater.

f. Control and prevention of the discharge of all potential polilutants, including
pavement cutting wastes, paints, concrete, petroleum products, chemicals,
wash water or sediments, and non-stormwater discharges to storm drains
and watercourses.

g. Use of sediment controls or filtration to remove sediment when dewatering
site and obtain all necessary permits.

h.  Avoiding cleaning, fueling, or maintaining vehicles cn-site, exceptin a
designated area where wash water is contained and treated.

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

j- Limiting construction access routes and stabilization of designated access
points.

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

l. Training and providing instruction to all employees and subcontractors
regarding the Watershed Protection Maintenance Standards and
construction Best Management Practices.

m. Additional Best Management Practices in addition to those shown on the
plans may be required by the Building Inspector to maintain effective
stormwater management during construction activities. Any water leaving
site shall be clear and running slowly at all times.

Mitigation Measure 7: It shall be the responsibility of the engineer of record to
regularly inspect the erosion control measures for the duration of all grading
activities, especially after major storm events, and determine that they are
functioning as designed and that proper maintenance is being performed.
Deficiencies shall be immediately corrected, as determined by and implemented
under the observation of the engineer of record.
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Mitigation Measure 8: Upon the start of grading activities and through to the
completion of the project, the applicant shall be responsible for ensuring that the
following dust control guidelines are implemented:

a. Allgraded surfaces and materials, whether filled, excavated, transported or
stockpiled, shall be wetted, protected or contained in such a manner as to
prevent any significant nuisance from dust, or spillage upon adjoining water
body, property, or streets. Equipment and materials on the site shall be
used in such a manner as to avoid excessive dust. A dust control plan may
be required at any time during the course of the project.

b. A dust palliative shall be applied to the site when required by the County.
The type and rate of application shall be recommended by the soils
engineer and approved by the Department of Public Works, the Planning
and Building Department’'s Geotechnical Engineer, and the Regional Water
Quality Control Board.

2. VEGETATION AND WILDLIFE

g.

Will (or could} this project involve clearing land that is 5,000 sq. ft. or
greater (1,000 sq. ft. within a County Scenic Corridor), that has slopes
greater than 20% or that is in a sensitive habitat or buffer zone?

Yes, Not Significant. Project sites are located along the Cabrillo Highway
County-Designated Scenic Route. The properties are relatively flat, with the
exception of the 20-foot high cliff bluff on the west side of the property which
separates properties from the sandy beach and the Pacific Ocean.

Areas of proposed land disturbance will occur in disturbed areas (in areas of
existing drainage systems and riprap). Minor grading and gravelling of the State-
owned parcel will occur in disturbed, undeveloped areas. The applicant
proposes to perform access and landscaping improvements, involving 250 cubic
yards (c.y.) of fill placement, to the 0.41-acre State parcel to formalize its
historical use as a parking lot (Lot B). According to the “Vegetation Map”
prepared by TRA Environmental Sciences, Inc., no habitat for special status
species was found during TRA's August 2012 site visit. Vegetation at the State
site consists mainly of ice plants. No mitigation measures are necessary.

3. PHYSICAL RESOURCES

b.

Will {(or could) this project involve grading in excess of 150 cubic yards?

Yes, Significant Unless Mitigated. The project will involve placement of
approximately 250 c.y. of fill on the State property to facilitate its use as a
21-space, gravel surface parking lot (Lot B). Potential impact resulting from
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proposed grading is discussed in Section 1.f. above. No additional mitigation
measures are needed.

4. AIR QUALITY, WATER QUALITY, SONIC

da.

Will (or could) this project generate pollutants (hydrocarbon, thermal odor,
dust or smoke particulates, radiation, etc.) that will violate existing
standards of air quality on-site or in the surrounding area®?

Yes, Significant Unless Mitigated. The project wili involve placement of
approximately 250 c.y. of fill on the State property to facilitate its use as a 21-
space, gravel surface parking lot (Lot B). Grading activities may generate dust.
While the potential is low, erosion from the project site could impact areas of
Highway 1, Montara State Beach, and the Pacific Ocean. Potential impacts
related to dust and sedimentation from project grading and construction is
discussed in Section 1.f., above. No additional mitigation measures are needed.

Will {or could) this project generate noise levels in excess of levels
determined appropriate according to the County Noise Ordinance
standard?

Yes, Not Significant. The project will result in the addition of lunch time service
on Fridays and weekends for up to 93 persons for an existing restaurant which
currently provides dinnertime only service for up to 189 persons. The project will
introduce minor restaurant-associated noise during the daytime when the site
has been quiet in the past. However, there are no sensitive noise receptors in
the immediate area. Beach users will be buffered from the minor amounts of
noise by the 20-foot high cliff bluff on the west side of the property, which
separates the restaurant building from the beach and ocean.

In addition, the proposed grading activities may temporarily generate noise levels
that are greater than the ambient noise levels in the project area. However, the
County of San Mateo Ordinance Code restricts project noise levels to the 80-dBA
level at any one moment. The Code aiso limits grading activities which generate
noise levels that are greater than the ambient noise levels in the project area to
the hours from 7:00 a.m. to 6:00 p.m., Monday through Friday, and 9:00 a.m. to
5:00 p.m. on Saturdays. Noise-generating grading activities shall not occur at
any time on Sundays, Thanksgiving and Christmas. Assuming compliance with
existing regulations, the project is not expected to generate noise levels in
excess of levels determined appropriate according to the County Noise
Ordinance standard. No mitigation measures are needed.
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Will (or could) this project generate polluted or increased surface water
runoff or affect groundwater resources?

Yes, Significant Unless Mitigated. Project grading may result in erosion and
sedimentation in downslope areas. Please see discussion and mitigation
measures in Section 1.f. of this report for a discussion of the potential for project-
related erosion and sedimentation. No additional mitigation measures are
needed.

5. TRANSPORTATION

a.

Will (or could) this project affect access to commercial establishments,
schools, parks, etc.?

Yes, Significant Unless Mitigated. As described in the answer to Question 5.¢,
below, potential project impact to vehicular traffic patterns or volumes is
considered less than significant. Therefore, the project would not result in traffic-
related access impacits to establishments in the area.

As described in the answer to Question 6.f, below, the project will not result in the
hiring of a significant number of additional fuli-time employees and, therefore, will
not adversely affect the capacity of any public facilities, including schools and
parks.

The project will result in minor changes to the restaurant parking lots (Lots A and
C) that will improve access through re-striping, introduction of 3 accessible
(handicapped) parking spaces, and parking lot lighting. Project implementation
will increase on-site restaurant parking from 52 spaces to 58 parking spaces
through re-striping to create more parking spaces, including compact and
accessible (handicapped) parking. During lunchtime on Fridays and weekends,
a total of 64 parking spaces would be available under a valet scenario.

The project involves the formalization of historical parking uses by beach users at
the State Property, which involves access and landscaping improvements at the
property. Proposed leveling and gravelling of the State lot will improve user
access to the beach by making parking at the property easier. Also, the project
will result in the creation of 1 accessible (handicapped) parking space on the
State Parks property. The project would improve access to and within the
parking lot, but result in a minor reduction in the amount of parking available to
beach users in the daytime.

Calculation of Parking Available for Beach Users

The adjoining State property has been used historically for parking by users of
Montara State Beach and can accommodate up to 20 vehicles, albeit informally
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with capacity varying based on random parking patterns.1 Parking at the site is
not an approved use, nor has the bluff property been improved to accommodate
such a use. Therefore, based on the reasons provided, staff credits the State lot
with 10 existing parking spaces. Combined with the parking at the restaurant
site, total existing beach user parking before 5:00 p.m. is 63 parking spaces.
After 5:00 p.m., total existing beach user parking is 10 parking spaces, as no
beach user parking is available at the restaurant site and, therefore, all parking is
limited to the State Parks site.

