
COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT

DATE:  September 24, 2014 

TO: Planning Commission 

FROM: Planning Staff 

SUBJECT: EXECUTIVE SUMMARY:  Consideration of a Recirculated Initial 
Study/Mitigated Negative Declaration and Use Permit Amendment, 
Design Review Permit, Planned Agricultural District Permit and a Grading 
Permit, to (1) expand the hours of operation to allow brunch and lunch 
service on Fridays and weekends only (93 seats only) and (2) legalize 
unpermitted exterior lighting and patios at a 189-seat restaurant located at 
8150 Cabrillo Highway in the unincorporated Montara area of San Mateo 
County, and (3) to allow access, landscaping and drainage improvements 
on adjoining parcels owned by the State of California Department of Parks 
and Recreation for a 21-space, gravel surface parking lot for beach users.
The Coastal Development Permit for this project will be reviewed 
separately under the jurisdiction of the California Coastal Commission. 

 County File Number:  PLN 2006-00494 (La Costanera Restaurant) 

PROPOSAL

The La Costanera Restaurant’s hours of operation are restricted to “5:00 p.m. to closing 
time.”  The applicant, Farhad Mortazavi, proposes a Use Permit Amendment to expand 
the hours of operation to 10:00 a.m. to 2:00 a.m. (brunch, lunch, and dinner service), 
where brunch and lunch seating will be limited to Fridays and weekends only and a total 
of 93 seats.  In addition, Mr. Mortazavi requests to legalize unpermitted lighting and 
patio improvements at the property and perform access, drainage and landscaping 
improvements on State of California Department of Parks and Recreation (State Parks) 
land for a 21-space, gravel surface parking lot for beach access only. 

RECOMMENDATION

That the Planning Commission:  (1) certify the Recirculated Initial Study/Mitigated 
Negative Declaration, (2) approve the Use Permit Amendment and Design Review 
Permit for modifications to the restaurant use and structure, and (3) approve the 
Planned Agricultural District Permit, Grading Permit and Design Review Permit for the 
improvement of State lands for a parking lot, by making the required findings and 
adopting the conditions of approval in Attachment A of the staff report. 
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BACKGROUND

The La Costanera Restaurant site consists of an 11,332 sq. ft. restaurant (189 seats) 
and two parking lots, Lots A and C, containing a total of 53 parking spaces.  The current 
Use Permit restricts the hours of operation to “5:00 p.m. to closing time.”  Before 
5:00 p.m., all on-site parking is available for beach user parking.  The applicant 
proposes to expand the hours of operation to 10:00 a.m. to 2:00 a.m. (brunch, lunch, 
and dinner service), where brunch and lunch seating will be limited to Fridays and 
weekends only and a total of 93 seats.  The proposal will reduce parking available for 
beach users at the site during this time.  The applicant also proposes to legalize 
unpermitted lighting added to the building and the construction of two outdoor patios, 
which are the subject of ongoing enforcement action by the County and the California 
Coastal Commission (CCC). 

To address parking impacts resulting from the requested expanded hours of operation, 
the applicant proposes to re-stripe Lot C to accommodate 25 spaces (where 20 exist), 
increasing total parking to 58 parking spaces.1  For brunch and lunch, the applicant 
proposes to provide all parking in Lot C with valet-only parking available, whereby 
parking for 31 cars (25 non-valet and 6 valet spaces) could be accommodated. 

To address impacts to beach user parking, the applicant proposes to perform access, 
drainage, and landscaping improvements at an informal, historical beach user parking 
lot (Lot B) located immediately north of parking Lot A.  The existing dirt lot would be 
graveled and provide 21 parking spaces exclusively for beach user access, where the 
site currently accommodates approximately 20 informal, unpermitted parking spaces.  
State Parks has signed a non-binding Letter of Intent acknowledging the proposed 
improvements on the subject State lands. 

SUMMARY

Compliance with Current Use Permit (UP 20-77):  County-issued UP 20-77 contained 
10 conditions of approval.  Based on complaints received and correspondence with 
CCC staff and representatives of the owner (A&G LLC), Planning staff has determined 
that the property owner has not consistently complied with these conditions, particularly 
with regard to hours of operation and unpermitted lighting, signage and construction. 

State Permit Required:  The CCC has Coastal Development Permit (CDP) authority 
over this project due to the CCC’s issuance of CDP P-77-579 for a remodel of a 
restaurant at this location in 1977.  The applicant has applied to the CCC to amend 
CDP P-77-579, which will be processed after the County’s permitting process, where 
the Use Permit Amendment would be considered inactive until the CDP Amendment is 
granted.

Parking Analysis:  With the introduction of brunch/lunch service on Fridays and 
weekends, total parking available for beach users at the subject properties will decrease 
                                            
1 While Lot A will be re-striped, the total number, 33 parking spaces, will remain the same. 
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by nine spaces with the loss of parking spaces in Lot C. The proposed hours of 
operation of 10:00 a.m. to 2:00 a.m. on Fridays and weekends would effectively 
eliminate public use of Lot C after 10:00 a.m. on these days.  Planning staff proposes 
limiting brunch and lunch service to 10:00 a.m. to 2:00 p.m., allowing beach user 
parking in Lot C between 2:00 p.m. and 5:00 p.m.2  The applicant has prepared a draft 
parking management plan (Attachment L of the staff report) to include monitoring of the 
exclusive beach use of Lot B.  Condition No. 32 (Mitigation Measure 9) requires signage 
prohibiting parking by restaurant visitors in Lot B at all times and Lot A before 5:00 p.m. 
on any day. 

Environmental Review:  After the release of the original Initial Study and Mitigated 
Negative Declaration (IS/MND), the IS/MND was revised and recirculated (Recirculated 
IS/MND).  The Recirculated IS/MND was released on February 27, 2014 with a 30-day 
public review period ending on March 31, 2014.  The Recirculated IS/MND includes 
analysis of potential project impacts to archaeological resources, public access, soil and 
erosion, the Cabrillo Highway County-Designated Scenic Route, and pedestrian, bicycle 
and vehicle traffic (including a report prepared by Hexagon Transportation Consultants, 
Inc.).  Comments were received from State Parks, CCC, Midcoast Community Council, 
Committee for Green Foothills, and other interested agencies and individuals.  
Comments largely focused on impacts to traffic and beach access parking and concerns 
regarding the difficulty of enforcing parking restrictions. 

As discussed in the staff report, the project complies with the County’s General Plan, 
Zoning Regulations related to the Coastside Commercial Recreation District and 
Planned Agricultural District, required findings for a Use Permit and a Grading Permit, 
and applicable design review standards. 

County Counsel has reviewed and approved the materials as to form and content. 

Approval of this project contributes to the Shared Vision 2025 of a Livable Community 
by increasing the diversity of recreational opportunities, improving access to parks, and 
improving connectivity between these destinations, within the Coastside community. 

FISCAL IMPACT 

Staff time would be required for project monitoring.  As staff time is already included in 
the Department budget, no impact to Net County Cost is anticipated.  Therefore, there is 
no fiscal impact to the County. 

CML:fc:jlh – CMLY0973_WFU.DOCX 

                                            
2 Staff recommends a closing time of 10:00 p.m. every day, maintaining the current closing time as shown 
on the restaurant website. 



COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT

DATE:  September 24, 2014 

TO: Planning Commission 

FROM: Planning Staff 

SUBJECT: Consideration of a Recirculated Initial Study/Mitigated Negative 
Declaration, pursuant to the California Environmental Quality Act (CEQA); 
Use Permit Amendment, Design Review Permit, and Planned Agricultural 
District Permit, pursuant to Sections 6267, 6565.3 and 6353 of the San 
Mateo County Zoning Regulations, respectively, and a Grading Permit, 
pursuant to Section 8600 of the San Mateo County Ordinance Code to 
(1) expand the hours of operation to allow brunch and lunch service on 
Fridays and weekends only (93 seats only) and (2) legalize unpermitted 
exterior lighting and patios at a 189-seat restaurant located at 
8150 Cabrillo Highway in the unincorporated Montara area of San Mateo 
County, and (3) to allow access, landscaping and drainage improvements, 
involving 246 cubic yards (c.y.) of fill placement and 5 c.y. of excavation, 
on adjoining parcels owned by the State of California Department of Parks 
and Recreation for a 21-space, gravel surface parking lot for beach users.
The Coastal Development Permit for this project will be reviewed 
separately under the jurisdiction of the California Coastal Commission. 

 County File Number:  PLN 2006-00494 (La Costanera Restaurant) 

PROPOSAL

The La Costanera Restaurant site consists of an 11,332 sq. ft. restaurant (189 seats) 
and two on-site parking lots, Lots A and C, containing a total of 53 parking spaces.  The 
applicant, Farhad Mortazavi, requests the following: 

1. A Design Review Permit and an amendment to the current Use Permit (UP 20-77) 
for the restaurant (La Costanera Restaurant) in order to modify the subject 
building and operations as described below: 

 Expanded Hours of Operation:  The current Use Permit, originally issued for 
a different restaurant at this location, restricts the hours of operation to 
“5:00 p.m. to closing time.”  The applicant proposes to expand the hours of 
operation to 10:00 a.m. to 2:00 a.m. (brunch, lunch, and dinner service), 
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where brunch and lunch seating will be limited to Fridays and weekends 
only and a total of 93 seats.1

 Modification to Existing Restaurant Parking Lots:  The applicant also 
proposes to re-stripe Lots A and C to accommodate 33 parking spaces in 
Lot A (same as existing) and 25 spaces in Lot C (where 20 exist currently), 
for a total of 58 parking spaces. For brunch and lunch, the applicant 
proposes to provide all parking in Lot C with valet-only parking available, 
whereby parking for 31 cars (25 non-valet and 6 valet spaces) could be 
accommodated.

 Legalization of Minor Modifications to the Restaurant Structure:  Legalize 
unpermitted improvements to the property, including lighting added to the 
building (nine rooftop lights) and the construction of two outdoor patios (e.g., 
plexi-glass and wood wind screens). 

And;

2. A Planned Agricultural District Permit and Grading Permit for the formalization of 
Historical Parking Uses by Beach Users at Adjoining Parcels Owned by the State 
of California Department of Parks and Recreation (State Parks):  The applicant 
proposes to perform access and landscaping improvements, involving 246 cubic 
yards (c.y.) of fill and 5 c.y. of excavation, for a 21-space, gravel surface parking 
lot (Lot B) for beach user access anytime, where the site currently accommodates 
approximately 20 informal, unpermitted parking spaces.  State Parks has signed a 
non-binding Letter of Intent (LOI) acknowledging the proposed improvements on 
the subject State lands. 

State Permit Required:  The applicant has applied to the California Coastal Commission 
(CCC) to amend its Coastal Development Permit (CDP), permit number P-77-579, 
originally issued by the CCC in 1977.  The CDP amendment for the project will be 
processed by the CCC separately from the Use Permit requested from the County.
Until the CDP amendment is granted, the Use Permit Amendment would be considered 
inactive. 

RECOMMENDATION

That the Planning Commission:  (1) certify the Recirculated Mitigated Negative 
Declaration, (2) approve the Use Permit Amendment and Design Review Permit, 
County File Number PLN 2006-00494 for modifications to the restaurant use and 
structure, and (3) approve the Planned Agricultural District Permit and Grading Permit, 
County File Number PLN 2006-00494, for the improvement of State lands for a parking 
lot, by making the required findings and adopting the conditions of approval in 
Attachment A. 
                                            
1 The recommendation of this report is to limit the hours of operation to 10:00 a.m. to 2:00 p.m. on Fridays 
and weekends and 5:00 p.m. till 10:00 p.m. every day. 
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BACKGROUND

Report Prepared By:  Camille Leung, Project Planner, Telephone 650/363-1826 

Applicant:  Farhad Mortazavi, Mortazavi Consulting 

Sphere-of-Influence: City of Half Moon Bay 

Flood Zone:  Project sites are located within Zone X (Area of Minimal Flood Hazard)
with the exception of bluff areas in Zone D (Undetermined Risk Areas) and the 
northeast corner of the State Parks lot in Zone A (Areas with a 1% Annual Chance of 
Flooding); Community Panel 06081CO117E, effective date October 16, 2012. 

State Parks Historical Parking Site 

Property Owner:  State of California Department of Parks and Recreation (State Parks) 

APNs/Sizes:  036-046-410 (0.41 acre), 036-321-010 (16.6 acres) 

Existing Zoning:  Predominantly Coastside Commercial Recreation District/Design 
Review/Coastal Development District (CCR/DR/CD), with 3,000 sq. ft. located in the 
Planned Agricultural District/Coastal Development District (PAD/CD) Zoning District 

General Plan Designation:  Predominantly Coastside Commercial Recreation, with 
3,000 sq. ft. located in areas designated for Public Recreation 

Existing Land Uses:  Undeveloped land, used historically for parking for beach users 

Restaurant Site 

Property Owner:  A&G, LLC 

Location:  8150 Cabrillo Highway, Montara 

APNs/Sizes:  036-046-050, -310, -380, -390, and -400 (0.73 acre total) 

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

General Plan Designation:  Coastside Commercial Recreation 

Existing Land Uses:  Restaurant and associated parking 

Water Supply:  Water is currently provided to the site via an existing connection with the 
Montara Water and Sanitary District (MWSD).  No changes are proposed. 
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Sewage Disposal:  Sewage disposal is provided to the site via an existing connection 
with Montara Water and Sanitary District (MWSD).  No changes are proposed. 

Environmental Evaluation:  Original Initial Study and Mitigated Negative Declaration 
(IS/MND) were issued with a public 30-day review period from December 21, 2012 to 
January 20, 2013.  The Recirculated IS/MND, which includes among other edits an 
analysis of project impact to archaeological resources, was released on February 27, 
2014 with a 30-day public review period ending on March 31, 2014. 

Setting:  The La Costanera Restaurant is located on the west side of Cabrillo Highway.  
The site consists of a restaurant and two on-site parking lots, Lots A and C.  The site is 
bordered to the north by a 3,000 sq. ft. dirt lot used historically for beach user parking 
(Lot B) and the McNee Ranch State Park (pump station facilities separate the parking 
area from the State Park).  A roughly 20-foot high cliff on the west side of the property 
separates the restaurant building and parking areas from the sandy beach and Pacific 
Ocean.  An undeveloped portion of the Second Street public right-of-way borders the 
site to the south.  Both properties are located along the Cabrillo Highway County-
Designated Scenic Route. 

Chronology: 

Date  Action 

1950 - The County approves a Use Permit for a 260-seat restaurant 
and 8-unit motel at the site. While the County had no parking 
requirements or standards at that time, a parking arrange-
ment (including 53 parking spaces in the current configura-
tion) was agreed upon by the applicant, the County and the 
State Parks Department. 

June 14, 1977 - The County Board of Supervisors approves a Use Permit 
(UP 20-77) and an Off-Street Parking Exception (Exception 
1-77) for the Charthouse Restaurant to remodel the existing 
restaurant and motel into a 189-seat restaurant, within the 
Limited Highway Frontage District (H-1) Zoning District.  The 
Off-Street Parking Exception permitted 53 parking spaces 
where 75 spaces were required for the proposed use, based 
on CCC parking requirements. 

 - At the time, the property consisted of two parcels separated 
by the unimproved First Street public right-of-way.  An 
agreement was made between the County and the property 
owner to provide for the current property configuration (with 
the abandonment of First Street and consolidation of the 
right-of-way with the restaurant property directly south) and to 
require the reciprocal use of the new parking lot.  Reciprocal 
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use called for the parking lot to be used during the day for 
beach user parking, when use is highest at the lot, and for the 
parking lot to be used for restaurant parking at night.2

July 26, 1977 - The California Coastal Commission (CCC) approved a CDP 
(P-77-579) authorizing a restaurant remodel which 
transformed the “boxy,” stucco structure into its current 
shingled architectural style.  P-77-579 was approved with five 
conditions including limited hours of operation to ensure 
adequate parking accommodations for the restaurant and 
public beach.  The CDP limited the hours of operation 
between 5:00 p.m. and “normal closing hours,” “in order to 
assure adequate parking accommodations both for the 
restaurant and adjacent public beach.” 

May 11, 1981 - The CCC denied a proposed amendment to the CDP (P-77-
579) that would have allowed day use of the restaurant on 
Sundays starting at 10:00 a.m., on the basis that the 
proposed use would reduce daytime beach user parking. 

February 27, 1984 - The County Zoning Hearing Officer approved a CDP (CDP 
83-67) and amendment to the Use Permit (UP 20-77, 
Attachment L), which allowed the restaurant owner to place 
riprap on 460 lineal feet of ocean bluff, reconstruct parking 
lots, and install storm drainage in the parking lot of the 
existing restaurant.  The condition of approval limiting the 
hours of operation to between 5:00 p.m. and normal closing 
hours was retained. 

2002 - A&G LLC purchases the property. 

November 21, 2006 - Application for the subject Use Permit Amendment is 
submitted to the County.  Application includes a change in the 
hours of operation to include a lunch service, but no proposal 
to address the reduction of beach user parking resulting from 
the proposed lunch service.  The proposal also included a 
new second dwelling unit at the site and proposed repairs to 
riprap and associated drainage systems to the west of the 
restaurant site. 

 - Application remains incomplete.  During this time, the project 
description is revised to remove the second unit.  Planning 
staff strongly encourages the applicant to seek parking 

                                            
2 The terms of the agreement are described in Coastal Commission records of a denied application made 
in 1981 by the restaurant to allow day use of the restaurant.  Staff was not able to locate the agreement in 
County records. 
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solutions that would address the resulting reduction in 
daytime beach user parking caused by the subject proposal. 

2006-2008 - County issues a Coastal Permit Exemption (PLN 2006-
00490) and a building permit (BLD 2005-01462) to perform 
interior remodel work and minor exterior work, including 
construction of an Americans with Disabilities Act (ADA) 
ramp, relocation of an exit door, and removal of fin-like 
architectural features on the building facade. 

January 28, 2008 - County Building Inspection Section issues a Stop Work 
Notice (SWN 2008-00004) to the owner for exceeding the 
scope of a building permit (BLD 2005-01462), for the 
construction of patios and the installation of pavers within the 
patios.  The applicant submitted a revision showing the extent 
of exterior pavers.  The Current Planning Section’s approval 
of the revision expressly prohibits outdoor seating until such 
time as the Use Permit is amended to allow such use and a 
Coastal Development Permit is obtained.  The existing glass 
railings were not approved under this permit. 

September 2009 - La Costanera Restaurant occupies property. 

December 9, 2011 - In order to address the reduction in daytime beach user 
parking associated with the proposal to open for lunch, the 
applicant works with the County Parks and State Parks staff 
to facilitate applicant-funded improvements to the beach user 
parking on adjoining northern parcels, resulting in a signed 
Letter of Intent (Attachment K) between State Parks and the 
owner of the restaurant site. 

2011-2014 - Applicant is notified by the CCC of violations at the property.
In letters dated April 25, 2011, April 28, 2011, November 30, 
2011, March 23, 2012, December 5, 2012, June 24, 2013, 
and April 25, 2014, Jo Ginsberg, Enforcement Analyst at the 
CCC, describes violations related to outdoor lighting, signs in 
the parking lot, and new patios for additional restaurant 
seating (further discussion in Section C of this report). 

December 29, 2011 - Applicant applies for a CDP from the CCC for the legalization 
of unpermitted lighting and patio improvements, and to erect 
parking signage indicating free public parking for beach use 
available at all times in the restaurant’s parking lot.  As of 
April 1, 2014, the application remains incomplete. 
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December 10, 2012 - Applicant submits a traffic report prepared by Hexagon 
Transportation Consultants, Inc., to address potential project 
impacts to weekend traffic. 

December 21, 2012 - Original Initial Study and Mitigated Negative Declaration 
(Original IS/MND) are made publicly available and the 30-day 
public review period commences.3  After the release of the 
IS/MND, it is brought to staff’s attention that the project site 
contains an archaeological site.  Staff requires the submittal 
of an archaeological report. 

January 20, 2013 - Public review period for the Original IS/MND ends. 

March 26, 2013 - The applicant submits a cultural resources study prepared by 
Virginia Hagensieker and Janine Loyd of Tom Origer and 
Associates, dated March 5, 2013 (discussed in the 
Recirculated IS/MND, Attachment N). 

February 27, 2014 - A Recirculated IS/MND (IS/MND or Recirculated IS/MND), 
which includes analysis of project impact to archaeological 
resources among other minor edits, is released and the public 
review period commences. 

March 19, 2014 - Planning staff receives a comment letter from State Parks 
regarding concerns relating to proposed work beyond the 
unimproved parking area, parking lot drainage, public parking 
management, and the landscape plan (Attachment O). 

March 31, 2014 - Recirculated IS/MND public review period ends.  Comments 
received by staff are discussed in Section D of this report. 

May 15, 2014 - Planning staff facilitates a meeting among the applicant and 
other project representatives, two staff members from State 
Parks and Planning staff to discuss how the applicant can 
resolve issues identified in the March 19, 2014 letter from 
State Parks. 

April 25, 2014 - Jo Ginsberg from the CCC sends most recent enforcement 
letter to the property owner (Attachment M).  Enforcement 
actions by the CCC are listed in Section C of this report. 

August 18, 2014 - To address comments from State Parks, the applicant 
submits a revised landscape plan, revised drainage plan to 

                                            
3 CEQA Section 15073 requires a 30-day public review period when a Mitigated Negative Declaration is 
required to be sent to the State Clearinghouse.  A Mitigated Negative Declaration must be sent to the 
State Clearinghouse if one or more State agencies are a responsible agency for project permitting. 
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exclude repair of riprap and associated drainage system, and 
letter of review from project geotechnical consultant.  A draft 
parking management plan was submitted previously.  The 
applicant also meets with Building Inspection Section staff 
and submits plans to address Stop Work Notices issued in 
2011 and 2014.  Subsequently, the revised drainage plan is 
reviewed and approved by the Department of Public Works 
and the Planning and Building Department’s Geotechnical 
Section. 

September 24, 2014 - Planning Commission public hearing. 

DISCUSSION 

A. COMPLIANCE WITH CONDITIONS OF CURRENT USE PERMIT (UP 20-77) 

Evaluation of Compliance with Original Conditions of Approval 

Listed below are the current conditions of approval for the operation of the 
restaurant, as approved in February 1984.  Following each condition is staff’s 
assessment of compliance and a discussion of any proposed modification to the 
condition.

Table 1 
Status of Restaurant Compliance with Original Conditions of Approval

Original Condition 
Compliance with Condition?
UD = Undetermined 

Recommend to Retain 
Condition?

New
Condition 
No.1

1. Any additional work on 
shoreline protection shall 
be approved in accordance 
with Geotechnical 
Consultant Approval form 
(County Geologist). 

No Riprap and cement grout have been 
installed improperly and illegally at the 
base of the bluff of the restaurant site.  
As discussed in Section D.3.a of this 
report, legalization and repair of riprap 
require a complex authorization and 
permitting process.  Therefore, shoreline 
protection work is not a component of 
the subject permit. 

Yes, retained as Condition No. 
4.  Condition No. 17 added to 
require the restaurant site 
owner to coordinate with State 
Parks and CCC staff to permit 
and repair riprap west of the 
restaurant site within one year 
of the final approval date of this 
project. 

Condition 
Nos. 4 and 
17 of Att. A. 

2. Construct an access ramp 
from the top of the bluff to 
the beach – plans for ramp 
to be approved by the 
California Department of 
Parks and Recreation and 
San Mateo County 
Planning Director. 

Yes The access ramp currently exists and is 
in adequate condition. 

No, condition may be deleted as 
the ramp has been constructed.  
Maintenance of public access 
improvements is required by 
Condition No. 9 of Attachment A 
(original Condition No. 9). 

N/A 
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Table 1 
Status of Restaurant Compliance with Original Conditions of Approval

Original Condition 
Compliance with Condition?
UD = Undetermined 

Recommend to Retain 
Condition?

New
Condition 
No.1

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

Yes The walkway currently exists and is in 
adequate condition. 

Yes, with modification to 
condition language to require 
recordation of an access 
easement to ensure public 
access to the walkway and 
public access to associated 
structures (e.g., ramp, stairs, 
railings) necessary for beach 
access for the life of the project.  
The access easement shall be 
recorded prior to the Current 
Planning Section’s final 
approval of any building permit 
for this project. 

Condition 
No. 5 of Att. 
A.

4. Submit performance bond 
to guarantee installation of 
landscaping and 
maintenance for two 
growing seasons. 

UD Staff is uncertain whether existing 
landscaping matches the previously-
approved landscaping.  Existing 
vegetation at the site consists mainly of 
ice plant.  The applicant has submitted a 
proposed landscaping plan for the 
pathway through Lots A and B, which is 
included as Attachment H of this report. 

Yes, with modification to 
condition language to require 
the owner to (1) install all 
approved landscaping and 
submit a maintenance surety 
deposit of $1,000 to ensure that 
vegetation is watered and 
maintained in a healthy 
condition for two years, prior to 
the Current Planning Section’s 
final approval of any building 
permits, and (2) to require 
maintenance of approved 
landscaping for the life of the 
project. 

Condition 
No. 6 of Att. 
A.

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

Yes  The applicant has submitted a revised 
parking plan proposing a total of 
58 spaces. 

No, the applicant has submitted 
a revised parking plan.  
Condition No. 8 of Attachment A 
requires compliance with the 
approved plan. 

N/A 

6. Submit written approval of 
California Department of 
Parks and Recreation for 
all riprap and drainage 
facilities located on State 
land. 

No Riprap and cement grout were applied 
improperly and without permits.  Due to 
the complexity of the permitting process 
for such work, State Parks and County 
staff, including Geotechnical Section 
staff, support the removal of the riprap 
from the project description and has 
added Condition No. 17 to require the 
property owner to work with State Parks 

Yes, requirement combined with 
original Condition No. 1 
(Condition No. 4 in Attachment 
A). 

Condition 
No. 4 of Att. 
A.
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Table 1 
Status of Restaurant Compliance with Original Conditions of Approval

Original Condition 
Compliance with Condition?
UD = Undetermined 

Recommend to Retain 
Condition?

New
Condition 
No.1

and the CCC to draft a plan and submit 
the plan to the County within one year of 
the project final approval date for 
resolving the permit status of the riprap 
and grout work.4

7. Construct all improvements 
in accordance with 
approved plans. 

Yes Project was constructed as approved.  
However, the property owner has 
performed unpermitted improvements to 
the building (including lighting and patio 
construction) which have been included 
in this Use Permit Amendment proposal.  
The applicant is required to amend the 
CDP for the restaurant through the 
Coastal Commission application 
process. 

