PLANNING COMMISSION
Agenda

Scenic Pacifica
Incorporated Nov. 22, 1957

DATE: Monday, October 5, 2015

LOCATION: Council Chambers, 2212 Beach Boulevard
TIME: 7:00 PM

ROLL CALL:

SALUTE TO FLAG:

ADMINISTRATIVE BUSINESS:

Approval of Order of Agenda

Approval of Minutes: September 21, 2015

Designation of Liaison to City Council Meeting
Oral Communications:

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

CONSENT ITEMS: None

PUBLIC HEARING:

1. PSD-802-15, SITE DEVELOPMENT PERMIT, COASTAL DEVELOPMENT PERMIT, USE PERMIT, AND TENTATIVE
CDP-357-15, (CONDOMINIUM) MAP, filed by Ciyavash Moazzami, to construct one three-story condominium duplex and
UP-067-15,and  one three-story condominium triplex (five units total), with the units ranging in size from 2,281+/- square feet to
SUB-229-15 3,186+/- square feet each on two separate lots at 15 and 29 Montecito Avenue (APN: 016-182-170 and 016-

182-350). This project site is located in the appeal area of the Coastal Zone. Recommended CEQA status:
Exempt. Proposed Action: Approve as conditioned.

CONSIDERATION ITEM: None

COMMUNICATIONS:

Commission Communications:
Staff Communications:

ADJOURNMENT

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

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



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



PLANNING COMMISSION
% Staff Report

Scenic Pacifica
Incorporated Nov. 22, 1957

DATE: October 5, 2015
ITEM: 1

PROJECT SUMMARY/RECOMMENDATION AND FINDINGS

Notice of Public Hearing was published in FILE: PSD-802-15
the Pacifica Tribune on September 23™ UP-067-15

and 80 surrounding property owners and CDP-357-15
tenants were notified by mail. SUB-229-15

APPLICANT: Ciyavash Moazzami

OWNER: Reza Fakurnejad (owner of 15 Montecito Avenue) and Tiffany Zammit (owner of
29 Montecito Avenue)

LOCATION: 15 and 29 Montecito Avenue, Pacifica, CA 94044 (“Subject Properties™)
PROJECT DESCRIPTION: Construct one three-story condominium duplex and one three-
story condominium triplex (five units total), with units ranging in size from 2,281+/- square

feet to 3,186+/- square feet each on two separate lots.

General Plan: High Density Residential
Zoning: R-3/CZ (Multiple-Family Residential/Coastal Zone)

RECOMMENDED CEQA STATUS: Class 3 Categorical Exemption, Section 15303(b)

ADDITIONAL REQUIRED APPROVALS: City Council approval of three (3) residential
development allocations. Appealable to the City Council and Coastal Commission.

RECOMMENDED ACTION: Approval with conditions.

PREPARED BY: Turhan Sonmez, Contract Planner
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ZONING STANDARDS CONFORMANCE for #15 Montecito Avenue (Units 1 and 2)

Development Standards Max/Min Existing Proposed
Lot Size 5,000 sf. 4,500 sf. 4,500 sf.
Minimum Lot Width 50° 50° 50°
Height 35’ 12° (approx.) 33’
Front Setback to Living Area i 5P 24° 15’
Front Setback to Garage 20° 15’ 20°
Interior Side Setback (left & right) o 6.5 &5 52"
Rear Setback 20° 21° 20°
Lot Coverage 60% 31% 49%
Landscape Area 20% .20% (approx.) 31%
Usable Open Space 1,500 sf. NA 1,910 sf.
(750 st./unit)
Private Open Space 300 sf. NA 640 sf.
Unenclosed Deck/Balcony (150 sf./unit)
Projections - Front & Rear Yard 6’ NA 6’
Number of Parking Spaces 4 (2 per unit) 1 4 garage spaces
1 guest space No guest parking
per 4 units required under PMC
9-4.2818(a)(2)
Private Storage Space: 400 s.f. (200 NA 472 s.t.

s.f./unit)
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ZONING STANDARDS CONFORMANCE for #29 Montecito Avenue (Units 3, 4, and 5)

Development Standards Max/Min Existing Proposed
Lot Size 5,000 s.f. 6,750 sf. 6,750 sf.
Minimum Lot Width 50° 75° 75°
Height 35° 12° (approx.) 33’
Front Setback to Living Area 15’ 24’ 15’
Front Setback to Garage 20° 15’ 20°
Interior Side Setback (left and right) 5’ 5 &30 5’-1%" and 5°-2 15"
Rear Setback 20° 28 20°
Lot Coverage 60% 22% 53%
Landscape Area 20% 25% (approx.) 24%
Usable Open Space 2,250 s.f. NA 2,464 sf.
(750 s.f./unit)
Private Open Space 450 s.f. NA 1,130 sf.
(150 s.f./unit)
Unenclosed Deck/Balcony 6’ NA 6’
Projections — Front & Rear Yard
Number of Parking Spaces: 6 (2 per unit) 1 6 garage spaces
1 guest space No guest parking
per 4 units required under PMC
9-4.2818(a)(2)
Private Storage Space: 600 s.f. (200 NA 680 s.f.
s.f./unit)

A. PROJECT SUMMARY:

1. Background: On December 2, 2013, the Planning Commission approved a similar
condominium duplex project to the north adjacent to the Subject Properties at 10, 16, 20, and 26
Santa Rosa Avenue. The project also involved two (2) separate lots with one duplex on each lot.
The project was proposed by the same Applicant, Ciyavash Moazzami, and is currently under
construction.

2. Project Description: The proposal consists of one three-story condominium duplex (15
Montecito Avenue) and one three-story condominium triplex (29 Montecito Avenue), five units
total, with the livable floor area of the units ranging in size from 2,281+/- square feet to 3,186+/-
square feet each on two separate lots. Each lot contains an existing single-family structure,
which will be demolished. Building height for both structures would be 33 feet. Each unit would
have its own two-car garage, a private storage area, and a storage area for garbage and recycling
containers within each garage. All units would gain street access from Montecito Avenue. The
duplex units and two of the triplex units would share common driveways while one of the triplex
units would have a dedicated driveway. The proposal includes 1,394 square feet of landscaping
for the lot with the duplex and 1,630 square feet of landscaping for the lot with the triplex, which
exceed the minimum requirement of the Zoning Ordinance.
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The materials proposed for the exterior of the duplex are exterior stucco, vinyl frame double
glazed windows, decorative metal railing and sliding glass doors. The materials proposed for the
exterior of the triplex are the same, except for the addition of horizontal siding and composite
paneling to add variation between the two buildings.