Table 1
Existing and Proposed Parking for Restaurant and Beach Users

Parking Available for Beach Users
Daytime:
_Before 5:00 p.m. | After 5:00 p.m..

- Existing: O ST S T T
Parking at Restaurant | in Lot A 33 0

Parking at Restaurantin Lot C 20

Park LotB 107

Parking at Restaurant in Lot A 33 0

Parking at Restaurant in Lot C 0 0

{Fridays and Weekends only)

Parking at Restaurant in Lot C 25 0

{Mondays through Thursdays)

Parkin in State Parks l.ot B 21 21

DIFFERENCE (Frldays and Weekends on]y) -9 +11
DIFFERENCE (Mondays through Thursdays) +16 +11

*The State lot is credited 10 of a total possible 20 parking spaces, as the use is current parking use
is informal and unpermitied and the lot is has not been improved to accommodate the use.

As shown in Table 1, above, formalization of parking at the State Parks property
will increase parking available to beach users at the site from 10 spaces, to 21
parking spaces. However, with the introduction of lunch service on Fridays and
weekends, total parking available for beach users at both properties will
decrease by 9 spaces with the loss of parking spaces in Lot C. However, on
Mondays through Thursdays, parking available to beach users will increase from
63 to 79 parking spaces. In order to prevent further reduction of beach user
parking, Mitigation Measure 9 has been added to ensure beach user access to
restaurant parking lots on Mondays through Thursdays and to prohibit use of the
State Parks property for restaurant parking.

! Historical capacity of informal parking at the State property obtained through aerial views provided by
Google Maps.
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After 5:00 p.m., there will be an increase of 11 parking spaces available for
beach users at both properties. While project implementation will result in a
decrease of 9 spaces of beach user parking available at both properties before
5:00 p.m. on Fridays and weekends, the project will result in increased daytime
parking on Mondays through Thursdays and nighttime beach user parking, as
well as other benefits, such as access and landscaping improvements on the
State property that will improve beach user safety and environmental
stewardship of the property. Specifically, proposed landscaping will act as a
buffer strip to prohibit parking along the ocean bluff, thereby helping to prevent
further erosion of the bluff.

Parking Available to Beach Users in the Project Area

It should be noted that the County has completed a report titled “Highway 1
Safety and Mobility Improvement Study: Phase 2, San Mateo County Midcoast,
Montara, Moss Beach,” dated October 2012, which studies and provides
recommendations for improving motor vehicle, pedestrian, and bicycle safety for
Highway 1 and its surroundings between Half Moon Bay Airport and the Devils
Slide area, including areas surrounding Montara State beach. The study
recommends the foliowing motor vehicle, pedestrian, and bicycle safety
improvements within the project area:

. Separate parking facilities on either side of the highway.

. Optional formalized parallel beach parking on west side of highway with
one-way access lane.

. Parking lot and Rancho Corral de Tietra access approximately 800 feet or
15/mile east of the highway.

. Highway crossing at proposed Coastal Trail alignment.

. Rancho Corral de Tierra parking could operate as an overflow facility for
beach parking.

The study identifies the need for more formalized parking areas for beach users
to address safety concerns related to unsafe and informal pedestrian crossings

2 The "Highway 1 Safety and Mobility Improvement Study: Phase 2, San Mateo County Midcoast,
Montara, Moss Beach” may be accessed at

http:/fwww.co.sanmateo.ca.us/Attachments/planning/PDF s/Midcoast%20Mobility/SMM_Ph_2_Study Fina
|_LR.pdf
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of Highway 1, illegal parkin% by beach users, and anticipated increased visitation
to Rancho Corral de Tierra.

The project traffic report conducted on a Friday and Saturday in November 2012
notes that, based on field observations, there was plenty of parking available
within the two restaurant parking lots and the State property, as well as another
public lot located just south of Lot C (which provides additional beach parking for
about 10 cars), during the lunchtime period.

Based on the small number and limited timeframe for which parking is reduced to
beach users at the restaurant site, proposed access improvements at the State
Parks site, the findings of the project traffic report, and ongoing planning and
coordination efforts between the County and State agencies to fund
implementation of study recommendations, potential project impacts to access of
the on-site restaurant, Montara State Beach, and public facilities in the area are
considered less than significant, with the implementation of the following
mitigation measure:

Mitigation Measure 9: in order to prevent further reduction of beach user
parking at the restaurant site and at the State Parks property, the applicant shall
post signs at the properties with language comparable to the language provided
below, with the wording, number, color and size of signs subject to the approval
of the Community Development Director:

. Signage at the entrance of the State Parks property shall state that parking
by restaurant visitors is prohibited at all times.

. Signage in Lot A of the restaurant property shall state that parking is only
available to restaurant visitors after 5:00 p.m.

. Signage in Lot C of the restaurant property shall state that parking is only
available to restaurant visitors after 5:00 p.m. and before 5:00 p.m. on
Fridays and weekends only.

Compliance with this mitigation measure shall be demonstrated prior to the
Current Planning Section's approval of the associated building permit.

Will (or could) this project cause noticeable increase in pedestrian traffic or
a change in pedestrian patterns?

Yes, Not Significant. As described in the answer to Question 5.c, below,
potential project impact to vehicular traffic patterns or volumes is considered less

® The National Park Service recently assumed management of the approximately 4,000 acre Rancho
Corral de Tierra parcel as part of the Golden Gate National Recreation Area (GGNRA) and may improve

facilities.
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than significant. Therefore, additional project-related, lunch-time traffic is not
likely to significantly impact existing pedestrian patterns. Additionally, existing
pedestrian traffic to the restaurant is not anticipated to increase as the project
traffic report has found that the project includes an adequate amount of on-site

. parking to serve lunchtime customers, reducing the need for restaurant visitors to

park in off-site locations and walk to the restaurant.

Regarding changes to pedestrian traffic to Montara State Beach, the decrease of
9 spaces of beach user parking available at both properties before 5:00 p.m. on
Fridays and weekends may result in a minimal increase in pedestrian traffic, as
some beach users may decide to park on the east side of Highway 1 and walk
across Highway 1 to access the beach. As noted previously, pedestrian safety
across Highway 1 was studied in “Highway 1 Safety and Mobility Improvement
Study: Phase 2, San Mateo County Midcoast, Montara, Moss Beach,” dated
October 2012. It should be noted that on Mondays through Thursdays, parking
available to beach users will increase from 83 to 79 parking spaces. Based on
the small number and limited timeframe for which parking is reduced to beach
users at the restaurant site and corresponding potential minimal increase in
pedestrian traffic, the impact to pedestrian traffic does not require mitigation.

Will {or could) this project result in noticeable changes in vehicular traffic
patterns or volumes (including bicycles)?

Yes, Not Significant. A report titled “Traffic and Parking Study for La Costanera
Restaurant” (project traffic report), dated December 10, 2012, has been prepared
by Hexagon Transportation Consultants, Inc., for the project. The report
estimates that the addition of lunch service at the La Costanera restaurant, with
93 seats, would generate 19 trips during the peak one-hour lunchtime period of
the day on a typical Friday or Saturday. Based on tube counts, northbound and
southbound traffic on Highway 1 is split relatively evenly during lunchtime. Thus,
it is reasonable to assume a 50/50 north/south trip distribution pattern for the
project-generated trips.

