
COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  August 5, 2021 
 
TO: Zoning Hearing Officer 
 
FROM: Planning Staff 
 
SUBJECT: Consideration of amendments to a Resource Management Permit, 

pursuant to Sections 6313 of the County Zoning Regulations, and Grading 
Permit, pursuant to Section 9294 of the County Grading Ordinance, for 
modifications to the Zoning Hearing Officer’s April 18, 2019 approval for a 
new single-family residence with accessory dwelling unit, and ancillary 
improvements, on a legal undeveloped 5-acre parcel on Bear Gulch Road 
in the unincorporated area of Woodside.  The proposed amendments 
include increasing the square footage of the residence and basement by a 
total of 4,458 sq. ft., removal of 8 additional trees, and an additional 1,745 
cubic yards of grading. 

 
 County File Number:  PLN 2016-00111 (Jian/Cantu) 
 
 
PROPOSAL 
 
The applicant is seeking amendments to the Resource Management (RM) Permit and 
Grading Permit for modifications to the Zoning Hearing Officer’s April 18, 2019 approval 
for a new single-family residence with accessory dwelling unit, and ancillary 
improvements, on a legal undeveloped 5-acre parcel in the unincorporated area of 
Woodside.  The Project Amendment includes increasing square footage of the 
residence and basement by a total of 4,458 sq. ft. (including 2,210 sq. ft. and 2,248 sq. 
ft., respectively), removal of 8 additional trees (seven (7) of which require a permit to 
remove due to their size and including three (3) heritage trees), and an additional 1,745 
cubic yards (c.y.) of grading (including 1,225 c.y. of cut and 520 c.y. of fill). 
 
The residence is proposed to be reoriented from the previous approval but will remain in 
generally the same location on the property.  The previously approved 789 sq. ft. 
detached three-car garage is proposed to be reduced to 641 sq. ft. and attached to the 
main residence, and the previously approved attached 1,603 sq. ft. two-story accessory 
dwelling unit will be reduced in size to 1,476 sq. ft. and detached from the main 
residence.  Additionally, landscape site improvements are proposed in front of the 
residence, including pathways and landscape ponds. 
 
The proposed amendment will result in a new 10,171 sq. ft. two-story single-family 
residence with a 5,018 sq. ft. basement and attached 641 sq. ft. three-car garage, and a 
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two-story detached 1,476 sq. ft. accessory dwelling unit.  A total of 3,005 cubic yards 
(c.y.) of grading, including 2,125 c.y. of cut and 720 c.y. of fill, and the removal of thirty-
eight (38) trees consisting of 9 Douglas fir (ranging from 9 inches to 27 inches dbh), 23 
canyon live oak (ranging in size from 11 inches to 36 inches dbh), and 6 Pacific madrone 
(ranging in size from 4 inches to 28 inches dbh); seventeen (17) of the trees require a permit to 
remove due to their size, and two canyon live oak and one Pacific madrone are considered 
heritage trees.  The project amendment continues to include a detached 574 sq. ft. pool 
house, pool and hot tub, and outdoor kitchen/BBQ area, and landscape, drainage, and 
a septic system.  
 
On April 18, 2019, the Zoning Hearing Officer approved the construction of a new two-
story 7,911 sq. ft. single-family residence with a 2,770 sq. ft. habitable basement and an 
attached 1,603 sq. ft. two-story accessory dwelling unit, a detached 789 sq. ft. three-car 
garage with an office mezzanine, a 574 sq. ft. pool house, and supporting site 
improvements on the project parcel.  A total of 1,260 c.y., including 900 c.y. of cut and 
360 c.y. of fill, was approved along with the removal of thirty (30) trees, twelve (12) of 
which required a permit to remove due to their size.  
 
RECOMMENDATION 
 
That the Zoning Hearing Officer approve the amendments to the Resource 
Management Permit and Grading Permit, County File Number PLN 2016-00111, by 
making the required findings and adopting the conditions of approval in Attachment A. 
 
BACKGROUND 
 
Report Prepared By:  Summer Burlison, Project Planner; 650/363-1815 
 
Applicant:  Angel Cantu, Swatt Miers Architects 
 
Owner:  Yan Jian, Gfl Group Inc. 
 
Location:  Bear Gulch Road, unincorporated Woodside 
 
APN:  072-240-230 
 
Size:  5.06 acres  
 
Parcel Legality:  Legal parcel, identified as Parcel A, pursuant to the recordation of a 
Parcel Map recorded on December 29, 1978. 
 
Existing Zoning:  Resource Management (RM) 
 
General Plan Designation:  Open Space 
 
Sphere-of-Influence:  Town of Woodside 
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Existing Land Use:  Undeveloped 
 
Water Supply:  The project will be served by the California Water Service Company. 
 
Sewage Disposal:  The project will be served by a new private septic disposal system.  
 
Flood Zone:  The project parcel is in Flood Zone X (area of minimal flooding), pursuant 
to Federal Emergency Management Agency, Flood Insurance Rate Map, Community 
Panel 06081C0295E, effective October 16, 2012. 
 
Environmental Evaluation:  Pursuant to California Environmental Quality Act (CEQA) 
Guidelines Section 15164, staff prepared an addendum to the previously adopted Initial 
Study and Mitigated Negative Declaration for the project amendment.  The addendum 
concludes that no new substantial changes or new or more severe significant impacts 
have been identified with the subject project amendment, no new mitigation measures 
are required, and no additional environmental review is required.  
 
Setting:  The 5-acre project parcel is located approximately 0.6 miles east of Skyline 
Boulevard, (State Route 35).  The surrounding area consists of individual privately 
owned 5 – 20-acre parcels, including the subject parcel, located along a ridgeline of the 
northern end of the Santa Cruz Mountains.  The area consists of moderate to steep 
slopes and dense tree coverage.  The parcels are served by Bear Gulch Road, a 
privately maintained rural roadway that is accessible from Woodside Road 
(State Route 84).  The project parcel is bounded to the south by Bear Gulch Road, and 
to the north, east, and west by privately-owned rural properties of similar size.  The 
properties to the east and west are developed with single-family residences. 
 
Background:  On May 18, 2017, the Zoning Hearing Officer (ZHO) certified a Mitigated 
Negative Declaration, and approved a Resource Management (RM) Permit, Use Permit, 
and Grading Permit for the construction of a new 6,639 sq. ft. two-story single-family 
residence with an attached 874 sq. ft. three-car garage.  The project approval also 
included an attached two-story second unit (1,500 sq. ft.), a detached 127 sq. ft. pool 
house, a pool and hot tub, and an outdoor kitchen/BBQ area.  Landscaping, drainage, 
and a septic system were also approved to serve the development.  A total of 1,150 
cubic yards (c.y.) of grading, including 790 c.y. of cut and 360 c.y. of fill, were approved 
for a new driveway, building crawl spaces, and patio area; and the removal of twenty-
eight (28) trees including Douglas fir, coast live oak1, and Pacific madrone trees ranging 
in size from 4 inches diameter at breast height (dbh) to 36 inches dbh, of which 
seventeen (17) required a permit to remove due to their size.  A Use Permit was 
approved to exceed the maximum allowed size (1,200 sq. ft.) for a second unit. 
 
On April 18, 2019, the applicant obtained ZHO approval for amendments to the RM 
Permit, Use Permit, and Grading Permit for modifications to the Zoning Hearing 
Officer’s May 18, 2017 project approval.  The approved modifications included an 
increase in square footage of the two-story residence to 7,911 sq. ft.; the addition of a 
                                            
1 This report corrects previously cited oak tree species of coast live oak to canyon live oak trees. 
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subgrade 2,770 sq. ft. habitable basement; modification of the three-car garage to be 
constructed as a detached 789 sq. ft. building on the east side of the residence with an 
office mezzanine; and increased square footage of the pool house to 574 sq. ft. in size.  
The second unit floor area was approved to increase 103 sq. ft. for a new total of 1,603 
sq. ft.  Additional grading in the amount of 110 cubic yards (c.y.) of excavation for a new 
total of 1,260 c.y. (including 900 c.y. of cut and 360 c.y. of fill) of grading was approved.  
An increased number to thirty (30) trees was approved for removal, including Douglas 
fir, coast live oak, and Pacific madrone trees ranging in size from 4 inches diameter at 
breast height (dbh) to 36 inches dbh, of which twelve (12) required a permit due to their 
size. 
 
Chronology: 
 
Date  Action 
 
March 16, 2016 - Original application submitted, PLN 2016-00111. 
 
February 13, 2017 - Original application deemed complete. 
 
March 20, 2017 to - Initial Study and Mitigated Negative Declaration  
April 10, 2017 issued for a 20-day public review period. 
 
May 18, 2017 - Zoning Hearing Officer hearing. 
 
June 21, 2018 - Project Amendment (1) application submitted. 
 
October 12, 2018 - Amendment (1) application deemed complete. 
 
February 13, 2019 to - Subsequent Initial Study and Mitigated Negative Declaration 
March 4, 2019 issued for a 20-day public review period. 
 
April 18, 2019 - Zoning Hearing Officer hearing for Project Amendment (1). 
 
May 15, 2020 - Subject Project Amendment (2) application submitted. 
 
March 19, 2021 - Amendment (2) application deemed complete. 
 
July 1, 2021 - Addendum Initial Study and (Addendum) Mitigated 

Negative Declaration prepared.  
 
August 5, 2021 - Zoning Hearing Officer hearing for Project Amendment (2). 
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DISCUSSION 
 
A. KEY ISSUES 
 
 The discussions below are based on the project amendment and supplement 

staff’s previous analyses from the 2019 project amendment, which has been 
included as Attachment F for reference. 

 
 1. Conformance with the County General Plan 
 

 Staff has reviewed and determined that the project amendment is in 
conformance with all applicable General Plan Policies, including the 
following: 

 
  a. Vegetative, Water, Fish and Wildlife Resources 
 
   Policy 1.23 (Regulate Development to Protect Vegetative, Water, Fish 

and Wildlife Resources), Policy 1.24 (Regulate Location, Density and 
Design of Development to Protect Vegetative, Water, Fish and Wildlife 
Resources), and Policy 1.25 (Protect Vegetative Resource) seek to 
regulate land uses and development activities to protect vegetative, 
water, fish and wildlife resources. 

 
   2019 Project Approval 
 
   A total of 30 trees were approved for removal in 2019, including 3 

Douglas fir (9 inches, 12 inches, and 22 inches (dbh), 20 coast live 
oaks (ranging in size from 11 inches dbh to 36 inches dbh), and 7 
Pacific madrones (ranging in size from 4 inches to 19 inches dbh).  
Of the 30 trees, 12 required a Resource Management (RM) Permit 
due to their size (i.e., 17.5-inch dbh or 55-inch circumference). 

   Proposed Amendment 
 
   The proposed amendment includes the removal of 8 additional trees 

from the 2019 project approval to accommodate reorientation and 
expansion of the residence and associated site improvements.  Of 
these additional trees proposed for removal, two canyon live oak trees 
(38.8 inch and 39 inch dbh) and one Pacific madrone (24.4 inch dbh) 
are considered heritage trees.  An arborist report prepared by Urban 
Tree Management concludes these heritage trees are in fair condition 
but that grading, trenching and compaction will compromise the root 
structures and stability of the trees, and therefore recommends 
removal. 

 
   The Development Review Criteria of the RM District Regulations 

prohibits the removal of trees with a circumference of more than 
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55 inches (measured at 4.5 feet above ground), except as may be 
required for development permitted under the Zoning Regulations, 
among other reasons.  The Resource Management District allows 
single-family residences, such as proposed, subject to the issuance of 
an RM Permit.  While the development is proposed to take advantage 
of the non-wooded area of the 5-acre parcel, the property is located in 
a rural wooded area of the County where tree removal to 
accommodate development is inevitable.  The trees removed will 
require replacement at a 1:1 ratio, including replacement of all 
regulated oak trees with the same species as provided in the 
conditions of approval in Attachment A of this staff report. 

 
  b. Soil Resources 
 
   Policy 2.17 (Regulate Development to Minimize Soil Erosion and 

Sedimentation) and Policy 2.23 (Regulate Excavation, Grading, Filling, 
and Land Clearing Activities Against Accelerated Soil Erosion) seek to 
regulate development to minimize soil erosion and sedimentation. 

 
   2019 Project Approval 
 
   A total of 1,260 cubic yards (c.y.) of grading, including 900 c.y. of cut 

and 360 c.y. of fill, was approved in 2019 for building, basement and 
site improvement work. 

 
   Proposed Amendment 
 
   The proposed project amendment includes an additional 1,745 cubic 

yards (c.y.) of grading, including an additional 1,225 c.y. of cut and 520 c.y. 
of fill, to expand the lower levels of the residence and to fit development into 
the rear sloping topography of the property which will further reduce visual 
impacts. 

 
   The applicant has submitted an erosion and sediment control plan 

prepared by Sigma Prime Geosciences, Inc. that includes construction 
management measures proposed to minimize soil erosion and 
sedimentation from the project site.  The Geotechnical Section and 
Drainage Review Section have reviewed and conditionally approved 
the proposed amendment.  The mitigation measures previously 
approved and included as conditions in Attachment A of this staff 
report, including wet season grading limitations and an erosion control 
and tree protection pre-site inspection, are adequate to ensure soil 
erosion and sedimentation from the project site are minimized. 
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  c. Visual Quality 
 
   Policy 4.15 (Appearance of New Development), Policy 4.24 (Rural 

Development Design Concept), and the Rural Site Planning Policies, 
including Policy 4.25 (Location of Structures), Policy 4.26 (Earthwork 
Operations), and Policy 4.29 (Trees and Vegetation) seek to protect 
the natural visual character and quality of scenic areas by regulating 
the appearance of new development to promote good design, site 
relationship, and other aesthetic considerations, such as tree 
preservation except where removal is required for approved 
development or safety; and minimizing grading operations. 

 
   Overall, the proposed project amendment will increase building square 

footage; however, the previously approved modern design will be 
maintained and the parcel’s topography, including mature tree 
coverage, will help screen the proposed development from public 
views.  The trees proposed for removal, as identified in Section A.1.a. 
above, are those necessary to accommodate the proposed project.  
Additionally, the proposed grading modifications are limited to what’s 
necessary to accommodate the proposed design changes, including 
tiering the development to lower the building height, reduce visual bulk 
and lessen visual impacts from development. 

 
  d. Rural Land Use 
 
   Policy 9.23 (Land Use Compatibility in Rural Lands), Policy 9.24 

(Determining Appropriate Development Densities for the Rural Lands), 
and Policy 9.42 (Development Standards for Land Use Compatibility in 
General Open Space Lands) seek to encourage land use compatibility 
to maintain the scenic and harmonious nature of the rural lands; 
allocate appropriate densities for parcels through the analysis of 
resources, hazards, availability of services, and land use patterns; and 
locate development in areas of the parcel which cause the least 
disturbance to scenic resources and best retain the open space 
character of the parcel. 

 
   The building, grading, and tree removal modifications proposed under 

the subject amendment, as proposed and conditioned, will not have a 
significant additional impact on rural resources as concluded by the 
Addendum Initial Study and Mitigated Negative Declaration prepared 
for the proposed project amendment, included as Attachment D.  
Additionally, the immediate surrounding parcels range in similar size 
from 5 to 7 acres and contain one and two-story single-family 
residences that range from 3,500 sq. ft. to 7,000 sq. ft. in size.  While 
the proposed amendment increases the building sizes, development is 
proposed to be clustered on the property and would not result in 
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significant added visual impact to the rural area than the previously 
approved development. 

 
  e. Natural Hazards 
 
   Geotechnical  
 
   Policy 15.21 (Requirement for Detailed Geotechnical Investigations) 

seeks to require geotechnical investigation for development projects 
that may be located in an area of geotechnical hazard. 

 
   The project parcel is within a moderate to high landslide susceptibility 

area, according to a U.S. Geological Survey’s Landslide Susceptibility 
Map of 1972.  However, the updated geotechnical report indicates the 
project’s site-specific landslide susceptibility is low based on 
reconnaissance and geologic map review.  Furthermore, the County’s 
Geotechnical Section and Department of Public Works have reviewed 
and conditionally approved the proposed project amendment. 

 
   Fire 
 
   The Fire Hazard Policies of the General Plan, including Policy 15.27 

(Appropriate Land Uses and Densities in Fire Hazard Areas), Policy 
15.28 (Review Criteria for Locating Development In Fire Hazard 
Areas), Policy 15.30 (Standards for Water Supply and Fire Flow for 
New Development), and Policy 15.31 (Standards for Road Access for 
Fire Protection Vehicles to Serve New Development) seek to consider 
low density land uses that minimize the exposure of significant 
numbers of people to fire hazards; cluster development where there 
are adequate water supplies and good access for fire vehicles; and 
require projects in hazardous fire areas to be reviewed by the County 
Fire Warden to ensure that building materials, access, vegetative 
clearance from structures, fire flows and water supplies are adequate 
for fire protection purposes and in conformance to the fire policies of 
the General Plan. 

 
   According to the State’s Fire Hazard Severity Zone Maps from the 

California Department of Forestry, the project site is located in a “Very 
High Fire Hazard Severity Zone”, State Responsibility Area.  The 
project involves construction of a single-family residence on a 5-acre 
parcel which is located in a rural residential area of unincorporated 
Woodside.  The Woodside Fire Protection District has reviewed and 
conditionally approved the subject project amendment for fire safety 
measures, including but not limited to compliance with Chapter 7A of 
the California Building Code for ignition resistant construction and 



9 

materials, vegetation clearances, fire flow and water supply, and 
acceptable design and material for the driveway. 

 
 2. Conformance with the Energy Efficiency Climate Action Plan 
 
  The County of San Mateo’s adopted Energy Efficiency Climate Action Plan 

(EECAP) provides strategies for reducing greenhouse gas (GHG) 
emissions, including through sequestration. 

 
  The project amendment includes the removal of an additional eight (8) trees 

than previously approved.  The additional tree removal is not considered 
significant in the context of GHG sequestration for the project area, given 
the site’s context in the surrounding densely forested rural area. 

 
 3. Conformance with the County Zoning Regulations 
 
  The project amendment will comply with the Resource Management (RM) 

Development Standards, as summarized below: 
 
  a. RM Development Standards 
 
   The following table summarizes the amended project’s conformance 

with Section 6139(A)(B) of the RM Zoning District Regulations: 
 

RM Development Standards 
Standard Required Proposed 
Minimum Setbacks   
Front 50 ft. >100 ft. 
Rear 20 ft. >100 ft. 
Right Side 20 ft. 69 ft. 
Left Side 20 ft. 24 ft. 
Maximum Height 36 ft. 33 ft. 

 

  b. RM Development Criteria 
 
   (1) Section 6324.1 (Environmental Quality Criteria) and Section 

6324.4 (Water Resources Criteria) seeks to comply with air 
pollution emission standards; minimize grading, landscape 
alterations, changes in vegetative cover; avoid the creation of 
long-term noise levels; and minimize the impact on hydrological 
processes (e.g., surface water runoff, erosion control). 

 
    The amended grading operations and tree removal will allow the 

applicant to make desired changes with minimal added 
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environmental impacts related to air pollution and noise, as 
determined in the Addendum Mitigated Negative Declaration.  
Furthermore, see staff’s discussion in Section A.1.a and A.1.b 
above related to tree removal and grading. 

 
    The project is required to comply with the County’s Drainage 

Policy requiring post-construction stormwater flows to be at, or 
below, pre-construction flow rates.  Additionally, the project 
includes Low-Impact Development (LID) site design measures 
(i.e., direction of impervious surface runoff to vegetated areas) in 
compliance with Provision C.3.i. of the County’s Municipal 
Regional Stormwater Permit as the project is a standalone 
residence that would introduce over 16,000 sq. ft. of new 
impervious surface. 

 
   (2) Section 6324.2 (Site Design Criteria) seeks to ensure 

development fits into the existing environment by minimizing 
light and glare, grading and tree removal; using colors and 
materials that blend with the existing landscape; ensuring 
development does not substantially detract from the scenic 
or visual quality of the County; and demonstrating that 
development will not contribute to the instability of the parcel 
or adjoining lands. 

 
    The proposed amendment includes a significant increase in floor 

area with minimal visual impacts from the previous approval as 
the proposed amendment seeks to reorient and shift the 
development footprint to terrace down the rear slope of the 
property.  Additionally, existing topography and trees will help to 
screen and minimize development in relation to the surrounding 
rural character of the area.  No new light sources or glare are 
expected from what the previous project approval considered, 
and modified materials and colors are proposed that support 
more neutral earth tone colors and materials (including wood 
and stone elements) than the previous 2019 approval.  
Furthermore, the Geotechnical Section and Drainage Review 
Section have conditionally approved the additional grading work. 

 
   (3) Section 6324.6 (Hazards to Public Safety Criteria) and Section 

6326.4 (Slope Instability Area Criteria) prohibit development in 
areas of hazard, including landslide, unless determined it will not 
be harmful to the health, safety, or welfare of residents, property 
owners, or the community at large. 

 
    See staff’s discussion in Section A.1.e of this report regarding 

slope stability/landslide relative to the proposed amendment. 
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  c. Accessory Dwelling Unit 
 

 The previously approved project included a Use Permit to allow an 
Accessory Dwelling Unit (ADU) to exceed the maximum size 
allowance of 1,200 sq. ft. pursuant to the ADU Regulations in effect at 
the time, with an approved ADU size of 1,603 sq. ft.  Since last project 
approval, the County has amended the local ADU Regulations to allow 
a detached ADU, such as proposed, to be 35 percent of the livable 
floor area of the primary residence, up to a maximum of 1,500 square 
feet.  The current project amendment proposes to reduce the size of 
the two-story detached ADU to 1,476 sq. ft., in compliance with the 
size standard of the ADU Regulations.  Furthermore, the proposed 
ADU will conform with all other currently adopted ADU standards 
contained in Chapter 22.5 of the Zoning Regulations; therefore, a Use 
Permit is no longer required. 

 
 4. Conformance with the County Grading Ordinance 
 
  The proposed project amendment includes an additional 1,745 cubic yards 

(c.y.) of grading, including an additional 1,225 c.y. of cut and 520 c.y. of fill, 
to expand the lower levels of the residence and to fit development into the 
rear sloping topography of the property which will further reduce visual 
impacts.  The Zoning Hearing Officer must make the following findings 
pursuant to Section 9290 of the San Mateo County Grading Ordinance: 

 
  a. The granting of the permit amendment will not have a significant 

adverse effect on the environment. 
 
   The proposed grading amendment is necessary to implement the 

amended project scope.  Staff has concluded that based on 
preparation of an Addendum Initial Study and Mitigated Negative 
Declaration, the project amendment does not introduce any new 
significant impacts or require additional mitigation measures beyond 
those already approved.  All mitigation measures from the previously 
adopted Mitigated Negative Declaration have been included as 
conditions of approval in Attachment A.  In addition, the County’s 
Geotechnical Section and Drainage Review Section have reviewed 
and approved the project amendment with conditions. 

 
  b. The project amendment conforms to the criteria of Chapter 8, Division 

VII, of the San Mateo County Ordinance Code, including the standards 
referenced in Section 9296. 

 
   The project amendment, as proposed and conditioned, conforms to 

standards in the Grading Ordinance, including those relative to an 
erosion and sediment control plan, dust control plan, fire safety, and 
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the timing of grading activity.  The amended project plans have been 
reviewed and recommended for approval by the Geotechnical Section 
and Drainage Review Section, as well as Woodside Fire Protection 
District.  Conditions of approval have been included in Attachment A to 
ensure compliance with the County’s Grading Ordinance. 

 
  c. The project amendment is consistent with the General Plan. 
 
   The project amendment has been reviewed against the applicable 

policies of the San Mateo County General Plan and found to be 
consistent with its goals and objectives.  See Section A.1 of this report 
for a detailed discussion regarding the project amendment’s 
compliance with applicable General Plan Policies. 

 
B. ENVIRONMENTAL REVIEW 
  

A Subsequent Mitigated Negative Declaration (MND) was adopted by the County 
of San Mateo, acting as Lead Agency, on April 18, 2019.  An addendum to the 
adopted MND, pursuant to California Environmental Quality Act (CEQA) 
Guidelines Section 15164, has been prepared for the subject project amendment.  
The addendum concludes that no new substantial changes or new or more severe 
significant impacts have been identified with the subject project amendment, no 
new mitigation measures are required, and no additional environmental review is 
required.  The Addendum is included as Attachment D to this staff report. 

 
C. REVIEWING AGENCIES 
 
 Building Inspection Section 
 Department of Public Works 
 Drainage Review Section 
 County Arborist 
 Geotechnical Section 
 Environmental Health Services 
 Woodside Fire Protection District 
 California Water Service Company 
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ATTACHMENTS 
 
A. Recommended Findings and Conditions of Approval 
B. Location/Vicinity Map 
C. Amended Project Plans 
D. Addendum Initial Study and Mitigated Negative Declaration 
E. Previously Adopted Subsequent Initial Study and Mitigated Negative Declaration 
F. Previous Project Staff Report, dated April 18, 2019 
G. Zoning Hearing Officer Decision Letter, dated April 18, 2019 
H. Zoning Hearing Officer Decision Letter, dated May 18, 2017 
 
SSB:cmc – SSBFF0736_WCU.DOCX 
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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 2016-00111 Hearing Date:  August 5, 2021 
 
Prepared By: Summer Burlison, For Adoption By:  Zoning Hearing Officer 
 Project Planner 
 
RECOMMENDED FINDINGS 
 
For the Environmental Review, Find: 
 
1. That only minor modifications to the Subsequent Mitigated Negative Declaration 

adopted April 18, 2019 are required, and are provided in the Addendum included 
as Attachment D of the August 5, 2021 Zoning Hearing Officer staff report, and 
that the minor modifications do not constitute substantial changes requiring major 
revisions to the previously adopted Subsequent Mitigated Negative Declaration, 
and no new mitigation measures are required. 

 
2. That the San Mateo County Zoning Hearing Officer has considered the Addendum 

included in the August 5, 2021 staff report, along with the previously adopted 
Subsequent Mitigated Negative Declaration, and determined no new significant 
environmental effects or substantial increase in the severity of environmental 
effects will occur and therefore that further environmental review is not required, 
pursuant to Section 15162 of the CEQA Guidelines. 

 
For the Resource Management Permit Amendment, Find: 
 
3. That the project amendment conforms to the Development Standards and 

Development Review Criteria contained in Chapter 20A and Chapter 20A.2 of the 
San Mateo County Zoning Regulations.  The project amendment conforms to the 
minimum setbacks and maximum height limit allowed in the RM Zoning District.  
Additionally, the project conforms to Section 6324.1 (Environmental Quality 
Criteria), Section 6324.4 (Water Resources Criteria), Section 6324.2 (Site Design 
Criteria), Section 6324.6 (Hazards to Public Safety Criteria) and Section 6326.4 
(Slope Instability Area Criteria) of the RM Development Review Criteria.  The 
project amendment, as proposed and conditioned, will not introduce long-term 
noise levels, or significant levels of air pollution emissions, and will incorporate 
low-impact development measures to ensure the proposed impervious surfaces 
will not result in adverse drainage or water quality impacts.  The project will 
minimize adverse impacts on the rural character of the area by terracing the 
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increased development footprint to fit into the natural topography and utilizing 
building materials and colors that blend into the natural surrounding rural area.  
Additionally, the project will not compromise the stability of the project parcel or 
surrounding lands as a site-specific geotechnical report prepared for the project 
amendment concluded that landslide susceptibility is low at the project site based 
on site reconnaissance and geologic map review. 

 
For the Grading Permit Amendment, Find: 
 
4. That the granting of the grading permit amendment will not have a significant 

adverse effect on the environment.  Based on an Addendum to the previously 
adopted Subsequent Initial Study and Mitigated Negative Declaration, it is 
determined that the implementation of all previously approved mitigation 
measures would maintain the project amendment’s potential environmental 
impacts to less than significant levels.  All previously approved mitigation 
measures have been incorporated as conditions of approval below. 

 
5. That the project amendment conforms to the criteria of Chapter 8, Division VII, 

San Mateo County Ordinance Code, including the standards referenced in 
Section 9296.  The project, as proposed and conditioned, conforms to the 
standards in the Grading Regulations, including those relative to erosion and 
sediment control, dust control, fire safety, and timing of grading activity.  The 
project amendment has been reviewed and conditionally approved by the 
County’s Drainage Review Section and the Geotechnical Section, and by the 
Woodside Fire Protection District. 

 
6. That the project amendment is consistent with the General Plan.  The project, as 

proposed and conditioned, conforms to all applicable General Plan policies, 
including applicable Vegetative, Water, Fish and Wildlife Resources; Soil 
Resources; Visual Quality; Rural Land Use; and Natural Hazards policies as 
discussed in detail in the staff report dated August 5, 2021. 

 
RECOMMENDED CONDITIONS OF APPROVAL 
 
Current Planning Section 
 
1. The approval applies only to the proposal as described in this report and materials 

submitted for review and approval by the Zoning Hearing Officer on August 5, 
2021.  The Community Development Director may approve minor revisions or 
modifications to the project if they are found to be consistent with the intent of, and 
in substantial conformance with, this approval. 

 
2. The Resource Management Permit and Grading Permit Amendments shall be 

valid for one (1) year from the date of final approval in which time a valid building 
permit shall be issued and a completed inspection (to the satisfaction of the 
Building Inspection Section) shall have occurred within one (1) year of its 
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issuance.  Any extension of these permits shall require submittal of written 
request for permit extension and payment of applicable extension fees sixty (60) 
days prior to the expiration date. 

 
3. The applicant shall submit the approved exterior color and material 

specifications as part of the building permit submittal.  Color and materials 
verification by the Current Planning Section shall occur prior to final building 
inspection. 

 
4. A total of thirty-eight (38) trees are approved for removal as shown on the 

Tree Protection Plan, dated October 5, 2020, of which seventeen (17) are 
regulated under the RM District Regulations.  See Condition of Approval No. 
17 for tree replacement requirements. 

 
5. A Tree Protection Plan, in compliance with Sections 12,020.4 and 12,020.5 of the 

County’s Significant Tree Ordinance, shall be submitted with the building permit 
plans for review and approval by the Current Planning Section. 

 
6. No grading activities shall commence until the applicant has been issued a 

grading permit “Hard Card”, which will only be issued concurrently with the 
associated building permit. 

 
7. The provision of the San Mateo County Grading Ordinance shall govern all 

grading on and adjacent to this site.  Per San Mateo County Ordinance Section 
9296.5, all equipment used in grading operations shall meet spark arrester and 
firefighting tool requirements, as specified in the California Public Resources 
Code. 

 
8. The engineer who prepared the approved grading plan shall be responsible for the 

inspection and certification of the grading as required by Section 9297.2 of the 
Grading Ordinance.  The engineer’s responsibilities shall include those relating to 
non-compliance detailed in Section 9297.4 of the Grading Ordinance. 

9. Erosion and sediment control during the course of grading work shall be 
installed and maintained according to a plan prepared and signed by the 
engineer of record, and approved by the Planning and Building Department.  
Revisions to the approved erosion and sediment control plan shall be prepared 
and signed by the engineer, and must be reviewed and approved by the 
Planning and Building Department. 

 
10. It shall be the responsibility of the engineer of record to regularly inspect the 

erosion control measures for the duration of all grading activities, especially 
after major storm events, and determine that they are functioning as designed 
and that proper maintenance is being performed.  Deficiencies shall be 
immediately corrected, as determined by and implemented under the 
observation of the engineer of record. 
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11. The site is considered a Construction Stormwater Regulated Site (SWRS).  Any 
grading activities conducted during the wet weather season (October 1 to April 30) 
will require monthly erosion and sediment control inspections by the Building 
Inspection Section, as well as prior authorization from the Community 
Development Director to conduct grading during the wet weather season. 

 
12. Noise sources associated with demolition, construction, repair, remodeling, or 

grading of any real property shall be limited to the hours from 7:00 a.m. to 
6:00p.m. Weekdays and 9:00 a.m. to 5 p.m. Saturdays.  Said activities are 
prohibited on Sundays, Thanksgiving, and Christmas (San Mateo Ordinance 
Code Section 4.88.360). 

 
13. Prior to the issuance of a building permit, the applicant shall pay all applicable 

Affordable Housing Impact Fees, pursuant to San Mateo County Ordinance 
No. 4758.  The impact fees shall be assessed at $5.00 per sq. ft. over 
2,500 sq. ft. of residential floor area. 

 
Mitigation Measures 
 
14. Mitigation Measure 1:  All proposed lighting (interior and exterior) shall be designed and 

located so as to confine direct rays to the subject property and prevent glare in the 
surrounding area.  Manufacturer cut sheets for any exterior light fixtures shall be 
submitted for review and approval prior to the issuance of a building permit.  All exterior 
fixtures shall be rated dark-sky compliant and designed to minimize light pollution beyond 
the confines of the subject premises. 

 
15. Mitigation Measure 2:  Final finishes of all exterior materials and/or colors, including 

glass windows and/or panels, shall be non-reflective. 
 
16. Mitigation Measure 3:  The applicant shall submit a plan to the Planning and Building 

Department prior to the issuance of any grading “hard card” that, at a minimum, includes 
the “Basic Construction Mitigation Measures” as listed in Table 8-2 of the BAAQMD CEQA 
Guidelines (May 2017).  These measures shall be implemented prior to beginning any 
ground disturbance and shall be maintained for the duration of the project activities: 

 
a. All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, 

and unpaved access road) shall be watered two times per day. 
 
b. All haul trucks transporting soil, sand, or other loose material off-site shall be 

covered. 
 
c. All visible mud or dirt track-out onto adjacent paved roads shall be removed using 

wet power vacuum street sweepers at least once per day.  The use of dry power 
sweeping is prohibited. 

 
d. All vehicle speeds on unpaved roads shall be limited to 15 miles per hour. 
 
e. 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 
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California Airborne Toxics Control Measure Title 13, Section 2485 of California Code 
of Regulations [CCR]).  Clear signage shall be provided for construction workers at 
all access points. 

 
f. All construction equipment shall be maintained and properly tuned in accordance 

with manufacturer’s specifications.  All equipment shall be checked by a certified 
mechanic and determined to be running in proper condition prior to operation. 

 
g. Post a publicly visible sign with the telephone number and person to contact at the 

County regarding dust complaints.  This person shall respond and take corrective 
action within 48 hours.  The Bay Area Air Quality Management District’s phone 
number shall also be visible to ensure compliance with applicable regulations. 

 
17. Mitigation Measure 4:  All regulated trees proposed for removal shall be replaced at a 1:1 

ratio, minimum 15-gallon size stock.  Any regulate Oak tree removal shall be replaced with 
the same species.  All proposed replacement trees shall be shown on a Tree Replanting 
Plan or Landscape Plan and shall include species, size and location.  The Plan shall be 
submitted to the County Planning and Building Department for review and approval as part 
of the building permit plan sets. 

 
18. Mitigation Measure 5:  In the event that archaeological resources are inadvertently 

discovered during construction, work in the immediate vicinity (within 25 feet) of the find 
must stop until a qualified archaeologist can evaluate the significance of the find.  
Construction activities may continue in other areas beyond the 25-foot stop work area.  A 
qualified archaeologist is defined as someone who meets the Secretary of the Interior’s 
Professional Qualifications Standards in archaeology.  The Current Planning Section shall 
be notified of such findings, and no additional work shall be done in the stop work area 
until the archaeologist has recommended appropriate measures, and those measures 
have been approved by the Current Planning Section and implemented. 

 
19. Mitigation Measure 6:  Should any human remains be discovered during construction, all 

ground disturbing work shall cease, and the County Coroner be immediately notified, 
pursuant to Section 7050.5 of the State of California Health and Safety Code.  Work must 
stop until the County Coroner can make a determination of origin and disposition of the 
remains pursuant to California Public Resources Code Section 5097.98.  If the County 
Coroner determines the remains to be Native American, the Native American Heritage 
Commission shall be contacted within 24 hours.  A qualified archaeologist, in consultation 
with the Native American Heritage Commission, shall recommend subsequent measures 
for disposition of the remains. 

 
20. Mitigation Measure 7:  The applicant shall submit an erosion control plan in compliance 

with the County’s General Erosion and Sediment Control Plan Guidelines Checklist for 
review and approval as part of the building permit plans submittal. 

 
21. Mitigation Measure 8:  No grading shall be allowed during the wet weather season 

(October 1 through April 30) to avoid increased potential soil erosion, unless the applicant 
applies for an Exception to the Winter Grading Moratorium and the Community 
Development Director grants the exception.  Exceptions will only be granted if dry weather 
is forecasted during scheduled grading operations, and the erosion control plan includes 
adequate winterization measures (amongst other determining factors). 
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22. Mitigation Measure 9:  An Erosion Control and Tree Protection Pre-Site Inspection shall 
be conducted prior to the issuance of a grading permit “hard card” and building permit to 
ensure the approved erosion control and tree protection measures are installed 
adequately prior to the start of ground disturbing activities. 

 
23. Mitigation Measure 10:  In the event that paleontological resources are inadvertently 

discovered during construction, work in the immediate vicinity (within 25 feet) of the find 
must stop until a qualified paleontologist can evaluate the significant of the find.  The 
Current Planning Section shall be notified of such findings, and no additional work shall be 
done in the stop work area until the paleontologist has recommended appropriate 
measures, and those measures have been approved by the Current Planning Section and 
implemented.  

 
24. Mitigation Measure 11:  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. 

 
25. Mitigation Measure 12:  Any inadvertently discovered tribal cultural resources shall be 

treated with culturally appropriate dignity taking into account the tribal cultural values and 
meaning of the resource, including, but not limited to, protecting the cultural character and 
integrity of the resource, protecting the traditional use of the resource, and protecting the 
confidentiality of the resource. 

 
26. Mitigation Measure 13:  The following measures shall be adhered to: 
 

a. All crews working on the project are to receive Cultural Sensitivity Training. 
 
b. All earth movement including that which is or has been paved or built on is to have a 

Qualified and Trained Native American Monitor present at all times. 
 
c. An archaeological monitor with California San Francisco Bay Area Experience 

should be present during all earth movement. 
 
d. A copy of original site records and a copy of all monitoring notes for all earth 

movement for the project should be forwarded to the primarily contact for the Amah 
Mutsun Tribal Band of Mission San Juan Bautista. 

 
Building Inspection Section 
 
27. For the building plans submittal, provide clarification for driveway material shown 

on plan sheet A-1.1 versus plan sheet C-1. 
 
28. The property is located within the State Responsibility Area Very High Fire Hazard 

Severity Zone and as such, the entire project shall meet the requirements of the 
appropriate sections of CRC Section 327 and/or CBC Chapter 7A. 
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29. The second unit shall have access to, and control of, an independent source of 
space conditioning. 

 
30. The project shall include preparations for an Electric Vehicle Charging Station 

installation. 
 
Geotechnical Section 
 
31. A Geotechnical Report shall be submitted at the building permit stage; the report 

shall be updated to the current adopted code as applicable.  Significant grading 
profiles, grading proposals, foundation design recommendations, retaining wall 
design recommendations, and basement design recommendations, if any, shall 
be provided in the geotechnical report at the building permit stage.  For a vacant 
site, the Geotechnical Report shall provide sufficient soil investigation data to 
evaluate the potential hazards, for example, expansive soils, soil corrosivity, weak 
soil strength, and liquefaction.  If any hazards are found, mitigation shall be 
provided in the foundation design and grading proposal. 

 
32. For the final approval of the grading permit, the applicant shall ensure the 

performance of the following activities within thirty (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, 
and the Grading Regulations, to the Department of Public Works and the 
Planning and Building Department’s Geotechnical Engineer. 

 
 b. The geotechnical consultant shall observe and approve all applicable work 

during construction and sign Section II of the Geotechnical Consultant 
Approval form, for submittal to the Planning and Building Department’s 
Geotechnical Engineer and Current Planning Section. 

  Please include the Geotechnical File Number, 15G-45, in all 
correspondence with the Geotechnical Section of the Planning and Building 
Department. 

 
Drainage Review Section 
 
33. The following will be required at the time of building permit submittal: 
 
 a. A Final Drainage Report stamped and signed by a registered Civil 

Engineer. 
 
 b. A Final Grading and Drainage Plan stamped and signed by a registered 

Civil Engineer. 
 
 c. An updated C.3 and C.6 Checklist. 
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 d. An updated site disturbance estimate. If the site disturbance is greater 
than one acre, provide a copy of the NOI/SWPPP for the project under the 
CA Construction General Permit. 

 
Department of Public Works 
 
34. 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. 

 
35. At the building permit stage, the applicant shall have prepared, by a registered 

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

 
36. Proposed facilities shall not be constructed in ingress and egress easements 

unless directly associated with ingress and egress to the property. 
 
Environmental Health Services 
 
37. At the building permit stage, the applicant will need to provide a geotechnical 

slope stability report for the dispersal trenches (primary and 100 percent reserve) 
proposed on slopes 20 percent or greater as depicted on Plan Sheet C-1 and the 
septic system plans.  Plans should call out dispersal trenches located on slopes 
35 percent or greater.  Any dispersal systems proposed on slopes greater than 35 
percent shall require the use of pressure dose or subsurface drip dispersal 
systems.  Provide detailed cross-sections of the proposed retaining wall along the 
asphalt driveway depicted on the grading/drainage and septic system plans and 
include required setbacks from dispersal trenches located upslope. 

 
38. The applicant shall comply with all requirements of the Environmental Health 

Division’s Onsite Wastewater Treatment System Ordinance and Onsite Systems 
Manual for the installation of the septic system. 

 
Woodside Fire Protection District (WFPD) 
 
39. A separate submittal shall be made to directly to the Woodside Fire Protection 

District for plan check during the building permit stage. 
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40. Approval from California Water Service Company for fire line supplies shall be 
submitted to the Woodside Fire Protection District. 

 
41. Field inspection from the Woodside Fire Protection District is required for the 

following: 
 
 a. Trust blocking, 
 
 b. Fire line flush, 
 
 c. Final location of the fire hydrant. 
 
42. At the start of construction, a 2-foot by 3-foot address sign shall be posted in front 

of project site. 
 
43. At time of final, the permanent address shall be mounted and clearly visible from 

the street with a minimum of 4-inch numbers on contrasting background. 
 
44. One hundred (100) feet of defensible space from structures is required prior to the 

start of construction. 
 
45. Upon final inspection, thirty (30) feet of perimeter property line defensible space 

shall be required per WFPD Ordinance Section 304.1.2.A. 
 
46. Approved spark arrestors will be required on all installed chimneys, including 

outside fireplaces. 
 
47. Smoke and CO detectors shall be installed per 2019 CBC. 
 
48. An NFPA 13D Fire Sprinkler System shall be installed. Sprinkler 

plans/calculations shall be submitted separately to WFPD. The Owner/Contractor 
is responsible for getting the correct water flow data and Cal-Water requires a 
backflow device that can decrease the water flow pressure by 12-15 PSI due to 
friction loss of the backflow device.  

 
49. GRADES:  Driveways with less than 15 percent grade may be maintained as all-

weather type and shall support the weight of the heaviest fire apparatus during the 
wet season.  Driveways greater than 15 percent grade need be rough grooved 
concrete or an alternate material approved by the Woodside Fire Protection 
District.  NO driveway shall exceed a 20 percent grade. 

 
50. A driveway over 350 feet is required to have a turnout; see WFPD standards at 

www.woodsidefire.org. 
 
