COUNTY OF SAN MATEO
PLANNING AND BUILDING DEPARTMENT

DATE: December 11, 2019
TO: Planning Commission
FROM: Planning Staff

SUBJECT: EXECUTIVE SUMMARY: Consideration of (1) the adoption of an Initial
Study and Mitigated Negative Declaration and (2) a Coastal Development
Permit, Use Permit, Design Review Permit, Mobilehome Park Permit, and
a Grading Permit, for the construction of a new 50-space Recreational
Vehicle (RV) park, 7 tent camping spaces, plus a shower and laundry
building located on a legal 3.356-acre parcel (legality confirmed via Lot
Line Adjustment: LLA 94-0014) at 240 Capistrano Road in the Princeton
area of unincorporated San Mateo County. The construction of the RV
park involves 4,500 cubic yards of cut and 4,575 cubic yards of fill. No
trees are proposed for removal. The project is appealable to the California
Coastal Commission.

County File Number: PLN 2017-00320 (Stefanick)

PROPOSAL

The applicant, Ron Stefanick of Point Pillar Project Developers, has submitted an
application to construct a new recreational vehicle (RV) park on a legal, undeveloped
parcel at the west corner of the intersection of Cabrillo Highway (Highway 1) and
Capistrano Road. The proposed RV park includes 50 RV spaces, 7 tent camping
spaces, and a shower and laundry building and two (2) roofed 120 square foot trash
enclosure. The shower and laundry building is required to have three (3) toilets,
showers, and lavatories per building code as noted in Condition 48. The applicant has
submitted a conceptual set of revised plans for the building to accommodate the
aforementioned building code requirements (Attachment K). The construction of the RV
park involves 4,500 cubic yards of cut and 4,575 cubic yards of fill. No trees are
proposed for removal. The applicant proposes to enclose the RV park with a new split
rail natural-stained wood fence (4-feet high along Cabrillo Highway and 3-feet high
along Capistrano Road).

The RV park would have an on-site manager available at all times to oversee the
maintenance of the park and enforce rules and regulations, including those that pertain
to trash and noise. Stays would be limited to no more than 28 consecutive days and 90
days annually per RV, as required by the policies of the Local Coastal Program (LCP).



Customers who would like to use the tent camping spaces would be able to walk-in
without a vehicle.

RECOMMENDATION

That the Planning Commission adopt the Initial Study/Mitigated Negative Declaration
and approve the Coastal Development Permit, Use Permit, Design Review Permit,
Mobilehome Park Permit, and Grading Permit by making the required findings and
adopting the conditions of approval identified in Attachment A.

SUMMARY

The undeveloped site is located at the corner of Cabrillo Highway and Capistrano Road.
The area to the north contains commercial uses in the unincorporated community of El
Granada. The area to the northwest contains agricultural land. A parking lot for Pillar
Point Harbor is located to the southeast. The areas to the southwest contain
commercial uses, anchored by the Oceano Hotel. The project site has been previously
used for temporary events such as pumpkin sales during annual holidays and as
overflow parking for the adjacent commercial development.

The project complies with the Soil Resources Policies of the County’s General Plan and
the Grading Regulations of the County’s Building Regulations. Review of the grading
and erosion control plans — together with the County Geotechnical Section’s review of
submitted geotechnical studies and the Department of Public Works’ review of the
drainage reports - was critical to ensure that the development and its associated
grading during construction and post-construction stormwater drainage was adequately
contained on site and did not adversely affect or increase erosion. The associated
mitigation measures and the conditions of approval will ensure that the project can be
completed without significant harm to the environment.

The project also complies with the Visual Quality Policies of the County’s General Plan,
the Visual Resources Component of the County’s Local Coastal Program (LCP), and
the Design Review District Standards of the County’s Zoning Regulations. Due to the
presence of intervening trees and development, including mature Monterey Cypress
trees along Cabrillo Highway, various mature trees spread throughout Pillar Point
Harbor to the southeast, and the one- and two-story commercial structures to the
southwest, public views of the Pacific Ocean are substantially blocked from viewing
locations at the site and the portion of Cabrillo Highway which fronts the project site.
When driving along Cabrillo Highway closer to the corner of Capistrano Road and
Cabrillo Highway, there is a narrow viewshed of the Pacific Ocean which has the
potential to be impacted by the project. To ensure minimal blockage of this view,
proposed landscaping is limited to groundcover and low-growing shrubs at the corner of
Capistrano Road and Cabrillo Highway and along the entire stretch of Capistrano Road
adjacent to the property. In addition, no RV parking spaces are proposed along the
Capistrano Road side of the property to further minimize view blockage. As part of the
project scope, the existing grade level would be lowered by approximately 1-foot relative



to the elevation of the adjacent Cabrillo Highway, further minimizing the effects of any
views being blocked by vertical elements. The proposed one-story laundry/shower
building reflects the nautical character of the harbor setting, employs natural colors
(Kelly Moore’s Lover’'s Hideaway (dark beige)), and uses pitched roofs. The proposed
materials such as horizontal fiber cement siding and brown composition shingle, have a
natural appearance. Signage will be limited to the existing monument and tower signs
that serve the existing Harbor Village development.

The project complies with the Recreation/Visitor-Serving Facilities component of the
Local Coastal Program and the Coastside Commercial Recreation (CCR) zoning district
regulations of the County’s Zoning Regulations. The proposed RV park is a visitor
serving and a commercial recreation facility that will provide support services and low-
cost lodging to the visitors of the coast. The tent camping spaces will provide an even
more affordable form of lodging relative to the RV spaces. Per LCP Policy, stays would
be limited to no more than 28 consecutive days, and no more than 90 days per year.

The project complies with the Public Works component of the Local Coastal Program
which considers Service Level D (LOS D) acceptable during commuter peak periods
and Service Level E (LOS E) acceptable during recreation peak periods. A Traffic
Impact Analysis (Hexagon TIA) was prepared by Hexagon Transportation Consultants,
Inc. for the project, and peer-reviewed for the County by DKS Associates. According to
the Hexagon analysis, the proposed development would generate a total of 20 trips (7
incoming and 13 outgoing) during the AM peak hour, 25 trips (16 incoming and 9
outgoing) during the PM peak hour, and 24 trips (11 incoming and 13 outgoing) during
the Saturday midday peak hour. The Hexagon analysis determined that, under all
scenarios with and without the project, all studied intersection would operate at an
acceptable level of service (LOS C or better, with each individual movement operating
at LOS D or better). The analysis indicates that vehicles on the stop-controlled
approaches (Pillar Point Harbor Boulevard and the Shoppes at Harbor Village private
driveway) would experience minimal increases in delay with added project traffic.
Additionally, the Governor’s Office of Planning and Research’s Technical Advisory on
Evaluating Transportation Impacts states that land use projects “may be assumed to
cause a less-than significant transportation impact” if they generate or attract fewer than
110 trips per day.
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COUNTY OF SAN MATEO
PLANNING AND BUILDING DEPARTMENT

DATE: December 11, 2019
TO: Planning Commission
FROM: Planning Staff

SUBJECT: Consideration of (1) adoption of an Initial Study and Mitigated Negative
Declaration, pursuant to the California Environmental Quality Act, and (2)
a Coastal Development Permit, Use Permit, Design Review Permit, and
Mobilehome Park Permit, pursuant to Sections 6328.4, 6267, 6268, and
6540 of the County Zoning Regulations, and a Grading Permit, pursuant to
Section 9283 of the County Building Regulations (Division VII, Chapter 5),
for the construction of a new 50-space Recreational Vehicle (RV) park, 7
tent camping spaces, plus a shower and laundry building located on a
legal 3.356-acre parcel (legality confirmed via Lot Line Adjustment: LLA
94-0014) at 240 Capistrano Road in the Princeton area of unincorporated
San Mateo County. The construction of the RV park involves 4,500 cubic
yards of cut and 4,575 cubic yards of fill. No trees are proposed for
removal. The project is appealable to the California Coastal Commission.

County File Number: PLN 2017-00320 (Stefanick)

PROPOSAL

The applicant, Ron Stefanick of Point Pillar Project Developers, has submitted an
application to construct a new recreational vehicle (RV) park on a legal, undeveloped
parcel at the west corner of the intersection of Cabrillo Highway (Highway 1) and
Capistrano Road. The proposed RV park includes 50 RV spaces, 7 tent camping
spaces, and a shower and laundry building and two (2) roofed 120 square foot trash
enclosure. The shower and laundry building is required to have three (3) toilets,
showers, and lavatories per building code as noted in Condition 48. The applicant has
submitted a conceptual set of revised plans for the building to accommodate the
aforementioned building code requirements (Attachment K). The construction of the RV
park involves 4,500 cubic yards of cut and 4,575 cubic yards of fill. No trees are
proposed for removal. The applicant proposes to enclose the RV park with a new split
rail natural-stained wood fence (4-feet high along Cabrillo Highway and 3-feet high
along Capistrano Road.

The RV park would have an on-site manager available at all times to oversee the
maintenance of the park and enforce rules and regulations, including those that pertain
to trash and noise. Stays would be limited to no more than 28 consecutive days and 90



days annually per RV, as required by the policies of the Local Coastal Program (LCP).
Customers who would like to use the tent camping spaces would be able to walk-in
without a vehicle.

RECOMMENDATION

That the Planning Commission adopt the Initial Study/Mitigated Negative Declaration
and approve the Coastal Development Permit, Use Permit, Design Review Permit,
Mobilehome Park Permit, and Grading Permit by making the required findings and
adopting the conditions of approval identified in Attachment A.

BACKGROUND

Report Prepared By: Ruemel Panglao, Project Planner
Applicant: Ron Stefanick

Owner: Point Pillar Project Developers

Location: 240 Capistrano Road, Princeton

APN(s): 047-081-430

Size: 3.356 acres

Existing Zoning: CCR/DR/CD (Coastside Commercial Recreation/Design
Review/Coastal Development)

General Plan Designation: Coastside Commercial Recreation (Urban)

Local Coastal Plan Designation: Coastside Commercial Recreation
Sphere-of-Influence: Half Moon Bay

Existing Land Use: Vacant; the parcel has been previously used for temporary events
such as pumpkin sales during annual holidays and as overflow parking for the adjacent
commercial development.

Water Supply: Coastside County Water District

Sewage Disposal: Granada Community Services District

Flood Zone: FEMA Flood Insurance Rate Map designation indicates parcel as Zone X,
Area of Minimal Flooding, Community Map No. 06081C0138F, dated August 2, 2017.



Environmental Evaluation: An Initial Study and Mitigated Negative Declaration
(IS'MND) was prepared for this project and was circulated from September 18 through
October 18, 2019. Further discussion is provided in Section B of this report.

Setting: The undeveloped site is located at the corner of Cabrillo Highway and
Capistrano Road. The area to the north contains commercial uses in the
unincorporated community of El Granada. The area to the northwest contains
agricultural land. A parking lot for Pillar Point Harbor is located to the southeast. The
areas to the southwest contain commercial uses, anchored by the Oceano Hotel.

Chronology:
Date
August 9, 2017

March 6, 2018

March 19, 2018

November 8, 2018

January 5, 2019

January 28, 2019

June 20, 2019

Action
Application submitted.

The County released an RFP to find a traffic consultant to
conduct a peer review of the applicant’s traffic impact
analysis prepared by Hexagon Traffic Consultants (Hexagon
TIA).

At the end of the RFP period, the County received no
proposals from traffic consulting firms to complete the peer
review and was therefore unsuccessful in retaining a
consultant.

The County retained a traffic consultant (DKS Associates) to
conduct a peer review of the applicant’s traffic impact
analysis prepared by Hexagon Traffic Consultants (Hexagon
TIA).

The project’s compliance with the state’s Model Water
Efficient Landscape Ordinance (MWELO) was confirmed by
the County’s MWELO consultant.

In its peer review, the DKS Associates finds the applicant’s
revised traffic impact analysis prepared by Hexagon Traffic
Consultants’ sufficient.

Applicant submits an archaeological report for review after
the Northwest Information Center of the California Historical
Resources Information System determines that
archaeological resources may be at the subject site.



August 18, 2019

IS/IMND is posted with the State Clearinghouse, County Clerk
and on the Planning and Building Department’s website. The
30-day public review period begins.

October 17, 2019

The California Coastal Commission requests a 6-day
extension to provide comments on the IS/MND.

October 24, 2019

End of public review period for IS/MND.

November 26, 2019 A conceptual design for the laundry and shower building is
submitted (Attachment K). These plans were submitted in
response to building code requirements which require

additional toilets, lavatories, and showers.

December 11, 2019

Planning Commission public hearing.

DISCUSSION

A. KEY ISSUES

1. Conformance with the General Plan

Upon review of the applicable provisions of the General Plan, staff has
determined that the project complies with applicable General Plan Policies,
including the following:

a. Soil Resources

Policy 2.17 (Regulate Development to Minimize Soil Erosion and
Sedimentation) requires that development minimize soil erosion and
sedimentation, including, but not limited to, measures which consider
the effects of slope and the stabilization of disturbed areas. The site
has a moderate slope of 2%, from the property line along Cabrillo
Highway (Highway 1). The construction of the RV park involves 4,500
cubic yards of cut and 4,575 cubic yards of fill. The nearly balanced
earthwork is necessary in order to flatten the site and to provide on-
site bio-retention systems to treat project stormwater run-off, as
required by the Municipal Regional Permit (MRP). Total land
disturbance is 2.9 acres. Conditions 21, 22, and 29 (Mitigation
Measures 2, 3, and 10, respectively) provide measures to minimize
erosion and sedimentation during project construction activities.

b. Visual Qualities

Policies 4.15(a) (Appearance of New Development), 4.22 (Scenic
Corridors), and 4.36 (Urban Area Design Concept) require



development in urban areas to promote and enhance good design,
siting, site relationships, and other aesthetic considerations which
should protect the visual quality of the scenic corridor and maintain the
character of development. The proposed project is located within the
Cabrillo Highway County Scenic Corridor. The architectural elements
and exterior materials and colors proposed for the one-story laundry
and shower building, two (2) 120 square foot trash enclosures, and
new split rail wood fence (4-feet high along Cabrillo Highway and 3-
feet high along Capistrano Road) work to enhance the overall design
of the RV park in conjunction with the proposed landscaping. The
height of the proposed laundry/shower building is 16 feet 7 inches,
which is below the maximum height of 28 feet. The proposal did not
include details of the trash enclosures. Staff has added Condition No.
3 to require the trash enclosures to match the aesthetics of the
laundry/shower building and to require the applicant to provide
detailed drawings prior to Planning approval of the building permit.
The shower and laundry building is required to have three (3) toilets,
showers, and lavatories per building code. The applicant has
submitted a conceptual set of revised plans for the building to
accommodate the aforementioned building code requirements
(Attachment K). While the existing views to the Pacific Ocean from
Cabrillo Highway are minimal with intervening commercial
development, such views would be preserved. Existing views are
shown in Attachment J. The project has been reviewed against the
applicable Design Review guidelines and regulations and has been
found to conform to those standards. Further discussion can be found
in Sections A.2 and A.5 of this report.