Hexagon compared the restaurant trip generation to the amount of traffic already
on Highway 1 at lunchtime. Based on the projected trip distribution pattern, it is

" estimated that 9 project trips (5 inbound and 4 cutbound trips) would be added to

Highway 1 north of the restaurant, and 10 project trips (6 inbound and 4
outbound trips) would be added to Highway 1 south of the restaurant. The traffic
volumes on Highway 1 during the typical peak one hour lunchtime period
(between 12:00 - 1:00 PM) are approximately 350 vehicles in the northbound
direction and about 250 vehicles in the southbound direction. The capacity of

* The "Highway 1 Safety and Mobility Improvement Study: Phase 2, San Mateo County Midcoast,
Montara, Moss Beach® may be accessed at
hitp:/iwww.co.sanmateo.ca.us/Attachments/planning/PDFs/Midcoast%20Mobility/SMM_Ph_2_Study_Fina

|_LR.pdf
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Highway 1 can be assumed to be about 900 vehicles per hour per lane. Thus, it
can be concluded that Highway 1 has adequate capacity to accommodate
additional trips generated by the restaurant at lunchtime.

Aiso, potential project-generated impacts to State Route 92 (SR 92) were
evaluated. Of the trips that would be added to Highway 1 south of the restaurant,
only a fraction of them would be expected to travel to and from SR 92.
Therefore, based on the small number of trips generated by La Costanera
restaurant at lunchtime and the distance (almost 8 miles) between the restaurant
and SR 92, the number of trips added to SR 92 would be negligible.

The project may result in a minimal increase in bicycle traffic in the project area,
which is not anticipated to significantly affect existing bicycle traffic patterns. As
noted previously, bicycle safety in the area was studied in “Highway 1 Safety and
Mobility Improvement Study: Phase 2, San Mateo County Midcoast, Montara,
Moss Beach,” dated October 2012, and planning efforts to encourage the
implementation of study recommendations are on-going. No mitigation
measures are necessary.

Will (or could) this project result in or increase traffic hazards?
Yes, Not Significant. The project traffic report includes the results of gap

analysis and analysis of Sight Distance at the Project Driveways, also provided
below.

Gap Analysis

Traffic gaps at a driveway occur when there is a break in traffic sufficient for
drivers to exit or enter the driveway. Larger gaps in traffic are necessary for a left
turn out of a driveway, since this movement usually requires gaps in traffic in
both directions of travel. If there are insufficient gaps or fraffic to turn into or out
of a driveway, vehicle delays will occur.

Hexagon observed traffic operations at the driveways on either side of the
restaurant at lunchtime on a Friday and Saturday. Gap counts also were
conducted on Highway 1 to determine whether there are sufficient gaps in
Highway 1 traffic for restaurant trips to get into and out of the site without undue
delay or queuing. While most drivers require less than a 10 second gap in traffic
to turn left into a driveway on Highway 1, most drivers require a gap of 10
seconds or more to turn left out of a driveway on Highway 1. Based on the count
data, there were 31 gaps in traffic on Highway 1 of 10 seconds or more between

® The "Highway 1 Safety and Mobility Improvement Study: Phase 2, San Mateo County Midcoast,
Montara, Moss Beach” may be accessed at
http.//www.co.sanmateo.ca.us/Attachments/planning/PDF s/Midcoast%20Mobility/SMM_Ph_2_Study_Fina

|_LR.pdf
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12:00 to 1:00 p.m. on Friday, and 53 gaps in traffic on Highway 1 of 10 seconds
or more between 12:00-1:00 p.m. Saturday. Many of the gaps were long enough
to allow multiple cars to turn left. The wait time to turn left into or out of the site
would not be excessive. Based on the project trip generation estimates, it is
estimated that only six trips would turn left into the project driveway and four trips
would turn left out of the project driveway.

Thus, it can be concluded that sufficient gaps in traffic exist on Highway 1 to
accommodate the restaurant generated inbound and outbound trips that wouid
occur during the lunchtime period of the day.

Sight Distance at the Project Driveways

Providing the appropriate sight distance reduces the likelihood of a collision at an
intersection or driveway. Sight distance generally should be provided in
accordance with Caltrans standards. The minimum acceptable sight distance is
often considered the Caltrans stopping sight distance. Sight distance
requirements vary depending on the roadway speeds. For a driveway serving

La Costanera restaurant on Highway 1, which has a posted speed limit of

45 mph, the Caltrans stopping sight distance is 430 feet (based on a design
speed of 50 mph). Thus, a driver must be able to see 430 feet down Highway 1
in order to stop and avoid a collision. The parking lot driveways near the
restaurant currently meet the standards.

No mitigation measures are necessary.

Will (or could) this project generate traffic which will adversely affect the
traffic carrying capacity of any roadway?

Yes, Not Significant. As described in the answer to Question 5.¢, above,
potential project impact to vehicular traffic volumes is considered less than
significant. The project traffic report has found that Highway 1 has adequate
capagcity to accommodate additional trips generated by the restaurant at
lunchtime. Additionally, it finds that, based on the small number of trips
generated by La Costanera restaurant at lunchtime and the distance (almost 8
miles) between the restaurant and SR 92, the number of trips added to SR 92
would be negligible. No mitigation measures are necessary.

6. LAND USE AND GENERAL PLANS

a.

Will (or could) this project result in the congregating of more than 50
people on a regular basis?

Yes, Not Significant. The project will result in the addition of lunch time service
for up to 93 persons on Fridays and weekends for an existing restaurant which
currently provides dinnertime only service for up to 189 persons. As the existing
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restaurant already accommodates more than 50 people during the dinnertime,
the addition of lunchtime service at the same site would not result in significant
impacts related to the congregating of mare than 50 persons at the restaurant

site.

The project also involves the formalization of historical parking uses for up to 21
cars at the State Parks property. It is possible, aithough unlikely, that 50 persons
could occupy the site at one time. However, the site has been used historically
for beach user parking and is not likely to result in new significant impacts related
to the congregating of more than 50 persons at the project sites. Instead, as
discussed in Section 5.a of this report, above, access and landscaping
improvements at the property will improve user safety and environmental
stewardship of the property.

The potential environmental impacts of the proposed intensification of the
existing restaurant use and formalization of the parking use at the State Parks
property is discussed in other sections of this report. No mitigation measures are
necessary.

Will (or could) this project result in any changes in land use, either on or off
the project site?

Yes, Not Significant. As discussed in Section 6.a, above, the project will result
in the addition of iunch time service for up to 93 persons on Fridays and
weekends to an existing restaurant which currently provides dinnertime only
service for up to 189 persons. As the existing restaurant already accommodates
a higher level of use during the dinnertime, the addition of lunchtime service
would not result in a significant change to land use. The potential environmental
impacts of the proposed intensification of the existing restaurant use is discussed
in other sections of this report. No mitigation measures necessary.

The project also involves the formalization of historical parking uses for up to 21
cars at the State property. With project implementation, the State property will
continue to be used for parking purposes. However, as discussed in Section 5.a
of this report, above, access and landscaping improvements at the property will
improve user safety and environmental stewardship of the property. No
mitigation measures necessary.

Will (or could) this project serve to encourage off-site development 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)?

Yes, Not Significant. As discussed in Section 5.a of this report, while project
implementation will decrease available daytime beach user parking at both
properties by 9 spaces on Fridays and weekends, the project will result in
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increased daytime beach user parking on Mondays through Thursdays and
nighttime beach user parking.

The project traffic report also notes that, based on field observations, there was
plenty of parking available within the two restaurant parking lots and the State
property, as well as another public lot located just south of Lot C {which provides
additional beach parking for about 10 cars), during the lunchtime period. Whiie it
is acknowledged that there is a need for formalized parking areas to serve beach
users in the project area, the project itself would not directly encourage or cause
the development of new parking facilities in the area. No mitigation measures
necessary.

Will {or could) this project adversely affect the capacity of any public
facilities (streets, highways, freeways, public transit, schools, parks, police,
fire, hospitais), public utilities {electrical, water and gas supply lines,
sewage and storm drain discharge lines, sanitary landfills) or public works
serving the site?