Yes, with modification to 
condition language for clarity 
regarding future unpermitted 
modifications or intensifications 
of use and to identify enforce-
ment by the County and CCC. 

Condition 
No. 7 of Att. 
A.

8. Maintain 53 parking 
spaces. 

No The property owner currently provides 
52 parking spaces in Lots A and C. 

Yes, with modification to require 
compliance with the approved 
parking plan (which includes 
maintenance of 58 on-site 
parking spaces and 21 parking 
spaces on adjoining State 
Parks-owned lands) and to 
require maintenance of the 
State Parks parking lot for the 
life of the project through the 
recordation of a maintenance 
agreement with the State Parks. 

Condition 
No. 8 of Att. 
A.

9. Maintain free public access 
through the parcel to the 
beach. 

Yes The property owner has maintained free 
public access through the parcel to the 
beach. 

Yes.  Staff recommends 
additional language to require 
maintenance of access 
improvements necessary for 
beach access and associated 
structures (ramp, walkway, 
stairs, railings, etc.) for the life 
of the project through the 
recordation of a maintenance 
agreement with State Parks. 

Condition 
No. 9 of Att. 
A.

                                            
4 A proposal to legalize and repair such work would require a CDP from the CCC and would require A&G 
LLC to obtain rights of trespass. 
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Table 1 
Status of Restaurant Compliance with Original Conditions of Approval

Original Condition 
Compliance with Condition?
UD = Undetermined 

Recommend to Retain 
Condition?

New
Condition 
No.1

10. Hours of operation of 
restaurant/bar shall be 
limited to that period 
between 5:00 p.m. and 
normal closing time. 

No  The County and CCC have received 
multiple reports of the restaurant 
operating prior to 5:00 p.m., most 
recently on August 25, 2014, where the 
restaurant operated at 2:30 p.m. for a 
private party. 

Yes, with modification to allow 
hours of operation on Fridays 
and weekends from 10:00 a.m. 
to 2:00 p.m. (with 93 seats for 
brunch/lunch) and from 5:00 
p.m. to 10:00 p.m. (with 189 
seats for dinner service).  Hours 
of operation on Mondays 
through Thursdays are limited to 
5:00 p.m. to 10:00 p.m. (where 
seating is limited to 189 seats). 

Condition 
No. 10 of 
Att. A. 

1 Changes to original conditions of approval are shown in strikeout and underline format in Attachment A. 

 Non-Compliance with Use Permit Conditions and Staff Recommendations for the 
Requested Use Permit Amendment 

 As illustrated in Table 1, the property owner has not consistently complied with the 
conditions of the original Use Permit.  In Section C of this report, Planning staff 
describes ongoing enforcement action by the California Coastal Commission 
(CCC) regarding unpermitted development and use at the property.  Based on 
past and current history of violations and in order to allow for closer monitoring of 
the project, staff recommends a Use Permit term of two years, whereby the 
applicant must demonstrate compliance with the approved conditions of approval 
for permit renewal of the brunch/lunch proposal.  In addition to recommending a 
shorter permit term, staff recommends annual administrative reviews of the project 
(Condition No. 2) and posting of contact information for the Planning and Building 
Department Code Compliance Section on all parking lot signage (Condition No. 
32).  Planning staff will continue to work with Code Compliance staff, CCC staff, 
and interested members of the public to monitor the site and hold the property 
owner accountable for compliance with the approved conditions of approval. 

B. COMPLIANCE WITH CURRENT COUNTY REGULATIONS 

 1. Conformity with General Plan 

  The San Mateo County General Plan land use designation for this property 
is predominantly Coastside Commercial Recreation, with 3,000 sq. ft. 
located in areas designated for Public Recreation.  The original Use Permit 
request required conformity with these General Plan policies and were 
approved subject to conformity with said policies.  Staff has determined that 
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the project continues to comply with all applicable General Plan policies, 
with specific discussion of the following: 

  a. Chapter 1 – Vegetative, Water, Fish and Wildlife Resources Policies 

   Policy 1.27 (Regulate Development to Protect Sensitive Habitats) calls 
for the County to regulate land uses and development activities within 
and adjacent to sensitive habitats in order to protect critical vegetative, 
water, fish and wildlife resources; protect rare, endangered, and 
unique plants and animals from reduction in their range or degradation 
of their environment; and protect and maintain the biological produc-
tivity of important plant and animal habitats.  As discussed in the 
IS/MND (Attachment N), the project is located adjacent to the Montara 
State Beach and within proximity of the Fitzgerald Marine Reserve.
Drainage improvements, minor grading and gravelling of the State 
Parks-owned parcel will occur in disturbed, undeveloped areas used 
historically for beach user parking.  As proposed, the project would not 
result in impacts to plant or wildlife species or their habitats.  
According to the “Vegetation Map” prepared by TRA Environmental 
Sciences, Inc., no habitat for special-status species was found during 
TRA’s August 2012 site visit.  Vegetation at the State site consists 
mainly of ice plants.  Staff discussed the possible removal and 
replacement of the ice plants with non-invasive native vegetation with 
the County Planning and Building’s Geotechnical Consultant, who 
recommended against the removal of existing vegetation, which may 
result in further bluff erosion and instability.  No mitigation measures 
are necessary. 

  b. Chapter 4 – Visual Quality Policies 

   Policy 4.16 (Protections for Coastal Features) calls for the County to 
regulate coastal development to protect and enhance natural 
landscape features and visual quality through measures that ensure 
the basic integrity of sand dunes, cliffs, bluffs and wetlands.  A roughly 
20-foot high cliff bluff on the west side of the property separates the 
restaurant building and parking areas from the sandy beach and the 
Pacific Ocean.  Proposed changes to natural features involve minor 
grading associated with access, drainage and landscaping 
improvements on the State Parks property that will improve beach 
user access and safety and environmental stewardship of the 
property.  Specifically, proposed landscaping will act as a buffer strip 
to prohibit parking along the ocean bluff, thereby helping to prevent 
further erosion of the bluff. 

   Policy 4.21 (Scenic Corridors) calls for the County to protect and 
enhance the visual quality of scenic corridors by managing the 
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location and appearance of structural development.  The General Plan 
designates the portion of the Cabrillo Highway adjoining the project 
site as a County-Designated Scenic Route.  The proposed improve-
ments to the State Parks parking lot would not obstruct scenic views 
and would be minimally visible from residential areas across Highway 
1.  The project also involves legalization of two exterior patios that are 
located at the rear of the existing restaurant structure and would not 
be visible from Highway 1. 

   Policy 4.59 (Outdoor Lighting) calls for development to minimize 
exterior lighting in scenic corridors and, where used, employ warm 
colors rather than cool tones and shield the scenic corridor from glare.
The lighting plan (Attachment G) includes the legalization of five 
150-watt lights which illuminate Parking Lot A.  As discussed in the 
IS/MND (Attachment N), staff conducted a nighttime field investigation 
and found only three of the five to be operational at the time.  The 
three lights provided adequate illumination of the parking lot.  In order 
to minimize light impacts to the Highway 1 County-Designated Scenic 
Route, Condition No. 34 (Mitigation Measure 11) requires the removal 
of two of the 150-watt light fixtures which illuminate Parking Lot A.
While the applicant does not propose any new lighting in Parking Lot 
C, staff’s field investigation revealed that existing lighting was not 
effective in illuminating the parking lot and created unnecessary 
ambient lighting visible from Highway 1.  Condition No. 35 (Mitigation 
Measure 12) requires the applicant to replace or reposition existing 
light fixtures such that light is directed downward at the parking lot 
only, each lighting fixture does not exceed 150 watts, and total lighting 
fixtures does not exceed three.  Condition No. 12 requires all exterior 
lighting at the property to be downward directed, limited to the site 
boundaries, and to employ warm colors and prohibit cool tones. 

   Policy 4.61 (Parking and Paved Areas) calls for development to 
integrate paved areas with their site and landscape and/or screen 
them to reduce visual impact from the scenic corridor.  Views from 
Highway 1 of the proposed gravel parking lot on the State property will 
not change substantially from existing views of the dirt lot.  The site 
will not be paved and will continue to be screened by intervening 
ground-level vegetation and development (the MWSD pump station 
and associated fencing). 

  c. Chapter 6 – Park and Recreation Resources Policies 

   Policy 6.9 (Locate Suitable Park and Recreation Facilities in Urban 
Areas) encourages all providers to locate active park and recreation 
facilities in urban areas, taking advantage of existing service 
infrastructure systems and maximizing the recreational use of limited 
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available land.  The project involves formalization and improvements 
to a historical parking area located in an urban area.  Proposed 
improvements to the State property will improve public safety and 
beach access by reducing the potential for erosion and instability at 
the bluff location. 

   Policy 6.11 b. (Coastal Recreation and Access) calls for the County to 
regulate development to increase public access to the shoreline and 
along the coast through measures which include, but are not limited 
to, establishing criteria for when and where access will be provided 
and how the access will be developed and maintained.  The adjoining 
State property has been used historically for parking by users of 
Montara State Beach and can accommodate up to 20 vehicles, albeit 
informally with capacity varying based on random parking patterns.
Parking at the site is not an approved use, nor has the bluff property 
been improved to accommodate such a use.  Therefore, based on the 
reasons provided, staff credits the State lot with 10 existing parking 
spaces.  As discussed in the IS/MND (Attachment N) and in Section 
B.5 of this report, formalization of parking at the State Parks property 
will increase parking available to beach users at the site from 10 
spaces to 21 parking spaces.  While project implementation will result 
in a decrease of nine spaces of beach user parking available at both 
properties between 10:00 a.m. to 2:00 p.m. on Fridays and weekends, 
the project will result in increased daytime parking Mondays through 
Thursdays and nighttime beach user parking, as well as other 
benefits, such as access, landscaping, and drainage improvements on 
the State Parks property that will improve beach user safety and 
environmental stewardship of the property.  Condition Nos. 5 and 9 
require easements and maintenance of access improvements by the 
owner of the restaurant site for the life of the restaurant project. 

  d. Chapter 8 – Urban Land Use 

   The San Mateo County General Plan designates Montara-Moss 
Beach-El Granada as an existing Urban Community.  Policies 8.2 
(Land Use Objectives for Urban Communities) and 8.5 (Definition of 
Urban Community) define Urban Communities as large, populated 
areas which contain a wide range of residential land use densities and 
a mix of land uses which provide services to surrounding areas and 
meet, in part, the internal shopping, employment and recreational 
needs of the community residents.  The site has served as a 
commercial dining establishment to surrounding and regional areas 
since 1950 and will continue to provide this service.  However, due to 
the limited availability of on-site parking and the need to protect the 
adjoining property’s historical use by beach users for parking, the 
restaurant has been limited to dinner service only.  The approval of 
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this project would allow for 21 formal, efficient parking spaces for 
beach users on two adjoining undeveloped parcels while allowing Lot 
C (25 on-site spaces, 31 under a valet scenario) to be available to 
brunch/lunch time customers of the restaurant for four hours a day on 
Fridays and weekends. 

   Policy 8.31(b) (Overcoming Constraints to Development) encourages 
improvements which minimize the dangers of natural and man-made 
hazards to human safety and property.  The project involves the 
formalization of historical, albeit unpermitted, parking at the State 
Parks property, through access, landscaping, and drainage improve-
ments that will improve beach user safety and help minimize bluff 
erosion.  The applicant has submitted geotechnical reports, which 
have been reviewed and approved by the Planning and Building 
Department’s Geotechnical Section, to ensure the safety of the 
proposed improvements to the State property. 

   Policy 12.12 (Recreational Traffic to the Coastside) calls for the 
County to seek methods to mitigate the impact of peak recreational 
traffic to and along the Coastside.  The applicant has submitted a 
traffic report prepared by Hexagon Transportation Consultants, Inc. 
(Hexagon).  As discussed in the IS/MND (Attachment N), the report 
estimates that the addition of lunch service at the La Costanera 
Restaurant, with 93 seats, would generate 19 trips during the peak 
one-hour lunch time period of the day on a typical Friday or Saturday.
Hexagon compared the restaurant trip generation to the amount of 
traffic already on Highway 1 at lunch time.  Hexagon estimates that 
nine project trips (five inbound and four outbound trips) would be 
added to Highway 1 north of the restaurant, and 10 project trips (six 
inbound and four outbound trips) would be added to Highway 1 south 
of the restaurant.  Based on the small number of trips generated by 
the project at lunch time, Hexagon has concluded that Highway 1 has 
adequate capacity to accommodate additional trips generated by the 
restaurant at lunch time.  Also, potential project-generated impacts to 
State Route 92 (SR 92) were evaluated.  Based on the small number 
of trips generated by the project and the distance (almost 8 miles) 
between the restaurant and SR 92, the number of trips added to SR 
92 would be negligible.  Therefore, project traffic impacts are 
considered less than significant and do not require mitigation. 
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 2. Compliance with the Regulations of the Coastside Commercial Recreation 
(CCR) Zoning District 

  a. Use 

   Restaurant Site:  The project involves a 189-seat restaurant and bar 
use.  Restaurants, defined as “commercial establishments (which may 
include bars) which primarily serve prepared food to the general public 
for immediate consumption on the premises,” are permitted in the 
CCR Zoning District, subject to the issuance of a Use Permit.  A Use 
Permit was first issued by the County for this use in 1950.  Project 
compliance with current Use Permit conditions of approval is 
discussed in Section A of this report.  Project compliance with the Use 
Permit finding is fully discussed in Section B.6 of this report (below). 

   State Parks Site:  The applicant proposes formalization of a parking 
use that is accessory to the primary park use at the Montara State 
Beach, adjoining the site.  Public beach use at Montara State Beach is 
an existing legal use. The State Parks site has been used historically 
as a parking lot and the proposed formalization of the parking use will 
continue to support the public beach use in the same manner.  No Use 
Permit is required for the accessory parking use. 

  b. Applicable Development and Performance Standards 

   Sections 6269 (Development Standards) and 6270 (Performance 
Standards) set forth the following requirements for all development 
within the CCR Zoning District (only those applicable to the project are 
listed below): 

   (1) Coastal Access:  Development may be required to provide 
easements or dedicated right-of-ways for trails or pathways 
connecting upland areas to established shoreline access points.  
Condition Nos. 5 and 9 require the owner of the restaurant site 
to maintain public access improvements necessary to access 
the beach for the life of the project through a maintenance 
agreement and through the recordation of an access easement 
to ensure continued public access. 

   (2) Protection of Coastal Resources:  Development shall be located 
and designed so as to provide maximum feasible protection of 
coastal resources including, but not limited to, marine views, 
significant natural landforms, major vegetation and marine, 
estuarine and riparian habitats.  To achieve this objective, 
development must comply with the requirements of the Local 
Coastal Program (LCP) Sensitive Habitats and Visual 
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Resources Components.  Appropriate restrictions, such as 
increased setbacks, may be imposed as conditions of Use 
Permit approval. 

    LCP Policy 8.4.b (Cliffs and Bluffs) calls to set back bluff top 
development and landscaping from the bluff edge sufficiently far 
to ensure it is not visually obtrusive when viewed from the 
shoreline except in highly developed areas where adjoining 
development is nearer the bluff edge, or in special cases where 
a public facility is required to serve the public safety, health, and 
welfare.  The two outdoor patios proposed for legalization are 
east of the existing concrete pathway connecting Lots A and C.
As there is adjoining development that is nearer the bluff edge 
than the patios, the patios are appropriately set back from the 
bluff.  The proposed landscaping plan includes the planting of 
six Toyon bushes at the restaurant site which may be visually 
obtrusive.  Condition No. 13 requires the applicant to revise the 
landscape plan to include a smaller shrub from the Montara 
State Beach Plant List for Revegetation or simply to eliminate 
the Toyon shrubs. 

   (3) Yards Required:  No front or rear setbacks are required, only 
minimum side yard setbacks of a combined total of 15 feet with 
a minimum of 5 feet on any side.  There will be no change to the 
side yard setbacks. 

   (4) Lighting:  All lighting, exterior and interior, must be designed and 
located so as to confine direct rays to the premises.  This 
requirement is incorporated into Condition No. 12. 

 3. Compliance with the Regulations of the Design Review (DR) Zoning District 

  As the project sites are located in the Design Review (DR) Zoning District, 
the design review standards, Section 6565.17 (Design Review Standards for 
Other Areas) of the County Zoning Regulations and the Community Design 
Manual (CDM) apply to the project.  In the following sections, exterior 
modifications at the restaurant site and at the State Parks site are discussed 
separately in relation to applicable design review standards criteria: 

  a. Restaurant Site:  At the restaurant site, which includes the property 
containing the restaurant building and Lots A and C, the applicant 
proposes to legalize unpermitted modifications to the building, 
including lighting added to the building (nine rooftop lights) and the 
construction of two outdoor patios.  The patios consist of dark grey 
and blue-toned, non-reflective tiling and dark wood and plexi-glass 
wind screens. 
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   (1) Open Space Preservation:  The CDM calls for siting of structures 
to retain maximum open space and to reduce the visual impact 
in scenic open space areas.  Similarly, DR standards call for 
structures to be set back from the edge of bluffs and cliffs to 
protect views from scenic areas below and for structures to be 
designed and situated so as to retain and blend with the natural 
vegetation and landforms of the site.  Proposed patios will be 
visible from public lands (Montara State Beach) and a public 
water body (Pacific Ocean).  Patios are attached to the 
restaurant building, blending in with the existing building in both 
color and materials.  Patios are located on the west elevation of 
the structure behind the existing restaurant and, as such, do not 
add any mass to the structure as viewed from Highway 1.  The 
clear plexi-glass wind screens allow for wind blocking without 
the appearance of bulk or massing in views of the restaurant 
from the beach. 

   (2) Color and Materials:  The CDM calls for exterior colors and 
materials to blend with the natural setting and surrounding 
neighborhood.  The patios consist of dark grey and blue-toned, 
non-reflective tiling and dark wood and plexi-glass wind screens.
As constructed, the patios blend well with the existing building 
and its marine environment. 

  b. State Parks Site: The proposed formalization of the historical parking 
use at the State Parks site will involve only minor grading and the 
application of gravel, associated with access, drainage, and land-
scaping improvements.  Work at the site will not include the 
construction of any new structures or pipes and will largely maintain 
natural drainage systems.  The following is a discussion of how the 
proposed formalization of the State Parks site complies with applicable 
design review standards and CDM design criteria: 

   (1) Landscaping:  Landscaping should have an informal character 
and provide a smooth transition between the development and 
adjacent open spaces.  Tree and plant materials should be 
native to the area to assure against non-native plant intrusion, to 
reduce irrigation and maintenance requirements, and to 
minimize visual impact.  Proposed landscaping, as illustrated in 
the landscaping plan (Attachment H), has an organic layout and 
will provide a smooth transition between the proposed gravel 
parking lot and the bluff and beach below.  Landscaping will also 
act as a buffer strip to prohibit parking along the ocean bluff, 
thereby helping to prevent further erosion of the bluff.  The 
landscape plan does not contain invasive species and is 
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consistent with the landscaping recommended by State Parks 
for Montara State Beach. 

   (2) Grading:  Grading and vegetation removal should be minimized 
and blend into adjacent landforms.  The development of the 
gravel surface parking lot involves some minor leveling of the 
property and will blend in with adjoining landforms.  The project 
involves minimal vegetation removal necessary for project 
grading and implementation of a native, non-invasive landscape 
plan.  The existing vegetation has been identified as ice plants, 
an invasive species.  Existing ice plants will remain to minimize 
further erosion. 

   (3) Paved Areas:  Small separate paved parking lots are preferred 
over large single-paved lots.  Parking areas should be screened 
from residential areas and scenic roadways.  Parking Lot B at 
the State Parks property will utilize a gravel surface and will not 
vary largely from existing views along Highway 1.  Landscaping 
and a walking path proposed along the bluff of the State Parks 
property, as shown on the landscape plan (Attachment H) and 
as conditioned, will be minimally visible from Highway 1 and will 
result in a beneficial visual impact. 

   (4) Drainage:  Development should minimize alteration of streams 
and other natural drainage systems so as to prevent impacts to 
their character that would cause problems of drainage, erosion 
or flooding.  As discussed in the IS/MND (Attachment N), the 
State property currently drains naturally, with riprap at the foot of 
the bluff.  Provision C.3 of the National Pollutant Discharge 
Elimination System (NPDES) Municipal Regional Permit requires 
treatment of all project-related stormwater.  The applicant has 
submitted a drainage plan, which directs drainage to the 
proposed facilities along Highway 1, complies with Provision 
C.3, and has been reviewed and approved by the project 
geotechnical consultant. 

 4. Compliance with the Regulations of the Coastal Development (CD) Zoning 
District

  This permit is subject to the issuance of a Coastal Development Permit 
(CDP) Amendment from the California Coastal Commission (CCC).  See 
Section C of this report. 
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 5. Compliance with Parking Requirements of Chapter 3 of the County Zoning 
Regulations

  a. Restaurant Parking 

   Per Section 6119 (Parking Spaces Required) of the Zoning 
Regulations, one parking space is required for each three seats or 
stools.  For the current hours of operation from 5:00 p.m. to closing 
with a total of 189 seats, 53 spaces are required under a parking 
exception granted by the County in 1977 (where 63 spaces would 
otherwise be required).  For the proposed brunch/lunch service with a 
total of 93 seats, 31 parking spaces are required.  The building code 
requires three accessible (handicapped) parking spaces to be 
provided within the total required parking. 

   The applicant proposes the following on-site parking: 

Table 2 
Proposed Restaurant Parking 

Parking Lot Existing Proposed TOTAL

Standard Standard ADA Dinner Valet for 
Brunch/Lunch 

Lot A 33 31 2 33 0
Lot C 20 24 1 25 31 

TOTAL 53** 55 3 58 N/A 
**53 parking spaces are required under the existing Use Permit, only 52 are provided currently. 

   As shown in Table 2, the applicant proposes to increase on-site 
restaurant parking from 53 spaces to 58 parking spaces through re-
striping, creating compact and accessible (handicapped) parking.  Lot 
C contains 25 parking spaces but can accommodate 31 parking 
spaces under a valet scenario (brunch and lunch only).  All parking 
spaces in Lot C are compact size, with the exception of one 
accessible parking space.  The brunch/lunch valet parking plan has 
been reviewed by Hexagon Transportation Consultants, Inc., with a 
recommendation that valet service should be required for parking in 
any space in Lot C during the lunch hour and that customers should 
be notified using signage showing when valet service is offered.  
Condition No. 11 incorporates these recommendations. 

  b. Beach User Parking 

   The General Plan and the Local Coastal Program (LCP) policies 
require development to preserve beach user access, including 
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parking.  The project involves the formalization of historical parking 
uses by beach users at the State Parks property, which involves 
access, landscaping, and drainage improvements at the property.  The 
proposal will improve beach access by making parking at the property 
more orderly and create one accessible (handicapped) parking space.  
However, the proposed dedication of Lot C to restaurant use during 
brunch/lunch service would result in a minor reduction in the amount 
of parking available to beach users in the daytime. 

   Calculation of Parking Available for Beach Users

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

Table 3 
Existing and Proposed Parking for Restaurant and Beach Users 

Parking Available for Beach Users 
Before  

5:00 p.m. 
After

5:00 p.m. 
Existing
Restaurant Lot A 33 0 
Restaurant Lot C 20 0 
State Parks Lot B 10* 10 

(E) TOTAL 63 10 
Proposed 
Restaurant Lot A 33 

(No Change)
0

(No Change) 
Restaurant Lot C 
(Fridays and Weekends only) 

0
(Reduction)

0
(No Change) 

Restaurant Lot C  
(Mondays through Thursdays) 

25 
(Increase)

0
(No Change) 

State Parks Lot B 21 21 
(P) TOTAL (Fridays and Weekends) 54 21 

(P) TOTAL (Mondays - Thursdays) 79 21 
DIFFERENCE (Fridays and Weekends) -9 +11 
DIFFERENCE (Mondays - Thursdays) +16 +11 
*The State lot is credited 10 of a total possible 20 parking spaces, as the current parking use is informal, 
unpermitted, and unimproved to accommodate the use.
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   As shown in Table 3, above, formalization of parking at the State 
Parks property will increase parking available to beach users at the 
site from 10 spaces to 21 parking spaces.  However, with the 
introduction of brunch/lunch service on Fridays and weekends, total 
parking available for beach users at the subject properties will 
decrease by nine spaces with the loss of parking spaces in Lot C.  
However, Mondays through Thursdays, parking available to beach 
users will increase from 63 to 79 parking spaces. 

   To address the reduction of nine beach user parking spaces on 
Fridays and weekends, Planning staff proposes limiting brunch and 
lunch service on Fridays and weekends to 10:00 a.m. to 2:00 p.m., 
allowing beach user parking in Lot C between 2:00 p.m. and 5:00 p.m.
The applicant proposed hours of operation of 10:00 a.m. to 2:00 a.m. 
on Fridays and weekends would effectively eliminate public use of Lot 
C after 10:00 a.m. on these days.  To ensure no further loss of beach 
user parking spaces, the applicant has prepared a draft parking 
management plan (Attachment J) to include monitoring the exclusive 
beach use of Lot B and new informational signage.  Condition No. 32 
(Mitigation Measure 9) requires signage at all subject properties, 
prohibiting parking by restaurant visitors in Lot B at all times, signage 
at Lot A stating that that parking is only available to restaurant visitors 
after 5:00 p.m., and signage in Lot C to state that parking is only 
available to restaurant visitors after 5:00 p.m. and from 10:00 a.m. to 
2:00 p.m. on Fridays and weekends only. 

   While project implementation would result in a decrease of nine 
spaces of beach user parking available at subject properties between 
10:00 a.m. and 2:00 p.m. on Fridays and weekends, the project will 
result in increased daytime parking Mondays through Thursdays and 
increased nighttime beach user parking, as well as other benefits, 
such as access, landscaping, and drainage improvements on the 
State property that will improve beach user safety and environmental 
stewardship of the property. 

Parking Available to Beach Users in the Project Area 

   The County has completed a report titled “Highway 1 Safety and 
Mobility Improvement Study:  Phase 2, San Mateo County Midcoast, 
Montara, Moss Beach,” dated October 2012, which studies and 
provides recommendations for improving motor vehicle, pedestrian, 
and bicycle safety for Highway 1 and its surroundings between the 
Half Moon Bay Airport and the Devil’s Slide area, including areas 
surrounding Montara State Beach. The study identifies the need for 
more formalized parking areas for beach users to address safety 
concerns related to unsafe and informal pedestrian crossings of 
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Highway 1, illegal parking by beach users, and anticipated increased 
visitation to Rancho Corral de Tierra. 

