COUNTY OF SAN MATEO
PLANNING AND BUILDING DEPARTMENT

DATE: June 15, 2017
TO: Zoning Hearing Officer
FROM: Planning Staff

SUBJECT: Consideration of a Certificate of Compliance (Type B) to legalize an
existing 7,300 sq. ft. undeveloped parcel pursuant to Section 7134.2 of the
County Subdivision Regulations, located adjacent to 159 Los Trancos
Circle in the unincorporated Los Trancos Woods area of San Mateo
County.

County File Number: PLN 2017-00124 (Catterson)

PROPOSAL

The applicant has applied for a Certificate of Compliance (Type B). The subject parcels’
land division, by which this parcel was created, must be confirmed to be legal prior to
further development approvals. Accordingly, the Certificate of Compliance (Type B) is
required to confirm this legality and to comply with the County Subdivision Regulations.

RECOMMENDATION

That the Zoning Hearing Officer approve the Certificate of Compliance (Type B),
(County File Number PLN 2017-00124) by making the required findings and adopting
the conditions of approval identified in Attachment A.

BACKGROUND

Report Prepared By: Pete Bentley, Project Planner, Telephone 650/363-1821
Applicant/Owner: Jane Catterson

Location: Adjacent to 159 Los Trancos Circle, Portola Valley (Los Trancos Woods)
APN: 080-091-150

Size: Approximately 7,300 sq. ft.

Existing Zoning: R-1/S-83 (Single-Family Residential/7,500 sq. ft. minimum parcel size)



General Plan Designation: Low Density Residential (0.3-2.3 dwelling units per acre)

Parcel Legality: Lot 104 as shown on that certain map entitled “Los Trancos Woods
Tract No. 2,” San Mateo County, California, filed in the office of the County Recorder of
San Mateo County on March 21, 1929 in Book 17 of Maps at page 38. This application
intends to confirm the legality of the land division that created this lot.

Existing Land Use: Single-Family Residence
Water Supply: California Water Service Company
Sewage Disposal: West Bay Sanitary District

Flood Zone: FEMA Flood Insurance Rate Map designation indicates parcel as Zone X,
Area of Minimal Flooding, Community Panel No. 06081C0402E, dated October 16,
2012.

Environmental Evaluation: Categorically exempt under provisions of Class 5,
Section 15305 of the California Environmental Quality Act Guidelines, related to minor
alterations in land use limitations.

Setting: The subject parcel is located on Los Trancos Circle, an improved County-
maintained roadway approximately 1 mile from Alpine Road in the hills southwesterly of
the Town of Portola Valley. The parcel is in a neighborhood of existing single-family
residences built between 1928 and 1965. A completed sanitary sewer project by the
West Bay Sanitary Sewer District has recently provided a gravity fall sewer system
throughout the area with connections now available to both existing homes on septic
and to existing vacant parcels.

DISCUSSION

A. KEYISSUES

1. Conformance with the General Plan

The proposal complies with General Plan (GP) Policy 8.13 (Appropriate
Land Use Designations and Locational Criteria for Urban Unincorporated
Areas) in that this portion of unincorporated Portola Valley (Los Trancos
Woods) has a GP Land Use Designation of Low Density Residential (0.3-2.3
dwelling units/net acre). The proposal does not exceed this density, and
this area is correspondingly zoned “Single-Family Residential/7,500 Sq. Ft.
Minimum Lot Size” (R-1/S-83), with which the proposed project is not in
compliance relative to lot size (the subject lot is approximately 7,300 sq. ft.).
Although the lot is slightly less than the minimum parcel size, it is similar to
other lots on the area which are also not in compliance with the current
minimum lot size.



Conformance with Subdivision Regulations

Two recent appellate court cases — Abernathy Valley, Inc., v. County of
Solano (2009; 173 Cal. App. 4th 42) and Witt Home Ranch, Inc., v. County
of Sonoma (2008; 165 Cal. App. 4th 543) — have significantly affected the
previously presumed legal status of lots within historic subdivisions recorded
prior to 1937. These two court decisions established that the recordation of
such subdivision maps does not, in and of itself, create legal parcels for land
use and planning purposes. These decisions concluded that one or more
contiguously owned lots of such a subdivision could only be considered
separately legal if they had been transferred, separately or together, by
deed conveyance apart from any other contiguous lots.