Yes, Not Significant. As discussed in Section 5 of this report, this project would
not adversely affect the capacity of any public streets, highways, or freeways.
The project involves lunch service on Fridays and weekends only and is not
anticipated to impact public transit systems or result in the hiring of a significant
number of additional full-time employees so as to result in a significant impact to
schools, parks, police, fire, or hospitals. The existing restaurant is served by
existing public utility lines and services and, therefore, the project is not likely to
significantly and adversely affect the capacity of electrical, water and gas supply
lines, sewage lines, or sanitary landfills.

Regarding storm drainage, the project involves the repair of existing storm drain
discharge systems. As discussed in Section 1.c of this report, the project may
also result in 5,000 sq. ft. or more of new impervious surface (e.g., if the dirt lot is
compacted to 95% compaction, then the lot would be considered impervious).
Mitigation Measure 2 ensures compliance with Provision C3 and to ensure that
stormwater treatment, if required, has been reviewed by the project geotechnical
consuliant.

No additional mitigation measures are necessary.

Will (or could) this project generate any demands that will cause a public
facility or utility to reach or exceed its capacity?

Yes, Not Significant. As discussed in Section 6.f., above, the project would not
generate any demands that will cause a public facility or utility to reach or exceed
its capacity. No additional mitigation measures are needed.
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Will (or could) this project result in possible interference with an
emergency response plan or emergency evacuation plan?

Yes. Not Significant. As described in the answer to Question 5.c, above,
potential project impact to vehicular traffic patterns or volumes is considered less
than significant. Therefore, the project would not result in traffic-related
interference with an emergency response plan or emergency evacuation pltan for
the area. No mitigation measures are needed.

7. AESTHETIC, CULTURAL AND HISTORIC

a.

Will (or could) this project be adjacent to a designated Scenic Highway or
within a State or County Scenic Corridor?

Yes, Significant Unless Mitigated. Both properties are located along the
Cabrillo Highway (Highway 1) County-Designated Scenic Route. The project
involves legalization of minor modifications to the existing restaurant structure,
including 2 exterior patios and 9 outdoor lighting fixtures. Patios will not be
visible from Highway 1. While outdoor lighting is not proposed along Highway 1,
lighting proposed within the restaurant parking lots will be visible from Highway 1.

Proposed Legalization of Lighting Visible from Highway 1

The lighting plan (Attachment E) includes the legalization of 5 150-watt lights
which iluminate Parking Lot A. Staff conducted a nighttime field investigation
and found only 3 of the 5 to be operational at the time. The 3 lights provided
adequate illumination of the parking lot. In order to minimize light impacts to the
Highway 1 County-Designated Scenic Route, Mitigation Measure 10 requires the
removal of 2 of the 150-watt light fixtures which illuminate Parking Lot A.

While the applicant does not propose any new lighting in Parking Lot C, staff's
field investigation revealed that existing lighting was not effective in illuminating
the parking lot and created unnecessary ambient lighting visible from Highway 1.
Mitigation Measure 11 requires the applicant to replace or reposition existing light
fixtures such that light is directed downward at the parking lot only, each lighting
fixture does not exceed 150-watts, and total lighting fixtures does not exceed 3.

The project also involves formalization of historical beach user parking uses at
the State property. Improvements on the State property include minor grading,
landscaping and the placement of gravel on the land. The new gravel surface of
the parking lot will be minimally visible from Highway 1, but will largely blend with
existing views along Highway 1. Landscaping and a walking path, as shown on
the landscape plan (Attachment F), proposed along the bluff of the State Parks
property will be minimally visible from Highway 1 and will result in a beneficial
visual impact.
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With the implementation of the following mitigation measures, potential project
impacts to views along the County-Designated Scenic Route would be
considered less than significant:

Mitigation Measure 10: Prior to the Current Planning Section’s approval of the
building permit, the appiicant shall remove 2 of the 150-watt light fixtures which
illuminate Parking Lot A, such that there is no more than 3 lighting fixtures on the
north side of the restaurant building.

Mitigation Measure 11: Prior to the Current Planning Section’s approval of the
building permit, the applicant shall replace or reposition existing light fixtures in
Parking Lot C such that light is directed downward at the parking lot only, each
lighting fixture does not exceed 150-watts, and the total number of lighting
fixtures does not exceed 3.

Will (or could) this project obstruct scenic views from existing residential
areas, public lands, public water body, or roads?

Yes, Significant Unless Mitigated. The project involves formalization of

historical beach user parking uses at the State property. Improvements on the
State property include minor grading, landscaping and the placement of gravel
on the land. Such improvements will not obstruct scenic views. The project also
involves legalization of minor modifications (2 exterior patios and 9 outdoor
lighting fixtures) to the existing restaurant structure. Proposed modifications to
the restaurant structure and the formalization of parking at the State Parks
property will be minimally visible from residential areas across Highway 1. View
impacts to the Highway 1 County-Designated Scenic Route are discussed in
Section 7.a, above.

Proposed lighting and patios will be visible from public lands (Montara State
Beach) and a public water body (Pacific Ocean). Patios do not obstruct scenic
views, as they blend in with the existing restaurant building. However, during a
nighttime field investigation, staff cbserved several temporary lantern lighting
{not shown in the lighting plan) along the perimeter of the lower floor patio. The
lighting plan (Attachment E) includes the legalization 4 400-watt lights that
illuminate the rear building elevation and beach. At the time of staff's nighttime
field investigation, only 3 of the 4 lights on the west building elevation (beach
side) were operational. However, the 3 400-watt lights, along with several
lantern lights, cast excessive light on the patio and on the beach, which obstruct
views of Montara State beach from the restaurant and views from the beach to
the restaurant. Mitigation Measure 12 requires the applicant to modify the
lighting plan for the rear/west elevation such that lighting fixtures are positioned
no higher than the ceiling height of the lower floor, each lighting fixture does not
exceed 150 waltts, and the nhumber of lighting fixtures shall not exceed 5. Prior to
the Current Planning Section’s final approval of the building permit, staff shall
review the wattage of the west elevation and wattage shall be adjusted as
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required by staff to achieve adequate lighting for patio dining and minimization of
light impacts on beach areas. Also, no temporary lighting is permitted on the
property without the approval of the Community Development Director.

With the implementation of the following mitigation measures, potential for
project-related development to obstruct scenic views from existing residential
areas, public lands, public water body, or roads would be considered less than
significant:

Mitigation Measure 12: The applicant shall modify the lighting plan for the
rear/west elevation such that lighting fixtures are positioned no higher than the
ceiling height of the lower floor, each lighting fixture does not exceed 150 watts,
and the number of lighting fixtures shall not exceed 5. Prior to the Current
Planning Section’s final approval of the building permit, staff shall review the
watiage of the west elevation and wattage shall be adjusted as required by staff
to achieve adequate lighting for patio dining and minimization of light impacts on
beach areas. Also, no temporary lighting is permitted on the property without the
approval of the Community Development Director. :

Will (or could) this project directly or indirectly affect historical or archae-
ological resources on or near the site?

Yes, Significant Unless Mitigated. The project involves the formalization of
historical parking uses in an undeveloped portion of the State Parks property. All
other areas affected by the project are disturbed or developed. Planning staff
has added the following mitigation measure, in order to mitigate potential impact
to unrecorded archaeological site(s) at the State Parks property:

Mitigation Measure 13: The applicant and contractors must be prepared to
carry out the requirements of California State law with regard to the discovery of
human remains during construction, whether historic or prehistoric. In the event
that any human remains are encountered during site disturbance, all ground-
disturbing work shall cease immediately and the County coroner shall be notified
immediately. If the coroner determines the remains to be Native American, the
Native American Heritage Commission shall be contacted within 24 hours. A
qualified archaeologist, in consultation with the Native American Heritage
Commission, shall recommend subsequent measures for disposition of the
remains.

Will (or could) this project visually intrude into an area having natural
scenic qualities?