3. General Plan, Zoning, and Surrounding Land Use: The General Plan designation for both
properties is High Density Residential and the zoning classification for both properties is R-3/CZ
(Multiple-Family Residential/Coastal Zone). The General Plan density standard for the sites
allows a minimum and maximum density (due to rounding) of two (2) units at 15 Montecito
Avenue and two (2) to three (3) units at 29 Montecito Avenue. The proposal to construct two (2)
units and three (3) units, respectively, on each site is consistent with the General Plan standard
for density.

In terms of zoning consistency, although 15 Montecito Avenue does not meet the minimum lot
size requirement of 5,000 square feet it is still a legal developable lot, provided the Planning
Commission approves a Site Development Permit and the entire project meets all other
applicable development standards. The proposed project includes permitted uses in the R-3/CZ
zone, complies with all development standards, and does not require any variances; therefore, it
is consistent with all applicable zoning regulations.

The properties surrounding the Subject Properties have the same General Plan and zoning
designations, with the exception of the City Council Chambers site located directly across the
street to the south which has a General Plan designation of Public Facility and a zoning
classification of PF (Public Facility). On September 23, 2013, the City Council approved a
General Plan Amendment and zone change for the City Council Chambers site reclassifying it as
Mixed Use and P-D (Planned Development), respectively. However, the City is still processing
a Local Coastal Plan with the California Coastal Commission, and the changes have not yet been
finalized.

The Planning Commission approved a similar condominium duplex project to the north adjacent
to the Subject Properties at 10, 16, 20, and 26 Santa Rosa Avenue, and the project is currently
under construction. The other nearby properties are developed with a variety of dwelling types
ranging from three story apartments to single story beach cottages. There is a vacant lot at the
corner of Santa Rosa Avenue and Beach Boulevard.

4. Municipal Code: Section 9-4.4303(a) of the Pacifica Municipal Code (PMC) requires
development in the Coastal Zone to obtain approval of a Coastal Development Permit. The
subject sites are within the Coastal Zone as well as the Coastal Zone Appeal Zone. PMC Section
9-4.2403(a) requires approval of a Use Permit and Site Development Permit for all condominium
(i.e. clustered housing) projects. PMC Section 9-4.3201(a) also requires approval of a Site
Development Permit for all new construction within the R-3 zone. PMC Section 9-4.3002(a)
additionally requires approval of a Site Development Permit for construction on a
nonconforming lot. PMC Section 10-1.302 requires approval of a Tentative Parcel Map for the
condominium subdivision.
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5. CEQA Recommendation: Proposed is the construction of five (5) dwelling units in an
urbanized area; therefore, a Class 3 exemption under California Environmental Quality Act
(CEQA) Guidelines Section 15303(b), as described below, applies to the project:

15303. New Construction or Conversion of Small Structures

Class 3 consists of construction and location of limited numbers of new, small facilities
or structures; installation of small new equipment and facilities in small structures; and
the conversion of existing small structures from one use to another where only minor
modifications are made in the exterior of the structure. The numbers of structures
described in this section are the maximum allowable on any legal parcel. Examples of
this exemption include, but are not limited to:

(b) A duplex or similar multi-family residential structure, totaling no more than four
dwelling units. In urbanized areas, this exemption applies to apartments, duplexes and
similar structures designed for not more than six dwelling units.

In this case, a duplex and a triplex comprising five (5) dwellings total are proposed in an
urbanized area. All of the City of Pacifica is considered an urbanized area for the purposes of
CEQA analysis. Therefore, the project is exempt from further analysis under CEQA.

6. Site Development Permit: Pursuant to Section 9-4.3204, the Planning Commission shall not
issue a Site Development Permit if it finds the project will have any of the following impacts:

Potential traffic hazards

Parking accessibility problems

Insufficient landscape areas

Restricted light and air on the property or other surrounding properties

Creation of a substantial detriment to an adjacent residential district

Excessive damage to the natural environment

Insufficient site and structural design variety

Inconsistency with the City’s adopted Design Guidelines

Inconsistency with the General Plan, Local Coastal Plan, or other laws of the City

il

Staff believes that the project will not result in any of the above conditions, and particularly, that
design of each structure is consistent with the character of the surrounding neighborhood; that
the proposal will not create hazardous traffic patterns or negative parking impacts; and that the
project will not restrict light or air to surrounding buildings or discourage additional
development in the area. Additionally, the proposal enhances the design variety of the area and
will not affect the surrounding natural environment.

The proposed increase in housing would not substantially increase traffic since only five (5) units
are proposed (three (3) net new units, since there is an existing single-family home on each lot).
The proposal is consistent with General Plan density requirements for the lots. Vehicular access
for both the duplex and triplex will be from Montecito Avenue which is a two-way street. All
five (5) garages satisfy the code requirements and are directly accessible from the public right-
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of-way. Therefore, no parking accessibility problems will be created. Two (2) on-street parking
spaces will be removed for the driveway access; however, four (4) more driveway spaces and
eight (8) more garage spaces will be created by the new development than currently exist on the
sites, for a total net increase of 10 parking spaces. The proposed development will be in
conformance with the City’s parking requirements (the existing single-family homes on the sites
do not currently comply with the City’s parking requirements). Since less than four (4) units are
proposed on each lot, no guest parking spaces are required.

Planning Commission approval of a Site Development Permit is appropriate for this project.
Although 15 Montecito does not meet the minimum lot size requirement of 5,000 square feet it is
still a legal developable lot since all structures meet the all applicable development standards.

In addition to the findings required for the approval of a site development permit, the Planning
Commission must make the following additional findings for proposed clustered housing
developments:

(1) For projects in low density areas, that the privacy of nearby residences will not be
reduced to an extent which exceeds that which would normally be reduced by
conventional single-family dwellings; and

The proposed project is located in a high density residential area, and therefore, this finding is
not applicable to this project.

(2) That the architectural features of proposed structures will be integrated harmoniously into
the design character of the immediate neighborhood.