C. Park and Recreation Resources

Policy 6.30 (Minimize Traffic and Litter Problems) encourages
recreationists to properly dispose of litter in recreation facilities. The
applicant proposes two roofed, 120 square foot trash enclosures. The
proposal also includes an on-site manager present at all times to
monitor the RV Park and to enforce applicable policies related to litter
(Attachment L).

Conformance with the Local Coastal Program

A Coastal Development Permit is required pursuant to Section 6328.4 of the
Zoning Regulations for development in the Coastal Development (CD)
District. The parcel is located in the Cabrillo Highway County Scenic
Corridor. Because an RV park is a conditionally permitted use in the
Coastside Commercial Recreation/Design Review (CCR/DR/CD) zoning
district, as discussed in Section 4 of this report, the project requires a Use
Permit and is therefore appealable to the California Coastal Commission.



Staff has determined that the project is in compliance with applicable Local
Coastal Program (LCP) Policies, elaborated as follows:

a.

Locating and Planning New Development

Policy 1.3 (Definition of Urban Area) recognizes that in the creation of
the urban/rural boundary, some land has been included within the
urban boundary which should be restricted to open space uses and
not developed at relatively high densities, such as lands containing
prime agricultural soils and sensitive habitats.

In addition to the subject parcel, the developed area of Princeton and a
large portion of the Harbor District property to the southeast also
contain prime soils. The subject parcel has been disturbed by
temporary events including pumpkin sales and overflow parking uses
and has not been farmed in the recent past. Also, the project site is
zoned Coastside Commercial Recreation and is similarly designated in
the General Plan and Local Coastal Program. Listed permitted uses of
the zoning district do not include agricultural use. The parcel is not
subject to an existing Open Space Easement. The proposed RV park
use is not considered high density development. Further discussion
can be found in the IS/MND (Attachment L).

Public Works

Policy 2.43 (Desired Level of Service) considers Service Level D
acceptable during commuter peak periods and Service Level E
acceptable during recreation peak periods. Policy 2.52 (Traffic
Mitigation for all Development in the Urban Midcoast) requires a traffic
impact analysis for new development that accounts for cumulative
effects along with any future planned projects. A Traffic Impact
Analysis (Hexagon TIA), dated January 18, 2019, was prepared by
Hexagon Transportation Consultants, Inc. for the project, and peer-
reviewed for the County by DKS Associates. According to the
Hexagon analysis, the proposed development would generate a total
of 20 trips (7 incoming and 13 outgoing) during the AM peak hour, 25
trips (16 incoming and 9 outgoing) during the PM peak hour, and 24
trips (11 incoming and 13 outgoing) during the Saturday midday peak
hour.

The Hexagon analysis determined that under all scenarios with and
without the project, the signalized study intersection, Cabrillo Highway
(SR 1)/Capistrano Road, would operate at an acceptable level of
service (LOS C or better, with each individual movement operating at
LOS D or better) during the AM, PM, and Saturday midday peak hours.



In addition, the analysis results show that under all scenarios with and
without the project, the two-way stop-controlled study intersection
would operate at LOS C or better during all peak hours. The analysis
indicates that vehicles on the stop-controlled approaches (Pillar Point
Harbor Boulevard and the Shoppes at Harbor Village private driveway)
would experience minimal increases in delay with added project traffic.

On January 28, 2019, in its peer review of the Hexagon TIA, DKS
Associates found the Hexagon TIA to be sufficient. Review of the
Hexagon TIA by the Department of Public Works is not required as the
project does not meet the 100-vehicle trip threshold for significant
adverse impact on traffic conditions in San Mateo County per the 2013
Traffic Impact Study Requirements.

Additionally, the Governor’s Office of Planning and Research’s
Technical Advisory on Evaluating Transportation Impacts states that
land use projects “may be assumed to cause a less-than significant
transportation impact” if they generate or attract fewer than 110 trips
per day.

Agriculture

Policy 5.22 (Protection of Agricultural Water Supplies) requires the
protection of agricultural water supplies. There is no well currently on
the parcel.

Visual Resources

Policies 8.12(2) (General Regulations) and 8.32 (Regulation of Scenic
Corridors) require the application of Section 6565.17 (Design Review
Districts) of the Zoning Regulations and the design criteria set forth in
the Community Design Manual for all development in urban areas of
the Coastal Zone, as discussed below:

(1) Design Review District (Section 6565.17) and Community
Design Manual standards:

Paved Areas, Landscaping, and View Preservation

Paved areas should integrate into the site, relate to any existing
and proposed structures, and include landscape areas to reduce
visual impact from residential areas and from roadways. Public
views from public roads and along scenic corridors must be
protected.



The asphalt-paved areas are limited to the drive aisles. In an
effort to minimize impervious surfaces, the parking areas would
utilize pervious pavers. The applicant has proposed multiple
landscaped areas with significant vegetation inside of the park
and along the perimeter to visually soften views of the project.

Due to the presence of intervening trees and development,
including mature Monterey Cypress trees along Cabrillo
Highway, various mature trees spread throughout Pillar Point
Harbor to the southeast, and the one- and two-story commercial
structures to the southwest, public views of the Pacific Ocean
are substantially blocked from viewing locations at the site and
the portion of Cabrillo Highway which fronts the project site.
When driving along Cabrillo Highway closer to the corner of
Capistrano Road and Cabrillo Highway, there is a narrow
viewshed of the Pacific Ocean which has the potential to be
impacted by the project. The viewshed is presented in
Attachment J. To ensure minimal blockage of this view,
proposed landscaping is limited to groundcover and low-growing
shrubs at the corner of Capistrano Road and Cabrillo Highway
and along the entire stretch of Capistrano Road adjacent to the
property. In addition, no RV parking spaces are proposed along
the Capistrano Road side of the property to further minimize
view blockage. As part of the project scope, the existing grade
level would be lowered by approximately 1-foot relative to the
elevation of the adjacent Cabrillo Highway, further minimizing
the effects of any views being blocked by vertical elements. A
Section-Elevation with cars and RVs provided in the project
plans visually demonstrates the grade difference between
Cabrillo Highway and the proposed elevation of the RV park
(Attachment C).

Signs

Signs should be simple, well designed and constructed of
materials which harmonize with their surroundings. Signage for
the RV Park would consist of panels located on existing multi-
tenant monument and 1 tower sign for the Harbor Village
property.

Policy 8.13b (Special Design Guidelines for Coastal
Communities) applies supplemental design criteria for the
Princeton-by-the-Sea community which require structures to be
designed to reflect the nautical character of the harbor setting,
are of wood or shingle siding, employ natural or sea colors, and
use pitched roofs. The proposed materials and colors for the



one-story laundry/shower building, such as horizontal fiber
cement siding in Kelly Moore’s Lover’s Hideaway (dark beige),
have a natural appearance. The building uses gable roofs,
including a non-reflective, brown composition shingle as the
primary roof material. Condition No. 3 requires the roofed trash
enclosures to match the color and materials of the
laundry/shower facility.

Recreation/Visitor-Serving Facilities

Policies 11.4 (Recreation and Visitor-Serving Facilities Permitted in the
Coastal Zone), 11.5 (Priority to Visitor-Serving and Commercial
Recreation Facilities), 11.7(c) (Urban Areas), and 11.22(b) (Encourage
Facility Development by the Private Sector) permits, encourages and
prioritizes visitor-serving and commercial recreation uses and facilities
in the Coastal Zone. The proposed RV park is a visitor serving facility
as defined by Policy 11.1 and a commercial recreation facility as
defined by Policy 11.2. As a private development, the RV park would
provide support services to the RV and tent camping segments of
visitors that frequent the coast.

Policy 11.23 (Low Cost Facilities) encourages low cost facilities in
privately developed visitor-serving facilities which are open to the
general public. Recreational vehicle parks can be a form of low-cost
recreational land use that provides access to the coast. In addition,
the tent camping spaces will provide an even more affordable form of
lodging relative to the RV spaces. These types of low-cost lodging
benefits the visitors that may not be in a position to afford more costly
accommodations in the surrounding area.

Policy 11.15(c)(1) (Private Recreation and Visitor Serving Facilities)
requires a deed restriction as a condition of approval that affirms that
the development will remain a visitor-serving use exclusively available
to the general public and limits visitor length of stays to no more than
29 consecutive days, and no more than 90 days per year. The
applicant has proposed stays of no more than 28 consecutive days
and no more than 90 days per year (Attachment L). These
requirements are fulfilled by Condition No. 19 of this permit.

Policy 11.21 (Shoreline Access) requires that any development along
the shoreline provide access in accordance with the policies of the
Shoreline Access Component. Policy 10.1 (Permit Conditions for
Shoreline Access) requires some provision for shoreline access for
development between the sea and nearest road. The project site is
not located between the nearest public road (Capistrano Road) and
the sea. Therefore, Policy 11.21 does not apply. However, the project



does propose a vehicular and pedestrian connection to established
circulation on Capistrano Road that would allow for easy access to the
shoreline from the project site.

Conformance with the Half Moon Bay Airport Land Use Compatibility Plan

The project site is located approximately 900 feet east of the southeasterly
boundary of the Half Moon Bay Airport, a public airport operated by the
County Department of Public Works. Development within certain proximities
of the airport are regulated by applicable policies and requirements of the
Final Half Moon Bay Airport Land Use Compatibility Plan (ALUCP), as
adopted by the City/County Association of Governments (C/CAG) on
October 9, 2014. The overall objective of the ALUCP safety compatibility
guidelines is to minimize the risks associated with potential aircraft
accidents for people and property on the ground and to enhance the
chances of survival for aircraft occupants involved in an accident that occurs
beyond the runway environment. ALUCP’s safety zone land use
compatibility standards restrict land use development that could pose
particular hazards to the public or to vulnerable populations in case of an
aircraft accident.

A large majority of the project site is located in the Airport Influence Area
(Runway Safety Zone 7), where accident risk level is considered to be low.
The bathroom/laundry building would be located within this zone.

A small portion of the west corner of the project site (approximately .13 acre
of the 3.356 acres of the total site) is located in the Airport Influence Area
(Zone 2), the Inner Turning Zone (ITZ), where accident risk level is
considered to be moderate to high as approximately seven percent of
general aviation aircraft accidents occur in an ITZ Zone. The ITZ Zone does
not identify RV parks as a prohibited use. Additionally, the proposed use
complies with the other ITZ development conditions in the Safety Criteria
Matrix of the ALUCP such as locating the structure a maximum distance
from the extended runway centerline and maintaining a less than 35-ft.
building height. No project structures are proposed within the ITZ. Four (4)
RV spaces and two (2) guest parking spaces are within the ITZ. The ITZ
does not directly address the proposed use but prohibits buildings with more
than three above ground habitable floors. The maximum height of any RVs
parked in the ITZ would not exceed the height limit of the CCR zoning
district (28 feet), which is less than the ITZ height limit.

Conformance with the Coastside Commercial Recreation/Design Review
(CCR/DR/CD) Development Standards

The project site is located within the Coastside Commercial Recreation
(CCR) Zoning District which allows commercial recreation and visitor-
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serving uses that are not listed in the ordinance, subject to a use permit, if
they are deemed a compatible land use. These uses must be consistent
with the purpose of the district and compatible with other permitted land
uses. Staff has determined that the proposed 50 space RV park and
associated uses meet the purpose of the CCR Zoning District in that it is
primarily oriented towards meeting the service and recreational needs of
Coastside visitors. In addition, the use is compatible with other permitted
uses in the CCR Zoning District, most notably small and large hostelries
which similarly provide sources of lodging.

CCR Development Standards
Standard Required Proposed
Minimum Side Yard Setbacks 5 ft., combined 82 ft. left side

total of 15 ft. 255 ft. right side

Maximum Impervious Surface 10%* 35%
Area (<18” from grade)
Maximum Lot Coverage 50% 0.59%
Maximum Building Height 36 ft. 16 ft. 7 in.
Minimum Parking Spaces 1 17
* An exception to the limit may be granted by the Community Development Director for
select development upon finding that off-site project drainage, i.e., runoff, will not
exceed that amount equivalent to 10% (parcel size).

a. Protection of Coastal Resources

Development shall be sited and designed to provide maximum
feasible protection of coastal resources including, but not limited to,
marine views. Further discussion can be found in Section A.2 of this
report.

b. Impervious Surface Area

The amount of parcel area covered by impervious structures less than
18 inches in height is limited to 10% of the parcel size. An exception
to the limit may be granted for select development upon finding that
off-site project drainage, i.e., runoff, will not exceed that amount
equivalent to 10 percent (parcel size). The County Drainage Policy
requires that post pre-development runoff amounts do not exceed pre-
development runoff amounts. The project, which includes drainage
facilities, was reviewed by the County’s Department of Public Works
and found to meet this policy.

11



C. Landscaping

Landscaping must be provided in all yards abutting a public street,
except that portion necessary for driveways and sidewalks.
Landscaping areas would be provided in the yards abutting Cabrillo
Highway and Capistrano Road.

d. CCR Zoning District Use Permit Findings

The applicant is seeking a use permit to operate a 50 space RV park
and associated uses as required in the CCR zoning district for Other
Compatible Uses. In order for the Planning Commission to approve a
use permit, the following findings are required.

1. That the design and operation of the proposed use will further
the purpose of this Chapter as stated in Section 6265. The
purpose of the CCR Zoning District is to limit and control the use
and development of land designated as commercial recreation in
the Local Coastal Program in order to establish commercial
areas which:

a. are primarily oriented toward meeting the service and
recreational needs of Coastside visitors, boat users and
Coastside residents seeking recreation;

b. are active and pedestrian-oriented, while meeting the need
for safe and efficient automobile access and parking;

c. have an intimate, human scale;

d. have a unified design theme appropriate to their location;
e. provide public access to nearby coastal areas; and

f.  protect coastal resources.