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

   As discussed in the IS/MND (Attachment N), in light of the small 
number and limited timeframe for which parking is reduced to beach 
users at the restaurant site, proposed access improvements at the 
State Parks site, the findings of the project traffic report, and ongoing 
planning and coordination efforts between the County and State 
agencies to fund implementation of study recommendations, potential 
project impacts to beach user access at the site are considered less 
than significant, with the implementation of Condition No. 32 (Mitiga-
tion Measure 9).  The applicant is required to demonstrate compliance 
with this condition and the parking management plan prior to the 
Current Planning Section’s approval of the associated building permit. 

 6. Compliance with Use Permit Regulations of Chapter 24 of the County 
Zoning Regulations 

  As previously discussed, restaurants are permitted to operate within the 
CCR Zoning District upon issuance of a Use Permit.  The initial Use Permit 
for a restaurant at this location was issued by the County in 1950.  For the 
Planning Commission to approve the Use Permit Amendment, the following 
finding must be made: 

Find 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 discussed in the IS/MND (Attachment N) prepared for the project, the 
proposed project would result in less than significant impacts to weekday 
and weekend traffic flows.  As proposed, conditioned and mitigated, the 
project would result in less than significant impacts to bluff erosion, 
construction-related air quality impacts, stormwater flows, beach user 
parking, views from the Cabrillo Highway County-Designated Scenic Route, 
scenic views from Montara State Beach, and potential archaeological 
resources.  All mitigation measures of the IS/MND have been included as 
Condition Nos. 24 through 37 of Attachment A. 



24

 7. Compliance with the Regulations of the Planned Agricultural District (PAD) 

  The State-owned historical parking area occupies a 0.41-acre parcel and 
encroaches onto a northern 16.6-acre parcel within the PAD Zoning District 
by approximately 3,000 sq. ft.  The subject portion of the parcel is desig-
nated for urban use (although the rest of the parcel is designated for rural 
use), as shown in Attachment C. The project will not be located on lands 
defined as “Prime Agricultural Land” and would be located on lands meeting 
the definition of “Lands Suitable for Agriculture,” defined as Land Other 
Than Prime Agricultural Land on which existing or potential agricultural use 
is feasible, including dry farming, animal grazing, and timber harvesting.  
The proposed parking lot would provide parking for visitors to the adjoining 
beach, which is a public recreational use.  Per Section 6353 of the Zoning 
Regulations, public recreational uses are allowed on Lands Suitable for 
Agriculture with the issuance of a PAD Permit.  Issuance of the PAD Permit 
by the Planning Commission is subject to the following applicable criteria: 

  General Criteria 

  a. The encroachment of all development upon land which is suitable for 
agricultural use shall be minimized:  The project site is located on a 
bluff top which is not suitable for agriculture due to concerns regarding 
bluff stability and erosion.  The project site has been used historically 
for public parking.  The project site adjoins Montara State Beach and 
McNee Ranch State Park, areas of protected habitat. 

  b. All development permitted on a site shall be clustered:  The proposed 
State parking lot will adjoin the existing northern restaurant parking lot 
(Lot A). 

  c. Every project shall conform to the Development Review Criteria 
contained in Chapter 20A.2 of the San Mateo County Ordinance 
Code:  The project will involve minimal vegetation removal and 
grading and will not impact sensitive habitat. 

  Criteria for the Conversion of Lands Suitable for Agriculture and Other 
Lands 

  All lands suitable for agriculture and other lands within a parcel shall not be 
converted to uses permitted by a PAD Permit unless all of the following 
criteria are met: 

  a. All agriculturally unsuitable lands on the parcel have been developed 
or determined to be undevelopable; continued or renewed agricultural 
use of the soils is not capable of being accomplished in a successful 
manner:  The project’s bluff top location is unsuitable for agriculture 
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and contains a non-agricultural use, an informal public access parking 
lot.

  b. Clearly defined buffer areas are developed between agricultural and 
non-agricultural uses; the productivity of any adjacent agricultural 
lands is not diminished, including the ability of the land to sustain dry 
farming or animal grazing, and proposed use would not impair 
agricultural viability, either through increased assessment costs or 
degraded air and water quality:  The area of the proposed parking lot 
is currently separated from other areas of Montara State Beach by 
existing vegetation and an existing chain-link fence that runs along the 
northern border of the parking lot.  The project includes the 
containment and treatment of project surface runoff to stabilized 
drainage facilities and would not diminish the productivity of adjoining 
lands for agricultural use. 

  c. For parcels adjacent to urban areas, permit conversion if the viability 
of agricultural uses is severely limited by conflicts with urban uses, 
and the conversion of land would complete a logical and viable 
neighborhood and contribute to the establishment of a stable limit to 
urban development, and conditions of the subsection are satisfied:  As 
discussed above, the subject area is designated for urban use and the 
conditions are satisfied.  As the subject area has been used 
historically for beach access parking, formalization and maintenance 
of this use would complete the neighborhood and contribute to the 
establishment of a stable limit to urban development. 

C. REVIEW BY THE CALIFORNIA COASTAL COMMISSION (CCC) 

 1. Permit Jurisdiction for the Required Coastal Development Permit (CDP) 

  The CCC has permit authority over the CDP for this project due to the 
CCC’s issuance of a CDP (P-77-579) for a remodel of a restaurant at this 
location in 1977.  CDP (P-77-579) states that “Any change to the terms of P-
77-579 (e.g., change in the hours of operation) will require an amendment to 
this permit approved by the Coastal Commission, preceded by local agency 
approval of the requested change.” 

  During the CCC’s processing of the CDP Amendment application(s), which 
will follow after the County’s processing of the subject permits, the project 
will be reviewed for completeness and compliance with the State Coastal 
Act.  As the project would be subject to the terms of the CDP Amendment, 
as stated in Condition No. 3, this permit is not active until a CDP Amend-
ment has been issued for all aspects of the project. 
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 2. Past and Present Enforcement Actions by the CCC 

  The enforcement division of the CCC has notified the owner regarding 
violations at the restaurant property.  Numerous letters sent from 2010 
through 2014 (the most recent letter date of April 25, 2014 has been 
attached as Attachment M) from Jo Ginsberg, Enforcement Analyst at the 
California Coastal Commission, identify multiple alleged violations at the 
property, as described and listed below.5  The applicant has provided a 
response to the CCC regarding the alleged violations of the most recent 
letter (Attachment M).  The following is a summary of the alleged violations, 
followed by the staff’s response: 

  a. Unpermitted Outdoor Lighting:  CCC letters describe the unpermitted 
installation of new outdoor lighting, including spotlights illuminating the 
parking lots, beach, and ocean, and holiday “twinkle” lights on the roof 
of the restaurant.  CCC staff has acknowledged that the “twinkle” lights 
were removed.  Exterior lighting has been incorporated into the 
proposal (lighting plan included as Attachment G) and has maintained 
unpermitted lighting throughout the duration of the processing of this 
permit.

  b. Unpermitted Extension of the Hours of Operation:  CCC letters 
describe unpermitted restaurant use prior to 5:00 p.m., such as 
serving happy hour drinks beginning at 4:00 p.m.  While the applicant 
states that no food or drink is served before 5:00 p.m., they allow 
patrons to wait at the restaurant prior to the start of food/drink service.
The applicant acknowledges that the restaurant hosted a private party 
of approximately 200 persons, where the party was in full swing at 
2:30 p.m. on August 23, 2014, in violation of the approved hours of 
operation. 

  c. Unpermitted Patio Construction and Use:  CCC letters describe 
installation of a new patio and addition of patio seating.  The patio was 
constructed during a permitted remodel of the restaurant in 2008, 
where Planning staff approved the tiling of the patio but did not 
approve its use due to concerns regarding intensification of parking 
demand.  While the applicant acknowledges use of the patio for table 
service, the applicant insists that total indoor and outdoor seating does 
not exceed the approved 189 seats. 

  d. Unpermitted Parking Lot and A-Frame Signage:  CCC letters describe 
installation of unpermitted signs in the restaurant parking lots, 
restricting public use of the lots to restaurant customers and warning 

                                            
5 Violations summarized here are described in detail in letters from Ms. Ginsberg dated April 25, 2011, 
April 28, 2011, November 30, 2011, March 23, 2012, December 5, 2012, June 24, 2013, and April 25, 
2014. 
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the public that any cars parked there after 5:00 p.m. will be towed.
CCC staff has observed that the signs have been removed.  Under the 
draft parking management plan included as Attachment J, the 
applicant proposes new signage to limit use of Lots A and C by 
restaurant patrons to the hours of operation. 

  e. Unpermitted Exterior Painting of the Restaurant:  CCC correspon-
dence describes painting of portions of the restaurant and signage 
using bright white paint.  The applicant states that the building was not 
painted bright white, but the frame of the monument signs.  Planning 
staff informed the applicant that changes to signage is subject to 
design review permit review and requirements.  Condition No. 15 
requires the applicant to submit a signage plan for new or modified 
signage, subject to review and approval by the Community 
Development Director, California Coastal Commission, and State 
Parks (for signage on State property). 

   On December 29, 2011, the applicant applied for a CDP Amendment 
from the CCC to address violations regarding unpermitted lighting and 
patio improvements.  In a letter dated April 1, 2014, the CCC states 
that the applicant’s CDP application is incomplete and does not 
include all aspects of the project as submitted to the County, including 
requests to change the hours of operation of the restaurant and to 
construct a parking lot on State Parks property.  The Use Permit is not 
active until a CDP Amendment has been issued for all aspects of the 
project.

D. ENVIRONMENTAL REVIEW 

 1. Original Initial Study/Mitigated Negative Declaration (IS/MND) 

  The project is not exempt from the California Environmental Quality Act 
(CEQA) review per Section 15315, as the parcel involves development 
along the Cabrillo Highway County-Designated Scenic Route and could 
result in potentially significant impacts in the areas of bluff erosion, traffic, 
and beach user parking.  An Initial Study was completed and a Mitigated 
Negative Declaration (IS/MND) was issued in conformance with CEQA 
Guidelines.  The public review period for this document was December 21, 
2012 to January 20, 2013. 

 2. Recirculated IS/MND 

  The IS/MND was revised and released on February 27, 2014, with a public 
review period ending on March 31, 2014.  The IS/MND was also sent to the 
State Clearinghouse, as the project requires a State-issued permit (CDP 
Amendment from the California Coastal Commission).  The IS/MND was 
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revised in order to include the recommendations of an archaeology report, a 
change in project grading to accommodate drainage improvements that 
required a grading permit, an additional parcel owned by State Parks which 
is zoned Planned Agricultural District, and an additional mitigation measure 
to require project conformity with coastal access goals of the “Highway 1 
Safety and Mobility Improvement Study:  Phase 2” report. 

 3. Potential Significant Impacts 

  The following is a summary of potential impacts considered Significant 
Unless Mitigated: 

 Project is located in an area of soil instability:  Due to the location of 
the properties along an ocean bluff, the bluff portion of the properties 
is subject to erosion from both wave action and from bluff top surface 
drainage flows.  Condition No. 24 (Mitigation Measure 1) has been 
added to ensure that the recommendations of the project geotechnical 
reports are implemented.  Condition No. 25 (Mitigation Measure 2) has 
been added to ensure compliance with Provision C.3 and to require 
treatment of project related runoff and to require review of proposed 
facilities by the project geotechnical consultant. 

 Project may cause erosion or siltation:  Proposed grading associated 
with proposed improvements at the State Parks lot may also result in a 
minor amount of erosion and siltation.  Condition No. 28 (Mitigation 
Measure 5) has been included to restrict project grading to the dry 
season.  Condition No. 30 (Mitigation Measure 7) requires monitoring 
of erosion control measures by the project civil engineer.  Condition 
No. 31 (Mitigation Measure 8) requires compliance with dust control 
guidelines.

 Project may affect access to parks:  The introduction of brunch/lunch 
service on Fridays and weekends will decrease total parking available 
for beach users at subject properties by nine spaces with the loss of 
parking spaces in Lot C.  However, Mondays through Thursdays, 
parking available to beach users will increase from 63 to 79 parking 
spaces.  Condition No. 32 (Mitigation Measure 9) has been added to 
ensure beach user access to restaurant parking lots outside of the 
approved hours of operation and to prohibit use of the State Parks 
property for restaurant parking. 

 Project is adjacent to the Cabrillo Highway (Highway 1) County-
Designated Scenic Route:  The project involves legalization of minor 
modifications to the existing restaurant structure, including two exterior 
patios and outdoor lighting fixtures.  Patios are located on the west 
elevation of the structure behind the existing restaurant and, as such, 
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do not add any mass to the structure as viewed from Highway 1.  
Condition Nos. 34 and 35 (Mitigation Measures 11 and 12) limit the 
number and wattage of lighting fixtures in the restaurant parking lot 
and require all lighting to be downward directed.  Condition No. 12 
requires all direct light rays to be confined to the property. 

 Project may obstruct scenic views from a public water body:  The 
three 400-watt lights, along with several lantern lights, cast excessive 
light on the patio and on the beach, which obstruct views of Montara 
State Beach.  Condition No. 36 (Mitigation Measure 13) requires the 
applicant to modify the lighting plan for the rear/west elevation such 
that lighting fixtures are positioned no higher than the ceiling height of 
the lower floor, each lighting fixture does not exceed 150 watts, and 
the number of lighting fixtures shall not exceed five.  Condition No. 12 
requires all direct light rays to be confined to the property. 

 Project may directly or indirectly affect archaeological resources on 
the site:  The project involves the formalization of historical parking 
uses in an undeveloped portion of the State Parks property, which has 
the potential to impact unrecorded archaeological site(s) at the 
property.  As proposed, the project avoids any disturbance of the 
archaeological site. 

 Project may cause noticeable increase/changes in pedestrian, bicycle 
and vehicle traffic:  The expansion in hours will result in more frequent 
and earlier use of Lot C by restaurant customers, and create a new 
brunch/lunch destination for pedestrians and bicyclists from nearby 
residential areas.  This will increase the frequency of interactions 
between customers and beach users, using all forms of transportation, 
during Friday and weekend brunch and lunch time hours.  Mitigation 
Measure 10, which requires the property owner to designate 
walking/bicycle paths across Lots A and C, using methods such as 
striping and signage, in order to reduce conflicts between pedestrians, 
bicyclists, and vehicle traffic, would reduce project impacts to a less 
than significant level. 

 4. Comments on the Recirculated IS/MND 

  Comment letters received during the IS/MND public comment period are 
included as Attachments O through U.  Letters were received from State 
Parks, CCC, CalTrans, Midcoast Community Council, the Committee for 
Green Foothills, and interested members of the public.  Any subsequent 
comments will be addressed at the public hearing of September 24, 2014. 
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  a. State Parks 

   In a letter dated March 19, 2014, Paul Keel, Sector Superintendent, 
provided project comments.  Mr. Keel identified the following concerns 
which were discussed amongst representatives for the property 
owner, State Parks staff (Paul Keel and Victor Roth), and Planning 
staff at a meeting on May 15, 2014.  The following is a discussion of 
State Parks’ main concerns followed by staff’s response. 

   (1) State Parks staff clarifies that the signed Letter of Intent 
(Attachment K) is not authorization by the State for the applicant 
to perform access, drainage, and landscaping improvements:
State Parks staff clarifies that no access to State property for 
these improvements is allowed except as authorized by the 
State under a temporary use permit or other applicable permit(s) 
obtained from the Department of Parks and Recreation.  
Planning staff notes this comment and requires compliance with 
State Parks permitting requirements as Condition No. 3.b. 

   (2) State Parks outlines the complex authorization and permitting 
process required to legalize and repair the riprap at the beach 
previously included in the proposal:  Due to a need to establish 
rights of trespass and need for a CDP for the original riprap 
(constructed in the 1970s under an Emergency CDP, where no 
formal CDP was applied for afterwards as required by the CCC), 
State Parks staff recommended that the applicant remove 
improvements to address erosion of riprap from the application 
and limit improvements to the area of the dirt parking lot.  The 
Planning and Building Department’s Geotechnical Consultant 
agrees with the recommendation, subject to Condition No. 17 
which requires the owner to coordinate with State Parks and 
CCC on a plan to legalize and repair the riprap, with the plan to 
be submitted to the County within one year of the project final 
approval date. 

   (3) State Parks staff recommends relocating the proposed French 
well from the bluff to the front of the State property in order to 
minimize potential erosion impacts to the bluff:  State Parks staff 
recommended a new location immediately outside the pump 
station fence, with water to be piped underground to this area.
Drainage plans have been revised to make this change and 
plans have been reviewed and approved by the project 
geotechnical engineer, the County’s Geotechnical Consultant, 
and the County’s Department of Public Works. 
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   (4) State Parks staff states that the direction of drainage from 
private property onto State Parks property is prohibited:  
Drainage from the restaurant parking lot is currently prevented 
from flowing onto State property by existing grades. 

   (5) State Parks recommends that Planning staff strengthen Mitiga-
tion Measure 9 to require the development of an enforceable 
parking lot management plan:  In order to further ensure only 
public use of the new parking lot, State Parks staff recommends 
that the lot be separated visually from parking areas for the 
restaurant and recommends that the applicant prepare a plan for 
parking monitoring and enforcement.  The applicant has 
submitted a draft parking management plan, which has been 
reviewed by State Parks staff, and is included as Attachment J.
The draft plan proposes: 

 Restaurant staff monitoring of the new parking lot to prohibit 
use by restaurant employees and patrons. 

 Posting of signage at the parking lot stating that “This 
property is owned by State Parks and is exclusively for the 
use of the public and not for the use of restaurant’s 
patrons.”

   (6) State Parks staff states that the landscaping plan appears to 
include new landscaping with a variety of non-native species on 
State Park property:  State Parks staff recommends that the 
applicant consult with State Parks on appropriate native species 
to use in these areas.  Mr. Keel provided the Montara State 
Beach Plant List for Revegetation (Attachment P).  The applicant 
has revised the landscape plan to incorporate only species 
contained in this list. 

  b. California Coastal Commission (CCC) 

   In a letter dated April 1, 2014, CCC staff states the following concerns, 
as summarized by staff and followed by staff’s response: 

   (1) CCC staff states that the CDP Amendment application currently 
being processed by CCC only includes requests for the 
installation of new outdoor lighting and after-the-fact authoriza-
tion for construction of two outdoor patio areas.  As of the letter 
date, the CDP application did not include a request to change 
the hours of operation of the restaurant or a request to construct 
a parking lot on State Parks property.  CCC staff has requested 
that the applicant submit additional information in order to 
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complete the application.  Condition No. 3 requires the issuance 
of a CDP Amendment from the CCC, whereby the project must 
comply with the terms of the CDP and County permits are not 
active until the amendment is approved by the CCC.6

   (2) CCC staff states that State Parks must be identified as a co-
applicant in the permit application before the proposal is 
reviewed as part of the CDP process.  The County has 
determined that State Parks has provided sufficient owner 
acknowledgment of parking lot improvements on the subject 
State lands through the Letter of Intent and subsequent 
correspondence with the County. In addition, Condition No. 3.b 
requires the applicant to demonstrate compliance with State 
Parks permitting requirements prior to the issuance of a building 
permit at the State Parks site. 

   (3) CCC staff states the importance of maintaining opportunities for 
the public to access the coast in the vicinity of the restaurant and 
states that public access must not be negatively impacted by the 
project.  The proposed improvements to the historical beach 
user parking lot will improve the drainage and stability of the site 
for beach users, thereby improving and maintaining long-term 
access to this portion of the beach. 

   (4) CCC staff considers the loss of nine beach user access parking 
spaces on the restaurant property before 5:00 p.m. on Fridays 
and weekends to be unacceptable and the formalization of the 
parking lot should not be used as mitigation for the reduction in 
parking on-site due to the proposed extended restaurant hours.
The loss of the nine beach user spaces is mitigated by reduced 
brunch/lunch hours of operation to 10:00 a.m. and 2:00 p.m. on 
Fridays and weekends as recommended by Planning staff, 
increased daytime parking Mondays through Thursdays, 
increased nighttime beach user parking, as well as other 
benefits provided by formalized parking including improved 
access, stability, and environmental stewardship of the property. 

   (5) CCC staff states that the IS/MND should discuss potential 
impacts of outdoor lighting to wildlife in the area and CCC staff 
questions the choice of the 150-watt limit included in Mitigation 
Measure 13.  Planning staff requested that the applicant 
implement Mitigation Measures 11 through 13 in advance of this 
meeting and performed a nighttime inspection on September 11, 
2014.  Lighting in parking areas and patio was adequate for 

                                            
6 CCC staff also clarify that the Amendment to the CDP (CDP P-77-579) does not include the previously 
proposed riprap work, as stated in the Negative Declaration.  Planning staff notes this. 
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safety and not excessive (minimal light spill over onto the beach 
and no light on the ocean), although fine-tuning of lighting 
direction will need to be done prior to the County’s final approval 
of the building permit for the project, per the mitigation measure. 

  c. California Department of Transportation (CalTrans) 

   In a letter dated March 5, 2014, CalTrans staff asked that Planning 
staff confirm that the northbound Highway 1 left-turn pocket is long 
enough to accommodate the anticipated added inbound left-turn trips 
into the La Costanera Restaurant parking lot during lunch time hours 
and will not impede traffic (Attachment R).  In an email dated 
September 5, 2014, Gary Black, President of Hexagon Transportation 
Consultants (Hexagon), states that while the entrance to Lot C does 
not have a left-turn pocket, the entrance to Lot A does have a left-turn 
pocket.  Mr. Black says there could be some impedance on Highway 1 
if cars chose to turn left into this parking lot when there is no gap in 
southbound traffic.  He states that it is more likely that cars would use 
Lot A for left turns when southbound gaps were unavailable.  This left-
turn pocket for Lot A is long enough to accommodate two to three 
cars.  Hexagon estimated the restaurant would generate only six 
inbound left turns during the peak hour (an average of one car every 
10 minutes).  Therefore, the turn pocket is long enough to 
accommodate the expected queue of left turns. 

   CalTrans staff also asks how the loss of nine parking spaces is 
mitigated.  The loss of the nine beach user spaces is mitigated by 
reduced brunch/lunch hours of operation to 10:00 a.m. and 2:00 p.m. 
on Fridays and weekends, increased daytime parking Mondays 
through Thursdays, increased nighttime beach user parking, as well 
as other benefits provided by formalized parking including improved 
access, stability, and environmental stewardship of the property. 

  d. Midcoast Community Council (MCC) 

   In a letter dated March 12, 2014, the MCC identifies the following 
concerns, followed by staff’s response: 

   (1) MCC states that the loss of beach user parking resulting from 
project is 19 spaces, not 9 spaces, as Planning staff credits 
existing parking in Lot B with 10 spaces where approximately 20 
cars can be accommodated.  Also, MCC states that it will be 
very difficult to require all patrons to park only in Lot C for 
brunch/lunch service.  As described in Section B.5 of this report, 
while approximately 20 cars may be accommodated at the site, 
safe access for those vehicles cannot be assured and the 
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impacts of the parking use on the site contribute to site erosion.
Therefore, a credit of 10 cars is used.  Condition No. 10 has 
been added to restrict the brunch/lunch hours to 10:00 a.m. to 
2:00 p.m. on Fridays and weekends to minimize the impact to 
beach user parking.  Condition No. 11 requires valet service only 
from brunch/lunch service on Fridays and weekends.  Per 
Condition No. 32, contact information for the Planning and 
Building Department Code Compliance Section will be included 
in Lot B signage.  Additionally, staff has amended the draft 
parking management plan to require monitoring of Lot A to 
prohibit patron and employee parking during lunch/brunch. 

   (2) MCC states that the proposed changes to Lot C to accom-
modate five additional spaces and six valet spaces may result in 
impacts to queuing both on-site and on Highway 1.  Hexagon 
has evaluated the valet parking plan and has determined that 
the plan would not result in queuing impacts on-site or onto 
Highway 1.  The plan would provide for minimal shifting of 
vehicles within the lot, as well as circumvent the need for valet 
drivers to exit Lot C while maneuvering vehicles.  It also found 
that the driveway throat would remain open to provide an area 
for vehicle drop-off and pick-up.  Hexagon’s recommendations, 
specifically that Lot C would need to be converted into valet 
parking only during brunch/lunch and posting of signage 
regarding hours of valet service, have been included as 
Condition No. 11. 

  e. Committee for Green Foothills (CGF) 

   In a letter dated December 31, 2012, Lennie Roberts, San Mateo 
County Legislative Advocate, provides comment on the Original 
IS/MND (no comment from CGF was received for the Recirculated 
IS/MND).  Ms. Roberts identifies the following concerns, followed by 
staff’s response: 

   (1) CGF states that the proposal would result in a loss of 19 parking 
spaces for beach access during the most popular time for beach 
use, resulting in a significant impact to public access (e.g., 
causing beach users to park in more dangerous locations along 
Highway 1, farther away, or abandon their plans to go to the 
beach).  Staff notes that the formalization of parking at the State 
Parks lot provides access and drainage improvements that will 
benefit beach user access over the long-term.  Additionally, staff 
recommends a reduction in the brunch/lunch hours of operation 
on Friday and weekend hours from the applicant’s proposal of 
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seven hours (10:00 a.m. to 5:00 p.m.) to four hours on these 
days (10:00 a.m. to 2:00 p.m.). 

   (2) CGF states that because Planning staff credits the State Parks 
lot with 10 spaces instead of the 20 spaces that it currently 
accommodates, there would not be a net increase of 16 spaces 
Mondays through Thursdays and 11 spaces after 5:00 p.m. due 
to the crediting error.  Through re-striping, the applicant can 
accommodate five more spaces at the restaurant parking lots 
and can accommodate one additional space at the State Parks 
lot than currently exists.  As discussed in Section B.5 of this 
report, existing parking at the State Parks lot is informal, 
unpermitted and contributes to the erosion of the site.  While 
approximately 20 cars can fit at the site, the current condition of 
the site does not provide for safe parking nor environmental 
stewardship of the land.  As such, these approximately 20 
spaces are not comparable to 20 permitted, stable, orderly 
parking spaces. 

   (3) CGF states that signage is not an effective method to ensure 
that the State Parks lot and Lot A are not used by restaurant 
patrons especially when Lot C is full during brunch/lunch 
service.  In addition to monitoring of parking by employees and 
patrons as proposed by the applicant, staff requires the owner to 
collect license plate numbers of all employees and encourage 
alternate means of transportation to the restaurant (e.g., 
carpools, bus, bike).  Additionally, staff requires parking lot 
signage to include contact information for the Planning and 
Building Department Code Compliance Section for violation 
reporting.