Per the Design Guidelines, the majority of each structure’s private open space has been located
on the southern building exposure to take advantage of sunlight. Both structures’ design
incorporates a variety of materials, colors, heights, and setbacks while maintaining a cohesive
style. Both structures take into account the existing character of the neighborhood and
incorporate its positive elements.

7. Use Permit: The Planning Commission shall grant approval of a Use Permit to allow
residential use only when all of the following findings are made:

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

b. That the use or building applied for is consistent with the applicable provisions of the
General Plan and other applicable laws of the City and, where applicable, the Local
Coastal Plan; and

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

Staff believes that the proposed development will not, under the circumstances of the particular
case, be detrimental to the health, safety and welfare of the persons residing or working in the
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neighborhood or to the general welfare of the City; and that the use is consistent with the City’s
adopted Design Guidelines, applicable provisions of the General Plan, and other applicable laws
of the City. Staff also believes that the project, as conditioned, will be compatible with the
character of the surrounding land use, and will not affect traffic circulation in the area or obstruct
light normally enjoyed by the adjacent properties.

The General Plan and zoning designation allow the proposed duplex and triplex buildings and
multiple-family use for each lot. The duplex and triplex would be among the taller buildings in
the area; however, their height at 33 feet is lower than the 35 feet allowed and there are balconies
on the upper two levels of all the units to help reduce the massing of the buildings. Since the
proposed development is not on a corner lot and the structures are lower than the allowed height
limit no coastal views are obstructed. The site is surrounded by single-family and multiple family
dwellings. Some of the remaining older dwellings are one-story beach cabins while the newer
development tends to be two-story or three-story multiple-family dwellings; therefore, the design
and scale of the proposed development is consistent with surrounding development. Due to the
subject site’s proximity to the ocean, dwellings with ocean views and within easy walking
distance of the beach are very desirable. The proposed landscaping for both lots incorporates
street trees and interesting landscaping which promote a vibrant streetscape.

In addition to the findings required for the approval of a use permit, the following additional
findings shall be made for proposed clustered housing developments:

(1) For projects in low density areas, that the privacy of nearby residences will not be
reduced to an extent which exceeds that which would normally be reduced by
conventional single-family dwellings; and

The proposed project is located in a high density residential area, and therefore, this finding is
not applicable to this project.

(2) That the architectural features of proposed structures will be integrated harmoniously into
the design character of the immediate neighborhood.
Per the Design Guidelines, the majority of each structure’s private open space has been located
on the southern building exposure to take advantage of sunlight. Both structures’ design
incorporates a variety of materials, colors, heights, and setbacks while maintaining a cohesive
style. Both structures take into account the existing character of the neighborhood and
incorporate its positive elements.

8. Coastal Development Permit: Section 9-4.4304(k) of the Municipal Code allows the
Planning Commission to issue a Coastal Development Permit based on the findings specified
below:

1. The proposed development is in conformity with the City’s certified Local Coastal
Program.
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2. Where the Coastal Development Permit is issued for a development between the nearest
public road and the shoreline, the development is in conformity with the public recreation
policies of Chapter 3 of the California Coastal Act.

The subject sites are surrounded by properties which are developed with single-family and
multiple family dwellings. Although the project is taller than other dwellings in the Sharp Park
neighborhood which are primarily two stories, the proposed height at 33 feet is 2 feet less than
the allowed height of 35 feet and still compatible with the surrounding neighborhood in that
there are a few three story buildings in the vicinity. There is extremely little existing vegetation
on site and no trees. New landscaping would include much more vegetation than existed before,
including nine (9) new trees. Staff believes the proposal is in conformity with the City’s certified
Local Coastal Program. Also, the proposed development is not located between the nearest
public road and the shoreline.

9. Tentative Map: Section 10-1.407(b) of the Municipal Code states that the Planning
Commission may approve a Tentative Parcel Map for the condominium subdivision of four or
more units if it finds that the proposed subdivision “is consistent with the General Plan, any
Specific Plan, the Local Coastal Program, and the zoning provisions.” In this case, the
subdivision will be for five condominium units.

Staff believes that the proposed Tentative Map and design and improvements of the proposed
subdivision, as conditioned, are consistent with the applicable portions of the General Plan, the
Local Coastal Plan, and Zoning Ordinance. In addition, Staff believes that both the sites are
physically suitable for the type and density of development, no substantial environmental
damage will be caused by the project, and no public health problems will result from
development of the subject parcels. The properties are infill sites surrounded by existing
development. Staff has found that the proposed project is Categorically Exempt under CEQA.
Also, the Tentative Map has been applied for along with a Site Development Permit, Use Permit,
and Coastal Development Permit to help ensure high quality development of the site.

10. Summary: In staff’s opinion, as conditioned, the project satisfies all General Plan, Local
Coastal Plan, and Zoning development standards. The project is consistent with General Plan
density standards and the uses permitted in the zoning standards. It is also consistent with the
Design Guidelines. Different materials for the siding and colors will help differentiate the two
buildings and the offset design of each unit within the duplex adds visual interest while breaking
up the massing of each building. Thus, staff recommends approval of the project subject to the
conditions attached.

COMMISSION ACTION

MOTION FOR APPROVAL.:

Move that the Planning Commission finds that the project is exempt from the California
Environmental Quality Act; approves Site Development Permit PSD-802-15, Use Permit UP-
067-15, Coastal Development Permit CDP-357-15, and Tentative (Condominium) Map SUB-
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229-15 by adopting the attached resolution, including conditions of approval in Exhibit A; and,
incorporates all maps and testimony into the record by reference.

Attachments:
A. Land Use and Zoning Exhibit
B. Resolution
C. Exhibit A for Resolutions — Conditions of Approval
D. Project Plans
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RESOLUTION NO.

