COUNTY OF SAN MATEO
PLANNING AND BUILDING DEPARTMENT

DATE: March 21, 2024
TO: Zoning Hearing Officer
FROM: Planning Staff

SUBJECT: Consideration of a Coastal Development Permit, pursuant to Section
6328.4 of the County Zoning Regulations; and a Certificate of Compliance
(Type B) to legalize one lot of record as a single 6,970 sq. ft. parcel,
pursuant to Section 7134 of the County Subdivision Regulations, located
on El Granada Boulevard in the unincorporated El Granada area of San
Mateo County. This project is appealable to the California Coastal
Commission.

County File Number: PLN2023-00003 (Wang)

PROPOSAL

The applicant is seeking a Coastal Development Permit (CDP) and a Certificate of
Compliance (Type B) to legalize one lot of record as one 6,970 sq. ft. parcel (APN 047-
181-670; Portion of Lot 15 Block 15) on El Granada Boulevard in the unincorporated El
Granada area.

RECOMMENDATION

That the Zoning Hearing Officer approve the Coastal Development Permit and
Certificate of Compliance (Type B), County File Number PLN 2023-00003, by making
the required findings and adopting the conditions of approval identified in Attachment A.

BACKGROUND

Report Prepared By: Angela Chavez, Senior Planner

Applicant: William Wang

Owner: Xiangzhou Wang and Wenhua Li

Public Notification: Ten (10) day advanced notification for the hearing was mailed to

property owners within 300 feet of the project parcel and a notice for the hearing posted
in a newspaper (the San Mateo County Times) of general public circulation.



Location: El Granada Boulevard, El Granada (Vacant parcel located between 327 and
335 El Granada Boulevard, El Granada)

APN: 047-181-670
Size: 6,970 sq. ft.

Existing Zoning: R-1/S-17/DR/CD (Single-Family Residential/5,000 sq. ft. minimum
parcel size/Design Review/Coastal District)

General Plan Designation: Residential

Local Coastal Plan Designation: Medium Density Residential (6.1-8.0 d.u./ac.)
Sphere-of-Influence: Half Moon Bay

Existing Land Use: Vacant Land

Water Supply: The project parcel is located within the municipal service area of the
Coastside County Water District. The District provided confirmation that the parcel has
an assigned water connection. At the time construction is proposed and before
issuance of a building permit, the District will still need to evaluate a complete set of
building plans to determine if the water service capacity available is adequate for this
development and complies with all District regulations.

Sewage Disposal: The project is located in the municipal service area of the Granada
Community Services District for sewage disposal. The District confirmed that there is
an existing sewer line located in the street in front of the parcel. At the time of proposed
construction, a sewer permit from the district will be required.

Flood Zone: Categorically exempt under provisions of Class 15, Section 15315, of the
California Environmental Quality Act Guidelines (Minor Land Divisions).

Environmental Evaluation: FEMA Flood Insurance Rate Map designation defines the
parcel to be located within a Zone X. Areas of 0.2 percent Annual Chance of Flood,
Community Panel No: 06081C0140E, Dated October 16. 2012.

Setting: The subject parcel is an undeveloped parcel located on the east side of
Highway 1 within an urbanized single-family residential neighborhood. The surrounding
parcels are developed with single-family residential development.



DISCUSSION

A.

1.

KEY ISSUES

Compliance with the General Plan

The proposal conforms with General Plan (GP) Policy 8.14 (Appropriate
Land Use Designations and Locational Criteria for Urban Unincorporated
Areas) which utilizes defined designations and densities to achieve stated
land use objectives within unincorporated urban areas.

The project parcel has a GP land use designation of Medium Density
Residential (6.1 — 8.7 dwelling units/net acre). The 6,970 sq. ft. parcel is
zoned One-family Residential and exceeds the minimum lot size
requirement of 5,000 sq. ft. (R-1/S-17). While the parcel size results in a
proposed GP land use designation density of 1.28 dwelling units/net acre it
is still considered compliant as it is below the maximum.

Conformance with the Local Coastal Program (LCP)

The proposal conforms with the following applicable LCP Policies:

Locating and Planning New Development

Policy 1.5 (Land Uses and Development Densities in Urban Areas) which
incorporates the adopted Montara-Moss Beach-El Granada Community
Plan into the Midcoast Land Use Plan and defines the land use densities for
each land use designation.