   (4) CGF states that project lighting could have a potentially 
significant impact on wildlife and that lighting should be required 
to comply with LCP Policies and CCR Zoning District regulations 
requiring lighting to be confined to the subject parcel, shielded 
and the minimum necessary for safety.  Condition No. 12 of 
Attachment A requires the applicant to comply with these 
requirements.

  f. Interested Members of the Public 

   Many members of the public provided comments in response to the 
Recirculated IS/MND.  Their letters are included as Attachment U.
Staff received three letters in support of the project, three offered 
suggestions, and the remaining seven letters opposed the project for 
reasons including reduced beach user parking, increased traffic, 
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owner’s past history of violations, difficulty of parking enforcement, 
and the out-of-character with the community 2:00 a.m. closing time.  
Suggestions offered included additional bicycle parking facilities and 
improved stairs and path access to the beach.  Condition No. 16 
requires the applicant to install an on-site bicycle rack for a minimum 
of 10 bicycles.  The current proposal does not include stair 
improvements, but includes graveling of the existing grade and heavy 
duty edging along the path from the State Parking lot to the stairs.
Condition No. 10 sets a closing time of 10:00 p.m. which is consistent 
with current 9:00 p.m. and 10:00 p.m. closing times on the restaurant’s 
website. 

E. REVIEWING AGENCIES 

 County Planning and Building Department’s Building Inspection Section 
 County Planning and Building Department’s Geotechnical Section 
 County Department of Public Works 
 County Environmental Health Services Division 
 City of Half Moon Bay 
 Coastside Fire Protection District 
 Montara Water and Sanitary District 
 State of California Department of Parks and Recreation 
 California Department of Transportation (CalTrans) 
 California Coastal Commission 
 Midcoast Community Council 
 Committee for Green Foothills 

ATTACHMENTS 

A. Recommended Findings and Conditions of Approval 
B. Location Map 
C. Urban Rural Boundary Map 

Project Plans 
D. Grading and Drainage Plans, received August 18, 2014 
E. Parking Plan, received June 28, 2012 
F. Seating Plan, dated July 2010 
G. Lighting Plan, received August 20, 2012 
H. Landscaping Plan, received August 18, 2014 
I. Geotechnical Engineering Consultation, BAGG Engineers, Letters dated 

February 9, 2010, October 27, 2011, January 3, 2013, and August 14, 2014 
J. Draft Parking Management Agreement, dated June 11, 2014 

State Parks Project Acknowledgment 
K. Letter of Intent, signed by Paul Keel, State Parks Superintendent, dated 

December 9, 2011 
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Permit Documents 
L. Letter of Decision for UP 20-77 and CDP 83-67, County of San Mateo, dated 

February 27, 1984 
M. Letter from Jo Ginsberg, Enforcement Analyst at the California Coastal 

Commission, dated April 25, 2014 

CEQA Document and Comment Letters7

N. Recirculated Initial Study/Mitigated Negative Declaration, dated February 27, 2014 
O. Letter from Paul Keel, State Parks Superintendent, dated March 19, 2014 
P. Montara State Beach Plant List for Revegetation from State Parks 
Q. Midcoast Community Council, dated March 12, 2014 
R. Letter from Erik Alm, District Branch Chief, Department of Transportation 

(CalTrans), dated March 5, 2014 
S. Committee for Green Foothills Letter, dated December 31, 2012 
T. Letter from Renee Ananda, Coastal Program Analyst, California Coastal 

Commission, dated April 1, 2014 
U. Letters from Concerned Members of the Public  
 1. Kevin Stokes, February 27, 2014 
 2. Michael Liang, March 3, 2014 
 3. Christy Usher, March 11, 2014 
 4. Joel Colletti, March 11, 2014 
 5. Michael Hall, March 11, 2014 
 6. Laura Wolk, March 14, 2014 
 7. Tim Duff, March 25, 2014. 
 8. Leslie O’Brien, March 28, 2014 
 9. Barry Lifland, March 28, 2014 
 10. Brett Currier, March 31, 2014 
 11. Kathleen Currier, March 31, 2014 
 12. Deborah Lardie, March 31, 2014 
 13. Mary Larenas, January 29, 2013 

CML:fc:jlh – CMLY0794_WFU.DOCX 

                                            
7 In some instances, due to the duration of permit processing and changes made to the project over the 
duration, multiple letters were received from agencies and individuals.  Only the most recent letters are 
included here. 
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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 2006-00494 Hearing Date:  September 24, 2014 

Prepared By: Camille Leung For Adoption By:  Planning Commission 
 Project Planner 

RECOMMENDED FINDINGS 

Regarding the Environmental Review, Find: 

1. That the Mitigated Negative Declaration is complete, correct and adequate, and 
prepared in accordance with the California Environmental Quality Act and 
applicable State and County Guidelines. The Original Initial Study/Mitigated 
Negative Declaration was released with a public review period from December 21, 
2012 to January 20, 2013.  A Recirculated Initial Study/Mitigated Negative 
Declaration (IS/MND), which includes analysis of project impact to archeological 
resources among other minor edits, was released in accordance with the 
California Environmental Quality Act and applicable State and County Guidelines 
with the public review period from February 27, 2014 to March 31, 2014. 

2. That, on the basis of the Initial Study and comments received thereto, no sub-
stantial evidence exists that the project, if subject to the mitigation measures 
contained in the Mitigated Negative Declaration, will have a significant effect on 
the environment.  The fourteen (14) mitigation measures contained in the 
Mitigated Negative Declaration adequately mitigate any potential significant effect 
on the environment. 

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 into a Mitigation Monitoring and 
Reporting Plan in conformance with California Public Resources Code Section 
21081.6.  The applicant has agreed to comply with the fourteen (14) mitigation 
measures contained in the Mitigated Negative Declaration.  In addition, mitigation 
measures have been incorporated as conditions of approval for this project (listed 
as Condition Nos. 24 through 37 of this attachment).  Given compliance with the 
conditions of approval, a separate Mitigation Monitoring and Reporting Plan is not 
necessary.
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4. That the Mitigated Negative Declaration reflects the independent judgment of the 
San Mateo County Planning Commission. 

Regarding the Use Permit Amendment, Find: 

5. 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 discussed in the Mitigated Negative 
Declaration prepared for the project, the proposed project would result in less than 
significant impacts to weekday and weekend traffic flows.  As proposed and 
mitigated, the project would result in less than significant impacts to bluff erosion, 
construction-related air quality impacts, stormwater flows, beach user parking, 
views from the Cabrillo Highway County-Designated Scenic Route, scenic views 
from Montara State Beach, and potential archaeological resources. 

Regarding the Design Review Permit, Find: 

6. That the project, as proposed and conditioned, is found to be in compliance with 
the standards for review listed in Section 6565.17 (Design Review Standards for 
Other Areas) of the Design Review (DR) Zoning District Regulations and the 
design criteria of the Community Design Manual (CDM).  As discussed in Section 
B.3 of the staff report, proposed building modifications comply with applicable 
design review standards and CDM design criteria, including requirements 
pertaining to open space preservation and color and materials compatible to the 
surrounding environment.  The proposed formalization of the California 
Department of Parks and Recreation (State Parks) site complies with applicable 
design review standards and CDM design criteria, including requirements 
pertaining to landscaping, grading, paved areas, and drainage. 

Regarding the Planned Agricultural District (PAD) Permit, Find: 

7. That the project, as proposed and conditioned, is found to be in compliance with 
Section 6353 of the Zoning Regulations, which allows public recreational uses on 
Lands Suitable for Agriculture with the issuance of a PAD Permit.  The project, as 
proposed and conditioned, complies with applicable criteria in that the project site 
is designated for urban use, located on a bluff top which is not suitable for 
agriculture due to concerns regarding bluff stability and erosion, the parking lot 
would be clustered with existing development (Restaurant Parking Lot A), and the 
proposed use would not impair agricultural viability of agricultural land. 

Regarding the Grading Permit, Find: 

8. That the granting of the permit will not have a significant adverse effect on the 
environment, that the project conforms to the criteria of Chapter 8, Division VII, 
San Mateo County Ordinance Code, and that the project is consistent with the 
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General Plan.  The project involves minor grading associated with access, 
drainage and landscaping improvements on the State Parks property that will 
improve beach user access and safety and environmental stewardship of the 
property.  Mitigation Measure 5 has been included as a condition of approval to 
restrict project grading to the dry season.  Mitigation Measure 7 has been included 
as a condition of approval to require monitoring of erosion control measures by 
the project civil engineer.  Mitigation Measure 8 has been included as a condition 
of approval to require compliance with dust control guidelines. 

RECOMMENDED CONDITIONS OF APPROVAL 

Current Planning Section 

Terms of this Permit:

1. This approval applies only to the proposal, documents and plans described in 
this report and submitted to and approved by the Planning Commission on 
September 24, 2014.  The Community Development Director may approve minor 
revisions or modifications to the project, if they are consistent with the intent of 
and in substantial conformance with this approval.  Any change in use or intensity 
shall require an amendment to the County-issued use permit and California 
Coastal Commission (CCC) issued Coastal Development Permit. 

2. The use permit shall be valid for a period of two (2) years.  Administrative 
Reviews shall be conducted annually from the approval date. 

3. This permit is subject to the issuance of a Coastal Development Permit (CDP) 
Amendment from the CCC and is, therefore, subject to the terms of the CDP 
Amendment. This permit is not active until a CDP Amendment has been 
issued for all aspects of the project.

 Once a CDP Amendment has been issued by the CCC, a County building permit 
is required for the following: 

 a. Legalization of drainage systems and wind screens associated with the two 
outdoor patios. 

 b. Drainage improvements, minor grading and gravelling of California 
Department of Parks and Recreation (State Parks) site:  The property owner 
shall demonstrate compliance with the permitting requirements of State 
Parks prior to the issuance of a Building Permit at this site.  No access to 
State property for these improvement purposes is allowed except as 
authorized by the State under a temporary use permit or other applicable 
permit(s) obtained from the California Department of Parks and Recreation. 



41

Modified Original Use Permit Conditions:

Changes to the original permit conditions are shown in strikeout and underline format. 

4. Original Condition No. 1:  Any additional work on shoreline protection shall be 
approved in accordance with Geotechnical Consultant Approval form (County 
Geologist). will be under the permit authority of the California Coastal Commission 
with authorization from State Parks. 

5. Original Condition No. 3:  The property owner of the restaurant site shall maintain 
public access to the walkway on the west side of the restaurant connecting north 
and south parking lots.  The entire walkway, with the exception of the ramp, shall 
be located a safe distance from the cliff so that handrails will not be necessary. 
This design shall be to the satisfaction of the Planning Director. and public access 
to associated structures (e.g., ramp, stairs, railings) necessary for beach access 
for the life of the project through the recordation of an access easement.  Proof of 
recordation of access easement is required prior to the Current Planning Section’s 
final approval of any building permit for this project. 

6. Original Condition No. 4:  The owner of the restaurant site shall install all 
landscaping per the approved landscape plan and Ssubmit a maintenance surety 
deposit of $1,000, prior to the Current Planning Section’s final approval of any 
building permits, to performance bond to guarantee installation of landscaping and 
maintenance ensure that vegetation is watered and maintained in a healthy 
condition for two years growing seasons. The owner of the restaurant site shall 
maintain approved landscaping for the life of the project. 

7. Original Condition No. 7:  Construct and maintain all improvements in accordance 
with approved plans.  Once confirmed, all unpermitted work, changes in the 
intensity of the use (e.g., hours of operation, number of seats), or other types of 
violations will be referred to the Planning and Building Department’s Code 
Compliance Section and to the California Coastal Commission. 

8. Original Condition No. 8:  The owner of the restaurant site shall Mmaintain 53 
parking spaces.at the subject properties as shown on the approved parking plan 
and shown in the table below: 

Table 3 of the Staff Report 
Required Parking for Restaurant and Beach Users

Parking Available for Beach Users 
Before 5:00 p.m. After 5:00 p.m. 

Required Parking 

Restaurant Lot A 33 0 
Restaurant Lot C (Fridays and Weekends) 0 0 
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Table 3 of the Staff Report 
Required Parking for Restaurant and Beach Users

Parking Available for Beach Users 
Before 5:00 p.m. After 5:00 p.m. 

Restaurant Lot C (Mondays through Thursdays) 25 0 

State Parks Lot B 21 21 
(P) TOTAL (Fridays and Weekends) 54 21 

(P) TOTAL (Mondays through Thursdays) 79 21 

 The owner of the restaurant site shall maintain the State parking lot and 
associated drainage improvements for the life of the project and, prior to the final 
approval of any building permit for this project, shall submit to the Current 
Planning Section a maintenance agreement with the California Department of 
Parks and Recreation, subject to review by the Community Development Director 
and the California Department of Parks and Recreation, for recordation by the 
County Recorder, over the State Parks site. 

 The applicant shall implement the approved parking management plan, as 
outlined in Condition No. 14. 

9. Original Condition No. 9:  Maintain free public access through the parcel to the 
beach.  The property owner of the restaurant site shall maintain the access 
improvements necessary for beach access and all associated structures (ramp, 
walkway, stairs, railings, etc.) for the life of the project through the recordation of a 
maintenance agreement with the California Department of Parks and Recreation.
The maintenance agreement shall be recorded prior to the Current Planning 
Section’s final approval of any building permit for this project.  All repair work or 
replacement of access structures shall be subject to the issuance of a Coastal 
Development Permit or Permit Exemption from the Coastal Commission. 

10. Original Condition No. 10:  Hours of operation of restaurant/bar shall be limited to 
that period between 5:00 p.m. and normal closing time. the approved hours of 
operation: 

 Fridays and weekends from 10:00 a.m. to 2:00 p.m. (with 93 seats for 
brunch/lunch) and from 5:00 p.m. to 10:00 p.m. (with 189 seats for dinner service). 

 Mondays through Thursdays are limited to 5:00 p.m. to 10:00 p.m. (where seating 
is limited to 189 seats). 

 Hours of operation shall be posted clearly at the entrance of the building. 
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Other Current Planning Section Conditions:

11. Parking from 10:00 a.m. to 2:00 p.m. on Fridays and weekends shall be limited to 
Parking Lot C.  Per the recommendations of the project traffic report, valet service 
is required for Parking in Lot C from 10:00 a.m. to 2:00 p.m. on Fridays and 
weekends.  The restaurant site owner shall post sign(s) in Lot C to provide times 
when valet parking will be required in Lot C. 

12. Exterior lighting shall be limited to the minimum necessary for safety.  All lighting, 
exterior and interior, must be placed, designed, shielded and downward directed 
so as to confine direct rays to the parcel where the lighting is located.  Exterior 
lighting fixtures shall not be reflective.  All exterior lighting shall employ warm 
colors where cool tones are prohibited.  Any modification of approved lighting is 
subject to Coastal Development Permit and Design Review Permit requirements, 
prior to implementation. 

13. The landscape plan prepared by Mara Young, landscape architect, dated June 12, 
2012, has been approved with the following changes.  Please submit a revised 
landscape plan at the time of building permit application, subject to review and 
approval by the Community Development Director, that is in compliance with this 
condition:

 a. Toyon shall be replaced with a smaller shrub that will grow to a maximum 
height of 4 feet from the Montara State Beach Plant List for revegetation or 
simply eliminated. 

 b. Please have a landscape architect identify irrigation (system type, volume of 
water, frequency of watering), in the short and long term should they differ, 
on the landscape plan.  The irrigation system should involve minimal land 
disturbance and be water efficient.  If drip irrigation is not feasible, please 
provide a brief explanation. 

 c. No signs or lighting are approved under this plan. 

 d. Garbage and recycling bins shall not be stored along the public access path, 
but shall be stored indoors, stored outside against an existing structure or 
within a new roofed trash enclosure, subject to review and approval by the 
Community Development Director. 

14. The Draft Parking Management Plan, dated June 11, 2014, has been approved 
with the following changes: 

 a. The owner shall agree to perform maintenance and repairs of the State 
Parks property, including its drainage system, per County and CCC 
approved plans, over the life of the project. 
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 b. The owner shall post signage and assign staff to monitor at all times: 

  (1) Non-usage of the State Parks property by restaurant patrons and 
employees, assuring that the State Parks property shall be used 
exclusively for public parking purposes and not by patrons or 
employees of the restaurant. 

  (2) Non-usage of Lot A for brunch/lunch time parking by restaurant 
patrons and employees, assuring that Lot A shall be used exclusively 
for public parking purposes and not by patrons or employees of the 
restaurant.

  (3) Staff parking:  The owner shall collect license plate numbers of all full-
and part-time employees and shall encourage alternate means of 
transportation to the restaurant (e.g., carpools, bus, bike). 

 c. The owner shall erect signage at the entrance to the State Parks property 
specifying that “This property is owned by State Parks and is exclusively for 
the use of the public and not for the use of restaurant patrons or restaurant 
employees.  No trucks allowed.8“

 d. The State Parks property shall be visually separated from the restaurant 
parking to its south by means of implementing different types of materials 
and posting of signage.  Prior to issuance of the building permit, the 
applicant shall submit a proposed method of visually separating Lot A and 
Lot B, subject to review and approval by the Community Development 
Director.

 e. The owner shall install and maintain the approved State Parks property’s 
landscaping in a healthy condition for the life of the project. 

 f. Should the owner have difficulty enforcing parking requirements with 
patrons, the owner shall consider collection of patron license plates and 
providing towing Information on signage, subject to review and approval by 
the Community Development Director. 

15. Prior to the issuance of any building permit for this project, the applicant shall 
submit a signage plan for new and unpermitted modified signage for the 
restaurant and State Parks property, subject to review and approval by the 
Community Development Director, California Coastal Commission, and State 
Parks (for signs on State property).  Approved signage shall be installed prior to 
final approval of the building permit.  Unpermitted signage or signage modifica-
tions that have not been expressly approved shall be removed or returned to the 
approved condition (e.g., monument signs painted white shall be painted back to 
brown).  Permit requirements shall be met prior to implementation of new signage 

                                            
8 No trucks allowed per project geotechnical reports prepared by BAGG. 



45

or signage modifications.  No A-frame signs are permitted on the subject property, 
the Cabrillo Highway right-of-way, or State property. 

16. Prior to final approval of the building permit for this project, the applicant shall 
install bicycle rack(s) on-site to accommodate a minimum of 10 bicycles.  Bicycle 
rack location shall be conveniently located, visible to patrons, and blend with the 
surrounding environment.  The applicant shall submit manufacturer’s 
specifications for rack design and show proposed location on the submitted site 
plan, subject to review and approval by the Community Development Director. 

17. The property owner shall coordinate with State Parks and the California Coastal 
Commission to prepare a plan for how to permit the riprap and to perform 
necessary repairs.  The applicant shall submit the plan to the Community 
Development Director within one (1) year of the project final approval date. 

 NPDES Stormwater Pollution Prevention Source Control Conditions (While 
restaurant operations must comply with these conditions at all times, 
demonstration of compliance with all of the following conditions is required at the 
time of building permit issuance): 

18. Trash storage areas (including recycling or food compactor areas or similar 
areas), wash areas, loading docks, and equipment or material storage areas shall 
be completely covered and bermed to ensure that no stormwater enters the 
covered area.  Covered areas shall be sloped so that spills and washwater flow to 
area drains connected to the sanitary sewer system, subject to the local sanitary 
sewer agency’s authority and standards. All washwater from trash storage areas 
and kitchen shall be directed to the sanitary sewer system.  Washwater is 
prohibited from entering parking or vegetation/landscaping areas. 

19. Discharges from indoor/outdoor mat, equipment, and hood filter wash racks or 
covered outdoor wash racks for restaurants shall be plumbed to the sanitary 
sewer system, subject to the local sanitary sewer agency’s authority and 
standards.

20. Outdoor patio floor drains shall be connected to the sanitary sewer system, 
subject to the local sanitary sewer agency’s authority and standards.  All 
washwater from outdoor patios shall be directed to the sanitary sewer system.
Washwater is prohibited from concrete pathway and vegetation/landscaping
areas.

21. On-site storm drain inlets shall be clearly marked with the words “No Dumping!  
Flows to Bay,” or equivalent using thermoplastic material or a plaque. 

22. The project shall incorporate landscaping that minimizes irrigation and runoff, 
promotes surface infiltration, and minimizes the use of pesticides and fertilizers. 
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23. Restaurants shall have a sink or other cleaning area large enough to clean the 
largest mat or piece of equipment.  The cleaning area shall be indoors or in a 
roofed area outdoors, connected to a grease separator prior to discharging to the 
sanitary sewer, subject to the local sanitary sewer agency’s authority and 
standards.

 Condition Nos. 24 through 37 are mitigation measures from the Recirculated 
IS/MND made available on February 27, 2014.  Changes made by staff to 
strengthen and clarify Mitigation Measures of the Recirculated IS/MND are shown 
in strikeout and underline format. 

24. Mitigation Measure 1:  Prior to the County Geotechnical Section’s approval of the 
building permit for the project, the applicant shall demonstrate project 
conformance with the recommendations of the project soils reports (Geotechnical 
Engineering Consultation, Poor Drainage and Riprap Erosion, La Costanera 
Restaurant, 8150 Cabrillo Highway, Montara, California, BAGG Engineers, 
February 9, 2010, and Geotechnical Engineering Consultation, Unpaved Parking 
Lot, La Costanera Restaurant, 8150 Cabrillo Highway, Montara, California, BAGG 
Engineers, October 27, 2011, and Update of Geotechnical Consultation Report, 
dated October 27, 2011, Unpaved Parking Lot, La Costanera Restaurant, 8150 
Cabrillo Highway, Montara, California, BAGG Engineers, dated January 3, 2013), 
to the satisfaction of the County Planning and Building Department’s Geotechnical 
Section. 

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

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

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

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

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

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

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

 c. Performing clearing and earth-moving activities only during dry weather. 

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

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

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

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

 h. Avoiding cleaning, fueling, or maintaining vehicles on-site, except in a 
designated area where wash water is contained and treated. 
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 i. Limiting and timing applications of pesticides and fertilizers to prevent 
polluted runoff. 

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

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

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

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

30. Mitigation Measure 7:  It shall be the responsibility of the engineer of record to 
regularly inspect the erosion control measures for the duration of all grading 
activities, especially after major storm events, and determine that they are 
functioning as designed and that proper maintenance is being performed.  
Deficiencies shall be immediately corrected, as determined by and implemented 
under the observation of the engineer of record. 

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

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

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

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

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

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

 Signage in Lot C of the restaurant property shall state that parking is only 
available to restaurant visitors after 5:00 p.m. and before 5:00 p.m. on 
Fridays and weekends only.  Signage shall also caution beach visitors of 
increased traffic on the property on Fridays and weekends and to use 
designated Coastal Trail paths to cross the property. 

 Contact information for the Planning and Building Department Code 
Compliance Section, including a phone number and email address, shall be 
included in all parking lot signage. 

33. Mitigation Measure 10:  The property owner shall designate walking/bicycle paths 
across Lots A and C, using methods such as striping and signage, in order to 
reduce conflicts between pedestrians, bicyclists, and vehicle traffic.  The design 
and alignment of these improvements shall be consistent with the 
recommendations of the “Highway 1 Safety and Mobility Improvement Study:
Phase 2” report, dated October 2012, including but not limited to the Montara 
State Beach Coast and Trail Access Maps (Attachment M of the Recirculated 
IS/MND).  A Site Circulation and Signage Plan that depicts the details of these 
improvements shall be submitted to the Community Development Director for 
review and approval, prior to the Current Planning Section’s approval of any 
permit (e.g., grading permit or building permit) for the project.  The property owner 
shall demonstrate implementation of improvements, as approved, prior to the 
Current Planning Section’s final approval of the building permit. 

34. Mitigation Measure 11:  Prior to the Current Planning Section’s approval of the 
building permit, the applicant shall remove two of the 150-watt light fixtures which 
illuminate Parking Lot A, such that there is no more than three lighting fixtures on 
the north side of the restaurant building. 

35. Mitigation Measure 12:  Prior to the Current Planning Section’s approval of the 
building permit, the applicant shall replace or reposition existing light fixtures in 
Parking Lot C such that light is directed downward at the parking lot only, each 
lighting fixture does not exceed 150 watts, and the total number of lighting fixtures 
does not exceed three. 

36. Mitigation Measure 13:  The applicant shall modify the lighting plan for the 
rear/west elevation such that lighting fixtures are positioned no higher than the 
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ceiling height of the lower floor, each lighting fixture does not exceed 150 watts, 
and the number of lighting fixtures shall not exceed five.  Prior to the Current 
Planning Section’s final approval of the building permit, staff shall review the 
wattage of the west elevation, and wattage shall be adjusted as required by staff 
to achieve adequate lighting for patio dining and minimization of light impacts on 
beach areas.  Also, no temporary lighting is permitted on the property without the 
approval of the Community Development Director. 

37. Mitigation Measure 14:  The applicant shall comply with the following 
requirements relating to the avoidance of the CA-SMA-115 cultural site and 
discovery of archaeological remains, including human remains, during all grading 
and construction activity: 

 a. Prior to the Current Planning Section’s approval of the building permit 
application, the applicant shall demonstrate that all grading and construction 
will avoid the CA-SMA-115 cultural site. 

 b. Prior to the issuance of the grading permit “hard card,” the applicant shall 
demonstrate proper protection of the CA-SMA-115 cultural site for grading 
and construction activity.  The area shall be fenced during grading and 
construction to assure that no inadvertent damage from equipment or 
personnel takes place. 

 c. If archaeological remains are uncovered, work at the place of discovery 
should be halted immediately until a qualified archaeologist can evaluate the 
finds (§15064.5[f]). 

 d. If human remains are encountered, excavation or disturbance of the location 
must be halted in the vicinity of the find, and the County Coroner contacted 
immediately.  If the coroner determines that the remains are Native 
American, the coroner will contact the Native American Heritage 
Commission within 24 hours.  The Native American Heritage Commission 
will identify the person or persons believed to be most likely descended from 
the deceased Native American. The most likely descendant makes 
recommendations regarding the treatment of the remains with appropriate 
dignity.

38. The applicant shall pay an environmental filing fee of $2,181.25, as required under 
Fish and Game Code Section 711.4(d), plus an additional $50.00 as a County 
recording fee, to the San Mateo County Clerk within four (4) working days of 
the final approval date of this permit.

Building Inspection Section 

The following condition reflects a preliminary review only.  When this design is 
submitted for a building permit, there may be more requirements according to the actual 
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design being submitted for a building permit.  This review is neither permission nor 
approval for final plan check for a permit. 

39. Building permits required for all work, including grading and drainage 
improvements.  Fifty-four parking spaces will require 3 ADA parking spaces, 
including 1 van accessible space. 