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
PACIFICA APPROVING SITE DEVELOPMENT PERMIT PSD-802-15, USE
PERMIT UP-067-15, COASTAL DEVELOPMENT PERMIT CDP-357-15, AND
TENTATIVE (CONDOMINIUM) MAP SUB-229-15 SUBJECT TO CONDITIONS
AT 15 MONTECITO AVENUE AND 29 MONTECITO AVENUE (APN: 016-182-
170 and 016-182-350)

Initiated by: Ciyavash Moazzami, on behalf of Reza Fakurnejad and Tiffany Zammit

WHEREAS, an application has been submitted to construct one three-story
condominium duplex and one three-story condominium triplex (five units total), with the
units ranging in size from 2,281+/- square feet to 3,186+/- square feet each (plus two
garage spaces per unit) on two separate lots at 15 Montecito Avenue and 29 Montecito
Avenue (APN: 016-182-170 and 016-182-350); and

WHEREAS, a notice of public hearing to consider the proposed development
was sent via US Mail to all property owners located within a 300 foot radius and
residents within a 300 foot radius of the project site; and

WHEREAS, the Planning Commission has determined that the project is exempt
from the California Environmental Quality Act (CEQA) per Section 15303(b) as a Class
3 “New Construction or Conversion of Small Structures” categorical exemption; and

WHEREAS, the Project site is located within the Coastal Zone; and

WHEREAS, the Planning Commission of the City of Pacifica did hold a duly
noticed public hearing on October 5, 2015, at which time it considered all oral and
documentary evidence presented, and incorporated all testimony and documents into the
record by reference;

NOW, THEREFORE BE IT RESOLVED that the Planning Commission
makes the following findings:

1. Findings for Tentative (Condominium) Map:
The Planning Commission of the City of Pacifica does hereby make the finding
pertaining to Subdivision SUB-229-15, approving the subdivision of land:

A. That the proposed subdivision, together with the provisions for its design and
improvement, is consistent with the General Plan, any Specific Plan, and the zoning
provisions.

The proposed Tentative Map and design and improvements of the proposed subdivision,
as conditioned, are consistent with the applicable portions of the General Plan and Zoning
Ordinance. In addition, the site is physically suitable for the type and density of

ATTACHMENT B



development, no substantial environmental damage will be caused by the project, and no
public health problems will result from development of the subject parcel. The property
is an infill site surrounded by existing residential development. The Planning
Commission has found that the proposed project is Categorically Exempt under CEQA.
Also, the Tentative Map has been applied for along with a Site Development Permit, Use
Permit, and Coastal Development Permit to help ensure high quality development of the
site.

2. Findings of Approval for Site Development Permit:

The Planning Commission of the City of Pacifica does hereby make the following
findings pertaining to Site Development Permit PSD-802-15, approving new construction
in the R-3 zone, construction on a nonconforming lot, and development of a clustered
housing (condominium) project:

A.That the location, size, and intensity of the proposed operation will not create a
hazardous or inconvenient vehicular or pedestrian traffic pattern, taking into account the
proposed use as compared with the general character and intensity of the neighborhood.

The proposed development will not result in a hazardous increase in traffic, or affect road
capacity or congestion at intersections. The proposed increase in housing would not
substantially increase traffic since only five (5) new units are proposed (three (3) net
units, since there is an existing single-family home on each lot) and this is consistent with
General Plan density requirements for the lots. The proposed development will provide
adequate emergency access, and will have no effect on alternative transportation modes.
The proposed development would have no effect on traffic patterns or substantially
increase hazards due to any design feature or incompatible uses.

B. That the accessibility of off-street parking areas and the relation of parking areas
with respect to traffic on adjacent streets will not create a hazardous or inconvenient
condition to adjacent or surrounding uses;

The proposed land use will not result in a hazardous increase in traffic, or affect road
capacity or congestion at intersections. The proposed increase in housing would not
substantially increase traffic since only five (5) new units are proposed (three (3) net
units, since there is an existing single-family home on each lot) and this is consistent with
General Plan density requirements for the lots. Vehicular access for both the duplex and
triplex will be from Montecito Avenue which is a two-way street. All five (5) garages
satisfy the code requirements and are accessible; and therefore, no parking accessibility
problems will be created. Two (2) street parking spaces will be removed for the
driveway access; however, four (4) more driveway spaces and eight (8) more garage
spaces are proposed by the new development than currently exist on the sites, for a total
net increase of 10 parking spaces. The proposed development will be in conformance
with the City’s parking requirements (the existing single-family homes on the sites do not
currently comply with the City’s parking requirements). Since less than four (4) units are
proposed on each lot, no guest parking spaces are required.



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

The proposed off-street parking, garbage and recycling containers, and storage areas
would all be located in the ground floor parking garages of each unit and have no visual
impacts. Each garage has been designed with extra space intended for storing garbage
and recycling containers. Adequate landscaping would exist along the periphery of the
site in several different locations to separate and screen the site from neighboring sites
and the roadway.

D. That the proposed development, as set forth on the plans, will not unreasonably
restrict or cut out light and air on the property and on other property in the neighborhood,
and will not hinder or discourage the appropriate development and use of land and
buildings in the neighborhood, or impair the value thereof;

The scale and massing of the proposed duplex and triplex are appropriate for the sites and
surrounding area, and are consistent with the City’s adopted Design Guidelines. Per the
Design Guidelines, the majority of each structure’s private open space has been located
on the southern building exposure to take advantage of sunlight. Both structures’ design
incorporates a variety of materials, colors, heights, and setbacks while maintaining a
cohesive style. Both structures take into account the existing character of the
neighborhood and incorporate its positive elements. The proposed development will not
unreasonably restrict or cut out light and air on the properties and on other properties in
the neighborhood, or hinder or discourage the appropriate development and use of land
and buildings in the neighborhood, or impair the value thereof. Appropriate setbacks for
both structures will ensure that there are no light and air impacts to surrounding
properties.

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

This finding is not necessary for issuance of a Site Development Permit because the
proposed development is a residential project and no improvements to any commercial or
industrial structures are proposed.

F. That the proposed development will not excessively damage or destroy natural
features, including trees, shrubs, creeks, and rocks, and the natural grade of the site,
except as provided in the subdivision regulations as set forth in Chapter 1 of Title 10 of
the Municipal Code;

Each lot is already fully developed and contains an existing single-family structure. There
are no natural features on either of the sites and the sites were already graded flat for the
existing single-family structures.



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

The proposed development includes sufficient architectural detail for cohesiveness, visual
relief and variety. The style of the project is modern with the clean lines and surfaces,
simple geometry, flat roofs, metal railings and large view windows. Architectural features
are incorporated as recommended in the Design Guidelines such as balconies, decks and
view windows to take advantage of the project’s location near the ocean. Different
exterior treatments of stucco and horizontal siding, and a variety of colors, are utilized for
each structure, and these elements combined with varied setbacks help create visual
interest. Per the Design Guidelines, the majority of each structure’s private open space
has been located on the southern building exposure to take advantage of sunlight. Both
structures design incorporates a variety of materials, colors, heights, and setbacks while
maintaining a cohesive style. Both structures take into account the existing character of
the neighborhood and incorporate its positive elements. The proposed landscaping on
both lots is functional and attractive, and per the Design Guidelines street trees are
proposed.