The subject parcel is located in El Granada and has a Midcoast LCP land
use designation of Medium Density Residential (6.1 — 8.0 dwelling
units/acre). As discussed in Section A.1, the 6,970 sq. ft. parcel results in a
density of 1.28 dwelling units per acre, and therefore conforms with the
Midcoast land use designation as it does not exceed the maximum.

Policy 1.29 (Legalizing Parcels) requires a Coastal Development Permit
when issuing a Certificate of Compliance (Type B) to legalize parcels under
Section 66499.35(b) of the California Government Code (i.e., parcels that
were illegally created without benefit of government review and approval).
The County’s first subdivision ordinance requiring a subdivision permit for
parcel creation went into effect on July 20, 1945. Staff's review of a chain of
title for the property shows the subject parcel’s first deed conveyance in its
current configuration was on November 17, 1965, without the benefit of a
subdivision permit. Therefore, pursuant to California Government Code
66499.35(b) and LCP Policy 1.29, a Certificate of Compliance (Type B) and



Coastal Development Permit, respectively, are being sought under the
subject application.

Policy 1.30.d. (Coastal Development Permit Standards of Review for
Legalizing Parcels) allows on undeveloped parcels created before
Proposition 20 (effective date January 1, 1973) or the Coastal Act of 1976,
that a coastal permit shall be issued to legalize the parcel if the parcel
configuration will not have any substantial adverse impacts on coastal
resources, in conformance with the standards of review of the Coastal
Development District regulations. Permits to legalize this type of parcel
shall be conditioned to maximize consistency with LCP resource protection
policies and a separate Coastal Development Permit, subject to all
applicable LCP requirements, shall be required for any development of the
parcel.

The subject parcel is an interior parcel which is surrounded by existing
single-family residential development. There are no mapped sensitive
habitats on or near the parcel and future development on the parcel is
unlikely to impact coastal resources including public views or shoreline
access. Further, the property is within the Categorical Exclusion Area for
single-family residential development. Based on Staff’s review there is no
evidence to suggest that legalizing the parcel’s configuration will have any
substantial adverse impacts on coastal resources.

Conformance with the Subdivision Requlations

Pursuant to Section 7134.4.c.(2) of the County’s Subdivision Regulations, if
the chain of title establishes that the parcel in its current configuration was
first divided from all adjacent lands subsequent to July 20, 1945, staff shall
prepare, bring to hearing when necessary, and record a conditional
Certificate of Compliance (Type B). Furthermore, Section 7134.4.c requires
such Certificate of Compliance (Type B) to be subject to conditions of
legalization, if necessary, and a Coastal Development Permit if within the
Coastal Zone. Pursuant to Section 7134.6.b. conditions of approval may
include any conditions which would have been applicable to the division of
the property at the time the applicant acquired his or her interest in the
property except that compliance with the conditions is not required until the
time at which a building permit or other grant of approval for development of
the property is issued by the County and that the Community Development
Director may defer placing conditions which relate to future development of
the property, such as access and utility improvements, to such time that
specific development is proposed on the property.

The subject parcel (APN 047-181-670) was initially part of that certain map
entitled "El Granada Highlands Subdivision No.3” filed for record in the office
of the recorder of the County of San Mateo, State of California, on October



22nd, 1928 in Book 17 of Maps, at Page 27. A deed conveyance on
January 28,1964 of the subject parcel in its same configuration as the
original 1928 subdivision map. Subsequently, the parcel boundaries were
modified via deed and without the required lot line adjustment on November
17, 1965. The parcel remains in that same configuration, is conforming in
size, and all surrounding parcels are developed. Therefore, the parcel
meets the criteria for issuance of a Certificate of Compliance (Type B). In
accordance with these criteria, the project also includes a Coastal
Development Permit because the parcel is located within the Coastal Zone.

Regarding conditions of approval, Section 7134.6(b) of the County
Subdivision Regulations, states that the Community Development Director
may impose any conditions which would have been applicable to the
division of property at the time the applicant acquired his/her interest in the
property. However, since road access to the subject parcel exists, and
water, power, and sanitary sewer services are available, there are no
improvement conditions applicable to the division of the property that have
not been met.