2.  That the design and operation of the proposed use will conform
with the development standards stated in Section 6269. The
project conforms to the applicable development standards in
Section 6269 of the CCR Zoning District Regulations as

discussed in this Section.

e. Finding for Use Permit

Section 6503 requires that, in order to grant the use permit as applied
for or conditioned, the findings of the Planning Commission must
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include “That the establishment, maintenance, and/or conducting of
the use will not, under the circumstances of the particular case, result
in a significant adverse impact to coastal resources, or be detrimental
to the public welfare or injurious to property or improvements in said
neighborhood.”

The project is compatible with the type and appearance of other
existing commercial/visitor-serving development in the surrounding
area. As previously mentioned, the proposed RV Park would include
50 RV spaces and 7 tent spaces. The facility would be open to the
public year-round with a limit on stays (28 days consecutively and 90
days annually), which is compatible with the operation of other lodging
establishments in the surrounding area.

Furthermore, the project is not considered a destination attraction that
would cause a significant increase or change in pedestrian or vehicle
traffic patterns. The use is intended to provide supportive lodging
services for people that visit the coastside for other primary reasons.
As discussed in the IS/MND, the traffic impact analysis found that the
proposed project would not have a significant impact on traffic in the
area. Also, the IS/MND determined that the project would not pose a
significant safety impact to other vehicles, pedestrians or bicycles.
The Hexagon analysis notes that the overall network of sidewalks and
crosswalks in the study area has good connectivity and provides
pedestrians with safe routes to buses and other points of interest in
the vicinity of the project site and that the sidewalks and bikeways in
the vicinity of the project site are adequate to serve the proposed RV
park. There is no evidence to suggest that the proposed project will
have any detrimental effects upon coastal resources or result in
adverse impacts to properties or improvements in the area.

Conformance with Design Review District Standards

Pursuant to Section 6268 (Design Review) of the CCR Zoning District
regulations and provided the project parcel is located in a Design Review
overlay, the project is subject to design review. Non-residential
development is required to comply with the design guidelines and criteria of
the Community Design Manual and the LCP’s Visual Resources and Special
Communities Component.

Conformance with the applicable Site Design criteria of the Community
Design Manual, including paved areas, landscaping, view preservation, and
signs, are discussed in Section A.2 of this report. The Site Design criteria for
grading requires that grading be carefully controlled to reduce erosion,
minimize impacts on natural systems, and maintain surface runoff at existing
levels. Conformance with these standards can be found in Section A.7 of
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this report. See Section A.2 for discussion on the project’'s compliance with
the Visual Resources and Special Communities Component of the LCP.

6. Conformance with the Mobilehome (MH) General Standards

A Mobilehome Park Permit is required pursuant to Section 6540(1) of the
Zoning Regulations for any mobilehome park in any zoning district in the
unincorporated County. The project meets the definition of a mobilehome
park as defined by Section 6537(2), which includes not just manufactured
housing, but all forms of mobile housing, specifically including recreational
vehicles; however, to the extent the MH ordinance requires consistency with
components of State law that only apply to manufactured housing,
mobilehome parks and installation, or factory-built housing, those
requirements will not be applied to the proposed RV park, which is governed
by a separate State law, the Special Occupancy Parks Act. The project is
intended to be a visitor-serving use that provides low cost lodging
opportunities for people visiting the coastside. Per Policy 11.15(c)(1) of the
LCP, a deed restriction will be required limiting individual stays to 28
consecutive days with a maximum of 90 days per year. Further discussion
can be found in Sections A.2 and A.4 of this report.

7. Conformance with the Grading Requlations

The applicant has provided the following estimates of grading in cubic yards
required to construct the project:

Project Grading Quantities in Cubic Yards (c.y.)

Cut Fill Grading Total
Lot 4,500 c.y. 4,575¢.y. 9,075¢c.y.

Net Import: 75 c.y.*

* Net import of fill means that the use of cubic yards of cut is not adequate
to contribute the proposed and necessary fill; the net import amount is

brought to the site from off-site sources.

The purpose of the Grading Regulations is to promote the conservation of
natural resources, including topography and vegetation, as well as to protect
health and safety, which includes the reduction or elimination of erosion,
siltation and flooding.

The construction of the RV park involves earthwork of 4,500 cubic yards of
cut and 4,575 cubic yards of fill. A Grading Permit is required for projects
that require a building permit and involve earthwork that exceeds 250 cubic
yards (c/y). All application requirements of the Grading Regulations
(including grading plans with engineer’s estimate of the quantity of
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materials, an erosion and sediment control plan, dust control plan, cross
sections detailing the grading to occur), have been submitted and reviewed
by the County Department of Public Works and the County Geotechnical
Section and deemed compliant with the applicable requirements.

a.

Findings for Grading Permit

The following is a discussion of how the project complies with required
findings per Section 9290:

1.

That this project, as conditioned, will not have a significant
adverse effect on the environment.

The project has been reviewed by Planning staff and the
Department of Public Works, which found that the project can be
completed without significant harm to the environment as
conditioned. Staff reviewed the grading and erosion control
plans — together with the County Geotechnical Section’s review
of submitted geotechnical studies and drainage reports - and
determined that the project, as proposed and conditioned,
including grading, construction, and post-construction
stormwater drainage, would adequately contain project drainage
on-site, and would not adversely affect or increase erosion in the
area. The implementation of the associated mitigation
measures of the IS/MND together with the conditions of approval
would ensure that the project can be completed without
significant harm to the environment.

That this project, as conditioned, conforms to the criteria of the
San Mateo County Grading Regulations and is consistent with
the General Plan.

Planning staff and the Department of Public Works have
reviewed the project and have determined its conformance to
the criteria of Chapter 8, Division VI, San Mateo County
Ordinance Code, including the standards referenced in Section
8605 and the San Mateo County General Plan.

Pursuant to the County Department of Public Works and
Geotechnical Section’s review and conditional approval of the
grading plans, the project complies with the Grading
Regulations.
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ENVIRONMENTAL REVIEW

An Initial Study and Mitigated Negative Declaration (IS/MND) was prepared for
this project and circulated from September 18 through October 18, 2019. While
initially released and circulated for a 30-day period, the County extended the
review period for another six days to accommodate the California Coastal
Commission’s request for additional time for comments. As a result, the County
extended the review period to October 24, 2019.

1. Summary of Analysis of the Main Environmental Factors: Staff has
summarized its analysis of the main environmental factors discussed in the
IS/MND, below.

a.

Aesthetics: The Aesthetics section addresses potential impacts of the
project to ocean views. Mitigation Measure 1 (Condition 20) was
included to limit the amount of light spilling over to adjacent properties.
The shower and laundry building will be slightly expanded relative to
what is shown on the plans in Attachment C because it is required to
have three (3) toilets, showers, and lavatories per building code. In
response to these requirements, the applicant has submitted a
conceptual set of revised plans for the building (Attachment K). The
changes will not create further aesthetic impacts as the structure will
still be one-story, retain the same location, and not impact ocean
views as they will still be blocked by the adjacent Oceano Hotel. In
addition, the enlarged structure will not increase the overall intensity or
density of the use as it does not spur an increase in RV or tent
spaces, only ensuring that those already proposed are properly
served. Further discussion can be found in Section A.2 of this report.

Biological Resources: The Biological Resources section addresses
the potential impacts of construction on sensitive species. In
summary, an SWCA biologist conducted a reconnaissance-level field
survey of the study area on October 17, 2017. The SWCA evaluation
states that developed, agricultural, and disturbed/ruderal habitats do
not typically provide suitable habitat for sensitive wildlife species. No
jurisdictional wetlands, water features, or riparian corridors were
observed within the project area. Although the project area lacks
suitable natural habitat conditions for California red-legged frog and
San Francisco garter snake, the project area could be used by these
species for dispersal. However, due to the lack of emergent
vegetation cover and development surrounding the project area, the
potential for these species to occur within the project area is low. The
project area does contain habitat for nesting migratory birds, including
northern harrier (Circus cyaneus), a California Department of Fish and
Wildlife (CDFW) species of special concern that is protected under the
Migratory Bird Treaty Act and/or the California Fish and Game Code.
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With the provided mitigation measures and conditions of approval, the
impacts of construction and development would be less than
significant.

Geology and Soils: The Geology and Soils section mainly addresses
the suitability of the land to support development and potential erosion
that could occur during construction activities. With the provided
mitigation measures, the impacts of construction and development
would be less than significant. Further discussion can be found in
Section A.7 of this report.

Hydrology and Water Quality: The Hydrology and Water Quality
section addresses pre-and post-development stormwater flows. The
project complies with the County’s Drainage Policy requiring post-
construction stormwater flows to be at, or below, pre-construction flow
rates. In addition, due to the amount of new impervious surface
proposed, the Department of Public Works required a Bay Area
Hydrology Model (BAHM) analysis and associated stormwater
detention to meet C3 requirements. These measures, in addition to
requiring the detention and treatment of stormwater runoff onsite, also
requires treatment or project drainage.

Transportation: Per the Screening Thresholds for Land Use Projects
section of the “Technical Advisory on Evaluating Transportation
Impacts in CEQA” document published by the Governor’s Office of
Planning and Research, the proposed project “may be assumed to
cause a less-than significant transportation impact” because it
generates or attracts fewer than 110 trips per day. With respect to
compliance with the Department of Public Works’ 2013 Traffic Impact
Study Requirements, the project does not meet its 100-trip threshold
for a significant adverse impact on traffic conditions in San Mateo
County. Further discussion can be found in Section A.2 of this report.

Utilities and Service Systems: The Granada Community Services
District has indicated that they have adequate capacity to serve the
project’s sanitary sewerage demands. In addition, the project would
also have adequate water service connections from the Coastside
County Water District. Further discussion can be found in Section A.2
of this report.

Summary of Comments Received by Staff on the IS/MND: Comments were
received from the California Department of Toxic Substances Control
(DTSC), California Department of Transportation (Caltrans), California
Coastal Commission (CCC), and Midcoast Community Council (MCC).
Comments from individuals were also received, which aligned with
comments received by the MCC and are addressed in the MCC section.
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What follows is a summary of the comments received, each followed by staff
response.

a. California Department of Toxic Substances Control: Upon circulation
of the IS/MND, the DTSC provided comments (email dated October 4,
2019; Attachment 1), within which they cited issues and concerns
summarized as follows:

(1) Hazardous Materials: Minimal amounts of hazardous materials
such as fuel and paint would be used during construction and
should be acknowledged. Adequate Best Management
Practices must be implemented to prevent spills or incorrect use
of these hazardous materials. Relevant mitigation measures
should be referenced or proposed.

(2) PastLand Uses: Past land uses must be discussed in that they
could have resulted in hazardous materials releases within the
project area that should be investigated prior to development for
public health protection. Past land uses could indicate the need
for collecting environmental samples and/or preparing a Phase 2
Environmental Site Assessment (ESA).

(3) Grading: Discuss whether on-site soil would be sampled for
disposal or reuse and how an adequate fill source would be
chosen.

(4) Cortese List Requirements: Ensure that the project was
reviewed under the Cortese List requirements and evaluate how
nearby contaminated sites, if any, may impact the project site.

Staff Response: Regarding the prevention of spills or incorrect use of
hazardous materials, Mitigation Measures 2, 9, and 14 (Condition Nos. 21,
28, and 32) address the prevention of spills or incorrect use of hazardous
materials. Mitigation Measure 14 (Condition No. 32) specifically requires the
control of fuels and other hazardous materials.

Past land uses are discussed in Question 2.d of the IS/MND. The property
has been used as a pumpkin patch for sale of pumpkins for annual holidays.
It has also been used historically as a staging area for temporary events and
as unpaved overflow parking for the adjacent commercial development.

All cut soils from the project would need to be disposed of in a class 3
landfill such as Ox-Mountain. They would not receive soil unless it is
manifested properly for disposal. This would be done as soil is excavated,
stockpiled for sampling, and then disposed of properly. Allfill soils (except
for small amounts of organic topsoil kept for landscaping purposes) would
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consist of class 2 or class 3 subbase for road and driveway construction and
drain-rock for the drainage systems. The fills are considered engineered fill
and would not require testing.

During the preparation of the IS/MND, the project was reviewed against the
Cortese List requirements by the Planning Section. The project site and
those in the vicinity were not found to be on the EnviroStor, Geotracker,
DTSC, or Water Board databases. In addition, the County Geotechnical
Engineer reviewed the site against the contaminated soils criteria of the San
Mateo Countywide Water Pollution Prevention Program’s Construction Best
Management Practices and found no evidence of possible contamination.
Based on the previous land uses as discussed above, lack of contaminated
sites within the immediate vicinity, and the lack of existing conditions that
would indicate contaminated soils, it is unlikely that the project site has been
subject to contamination by hazardous materials.

b. California Department of Transportation (Caltrans): Upon circulation
of the IS/MND, Caltrans provided comments (email dated October 15,
2019; Attachment H), regarding concerns about construction-related
temporary access points along Cabrillo Highway, the addition or
modification of utilities in Caltrans right-of-way, and impacts to traffic
on Cabrillo Highway during construction.

Staff Response: No temporary construction access points are proposed
along Cabirillo Highway. The temporary construction entrance would be off
of Capistrano Road in the same location as the proposed permanent
entrance into the RV park. Condition No. 82 requires a Transportation
Management Plan to be submitted at the building permit stage for review
and approval by Caltrans to address the temporary traffic impacts that may
arise during construction.

C. California Coastal Commission: The California Coastal Commission
provided comments in a letter dated September 15, 2017 addressing
the project submittal and, in an email, dated October 25, 2019
addressing the IS/MND which are summarized as follows:

(1) Land Use: CCC staff has noted that the proposed RV park must
be evaluated against the CCR zoning regulations as an Other
Compatible Use.

(2) Traffic: CCC staff recommends that the traffic impact analysis
address potential conflicts with commercial vehicle traffic that
fluctuates seasonally in and out of the harbor. They also
recommend that the analysis discuss potential project impacts to
public coastal access along Highway 1 during peak summer
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periods and traffic issues that may arise pre-and post-
construction, consistent with LCP Policy 2.52.