H.That the proposed development is consistent with the City's adopted Design
Guidelines;

The scale and massing of the proposed development is appropriate for the sites and
surrounding area, is consistent with the City’s adopted Design Guidelines, and will not
unreasonably restrict or cut out light and air on the property and on other property in the
neighborhood, or hinder or discourage the appropriate development and use of land and
buildings in the neighborhood, or impair the value thereof. The proposed development
includes sufficient architectural detail for cohesiveness, visual relief and variety. The
style of the project is modern with the clean lines and surfaces, simple geometry, flat
roofs, metal railings and large view windows. Architectural features are incorporated as
recommended in the Design Guidelines such as balconies, decks and view windows to
take advantage of the project’s location near the ocean. Different exterior treatments of
stucco and horizontal siding, and a variety of colors, are utilized for each structure, and
these elements combined with varied setbacks help create visual interest.

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

The proposed development, as conditioned, is consistent with the General Plan,
Municipal Zoning Code and applicable City laws. The General Plan density requirements
for the sites allows for a maximum of two (2) units at 15 Montecito Avenue and three (3)
units at 29 Montecito Avenue, which is exactly what the Applicant is proposing.
Specifically, the location, size and intensity of the proposed project, including design, is
consistent with the character of the surrounding neighborhood; and the proposal will not
restrict light or air to surrounding buildings or discourage additional residential
development in the area. Although 15 Montecito Avenue does not meet the minimum lot
size requirement of 5,000 square feet it is still a legal developable lot, since the Planning
Commission has approved a Site Development Permit and the project meets all other
applicable development standards. Adequate landscaping will be provided on the site.
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The proposal enhances the design variety of the area and will not impact traffic patterns
in the vicinity. The Commission also finds that, as conditioned, the proposal is consistent
with the applicable provisions of the City’s Design Guidelines.

In addition to the findings required for the approval of a site development permit, the
Planning Commission makes the following additional findings for the proposed clustered
housing development:

(1) For projects in low density areas, that the privacy of nearby residences will not be
reduced to an extent which exceeds that which would normally be reduced by
conventional single-family dwellings; and

The proposed project is located in a high density residential area, and therefore, this
finding is not applicable to this project.

(2) That the architectural features of proposed structures will be integrated
harmoniously into the design character of the immediate neighborhood.

Per the Design Guidelines, the majority of each structure’s private open space has been
located on the southern building exposure to take advantage of sunlight. Both structures
design incorporates a variety of materials, colors, heights, and setbacks while maintaining
a cohesive style. Both structures take into account the existing character of the
neighborhood and incorporate its positive elements.

3. Findings for Approval of a Use Permit:

The Planning Commission of the City of Pacifica does hereby make the following
findings pertaining to Use Permit UP-067-15, approving development of a clustered
housing (condominium) project:

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

The proposed development will not, under the circumstances of the particular case, be
detrimental to the health, safety and welfare of the persons residing or working in the
neighborhood or to the general welfare of the City; and that the use is consistent with the
City’s adopted Design Guidelines, applicable provisions of the General Plan, and other
applicable laws of the City. Staff also believes that the project, as conditioned, will be
compatible with the character of the surrounding land uses, and will not affect traffic
circulation in the area or obstruct light normally enjoyed by the adjacent properties.

B. That the use or building applied for is consistent with the applicable provisions of
the General Plan and other applicable laws of the City and, where applicable, the Local
Coastal Plan.

The General Plan and zoning designation allow the proposed duplex and triplex buildings
and multiple-family use for each lot. The duplex and triplex would be among the taller



buildings in the area; however, their height at 33 feet is lower than the 35 feet allowed
and there are balconies on the upper two levels of all the units to help reduce the massing
of the buildings. Since the proposed development is not on a corner lot and the structures
are lower than the allowed height limit no coastal views are obstructed. The site is
surrounded by single-family and multiple family dwellings. Some of the remaining older
dwellings are one-story beach cabins while the newer development tends to be two-story
or three-story multiple-family dwellings; therefore, the design and scale of the proposed
development is consistent with surrounding development. Due to the subject site’s
proximity to the ocean, dwellings with ocean views and within easy walking distance of
the beach are very desirable. The proposed landscaping for both lots incorporates street
trees and interesting landscaping which promote a vibrant streetscape.

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

The scale and massing of the proposed development is appropriate for the sites and
surrounding area, is consistent with the City’s adopted Design Guidelines, and will not
unreasonably restrict or cut out light and air on the property and on other property in the
neighborhood, or hinder or discourage the appropriate development and use of land and
buildings in the neighborhood, or impair the value thereof. The proposed development
includes sufficient architectural detail for cohesiveness, visual relief and variety. The
style of the project is modern with the clean lines and surfaces, simple geometry, flat
roofs, metal railings and large view windows. Architectural features are incorporated as
recommended in the Design Guidelines such as balconies, decks and view windows to
take advantage of the project’s location near the ocean. Different exterior treatments of
stucco and horizontal siding, and a variety of colors, are utilized for each structure, and
these elements combined with varied setbacks help create visual interest.

In addition to the findings required for the approval of a use permit, the Planning
Commission makes the following additional findings for the proposed clustered housing
development:

(1) For projects in low density areas, that the privacy of nearby residences will not be
reduced to an extent which exceeds that which would normally be reduced by
conventional single-family dwellings; and

The proposed project is located in a high density residential area, and therefore, this
finding is not applicable to this project.

(2) That the architectural features of proposed structures will be integrated
harmoniously into the design character of the immediate neighborhood.

Per the Design Guidelines, the majority of each structure’s private open space has been
located on the southern building exposure to take advantage of sunlight. Both structures’
design incorporates a variety of materials, colors, heights, and setbacks while maintaining
a cohesive style. Both structures take into account the existing character of the
neighborhood and incorporate its positive elements.