The County Subdivision Regulations, Section 7134, state that a Certificate
of Compliance (CoC) is required to confirm the legality of parcels that were
not created and approved pursuant to County Subdivision Regulations, to
ensure compliance with provisions of the County and State subdivision laws
in effect at the time of the parcel’s creation. This process is required (with
the CoC document being recorded) before any new development can
proceed.

Section 7134.2 requires a CoC Type B when the subject parcel’s land
division history confirms that the parcel (Lot 104), in its current configuration,
was not conveyed, by deed, until after the County’s first Subdivision
Ordinance, effective July 15, 1945. However, review of the “Chain of Title”
for Lot 104 indicates a number of sale transactions wherein this lot was
acquired with adjacent lots. Copies of grant deeds show Lot 104 and

Lot 103 being acquired under one deed in 1965 and in 2007. Lot 104 was
also acquired under one deed with Lot 105 in both 1932 and 1956. County
Counsel has reviewed this application and has determined that, though
never sold as a single lot, property lines for 104 have been established by
previous recorded grant deed documents. The current property lines for Lot
104 match the property boundaries as shown on the recorded Tract Map of
“Los Trancos Woods, Tract No. 2 recorded on March 21, 1929. Thus, a
Type “B” CoC can be processed and recorded, per County Counsel’s review
and approval.

Section 7134.2.c(2) cites the conditions that the Community Development
Director, at his discretion, may impose. Since the current owner did not
acquire the parcel until 2007, Section 7134.2.c(2) states: “any conditions
which would have been applicable to the division of the property at the time
the applicant acquired her interest in the property...would be applicable to a
current division of the property.” In 1965, the parcels were zoned “R-1/B-2”
and required a minimum parcel size of 6,000 sg. ft. The only condition that
would have been applicable would have been the ability for the property to
accommodate an on-site septic system. Today’s zoning is “R-1/S-83” which



requires a minimum parcel size of 7,500 sq. ft. This increase in parcel size
is the only change from the requirements in 1965. Septic system location
and development is no longer required as future development may obtain

a sewer connection from the West Bay Sanitary District. Access to a
domestic water source and reasonable access via an existing roadway were
required in both 1965 and 2007 and are still development requirements of
today. Water service is provided by the California Water Service Company
with access provided by Alpine Road and Los Trancos Circle. Given that
the project includes such elements, Section 7134.2.c(2).c allows the
Director to stipulate that the conditions of the CoC are not required to be
met until the time the building permit is issued. Thus, while the CoC will
confirm the parcel’s legality upon its recordation, the improvement elements
previously cited will occur, if and when, future development is proposed.

B. ENVIRONMENTAL REVIEW

The proposed parcel legalization is categorically exempt from the California
Environmental Quality Act (CEQA) under Section 15305, Class 5 (minor
alterations in land use limitations), where the legalization of the subject parcel
would be considered an example. The process and documentation to legalize the
parcel will allow construction of a single-family residence, which will be subject to
separate environmental review in the future.

C. REVIEWING AGENCIES

County Counsel

ATTACHMENTS

A. Recommend Findings and Conditions of Approval
B. Location Map and Vicinity Map
C. Original “Los Trancos Woods Tract No. 2”

PB:pac - PSBBB0227_WPU.DOCX



Attachment A

County of San Mateo
Planning and Building Department

RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL

Permit or Project File Number: PLN 2017-00124 Hearing Date: June 15, 2017

Prepared By: Pete Bentley For Adoption By: Zoning Hearing Officer
Project Planner

RECOMMENDED FINDINGS

For the Environmental Review, Find:

1. That the project is categorically exempt under provisions of Class 5,
Section 15305 of the California Environmental Quality Act Guidelines (minor
alterations to land use limitations).

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

2.  That the processing of the Certificate of Compliance (CoC) (Type B) is in full
conformance with (a) the County Subdivision Regulations Section 7134
(Legalization of Parcels; Certificate of Compliance) particularly Section 7134.2,
and (b) Government Code Section 66499 et seq. (State Map Act).

RECOMMENDED CONDITIONS OF APPROVAL

Current Planning Section

1. This approval applies only to the proposal as described in this report and plans
submitted and approved by the Zoning Hearing Officer on June 15, 2017.

2.  The Certificate of Compliance (Type B) required to establish the legality of the
existing parcel, APN 080-091-150, shall be recorded. The owner shall provide, to
the project planner, a legal description of the parcel for recordation. Once
recorded, the above-described parcel will constitute one (1) lot as shown on the
attached Assessor’s Map.