Planning and Building Department’s Geotechnical Consultant 

40. At the building permit application stage, the applicant shall demonstrate 
compliance with the recommendations of the BAGG Engineers, as contained but 
not limited to letters dated February 9, 2010 and October 27, 2011. 

Coastside Fire Protection District 

41. Building Classification:  Please indicate on the plans the following information: 

  Occupant Load Calculations with an exit analysis 

42. A 5-year certificate must be provided before final.

43. Emergency Building Access:  The proposed project will require the installation 
of "Knox Boxes."  These emergency key boxes are required when access to or 
within a structure or an area is unduly difficult because of secured openings or 
where immediate access is necessary for life saving or fire-fighting purposes.  The 
Chief will determine the location for the key box and provide an authorized order 
form.  All security gate systems controlling vehicular access shall be equipped 
with a "Knox"; key operated emergency entry device.  Applicant shall contact the 
Fire Prevention Bureau for specifications and approvals prior to installation. 

44. Exit Doors:  Exit doors shall be of the pivoted type or side hinged swinging type.  
Exit doors shall swing in the direction of exit when serving an occupant load of 50 
or more. 

 Special Doors:  Revolving, sliding and overhead doors shall not be used as 
required exits.  Power operated doors complying with California Building Code 
(CBC) Standard No. 10-1 may be used for exit purposes. 

 Additional Doors:  When additional doors are provided for egress purposes, they 
shall conform to all the provisions of CBC Chapter 10. 

45. Exit Illumination:  Illumination:  Signs shall be internally or externally illuminated 
by two electric lamps or shall be of an approved self-luminous type. 

 Power Supply:  Current supply to one of the lamps for exit signs shall be provided 
by the premises wiring system.  Power to the other lamp shall be from storage of 
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batteries or an on-site generator set.  Include exit illumination with electrical plans 
and submit to the San Mateo County Building Inspection Section or City of Half 
Moon Bay for review and approval. 

46. Exit Signage:  Where required:  When more exits from a story are required by 
Section 1003 of the CBC, exit signs shall be installed at stair enclosures, 
horizontal exits and other required exits from the story.  When two or more exits 
are required from a room or area, exit signs shall be installed at the required exits 
from the room or area and where otherwise necessary to clearly indicate the 
direction of egress.  Exception:  Main exit doors, which obviously are clearly 
identifiable as exits (glass door).  Show exit plans on plans submitted to the San 
Mateo County Building Inspection Section or City of Half Moon Bay for review and 
approval. 

 When exit signs are required by Section 1013.1 of the CBC, additional approved 
low-level exit signs, which are internally or externally illuminated, photo 
luminescent or self-luminous, shall be provided in all interior rated exit corridors 
serving guest rooms of hotels in Group R, Division 1 Occupancies, and other 
occupancies as determined by the code. 

47. Occupancy Load Sign:  Any room having an occupant load of 50 or more where 
fixed seats are not installed, and which is used for classroom, assembly or similar 
purpose, shall have the capacity of the room posted in a conspicuous place. 

48. Fire Alarm System:  This project is required to have installed an approved NFPA 
72 Fire Alarm System throughout.  The system is to monitor any flow through the 
required automatic fire sprinkler system, any fire sprinkler valve tamper and all 
heat and smoke detectors.  The system will also include an exterior bell and 
interior horn/strobes, which are required to be wired to the alarm system and the 
flow switch for the fire sprinkler system.  The Fire Alarm Control Panel (FACP) 
shall be protected with a smoke detector as per NFPA 72, Section 1-5.6 and a 
manual pull station.  A wiring inspection is required to be conducted by the Fire 
District prior to covering walls and ceiling areas.  All systems and components 
must be tested per manufacturer’s specifications and NFPA 72.  Battery backup 
shall meet or exceed requirements for amp-hour rating and must be tested as per 
manufacturer’s specification and NFPA 72. 

49. A 5-year certificate inspection required. 

50. Fire Extinguishers:  There must be at least one 2A-10BC fire extinguisher for 
each 3,000 sq. ft., travel distance not to exceed 75 feet with at least one 
extinguisher per floor per Title 19, California Code of Regulations. 

51. Contact the San Mateo County Fire Marshal to schedule a Final Inspection prior to 
occupancy and Final Inspection by a Building Inspector.  Please allow for a 
minimum of 72 hours notice to the Fire Department at 650/573-3846. 
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Department of Public Works 

52. 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. 

53. No proposed construction work within the CalTrans right-of-way shall begin until 
CalTrans requirements for the issuance of an encroachment permit, including 
review of the plans, have been met and an encroachment permit issued. 

54. 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 No. 3277. 

55. The applicant shall submit a permanent stormwater management plan in 
compliance with the County’s Drainage Policy and NPDES requirements for 
review and approval by the Department of Public Works, including completion of a 
C.3, C.6 checklist.  All proposed stormwater facilities including pervious pavement 
shall be approved by a professional geotechnical engineer. 

Environmental Health Division 

56. Prior to the building application stage, the applicant shall submit two sets of 
construction/remodel plans to the Environmental Health Division for review and 
approval. 

57. The applicant shall address the legality of the restroom located adjacent to the 
outside dumpster area. 

58. At the building application stage, the applicant shall submit plans to install a 
ventilation hood for the new oven.  Subject plans for the ventilation hood shall be 
approved by the Environmental Health Division. 

CML:fc:jlh – CMLY0794_WFU.DOCX 
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www.baggengineers.com 
phone: 650.852.9133 fax: 650.852.9138 info@baggengineers.com 

847 West Maude Avenue, Sunnyvale, California 94085-2911 
 

 

 January 3, 2013 
 BAGG Job No. AGLLC-01-00 

        

A & G, LLC      
c/o La Costanera Restaurant  
8150 Cabrillo Hwy 
Montara, CA    94037 
 
Attention:  Mr. Hamid Rafiei  

Update of Geotechnical Consultation 
Report Dated October 27, 2011 
Unpaved Parking Lot 
La Costanera Restaurant 
8150 Cabrillo Highway 
Montara, California  

 
Dear Mr. Rafiei: 

This letter updates the pavement recommendations presented in our consultation report for 

the unpaved parking lot located north of the La Costanera Restaurant site in Montara, 

California.  We understand that the drainage requirements have now changed for the parking 

lot, and that the storm water can no longer drain to the ocean; rather, the surface runoff has to 

remain on the parking lot and seep into the subgrade.  The parking lot will only be used for 

regular automobile parking and no trucks will be allowed on the lot.  Our previous consultation 

report recommended the following: 

 
“Place a layer of Tensar TriAx geogrid (such as TX140 or equivalent) between the 
subgrade and the aggregate base material; the intent is to improve the load carrying 
capacity of the parking lot surface under the moving loads.” 

 

Because the surface runoff cannot readily seep through the Caltrans Class 2 aggregate base 

material, it would be necessary to replace it with a more permeable medium.  Allowing the 

runoff to saturate the subgrade material would require a deeper permeable gravel section to 
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be able to hold water.  We recommend the following revised gravel section for the parking lot 

from top to bottom: 

 

 Six inches of Class 2 Permeable Material, compacted to a minimum of 90 percent 
relative compaction based on ASTM D1557; 

 A layer of Tensar TriAx geogrid (such as TX140 or equivalent); 
 Six inches of Class 2 Permeable Material compacted to a minimum of 95 percent 

relative compaction based on ASTM D1557; 
 A layer of Tensar TriAx geogrid (such as TX140 or equivalent); 
 Compaction of the upper 6 inches of the subgrade material to a minimum of 95 

percent relative compaction based on ASTM D1557. 
 
 
We trust this letter addresses the support requirements for the subject parking lot.  Please do 

not hesitate to contact us if you have questions or comments regarding the contents of this 

letter.   

 

Very truly yours, 

BAGG Engineers 
 
 
 
 
 
Bruce Gaviglio 
Senior Geotechnical Engineer 
 
BG/sd 
 
Distribution:   3 copies addressee 







June 11, 2014 

Mr. Paul Keel 
State of California Department of Parks and Recreation  
San Mateo Coast Sector 
95 Kelly Avenue 
Half Moon Bay, CA 94019 

 Re; Parking Management Agreement 

Dear Paul, 

This Letter is to confirm the verbal agreement between A&G, LLC (“A&G”), owner of the 
restaurant (owner) located at 8150 Cabrillo Highway in the County Coastside in Montara, 
California, known as “La Costanera” (restaurant) and the State of California Department of Parks 
and Recreation’s (State Parks) property - located immediately to the north of the restaurant’s 
parking lot – regarding State Parks Property’s Parking Management Plan. 

Currently, A&G is seeking San Mateo County (County) and the California Coastal 
Commission’s (CCC) approval for the amendment of the Coastal Development Permit to allow 
lunchtime use of the Restaurant.  State Parks is the owner of the unimproved property, which has 
been used by the public without the State Parks’ approval. There has been an agreement 
between the owner and State Parks (Letter of Intent) for improvement of the State Parks’ 
property while complying with all codes’ requirements. 

As part of the compliance with State Parks requirement, the owner is agreeing to a long-term 
Parking Management Plan for the State Parks property subject to the following conditions: 

1. The owner shall agree to perform maintenance and repairs of the State Parks property, 
including its drainage system, per County and CCC approved plans, over the life of the 
project.

2. The owner shall post of signage and assigning a restaurant employee to monitor non-
usage of the State Parks property by restaurant patrons, assuring that the State Parks 
property shall be used exclusively for public parking purpose and not by patrons or 
employees of the restaurant.   

3. The owner shall erect signage at the entrance to the State Parks property specifying that 
“This property is owned by State Parks and is exclusively for the use of the public and 
not for the use of restaurant’s patrons”. 

4. The State Parks property shall be visually separated from the restaurant parking to its 
south by means of implementing different types of materials and posting of signage. 
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5. The owner shall agree to maintain the State Parks property’s landscaping – applied by the 
owner – for the life of the project. 

6. The owner shall include the following list of additional signage on the State Parks 
property as reasonably required by San Mateo County, State and CCC, meeting all 
County, State, and CCC code requirements;  

a)  No Restaurant Parking 
b)  Public Use only 
c)  Towing Information 
d)  Disabled Signage/Plates 
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COUNTY OF SAN MATEO, PLANNING AND BUILDING DEPARTMENT 

REVISED (February 27, 2014) 
NOTICE OF INTENT TO ADOPT 

NEGATIVE DECLARATION 
(revisions shown in underline and strikethrough format) 

A notice, pursuant to the California Environmental Quality Act of 1970, as amended (Public 
Resources Code 21,000, et seq.), that the following project:  La Costanera Use Permit 
Amendment, when adopted and implemented, will not have a significant impact on the 
environment. 

FILE NO.:  PLN 2006-00494 

OWNER:  A&G, LLC 

APPLICANT:  Farhad Mortazavi, Mortazavi Consulting 

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

ASSESSOR’S PARCEL NOS.:  A&G, LLC:  036-046-050, -310, -380, -390, and -400 
(0.73 acre total); and State of California:  036-046-410 (0.41 acre); 036-321-010 (16.6 
acres) 

LOCATION:  8150 Cabrillo Highway, Montara, unincorporated Montara area of San Mateo 
County and adjoining property owned by the State of California  

PROJECT DESCRIPTION 

The La Costanera Restaurant site consists of an 11,332 sq. ft. restaurant and two on-site 
parking lots, Lots A and C, containing a total of 52 parking spaces.  The applicant, Farhad 
Mortazavi, requests the following: 

1. aA Design Review Permit and to amend its existing Use Permit Amendment for the 
continued and expanded operation of the La Costanera Restaurant: 

 • Expanded Hours of Operation:  The existing Use Permit (UP 20-77), originally 
issued for the Charthouse restaurant in the same location, restricts the hours of 
operation to “5:00 p.m. to closing time.”  The applicant proposes to expand the 
hours of operation to 10:00 a.m. to 2:00 a.m. (brunch, lunch and dinner service), 
where brunch and lunch seating will be limited to Fridays and weekends only and 
a total of 93 seats.  The applicant also proposes to re-stripe Lots A and C to 
accommodate 33 parking spaces in Lot A and 25 spaces in Lot C, for a total of 
58 parking spaces (where 52 spaces currently exist).  For brunch and lunch, the 
applicant proposes to provide all parking in Lot C with valet-only parking 
available, whereby parking for 31 cars could be accommodated. 

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

And
•
2. A Grading Permit and a Planned Agricultural Development Permit for the 

Fformalization of Historical Parking Uses by Beach Users at an on Aadjoining property 
Oowned by the State of California Department of Parks and Recreation (State Parks).  
The applicant proposes to perform access, drainage, and landscaping improvements, 
involving 250 246 cubic yards (c.y.) of fill placement and 5 c.y. of excavation, to 
facilitate its use as a 21-space, gravel surface parking lot (Lot B) for beach user 
access anytime.  State Parks has authorized the use under a signed Letter of Intent.  
The property owner of 8150 Cabrillo Highway proposes to maintain access, drainage, 
and landscaping improvements for the life of the project.  

State Permit Required:  The applicant has applied for an Amendment to Coastal 
Development Permit (CDP P-77-579) Amendment from the California Coastal Commission 
(CCC) for the project described above, as well as for the repair of existing drainage systems 
and riprap at the restaurant and State properties.  The CDP Amendment for the project will 
be processed by the CCC separately from the Use Permit requested from the County.  Until 
the CDP Amendment is granted, the Use Permit amendment would be considered inactive.  
While the repair of drainage systems and riprap is not a part of the project being reviewed 
by the County, this work is included in this Mitigated Negative Declaration. 

SCOPE OF THIS DOCUMENT 

This Initial Study and Negative Declaration addresses the potential environmental impacts 
of the proposed expansion in operating hours, installation of exterior lights and signs, and 
grading and drainage of the formalized parking area.  These impacts, as well the potential 
additional environmental impacts caused by elements of the project that are outside of the 
County’s jurisdiction (i.e., repairs to the riprap revetment), will also be considered during the 
Coastal Commission’s consideration of the required Coastal Development Permit 
Amendment. 

FINDINGS AND BASIS FOR A NEGATIVE DECLARATION 

The Current Planning Section has reviewed the initial study for the project and, based upon 
substantial evidence in the record, finds that: 

1. The project will not adversely affect water or air quality or increase noise levels 
substantially. 

2. The project will not have adverse impacts on the flora or fauna of the area. 

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

4. The project will not have adverse impacts on traffic or land use. 
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5. In addition, the project will not: 

 a. Create impacts which have the potential to degrade the quality of the 
environment. 

 b. Create impacts which achieve short-term to the disadvantage of long-term 
environmental goals. 

 c. Create impacts for a project which are individually limited, but cumulatively 
considerable. 

 d. Create environmental effects which will cause substantial adverse effects on 
human beings, either directly or indirectly. 

The County of San Mateo has, therefore, determined that the environmental impact of the 
project is insignificant. 

MITIGATION MEASURES included in the project to avoid potentially significant effects: 

Mitigation Measure 1:  Prior to the County Geotechnical Section’s approval of the building 
permit for the project, the applicant shall demonstrate project conformance with the 
recommendations of the project soils reports (Geotechnical Engineering Consultation, Poor 
Drainage and Riprap Erosion, La Costanera Restaurant, 8150 Cabrillo Highway, Montara, 
California, BAGG Engineers, February 9, 2010, and Geotechnical Engineering Consultation, 
Unpaved Parking Lot, La Costanera Restaurant, 8150 Cabrillo Highway, Montara, 
California, BAGG Engineers, October 27, 2011, and Update of Geotechnical Consultation 
Report, dated October 27, 2011, Unpaved Parking Lot La Costanera Restaurant, 8150 
Cabrillo Highway, Montara, California, BAGG Engineers, dated January 3, 2013), to the 
satisfaction of the County Planning and Building Department’s Geotechnical Section. 

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

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

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

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

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

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

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

c. Performing clearing and earth-moving activities only during dry weather. 

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

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

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

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

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

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

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

k. Avoiding tracking dirt or other materials off-site; cleaning off-site paved areas and 
sidewalks using dry sweeping methods. 
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l. Training and providing instruction to all employees and subcontractors regarding the 
Watershed Protection Maintenance Standards and construction Best Management 
Practices. 

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

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

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

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

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

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

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

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

• Signage in Lot C of the restaurant property shall state that parking is only available to 
restaurant visitors after 5:00 p.m. and before 5:00 p.m. on Fridays and weekends only.  
Signage shall also caution beach visitors of increased traffic on the property on 
Fridays and weekends and to use designated Coastal Trail paths to cross the 
property. 
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Mitigation Measure 10:  The property owner shall designate walking/bicycle paths across 
Lots A and C, using methods such as striping and signage, in order to reduce conflicts 
between pedestrians, bicyclists, and vehicle traffic.  The design and alignment of these 
improvements shall be consistent with the recommendations of the “Highway 1 Safety and 
Mobility Improvement Study: Phase 2” report, dated October 2012, including but not limited 
to the Montara State Beach Coast and Trail Access Maps (Attachment M).  A Site 
Circulation and Signage Plan that depicts the details of these improvements shall be 
submitted to the Community Development Director for review and approval, prior to the 
Current Planning’s Section approval of any permit (e.g., grading permit or building permit) 
for the project.  The property owner shall demonstrate implementation of improvements, as 
approved, prior to the Current Planning Section’s final approval of the building permit. 

Mitigation Measure 1110:  Prior to the Current Planning Section’s approval of the building 
permit, the applicant shall remove two of the 150-watt light fixtures which illuminate Parking 
Lot A, such that there is no more than three lighting fixtures on the north side of the 
restaurant building. 

Mitigation Measure 1211:  Prior to the Current Planning Section’s approval of the building 
permit, the applicant shall replace or reposition existing light fixtures in Parking Lot C such 
that light is directed downward at the parking lot only, each lighting fixture does not exceed 
150 watts, and the total number of lighting fixtures does not exceed three. 

Mitigation Measure 1312:  The applicant shall modify the lighting plan for the rear/west 
elevation such that lighting fixtures are positioned no higher than the ceiling height of the 
lower floor, each lighting fixture does not exceed 150 watts, and the number of lighting 
fixtures shall not exceed five.  Prior to the Current Planning Section’s final approval of the 
building permit, staff shall review the wattage of the west elevation and wattage shall be 
adjusted as required by staff to achieve adequate lighting for patio dining and minimization 
of light impacts on beach areas.  Also, no temporary lighting is permitted on the property 
without the approval of the Community Development Director. 

Mitigation Measure 1413:  The applicant and contractors must be prepared to carry out the 
requirements of California State law with regard to the discovery of human remains during 
construction, whether historic or prehistoric.  In the event that any human remains are 
encountered during site disturbance, all ground-disturbing work shall cease immediately 
and the County coroner shall be notified immediately.  If the coroner determines the 
remains to be Native American, the Native American Heritage Commission shall be 
contacted within 24 hours.  A qualified archaeologist, in consultation with the Native 
American Heritage Commission, shall recommend subsequent measures for disposition of 
the remains. The applicant shall comply with the following requirements relating to the 
avoidance of the CA-SMA-115 cultural site and discovery of archaeological remains, 
including human remains, during all grading and construction activity: 

a. Prior to the Current Planning Section’s approval of the building permit application, the 
applicant shall demonstrate that all grading and construction will avoid the CA-SMA-
115 cultural site. 

b. Prior to the issuance of the grading permit “hard card,” the applicant shall demonstrate 
proper protection of the CA-SMA-115 cultural site for grading and construction activity.  
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; c
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 d
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 p
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 c
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ra
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 b
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t d
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 c
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l b
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 re
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 c
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 d
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 d
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 p
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 b
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l b
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 c
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t o
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ra
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 c
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d,
 e

xc
av

at
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ro
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ed
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r c

on
ta
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ed
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e 
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 d
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n 
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ro
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t c
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la
n 

m
ay

 b
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d 

at
 a
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 p
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l b
e 
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te
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l b
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e 
D

ep
ar

tm
en

t o
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R
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 p
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 b
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r p
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 re
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 p
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 c
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lo
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 C
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S
ig

na
ge

 a
t t
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 p

ro
pe
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 p
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 v
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 p
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.
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 p
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 p
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 re
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p.
m

.
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 p
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 p
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 re
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 b
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 c
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il 
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 c
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op
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 p
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 p
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 c
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 c
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m
ite

d 
to

 th
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ra

 
S
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M
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 C
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 d
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he
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 im
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 D

ev
el
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m

en
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ire
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or
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r r
ev

ie
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S
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 p
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m
it 

(e
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in
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ld
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 p
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Th
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en
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, p
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 b
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r t
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n’
s 

ap
pr

ov
al

 o
f t

he
 b

ui
ld

in
g 

pe
rm

it,
 th
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e 

no
rth

 s
id

e 
of

 th
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r t
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 d
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 d
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he
r t

ha
n 
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e 
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ch
 li
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tin
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 d
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ts
, a
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 th

e 
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m
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r o
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ht
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g 
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s 
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ot

 e
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d 
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  P
rio

r t
o 

th
e 

C
ur

re
nt

 P
la
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in

g 
S

ec
tio

n’
s 

fin
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 a
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ro
va

l o
f t

he
 b

ui
ld

in
g 

pe
rm

it,
 s
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ff 

sh
al

l r
ev

ie
w

 th
e 

w
at

ta
ge

 o
f t

he
 w
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t e

le
va

tio
n 

an
d 

w
at

ta
ge

 s
ha

ll 
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 a
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us
te

d 
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qu
ire

d 
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 s
ta

ff 
to
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ch

ie
ve

 a
de
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e 
lig

ht
in

g 
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r p
at
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 d

in
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m
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m
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s 
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 n
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m
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g 
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er
m

itt
ed

 o
n 
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e 
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 w
ith
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va
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f t
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  T
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 a
pp
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an

t a
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 c
on
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s 

m
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e 

pr
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ed
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 c
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ry

 o
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 th
e 
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ire
m

en
ts
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 S
ta

te
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w
 w

ith
 re
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rd
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sc
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er
y 

of
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an
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m

ai
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 d
ur
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g 
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ct

io
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he

th
er
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is

to
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 o
r p
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or
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 th

e 
ev

en
t t

ha
t a
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an

 re
m

ai
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ou
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er
ed

 d
ur

in
g 
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te
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 a
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ou
nd
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tu
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in
g 

w
or
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al
l c
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 im
m

ed
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te
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 a
nd
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C
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y 
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m
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ly
.  
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th

e 
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r d
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m

in
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 th
e 
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m
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 b
e 

N
at

iv
e 

A
m
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an
, t
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at
iv

e 
A

m
er

ic
an
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ge
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om

m
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ll 
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 c
on
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ed
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ith
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4 

ho
ur
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lif
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d 
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ol
og

is
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in
 c

on
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lta
tio

n 
w

ith
 th

e 
N

at
iv

e 
A

m
er

ic
an

 H
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ita
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 C
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m
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m
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en

d 
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r d
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n 

of
 th

e 
re

m
ai

ns
. T

he
 a

pp
lic

an
t s

ha
ll 

co
m

pl
y 

w
ith

 th
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w
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re
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m
en
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e 
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 d
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lo
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em
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an
 re

m
ai

ns
, d

ur
in

g 
al

l 
gr

ad
in

g 
an

d 
co
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ct
io

n 
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tiv
ity
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a.

 
P
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C

ur
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g 
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s 
ap
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ov
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 b
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th
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 c
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 p
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COUNTY OF SAN MATEO 
Planning and Building Department 

REVISED (February 27, 2014) 
Initial Study Pursuant to CEQA 

Project Narrative and Answers to Questions for the Negative Declaration 
File Number:  PLN 2006-00494 

La Costanera Use Permit Amendment 
(revisions shown in underline and strike through format)  

PROJECT DESCRIPTION 

The La Costanera Restaurant site consists of an 11,332 sq. ft. restaurant and two on-site 
parking lots, Lots A and C, containing a total of 52 parking spaces.  The applicant, Farhad 
Mortazavi, requests the following: 

1. aA Design Review Permit and to amend its existing Use Permit Amendment for the 
continued and expanded operation of the La Costanera Restaurant: 

 • Expanded Hours of Operation:  The existing Use Permit (UP 20-77), originally 
issued for the Charthouse restaurant in the same location, restricts the hours of 
operation to “5:00 p.m. to closing time.”  The applicant proposes to expand the 
hours of operation to 10:00 a.m. to 2:00 a.m. (brunch, lunch and dinner service), 
where brunch and lunch seating will be limited to Fridays and weekends only and 
a total of 93 seats.  The applicant also proposes to re-stripe Lots A and C to 
accommodate 33 parking spaces in Lot A and 25 spaces in Lot C, for a total of 
58 parking spaces (where 52 spaces currently exist).  For brunch and lunch, the 
applicant proposes to provide all parking in Lot C with valet-only parking 
available, whereby parking for 31 cars could be accommodated. 

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

And
•
2. A Grading Permit and a Planned Agricultural Development Permit for the 

Fformalization of Historical Parking Uses by Beach Users at an on Aadjoining property 
Oowned by the State of California Department of Parks and Recreation (State Parks).  
The applicant proposes to perform access, drainage, and landscaping improvements, 
involving 250 246 cubic yards (c.y.) of fill placement and 5 c.y. of excavation, to 
facilitate its use as a 21-space, gravel surface parking lot (Lot B) for beach user 
access anytime.  State Parks has authorized the use under a signed Letter of Intent.  
The property owner of 8150 Cabrillo Highway proposes to maintain access, drainage, 
and landscaping improvements for the life of the project.  

State Permit Required:  The applicant has applied for an Amendment to Coastal 
Development Permit (CDP P-77-579) Amendment from the California Coastal Commission 
(CCC) for the project described above, as well as for the repair of existing drainage systems 
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and riprap at the restaurant and State properties.  The CDP Amendment for the project will 
be processed by the CCC separately from the Use Permit requested from the County.  Until 
the CDP Amendment is granted, the Use Permit amendment would be considered inactive.  
While the repair of drainage systems and riprap is not a part of the project being reviewed 
by the County, this work is included in this Mitigated Negative Declaration. 

SCOPE OF THIS DOCUMENT 
This Initial Study and Negative Declaration addresses the potential environmental impacts 
of the proposed expansion in operating hours, installation of exterior lights and signs, and 
grading and drainage of the formalized parking area.  These impacts, as well the potential 
additional environmental impacts caused by elements of the project that are outside of the 
County’s jurisdiction (i.e., repairs to the riprap revetment), will also be considered during the 
Coastal Commission’s consideration of the required Coastal Development Permit 
Amendment. 