4. Coastal Development Permit:

The Planning Commission of the City of Pacifica does hereby make the following
findings pertaining to Coastal Development Permit CDP-357-15, approving development
in the Coastal Zone:

A. The proposed development is in conformity with the City’s certified Local
Coastal Program.

The City of Pacifica’s Local Coastal Program indicates that infill residential development
should be located in close proximity to existing development (Coastal Act Policy #23), it
should be designed and scaled for compatibility of surrounding uses (Coastal Act Policy
#23), and it should provide replacement plantings as needed (Coastal Act Policy #26a).
The subject sites are surrounded by properties which are developed with single-family
and multiple family dwellings. Although the project is taller than other dwellings in the
Sharp Park neighborhood which are primarily two stories, the proposed height at 33 feet
is 2 feet less than the allowed height of 35 feet and still compatible with the surrounding
neighborhood in that there are a few three story buildings. There is extremely little
existing vegetation on site and no trees. New landscaping would include much more
vegetation than existed before, including nine (9) new trees.

B. Where the Coastal Development Permit is issued for a development between the
nearest public road and the shoreline, the development is in conformity with the public
recreation policies of Chapter 3 of the California Coastal Act.

The proposed development is not located between the nearest public road and the
shoreline.

NOW, THEREFORE, BE IT FURTHER RESOLVED that the Planning
Commission of the City of Pacifica approves Site Development Permit PSD-802-15, Use
Permit UP-067-15, Coastal Development Permit CDP-357-15, and Tentative
(Condominium) Map SUB-229-15 to allow the construction of one three-story
condominium duplex and one three-story condominium triplex (five units total) on two
separate lots at 15 Montecito Avenue and 29 Montecito Avenue (APN: 016-182-170 and
016-182-350), subject to conditions of approval attached as Exhibit A.

* * * * *

PASSED AND ADOPTED at a regular meeting of the Planning Commission of
the City of Pacifica, California, held on the 5th day of October, 2015.

AYES, Commissioners:

NOES, Commissioners:

ABSENT, Commissioners:

ABSTAIN, Commissioners:



Richard Campbell, Chair

APPROVED AS TO FORM:

Michelle Kenyon, City Attorney

ATTEST:

Tina Wehrmeister, Planning Director



Exhibit A

Conditions of Approval for 15 & 29 Montecito Avenue
Planning Commission Meeting October 5, 2015

The following Conditions of Approval apply to both 15 Montecito (Lot 1) and 29 Montecito (Lot

2):

Planning Division

1.

Development shall be substantially in accordance with the approved plans consisting of
twenty (20) sheets, dated September 22, 2015, on file in the Planning Division, except as
modified by the following conditions.

The approval of Site Development Permit PSD-802-15, Use Permit UP-067-15, and
Coastal Development Permit CDP-357-15 is valid for a period of one year from the date
of final determination. If the use or uses approved is/are not established within such
period of time, the approval shall expire unless extended by the Planning Director as
provided below. The Planning Director may grant a one year extension to this approval
provided all of the following conditions are satisfied: a request is filed in writing, with
payment of the required fee, prior to expiration of the approval; conditions at and in the
vicinity of the project site remain substantially similar to those which existed at the time
the project was initially approved; and, that that no condition of the permit may be added,
altered, or amended.

The approval of Subdivision SUB-229-15 is valid for a period of two years from the date
of final determination. Requests to extend the permit term shall be governed by Pacifica
Municipal Code Sec. 10-1.412.

. Applicant shall obtain all necessary building permits from the Building Division prior to

construction.

Prior to issuance of building permit, Applicant shall submit for review by the Planning
Director a final landscape plan and irrigation plan which comply with the City of Pacifica
Model Water Efficient Landscape Ordinance. Additionally, the Applicant shall submit a
completed Model Water Efficient Landscape Ordinance Checklist. The landscape plan
shall show each type, size, and location of plant materials. Landscaping materials
included on the plan shall be coastal compatible, drought tolerant and shall be
predominantly native. All landscaping shall be completed consistent with the final
landscape plans prior to occupancy. In addition, the landscaping shall be maintained and
shall be designed to incorporate efficient irrigation to reduce runoff, promote surface
filtration, and minimize the use of fertilizers, herbicides, and pesticides. Landscaping on
the site shall be adequately maintained and replaced when necessary as determined by the
Planning Director. Additionally, all transformers, HVAC units, backflow preventers and

ATTACHMENT C



15 & 29 Montecito
Conditions of Approval
October 5, 2015

Page 2

10.

other ground-mounted utility equipment shall be shown on the landscape and irrigation
plans and shall be located out of public view and/or adequately screened through the use
or combination of walls or fencing, berming, painting, and/or landscaping, to the
satisfaction of the Planning Director.

. Prior to issuance of building permit, Applicant shall submit a roof plan for all units with

spot elevations showing the location of all roof equipment including vents, stacks and
skylights, prior to building permit issuance. All roof equipment shall be screened to the
Planning Director’s satisfaction.

All vents, gutters, downspouts, flashing, and conduits shall be painted to match the colors
of adjacent building surfaces. In addition, any mechanical or other equipment such as
HVAC attached to or protruding from the building shall be appropriately housed and/or
screened to the Planning Director’s satisfaction.

Roof drains shall discharge and drain away from the building foundation to an unpaved
area wherever possible.

All outstanding and applicable fees associated with the processing of this project shall be
paid prior to the issuance of a building permit.

A detailed on-site exterior lighting plan shall be submitted for review and approval by the
Planning Director prior to the issuance of a building permit. Said plan shall indicate
fixture design, illumination, location, height, and method of shielding so as not to
adversely affect adjacent properties. Lighting shall be directed away from adjacent
residences. Buffering techniques to reduce light and glare impacts to residences shall be
required. Building lighting shall be architecturally integrated with the building style,
materials and colors and shall be designed to minimize glare. Show fixture locations,
where applicable, on all building elevations.

Declaration of Covenants, Conditions & Restrictions (CC&Rs): Prior to issuance of a
building permit, the developer/owner shall prepare and record with the San Mateo County
Recorder’s Office a Declaration of Covenants, Conditions & Restrictions and Equitable
Servitude’s which shall run with the land and be binding on all future owners and
occupants of each unit within the subject property and their successors, heirs and assigns,
and shall be approved as to form and content by the City Attorney and Planning Director,
which accomplishes the following:

a) The Declaration shall be binding upon each of the owners of each of the
residential units on the subject property and their heirs, successors and assigns.

b) There shall be a Homeowners Association to manage the project. The
Declaration shall specify that the Homeowners Association shall be responsible
for the repair, maintenance and replacement of the building exteriors, exterior
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lighting, parking areas, common areas, utility areas within common areas,
landscaping and building signage, sanitary sewer, private storm drain, driveways
and other features. Maintenance of the private storm drain shall be the
responsibilities of the applicant and property owners.