3.  This approval does not authorize the removal of any trees. Any tree removal or
tree trimming will require a separate tree removal/trimming permit.



4.  All development activities associated and/or required to support any future
residential development on the subject property (i.e., sanitary system, domestic
water, water for fire suppression, energy/utility connections, improved road
access) shall occur at such time that development is proposed. Any planning
permits for such activities (i.e., grading permits) shall be applied for and approved
prior to the issuance of any building permits or associated development.

5.  The applicant is advised that prior to recordation of Certificate of Compliance
descriptions, the owner/applicant shall provide the Project Planner with a check to
cover the fees now being charged by the Record’s Office to record the document.
The fee is estimated to be between $30.00 and $40.00 and includes a confirmed
copy. The Project Planner will confirm the exact amount proper to recordation.

PB:pac - PSBBB0227_WPU.DOCX



ASSESSOR'S MAP COUNTY OF SAN MATEO, CALIF.

TAX CODE AREA___ i i

A ASSESSOR'S MAP OF LOS TRANCOS WOODS
LOS TRANCOS WOODS NO. 2 RSM 17/38
PARTITION MAP OF MARTINEZ RANCHO

San Mateo County Zoning Hearing Officer Meeting

Owner/Applicant: Jane Catterson

Attachment: B

File Numbers:

PLN 2017-00124




R-1/S-108

VICINITY'MAP

San Mateo County Zoning Hearing Officer Meeting

Owner/Applicant: Jane Catterson Attachment: B
File Numbers: PLN 2017-00124




| LOS TRANCOS WOODS 2

KNOW ALL MEN BY THESE PRESENTS:

- 7%at William 0. Wasson, owner, Angie M Wassonm, hs wife,
Los TRACT NO.2 T sl T e T et B b
\ Trustes, and Chas. 8. Robbins, Beneficiary authorize e sub-

division entitled Los Trancos Woods, Tract No. Zand hereby cause
S AN MATEO CounTy ’ CALIF. and consent # the making and Filing of Hiis map and are the
SCALE! 1*=100" anly parties whose consents are mecsssary #o such making and

filng.  That the landdelineated and designated hereon as Los
Tramcos Road, Martinez Road, Camino Dellago, £l Nido Road
and the 10 oot strips desiprated as frails are irfended and are
tereby offered for publlc use for steet purposes.

W WITNESS WHEREOF, said Williarm 0. Wasson and Angie M,
Wasson have hereunto sef their hands #ys {22 day o
529 Ay, C

I3

} i )
SAN JGSE ABSTRACLANG TITLE WSYRANCE Co.
&) ol

STATE OF CALIFORNIA 55
COUNTY OF SANTA CLARAS ™~ AN i
n, this (& day of Dlevet 1929, before

e (Nsaslaey R I
and for fhe lounty of Janta Clara, State of Laliformia, residy,
Hherein, dlaly commissianed and sworm, persomally agpacred Wiliam
0. Wasson and Angie M. Wassor, known to me fo be the persons
whose names are subscribed to the within instrument and they
acknowledged fo me that they executed the sanme.

Ir Witress Whereof. ! have hereunts set my hand and affived
oy tfical sea! #he day and year in #i cortificate first

a

ve written. o % / %4“ 4

Notary Publié jn and for e
ramj// of Jantta Clara, State
of California.

STATE OF CALIFORNA }J - .
camry oF SANTA CLARAS
William 0 Wasson, berig first duy sworn, desoses and say's:-

Y am an owner and ke Vs ol o ond s my own #ee wil and ach 4
#at William 0. Wasson, Angie M. Wasson, San Jose Abstract and Title
Insurance G4 corporatipn, as frustes, and Chas. o Robbins, 4z

Beneficiacy, | are 1 o irties whose consents are necessary
o pass a Clear Fitle fo the londs embraced on fhe within map,
which is entirely containad on #is me shoet”

<

NS4°27E

(
)

Hiaup,

Southeasterly line of Lot 9- Partition of the Estate of Jose Antonio Martinez

Sired ... L
Subscribed and sworn #o betore me
N His {5 day of ZV)4¥ 5 1929, :
S oo
(o) 4 L fos s

“Notary Publlé in and for the Lounty
of Janta llara, State of Califormia.