(83) Commercial Recreation/Visitor Serving Facilities: As noted by
CCC staff, the LCP encourages low-cost, public-serving
recreational opportunities along the coast such as RV parks.
Their staff is in favor of such uses as they benefit the visitors
that may not be in a position to afford more costly lodging
facilities such as luxury hotels located in coastal areas. They
determined that the project meets the definitions of a visitor
serving facility (LCP Policy 11.1) and commercial recreation
facility (LCP Policy 11.2). They also note that the permit shall
include a condition, per LCP Policy 11.15, limiting consecutive
stays to 29 days and no more than 90 days annually. This
condition has been added as Condition No. 19 in Attachment A.

(4) Visual Resources: CCC staff notes that the LCP requires the
protection of scenic and visual resources and that the
development must minimize impacts on ocean views from public
viewpoints. They also state that the project must be reviewed
against the applicable design guidelines and regulations.

(5) Prime Soils: Because the entire project site contains prime soils
that have a Class Il rating (non-irrigated), CCC staff
recommends that the project should be evaluated against LCP
Policies 1.3 and 5.22.

(6) Biological Resources: CCC staff recommends that the drainage
system for the project should not affect the character of the
swale at the northeast edge of the project area because the
swale could provide marginal, suitable habitat for sensitive
wildlife species such as the California red-legged frog and the
San Francisco garter snake which may use the drainage for
dispersal.

Staff Response: Regarding land use, further discussion can be found in
Section A.4 of this report. Traffic is addressed above in this section and in
Section A.2. Commercial recreation/visitor serving facilities, visual
resources, and prime soils are discussed in Section A.2.

In terms of biological resources, the project does not propose any changes
to the swale and mitigation measures are provided to minimize the impacts
of construction and development to a less than significant level. Further
discussion can be found above in this section and in the IS/MND.
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d. Midcoast Community Council: Upon circulation of the IS/MND, the
MCC provided comments (memo dated October 9, 2019; Attachment
D), within which it cited concerns from the community. The comments
regarding aesthetics and traffic largely echo those received by
Planning staff from individuals via email. The MCC’s concerns related
to environmental factors of the IS/MND are summarized as follows:

(1) Aesthetics: Majority of the comments from the public raised
concerns about the potential visual impacts of this project
according to the MCC. Many people are concerned about the
blockage of ocean views and consider the sight of an RV park
unappealing overall for residents and visitors.

(2) Traffic: Project traffic impacts are a major concern of the MCC.
The MCC asserts that the Midcoast has significant traffic delays
on the weekends and that trailers and RVs, by their nature, tend
to impact traffic more than most vehicles, because they are
larger and slower.

Staff Response: The aesthetics of the project have been evaluated against
the applicable Design Review regulations as required by the Visual
Resources Component of the LCP and the CCR Zoning District regulations.
Further discussion can be found above, in Sections A.1 and A.2 of this
report and in the IS/MND. The traffic impact analysis found that the
proposed project would not have a significant impact on traffic in the area.
Further discussion can be found above, Section A.2 of this report, and the
IS/MND.

MIDCOAST COMMUNITY COUNCIL

After the comment period for the IS/IMND, the Midcoast Community Council
provided comments on the project in a letter dated October 23, 2019 in which the
MCC recommends denial of the project unless the RV park is reduced from 50 to
25 spaces. Their specific concerns are regarding aesthetics, traffic, length of
guest stays, and pollution which are addressed below:

Aesthetics: In addition to their comments on the IS/MND, the MCC requests a
height-restricted Clear View Easement on a portion of the property that would limit
the height of vegetation to 3 feet at maturity to minimize impacts to ocean views.
Proposed landscaping is limited to groundcover and low-growing shrubs at the
corner of Capistrano Road and Cabrillo Highway and along the entire stretch of
Capistrano Road adjacent to the property. In addition, no RV parking spaces are
proposed along the Capistrano Road side of the property to further minimize view
blockage. Further discussion can be found in Section A.2 of this report and the
IS/MND.
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Traffic: In addition to their comments on the IS/MND, the MCC also expressed
concern regarding the cumulative effect on traffic that would be incurred with the
proposed project and the Big Wave North Parcel Alternative Project (Big Wave)'
on Airport Street (PLN 2013-00451). The provided traffic impact analysis includes
a scenario that reviews the proposed development in conjunction with
construction of Big Wave and a motel expansion at 11 Avenue Alhambra. In this
and all other reviewed scenarios, the traffic analysis found that the proposed
project would not have a significant impact on traffic in the area. Further
discussion can be in Section A.2 of this report and the IS/MND.

Length of Guest Stay Enforcement: They also indicate that the applicant’s 28 day
stay limit will be difficult to enforce, claiming that the developer has a history of
allowing stays longer than 28 days at the Pillar Point RV park and that part of the
park may become permanent housing instead of 100% visitor serving. Per LCP
Policy 11.15(c)(1), Condition 19 has been added limiting consecutive stays to 28
days and no more than 90 days annually and ensuring that the use will remain
public and visitor serving. In addition, the County’s Code Compliance Section
may be employed for enforcement if this requirement is not met in the future.
Further discussion can be found in Section A.2 of this report.

Climate/Pollution: The MCC has concerns regarding the amount of greenhouse
gases that may be generated by the RVs, both through travel and the use of
generators by RV visitors. As noted in Section A.2 of this report and the IS/MND,
the Screening Thresholds for Land Use Projects section of the Technical Advisory
on Evaluating Transportation Impacts in CEQA document published by the
Governor’s Office of Planning and Research, the proposed project “may be
assumed to cause a less-than significant transportation impact” because it
generates or attracts fewer than 110 trips per day which indicates that there will
be a minimal impact on air pollutants and greenhouse gases (GHG). Additionally,
the proposed project would have electrical hookups, minimizing the need for
generators operated by RV visitors. Discussion regarding stormwater runoff and
water quality can be found in Sections A.4 and B of this report.

There is also concern that the impervious surface proposed would increase
polluted stormwater runoff and affect the habitat of native species, including
nesting migratory birds. The project complies with County drainage and
stormwater treatment requirements. See the Hydrology and Water Quality
Section of Section B for further discussion.

REVIEWING AGENCIES

" The Big Wave North Parcel Alternative Project includes five (5) buildings containing approximately
155,500 sq. ft. of industrial/office/storage uses. The Office Park buildings will be occupied by private
firms with their own workers. It also includes a Wellness Center that will consist of 70,500 sq. ft. of
affordable housing and associated uses with up to 57 bedrooms for a maximum of 50 developmentally
disabled adults and their aides.
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Attachment A

County of San Mateo
Planning and Building Department

RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL

Permit or Project File Number: PLN 2017-00320 Hearing Date: December 11, 2019

Prepared By: Ruemel Panglao For Adoption By: Planning Commission

Project Planner

RECOMMENDED FINDINGS

For the Environmental Review, Find:

1.

That the Planning Commission does hereby find that the Initial Study/Mitigated
Negative Declaration reflects the independent judgment of San Mateo County.

That the Initial Study/Mitigated Negative Declaration is complete, correct, and
adequate and prepared in accordance with the California Environmental Quality
Act (CEQA) and applicable State and County Guidelines.

That on the basis of the Initial Study/Mitigated Negative Declaration, comments
received hereto, and testimony presented and considered at the public hearing,
there is no substantial evidence that the project will have a significant effect on the
environment.

That the Mitigation Measures (numbered 1 through 17) in the Initial
Study/Mitigated Negative Declaration and agreed to by the owner and placed as
conditions on the project address the Mitigation Monitoring and Reporting Plan
requirements of California Public Resources Code Section 21081.6.1. The
Mitigation Measures have been included as conditions into this attachment. This
attachment shall serve as the Mitigation Monitoring and Reporting Plan.

For the Coastal Development Permit, Find:

5.

That the project, as described in the application and accompanying materials
required by Zoning Regulations Section 6328.7 and as conditioned in accordance
with Section 6328.14, conforms to the plans, policies, requirements, and
standards of the San Mateo County Local Coastal Program (LCP), specifically in
regard to the Locating and Planning New Development Component, Public Works
Component, Visual Resources Component (including the Community Design
Manual Standards), Shoreline Access, and Recreation/Visitor-Serving Facilities
Component of the LCP. Furthermore, the proposed project is visually compatible
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with the mix of commercial recreation development along Capistrano Road, and
the project is a visitor-serving and commercial recreation facility that would serve
the needs of Coastside visitors and residents in the area.

That the project conforms to the specific findings required by policies of the
San Mateo County Local Coastal Program. Any applicable findings are discussed
in Section A.2 of the staff report.

For the Use Permit, Find:

7.

That the design and operation of the proposed use will further the purpose of the
CCR Zoning District as stated in Section 6265, as the project consists of a 50-
space RV park intended to serve coastside visitors and locals. The proposed
project is compatible with the surrounding mix of commercial/visitor-serving
development in the Princeton area, which includes retail shops, lodging, and
restaurants. The project would provide on-site parking. The project site is within
walking distance to other commercial visitor-serving businesses, primarily along
Capistrano Road, and is within walking distance to shoreline access points to
Princeton Beach. Overall, the project would not impact coastal resources or
public ocean views.

That the design and operation of the proposed use will conform with the
development standards stated in Section 6269 (CCR Zoning District) since the
project, as proposed and conditioned, conforms to the applicable development
standards of the CCR Zoning District Regulations with regard to setbacks, height,
lot coverage, protection of coastal resources, and landscaping. The applicant is
seeking a use permit to classify an RV park under Other Compatible Uses as
allowed by the CCR regulations.

That the establishment, maintenance, and/or conducting of the use will not, under
the circumstances of the particular case, result in a significant adverse impact to
coastal resources, or be detrimental to the public welfare or injurious to property
or improvements in said neighborhood since there is no evidence to suggest that
the proposed project, as conditioned and approved, will have any detrimental
effect upon coastal resources or result in adverse impacts to properties or
improvements in the area. The project is compatible with the type and appearance
of other existing commercial/visitor-serving development in the surrounding area,
including two other RV parks in close proximity at Pillar Point Harbor and Pillar
Point RV Park. As proposed and conditioned, the facility would be open to the
public year-round with a limit on stays consistent with the LCP (28 days
consecutively and 90 days annually), which is compatible with the operation of
other lodging establishments in the surrounding area. Furthermore, the project is
not considered a destination attraction that would cause a significant increase or
change in pedestrian or vehicle traffic patterns as the use is intended to provide
supportive lodging service to people that visit the Princeton area for other primary
reasons.
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For the Design Review Permit, Find:

10.

That the project complies with the design guidelines and criteria of the Community
Design Manual and the LCP’s Visual Resources Component. The proposed
materials and colors for the one-story laundry/shower facility, such horizontal fiber
cement siding in Kelly Moore’s Lover’s Hideaway (dark beige), has a natural
appearance. The structure uses gable roofs, including a non-reflective, brown
composition shingle as the primary roof material. Paved areas integrate into the
site, relate to the proposed structure, and would be landscaped to reduce visual
impact from residential areas and from roadways. Public views from public roads
and along scenic corridors to the ocean are protected. The proposed signs would
include panels located on an existing multi-tenant monument sign and tower sign
that consolidate signage for the Harbor Village property.

For the Mobilehome Park Permit, Find:

11.

That the proposed project meets all of the applicable regulations of Chapter 26 of
the Zoning Regulations. The project meets the definition of a mobilehome park as
defined by Section 6537(2), which includes not just manufactured housing, but all
forms of mobile housing, specifically including recreational vehicles; however, to
the extent the MH ordinance requires consistency with components of State law
that only apply to manufactured housing, mobilehome parks and installation, or
factory-built housing, those requirements will not be applied to the proposed RV
park, which is governed by a separate State law, the Special Occupancy Parks
Act. The project is intended to be a commercial recreation and visitor serving use
that provides low cost lodging opportunities for people visiting the coastside.

For the Grading Permit, Find:

12.

13.

That this project, as conditioned, will not have a significant adverse effect on the
environment. The project has been reviewed by the Planning Section, who
prepared an Initial Study/Mitigated Negative Declaration and found that the project
can be completed without significant harm to the environment as conditioned.

That this project, as conditioned, conforms to the criteria of the San Mateo County
Grading Ordinance and is consistent with the General Plan. Planning staff and
the Department of Public Works have reviewed the project and have determined
its conformance to the criteria of Chapter 8, Division VII, San Mateo County
Ordinance Code, including the standards referenced in Section 8605 and the San
Mateo County General Plan.
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RECOMMENDED CONDITIONS OF APPROVAL

Current Planning Section

1.

This approval applies only to the proposal, documents and plans described in this
report and approved by the Planning Commission on December 11, 2019. The
Community Development Director may approve minor revisions or modifications
to the project if they are consistent with the intent of, and in substantial
conformance with, this approval.

The Coastal Development Permit, Use Permit, Mobilehome Park Permit, and
Grading Permit approvals shall be valid for five (5) years from the date of final
approval in which time a building permit shall be issued and a completed building
inspection (to the satisfaction of the Building Inspector) shall have occurred within
180 days of its issuance. The Mobilehome Park Permit must be renewed every 5
years thereafter. Any extension to these permits shall require submittal of a
request for permit extension and payment of applicable extension fees, no less
than sixty (60) days prior to expiration. An extension of these approvals will be
considered upon written request and payment of the applicable fees sixty (60)
days prior to the expiration of the approvals.

The applicant shall submit detailed drawings of the two roofed trash enclosure
structures to the project planner prior to Planning approval of the building permit.
The structure shall match the design and materials of the laundry/shower building.

Any change in use or intensity not already approved shall require an amendment
to the use permit. Amendment to this use permit requires an application for
amendment, payment of applicable fees, and consideration at a public hearing.

Signage for the use shall be limited to that approved under this permit. Any
additional signage beyond the existing monument and tower signs shall require
separate approval by the Planning and Building Department prior to installation.

Any new utilities shall be located underground from the nearest existing pole. No
new poles are permitted to be installed.

The exterior colors and materials are approved. Color verification shall occur in
the field after the applicant has applied the approved materials and colors but
before a final inspection has been scheduled.

All approved landscaping shall be maintained in a healthy condition for the life of

the use. Any dead or dying landscape shall be removed and replaced with the
same or similar species.
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10.