B. ENVIRONMENTAL REVIEW

The proposed parcel legalization is categorically exempt from the California
Environmental Quality Act (CEQA) Guidelines under Section 15315, Class 15:
Minor Land Divisions, which include the division of property (which a certificate of
compliance establishing a parcel's legal status can be considered) in urbanized
areas zoned for residential use into four or fewer parcels, when the division is in
conformance with the General Plan and zoning (the parcel size exceeds the 5,000
sq. ft. minimum), no variances are required, and all services and access to the
parcel are available. The parcel is accessible from El Granada Boulevard. Water
and sanitary service lines exist to serve the parcel.

C. REVIEWING AGENCIES

Coastside County Water District
Granada Community Services District
County Attorney’s Office

ATTACHMENTS

A. Recommended Findings and Conditions of Approval
B. Assessor's Parcel Map
C.  Oiriginal Subdivision Map
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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: PLN2023-00003 Hearing Date: March 21, 2024

Prepared By: Angela Chavez, For Adoption By: Zoning Hearing Officer

Senior Planner

RECOMMENDED FINDINGS

For the Environmental Review, Find:

1.

That the project is categorically exempt from the California Environmental Quality
Act Guidelines pursuant to Section 15315, Class 15, related to minor land
divisions (which a Certificate of Compliance (Type B) establishing a parcel’s legal
status can be considered) in an urbanized area zoned for residential use that is in
conformance with the General Plan (GP) and zoning, no variances are required,
all services and access to the parcel are available, and the parcel has an average
slope of no more than 20 percent.

For the Coastal Development Permit, Find:

2.

That the project, as described in the application and accompanying materials
required by Section 6328.7 and as conditioned in accordance with Section
6328.14, conforms with the plans, policies, requirements and standards of the San
Mateo County Local Coastal Program (LCP), specifically with regard to Locating
and Planning New Development Component of the Local Coastal Program.

That the project is not located between the nearest public road and the sea, or the
shoreline of Pescadero Marsh, and therefore is not subject to conformity with the
public access and public recreation policies of Chapter 3 of the Coastal Act of
1976 (commencing with Section 30200 of the Public Resources Code).

That the project conforms to specific findings required by policies of the San
Mateo County LCP with regard to Locating and Planning New Development and
Sensitive Habitats Components as legalization of the parcel conforms with the
Midcoast land use designation of Medium Density Residential, the requirement for
a Coastal Development Permit to legalize the parcel is being pursued under the
subject application, and as conditioned there is no evidence to suggest that



legalization of the parcel’s configuration will have any adverse impact on coastal
resources.

For the Certificate of Compliance (Type B), Find:

5.

That the processing of the Certificate of Compliance (Type B) is in full
conformance with the County Subdivision Regulations Section 7134 (Legalization
of Parcels; Certificate of Compliance).

That the processing of the Certificate of Compliance (Type B) is in full
conformance with Government Code section 66499, et seq.

RECOMMENDED CONDITIONS OF APPROVAL

Current Planning Section

1.

This approval applies only to the proposal as described in the plans, supporting
materials, and reports approved by the Zoning Hearing Officer on March 21, 2024.
Minor revisions or modifications to the project may be made subject to the review
and approval of the Community Development Director, if they are consistent with
the intent of and in substantial conformance with this approval.

The subject Certificate of Compliance (Type B), which shall represent the portion
of Lot 15 Block 15, as a single legal parcel, shall be recorded prior to the issuance
of any other permits related to any development on this property.

The applicant is advised that prior to recordation of the Certificate of Compliance,
the owner/applicant shall provide the project planner with a check to cover
recording fee costs, generally between $50.00 and $100.00. The project planner
will confirm the amount prior to recordation.

The applicant is hereby informed that any future development on this parcel would
be subject to compliance with the County Zoning Regulations, all applicable
policies of the County’s Local Coastal Program and conformance with the
California Environmental Quality Act Guidelines for environmental review, at that
time.

20240304_PLN2023-00003_ZHOSR_WPC_FINAL



é‘é COUNTY OF SAN MATEO - PLANNING AND BUILDING DEPARTMENT

IFoR

ATTACHMENT B




D.M.

PTN.
RESERVED
LOTA

511250,

N45°27'10'E

60"

by

47°5530"W
N 106.82"

N36°34'18"y

ASSESSOR'S MAP COUNTY OF SAN MATEO, CALIF.