Yes, Not Significant. Please see Sections 7.a and b, above. No additicnal
mitigation measures are needed.
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ATTACHMENTS

A.  Vicinity Map
B. Project Geotechnical Reports:

1. Geotechnical Engineering Consultation, Poor Drainage and Riprap Erosion, La
Costanera Restaurant, 8150 Cabrillo Highway, Montara, California, BAGG
Engineers, February 9, 2010.

2. Geotechnical Engineering Consultation, Unpaved Parking Lot, La Costanera
Restaurant, 8150 Cabrillo Highway, Montara, California, BAGG Engineers,
October 27, 2011.

C. Grading and Drainage Plans

D. Erosion and Sediment Control Plan
E. Lighting Plan

F. Landscaping Plan

G. Parking Plan

H. Seating Plan

Vegetation Map, TRA Environmental Services, Inc.
J.  Letter of Intent
K. 1984 Use Permit

L.  “Traffic and Parking Study for La Costanera Restaurant,” dated December 10, 2012,
prepared by Hexagon Transportation Consultants, Inc.

Note: The “Highway 1 Safety and Mobility Improvement Study: Phase 2, San Mateo
County Midcoast, Montara, Moss Beach” is available at the following link:
http://www.co.sanmateo.ca.us/Attachments/planning/PDF s/Midcoast%20Mobility/
SMM_Ph 2 Study Final LR.pdf

CML:jlh — CMLW0894 WJH.DOC
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> Special Inspection

February 9, 2010
BAGG Job No. AGLLC-01-00
A&G,LLC

c/o La Costanera Restaurant
8150 Cabrillo Hwy
Montara, CA 94037

Attention: Mr. Hamid Rafiei

GEOTECHNICAL ENGINEERING
CONSULTATION

Poor Drainage and Rip Rap Erosion
La Costanera Restaurant

8150 Cabrillo Highway

Montara, California

Dear Mr. Rafiei:

This report describes the site conditions observed during our recent visit in February
2010 to the captioned site in Montara, California, and presents recommendations for
engineering measures which should be installed to minimize undermining of the rip rap
placed to protect the subject property against wave erosion. Plate 1, Site Vicinity Map,
shows the approximate location of the site, and Plate 2, Site Plan, shows the site features
including the location of the restaurant building, the rip rap wall, the parking lots, and
the general location of the site relative to the shoreline. Our services were provided in
general accordance with the scope of work outlined in our proposal {10-116), dated

January 25, 2010.

»wwiy.baggengineers.com
P phone: 650.852.9133 »fax: 650.852.9138 P info@baggengineers.com
847 West Maude Avenue, Sunnyvale, California 94085-2911
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SITE AND PROJECT DESCRIPTION

The subject 8150 Cabrillo Highway property is located adjacent to and on the west side
of Cabrillo Highway across from 2™ Street in Montara, California. The subject property is
situated above the Pacific Ocean bluffs and contains a restaurant building {La Costanera
Restaurant} in the middle, a paved parking lot to the north of the building, and another
parking lot to the south of the building. A roughly 20-foot high cliff on the west side of
the property separates the restaurant building and the parking areas from the sandy
beach and Pacific Ocean. The dliff is lined with rip rap possibly to protect the developed
areas against wave erosion. It appears that the rip rap has not been keyed into the firm
ground underlying the sand, and the bottom 6-feet of the rip rap has been grouted with

cement.

The ground surface within each parking lot slopes down towards drop inlets located on
the western side of the lots. The outlet pipes from both drop inlets discharge their
content behind {east of} the rip rap seawall, thus causing some undermining of the rip

rap. This condition is exacerbated by the wave action.

APPROACH, PURPOSE AND SCOPE OF SERVICES:

Based on the conditions observed during the site visit, it was our opinion that the
undermining of the existing rip rap was primarily caused by the improper discharge of
the surface runoff from the two paved parking lots. Therefore, we did not perform any
subsurface exploration, and concentrated our efforts on developing recommendation
related to the discharge of surface water runoff from the paved parking lots. Please
note that our recommendations are based on engineering judgment and the current
condition of the site; however, the California Coastal Commission might impose
restrictions on the specific type of the mitigation measures that may be employed on this

site.

By GG
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RECOMMENDATIONS
The intent of the engineering measures recommended in this report is to collect the
surface runoff from the site and drain it toward the lower beach area in such a way that

it does not cause any erosion. The recommended engineering measures should include

the following:
. Remove rip rap from the area above the two drainage outlet pipes.
. Expose the discharge end of the drainage pipes, and check the integrity

of the drainage lines for any leaks or ruptures. Repair or replace the
drainage lines, if found to be damaged.

° Extend the drainage pipes to the top of the grouted portion of the rip rap.

. Install a T-joint at the end of the drainage line and connect a 10-foot long
portion of a slotted PVC pipe on either side of the T-joint. The T-joint and
the connected pipelines should be kept level and placed parallel to the
slope within the replaced section of the riprap. Details of the
recommended repair scheme are shown on Plate 3.

. Place cement grout in the cavities where the rip rap has been
undermined.
. Prior to performing any remediation work, necessary construction

permits should be obtained from the local government agencies and the
Califarnia Coastal Commission.

® All aspects of the site work should be observed by the Project
Geotechnical Engineer or his authorized representatives.

ByGG
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Please do not hesitate to contact us if you have questions or comments regarding the

contents of this letter.

Very truly yours,
BAGG Engineers

ot

Ajay Singh f &/(

Senior Engineer Senior Geotechnical Engineer
AS/BG/sd

The following plate is attached and completes this report:
Plate 1 — Vicinity Map

Plate 2 — Site Plan

Plate 3 — Details of the Repair Scheme

Distribution: 6 copies to addressee
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Details
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LA CASTANERA RESTAURANT
8150 CABRILLO HIGHWAY
MONTARA, CALIFORNIA

DETAILS OF THE REPAIR SCHEME
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BAGG Job No, AGLLC-01-00

A&G,LLC

¢/o La Costanera Restaurant
8150 Cabrillo Hwy

Montara, CA 94037
Attention: Mr. Hamid Rafiel

GEOTECHNICAL ENGINEERING
CONSULTATION

Unpaved Parking Lot

La Costanera Restaurant’
8150 Cabrille Highway
Montara, California

Dear Mr. Rafiei:

This report describes the site conditions observed during our recent visit in August 2011 to the
captioned site in Montara, California, and presents recommendations for slope setbacks In an
effort to minimize the impact of erosion on the parking lot. Plate 1, Site Vicinity Map, shows
the general location of the site, and Plate 2, Site Plan, depicts the site features, including the
location of the restaurant building, the rip-rap wall, limits of the paved and unpaved parking

lots, and the general location of the site relative to the shoreline.

SITE AND PROJECT DESCRIPTION

The subject restaurant property is located adjacent to and on the west side of Cabrillo Highway
across from 2™ Street in Montara, California, The property lies above the Pacific Ocean bluffs
and contains a restaurant building (La Costanera Restaurant) in the middle, a paved parking lot

to the north of the building, and anather paved parking lot south of the building. A soil-covered

> www, haggengineers.com
»phone: 650,852.9133 P fax: 650.852.9138 P info@baggengineers.com
847 West Maude Avenue, Sunnyvale, California 94085-291.1



AGG LLC ' BAGG Job No. AGLLC-01-00
October 27, 2011 Page 2

parking lot Is located north of the paved parking lot on the north; we understand the unpaved
parking lot land is owned by the park district. A roughly 20-foot-high cliff on the west side of
the property separates the restaurant bullding and the parking areas from the sandy beach of
the Pacific Ocean. The cliff is lined with rip-rap with an approximate gradient of 2:1 (horizontal
to vertical) to protect the developed areas (the restaurant building and parking lots) from wave
erosion, It appears that the rip-rap has not been properly keyed into the firm ground
underlying tlhe heach sand, although the bottom 6 feet of the rip-rap has been grouted with

cement,

The ground surface in the paved parking lot areas slopes down towards drop inlets located on
the western side of the lots. The outlet pipes from both drop inlets discharge their content
behind {east of) the rip-rap seawall, thus causing some undermining of the rip-rap. This

condition [s exacerbated by the wave action.