51. A driveway over 150 feet is required to have a fire truck turnaround; see WFPD 

standards at www.woodsidefire.org. 

http://www.woodsidefire.org/
http://www.woodsidefire.org/
http://www.woodsidefire.org/
http://www.woodsidefire.org/
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52. A New fire hydrant may be required in must be within 600' from the building, 
capable of the required flow. Distance from hydrant to structure shall be measured 
via an approved roadway in which the engine can safely drive from the fire 
hydrant to front door of structure. When a private fire hydrant is being installed it 
must be submitted separately to the Woodside Fire Protection District. 

 
53. Show on the building plan submittal required distance for the fire hydrant, as 

described above. 
 
California Water Service Company 
 
54. The applicant shall submit a Form 1318 with fire sprinkler plan and calculations to 

the California Water Service Company for design and engineering review. 
 
55. The applicant is encouraged to use water conserving devices.  A list of rebate 

programs for qualifying water conserving devices for the Bear Gulch area is 
available online at:  https://www.calwater.com/conservation/rebates-and-
programs/residential/bg/ 

 
SSB:cmc – SSBFF0736_WCU.DOCX 
 

https://www.calwater.com/conservation/rebates-and-programs/residential/bg/
https://www.calwater.com/conservation/rebates-and-programs/residential/bg/
https://www.calwater.com/conservation/rebates-and-programs/residential/bg/
https://www.calwater.com/conservation/rebates-and-programs/residential/bg/
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N. HEIGHT LIMITS

     ALLOWED       PROPOSED

FRONT 50'-0" 208'-7"
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SIDE - WEST 20'-0" 78'-8"
SIDE - EAST 20'-0" 69'-1 1/2"
FRONT - (ACCESSORY) 50'-0" >208'-7"
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SIDE -EAST (ACCESSORY) 5'-0" >100'-0"
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ALLOWED PROPOSED
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GARAGE (641 SF)
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TOTAL 16,615 SF

PROJECT DATA
C. DESCRIPTION OF WORK

CONSTRUCTION OF A NEW 2 STORY SINGLE FAMILY RESIDENCE WITH A BASEMENT, PLUS A SECONDARY 
UNIT, THREE CAR GARAGE, AND SWIMMING POOL.

D. ASSESSOR'S PARCEL NUMBER: 072-240-230

E. TYPE OF CONSTRUCTION: V-NR

F. OCCUPANCY CLASSIFICATION: R-3, HOUSE

G. HAZARD ZONE FHSZ

H. ZONING: RM, RESOURCE MANAGEMENT

I. LOT AREA: 217,800 SF (5 ACRES)

J. LOT COVERAGE: (RM ZONE HAS NO LOT COVERAGE OR FLOOR AREA MAXIMUM)

K. AVERAGE SLOPE OF DEVELOPMENT: XX.XX

L. FLOOR AREA CALCULATIONS:

O. NOTES
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THE NFPA STANDARD 13. FIRE SPRINKLER CONTRACTOR SHALL SUBMIT PLANS AND FEES PRIOR TO 
INSTALLATION FOR REVIEW APPROVAL AND HAVE FINAL TESTING APPROVED BY THE LOCAL FIRE 
DISTRICT AS PER CFC 903.2.

• AT START OF CONSTRUCTION A 2'X3' ADDRESS SIGN WILL BE POSTED IN FRONT OF PROJECT.
• AT TIME OF FINAL THE PERMANENT ADDRESS WILL BE MOUNTED AND CLEARLY VISIBLE FROM 

STREET W/MINIMUM OF 4" NUMBERS ON CONTRASTING BACKGROUND.
• 100' DEFENSIBLE SPACE FROM STRUCTURE REQUIRED PRIOR TO START OF CONSTRUCTION.
• UPON FINAL INSPECTION 30' PERIMETER PROPERTY LINE DEFENSIBLE SPACE WILL BE REQUIRED 

PER WFPD ORDINANCE SECTION 304.1.2.A 
• APPROVED SPARK ARRESTOR WILL BE REQUIRED ON ALL INSTALLED CHIMNEYS INCLUDING 

OUTSIDE FIREPLACES.
• INSTALL SMOKE AND CO DETECTORS PER 2019 CBC.
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SITE PLAN GENERAL NOTES
1. REFER TO LANDSCAPE ARCHITECT'S DRAWINGS FOR TREES, PLANTING, PATHS, POOLS, WATER 

FEATURES, DRIVEWAY, AND TREE PROTECTION AND REMOVAL REQUIREMENTS. 

2. REFER TO THE TOPOGRAPHIC SURVEY FOR SITE CONDITIONS

3. REFER TO CIVIL'S DRAWINGS FOR GRADING, DRAINAGE, AND CUT AND FILL AMOUNTS.

4. ALL GRADING, EXCAVATING, FILL, COMPACTING, BACKFILLING SHALL BE PERFORMED AS INDICATED 
HEREIN AND IN STRICT ACCORDANCE WITH THE GEOTECHNICAL INVESTIGATION 

5. SURVEY REQUIREMENTS: A LICENSED LAND SURVEYOR OR CIVIL ENGINEER SHALL VERIFY THE 
LOCATION OF STRUCTURES ON THE PROPERTY FOR COMPLIANCE WITH SETBACK REQUIREMENTS. 
SUPPORTING DOCUMENTATION SHALL BE SUBMITTED TO THE BUILDING DEPARTMENT PRIOR TO 
FOUNDATION INSPECTION. (IF REQUIRED, VERIFY WITH TOWN)

6. A LICENSED SURVEYOR SHALL VERIFY BUILDING HEIGHTS PER APPROVED PLANNING CODE REVIEW 
PRIOR TO FRAMING INSPECTION. (IF REQUIRED, VERIFY WITH TOWN). 

7. STRUCTURAL INSPECTION: THE OWNER SHALL EMPLOY THE ENGINEER RESPONSIBLE FOR THE 
STRUCTURAL DESIGN TO PERFORM A STRUCTURAL INSPECTION FOR GENERAL CONFORMANCE TO THE 
PLANS AND SPECIFICATIONS AT THE COMPLETION OF THE STRUCTURAL SYSTEM.  THE ENGINEER 
SHALL SUBMIT TO THE BUILDING OFFICIAL A WRITTEN STATEMENT OF COMPLIANCE PRIOR TO FRAMING 
INSPECTION. (IF REQUIRED, VERIFY WITH TOWN)

8. GEOTECHNICAL OBSERVATION: THE SOILS ENGINEER SHALL OBSERVE AND TEST GRADING INCLUDING 
SUB-GRADE PREPARATION TO VERIFY THAT THE CONTRACTOR MEETS THE RECOMMENDED MATERIAL 
QUALITY, MOISTURE CONDITIONING, AND COMPACTION REQUIREMENTS.  SOIL ENGINEER SHALL 
OBSERVE THE FOOTING EXCAVATIONS PRIOR TO THE PLACEMENT OF REINFORCING STEEL TO 
CONFIRM THAT THE FOUNDATIONS ARE FOUNDED IN UNDISTURBED, FIRM NATURAL SOILS AND AT THE 
MINIMUM DEPTH OR DEEPER.  PROJECT GEOTECHNICAL ENGINEER TO OBSERVE PIER DRILLING, 
STRUCTURAL MAT SUBGRADE BEARING CONDITIONS, AND REMOVAL AND COMPACTION OF EXISTING 
FILL. ALL DOCUMENTATION TO BE SUBMITTED TO THE BUILDING DEPARTMENT (IF REQUIRED, VERIFY 
WITH TOWN) IN A TIMELY MANNER.

9. COMPACTION SHALL BE INSPECTED AND APPROVED BY THE GEOTECHNICAL ENGINEER SHALL REVIEW 
THE FINAL FOUNDATION PLANS FOR CONFORMANCE WITH THE GEOTECHNICAL RECOMMENDATIONS 
AND SHALL SUBMIT (IF REQUIRED, VERIFY WITH THE TOWN) A REVIEW LETTER TO THE BUILDING 
DEPARTMENT.

10. UTILITIES: UTILITIES SHALL BE INSTALLED IN ACCORDANCE WITH THE ALL RULES & REGULATIONS OF 
THE UTILITY COMPANY PROVIDING SERVICE. BACKFILL & COMPACT TRENCHES PER SOIL REPORT.
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FLOOR PLAN GENERAL NOTES
1. REFER TO SHEETS A9.01 & A9.02 FOR ALL WALL ASSEMBLIES.

2. REFER TO SHEETS A9.03 FOR FLOOR & ROOF ASSEMBLIES.

3. REFER TO SHEETS A9.11, A9.12 FOR EXT WINDOW, DOOR & SKYLIGHT SCHEDULES.

4. REFER TO SHEETS A9.13 FOR INT DOOR SCHEDULES.

5. REFER TO INTERIOR DESIGNER'S DRAWINGS FOR KITCHEN, BATHROOM AND ALL CSWK AND PLUMBING 
FIXTURE LAYOUTS

6. FOUNDATIONS ARE FOR REFERENCE ONLY, SEE STRUCTURAL DRAWINGS.

7. REFER TO REFLECTED CEILING PLANS FOR CEILING HEIGHTS.

8. PROVIDE MIN 36" x 36" LEVEL LANDINGS OUTSIDE AT ALL EXTERIOR DOORS PER CRC SECTION R311.3, 
WITH LANDINGS NOT MORE THAN 7.75" BELOW INSIDE FINISHED FLOORS AT INWARD SWINGING (OR 
SLIDING) DOORS AND 1.5" AT OUTWARD SWINGING PER CRC SECTION R311.3.1.  ALL LANDINGS SHALL 
SLOPE 1/4"/FT MAX. AWAY FROM DOORS.

9. STRUCTURAL OBSERVATION SHALL BE REQUIRED BY THE STRUCTURAL ENGINEER TO ASSURE 
CONFORMANCE TO THE APPROVED PLANS.

10. REFER TO ROOF PLAN SHEETS FOR LOCATIONS OF ROOF DRAINS.

11. ROOF DRAIN AND OVERFLOW DRAIN TO BE 3" INTERNAL DRAIN LINE FROM ROOF/DECK, CONNECT TO 
SOLID LINE DRAIN SYSTEM

12. ALL CRAWLSPACES TO SLOPE 1/4" PER FOOT MINIMUM TO FLOOR DRAIN, UNO

13. PROVIDE ACOUSTICAL INSULATION AT ALL INTERIOR WALLS AND FLOORS.

14. SEE WALL SECTIONS AND ASSEMBLIES FOR ROOF, WALL AND FLOOR INSULATION REQUIREMENTS; 
VERIFY WITH TITLE 24 ENERGY COMPLIANCE FORMS.

15. GLASS DOORS & PANELS OF SHOWER & BATHTUB ENCLOSURES & ADJACENT WALL OPENINGS WITHIN 
60" ABOVE A STANDING SURFACE OR DRAIN INLET SHALL BE TEMPERED SAFETY GLASS. THESE AREAS 
ARE SCHEDULED AS HAZARDOUS LOCATIONS AS PER CRC SECTION R308.4.5.

16. SKID-RESISTANT SURFACE ON BATHROOM FLOORS.

17. BASE LINING MATERIAL BENEATH SHOWER PAN SLOPED TO DRAIN AS PER CPC SECTION 408.7.

18. BATHTUB/SHOWER FLOORS AND WALLS ABOVE BATHTUBS WITH INSTALLED SHOWER HEADS AND IN 
SHOWER COMPARTMENTS SHALL BE FINISHED WITH A NONABSORBENT SURFACE, SUCH WALL 
SURFACES SHALL EXTEND TO A HEIGHT OF NOT LESS THAN 6 FEET ABOVE THE FLOOR AS PER CRC 
SECTION R307.2.

19. OPEN GUARDRAILS SHALL HAVE INTERMEDIATE RAILS OR AN ORNAMENTAL PATTERN SUCH THAT A 
SPHERE 4 INCHES IN DIAMETER CANNOT PASS THROUGH.

20. SEE ENLARGED PLANS FOR ADDITIONAL NOTATION AND DIMENSIONS.

21. CONCRETE FOUNDATION WALLS ARE TO ALIGN W/ FACE OF PLYWOOD SHEATHING ABOVE.
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1. REFER TO SHEETS A9.01 & A9.02 FOR ALL WALL ASSEMBLIES.

2. REFER TO SHEETS A9.03 FOR FLOOR & ROOF ASSEMBLIES.

3. REFER TO SHEETS A9.11, A9.12 FOR EXT WINDOW, DOOR & SKYLIGHT SCHEDULES.

4. REFER TO SHEETS A9.13 FOR INT DOOR SCHEDULES.

5. REFER TO INTERIOR DESIGNER'S DRAWINGS FOR KITCHEN, BATHROOM AND ALL CSWK AND PLUMBING 
FIXTURE LAYOUTS

6. FOUNDATIONS ARE FOR REFERENCE ONLY, SEE STRUCTURAL DRAWINGS.
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WITH LANDINGS NOT MORE THAN 7.75" BELOW INSIDE FINISHED FLOORS AT INWARD SWINGING (OR 
SLIDING) DOORS AND 1.5" AT OUTWARD SWINGING PER CRC SECTION R311.3.1.  ALL LANDINGS SHALL 
SLOPE 1/4"/FT MAX. AWAY FROM DOORS.

9. STRUCTURAL OBSERVATION SHALL BE REQUIRED BY THE STRUCTURAL ENGINEER TO ASSURE 
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10. REFER TO ROOF PLAN SHEETS FOR LOCATIONS OF ROOF DRAINS.

11. ROOF DRAIN AND OVERFLOW DRAIN TO BE 3" INTERNAL DRAIN LINE FROM ROOF/DECK, CONNECT TO 
SOLID LINE DRAIN SYSTEM

12. ALL CRAWLSPACES TO SLOPE 1/4" PER FOOT MINIMUM TO FLOOR DRAIN, UNO

13. PROVIDE ACOUSTICAL INSULATION AT ALL INTERIOR WALLS AND FLOORS.

14. SEE WALL SECTIONS AND ASSEMBLIES FOR ROOF, WALL AND FLOOR INSULATION REQUIREMENTS; 
VERIFY WITH TITLE 24 ENERGY COMPLIANCE FORMS.

15. GLASS DOORS & PANELS OF SHOWER & BATHTUB ENCLOSURES & ADJACENT WALL OPENINGS WITHIN 
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FLOOR PLAN GENERAL NOTES
1. REFER TO SHEETS A9.01 & A9.02 FOR ALL WALL ASSEMBLIES.

2. REFER TO SHEETS A9.03 FOR FLOOR & ROOF ASSEMBLIES.

3. REFER TO SHEETS A9.11, A9.12 FOR EXT WINDOW, DOOR & SKYLIGHT SCHEDULES.

4. REFER TO SHEETS A9.13 FOR INT DOOR SCHEDULES.

5. REFER TO INTERIOR DESIGNER'S DRAWINGS FOR KITCHEN, BATHROOM AND ALL CSWK AND PLUMBING 
FIXTURE LAYOUTS

6. FOUNDATIONS ARE FOR REFERENCE ONLY, SEE STRUCTURAL DRAWINGS.

7. REFER TO REFLECTED CEILING PLANS FOR CEILING HEIGHTS.

8. PROVIDE MIN 36" x 36" LEVEL LANDINGS OUTSIDE AT ALL EXTERIOR DOORS PER CRC SECTION R311.3, 
WITH LANDINGS NOT MORE THAN 7.75" BELOW INSIDE FINISHED FLOORS AT INWARD SWINGING (OR 
SLIDING) DOORS AND 1.5" AT OUTWARD SWINGING PER CRC SECTION R311.3.1.  ALL LANDINGS SHALL 
SLOPE 1/4"/FT MAX. AWAY FROM DOORS.

9. STRUCTURAL OBSERVATION SHALL BE REQUIRED BY THE STRUCTURAL ENGINEER TO ASSURE 
CONFORMANCE TO THE APPROVED PLANS.

10. REFER TO ROOF PLAN SHEETS FOR LOCATIONS OF ROOF DRAINS.

11. ROOF DRAIN AND OVERFLOW DRAIN TO BE 3" INTERNAL DRAIN LINE FROM ROOF/DECK, CONNECT TO 
SOLID LINE DRAIN SYSTEM

12. ALL CRAWLSPACES TO SLOPE 1/4" PER FOOT MINIMUM TO FLOOR DRAIN, UNO

13. PROVIDE ACOUSTICAL INSULATION AT ALL INTERIOR WALLS AND FLOORS.

14. SEE WALL SECTIONS AND ASSEMBLIES FOR ROOF, WALL AND FLOOR INSULATION REQUIREMENTS; 
VERIFY WITH TITLE 24 ENERGY COMPLIANCE FORMS.

15. GLASS DOORS & PANELS OF SHOWER & BATHTUB ENCLOSURES & ADJACENT WALL OPENINGS WITHIN 
60" ABOVE A STANDING SURFACE OR DRAIN INLET SHALL BE TEMPERED SAFETY GLASS. THESE AREAS 
ARE SCHEDULED AS HAZARDOUS LOCATIONS AS PER CRC SECTION R308.4.5.

16. SKID-RESISTANT SURFACE ON BATHROOM FLOORS.

17. BASE LINING MATERIAL BENEATH SHOWER PAN SLOPED TO DRAIN AS PER CPC SECTION 408.7.

18. BATHTUB/SHOWER FLOORS AND WALLS ABOVE BATHTUBS WITH INSTALLED SHOWER HEADS AND IN 
SHOWER COMPARTMENTS SHALL BE FINISHED WITH A NONABSORBENT SURFACE, SUCH WALL 
SURFACES SHALL EXTEND TO A HEIGHT OF NOT LESS THAN 6 FEET ABOVE THE FLOOR AS PER CRC 
SECTION R307.2.

19. OPEN GUARDRAILS SHALL HAVE INTERMEDIATE RAILS OR AN ORNAMENTAL PATTERN SUCH THAT A 
SPHERE 4 INCHES IN DIAMETER CANNOT PASS THROUGH.

20. SEE ENLARGED PLANS FOR ADDITIONAL NOTATION AND DIMENSIONS.

21. CONCRETE FOUNDATION WALLS ARE TO ALIGN W/ FACE OF PLYWOOD SHEATHING ABOVE.
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ROOF PLAN GENERAL NOTES
1. ALL ROOF COVERING SHALL BE COMPLY WITH CRC SECTION R902 FOR FIRE RESISTANCE AND AS 

SPECIFIED BY THE LOCAL JURISDICTION & FIRE DISTRICT.

2. ALL ROOF AND DECK SURFACES SHALL SLOPE AT 1/4" PER FOOT MINIMUM, U.O.N.  VERIFY ALL SLOPES 
IN FIELD WITH ARCHITECT.

3. THE CONTRACTOR SHALL HAVE PRESENT AT INSPECTIONS A COPY OF THE ICBO REPORT ON THE 
ROOFING SYSTEM.

4. PROVIDE CRICKETS AT ALL SKYLIGHTS, CHIMNEYS, MECHANICAL EQUIPMENT, AND OTHER LOCATIONS 
AS REQUIRED FOR POSITIVE DRAINAGE TOWARD DRAINS.

5. CONNECT ALL RAIN WATER LEADERS TO SOLID DRAIN LINES. REFER TO CIVIL DRAWINGS FOR STORM 
WATER RETENTION SYSTEM

6. PROVIDE INDEPENDENTLY PIPED OVERFLOW DRAINS AT ALL ROOF DRAIN LOCATIONS AS NOTED OR 
REQUIRED.

7. PROVIDE CLEANOUTS AS REQUIRED.

8. PROVIDE BASKET DEBRIS SCREENS AT ALL ROOF DRAINS.

9. ROOF & OVERFLOW DRAINS SHALL HAVE WATER TEST PRIOR TO CONCEALING DRAINS IN THE WALLS.  
DRAINS TO HAVE CLEANOUTS JUST BEFORE ENTRY TO THE HORIZONTAL STORM DRAIN SYSTEM AS PER 
THE CPC SECTION 719.

10. FLASH AND SEAL ALL ROOF PENETRATIONS SUCH AS VENTS, FANS, HOODS, AS REQUIRED FOR A 
WATER-TIGHT INSTALLATION.

11. SEE SPEC FOR ALL VISIBLE FLASHING AND TRIM. REMAINDER OF SHEET METAL FLASHING AND TRIM 
SHALL BE G.S.M. TO THE MINIMUM GAUGES SPECIFIED IN THE PROJECT MANUAL, U.O.N. OR A MINIMUM 
OF 24 GAUGE, WHICHEVER IS MORE RESTRICTIVE.

12. STRUCTURAL OBSERVATION SHALL BE REQUIRED BY THE ENGINEER FOR STRUCTURAL CONFORMANCE 
TO THE APPROVED PLANS.

13. SEE SHEET A9.1X FOR SKYLIGHT TYPES.
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FLOOR PLAN GENERAL NOTES
1. REFER TO SHEETS A9.01 & A9.02 FOR ALL WALL ASSEMBLIES.

2. REFER TO SHEETS A9.03 FOR FLOOR & ROOF ASSEMBLIES.

3. REFER TO SHEETS A9.11, A9.12 FOR EXT WINDOW, DOOR & SKYLIGHT SCHEDULES.

4. REFER TO SHEETS A9.13 FOR INT DOOR SCHEDULES.

5. REFER TO INTERIOR DESIGNER'S DRAWINGS FOR KITCHEN, BATHROOM AND ALL CSWK AND PLUMBING 
FIXTURE LAYOUTS

6. FOUNDATIONS ARE FOR REFERENCE ONLY, SEE STRUCTURAL DRAWINGS.

7. REFER TO REFLECTED CEILING PLANS FOR CEILING HEIGHTS.

8. PROVIDE MIN 36" x 36" LEVEL LANDINGS OUTSIDE AT ALL EXTERIOR DOORS PER CRC SECTION R311.3, 
WITH LANDINGS NOT MORE THAN 7.75" BELOW INSIDE FINISHED FLOORS AT INWARD SWINGING (OR 
SLIDING) DOORS AND 1.5" AT OUTWARD SWINGING PER CRC SECTION R311.3.1.  ALL LANDINGS SHALL 
SLOPE 1/4"/FT MAX. AWAY FROM DOORS.

9. STRUCTURAL OBSERVATION SHALL BE REQUIRED BY THE STRUCTURAL ENGINEER TO ASSURE 
CONFORMANCE TO THE APPROVED PLANS.

10. REFER TO ROOF PLAN SHEETS FOR LOCATIONS OF ROOF DRAINS.

11. ROOF DRAIN AND OVERFLOW DRAIN TO BE 3" INTERNAL DRAIN LINE FROM ROOF/DECK, CONNECT TO 
SOLID LINE DRAIN SYSTEM

12. ALL CRAWLSPACES TO SLOPE 1/4" PER FOOT MINIMUM TO FLOOR DRAIN, UNO

13. PROVIDE ACOUSTICAL INSULATION AT ALL INTERIOR WALLS AND FLOORS.

14. SEE WALL SECTIONS AND ASSEMBLIES FOR ROOF, WALL AND FLOOR INSULATION REQUIREMENTS; 
VERIFY WITH TITLE 24 ENERGY COMPLIANCE FORMS.

15. GLASS DOORS & PANELS OF SHOWER & BATHTUB ENCLOSURES & ADJACENT WALL OPENINGS WITHIN 
60" ABOVE A STANDING SURFACE OR DRAIN INLET SHALL BE TEMPERED SAFETY GLASS. THESE AREAS 
ARE SCHEDULED AS HAZARDOUS LOCATIONS AS PER CRC SECTION R308.4.5.

16. SKID-RESISTANT SURFACE ON BATHROOM FLOORS.

17. BASE LINING MATERIAL BENEATH SHOWER PAN SLOPED TO DRAIN AS PER CPC SECTION 408.7.

18. BATHTUB/SHOWER FLOORS AND WALLS ABOVE BATHTUBS WITH INSTALLED SHOWER HEADS AND IN 
SHOWER COMPARTMENTS SHALL BE FINISHED WITH A NONABSORBENT SURFACE, SUCH WALL 
SURFACES SHALL EXTEND TO A HEIGHT OF NOT LESS THAN 6 FEET ABOVE THE FLOOR AS PER CRC 
SECTION R307.2.

19. OPEN GUARDRAILS SHALL HAVE INTERMEDIATE RAILS OR AN ORNAMENTAL PATTERN SUCH THAT A 
SPHERE 4 INCHES IN DIAMETER CANNOT PASS THROUGH.

20. SEE ENLARGED PLANS FOR ADDITIONAL NOTATION AND DIMENSIONS.

21. CONCRETE FOUNDATION WALLS ARE TO ALIGN W/ FACE OF PLYWOOD SHEATHING ABOVE.

ROOF PLAN GENERAL NOTES
1. ALL ROOF COVERING SHALL BE COMPLY WITH CRC SECTION R902 FOR FIRE RESISTANCE AND AS 

SPECIFIED BY THE LOCAL JURISDICTION & FIRE DISTRICT.

2. ALL ROOF AND DECK SURFACES SHALL SLOPE AT 1/4" PER FOOT MINIMUM, U.O.N.  VERIFY ALL SLOPES 
IN FIELD WITH ARCHITECT.

3. THE CONTRACTOR SHALL HAVE PRESENT AT INSPECTIONS A COPY OF THE ICBO REPORT ON THE 
ROOFING SYSTEM.

4. PROVIDE CRICKETS AT ALL SKYLIGHTS, CHIMNEYS, MECHANICAL EQUIPMENT, AND OTHER LOCATIONS 
AS REQUIRED FOR POSITIVE DRAINAGE TOWARD DRAINS.

5. CONNECT ALL RAIN WATER LEADERS TO SOLID DRAIN LINES. REFER TO CIVIL DRAWINGS FOR STORM 
WATER RETENTION SYSTEM

6. PROVIDE INDEPENDENTLY PIPED OVERFLOW DRAINS AT ALL ROOF DRAIN LOCATIONS AS NOTED OR 
REQUIRED.

7. PROVIDE CLEANOUTS AS REQUIRED.

8. PROVIDE BASKET DEBRIS SCREENS AT ALL ROOF DRAINS.

9. ROOF & OVERFLOW DRAINS SHALL HAVE WATER TEST PRIOR TO CONCEALING DRAINS IN THE WALLS.  
DRAINS TO HAVE CLEANOUTS JUST BEFORE ENTRY TO THE HORIZONTAL STORM DRAIN SYSTEM AS PER 
THE CPC SECTION 719.

10. FLASH AND SEAL ALL ROOF PENETRATIONS SUCH AS VENTS, FANS, HOODS, AS REQUIRED FOR A 
WATER-TIGHT INSTALLATION.

11. SEE SPEC FOR ALL VISIBLE FLASHING AND TRIM. REMAINDER OF SHEET METAL FLASHING AND TRIM 
SHALL BE G.S.M. TO THE MINIMUM GAUGES SPECIFIED IN THE PROJECT MANUAL, U.O.N. OR A MINIMUM 
OF 24 GAUGE, WHICHEVER IS MORE RESTRICTIVE.

12. STRUCTURAL OBSERVATION SHALL BE REQUIRED BY THE ENGINEER FOR STRUCTURAL CONFORMANCE 
TO THE APPROVED PLANS.

13. SEE SHEET A9.1X FOR SKYLIGHT TYPES.
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PROJECT DISCUSSION

The property owner would like to build a new seven bedroom home on
this vacant parcel as shown on this plan.  In order to build this new home a
septic system must be installed to serve as the means of sanitary
wastewater treatment and disposal.

This plan was developed to show approximately where  and how such
septic system will be installed that meets current regulations.

The percolation test performed on this site produced an "A" rate (copy
attached).  At this rate a five bedroom home is required to have 4 leach
fields each with 150 linear feet of standard leach trench and a 2500 gallon
septic tank as shown.  Two of these leach fields are designated as primary
and will be installed, the other two are designated as expansion and are to
be installed when needed.
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SEPTIC

 SCOPE OF WORK

The following work will be done under permits issued by the Town of Woodside
and the County of San Mateo.

1. Install a new 2500 gallon Chapin Septic Tank as shown.
2. Install a Langley Hill Quarry Two Way Valve as shown.
3. Install tight line from the tank as specified to the new valve and leach field

as shown.
4. Install primary leach field trenches as shown.
5. Install a sewer lateral as shown and as per County regulations
6. Connect the septic tank to the sewer lateral.
7. Septic system installation shall be done when the soil is “dry”.

All material and methods shall comply with San Mateo County regulations and
policies.   All work must be inspected and approved before it is covered.
This systems were designed to handle a limited amount of wastewater.  Since any
additional water could cause the system to fail, all water leaks need to be
repaired as soon as possible and all surface and other storm water drainage
features should be designed to direct said water away from the leach field trench
areas.  Irrigation in leach field areas should not exceed the evapotranspiration
capacity of the vegetation in question.
This systems was designed to meet County requirements and should perform
well for the foreseeable future. However, nothing herein should be considered to
be a warranty or guarantee of any kind and the designer liability shall be limited
to $500 or the fee paid for the design whichever is less.

1' min

8' maximum

6' minimum

18"

side one view leach field detail 

end view 
at riser

Langley Hill Quarry valve
filter fabric cap

surface of ground

3/4 to 2 1/2" washed rock

steel reinforced concrete

3/4 drain rock or compacted fill

undisturbed soil

back fill - native soil

optional clean out

trench bottom to be level

perforated pipe level

TO SIDE TWO

2"
4"

3" schedule 40 PVC

length of trench varies 

SEPTIC TANK AND LEACH TRENCH DETAIL

AERIAL VIEW OF ENTIRE PARCEL  

AREA OF DETAIL

APPROXIMATE LOCATION
 OF PROPERTY LINE

l

11' 9"'

5' 2"5' 4"6' 4"

12' 3"

level

2500 gallon 
septic tank

DRAINAGE PLAN BY:
SIGMAPRIME GEOSCIENCES INC.
332 Princeton Avenue
Half Moon Bay, CA 94019
650 728-3590 telephone
650 728-3593 fax
info@sigmaprime.net

SEPTIC TANK DETAIL FROM DON CHAPIN PRE-CAST 

BIOTUBE FILTER DETAIL FROM ORENCO SYSTEMS, INC.

08 54   36

WATER LEVEL

WATER AND GAS TIGHT
RISERS AND LIDS

Leach Field Layout

scale 1' = 100'
REVISION

A     9-18-2020
county comments SRH

1     7-27-2020
trench alterations

October 5, 2020
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IRRIGATION
SYMBOL DESCRIPTION

LATERAL LINES- ALL LATERALS ARE SIZED 3/4" UNLESS OTHERWISE
NOTED.

CONTROLLER LOCATION- CONTRACTOR TO CONFIRM LOCATION WITH
OWNER OR GENERAL CONTRACTOR. INSTALL ON EXTERIOR WALL FOR
FULL MAINTENANCE ACCESS.

SCHEMATIC VALVE BOX LOCATION- INSTALL ALL VALVE BOXES IN
PLANTER AREAS AND SET BACK 2  FEET FROM ANY PATHS, ROADS OR
OTHER HARDSCAPE AREAS.

POINT OF CONNECTION- CONTRACTOR TO CONFIRM POC LOCATION,
STATIC PRESSURE AND FLOWS THAT ARE AVAILABLE. IF LOCATION IS
DIFFERENT INDICATE ON AS-BUILT PLANS. IF METER SIZE IS DIFFERENT
OR STATIC PRESSURE AVAILABLE IS UNDER 70 PSI NOTIFY LANDSCAPE
ARCHITECT PRIOR TO PROCEEDING WITH IRRIGATION INSTALLATION.

WEATHER BASED SENSOR LOCATION- INSTALL WEATHER SENSOR ON
THE FASCIA OF THE BUILDING WITH NO OVERHANG OBSTRUCTIONS.

INLINE DRIP SUPPLY AND EXHAUST HEADERS- CONTRACTOR MUST
INSTALL PVC SUPPLY AND EXHAUST HEADERS ON ALL DRIP SYSTEMS
PER DETALS ON THE IRRIGAITON DETAIL SHEET(S). ALL SUBSURFACE
DRIP MUST TERMINATE IN A PVC EXHAUST HEADER. PLANS ONLY
SHOW SUPPLY TAP-IN LOCAITON.

TREE & SHRUB DRIP RINGS- FOR PROPOSED TREES & SHRUBS

MAIN LINE- INSTALL MAIN LINE IN PLANTER AREAS WITHIN THE SITES
PROPERTY BOUNDARIES AND SET BACK 2 FEET FROM ANY PATHS,
ROADS OR OTHER HARDSCAPE AREAS. THE PROPOSED MAIN LINE
LOCATION(S) IS DIAGRAMMATIC.

MAIN LINE AIR/VACUUM RELIEF VALVE- NETAFIM 65ARIB1-150 / 1"
COMBINATION AIR VENT. MALE PIPE THREAD.  CONTINUOUS ACTING,
MAXIMUM OPERATING PRESSURE 150 PSI.  PERFORMS BOTH
FUNCTIONS AS AN AIR/VACUUM RELIEF VENT AND AUTOMATIC AIR
RELEASE VENT.

FLOW SENSOR & MASTER VALVE - INSTALLING CONTRACTOR IS
RESPONSIBLE FOR INSTALLING AND PROGRAMMING FLOW SENSOR
AND MASTER VALLVE AT THE IRRIGATION CONTROLLER. CONTACT
MANUFACTURER FOR ASSISTANCE WITH SET UP.

HOSE BIB - INSTALL IN VALVE BOX BELOW GRADE

VALVE FOR POTTERY- GENERAL CONTRACTOR TO COORDINATE WITH
OWNER IF THE USE OF AUTOMATIC IRRIGATION IS WANTED FOR ALL
POTTERY.  IF HAND-WATERING IS THE OPTION THEN VOID VALVE #9.
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REFERENCE NOTES SCHEDULE
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IRRIGATION NOTES:
POINT OF CONNECTION (P.O.C).

1. CONNECT IRRIGATION MAINLINE TO MAIN WATER SUPPLY ( SEE CIVIL OR
ARCHITECTURAL DRAWINGS FOR LOCATION). LANDSCAPE CONTRACTOR TO
VERIFY LOCATION, SIZE, FLOW AND PRESSURES AVAILABLE AND TO NOTIFY
LANDSCAPE ARCHITECT OF ANY NECESSARY CHANGES NEEDED TO BE MADE
SO THAT THE IRRIGATION SYSTEM PERFORMS TO AN IRRIGATION EFFICIENCY
OF A MINIMUM OF 81 PERCENT.

2. SYSTEM MAXIMUM OPERATING PRESSURES: 80 PSI ( AT P.O.C) INSTALL
PRESSURE REDUCER IF PRESSURES EXCEED EQUIPMENT MANUFACTURERS
SUGGESTED MAXIMUM OPERATING PRESSURES.

3. SYSTEM MINIMUM OPERATING PRESSURES: 70 PSI (AT P.O.C)
IRRIGATING AROUND EXISTING TREES.
ANY IRRIGATION (MAINLINE OR LATERALS) WITH IN DRIP LINES OF EXISTING TREES
SHALL BE FIELD APPROVED BY CONSULTING ARBORIST AND OR LANDSCAPE
ARCHITECT PRIOR TO ANY TRENCHING WORK COMMENCES. HAND TRENCH AND
OR FOLLOW ALL ARBORISTS/LANDSCAPE ARCHITECTS RECOMMENDATIONS.
DO NOT STACK OR STORE ANY MATERIALS, EQUIPMENT OR MACHINERY UNDER
DRIP LINE OF EXISTING TREES.
TEMPORARY SHRUB IRRIGATION.
SHRUBS OUTSIDE HOMELAND BOUNDARY SHALL HAVE TEMPORARY IRRIGATION
INSTALLED. INSTALL ALL IRRIGATION ABOVE GRADE FOR EASY REMOVAL ONCE
SHRUBS ARE ESTABLISHED.
MWELO NOTES:
CERTIFICATION OF COMPLETION REQUIREMENTS
UPON COMPLETION OF LANDSCAPE AND IRRIGATION INSTALLATION THE
LANDSCAPE CONTRACTOR SHALL SUBMIT THE FOLLOWING AS REQUIRED BY
CALIFORNIA MODEL WATER EFFICIENT LANDSCAPE ORDINANCE. (MWELO)

1. PROJECT INFORMATION SHEET.
2. CERTIFICATION FROM LANDSCAPE ARCHITECT FOR INSTALLATION

ACCORDING TO THE APPROVED LANDSCAPE DOCUMENTATION PACKAGE.
3. SOIL MANAGEMENT REPORT AND RECEIPTS FOR SOIL IMPROVEMENT

PRODUCTS.
4. LANDSCAPE MAINTENANCE MANAGEMENT REPORT.
5. IRRIGATION MAINTENANCE MANAGEMENT REPORT.
6. IRRIGATION SCHEDULE FOR NEW AND ESTABLISHED PLANT MATERIALS
7. IRRIGATION AUDIT REPORT INDICATING SITE IRRIGATION EFFICIENCY,
8. IRRIGATION DISTRIBUTION UNIFORMITY, ALL INSTALLED EQUIPMENT

     COMPLIES WITH APPROVED MWELO GUIDELINES.
9. CERTIFICATE OF COMPLETION (COC) FORM.

CONTACT LOCAL ENFORCING AGENCY FOR APPROVED SUBMITTAL FORMS AND
PROCEDURES.

A CERTIFICATE OF COMPLETION SHALL BE COMPLETED BY EITHER THE OWNER,
THE DESIGNER OF THE LANDSCAPE PLANS OR BY THE LICENSED INSTALLING
CONTRACTOR.

AN AS BUILT DIAGRAM OF THE INSTALLED IRRIGATION SHOWING NUMBERED
ZONES, VALVE LOCATION, MAINLINE LOCATION, IRRIGATION CONTROLLER AND P.O.C
LOCATION SHALL BE KEPT WITH THE CONTROLLER FOR SUBSEQUENT MANAGEMENT
PURPOSES.

CHECK VALVES  ARE REQUIRED ON ALL SPRINKLER HEADS WHERE LOW HEAD
DRAINAGE COULD OCCUR.

PRESSURE REGULATING DEVICES ARE REQUIRED IF WATER OPTIMUM PRESSURE
OF THE SPECIFIED IRRIGATION DEVICE PRESSURE EXCEEDS THE OPERATING
RECOMMENDATIONS.

NO OVERHEAD IRRIGATION IS PERMITTED IN LANDSCAPE AREAS THAT ARE LESS
THAN 10' WIDE. DRIP OR LOW FLOW BUBBLER IRRIGATION MUST BE USED AS AN
ALTERNATIVE.

INSTALLING CONTRACTOR IS RESPONSIBLE FOR INSTALLING AND PROGRAMMING
ALL SELF ADJUSTING WEATHER/SOIL MOISTURE SENSING BASED CONTROLLERS.
RAIN SENSORS ARE TO BE INSTALLED WITH ANY CONTROLLER WHERE AN OFFSITE
WEATHER STATION IS USED.

ALL SPECIFIED FLOW SENSORS AND MASTER VALVES MUST BE INSTALLED AND
PROGRAMMED AS PER MANUFACTURERS REQUIREMENTS.

AN IRRIGATION AUDIT AND COMMISSIONING IS REQUIRED ON ALL PROJECTS.
CONTACT 4BINC.  209-404-1746 TO HAVE THIRD PARTY APPOINTMENT SET UP.

THESE PLANS HAVE BEEN PREPARED BY A CERTIFIED PROFESSIONAL AND ARE
MEANT AS A GUIDE ONLY. PIPING AND VALVE PLACEMENT ARE DIAGRAMTIC ONLY.
ALL PIPING UNDER HARDSCAPES MUST BE SLEEVED WITH SPECIFIED SLEEVING
MATERIALS.

PROTECT ALL EXISTING TREES DURING IRRIGATION TRENCHING AND PIPE
INSTALLATION. CONSULT WITH LANDSCAPE ARCHITECT BEFORE CUTTING ANY
ROOTS.

NOTE TO CONTRACTOR: ALL IRRIGATION ZONES HAVE BEEN LAYED OUT AND
APPROVED BY THE CITY OR COUNTY BASED ON PLANT WATER USE. SHOULD THE
INSTALLING CONTRACTOR CHANGE OR MODIFY THE APPROVED IRRIGATION LAYOUT
IN ANYWAY WITHOUT PRIOR AUTHORIZATION THE CONTRACTOR WILL ASSUME ALL
LIABILITY AND COST OF ALL CHANGES TO THE IRRIGATION LAYOUT AND ALL
ADDITIONAL WATER USAGE OVER AND ABOVE FOR THE LIFE OF THE IRRIGATION
SYSTEM(S) AND ALL COSTS THAT ARE ASSOCIATED WITH OVER WATER USAGE.

"I have complied with the criteria of the Model Water Efficient
Landscape Ordinance and have applied them for the efficient use of
water in the Irrigation Design Plan."

DATED:01/30/2021

BY: Andrew Bolt
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SYMBOL MANUFACTURER/MODEL/DESCRIPTION

TORO DZK-700-1-LF
LOW FLOW DRIP CONTROL VALVE KIT.  WITH 1" BALL VALVE,
1" IRRITROL 700 ULTRAFLOW INLINE VALVE, TORO Y-FILTER,
AND LOW-FLOW PRESSURE REGULATOR AND FITTINGS.
0.25GPM-8GPM.

PIPE TRANSITION POINT
PVC-PLOY PIPE TRANSITION POINT.

TORO T-FCH-H-FIPT FLUSH VALVE
FLUSH VALVE, PLUMBED TO FLUSH MANIFOLD AT LOW POINT.
INSTALL IN 6" VALVE BOX WITH LOCKING LID.

TORO T-YD-500-34
1/2" AIR VENT- MIPT AIR RELEASE AND VACUUM RELIEF
VALVE

RAIN BIRD OPERIND
DRIP SYSTEM OPERATION INDICATOR, STEM RISES 6" FOR
CLEAR VISIBILITY WHEN DRIP SYSTEM IS CHARGED TO A
MINIMUM OF 20PSI. INCLUDES 16" OF 1/4" DISTRIBUTION
TUBING WITH CONNECTION FITTING PRE-INSTALLED. INSTALL
MINIMUM TWO PER DRIP ZONE, PLACE NEXT TO FLUSH
VALVE.

SHRUB DRIP RING 0.53 GPH
SHRUB DRIP RING TORO RGP-212 / 0.53 GPH

TREE DRIP RING 1.0 GPH
TREE DRIP RING TORO RGP-212 / 1.0 GPH. INSTALL PER
DETAIL. 3 RINGS = 42.5 GPH, 4 RINGS = 69.5 GPH. INSTALL (2)
ROOTWELL 318-C EVENLY AROUND THE ROOT BALL OF EVERY
PROPOSED TREE

AREA TO RECEIVE DRIPLINE
TORO RGP-218
SUB-SURFACE PRESSURE COMPENSATING LANDSCAPE
DRIPLINE WITH ROOTGUARD TECHNOLOGY. 0.53 GPH
EMITTERS AT 18" O.C. DRIPLINE LATERALS SPACED AT 18"
APART, WITH EMITTERS OFFSET FOR TRIANGULAR PATTERN.

SYMBOL MANUFACTURER/MODEL/DESCRIPTION

BUCKNER-SUPERIOR HB1F
3/4" X 1/2" FEMALE NPT RED BRASS HOSE BIBB. INSTALL
BELOW GRADE WITHIN A 1416 VALVE BOX, TYPICAL

NIBCO T-113
CLASS 125 BRONZE GATE SHUT OFF VALVE WITH WHEEL
HANDLE, SAME SIZE AS MAINLINE PIPE DIAMETER AT VALVE
LOCATION.  SIZE RANGE - 1/4" - 3"

BUCKNER-SUPERIOR 3300 1-1/2"
NORMALLY OPEN BRASS MASTER VALVE THAT PROVIDES
DIRTY WATER PROTECTION AND NO MINIMUM FLOW
FEATURE, WHICH ENSURES RELIABLE OPENING AND CLOSING
OF THE VALVE IN EXTREME HIGH OR LOW FLOW SCENARIOS.
AVAILABLE IN 1-1/2", 2", 2-1/2" AND 3".