A EL GRANADA HIGHLANDS SUB NO. 3 RSM 17/27-28

A EL GRANADA HIGHLANDS SUB NO. 2 RSM 15/26-28

47-18

1"=100'

12/22/1983



é‘é COUNTY OF SAN MATEO - PLANNING AND BUILDING DEPARTMENT

IFoR

ATTACHMENT C




C)S,L-

Lol
i

EL GRANADA HIGHLANDS

KNOW ALL MEN BY THESE PRESENTS -

That the £ Gramada folding Compary. a corporalion,
onmer i 1ee simple absolute OF Hhe fands embuces
fereon, and Horace Mefson, J G.Gitrest. AR Dias and
Isabel Dias authorize fhe subdivision entitled “E1
Gronada Highlond's, Subdivision No.3” and ferely conse
and corsent fo Me making and Filing of #his map
thereof and dechare 1f fo'be a frve and correct plon
of the survey of said subdivision.

The Jand deltineated fereon as £ Gramadh Boulevord
San Pedro Read, San Clemente Koad, and /sabella Road
15 infended and leerely offered Jfor okedication To public use
for strect purposes, éxcepting from said offer Hhose por-
fions of sond streers already exisfing as public s

That jthe sebseribers 1o #5/s stifement are alf whose,
wnsents are necessary fo the making and Filing of His

map

//;7/ WITNESS WHEREOF, the aforementoned parfies
ﬁﬂ§ covsed Mhese presents o be duly execufed Hhis
28ty of Ot 1978

Cléga

¥s
STATE 9F Eﬂl/f%//ﬂ s
COUNTY OF SAN. e
on Z/Zg.ﬁl ty of. ~____/928, before me,

/o A&l Totary Public 7i7 and 7or
the said County @ fe, residing Mherem, duly com-
missioned and sworn, personally agpeared Lewis W
Martin and b A krnonn o me Jo be e Fresident
and Secrefary, respectively, of fhe £l Gramada Holding
Compary, the copporation that executed the within instru-
ment known o me fo be the /m‘mr who executed the
it instrument on behalf of Hhe corporation thereir
named and ackrowledped 7o me Hat such copporation
executed the same,

W WITNESS WHEREDF, [ have hereunty sef my hand
and affived my official seal the day and year /ast above

o

nritten. % .
b, m‘”}‘:{
Notary Publiz 17 and for tre Clye

NGounty of Jan

ST . ©L fM"wf

QL& coumry oF AN hER:

SUBDIVISION NO. 3
SAN MATEO COUNTY, CALIFORNIA

Surveyed and Subdivided by
GEO.A.KNEESE

Civil Engineer and Licensed Land Surveyor

STATE OF CALIFORMIA 1 o &
COUNTY OF SAN MATED]
On this Sndlay of. CANut e NIZ8, before me.

Notary Aublic in and %r #he

Ty 2 residing therein, duy commissioned
and Sworr, personally appecred Korace Nelson and ) 6.
Grlerest: known To me 12 be Hhe persons whose rnames
arz subscribed fo the within instrument and ey ac-
Krowle Jo me that they execu, e Same.

IV WITNESS WHEREOE | have fereunts sef m)
hand and affixed my official seal the day and year
last above written. .

o & Lo pops
otary Public 17 and for
rhe i{uﬂé’ of San Mateo.
STATE OF CALIFORMA, ) o
QUNTY OF s S
o Ay oFcctoc i 1926 befire me,

{3
Z Ltasdag Nofary PUblie 17 and for fhe.
County of Jan Mates, State of Callfornia, residing hergin,
7 (5540 and sworn, ARDias
and /sabel Dias, frown To me 7o be the persons whose
names are subscribed 1o Fhe within mstrument and Hhey
acknowledged o me Hhat they executed the same.

W WITNESS WHEREOE / fave hereunto set my fand
and affixed my official seal the day and year Iz;)‘
above written.