¢) The Declaration shall establish standards and guidelines for the maintenance,
repair and replacement, where applicable, of all building exteriors, exterior
lighting, parking, landscaping, signage, sanitary sewer, private storm drain, and
other features and utility facilities within the common areas, to the satisfaction of
the City of Pacifica. Maintenance of the private storm drain shall be the
responsibility of the applicant and property owners.

d) The Declaration shall establish a mechanism for placing assessments against
the owners of all residential units within the subject property for the purpose of
financing the maintenance, repair and replacement of the building exteriors,
common areas, parking, landscaping and building signage. The assessments shall
be apportioned in an equitable manner.

e) The assessments shall be made, work shall be contracted for, and funds shall be
disbursed by such person (“Agent”) as may be delegated from time to time, by the
Homeowners Association. The project owner shall act as the Agent as long as the
project owner owns at least two of the units on the subject property.

f) Any assessment not paid when due shall become a lien against the unit of the
nonpaying owner, which lien may be foreclosed by the Agent.

g) Communications. Each owner is responsible for, and shall agree to, furnish to
each new tenant a copy of the CC&Rs prior to execution of a lease or purchase
agreement for each unit.

h) The Declaration shall establish procedures for designating a project “Manager,”
if different than the “Agent,” who shall at all times be responsible for security
and/or maintenance of the overall project. At all times the Manager shall provide
his/her name and current phone number to the Planning Director, including any
changes thereto.

i) The Declaration shall include a provision that the provisions relating to this
condition shall not be amended without prior approval in writing from the City of
Pacifica.

) The Declaration shall specify that the owners of each of the residential units on
the subject property shall comply with all other applicable conditions of approval
for the project.
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11.

12.

13.

14.

15.

16.

k) The Declaration shall name the City of Pacifica as a third party beneficiary with
the right (but not the obligation) to enforce the provisions required to be included
in the CC&Rs.

As a condition of the Use Permit, Site Development Permit and Coastal Development
Permit, the applicant shall indemnify, defend and hold harmless the City, its Council,
Planning Commission, advisory boards, officers, employees, consultants and agents
(hereinafter “City”) from any claim, action or proceeding (hereinafter “Proceeding”)
brought against the City to attack, set aside, void or annul the City‘s actions regarding any
development or land use permit, application, license, denial, approval or authorization,
including, but not limited to, variances, use permits, developments plans, specific plans,
general plan amendments, zoning amendments, approvals and certifications pursuant to
the California Environmental Quality Act, and /or any mitigation monitoring program, or
brought against the City due to actions or omissions in any way connected to the
applicant’s project, but excluding any approvals governed by California Government
Code Section 66474.9. This indemnification shall include, but not be limited to,
damages, fees and/or costs awarded against the City, if any, and costs of suit, attorneys
fees and other costs, liabilities and expenses incurred in connection with such proceeding
whether incurred by the applicant, City, and /or parties initiating or bringing such
Proceeding. If the applicant is required to defend the City as set forth above, the City
shall retain the right to select the counsel who shall defend the City.

As a condition of the Tentative (Condominium) Map, the subdivider shall defend,
indemnify, and hold harmless the City of Pacifica and its agents, officers, and employees
from any claim, action or proceeding against the City of Pacifica and its agents, officers,
or employees to attack, set aside, void, or annul approval of subdivision, SUB-229-15.
Pursuant to this condition, the City of Pacifica shall promptly notify the subdivider of any
claim, action, or proceeding regarding the subdivision, and the City of Pacifica shall
cooperate fully in the defense of such claim, action, or proceeding.

Prior to issuance of a building permit, Applicant shall obtain three (3) Residential
Development Allocations for proposed construction, pursuant to the City of Pacifica
Growth Management Ordinance.

Applicant shall incorporate all recommendations of the City approved geotechnical
report, prepared by Romig Engineers, Inc. (July 2015), into the building permit plans.

The use and disposing of paints, solvents, pesticides and herbicides used during
construction shall be in compliance with the State and Health Safety Code, Pacifica
Municipal Code, and the Uniform Fire Code.

The project applicant shall ensure that construction plans include the BAAQMD Best
Management Practices for fugitive dust control. The following will be required for all
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construction activities within the project area. These measures will reduce fugitive dust
emissions primarily during soil movement and grading activities, but also during vehicle
and equipment movement on unpaved project sites:

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

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

All visible mud or dirt track-out onto adjacent public roads shall be removed
using wet power vacuum street sweepers at least once per day. The use of dry
power sweeping is prohibited;

All vehicle speeds on unpaved roads shall be limited to 15 mph;

All streets, driveways, and sidewalks to be paved shall be completed as soon as
possible. Building pads shall be laid as soon as possible after grading unless
seeding or soil binders are used;

Idling times shall be minimized either by shutting equipment off when not in use
or reducing the maximum idling time to 5 minutes (as required by the California
airborne toxics control measure Title 13, Section 2485 of CCR). Clear signage
shall be provided for construction workers at all access points;

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;

A publicly visible sign shall be posted with the telephone number and person to
contact at the Lead Agency regarding dust complaints. This person shall respond
and take corrective action within 48 hours. BAAQMD’s phone number shall also
be visible to ensure compliance with applicable regulations.

17. The applicant shall clearly indicate compliance with all conditions of approval on the
plans and/or provide written explanations to the Planning Director’s satisfaction prior to
approval of a building permit.

Wastewater Division of Public Works

18. No wastewater (including equipment cleaning wash water, vehicle wash water, cooling
water, air conditioner condensate, and floor cleaning wash water) shall be discharged to
the storm drain system, the street or gutter. New storm drain inlets shall be protected
from being blocked by large debris to the Public Work Director’s satisfaction.

19. Prior to issuance of a building permit, Applicant shall provide location and size of sewer
lateral, appurtenance, and City standards and specifications.
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Engineering Division of Public Works

20.