NETAFIM 65ARIB1-150
1" COMBINATION AIR VENT. MALE PIPE THREAD.
CONTINUOUS ACTING, MAXIMUM OPERATING PRESSURE 150
PSI.  PERFORMS BOTH FUNCTIONS AS AN AIR/VACUUM RELIEF
VENT AND AUTOMATIC AIR RELEASE VENT. SEE REF NOTE
IR--09

IRRIGATION SCHEDULE

IRRIGATION
SYMBOL DESCRIPTION

LATERAL LINES- ALL LATERALS ARE SIZED 3/4" UNLESS OTHERWISE
NOTED.

CONTROLLER LOCATION- CONTRACTOR TO CONFIRM LOCATION WITH
OWNER OR GENERAL CONTRACTOR. INSTALL ON EXTERIOR WALL FOR
FULL MAINTENANCE ACCESS.

SCHEMATIC VALVE BOX LOCATION- INSTALL ALL VALVE BOXES IN
PLANTER AREAS AND SET BACK 2  FEET FROM ANY PATHS, ROADS OR
OTHER HARDSCAPE AREAS.

POINT OF CONNECTION- CONTRACTOR TO CONFIRM POC LOCATION,
STATIC PRESSURE AND FLOWS THAT ARE AVAILABLE. IF LOCATION IS
DIFFERENT INDICATE ON AS-BUILT PLANS. IF METER SIZE IS DIFFERENT
OR STATIC PRESSURE AVAILABLE IS UNDER 70 PSI NOTIFY LANDSCAPE
ARCHITECT PRIOR TO PROCEEDING WITH IRRIGATION INSTALLATION.

WEATHER BASED SENSOR LOCATION- INSTALL WEATHER SENSOR ON
THE FASCIA OF THE BUILDING WITH NO OVERHANG OBSTRUCTIONS.

INLINE DRIP SUPPLY AND EXHAUST HEADERS- CONTRACTOR MUST
INSTALL PVC SUPPLY AND EXHAUST HEADERS ON ALL DRIP SYSTEMS
PER DETALS ON THE IRRIGAITON DETAIL SHEET(S). ALL SUBSURFACE
DRIP MUST TERMINATE IN A PVC EXHAUST HEADER. PLANS ONLY
SHOW SUPPLY TAP-IN LOCAITON.

TREE & SHRUB DRIP RINGS- FOR PROPOSED TREES & SHRUBS

MAIN LINE- INSTALL MAIN LINE IN PLANTER AREAS WITHIN THE SITES
PROPERTY BOUNDARIES AND SET BACK 2 FEET FROM ANY PATHS,
ROADS OR OTHER HARDSCAPE AREAS. THE PROPOSED MAIN LINE
LOCATION(S) IS DIAGRAMMATIC.

MAIN LINE AIR/VACUUM RELIEF VALVE- NETAFIM 65ARIB1-150 / 1"
COMBINATION AIR VENT. MALE PIPE THREAD.  CONTINUOUS ACTING,
MAXIMUM OPERATING PRESSURE 150 PSI.  PERFORMS BOTH
FUNCTIONS AS AN AIR/VACUUM RELIEF VENT AND AUTOMATIC AIR
RELEASE VENT.

FLOW SENSOR & MASTER VALVE - INSTALLING CONTRACTOR IS
RESPONSIBLE FOR INSTALLING AND PROGRAMMING FLOW SENSOR
AND MASTER VALLVE AT THE IRRIGATION CONTROLLER. CONTACT
MANUFACTURER FOR ASSISTANCE WITH SET UP.

HOSE BIB - INSTALL IN VALVE BOX BELOW GRADE

VALVE FOR POTTERY- GENERAL CONTRACTOR TO COORDINATE WITH
OWNER IF THE USE OF AUTOMATIC IRRIGATION IS WANTED FOR ALL
POTTERY.  IF HAND-WATERING IS THE OPTION THEN VOID VALVE #9.

IR-01R-01

IR-02R-02

IR-03R-03

IR-04R-04

IR-05R-05

IR-06R-06

IR-07R-07

IR-08R-08

IR-09R-09

IR-10R-10

IR-11R-11

IR-12R-12

REFERENCE NOTES SCHEDULE

Generated: 2020-09-15 11:06

P.O.C. NUMBER: 01
Water Source Information:

FLOW AVAILABLE
Water Meter Size: 1"
Flow Available: 37.50 gpm

PRESSURE AVAILABLE
Static Pressure at POC: 70.00 psi
Elevation Change: 0.00 ft
Service Line Size: 3"
Length of Service Line: 20.00 ft
Pressure Available: 70.00 psi

DESIGN ANALYSIS
Maximum Station Flow: 9.03 gpm
Flow Available at POC: 37.50 gpm
Residual Flow Available: 28.47 gpm

Critical Station: 8
  Design Pressure: 30.00 psi
  Friction Loss: 1.67 psi
  Fittings Loss: 0.17 psi
  Elevation Loss: 11.26 psi
  Loss through Valve: 3.00 psi
Pressure Req. at Critical Station: 46.10 psi
Loss for Fittings: 0.03 psi
Loss for Main Line: 0.34 psi
Loss for POC to Valve Elevation: 11.26 psi
Loss for Backflow: 10.94 psi
Loss for Master Valve: 0.45 psi
Loss for Water Meter: 0.48 psi
Critical Station Pressure at POC: 69.60 psi
Pressure Available: 70.00 psi
Residual Pressure Available: 0.40 psi

CRITICAL ANALYSIS

FEBCO 825YA 1"
REDUCED PRESSURE BACKFLOW PREVENTER

HUNTER A2C-1800-SS
18-STATION CONTROLLER WITH ONE (1) A2M-600 MODULE IN
AN OUTDOOR STAINLESS STEEL WALL MOUNT ENCLOSURE.

HUNTER WSS
WIRELESS SOLAR, RAIN FREEZE SENSOR WITH OUTDOOR
INTERFACE, CONNECTS TO HUNTER PCC, PRO-C, AND I-CORE
CONTROLLERS, INSTALL AS NOTED. INCLUDES 10 YEAR
LITHIUM BATTERY AND RUBBER MODULE COVER, AND
GUTTER MOUNT BRACKET.

CREATIVE SENSOR TECHNOLOGY FSI-T10-001
1" (25MM) PVC TEE TYPE FLOW SENSOR W/SOCKET ENDS,
CUSTOM MOUNTING TEE AND ULTRA-LIGHTWEIGHT
IMPELLER ENHANCES LOW FLOW MEASUREMENT. 2 WIRE
DIGITAL OUTPUT COMPATIBLE W/ALL IRRIGATION
CONTROLLERS. FLOW RANGE: .86-52 GPM.

3/4" SUB WATER METER
RAINBIRD MODEL #FM075B OR EQUAL - 3.2 PSI LOSS AT 10
GPM

WATER METER 1"

IRRIGATION LATERAL LINE: PVC CLASS 200 SDR 21
INSTALL ALL LATERAL LINES TO A DEPTH OF 12" BELOW FINISH
GRADE. BACKFILL WITH CLEAN FILL, NO ROCKS OVER 1/2" IN
SIZE.

IRRIGATION MAINLINE: PVC SCHEDULE 40
INSTALL ALL MAINLINE TO A DEPTH OF 18" UNLESS
OTHERWISE NOTED. BACKFILL WITH CLEAN FILL, NO ROCKS
OVER 1/2" IN SIZE. NOTE ALL MAINLINE LOCATION ON
AS-BUILT PLANS.

PIPE SLEEVE: PVC SCHEDULE 40
INSTALL SLEEVE 12" PAST EDGE OF HARDSCAPE TO A DEPTH
OF 24" FOR MAINLINE AND 18" FOR LATERAL LINES. ALL
OTHER SLEEVING INSTALL TO A DEPTH OF 12".

MMMMMMMMMSWMWMSWMSWMSWSWSWMSWS MMMMMMMMMMMMMMMMMMMMMMMMMMMMMMMMMMMMMMMMMMMMMMMMMMSSSSSSSSSSSSSS

Valve Number

Valve Flow

Valve Size

Valve Callout

#

##"

SYMBOL MANUFACTURER/MODEL/DESCRIPTION

AA



7" WIDTH
(17.8 CM)

4

1
2

3
4FRONT ELEVATION

RIGHT ELEVATION

16" (40.7 CM) OPEN DOOR WIDTH

1

2

3

4

LEGEND:
IRRIGATION CONTROLLER (A2C-SS) PER
PLAN
IRRIGATION CONTROL WIRE IN CONDUIT
SIZE AND TYPE PER LOCAL CODES

ELECTRICAL SUPPLY CONDUIT CONNECT
TO POWER SOURCE, J-BOX INSIDE
CONTROLLER

ADJACENT SURFACE TO MOUNT
CONTROLLER PER PLAN

NOTE MOUNT CONTROLLER LCD SCREEN
AT EYE LEVEL, CONTROLLER SHALL BE
HARD-WIRED TO GROUNDED 110 VAC
POWER SOURCE

HUNTER CONTROLLER

HUNTER SOLAR SYNC RECOMMENDED
MOUNTING SITE

DO NOT PLACE UNDER TREE OR
OVERHANG OR ON FENCE

1

2

3

1

2

2

3

NOTES:
1. DISTANCE FROM SENSOR TO CONTROLLER
NOT TO EXCEED 500 LF
2. SENSOR MAY BE SECURELY MOUNTED ON
FENCE OR STEEL POST OR ON EAVE OF
BUILDING.
3. SENSOR SHOULD NOT BE MOUNTED UNDER
TREES, IN AREAS AFFECTED BY SPRINKLER
SYSTEM OR UNDER EAVE OF HOUSE.

North

HUNTER ACC2 CONTROLLER WITH SOLAR SYNC
NTS

LEGEND:

24
" M

IN
. B

EL
O

W
 F

IN
. G

RA
DE

WATER SERVICE SHUT OFF VALVE

10X14 STANDARD BOX, HEAT BRAND "SOV" ON LID
WITH 2" HIGH CHARACTERS.

FINISHED GRADE.

6" VALVE BOX EXTENTIONS, AS
REQUIRED.

PVC MAIN LINE, SIZE AS
PER PLAN.

1419 STANDARD VALVE BOX.

PVC S

NIBCO T-580 BRONZE
BALL VALVE.

1/4 BEND COUPLING.

WATER SERVICE
CONNECTION.

TWO 6X2X16 CONC.
BLOCK CAPS, ONE EACH
SIDE OF BOX

1/2" WIRE CLOTH GOPHER
SCREEN, WRAP UP SIDES.

WATER SERVICE CONNECTION
NTS

3" APPROVED MULCH LAYER

1
AB-IR-POC-10

FLOW

NOTES:
1- FLOW SENSOR SHALL BE OF MAKE AND MODEL AS RECOMMENDED BY THE CONTROLLER MANUFACTURER.

2- FLOW SENSOR WIRE SHALL BE PER MANUFACTURER'S SPECIFICATIONS.

3- MASTER VALVE WIRE SHALL BE DIRECT BURIAL 14 AWG WIRE (OR LARGER). COLOR: BLACK.

4- ALL WIRE RUNS SHALL BE CONTINUOUS WITHOUT ANY SPLICES.

5- SEE MASTER VALVE DETAIL AND FLOW SENSOR DETAIL FOR FURTHER INFORMATION.

6- FLOW RUN PIPE SHALL BE REDUCED DOWN ONE (1) PIPE SIZE AS INDICATED.
EXAMPLE
3" MAINLINE = 2-1/2" FLOW RUN
2-1/2" MAINLINE = 2" FLOW RUN
2" MAINLINE = 1-1/2" FLOW RUN

10 X DIAMETER OF PIPE. 5 X DIAMETER OF PIPE5 E.MAINLINE PIPE FROM
FROM BACKFLOW

PREVENTION DEVICE.

MASTER VALVE.

MAINLINE PIPE TO
IRRIGATION SYSTEM.

SCH. 40 PVC
COUPLING.

SCH. 40 PVC
REDUCER.

FLOW RUN.

FLOW SENSOR.

MASTER VALVE AND FLOW SENSOR LAYOUT
DO NOT SCALE

18"

2-3" LAYER OF
APPROVED MULCH

5 X I.D. 10 X I.D.

3

INSTALL TEE ON PIPE WITH AT LEAST 10 PIPE DIAMETERS OF STRAIGHT PIPE UPSTREAM
AND 5 PIPE DIAMETERS OF STRAIGHT PIPE DOWNSTREAM OF THE SENSOR.

4

1

10" VALVE BOX TO PROVIDE ACCESS. SET TOP 2-3" ABOVE
GRADE TO ACCOMMODATE MULCH LAYER1

2

DIRECT BURIAL 1 PAIR, TWISTED SHIELDED CABLE MINIMUM
CONDUCTOR SIZE 20 AWG. DO NOT EXCEED 2,000 FEET IN
LAYING DISTANCE FROM FLOW SENSOR TO IRRIGATION
CONTROLLER.

3

FLOW SENSOR - CREATIVE SENSOR TECHNOLOGY SERIES FSI-TXX. 
SIZE FLOW SENSOR FOR GPM REQUIREMENTS OF SYSTEM. SEE
MATERIAL LEGEND FOR SIZE SPECIFIED.

4

2

WATERPROOF WIRE SPLICE, 3M DBYR OR EQUIVALENT.

SIZING CHART:
MODEL# SIZE       RANGE-GPM

OPERATING

1"
1 12"
2"

NOTE: FOR FURTHER INSTALLATION INSTRUCTIONS REVIEW CREATIVE SENSOR TECHNOLOGY INSTALLATION
LITERATURE.  MAKE SURE DIRECTION ARROW POINTS IN DIRECTION OF FLOW.

TEL: + 508-763-8100

5

5 4 TOTAL HOUSE BRICKS FOR SUPPORT

0.8 - 50
1.8 -108
2.8 -170

FSI-T10
FSI-T10
FSI-T10

CST TEE PLASTIC TEE MOUNT FLOW SENSOR INSTALLATION

NTS

MASTER VALVE/FLOW SENSOR ASSEMBLY

10X15 RECTANGULAR BOXES WITH 6' EXTENSIONS AS INDICATED.

TURF FINISHED GRADE.

SCHEDULE 80 NIPPLES, VALVE INLET SIZE.

FLOW SENSOR AS SPECIFIED.

WATERPROOF WIRE CONNECTORS ON 18"
LOOPED WIRES.

EV-CAB-SEN CABLE TO CONTROLLER SENSOR
TERMINAL BOARD "PC-DX2ST"

REDUCER AS REQUIRED.

PVC MAIN LINE
TO BACKFLOW
DEVICE.TEN PIPE DIAMETERS

NO VALVES, REDUCERS, OR ELBOWS IN THIS AREA.

FIVE PIPE DIAMETERS
AT BOTTOM OF EACH BOX: 1/2" WIRE CLOTH GOPHERRE CLOTH GOPHER
SCREEN, WRAP UP SIDES, OVER 6X2X16 CONC. BLOCK
CAPS, ONE EACH SIDE (TWO PER BOX).

MASTER CONTROL
VALVE AS SPECIFIED.

WATERPROOF WIRE
CONNECTORS, ON 30"
LOOPED WIRES.

SCH 80 NIPPLES,
VALVE INLET SIZE.18

" M
IN

IM
UM

 B
EL
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W
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RA

DE
.

FLOW

2-3" APPROVED
MULCH LAYER

FINISHED GRADE

FLOW

NOTES:
1- INSTALL BACKFLOW FREEZE BLANKET PER MANUFACTURER'S SPECIFICATIONS AND RECOMMENDATIONS.
2- SEE BACKFLOW PREVENTION DEVICE DETAIL FOR REFERENCE.

BACKFLOW PREVENTION DEVICE.
(SEE IRRIGATION LEGEND FOR
MAKE AND MODEL).

FINISHED GRADE.

4" THICK CONCRETE
FOOTING 1" ABOVE

FINISHED GRADE.( OPTIONAL)
SECURE BACKFLOW WITH 12"
REBAR AND PIPE CLAMPS IF
CONCRETE NOT INSTALLED

3"
 T

YP
.

6" TYP.

4" THICK
CONCRETE FOOTING.
OPTIONAL CONCRETE FOOTING.

K

PLAN VIEW END VIEW

SECTION VIEW

BACKFLOW FEBCO 825YA PREVENTER
NTS

WM MV FSGV

LEGEND

POC & IRRIGATION EQUIPMENT LAYOUT
NTS - NO FI

1

2

3
4

5
6

WATER METER. REFER TO CIVIL AND/OR
IRRIGATION PLANS FOR SIZE & LOCATION

1

GATE VALE2

BACKFLOW PREVENTER3

MASTER VALVE4

5 FLOW SENSOR

6 MAIN LINE TO IRRIGATION VALVES

NOTE: REFER TO IRRIGATION LAYOUT AND
           EQUIPMENT SCHEDULE FOR ALL

                   EQUIPMENT LOCATION, TYPE AND SIZES.

23

456

78

TOP OF MULCH OR
TOP DRESSING

1419 VALVE BOX

WATER METER

1" SCH 80 FIPT
ADAPTOR

1" PVC PIPE

BRICK

CONCRETE PAVER

1/2" CRUSHED
GRAVEL

UNION NUT

FINISH GRADE 3"
DOWN

LANDSCAPE WATER METER

WIRE MESH



1'-0" 1'-0" 1'-0" 1'-0"

BV

ICV

M
V

Q
CV

GR

JUMBO RECTANGULAR
VALVE BOX

(22" X 16" X 12")

STANDARD
RECTANGULAR

VALVE BOX
(18" X 12" X 12")( )

5'
- 0

"
Ty

p.

Water ty
pe

Controller

Designation

Box size
Lid Color

# 1 # 2 # 2 # 3 # 4

IDENTIFICATION GUIDE

PW
PW
PW
PW
PW
PW
PW
PW
PW
PW
PW
PW
PW

A
A
A
A
A
A
A
A
A
A
A
A
A

MV
FS
HM
BV
BV
GV
ARV
QCV
RCV
MS
GR
SB
FC

# 2
# 2
# 2
# 2
# 1
# 2
# 2
# 3
# 2
# 2
# 4
# 3
# 3

Match top dress
Match top dress
Match top dress
Match top dress
Match top dress
Match top dress
Match top dress
Match top dress
Match top dress
Match top dress
Match top dress
Match top dress
Match top dress

Master valve
Flow sensor
Hydrometer
Ball valve 3" or less
Ball valve 4" or more
Gate valve
Air release valve
Quick coupler valve
Remote control valve
Moisture sensor
Grounding rod
Splice box
Future connection

EXAMPLE
POTABLE WATER SYSTEM ON CONTROLLER 'A', REMOTE
CONTROL VALVE STATION # 3. (ALL NON POTABLE SHALL BE
PURPLE)

PAVEMENT,
WALL, OR
BUILDING.

NOTES:

1- LOCK ALL VALVE BOXES WITH BOLT PROVIDED
2- VALVE BOXES SHALL BE LABELED BY HOT IRON BRANDING OR
BRASS NUMBER TAG
3- LOCATE VALVE ASSEMBLIES IN PLANTING OR TURF AREA.
4- VALVE LOCATIONS SHALL BE APPROVED BY THE OWNER'S
REPRESENTATIVE PRIOR TO INSTALLATION.
5- VALVE BOXES SHALL BE CENTERED ABOVE VALVE ASSEMBLIES
TO FACILITATE ACCESS AND MAINTENANCE.
6- VALVE BOXES SHALL BE FLUSH WITH TURF OR 3" ABOVE
GRADE FOR MULCH INSTALLATION.
7- VALVE BOXES SHALL BE SET PARALLEL TO EACH OTHER AND
PERPENDICULAR TO THE EDGE OF PAVEMENT.
8- SEE OTHER IRRIGATION DETAILS FOR FURTHER INFORMATION.

STANDARD
RECTANGULAR

VALVE BOX
(18" X 12" X 12")( )

CIRCULAR
VALVE BOX

(10" D)

CIRCULAR
VALVE BOXV

(6" D)

RESIDENTIAL VALVE BOX LAYOUT
DO NOT SCALE

8
AB-IR-VAL-VALV-10 NTS

BRASS BALL ISOLATION VALVE

10"X15" RECTANGULAR BOX WITH 6"
EXTENSION.

ISOLATION BALL VALVE AS
SPECIFIED, SAME SIZE AS
MAIN LINE.

SCHEDULE 80
THREADED NIPPLE
AS REQUIRED.

PVC MAIN LINE.

TWO 6X2X16 CONCRETE BLOCK CAPS, ONE
ON EACH SIDE OF BOX.

1/2" WIRE CLOTTH GOPHER SCREEN, WRAP
UP SIDES.

SET BOX FLUSH TO
GRADE.

7
AB-IR-VAL-ISOL-328406-67

1 1/2" = 1'-0"

RCV WITH UNION S.O.V.56  1" AIR/VACUUM CONTINUOUS ACTING AIR VENT  (BALL VALVE TO PVC)
NTS

5

6

7

8

10

11

1. NETAFIM AIR/VACUUM CONTINUOUS ACTING AIR
VENT

2. SCH 80 PVC NIPPLE LENGTH AS NEEDED
3. BRASS BALL VALVE
4. SCH 80 PVC MAINLINE TEE WITH SXSXT
5. FINISH GRADE
6. RECTANGULAR PLASTIC VALVE BOX WITH

LOCKING LID.  HEAT BRAND "ARV" ON LID IN 2"
HIGH BLOCK LETTERS

92"

12"111 ""1111111

18
"-

24
"

2

1

3

FLOW

SECTION /
ELEVATION

2" MIN.

4

*

7. RECTANGULAR PLASTIC VALVE BOX
EXTENSIONS

8. MAINLINE
9. COMMON BRICK SUPPORTS (4 REQUIRED)
10. FILL BASE OF BOX WITH 3 4" GRAVEL
11. COMPACTED NATIVE SOIL
12. FILTER FABRIC - COVER ALL BOX HOLES
* 1/2" IN TURF AREAS, 1" IN SHRUB AREAS

12
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WIDTH VARIES

MAINLINE & SLEEVING
1 1/2" = 1'-0"

BACKFILL WITH 100% COARSE SAND, WATER
JET & MECHANICALLY COMPACT  TO 90%
OPTIMUM DENSITY.  ALLOW 48 HOURS TO
SETTLE, AND BACKFILL AND COMPACT  WITH
NATIVE SOIL.

PVC MAIN LINE

BEDDING

NATIVE SOIL BACKFILL COMPACT
TO 95% COMPACTION

FINISHED GRADE

4"
 M

IN

4" MIN.

PVC SLEEVE. 2X
SIZE OF PIPE

AB-IR-MAI-07
1

NOTES:
1- SEE IRRIGATION LEGEND FOR MAINLINE AND LATERAL LINE PIPE SIZE AND TYPE.

2- DIRECT BURIAL CONTROL WIRES SHALL BE INSTALLED IN SCH. 40 PVC ELECTRICAL CONDUIT IF REQUIRED.

3- 2-WIRE IRRIGATION WIRE SHALL BE INSTALLED IN SCH. 40 PVC ELECTRICAL CONDUIT.

4- DETECTABLE LOCATOR TAPE SHALL BE LOCATED SIX INCHES (6") ABOVE THE ENTIRE MAINLINE RUN.

DIRECT BURIAL LOW VOLTAGE
CONTROL WIRES.

PAVEMENT.

IRRIGATION TRENCHING
NTS

24" MIN.

1'
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3 NON-PRESSURIZED LINE (LATERAL LINE).
BACKFILL WITH 6" OF #2 SAND.

DETECTABLE LOCATOR TAPE.

PRESSURIZED LINE (MAINLINE).
BACKFILL WITH 6" OF #2 SAND.

6"

FINISHED GRADE.

""66666666"""6666666

2
AB-IR-MAI-08

PAVING

PVC CAP (TYPICAL)

SLEEVES

DITCH

PAVING

24
" M

IN
.

TO
 F

IN
IS

H
G

R
A

D
E

18" MIN.

18
" M
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.

24
" 

M
AX

.

4" MIN. CLEARANCE

SLEEVING DETAIL
NTS

1.  INSTALLATION TO BE COMPLETED IN ACCORDANCE WITH MANUFACTURER'S SPECIFICATIONS.
2.  DO NOT SCALE DRAWINGS.
3.  ALL PVC IRRIGATION SLEEVES TO BE CLASS 200 PIPE.
4.  ALL JOINTS TO BE SOLVENT WELDED AND WATERTIGHT.
5.  WHERE THERE IS MORE THAN ONE SLEEVE, EXTEND THE SMALLER SLEEVE TO 24" MINIMUM ABOVE FINISH GRADE.
6.  MECHANICALLY TAMP TO 95% PROCTOR.

3
AB-IR-MAI-328409-06

STEP 1: STRIP WIRES 12" FROM
ENDS.

STEP 2: APPLY SIZED WIRE NUT
AND TURN CLOCKWISE DIRECTION.

STEP 3: INSERT SPLICE INTO 3M
GEL FILLED CLEAR TUBE. PUSH SO
THAT THE WIRE NIT MAKES
CONTACT WITH END OF TUBE.

STEP 4: POSITION WIRES IN
CHANNELS AND CLOSE TUBE
COVER.

NOTE: MAXIMUM WIRES PER
CONNECTOR ARE THREE EACH #
14's OR TWO EACH # 12's.

3M-DBYR WIRE SPLICES
NTS

4
AB-IR-VAL-16

10" ROUND VALVE BOX WITH
LOCKING LID.

FINISHED GRADE.

STAINLESS STEEL
SCREW CLAMP.

#6 X 48" REBAR.

PAVEMENT.

BRASS HOSE BIB

SCH. 80 PVC NIPPLE.

THREE (3) 4" X 8" BRICKS.
SCH. 80 PVC SWING JOINT.

MAINLINE. (SEE IRRIGATION PLANS FOR SIZING).

SCH. 80 PVC TEE OR ELBOW.

4 
-8

"

HOSE BIB IN VALVE BOX DETAIL
NTS

NOTES:
1- ALL THREADED CONNECTIONS SHALL BE INSTALLED
USING TEFLON TAPE.
 2- VALVE BOX SHALL BE WRAPPED WITH A MINIMUM 3
MIL THICK PLASTIC AND SECURED TO THE VALVE BOX
USING DUCT TAPE OR ELECTRICAL TAPE.
3- ALL QUICK COUPLERS SHALL BE INSTALLED A
MINIMUM OF 18" OFF OF THE MAINLINE.
4- VALVE BOXES SHALL BE LOCATED IN PLANTING
AREAS.

2-3" APPROVED MULCH LAYER

9AA



MINIMUM BEARING SURFACE AREA

PIPE SIZE TEE AND PLUG 90° BEND 45° BEND

1-1/2" 0.45 FEET ² 0.63 FEET ² 0.34 FEET ²

2" 0.69 FEET ²

2-1/2" 1.0 FEET ²

3" 1.48 FEET ²

4" 2.43 FEET ²

6" 5.25 FEET ²

8" 9.08 FEET ²

10" 14.93 FEET ²

0.97 FEET ²

1.41 FEET ²

2.10 FEET ²

3.45 FEET ²

7.41 FEET ²

12.83 FEET ²

21.07 FEET ²

0.53 FEET ²

0.77 FEET ²

1.14 FEET ²

1.87 FEET ²

4.02 FEET ²

6.96 FEET ²

11.44 FEET ²

THRUST BLOCK (2)
NTS

NOTES:
1- SIZE THRUST BLOCKS SHALL BE SPECIFIED AS SHOW IN THE TABLE ABOVE.

2- CONTROL WIRES SHALL NOT BE ENCASED IN CONCRETE.

3- ALL FITTINGS SHALL BE WRAPPED WITH POLYETHYLENE TO PREVENT CONCRETE FROM ADHERING TO PIPE, FITTINGS OR BOLTS.

4- JOINTS AND BOLTS SHALL BE ACCESSIBLE FOR REPAIRS.

5- THRUST BLOCKS SHALL BE A MINIMUM OF 6" THICK.

6- ONE 80 LBS. SACK OF CONCRETE SHALL COVER .6 FT.³

BEARING SURFACE.

BEARING SURFACE.

EXISTING OR MODIFIED SOIL. (SEE SPECIFICATIONS FOR
SOIL MODIFICATION).

1

TREE PER PLANTING
PLAN

2" MINIMUM DEEP MULCH PER PLANTING
PLAN

EARTH WATERING BASIN IN GROUNDCOVER
AREAS

FINISH GRADE

ROOTBALL: SET CROWN 2" ABOVE FINISH
GRADE

COMPACT BACKFILL MIX PER SPECIFICATIONS

NATIVE SOIL

PLANT TABLETS PER PLANTING SPECS / NOTES

NOTES; WHEN INSTALLING FOLLOW ALL ATTACHED INSTALLATION SPECIFICATIONS.
FOR SUPPLY OF ROOTWELL CONTACT IMPERIAL SPRINKLER SERVICES 925-667-1290 OR
408-217-7686

2 x ROOTBALL

RWPRO-18C. SEE ROOTWELL
LAYOUT FOR QUANTITY AND
PLACEMENT

DISTANCE 18"

MULCH OR GRAVEL

PLANTING BACKFILL 2 X RWPRO-18C AT
DISTANCE NOTED  FROM
TREE TRUNK. INSTALL 3"
ABOVE  SOIL GRADE

TREE DRIP
LINE

ROOT BALL

PLANTING HOLE TO BE
EXCAVATED 2 X SIZE OF

ROOTBALL

RWPRO-18C INSTALL DETAIL
RWPRO-18C PLACEMENT
AROUND ROOTBALL

18"

1"
2-3"

ROOTWELL PLACEMENT - 15 GALLON TREE
NTS

18

2
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3

2

1 FINISH GRADE.

DEPTH OF TUBING PER
SPECIFICATIONS

DEPTH OF PVC SUPPLY
MANIFOLD PER - 12"

TORO LOC-EZE TEE.

DRIPLINE LATERAL

POLY TUBING, LENGTH AS
NECESSARY.

TORO LOC-EZE X 1/2" MTP
ADAPTER (FAM16).

PVC TEE (SxSxT) WITH 1/2"
FPT  OUTLET.

PVC SUPPLY MANIFOLD
FROM DRIP ZONE KIT.

ISOMETRIC
NOT TO SCALE

NOTES:
1.  INSTALLATION TO BE COMPLETED IN ACCORDANCE WITH MANUFACTURER'S SPECIFICATIONS.
2.   DO NOT SCALE DRAWINGS.
3.  ALL DIMENSIONS ARE CONSIDERED TRUE AND REFLECT MANUFACTURER'S SPECIFICATIONS.
4.  CONTRACTOR'S NOTE: CONSULT MANUFACTURER FOR INSTALLATION RECOMMENDATIONS

DRIP END FEED HEADER
NTS
MANIFOLD END FEED

CENTER FEED DRIP HEADER

FINISH GRADE.
DEPTH OF TUBING PER
SPECIFICATIONS.

DEPTH OF PVC SUPPLY
MANIFOLD -12"

TORO LOC-EZE TEE.

DRIPLINE LATERAL.
POLY TUBING LENGTH
AS NECESSARY.

TORO LOC-EZE X 1/2"
MTP ADAPTER
(FAM16).

PVC TEE (SxSxT) WITH
1/2" FPT  OUTLET.

PVC SUPPLY MANIFOLD
FROM  DRIP ZONE KIT.

NOT TO SCALE

1

2

3

4

5

6

7

8

9

ISOMETRIC

9
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544

3

1

2

NOTES:
1.  INSTALLATION TO BE COMPLETED IN ACCORDANCE WITH
MANUFACTURER'S SPECIFICATIONS.
2.   DO NOT SCALE DRAWINGS.
3.  ALL DIMENSIONS ARE CONSIDERED TRUE AND REFLECT
MANUFACTURER'S SPECIFICATIONS.
4.  CONTRACTOR'S NOTE: CONSULT MANUFACTURER FOR
INSTALLATION RECOMMENDATIONS

MANIFOLD CENTER FEEDMANIFOLD CENTER FEED

NTS

SEE PLANS FOR
DRIPLINE SPACING

SUB GRADE

FINISH GRADE

MIN 4" DEPTH

DRIP LINE GRID BELOW GRADE

BARK MULCH

SEE LAYOUT OF PLANTING
SPACES FOR LAYOUT
SUGGESTIONS

DRIP LINE TO PVC
CONNECTION (TYP)

SPECIFIED DRIPLINE

FINISH GRADE

NOTE:
1. SEE PLANS AND LEGEND FOR ALL DIMENSIONS AND DRIPLINE SPACING.
2. RATIO OF DRIPLINES TO START CONNECTIONS IS SHOWN AT 2:1, BUT MAY VARY PER HYDRAULIC DEMAND

ON START CONNECTIONS.  SEE PLANS AND LEGEND.

COMPACTED SUBGRADE

PVC HEADER

DRIP LINE SIZED TEE (TYP)

SUB SURFACE HEADER INSTALLATION

PVC SUPPLY LINE TO DRIP LINE TRANSITION DETAIL
NTS

1

2

3

4

5

6

7

8

9

10

100

3" ABOVE FINISH GRADE.

FINISH GRADE.

TORO DL2000 FLUSH VALVE
(FCH-H-FIPT).

PVC SCH 40 REDUCING
NIPPLE, 3/4"-1/2" (TxT).

TORO LOC-EZE X 1/2"
FPT TEE (FTF16).

DRIP TUBING

6" ROUND PLASTIC VALVE
BOX  .

BRICK SUPPORTS

NATIVE SOIL PER
SPECIFICATIONS.

PEA GRAVEL SUMP (6" x 18").

7

6

5

4

3

2

1

8

9

SECTION/ELEVATION

LEGEND

NOTES:
1.   USE ONE FLUSH VALVE FOR EVERY 7 GPM PER ZONE. LOCATE AT LOW
POINTS. FLUSH RATE IS 0.8 GPM. FLUSH PRESSURE
      IS 2 PSI. REFER TO TORO PUBLICATION #ALT111 FOR SPECIFICATIONS.
2.   INSTALLATION TO BE COMPLETED IN ACCORDANCE WITH
MANUFACTURER'S SPECIFICATIONS.
3.   DO NOT SCALE DRAWING.

TORO DRIP FLUSH VALVE
NTS

1

456

8911 1" DRIP VALVE AND FILTER

FILTER AS SPECIFIED.

SxT TEE W/ 2" NIPPLE AT
MAINLINE.

PRESSURE REGULATOR AS
SPECIFIED.

PVC TRUE UNION BALL
VALVE.

20"X17" JUMBO PLASTIC
VALVE BOX.

3" ABOVE GRADE AT
SHRUBS.

RCV AS SPECIFIED.

CONTROLLER WIRE WITH 30 INCH LINEAR LENGTH
OF COIL, WITH PLASTIC I.D. TAG AND WATERPROOF
CONNECTORS.

12
" B

EL
O

W
 G

RA
DE

.

1 2" WIRE CLOTH GOPHER
SCREEN, WRAP UP SIDES.

1
2" DRAIN ROCK FILL

45° DOWN AS REQ. TO
LATERAL PIPE DEPTH.

OUTLET PIPE SAME SIZE AS
VALVE, 24" MIN. LENGTH TO
FIRST FITTING.

PVC UNION W/ SHORT NIPPLES.SET BOX FLUSH AT
TURF.

SCH. 80 RISER.S

HOUSE BRICK

CHRISTY ID TAG.

TURF.

AIR RELIEF TUBING

FINISH GRADE

10" ROUND VALVE BOX

AIR/VACUUM RELIEF VALVE

DRIPLINE TUBING

ADAPTER TEE

3/4" GRAVEL SUMP

BRICK SUPPORTS (3) IF NEEDED

3/4" MPT x 1/2" FPT
BUSHING

1010

7

INSTALL POP-UP INDICATOR HEAD 24" OFF OF
PAVEMENT OR THE EDGE OF  PLANTED AREA
SERVED BY DRIP TUBING

NOTE: INSTALL INDICATOR HEAD 24" MAX FROM THE EDGE OF PAVING OR THE PLANTER EDGE. INSTALL
YELLOW COLORED INDICATOR CAP ON XERI POP HEAD.  FOR RECYCLED WATER USE A PURPLE
IRRIGATION CAP.

DRIP LINE TO BE INSTALLED 4" BELOW
FINISHED SOIL GRADE, TYPICAL

SUBSURFACE DRIP TUBING, DEPTH AS
SHOWN ON LEGEND AND DETAIL

AMMENDED SOIL

INSTALL POP-UP INDICATOR HEAD   2-3"
ABOVE FINISHED GRADE IN  SHRUB AND
GROUND COVER AREAS AND 12" FROM
FLUSH VALVE

POP-UP INDICATOR HEAD, WITH A
IRRIGATION FLUSH NOZZLE, YELLOW
COLORED  AND PURPLE COLORED FOR NON
POTABLE SYSTEMS. PUSH CAP TO FLUSH
STREAM INTO PLANTER.6" 6"

2-3"

4"44"

RAIN BIRD XERI POP XP 600X DRIP INDICATOR OFF OF DRIP LINE

BRICK SUPPORTS

PEA GRAVEL SUMP (6" x 18").

RAIN BIRD XERI POP XP 600X DRIP INDICATOR OFF OF DRIP LINE

6" ROUND PLASTIC VALVE BOX
WITH LOCKING LID

TORO DL2000 FLUSH VALVE
(FCH-H-FIPT)

TOP OF BOX 3" ABOVE FINISH GRADE
TO ALLOW FOR APPROVED MULCH
LAYER

MICRO-SPRAY POP-UP INDICATOR:
RAIN BIRD XERI-POP XP-600X

1/4" BARB TRANSFER CONNECTOR

1/4" DISTRIBUTION TUBING:
(LENGTH AS REQUIRED)

WM

MVFMMM MMM MMM

LEGEND

NTS

1

2
3

4
5

WATER METER. REFER TO CIVIL AND/OR
IRRIGATION PLANS FOR SIZE & LOCATION1

GATE VALE2
IRRIGATION BACKFLOW PREVENTER. CAGE FOR
COMMERCIAL PROJECTS ONLY3

MASTER VALVE & FLOW METER

4

5

6

FERTILIZER INJECTOR (AS SPECIFIED)7

AIR/VACUUM RELIEF VALVE (AS SPECIFIED)

MAIN LINE TO IRRIGATION VALVES

NOTE: REFER TO IRRIGATION LAYOUT AND
EQUIPMENT SCHEDULE FOR ALL EQUIPMENT
LOCATION, TYPE AND SIZES.

ARFIGV

6
7

POC & IRRIGATION EQUIPMENT LAYOUT WITH MASTER
VALVE, HUNTER HC METER & FERTILIZER INJECTION

TEE FITTING INSTALLED BY OTHERS TO
IRRIGATION SUPPLY LINE

8

8 9

9

EXISTING BACKFLOW FOR BUILDING. BY OTHERS

AB-IR-POC-328409-65
2DRIP LINE TREE RING DETAIL

NOTES TO INSTALLER:
1. INSTALL FIRST DRIP LINE LOOP

18-INCHES FROM CENTER OF
TREE TRUNK. INSTALL EACH
ADDITIONAL LOOP 12" APART.

2. INSTALL DRIP LINE ON SURFACE
TO MAXIMUM OF 6-INCHES
BELOW GRADE, STAPLE IN PLACE
PER MANUFACTURER'S
RECOMMENDATIONS, BACKFILL
AND SPREAD SURFACE
TREATMENT AS DIRECTED BY
OTHERS.

3. INSTALL DRIP LINE IN
ACCORDANCE WITH
MANUFACTURERS INSTALLATION
GUIDELINES.

4. DRIP RINGS MUST BE 0.9 GPH 12"
O.C EMITTER SPACING

5. TOTAL FLOW OF
2 DRIP RINGS IS 6 GPH (1.44"/H)
3 DRIP RINGS IS 18 GPH (1.44"/H)
4 DRIP RINGS IS 24 GPH (1.44"/H)

18"

ASSIGNED DRIP LINE.
FLOW, DRIPPER SPACING,
LINE SPACING PER LEGEND
INSTALLATION GUIDELINES

BLANK DRIPLINE
EXHAUST HEADER

AUTOMATIC FLUSH VALVE
PLUMBED TO POLY

INSERT TEE (TYP)

TREE TRUNK

6-INCH SOIL STAPLE (TYP)

TYPICAL ROW SPACING. 18" FROM
TRUNK CENTER. 12" ROW SPACING

INSERT CROSS (TYP)

BLANK DRIPLINE
SUPPLY HEADER

1/2-INCH MALE ADAPTER

PVC DRIP LATERAL
(SIZE PER FLOW)

SCH. 40 PVC 1/2-INCH
FEMALE THREADED TEE

1" = 1"

AF

3



DRIP LINE LAYOUT AROUND TREE

FP

NOTES:
1. DISTANCE BETWEEN LATERAL ROWS AND EMITTER SPACING TO BE BASED ON SOIL TYPE,

PLANT MATERIALS
AND CHANGES IN ELEVATION.

2. LENGTH OF LONGEST DRIPLINE LATERAL SHOULD NOT EXCEED THE MAXIMUM SPACING
SHOWN IN THE
ACCOMPANYING TABLE.

3. INSTALL AIR RELIEF VALVE AT HIGH POINTS IN DRIP ZONE.
4. WHEN USING 17MM INSERT FITTINGS WITH DESIGN PRESSURE OVER 50PSI, IT IS

RECOMMENDED THAT
STAINLESS STEEL CLAMPS BE INSTALLED ON EACH FITTING.

1

2

3

4

5

6

7

8

9

2

BARB X BARB INSERT EL, TEE OR CROSS

FLUSH POINT (TYPICAL)
SEE DETAILS FOR FLUSH POINT INSTALLATION

SUB-SURFACE DRIPLINE PIPE:

PARKING ISLAND CURB

PERIMETER DRIPLINE PIPE TO BE INSTALLED 2"-4" FROM
PARKING ISLAND CURB

BARB X MALE FITTING

PVC SCH 40 TEE OR EL (TYPICAL)

PVC SUPPLY MANIFOLD

PLANTER

122" AIR RELIEF VALVE: SEE DETAILS FOR AIR RELIEF
INSTALLATION

TREE (TYPICAL) SEE IRRIGATION LEGEND FOR TREE
IRRIGATION SPECIFICATIONS

MULCH BED FOR TREE

TREE BUBBLER(S)

FINISH GRADE

PVC DRIP MANIFOLD FROM CONTROL ZONE VALVE KIT
(SIZED TO MEET LATERAL FLOW DEMAND)

PVC RISER PIPE

DRIP INDICATOR

4 5

7

6

8

11
8

10

9

2"-4"1

1112

3

13

12

13

14

15

INSET AINS

15

4-6"

DRIP MANIFOLD
BURIAL DEPTH

151578

7

16

INSET A

1413

AR

10

16

 Dripline Maximum Lateral Lengths (Feet)

Inlet Pressure psi
12" Spacing 18" Spacing 24" Spacing

Nominal Flow (gph) Nominal Flow (gph) Nominal Flow (gph)

0.6 0.9 0.6 0.9 0.6 0.9
15 273 155 314 250 424 322
20 318 169 353 294 508 368
30 360 230 413 350 586 414
40 395 255 465 402 652 474
50 417 285 528 420 720 488
60 460 290 596 455 780 514

1" = 1'-0"

8

DI

17

DDDD

17

NOTES:
1.   AT FITTINGS WHERE THERE IS A CHANGE OF DIRECTION SUCH AS TEES OR ELBOWS, USE TIE-DOWN STAKES ON EACH
LEG OF THE CHANGE OF DIRECTION.
2.   INSTALLATION TO BE COMPLETED IN ACCORDANCE WITH MANUFACTURER'S SPECIFICATIONS.
3.   DO NOT SCALE DRAWING.
4.   THIS DRAWING IS INTENDED FOR USE BY ARCHITECTS, ENGINEERS, CONTRACTORS, CONSULTANTS AND DESIGN
PROFESSIONALS FOR PLANNING PURPOSES ONLY.  THIS DRAWING MAY NOT BE USED FOR CONSTRUCTION.
5.   ALL INFORMATION CONTAINED HEREIN WAS CURRENT AT THE TIME OF DEVELOPMENT BUT MUST BE REVIEWED AND
APPROVED BY THE PRODUCT MANUFACTURER TO BE CONSIDERED ACCURATE.