STATE OF CALIFORNIA

COUNTY 0F JANTA CL Ami” 7
0 Hhis [z2nday of Alees 729, before me (Lo ca L J:[!g..: e
a Motary Public in and for #e County of Santa llara, residing #rerer,

duly commissioned and sworn, personally appeared Chas, 8. Robbins,

known o e 10 be the persan whose name /s subscribed fo #he withi

1 Geo. A Kneese, Civil Engineer; hereby certify that the within
1map was made foma ful, true and correct survey, made by me o
the ground, of the lands embraced on the mthis map; that said
map is @ true plan of the subdiision of Los Trancas Woods, Tract
Ho.2" and shows % iron Fipe Monuments, #hus: © as located and

Instrument and he acknowledged fo me that he execufed the same.
W WITNESS WHERECE, | have tereunts set rmy hand and af¥ived

ppearing on the ground. ),
1y oftizial seal the dgy and year o Hhis cerf/‘//‘mfe//)vf aboye {
7 7

written. AL e tiar By J/J_«J_. Ls
Notiary Fublié iy and For the Golyrly o
4 ’ 0 Santa clara. e 0. Fiynn, Countly Assessor and Geo 4. Kineese, [owr_//.ﬁ/ry;/vr
ki b STTE 0 CALIDRAA 1 5 [ Elzabeth #. kneese, Counfy Clerk and exofficis clerk of Hhe 4 i Gonty of) o Mo ;""*ff califorma, teety ”’%
5k Se® COUNTY 0;;{%7»4 CLARA; Board of Sypervisors of the Counpy of Jar Mateo, State of ‘; il ave 'j””;{”( i ﬁ”” ’;”’J)’,.”/ as sy o #

3 e /8 %y of. Mlatch. 1929, betore me KM. Caffgria, lmé; w//Z that the siid Board did on the ter o e el e e !
[ _Barll .4 Nolary Public i and for Y day of {rencks 1929, duy agprove #he within map purposes and we herely recommend satd map for aporoval.
LK Hhe Courty of Santa Clora, /e:/? therein, dufy commissioned OF Los T7ancas Woods, 7ract No. 27 and acceoted on behalF of - }‘  Arrs..

R 2904405, oo Mlmyﬂwm//l appeared GO Edmards _and the public Los Trancos Road, Martinez Road, Camino Dél Lago, winty Assedor

of "":;i Prq'ns are identiog wi";’;hs 56" ”i it Lennan. ____known fo /;'f Zﬁgfﬂi :zc:t/,,, f//l//b:;fmd aﬂa//f/e/ﬂﬁ st J;_/o”r;;’_gm/n/.vxfmik}v;fdme &, {‘
iled f, 03 Tesident. and_  Jacrerary.. respectively, of the San Jose are shown on said map and offered for dedicatk bl B A 4
of San Mates (7 MECOFd Nov. (4. oy 21N on b Q oackand T st 5, e comperation #iat ere: 7 e e e

of Jose Anton,; in'the 1y F29¢ 8% Booic 3 use 1 also certify Hiat a bond s the sum of i oty Surveer

7 o M titled “Map of 4, of the Recor. cuted the within irstrument and also known #o me fo be fixed and approved by said vard, fo guarantee payment of
line between :.m:?'::j» Being on the meper’ ton corder #he persons whose names are subscribed o said instrument Fores, @ 155 bat o “yet payable, o beer /11_//%/ with
19 a5 showp o eavester on behalf of the copporation therem named and Foey said Board
id map.

1, S Shields, Courrfy Auditor of the County of San Mates Stare
22U o Jreeal of Califormia, herely cortify #hat there are o liens for unpaid
5 ok and Evoiios Gk Coimly xS oxeap? faxes ot yet payabie, o e #ract oF
of sa1d Board of Supervisors. land or any part thereof as shoinn on this map. "

FILE No. 307998 Aancho 3051728 untly udtor:
Filed for record on the 2% day oF March, 1929 J927)

at 10 minutes past 2 otlock PM in Vol 17 of

Maps at page 38, Jar Mateo Counfy Records

acknowledged fo me tat such corporation executsd the

same.

W WITNESS WHEREOE, | have hereunto set ry hand and
atfived my official seal the day aiZsear s cortifitate
First above written. /

tary Publie i and or the
County of Janta Clara, Stare
of california.

NoTE " ¥4 " iron pipe monuments placed at
all points shown thus- ©®
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