21.

22.

23.

24.

25.

26.

27.

28.

Construction shall be in conformance with the San Mateo Countywide Storm Water
Pollution Prevention Program. Best Management Practices (BMPs) such as straw mulch,
silt fences, sediment basins or traps and/or other measures shall be employed during
construction to control erosion/siltation. The project will comply with current Regional
Water Quality Control Board permit requirements and the Municipal Regional
Stormwater NPDES Permit (MRP) requirements and standards.

Roadways shall be maintained clear of construction equipment, materials and debris,
especially mud and dirt tracked, onto Montecito Avenue. Dust control and daily road
cleanup will be strictly enforced.

All recorded survey points, monuments, railroad spikes, pins, cross cuts on top of
sidewalks and tags on top of culvert headwalls or end walls whether within private
property or public right-of-way shall be protected and preserved. If survey point/s are
altered, removed or destroyed, the applicant shall be responsible for obtaining the services
of a licensed surveyor or qualified Civil Engineer to restore or replace the survey points
and record the required map prior to occupancy of the first unit.

Applicant must dedicate a Public Service Easement (PSE) for all utilities except sanitary
sewer and storm drain that lie outside the public right-of-way.

Applicant must dedicate a Private Storm Drainage Easement (PSDE) for the proposed
storm drain system. This system shall be privately maintained and must be designed per
100-yr storm, Section C.3 of the Municipal Regional Permit and to the satisfaction of the
Director of Public Works or the City Engineer.

Applicant must dedicate a Private Sanitary Sewer Easement (PSSE) for the proposed
sanitary sewer system. This system shall be privately maintained.

Existing curb, sidewalk or other street improvements adjacent to the property frontage
that is damaged or displaced shall be repaired or replaced as deemed by the City Engineer
even if damage or displacement occurred prior to any work performed for this project.

New driveway approach ramps and new concrete sidewalk curb and gutter shall be per
City Standards.

Applicant shall grind and overlay existing asphalt with minimum 2 inch AC to the limits
of all utility connection or to street centerline whichever is greater across entire property
frontage along Montecito Avenue. All pavement markings and markers shall be replaced
in kind.
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29.

30.

31.

32.

33.

34.

35.

36.

Prior to approval of the Building Permit, applicant shall provide an erosion control plan.
All utilities shall be installed underground from the nearest joint pole or box.

The applicant shall submit a separate final map for each property to the Engineering
Division for approval by the City Engineer. All required monumentation shall be shown
on the map and set prior to recordation of the map.

Applicant shall enter into a Subdivision Improvement Agreement with the City of
Pacifica (subject to the approval of the City Attorney and City Engineer) to construct all
on-site and off-site improvements, as depicted on the approved Tentative Map and any
conditions and mitigations imposed on this project, prior to approval of the final map.
Should the applicant desire to obtain final map prior to completion and acceptance of
improvements, any necessary bonds and fees in an amount determined by the City
Engineer must be provided. The bond maybe in the form of cash, instrument of credit or
surety bond.

Prior to the execution of the Subdivision Improvement Agreement, applicant shall submit
to Engineering Division the construction plans and necessary reports and engineering
calculations for all on-site and off-site improvements to the satisfaction of the City
Engineer. Such plans and reports shall include but are not limited to:

a) All plans and reports must be signed and stamped by a California licensed
professional.

b) Design Geotechnical Report analyzing the proposed on-site and off-site
improvements.

c) All site improvements including utilities and connections to existing mains
must be designed according to the City Standards and to the satisfaction of the
City Engineer.

Prior to approval of the final map, the applicant shall verify that all public and private
utilities have been provided to serve the subdivision. Approvals and/or agreements shall
be obtained from all utilities.

A traffic control plan shall be submitted for review by the City Engineer. Lane closures
shall be requested 72 hours in advance of schedule and coordinated with Pacifica Police
and Fire Departments. Through traffic shall be maintained at all times along Montecito
Avenue.

A City of Pacifica Encroachment Permit shall be obtained for all work undertaken in the
public right-of-way. All work shall be done in accordance with City Standards, Standard
Specifications for Public Works Construction (Green Book) or Caltrans Standard
Specifications, Pacifica Municipal Code, Administrative Policies and to the satisfaction
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of the City Engineer or his designee and shall be completed prior issuance of the
Certificate of Occupancy. Permit fees shall be determined per the current adopted fee
schedule at the time of permit issuance.

Building Division

37.

38.

39.

Building Division submittals for 15 Montecito Avenue and 29 Montecito Avenue shall be
separate, one submittal per lot.

All necessary grading permits shall be acquired.

Demolition permits shall be acquired for the existing structures.

North County Fire Authority

40.

41.

42.

43.

44,

The Applicant shall submit plans for the required fire sprinklers per 2013 CFC Chapter 9
and Pacifica Muni Code and 2013 CFC with submittals for building permit. The triplex
shall be a 13 R/Muni Code fire system. The Applicant shall provide a remote monitoring
of the fire sprinkler in the triplex building. The Applicant shall provide a horn strobe on
the front of the buildings for the fire sprinkler.

With submittals for a building permit, the Applicant shall provide a fire flow report from
North Coast County Water District (NCCWD) showing a fire flow per 2013 CFC
Appendix B, Table B105.1 for structures with fire sprinklers. The fire flow shall be
calculated for the triplex R-2 building with a minimum 750 gpm fire flow as set by the R-
2 duplex.

With submittals for a building permit, the Applicant shall indicate the location of all fire
hydrants and show compliance with 2013 CFC Appendix C, Table C105.1 for fire flow
requirements structure, and if not in compliance, provide a fire hydrant on Montecito.

With submittals for a building permit, the Applicant shall indicate clearly visible
illuminated premises identification (address) for each unit per 2013 CFC.

The Applicant shall conform to 2013 CFC Chapter 33 for fire safety during all
construction.

North Coast County Water District (NCCWD)

45.

The Applicant shall be required to meet all County of San Mateo requirements for
backflow prevention and cross-connection. A copy of plans must also be submitted to the
San Mateo County Environmental Health Services Division.
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46. The Applicant is responsible for trenching, backfilling, and re-surfacing the roadway
and/or sidewalk from water main, as identified by the District Engineer, to the proposed
meter(s) according to NCCWD and City of Pacifica standards.
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