LEGEND:
 1   LANDSCAPE PLANTER
 2   2"-3" DEPTH OF MULCH 2 
 3   PLANT ROOT BALL
 4   DRIP RING DRIPLINE: EMITTERS 0.53 GPH 12"

O.C  & 6" RADIUS SPACING
 5   12 MM POLYETHYLENE DISTRIBUTION TUBING:

 6    BARB MPT ADAPTER: NETAFIM T12075MA
 7    PVC FEMALE ADAPTER
 8    3/4-INCH PVC RISER

 9    FILTER FABRIC
10  1-INCH DIA. HOLES FOR IRRIGATION SUPPLY

LINE
11  HARDSCAPE SURFACE
12  DRAIN
13  DRAINAGE GRAVEL
14  PVC SCH 40 TEE OR ELL
15  PVC LATERAL PIPE
16  1/4-INCH BARB TEE

17  1/4-INCH BARB FITTING

18  REMOVABLE FLUSH CAP
19 MANUAL VALVE NETAFIM T12SOV

 3 

 5  

 8  
 7  

15 
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14 

 9  
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 1 

 6  
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11 
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18 
SIDE VIEW DRIP RING

LINE LAYOUT

INSET A

PLAN VIEW

1
2

3

4

5
6
7
8
9

1010 11

122
133
144

1515

1

3
4

POT WITH DRIP RING
NTS

19 

1919

2

1

SPARSE PLANTING DRIP RINGS
NTS AB-IR-DRI-DRIP-10

3

SLOPED CONDITION NOTE:
1. DRIPLINE LATERALS SHOULD FOLLOW THE CONTOURS OF THE SLOPE WHENEVER

POSSIBLE.
2. INSTALL AIR RELIEF VALVE AT HIGHEST POINT.
3. NORMAL SPACING WITHIN THE TOP 223 OF SLOPE,
4. INSTALL DRIPLINE AT 25% GREATER SPACING AT THE BOTTOM 1 3 OF THE SLOPE.
5. WHEN ELEVATION CHANGE IS 10 FT OR MORE, ZONE THE BOTTOM 13 ON A SEPARATE

VALVE.

TYPICAL COMPRESSION
FITTING.

OMPRESSIO

DRIPLINE SPACING AS
NOTED.

AIR RELIEF VALVE AT
HIGH POINT, IF
INDICATED.

CENTER FEED EXAMPLE

EMITTER    12"      18"       24"
FLOW     SPACING       SPACING         SPACING

0.6 GPH  1.0 GPM      0.67 GPM        0.50 GPM 
0.9 GPH  1.5 GPM       1.0 GPM         0.75 GPM 

LATERAL FLOW PER 100 FT (GPM)

END FEED EXAMPLE

FLUSH VALVE OR CAP
AT LOW END, AS
NOTED.

TYPICAL DRIP LINE WITHTH
EMITTER SPACING AS
NOTED.  TIE DOWN
STAKE AT ALL TEES, ELLS,
AND AT 4' O.C. AT CLAY,
3' O.C. AT LOAM, OR 2'
O.C. AT SAND.

                  EMITTER FLOW RATE
EMITTER  LATERAL
SPACING  SPACING      0.6    0.9

  12       12       0.96    1.44
  18       18       0.69    1.03
  24       24       0.28    0.41

GRID PRECIPITATION RATES (IN/HR)NNNN
         MAX GPM   PSI LOSS

SCHEDULE 40 PVC HEADER SIZE
1/2"     4.7 GPM    7.7 PSI
3/4"     8.3 GPM    5.6 PSI
1"      13.5 GPM    4.2 PSI
1-1/2"  33.9 GPM    2.9 PSI
2"      52.4 GPM    1.9 PSI

POLY PIPE HEADER SIZE
1/2"     4.7 GPM    8.8 PSI
3/4"     8.3 GPM    6.3 PSI
1"      13.5 GPM    4.8 PSI
1-1/2"  31.8 GPM    2.9 PSI
2"      52.4 GPM    2.2 PSI

MAXIMUM FLOW PER ZONE

       EMITTER FLOW RATE GPH

       12" SPACING   18" SPACING          24" SPACING
PSI     0.6   0.9     0.6   0.9        0.6   0.9

10      125    96     175   135     218   171
20      249   191     350   171     442   340
30      307   236     434   333     550   422
40      350   268     495   380     627   171
50      125    96     175   135     218   171
60      125    96     175   135     218   171

MAXIMUM LATERAL LENGTH (FEET)

TYPICAL FPT ADAPTER AND
COMPRESSION COUPLER.

DRIP VALVE / FILTER /
REGULATOR.

12" POLYETHYLENE OR
PVC HEADER.

TYPICAL OFFSET 2"
FROM HARDSCAPE,
4" FROM PLANTED
AREA.

COMPRESSION ADAPTER:
USE AN ABS TO PVC BONDING SOLVENT
FOR GLUING ADAPTER TO PVC TEE. LANDSCAPE

DRIPLINE TUBING.

LANDSCAPE DRIPLINE TUBING.
PVC MANIFOLD LINE WITH
PVC TEE.

WATER SOURCE: DRIP VALVE OR
LATERAL FROM VALVE.

FLUSH VALVE

AIR RELIEF VALVE: RAIN BIRD AR
VALVE KIT, INSTALL AT HIGH POINT
OF SYSTEM.

TYPICAL DRIPLINE REQUIREMENTS
NTS

PVC MAINLINE.

3/4" PVC LATERAL
PIPE.

PVC MANIFOLD LINE.

DOGBONE SHAPED CORNER SHAPED CURVED POLYGON

POLYGON SHAPED "C" SHAPED ODD SHAPED

HOURGLASS SHAPED

DRIPLINE INDICATOR

DRIPLINE INDICATOR.

4
AB-IR-DRI-DRIP-19

DRIP HEADER DETAIL
NTS

5
AB-IR-DRI-DRIP-15



SECTION 32 8400
      IRRIGATION

PART 1 GENERAL

1.1 SUMMARY

A. Irrigation system required for this work includes but is not limited to the furnishing of all labor, tools, materials, appliances, tests, permits, taxes, etc., necessary
for the installation of a landscape irrigation system as herein specified and shown on the drawings, and the removal of all debris from the site.

1. Locate, purchase, deliver and install piping, conduit, sleeves, 120 volt and low voltage electrical and water connections, valves, backflow preventer devices,
controllers, rain sensors, spray and bubbler heads, drip irrigation lines, and associated accessories for a fully operational automatic irrigation system.

2. Trenching and water settling of backfill material.

3. Testing and startup of the irrigation system.

4. Prepare an as built record set of drawings.

5. Training of the Owner's maintenance personnel in the operational requirements of the Irrigation system.

6. Clean up and disposal of all excess and surplus material.

7. Maintenance of the irrigation system during the proscribed maintenance period.

B. The system shall efficiently and evenly irrigate all areas and be complete in every respect and shall be left ready for operation to the satisfaction of the Owner's
Representative.

C. Coordinate with other trades, as needed to complete work, including but not limited to Water Meter, Point of Connection (POC) and Backflow Preventer Device
(BFPD) location and electrical hookups.

1.2 CONTRACT DOCUMENTS

A. Shall consist of specifications and its general conditions and the drawings. The intent of these documents is to include all labor, materials, and services
necessary for the proper execution of the work. The documents are to be considered as one. Whatever is called for by any part shall be as binding as if called for
in all parts.

1.3 RELATED DOCUMENTS AND REFERENCES

A. Related Documents: Refer to Landscape Documents or Landscape Architect provided documentation and specifications

References:

1. American Society of Testing Materials (ASTM): cited section numbers.

2. National Sanitation Foundation (NSF): rating system.

3. Irrigation Association: Turf & Landscape Irrigation Best Management Practices

1.4 VERIFICATION

A. Irrigation piping and related equipment are drawn diagrammatically. Scaled dimensions are approximate only. Before proceeding with work, carefully check and
verify dimensions and immediately notify the Owner's Representative of discrepancies between the drawings or specifications and the actual conditions.
Although sizes and locations of plants and or irrigation equipment are drawn to scale wherever possible, it is not within the scope of the drawings to show all
necessary offsets, obstructions, or site conditions. The Contractor shall be responsible to install the work in such a manner that it will be in conformance to site
conditions, complete, and in good working order.

B. Piping and equipment is to be located within the designated planting areas wherever possible unless specifically defined or dimensioned otherwise.

1.5 PERMITS AND REGULATIONS

A. The Contractor shall obtain and pay for all permits related to this section of the work unless previously excluded under provision of the contract or general
conditions. The Contractor shall comply with all laws and ordinances bearing on the operation or conduct of the work as drawn and specified. If the Contractor
observes that a conflict exists between permit requirements and the work outlined in the contract documents, the Contractor shall promptly notify the Owner's
Representative in writing including a description of any necessary changes and changes to the contract price resulting from changes in the work.

B. Wherever references are made to standards or codes in accordance with which work is to be performed or tested, the edition or revision of the standards and
codes current on the effective date of this contract shall apply, unless otherwise expressly set forth.

C. In case of conflict among any referenced standards or codes or between any referenced standards and codes and the specifications, the more restrictive
standard shall apply or Owner's Representative shall determine which shall govern.

1.6 PROTECTION OF WORK, PROPERTY AND PERSON

A. The Contractor shall adequately protect the work, adjacent property, and the public, and shall be responsible for any damages or injury due to the Contractor's
actions.

1.7 CHANGES IN THE WORK

A. The Owner's Representative may order changes in the work, and the contract sum being adjusted accordingly. All such orders and adjustments plus claims by
the Contractor for extra compensation must be made and approved in writing before executing the work involved.

B. All changes in the work, notifications and Contractor's request for information (RFI) shall conform to the contract general condition requirements.

1.8 CORRECTION OF WORK

A. The Contractor shall re-execute any work that fails to conform to the requirements of the contract and shall remedy defects due to faulty materials or
workmanship upon written notice from the Owner's Representative, at the soonest as possible time that can be coordinated with other work, and seasonal
weather demands, but not more than 90 (ninety) days after notification.

1.9 DEFINITIONS

A. Owner's Representative: The person appointed by the Owner to represent their interest in the review and approval of the work and to serve as the contracting
authority with the Contractor. The Owner's Representative may appoint other persons to review and approve any aspects of the work.

B. Substantial Completion Acceptance: The date at the end of the Planting, Planting Soil, and Irrigation installation where the Owner's Representative accepts that
all work in these sections is complete and the Warranty period has begun. This date may be different that the date of substantial completion for the other
sections of the project.

C. Final Acceptance: The date when the Owner's Representative accepts that the plants and work in this section meet all the requirements of specification. It is
intended that the materials and workmanship warranty for Planting, Planting Soil, and Irrigation work run concurrently.

1.10 SUBMITTALS

A. See the contract General Conditions for policy and procedures related to submittals.

B. Product data

1. Submit a minimum of (3) complete lists of all irrigation equipment to be used, manufacturer's brochures, maintenance manuals, warrantees and operating
instructions, within 15 days after the notice to proceed.

a. This submission may be done digitally and all documents shall be submitted in one PDF document.

2. The submittals shall be packaged and presented in an organized manner, in the quantity described in Division 1 of the specifications. Provide a table of
contents of all submitted items.

3. Clearly identify on each submitted sheet by underlining or highlighting (on each copy) the specific product being submitted for approval. Failure to clearly
identify the specific product being submitted will result in a rejection for the entire submittal. No substitutions of material or procedures shall be made
concerning these documents without the written consent of an accepted equivalent by the Owner's Representative.

4. Equipment or materials installed or furnished without prior approval of the Owner's Representative, may be rejected by the Owner's Representative and the
Contractor shall be required to remove such materials from the site at their own expense.

5. Approval of substitution of material and/or products, other than those specified shall not relieve the Contractor from complying with the requirements of the
contract documents and specifications. The Contractor shall be responsible, at their own expense, for all changes that may result from the approved
substitutions, which affect the installation or operations other items of their own work and/or the work of other Contractors.

C. Samples: Samples of the equipment may be required at the request of the Owner's Representative if the equipment is other than that specified.

D. Other Submittals: Submit for approval:

1. Documentation of the installer's qualifications.

2. As built record set of drawings.

3. Testing data from all required pressure testing.

4. Backflow prevention device certification: Certification from the manufacturer or their representative that the back flow prevention device has been installed
correctly according to the manufactures requirements.

5. Booster pump certification: Certification from the manufacturer or their representative that the booster pump has been installed correctly according to the
manufacturer's requirements.

6. Irrigation controller certification: Certification from the manufacturer or an authorized distributor that the Controller has been installed correctly according to the
manufactures requirements.

1.11 OBSERVATION OF THE WORK

A. The Owner's Representative may inspect the work at any time. They may remove samples of materials for conformity to specifications. Rejected materials shall
be immediately removed from the site and replaced at the Contractor's expense. The cost of testing materials not meeting specifications shall be paid by the
Contractor.

B. The Owner's Representative shall be informed of the progress of the work so the work may be observed at the following key times in the construction process.
The Owner's Representative shall be afforded sufficient time to schedule visit to the site. Failure of the Owner's Representative to make field observations shall
not relieve the Contractor from meeting all the requirements of this specification.

1. Trenching, directional boring, and sleeving review.

2. Hydrostatic pressure testing.

3. Adjustment and coverage test.

4. Pre-maintenance observation.

5. Final acceptance / system malfunction corrections.

1.12 PRE-CONSTRUCTION CONFERENCE

A. Schedule a pre-construction meeting with the Owner's Representative at least seven (7) days before beginning work to review any questions the Contractor may
have regarding the work, administrative procedures during construction and project work schedule.

1.13 QUALITY ASSURANCE

A. It is the intention of this specification to accomplish the work of installing an automatic irrigation system, which will operate in an efficient and satisfactory manner.
The irrigation system shall be installed and made operational according to the workmanlike standards established for landscape installation and sprinkler
irrigation operation as set forth by the most recent Best Management Practices (BMP) of the Irrigation Association.

B. The specification can only indicate the intent of the work to be performed rather than a detailed description of the performance of the work. It shall be the
responsibility of the Contractor to install said materials and equipment in such a manner that they shall operate efficiently and evenly and support optimum plant
growth and health.

C. The Owner's Representative shall be the sole judge of the true intent of the drawings and specifications and of the quality of all materials furnished in
performance of the contract.

D. The Contractor shall keep one copy of all drawings and specifications on the work site, in good order. The Contractor shall make these documents available to
the Owner's Representative when requested.

E. In the event of any discrepancies between the drawings and the specification, the final decision as to which shall be followed, shall be made by the Owner's
Representative.

F. In the event the installation is contradictory to the direction of the Owner's Representative, the installation shall be rectified by the Contractor at no additional cost
to the Owner. The Contractor shall immediately bring any such discrepancies to the attention of the Owner's Representative.

G. It shall be distinctly understood that no oral statement of any person shall be allowed in any manner to modify any of the contract provisions. Changes shall be
made only on written authorization of the Owner's Representative.

H. Installer Qualifications: The installer shall be a firm having at least 5 years of successful experience of a scope similar to that required for the work.
a. Installer Field Supervision: The installer shall maintain on site an experienced full-time supervisor who can communicate in English with the Owner's

Representative.
b. Submit the installer's qualifications for approval.

1.14 IRRIGATION SYSTEM WARRANTY:

A. The Contractor shall Warrantee all workmanship and materials for a period of 1year (s) following the acceptance of the work.

6. Any parts of the irrigation work that fails or is defective shall be replaced or reconstructed at no expense to the Owner including but not limited to: restoring
grades that have settled in trenches and excavations related to the work. Reconstruction shall include any plantings, soil, mulch or other parts of the
constructed landscape that may be damaged during the repair or that results from soil settlement.

B. The date of acceptance of the work and start of the Guarantee period shall be determined by the Owner's Representative, upon the finding that the entire
irrigation system is installed as designed and specified, and found to be operating correctly, supplying water evenly to all planting and/or lawn areas.

C. The system controller shall be warranted by the equipment manufacturer against equipment malfunction and defects for a period of 5 years, following the
acceptance of the work.

D. Neither the final acceptance nor any provision in the contract documents shall relieve the Contractor of responsibility for faulty materials or workmanship. The
Contractor shall remedy any defects within a period of 7 days (s) from the date of notification of a defect.

1.15 SITE CONDITIONS

A. It is the responsibility of the Contractor to be aware of all surface and sub-surface conditions, and to notify the Owner's Representative, in writing, of any
circumstances that would negatively impact the installation of the work. Do not proceed with work until unsatisfactory conditions have been corrected.

1.16 DELIVERY, STORAGE, AND HANDLING

A. All materials and equipment shall be stored properly and protected as required by the Contractor. The Contractor shall be entirely responsible for damages or
loss by weather or other cause to work under the contract. Materials shall be furnished in ample quantities and at such times as to ensure uninterrupted progress
of the work.

B. Deliver the products to the job site in their original unopened container with labels intact and legible at time of use.

C. Store in accordance with the manufacturers' recommendations.

1.17 PROTECTION

A. The Contractor shall continuously maintain adequate protection of all their work from damage, destruction, or loss, and shall protect the owner's property from
damage arising in connection with this contract. Contractor shall make good any such damage, destruction, loss or injury. Contractor shall adequately protect
adjacent property as provided by law and the contract documents.

B. The Contractor shall maintain sufficient safeguards, such as railings, temporary walks, lights, etc., against the occurrence of accidents, injuries or damage to any
person or property resulting from their work, and shall alone be responsible for the same if such occurs.

C. All existing paving, structures, equipment or plant material shall be protected at all times, including the irrigation system related to plants, from damage by
workers and equipment. The Contractor shall follow all protection requirements including plant protection provision of the general contract documents. All
damages shall be repaired or replaced at the Contractor's expense. Repairs and or replacement shall be to the satisfaction of the Owner's Representative,
including the selection of a Contractor to undertake the repair or maintenance. Repairs shall be at no cost to the owner.

1. For trees damaged to the point where they will not be expected to survive or which are severely disfigured and that are too large to replace, the cost of
damages shall be as determined by the Owner's arborist using accepted tree value evaluation methods.

D. The Contractor shall refrain from trenching within the drip line of any existing tree to remain. The Owner's Representative may require the Contractor to relocate
proposed irrigation work, bore lines beneath roots or use air spade technology to dig trenches through and under the root system to avoid damage to existing
tree root areas.

1.18 EXCAVATING AROUND UTILITIES

A. Contractor shall carefully examine the civil, record, and survey drawings to become familiar with the existing underground conditions before digging.

1. Do not begin any excavation until all underground utilities have been located and marked.

Determine location of underground utilities and perform work in a manner that will avoid possible damage. Hand excavate, as required. Maintain stakes and or
markings set by others until parties concerned mutually agree to their removal.

B. Notification to 811 is required for all excavation around utilities. The Contractor is responsible for knowing the location and avoiding utilities that are not covered
by the Local Utility Locator Service.

C. Section 4216/4217 of the government code requires a dig-alert identification number be issued before a “permit to excavate” will be valid. For your dig-alert
identification number call underground service alert toll free 1-800-422-4133 two working days before beginning construction.

1.19 POINT OF CONNECTION

Point of connection option 1 - Irrigation Contractor provided

A. The point of connection of the irrigation system to its electrical power sources shall be provided by the irrigation installer. All connections shall be made by a
licensed electrical Contractor per governing codes at the location shown on the drawings.

B. The point of connection of the irrigation system to its potable and or non-potable water sources, including the main shutoff valve and backflow preventer shall be
provided by the irrigation installer. All connections shall be made by a licensed Contractor per governing codes, at the location shown on the drawings.

Point of connection option 2 - General Contractor provided

A. The point of connection of the irrigation system to its electrical power sources shall be provided by the General Contractor's licensed electrical Contractor per
governing codes at the location shown on the drawings. The irrigation Contractor will connect the power to provided junction box or grounded plug receptacle.

B. The point of connection of the irrigation system to its potable and or non-potable water sources, including the main shutoff valve and backflow preventer shall be
provided by the General Contractor's licensed plumbing Contractor per governing codes at the location shown on the drawings.  The minimum size and water
pressure of the pressurized line will be as noted on the irrigation drawing.

1.20 TEMPORARY UTILITIES

A. All temporary piping, wiring, meters, panels and other related appurtenances required between source of supply and point of use shall be provided by the
Contractor and coordinated with the Owner's Representative. Existing utilities may be used with the written permission of the owner.

1.21 CUTTING, PATCHING, TRENCHING AND DIGGING

A. The Contractor shall do all cutting, fitting, trenching or patching of their work that may be required to make its several parts come together as shown upon, or
implied by, the drawings and specifications for the completed project.

B. Digging and trenching operations shall be suspended when the soil moisture is above field capacity.

1.22 USE OF PREMISES

A. The Contractor shall confine their apparatus; the storage of materials, and the operations of their workers to limits indicated by the law, ordinances, or permits
and shall not unreasonably encumber the premises with their materials.

B. Contractor parking, and material and equipment storage shall in areas approved by the Owner's Representative.

1.23 AS BUILT RECORD SET OF DRAWINGS

A. Immediately upon the installation of any buried pipe or equipment, the Contractor shall indicate on the progress record drawings the locations of said pipe or
equipment. The progress record drawings shall be made available at any time for review by the Owner's Representative.

B. Before final acceptance of work, the Contractor shall provide an as built record set of drawings showing the irrigation system work as built. The drawings shall be
transmitted to the Owner's Representative in paper format and as a pdf file of each document on compact disk or flash drive. The drawings shall include all
information shown on the original contract document and revised to reflect all changes in the work. The drawings shall include the following additional information

1. All valves shall be numbered by station and corresponding numbers shall be shown on the as built record set of drawings.

2. All main line pipe or irrigation equipment including sleeves, valves, controllers, irrigation wire runs which deviate from the mainline location, backflow
preventers, remote control valves, grounding rods, shut-off valves, rain sensors, wire splice locations, and quick coupling valves shall be located by two (2)
measured dimensions, to the nearest one-half foot. Dimensions shall be given from permanent objects such as buildings, sidewalks, curbs, walls, structures
and driveways. All changes in direction and depth of main line pipe shall be noted exactly as installed. Dimensions for pipes shall be shown at no greater than
a 50 ft. maximum interval.

3. As built record set of drawings shall be signed and dated by the Contractor attesting to and certifying the accuracy of the as built record set of drawings. As
built record set of drawings shall have "As Built Record Set of Drawings”, company name, address, phone number and the name of the person who created
the drawing and the contact name (if different).

C. The Owner shall make the original contract drawing files available to the Contractor.

1.24 CONTROLLER CHARTS:

A. Provide one controller chart for each automatic controller installed.

1. On the inside surface of the cover of each automatic controller, prepare and mount a color-coded chart showing the valves, main line, and systems serviced
by that particular controller. All valves shall be numbered to match the operation schedule and the drawings. Only those areas controlled by that controller
shall be shown. This chart shall be a plot plan, entire or partial, showing building, walks, roads and walls. The plan, reduced as necessary and legible in all
details, shall be made to a size that will fit into the controller cover. This print shall be approved by the Owner's Representative and shall be protected in
laminated in a plastic cover and be secured to the inside back of the controller cabinet door.

2. The controller chart shall be completed and approved prior to acceptance of the work.

1.25 TESTING

A. Provide all required system testing with written reports as described in part 3.

1.26 OPERATION AND MAINTENANCE MANUALS AND GUARANTEES

A. Prepare and deliver to the Owner's Representative within ten calendar days prior to completion of construction, two 3-ring hard cover binders containing the
following information:

1. Index sheet stating Contractor's address and telephone number, list of equipment with name and addresses of local manufacturers' representatives.

2. Catalog and parts sheets on all material and equipment.

3. Guarantee statement. The start of the guarantee period shall be the date the irrigation system is accepted by the Owner.

4. Complete operating and maintenance instruction for all major equipment.

5. Irrigation product manufacturers warrantees.

B. In addition to the above-mentioned maintenance manuals, provide the Owner's maintenance personnel with instructions for maintaining major equipment and
show evidence in writing to the Owner's Representative at the conclusion of the project that this has been rendered.

PART 2 PRODUCTS

2.1 MATERIALS GENERAL

A. All materials shall be of standard, approved and first grade quality and shall be new and in perfect condition when installed and accepted.

B. See the parts schedule on the drawings for specific components and manufacturers. The use of a manufacturer's name and model or catalog number is for the
purpose of establishing the standard of quality and configuration desired only. Other manufacturer's equipment may be submitted for approval with written
approval by the Owner's Representative. Substituted equipment shall not substantially alter the operations of the system.

C. Approval of any items or substitutions indicates only that the product(s) apparently meet the requirements of the drawings and specifications on the basis of the
information or samples submitted. The Contractor shall be responsible for the performance of substituted items. If the substitution proves to be unsatisfactory or
not compatible with other parts of the system, the Contractor shall replace said items with the originally specified items, including all necessary work and
modifications to replace the items, at no cost to the owner.

2.2 RECLAIMED WATER SYSTEM DESIGNATION

A. Where irrigation systems use reclaimed water, all products including valve boxes, lateral and main line pipe, etc. where applicable and/or required by local code
shall have the reclaimed water purple color designation.

2.3 PIPING MATERIAL

A. Individual types of pipe and fittings supplied are to be of compatible manufacturer unless otherwise approved. Pipe sizes shown are nominal inside diameter
unless otherwise noted.

B. Plastic pipe:

1. All pipe shall be free of blisters, internal striations, cracks, or any other defects or imperfections. The pipe shall be continuously and permanently marked with
the following information: manufacturer's name or trade mark, size, class and type of pipe pressure rating, quality control identifications, date of extrusion, and
National Sanitation Foundation (NSF) rating.

2. Pressure main line for piping upstream of remote control valves and quick coupling valves:

a. Pipe smaller than 2 inch diameter shall be plastic pipe for use with solvent weld or threaded fittings. Shall be manufactured rigid virgin polyvinyl chloride
(PVC) 1220, Type 1, Grade 2 conforming to ASTM D 1785, designated as Schedule 40.

b. Pipe 2 - 3 inch diameter shall be manufactured rigid virgin polyvinyl chloride (PVC), Type 1, Grade 2 conforming to ASTM D 1785, designated as bell
gasket Class 315.

c. Pipe larger than 3 inch diameter shall be manufactured rigid virgin polyvinyl chloride (PVC), Type 1, Grade 2 conforming to ASTM D 1785, designated as
bell gasket Class 200 PVC.

3. Non_pressure lateral line for piping downstream of remote control valves: plastic pipe for use with solvent weld or threaded fittings. Shall be manufactured rigid
virgin polyvinyl chloride PVC 1220 (type 1, grade 2) conforming to ASTM d 1785, designated as Class 200, 3/4 minimum size.

C. Galvanized pipe shall be used for above ground connections to, backflow prevention device assemblies, hose bibs, and booster pumps and as shown on the
plans and details.

1. Pipe shall be hot dip galvanized continuous welded, seamless, Schedule 40 conforming to applicable current ASTM standards.

2.4 FITTINGS AND CONNECTIONS:

A. Polyvinyl chloride pipe fittings and connections: Type II, Grade 1, Schedule 40, high impact molded fittings, manufactured from virgin compounds as specified for
piping tapered socket or molded thread type, suitable for either solvent weld or screwed connections. Machine threaded fittings and plastic saddle and flange
fittings are not acceptable. Furnish fittings permanently marked with following information: nominal pipe size, type and schedule of material, and National
Sanitation Foundation (NSF) seal of approval. PVC fittings shall conform to ASTM D2464 and D2466.

B. Brass pipe fittings, unions and connections: standard 125 pound class 85% red brass fittings and connections, IPS threaded.

C. PVC Schedule 80 threaded risers and nipples: Type I, grade 1, Schedule 80, high impact molded, manufactured from virgin compounds as specified for piping
and conforming to ASTM D-2464. Threaded ends shall be molded threads only. Machined threads are not acceptable.

D. Galvanized pipe fittings shall be galvanized malleable iron ground joint Schedule 40 conforming to applicable current ASTM standards.

2.5 SOLVENT CEMENTS AND THREAD LUBRICANT

A. Solvent cements shall comply with ASTM D2564. Socket joints shall be made per recommended procedures for joining PVC plastic pipe and fittings with PVC
solvent cement and primer by the pipe and fitting manufacturer and procedures outlined in the appendix of ASTM D2564.

B. Thread lubricant shall be Teflon ribbon-type, or approved equal, suitable for threaded installations as per manufacturer's recommendations.

C. Pipe Joint Compound (Pipe dope) shall be used on all galvanized threaded connections. Pipe Joint Compound is a white colored, non-separating thread sealant
compound designed to seal threaded connections against leakage due to internal pressure. It shall contain PTFE (Polytetrafluoroethylene) to permit a tighter
assembly with lower torque, secure permanent sealing of all threaded connections and allow for easy disassembly without stripping or damaging threads.

2.6 BACKFLOW PREVENTION DEVICES

A. The backflow prevention device shall be certified to NSF/ANSI 372 shall be ASSE Listed 1013, rated to 180 degree F, and supplied with full port ball valves.

B. The main body and access covers shall be low lead bronze (ASTM B 584)

C. The seat ring and all internal polymers shall be NSF Listed Noryl and the seat disc elastomers shall be silicone.

D. Backflow Preventer shall be as indicated on the drawings.

2.7 PRESSURE REGULATOR

A. Pressure regulator shall certified to NSF/ANSI 372, consisting of low lead bronze body bell housing, a separate access cap shall be threaded to the body and
shall not require the use of ferrous screws.

B. The main valve body shall be cast bronze (ASTM B 584).

C. The access covers shall be bronze (ASTM B 584 or Brass ASTM B 16)

D. The assembly shall be of the balanced piston design and shall reduce the pressure in both flow and no flow conditions.

E. Pressure regulator shall be as indicated on the drawings.

2.7. WYE STRAINER
A. Strainer shall conform to MIL -S-16293, and be ANSI 3rd party certified to comply with the states lead plumbing law 0.25% maximum weighted average lead

content.

B. The main body shall be low lead bronze (ASTM B 584)
C. The access covers shall be yellow brass or cast bronze (ASTM B 16 or ASTM B 584)
D. Strainer screen shall be 300 series stainless steel available in 20, 40, 60, 80, or 100 mesh.

F. Wye strainer shall be as indicated on the plans.

G. 2.8 BACKFLOW PREVENTER CAGE & FROST BLANKET

H. A heavy-duty steel mesh cage with rust proof finish. The caging shall be sized to allow space for the entire piping assembly associated with the Backflow
Preventer unit, and all associated equipment.

I. The cage shall include the manufacturers' standard tamper proof locking mechanism.

J. Provide a concrete base as detailed on the drawings.

K. Backflow Preventer Cage type, manufacturer and color shall be as indicated on the plans.

L. A Frost Blanket, manufacturer and color shall be as indicated on the plans.

2.9 BOOSTER PUMP ( where applicable)

A. Booster pump shall be housed in a sturdy, locking, weather-resistant case, furnished for maximum exterior protection.

B. Booster pump shall be as indicated on the drawings. .

2.10 BALL VALVES

A. Ball valves for 3/4 inch through 2 - 1/2 inch shall be of PVC, block, tru-union design with EDPDM seals and o-ring.

B. Ball valves for 3 inch and larger shall be gate design and shall be iron body, brass or bronze mounted AWWA gate valves, and shall have a clear waterway equal
to the full nominal diameter of the valve, and shall be rubber gasket, flanged or mechanical joint only, and shall be able to withstand a continuous working
pressure of 150 PSI. Valve shall be equipped with a square-operating nut.

C. All ball valves located in a valve manifold shall be the same size as the main line (1-1/2 inch size minimum). Provide pipe-reducing adapters down stream of
valves, as required. All ball valves in line shall be the same size as the pipe.

D. Ball valves shall be as indicated on the drawings.

2.11 CHECK VALVES

A. Swing check valves 2 inch and smaller shall be 200 lbs., W.O.G., bronze construction with replaceable composition, neoprene or rubber disc and shall meet or
exceed federal specification WW-V-5ld, class a, type iv.

B. Anti_drain valves shall be of heavy-duty virgin PVC construction with female iron pipe thread inlet and outlet. Internal parts shall be stainless steel and neoprene.
Anti-drain valves shall be field adjustable against draw out from 5 to 40 feet of head.

C. Check valves shall be as indicated on the drawings.

2.12 REMOTE CONTROL VALVES

A. Remote control valves shall be electrically operated, single seat, normally closed configuration, equipped with flow control adjustment and capability for manual
operation.

B. Valves shall be actuated by a normally closed low wattage solenoid using 24 volts, 50/60 cycle solenoid power requirement. Solenoid shall be epoxy encased. A
union shall be installed on the discharge end.

C. Remote control valves shall be wired to controller in same numerical sequence as indicated on drawings.

D. Remote control valves shall be as indicated on the drawings.

2.13 MASTER CONTROL VALVES

E. Master Control Valve shall be compatible with the irrigation controller.

F. Master control valves shall be as indicated on the drawings.

2.14 FLOW SENSOR

A. Flow sensor shall be compatible with the irrigation controller.

B. Flow sensor shall be as indicated on the drawings.

2.15 HYDROMETER

C. Hydrometer shall be compatible with the irrigation controller.

D. Hydrometer shall be as indicated on the drawings.

2.16 QUICK COUPLER VALVES

A. Quick coupler valves shall be a one or two piece, heavy-duty brass construction with a working pressure of 150 PSI with a built in flow control and a self_closing
valve.

B. Quick coupler shall be equipped with locking red brass cap covered with durable yellow thermo-plastic rubber cover. Key size shall be compatible with quick
coupler and of same manufacturer.

C. Quick coupler valves shall be as indicated on the drawings.

2.17 SPRINKLER HEADS

D. All sprinkler heads shall have check valves installed.

E. All sprinkler heads shall be as indicated on the drawings.

F. Riser nipples for all sprinkler heads shall be the same size as the riser opening in the sprinkler body and fabricated as shown on the drawings.

2.18 AUTOMATIC CONTROLLER

A. Controller shall be housed in a sturdy, locking, weather_resistant case, furnished for maximum exterior protection.

B. Controller shall be equipped with evapo-transpiration (ET) sensor, which adjusts the controller programming based on local climatic conditions. The sensor shall
also have a rain sensing shut-off switch, wind sensing shut off switch, and freeze sensing shut-off of switch.

1. If a moisture sensor is used in lieu of an evapo-transpiration sensor an additional sensor, which has a rain-sensing shut-off switch, wind sensing shut-off
switch, and freeze sensing shut-off switch shall be provided.

C. Automatic controller shall be as indicated on the drawings.

2.19 CONTROLLER DECODERS

D. All decoders shall be per the controller manufacturer's specifications.

E. Decoder model number shall be as shown on the drawings.

2.20 ELECTRICAL CONTROL WIRING

A. Low voltage

1. The electrical control wire shall be direct burial type UF, no. 14 AWG, solid, single conductor, copper wire UL approved or larger, if required to operate system
as designed.

2. For 2-Wire controllers all irrigation wire for the controller, flow sensor, master valve, hydrometer, remote control valves and moisture sensors shall be per the
controller manufacturer's specifications and recommendations.

3. Color code wires to each valve. Common wire shall be white.

4. If multiple controllers are being utilized, and wire paths of different controllers cross each other, both common and control wires from each controller to be of
different colors.

5. Control wire splices: Splices are when required shall be placed in splice boxes.

6. Wire connections shall be per the controller manufacturer's specifications and recommendations.

B. High voltage

1. Shall be of type as required by local codes and ordinances.

2. Shall be of proper size to accommodate needs of equipment it is to serve.

2.21 VALVE BOXES AND MATERIALS

A. Valve boxes: valve boxes shall be constructed of ABS (acrylonitrile butadiene styrene) plastic, green in color, with rigid base and sides and shall be supplied with
bolt lock cover secured with stainless steel bolts. Cover shall be identified as shown on drawings. Provide box extensions as required.

1. Master valves, flow sensors, remote control irrigation valves, gate valves, and ball valves 3 inch or less in size shall use a 14 inch x 19 inch x 12 inch
rectangular box.

2.  Quick coupler valves, wire splices, and grounding rods shall use a 10 inch circular box.

2.22 CONCRETE THRUST BLOCKS

A. Concrete thrust blocks shall be sized per the pipe manufactures requirement or as indicated on the drawings.

2.23 VALVE IDENTIFICATION TAGS

A.  Valve Identification Tags shall be 2.25 inch x 2.65 inch polyurethane.  Color: potable water; yellow / Non-potable water; purple. Tags shall be permanently
attached to each remote control valve with tamper proof seals as indicated on the drawings.

2.24 EQUIPMENT TO BE FURNISHED TO OWNER

A. Two (2) sets of keys for each automatic controller.

B. Two (2) 48 inch tee wrenches for operating the gate valves.

C. Three (3) sets of special tools required for removing, disassembling and adjusting each type of sprinkler and valve supplied on this project.

D. Five (5) Extra sprinkler heads, nozzles, shrub adapters, nozzle filter screens, for each type used on the project.

E. Two (2) quick coupler keys to match manufacturer type of quick coupler.

2.25 INCIDENTAL MATERIALS AND EQUIPMENT

A. Furnish all materials and equipment not specified above, but which are necessary for completion of the work as intended.

2.26 MAIN LINE LOCATOR TAPE

A. 3 - inch wide plastic detectable locator tape.

2.27 MAIN LINE AND LATERAL LINE BEDDING SAND

A. Sand shall consist of natural or manufactured granular material, free of organic material, mica, loam, clay or other substances not suitable for the intended
purpose.

B. Sand shall be masonry sand ASTM C 144 or coarse concrete sand, ASTM C 33.



PART 3 EXECUTION

3.1 GENERAL REQUIREMENTS

A. Code requirements shall be those of state and municipal codes and regulations locally governing this work, providing that
any requirements of the drawings and specifications, not conflicting therewith, but exceeding the code requirements, shall
govern unless written permission to the contrary is granted by the Owner's Representative.

B. Extreme care shall be exercised at all times by the Contractor in excavating and working in the project area due to existing
utilities and irrigation systems to remain. Contractor shall be fully responsible for expenses incurred in the repair of damages
caused by their operation.

1. The Contractor is responsible for identifying and maintaining existing irrigation main lines that supply water to areas on
the site as noted on the drawings and outside of the proposed limit of work. The Contractor shall relocate or replace
existing irrigation main line piping as required to provide a continuous supply of water to all areas of existing irrigation on
site.

a. Providing continuous water supply shall include hand watering and or the use of watering trucks to provide adequate
water.

C. Plan locations of backflow preventers, valves, controllers, irrigation lines, sleeves, spray heads and other equipment are
diagrammatic and indicate the spacing and relative locations of all installations. Final site conditions and existing and
proposed plantings shall determine final locations and adjusted as necessary and as directed to meet existing and proposed
conditions and obtain complete water coverage. Minor changes in locations of the above from locations shown shall be
made as necessary to avoid existing and proposed trees, piping, utilities, structures, etc. at the Contractor's expense or
when directed by the Owner's Representative.

1. The Contractor shall be held responsible for relocation of any items without first obtaining the Owner's Representative's
approval. The Contractor shall remove and relocate such items at their expense if so directed by the Owner's
Representative.

D. Prior to any work the Contractor shall stake out locations of all pipe, valves, equipment and irrigation heads and emitters
using an approved staking method and maintain the staking of the approved layout in accordance with the drawings and any
required modifications. Verify all horizontal and vertical site dimensions prior to staking of heads. Do not exceed spacing
shown on drawings for any given area. If such modified spacing demand additional or less material than shown on the
drawings, notify the Owner's Representative before beginning any work in the adjacent area.

E. Stub out main line at all end runs and as shown on drawings. Stub out wires for future connection where indicated on plan
and as directed.

F. Point of connection shall be approximately as shown on drawings. Connect new underground piping and valves and provide
all flanges, adapters or other necessary fittings for connection.

G. Permission to shut off any existing in-use water line must be obtained 48 hours in advance, in writing from the Owner. The
Contractor shall receive instructions from the Owner's Representative as to the exact length of time of each shut-off.

H. No fittings shall be installed on pipe underneath pavement or walls.

I. Prior to starting any work, Contractor shall obtain a reading of existing static water pressure (no flow condition) at the
designated point of connection and immediately submit written verification of pressure with date and time of recording to
Owner's Representative.

3.2 TRENCHING, DIRECTIONAL BORING AND SLEEVING

A. Perform all trenching, directional boring, sleeving and excavations as required for the installation of the work included under
this section, including shoring of earth banks to prevent cave_ins.

B. The Contractor may directional bore lines where it is practical or where required on the plans.

1. Extend the bore 1' past the edge of pavement unless noted differently on the plans

2. Cap ends of each bore and locate ends at finished grade using metal stakes.

3. All boring and sleeving shall have detectable locator tape placed at the ends of the pipe.

C. Make trenches for mains, laterals and control wiring straight and true to grade and free of protruding stones, roots or other
material that would prevent proper bedding of pipe or wire.

D. Excavate trenches wide enough to allow a minimum of 4 - inch between parallel pipelines and 8  inch from lines of other
trades. Maintain 3 - inch vertical clearance between irrigation lines. Minimum transverse angle is 45 degrees. All pipes shall
be able to be serviced or replaced without disturbing the other pipes.

E. Trenches for pipelines shall be made of sufficient depth to provide the minimum cover from finished grade as follows:

4. Pressure main line: 18 inches below finish grade and 24-30 inches below paved areas in Schedule 40 PVC sleeves.

5. Reclaimed water constant pressure main lines shall cross at least twelve (12) inches below potable water lines.
a. If a constant pressure reclaimed water main line must be installed above a potable water line or less than twelve (12)

inches below a potable water line, then reclaimed water line shall be installed within an approved protective sleeve.
The sleeve shall extend ten (10) feet from each side of the center of the potable line, for a total of twenty (20) feet. The
sleeve shall be color-coded (purple) for use with reclaimed water.

3. Lateral lines: 12 inches below finish grade and 18 inches below paved areas in Schedule 40 PVC sleeves.

4. Control wiring: to the side of pressure main line and 24 inches below paved areas in Schedule 40 PVC sleeves.

F. On new on-site systems (post-meter), the required horizontal separation between potable water lines, reclaimed water
constant pressure main lines and sewer lines shall be a minimum of four (4) feet apart as directed by the project engineer
and/ or regulatory agency. Measurements shall be between facing surfaces, not pipe centerlines.

G. When trenching through areas of imported or modified soil, deposit imported or modified soils on one side of trench and
subsoil on opposite side.