11.

At the building permit application stage, the project shall demonstrate compliance
with the Water Efficient Landscape Ordinance (WELO) and provide the required
information and forms.

The applicant shall provide “finished floor elevation verification” to certify that the
laundry/shower building is actually constructed at the height shown on the
submitted plans. The applicant shall have a licensed land surveyor or engineer
establish a baseline elevation datum point in the vicinity of the construction site.

a.

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

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

Prior to Planning approval of the building permit application, the applicant
shall also have the licensed land surveyor or engineer indicate on the
construction plans: (1) the natural grade elevations at the significant
corners (at least four) of the footprint of the proposed structure on the
submitted site plan, and (2) the elevations of proposed finished grades.

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

Once the building is under construction, prior to the below floor framing
inspection or the pouring of the concrete slab (as the case may be) for the
lowest floor(s), the applicant shall provide to the Building Inspection Section
a letter from the licensed land surveyor or engineer certifying that the lowest
floor height, as constructed, is equal to the elevation specified for that floor
in the approved plans. Similarly, certifications on the garage slab and the
topmost elevation of the roof are required.

If the actual floor height, garage slab, or roof height, as constructed, is
different than the elevation specified in the plans, then the applicant shall
cease all construction and no additional inspections shall be approved until
a revised set of plans is submitted to and subsequently approved by both
the Building Official and the Community Development Director.

The property owner shall adhere to the San Mateo Countywide Stormwater
Pollution Prevention Program “General Construction and Site Supervision
Guidelines,” including, but not limited to, the following:
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Delineation with field markers of 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.

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.

Storage, handling, and disposal of construction materials 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
the 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
polluted 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
the site shall be clear and running slowly at all times.
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12.

13.

14.

15.

n. Failure to install or maintain these measures will result in stoppage of
construction until the corrections have been made and fees paid for staff
enforcement time.

The applicant shall include an erosion and sediment control plan to comply with
the County’s Erosion Control Guidelines on the plans submitted for the building
permit. This plan shall identify the type and location of erosion control measures
to be installed upon the commencement of construction in order to maintain the
stability of the site and prevent erosion and sedimentation off-site.

No site disturbance shall occur, including any tree/vegetation removal or grading,
until a building permit has been issued.

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

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

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

C. The applicant shall ensure that no construction-related vehicles shall
impede through traffic along the right-of-way on Capistrano Road and Pillar
Point Harbor Boulevard. All construction vehicles shall be parked on-site
outside the public right-of-way or in locations which do not impede safe
access on Capistrano Road and Pillar Point Harbor Boulevard. There shall
be no storage of construction vehicles in the public right-of-way.

At the building permit application stage, the applicant shall submit a tree
protection plan, including the following:

a. ldentify, establish, and maintain tree protection zones throughout the entire
duration of the project.

b. Isolate tree protection zones using 5-foot tall, orange plastic fencing
supported by poles pounded into the ground, located at the driplines as
described in the arborist's report.

C. Maintain tree protection zones free of equipment and materials storage;

contractors shall not clean any tools, forms, or equipment within these
areas.
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16.

17.

18.

d. If any large roots or large masses of roots need to be cut, the roots shall be
inspected by a certified arborist or registered forester prior to cutting as
required in the arborist's report. Any root cutting shall be undertaken by an
arborist or forester and documented. Roots to be cut shall be severed
cleanly with a saw or toppers. A tree protection verification letter from the
certified arborist shall be submitted to the Planning Department within five
(5) business days from site inspection following root cutting.

e. Normal irrigation shall be maintained, but oaks shall not need summer
irrigation, unless the arborist's report directs specific watering measures to
protect trees.

f. Street tree trunks and other trees not protected by dripline fencing shall be
wrapped with straw wattles, orange fence and 2 x 4 boards in concentric
layers to a height of 8 feet.

g. Prior to Issuance of a building permit, the Planning and Building Department
shall complete a pre-construction site inspection, as necessary to verify that
all required tree protection and erosion control measures are in place.

The applicant shall prepare a Stormwater Management Plan (SWMP) that
includes, at a minimum, exhibit(s) showing drainage areas and location of Low
Impact Development (LID) treatment measures; project watershed; total project
site area and total area of land disturbed; total new and/or replaced impervious
area; treatment measures and hydraulic sizing calculations; a listing of source
control and site design measures to be implemented at the site; hydromodification
management measures and calculations, if applicable; Natural Resources
Conservation Service (NRCS) soil type; saturated hydraulic conductivity rate(s) at
relevant locations or hydrologic soil type (A, B, C or D) and source of information;
elevation of high seasonal groundwater table; a brief summary of how the project
is complying with Provision C.3 of the MRP; and detailed Maintenance Plan(s) for
each site design, source control and treatment measure requiring maintenance.
An Operation and Maintenance Agreement must be recorded prior to Planning
final approval of the building permit.

The project shall comply with all requirements of the Municipal Regional
Stormwater NPDES Permit Provision C.3. Please refer to the San Mateo
Countywide Water Pollution Prevention Program’s (SMCWPPP) C.3 Stormwater
Technical Guidance Manual for assistance in implementing LID measures at the
site.

The property owner(s) shall coordinate with the project planner to record the
Notice of Determination and pay an environmental filing fee of $2,354.75 (or
current fee), as required under Fish and Game Code Section 711.4(d), plus a $50
recording fee to the San Mateo County within four (4) working days of the final
approval date of this project.
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19.

The Coastal Development Permit shall not be in effect until a deed restriction is
recorded by the owner of the land that specifies the following:

a. The development is a visitor-serving use exclusively available to the general
public and that visitor and recreational vehicle length of stays are limited to
no more than 28 consecutive days, and no more than 90 days per year. No
recreational vehicles, trailers, or tents shall be allowed to remain on the site
in excess of the length of stay limits. The deed restriction shall be recorded
by the County Recorder to run with the land.

b. Conversion of any portion of the visitor-serving or commercial recreation
facilities from development allowed under subparagraph (1) above, to a non-
public, private, or member-only use, or the implementation of any program
to allow extended or exclusive use or occupancy of such facilities by an
individual or limited group or segment of the public, shall require an
amendment to the applicable permit, and shall require a reduction in project
density to the amount prescribed by LCP Policy 1.8 for uses which are not
visitor serving.

The following conditions of approval impose the mitigation measure identified in the
IS/MND, with minor changes to Mitigation Measures 1 shown in underlines. The minor
changes would not lessen the effectiveness of the mitigation measure.

20.

21.

Mitigation Measure 1: All exterior lights shall be designed and located so as to
confine direct rays to the subject property and prevent glare in the surrounding
area_while meeting building code requirements. Any light spilling over onto
adjacent properties caused by lighting required by building code shall be limited to
the minimum lighting intensity and fixture amount required. A photometric and
lighting plan shall be reviewed by the Planning Section during the building permit
process to verify compliance with this condition. Prior to the final approval of the
building permit, lighting shall be inspected and compliance with this requirement
shall be verified.

Mitigation Measure 2: The applicant shall implement dust control measures, as
listed below. Measures shall be included on plans submitted for the Building
Permit and encroachment permit applications. The measures shall be
implemented for the duration of any grading, demolition, and construction
activities that generate dust and other airborne particles. The measures shall
include the following

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

b. Water or cover stockpiles of debris, soil, sand, or other materials that can be
blown by the wind.
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22.

j-

Cover all trucks hauling soil, sand, and other loose materials, or require all
trucks to maintain at least 2 feet of freeboard.

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

Sweep daily (preferably with water sweepers) all paved access roads,
parking, and staging areas at the construction sites.

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

Enclose, cover, water twice daily, or apply non-toxic soil binders to exposed
stockpiles (dirt, sand, etc.).

Limit traffic speeds on unpaved roads within the project parcel to 15 miles
per hour (mph).

Install sandbags or other erosion control measures to prevent silt runoff to
public roadways.

Replant vegetation in disturbed areas as quickly as possible.

Mitigation Measure 3: The applicant shall submit an Air Quality Best

Management Practices Plan to the Planning and Building Department prior to the
issuance of any grading permit “hard card” or building permit that, at a minimum,
includes the “Basic Construction Mitigation Measures” as listed in Table 8-1 of the
BAAQMD California Environmental Quality Act (CEQA) Guidelines (May 2011).
The following Bay Area Air Quality Management District Best Management
Practices for mitigating construction-related criteria air pollutants and precursors
shall be implemented prior to beginning any grading and/or construction activities
and shall be maintained for the duration of the project grading and/or construction
activities:

a.

All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded
areas, and unpaved access roads) shall be watered two times per day.

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

All visible mud or dirt track-out onto adjacent public roads shall be removed
using wet power vacuum street sweepers at least once per day.
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23.

d. All vehicle speeds on unpaved roads shall be limited to 15 miles per
hour(mph).

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

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

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

h. All construction equipment shall be maintained and properly tuned in
accordance with manufacturer’s specifications.

i Minimize the idling time of diesel-powered construction equipment to two
minutes.

J- Post a publicly visible sign with the telephone number and person to contact

at the Lead Agency regarding dust complaints. This person shall respond
and take corrective action within 48 hours. The Air District’'s phone number
shall also be visible to ensure compliance with applicable regulations.

Mitigation Measure 4: Pre-Construction Nesting Bird Surveys. Prior to any
Project construction-related activities (such as tree removal, grubbing, grading or
other land disturbing activities), the Project proponent shall take the following
steps to avoid direct losses of active nests, eggs, and nestlings and indirect
impacts to avian breeding success:

If construction-related activities occur only during the non-breeding season,
between August 31 and February 1, no nest surveys will be required.

During the breeding bird season (February 1 through August 31), a qualified
biologist shall survey areas intended for construction-related activities in the
Project Area for nesting raptors and passerine birds not more than 14 days prior
to any ground-disturbing activity or vegetation removal. Surveys shall include all
potential habitats within 250 feet of activities for raptors, and 50 feet of activities
for passerines. If results are positive for nesting birds, a qualified biologist shall
advise as to whether avoidance procedures are necessary, subject to review and
approval by the Community Development Director. These may include
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24,

25.

26.

27.

implementation of buffer areas (minimum 50-foot buffer for passerines and
minimum 250-foot buffer for most raptors) or seasonal avoidance. Once
established, buffer areas around active nests may be reduced on a case-by-case
basis based on guidance from a qualified biologist. The biologist shall consider
factors such as topography, land use, Project activities, visual screening or line-of-
site to active nest, and background noise levels when establishing a reduced nest
buffer. The biologist shall advise whether full-time biological monitoring should be
required during all activities that occur within reduced nest buffers in order to
monitor the active nest(s) for signs of disturbance or “take.”

Mitigation Measure 5: Environmental Training. All crewmembers shall attend an
Environmental Awareness Training presented by a qualified biologist. The
training shall include a description of the special-status species that may occur in
the region, the project Avoidance and Minimization Measures, Mitigation
Measures, the limits of the project work areas, applicable laws and regulations,
and penalties for non-compliance. Upon completion of training, crewmembers
shall sign a training form indicating they attended the program and understood the
measures. Completed training form(s) shall be provided to the Project Planner
before the start of project activities.

Mitigation Measure 6: Ground Disturbing Construction Activities. Ground
disturbing construction-related activities shall occur during the dry season (June 1
to October 15) to facilitate avoidance of California red-legged frog. Regardless of
the season, no construction shall occur within 24 hours following a significant rain
event defined as greater than 1/4 inches of precipitation in a 24-hour period.
Following a significant rain event and the 24-hour drying-out period, a qualified
biologist shall conduct a preconstruction survey for California red-legged frog prior
to the restart of any Project activities.

Mitigation Measure 7: Wildlife Encounters. If any wildlife is encountered during
Project activities, said encounter shall be reported to a qualified biologist and
wildlife shall be allowed to leave the work area unharmed. Animals shall be
allowed to leave the work area of their own accord and without harassment.
Animals shall not be picked up or moved in any way.

Mitigation Measure 8: Vegetation Disturbance. Disturbance to vegetation shall
be kept to the minimum necessary to complete the Project activities. Prior to the
Current Planning Section’s approval of the building permit for the project, the
applicant shall submit a Biological Protection Plan, subject to Community
Development Director review and approval, showing areas to remain undisturbed
by construction-related activities and protected with recommended measures
(such as temporary fencing with the type to be specified by a qualified biologist).
To minimize impacts to vegetation, a qualified biologist shall work with the
contractor to designate work areas (including all staging areas) and designate
areas to remain undisturbed and protected.
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28.

29.

30.

31.

Mitigation Measure 9: Vehicle Fueling and Maintenance. All fueling,

maintenance of vehicles and other equipment, and staging areas should occur at
least 50 feet from the drainage swale on the northeastern edge of the project
area. The edge of the 50 feet buffer zone shall be marked using visible markers
by a biologist no sooner than 30 days prior to the start of construction. Equipment
operators and fueling crews shall ensure that contamination of the swale does not
occur during such operations by restricting all activities to outside of the buffer
zone. Prior to the start of construction-related activities, a plan to allow for prompt
and effective response to any accidental spills shall be submitted and subject to
review and approval by the Community Development Director. All workers should
be informed of the importance of preventing spills, and of the appropriate
measures to take should a spill occur.

Mitigation Measure 10: Erosion and Sediment Control BMPs. Prior to the
Current Planning Section’s approval of a building permit, the applicant shall revise
and submit the Erosion and Sediment Control Plan, subject to review and
approval by the project planner. The plan shall have been reviewed by a qualified
biologist prior to submittal to the County. The plan shall include measures to
prevent runoff to the drainage swale on the northeastern edge of the project area
and demonstrate compliance with other erosion control requirements and
mitigation measures. This shall include the installation of silt fences or straw
wattles between work areas and any water sources such as the drainage swale,
and around any spoil piles (e.g., loose asphalt, dirt, debris, construction-related
materials) that could potentially discharge sediment into habitat areas. If straw
wattles are used, they shall be made of biodegradable fabric (e.g., burlap) and
free of monofilament netting.