SITE DESCRIPTION 
The La Costanera Restaurant is located on a 0.73-acre (31,721 sq. ft.) site on the west side 
of Cabrillo Highway.  The site consists of an 11,332 sq. ft. restaurant and two on-site 
parking lots, Lots A and C, containing a total of 52 parking spaces.  The project also 
involves access, drainage, and landscaping improvements on an adjoining, undeveloped 
0.41-acre (17,859 sq. ft.) parcelproperty, located to the north of the restaurant property, 
owned by the State of California Department of Parks and Recreation.  A roughly 20-foot 
high cliff on the west side of the property separates the restaurant building and the parking 
areas from the sandy beach and Pacific Ocean.  Both properties areThe project site is 
located along the Cabrillo Highway County-Designated Scenic Route. 

ANSWERS TO QUESTIONS 

1. LAND SUITABILITY AND GEOLOGY 

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

Yes, Not Significant.  A roughly 20-foot high cliff bluff on the west side of the 
property separates the restaurant building and the parking areas from the sandy 
beach and the Pacific Ocean.  The project includes drainage improvements at a 
historical parking lot that would direct drainage in such a manner as to minimize 
risk of bluff erosion.  It should be noted that Tthe applicant has applied for an 
Amendment to Coastal Development Permit P-77-579 from the California 
Coastal Commission for repair of existing drainage systems along the bluff of 
both properties, including repair or of riprap and existing pipe lines.  Proposed 
repair, as recommended by project geotechnical reports (included as Attachment 
B) and as described in Grading and Drainage Plans (Attachment C) that 
wouldwill help to further protect the bluff from drainage-related erosion.  No 
mitigation measures are necessary. 
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c. Will (or could) this project be located in an area of soil instability 
(subsidence, landslide or severe erosion)? 

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

  The applicant also proposes to perform access, drainage, and landscaping 
improvements on the State property, involving 250 246 cubic yards (c.y.) of fill 
placement and 5 c.y. of excavation, to facilitate its use as a 21-space, gravel 
surface parking lot (Lot B) for beach user access anytime.  Currently, the State 
property is drained naturally, with riprap at the foot of the bluff.  Should the As the 
parking lot would result in 5,000 sq. ft. or more of impervious surface (e.g., if the 
dirt lot is compacted to 95% compaction, then the lot would be considered 
impervious), then project is required to comply with Provision C.3 of the NPDES 
Municipal Regional Permit would which requires treatment of all project-related 
stormwater.  Mitigation Measure 2 has been added to ensure compliance with 
Provision C.3 and to ensure that stormwater treatment, if required, has been 
reviewed by the project geotechnical consultant. 

  It should be noted that Tthe applicant has applied for an Amendment to Coastal 
Development Permit P-77-579 from the California Coastal Commission for repair 
of riprap and existing pipe lines that would further protect the bluff from drainage-
related erosion. 

Mitigation Measure 1:  Prior to the County Geotechnical Section’s approval of 
the building permit for the project, the applicant shall demonstrate project 
conformance with the recommendations of the project soils reports (Geotechnical 
Engineering Consultation, Poor Drainage and Riprap Erosion, La Costanera 
Restaurant, 8150 Cabrillo Highway, Montara, California, BAGG Engineers, 
February 9, 2010, and Geotechnical Engineering Consultation, Unpaved Parking 
Lot, La Costanera Restaurant, 8150 Cabrillo Highway, Montara, California, 
BAGG Engineers, October 27, 2011, and Update of Geotechnical Consultation 
Report, dated October 27, 2011, Unpaved Parking Lot La Costanera Restaurant, 
8150 Cabrillo Highway, Montara, California, BAGG Engineers, dated January 3, 
2013), to the satisfaction of the County Planning and Building Department’s 
Geotechnical Section. 
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Mitigation Measure 2:  ShouldAs the parking lot would result in 5,000 sq. ft. or 
more of impervious surface (e.g., if the dirt lot is compacted to 95% compaction, 
then the lot would be considered impervious), the project shall comply with 
Provision C.3 of the NPDES Municipal Regional Permit stormwater treatment 
requirements and stormwater treatment plans shall be submitted to the County 
prior to project approval.  Stormwater treatment facilities, if required, shall be 
reviewed by the project geotechnical consultant. 

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

Yes, Significant Unless Mitigated.  The applicant proposes to perform access, 
drainage, and landscaping improvements, involving 250 246 cubic yards (c.y.) of 
fill placement and 5 c.y. of excavation, to an on adjoining 0.41-acre (17,859 sq. 
ft.) parcel property owned by the State of California Department of Parks and 
Recreation (State Parks) to facilitate its use as a 21-space, gravel surface 
parking lot (Lot B) for beach user access anytime.  Proposed repair grading 
activities of existing drainage systems along the bluff of both properties may also 
result in a minor amount of erosion and siltation. 

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

Mitigation Measure 3:  Prior to any ground disturbance, the applicant shall apply 
for a building permit.  Monthly inspections (at minimum) by the building inspector 
during the wet season are required to confirm adequate erosion and sediment 
control.  At the time of building permit application, the applicant shall provide the 
estimated date when grading operations will begin, anticipated end date of 
grading operations, including dates of revegetation and estimated date of 
establishment of newly planted vegetation. 
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Mitigation Measure 4:  Prior to any ground disturbance, the erosion and 
sediment control plan shall be reviewed by the County Planning and Building 
Department’s Geotechnical Section to ensure that erosion control measures are 
appropriate for the site’s bluff top location and would not contribute to further bluff 
erosion.  Once approved, erosion and sediment control measures of the erosion 
control plan shall be installed prior to beginning any site work and maintained 
throughout the term of the grading permit until newly planted vegetation is fully 
established.  Failure to install or maintain these measures will result in stoppage 
of construction until the corrections have been made and fees paid for County 
staff enforcement time.  Revisions to the approved erosion and sediment control 
plan shall be prepared and signed by the engineer and reviewed by the County 
Planning and Building Department’s Geotechnical Section, County Department of 
Public Works and the Community Development Director. 

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

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

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

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

  c. Performing clearing and earth-moving activities only during dry weather. 

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

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

  f. Control and prevention of the discharge of all potential pollutants, including 
pavement cutting wastes, paints, concrete, petroleum products, chemicals, 
wash water or sediments, and non-stormwater discharges to storm drains 
and watercourses. 
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  g. Use of sediment controls or filtration to remove sediment when dewatering 
site and obtain all necessary permits. 

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

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

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

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

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

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

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

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

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

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

2. VEGETATION AND WILDLIFE 

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

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

  Areas of proposed land disturbance will occur in disturbed areas (in areas of 
existing historical informal parking.  drainage systems and riprap).  Minor grading 
and gravelling of the State-owned parcel will occur in disturbed, undeveloped 
areas.  The applicant proposes to perform access and landscaping improve-
ments, involving 250 246 cubic yards (c.y.) of fill placement and 5 c.y. of 
excavation, to the 0.41-acre State parcel to formalize its historical use as a 
parking lot (Lot B).  According to the “Vegetation Map” prepared by TRA 
Environmental Sciences, Inc., no habitat for special status species was found 
during TRA’s August 2012 site visit.  Vegetation at the State site consists mainly 
of ice plants.  No mitigation measures are necessary. 

3. PHYSICAL RESOURCES 

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

Yes, Significant Unless Mitigated.  The project will involve placement of 
approximately 250 246 c.y. of fill and 5 c.y. of excavation on the State property to 
facilitate its use as a 21-space, gravel surface parking lot (Lot B).  Potential 
impact resulting from proposed grading is discussed in Section 1.f. above.  No 
additional mitigation measures are needed. 

4. AIR QUALITY, WATER QUALITY, SONIC 

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

Yes, Significant Unless Mitigated.  The project will involve placement of 
approximately 250 246 c.y. of fill and 5 c.y. of excavation on the State property to 
facilitate its use as a 21-space, gravel surface parking lot (Lot B).  Grading 
activities may generate dust.  While the potential is low, erosion from the project 
site could impact areas of Highway 1, Montara State Beach, and the Pacific 
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Ocean.  Potential impacts related to dust and sedimentation from project grading 
and construction is discussed in Section 1.f., above.  No additional mitigation 
measures are needed. 

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

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

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

g. Will (or could) this project generate polluted or increased surface water 
runoff or affect groundwater resources? 

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

5. TRANSPORTATION 

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

Yes, Significant Unless Mitigated.  As described in the answer to Question 
5.c., below, as mitigated, potential project impact to vehicular traffic patterns or 
volumes is consideredwould be reduced to a less than significant level.  



REVISED ANSWERS TO QUESTIONS 
File No. PLN 2006-00494 
Page 9 

Therefore, the project, as mitigated, would not result in significant traffic-related 
access impacts to establishments in the area. 

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

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

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

  Calculation of Parking Available for Beach Users 

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

1 Historical capacity of informal parking at the State property obtained through aerial views provided by 
Google Maps. 
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Table 1 
Existing and Proposed Parking for Restaurant and Beach Users

 Parking Available for Beach Users 
Daytime: 

Before 5:00 p.m. After 5:00 p.m. 
Existing
Parking at Restaurant in Lot A 33 0 
Parking at Restaurant in Lot C 20 0 
Parking in State Parks Lot B 10* 10 

(E) TOTAL 63 10 
Proposed 
Parking at Restaurant in Lot A 33 0 
Parking at Restaurant in Lot C 
(Fridays and Weekends only) 

0 0 

Parking at Restaurant in Lot C 
(Mondays through Thursdays) 

25 0 

Parking in State Parks Lot B 21 21 
(P) TOTAL (Fridays and Weekends only) 54 21 

(P) TOTAL (Mondays through Thursdays) 79 21 
DIFFERENCE (Fridays and Weekends only) -9 +11 

DIFFERENCE (Mondays through Thursdays) +16 +11 
*The State lot is credited 10 of a total possible 20 parking spaces, as the use is current parking use 
is informal and unpermitted and the lot is has not been improved to accommodate the use. 

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

  After 5:00 p.m., there will be an increase of 11 parking spaces available for 
beach users at both properties.  While project implementation will result in a 
decrease of nine spaces of beach user parking available at both properties 
before 5:00 p.m. on Fridays and weekends, the project will result in increased 
daytime parking on Mondays through Thursdays and nighttime beach user 
parking, as well as other benefits, such as access and landscaping 
improvements on the State property that will improve beach user safety and 
environmental stewardship of the property.  Specifically, proposed landscaping 
will act as a buffer strip to prohibit parking along the ocean bluff, thereby helping 
to prevent further erosion of the bluff. 
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  Parking Available to Beach Users in the Project Area 

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

  • Separate parking facilities on either side of the highway. 

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

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

  • Highway crossing at proposed Coastal Trail alignment. 

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

  The study identifies the need for more formalized parking areas for beach users 
to address safety concerns related to unsafe and informal pedestrian crossings 
of Highway 1, illegal parking by beach users, and anticipated increased visitation 
to Rancho Corral de Tierra.3

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

  Based on the small number and limited timeframe for which parking is reduced to 
beach users at the restaurant site, proposed access improvements at the State 
Parks site, the findings of the project traffic report, and ongoing planning and 

2 The “Highway 1 Safety and Mobility Improvement Study:  Phase 2, San Mateo County Midcoast, 
Montara, Moss Beach” may be accessed at 
http://www.co.sanmateo.ca.us/Attachments/planning/PDFs/Midcoast%20Mobility/SMM_Ph_2_Study_Fina
l_LR.pdf 
3 The National Park Service recently assumed management of the approximately 4,000 acre Rancho 
Corral de Tierra parcel as part of the Golden Gate National Recreation Area (GGNRA) and may improve 
facilities.
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coordination efforts between the County and State agencies to fund implementa-
tion of study recommendations, potential project impacts to access of the on-site 
restaurant, Montara State Beach, and public facilities in the area are considered 
less than significant, with the implementation of the following mitigation measure: 

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

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

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

  • Signage in Lot C of the restaurant property shall state that parking is only 
available to restaurant visitors after 5:00 p.m. and before 5:00 p.m. on 
Fridays and weekends only.  Signage shall also caution beach visitors of 
increased traffic on the property on Fridays and weekends and to use 
designated Coastal Trail paths to cross the property. 

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

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

Yes, Not Significant Unless Mitigated.  As described in the answer to Question 
5.c., below, potential project impact to vehicular traffic patterns or volumes is 
considered less than significant.  Therefore, additional project-related, lunchtime 
traffic is not likely to significantly impact existing pedestrian patterns.  
Additionally, existing pedestrian traffic to the restaurant is not anticipated to 
increase as tThe project traffic report has found that the project includes an 
adequate amount of on-site parking to serve lunchtime customers., reducing the 
need for restaurant visitors to park in off-site locations and walk to the restaurant.
However, the expansion in hours will result in more frequent and earlier use of 
Lot C by restaurant customers, and create a new destination for pedestrians and 
bicyclists from nearby residential areas.  This will increase the frequency of 
interactions between customers and beach users, using all forms of 
transportation, during Friday and weekend brunch and lunchtime hours. 

  Regarding changes to pedestrian traffic to Montara State Beach, the decrease of 
nine spaces of beach user parking available at both properties before 5:00 p.m. 
on Fridays and weekends may result in a minimal increase in pedestrian traffic, 
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as some beach users may decide to park on the east side of Highway 1 and walk 
across Highway 1 to access the beach.  As noted previously, pedestrian safety 
across Highway 1 was studied in “Highway 1 Safety and Mobility Improvement 
Study: Phase 2, San Mateo County Midcoast, Montara, Moss Beach,”4 dated 
October 2012.  It should be noted that on Mondays through Thursdays, parking 
available to beach users will increase from 63 to 79 parking spaces.  Based on 
the small number and limited timeframe for which parking is reduced to beach 
users at the restaurant site and corresponding potential minimal increase in 
pedestrian traffic, the impact to pedestrian traffic does not require mitigation.  

  Mitigation Measure 10 requires the property owner to designate walking/bicycle 
paths across the driveways of Lots A and C, using methods such as striping and 
signage, in order to reduce conflicts between pedestrians, bicyclists, and vehicle 
traffic.  The design and alignment of these improvements shall be consistent with 
the recommendations of the “Highway 1 Safety and Mobility Improvement Study: 
Phase 2” report, including but not limited to the Montara State Beach Coast and 
Trail Access Maps (Attachment M).  It should be noted that the Coastal Trail runs 
along Cabrillo Highway and does not cross through Lot B, nor would Lot B be 
directly accessible from Cabrillo Highway. 

  Mitigation Measure 10:  The property owner shall designate walking/bicycle 
paths across Lots A and C, using methods such as striping and signage, in order 
to reduce conflicts between pedestrians, bicyclists, and vehicle traffic.  The 
design and alignment of these improvements shall be consistent with the 
recommendations of the “Highway 1 Safety and Mobility Improvement Study: 
Phase 2” report, dated October 2012, including but not limited to the Montara 
State Beach Coast and Trail Access Maps (Attachment M).  A Site Circulation 
and Signage Plan that depicts the details of these improvements shall be 
submitted to the Community Development Director for review and approval, prior 
to the Current Planning’s Section approval of any permit (e.g., grading permit or 
building permit) for the project.  The property owner shall demonstrate 
implementation of improvements, as approved, prior to the Current Planning 
Section’s final approval of the building permit. 

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

Yes, Not Significant Unless Mitigated.  A report titled “Traffic and Parking 
Study for La Costanera Restaurant” (project traffic report), dated December 10, 
2012, has been prepared by Hexagon Transportation Consultants, Inc., for the 
project.  The report estimates that the addition of lunch service at the La 

4 The “Highway 1 Safety and Mobility Improvement Study:  Phase 2, San Mateo County Midcoast, 
Montara, Moss Beach” may be accessed at 
http://www.co.sanmateo.ca.us/Attachments/planning/PDFs/Midcoast%20Mobility/SMM_Ph_2_Study_Fina
l_LR.pdf 
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Costanera Restaurant, with 93 seats, would generate 19 trips during the peak 
one-hour lunchtime period of the day on a typical Friday or Saturday.  Based on 
tube counts, northbound and southbound traffic on Highway 1 is split relatively 
evenly during lunchtime.  Thus, it is reasonable to assume a 50/50 north/south 
trip distribution pattern for the project-generated trips. 

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

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

  The project may result in a minimal increase in bicycle traffic in the project area, 
which is not anticipated to significantly affect existing bicycle traffic patterns.  As 
noted previously, bicycle safety in the area was studied in “Highway 1 Safety and 
Mobility Improvement Study:  Phase 2, San Mateo County Midcoast, Montara, 
Moss Beach,”5 dated October 2012, and planning efforts to encourage the 
implementation of study recommendations are ongoing.  No mitigation measures 
are necessary. 

Vehicle patterns at the project site would also change from current patterns due 
to increased vehicle traffic as described above, the minor reduction in beach user 
parking, and due to the proposed valet parking system in Lot C that would 
accommodate 31 cars where 25 parking spaces exist.  The change in vehicle 
patterns may increase the frequency of interactions among pedestrians, 
bicyclists and vehicles.  Mitigation Measure 10, which requires the property 
owner to designate walking/bicycle paths across Lots A and C, using methods 
such as striping and signage, in order to reduce conflicts between pedestrians, 

5 The “Highway 1 Safety and Mobility Improvement Study:  Phase 2, San Mateo County Midcoast, 
Montara, Moss Beach” may be accessed at 
http://www.co.sanmateo.ca.us/Attachments/planning/PDFs/Midcoast%20Mobility/SMM_Ph_2_Study_Fina
l_LR.pdf 
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bicyclists, and vehicle traffic, would reduce project impacts from changes in 
vehicular traffic patterns or volumes to a less than significant level.  No additional 
mitigation measures required. 

e. Will (or could) this project result in or increase traffic hazards? 

Yes, Not Significant.  The project traffic report includes the results of gap 
analysis and analysis of Sight Distance at the Project Driveways, also provided 
below. 

  Gap Analysis 

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

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

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

  Sight Distance at the Project Driveways 

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

  No mitigation measures are necessary. 

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

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

6. LAND USE AND GENERAL PLANS 

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

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

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

  The potential environmental impacts of the proposed intensification of the 
existing restaurant use and formalization of the parking use at the State Parks 
property is discussed in other sections of this report.  No mitigation measures are 
necessary. 
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d. Will (or could) this project result in any changes in land use, either on or off 
the project site? 

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

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

e. Will (or could) this project serve to encourage off-site development of 
presently undeveloped areas or increase development intensity of already 
developed areas (examples include the introduction of new or expanded 
public utilities, new industry, commercial facilities or recreation activities)? 

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

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

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



REVISED ANSWERS TO QUESTIONS 
File No. PLN 2006-00494 
Page 18 

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

  Regarding storm drainage, the project involves the repair of existing storm drain 
discharge systems.  As discussed in Section 1.c. of this report, the project would 
may also result in 5,000 sq. ft. or more of new impervious surface (e.g., if the dirt 
lot is compacted to 95% compaction, then the lot would be considered 
impervious).  Mitigation Measure 2 ensures compliance with Provision C.3 and to 
ensure that stormwater treatment, if required, has been reviewed by the project 
geotechnical consultant. 

  No additional mitigation measures are necessary. 

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

Yes, Not Significant.  As discussed in Section 6.f., above, the project would not 
generate any demands that will cause a public facility or utility to reach or exceed 
its capacity.  No additional mitigation measures are needed. 

o. Will (or could) this project result in possible interference with an 
emergency response plan or emergency evacuation plan? 

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

7. AESTHETIC, CULTURAL AND HISTORIC 

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

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

  Proposed Legalization of Lighting Visible from Highway 1 

  The lighting plan (Attachment E) includes the legalization of five 150-watt lights 
which illuminate Parking Lot A.  Staff conducted a nighttime field investigation 
and found only three of the five to be operational at the time.  The three lights 
provided adequate illumination of the parking lot.  In order to minimize light 
impacts to the Highway 1 County-Designated Scenic Route, Mitigation Measure 
11 10 requires the removal of two of the 150-watt light fixtures which illuminate 
Parking Lot A. 

  While the applicant does not propose any new lighting in Parking Lot C, staff’s 
field investigation revealed that existing lighting was not effective in illuminating 
the parking lot and created unnecessary ambient lighting visible from Highway 1.  
Mitigation Measure 12 11 requires the applicant to replace or reposition existing 
light fixtures such that light is directed downward at the parking lot only, each 
lighting fixture does not exceed 150 watts, and total lighting fixtures does not 
exceed three. 

  The project also involves formalization of historical beach user parking uses at 
the State property.  Improvements on the State property include minor grading, 
landscaping and the placement of gravel on the land.  The new gravel surface of 
the parking lot will be minimally visible from Highway 1, but will largely blend with 
existing views along Highway 1.  Landscaping and a walking path, as shown on 
the landscape plan (Attachment F), proposed along the bluff of the State Parks 
property will be minimally visible from Highway 1 and will result in a beneficial 
visual impact. 

  With the implementation of the following mitigation measures, potential project 
impacts to views along the County-Designated Scenic Route would be 
considered less than significant: 

Mitigation Measure 1110:  Prior to the Current Planning Section’s approval of 
the building permit, the applicant shall remove two of the 150-watt light fixtures 
which illuminate Parking Lot A, such that there is no more than three lighting 
fixtures on the north side of the restaurant building. 

Mitigation Measure 1211:  Prior to the Current Planning Section’s approval of 
the building permit, the applicant shall replace or reposition existing light fixtures 
in Parking Lot C such that light is directed downward at the parking lot only, each 
lighting fixture does not exceed 150 watts, and the total number of lighting 
fixtures does not exceed three. 
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b. Will (or could) this project obstruct scenic views from existing residential 
areas, public lands, public water body, or roads? 

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

  Proposed lighting and patios will be visible from public lands (Montara State 
Beach) and a public water body (Pacific Ocean).  Patios do not obstruct scenic 
views, as they blend in with the existing restaurant building.  However, during a 
nighttime field investigation, staff observed several temporary lantern lighting 
(not shown in the lighting plan) along the perimeter of the lower floor patio.  The 
lighting plan (Attachment E) includes the legalization four 400-watt lights that 
illuminate the rear building elevation and beach.  At the time of staff’s nighttime 
field investigation, only three of the four lights on the west building elevation 
(beach side) were operational.  However, the three 400-watt lights, along with 
several lantern lights, cast excessive light on the patio and on the beach, which 
obstruct views of Montara State Beach from the restaurant and views from the 
beach to the restaurant.  Mitigation Measure 13 12 requires the applicant to 
modify the lighting plan for the rear/west elevation such that lighting fixtures are 
positioned no higher than the ceiling height of the lower floor, each lighting fixture 
does not exceed 150 watts, and the number of lighting fixtures shall not exceed 
five.  Prior to the Current Planning Section’s final approval of the building permit, 
staff shall review the wattage of the west elevation and wattage shall be adjusted 
as required by staff to achieve adequate lighting for patio dining and minimization 
of light impacts on beach areas.  Also, no temporary lighting is permitted on the 
property without the approval of the Community Development Director. 

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

Mitigation Measure 1312:  The applicant shall modify the lighting plan for the 
rear/west elevation such that lighting fixtures are positioned no higher than the 
ceiling height of the lower floor, each lighting fixture does not exceed 150 watts, 
and the number of lighting fixtures shall not exceed five.  Prior to the Current 
Planning Section’s final approval of the building permit, staff shall review the 
wattage of the west elevation and wattage shall be adjusted as required by staff 
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to achieve adequate lighting for patio dining and minimization of light impacts on 
beach areas.  Also, no temporary lighting is permitted on the property without the 
approval of the Community Development Director. 

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

Yes, Significant Unless Mitigated.  According to the results of a record search 
by the California Historical Resources Information System (CHRIS), dated 
January 7, 2013, the proposed project area contains or is adjacent to the 
archaeological site, P-41-000117.  CHRIS staff recommended that a qualified 
professional assess the staus of the resource(s) and provide project specific 
recommendations.

A cultural resource study was prepared by Virginia Hagensieker, B.A. and Janine 
M. Loyd, M.A./R.P.A. for Tom Origer and Associates, dated March 3, 2013.  It 
should be noted that the cultural resource study is not attached to this document 
nor are exact locations of the site provided in this document in order to protect 
the cultural site.  The following are the results of the cultural study. 

Study Area Location and Description 

The study area comprises the parcel at 8150 Cabrillo Highway and an adjoining 
portion of the adjacent State Parks land, located just north of Montara, as shown 
on the Montara Mountain, California 7.5’ USGS topographic map.  At present, the 
study area has a restaurant, its associated paved parking lot, and a dirt lot on the 
State Parks portion.   

The nearest fresh water source is Martina Creek, which flows about 600 meters 
north of the study area.  The terrain in this area is mostly flat. 

The geology of the study area is mesozoic granitic rocks, primarily including 
quartz diorite and granodiorite (Jennings and Burnett 1961). 

Soils within the study area are Typic Argiustolls (Kashiwagi and Hokholt 1991: 
Sheet 5).  These soils are moderately well-draining coastal alluvium derived from 
sedimentary rock, and found on fluviomarine terraces.  Typic Argiustolls soils 
typically support the growth of annual grasses, forbs, and scattered brush 
(Kashiwagi and Hokholt 1991:34). 

Cultural Setting 

Archaeological evidence indicates that human occupation of California began at 
least 12,000 years ago (Fredrickson 1984:506).  Early occupants appear to have 
had an economy based largely on hunting, with limited exchange, and social 
structures based on extended family units.  Later, milling technology and an 
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inferred acorn economy were introduced.  This diversification of economy 
appears coeval with the development of sedentism, population growth, and 
expansion.  Sociopolitical complexity and status distinctions based on wealth are 
also observable in the archaeological record, as evidenced by an increased 
range and distribution of trade goods (e.g., shell beads, obsidian tool stone), 
which are possible indicators of both status and increasingly complex exchange 
systems.

At the time of European settlement, the study area was situated within the area 
controlled by the Ramaytush linguistic group of the Ohlone/Costanoan (Levy 
1978).  The Ohlone/Costanoan were hunter-gatherers who lived in rich 
environments that allowed for dense populations with complex social structures 
(Barrett 1908; Kroeber 1925).  They settled in large, permanent villages about 
which were distributed seasonal camps and task-specific sites. Primary village 
sites were occupied throughout the year and other sites were visited in order to 
procure particular resources that were especially abundant or available only 
during certain seasons.  Sites often were situated near fresh water sources and 
in ecotones where plant life and animal life were diverse and abundant.  For 
more information about the Ohlone/Costanoan see Milliken (1995), Teixeira 
(1997), Bean (1994), and Margolin (1978). 