H. Backfill the trench per the requirements in paragraphs “Backfilling and Compacting” below.

3.3 PIPE INSTALLATION

A. General Pipe Installation

1. Exercise caution in handling, loading and storing, of plastic pipe and fittings to avoid damage.
a. The pipe and fittings shall be stored under cover until using, and shall be transported in a vehicle with a bed long

enough to allow the length of pipe to lay flat so as not to be subjected to undue bending or concentrated external load
at any point.

b. All pipe that has been dented or damaged shall be discarded unless such dent or damaged section is cut out and pipe
rejoined with a coupling.

2. Trench depth shall be as specified above from the finish grade to the top of the pipe.

3. Install a detectable pipe locator tape 6 to 8 inches above all main line pipes.

B. Polyvinyl Chloride Pipe (PVC) Installation

1. Under no circumstance is pipe to rest on concrete, rock, wood blocks, construction debris or similar items.

2. No water shall be permitted in the pipe until a period of at least 24 hours has elapsed for solvent weld setting and curing.

3. Install assemblies and pipe to conform to respective details and where shown diagrammatically on drawings, using first
class workmanship and best standard practices as approved. All fittings that are necessary for proper connections such
as swing joints, offsets, and reducing bushings that are not shown on details shall be installed as necessary and directed
as part of the work.

4. Dielectric bushings shall be used in any connections of dissimilar metals.

5. Gasketed plastic pipe: pipe-to-pipe joints or pipe to fittings shall be made in accordance with manufacturer's
specifications.

6. Solvent weld or threaded plastic pipe:
a. Installation of all pipe and fittings shall be in strict accordance with manufacturer's specifications.
b. Pipe shall be cut using approved PVC pipe cutters only. Sawed joints are disallowed. All field cuts shall be beveled to

remove burrs and excess before gluing.

c. Welded joints shall be given a minimum of 15 minutes to set before moving or handling. Excess solvent on the
exterior of the joint shall be wiped clean immediately after assembly.

d. Plastic to metal connections shall be made with plastic adapters and if necessary, short (not close) brass
threaded_nipples. Connection shall be made with two (2) wraps of Teflon tape and hand tightened plus one turn with a
strap wrench.

e. Snake pipe horizontally in trench to allow one (1) foot of expansion and contraction per 100 feet of straight run.
f. Threaded pipe joints shall be made using Teflon tape. Solvent shall not be used with threaded joints. Pipe shall be

protected from tool damage during assembly. All damaged pipe shall be removed and replaced. Take up threaded
joints with light wrench pressure.

g. No close nipples or risers are allowed. Cross connections in piping is disallowed.
h. Center load pipe at 10 feet on center intervals with small amount of backfill to prevent arching and slipping under

pressure. Other than this preliminary backfill all pipe joints, fittings and connections are to remain uncovered until
successful completion of hydrostatic testing and written approval of the testing report.

i. Concrete thrust blocks shall be constructed behind all pipe fittings 1-1/2 inch diameter and larger at all changes of
direction of 45 degrees or more.

C. Galvanized Pipe Installation

1. All joints shall be threaded with pipe joint compound used on all threads.

2. Dielectric bushings shall be used in any connections of dissimilar metals.

3.4 TRENCHING, DIRECTIONAL BORING, AND SLEEVING REVIEW:

A. Upon completion and installation of all trenching, directional boring, and sleeving, all installed irrigation control wiring, lines
and fittings shall be visually observed by the Owner's Representative unless otherwise authorized. Do not cover any wires,
lines or fittings until they have been tested and observed by the Owner's Representative.

3.5 FLUSHING

A. Openings in piping system during installation are to be capped or plugged to prevent dirt and debris from entering pipe and
equipment. Remove plugs when necessary to flush or complete system.

B. After completion and prior to the installation of any terminal fittings, the entire pipeline system shall be thoroughly flushed to
remove dirt, debris or other material.

3.6 HYDROSTATIC PRESSURE TESTING

A. After flushing, and the installation of valves the following tests shall be conducted in the sequence listed below. The
Contractor shall furnish all equipment; materials and labor necessary to perform the tests and all tests shall be conducted in
the presence of the Owner's Representative.

B. Water pressure tests shall be performed on all pressure main lines before any couplings, fittings, valves and the like are
concealed.

C. Immediately prior to testing, all irrigation lines shall be purged of all entrapped air or debris by adjusting control valves and
installing temporary caps forcing water and debris to be discharged from a single outlet.

D. Test all pressure main line at 150 PSI. For a minimum of four (4) hours with an allowable loss of 5 PSI. Pressure and gauges
shall be read in PSI, and calibrated such that accurate determination of potential pressure loss can be ascertained.

E. Re_test as required until the system meets the requirements. Any leaks, which occur during test period, will be repaired
immediately following the test. All pipe shall be re_tested until final written acceptance.

F. The Contractor is responsible for proving documentation stating the weather conditions, date, the start time and initial water
pressure readings, the finish time and final water pressure readings and the type of equipment used to perform the test. The
documentation must be signed by a witness acceptable to the Owner, verifying all of the above-mentioned conditions.

G. Submit a written report of the pressure testing results with the other above required information to the Owner's
Representative for approval.

3.7 BACKFLOW PREVENTER TESTING

A. The backflow preventer shall be tested according to procedures and results per the requirements of the Foundation for
Cross-Connection Control and Hydraulic Research, University of Southern California or American Water Works Association
whichever is more stringent.

B. Testing shall be performed by a Backflow Prevention Assembly Tester with a current certification from the American
Backflow Preventer Association.

3.8 CONTROLLER AND BOOSTER PUMP TESTING AND CERTIFICATION

A. Controller and booster Pump shall be certified by a factory approved certified professional. Contact xxxxxxxx at xxx.xxx.xxxx.

3.9 BACKFILLING AND COMPACTING

A. Irrigation trenches shall be carefully backfilled with material approved for backfilling and free of rocks and debris one (1) inch
in diameter and larger.  When back filling trenches in areas of imported or modified planting soil, replace any excavated
subsoil at the bottom and the imported soil or modified planting soil at the top of the trench.

B. Backfill shall be compacted with approved equipment to the following densities

1. Backfill under pavement and within 2 feet of the edge of pavement: Compact to 95% or greater of maximum dry density
standard proctor.

2. Backfill of subsoil under imported planting mixes or modified existing planting soil: Between 85 and 90% of maximum dry
density standard proctor.

3. Backfill of imported planting mixes or modified existing planting soil: Compact to the requirements of the adjacent planting
mix or planting soil as specified in section “Planting Soil”.

C. Finish grade of all trenches shall conform to adjacent grades without dips or other irregularities. Dispose of excess soil or
debris off site at Contractor's expense.

D. Any settling of backfill material during the maintenance or warranty period shall be repaired at the Contractor's expense,
including any replacement or repair of soil, lawn, and plant material or paving surface.

3.10 RESURFACING PAVING OVER TRENCHES

A. Restore all surfaces and repair existing underground installations damaged or cut as a result of the excavation to their
original condition, satisfactory to the Owner's Representative.

B. Trenches through paved areas shall be resurfaced with same materials quality and thickness as existing material.  Paving
restoration shall be performed by the project paving Sub-contractor or an approved Contractor skilled in paving work.

C. The cost of all paving restoration work shall be the responsibility of the irrigation Contractor unless the trenching thru the
paving was, by previous agreement, part of the general project related construction.

3.11 INSTALLATION OF EQUIPMENT

A. General:

1. All equipment shall be installed to meet all installation requirements of the product manufacturer. In the event that the
manufactures requirements cannot be implemented due to particular condition at the site or with other parts of the design,
obtain the Owner's Representative's written authorization and approval for any modifications.

2. Install all equipment at the approximately at the location(s) and as designated and detailed on the drawings. Verify all
locations with the Owner's Representative.

3. Install all valves within a valve box of sufficient size to accommodate the installation and servicing of the equipment.
Group valves together where practical and locate in shrub planting areas.

4. All sprinkler irrigation systems that are using water from potable water systems shall require backflow prevention. All
backflow prevention devices shall meet and be installed in accordance with requirements set forth by local codes and the
health department.

B. Pressure regulator:

1. Set regulator for required PSI per manufacturer's specifications.

C. Check Valve:

1. Install check valves approximately at the locations necessary to prevent low head run off.

D. Remote control valves:

1. Install one remote control valve per valve box.

2. Remote control valve manifolds and quick coupler valves shall be separate allowing use of a quick coupler with all remote
control valves shut off.

3. Install boxes no farther than 12 inches from edge of paving and perpendicular to edge of paving and parallel to each
other. Allow 12 inches clearance between adjacent valve boxes.

E. Quick coupler valve:

1. Install each quick coupler valve in its own valve box.

2. Install thrust blocks on quick couplers.

3. Place no closer than 12 inches to adjacent paving.

4. Install 18 inches off set from main line.

F. Sprinkler heads:

1. All main lines and lateral lines, including risers, shall be flushed and pressure tested before installing sprinkler heads.

2. Install specified sprinkler heads as shown in details at locations shown on the drawings. Adjust layout for full coverage,
spacing of heads shall not exceed the maximum spacing recommended by the manufacturer.

3. All sprinkler heads shall be set perpendicular to finish grade unless otherwise designated on the drawings or details.

G. Irrigation controllers:

1. Remote control valves shall be connected to controller in numerical sequence as shown on the drawings.

2. Controller shall be tested with complete electrical connections. The Contractor shall be responsible for temporary power
to the controller for operation and testing purposes.

3. Connections to control wiring shall be made within the pedestal of the controller. All wire shall follow the pressure main
insofar as possible.

4. Electrical wiring shall be in a rigid gray PVC plastic conduit from controller to electrical outlet. The electrical Contractor
shall be responsible for installing all wiring to the controller, in order to complete this installation. A disconnect switch shall
be included.

H. Wiring:

1. Low Voltage
a. Control wiring between controller and electrical valves shall be installed in the same trench as the main line where

practical. The wire shall be bundled and secured to the lower quadrant of the trench at 10 foot intervals with plastic
electrical tape.

b. When the control wiring cannot be installed in the same main line trench it shall be installed a minimum of 18 inches
below finish grade and a bright colored plastic ribbon with suitable markings shall be installed in the trench 6 inches
below grade directly over the wire.

c. An expansion loop shall be provided every 500 feet in a box and inside each valve box. Expansion loop shall be
formed by wrapping wire at least eight (8) times around a ¾ inch pipe and withdrawing pipe.

d. Provide one control wire to service each valve in system.

e. Provide 03 common wire(s) per controller, or as needed.
f. Run two (2) spare #14 - 1 wires from controller along entire main line to last electric remote control valve on each and

every leg of main line. Label spare wires at controller and wire stub to be located in a box.
g. All control wire splices not occurring at control valve shall be installed in a separate splice valve box.
h. Wire markers (sealed, 1 inch to 3 inch square) are to identify control wires at valves and at terminal strips of controller.

At the terminal strip mark each wire clearly indicting valve circuit number.

2. High Voltage
a. All electrical work shall conform to local codes, ordinances and any authorities having jurisdiction. All high voltage

electrical work to be performed by licensed electrician.
b. The Contractor shall provide 120-volt power connection to the automatic controller unless noted otherwise on

drawings.

I. Valve boxes:

1. Install one valve box for each type of valve installed as per the details.

2. Gravel sump shall be installed after compaction of all trenches. Final portion of gravel shall be placed inside valve box
after valve is backfilled and compacted.

3. Permanently label valve number and or controller letter on top of valve box lid using a method approved by the Owners

Representative.

J. Tracer wire:

1. Tracer wire shall be installed with non_metallic plastic irrigation main lines where controller wires are not buried in the
same trench as the main line.

2. The tracer wire shall be placed on the bottom of the trench under the vertical projection of the pipe with spliced joints
soldered and covered with insulation type tape.

3. Tracer wire shall be of a color not used for valve wiring. Terminate wire in a valve box. Provide enough length of wire to
make a loop and attach wire marker with the designation "tracer wire".

K. Drip Installation:

1. Clamp fittings with Oetiker clamps or approved equal when operating pressure exceeds specific drip tubing fitting
requirements.

2. When installing drip tubing, install soil staples as listed below:
a. Sandy Soil - One staple every three (3') feet and two (2) staples on each change of direction (tee, elbow, or cross).
b. Loam Soil - One staple every four (4') feet and two (2) staples on each change of direction (tee, elbow, or cross).
c. Clay Soil - One staple every five (5') feet and two (2) staples on each change of direction (tee, elbow, or cross).

3. Cap or plug all openings as soon as lines have been installed to prevent the intrusion of materials that would obstruct the
pipe.  Leave in place until removal is necessary for completion of installation.

4. Thoroughly flush all water lines before installing valves and other hydrants.

3.12 ADJUSTMENT AND COVERAGE TEST

A. Adjustment:

1. The Contractor shall flush and adjust all sprinkler heads, valves and all other equipment to ascertain that they function
according to the manufacturer's data.

2. Adjust all sprinkler heads not to overspray onto walks, roadways and buildings when under maximum operating pressure
and during times of normal prevailing winds.

B. Coverage test:

1. The Contractor shall perform the coverage test in the presence of the Owner's Representative after all sprinkler heads
have been installed, flushed and adjusted. Each section is tested to demonstrate uniform and adequate coverage of the
planting areas serviced.

2. Any systems that require adjustments for full and even coverage shall be done by the Contractor prior to final acceptance
at the direction of the Owner's Representative at no additional cost. Adjustments may also include realignment of pipes,
addition of extra heads, and changes in nozzle type or size.

3. The Contractor at no additional cost shall immediately correct all unauthorized changes or improper installation practices.

4. The entire irrigation system shall be operating properly with written approval of the installation by the Owner's
representative prior to beginning any planting operations.

3.13 REPAIR OF PLANTING SOIL

A. Any areas of planting soil including imported or existing soils or modified planting soil which become compacted or disturbed
or degraded as a result of the installation of the irrigation system shall be restored to the specified quality and compaction
prior to beginning planting operations at no additional expense to the Owner. Restoration methods and depth of compaction
remediation shall be approved by the Owner's Representative.

3.14 CLEAN-UP

A. During installation, keep the site free of trash, pavements reasonably clean and work area in an orderly condition at the end
of each day. Remove trash and debris in containers from the site no less than once a week.

a. Immediately clean up any spilled or tracked soil, fuel, oil, trash or debris deposited by the Contractor from all surfaces
within the project or on public right of ways and neighboring property.

B. Once installation is complete, wash all soil from pavements and other structures.

1. Make all repairs to grades ruts, and damage to the work or other work at the site.

2. Remove and dispose of all excess soil, packaging, and other material brought to the site by the Contractor.

3.15 PROTECTION

A. The Contractor shall protect installed irrigation work from damage due to operations by other Contractors or trespassers.

1. Maintain protection during installation until Acceptance. Treat, repair or replace damaged work immediately. The Owner's
Representative shall determine when such treatment, replacement or repair is satisfactory.

3.16 PRE-MAINTENANCE OBSERVATION:

A. Once the entire system shall be completely installed and operational and all planting is installed, the Owner's Representative
shall observe the system and prepare a written punch list indicating all items to be corrected and the beginning date of the
maintenance period.

B. The irrigation/landscape contractor is responsible for scheduling an irrigation audit prior to general maintenance taking effect.
The irrigation auditor must be CLIA certified, in good standing and must comply with all Irrigation Associations methods and
code of ethics.

C. This is not final acceptance and does not relieve the Contractor from any of the responsibilities in the contract documents.

3.17 GENERAL MAINTENANCE AND THE MAINTENANCE PERIOD

A. General maintenance shall begin immediately after installation of irrigation system. The general maintenance and the
maintenance period shall include the following:

1. On a weekly basis the Contractor shall keep the irrigation system in good running order and make observations on the
entire system for proper operation and coverage. Repair and cleaning shall be done to keep the system in full operation.

2. Records of all timing changes to control valves from initial installation to time of final acceptance shall be kept and turned
over to the Owner's Representative at the time of final acceptance.

3. During the last week of the maintenance period, provide equipment familiarization and instruction on the total operations
of the system to the personnel who will assume responsibility for running the irrigation system.

4. At the end of the maintenance period, turn over all operations logs, manuals, instructions, schedules, keys and any other
equipment necessary for operation of the irrigation system to the Owner's Representative who will assume responsibility
for the operations and maintenance of the irrigation system.

B. The maintenance period for the irrigation system shall coincide with the maintenance period for the Planting.  (See
specification section “Planting”

3.18 SUBSTANTIAL COMPLETION ACCEPTANCE

A. Upon written notice from the Contractor, the Owners Representative shall review the work and make a determination if the
work is substantially complete.

B. The date of substantial completion of the irrigation shall be the date when the Owner's Representative accepts that all work
in Planting, Planting Soil, and Irrigation installation sections is complete.

3.19 FINAL ACCEPTANCE / SYSTEM MALFUNCTION CORRECTIONS

A. At the end of the Plant Warrantee and Maintenance period, (See specification section “Planting”) the Owner's Representative
shall inspect the irrigation work and establish that all provisions of the irrigation system are complete and the system is
working correctly.

1. Restore any soil settlement over trenches and other parts of the irrigation system.

2. Replace, repair or reset any malfunctioning parts of the irrigation system.

B. The Contractor shall show all corrections made from punch list. Any items deemed not acceptable shall be reworked and the
maintenance period will be extended.

C. The Contractor shall show evidence that the Owner's Representative has received all charts, records, drawings, and extra
equipment as required before final acceptance.

D. Failure to pass review: If the work fails to pass final review, any subsequent observations must be rescheduled as per above.
The cost to the Owner for additional observations will be charged to the Contractor at the prevailing hourly rate of the
reviewer.

END OF SECTION 32 8400



Irrigation/Watering Responsibility

o It is the responsibility of the Maintenance Contractor to operate the
irrigation system in an efficient manner and to minimize water waste.
It is the Maintenance Contractor's responsibility to adjust the system to
apply water in accordance with plant requirements based on weather,
soil, and site conditions. The irrigation program shall be scheduled to
minimize water waste through runoff, excessive irrigation run times,
utilize CYCLE SOAK scheduling when applicable. It is the responsibility
of the Maintenance Contractor to operate the irrigation system based
on local municipal guidelines.

Irrigation Activation

o Activate irrigation system in spring (or when weather permits). Charge 
     mainline in February or March to check for leaks and/or malfunctioning 
     valves.
o Turn on backflow preventers, open gate valves and activate booster 
      pumps if installed.
o Set the irrigation controller to RUN MODE and verify that all programs 
     are activated and set up to be run in Self Adjusted mode.
o Site verification and adjustments. This includes turning on each zone, 
     monitoring for leaks or malfunctioning parts, cutting grass away from 
     sprinkler heads and adjusting sprinklers for proper arc and maximum 
     efficiency.
o Verify that drip irrigation is functional and that distribution tubing has 
     not been cut or broken during non operational period.
o Service, clean and adjust and weather sensor system. This is critical 
     for ALL self adjusting controllers.
o If applicable service irrigation booster pump, this need to be completed
     by the manufacturers certified technician.

Irrigation Monitoring/Landscape Watering

o Check the ET/Weather Based self adjusting system programming, Flow
Sensor and Master Valve operation and programming; adjust as
required to ensure proper operation.

o ALL Backflow Prevention Devices are to be maintained as per Local city
or county codes.

o All turf areas shall be monitored to determine the need for
supplemental irrigation.  Frequency and duration of each watering will
be dependent on local weather conditions.  To determine the need for
watering, Landscape Maintenance Contractor shall use a soil probe to
examine the first 6-12” of the soil profile.  If the soil is cool, damp and
holds its shape, watering is not necessary. Plant material roots should
be encourage to root as deep as possible, this is accomplished by deep
root watering, longer irrigation run times and utilizing CYLCE SOAK
method. Frequent shallow irrigation scheduling is ineffective and will
only promote shallow rooting and require excessive water waste.

o  Groundcover and shrub beds shall be watered using an automatic
irrigation system.  The entire groundcover/shrub bed shall be soaked to
a depth to maximize healthy plant root growth.  Irrigation run time to
be based on irrigation device precipitation rate (not flow rate) and plant
material irrigation demand. (Use WUCOLS reference for plant watering
needs). In the event of establishing plants, or compromised soil profile,
watering frequencies may be adjusted.

o Establish time settings and intervals of irrigation water application for
each valve of all irrigation zones.  Make adjustments when necessary to
correspond to variable watering requirements.  Check for coverage and
plugged emission/nozzle devices. Clean devices and adjust devices
while maintaining the system in proper working order.

o ALL automatic controllers will be programmed to apply water during
hours as permitted by local town, city or county ordinances.

Irrigation System Repair

o Cleaning and adjusting the sprinklers heads are the Maintenance
Contractor's responsibility.  Repair and/or replacement of any
vandalized or malfunctioning component beyond Maintenance
Contractor's control is the responsibility of the Owner/Agent.  Any
damage caused by Maintenance Contractor will be repaired by
Maintenance Contractor at no cost to the Owner/Agent.

o  All irrigation repaired or replaced MUST be in accordance with the
original irrigation design, local city or county guidelines and must
provide the maximum efficiency as possible so as NOT to waste water.

o ALL Drip systems are to be manually flushed a minimum one time per
year and filters to be cleaned on a regular basis.

o All damaged and repaired pipe MUST be flushed of all debris.
Maintenance Contractor to guarantee full operational and  efficient
performance of repaired systems.

o Repairs to Backflow Prevention Devices must be conducted by a trained
certified backflow technician.

o It is recommended that ALL irrigation maintenance and repair be
performed by California Licensed and/or Certified contractor. Not
maintaining irrigation systems in an efficient manner will result in plant
and landscape degradation and additional maintenance costs.

Irrigation System Winterization

o Where applicable, shut off and drain irrigation system(s) at the end of
the irrigation season.  Turn off all main supply valves, open all manual
drain valves, and bleed valves on backflow prevention devices.  Perform
winterization prior to November 1st.

Irrigation Start up

o  Flush all drip lines at flush points.
o Remove and clean all filters and replace any damaged filters.
o Check that all weathers sensors are functioning and replace batteries as

needed.

IRRIGATION MAINTENANCE

IRRIGATION SCHEDULE

MWELO CALCULATIONS

PRECIPITATION RATES & SOIL INTAKE RATES

AA

AA
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County of San Mateo 
Planning and Building Department 

 
ADDENDUM 

INITIAL STUDY 
ENVIRONMENTAL EVALUATION CHECKLIST 

(To Be Completed by Planning Department) 
 
 
1. Project Title:  Jian Single-family Residence (Amendment 2) 
 
2. County File Number:  PLN 2016-00111 
 
3. Lead Agency Name and Address:  County of San Mateo Planning and Building Department, 

455 County Center, 2nd Floor, Redwood City, CA  94063 
 
4. Contact Person and Phone Number:  Summer Burlison, Project Planner; 650/363-1815 or 

sburlison@smcgov.org  
 
5. Project Location:  Bear Gulch Road, unincorporated Woodside 
 
6. Assessor’s Parcel Number and Size of Parcel:  072-240-230, 5.06 acres 
 
7. Project Sponsor’s Name and Address:  Jane Jian, The Gfl Group Inc., 155 Canyon Road, 

Portola Valley, CA  94028 
 
8. Name of Person Undertaking the Project or Receiving the Project Approval (if different 

from Project Sponsor):  N/A 
 
9. General Plan Designation:  Open Space 
 
10. Zoning:  Resource Management (RM) 
 
11. Description of the Project:  

The applicant is seeking amendments to the Resource Management Permit and Grading 
Permit approvals issued on April 18, 2019 for a new single-family residence with accessory 
dwelling unit and ancillary improvements on a legal undeveloped 5-acre parcel on Bear Gulch 
Road in the unincorporated area of Woodside.  The Project Amendment includes increasing 
square footages of the residence and basement by a total of 4,458 sq. ft. (including 2,210 sq. 
ft. and 2,248 sq. ft. respectively), removal of 8 additional trees, and an additional 1,745 cubic 
yards (c.y.) of grading (including 1,225 c.y. of cut and 520 c.y. of fill).  The residence will be 
reoriented from the previous approval but will remain in generally the same location on the 
property.  The previously approved detached three-car garage is proposed to be attached to 
the main residence and the previously approved attached two-story accessory dwelling unit will 
be slightly reduced in size from 1,603 sq. ft. to 1,476 sq. ft. and is proposed to be detached 
from the main residence.  Additionally, landscape site improvements are proposed in front of 
the residence, including pathways and landscape ponds.   
Previous 2019 Project Amendment 

On April 18, 2019, the applicant obtained ZHO approval for amendments to the RM Permit, 
Use Permit, and Grading Permit for modifications to the Zoning Hearing Officer’s May 18, 2017 

mailto:sburlison@smcgov.org
mailto:sburlison@smcgov.org
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project approval.  The proposed modifications included an increase in square footage of the 
two-story residence to 7,911 sq. ft.; the addition of a subgrade 2,770 sq. ft. habitable 
basement; modification of the three-car garage to be constructed as a detached 789 sq. ft. 
building on the east side of the residence with an office mezzanine above the ground floor of 
the garage; and an increase in the size of the pool house to 574 sq. ft. in size.  Additionally, the 
second unit floor area was approved to increase 103 sq. ft. for a new total of 1,603 sq. ft.  The 
proposed basement increased grading to 110 cubic yards (c.y.) of excavation for a new total of 
1,260 c.y. (including 900 c.y. of cut and 360 c.y. of fill).  The proposed site modifications 
increased the number of trees approved for removal to thirty (30) trees including Douglas fir, 
coast live oak1, and Pacific madrone trees ranging in size from 4 inches diameter at breast 
height (dbh) to 36 inches dbh, of which twelve (12) require a permit to be removed due to their 
size. 
Original 2017 Approval 

On May 18, 2017, the Zoning Hearing Officer certified the Mitigated Negative Declaration, and 
approved an RM Permit, Use Permit, and Grading Permit for the construction of a new 6,639 
sq. ft. two-story single-family residence with an attached 874 sq. ft. three-car garage.  The 
project approval also included an attached two-story second unit (1,500 sq. ft.), a detached 
127 sq. ft. pool house, a pool and hot tub, and an outdoor kitchen/BBQ area.  Landscaping, 
drainage, and a septic system were also approved to serve the development.  A total of 1,150 
cubic yards (c.y.) of grading, including 790 c.y. of cut and 360 c.y. of fill, were approved for a 
new driveway, building crawl spaces, and patio area; and the removal of twenty-eight (28) 
trees including Douglas fir, coast live oak, and Pacific madrone trees ranging in size from 4 
inches diameter at breast height (dbh) to 36 inches dbh, of which seventeen (17) require a 
permit to remove due to their size.  A Use Permit was approved to exceed the maximum 
allowed size (1,200 sq. ft.) for a second unit. 
 

12. Surrounding Land Uses and Setting:  The 5-acre project parcel is located approximately 0.6 
miles east of Skyline Boulevard, (State Route 35).  The surrounding area consists of individual 
privately-owned 5 – 20-acre parcels, including the subject parcel, located along a ridgeline of 
the northern end of the Santa Cruz Mountains.  The area consists of moderate to steep slopes 
and dense tree coverage.  The parcels are served by Bear Gulch Road, a privately maintained 
rural roadway that is accessible from Woodside Road (State Route 84).  The project parcel is 
bounded to the south by Bear Gulch Road, and to the north, east, and west by privately-owned 
rural properties of similar size.  The properties to the east and west are developed with single-
family residences.   

 
13. Other Public Agencies Whose Approval is Required:  None 
 
14. Have California Native American tribes traditionally and culturally affiliated with 

the project area requested consultation pursuant to Public Resources Code 
Section 21080.3.1?  If so, is there a plan for consultation that includes, for example, the 
determination of significance of impacts to tribal cultural resources, procedures 
regarding confidentiality, etc.?:  No 

 
   

                                                           
1 This Addendum corrects all previously cited coast live oak tree species to canyon live oaks.  
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED 
 
The environmental factors checked below would be potentially affected by this project, involving at 
least one impact that is a “Potentially Significant Impact” or “Significant Unless Mitigated” as indicated 
by the checklist on the following pages. 
 
 
X Aesthetics  Energy   Public Services  

 Agricultural and Forest 
Resources 

 Hazards and Hazardous 
Materials  

 Recreation  

X Air Quality X Hydrology/Water Quality   Transportation  

X Biological Resources  Land Use/Planning  X Tribal Cultural Resources 

X Climate Change   Mineral Resources   Utilities/Service Systems  

X Cultural Resources   Noise   Wildfire 

X Geology/Soils  Population/Housing  Mandatory Findings of 
Significance 

 
 
EVALUATION OF ENVIRONMENTAL IMPACTS 
 
1. A brief explanation is required for all answers except “No Impact” answers that are adequately 

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

 
2. All answers must take account of the whole action involved, including off-site as well as on-

site, cumulative as well as project-level, indirect as well as direct, and construction as well as 
operational impacts. 

 
3. Once the lead agency has determined that a particular physical impact may occur, then the 

checklist answers must indicate whether the impact is potentially significant, less than 
significant with mitigation, or less than significant.  “Potentially Significant Impact” is appro-
priate if there is substantial evidence that an effect may be significant.  If there are one or more 
“Potentially Significant Impact” entries when the determination is made, an Environmental 
Impact Report (EIR) is required. 

 
4. “Negative Declaration:  Less Than Significant with Mitigation Incorporated” applies where the 

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

 
5. Earlier analyses may be used where, pursuant to the tiering, program EIR, or other California 

Environmental Quality Act (CEQA) process, an effect has been adequately analyzed in an 
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earlier EIR or negative declaration (Section 15063(c)(3)(D)).  In this case, a brief discussion 
should identify the following: 

 
 a. Earlier Analysis Used.  Identify and state where they are available for review. 
 
 b. Impacts Adequately Addressed.  Identify which effects from the above checklist were 

within the scope of and adequately analyzed in an earlier document pursuant to 
applicable legal standards, and state whether such effects were addressed by mitigation 
measures based on the earlier analysis. 

 
 c. Mitigation Measures.  For effects that are “Less Than Significant with Mitigation 

Measures Incorporated,” describe the mitigation measures which were incorporated or 
refined from the earlier document and the extent to which they address site-specific 
conditions for the project. 

 
6. Lead agencies are encouraged to incorporate into the checklist references to information 

sources for potential impacts (e.g., general plans, zoning ordinances).  Reference to a 
previously prepared or outside document should, where appropriate, include a reference to the 
page or pages where the statement is substantiated. 

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

discussion. 
 
 

1. AESTHETICS.  Except as provided in Public Resources Code Section 21099, would the 
project: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

1.a. Have a substantial adverse effect on a 
scenic vista, views from existing residen-
tial areas, public lands, water bodies, or 
roads? 

  X  

Discussion:  The project parcel is located on a ridgeline of the northern end of the Santa Cruz 
Mountains.  The parcel fronts Bear Gulch Road with a moderate slope uphill to the only relatively flat 
area of the 5-acre parcel.  The sloped frontage, similar to the majority of the parcel, consists of fairly 
dense, mature tree coverage.  The relatively flat project site area is surrounded by moderate 
downslopes to the east, west, and south, and a steeper downslope to the north.  The center of the 
project site area is relatively clear of trees and vegetation.  Existing residential development to the 
east and west are minimally visible from the project site through intervening mature tree canopy.  A 
new driveway will be constructed from the parcel’s frontage on Bear Gulch Road up to the project 
site area.  Existing topography and trees in this area will help screen the driveway and uphill 
residential development from the roadway.  The nearest water bodies are Alambique Creek located 
downhill in a canyon on the south side of Bear Gulch Road and Bear Gulch Creek located downhill 
in a canyon north of the project site, approximately 0.3 miles away.  Bear Gulch Creek runs through 
undeveloped rural property owned by the California Water Service Company.  The parcel’s location, 
topography, and extent of tree coverage will minimize any visual impacts from the project to the 
surrounding area. 
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The Project Amendment includes expanding and reorienting the proposed development; however, 
the amended development is in the same general area of the 5-acre property as the previously 
approved proposal.  Furthermore, the Project Amendment is designed to set into the sloped terrain 
more than the previously approved design and therefore results in a slightly lower profile such that 
impacts are similar or slightly less than the previously approved project.  No new adverse impacts 
are introduced by the Project Amendment and no mitigation is required; therefore, in accordance 
with CEQA Guidelines Section 15164, only an Addendum is necessary.  
Source:  Amended Project Plans; Project Location. 

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

  X  

Discussion:  The revised project proposes to remove 30 trees in and around the immediate project 
area in order to accommodate the proposed development.  Tree removal consists of 3 Douglas fir 
(ranging from 9 inches to 24 inches dbh), 20 coast live oak (ranging in size from 11 inches to 
36 inches dbh), and 7 Pacific madrone (ranging in size from 4 inches to 19 inches dbh).  As 
mentioned, proposed tree removal will be limited to the immediate project area and to that 
necessary to construct the project.  Given the extent of mature trees on the 5-acre parcel and 
surrounding area, the proposed removals will not cause significant damage to scenic resources as 
the removals will be localized to the interior of the parcel in the immediate area of the project site.  
See also staff’s discussion in Section 4.e below. 
The Project Amendment proposes to remove 8 more trees in and around the immediate project area 
than the previously approved project analyzed above, for a new total of 38 trees, in order to 
accommodate the proposed development.  The total tree removal under the current Project 
Amedment consists of 9 Douglas fir (ranging from 9 inches to 27 inches dbh), 23 canyon live oak 
(ranging in size from 11 inches to 36 inches dbh), and 6 Pacific madrone (ranging in size from 4 
inches to 28 inches dbh).  The additional tree removal will be limited to the immediate project area 
and to that necessary to construct the Project Amendment.  Given the extent of mature trees on the 
5-acre parcel and surrounding area, the additional removals will not cause additional significant 
damage to scenic resources as the removals will still be localized to the interior of the parcel in the 
immediate area of the project site.  See also staff’s discussion in Section 4.e below.   
The additional tree removal does not introduce new significant impacts that would require mitigation; 
therefore, in accordance with CEQA Guidelines Section 15164, only an Addendum is necessary. 
Source:  Amended Project Plans; Project Location. 

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

  X  
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Discussion:  The project parcel is located on a ridgeline of the northern end of the Santa Cruz 
Mountains.  The parcel is minimally visible from the immediate residential properties to the east and 
west through intervening tree canopy, which is proposed to remain.  Due to the parcel’s topography 
and tree coverage, the project site would be minimally visible from Bear Gulch Road, which is a 
private rural road serving rural residential developments in the area.  While the majority of the 5-acre 
parcel consists of dense tree coverage, the relatively flat building site area is relatively absent of 
dense tree coverage.  There is an opening in the perimeter canopy coverage of the building site, at 
the rear of the building site (north side), that provides a private overlook to the lower undeveloped 
lands to the north of the parcel owned by California Water Service Company.  Due to the significant 
drop in elevation and distance from California Water Service Company land or beyond, the proposed 
project may be minimally visible from far distances.  The project proposes to use earth toned colors 
to help minimize any visual impacts to the rural area. 
The project site area is relatively flat; however, 1,260 cubic yards (c.y.) of grading is proposed, 
including 900 c.y. of cut to construct a new driveway, crawl spaces, and basement for the residence, 
and 360 c.y. of fill to create outdoor patio space.  Except for a new driveway, the crawl spaces and 
basement excavation will be subgrade.  The proposed grading is the minimum necessary to 
implement the project and would not significantly alter topography or ground surface relief features. 
The Project Amendment includes an additional 1,745 cubic yards (c.y.) of grading, including 1,225 
c.y. of cut to construct a new driveway and basement for the residence, and 520 c.y. of fill for crawl 
space and driveway.  The increased grading is to expand the lower levels of the residence and to fit 
development into the rear sloping topography of the property to reduce visual impacts.  The 
proposed grading is the minimum necessary to implement the project and would not significantly 
alter topography or ground surface relief features.  The additional grading would not introduce new 
significant impacts that would require mitigation; therefore, in accordance with CEQA Guidelines 
Section 15164, only an Addendum is necessary.  
Source:  Amended Project Plans; Project Location. 

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

 X   

Discussion:  The majority of the project will be screened from surrounding views by topography, 
tree coverage, and distance of the development to neighboring properties and roadways.  However, 
new light sources and glare from the proposed development has the potential to generate adverse 
impacts on day and nighttime views along the rear side of the development where the tree canopy 
opens up to the lower distant region.  The rear yard is proposed to include substantial outdoor 
usable space including a pool and spa, outdoor kitchen/BBQ area, and patios.  The following 
mitigation measures are recommended to minimize any adverse daytime or nighttime view impacts 
from light or glare that the project may introduce to the area: 
Mitigation Measure 1:  All proposed lighting (interior and exterior) shall be designed and located so 
as to confine direct rays to the subject property and prevent glare in the surrounding area.  
Manufacturer cut sheets for any exterior light fixtures shall be submitted for review and approval 
prior to the issuance of a building permit.  All exterior fixtures shall be rated dark-sky compliant and 
designed to minimize light pollution beyond the confines of the subject premises. 
Mitigation Measure 2:  Final finishes of all exterior materials and/or colors, including glass windows 
and/or panels, shall be non-reflective. 
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The Project Amendment does not introduce any new adverse impacts or require additional 
mitigations; therefore, in accordance with CEQA Guidelines Section 15164, only an Addendum is 
necessary. 
Source:  Amended Project Plans; Project Location. 

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

   X 

Discussion:  The parcel is not located within, or adjacent to, a designated Scenic Highway or State 
or County Scenic Corridor.  The parcel is approximately 0.37 miles east of the nearest scenic 
corridor (i.e., Skyline State Scenic Corridor).   
The Project Amendment does not change the above analysis; therefore, in accordance with CEQA 
Guidelines Section 15164, only an Addendum is necessary. 
Source:  San Mateo County General Plan, Scenic Corridors Map. 

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

   X 

Discussion:  The parcel is not located within a Design Review District. 
The Project Amendment does not change the above analysis; therefore, in accordance with CEQA 
Guidelines Section 15164, only an Addendum is necessary. 
Source:  San Mateo County Zoning Map. 

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

 X   

Discussion:  See staff’s discussion in Section 1.a. – 1.d. above.  
The Project Amendment does not introduce any new adverse impacts or require additional 
mitigations beyond those mitigation measures (1 and 2) already approved and identified above; 
therefore, in accordance with CEQA Guidelines Section 15164, only an Addendum is necessary. 
Source:  Amended Project Plans; Project Location. 

 

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

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

2.a. For lands outside the Coastal Zone, 
convert Prime Farmland, Unique 
Farmland, or Farmland of Statewide 
Importance (Farmland) as shown on the 
maps prepared pursuant to the Farmland 
Mapping and Monitoring Program of the 
California Resources Agency, to non-
agricultural use? 

   X 

Discussion:  According to the California Department of Conservation Farmland Mapping and 
Monitoring Program, the project site is designated “Other Land” and therefore is not Prime 
Farmland, Unique Farmland, or Farmland of Statewide Importance.  
The Project Amendment does not change the above analysis; therefore, in accordance with CEQA 
Guidelines Section 15164, only an Addendum is necessary. 
Source:  California Department of Conservation, Farmland Mapping and Monitoring Program Map. 

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

   X 

Discussion:  The project parcel is zoned Resource Management (RM), which permits agricultural 
and residential uses.  Furthermore, the parcel is not protected by an existing Open Space Easement 
or Williamson Act contract. 
The Project Amendment does not change the above analysis; therefore, in accordance with CEQA 
Guidelines Section 15164, only an Addendum is necessary. 
Source:  San Mateo County Zoning Regulations; San Mateo County Agricultural Preserves Map; 
Amended Project Plans. 

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

   X 

Discussion:  The project parcel is not located in an area identified as Farmland or suitable for 
agricultural activities.  Furthermore, the project parcel is not considered forestland pursuant to Public 
Resources Code Section 12220(g) which defines forestland as land that can support 10% native 
tree cover of any species and that allows for management of one or more forest resources. The 
project site is an undeveloped, privately-owned 5-acre parcel surrounded by similarly sized 
residentially developed rural properties.   
The Project Amendment does not change the above analysis; therefore, in accordance with CEQA 
Guidelines Section 15164, only an Addendum is necessary. 
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Source:  California Department of Conservation, Farmland Mapping and Monitoring Program Map 
(2017); Public Resources Code Section 12220(g); Project Location. 

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

   X 

Discussion:  The project parcel is not located within the Coastal Zone. 
The Project Amendment does not change the above analysis; therefore, in accordance with CEQA 
Guidelines Section 15164, only an Addendum is necessary. 
Source:  Project Location. 

2.e. Result in damage to soil capability or 
loss of agricultural land? 

   X 

Discussion:  The project parcel is not located in an area with productive soil resources with timber 
or agricultural capabilities, based on the San Mateo County General Plan Productive Soil Resources 
Map. 
The Project Amendment does not change the above analysis; therefore, in accordance with CEQA 
Guidelines Section 15164, only an Addendum is necessary. 
Source:  San Mateo County General Plan, Productive Soil Resources Map. 

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

   X 

Discussion:  The property is zoned Resource Management (RM).  Residential uses are allowed in 
the RM Zoning District subject to an RM permit, which the applicant is seeking as part of the subject 
project.  No proposed zoning changes are included as part of this project. 
The Project Amendment does not change the above analysis; therefore, in accordance with CEQA 
Guidelines Section 15164, only an Addendum is necessary. 
Source:  San Mateo County Zoning Regulations; Amended Project Plans. 

 

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

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

3.a. Conflict with or obstruct implementation 
of the applicable air quality plan? 

  X  

Discussion:  The Bay Area 2017 Clean Air Plan (CAP), developed by the Bay Area Air Quality 
Management District (BAAQMD), is the current regulating air quality plan for San Mateo County.  
The CAP was created to improve Bay Area air quality and to protect public health and the climate. 
The project will not conflict with or obstruct the implementation of the BAAQMD’s 2017 CAP.  
During project implementation, air emissions would be generated from site grading, equipment, 
and work vehicles; however, any such grading-related emissions would be temporary and 
localized.  Once constructed, use of the development as a single-family residence would have 
minimal impacts to the air quality standards set forth for the region by the BAAQMD. 
The Project Amendment does not change the above analysis; therefore, in accordance with 
CEQA Guidelines Section 15164, only an Addendum is necessary. 
Source:  BAAQMD 2017 Clean Air Plan; Amended Project Plans. 

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

 X   

Discussion:  The San Francisco Bay Area is in non-attainment for ozone and particulate 
matter (PM), including PM 10 (state status) and PM 2.5 (state status), including the 24-hour 
PM 2.5 national standard.  Therefore, any increase in these criteria pollutants is significant.  
Implementation of the project will generate temporary increases in these criteria pollutants due to 
construction vehicle emissions and dust generated from earthwork activities.   
The BAAQMD provides preliminary screening criteria in their 2017 BAAQMD CEQA Guidelines 
to indicate whether a project would result in the generation of construction-related criteria air-
pollutants and/or precursors that exceed defined thresholds of significance.  The proposed 
project, with the basic construction mitigation control measures below, meets the screening 
criteria indicating a less than significant impact for construction-related activities.  Furthermore, 
Section 2-1-113 (Exemption, Sources and Operations) of the BAAQMD General Requirements 
exempts sources of air pollution associated with the construction of a single-family residence used 
solely for residential purposes, as well as road construction, from obtaining an Authority to 
Construct or Permit to Operate. 
Mitigation Measure 3 below will minimize increases in non-attainment criteria pollutants generated 
from project construction to a less than significant level.  Furthermore, the California Air 
Resources Board (CARB) provides regulation over vehicles of residents in the State of California, 
including the operation of any vehicles that would be associated with the proposed single-family 
residence, to ensure vehicle operating emissions are minimized in the effort towards reaching 
attainment for Ozone, among other goals.  The current project amendment is not expected to 
generate a significant change to this conclusion. 
Mitigation Measure 3:  The applicant shall submit a plan to the Planning and Building 
Department prior to the issuance of any grading “hard card” that, at a minimum, includes the 
“Basic Construction Mitigation Measures” as listed in Table 8-2 of the BAAQMD CEQA Guidelines 
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(May 2017).  These measures shall be implemented prior to beginning any ground disturbance 
and shall be maintained for the duration of the project activities: 
a. All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, and 

unpaved access road) shall be watered two times per day. 
b. All haul trucks transporting soil, sand, or other loose material off-site shall be covered. 
c. All visible mud or dirt track-out onto adjacent paved roads shall be removed using wet power 

vacuum street sweepers at least once per day.  The use of dry power sweeping is 
prohibited. 

d. All vehicle speeds on unpaved roads shall be limited to 15 miles per hour. 
e. 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 [CCR]).  
Clear signage shall be provided for construction workers at all access points. 