The northern unpaved parking lot does not have any drainage control measures. The ground
surface steps down approximately 3-feet to a flat area located adjacent to the top of the rip-

rap. At this location, the rip-rap has a gradient of approximately 1:1 {horizontal to vertical),

APPROACH, PURPOSE AND SCOPE OF SERVICES

We previously prepared a Geotechnical Engineering Consuitation fetter titled “Poor Drainage
and Rip-Rap Erosion, La Costanera Restaurant, 8150 Cabrillo Highway, Montara, California”
which was issued on February 22, 2010, That letter addressed the drainage emanating from

the develop areas onto the slope below the two paved parking lots.

It is our understanding that the northern unpaved parking lot will be improved. The main
geotechnical constraint in the unpaved parking area is the stability of the steep 1:1 gradient rip-
rap placed against the bluffs, Should the rip-rap and/or the bluffs fail, it would most likely
damage a portion of the unpaved parling lot. To protect the parked cars in this lot, we

suggested to the project civil engineer that the western edge of the parking lot should be

ByGG
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October 27, 2011 Page 3

sethack from the top of the rip rap slope. While we have not performed a site-specific
investigation to address the stability of the over-steepened rip-rap against the unpaved parking
lot bluff; it Is likely that the slope will fail due to continued erosion. Please note that our
opinions and recommendations are based on engineering Judgment and the current condition
of the site; the California Coastal Commission might impose restrictions on the specific type of

the mitigation measures that may be employed on this site.

RECOMMENDATIONS

It is our opinion that the simplest and the most cost effective method for improving the
unpaved parking lot and protecting the customer automobiles is to establish a setback for
automobile parking from the edge of the bluff. The suggested setback line is shown on the
attached Plate 2, Site Plan, which has been established, based on an imaginary 2:1 slope
gradient extending from the setback [Ine to the toe of the existing rip-rap, should slope failure
occur. This approach would also have a higher probability of approval from the Callfornia

Coastal Commission,

The surface of the unpaved parking lot may be improved using one, or a combination of, or all
of the Improvement measures recommended below. Please note however, that the cheaper

the improvement option chosen will likely lead to higher long-term maintenance expenses.

* Scarify and re-compact the surface 6-inches of the parking lot soil to at least 95
percent relative compaction;

* Place a 6- inch-thick layer of CaiTrans Class 2 Aggregate Base on the existing or re-
compacted parking lot surface; the aggregate base must be compacted to a
minimum of 95 percent of the maximum dry density;

o Place a layer of Tensar TriAx geogrid (such as TX140 or equivalent) between the

subgrade and the aggregate base material; the intent is to improve the load
carrying capacity of the parking lot surface under the moving loads.

ByG0



. ARG, LC BAGG Job No. AGLLC-01-00
-Qctober 27, 2011 Page 4

The type of surfacing to be selected will Iikely depend on the ascetics and the projected future

maintenance costs,

Thank you for the opportunity to provide geotechnical consultation on this project. Please do
not hesitate to contact us if you have questions or comments regarding the contents of this

letter, The following plate Is attached and completes this report:

Plate 1 —~ Vicinity Map
Plate 2 — Site Plan

Very truly yours,
BAGG Engineers

Senior Geotechnical Engineer

BG/sd

Distribution: 3 coples addressee

By GG
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LETIER OF INVENT
(“L.OPYy

This Letter of Intent, entered into this 3xd day of November, 201 1, by and betwee.lﬂ%&%

State of California Department of Parks and Renreation (“Blate™) and ARG, LLC (AT, sets
forth the prelininaty termis and conditions under whish Ad&G will fmptove cextain real property
owned by State within the land use jurisdiction of the County of Sen Mateo (“Cowunty™),

RECITALS

A, A&G owns and throngh its subsidiary La Costatera, L operates g Restavrant on the
County Coustside in Montara, Califomia, knows as “La Costenera” (“Restayrant” or “Restayrant
Property”), The Resteurant, originally approved by the California Coastal Commission in 1977
pursuant {o Coastal Development Permit (“CDP) No, P.77-579, under a then different name
(the Cherthouse”), iy ois of n very fow cosstal restaurants locatad on the ooean serving also os an
enclosed ocean viewing venye, thus sorviug & broader public burpose than mere dining,

B. A&G sexves a looal, county wids, and vegional wide need for high quality, multi-
sealing, vigitor- serving coastal eating establishments. In providing this amenliy, A&G also
provides yrueh needed seasonal and permenont employment (especially important in the eurrent
down gconomy nycle). K '

C. A&G s currently inthe process of secking approval from the County and the
Californie Congtal Cominission (“Commigsion”) to amend its existing Constal Development
Permit (“CDP) No. PLN2006-00494 {6 allow expanded houts of operation for lunchtime use of
the Rostaurant, ,

D, State owns wniraproved vea! propsrty adjacent to and immediately to the north of the
Restyurant Property parking lot, 4 portion of which (the portion sbuiting the Rostanrant Property
parking lot) has been vsed by the publis historically, but without express Stute pearaisgion, for
beach parking and beach agcess purpoeos. This portion hes never been designed and/or improved
for public parking lot purposes, and is, therefore, presumably not compliant with County and
State fire, safety, health and land e and perking sodes, (“the State Undesignated Parking Area®),

E. It 19 in the Parties’ best interests , and the Parties go desire, that the State Undesignatad
Parking Avon be toproved for legal and safe parking for the exclusive wge of vostal and beack
visitors, and to do 5o in suel & mgnner that it vornplies with all governing fire, safety, healih,
planning and parking codes,

F, Because Staie Iy not currently financlally able to fund aueh patking improvemonts now
arv in the forepecablo fisture, A& G s prepared to do 5o, subject to the terms and condifions
outlined below In paragraph 3.

NOW, THEREFOKE, the Partiey agroe:

PAID-09 1 (D494
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AGREEMENT
1, THE PROPERTY,

The Restanrant Property which ia the sibject of this LON s located in the vnincorparated
area. of County known generally as Montara, California.

2. THE PARTIES,

a, The State of California Depattinent of Parks and Recreation: the owner of the State
Undesignated Parking Ares,

b, A&, LLC, a Clifornin Limited Lisbility Company; the owner and, through iia
subsidiary La Costanera, LLC, the operator of a restaurant, known g “La Costanera” (“the
Restaurant™), lovated immediately to the south of the State Undesignated Public Parking Aren,

3, TERMS AND CCONDITIONS,

8, A& shall bea_r all costs for dealgning and Improving the Siate Undesignated Parking
Aren fo meet all governing land use, fire, safety, health and parking codes. (Hersinaftet, the
subjeet parking improvements shall be reforved to ay the “New State Packing Area”,) State shall
take such steps necessary to avthorize A&G authority to enter upon and eonsiruct the parking
improvernents on the State Undesignated Parking Arca

b. The New State Parkin ¢ Aren shgll be devoied exolnsivaly to public use, ﬂnd shall not
gerve a9 ovetflow private parking for the Restaurant,

¢, The normber, location and allgnment of parking spaces to be added in the Now State
Paxking Atea by A&G, and the ingress and egress, aro ag shown on the accompanylng plat map
prepared. by A&Q, and revigwed by County and State (Bxhibit “A” horeto), When the new
pnblic parking apaces are added to the existing Restaurant parking spaces dedicated to the publie,
the total shall sither saual or may exceed the number of public parking spaces authorized by the
Commission in 1977 under Permit No, P77-579,

d. A&G shall take sll steps reasongbly necessary, Ineluding the posting of signage and
assigning & restavrant emplayee to monitor usage by restaurant patrons, to assure thet the New
State Packing Aroa shall be nsed exclusively for publio parking purposes, and not by patrons or
employees of the Reataurant.