Native American Contact 

The State of California’s Native American Heritage Commission, Amah/Mutsun 
Tribal Band, Costanoan Rumsen Carmel Tribe, Indian Canyon Mutsun Band of 
Costanoan, Muwekma Ohlone Indian Tribe of the SF Bay Area, The Ohlone 
Indian Tribe, Trina Marine Ruano Family, and Jakki Kehl were contacted in 
writing.  

Archival Study Procedures 

Archival research included examination of the library and project files at Tom 
Origer and Associates.  A review (NWIC File No. 12-0876) was completed of the 
archaeological site base maps and records, survey reports, and other materials 
on file at the Northwest Information Center (NWIC), Sonoma State University, 
Rohnert Park.  Sources of information included but were not limited to the current 
listings of properties on the National Register of Historic Places (National 
Register), California Historical Landmarks, California Register of Historical 
Resources (California Register), and California Points of Historical Interest as 
listed in the Office of Historic Preservation’s Historic Property Directory (OHP 
2012). 

The Office of Historic Preservation has determined that structures older than 45 
years should be considered potentially important historical resources, and former 
building and structure locations could be potentially important historic archae-
ological sites.  Archival research included an examination of historical maps to 
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gain insight into the nature and extent of historical development in the general 
vicinity, and especially within the study area.  Maps ranged from hand-drawn 
maps of the 1800s (e.g., GLO plats) to topographic maps issued by the United 
States Geological Survey (USGS) and the Army Corps of Engineers (USACE) 
from the early to the middle 20th century. 

In addition, ethnographic literature that describes appropriate Native American 
groups, county histories, and other primary and secondary sources were 
reviewed.  

Archival Study Findings 

Archival research found that the entire study area was included in Hylkema’s 
Master’s Thesis (Hylkema 1991).  Two studies have been conducted adjacent to 
the current study area (Fitzgerald 2000; Rose 2010).  Three other studies have 
been conducted within a quarter-mile of the current study area (Gross 1984; 
Gross and Weigel 1984; Soule 1978).  Six cultural resources are located within 
the project vicinity, two of which are Nelson shellmounds.  CA-SMA-115, a small 
shell midden, is located in the project area.  CA-SMA-115 was tested by San 
Jose State University in 1983.  The site consisted mostly of faunal material (shell 
and bone) and very few artifacts (chert debitage and three cobble tools). 

There are no reported ethnographic sites in the vicinity (Kroeber 1925).  
Historical maps show a couple buildings within the project area, by 1978, only the 
current building is depicted (GLO 1860; USGS 1896, 1915, 1939, 1956 [1978], 
1993). 

Field Survey Procedures 

A field survey was completed by Ms. Hagensieker on February 26, 2012.  The 
approximately two-acre study area was examined intensively where soils were 
visible.  Visibility was moderate, with vegetation, fill materials, and pavement 
being the chief hindrances.  A hoe was used as needed to clear small patches of 
vegetation so that the ground could be inspected.  An auger was used to 
determine the extent of CA-SMA-115. 

Field Survey Findings 

CA-SMA-115 is located within the project area and the site record was updated.  
The site does not appear to extend any farther into the project area than is 
depicted on the site record.  No other cultural resources were found within the 
study area. 
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RECOMMENDATIONS 

Known Resources 

It is recommended that the area of CA-SMA-115 be fenced during construction to 
assure that no inadvertent damage from equipment or personnel takes place.  If 
this area cannot be avoided, it is recommended that earth-moving activities in 
this area be monitored by an archaeologist who meets the Secretary of the 
Interior’s Qualification Standards. 

Grading and Drainage Plans for the parking lot improvements, dated October 1, 
2013 (Attachments C, D and F), show that the project avoids the CA-SMA-115 
cultural site.

Accidental Discovery 

There is the possibility that buried archaeological deposits could be present, and 
accidental discovery could occur.  In keeping with the CEQA Guidelines, if 
archaeological remains are uncovered, work at the place of discovery should be 
halted immediately until a qualified archaeologist can evaluate the finds 
(§15064.5[f]).  Prehistoric archaeological site indicators include:  obsidian and 
chert flakes and chipped stone tools; grinding and mashing implements (e.g., 
slabs and handstones, and mortars and pestles); bedrock outcrops and boulders 
with mortar cups; and locally darkened midden soils.  Midden soils may contain a 
combination of any of the previously listed items with the possible addition of six 
bone and shell remains, and fire affected stones.  Historic period site indicators 
generally include:  fragments of glass, ceramic, and metal objects; milled and 
split lumber; and structure and feature remains such as building foundations and 
discrete trash deposits (e.g., wells, privy pits, dumps). 

The following actions are promulgated in Public Resources Code 5097.98 and 
Health and Human Safety Code 7050.5, and pertain to the discovery of human 
remains.  If human remains are encountered, excavation or disturbance of the 
location must be halted in the vicinity of the find, and the County Coroner 
contacted.  If the coroner determines the remains are Native American, the 
coroner will contact the Native American Heritage Commission.  The Native 
American Heritage Commission will identify the person or persons believed to be 
most likely descended from the deceased Native American.  The most likely 
descendant makes recommendations regarding the treatment of the remains 
with appropriate dignity.  In a conversation with staff on April 23, 2013, 
Ms. Hagensieker stated that the possibility for accidental discovery is likely very 
low, as the cultural site does not appear to extend any farther into the project 
area than is depicted on the site record.  While the project has been re-designed 
to avoid this area, staff has incorporated these requirements into Mitigation 
Measure 14, Planning staff has added the following mitigation measure, in order 



REVISED ANSWERS TO QUESTIONS 
File No. PLN 2006-00494 
Page 25 

to mitigate potential impact to unrecorded archaeological site(s) at the State 
Parks property: 

Mitigation Measure 1413:  The applicant and contractors must be prepared to 
carry out the requirements of California State law with regard to the discovery of 
human remains during construction, whether historic or prehistoric.  In the event 
that any human remains are encountered during site disturbance, all ground-
disturbing work shall cease immediately and the County coroner shall be notified 
immediately.  If the coroner determines the remains to be Native American, the 
Native American Heritage Commission shall be contacted within 24 hours.  A 
qualified archaeologist, in consultation with the Native American Heritage 
Commission, shall recommend subsequent measures for disposition of the 
remains. The applicant shall comply with the following requirements relating to 
the avoidance of the CA-SMA-115 cultural site and discovery of archaeological 
remains, including human remains, during all grading and construction activity: 

a. Prior to the Current Planning Section’s approval of the building permit 
application, the applicant shall demonstrate that all grading and 
construction will avoid the CA-SMA-115 cultural site. 

b. Prior to the issuance of the grading permit “hard card,” the applicant shall 
demonstrate proper protection of the CA-SMA-115 cultural site for grading 
and construction activity.  The area shall be fenced during grading and 
construction to assure that no inadvertent damage from equipment or 
personnel takes place. 

c. If archaeological remains are uncovered, work at the place of discovery 
should be halted immediately until a qualified archaeologist can evaluate 
the finds (§15064.5[f]). 

d. If human remains are encountered, excavation or disturbance of the 
location must be halted in the vicinity of the find, and the County Coroner 
contacted immediately.  If the coroner determines the remains are Native 
American, the coroner will contact the Native American Heritage 
Commission within 24 hours.  The Native American Heritage Commission 
will identify the person or persons believed to be most likely descended 
from the deceased Native American.  The most likely descendant makes 
recommendations regarding the treatment of the remains with appropriate 
dignity. 

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

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

A. Vicinity Map 
B. Project Geotechnical Reports: 

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

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

 3. Update of Geotechnical Consultation Report, dated October 27, 2011, Unpaved 
Parking Lot La Costanera Restaurant, 8150 Cabrillo Highway, Montara, 
California, BAGG Engineers, dated January 3, 2013. 

C. Grading and Drainage Plans (Revised version dated October 1, 2013) 
D. Erosion and Sediment Control Plan (Revised version dated October 1, 2013) 
E. Lighting Plan 
F. Landscapeing Plan (Revised version dated April 2, 2013) 
G. Parking Plan 
H. Seating Plan 
I. Vegetation Map, TRA Environmental Services, Inc. 
J. Letter of Intent 
K. 1984 Use Permit 
L. “Traffic and Parking Study for La Costanera Restaurant,” dated December 10, 2012, 

prepared by Hexagon Transportation Consultants, Inc. 
M. Montara State Beach Coast Trail Access Maps, “Highway 1 Safety and Mobility 

Improvement Study:  Phase 2, San Mateo County Midcoast, Montara, Moss Beach”, 
dated October 2012. 

Note: The “Highway 1 Safety and Mobility Improvement Study:  Phase 2, San Mateo 
County Midcoast, Montara, Moss Beach” is available at the following link: 
http://www.co.sanmateo.ca.us/Attachments/planning/PDFs/Midcoast%20Mobility/
SMM_Ph_2_Study_Final_LR.pdf

CML:jlh/fc – CMLW0894(rev)_WJH.DOC 

NOTE: Only Attachments I, L, and M are provided 

here.  The rest are attached to the staff report.
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Focus Area Design Proposals

Proposed Improvements:
Separate parking facilities on either side of  the 
highway. 

ptional formali ed parallel each parking 
on west side of  highway with one-way access 
lane. 
Parking lot and Rancho Corral de Tierra access 
approximately 800 feet or .15/mile east of  the 
highway.
Highway crossing at proposed Coastal Trail 
alignment. 
Rancho Corral de Tierra parking could operate 
as an over ow facility for each parking. 
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and Trail Access
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Focus Area Design Proposals

Highway 1 facing north is shown above,  just north of  1st Street with the Coastal Trail and the northernmost parking lot for 
the restaurant on the left  The e isting paved width is about  feet  This section is designed to t within the e isting width  

H
w

y 1

2nd St

1st St

Proposed Improvements:
Raised medians from north of  1st 
street through south of  2nd street 
for gateway at the north end of  the 
developed area of  the San Mateo 
County Midcoast.
Restricted access (right turns in/out) 
to/from central beach access lot.
Designated pedestrian crossing at 
2nd street with marked crosswalk 
and median refuge.
Coastal Trail transition to west side 
of  the highway to provide a walkway 
and bikeway in high use area.

Entry median

Median with 
left turn pockets

Coast Trail 
alignment

C
oast/P

arallel Trail 
shared route alignm

ent

Pedestrian 
crossing  & 
refuge island

Restaurant

M
ontara State Beach

M
ain St

Montara North Community Entry and Circulation

Trail crossing 
signs and 
high visibility 
crosswalks at 
driveways
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Midcoast Community Council 
An elected Advisory Council to the San Mateo County Board of Supervisors 

representing Montara, Moss Beach, El Granada, Princeton, and Miramar 
P.O. Box 248, Moss Beach, CA  94038-0248   -   www.MidcoastCommunityCouncil.org 

 
     Lisa Ketcham   Dave Olson   Chris Johnson   Laura Stein   Erin Deinzer   Dan Haggerty   Joel Janoe 
            Chair            Vice-Chair           Secretary        Treasurer                                                        
 
 
Date:     March 12, 2014 
To:    Camille Leung, Project Planner 
CC:    CCC staff Nancy Cave, Jo Ginsberg 
Subject:  PLN2006-00494 La Costanera Use Permit Amendment 
    Revised Negative Declaration of Environmental Impact for: 

• Expanded restaurant hours to daytime on Fridays/weekends.   
• Legalized exterior building improvements (lighting, patios). 
• Grading/drainage of adjacent State Parks beach parking lot. 

 
The Midcoast Community Council submits the following comments on the revised Initial 
Study and Negative Declaration. 
 
Transportation (#5) 
The 1977 original restaurant Use Permit included a parking exception to allow 53 parking 
spaces where 63 were required for the 189-seat restaurant (1 space for 3 restaurant 
seats).  The County accommodated the project by allowing the use of the 1st St right-of-
way on the north side of the restaurant for parking Lot A. The restaurant was permitted as 
a “dinner house” with adequate parking provided via the shared beach parking in Lot A.  
1981 application for daytime Sunday operating hours was denied by the Coastal 
Commission because the amount of available parking had not changed. 
 
Lot B (north unpaved lot owned by State Parks)  
Table 1 calculates that only 9 beach parking spaces would be lost on Fridays and 
weekends by arbitrarily understating the existing capacity of Lot B by 10 spaces.  The 
report states, “The adjoining State property [Lot B] has been used historically for parking 
by users of Montara State Beach and can accommodate up to 20 vehicles…”  Then it 
goes on to arbitrarily credit the lot with only 10 existing spaces. The proposed grading and 
drainage improvements to the lot would be beneficial, but would not create new parking 
capacity.  
 
The actual number of lost beach parking spaces on Fridays and weekends would be 19, a 
significant impact which is not adequately mitigated (#5a).  That level of loss assumes that 
daytime restaurant users will obey the proposed signage and not use Lot A and B.  
Mitigation Measure #9 is inadequate because it will be impossible to enforce, which 
means far more than 19 beach parking spaces may be lost.  Restaurant management has 
demonstrated (in 2011 and 2013) its active resentment of beach parking by installing 
restaurant-only/ tow-away signage at the entrances to all three lots.  
 
Table 1 calculates a gain of 16 beach parking spaces Mon-Thurs; however, ten of those 
spaces already exist in Lot B, as explained above.  In any case, providing more beach 
parking on low-use weekdays does not mitigate for loss of parking on high-use weekends. 
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South Lot C  
The parking plan calls for 5 new spaces to be created by restriping and 6 spaces to be 
created by valet access-area parking within the lot (Attachment G).  No measurements 
are given for parking space dimensions and turning radii to show that the proposed plan 
will actually fit in the available space, which is limited by existing curbs, utility boxes, and 
vehicle access requirements.  Even if all restaurant customers arrive in compact cars, the 
site layout shows serious challenges with managing that many extra cars, with no vehicle 
waiting/queuing space available on or off the highway. In addition, the lot must provide 
pedestrian access to the path west of the restaurant. 
 
It is noted that the driveway throat remains open for vehicle drop-off & pick-up.  The CA 
Coastal Trail will either have to cross that driveway throat or pass through Lot C to the 
path west of the restaurant. There is no southbound right turn lane into the lot, or 
adequate shoulder space, so any queuing caused by a car blocking the driveway will 
block Highway 1 traffic flow. Cars already queue to enter and leave the lots on busy 
weekends even without the restaurant being open.  
 
It seems likely that patrons will prefer to self park in the other lots or nearby residential 
neighborhoods, so as not to have to wait for their cars to be unpacked from the valet lot. It 
is unlikely the restaurant would refuse entry to lunch patrons who have not turned their car 
over to Lot C valet parking.   
 
Mitigation #10 does not adequately address impaired pedestrian beach access through 
Lot C on Fridays and weekends because the valet parking plan (Attachment G) simply 
has no room for designated walking/bicycle paths.  
 
Traffic/Parking Study (Attachment L):  Lunchtime traffic and parking counts were 
conducted Fri/Sat, November 16 and 17, 2012, a rainy winter weekend (local rainfall 0.6” 
Fri, 0.25” Sat).  It is incorrect to conclude that available beach parking and gaps in 
highway traffic during the study represent a typical Friday/Saturday, much less peak 
beach use days.  Therefore, the study does not adequately assess #5(c) changes in 
vehicular traffic patterns or volumes, (e) increased traffic hazards, or (g) adverse affects 
on the traffic carrying capacity of the highway.  A Traffic Study on a sunny weekend is 
needed to adequately assess these issues. 
 
Highway 1 Safety & Mobility Studies are referenced in the Negative Declaration as 
evidence of additional beach parking in the project area.  That is a premature assumption.  
The Highway 1 Study contains only recommendations and conceptual plans, but there are 
no projects currently planned for added parking or trails in the project area.  
 
Aesthetic #7a & b) 
The Scenic Corridor’s coastal viewshed, from mountain ridge to ocean, from Devil’s Slide 
to Montara Gateway, has been preserved as natural open-space parkland.  The 
restaurant site is highly visible from highway and beach and is the only commercial use in 
the entire viewshed.  The 1977 CDP acknowledged the benefit of landscape screening of 
parking areas and the natural wood materials of the building in order to minimize the 
visual impact of commercial use of the property both from the beach and the highway.  
 
Rather than minimizing visual impact, the applicant makes every effort to call attention to 
the commercial use. There are now 3 flagpoles in front with an advertising banner on the 
tallest pole and national flags on subsidiary poles, which are left out to tatter in the wind, 
rain and darkness.  Advertising banners are prohibited in the Scenic Corridor.  In addition 
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to the La Costanera banner and 4 permanent signs, large bright blue advertising 
signboards are set out in the front landscaping.  Flood lighting of the parking lots and 
beach has continued intermittently over the last four years in spite of warnings from CCC 
staff to remove or leave lights turned off until their permit is approved.  The unpermitted 
upper deck inexplicably contains bright white end panels instead of the natural wood of 
the building. The illuminated parking lot entrance signs have recently been painted bright 
orange.   
 
Exterior Lighting 
Mitigation measures (#11, 12, 13) are inadequate to address the extensive light pollution 
emanating from the site in this natural setting. LCP Policy 8.18(a) requires exterior lighting 
to be limited to the minimum necessary for safety, and placed such that direct rays are 
confined to the site. No matter what the wattage, floodlights directed off the restaurant 
parcel onto the beach or towards the parking lots and highway, do not comply with the 
LCP or Zoning Regulations.   
 
In addition to the nine roof-mounted projector lights in the project plans, the following 
exterior lights are not shown: 

• South-side floodlights: 2 toward parking lot, 1 toward utility area. 
• Up-lights: 2 in front raised planter, 2 at flag pole, 3 north-side roof wash, 4 south-

side roof wash, 10 east-side roof wash.   
• West-side unshielded patio lighting: 5 on exterior building wall, 11 on glass patio 

perimeter wall. 
 
The west-side roof-mounted floodlights illuminate a large swath of state beach and the 
surf beyond. Anyone wishing to enjoy natural moonlight and stars will be disappointed 
here. Lighting of the beach and ocean can be a hazard for avian species, particularly 
migrating birds.  Even though the roof-mounted floodlights have been removed for now, 
the extensive new patio lighting is not dark-sky compliant, and impacts the otherwise 
natural beach. Anyone wishing to use the walkway and stairs along the west side of the 
restaurant will be blinded by the glare and unable to watch their footing.  
 
The north and south-side floodlights shining on the parking lots create glare for highway 
drivers and anyone walking in the area.  This type of lighting is useful for viewing outward 
from the source of light, but is blinding for anyone walking towards the light.  The parking 
lot lighting should be downward directed within the lot.  
 
Landscaping -- Rather than the non-native (with some potentially invasive) species in the 
plan we urge use of locally-adapted native species throughout the project.  The proposed 
Monterey cypress is not native to our coastal bluffs.  Any additional trees will 
unnecessarily block ocean views from the scenic highway.  Shrubs such as coffeeberry, 
with a height of no more than 4-5 ft, would be appropriate to screen the parking lots from 
the scenic highway without further blocking coastal views.   
 
On the west side of the parking lots, only low-growing landscaping should be allowed, so 
as not to obstruct ocean viewing from parked cars on stormy days. There are two plant 
species colonizing the riprap now, a low sprawling native blue-flowering Ceanothus, and 
the taller view-blocking invasive non-native pittosporum that has escaped from the 
existing landscaping.  We recommend removal of the pittosporum and planting more of 
the low-growing Ceanothus to cover the riprap. 
 
Thank you for the opportunity to comment. 
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3921 E. Bayshore Road 650.968.7243 PHONE info@GreenFoothills.org
Palo Alto, CA 94303 650.968.8431 FAX www.GreenFoothills.org

December 31 s, 2012

Camille Leung, Project Planner
San Mateo County Planning Division
455 County Center, 2nd Floor
Redwood City, CA 94063

Re:  PLN2006-00494 La Costanera Restaurant Use Permit Amendment, 8150 Cabrillo 
Highway, Montara

Dear Camille,

Thank you for sending the Initial Study and Negative Declaration for the above-referenced project.  
On behalf of Committee for Green Foothills, (CGF) I have the following comments:

Project Description: To help the public better understand the impacts of the project, the Project 
Description should include the existing permitted number of restaurant/bar seats, and the existing 
total number of parking spaces including the 20 existing spaces in the adjacent informal parking on 
State Parks property.  According to Attachment H, the proposed seating configuration for lunch 
hour seating would appear to be limited to the Main Floor (78 seats) and one outdoor patio (15 
seats).  The Use Permit, if granted, should limit the permitted number of seats within the building 
and patio accordingly.   The restaurant has added outdoor seating patios without benefit of permits,
and has been serving patrons there.  Has the number of indoor seats been reduced to offset these 
outdoor patio areas in order to comply with the overall limit of 189 seats? Do the patios and 
screening walls beyond comply with blufftop setback requirements?

CGF notes that the Use Permit Amendment (UP 20-77) and Coastal Development Permit CDP 83-
67 for the Chart House Restaurant issued by San Mateo County on February 27, 1984, required the 
Applicant to maintain 53 parking spaces on site and to limit the hours of operation to between 5:00 
pm and normal closing time and to maintain free public access through the parcel to the beach, 
among other provisions. The Coastal Development Permit (CDP 77-579) issued by the California 
Coastal Commission (“Commission”) on July 26, 1977, allowed a maximum of 189 seats for the 
bar-restaurant, and required a 53-space parking area.  In granting the CDP, the Commission found 
that the parking provisions were “somewhat inadequate” based on a standard formula of 1 parking 
space per 2.5 seats (which would require 75 spaces) but because the CDP was conditioned to limit 
bar and restaurant operations to between 5:00 pm until normal closing time, the Commission found 
that:  “the proposed restaurant will be a dinner house, open during the evening hours only.  It is 
anticipated that overflow beach parking will use the restaurant lot during the day and overflow 
restaurant parking will use the adjacent beach parking in the evening.”

According to the Parking Plan (Attachment G), the proposed Use Permit Amendment would reduce 
the total amount of public beach parking available during the day (before 5:00 pm) on Fridays, 
Saturdays and Sundays, on the subject property (Lot A and Lot C) and the adjacent State Parks 
property (Lot B), from 73 spaces to 54 spaces.  The loss of 19 parking spaces at the most popular 
times for beach use is a significant adverse impact to recreational beach users, and will force more 
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people to either park in more dangerous locations along Highway One or farther away on 
neighborhood streets in Montara.  Worse yet, some people will simply give up going to the beach at 
all.  Montara State Beach is a popular shoreline destination and reduction of parking on weekends is 
inconsistent with the County General Plan, zoning, LCP, and the Coastal Act.

Transportation: The answers to Question 5.a. (pages 8 and 9) are incorrect and contradictory. 

State Parks Parking (Lot B):  In calculating the parking available for beach users on the State Parks 
property, the Initial Study acknowledges that this unimproved lot has been used historically by 
beach users and can accommodate up to 20 vehicles.   The Initial Study inexplicably and 
erroneously concludes that despite the regular, documented, historic use by members of the public 
who are parking up to 20 vehicles in the State Parks (Lot B) in order to access the public beach, this 
lot can only be “credited” with 10 existing parking spaces.   Whether the lot consists of 
unimproved dirt surface or gravel, the number of vehicles it can accommodate remains the same.  
On Table 1, page 9, apparently because the State Parks lot is proposed to be paved with gravel as an 
“improvement”, the Initial Study concludes that the same existing lot would be able to 
accommodate 21 vehicles.  At most, there might be one additional space added in this lot through 
sharing a half space with Lot A (see Parking Plan, Attachment G).  Table 1 should be changed to 
reflect at least 20 existing parking spaces. 

Restaurant South Parking (Lot C):  Table 1, page 9, states there are 20 existing parking spaces in 
Lot C, which is proposed to be restriped and expanded to increase the number of spaces to 25.  
Valet parking for 6 additional spaces is proposed during the daytime on Fridays and weekends.  The 
proposed parking plans for Lot C (Attachment G) appear to provide insufficient space for all valet 
parking to back up and turn, particularly the two Valet spaces directly behind the parking spaces 
facing Highway One closest to the entry.  Also, there appears to be insufficient room to expand the 
existing parking by five spaces, given the need to avoid impacting existing utility boxes, walkways 
and landscaping.  Are the revised parking spaces in compliance with the County’s adopted parking 
standards and policies, including adequately wide parking aisles and turning radii?

By assigning the State Parks Parking (Lot B) an artificially low “existing parking” value (10 instead 
of 20), the Initial Study reaches the insupportable conclusion that there would be a net increase of 
16 spaces Mondays through Thursdays during the day, and 11 spaces after 5 pm.  This increase is 
being used to compensate for the artificially low net loss of 9 spaces during the day on Fridays and 
weekends, when the net loss is actually 19.  As stated above, this net loss of 19 spaces for the 
beach-going public on Fridays and weekends is a significant adverse impact.

It is impractical and unenforceable to rely on signage in the restaurant parking lot A to prevent 
restaurant users from parking there and taking up beach parking spaces during the day when lunch 
is being served and Parking Lot C is full.  The restaurant already experiences inadequate parking at 
night – see attached quotes from YELP.

Mitigation Measure 9 requires signage at the entrance to the State Parks parking (Lot B) indicating 
it is for beach users only, and in the North restaurant lot (Lot A), stating that parking is only 
available to restaurant users after 5:00 pm.  CGF believes that given requirement for restaurant 
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patrons to use Valet Parking only in Lot C during the day, some people will simply ignore the 
signage in Lot A, thus further reducing parking for beach users, and therefore this provision is 
inadequate as a Mitigation Measure. 

The Initial Study, pages 10 and 11, states that ongoing planning studies for the stretch of Highway 
One between Half Moon Bay Airport and Devil’s Slide (Highway One Safety and Mobility 
Improvement Study, Phase 2) include recommendations for motor vehicle, pedestrian, and bicycle 
safety improvements throughout the corridor.  The Initial Study erroneously concludes (page 11) 
that because of ongoing planning and coordination efforts between the County and State agencies, 
the potential impacts from expanded restaurant operations and reduced parking are considered less 
than significant.   There are no specific projects in the vicinity of the restaurant being constructed or 
even proposed at this time, therefore relying on the potential for additional parking or pedestrian 
improvements is speculative at best, and cannot be used as justification for a net loss of 19 parking 
spaces for beach users on Fridays and weekends.

The answer to Question 5.b., (pages 11 and 12), concludes that the project would cause less than 
significant increases in pedestrian traffic or patterns to Montara State Beach based on the erroneous 
conclusion that parking would only be reduced by 9 spaces rather than 19 during the day on Fridays 
and weekends – the peak demand period for beach access, as already outlined above.  Paving and 
landscaping in Lot B are not sufficient “benefits” to offset the loss of parking in Lot C.

