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Board of Supervisors Chambers
400 County Center, Redwood City
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Project Description: 

Owner: ………………………….

Applicant: ………………………

File Number: .…………………..

Location: ………………………..

APN: …………………….……….

P L A N N I N G  A N D  B U I L D I N G  D E P A R T M E N T

Point Pillar Project Developers

Ron Stefanick

PLN2017-00320

240 Capistrano Road, Princeton

047-081-430

Consideration of an appeal of the Planning Commission’s decision to 1) adopt an Initial Study and Mitigated Negative 
Declaration and 2) approve a Coastal Development Permit, Use Permit, Design Review Permit, Mobilehome Park Permit and 
a Grading Permit for the construction of a new 42-space Recreational Vehicle (RV) park, 8 tent camping spaces, plus a 1,065 
sq. ft. shower and laundry building located on a legal 3.356-acre parcel at 240 Capistrano Road in the Princeton area of 
unincorporated San Mateo County.  The construction of the RV park involves 4,500 cubic yards of cut and 4,575 cubic yards 
of fill.  No trees are proposed for removal.  The project is appealable to the California Coastal Commission.



PROJECT SCOPE

P L A N N I N G  A N D  B U I L D I N G  D E P A R T M E N T

• 42 RV Spaces
• 8 Tent Spaces
• Shower and Laundry Building
• New Monument Sign

Proposed construction (as conditioned by the 
Planning Commission)  includes:



PROJECT BACKGROUND

P L A N N I N G  A N D  B U I L D I N G  D E P A R T M E N T

• Applicant proposed an RV Park with 47 RV spaces and 8 tent 

spaces at the December 2020 Planning Commission meeting

• Planning Commission approved project with conditions

• 42 RV spaces and 8 tent spaces

• Applicant has filed this appeal contesting Conditions 21(a), 21(b), 

and 21(c) required by the Planning Commission
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REGULATIONS CONFORMANCE

P L A N N I N G  A N D  B U I L D I N G  D E P A R T M E N T

 CCR Development Standards

 General Plan Policies

 Local Coastal Program Policies

 Half Moon Bay Airport Land Use Compatibility Plan

 Mobilehome Ordinance Standards

 Grading Regulations 

 Use Permit Regulations/Findings



ENVIRONMENTAL REVIEW

P L A N N I N G  A N D  B U I L D I N G  D E P A R T M E N T

• Initial Study and Mitigated Negative Declaration 

• Circulated for 30-day public review period

• September 18, 2019 to October 18, 2019

• Recirculation was not required as analyzed impacts have 

been reduced



PLANNING COMMISSION PUBLIC HEARING

P L A N N I N G  A N D  B U I L D I N G  D E P A R T M E N T

• Planning Commission Actions

• Project continued at the December 11, 2019 Planning 

Commission public hearing

• Project approved with conditions at the December 9, 2020 

Planning Commission public hearing



APPEAL POINTS

P L A N N I N G  A N D  B U I L D I N G  D E P A R T M E N T

• Relocation of laundry/shower building is a detriment to the project

• Modification/replacement to existing sign structure is not part of 

project scope

• Additional landscape screening is unnecessary for the interior lower 

row

• Project may not be economically feasible with a reduction in spaces



APPEAL POINT: LAUNDRY/SHOWER BUILDING RELOCATION

P L A N N I N G  A N D  B U I L D I N G  D E P A R T M E N T

The new building location, as required by Condition 21(a), would not 
be aesthetically pleasing, results in loss of RV spaces, creates 
circulation issues, and does not provide additional landscape 
screening. 

Staff Response: 
• Building location is outside of the proposed Clear View Easement
• Opportunity for landscape screening increased
• Shortens necessary accessible paths
• Prevents root loss and damage for mature Cypress trees along 

Highway 1



APPLICANT’S 
DESIRED SITE 
PLAN

ACCESSIBLE 
TENT SPACES

ACCESSIBLE 
PATH

LAUNDRY 
SHOWER 
BUILDING



Insert photos or plans

CONCEPTUAL 
PLANNING 
COMMISSION 
CONDITIONED 
SITE PLAN

LAUNDRY 
SHOWER 
BUILDING

ACCESSIBLE 
TENT SPACES

ACCESSIBLE 
PATH



APPEAL POINT: SIZE REDUCTION OF SIGN STRUCTURE

P L A N N I N G  A N D  B U I L D I N G  D E P A R T M E N T

The reduction of the size of the existing sign structure at the corner of 
Capistrano Road and Highway 1 to a maximum of 6 ft high and 9 ft 
wide, as required by Condition 21(c), is overreaching in that the sign 
structure is not part of the scope of the project. 

Staff Response: 
• Existing and proposed elements evaluated holistically
• Size reduction minimizes visual obstructions within the proposed 

Clear View Easement area, restoring ocean views from Highway 1 
• Consistent signage style with existing monument sign at Capistrano 

Road and Pillar Point Harbor Boulevard intersection
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APPEAL POINT: ADDITIONAL LANDSCAPE SCREENING UNNECESSARY

P L A N N I N G  A N D  B U I L D I N G  D E P A R T M E N T

The addition of robust landscape screening at the end of the lower 
interior row through the elimination of 2 RV spaces, as required by 
Condition 21(b), is unnecessary as screening from locations along 
Capistrano Road is provided and the loss of spaces reduces the 
profitability of the project. 

Staff Response: 
• Elimination of spaces will provide opportunity for enhanced 

landscape screening as larger, taller growing plants can be located 
in areas outside of the Clear View Easement area

• The addition of tree(s) in the island will provide continuity in the 
landscape plan
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APPEAL POINT: ECONOMIC FEASIBILITY

P L A N N I N G  A N D  B U I L D I N G  D E P A R T M E N T

Conditions 21(a) and 21(b) require the elimination of a net 5 RV 
spaces; additionally, 2 spaces will be allocated to on-site managers.  
The economic feasibility of the project is questionable with the 
reduction in spaces.

Staff Response: 
• Additional RV spaces could likely be gained with the review of space 

efficiencies of the site plan by the applicant
• Conceptual plan can continue to be modified as long as it complies 

with the Planning Commission’s approval and conditions
• During the Planning Commission hearing, it was stated that Pillar 

Point RV Park has 40 spaces and is economically viable



STAFF RECOMMENDATION

P L A N N I N G  A N D  B U I L D I N G  D E P A R T M E N T

That the Board of Supervisors:

Deny the appeal and uphold the decision of the Planning Commission 

to adopt the Initial Study/Mitigated Negative Declaration and approve 

the Coastal Development Permit, Use Permit, Design Review Permit, 

Mobilehome Park Permit, and Grading Permit by making the required 

findings and adopting the conditions of approval identified in the staff 

report.
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