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

g. Post a publicly visible sign with the telephone number and person to contact at the 
County regarding dust complaints.  This person shall respond and take corrective action 
within 48 hours.  The Bay Area Air Quality Management District’s phone number shall also 
be visible to ensure compliance with applicable regulations.  

The Project Amendment does not introduce any new impacts or cause need for additional 
mitigations; therefore, in accordance with CEQA Guidelines Section 15164, only an Addendum is 
necessary. 
Source:  BAAQMD CEQA Guidelines, May 2017; BAAQMD 2017 Clean Air Plan; Amended 
Project Plans. 

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

 X   

Discussion:  Any pollutant emissions generated from the project will primarily be temporary in 
nature.  The project site is in a rural area with few sensitive receptors (i.e., single-family 
residences) located within the nearby project vicinity.  Additionally, the surrounding tree canopy 
and vegetation will help to insulate the project area from nearby sensitive receptors.  Furthermore, 
Mitigation Measure 3 will minimize any potential significant exposure to nearby sensitive receptors 
to a less than significant level. 
The Project Amendment does not introduce any new impacts or cause need for additional 
mitigations; therefore, in accordance with CEQA Guidelines Section 15164, only an Addendum is 
necessary. 
Source:  Amended Project Plans; Project Location. 

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

  X  
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Discussion:  The project proposes development of a single-family residence on a 5-acre parcel in 
a rural area of the unincorporated County and therefore, will not generate other emissions that 
could affect a significant number of people. 
The Project Amendment does not introduce any new impacts or require mitigation; therefore, in 
accordance with CEQA Guidelines Section 15164, only an Addendum is necessary. 
Source:  Amended Project Plans; Project Location. 

 

4. BIOLOGICAL RESOURCES.  Would the project: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

4.a. Have a substantial adverse effect, either 
directly or through habitat modifications, 
on any species identified as a candidate, 
sensitive, or special status species in 
local or regional plans, policies, or 
regulations, or by the California Depart-
ment of Fish and Wildlife or U.S. Fish 
and Wildlife Service or National Marine 
Fisheries Service? 

   X 

Discussion:  According to review of the California Natural Diversity Database (CNDDB), there are 
no special-status plant or animal species identified on the project site or within the immediate vicinity 
of the project site.  Furthermore, the nearest mapped sensitive habitat identified on the County’s 
General Plan Sensitive Habitats Map is riparian habitat along Alambique Creek, which runs along a 
canyon south of Bear Gulch Road.  Since the project site is located uphill, on the north side of Bear 
Gulch Road, the project will not have any impacts on this mapped riparian habitat. 
The Project Amendment does not introduce any new impacts or require mitigation; therefore, in 
accordance with CEQA Guidelines Section 15164, only an Addendum is necessary. 
Source:  California Natural Diversity Database; San Mateo County General Plan, Sensitive Habitats 
Map. 

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

   X 

Discussion:  There are no riparian habitats or other sensitive natural communities located on the 
project site.  See staff’s discussion in Section 4.a. above. 
The Project Amendment does not introduce any new impacts or require mitigation; therefore, in 
accordance with CEQA Guidelines Section 15164, only an Addendum is necessary.  
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Source:  San Mateo County General Plan, Sensitive Habitats Map; Amended Project Plans; Site 
Visit, 2017. 

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

   X 

Discussion:  There are no wetlands located within the project area. 
The Project Amendment does not change the above analysis; therefore, in accordance with CEQA 
Guidelines Section 15164, only an Addendum is necessary. 
Source:  U.S. Fish and Wildlife Service, Wetland Mapper V2 (2017). 

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

   X 

Discussion:  See staff’s discussion in Section 4.a. above. 
The Project Amendment does not introduce any new impacts or require mitigation; therefore, in 
accordance with CEQA Guidelines Section 15164, only an Addendum is necessary. 
Source:  See sources referenced in Section 4.a. above. 

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

 X   

Discussion:  The project proposes to remove 30 trees consisting of 3 Douglas fir (9 inches, 
12 inches, and 22 inches dbh ), 20 coast live oaks (ranging in size from 11 inches dbh to 36 inches 
dbh), and 7 Pacific madrones (ranging in size from 4 inches to 19 inches dbh).  The trees proposed 
for removal are the minimum necessary to accommodate the proposed development as these trees 
are within the footprint of proposed development (including building, driveway, and utilities).  The 
Development Review Criteria of the Resource Management (RM) District Regulations prohibits the 
removal of trees with a trunk circumference of more than 55 inches measured at 4.5 feet above the 
average surface of the ground (or more than 17.5 inches dbh), except as may be required for 
development permitted under the Zoning Regulations, among other reasons.  The RM District allows 
single-family residences subject to the issuance of an RM permit.  Of the 30 trees proposed for 
removal, 12 are of a size falling under regulation by the RM District Development Review Criteria 
and therefore, require an RM Permit for which the applicant is seeking.  As mentioned, removal of 
these trees are necessary to accommodate the proposed single-family residential development.  No 
trees proposed for removal are considered heritage trees by definition (Section 11,050(g)) under the 
County’s Heritage Tree Ordinance.  Replacement tree plantings shall be provided at a 1:1 ratio of 
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15-gallon (minimum) sized trees of native species for the regulated trees proposed for removal.  
Furthermore, any regulated oak trees removed shall be replaced with the same species.  
The Project Amendment proposes to remove 38 trees, an overall increase of 8 trees than previously 
approved.  The 38 trees proposed for removal include 9 Douglas fir (ranging from 9 inches to 27 
inches dbh), 23 canyon live oak (ranging in size from 11 inches to 36 inches dbh), and 6 Pacific 
madrone (ranging in size from 4 inches to 28 inches dbh).  The additional trees proposed for 
removal will allow the proposed development to be reoriented and slightly shifted to increase the 
development footprint while minimizing impacts.  Of the 38 trees proposed for removal, 19 are of a 
size falling under regulation by the RM District Development Review Criteria and therefore, require 
an RM Permit for which the applicant is seeking.  As mentioned, removal of these trees are 
necessary to accommodate the proposed single-family residential development.  Three (3) of the 19 
regulated trees (2 canyon live oak and 1 Pacific madrone) proposed for removal are considered 
heritage trees based on an estimated size of these multi-trunk trees and per definition (Section 
11,050(g)) under the County’s Heritage Tree Ordinance.  Replacement tree plantings shall be 
provided at a 1:1 ratio of 15-gallon (minimum) sized trees of native species for the regulated trees 
proposed for removal.  Furthermore, any regulated oak trees removed shall be replaced with the 
same species. No additional or new mitigation is required.  
Mitigation Measure 4:  All regulated trees proposed for removal shall be replaced at a 1:1 ratio, 
minimum 15-gallon size stock.  Any regulate oak tree removal shall be replaced with the same 
species.  All proposed replacement trees shall be shown on a Tree Replanting Plan or Landscape 
Plan and shall include species, size and location.  The Plan shall be submitted to the County 
Planning and Building Department for review and approval as part of the building permit plan sets. 
Source:  Amended Project Plans; San Mateo County Zoning Regulations; San Mateo County 
Significant Tree Ordinance; San Mateo County Heritage Tree Ordinance. 

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

   X 

Discussion:  There are no adopted Habitat Conservation Plans, Natural Conservation Community 
Plans or other approved local, regional, or State habitat conservation plans for the project site. 
The Project Amendment does not introduce any new impacts or require mitigation; therefore, in 
accordance with CEQA Guidelines Section 15164, only an Addendum is necessary. 
Source:  California Department of Fish and Wildlife, Habitat Conservation Planning, California 
Regional Conservation Plans Map. 

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

   X 

Discussion:  The project site is not located inside or within 200 feet of a marine or wildlife reserve. 
The Project Amendment does not change the above analysis; therefore, in accordance with CEQA 
Guidelines Section 15164, only an Addendum is necessary. 
Source:  U.S. Fish and Wildlife Services, National Wildlife Refuge System Locator. 

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

  X  
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Discussion:  State Senate Concurrent Resolution No. 17 requires state agencies to preserve and 
protect native oak woodlands containing Blue, Engleman, Valley, or Coast Live Oak trees to the 
maximum extent feasible or provide replacement plantings when oak woodlands are removed.  For 
the purposes of the measure, “oak woodlands” means a five-acre circular area containing five or 
more oak trees per acre.  The project area is smaller than the defined five-acre circular area under 
the State Senate Resolution and contains Douglas fir, canyon live oak and Pacific madrone trees.   
Specifically, the project amendment proposes to remove non-timber woodlands consisting of a total 
of 38 trees of which 17 require a permit to remove due to their size (17.5 inches dbh or greater), and 
23 being of canyon live oak species.  Replacement plantings are required for the regulated trees 
proposed for removal, including replacement of oak trees with oak trees.  See staff’s discussion in 
Section 4.e above. 
Source:  State Senate Concurrent Resolution No. 17, Project Plans.  

 

5. CULTURAL RESOURCES.  Would the project: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

5.a. Cause a substantial adverse change in 
the significance of a historical resource 
pursuant to Section 15064.5? 

   X 

Discussion:  According to a cultural resources survey report prepared by SWCA, the project site 
does not contain any historical resources. 
The Project Amendment does not change the above analysis; therefore, in accordance with CEQA 
Guidelines Section 15164, only an Addendum is necessary. 
Source:  Cultural Resources Survey Report prepared by SWCA Environmental Consultants, dated 
July 2016. 

5.b. Cause a substantial adverse change in 
the significance of an archaeological 
resource pursuant to CEQA Section 
15064.5? 

 X   

Discussion:  A cultural resources survey report prepared by SWCA indicates that while unlikely, 
there is a possibility that buried or obscured archaeological resources may be encountered during 
construction.  Therefore, the following mitigation measure is recommended: 
Mitigation Measure 5:  In the event that archaeological resources are inadvertently discovered 
during construction, work in the immediate vicinity (within 25 feet) of the find must stop until a 
qualified archaeologist can evaluate the significance of the find.  Construction activities may 
continue in other areas beyond the 25-foot stop work area.  A qualified archaeologist is defined as 
someone who meets the Secretary of the Interior’s Professional Qualifications Standards in 
archaeology.  The Current Planning Section shall be notified of such findings, and no additional work 
shall be done in the stop work area until the archaeologist has recommended appropriate measures, 
and those measures have been approved by the Current Planning Section and implemented. 
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The Project Amendment does not introduce any new impacts or require mitigation; therefore, in 
accordance with CEQA Guidelines Section 15164, only an Addendum is necessary  
Source:  Cultural Resources Survey Report prepared by SWCA Environmental Consultants, dated 
July 2016. 

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

 X   

Discussion:  There is a possibility for the discovery of human remains during ground disturbance 
and/or construction related activities.  Therefore, the following mitigation measure is recommended: 
Mitigation Measure 6:  Should any human remains be discovered during construction, all ground 
disturbing work shall cease and the County Coroner be immediately notified, pursuant to Section 
7050.5 of the State of California Health and Safety Code.  Work must stop until the County Coroner 
can make a determination of origin and disposition of the remains pursuant to California Public 
Resources Code Section 5097.98.  If the County Coroner determines the remains to be Native 
American, the Native American Heritage Commission shall be contacted within 24 hours.  A qualified 
archaeologist, in consultation with the Native American Heritage Commission, shall recommend 
subsequent measures for disposition of the remains. 
The Project Amendment does not introduce any new impacts or require mitigation; therefore, in 
accordance with CEQA Guidelines Section 15164, only an Addendum is necessary 
Source:  Cultural Resources Survey Report prepared by SWCA Environmental Consultants, dated 
July 2016. 

 

6. ENERGY.  Would the project: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

6.a. Result in potentially significant 
environmental impact due to wasteful, 
inefficient, or unnecessary consumption 
of energy resources, during project 
construction or operation? 

  X  

Discussion:  Energy conservation standards for new residential buildings were adopted by the 
California Energy Resources Conservation and Development Commission (now the California 
Energy Commission) in June 1977 and are updated every 3 years (Title 24, Part 6, of the California 
Code of Regulations).  Title 24 requires the design of building shells and building components to 
conserve energy.  The standards are updated periodically to allow for consideration and possible 
incorporation of new energy efficiency technologies and methods.  Building permit applications are 
subject to the most current standards.  The project would also be required adhere to the provisions 
of CALGreen, which establishes planning and design standards for sustainable site development, 
energy efficiency (in excess of the California Energy Code requirements), water conservation, 
material conservation, and internal air contaminants. 
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Construction 
The construction of the project would require the consumption of nonrenewable energy resources, 
primarily in the form of fossil fuels (e.g., fuel oil, natural gas, and gasoline) for automobiles 
(transportation) and construction equipment.  Transportation energy use during construction would 
come from the transport and use of construction equipment, delivery vehicles and haul trucks, and 
construction employee vehicles that would use diesel fuel and/or gasoline.  The use of energy 
resources by these vehicles would fluctuate according to the phase of construction and would be 
temporary and would not require expanded energy supplies or the construction of new infrastructure. 
Most construction equipment during grading would be gas-powered or diesel powered, and the later 
construction phases would require electricity-powered equipment. 
Operation 
During operations, project energy consumption would be associated with resident and visitor vehicle 
trips and delivery trucks.  The project is a residential development project served by existing road 
infrastructure.  Pacific Gas and Electric (PG&E) provides electricity to the project area.  Due to the 
proposed construction of a single-family residence, project implementation would result in a 
permanent increase in electricity over existing conditions.  However, such an increase to serve a 
single-family residence would represent an insignificant percent increase compared to overall 
demand in PG&E’s service area.  The nominal increased demand is expected to be adequately 
served by the existing PG&E electrical facilities and the projected electrical demand would not 
significantly impact PG&E’s level of service.  It is expected that nonrenewable energy resources 
would be used efficiently during operation and construction of the project given the financial 
implication of the inefficient use of such resources.  As such, the proposed project would not result in 
wasteful, inefficient, or unnecessary consumption of energy resources.  Impacts are less than 
significant, and no mitigation is required. 
The Project Amendment does not introduce any new impacts or require mitigation. 
Source:  California Building Code, California Energy Commission, Amended Project Plans.  

6.b. Conflict with or obstruct a state or local 
plan for renewable energy or energy 
efficiency.  

   X 

Discussion:  The project design and operation would comply with State Building Energy Efficiency 
Standards, appliance efficiency regulations, and green building standards.  Therefore, the project 
does not conflict with or obstruct state or local renewable energy plans and would not have a 
significant impact.  Furthermore, the development would not cause inefficient, wasteful and 
unnecessary energy consumption. 
The Project Amendment does not introduce any new impacts or require mitigation. 
Source:  Amended Project Plans. 

 

7. GEOLOGY AND SOILS.  Would the project: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

7.a. Directly or indirectly cause potential 
substantial adverse effects, including the 
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risk of loss, injury, or death involving the 
following, or create a situation that 
results in: 

 i. Rupture of a known earthquake fault, 
as delineated on the most recent 
Alquist-Priolo Earthquake Fault 
Zoning Map issued by the State 
Geologist for the area or based on 
other substantial evidence of a 
known fault? 

 Note:  Refer to Division of Mines and Geology 
Special Publication 42 and the County 
Geotechnical Hazards Synthesis Map. 

   X 

Discussion:  The project site is not located in an Alquist-Priolo Earthquake Fault Zone or special 
study area where fault rupture is likely to occur. 
The Project Amendment does not introduce any new impacts or require mitigation; therefore, in 
accordance with CEQA Guidelines Section 15164, only an Addendum is necessary. 
Source:  State of California, Division of Mines and Geology, Special Studies Zones Map, Woodside 
Quadrangle, July 1, 1974; Geotechnical Study, Sigma Prime Geosciences, Inc., September 2020. 

 ii. Strong seismic ground shaking?   X  

Discussion:  According to a geotechnical study prepared for the project by Sigma Prime 
Geosciences, Inc., the project site is located in an active seismic area with the closest active fault 
being the San Andreas fault located approximately 2.3 km east of the project site.  The project is 
required to comply with all seismic design criteria of the current California Building Code which sets 
forth the minimum load requirements for the seismic design of structures.  Therefore, no additional 
mitigation is necessary beyond current Building Code compliance. 
The Project Amendment does not introduce any new impacts or require mitigation; therefore, in 
accordance with CEQA Guidelines Section 15164, only an Addendum is necessary. 
Source:  Geotechnical Study, Sigma Prime Geosciences, Inc., September 2020. 

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

  X  

Discussion:  According to Sigma Prime Geosciences, Inc., subsurface conditions of the project 
area consist of sandstone and shale that is characterized as weathered and weak but very dense.  
Due to the density of this underlying rock, the likelihood of significant damage caused by differential 
compaction is negligible.  Additionally, loose, saturated sandy soils which are most susceptible to 
liquefaction were not encountered in the project area.  Therefore, the likelihood of liquefaction on the 
project site is negligible. 
The Project Amendment does not introduce any new impacts or require mitigation; therefore, in 
accordance with CEQA Guidelines Section 15164, only an Addendum is necessary. 
Source:  Geotechnical Study, Sigma Prime Geosciences, Inc., September 2020. 

 iv. Landslides?   X  



19 

Discussion:  The U.S. Geological Survey’s Landslide Susceptibility Map of 1972 identifies the front 
portion of the project parcel (where the driveway is proposed) as having a moderate susceptibility to 
landslides and the remaining area of the parcel, including where the building site is proposed, to 
have the highest susceptibility to landslides.  The Map clarifies that some areas may be relatively 
stable and suitable for development whereas other areas are active and causing damage to 
structures.  A geotechnical study of the project site prepared by Sigma Prime Geosciences, Inc. 
states that based on site reconnaissance and geologic map review, there are no indications that 
landslide activity will have an adverse impact on the subject site.  The steeper slope to the north of 
the building site shows no signs of historic slope instability and soils in the area are hallow and 
underlain by competent bedrock.  Therefore, Sigma Prime Geosciences, Inc., concludes that the 
likelihood of a landslide at the project site is low. 
The Project Amendment does not introduce any new impacts or require mitigation; therefore, in 
accordance with CEQA Guidelines Section 15164, only an Addendum is necessary. 
Source:  Geotechnical Study, Sigma Prime Geosciences, Inc., September 2020. 

 v. Coastal cliff/bluff instability or 
erosion? 

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

   X 

Discussion:  The project site is not located on a coastal cliff or bluff.   
The Project Amendment does not change the above analysis; therefore, in accordance with CEQA 
Guidelines Section 15164, only an Addendum is necessary. 
Source:  Project Location.  

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

 X   

Discussion:  The project proposes 1,260 cubic yards (c.y.) of grading, including 900 c.y. of cut and 
360 c.y. of fill.  Given the topography of the project site, there is a potential for erosion to occur if 
proper erosion control measures are not implemented.  The applicant has developed an erosion 
control plan that includes silt fencing around the perimeter of construction and a stabilized 
construction entrance from Bear Gulch Road, as well as other best management erosion control 
practices.  Furthermore, staff is recommending the following mitigation measures to further minimize 
erosion and run-off from the project area and ensure grading and erosion control measures are 
implemented appropriately: 
Mitigation Measure 7:  The applicant shall submit an erosion control plan in compliance with the 
County’s General Erosion and Sediment Control Plan Guidelines Checklist for review and approval 
as part of the building permit plans submittal. 
Mitigation Measure 8:  No grading shall be allowed during the wet weather season (October 1 
through April 30) to avoid increased potential soil erosion, unless the applicant applies for an 
Exception to the Winter Grading Moratorium and the Community Development Director grants the 
exception.  Exceptions will only be granted if dry weather is forecasted during scheduled grading 
operations, and the erosion control plan includes adequate winterization measures (amongst other 
determining factors). 
Mitigation Measure 9:  An Erosion Control and Tree Protection Pre-Site Inspection shall be 
conducted prior to the issuance of a grading permit “hard card” and building permit to ensure the 
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approved erosion control and tree protection measures are installed adequately prior to the start of 
ground disturbing activities. 
 
The Project Amendment proposes an additional 1,745 c.y. of grading, including an additional 1,225 
c.y. of cut to construct the driveway and an expanded basement level and 520 c.y. of fill for crawl 
space and driveway.  The additional grading is in generally the same area as the previous scope.  
No new or increased impacts are generated from the increased grading and no new or revised 
mitigations are needed; therefore, in accordance with CEQA Guidelines Section 15164, only an 
Addendum is necessary.  
Source:  Amended Project Plans; County of San Mateo Grading Ordinance; County of San Mateo 
Erosion Control and Tree Protection Requirements. 

7.c. Be located on a geologic unit or soil 
that is unstable, or that would become 
unstable as a result of the project, and 
potentially result in on- or off-site 
landslide, lateral spreading, subsidence, 
severe erosion, liquefaction or collapse? 

 X   

Discussion:  While landslide, liquefaction, lateral spreading, subsidence, and collapse are not 
identified as potentially significant impacts to the project, there is a moderate potential for significant 
erosion from project construction.  Mitigation Measures 8-10 will ensure erosion from construction 
activities is minimized. 
The Project Amendment does not introduce any new impacts or require mitigation; therefore, in 
accordance with CEQA Guidelines Section 15164, only an Addendum is necessary. 
Source:  Amended Project Plans. 

7.d. Be located on expansive soil, as defined 
in Table 18-1-B of Uniform Building 
Code, creating substantial direct or 
indirect risks to life or property? 

   X 

Discussion:  The project site is not identified as consisting of expansive soils per the geotechnical 
study completed by Sigma Prime Geosciences, Inc. 
The Project Amendment does not introduce any new impacts or require mitigation; therefore, in 
accordance with CEQA Guidelines Section 15164, only an Addendum is necessary. 
Source:  Geotechnical Study, Sigma Prime Geosciences, Inc., September 2020. 

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

   X 

Discussion:  The project has been preliminarily reviewed by the County of San Mateo 
Environmental Health Services and has received conditional approval for the location of a septic 
system capable to serve the proposed residential development. 
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The Project Amendment does not introduce any new impacts or require mitigation.  Additionally, 
Environmental Health Services has reviewed and conditionally approved the Project Amendment; 
therefore, in accordance with CEQA Guidelines Section 15164, only an Addendum is necessary. 
Source:  Amended Project Plans; County of San Mateo Environmental Health Services. 

 

7.f. Directly or indirectly destroy a unique 
paleontological resource or site or 
unique geologic feature? 

 X   

Discussion:  The project site does not consist of any known or identified unique paleontological 
resources or geological features.  Due to earthwork associated with the project, the project may 
have the potential to impact any unknown paleontological resources.  Therefore, the following 
mitigation measure is recommended to minimize any potential unearthing and impact to any 
unknown paleontological resources with the project area. 
Mitigation Measure 10:  In the event that paleontological resources are inadvertently discovered 
during construction, work in the immediate vicinity (within 25 feet) of the find must stop until a 
qualified paleontologist can evaluate the significant of the find.  The Current Planning Section shall 
be notified of such findings, and no additional work shall be done in the stop work area until the 
paleontologist has recommended appropriate measures, and those measures have been approved 
by the Current Planning Section and implemented.  
The Project Amendment does not introduce any new impacts or require mitigation; therefore, in 
accordance with CEQA Guidelines Section 15164, only an Addendum is necessary. 
Source:  Project Location; Cultural Resources Survey Report prepared by SWCA Environmental 
Consultants, dated July 2016. 

 

8. CLIMATE CHANGE.  Would the project: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

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

 X   

Discussion:  The project includes the removal of 30 trees of various species (Douglas fir, coast live 
oak, Pacific madrone) and sizes (ranging from 4 inches to 36 inches dbh) to accommodate the 
proposed development.  In context to the surrounding forested area, the removal of trees will not 
release significant amounts of GHG emissions or significantly reduce GHG sequestering in the area.  
Furthermore, new trees will be planted to replace the regulated trees proposed for removal. 
Grading and construction activities associated with the project will result in the temporary generation 
of GHG emissions primarily from construction-related vehicles and equipment.  Any such potential 
increase in GHG emission levels will be minimal and temporary.  Mitigation Measure 3 in Section 
3.b. will help ensure any such temporary emissions are minimized. 
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The project introduces a new single-family residential use to the area.  Any increase in GHG 
emissions associated with a new single-family residential use are not expected to be significant as 
residential use does not generate a high demand for traffic.  Furthermore, the project is required to 
comply with all current California Codes, including California Energy Code and all mandatory 
requirements under the California Green Building Standards Code. 
The Project Amendment proposes to remove an additional 8 trees; however, mitigation measure 4 
ensures that removed trees are replaced.  In context to the surrounding forested area, the additional 
focused tree removal will not significantly reduce GHG sequestration.  No new or increased impacts 
are generated by the Project Amendment and no further mitigation is required than already provided 
and previously approved.  
Source:  San Mateo County Energy Efficiency Climate Action Plan (EECAP); Amended Project 
Plans. 

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

  X  

Discussion:  The project does not conflict with the San Mateo County Energy Efficient Climate 
Action Plan. See staff’s discussion in Section 8.a. above. 
The Project Amendment does not introduce any new impacts or require mitigation; therefore, in 
accordance with CEQA Guidelines Section 15164, only an Addendum is necessary. 
Source:  San Mateo County Energy Efficiency Climate Action Plan (EECAP). 

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

   X 

Discussion:  The project site does not contain forestlands as defined in Public Resources Code 
Section 12220(g).  The Project Amendment does not introduce any new impacts or require 
mitigation; therefore, in accordance with CEQA Guidelines Section 15164, only an Addendum is 
necessary. 
Source:  Public Resources Code, Section 12220(g). 

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

   X 

Discussion:  The project site is located over 7.5 miles from the ocean and therefore is not located 
within the coastal zone.  The Project Amendment does not introduce any new impacts or require 
mitigation; therefore, in accordance with CEQA Guidelines Section 15164, only an Addendum is 
necessary. 
Source:  Project Location. 
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8.e. Expose people or structures to a 
significant risk of loss, injury or death 
involving sea level rise? 

   X 

Discussion:  The project site is located over 7.5 miles from the ocean.  Given the distance from the 
ocean and terrain between the project site and the ocean, the project will not generate any potential 
risk to life or structures due to sea level rise.  The Project Amendment does not introduce any new 
impacts or require mitigation; therefore, in accordance with CEQA Guidelines Section 15164, only 
an Addendum is necessary. 
Source:  Project Location.  

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

   X 

Discussion:  The project site is not located within a 100-year flood hazard area.  The Project 
Amendment does not introduce any new impacts or require mitigation; therefore, in accordance with 
CEQA Guidelines Section 15164, only an Addendum is necessary. 
Source:  Federal Emergency Management Agency, Flood Insurance Rate Map, Community Panel 
06081C0295E, effective October 16, 2012. 

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

   X 

Discussion:  The project site is not located within a 100-year flood hazard area.  The Project 
Amendment does not introduce any new impacts or require mitigation; therefore, in accordance with 
CEQA Guidelines Section 15164, only an Addendum is necessary. 
Source:  Federal Emergency Management Agency, Flood Insurance Rate Map, Community Panel 
06081C0295E, effective October 16, 2012. 

 

9. HAZARDS AND HAZARDOUS MATERIALS.  Would the project: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

9.a. Create a significant hazard to the public 
or the environment through the routine 
transport, use, or disposal of hazardous 
materials (e.g., pesticides, herbicides, 
other toxic substances, or radioactive 
material)? 

   X 
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Discussion:  The project does not involve the use, transport, or disposal of hazardous materials.  
The Project Amendment does not introduce any new impacts or require mitigation; therefore, in 
accordance with CEQA Guidelines Section 15164, only an Addendum is necessary. 
Source:  Amended Project Plans. 

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

   X 

Discussion:  See staff’s discussion in Section 9.a. above.  The Project Amendment does not 
introduce any new impacts or require mitigation; therefore, in accordance with CEQA Guidelines 
Section 15164, only an Addendum is necessary. 
Source:  Amended Project Plans. 

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

   X 

Discussion:  The project does not involve the emittance or handling of hazardous emissions.  The 
Project Amendment does not introduce any new impacts or require mitigation; therefore, in 
accordance with CEQA Guidelines Section 15164, only an Addendum is necessary. 
Source:  Amended Project Plans. 

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

   X 

Discussion:  The project site is not listed on a hazardous materials site list.  The Project 
Amendment does not change the above analysis; therefore, in accordance with CEQA Guidelines 
Section 15164, only an Addendum is necessary. 
Source:  California Department of Toxic Substances Control, Hazardous Waste and Substances 
Site List. 

9.e. For a project located within an airport 
land use plan or, where such a plan has 
not been adopted, within 2 miles of a 
public airport or public use airport, result 
in a safety hazard or excessive noise for 
people residing or working in the project 
area? 

   X 
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Discussion:  The project is not located within an airport land use plan or within 2 miles of a public 
airport.  The Project Amendment does not change the above analysis; therefore, in accordance with 
CEQA Guidelines Section 15164, only an Addendum is necessary. 
Source:  Project Location. 

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

   X 

Discussion:  The project will be located on a privately-owned parcel where all improvements will be 
located within the parcel boundaries.  A new driveway off of Bear Gulch Road will be constructed to 
serve the project; however, will be required to comply with any applicable driveway standards set 
forth by the Department of Public Works and Fire Department to ensure it will not interfere with 
emergency response services in the area.  The Project Amendment does not introduce any new 
impacts or require mitigation; therefore, in accordance with CEQA Guidelines Section 15164, only 
an Addendum is necessary. 
Source:  Amended Project Plans.   

9.g. Expose people or structures, either 
directly or indirectly, to a significant risk 
of loss, injury or death involving wildland 
fires? 

  X  

Discussion:  The project site is located within a Very High Fire Hazard Severity Zone, State 
Responsibility Area.  The project was reviewed by the Woodside Fire Protection District and 
received conditional approval subject to compliance with Chapter 7A of the California Building Code 
for ignition resistant construction and materials and acceptable slope and material for the driveway, 
among other fire prevention requirements.  No further mitigation, beyond compliance with the 
standards and requirements of the Woodside Fire Protection District, are necessary. 
The Project Amendment has been reviewed and conditionally approved by Woodside Fire Protection 
District, does not introduce any new impacts, and does not require mitigation; therefore, in 
accordance with CEQA Guidelines Section 15164, only an Addendum is necessary. 
Source:  Cal-Fire, Fire Hazard Severity Zones Maps; Woodside Fire Protection District. 

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

   X 

Discussion:  The project parcel is not located within a 100-year flood hazard area.  The Project 
Amendment does not change the above analysis; therefore, in accordance with CEQA Guidelines 
Section 15164, only an Addendum is necessary. 
Source:  Federal Emergency Management Agency, Flood Insurance Rate Map, Community Panel 
06081C0295E, effective October 16, 2012. 
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9.i. Place within an existing 100-year flood 
hazard area structures that would 
impede or redirect flood flows? 

   X 

Discussion:  See staff’s discussion in Section 9.h. above.  The Project Amendment does not 
change the above analysis; therefore, in accordance with CEQA Guidelines Section 15164, only an 
Addendum is necessary. 
Source:  See source reference in Section 9.h. above. 

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

   X 

Discussion:  The project parcel is not located in an area that would be impacted by the failure of 
a dam or levee as the project site is located in the upper hills between Skyline Boulevard (State 
Route 35) and Woodside Road (State Route 84), at a higher elevation than any levee or dam in 
San Mateo County.  Furthermore, the project parcel is not within a dam failure inundation area per 
the San Mateo County General Plan Hazards Map. 
The Project Amendment does not change the above analysis; therefore, in accordance with CEQA 
Guidelines Section 15164, only an Addendum is necessary. 
Source:  Project Location; San Mateo County General Plan, Hazards Map. 

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

   X 

Discussion:  According to the San Mateo County General Plan Hazards Map, the project parcel is 
not located in a tsunami or seiche inundation area.  Furthermore, the project parcel is not located in 
an area of high landslide susceptibility. 
The Project Amendment does not change the above analysis; therefore, in accordance with CEQA 
Guidelines Section 15164, only an Addendum is necessary. 
Source:  San Mateo County General Plan, Hazards Map. 

 

10. HYDROLOGY AND WATER QUALITY.  Would the project: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

10.a. Violate any water quality standards 
or waste discharge requirements or 
otherwise substantially degrade surface 
or ground water quality (consider water 
quality parameters such as temperature, 
dissolved oxygen, turbidity and other 
typical stormwater pollutants (e.g., heavy 
metals, pathogens, petroleum derivatives, 

 X   
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synthetic organics, sediment, nutrients, 
oxygen-demanding substances, and 
trash))? 

Discussion:  The project has the potential to generate polluted stormwater runoff during site 
grading and construction-related activities.  However, these impacts would be reduced to a less than 
significant level with the implementation of Mitigation Measures 8–10. 
The permanent project will be required to comply with the County’s Drainage Policy requiring post-
construction stormwater flows to be at, or below, pre-construction flow rates.  Additionally, the 
project must include Low Impact Development (LID) site design measures in compliance with 
Provision C.3.i of the County’s Municipal Regional Stormwater Permit as the project is a standalone 
residence that would introduce over 16,000 sq. ft. new impervious surface.  These guiding standards 
will ensure that post-construction water runoff does not violate any water quality standard as the 
project proposes to direct roof, driveway, and patio runoff to vegetated areas.  Furthermore, the 
proposed septic system has been preliminarily reviewed and conditionally approved by County 
Environmental Health Services. 
The Project Amendment proposes an additional 775 sq. ft. of new impervious surface.  The 
proposed drainage plans have been reviewed and conditionally approved by the Drainage Review 
Section for compliance with the County’s Drainage Policy and Municipal Regional Stormwater 
Permit, including for implementation of LID site design measures.  No new significant impacts or 
new mitigation measures are necessary for the Project Amendment.  
Source:  Amended Project Plans; County of San Mateo Drainage Policy; County of San Mateo 
Environmental Health Services. 

10.b. Substantially decrease groundwater 
supplies or interfere substantially with 
groundwater recharge such that the 
project may impede sustainable 
groundwater management of the basin? 

   X 

Discussion:  The project is not expected to deplete any groundwater supplies or interfere with 
groundwater recharge.  Water service for the project will be served by California Water Service 
Company.  Furthermore, the geotechnical investigation included soil borings to depths of 7.5 feet, to 
accommodate construction, without encountering groundwater. 
The Project Amendment does not propose any changes, introduce any new impacts or require 
mitigation; therefore, in accordance with CEQA Guidelines Section 15164, only an Addendum is 
necessary. 
Source:  Amended Project Plans; Geotechnical Study prepared by Sigma Prime Geosciences, Inc., 
dated September 13, 2020. 

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

    

 i. Result in substantial erosion or 
siltation on- or off-site; 

  X  
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Discussion: The project does not involve the alteration of the course of a stream or river.  
Existing drainage patterns, consisting of sheet flow, will be altered by proposed grading and 
development of the property.  An erosion and sediment control plan has been prepared by Sigma 
Prime Geosciences, Inc. to reduce stormwater related erosion and sediment from the project site 
during construction.  Additionally, the project has been preliminarily reviewed and conditionally 
approved by the Planning and Building Department’s Drainage Section.  Furthermore, see staff’s 
discussion in Section 10.a. above. 
The Project Amendment proposes additional grading and impervious surface which would further 
alter pre-development drainage patterns; however, the Project Amendment includes an erosion and 
sediment control plan and has been reviewed and conditionally approved by the Drainage Review 
Section to ensure conformance with the County drainage standards.  Therefore, the Project 
Amendment does not introduce any new impacts, or require mitigation; therefore, in accordance with 
CEQA Guidelines Section 15164, only an Addendum is necessary. 
Source:  Amended Project Plans; County of San Mateo Planning and Building Department, 
Drainage Section. 

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

  X  

Discussion:  The project will introduce a significant amount of new impervious surface to the site, 
however, required compliance with the County’s Drainage Policy and Provision C.3.i of the County’s 
Municipal Regional Stormwater Permit will ensure that any increased runoff is captured and 
released through appropriate measures (i.e., dry wells, vegetation).  Furthermore, see staff’s 
discussion throughout this section. 
The Project Amendment proposes an additional 775 sq. ft. of new impervious surface.  However, no 
new significant impacts are generated or new mitigation measures required for the Project 
Amendment.  Therefore, in accordance with CEQA Guidelines Section 15164, only an Addendum is 
necessary.  See staff’s discussion in Section 10.a. 
Source:  Amended Project Plans. 

 iii. Create or contribute runoff water 
which would exceed the capacity of 
existing or planned stormwater 
drainage systems or provide 
substantial additional sources of 
polluted runoff; or 

  X  
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Discussion:  There are no existing or planned public stormwater drainage systems in the Bear 
Gulch Road community.  The project will result in new impervious surface and associated run-off. 
However, the project is required to comply with the County’s Drainage Policy to balance pre-and-
post construction flows, and Provision C.3.i of the County’s Municipal Regional Stormwater Permit 
for LID site design measures.  Compliance with these standards will prevent impacts to drainage 
systems and minimize additional sources of polluted runoff. 
The Project Amendment proposes an additional 775 sq. ft. of new impervious surface.  However, no 
new significant impacts are generated or new mitigation measures required for the Project 
Amendment.  Therefore, in accordance with CEQA Guidelines Section 15164, only an Addendum is 
necessary.  See staff’s discussion in Section 10.a. 
Source:  Amended Project Plans. 

 iv. Impede or redirect flood flows?   X  

Discussion:  See staff’s discussion in Section 10.c.ii. above. 
Source:  Amended Project Plans. 

10.d. In flood hazard, tsunami, or seiche 
zones, risk release of pollutants due to 
project inundation?  

   X 

Discussion:  The project parcel is not located in a flood hazard, tsunami, or seiche zone area.  The 
Project Amendment does not change the above analysis; therefore, in accordance with CEQA 
Guidelines Section 15164, only an Addendum is necessary. 
Source:  Project Location.  

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

   X 

Discussion:  The project will not conflict with or obstruct the implantation of a water quality control 
plan or sustainable groundwater management plan.  The project will be required to conform with the 
County’s Drainage Policy and Provision C.3.i. of the County’s Municipal Regional Stormwater Permit 
for water quality control.  
The Project Amendment does not change the above analysis; therefore, in accordance with CEQA 
Guidelines Section 15164, only an Addendum is necessary. 
Source:  Amended Project Plans; County of San Mateo Drainage Policy. 

10.f. Significantly degrade surface or ground-
water water quality? 

 X   

Discussion:  The project is required to comply with the County’s Drainage Policy and Provision 
C.3.i of the Municipal Regional Permit which will prevent significant degradation of surface water 
quality after construction.  Mitigation Measures 8-10 will help reduce construction-related stormwater 
impacts to a less than significant level.  Furthermore, the project will be served by California Water 
Service Company, and therefore, not require the drilling of a well. 
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The Project Amendment does not change the above analysis; therefore, in accordance with CEQA 
Guidelines Section 15164, only an Addendum is necessary. 
Source:  Amended Project Plans. 

10.g. Result in increased impervious surfaces 
and associated increased runoff? 

 X   

Discussion:  The project will result in increased impervious surfaces and associated increased 
runoff.  The implementation of Mitigation Measures 8-10 will help reduce project related impacts to a 
less than significant level. 
The Project Amendment proposes an additional 775 sq. ft. of new impervious surface.  However, no 
new significant impacts are generated or new mitigation measures required for the Project 
Amendment.  Therefore, in accordance with CEQA Guidelines Section 15164, only an Addendum is 
necessary.  See staff’s discussion in Section 10.a 
Source:  Amended Project Plans. 

 

11. LAND USE AND PLANNING.  Would the project: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

11.a. Physically divide an established 
community? 

   X 

Discussion:  The project does not involve a land division or development that would result in the 
division of an established community.  The project proposes a new single-family residence on a 
5-acre parcel located in a rural area of the County that will be among other single-family 
developments on similarly sized rural parcels. 
The Project Amendment does not propose any changes, introduce any new impacts or require 
mitigation; therefore, in accordance with CEQA Guidelines Section 15164, only an Addendum is 
necessary. 
Source:  Amended Project Plans; Project Location. 

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

  X  

Discussion:  The amended project will not conflict with any land use plan, policy, or regulation 
adopted for the purpose of avoiding or mitigating an environmental effect.  An attached second 
dwelling unit, 1,500 sq. ft. in size, was approved under a Use Permit in 2017 in association with the 
development of a single-family residence.  The project includes a 103 sq. ft. increase to the second 
dwelling unit, for a new total of 1,603 sq. ft. in size.  There is no lot coverage or floor area maximum 
for development in the Resource Management District.  Furthermore, given the location, topography, 
and distance from neighboring residences, the increased sq. ft. of the second dwelling unit is not 
expected to generate any increased adverse impacts that are not already generated and mitigated 
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for by the residence.  Additionally, Environmental Health Services has preliminarily reviewed and 
conditionally approved the proposed increase in sq. ft. relative to the proposed septic system. 
The Project Amendment includes a reduction to the size of the accessory dwelling unit (ADU) to 
1,476 sq. ft., where the maximum size for an ADU is currently 1,500 sq. ft. for the parcel; therefore, 
the proposed ADU no longer requires a Use Permit.  The Project Amendment does not introduce 
any new impacts or require mitigation; therefore, in accordance with CEQA Guidelines Section 
15164, only an Addendum is necessary. 
Source:  Amended Project Plans; County of San Mateo Zoning Ordinance. 

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

   X 

Discussion:  The project consists of developing a single-family residence where improvements will 
be completely within the parcel boundaries of the privately-owned parcel.  The adjacent parcels are 
already developed with single-family residences.  Therefore, the project will not serve to encourage 
off-site development of undeveloped areas or increase the development intensity of surrounding 
developed areas. 
The Project Amendment does not propose any changes, introduce any new impacts or require 
mitigation; therefore, in accordance with CEQA Guidelines Section 15164, only an Addendum is 
necessary. 
Source:  Amended Project Plans. 

 

12. MINERAL RESOURCES.  Would the project: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

12.a. Result in the loss of availability of a 
known mineral resource that would be of 
value to the region or the residents of the 
State? 

   X 

Discussion:  The project parcel does not contain any known mineral resources, according to the 
Mineral Resources Map of the County’s General Plan.  The Project Amendment does not propose 
any changes, introduce any new impacts or require mitigation; therefore, in accordance with CEQA 
Guidelines Section 15164, only an Addendum is necessary. 
Source:  San Mateo County General Plan, Mineral Resources Map. 

12.b. Result in the loss of availability of a 
locally important mineral resource 
recovery site delineated on a local 

   X 
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general plan, specific plan or other land 
use plan? 