Mitigation Measure 11: In the event that cultural, paleontological, or
archaeological resources are encountered during site grading or other site work,
such work shall immediately be halted in the area of discovery and the project
sponsor shall immediately notify the Community Development Director of the
discovery. The applicant shall be required to retain the services of a qualified
archaeologist for the purpose of recording, protecting, or curating the discovery as
appropriate. The cost of the qualified archaeologist and of any recording,
protecting, or curating shall be borne solely by the project sponsor. The
archaeologist shall be required to submit to the Community Development Director,
subject to review and approval, a report of the findings and methods of curation or
protection of the resources. No further grading or site work within the area of
discovery shall be allowed until the preceding has occurred. Disposition of Native
American remains shall comply with CEQA Guidelines Section 15064.5(e).

Mitigation Measure 12: The applicants 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
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immediately. Disposition of Native American remains shall comply with CEQA
Guidelines Section 15064.5(e).

Mitigation Measure 14: At the time of building permit and encroachment permit
application, the applicant shall revise as necessary and submit for review and
approval the Erosion and Sediment Control Plan such that it shows how the
transport and discharge of soil and pollutants from and within the project site
would be minimized. The plans shall be designed to minimize potential sources of
sediment, control the amount of runoff and its ability to carry sediment by diverting
incoming flows and impeding internally generated flows, and retain sediment that
is picked up on the project site through the use of sediment-capturing devices.

the plans shall include measures that limit the application, generation, and
migration of toxic substances, ensure the proper storage and disposal of toxic
materials, and apply nutrients at rates necessary to establish and maintain
vegetation without causing significant nutrient runoff to surface waters. Said plan
shall adhere to the San Mateo Countywide Stormwater Pollution Prevention
Program “General Construction and Site Supervision Guidelines,” including:

a. Sequence construction to install sediment-capturing devices first, followed
by runoff control measures and runoff conveyances. No construction
activities shall begin until after all proposed measures are in place.

b.  Minimize the area of bare soil exposed at one time (phased grading).
C. Clear only areas essential for construction.

d.  Within five (5) days of clearing or inactivity in construction, stabilize bare
soils through either non-vegetative Best Management Practices (BMPs),
such as mulching, or vegetative erosion control methods, such as seeding.
Vegetative erosion control shall be established within two (2) weeks of
seeding/planting.

e. Construction entrances shall be stabilized immediately after grading and
frequently maintained to prevent erosion and to control dust.

f. Control wind-born dust through the installation of wind barriers such as hay
bales and/or sprinkling.

g. Soil and/or other construction-related material stockpiled on-site shall be
placed a minimum of 200 feet, or to the extent feasible, from all wetlands
and drain courses. Stockpiled soils shall be covered with tarps at all times
of the year.

h. Intercept runoff above disturbed slopes and convey it to a permanent

channel or storm drains by using earth dikes, perimeter dikes or swales, or
diversions. Use check dams where appropriate.
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33.

34.

35.

i Provide protection for runoff conveyance outlets by reducing flow velocity
and dissipating flow energy.

J- Use silt fence and/or vegetated filter strips to trap sediment contained in
sheet flow. The maximum drainage area to the fence should be 0.5 acres or
less per 100 feet of fence. Silt fences shall be inspected regularly, and
sediment removed when it reaches 1/3 the fence height. Vegetated filter
strips should have relatively flat slopes and be vegetated with erosion-
resistant species.

K. Throughout the construction period, the applicant shall conduct regular
inspections of the condition and operational status of all structural BMPs
required by the approved erosion control plan.

l. No erosion or sediment control measures will be placed in vegetated areas.

m.  Environmentally-sensitive areas shall be delineated and protected to
prevent construction impacts per Mitigation Measure 10.

n.  Control of fuels and other hazardous materials, spills, and litter during
construction.

0. Preserve existing vegetation whenever feasible.

Mitigation Measure 15: Should any traditionally or culturally affiliated Native
American tribe respond to the County’s issued notification for consultation, such
process shall be completed and any resulting agreed upon measures for
avoidance and preservation of identified resources be taken prior to
implementation of the project, if the project has not yet been implemented.

Mitigation Measure 16: In the event that tribal cultural resources are
inadvertently discovered during project implementation, all work shall stop until a
qualified professional can evaluate the find and recommend appropriate measures
to avoid and preserve the resource in place, or minimize adverse impacts to the
resource, and those measures shall be approved by the Current Planning Section
prior to implementation and continuing any work associated with the project.

Mitigation Measure 17: Any inadvertently discovered tribal cultural resources
shall be treated with culturally appropriate dignity taking into account the tribal
cultural values and meaning of the resource, including, but not limited to,
protecting the cultural character and integrity of the resource, protecting the
traditional use of the resource, and protecting the confidentiality of the resource.
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Grading Permit

36.

37.

38.

39.

40.

41.

Unless approved, in writing, by the Community Development Director, no grading
shall be allowed during the winter season (October 1 to April 30) to avoid potential
soil erosion. The applicant shall submit a letter to the Current Planning Section
stating the date when grading will begin.

No grading activities shall commence until the property owner has been issued a
grading permit (issued as the “hard card” with all necessary information filled out
and signatures obtained) by the Current Planning Section.

Prior to any land disturbance and throughout the grading operation, the property
owner shall implement the erosion control plan, as prepared and signed by the
engineer of record and approved by the decision maker. Revisions to the
approved erosion control plan shall be prepared and signed by the engineer and
submitted to the Community Development Director for review and approval.

Prior to issuance of the grading permit “hard card,” the property owner shall submit
a schedule of all grading operations to the Current Planning Section, subject to
review and approval by the Current Planning Section. The submitted schedule
shall include a schedule for winterizing the site. If the schedule of grading
operations calls for the grading to be completed in one grading season, then the
winterizing plan shall be considered a contingent plan to be implemented if work
falls behind schedule. All submitted schedules shall represent the work in detail
and shall project the grading operations through to completion.

It shall be the responsibility of the engineer of record to regularly inspect the
erosion control measures for the duration of all grading remediation 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.

For the final approval of the grading permit, the property owner shall ensure the
performance of the following activities within 30 days of the completion of grading
at the project site: (a) The engineer shall submit written certification that all
grading has been completed in conformance with the approved plans, conditions
of approval/mitigation measures, and the Grading Regulations, to the Department
of Public Works and the Planning and Building Department’s Geotechnical
Engineer, and (b) The geotechnical consultant shall observe and approve all
applicable work during construction and sign Section Il of the Geotechnical
Consultant Approval form, for submittal to the Planning and Building Department’s
Geotechnical Engineer and the Current Planning Section.
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42.

As the project involves over 1-acre of land disturbance, the property owner shall
file a Notice of Intent (NOI) with the State Water Resources Board to obtain
coverage under the State General Construction Activity National Pollutant
Discharge Elimination System (NPDES) Permit. A copy of the project’s NOI,
WDID Number, and Stormwater Pollution Prevention Plan (SWPPP) shall be
submitted to the Current Planning Section and the Building Inspection Section,
prior to the issuance of the grading permit “hard card.”

Building Inspection Section

43.

44.

45.

46.

47.

48.

49.

On sheet T1, please include Title 25, Chapter 2.2 as an applicable code under
general notes.

A "permit to operate" a Special Occupancy Park shall be obtained from the
County of San Mateo Environmental Health Services upon building permit
issuance.

The minimum average foot-candles of lighting along the full length of all roadways
and walkways within the RV park shall be 0.2. It appears that the average foot-
candles shown on sheet E1 is over the RV park area not roadway and walkway
length. As such, it appears that additional park lighting will be required.

A minimum of 5-foot candles of lighting shall be shown at the exterior entrances of
the toilet/shower/laundry building.

A minimum of 10-foot candles of lighting shall be shown for the interior of toilet
and shower buildings and laundry buildings.

Based on 50 recreational vehicle spaces and seven (7) tent spaces, a minimum of
three (3) toilets, showers and lavatories shall be provided for each gender.

The RV park and associated single story laundry/restroom facility shall meet all
applicable accessibility requirements of the current California Building Code.

Geotechnical Section

50.

Mitigation Measure 13: The design of the proposed development (upon
submittal of the Building Permit) on the subject parcel shall generally follow the
recommendations cited in the Geotechnical Study prepared by Sigma Prime
Geosciences, Inc. and its subsequent updates regarding seismic criteria, grading,
slab-on grade construction, and surface drainage. Any such changes to the
recommendations by the project geotechnical engineer cited in this report and
subsequent updates shall be submitted for review and approval by the County’s
Geotechnical Engineer.
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Drainage Section

51.

Prior to the issuance of the Building permit, the applicant shall have prepared, by
a registered civil engineer, a drainage analysis of the proposed project and submit
it to the Drainage Section for review and approval. The drainage analysis shall
consist of a written narrative and a plan. The flow of the stormwater onto, over,
and off of the property shall be detailed on the plan and shall include adjacent
lands as appropriate to clearly depict the pattern of flow. The analysis shall detail
the measures necessary to certify adequate drainage. Post-development flows
and velocities shall not exceed those that existed in the pre-developed state.
Recommended measures shall be designed and included in the improvement
plans and submitted to the Drainage Section for review and approval.

Department of Public Works

52.

53.

54.

55.

Prior to the issuance of the building permit, the applicant shall demonstrate that
the existing driveway onto Capistrano Road has sufficient clearance to
accommodate the largest size RV as allowed in the RV park, so that vehicles will
not block access along Capistrano Road.

Should the access shown on the plans go through neighboring properties, the
applicant shall provide documentation for "ingress and egress" easements, prior
to issuance of the building permit, as required.

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

Prior to the issuance of the Building Permit, the applicant will be required to
provide payment of "roadway mitigation fees" based on the square footage
(assessable space) of the proposed building per Ordinance #3277.

Environmental Health Services

56.

Applicant should to obtain approval from the State Department of Housing &
Community, RV/Camps Section. Once approved by the State, an annual
Environmental Health permit/fees from the Housing Program will be required
when the RV park is in operation.
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Coastside Fire Protection District (District)

57.

58.

59.

60.

61.

62.

Fire Department access shall be to within 150 ft. of all exterior portions of the
facility and all portions of the exterior walls of the first-story of the buildings as
measured by an approved access route around the exterior of the building or
facility. Access shall be a minimum of 20 ft. wide, asphalt, and able to support a
fire apparatus weighing 75,000 pounds. Where a fire hydrant is located in the
access, a minimum of 26 ft. is required for a minimum of 20 ft. on each side of the
hydrant. This access shall be provided from a publicly maintained road to the
property. Road Radius shall not be less than 28 feet from center line.

All buildings that have a street address shall have the number of that address on
the building, mailbox, or other type of sign at the driveway entrance in such a
manner that the number is easily and clearly visible from either direction of travel
from the street. Buildings shall have illuminated address numbers contrasting with
the background so as to be seen from the public way fronting the building.
Commercial address numbers shall be at least six feet above the finished surface
of the driveway. An address sign shall be placed at each break of the road where
deemed applicable by the San Mateo County Fire Department. Numerals shall be
contrasting in color to their back-ground and shall be no less than 6 inches in
height and have a minimum 3/4-inch stroke. Remote signage shall be a 6" x 18"
green reflective metal sign.

Contact the Fire Marshal's Office to schedule a Final Inspection prior to
occupancy and Final Inspection by a Building Inspector. Allow for a minimum of
72 hours’ notice to the Fire Department at 650/ 726-5213.

A fire flow of 1500 gpm for 2 hours with a 20-psi residual operating pressure must
be available as specified by additional project conditions to the project site. The
applicant shall provide documentation including hydrant location, main size, and
fire flow report at the building permit application stage. Inspection required prior to
Fire's final approval of the building permit or before combustibles are brought on
site.

Maintain around and adjacent to such buildings or structures a fuelbreak/firebreak
made by removing and clearing away flammable vegetation for a distance of not
less than 30 feet and up to 100 feet around the perimeter of all structures, or to
the property line, if the property line is less than 30 feet from any structure.

All roof assemblies shall have a minimum CLASS-B fire resistive rating and be

installed in accordance with the manufacturer's specifications and current
California Building and Residential Codes.
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63.

64.

65.

Smoke alarms and carbon monoxide detectors shall be installed in accordance
with the California Building Codes. This includes the requirement for hardwired,
interconnected detectors equipped with battery backup.

An approved Automatic Fire System meeting the requirements of NFPA-13 along
with an approved NFPA 72 Fire Alarm shall be required for your project. Plans
shall be submitted to the San Mateo County Building Department for review and
approval by the San Mateo County Fire Department.

Street signs shall be posted at each intersection conforming to the standards of
the Department of Public Works.

Coastside County Water District

66.

67.

68.

69.

70.

71.

72.

73.

74.

Backflow protection is required on all water services.

Fire service should be provided from the 12-inch-high pressure water main
located on Capistrano Road.

Domestic service and irrigation service should be provided from the 10-inch water
main on Capistrano Road.

Metering will be determined after the water demand and water capacity has been
determined.

Point of connection(s) locations will be determined once the District clearly
understands the location of all other utilities. The District requires adequate
separation from sewer, electrical and gas services.

Water demand/end uses need to be clearly shown on the drawings. Additional
water demand worksheets are required by Coastside County Water District.
Those worksheets will be provided when the District receives actual construction
plans and fire system plans for building permit approvals.

Purchased water capacity will be determined once the District reviews and
determines water demand.

Type of water capacity (priority vs. non-priority) must comply with the county's
LCP.

Provide adequate clearance around existing public utility easements/water mains.
It appears that tent camping, proposed landscaping and fencing along Capistrano
Road may encroach upon the District's easement for the 12-inch-high pressure
main. The 12-inch high pressure main is dedicated to fire services and is located
on Capistrano Road. Please show location of the 12-inch and 10-inch water
mains on the civil plans along with the public utility easement. Trees shall not be
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75.

76.

77.

planted within the public utility easement for water mains. Signage should not be
placed in public utility easement for water mains.

Coastside County Water District needs additional information to determine the
amount of capacity required to serve the proposed RV Park. Detailed landscape
and irrigation plans (pipes and valves) must be submitted to determine the size of
the dedicated irrigation service. Trees shall not be planted in public utility
easements for water mains.

The project is required to comply with Coastside County Water District's
regulations. District staff performs inspections to verify compliance with all
Coastside County Water District regulations during and after construction.
Approved backflow protection is required on domestic, irrigation and fire services.

If fire sprinklers are required for any of the structures, please note that Coastside
County Water District does not allow passive purge systems to be installed. Fire
protection services are authorized for the sole purpose of fire protection and there
shall be no cross connections. The District cannot complete their review of the
proposed project until the Coastside Fire Protection District has approved the fire
system requirements, including fire hydrants.