& The New Stafe Parking Atea shall be designed not to impeds public access, via State
and Covnty upproved beach access traily, fo the publie beaches adjoining the Restaurant,

f. As part of its New State Parking Area improvement duties hereunder, A& shall design

kel e e e Lmee = e ow s
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end erect signags as reasonably required by County, State and Commission, meeting all County,
Staie, and Commission requirements.

g In eonsideration of A&G’s financial and parking improvement commitments as
outlined abave, State shall take all necessary steps, including the timely issnance of permits, to
eneble A&Q fo operate the Reataurant durlng luneh hours, (In so agrocing, the Partles
acknowledge that the wltimate approval authority tests with the Commission, State hereby
commits to use its best efforts 1o asslet A& in seouring such approval(s).)

4, NON BINDING BFFECT.

The Partles understand and agree that this LOY s tentative only, and shall in no manner
bind the Parties or any one of them to formally or officially awthorize or approve anything, while
negotietions are taking place botwean and among the Parties, and formal approvals are bsing
sought from the governmental entitles involved with and/or affected by this LOL

The performance by any Paity of any aspeot of this Agreement shal} in no manner bind
that Party 1a do or approve enything subsequent,

5, COVENANT OF GOOD FAITH AND FAIR DEALING. Notwithstanding their
acknowledgment in paragraph 4 above that this LOTis non-binding, ths Partles, and in particulac
A&G, we proceading forward, end sxpendiig considersble time, money and resources, upon the
reasonable belief and expoctation that the governrnental entitics whosoe approvals are required for
A&Gs expanded hows of operation will in fact timely Sasve such approvals, A&G further
reasonably expects that State will fully support iis efforts af the County and Corsmission Jevels to
seoure the raquisite approvals.

Dated: 2/ 9 /1

Dated: 17, 3, D11 A8G, LL

.
P
o

By: W 7 /” 7

Rahi Wﬁiﬁhﬁmﬁr, Mendgerf ARG, LLC
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February 27, 1984

APR 801987
: : L mALFORNIA
John Shaw, Jr. , | : c&ﬁﬁﬁptcammmmam
James Carroil & Associates : : | GRS COASY SisTRicy

1407 East Third Avenue
San Mateo, CA 94401

Dear Mr. Shaw:
SUBJECT: CDP 83-67 and UP 20-77 CHAPT WeUSE,

' On February 17, 1984, the Zoning Hearing Officer considered your application
for a Coastal Development Permit and an Amendment to a Use Permit to place

riprap on 460 lineal feet of ocean- bluff, reconstruct parking lots and install
storm drainage in the parking lot of the existing restaurant; pursuant to
Sections 6267 and 6328.4 of the San Mateo County Zoning Ordinance. Loca-
tion: 8150 Cabrillo Highway; APN 036-046-050. <BuaegesiellannnpjamemeSidens, -
This project is appealable to the California Coastal Commission. 14 property
owners were notified, '

" 'Based on the information provided by staff and evidence presented at this
hearing, the Zoning Hearing Officer: . " :

A. - Found that the Negative Declaration for this project is complete and‘ade—
quate, prepared in accordance with the California Environmental Quality
Act and all applicable State and local guidelines.

B. Regarding Coastal Development Permit:

1. Found, on the basis of information contained in the staff report, that
the project conforms with the plans, policies, requirements and stan-
~dards of the San Mateo County Local Coastal Program. :

2. Found that the project, as conditioned, conforms with the puﬁlic
access and public recreation policies of Chapter 3 of the Coastal Act
of 1976, commencing with Section 30200 of the Public Resources Code.



_ C. Regarding Use Pemit:

1'

Found, on the basis of information contained in the staff report,

that: . ‘

2. The establishment and maintenance of this use will not, under the -
circumstances of the particular case, be detrimental to the public
ge?fare or injurious to property or improvements in said neighbor-

ood. ' '

The Zoning Hearing Officer:

A. Approved the Coastal Development Permit éubject to the following condi-
tions: - . '

1.

'Any additional work on shoreline protection shall be approved in

accordance with Geotechnical Consultant Approval form (County
Geologist). - :

Construct -an access ramp from the top of the bluff to the Beach -
plans for ramp to be approved by the California Department of Parks

- and Recreation and San Mateo County Planning Director.

. 4.

Maintain public access to walkway on west side of restaurant con-
necting north and south parking lots. The entire walkway, with the
exception of the ramp, shall'be located a safe distance from the cliff
so that handrails will not be necessary. This design shall be to the
satisfaction of the Planning Director. o

Submif performance -bond to guarantee installation of landscaping and
maintenance for two growing seasons,

B. Approved the amendment of this Use Permit with the fo?]owing-conditions:

1-’

Submit revised parking plan that prbvides the required minimum dimen-
sions and accurately delineates the property line. -

Submit written approval qf California Department of Parks and Recrea-

“tion for all riprap and drainage facilities located on State land.

Construct all improvements in accordance with approved plans.
Maintain'53 parking spaces.
Maintain free public access through the parcel to the beach.

Hours of -operation of restaurant/bar shall be Timited to that period
between-5:00 P.M, and normal closing time, -



IAny interested party aggrieved by the determination of thé Zoning Hearing
0fficer may appeal this decision to the Planning Commission within ten (10)
days from such date of determination.

Very truly yours,

.VS! . ;

n .
~ Zoning Hearing Officer
SGD:pb - P1003276

cc: Chart House Restaurant
" 7432 LaJolla Boulevard
LaJoila, CA 82037 -

Coastal Commission
701 Ocean St., Room .310
‘Santa Cruz, CA 95060

Department of Public Works
Building Inspection
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o g HEXAGON TRANSDORTATION CONSULTANTS, INC.

December 10, 2012
Mr. Hamid Rafiei

Amidi Group

8150 Cabrillo Highway

Montara, CA

Subject: Traffic and Parking Study for La Costanera Restaurant

Dear Mr, Rafiei:

This letter report presents the results of the traffic study prepared for the La Costanera restaurant, located on
Highway 1 in Montara, California. Currently, the two-story restaurant is open for dinner only. The application
is for approval to have the lower level of the restaurant, totaling 93 seats, open for lunch. The application is
being processed through San Mateo County, who has received a letter from Caltrans requesting a traffic
study. The purpose of this traffic study is to satisfy Caltrans’ request. A parking analysis also is included to
address the concerns of the County,

Existing Traffic Data

Hexagon conducted tube counts on Highway 1 (Cabrillo Highway) at the La Costanera restaurant location on
Friday, November 16 and Saturday, November 17, 2012. It is our understanding that the restaurant is
proposing to be open for lunch on Fridays and weskends only. Accordingly, the traffic counts captured the
directional volumes on Highway 1 at the restaurant location during the lunchtime hours of the day on a
typical Friday and Saturday. Additional traffic data were collected and used to calculate the gaps in traffic on
both northbound and southbound Highway 1. Gaps in traffic allow vehicles to enter and exit the driveways
that provide access to the parking lots serving La Costanera restaurant and Montara State Beach.

Trip Generation Estimates

Through empirical research, data have been collected that quantify the amount of traffic produced by
common land uses. Thus, for the most common land uses there are standard trip generation rates that can
be applied to help predict the future traffic increases that would result from a new development, The
magnitude of traffic added to the roadway system by a particular development is estimated by multiplying the
applicable trip generation rates by the size of the development. The trip generation rates published in the
Institute of Transportation Engineers’ (ITE) manual entitled 7rip Generation, 9" Edition (2012) for Quality
Restaurant (Land Use Code 931) were used for this study. The Saturday peak hour trip rates were used to
represent both Friday and Saturday lunchtime periods.