Tolary Lol ;
Mdﬁ%??ﬂ%“ 2
B

v B st 1931

STATE OF CALIFORNIA "
e

Lewis W Martiy, bevrg first duly sworn, deposes and says:

| am President of #e £l Granada fololing Comparny dnd
bein d%/e authorized, make #is affidavit on behalf of

as Fhe act of sad coporation: That said £/ Granada

Holdhing Company 75 The orner /7 foe simple of the lands
embraced heredn and #at Hhe only other parties whose
consents are necessary fopass.a clear e fo said
Jands are AR Dias and lsabe/ Dias, Horace Nelson and
G Gilbrest- That His map comprises fwo sheers yiz:
Sheet Mo./ embracing #he Fitle, endorsements of afiidavis,
certificares, agprovals, consent and certificates of ack-
/Iaw/:?em/s, and Sheet No.2, embracing the delineation of
lofs, blocks and streets, and showrng monuments as located

and ggpearing on the ground. / .
e W72V rbg

Stbscribed and syorn # befre. 9T
me M‘/zﬂ%/mr’ 1928

Notary Public i and For e Coutly o
o oo et of Colifoymin
vtk ~

1, Geo. A. kneese, Civi! Engineer; hereby certily #at tHhe
within map was made from a fil frue anmd correct survey
made by me on the ground, of Hhe lands embraced hereon
That i¥ shows the /{zaf/iw of the subdiviston in re.

1o agjacent londs, and shows manuments as localed and
agpearing on #re ground.

Crvil Engineer:

WE, Gen A Wreese, County Surveyar and 0P Flynn, Courny
Assessor of e Counly of San Maleo, Satke of California,
hereby cerhiy that we have carefully examined each amd
every Jof as Whown on #e within map as to ifs ralue for
residential or cammercial puposes, as required by law,
and we hereby recommend agproval of e wikhin map
o "El Grnad Hiphlands, Subdiision o3

5- ..f’-&m; G. I;)//y\,y,q__, =
County Surveyor

D

[ JJ Sheelds, County Ruditor of the County of San Mateo,

State of California, hereby certify that There are mo
liens for unpaid County faxes,

g the frack of land, or a?’ far/ hereofs
as shomy on Hhe within map of £l Granada Hightands
Subdivision No.3; . 4

Witness my hand and sea/ of office #Hie90>day of
(o8t /928 4

g;‘ gimy A For

[/{7//1:!/')" Nofe:
Scale of Map: 1"+ /100"
Bearing /s e :
indieates %'« B hron Ape Monument
72" White stakes at all 1o corners and angle poins.

Llizabeth M Kneege, (ot Cleck and & 5
VRLGe Board of Jypervisors, lereby seriity
,, @ #he sum of #___ ____Jf;zaﬂd
ﬂ,t?ymm’ 3 Y kers of fhe Couns
ol Jan Mafes, .E;w: :4 b !uamn;ie 4
Ay mat yed sayable, on
£ ey )?r#w el

Covnly Clerk and ex-officis vk
of 5217 Board of Sypervisors.

STATE OF CALIFORNIA. 55
CONTY OF SAN MATED | =™
Vi Counly oF Jon Males, acting Hhrough its board
of Sypervisors, daz// assembled, has accepled and does
iz/’r}/a ve, the within map of “F Granada High-
land5, J/ hvision Mo.3"and hereby accepts, for and on
behalf of e sald Couny of Jaii Maeo, and the publ,
all the Hiphways, streels avenues and publrz, -places set
forth as "F Granada Boulevard, Jan Fedro Road, San
Clements Road and /sabells Road, excopt #he portions
previsusly acegpred and mow existing as public stheets,
and tha? from and af#er the recording of #s mag, all
of 1ard highways, steets, avenues, roads and public places
shall be, and )é; Secome, dedicated 7o e publk use.
V4 M;/Vfﬂ WHEREOF: the said Board ;ffz;m’[_ﬂmf
yguant 19 a resolution duly passed on the fed._day o
,&Z?_ﬂg«__/!?l; Jrar {ﬂift/ s a‘rﬁ‘//":a/tj:‘a
be duly executed and signed by the Clerk of said Goard
it 25 Aoy oF (D orbest 975

< b 221 m
7y Clerk apd er- offici
2 Goard of Jypervios

San Mateo Caun'h; Callfornia.

FILE NO. 20776 B

cord af request of £/ Gramada Holdhng Co.
tay of Jetober._. Al /928 af. O _mun

:ﬁ:)zll—ﬂM 1 Vol{Jof Maps at pages. 27....

n Maréo County Records.
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