Granada Community Services District

78.

A sewer permit shall be required. A set of approved plans showing the on-site and
off-site sewers with the application.

Caltrans

79.

80.

Any work or traffic control that encroaches onto the state ROW requires an
encroachment permit that is issued by the Department. To apply, a completed
encroachment permit application, environmental documentation, and five (5) sets
of plans clearly indicating state ROW must be submitted to: Office of Permits,
California DOT, District 4, P.O. Box 23660, Oakland, CA 94623-0660. Traffic-
related mitigation measures should be incorporated into the construction plans
during the encroachment permit process. See the website link below for more
information. http://www.dot.ca.gov/hg/traffops/developserv/permits/.

Project work that requires movement of oversized or excessive load vehicles on
state roadways requires a transportation permit that is issued by Caltrans. To
apply, visit: https://dot.ca.gov/programs/traffic-operations/transportation-permits.
Prior to construction, coordination is required with Caltrans to develop a
Transportation Management Plan (TMP) to reduce construction traffic impacts to
the state transportation network. A copy of the approved TMP shall be submitted
to the Planning Section prior to issuance of the building permit.
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81. If utilities within Caltrans ROW will be impacted by the project, provide site plans
that show the location of existing and/or proposed utilities. These modifications
shall require a Caltrans-issued encroachment permit.

California Department of Housing and Community Development

82. All permits and licenses required by the California Department of Housing and
Community Development for this project shall be forwarded to the Planning
Section prior to building permit final.

RSP:cmc — RSPDD0612_WCU.DOCX
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GENERAL EROSION AND SEDIMENT CONTROL NOTES
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PLANTING NOTES

L

2

SHALL CONTACT PRIOR TO
EXCAVATION AND GRADING.

ALL PLANTING AREAS SHALL BE CLEARED OF WEEDS AND OTHER DEBRIS. THE CONTRACTOR
PLANTS

REMAIN. EXISTING
TO BE REMOVED SHALL BE VERIFIED WITH OWNER PRIOR TO REMOVAL. ALL IVY IN PROJECT
AREA SHALL BE REMOVED; IVY SHALL BE SPRAYED WITH HERBICIDE TWO WEEKS PRIOR TO
REMOVAL.

OF EXISTING L AND
mmmmmmmn wmm&nﬁmmmwmm
BE CLEARLY MARKED WITH

SOIL TESTING SHALL BE UNDERTAKEN BY THE CONTRACTOR, AND PERFORMED BY
CERTIFIED LABORATORY. Amumtmmsmommmw
FOR AMENOMENTS AND FERTILIZATION SHALL

REFLECT THE NUTRIENT

SOIL AMENOMENTS SHALL BE FREE AS UTTER, AY POTS, AND
OTHER FOREIGN MATERIAL. ROCKS LARGER THAN ONE INCH DIAMETER WILL NOT BE
PERMITTED. SOIL AMENDMENTS SHALL HAVE THE 4
mmmmmmmwimm

PLANT HOLES SHALL BE DOUBLE THE SZE OF THE CONTAINER (genarally). TPEWAUSND
BASES OF PLANT HOLES SHALL BE SCARIFIED. HOLES SHALL BE BACKFILLED WITH
FOLLOWING MIXTURE: 80% TO 20% IMPORTED SO TO EXISTING SOIL.

‘SOIL BERMS SHALL BE FORMED AROUND ALL PLANTS 1 GALLON SIZE AND LARGER. BASINS
SHALL BE MULCHED WITH A 2° LAYER OF BARK CHIPS, MINIMUM OF 1* IN SIZE.

ALL PLANTS SHALL BE FERTILIZED. WWRWEWVAVWWPE
AGRIFORM OR EQUIVALENT. APPLICATION SHALL BE ACCORDING TO
u»n.muv ln

APPLICATION

mmnnmmmmmmmr mmn TREE TRUNK
SHALL BE SECURED WI A FIGURE-EIGHT BETWEEN
TRUNK AND STAKE.

ROOT BARRIERS FOR ALL TREES WITHIN EIGHT FEET OF PAVEMENT SHALL BE INSTALLED.
BARRIERS SHALL BE PLASTIC AND EXTEND COMPLETELY AROUND THE ROOT BALL. THE
DIAMETER OF THE BARRIER SHALL BE 42°. THE BARRIER SHALL EXTEND TO A DEPTH OF 24"

ESPALIER PLANTS SHALL BE A WOOD TRELLIS. THE
TRELLIS SHALL: Y TOTWO POLES.

PLANTING AREAS SHALL BE COVERED WITH A THREE INCH LAYER OF BARK CHIPS
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Original Photo, August 2017
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Midcoast Community Council
An elected Advisory Council to the San Mateo County Board of Supervisors
representing Montara, Moss Beach, El Granada, Princeton, and Miramar
P.O. Box 248, Moss Beach, CA 94038-0248 - www.MidcoastCommunityCouncil.org

Claire Toutant Len Erickson Dave Olson Barbra Mathewson Dan Haggerty Michelle Weil Tamar Powell
Chair Vice-Chair Secretary Treasurer

Date: October 9, 2019

To: Ruemel Panglao, SMC Project Planner

Cc: Supervisor Horsley, San Mateo County Planning Commission

From: Midcoast Community Council

Subject: RV Park in Princeton Mitigated Negative Declaration — PLN2017-00320

The Midcoast Community Council has received 18 community comments on the
Mitigated Negative Declaration for this project. All were opposed to the project.

Nearly all the comments focused on two areas of the Neg Dec:

Item 3. The project will not degrade the aesthetic quality of the area.

All the comments raised concerns about the impact of this project. Some focused on
residents views, while others focused on the negative impact to visitors, who will now
see RVs immediately in their view of the harbor as they enter or drive past.

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

This was a major concern of the comments, given that the Midcoast already has
significant traffic delays on the weekends and the days prior to the weekends, often
taking 3 or 4 times normal driving times. Trailers and RVs, by their nature, tend to
impact traffic more than most vehicles, because they are larger and slower.

The Council has previously submitted comments on this project, on September 27,
2017, and April 12, 2018. Both discussed the aesthetic issues of this project, and the
latter also discussed traffic impacts. These comments and issues still apply, even
though there has been some improvement in the plans with respect to the aesthetic
impacts. The overall major impact of a large number of RVs and trailers is nearly
impossible to mitigate.

MIDCOAST COMMUNITY COUNCIL
s/Claire Toutant, Chair
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Midcoast Community Council
An elected Advisory Council to the San Mateo County Board of Supervisors
representing Montara, Moss Beach, El Granada, Princeton, and Miramar
P.O. Box 248, Moss Beach, CA 94038-0248 - www.MidcoastCommunityCouncil.org

Claire Toutant Len Erickson Dave Olson Barbra Mathewson Dan Haggerty Michelle Weil Tamar Powell
Chair Vice-Chair Secretary Treasurer

Date:  October 23, 2019

To: San Mateo County Planning Commission

Cc: Ruemel Panglao, SMC Project Planner, Erik Martinez, Coastal Commission Staff

From: Midcoast Community Council / Claire Toutant Chair

Subject: Proposed 50-space RV Park on vacant 3.3 acres at NW corner Capistrano & Highway
1 in Princeton (PLN2017-00320)

Aligning with clearly strong public opposition to this project since the 2015 pre-
application workshop, the MCC adamantly opposes the Harbor Village RV Park project
as planned. Opposition is based on negative impacts to aesthetics, vehicle mobility
and pedestrian walkability, 28 day stay enforcement, climate/pollution, and planning for
the location. The MCC strongly requests that a full Environmental Impact Report be
submitted instead of the Mitigated Negative Declaration.

Harbor Gateway

One primary concern is the visual aesthetic of the harbor gateway. We request
preserving the remaining slice of ocean view corridor from southbound Hwy 1. No more
coastal view blocking should be added to the already obstructed view caused by
existing development and a perimeter row of cypress trees. Full LCP protections should
be complied with for this Coastal Act-designated Scenic Highway/Corridor (8.12.b and
11.4) to reduce blocking more of the ocean view in any way.

As we stated in our previous letter dated 4/12/18, if this project is to move forward, we
request a height-restricted Clear View Easement with all plantings to remain below 3-
feet in height above adjacent Capistrano Road at maturity.

Traffic Impacts

The RV Park is expected to generate approximately 110 trips per day, adding to daily
congestion from Capistrano Road toward Half Moon Bay and Pacifica. Highway 1 is
already choked with traffic on weekends; the addition of slow-moving large RVs will
worsen congestion locally and coming into the area. Furthermore, the lack of a
Comprehensive Transportation Management Plan is concerning, especially considering
other previously approved projects such as Big Wave, projected to generate nearly
1,500 trips per day. The intersection of Capistrano Road and Pillar Point Harbor Blvd. is
often difficult to maneuver through today. The cumulative impact of future
developments, additional large RVs, numerous pedestrian and bicycle crossings from



the RV Park would have great impact everyone’s ability to use the roads. This RV park
will endanger the community in a major emergency, and therefore an evacuation plan
should be required.

28 Day Stay Enforcement

The 28 day stay of RVs at the Harbor Village RV park will be difficult to enforce. The
developer has a history of allowing stays longer than 28 days at the Pillar Point RV
park, and we are concerned there will be a lack of enforcement at the new park.
Therefore, part of the Harbor Village RV Park may become permanent housing instead
of 100% visitor serving. There will likely be extra vehicles that will have no place to
park, except in adjacent neighborhoods.

Climate and Pollution

We disagree with the assertion that the RVs traveling to and from the site would all be
traveling this route anyway and would not generate any additional greenhouse gas
emissions. RV users specifically target RV parks, obviously making each new one a
destination it was not previously. Even if measures were put in place to reduce idling
time, gas powered RVs (and generators) will result in additional pollution to the area.
The nearly 35,000 square feet of impervious surface proposed will increase polluted
stormwater runoff. Paving of this area also disrupts the habitat of native species,
including nesting migratory birds.

Conclusion

Based on community opposition, the MCC requests that the project not be approved, or
approved with a reduction to 25 spaces. LCP policy 11.4 requires the facility not
subvert the unique small-town character of the nearby community. This prime visible
gateway location to the only recreation and working fishing harbor in the County does
not support “other compatible use” listed in the CCR Zoning District. Per CCR Section
6269 (7), development must be sited in a manner that maximizes public ocean views.

MIDCOAST COMMUNITY COUNCIL
s/Claire Toutant Chair

Page 2 of 3



Aerial view showing requested view corridor

Page 3 of 3
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STATE OF CALIFORNIA—NATURAL RESQURCES AGENCY EDMUND G. BROWN JR | GOVIIRNOR

CALIFORNIA COASTAL COMMISSION

NORTI CENTRAL COAST DISTRICT OFTICE
45 FREMONT STRERT, SUITE 2000

SAN FRANCISCO, CA 94105

PHONE: (415) 904-5260

FAX: (115) 904-5400

WEIR: WWW,COASTAL,.CA.GOV

September 15,2017

Ruemel Panglao, Project Planner .
County of San Mateo — Planning and Building Department
455 County Center, 2" Floor

Redwood City, CA 94063

RIE: PLN2017-00320 Associated with PRE 2015-00019 (Point Pillar Projcct Devceloper)
Dear Mr, Holbrook:

Thank you for forwarding the County of San Mateo’s PLN2017-00320 permit referral form dated
August 29,2017 and received on August 30, 2017. We appreciate the additional time Dave Holbrook
alforded us to complete our review, The applicant is requesting a Coastal Development Permit (CDP),
Use Permit, and Grading Permit to locate a 30-space RV park on a 3.35-acre legal, vacant, parcel at the
corner of Highway 1 and Capistrano Road in Princeton-by-the-Sea. The proposed project includes
thirty RV parking spaces, seven camping spaces, and a single-story, 832-square-foot laundry and
restroom facility. Landscape and drainage improvements are also proposed that would necessitate
approximately 6,700 cubic yards of cut material to be off-hauled from the site and 3,865 cubic yards of
imported fill which would include base rock for beneath the asphalt areas, drain rock for the detention
basins and soil for the planting/landscape areas. We would like to provide the following comments
regarding the proposed project:

Land Use

The proposed project is located on a parcel zoned Coastside Commercial Recreation/ Design Review
(CCR/DR). LCP Section 6265 provides that the purpose of the CCR District is to limit and control the
use and development of land designated as CCR. The proposed project must be analyzed to determine
its conformity with LCP Section 6265 including demonstrating that the proposed project: 1) meets the
service and recreational needs of visitors, boat users, and residents seeking recreation in the San Mateo
County Coastside area, 2) does not detract from pedestrian-uses while providing safe and efficient »
vehicular access and parking, 3) is designed to be of an intimate human-scale, and 4) presents a unified
design theme appropriate to the Iocation.

The proposed RV Park must be evaluated as an “Other Compatible Use” defined by LCP Section 6266
and provided in LCP Section 6267. Such uses are only allowed if consistent with the purpose of the
CCR District, as further detailed above. The RV Park must meet the development standards of LCP
Section 6269, including for coastal access (since the site is located between the mean high tide line and
the Highway 1, i.e., the nearest public road), the protection of coastal resources, building height,
landscaping, and impervious surface. The proposed project must be sited in a manner that maximizes
public views of, and access 1o the shoreline or ocean, as required by LCP Section 6269. We
recommend that the proposed RV lot meet the performance standards of LCP Section 6270 including,
but arc not limited to, noise, lighting, trash and storage, and grading.

1
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Traffic
The proposed project caters to large vehicles that would be driving along Highway 1 and Capistrano

Road. A detailed traffic study, dated June 7, 2017, was prepared by Hexagon Transportation _
Consultants, Inc. to analyze potential traffic impacts associated with the proposed project. According
to the study, congestion during AM and Saturday midday peak hours was observed in the northbound
and southbound directions along Highway 1. Page 13 of the study states that this congestion does not -
spill back or cause operational issues at the intersection of the Highway 1 and Capistrano Road. The
study should further explain why the congestion does not adversely affect egress from and ingress to
Capistrano Road. The Saturday midday peak hour trip generation rate used in the study was based on
~ surveys conducted in March 2017 at comparable RV parks in the Bay Area. Johnson Pier is a main
destination for vehicles associated with commercial fishing, including large semi-trucks which mainly
access the pier via the intersection of Highway 1 and Capistrano Ave. Since the proposed project
would serve large recreational vehicles that would access the site coming from Highway I, we
recommend that the traffic impact analysis address potential conflicts with commercial vehicle traffic
that fluctuates seasonally in and out of the harbor. A discussion of the proposed project’s impacts to
public coastal dccess (along Highway 1) during the summer periods when the public is likely to travel
to the coast for recreational purposes should also be included as part of the traffic impacts analysis.
Finally, the proposed project should provide a mitigation plan to address traffic issues during
construction and post-construction when the proposed RV Park is operational, consistent with the
requirements of LCP Policy 2.52.