Land Use and General Plans

The response to Question 6.d, page 15 erroneously concludes that the addition of lunchtime services 
for up to 93 people is not a significant change in land use.  A net loss of 19 parking spaces for beach 
users on Fridays and weekends is a significant impact.

The response to Question 6.e., page 15 and 16, erroneously concludes that making additional beach 
user parking available in Lot C during the low visitation days of Monday through Thursday is 
compensation for the net loss of 19 parking spaces on Fridays and weekends.  The referenced 
project traffic report counted vehicles parked at lunchtime on Friday November 16 and Saturday 
November 17.  Both of these were winter season rainy days, so obviously the demand for beach 
parking was not at all comparable to good weather weekend demand. 

The response to Question 6.f. did not answer the question as to whether the project could adversely 
affect the capacity of public parks.

The Initial Study checklist concluded there was no impact re: Question 6.k. which says:  “(would 
the project) require an amendment to or exception from adopted general plans, specific plans, or 
community policies or goals?”  The project’s reduction in parking for beach users would require an 
exception to General Plan Policy 1.4 Access to Vegetation, Water, Fish and Wildlife Resources
Policy which states:  “Protect and promote existing rights of public access to vegetative, water, fish 
and wildlife resources for purposes of study and recreation consistent with the need to protect public 
rights, rights of private property owners, and protection and preservation of such resources.”  
(emphasis added).   Similarly the project would require an exception to General Plan Policy 6.11.b 
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Coastal Recreation and Access which states:  “Regulate development to increase public access to 
the shoreline and along the coast through measures which include, but are not limited to, 
establishing criteria for when and where access will be provided and how the access will be 
developed and maintained.” (emphasis added).

Aesthetic, Cultural and Historic

The response to Question 7.a, (page 17): “Could this project be adjacent to a designated Scenic 
Highway or within a State or County Scenic Corridor?” notes that the project is located within the 
Cabrillo Highway County Scenic Corridor.  The response to Question 7.b, (page 18):  “Could this 
project obstruct scenic views from existing residential areas, public lands, public water body, or 
roads?” states that the proposed lighting will be visible from Montara State Beach and the Pacific 
Ocean.

The Initial Study acknowledges that numerous outdoor lighting fixtures have already been installed 
without benefit of County or Coastal Commission review and approval.  Floodlights installed on the 
roof are directed towards the scenic highway, the adjacent State Park and the beach and ocean.  
Artificial night lighting that shines out beyond the subject property towards the coastal bluffs, beach 
and ocean, can create significant adverse impacts on wildlife species, particularly nocturnal birds 
that use the moon and stars for navigation on their bi-annual migrations.  Artificial lighting confuses 
many of these species, and has been documented to cause them to become disoriented and in some 
cases, crash into the light source(s). See: 
(http://news.nationalgeographic.com/news/2003/04/0417_030417_tvlightpollution.html)

The Initial Study responded “No” to Questions 2.a., c., and d., regarding potential impacts to 
wildlife species including listed species.  This answer should be changed to “Significant Unless 
Mitigated” due to the potential impacts of the lighting on wildlife.

CGF notes that the unpermitted lighting cannot be approved after the fact unless it fully complies 
with General Plan, Zoning, and LCP requirements.  All lighting must be designed, located and 
installed to comply with LCP Policy 8.18(a), which states (in relevant part): “Exterior lighting shall 
be limited to the minimum necessary for safety.   All lighting, both exterior and interior, must be 
placed, designed, and shielded so as to confine direct rays to the parcel where the lighting is 
located.”  Coastside Commercial Recreation District (CCR) Zoning Regulations Section 6270.3. 
requires:  “All lighting, exterior and interior, must be designed and located so as to confine direct 
rays to the premises.”  Mitigation Measures #10, 11, and 12 specify the number, location, and 
maximum wattage of artificial light fixtures, but #12 only requires “minimization” of fugitive light
impacts on beach areas.  Placing properly shielded light fixtures on standards in the parking lots 
would provide adequate and effective safety while eliminating offsite impacts from fugitive light 
emanating from fixtures placed on the roof of the building.  The rooftop lighting should be removed 
as it does not comply with the County’s regulations.

The Landscape Plan’s Plant List (Attachment F) includes 6 new Monterey Cypress trees.  Two new 
Cypress would be along the front of the property, to the north of the ingress/egress for Lots A and 
B, and may eventually interfere with the line of sight for vehicles turning out of the northern 
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parking lot driveway and the Coastal Trail, as planned in the Highway One Safety and Mobility 
Study.  One new Cypress would be in the northwest corner of State Parks Lot B, and may 
eventually interfere with the formalized parking spaces in this area.  A more appropriate and less 
problematic choice would be a smaller tree/large shrub species that is native to the area.

Thank you again for the opportunity to comment.

Sincerely,

Lennie Roberts, San Mateo County Legislative Advocate
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From: Kevin Stokes <kevin@montarabeach.com>
To: CLeung@smcgov.org
CC: NCalderon@smcgov.org; pacificatim@yahoo.com; mark@sierrawestbuilders.com...
Date: 2/27/2014 5:41 PM
Subject: Re: Revised Mitigated Negative Declaration - La Costanera Use Permit Amendment

Dear Camille,
Mr. Mortazavi has a history of ignoring permit restrictions and mocking the county he has been opening 
the Resturant at 4.00pm, an hour earlier than permitted, for quite sometime with no penalties. Am I now to 
understand he wants official pardon for the illegal patio and lighting 'improvements' that he built without 
permits? The community recently fought hard with a grass roots campaign to get him to take down the 
illegal floodlights that were causing horrendous light pollution, will he now get them reinstalled? The 
patios have not been approved, are they even to code? Also I am to interpret from this application that he 
wants to open until 2.00am? This is not in the spirt of our coastal community. Is the county going to 
continue to let this guy railroad over the planning dept. rules and regs that everyone else has to comply 
with? I'm all for local trade and I'm an avid supporter of our local businesses but as a concerned 
community member I'm extremely disappointed in the county and beginning to see it as a toothless silent 
Guard dog where La Costanera is concerned. 

Kevin

> On Feb 27, 2014, at 4:54 PM, "Camille Leung" <cleung@smcgov.org> wrote:
>
> COUNTY OF SAN MATEO, PLANNING AND BUILDING DEPARTMENT
>
> REVISED (February 27, 2014)
> NOTICE OF INTENT TO ADOPT
> NEGATIVE DECLARATION
> (revisions shown in underline and strikethrough format)
>
> A notice, pursuant to the California Environmental Quality Act of 1970,
> as amended (Public Resources Code 21,000, et seq.), that the following
> project:  La Costanera Use Permit Amendment, when adopted and
> implemented, will not have a significant impact on the environment.
>
> FILE NO.:  PLN 2006-00494
>
> OWNER:  A&G, LLC
>
> APPLICANT:  Farhad Mortazavi, Mortazavi Consulting
>
> HISTORICAL PARKING LOT SITE:  State of California Department of Parks
> and Recreation
>
> ASSESSOR’S PARCEL NOS.:  A&G, LLC:  036-046-050, -310, -380, -390,
> and -400 (0.73 acre total); and State of California:  036-046-410 (0.41
> acre); 036-321-010 (16.6 acres)
>
> LOCATION:  8150 Cabrillo Highway, Montara, unincorporated Montara area
> of San Mateo County and adjoining property owned by the State of
> California 
>
> PROJECT DESCRIPTION
>
> The La Costanera Restaurant site consists of an 11,332 sq. ft.
> restaurant and two on-site parking lots, Lots A and C, containing a
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Camille Leung - Re: La Costanera Restaurant Daytime Hours Considered 

Camille,

I am no longer supporting La Costanera request to extended hours. They have not addressed parking capacity.

Thank you,

Michael Liang
Resident

Via Mobile Device

On Mar 3, 2014 8:20 AM, "Camille Leung" <cleung@smcgov.org> wrote:
Thank you.

Camille M. Leung
Planning and Building Department
455 County Center, Second Floor
Redwood City, CA 94063
Phone: (650) 363-1826
Fax: (650) 363-4849

Please help us to serve you better and take a moment to complete our survey, just click on the link below:
http://www.co.sanmateo.ca.us/planning/survey
------------------------------------------------------------------
Confidentiality Notice: This e-mail message, including any attachments, is for the sole use of intended recipient
(s) and may contain confidential and protected information. Any unauthorized review, use, disclosure or 
distribution is prohibited. If you are not the intended recipient, please contact the sender by reply e-mail and 
destroy all copies of the original message.

>>> Michael Liang <mliang11@gmail.com> 3/3/2014 7:53 AM >>>
Camille Leung:

As a resident of Coastside, I welcome the daytime hours but for weekends
only, Saturday and Sunday. Locals expect tourist on weekends so the
request should not impact us, but Friday should not be allowed.

Sincerely,

Michael Liang
200 California Ave.
Moss Beach, CA 94038

From: Michael Liang <mliang11@gmail.com>
To: CLeung@smcgov.org
Date: 3/13/2014 6:50 AM
Subject: Re: La Costanera Restaurant Daytime Hours Considered

Page 1 of 1

9/3/2014file:///C:/Users/cleung/AppData/Local/Temp/XPgrpwise/535E117ECSMPlanning10017238...
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March 11, 2014 

 

Re: La Costanera Use Permit Amendment 

 

Please consider requiring bike parking facilities at 8150 Cabrillo Highway for the Montara community 
and other coastside residents that might otherwise drive to Montara State Beach but may find it difficult 
to park due to the restaurants extended hours. To my knowledge there are currently no bike parking 
provisions at Montara State Beach. Thank you, Christy 

 

Christy Usher 

Montara Resident 
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From: Colletti Joel <joelandsusan@sbcglobal.net>
To: CLeung@smcgov.org
CC: Barry@parr.org
Date: 3/11/2014 8:27 PM
Subject: No Way Jose For Costanera's Ammendments
Attachments: 03-01-08_1550.jpeg; Part.002

Dear Project Planner Camille Leung,

Please put a nix to Costernera's request for amendments to the Coastal provision they accepted when 
they purchased the prperty, They knew what the parameters and terms when they bought the property. 

Montara State beach is not or sale.  Please Don't let them steal our beach.

This whole thing has left a bad taste in my mouth, which is not good for a restaurant.

Sincerely,
Joel Colletti
650.728.1441
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Camille Leung - La costanera restaurant montara 

I can not make tomorrow's MCC meeting but I would like to submit that any improvements to the 
parking lot at Montara state beach should include the south parking lot. The split rail fence could be 
extended north, paralleling HWY 1, to the existing paved lot south of the restaurant.This would guide 
visitors to the existing stairs to the beach and stop the use and erosion of the bluff at that location. The 
path at the location could also be improved to prevent accidents and illegal parking. The bathrooms 
should also be repaired to handle increased use.

Thank you,
Michael Hall
527 8th st
Montara

From: Michael Hall <7michael.hall@gmail.com>
To: CLeung@smcgov.org
Date: 3/11/2014 9:58 PM
Subject: La costanera restaurant montara 
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From: Laura Work <lrwolk@att.net>
To: CLeung@smcgov.org
Date: 3/14/2014 4:40 PM
Subject: La Costanera

Dear Ms. Leung,
I am a long time Montara resident. I think you should do whatever you can to assist La Costantera in 
obtaining the rights to the parking lots that surround their restaurant and allow them to be open during the 
day.  It is hard enough to have a business on the coast side without such restrictive regulations. The 
county should improve the impromptu lot north of the restaurant  for beach parking and permanently fix 
those god awful stairs. There is also plenty of space along the highway between the restaurant and the 
north parking area for parking with access to the gentle sloping trail to beach just north of the restaurant. 
There is so much space, why crowd everyone into those tiny parking areas at the restaurant?
With La Costantera willing to do valet parking and improve access, landscaping with lighting and such, 
the time has come to work this out so the restaurant can have the business hours it needs. 
Lunch and brunch would be very enjoyable there. I don't go out to eat very often and I have no feelings 
for or ties to this restaurant. I just think it is the right thing to do.
With the new trails on Devil's slide, this improvement would be an added bonus.
Thank you for your consideration.
Laura Wolk

Sent from my iPad
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Camille Leung - Re: Revised Mitigated Negative Declaration - La Costanera Use Permit 
Amendment 

Hi Camille,

Thank you for the NOI on the Costanera MND. 

My one comment at this time relates to the Lot B parking lot getting assigned only 10 formal 
parking spaces for purposes of calculating impacts to existing and planned future public 
parking in the project area. 

Specifically, the assertion that this lot represents only 10 formal spaces is not accurate. While I 
understand the rationale for applying such a formula, the reality is that Lot B, if developed for 
formal / striped parking, could accommodate far more parking spaces. 

Currently, I would estimate the informal use of this lot accommodates no less than 30 cars. 
If/when developed for formal / striped parking the lot could still accommmodate at least 20 
spaces along with the necessary infrastructure to capture and direct stormwater runoff, 
landscaping, bluff set backs etc.

I recommend the MND be revised to increase the current figure of 10 formal parking spaces to 
20 spaces in light of the 30+ informal spaces that exist there today. In turn, the figures in the 
MND that measure impacts to public parking need to be revised accordingly and mitigated with 
revised measures to reduce impacts to existing public parking.

Thank you.

Tim Duff
San Francisco, CA 94109

> On Feb 27, 2014, at 4:54 PM, "Camille Leung" <cleung@smcgov.org> wrote:
> 
> COUNTY OF SAN MATEO, PLANNING AND BUILDING DEPARTMENT
> 
> REVISED (February 27, 2014)
> NOTICE OF INTENT TO ADOPT
> NEGATIVE DECLARATION
> (revisions shown in underline and strikethrough format)
> 
> A notice, pursuant to the California Environmental Quality Act of 1970,
> as amended (Public Resources Code 21,000, et seq.), that the following
> project:  La Costanera Use Permit Amendment, when adopted and
> implemented, will not have a significant impact on the environment.
> 

From: tim duff <pacificatim@yahoo.com>
To: CLeung@smcgov.org; pacificatim@yahoo.com
Date: 3/25/2014 2:12 PM
Subject: Re: Revised Mitigated Negative Declaration - La Costanera Use Permit Amendment
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Camille Leung - La Costanera Restaurant Changes 

I do not believe that La Costanera restaurant should be allowed to take over the parking lots 
located in their vicinity for restaurant parking only. The restaurant is on a state beach, which 
many people visit and access via the current parking lots. It is one of California's assets that 
people have access to these natural resources and to restrict that access would be repugnant. 
It would appear that only those that can afford to eat at the restaurant would have priority 
parking over those who just wish to visit the beach. This is an infringement upon every 
person's right to access the California State Beaches. 
I also think that limiting the parking and opening the restaurant during the day, especially on 
weekends, would lead to increased traffic jams and likelihood for both auto and pedestrian 
accidents. 

Sincerely, 

Leslie O'Brien
75 Precita Ave.
Moss Beach, CA 94131

From: Leslie OBrien <leslieob@sbcglobal.net>
To: CLeung@smcgov.org; CLeung@smcgov.org; leslieob@sbcglobal.net
Date: 3/28/2014 1:50 PM
Subject: La Costanera Restaurant Changes
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Camille Leung - Re: La Costanera negative declaration EIR 

Hello Camille,

Thank you for the help.
I have attached some 'comments' on the EIR.
I have some concerns about the project. Basically, the property has had a long standing 'contract' with 
the people of California: that all parking will be public/beach till 5pm. During summer - when there is 
daylight long after 5pm - restaurant users have take-over the State Beach parking. 
I suggest that if a permit for Brunch/Lunch is granted; perhaps it could be for Sunday only on an 18 
month trial? If that works out - then another day could be added - with another trial period (to be 
determined).
Barry Lifland

From: Camille Leung <cleung@smcgov.org>
To: Barry L <exstanford.micro@yahoo.com> 
Sent: Monday, March 24, 2014 11:03 AM
Subject: Re: La Costanera negative declaration EIR

Hi Barry,

Its a little hard to find.  On the "Home Page" under "what's new", keep clicking "more"...Here's a 
direct link: 

https://planning.smcgov.org/pln2006-00494-la-costanera-negative-declaration 

Camille M. Leung
Planning and Building Department
455 County Center, Second Floor
Redwood City, CA  94063
Phone: (650) 363-1826
Fax: (650) 363-4849

Please help us to serve you better and take a moment to complete our survey, just click on the 
link below:
http://www.co.sanmateo.ca.us/planning/survey
------------------------------------------------------------------
Confidentiality Notice: This e-mail message, including any attachments, is for the sole use of 
intended recipient(s) and may contain confidential and protected information. Any unauthorized 
review, use, disclosure or distribution is prohibited. If you are not the intended recipient, please 
contact the sender by reply e-mail and destroy all copies of the original message. 

From: Barry L <exstanford.micro@yahoo.com>
To: CLeung@smcgov.org; exstanford.micro@yahoo.com
Date: 3/28/2014 3:10 PM
Subject: Re: La Costanera negative declaration EIR
Attachments: Mitigation Measure Costanera.pdf

Page 1 of 2

9/10/2014file:///C:/Users/cleung/AppData/Local/Temp/XPgrpwise/5371C1ADCSMPlanning100172...

Attachment U9



>>> Barry L <exstanford.micro@yahoo.com> 3/21/2014 3:07 PM >>>
Is there an on-line link that I would be able to review the La Costanera negative declaration EIR?
I tried searching the Planning Dept sites but could not locate a copy.

Thank you.
Barry Lifland
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Mitigation Measure 9: In order to prevent further reduction of beach user parking at the 
restaurant site and at the State Parks property, the applicant shall post signs at the 
properties with language comparable to the language provided below, with the 
wording,number, color and size of signs subject to the approval of the Community  
Development Director: 
 
• Signage at the entrance of the State Parks property shall state that parking by 
restaurant visitors is prohibited at all times. 
***************************************************** 
HOW IS THIS TO BE DETERMINED AND/OR ENFORCED? SUPPOSE A BEACH USER 
BECOMES A RETAURANT CUSTOMER OR A RESTAURANT CUSTOMER GOES TO 
THE BEACH? 
***************************************************** 
 
• Signage in Lot A of the restaurant property shall state that parking is only available to 
restaurant visitors after 5:00 p.m. 
***************************************************** 
HOW IS THIS TO BE DETERMINED AND/OR ENFORCED? SUPPOSE A BEACH USER 
BECOMES A RETAURANT CUSTOMER OR A RESTAURANT CUSTOMER GOES TO 
THE BEACH?  
WHAT HAPPENS TO A BEACH USER THAT ARRIVES BEFORE 5PM AND DOES NOT 
RETURN TO THEIR VEHICLE TILL AFTER 5PM? COULD IT BE TOWED? 
***************************************************** 
 
• Signage in Lot C of the restaurant property shall state that parking is only available to 
restaurant visitors after 5:00 p.m. and before 5:00 p.m. on Fridays and weekends only. 
Signage shall also caution beach visitors of increased traffic on the property on 
Fridays and weekends and to use designated Coastal Trail paths to cross the property. 
 
**************************************************** 
HOW IS THIS TO BE DETERMINED AND/OR ENFORCED? SUPPOSE A BEACH USER 
BECOMES A RETAURANT CUSTOMER OR A RESTAURANT CUSTOMER GOES TO 
THE BEACH?  
WHAT HAPPENS TO A BEACH USER THAT ARRIVES BEFORE 5PM AND DOES NOT 
RETURN TO THEIR VEHICLE TILL AFTER 5PM? COULD IT BE TOWED? 
***************************************************** 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
REVISED ANSWERS TO QUESTIONS 
File No. PLN 2006-00494 
Page 18 
Yes, Not Significant. As discussed in Section 5 of this report, this project would 
not adversely affect the capacity of any public streets, highways, or freeways. 
The project involves brunch and lunch service on Fridays and weekends only 
and is not anticipated to impact public transit systems or result in the hiring of a 
significant number of additional full-time employees so as to result in a significant 
impact to schools, parks, police, fire, or hospitals. The existing restaurant is 
served by existing public utility lines and services and, therefore, the project is 
not likely to significantly and adversely affect the capacity of electrical, water and 
gas supply lines, sewage lines, or sanitary landfills. 
 
***************************************************** 
THIS DOES NOT MAKE COMMON SENSE:  
THE “the hiring of a significant number of additional full-time employees” HAS NOTHING 
TO WITH HOW MANY EMPLOYEES WILL BE ON SITE AT ANY GIVEN TIME. 
THERE WILL BE 100% MORE EMPLOYES POPULATING THE RESTAURANT 
DURING BRUNCH AND LUNCH THAN THE CURRENT EMPLOYEE STATUS 
POPULATION OF NO SERVICE PRIOR TO 5PM. 
THERE IS ALSO LIKELY TO BE DOUBLE THE EMPLOYEES AT A GIVE TIME 
DURING SHIFT CHANGES. THESE EMPLOYEES UTILIZE PARKING SPACES. 
INCREASED RESTUARANT SERVICE WILL REQUIRE INCREASED SUPPLY 
SERVICE. THIS COULD NEGATIVELY IMPACT TRAFFIC. 
***************************************************** 
 
FROM PAGE 2: 
4. The project will not have adverse impacts on traffic or land use. 
***************************************************** 
A 2 DAY STUDY OF TRAFFIC PATTERS IS INADQUATE.  HIGHWAY 1 IS 
CONGESTED AND AT NEAR CAPACITY MANY DAYS OF THE YEAR:  
EX: DREAM MACHINES; JULY 4TH; PUMPKIN FESTIVAL; NICE WEATHER DAYS, 
ETC. 
***************************************************** 
 



Camille Leung - La Costanera Extension of Hours 

I would like you to know that as a resident of the Coastside, I am very much in favor of the extension of 
hours applied for by La Costanera restaurant. The improvements they would make in the parking lots, 
particularly the dirt one, are very much needed. The commerce is very much needed….and this business 
is a true jewel of the Coast. 

Please act favorably on this request.

Thank you.

Brett Currier
617 Marseille Way
Half Moon Bay, CA 94019
H: 650-726-0730
C: 650-888-0906

From: Brett Currier <brettcurrier@icloud.com>
To: CLeung@smcgov.org
Date: 3/31/2014 6:01 AM
Subject: La Costanera Extension of Hours

Page 1 of 1

9/3/2014file:///C:/Users/cleung/AppData/Local/Temp/XPgrpwise/53747603CSMPlanning10017238...

Attachment U10



From: Kathleen Currier <kathleencurrier@gmail.com>
To: CLeung@smcgov.org
Date: 3/31/2014 2:41 PM
Subject: La Costsnera

I have been waiting for them to request longer hours!!! As a local we have had a few restaurants at that 
site, and none of them could open up for lunch! WHAT a shame! For both locals and visitors to the beach 
alike. We need this fabulous restaurant to MAKE it, we want to keep it on the coast. Please see this from 
the view of us who live on the Coastside. This great restaurant SHOULD be able to expand their hours so 
that many more of us can enjoy it and get a better parking lot. We need a decent parking lot there!  
Sometimes  we have to park far from the restaurant leaving us open for traffic accidents crossing the 
highway. This is the  BEST restaurants we ever had at that site, in the 25 years I have lived In Half Moon 
Bay. We love this restaurant and hope that you would allow them to expand their hours!! 
Thank you for your time, 
Kathleen Currier

Sent from my iPad
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Camille Leung - PLN 2006-00494-La Costanera 

Dear Camille I am writing to comment on the recent negative dec.  I am opposed to the county’s action for the 
following reasons:

1. The proposed parking mitigation scheme is faulty as detailed in the MCC letter.  There is very limited 
parking at this beach.  The restaurant would interfere with use of the State Beach by the public by 
expanding the hours of operation.  This is in conflict with the Local Coastal Program.

2. The parking scheme is not only faulty mathematically but it is unenforceable as reinforced by the letter 
from State Parks.

3. This is a sensitive bluff in a highly scenic location further development is also in conflict with the LCP.
4. The owner of this property has numerous building violations that need to be addressed they have 

nothing to do with the expanded hours why have these not been enforced?
5. The owner has not shown good faith in honoring the current operating permit.  They are currently 

opening prior to their permitted hours.  They have put up illegal lights and signage numerous times and 
only removed them under public protest.   This behavior has not been addressed by the county nor has 
enforcement been a criteria of their permit.  Why do some building and planning violations result in 
onerous fines and others overlooked?

The current operating permit should be enforced and no expansion of operating hours permitted at this 
sensitive public site overlooking a state beach dependent on the site for public access.

Thank you

Best Regards,
Deborah Lardie
Montara

From: "Deborah Lardie" <deborah@lardiecompany.com>
To: CLeung@smcgov.org
Date: 3/31/2014 9:05 PM
Subject: PLN 2006-00494-La Costanera
CC: jginsberg@coastal.ca.gov; SMonowitz@smcgov.org; DHORSLEY@smcgov.org
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Camille Leung - Re: PLN2006-00494 La Costanera 

Good Morning Camille,

The improvements requested by La Costarnera will impact and restrict public access to Montara State 
beach. The original contract allowed the public to use the parking lot and adjacent undeveloped, dirt lot 
for public parking. Public parking needs are greatest on weekends, holidays, and summers months. The 
public parking lot to the south of the restaurant is inadequate to serve the needs of the public as it is to 
small and the leading bluff edge on the northern side is eroding and now endangers the whole northern 
section. Keeping public access to these lots is vital to beach access. The Restaurant was fully aware of 
this when it opened up. 

Thank you, hope you are doing well.

Mary Larenas

Moss Beach

650-728-5067

Owners: Restaurant Site: A&G, LLC; Historical Parking Lot Site: State of California 

Department of Parks and Recreation (State Parks) 

File No.: PLN2006-00494 

Location: 8150 Cabrillo Highway, Montara 

Assessor’s Parcel Nos.: A&G, LLC: 036-046-050, 310, 380, 390, and 400; 

State of California: 036-046-410 

Consideration of a Mitigated Negative Declaration, pursuant to the California Environmental Quality 
Act (CEQA), Use Permit Amendment and Design Review, pursuant to Sections 6267, 6565.3 and 
6565.17 of the San Mateo County Zoning Regulations, for the continued operation of a restaurant and to 
1) expand the hours of operation to allow lunch service on Fridays and weekends only (93 seats only), 2) 
legalize improvements to the property not authorized by the previous Use Permit, and 3) allow access, 

From: Mary Larenas <mnlarenas@gmail.com>
To: CLeung@smcgov.org
Date: 1/29/2013 8:41 AM
Subject: Re: PLN2006-00494 La Costanera
CC: ellen.gartside@gmail.com; kathryn@montara.com; DHORSLEY@smcgov.org; CGro...
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