Discussion:  See staff’s discussion in Section 12.a. above.  The Project Amendment does not 
propose any changes, introduce any new impacts or require mitigation; therefore, in accordance with 
CEQA Guidelines Section 15164, only an Addendum is necessary. 
Source:  San Mateo County General Plan, Mineral Resources Map. 

 

13. NOISE.  Would the project result in: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

13.a. Generation of a substantial temporary or 
permanent increase in ambient noise 
levels in the vicinity of the project in 
excess of standards established in the 
local general plan or noise ordinance, or 
applicable standards of other agencies? 

  X  

Discussion:  The project will generate short term noise associated with grading and construction 
activities.  However, such noises will be temporary, where volume and hours are regulated by 
Section 4.88.360 (Exemptions) of the County Ordinance Code for Noise Control.  Otherwise, any 
increased long-term project related noise impacts will be minimal as it would be limited to noise 
associated with a single-family use.  Furthermore, the proposed development is oriented such that 
exterior activities associated with the residence (i.e. driveway/garage, patio/pool) will be insulated 
from neighboring residences by the proposed buildings. 
The Project Amendment does not propose any significant changes, introduce any new impacts or 
require mitigation; therefore, in accordance with CEQA Guidelines Section 15164, only an 
Addendum is necessary. 
Source:  Amended Project Plans; County Ordinance Code, Section 4.88.360 for Noise Control. 

13.b. Generation of excessive ground-borne 
vibration or ground-borne noise levels? 

  X  

Discussion:  See staff’s discussion in Section 13.a. above.  The Project Amendment does not 
propose any significant changes, introduce any new impacts or require mitigation; therefore, in 
accordance with CEQA Guidelines Section 15164, only an Addendum is necessary. 
Source:  Amended Project Plans; County Ordinance Code, Section 4.88.360 for Noise Control. 

13.c. For a project located within the vicinity of 
a private airstrip or an airport land use 
plan or, where such a plan has not been 
adopted, within 2 miles of a public airport 
or public use airport, exposure to people 
residing or working in the project area to 
excessive noise levels? 

   X 
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Discussion:  The project is not located within an area regulated by an airport land use plan or within 
2 miles of a public airport.  The Project Amendment does not change the above analysis; therefore, 
in accordance with CEQA Guidelines Section 15164, only an Addendum is necessary. 
Source:  Project Location. 

 

14. POPULATION AND HOUSING.  Would the project: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

14.a. Induce substantial unplanned population 
growth in an area, either directly (for 
example, by proposing new homes and 
businesses) or indirectly (for example, 
through extension of roads or other 
infrastructure)? 

   X 

Discussion:  All improvements associated with the proposed project are completely within the 
subject parcel’s boundaries and are only sufficient to serve the proposed single-family residence.   
The Project Amendment does not propose any changes, introduce any new impacts or require 
mitigation; therefore, in accordance with CEQA Guidelines Section 15164, only an Addendum is 
necessary. 
Source:  Amended Project Plans. 

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

   X 

Discussion:  The project does not propose to displace existing housing as the project consists of a 
new single-family residence on an undeveloped parcel.  The Project Amendment does not propose 
any changes, introduce any new impacts or require mitigation; therefore, in accordance with CEQA 
Guidelines Section 15164, only an Addendum is necessary. 
Source:  Amended Project Plans. 

 

15. PUBLIC SERVICES.  Would the project result in substantial adverse physical impacts 
associated with the provision of new or physically altered government facilities, the need for 
new or physically altered governmental facilities, the construction of which could cause 
significant environmental impacts, in order to maintain acceptable service ratios, response 
times or other performance objectives for any of the public services: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 
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15.a. Fire protection?    X 

15.b. Police protection?    X 

15.c. Schools?    X 

15.d. Parks?    X 

15.e. Other public facilities or utilities (e.g., 
hospitals, or electrical/natural gas supply 
systems)? 

   X 

Discussion:  The project is limited to a new single-family residential use and therefore, will not 
involve new or physically altered government facilities or increase the need for new or physically 
altered government facilities.  Additionally, the project will not affect service ratios, response times or 
other performance objectives for any of the public services in the area. 
The Project Amendment does not propose any changes, introduce any new impacts or require 
mitigation; therefore, in accordance with CEQA Guidelines Section 15164, only an Addendum is 
necessary. 
Source:  Amended Project Plans. 

 

16. RECREATION.  Would the project:   

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

16.a. Increase the use of existing 
neighborhood or regional parks or 
other recreational facilities such that 
substantial physical deterioration of the 
facility would occur or be accelerated? 

  X  

Discussion:  The project will not increase use of existing neighborhood or regional parks or other 
recreational facilities such that significant physical deterioration of the facility will occur or be 
accelerated.  The project will result in the addition of a new single-family residence to the rural area 
whose residents may use the numerous regional parks and trails in the rural Skyline area; however, 
any such use will be a minimal increase. 
The Project Amendment does not propose any changes, introduce any new impacts or require 
mitigation; therefore, in accordance with CEQA Guidelines Section 15164, only an Addendum is 
necessary. 
Source:  Amended Project Plans. 

16.b. Include recreational facilities or require 
the construction or expansion of 
recreational facilities which might have 

   X 
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an adverse physical effect on the 
environment? 

Discussion:  The project does not include any recreational facilities as proposed development is 
limited to single-family residential use.  The Project Amendment does not propose any changes, 
introduce any new impacts or require mitigation; therefore, in accordance with CEQA Guidelines 
Section 15164, only an Addendum is necessary. 
Source:  Amended Project Plans. 

 

17. TRANSPORTATION.  Would the project: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

17.a. Conflict with a program plan, ordinance 
or policy addressing the circulation 
system, including transit, roadway, 
bicycle and pedestrian facilities, and 
parking? 

   X 

Discussion:  Proposed project improvements include the construction of a new private driveway 
from an existing private access easement off of Bear Gulch Road to serve the proposed single-
family residence.  The private access easement consists of an existing paved driveway to the 
adjacent residence at 1040 Bear Gulch Road.  Furthermore, Bear Gulch Road is a privately 
maintained rural paved roadway serving numerous parcels in the unincorporated area of Woodside 
and is accessible from gated access off of Woodside Road (State Route 84).  The project has been 
reviewed and conditionally approved by the Woodside Fire Protection District for emergency access 
to the proposed development.  Additionally, traffic generated from a single-family residence is 
minimal.  Therefore, the project is not expected to conflict with any plan, ordinance, or policy 
establishing measures of effectiveness for the performance of the circulation system.  Additionally, 
the project does not require any or modified transit, bicycle or pedestrian facilities.  Furthermore, the 
project involves the construction of a three-car garage, where two covered parking spaces is 
required pursuant to Section 6119 of the County’s Zoning Regulations. 
The Project Amendment does not propose any changes, introduce any new impacts or require 
mitigation; therefore, in accordance with CEQA Guidelines Section 15164, only an Addendum is 
necessary. 
Source:  Project Location. 

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

   X 

Discussion:  Section 15064.3 of the CEQA Guidelines provides specific considerations for 
evaluating a project’s transportation impacts.  A project’s effect on automobile delay does not 
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constitute a significant environmental impact under CEQA.  Per Section 15064.3, an analysis of 
vehicle miles traveled (VMT) attributable to a project is the most appropriate measure of 
transportation impacts.  Other relevant considerations may include the effects of the project on 
transit and non-motorized travel.  The County currently implements screening thresholds as guided 
by Senate Bill (SB) 743 and Section 15064.2 of the CEQA Guidelines.  For rural residential areas 
such as the project location, thresholds of significant are determined on a case-by-case basis.  The 
Project Amendment consists of a single-family residential development in a rural residential area 
that permits residential use.  Additionally, traffic generated by the project would not have a 
substantial effect on the operation of local roadways and intersections, nor does the project include 
any modifications to the existing circulation system in the project vicinity that would result in a traffic 
safety hazard.   The proposed residential use of the parcel would be compatible with the existing 
rural residential development in the project area.  No mitigation is required.  
Source:  Project Location, San Mateo County Department of Public Works, Board of Supervisors 
Members Memo, dated September 23, 2020 for Change to Vehicle Miles Traveled as Metric to 
Determine Transportation Impacts under CEQA Analysis. 

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

   X 

Discussion:  The project proposes to construct a new driveway off of an existing private driveway 
(via an existing access easement) which serves the adjacent residence at 1040 Bear Gulch Road.  
The existing paved driveway connects to Bear Gulch Road, a privately maintained paved roadway, 
which connects to Woodside Road/State Route 84.  Therefore, the project only proposes to 
construct a new private driveway off of an existing private driveway. 
The Project Amendment does not propose any changes, introduce any new impacts or require 
mitigation; therefore, in accordance with CEQA Guidelines Section 15164, only an Addendum is 
necessary. 
Source:  Amended Project Plans. 

17.d. Result in inadequate emergency 
access? 

   X 

Discussion:  The project has been reviewed and conditionally approved by Woodside Fire 
Protection District for adequate emergency access in compliance with all applicable codes and 
regulations.  The project includes an emergency fire turnaround which will be located on the project 
parcel. 
The Project Amendment does not propose any changes, introduce any new impacts or require 
mitigation.  Additionally, the Woodside Fire Protection District has reviewed and conditionally 
approved the Project Amendment; therefore, in accordance with CEQA Guidelines Section 15164, 
only an Addendum is necessary. 
Source:  Amended Project Plans; Woodside Fire Protection District. 

 

18. TRIBAL CULTURAL RESOURCES.  Would the project: 
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  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

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

    

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

   X 

Discussion:  The project site is not listed or eligible for listing in the California Register of Historical 
Resources.  Furthermore, the project is not listed in a local register of historical resources, pursuant 
to any local ordinance or resolution as defined in Public Resources Code Section 5020.1(k). 
The Project Amendment does not change the above analysis; therefore, in accordance with CEQA 
Guidelines Section 15164, only an Addendum is necessary. 
Source:  Project Location; State Parks, Office of Historical Preservation, Listed California Historical 
Resources; County General Plan, Background, Historical and Archaeological Resources 
Appendices. 

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

 X   

Discussion:  The project is not subject to Assembly Bill 52 for California Native American tribal 
consultation requirements, as no traditionally or culturally affiliated tribe has requested, in writing, to 
the County to be informed of proposed projects in the geographic project area.  However, in 
following the Native American Heritage Commission’s (NAHC) recommended best practices, SWCA 
Environmental Consultants requested a search of the Sacred Lands Files from the NAHC, which 
resulted in no found records. 
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Additionally, SWCA Environmental Consultants sent tribal consultation requests to five (5) Native 
American groups and individuals who may have knowledge of cultural resources in the Project area, 
as obtained from the NAHC.  SWCA received two responses to the consultation requests, from Tony 
Cerda of the Coastanoan Rumsen Carmel Tribe and Irenne Zwierlein of the Amah Mutsun Tribal 
Band of Mission San Juan Bautista.  The following mitigation measures are recommended based on 
the NAHC’s best practices and recommendations from the representatives of the Native American 
tribes that responded to SWCA’s outreach:  
Mitigation Measure 11:  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 12:  Any inadvertently discovered tribal cultural resources shall be treated 
with culturally appropriate dignity taking into account the tribal cultural values and meaning of the 
resource, including, but not limited to, protecting the cultural character and integrity of the resource, 
protecting the traditional use of the resource, and protecting the confidentiality of the resource. 
Mitigation Measure 13:  The following measures shall be adhered to: 
a. All crews working on the project are to receive Cultural Sensitivity Training. 
b. All earth movement including that which is or has been paved or built on is to have a Qualified 

and Trained Native American Monitor present at all times. 
c. An archaeological monitor with California San Francisco Bay Area Experience should be 

present during all earth movement. 
d. A copy of original site records and a copy of all monitoring notes for all earth movement for the 

project should be forwarded to the primarily contact for the Amah Mutsun Tribal Band of 
Mission San Juan Bautista. 

The Project Amendment does not introduce any new impacts or require mitigation; therefore, in 
accordance with CEQA Guidelines Section 15164, only an Addendum is necessary.   
Source:  Amended Project Plans, Cultural Resources Survey Report prepared by SWCA 
Environmental Consultants, dated July 2016. 

 

19. UTILITIES AND SERVICE SYSTEMS.  Would the project: 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

19.a. Require or result in the relocation or 
construction of new or expanded water, 
wastewater treatment or stormwater 
drainage, electric power, natural gas, or 
telecommunications facilities, the con-
struction or relocation of which could 
cause significant environmental effects? 

   X 

Discussion:  The project will be served by the California Water Service Company, which has 
provided conditional approval of the proposed project.  Additionally, the project will include the 
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installation of a new private septic system.  No new or expanded water or wastewater treatment 
facilities are necessary to serve the proposed project.  There are no public stormwater drainage 
facilities in the Bear Gulch Road community.  The project includes the installation of a series of dry 
wells on private property to comply with the County’s Drainage Policy, none of which are expected to 
cause a significant adverse environmental impact to the area.  Furthermore, electrical, gas and 
telecommunication facilities would be available due to existing surrounding residential development 
on both sides of the project property.  Therefore, no impacts are identified or mitigations necessary.  
Source:  Amended Project Plans, Project Location.  

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

  X  

Discussion:  The project will be served by the California Water Service Company, which has 
sufficient water supply for the proposed development.  The California Water Service Company has 
provided conditional approval of the project.  The applicant will be required to submit all necessary 
applications and fees to the District for connection to their water system. 
The Project Amendment does not propose any changes, introduce any new impacts or require 
mitigation. California Water Service Company has reviewed and conditionally approved the Project 
Amendment.  Therefore, in accordance with CEQA Guidelines Section 15164, only an Addendum is 
necessary. 
Source:  Amended Project Plans; Califronia Water Service Company. 

19.c. Result in a determination by the waste-
water treatment provider which serves 
or may serve the project that it has 
adequate capacity to serve the project’s 
projected demand in addition to the 
provider’s existing commitments? 

   X 

Discussion:  The project involves the installation of a private septic system to serve the proposed 
development.  County Environmental Health Services has reviewed and conditionally approved the 
preliminary septic design plans. 
The Project Amendment does not propose any changes, introduce any new impacts or require 
mitigation.  County Environmental Health Services has reviewed and conditionally approved the 
Project Amendment.  Therefore, in accordance with CEQA Guidelines Section 15164, only an 
Addendum is necessary. 
Source:  Amended Project Plans; County Environmental Health Services.  

19.d. Generate solid waste in excess of State 
or local standards, or in excess of the 
capacity of local infrastructure, or 
otherwise impair the attainment of solid 
waste reduction goals? 

   X 

Discussion:  Similar to neighboring properties, the proposed development will receive municipal 
trash pick-up service by Greenwaste.  The single-family residence is expected to generate a minimal 
increase in waste.  Furthermore, there is no indication that the landfill utilized has insufficient 
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capacity.  The Project Amendment does not propose any changes, introduce any new impacts or 
require mitigation; therefore, in accordance with CEQA Guidelines Section 15164, only an 
Addendum is necessary. 
Source:  Amended Project Plans. 

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

   X 

Discussion:  Waste generated by single-family residential use is expected to be minimal.  The 
project site will receive solid waste service by Greenwaste.  Therefore, it is not expected that the use 
will result in waste production that would result in compliance issues with any Federal, State, or local 
statutes or regulations.  The Project Amendment does not propose any changes, introduce any new 
impacts or require mitigation; therefore, in accordance with CEQA Guidelines Section 15164, only 
an Addendum is necessary. 
Source:  Amended Project Plans. 

 

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

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

20.a. Substantially impair an adopted 
emergency response plan or emergency 
evacuation plan? 

  X  

Discussion:  The project is located within a Very High Fire Hazard Severity Zone, State 
Responsibility Area, as identified by the County’s GIS maps. 
No revisions to any adopted Emergency Operations Plan would be required as a result of the Project 
Amendment.  As discussed in Section 9 (Hazards and Hazardous Materials), the Project 
Amendment would not impair or physically interfere with emergency response or evacuation plans.  
The project would be contained completely on private property and would not impact primary public 
access through the area.  Therefore, impacts would be less-than-significant, and no mitigation is 
required. 
Source:  Amended Project Plans, Project Location, County GIS Maps. 

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

  X  

Discussion:  The Project Amendment would be required to comply with the fire and building code 
standards for building materials, access, vegetation management and sprinklers.  The project 
includes providing a fire turnaround onsite, building sprinklers, and underground electrical utility 
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service to reduce and minimize fire hazard.  Therefore, the project is not expected to exacerbate 
wildlife risks and does not introduce a significant impact.  
Source:  Project Location, County GIS Maps. 

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

  X  

Discussion:  The Project Amendment does not involve a new road, fuel break, emergency water 
source, or other associated infrastructure that may exacerbate fire risk or that may result in 
temporary or ongoing impacts to the environment.  The project proposes underground electrical 
utility service.  Therefore, the Project Amendment does not introduce a significant impact.  
Source:  Project Location, County GIS Maps.  

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

  X  

Discussion:  While the development will partially be located on a downslope, the project site is 
considered to have a low landslide potential based on geotechnical reconnaissance.  Additionally, 
the proposed on-site drainage facilities have been sized and appropriately located to retain the 
stormwater on-site and allow for percolation onsite.  As the project would not increase the risk of 
wildfire or the severity of wildfires, as discussed in Section 20.b., the project would not expose 
people or structures to significant risk from flooding or landslides as a result of runoff, post-fire slope 
instability, or drainage changes. 
Source:  Amended Project Plans. 

 

21. MANDATORY FINDINGS OF SIGNIFICANCE. 

  Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

21.a. Does the project have the potential to 
substantially degrade the quality of the 
environment, substantially reduce the 
habitat of a fish or wildlife species, cause 
a fish or wildlife population to drop below 
self-sustaining levels, threaten to 
eliminate a plant or animal community, 
substantially reduce the number 
or restrict the range of a rare or 
endangered plant or animal or eliminate 

   X 
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important examples of the major periods 
of California history or prehistory? 

Discussion:  According to review of the California Natural Diversity Database (CNDDB), there are 
no special-status plant or animal species identified on the project site or within the immediate vicinity 
of the project site.  The nearest mapped sensitive habitat identified on the County’s General Plan 
Sensitive Habitats Map is riparian habitat along Alambique Creek, which runs along a canyon south 
of Bear Gulch Road.  Since the project site is located uphill, on the north side of Bear Gulch Road, 
the project would not have any impacts on this mapped riparian habitat.  No other water bodies are 
located in the near vicinity of the project site, therefore, the project will not cause any adverse impact 
to a fish habitat. 
The Project Amendment does not change the above analysis; therefore, in accordance with CEQA 
Guidelines Section 15164, only an Addendum is necessary. 
Source:  California Natural Diversity Database; San Mateo County General Plan, Sensitive Habitats 
Map; Amended Project Plans; Project Location. 

21.b. Does the project have impacts that are 
individually limited, but cumulatively 
considerable?  (“Cumulatively consider-
able” means that the incremental effects 
of a project are considerable when 
viewed in connection with the effects of 
past projects, the effects of other current 
projects, and the effects of probable 
future projects.) 

   X 

Discussion:  A majority of the parcels along Bear Gulch Road are already developed with single-
family residences.  It is not likely that the incremental effects of this project are considerable when 
viewed in conjunction with the effects of past, current, and probably future private or public projects 
in this area.  The project site is located in a rural area where the rate and intensity of development is 
low.  While the project will potentially result in site specific impacts as discussed in this document, 
incorporation of the recommended mitigation measures will reduce these impacts to a less than 
significant level.  No other new residential development is proposed in the area.  Any future project 
will be subject to review under the California Environmental Quality Act. 
The Project Amendment does not propose any changes, introduce any new impacts or require 
mitigation; therefore, in accordance with CEQA Guidelines Section 15164, only an Addendum is 
necessary. 
Source:  Subject Document; Amended Project Plans. 

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

 X   

Discussion:  The project could result in environmental impacts that could both directly and indirectly 
cause impacts on human beings, including the introduction of new sources of light and glare, 
temporary air quality impacts from construction-related emissions, and temporary greenhouse gas 
emissions from construction-related activities; see Sections 1, 3, and 7.  However, the 
implementation of the recommended mitigation measures included in this document, and mitigation 
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measures proposed in the project plans, will adequately reduce any potential impacts to a less than 
significant level. 
The Project Amendment does not propose any changes, introduce any new impacts or require 
mitigation; therefore, in accordance with CEQA Guidelines Section 15164, only an Addendum is 
necessary. 
Source:  Subject Document; Amended Project Plans. 

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

 
AGENCY YES NO TYPE OF APPROVAL 

Bay Area Air Quality Management District   X  

Caltrans  X  

City  X  

California Coastal Commission  X  

County Airport Land Use Commission (ALUC)  X  

Other: _______________________________  X  

National Marine Fisheries Service  X  

Regional Water Quality Control Board  X  

San Francisco Bay Conservation and 
Development Commission (BCDC)  X  

Sewer/Water District:  X  

State Department of Fish and Wildlife   X  

State Department of Public Health  X  

State Water Resources Control Board   X  

U.S. Army Corps of Engineers (CE)  X  

U.S. Environmental Protection Agency (EPA)  X  

U.S. Fish and Wildlife Service   X  

 

MITIGATION MEASURES 

 Yes No 

Mitigation measures have been proposed in project application. X  

Other mitigation measures are needed. X  
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The following measures are included in the project plans or proposals pursuant to Section 
15070(b)(1) of the State CEQA Guidelines: 
Mitigation Measure 1:  All proposed lighting (interior and exterior) shall be designed and located 
so as to confine direct rays to the subject property and prevent glare in the surrounding area.  
Manufacturer cut sheets for any exterior light fixtures shall be submitted for review and approval 
prior to the issuance of a building permit.  All exterior fixtures shall be rated dark-sky compliant 
and designed to minimize light pollution beyond the confines of the subject premises. 
Mitigation Measure 2:  Final finishes of all exterior materials and/or colors, including glass 
windows and/or panels, shall be non-reflective. 
Mitigation Measure 3:  The applicant shall submit a plan to the Planning and Building 
Department prior to the issuance of any grading “hard card” that, at a minimum, includes the 
“Basic Construction Mitigation Measures” as listed in Table 8-2 of the BAAQMD CEQA Guidelines 
(May 2017).  These measures shall be implemented prior to beginning any ground disturbance 
and shall be maintained for the duration of the project activities: 
a. All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, and 

unpaved access road) shall be watered two times per day. 
b. All haul trucks transporting soil, sand, or other loose material off-site shall be covered. 
c. All visible mud or dirt track-out onto adjacent paved roads shall be removed using wet power 

vacuum street sweepers at least once per day.  The use of dry power sweeping is 
prohibited. 

d. All vehicle speeds on unpaved roads shall be limited to 15 miles per hour. 
e. 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 [CCR]).  
Clear signage shall be provided for construction workers at all access points. 

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

g. Post a publicly visible sign with the telephone number and person to contact at the 
County regarding dust complaints.  This person shall respond and take corrective action within 48 
hours.  The Bay Area Air Quality Management District’s phone number shall also be visible to 
ensure compliance with applicable regulations. 
Mitigation Measure 4:  All regulated trees proposed for removal shall be replaced at a 1:1 ratio, 
minimum 15-gallon size stock.  Any regulate oak tree removal shall be replaced with the same 
species.  All proposed replacement trees shall be shown on a Tree Replanting Plan or Landscape 
Plan and shall include species, size and location.  The Plan shall be submitted to the County 
Planning and Building Department for review and approval as part of the building permit plan sets. 
Mitigation Measure 5:  In the event that archaeological resources are inadvertently discovered 
during construction, work in the immediate vicinity (within 25 feet) of the find must stop until a 
qualified archaeologist can evaluate the significance of the find.  Construction activities may 
continue in other areas beyond the 25-foot stop work area.  A qualified archaeologist is defined as 
someone who meets the Secretary of the Interior’s Professional Qualifications Standards in 
archaeology.  The Current Planning Section shall be notified of such findings, and no additional 
work shall be done in the stop work area until the archaeologist has recommended appropriate 
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measures, and those measures have been approved by the Current Planning Section and 
implemented. 
Mitigation Measure 6:  Should any human remains be discovered during construction, all ground 
disturbing work shall cease and the County Coroner be immediately notified, pursuant to Section 
7050.5 of the State of California Health and Safety Code.  Work must stop until the County 
Coroner can make a determination of origin and disposition of the remains pursuant to California 
Public Resources Code Section 5097.98.  If the County Coroner determines the remains to be 
Native American, the Native American Heritage Commission shall be contacted within 24 hours.  
A qualified archaeologist, in consultation with the Native American Heritage Commission, shall 
recommend subsequent measures for disposition of the remains. 
Mitigation Measure 7:  The applicant shall submit an erosion control plan in compliance with the 
County’s General Erosion and Sediment Control Plan Guidelines Checklist for review and 
approval as part of the building permit plans submittal. 
Mitigation Measure 8:  No grading shall be allowed during the wet weather season (October 1 
through April 30) to avoid increased potential soil erosion, unless the applicant applies for an 
Exception to the Winter Grading Moratorium and the Community Development Director grants the 
exception.  Exceptions will only be granted if dry weather is forecasted during scheduled grading 
operations, and the erosion control plan includes adequate winterization measures (amongst other 
determining factors). 
Mitigation Measure 9:  An Erosion Control and Tree Protection Pre-Site Inspection shall be 
conducted prior to the issuance of a grading permit “hard card” and building permit to ensure the 
approved erosion control and tree protection measures are installed adequately prior to the start 
of ground disturbing activities. 
Mitigation Measure 10:  In the event that paleontological resources are inadvertently discovered 
during construction, work in the immediate vicinity (within 25 feet) of the find must stop until a 
qualified paleontologist can evaluate the significant of the find.  The Current Planning Section shall 
be notified of such findings, and no additional work shall be done in the stop work area until the 
paleontologist has recommended appropriate measures, and those measures have been 
approved by the Current Planning Section and implemented.  
Mitigation Measure 11:  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 12:  Any inadvertently discovered tribal cultural resources shall be treated 
with culturally appropriate dignity taking into account the tribal cultural values and meaning of the 
resource, including, but not limited to, protecting the cultural character and integrity of the 
resource, protecting the traditional use of the resource, and protecting the confidentiality of the 
resource. 
Mitigation Measure 13:  The following measures shall be adhered to: 
a. All crews working on the project are to receive Cultural Sensitivity Training. 
b. All earth movement including that which is or has been paved or built on is to have a 

Qualified and Trained Native American Monitor present at all times. 
c. An archaeological monitor with California San Francisco Bay Area Experience should be 

present during all earth movement. 
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d. A copy of original site records and a copy of all monitoring notes for all earth movement for 
the project should be forwarded to the primarily contact for the Amah Mutsun Tribal Band of 
Mission San Juan Bautista. 

 

DETERMINATION (to be completed by the Lead Agency). 
On the basis of this initial evaluation: 

  

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

  

X 

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

  

 
I find that the proposed project MAY have a significant effect on the environment, and an 
ENVIRONMENTAL IMPACT REPORT is required. 

 

   

  (Signature) 

   

Date  (Title) 

 
ATTACHMENTS: 
A. Vicinity Map 
B. Amended Project Plans 
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COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  April 18, 2019 
 
TO: Zoning Hearing Officer 
 
FROM: Planning Staff 
 
SUBJECT: Consideration of an Amendment to a Resource Management Permit and 

Use Permit, pursuant to Sections 6313 and 6431, respectively, of the 
County Zoning Regulations, and Grading Permit, pursuant to Section 9294 
of the County Building Regulations, and adoption of a Subsequent 
Mitigated Negative Declaration, pursuant to the California Environmental 
Quality Act, for modifications to the Zoning Hearing Officer’s May 18, 2017 
approval for a new single-family residence with an attached second unit, 
and ancillary improvements on a legal, undeveloped 5-acre parcel on Bear 
Gulch Road in the unincorporated area of Woodside.  The Use Permit 
Amendment is required to exceed the maximum allowed size for a second 
unit. 

 
 County File Number:  PLN 2016-00111 (Jian/Giannella) 
 
 
PROPOSAL 
 
The applicant is seeking an amendment to the Resource Management (RM) Permit, 
Use Permit, and Grading Permit for modifications to the Zoning Hearing Officer’s 
May 18, 2017 approval for a new single-family residence with an attached second unit, 
and ancillary improvements on a legal, undeveloped 5-acre parcel in the unincorporated 
area of Woodside.  The proposed modifications include an increase in square footage of 
the two-story residence to 7,911 sq. ft.; adding a subgrade 2,770 sq. ft. habitable 
basement; modifying the three-car garage to be constructed as a detached 789 sq. ft. 
building on the east side of the residence, and creating an office mezzanine above the 
ground floor of the garage; and increasing the pool house to 574 sq. ft. in size.  Addi-
tionally, the second unit floor area will increase 103 sq. ft. for a new total of 1,603 sq. ft.  
The proposed basement will increase grading by 110 cubic yards (c.y.) of excavation for 
a new total of 1,260 c.y. (including 900 c.y. of cut and 360 c.y. of fill).  The proposed site 
modifications will increase the number of trees proposed for removal to thirty (30) trees 
including Douglas fir, coast live oak, and Pacific madrone trees ranging in size from 
4 inches diameter at breast height (dbh) to 36 inches dbh, of which twelve (12) require a 
permit to be removed due to their size. 
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Original Approval 
 
On May 18, 2017, the Zoning Hearing Officer certified the Mitigated Negative 
Declaration, and approved an RM Permit, Use Permit, and Grading Permit for the 
construction of a new 6,639 sq. ft. two-story single-family residence with an attached 
874 sq. ft. three-car garage.  The project approval also included an attached two-story 
second unit (1,500 sq. ft.), a detached 127 sq. ft. pool house, a pool and hot tub, and an 
outdoor kitchen/BBQ area.  Landscaping, drainage, and a septic system were also 
approved to serve the development.  A total of 1,150 cubic yards (c.y.) of grading, 
including 790 c.y. of cut and 360 c.y. of fill, were approved for a new driveway, building 
crawl spaces, and patio area; and the removal of twenty-eight (28) trees including 
Douglas fir, coast live oak, and Pacific madrone trees ranging in size from 4 inches 
diameter at breast height (dbh) to 36 inches dbh, of which seventeen (17) require a 
permit to remove due to their size.  A Use Permit was approved to exceed the maximum 
allowed size (1,200 sq. ft.) for a second unit. 
 
RECOMMENDATION 
 
That the Zoning Hearing Officer adopt the Subsequent Mitigated Negative Declaration 
and approve the Amendment to the Resource Management Permit, Use Permit, and 
Grading Permit, County File Number PLN 2016-00111, by making the required findings 
and adopting the conditions of approval in Attachment A. 
 
BACKGROUND 
 
Report Prepared By:  Summer Burlison, Project Planner; 650/363-1815 
 
Applicant:  Davide Giannella, Architect, Acadia Architecture 
 
Owner:  Jane Jian, Gfl Group Inc. 
 
Location:  Bear Gulch Road, unincorporated Woodside 
 
APN:  072-240-230 
 
Size:  5.06 acres 
 
Parcel Legality:  Legal parcel, identified as Parcel A, pursuant to the recordation of a 
Parcel Map recorded on December 29, 1978. 
 
Existing Zoning:  Resource Management (RM)  
 
General Plan Designation:  Open Space 
 
Sphere-of-Influence:  Town of Woodside 
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Existing Land Use:  Undeveloped 
 
Water Supply:  The project will be served by the California Water Service Company. 
 
Sewage Disposal:  The project will be served by a new private septic disposal system. 
Flood Zone:  The project parcel is in Flood Zone X (area of minimal flooding), pursuant 
to Federal Emergency Management Agency, Flood Insurance Rate Map, Community 
Panel 06081C0295E, effective October 16, 2012. 
 
Environmental Evaluation:  A Subsequent Initial Study and Mitigated Negative 
Declaration were prepared and circulated from February 13, 2019 to March 4, 2019 for 
the subject Amendment.  No comments were received during the 20-day public review 
period. 
 
Setting:  The 5-acre project parcel is located approximately 0.6 miles east of Skyline 
Boulevard, (State Route 35).  The surrounding area consists of individual privately 
owned 5 – 20-acre parcels, including the subject parcel, located along a ridgeline of the 
northern end of the Santa Cruz Mountains.  The area consists of moderate to steep 
slopes and dense tree coverage.  The parcels are served by Bear Gulch Road, a 
privately maintained rural roadway that is accessible from Woodside Road 
(State Route 84).  The project parcel is bounded to the south by Bear Gulch Road, and 
to the north, east, and west by privately-owned rural properties of similar size.  The 
properties to the east and west are developed with single-family residences. 
 
Chronology: 
 
Date - Action 
 
March 16, 2016 - Original application submitted, PLN 2016-00111. 
 
February 13, 2017 - Original application deemed complete. 
 
March 20, 2017 to - Initial Study and Mitigated Negative Declaration  
 
April 10, 2017 issued for a 20-day public review period. 
 
May 18, 2017 - Zoning Hearing Officer hearing. 
 
June 21, 2018 - Subject amendment application submitted. 
 
October 12, 2018 - Amendment application deemed complete. 
 
February 13, 2019 to - Subsequent Initial Study and Mitigated Negative Declaration 
March 4, 2019 issued for a 20-day public review period. 
 
April 18, 2019 - Zoning Hearing Officer hearing for project amendment. 
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DISCUSSION 
 
A. KEY ISSUES 
 
 The discussions below are based on the project amendment and supplement 

staff’s previous analyses from the original project scope’s staff report dated 
May 18, 2017, which has been included as Attachment E for reference. 

 
 1. Conformance with the County General Plan 
 
  Staff has reviewed and determined that the project amendment is in 

conformance with all applicable General Plan Policies, including the 
following: 

 
  a. Vegetative, Water, Fish and Wildlife Resources 
 
   Policy 1.23 (Regulate Development to Protect Vegetative, Water, Fish 

and Wildlife Resources), Policy 1.24 (Regulate Location, Density and 
Design of Development to Protect Vegetative, Water, Fish and Wildlife 
Resources), and Policy 1.25 (Protect Vegetative Resource) seek to 
regulate land uses and development activities to protect vegetative, 
water, fish and wildlife resources. 

 
   The proposed amendment includes the removal of thirty (30) trees 

consisting of three (3) Douglas fir (9 inches, 12 inches, and 22 inches 
diameter at breast height, dbh), twenty (20) coast live oaks 
(ranging in size from 11 inches dbh to 36 inches dbh), and seven (7) 
Pacific madrones (ranging in size from 4 inches to 19 inches dbh).  
Of these thirty (30) trees proposed for removal, twelve (12) are of a 
size (i.e., 17.5-inch dbh or 55-inch circumference) requiring a 
Resource Management (RM) Permit, which the applicant is seeking 
under the subject project.  Specifically, the Amendment includes the 
removal of two (2) additional trees than originally approved to 
accommodate relocation of the garage to the east side of the house. 

 
   The Development Review Criteria of the RM District Regulations 

prohibits the removal of trees with a circumference of more than 
55 inches (measured at 4.5 feet above ground), except as may be 
required for development permitted under the Zoning Regulations, 
among other reasons.  The Resource Management District allows 
single-family residences subject to the issuance of an RM Permit.  
None of the trees proposed for removal under the subject amendment 
are considered heritage trees by definition (Section 11,050(g)) under 
the County’s Heritage Tree Ordinance.  Furthermore, the trees 
removed will require replacement at a 1:1 ratio, including replacement 
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of all regulated oak trees with the same species, as recommended in 
the Subsequent Mitigated Negative Declaration (MND) and made a 
condition of approval in Attachment A of this staff report. 

 
  b. Soil Resources 
 
   Policy 2.17 (Regulate Development to Minimize Soil Erosion and 

Sedimentation) and Policy 2.23 (Regulate Excavation, Grading, Filling, 
and Land Clearing Activities Against Accelerated Soil Erosion) seek to 
regulate development to minimize soil erosion and sedimentation. 

 
   The proposed amendment includes a total of 1,260 cubic yards (c.y.) 

of grading, including 900 c.y. of cut and 360 c.y. of fill.  Specifically, 
the project amendment includes an additional 110 c.y. of excavation 
than originally approved for a new subgrade habitable basement.  The 
applicant has submitted an erosion and sediment control plan 
prepared by Sigma Prime Geosciences, Inc. that includes construction 
management measures proposed to minimize soil erosion and 
sedimentation from the project site.  The mitigation measures 
originally approved and included as conditions in Attachment A of this 
staff report, including wet season grading limitations and an erosion 
control and tree protection pre-site inspection, are adequate to ensure 
soil erosion and sedimentation from the project site are minimized. 

 
  c. Visual Quality 
 
   Policy 4.15 (Appearance of New Development), Policy 4.24 (Rural 

Development Design Concept), and the Rural Site Planning Policies, 
including Policy 4.25 (Location of Structures), Policy 4.26 (Earthwork 
Operations), and Policy 4.29 (Trees and Vegetation) seek to protect 
the natural visual character and quality of scenic areas by regulating 
the appearance of new development to promote good design, site 
relationship, and other aesthetic considerations, such as tree 
preservation except where removal is required for approved 
development or safety; and minimizing grading operations. 

 
   Overall, the proposed modifications from the project’s original approval 

will increase building square footages (to the house, 2nd unit, and pool 
house); however, the original approved modern design will be 
maintained and the parcel’s topography, including mature tree 
coverage, will help screen the proposed development from public 
views.  The trees proposed for removal, as identified in Section A.1.a. 
above, are those necessary to accommodate the proposed project.  
Additionally, the proposed grading modifications are limited to what’s 
necessary to add a subgrade basement, which will not present 
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additional visual impacts to the area.  Tree replanting at a 1:1 ratio will 
be required and utilities will be placed underground. 

 
  d. Rural Land Use 
 
   Policy 9.23 (Land Use Compatibility in Rural Lands), Policy 9.24 

(Determining Appropriate Development Densities for the Rural Lands), 
and Policy 9.42 (Development Standards for Land Use Compatibility in 
General Open Space Lands) seek to encourage land use compatibility 
to maintain the scenic and harmonious nature of the rural lands; 
allocate appropriate densities for parcels through the analysis of 
resources, hazards, availability of services, and land use patterns; and 
locate development in areas of the parcel which cause the least 
disturbance to scenic resources and best retain the open space 
character of the parcel. 

 
   The building, grading, and tree removal modifications proposed under 

the subject amendment, as proposed and conditioned, will not have a 
significant additional impact on rural resources as concluded by the 
Subsequent Initial Study and Mitigated Negative Declaration prepared 
for the Amendment, included as Attachment D.  Additionally, the 
immediate surrounding parcels range in similar size from 5 to 7 acres 
and contain larger one and two-story single-family residences that 
range from 3,500 sq. ft. to 7,000 sq. ft. in size.  Thus, the proposed 
residence is found to be compatible with the surrounding type and 
density of development in the area. 

 
  e. Natural Hazards 
 
   Geotechnical Hazards 
 
   Policy 15.21 (Requirement for Detailed Geotechnical Investigations) 

seeks to require geotechnical investigation for development projects 
that may be located in an area of geotechnical hazard. 

 
   The project parcel is within a moderate to high landslide susceptibility 

area, according to a U.S. Geological Survey’s Landslide Susceptibility 
Map of 1972.  However, the geotechnical report indicates the project’s 
site specific landslide susceptibility is low based on reconnaissance 
and geologic map review.  Furthermore, the County’s Geotechnical 
Section and Department of Public Works have reviewed and 
conditionally approved the proposed project amendment. 
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 2. Conformance with the Energy Efficiency Climate Action Plan 
 
  The County of San Mateo’s adopted Energy Efficiency Climate Action Plan 

(EECAP) provides strategies for reducing greenhouse gas (GHG) 
emissions, including through sequestration. 

 
  The project amendment includes the removal of two (2) additional trees than 

previously approved.  The additional tree removal is not considered 
significant in the context of GHG sequestration for the project area, given 
the site’s context in the surrounding densely forested area. 

 
 3. Conformance with the County Zoning Regulations 
 
  The project amendment will comply with the Resource Management (RM) 

Development Standards, as summarized below: 
 
  a. RM Development Standards 
 
   The following table summarizes the amended project’s conformance 

with Section 6139(A)(B) of the RM Zoning District Regulations: 
 

RM Development Standards 
Standard Required Proposed 
Minimum Setbacks   
                Front 50’ >100’ 
                Rear 20’ >100’ 
                Right Side 20’ 44’ 
                Left Side 20’ 69’-9” 
Maximum Height 36’ 30’-8(1/2)”  

 
  b. RM Development Criteria 
 
   (1) Section 6324.1 (Environmental Quality Criteria) and Section 

6324.4 (Water Resources Criteria) seeks to comply with air 
pollution emission standards; minimize grading, landscape 
alterations, changes in vegetative cover; avoid the creation of 
long-term noise levels; and minimize the impact on hydrological 
processes (e.g., surface water runoff, erosion control). 

 
    The amended grading operations and tree removal will allow the 

applicant to add a substantial increase in total square footage 
(i.e., subgrade basement, second unit, pool house) and adjust 
the garage to the opposite side of the residence with minimal 
additional environmental impacts related to air pollution and 
noise, as discussed in the Subsequent Mitigated Negative 
Declaration.  Furthermore, see staff’s discussion in Section 
A.1.a and A.1.b above related to tree removal and grading. 
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    The project is required to comply with the County’s Drainage 

Policy requiring post-construction stormwater flows to be at, or 
below, pre-construction flow rates.  Additionally, the project 
includes Low-Impact Development (LID) site design measures 
(i.e., direction of impervious surface runoff to vegetated areas) in 
compliance with Provision C.3.i. of the County’s Municipal 
Regional Stormwater Permit as the project is a standalone 
residence that would introduce over 16,000 sq. ft. of new 
impervious surface. 

 
   (2) Section 6324.2 (Site Design Criteria) seeks to ensure 

development fits into the existing environment by minimizing 
light and glare, grading and tree removal; using colors and 
materials that blend with the existing landscape; ensuring 
development does not substantially detract from the scenic 
or visual quality of the County; and demonstrating that 
development will not contribute to the instability of the parcel 
or adjoining lands. 

 
    The proposed amendment includes a new subgrade basement 

that will not generate any additional visual impacts from the 
original project approval.  Additionally, existing topography and 
trees will help to screen and minimize the modifications 
proposed to the second unit (i.e., square footage increase), 
pool house (i.e., square footage increase), and garage 
(i.e., relocation, mezzanine) in relation to the surrounding rural 
character of the area.  No new light sources or glare are 
expected from what the previous project approval considered 
and mitigated for (see Mitigation Measure 1 from the 
Subsequent Mitigated Negative Declaration), and the previously 
approved building materials and colors (including gray stucco 
walls with dark brown porcelain tile, light gray standing seam 
metal roof, and glass panel balcony railings) will continue to be 
used.  Additionally, the Geotechnical Section and Department of 
Public Works have conditionally approved the additional grading 
proposed for the subgrade basement. 

 
   (3) Section 6324.6 (Hazards to Public Safety Criteria) and Section 

6326.4 (Slope Instability Area Criteria) prohibit development in 
areas of hazard, including landslide, unless determined it will not 
be harmful to the health, safety, or welfare of residents, property 
owners, or the community at large. 