Recreation/Visitor-serving Facilities '

The LCP provides for the protection of visitor-serving uses within the Coastal Zone. An important
aspect of the LCP is to ensure and encourage low-cost recreational opportunities along the coast be
available to the public. Recreational vehicle parks are a form of low-cost recreational land use that
provides access to the coast. Commission staff is in favor of such uses as they benefit the visitors that
may not be in a position to afford more costly facilities such as luxury hotels located in coastal areas.
However, there must be a balance between this form of recreational use and the protection of coastal
resources. -

The proposed RV Park, as a private development, would provide support services to the RV segment
of visitors that frequent the coast. It is a recreational facility that would be operated by Point Pillar
Project Developets, LLC and as such meets the definition of a visitor-serving facility and the definition
of a commercial recreation facility as defined by LCP Policies 11.1 and 11.2. The proposed project
must be evaluated to ensure that it is in conformity with the Recreation /Visitor-serving Facilities

- Component of the LCP including LCP Policy 11.4 which requires that the facility be a necessary

. visitor-serving facility designed to enhance coastal recreation opportunities for the public and that it
not substantially change/alter the natural environment or undermine the unique, small-town, and or

rural character of the nearby community.

The use of RV facilities is usually temporary with specific restrictions on the amount of time park
~ users can stay at a facility. RV Parks have the potential to become more residential should occupants
not adhete to the specified time limitations on stay. The analysis of the proposed RV Park must
consider if and how it is in conformity with the development standards for private recreation and
visitor-setving facilities provided by LCP Policy 11.15. Per LCP Policy 11.15, any CDP issued for the
RV Park shall include a condition of approval that requires the land owner execute and record a deed
2 .
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restriction over the entire parcel specifying that visitor lengths of stays not extend longer than 29
consecutive days and no more than 90 days cach year, and that if the use of the parcel is converted to a
non-public, private, or member-only use or a program is proposcd/implemented that allows extended
stays or exclusive use or occupancy by an individual or limited group or segment of the public a CDP
amendment shall be required.

The design of roadway signs associated with the proposed RV Park must conform to LCP Policy 11.16
which requires that signs be placed / posted as part of a recreational development, on or near major
near major public and commercial recreation areas, to inform visitors of available services. We
suggest that the permittee be required to coordinate with the California Departiment of Transportation
and the County regarding requirements they may have with respect to design and location of signs
along the coast.

The utilities clement of the proposed project must be evaluated for conformity with LCP Policy 11.20
including that it be required to connect to existing public or community water and sewer systems if
available, i.e., the Coastside County Water District and Granada Community Services District.

The proposal includes seven campsites. Are the campsites only for those that come to the site in RVs
or would car campers and or “walk-in” campers be able to use these campsites as well? The applicant
should clarify for whom the scven campsites would be designated.

Visual Resources :

The LCP requires the protection of scenic and visual resources. The proposed RV Park would be sited
adjacent to Highway 1, a County Scenic Highway and Corridor (LCP Policy 8.30). LCP Policy 11.20
requires that permitted recreation or visitor-serving facilities have or develop access to a public road in
conformity with the Scenic Resources Component of the LCP, The portion of the development which
may impact scenic and visual resources must be located on a portion of the parcel that is least visible
from Highway 1, least likely to result in a significant impact on views from public viewpoints, and best
preserves the visual and open space qualities of the parcel overall. The development, including
landscaping, should also be designed so that ocean views are not blocked from public viewing points
such as public roads, in this case, the Highway 1 and Capistrano Road, consistent with LCP Policy
8.12. The project design must also conform to the Design Guidelines for Coastal Communities, which .
include Princeton-by-the-Sea, and regulations of the Design Review Zoning ordinance consistent with
the requirements of LCP Policies 8.13 and 8.32.

Biological Resources

The parcel for the proposed project site, which is located northwesterly of Pillar Point harbor waters, is
currently vacant and unpaved. The proposed project must be consistent with LCP policies that are in
place to protect marine resources, water quality and sensitive habitats. The applicant must demonstrate
that the proposed project’s design and operational measures will ensure on-going protection of water
quality, adequate treatment of surface runoff, and will avoid adverse impacts on water quality of the
nearby coastal waters. :

We appreciate the opportunity to provide input on the proposed project. You can contact me at (415)-
904-5292 or via e-mail renee.ananda@coastal.ca.gov if you have questions regarding our comments,
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Sincerely,

de Cnand<

Réuée Ananda, Coastal Program Analyst
California Coastal Commission
North Central Coast District Office

Ce: Dave Holbrook, San Mateo County
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Ruemel Panglao

From: Martinez, Erik@Coastal <erik. martinez@coastal.ca.gov>

Sent: Friday, October 25, 2019 10:10 AM

To: Ruemel Panglao

Subject: RE: IS/MND for the Proposed Harbor Village RV Park (PLN2017-00320)

CAUTION: This email originated from outside of San Mateo County. Unless you recognize the sender's email address and know
the content is safe, do not click links, open attachments or reply.

Hi Ruemel,

Thank you for the opportunity to comment on Notice of Intent and Initial Study for the Mitigated Negative Declaration
(MND) for the Proposed Harbor Village RV Park at 240 Capistrano Road, Princeton (PLN2017-000320). Staff has reviewed
the provided documents and has few thoughts for the consideration of County Planning.

Prime Soils: Section 2d of the MND states that the entire project site contains prime soils that have a Class Il rating
(non-irrigated). While the site has not been used for agricultural purposes in the recent past, we encourage the County
to carefully consider and evaluate the proposed development on “prime agricultural soils”, “prime agricultural land” or
“other land suitable for agriculture” as defined by the LCP, to still be subject to LCP agricultural policies that apply

generally to such lands regardless of the designation as stated in LCP policies 1.3 and 5.22.

Public Views — Per Section 6565.17, we encourage the County to ensure that public views to and along the shoreline
from public roads and other public lands are protected. We recommend that the design structure proposed for the RV
Park shower and laundry building should be in harmony with the shape, size and scale of adjacent buildings, and with
the surrounding community character generally.

Planting Plan — The Landscape Plan indicates that New Zealand Christmas trees will be used in the northwestern part of
the project site. Per Section 6565.20 (F) (1), we recommend that the Applicant maintain a smooth transition between
development and adjacent open areas through the use of landscaping and plant materials which are native or
appropriate to the area. All landscaping should be drought-tolerant, and either native or non-invasive plant species. No
plant species listed as problematic and/or invasive by the California Native Plant Society, the California Invasive Plant
Council, or the State of California should be employed.

Paved Areas — The proposed project should minimize the hardscape or impervious areas on site in order to maximize
permeable surfaces that have a more natural appearance, reduce the volume of runoff, and improve the water quality
of runoff into creeks and storm drains.

Lighting — The RV Park proposes ten (10) 16-feet high lamp posts that will be located next to strawberry trees that when
mature will provide additional screening from light. While the strawberry trees will provide additional future screening,
please ensure that the Applicant minimizes light and glare as viewed from public roads, scenic corridors and other public
view corridors per Section 6565.20 (F)(4). All exterior, landscape and site lighting should be designed and located so that
light and glare are directed away from neighbors and confined to the site. Low-level lighting directed toward the ground
is encouraged.

Biological Resources — Section 4a of the MND states that the drainage swale along the northeast edge of the project
area may provide marginal, suitable habitat for sensitive wildlife species such as the California red-legged frog and the
San Francisco garter snake which may use the drainage for dispersal. Please ensure that the drainage system is not
altered so as to affect the character of this habitat feature, or the sensitive species that use it.



Traffic Impacts — The Traffic Impacts Analysis states that the signalized study intersection, Cabrillo Highway
(SR1)/Capistrano Road, would operate at an LCP-designated acceptable level of service (LOS C or better per LCP policy
2.43) under all scenarios with and without the project. However, there have been several public comments regarding
traffic impacts due to the proposed project. We encourage the County to carefully consider these comments and ensure
that the desired level of service maintained, and that mitigating measures for adverse impacts to traffic flow are
incorporated into the project.

Let me know if you have any questions.
Best,

-Erik
415-904-5502



H LNIJINHOVLLVY

juawiiedaqg buipjing pue builuuejd - oaze\ ues jo A3uno>




Ruemel Panglao

From: Mchenry, Michael@DOT <Michael.Mchenry@dot.ca.gov>

Sent: Tuesday, October 15, 2019 3:25 PM

To: Ruemel Panglao

Subject: Caltrans Comment - Harbor Village RV Park - Notice of Intent (NOI) to Adopt a

Mitigated Negative Declaration (MND)

Follow Up Flag: Flag for follow up
Flag Status: Completed

CAUTION: This email originated from outside of San Mateo County. Unless you recognize the sender's email address and know
the content is safe, do not click links, open attachments or reply.

Dear Ruemel Panglao:

Construction-Related Impacts

Potential impacts to the State Right-of-Way (ROW) on State Route 1 from project-related temporary
access points should be analyzed. Project work that requires movement of oversized or excessive
load vehicles on state roadways requires a transportation permit that is issued by Caltrans. To apply,
visit: https://dot.ca.gov/programs/traffic-operations/fransportation-permits. Prior to construction,
coordination is required with Caltrans to develop a Transportation Management Plan (TMP) to
reduce construction traffic impacts fo the STN.

Utilities

Any ufilities that are proposed, moved or modified within Caltrans’ (ROW) shall be discussed. If ufilities
are impacted by the project, provide site plans that show the location of existing and/or proposed
utilities. These modifications require a Calfrans-issued encroachment permit.

Encroachment Permit

Please be advised that any work or traffic control that encroaches onto the State right-of-way (ROW)
requires an encroachment permit that is issued by Calirans. To obtain an encroachment permit, a
completed encroachment permit application, environmental documentation, and six (6) sets of
plans clearly indicating the State ROW, and six (6) copies of signed and stamped traffic control plans
must be submitted to: Office of Encroachment Permits, California DOT, District 4, P.O. Box 23660,
Oakland, CA 94623-0660. To download the permit application and obtain more information, visit
hitps://dot.ca.gov/programs/traffic-operations/ep/applications/

Thank you for including Caltrans in the environmental review process. Should you have any questions regarding these
comments or require any additional information, please feel free to contact me at (510) 286-5562 or
Michael.McHenry@dot.ca.gov.

Best regards,

Michael McHenry

Associate Transportation Planner

Local Development- Intergovernmental Review
Caltrans District 4

(510) 286-5562
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Ruemel Panglao

From: Roman, Isabella@DTSC <Isabella.Roman@dtsc.ca.gov>
Sent: Friday, October 04, 2019 3:44 PM

To: Ruemel Panglao

Subject: Harbor Village RV Park IS/MND Comment

Follow Up Flag: Follow up

Flag Status: Completed

CAUTION: This email originated from outside of San Mateo County. Unless you recognize the sender's email address and know
the content is safe, do not click links, open attachments or reply.

Hello,

| represent a responsible agency reviewing the Initial Study/Mitigated Negative Declaration for the Harbor Village RV
Park. My comments are included below.

Questions 9a and 9b both say that the project doesn’t involve the use of hazardous materials. This is misleading, as most
construction projects involve the use of hazardous materials such as gasoline, diesel and paint for example. Minimal
amounts are typically used but should be acknowledged in the document. Please state what Best Management Practices
(BMPs) will be implemented to prevent spills or incorrect use of these hazardous materials. In addition to these
hazardous materials used during construction, limited amounts of household hazardous waste would also be used
during operation. Since the site will have a residential use, residents of the RVs will likely have household hazardous
waste such as cleaning supplies. This also should be acknowledged within the text.

Mitigation measures relating to hazardous materials have been proposed, however are not referenced within the
hazards section. Relevant mitigation measures may include MM 2 (dust control) and MM 9 (vehicle fueling and
maintenance) for example. In the hazards section, please include a discussion and/or reference to relevant mitigation
measures proposed.

The text doesn’t include a discussion of past land uses. Past land uses could have resulted in hazardous materials
releases within the project area that should be investigated prior to development for public health protection. Past land
uses could indicate the need for collecting environmental samples and/or preparing a Phase 2 Environmental Site
Assessment (ESA). If sampling has occurred or if a Phase 2 ESA has been prepared, | would like to see a copy of this
documentation. Please revise the text to include a discussion of past land uses.

The project would include cut and fill activities. Please describe whether on-site soil would be sampled for disposal or
reuse. Please also discuss how an adequate fill source will be chosen.

The statement under Question 9d is slightly misleading. The discussion states that the project site is not on the “Cortese
List” and “therefore would not result in the creation of a significant hazard to the public or the environment.” Also,
according to the source listed which only references DTSC, it implies that a full review of the Cortese List requirements
was not conducted. Please refer to the following link for a list of Cortese List requirements that should be reviewed as
part of the CEQA process (https://calepa.ca.gov/sitecleanup/corteselist/). For DTSC, Cortese List sites are sites where
DTSC has issued an order for cleanup. This is why the statement quoted above is misleading—it implies that just because
a site is not on the Cortese List this means the site is free from contamination. There are several other types of cleanup
sites that DTSC oversees that aren’t included on the Cortese List. Please correct this statement and conduct a full review
of the Cortese List requirements. Additionally, please include a discussion of your search of the Envirostor and
Geotracker online databases and how any nearby sites may or may not impact the project site. Please note that even if

1




the project site is not on or near any listed Envirostor or Geotracker sites, this does not mean that the site is not
contaminated. The project site may have not been discovered to contain contamination.

Please feel free to reach out if you have any questions or concerns.
Sincerely,

Isabella Roman

Environmental Scientist

Site Mitigation and Restoration Program
Department of Toxic Substances Control
700 Heinz Avenue Suite 200

Berkeley, CA 94710

(510)-540-3879
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