The project trip estimates are presented in Table 1. Based on the ITE rates, it is estimated that La Costanera
restaurant (93 seats) would generate 19 trips during the peak one-hour lunchtime period of the day on a
typical Friday or Saturday. Based on tube counts, northbound and southbound traffic on Highway 1 is split
relatively evenly during lunchtime. Thus, it is reasonable to assume a 50/50 north/south trip distribution
pattern for the project-generated trips.

Table 1
Project Trip Generation Estimates

Saturday
: Daily Daily Pk-Hr
Land Use Rate Trips Rate In Out  Total
Quality Restaurant ' 93 seats 2.81 261 0.20 11 8 19
Notes:

Rates based on [TE Trip Generation, 8th Edition , Quality Restaurant (Land Use 931).
Fitted curve equation was applied to calculate the Saturday peak hour rate.

111 W, 5t. John Street, Suite 850 - S8an Jose, California 95113 » phone 408.971.6100 « fax 408.871.6102 » www. hextrans.com
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Roadway Capacity Analysis

Hexagon compared the restaurant trip generation to the amount of traffic already on Highway 1 at lunchtime.
Based on the projected trip distribution pattern, it is estimated that 9 project trips (5 inbound and 4 outbound
trips) would be added to Highway 1 north of the restaurant, and 10 project trips (6 inbound and 4 cutbound
trips) would be added to Highway 1 south of the restaurant. The traffic volumes on Highway 1 during the
typical peak one hour lunchtime period (between 12:00 - 1:00 PM) are approximately 350 vehicles in the
northbound direction and about 250 vehicles in the southbound direction. The capacity of Highway 1 can be
assumed to be about 900 vehicles par hour psr lane. Thus, it can be concluded that Highway 1 has
adequate capacity to accommadate additional trips generated by the restaurant at lunchtime.

Potential project-generated impacts to State Route 92 also were evaluated, Of the trips that would be added
to Highway 1 scuth of the restaurant, only a fraction of them would be expected to travel to and from SR 92.
Therefore, based on the small number of trips generated by La Costanera restaurant at lunchtime and the
distance (almost 8 miles) between the restaurant and SR 92, the number of trips added to SR 92 would be
negligible.

Gap Analysis

Traffic gaps at a driveway occur when there is a break in traffic sufficient for drivers to exit or enter the
driveway. Larger gaps in traffic are necessary for a left turn out of a driveway, since this movement usually
requires gaps in traffic in both directions of travel. If there are insufficient gaps for traffic to turn into or out of
a driveway, vehicle delays will occur.

Hexagon observed traffic operations at the driveways on either side of the restaurant at lunchtime on a
Friday and Saturday. Gap counts also were conducted on Highway 1 to determine whether there are
sufficient gaps in Highway 1 traffic for restaurant trips to get into and out of the site without undue delay or
queuing. While most drivers require less than a 10 second gap in traffic to tum left into a driveway on
Highway 1, most drivers require a gap of 10 seconds or more to turn left out of a driveway on Highway 1.
Based on the count data, there were 31 gaps in traffic on Highway 1 of 10 seconds or more between 12:00-
1:00 FM on Friday, and 53 gaps in traffic on Highway 1 of 10 seconds or more between 12:00-1:00 PM en
Saturday. Many of the gaps were long enough to allow multiple cars {o turn left. The wait time to turn left into
or out of the site would not be excessive. Based on the project trip generation estimates, it is estimated that
only six trips weuld turn left into the project driveway and four trips would turn left out of the project driveway.
Thus, it can be concluded that sufficient gaps in traffic exist on Highway 1 to accommodate the restaurant-
generated inbound and outbound trips that would occur during the lunchtime period of the day.

Sight Distance at the Project Driveways

Providing the appropriate sight distance reduces the likelihood of a collision at an intersection or driveway.
Sight distance generally should be provided in accordance with Caltrans standards. The minimum
acceptable sight distance is often considered the Caltrans stopping sight distance. Sight distance
requirements vary depending on the roadway speeds, For a driveway serving La Costanera restaurant on
Highway 1, which has a posted speed limit of 45 mph, the Caltrans stopping sight distance is 430 feet
{(hased on a design speed of 50 mph}. Thus, a driver must be able to see 430 feet down Highway 1 in order
to stop and avoid a collision. The parking lot driveways near the restaurant currently meet the standards.

Parking Analysis

According to the San Mateo County Zoning Regulations (July 1989}, restaurants require 1 parking space for
evety three seats, Based on a proposed size of 93 seats, La Costanera would require 31 parking spaces for
the purpose of operating during lunchtime. According to the most recent Parking Plan dated October 2011
(see Figure 1), 31 spaces are being proposed in the southern parking lot (Lot C) located adjacent to La
Costanera restaurant, including 6 valet spaces. Therefore, the project would mest the San Mateo County
minimum parking requirements. The proposed valet parking plan is described below,
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Valet Parkinyg Plan

La Costanera restaurant is proposing a parking valet system within the southemn parking lot (Lot C) located
adjacent to the restaurant. Lot C currently provides 20 parking spaces. The restaurant proposes to add 11
parking spaces, & of which would be valet spaces. The remaining & spaces would be created by restriping
the existing lot. Figure 1 shows an example layout for the tandem valet parking spaces. The ultimate
orientation of the & valet spaces within Lot C could differ slightly. Based on the proposed valet parking
layout, few vehicles would be blocked and much of the parking lot would remain open. This would provide for
minimal shifting of vehicles within the lot, as well as circumvent the need for valet drivers to exit Lot C while
maneuvering vehicles, The driveway throat would remain open te provide an area for vehicle drop-off and
pick-up.

Valet Parking Plan Recommendations

In order for the valet parking plan to operate propetly, the entire existing parking lot would need to be
converted into valet parking only, or at least when the lot was being used for valet parking. During non-valet
use, the (ot could operate as it currently does. Slgnage should be implemented to alert drivers as to how the
lot is operating on any given day.

Other Nearby Parking Lots

The northern Lots A (adjacent to the restaurant} and B (currently a dirt lot) together would provide 54 parking
spaces. Lots A and B are public lots that provide parking for Montara State Beach during the day. Based on
field observations, albeit conducted in November 2012, there was plenty of parking available within these
two lots during the lunchtime period. Another public lot, located just south of Lot C, provides additional beach
parking for about 10 cars. Figure 2 shows an aerial view of La Costanera restaurant and all the nearby
parking lots.

For informational purposes, the number of vehicles that were parked in each of the four parking lots was
counted on a typical Friday and Saturday during lunchtime, Table 2 contains the parking count data.

Table 2
Parking Counts

Number of Vehicles Number of Available
Parked During Lunchfime Parking Spaces

Friday Saturday Friday Saturday
Parking Lot 16-Nov-12 17-Now-12 16-Nov-12 17-Nov-12

Lot C - La Costanera lot 9 10 11 10

Clw

2Q /al 21 fal

Notes:
faf Based on 21 total parking spaces.
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Conclusions

Highway 1 has adequate capacity to accommedate additional trips generated by the restaurant at
lunchtime,

Based on the small number of trips generated by La Costanera restaurant at lunchtime and the
distance (almost 8 miles) between the restaurant and SR 92, the number of trips added to SR 92
would be negligible.

There are sufficient gaps in traffic on Highway 1 to accommodate the restaurant-generated inbound
and outbound trips that would occur during the lunchtime period of the day.

The driveways on Highway 1 currently meet Caltrans' sight distance standards.
The project is proposing an adequate amount of parking to serve lunchtime customers.

Please feel free to contact us if you have any guestions or would like to discuss the results of the traffic
study. Thank you,

Sincerely,
HEXAGON TRANSPORTATION CONSULTANTS, INC.

i —

Gary K. Black
President

B

Brian Jackscn
Senijor Associate