 
    See staff’s discussion in Section A.1.e of this report regarding 

slope stability/landslide relative to the proposed amendment. 
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  c. Use Permit Amendment 
 
   The previous project approval included a Use Permit for the second 

unit to exceed the maximum size limit of 1,200 sq. ft. to allow a 
1,500 sq. ft. attached, two-story second unit at the rear of the 
proposed residence.  The proposed amendment includes a request to 
further increase the size of the second unit to 1,603 sq. ft. by adding 
72 sq. ft. to the 1st floor and 31 sq. ft. to the 2nd floor.  The County’s 
Second Unit Regulations was last updated on January 10, 2017 
(effective February 10, 2017) and included a change to reduce the 
maximum size limit for a second unit, from 1,500 sq. ft. to 1,200 sq. ft. 
to be consistent with State legislature for second dwelling units.  
Therefore, the applicant was required to obtain a Use Permit to 
authorize a 1,500 sq. ft. second unit, as the approval was after the 
effective date of the regulation update.  As of the writing of this report, 
the maximum size limit for a second unit remains 1,200 sq. ft.  
However, the County is currently in the process of a (second) update 
to the Second Unit Regulations that would revert the maximum size 
limit for a second unit from 1,200 sq. ft. to 1,500 sq. ft., based on a 
further interpretation of previous State legislature that the size 
limitation of 1,200 sq. ft. was intended to be a minimum size limitation, 
not a maximum. 

 
   In order for the Zoning Hearing Officer to approve the requested 

Use Permit Amendment to allow the second unit to exceed the 
maximum allowed size limit of 1,200 sq. ft., for a proposed size limit of 
1,603 sq. ft., the following finding must be made: 

 
   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. 

 
   Section 6429.4 of the County’s Second Unit Regulations allows the 

floor area of an attached second unit to be 750 sq. ft. or 50% of the 
floor area of the primary residence (including habitable basements), 
whichever is larger, up to a maximum of 1,200 sq. ft., and the floor 
area of the second unit shall count against the total floor area allowed 
on the parcel.  The floor area of the proposed second unit 
(1,603 sq. ft.) will be 15% of the floor area of the proposed primary 
residence (10,681 sq. ft.).  The RM Zoning District Regulations has 
no lot coverage or floor area maximum for development.  However, 
the floor area of all proposed development combined, would only total 
6.2% of the 5-acre parcel. 
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   Given the rural location, topography, and distance from neighboring 
residences, the increased size of the second unit will not generate any 
increased adverse impacts that are not already generated by the 
primary residence and mitigated for in the (Subsequent) Mitigated 
Negative Declaration.  Ample on-site parking will be provided for both 
the main residence and second unit and the second unit will match the 
primary residence in design, colors, and materials.  Additionally, the 
Environmental Health Division’s review and conditional approval of the 
proposed septic system includes consideration of the proposed 
amendment to the second unit. 

 
   Therefore, staff does not believe that the establishment of a 1,603 sq. 

ft. second unit, in conjunction with the proposed single-family 
residential development will, under the circumstances of the particular 
case, be detrimental to the public welfare or injurious to property or 
improvements in said neighborhood. Furthermore, the project site is 
not located in the coastal zone, therefore, no coastal resources will be 
impacted by the project. 

 
 4. Conformance with the County Grading Ordinance 
 
  The proposed project amendment involves increasing the grading work by 

110 cubic yards (c.y.) of excavation from what was previously approved, for 
a new total of 1,260 c.y. (including 900 c.y. of cut and 360 c.y. of fill).  The 
additional excavation is necessary to accommodate the newly proposed 
subgrade basement.  The Zoning Hearing Officer must make the following 
findings pursuant to Section 9290 of the San Mateo County Building 
Regulations: 

 
  a. The granting of the permit amendment will not have a significant 

adverse effect on the environment. 
 
   The proposed grading amendment is necessary to implement the 

amended project scope.  A Subsequent Initial Study and Mitigated 
Negative Declaration have been prepared and circulated for public 
review based on the proposed project amendment.  Staff has 
concluded that the project amendment, with the recommended 
mitigation measures, will not have a significant adverse impact on the 
environment.  All mitigation measures from the (Subsequent) Mitigated 
Negative Declaration have been included as recommended conditions 
of approval.  In addition, the County’s Geotechnical Section and 
Department of Public Works have reviewed and approved the project 
amendment with conditions. 
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  b. The project amendment conforms to the criteria of Chapter 8, Division 
VII, of the San Mateo County Ordinance Code, including the standards 
referenced in Section 9296. 

 
   The project amendment, as proposed and conditioned, conforms to 

standards in the Grading Ordinance, including those relative to an 
erosion and sediment control plan, dust control plan, fire safety, and 
the timing of grading activity.  The amended project plans have been 
reviewed and recommended for approval by the Geotechnical Section 
and Department of Public Works.  Conditions of approval have been 
included in Attachment A to ensure compliance with the County’s 
Grading Ordinance. 

 
  c. The project amendment is consistent with the General Plan. 
 
   The project amendment has been reviewed against the applicable 

policies of the San Mateo County General Plan and found to be 
consistent with its goals and objectives.  See Section A.1 of this report 
for a detailed discussion regarding the project amendment’s 
compliance with applicable General Plan Policies. 

 
B. ENVIRONMENTAL REVIEW 
 
 An Initial Study and Mitigated Negative Declaration were certified on May 18, 

2017 for the original project.  A Subsequent Initial Study (IS) and Mitigated 
Negative Declaration (MND) were prepared and circulated to address project 
scope changes since adoption of the previous 2017 IS/MND.  The public comment 
period commenced on February 13, 2019 and ended on March 4, 2019; no 
comments were received.   Mitigation measures have been included as conditions 
of approval in Attachment A. 

 
C. REVIEWING AGENCIES 
 
 Building Inspection Section 
 Department of Public Works 
 Geotechnical Section 
 Environmental Health Services 
 Woodside Fire Protection District 
 California Water Service Company 
 
ATTACHMENTS 
 
A. Recommended Findings and Conditions of Approval 
B. Location/Vicinity Map 
C. Amended Project Plans 
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D. Subsequent Initial Study and Mitigated Negative Declaration, dated February 22, 
2019 (without attachments) 

E. Original Project Staff Report, dated May 18, 2017 
F. Original Zoning Hearing Officer Decision Letter, dated May 18, 2017 
 
SSB:ann – SSBDD0106_WNU.DOCX 
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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:  PLN2016-00111 Hearing Date:  April 18, 2019 
 
Prepared By: Summer Burlison, For Adoption By:  Zoning Hearing Officer 
 Project Planner 
 
RECOMMENDED FINDINGS 
 
For the Environmental Review, Find: 
 
1. That the Subsequent Initial Study and Mitigated Negative Declaration are 

complete, correct and adequate, and prepared in accordance with the California 
Environmental Quality Act (CEQA) and the applicable State and County 
Guidelines.  A Subsequent Initial Study and a Mitigated Negative Declaration were 
prepared and issued for the project amendment, with a public review period from 
February 13, 2019 to March 4, 2019. 

 
2. That, on the basis of the Subsequent Initial Study, comments received hereto, and 

testimony presented and considered at the public hearing, there is no substantial 
evidence that the project, if subject to the mitigation measures contained in the 
Subsequent Mitigated Negative Declaration, will have a significant effect on the 
environment.  The Subsequent Initial Study and Mitigated Negative Declaration 
identify potentially significant impacts to aesthetics, air quality, biological 
resources, cultural resources, geology and soils, climate change, hydrology/water 
quality, and tribal cultural resources.  The mitigation measures contained in the 
Subsequent Mitigated Negative Declaration have been included as conditions of 
approval in this attachment.  As proposed and mitigated, the project will not result 
in any significant environmental impacts. 

 
3. That the mitigation measures identified in the Subsequent Mitigated Negative 

Declaration, agreed to by the applicant, and identified as part of this public 
hearing, have been incorporated as conditions of project approval. 

 
4. That the Subsequent Initial Study and Mitigated Negative Declaration reflect the 

independent judgment of the County. 
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For the Resource Management Permit Amendment, Find: 
 
5. That the project amendment conforms to the Development Standards and 

Development Review Criteria contained in Chapter 20A and Chapter 20A.2 of the 
San Mateo County Zoning Regulations.  The project amendment conforms to the 
minimum setbacks and maximum height limit allowed in the RM Zoning District.  
Additionally, the project conforms to Section 6324.1 (Environmental Quality 
Criteria), Section 6324.4 (Water Resources Criteria), Section 6324.2 (Site Design 
Criteria), Section 6324.6 (Hazards to Public Safety Criteria) and Section 6326.4 
(Slope Instability Area Criteria) of the RM Development Review Criteria.  The 
project amendment, as proposed and conditioned, will not introduce long-term 
noise levels, or significant levels of air pollution emissions, and will incorporate 
low-impact development measures to ensure the proposed impervious surfaces 
will not result in adverse drainage or water quality impacts.  The project will 
minimize adverse impacts on the rural character of the area by limiting grading 
and tree removal necessary to implement the project, utilizing building materials 
and colors that blend into the natural surrounding rural area.  Additionally, the 
project will not compromise the stability of the project parcel or surrounding lands 
as a site specific geotechnical report prepared for the project concluded that 
landslide susceptibility is low at the project site based on site reconnaissance and 
geologic map review. 

 
For the Use Permit Amendment, Find: 
 
6. 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 as the establishment of a 1,603 sq. ft. second 
unit, in conjunction with the proposed single-family residential development, will 
not generate any increased adverse impacts that are not already generated by the 
primary residence and mitigated for in the (Subsequent) Mitigated Negative 
Declaration.  Sufficient onsite parking is proposed to accommodate the primary 
residence and second unit and the second unit will match the primary residence in 
design, color, and materials.  Additionally, the Environmental Health Division’s 
review and conditional approval of the proposed septic system includes 
consideration of the proposed 1,603 sq. ft. second unit.  Furthermore, the project 
is not located within the Coastal Zone and therefore, will not have any impacts on 
coastal resources. 

 
For the Grading Permit Amendment, Find: 
 
7. That the granting of the grading permit amendment will not have a significant 

adverse effect on the environment.  Based on the Subsequent Initial Study and 
Mitigated Negative Declaration, it is determined that the implementation of all 
mitigation measures would reduce the project’s potential environmental impacts 
to less than significant levels.  All recommended mitigation measures in the 
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(Subsequent) Mitigated Negative Declaration have been incorporated as 
conditions of approval below. 

 
8. That the project amendment conforms to the criteria of Chapter 8, Division VII, 

San Mateo County Ordinance Code, including the standards referenced in 
Section 9296.  The project, as proposed and conditioned, conforms to the 
standards in the Grading Regulations, including those relative to erosion and 
sediment control, dust control, fire safety, and timing of grading activity.  The 
project has been reviewed and conditionally approved by the County’s 
Department of Public Works and the Planning and Building Department’s 
Geotechnical Engineer. 

 
9. That the project amendment is consistent with the General Plan.  The project, as 

proposed and conditioned, conforms to all applicable General Plan policies, 
including applicable Vegetative, Water, Fish and Wildlife Resources; Soil 
Resources; Visual Quality; Rural Land Use; and Natural Hazards policies as 
discussed in detail in the staff report dated April 18, 2019. 

 
RECOMMENDED CONDITIONS OF APPROVAL 
 
Current Planning Section 
 
1. The approval applies only to the proposal as described in this report and materials 

submitted for review and approval by the Zoning Hearing Officer on April 18, 2019. 
The Community Development Director may approve minor revisions or 
modifications to the project if they are found to be consistent with the intent of, and 
in substantial conformance with, this approval. 

 
2. The Resource Management Permit, Use Permit, and Grading Permit 

Amendments shall be valid for one (1) year from the date of final approval in 
which time a valid building permit shall be issued and a completed inspection 
(to the satisfaction of the Building Inspection Section) shall have occurred within 
180 days of its issuance.  Any extension of these permits shall require submittal 
of written request for permit extension and payment of applicable extension fees 
sixty (60) days prior to the expiration date. 

 
3. Within four (4) business days of the final approval date for this project, the 

applicant shall submit an environmental filing fee of $2,354.75, as required 
under Fish and Game Code Section 711.4, plus a $50.00 recording fee.  Thus, 
the applicant shall submit a check in the total amount of $2,404.75, made 
payable to “San Mateo County Clerk”, to the project planner to file with the 
Notice of Determination.  Please be aware that the Department of Fish and 
Game environmental filing fee increases starting the 1st day of each new 
calendar year (i.e., January 1, 2019).  The fee amount due is based on the date 
of payment of the fees. 

 



16 

4. The applicant shall submit the approved exterior color and material specifications 
as part of the building permit submittal.  Color and materials verification by the 
Current Planning Section shall occur prior to final building inspection. 

 
5. A total of thirty (30) trees are approved for removal as shown on the Tree 

Protection Plan, dated January 18, 2019, of which twelve (12) are regulated 
under the RM District Regulations.  See Condition of Approval No. 18 for tree 
replacement requirements. 

 
6. A Tree Protection Plan, in compliance with Sections 12,020.4 and 12,020.5 of the 

County’s Significant Tree Ordinance, shall be submitted with the building permit 
plans for review and approval by the Current Planning Section. 

 
7. No grading activities shall commence until the applicant has been issued a 

grading permit “Hard Card”, which will only be issued concurrently with the 
associated building permit. 

 
8. The provision of the San Mateo County Grading Ordinance shall govern all 

grading on and adjacent to this site.  Per San Mateo County Ordinance Section 
9296.5, all equipment used in grading operations shall meet spark arrester and 
firefighting tool requirements, as specified in the California Public Resources 
Code. 

 
9. The engineer who prepared the approved grading plan shall be responsible for the 

inspection and certification of the grading as required by Section 9297.2 of the 
Grading Ordinance.  The engineer’s responsibilities shall include those relating to 
non-compliance detailed in Section 9297.4 of the Grading Ordinance. 

 
10. Erosion and sediment control during the course of grading work shall be 

installed and maintained according to a plan prepared and signed by the 
engineer of record, and approved by the Planning and Building Department.  
Revisions to the approved erosion and sediment control plan shall be prepared 
and signed by the engineer, and must be reviewed and approved by the 
Planning and Building Department. 

 
11. It shall be the responsibility of the engineer of record to regularly inspect the 

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

 
12. The site is considered a Construction Stormwater Regulated Site (SWRS).  

Any grading activities conducted during the wet weather season 
(October 1 to April 30) will require monthly erosion and sediment control 
inspections by the Building Inspection Section, as well as prior authorization 
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from the Community Development Director to conduct grading during the wet 
weather season. 

 
13. Noise sources associated with demolition, construction, repair, remodeling, or 

grading of any real property shall be limited to the hours from 7:00 a.m. to 
6:00p.m. Weekdays and 9:00 a.m. to 5 p.m. Saturdays.  Said activities are 
prohibited on Sundays, Thanksgiving, and Christmas (San Mateo Ordinance 
Code Section 4.88.360). 

 
14. Prior to the issuance of a building permit, the applicant shall pay all applicable 

Affordable Housing Impact Fees, pursuant to San Mateo County Ordinance 
No. 4758.  The impact fees shall be assessed at $5.00 per sq. ft. over 
2,500 sq. ft. of residential floor area. 

 
 Mitigation Measures from the Mitigated Negative Declaration (changes made to 

the mitigation measures are shown in strike-through and underline format): 
 
15. Mitigation Measure 1:  All proposed lighting (interior and exterior) shall be 

designed and located so as to confine direct rays to the subject property and 
prevent glare in the surrounding area.  Manufacturer cut sheets for any exterior 
light fixtures shall be submitted for review and approval prior to the issuance of a 
building permit.  All exterior fixtures shall be rated dark-sky compliant and 
designed to minimize light pollution beyond the confines of the subject premises. 

 
16. Mitigation Measure 2:  Final finishes of all exterior materials and/or colors, 

including glass windows and/or panels, shall be non-reflective. 
 
17. Mitigation Measure 3:  The applicant shall submit a plan to the Planning and 

Building Department prior to the issuance of any grading “hard card” that, at a 
minimum, includes the “Basic Construction Mitigation Measures” as listed in 
Table 8-2 of the BAAQMD CEQA Guidelines (May 2017).  These measures shall 
be implemented prior to beginning any ground disturbance and shall be 
maintained for the duration of the project activities: 

 
 a. All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded 

areas, and unpaved access road) shall be watered two times per day. 
 
 b. All haul trucks transporting soil, sand, or other loose material off-site shall be 

covered. 
 
 c. All visible mud or dirt track-out onto adjacent paved roads shall be removed 

using wet power vacuum street sweepers at least once per day.  The use of 
dry power sweeping is prohibited. 

 
 d. All vehicle speeds on unpaved roads shall be limited to 15 miles per hour. 
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 e. Idling times shall be minimized either by shutting equipment or vehicles off 
when not in use or reducing the maximum idling time to five (5) minutes 
(as required by the California Airborne Toxics Control Measure Title 13, 
Section 2485 of California Code of Regulations [CCR]).  Clear signage shall 
be provided for construction workers at all access points. 

 
 f. All construction equipment shall be maintained and properly tuned in 

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

 
 g. Post a publicly visible sign with the telephone number and person to contact 

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

 
18. Mitigation Measure 4:  All regulated trees proposed for removal shall be replaced 

at a 1:1 ratio, minimum 15-gallon size stock.  All proposed replacement trees shall 
be shown on a Tree Replanting Plan or Landscape Plan and shall include 
species, size and location.  Any regulated oak tree species removed shall be 
replaced with the same species.  The Plan shall be submitted to the County 
Planning and Building Department for review and approval as part of the building 
permit plan sets. 

 
19. Mitigation Measure 5:  In the event that archaeological resources are 

inadvertently discovered during construction, work in the immediate vicinity 
(within 25 feet) of the find must stop until a qualified archaeologist can evaluate 
the significance of the find.  Construction activities may continue in other areas 
beyond the 25-foot stop work area.  A qualified archaeologist is defined as 
someone who meets the Secretary of the Interior’s Professional Qualifications 
Standards in archaeology.  The Current Planning Section shall be notified of such 
findings, and no additional work shall be done in the stop work area until the 
archaeologist has recommended appropriate measures, and those measures 
have been approved by the Current Planning Section and implemented. 

 
20. Mitigation Measure 6:  In the event that paleontological resources are 

inadvertently discovered during construction, work in the immediate vicinity 
(within 25 feet) of the find must stop until a qualified paleontologist can evaluate 
the significant of the find.  The Current Planning Section shall be notified of such 
findings, and no additional work shall be done in the stop work area until the 
paleontologist has recommended appropriate measures, and those measures 
have been approved by the Current Planning Section and implemented. 

 
21. Mitigation Measure 7:  Should any human remains be discovered during 

construction, all ground disturbing work shall cease and the County Coroner be 
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immediately notified, pursuant to Section 7050.5 of the State of California Health 
and Safety Code.  Work must stop until the County Coroner can make a 
determination of origin and disposition of the remains pursuant to California Public 
Resources Code Section 5097.98.  If the County Coroner determines the remains 
to be Native American, the Native American Heritage Commission shall be 
contacted within 24 hours.  A qualified archaeologist, in consultation with the 
Native American Heritage Commission, shall recommend subsequent measures 
for disposition of the remains. 

 
22. Mitigation Measure 8:  The applicant shall submit an erosion control plan in 

compliance with the County’s General Erosion and Sediment Control Plan 
Guidelines Checklist for review and approval as part of the building permit plans 
submittal. 

 
23. Mitigation Measure 9:  No grading shall be allowed during the wet weather 

season (October 1 through April 30) to avoid increased potential soil erosion, 
unless the applicant applies for an Exception to the Winter Grading Moratorium 
and the Community Development Director grants the exception.  Exceptions will 
only be granted if dry weather is forecasted during scheduled grading operations, 
and the erosion control plan includes adequate winterization measures (amongst 
other determining factors). 

 
24. Mitigation Measure 10:  An Erosion Control and Tree Protection Pre-Site 

Inspection shall be conducted prior to the issuance of a grading permit “hard card” 
and building permit to ensure the approved erosion control and tree protection 
measures are installed adequately prior to the start of ground disturbing activities. 

 
25. Mitigation Measure 11:  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. 

 
26. Mitigation Measure 12:  Any inadvertently discovered tribal cultural resources 

shall be treated with culturally appropriate dignity taking into account the tribal 
cultural values and meaning of the resource, including, but not limited to, 
protecting the cultural character and integrity of the resource, protecting the 
traditional use of the resource, and protecting the confidentiality of the resource. 

 
27. Mitigation Measure 13:  The following measures shall be adhered to: 
 
 a. All crews working on the project are to receive Cultural Sensitivity Training. 
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 b. All earth movement including that which is or has been paved or built on is 
to have a Qualified and Trained Native American Monitor present at all 
times. 

 
 c. An archaeological monitor with California San Francisco Bay Area 

Experience should be present during all earth movement. 
 
 d. A copy of original site records and a copy of all monitoring notes for all earth 

movement for the project should be forwarded to the primarily contact for 
the Amah Mutsun Tribal Band of Mission San Juan Bautista. 

 
Building Inspection Section 
 
28. For the building plans submittal, provide clarification for driveway material shown 

on plan sheet A-1.1 versus plan sheet C-1. 
 
29. The property is located within the State Responsibility Area Very High Fire Hazard 

Severity Zone and as such, the entire project shall meet the requirements of the 
appropriate sections of CRC Section 327 and/or CBC Chapter 7A. 

 
30. The second unit shall have access to, and control of, an independent source of 

space conditioning. 
 
31. The project shall include preparations for an Electric Vehicle Charging Station 

installation. 
 
Geotechnical Section 
 
32. For the final approval of the grading permit, the applicant shall ensure the 

performance of the following activities within thirty (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, 
and the Grading Regulations, to the Department of Public Works and the 
Planning and Building Department’s Geotechnical Engineer. 

 
 b. The geotechnical consultant shall observe and approve all applicable work 

during construction and sign Section II of the Geotechnical Consultant 
Approval form, for submittal to the Planning and Building Department’s 
Geotechnical Engineer and Current Planning Section. 

 
  Please include the Geotechnical File Number, 15G-45, in all 

correspondence with the Geotechnical Section of the Planning and Building 
Department. 
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Civil (Drainage) Section 
 
33. 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. 

 
34. At the building permit stage, the applicant shall have prepared, by a registered 

civil engineer, a drainage analysis of the proposed project and submit it to the 
Building Department for review and approval.  The drainage analysis shall consist 
of a written narrative and a plan.  The flow of the stormwater onto, over, and off of 
the property shall be detailed on the plan and shall include adjacent lands as 
appropriate to clearly depict the pattern of flow.  The analysis shal l 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 as part of the project building permit application for review 
and approval by the Building Department. 

 
35. Proposed facilities shall not be constructed in ingress and egress easements 

unless directly associated with ingress and egress to the property. 
 
Environmental Health Services 
 
36. At the building permit stage, the applicant will need to provide a geotechnical 

slope stability report for the dispersal trenches (primary and 100% reserve) 
proposed on slopes 20% or greater as depicted on Plan Sheet C-1 and the septic 
system plans.  Plans should call out dispersal trenches located on slopes 35% or 
greater.  Any dispersal systems proposed on slopes greater than 35% shall 
require the use of pressure dose or subsurface drip dispersal systems.  Provide 
detailed cross-sections of the proposed retaining wall along the asphalt driveway 
depicted on the grading/drainage and septic system plans and include required 
setbacks from dispersal trenches located upslope. 

 
37. The applicant shall comply with all requirements of the Environmental Health 

Division’s Onsite Wastewater Treatment System Ordinance and Onsite Systems 
Manual for the installation of the septic system. 

 
Woodside Fire Protection District 
 
38. A separate submittal shall be made to directly to the Woodside Fire Protection 

District for plan check during the building permit stage. 
 
39. Approval from California Water Service Company for fire line supplies shall be 

submitted to the Woodside Fire Protection District. 
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40. Field inspection from the Woodside Fire Protection District is required for the 
following: 

 
 a. Trust blocking, 
 b. Fire line flush, 
 c. Final location of the fire hydrant. 
 
41. Any fire hydrant must be located within 500 ft. of all structures. 
 
California Water Service Company 
 
42. The applicant shall submit a Form 1318 with fire sprinkler plan and calculations to 

the California Water Service Company for design and engineering review. 
 
43. The applicant is encouraged to use water conserving devices.  A list of rebate 

programs for qualifying water conserving devices for the Bear Gulch area is 
available online at:  https://www.calwater.com/conservation/rebates-and-
programs/residential/bg/ 

 

https://www.calwater.com/conservation/rebates-and-programs/residential/bg/
https://www.calwater.com/conservation/rebates-and-programs/residential/bg/
https://www.calwater.com/conservation/rebates-and-programs/residential/bg/
https://www.calwater.com/conservation/rebates-and-programs/residential/bg/
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455 County Center, 2nd Floor 

Redwood City, CA 94063 

650-599-7310 T 

www.planning.smcgov.org  
 

 
May 18, 2017 
 
Davide Giannella, Acadia Architecture 
644 N. Santa Cruz Ave., Suite 6 
Los Gatos, CA  95030 
 
Dear Mr. Giannella: 
 

  Subject:    LETTER OF DECISION 

File No.:   PLN2016-00111 

Location:   Bear Gulch Road, Woodside 

  Assessor’s Parcel No.:  072-240-230 

 
On May 18, 2017 the Zoning Hearing Officer considered a Resource Management (RM) Permit and Use 
Permit, pursuant to Sections 6313 and 6431, respectively, of the County Zoning Regulations, a Grading 
Permit, pursuant to Section 9283 of the County Ordinance Code, and certification of a Mitigated 
Negative Declaration, pursuant to the California Environmental Quality Act (CEQA), to construct a new 
single-family residence with an attached 3-car garage, an attached second unit, a detached pool house, 
a pool and hot tub, and an outdoor kitchen/BBQ area on a legal, undeveloped 5-acre parcel on Bear 
Gulch Road in the unincorporated area of Woodside.  A Use Permit is required to exceed the maximum 
allowed size for a second unit. 
 

The Zoning Hearing Officer made the findings and approved this project subject to the conditions of 
approval as attached. 
 
Any interested party aggrieved by the determination of the Zoning Hearing Officer may appeal this 
decision to the Planning Commission within ten (10) business days from such date of determination.   
The appeal period for this project will end on June 2, 2017, at 5:00 p.m.   
 
Please direct any questions to Project Planner Summer Burlison at 650-363-1815 or 
sburlison@smcgov.org.  
 
Also, please take a few minutes and complete the online version of our Customer Survey which will help 
us to enhance our customer service.  Thank you in advance for your time in providing valuable 
feedback. The survey is available at: http://planning.smcgov.org/survey.  
 
Very truly yours, 

 
Lisa Grote 
Zoning Hearing Officer 
 
cc:       Public Works Department 
 Building Inspection Department 
 Environmental Health Division 

Planning Director, Town of Woodside 
Woodside Fire Protection District 
California Water Service Company 
Jane Jian, Gfl Group, Inc. 

 

http://www.planning.smcgov.org/
mailto:sburlison@smcgov.org
http://planning.smcgov.org/survey
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            Attachment A 
 

County of San Mateo 
Planning and Building Department 

 
FINDINGS AND CONDITIONS OF APPROVAL 

 
 
Permit or Project File Number:  PLN 2016-00111          Hearing Date:  May 18, 2017 
 
Prepared By: Summer Burlison,              Adopted By:  Zoning Hearing Officer 
   Project Planner 
 
FINDINGS 
 
For the Environmental Review, Found: 
 
1. That the Initial Study and Mitigated Negative Declaration are complete, correct and adequate and 

prepared in accordance with the California Environmental Quality Act (CEQA) and applicable 
State and County Guidelines.  An Initial Study and a Mitigated Negative Declaration were 
prepared and issued with a public review period from March 20, 2017 to April 10, 2017. 

 
2. That, on the basis of the Initial Study, comments received hereto, and testimony presented and 

considered at the public hearing, there is no substantial evidence that the project, if subject to the 
mitigation measures contained in the Mitigated Negative Declaration, will have a significant effect 
on the environment.  The Initial Study and Mitigated Negative Declaration identify potential 
significant impacts to aesthetics, air quality, biological resources, cultural resources, geology and 
soils, climate change, and hydrology and water quality.  The mitigation measures contained in the 
Mitigated Negative Declaration have been included as conditions of approval in this attachment.  
As proposed and mitigated, the project will not result in any significant environmental impacts. 

 
3. That the mitigation measures identified in the Mitigated Negative Declaration, agreed to by the 

applicant, placed as conditions on the project, and identified as part of this public hearing, have 
been incorporated as conditions of project approval. 

 
4. That the Initial Study and Mitigated Negative Declaration reflect the independent judgment of the 

County. 
 
For the Resource Management Permit, Found: 
 
5. That the project conforms to the Development Standards and Development Review Criteria 

contained in Chapter 20A and Chapter 20A.2 of the San Mateo County Zoning Regulations.  The 
project conforms to the minimum setbacks and maximum height limit allowed in the RM Zoning 
District.  Additionally, the project conforms to Section 6324.1 (Environmental Quality Criteria), 
Section 6324.4 (Water Resources Criteria), Section 6324.2 (Site Design Criteria), Section 6324.5 
(Cultural Resources), Section 6324.3 (Utilities), Section 6324.6 (Hazards to Public Safety Criteria) 
and Section 6326.4 (Slope Instability Area Criteria) of the RM Development Review Criteria.  The 
project, as proposed and conditioned, will not introduce noxious odors, long-term noise levels, or 
significant levels of air pollution emissions, and will incorporate low-impact development measures 
to ensure the increase in impervious surfaces will not result in adverse drainage or water quality 
impacts.  The project will minimize adverse impacts on the rural character of the area by limiting 
grading and tree removal necessary to implement the project, utilizing building materials and 
colors that blend into the natural surrounding rural area, installing new utilities underground, as 
well as ensuring that proper measures are taken should any unknown cultural resources be 
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unearthed during construction.  Additionally, the project will not compromise the stability of the 
project parcel or surrounding lands as a site specific geotechnical report prepared for the project 
concluded that landslide susceptibility is low at the project site based on site reconnaissance and 
geologic map review, and the project will comply with Chapter 7A of the California Building Code 
for ignition resistant construction and materials, acceptable emergency fire access, adequate fire 
flow and water supplies as reviewed and conditionally approved by the Woodside Fire Protection 
District.  

 
For the Use Permit, Found: 
 
6. 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 
as the establishment of a 1,500 sq. ft. second unit, in conjunction with the proposed single-family 
residential development, will not generate any increased adverse impacts that are not already 
generated by the primary residence and mitigated for in the Mitigated Negative Declaration.  
Sufficient onsite parking is proposed to accommodate the primary residence and second unit and 
the second unit will match the primary residence in design, color, and materials.  Additionally, the 
Environmental Health Division’s review and conditional approval of the proposed septic system 
includes consideration of the proposed 1,500 sq. ft. second unit.  Furthermore, the project is not 
located within the Coastal Zone and therefore, will not have any impacts on coastal resources.  

 
For the Grading Permit, Found: 
 
7. That the granting of the permit will not have a significant adverse effect on the environment.  After 

reviewing the Initial Study and Mitigated Negative Declaration as required by CEQA, it is 
determined that the implementation of all mitigation measures would reduce the project’s potential 
environmental impacts to less than significant levels.  All recommended mitigation measures in 
the Mitigated Negative Declaration have been incorporated as conditions of approval below. 

 
8. That the project conforms to the criteria of Chapter 8, Division VII, San Mateo County Ordinance 

Code, including the standards referenced in Section 9296.  The project, as proposed and 
conditioned, conforms to the standards in the Grading Regulations, including those relative to 
erosion and sediment control, dust control, fire safety, and timing of grading activity.  The project 
has been reviewed and conditionally approved by the County’s Department of Public Works and 
the Planning and Building Department’s Geotechnical Engineer. 

 
9. That the project is consistent with the General Plan.  The project, as proposed and conditioned, 

conforms to all applicable General Plan policies, including applicable Vegetative, Water, Fish and 
Wildlife Resources; Soil Resources; Visual Quality; Historical and Archaeological Resources; 
Rural Land Use; Water Supply; Wastewater; and Natural Hazards policies as discussed in detail 
in the staff report dated May 18, 2017. 

 
CONDITIONS OF APPROVAL 
 
Current Planning Section 
 
1. The approval applies only to the proposal as described in this report and materials submitted for 

review and approval by the Zoning Hearing Officer on May 18, 2017. The Community 
Development Director may approve minor revisions or modifications to the project if they are 
found to be consistent with the intent of, and in substantial conformance with, this approval. 

 
2. The Resource Management Permit, Use Permit, and Grading Permit shall be valid for one (1) 

year from the date of final approval in which time a valid building permit shall be issued and a 
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completed inspection (to the satisfaction of the Building Inspection Section) shall have occurred 
within 180 days of its issuance.  Any extension of these permits shall require submittal of written 
request for permit extension and payment of applicable extension fees sixty (60) days prior to the 
expiration date. 

 
3.  Within four (4) business days of the final approval date for this project, the applicant shall submit 

an environmental filing fee of $2,216.25, as required under Fish and Game Code Section 711.4, 
plus a $50.00 recording fee.  Thus, the applicant shall submit a check in the total amount of 
$2,266.25, made payable to “San Mateo County Clerk”, to the project planner to file with the 
Notice of Determination.  Please be aware that the Department of Fish and Game environmental 
filing fee increases starting the 1st day of each new calendar year (i.e., January 1, 2017).  The fee 
amount due is based on the date of payment of the fees. 

 
4. The applicant shall submit the approved exterior color and material specifications as part of the 

building permit submittal.  Color and materials verification by the Current Planning Section shall 
occur prior to final building inspection.  

 
5. A total of 28 trees are approved for removal as shown on the Tree Protection Plan, dated August 

16, 2016, of which 17 are regulated under the RM District Regulations.  See Condition of Approval 
No. 19 for tree replacement requirements.  

 
6. A Tree Protection Plan, in compliance with Sections 12,020.4 and 12,020.5 of the County’s 

Significant Tree Ordinance, shall be submitted with the building permit plans for review and 
approval by the Current Planning Section.  

 
7. No grading activities shall commence until the applicant has been issued a grading permit “Hard 

Card”, which will only be issued concurrently with the associated building permit.  
 
8. The provision of the San Mateo County Grading Ordinance shall govern all grading on and 

adjacent to this site.  Per San Mateo County Ordinance Section 9296.5, all equipment used in 
grading operations shall meet spark arrester and firefighting tool requirements, as specified in the 
California Public Resources Code. 

 
9. The engineer who prepared the approved grading plan shall be responsible for the inspection and 

certification of the grading as required by Section 9297.2 of the Grading Ordinance.  The 
engineer’s responsibilities shall include those relating to non-compliance detailed in Section 
9297.4 of the Grading Ordinance. 

 
10.  Erosion and sediment control during the course of grading work shall be installed and maintained 

according to a plan prepared and signed by the engineer of record, and approved by the 
Department of Public Works and the Current Planning Section.  Revisions to the approved erosion 
and sediment control plan shall be prepared and signed by the engineer, and must be reviewed 
and approved by the Department of Public Works and the Current Planning Section. 

 
11. It shall be the responsibility of the engineer of record to regularly inspect the erosion control 

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

 
12. The site is considered a Construction Stormwater Regulated Site (SWRS).  Any grading activities 

conducted during the wet weather season (October 1 to April 30) will require monthly erosion and 
sediment control inspections by the Building Inspection Section, as well as prior authorization from 
the Community Development Director to conduct grading during the wet weather season. 
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13. Noise sources associated with demolition, construction, repair, remodeling, or grading of any real 

property shall be limited to the hours from 7:00 a.m. to 6:00 p.m. weekdays and 9:00 a.m. to 5 
p.m. Saturdays.  Said activities are prohibited on Sundays, Thanksgiving, and Christmas (San 
Mateo Ordinance Code Section 4.88.360). 

 
14. Prior to the issuance of a building permit, the applicant shall pay all applicable Affordable Housing 

Impact Fees, pursuant to San Mateo County Ordinance No. 4758. The impact fees shall be 
assessed at $5.00 per sq. ft. over 2,500 sq. ft. of residential floor area. 

 
Mitigation Measures from the Mitigated Negative Declaration (changes made to the mitigation measures 
are shown in strike-through and underline format): 
 
15. Mitigation Measure 1:  All proposed lighting (interior and exterior) shall be designed and located 

so as to confine direct rays to the subject property and prevent glare in the surrounding area.  
Manufacturer cut sheets for any exterior light fixtures shall be submitted for review and approval 
prior to the issuance of a building permit.  All exterior fixtures shall be rated dark-sky compliant 
and designed to minimize light pollution beyond the confines of the subject premises. Verification 
of installed exterior light fixtures by the Current Planning Section shall occur prior to final building 
inspection. 

 

16. Mitigation Measure 2:  Final finishes of all exterior materials and/or colors, including glass 
windows and/or panels, shall be non-reflective. 

 

17. 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 “hard card” or 
building permit that, at a minimum, includes the “Basic Construction Mitigation Measures” as listed 
in Table 8-1 of the BAAQMD CEQA Guidelines (May 2011).  These measures 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 road) shall be watered two times per day. 

 

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

 

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

 

d. All vehicle speeds on unpaved roads shall be limited to 15 mph. 

 

e. Roadways and building pads shall be laid as soon as possible after grading unless seeding 
or soil binders are used. 
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f. 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 [CCR]).  
Clear signage shall be provided for construction workers at all access points. 

 

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

 

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

 

18. Mitigation Measure 4:  All regulated trees proposed for removal shall be replaced at a 1:1 ratio, 
minimum 15-gallon size stock.  All proposed replacement trees shall be shown on a Tree 
Replanting Plan or Landscape Plan and shall include species, size and location.  The Plan shall 
be submitted to the County Planning and Building Department for review and approval as part of 
the building permit plan sets.  Tree planting verification by the Current Planning Section shall 
occur prior to final building inspection. 

 

19. Mitigation Measure 5:  In the event that archaeological resources are inadvertently discovered 
during construction, work in the immediate vicinity (within 25 feet) of the find must stop until a 
qualified archaeologist can evaluate the significance of the find.  Construction activities may 
continue in other areas beyond the 25-foot stop work area.  A qualified archaeologist is defined as 
someone who meets the Secretary of the Interior’s Professional Qualifications Standards in 
archaeology.  The Current Planning Section shall be notified of such findings, and no additional 
work shall be done in the stop work area until the archaeologist has recommended appropriate 
measures, and those measures have been approved by the Current Planning Section and 
implemented.  

 

20. Mitigation Measure 6:  In the event that paleontological resources are inadvertently discovered 
during construction, work in the immediate vicinity (within 25 feet) of the find must stop until a 
qualified paleontologist can evaluate the significant of the find.  The Current Planning Section 
shall be notified of such findings, and no additional work shall be done in the stop work area until 
the paleontologist has recommended appropriate measures, and those measures have been 
approved by the Current Planning Section and implemented.  

 

21. Mitigation Measure 7:  Should any human remains be discovered during construction, all ground 
disturbing work shall cease and the County Coroner be immediately notified, pursuant to Section 
7050.5 of the State of California Health and Safety Code.  Work must stop until the County 
Coroner can make a determination of origin and disposition of the remains pursuant to California 
Public Resources Code Section 5097.98.  If the County Coroner determines the remains to be 
Native American, the Native American Heritage Commission shall be contacted within 24 hours.  
A qualified archaeologist, in consultation with the Native American Heritage Commission, shall 
recommend subsequent measures for disposition of the remains. 

 

22. Mitigation Measure 8:  The applicant shall submit an erosion control plan in compliance with the 
County’s General Erosion and Sediment Control Plan Guidelines Checklist for review and 
approval as part of the building permit plans submittal.  
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23. Mitigation Measure 9:  No grading shall be allowed during the wet weather season (October 1 
through April 30) to avoid increased potential soil erosion, unless the applicant applies for an 
Exception to the Winter Grading Moratorium and the Community Development Director grants the 
exception.  Exceptions will only be granted if dry weather is forecasted during scheduled grading 
operations, and the erosion control plan includes adequate winterization measures (amongst 
other determining factors). 

 

24. Mitigation Measure 10:  An Erosion Control and Tree Protection Pre-Site Inspection shall be 
conducted prior to the issuance of a grading permit “hard card” and building permit to ensure the 
approved erosion control and tree protection measures are installed adequately prior to the start 
of ground disturbing activities. 

 
Building Inspection Section 
 
25.  For the building plans submittal, provide clarification for driveway material shown on plan sheet A-

1.1 versus plan sheet C-1. 
 
26.  The property is located within the State Responsibility Area Very High Fire Hazard Severity Zone 

and as such, the entire project shall meet the requirements of the appropriate sections of CRC 
Section 327 and/or CBC Chapter 7A. 

 
27.  The second unit shall have access to, and control of, an independent source of space 

conditioning. 
 
28. The project shall include preparations for an Electric Vehicle Charging Station installation. 
 
Geotechnical Section  
 
29. For the final approval of the grading permit, the applicant shall ensure the performance of the 

following activities within thirty (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, and the Grading Regulations, 
to the Department of Public Works and the Planning and Building Department’s 
Geotechnical Engineer. 

 
 b.  The geotechnical consultant shall observe and approve all applicable work during 

construction and sign Section II of the Geotechnical Consultant Approval form, for submittal 
to the Planning and Building Department’s Geotechnical Engineer and Current Planning 
Section. 

 
Please include the Geotechnical File Number, 15G-45, in all correspondence with the 
Geotechnical Section of the Planning and Building Department. 

 
Department of Public Works 
 
30. 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. 
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31. Prior to the issuance of the Building permit or Planning permit (for Provision C3 Regulated 
Projects), the applicant shall have prepared, by a registered civil engineer, a drainage analysis of 
the proposed project and submit it to the Department of Public Works for review and approval.  
The drainage analysis shall consist of a written narrative and a plan.  The flow of the stormwater 
onto, over, and off of the property shall be detailed on the plan and shall include adjacent lands as 
appropriate to clearly depict the pattern of flow.  The analysis shall detail the measures necessary 
to certify adequate drainage.  Post-development flows and velocities shall not exceed those that 
existed in the pre-developed state.  Recommended measures shall be designed and included in 
the improvement plans and submitted to the Department of Public Works for review and approval. 

 
32. Proposed facilities shall not be constructed in ingress and egress easements unless directly 

associated with ingress and egress to the property. 
 
Environmental Health Division 
 
33. The applicant shall comply with all requirements of the Environmental Health Division’s Onsite 

Wastewater Treatment System Ordinance and Onsite Systems Manual for the installation of the 
septic system.  

 
Woodside Fire Protection District 
 
34. The address shall be clearly posted and visible from the street with a minimum of 4-inch numbers 

on contrasting background. 
 
35. An approved spark arrestor shall be provided for all chimneys, including any outside fireplace. 
 
36. Smoke detectors and Carbon Dioxide detectors must be installed pursuant to code. 
 
37. An NFPA 13D Fire Sprinkler system must be installed in the Main Residence and Guest House. 
 
38. Prior to the start of construction, 100 feet of defensible space shall be provided around the 

proposed new structures.  Upon final construction inspection, 30 feet of perimeter defensible 
space shall be provided from the new structures. 

 
39. Driveway grades over 15% shall be brushed concrete.  The driveway grade shall not exceed 20%.  

All shared areas of the driveway shall be 18 feet. in width. 
 
40. The location and distance of the nearest existing or proposed hydrant must be shown on the site 

plan submitted as part of the building permit plans.  
 
California Water Service Company 
 
41. The applicant shall submit a Form 1318 with fire sprinkler plan and calculations to the California 

Water Service Company for design and engineering review. 
 
42. The applicant is encouraged to use water conserving devices. A list of rebate programs for 

qualifying water conserving devices for the Bear Gulch area is available online at 
https://www.calwater.com/conservation/rebates-and-programs/residential/bg/. 

 
 
 

https://www.calwater.com/conservation/rebates-and-programs/residential/bg/
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