
COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE: February 5, 2026 
 
TO: Zoning Hearing Officer 
 
FROM: Planning Staff 
 
SUBJECT: Consideration of a Minor Subdivision, pursuant to Chapter 9.04 (Subdivision 

Regulations) of the County Ordinance Code, and a Significant Tree Removal 
Permit, pursuant to Chapter 8.400 of the San Mateo County Ordinance Code, 
to subdivide a 69,191 sq. ft. parcel into two parcels to create one 25,117 sq. ft. 
parcel (Parcel 1) and one 38,703 sq. ft. parcel (Parcel 2), involving the removal 
of 2 significant trees, located at 245 Bonita Road in the unincorporated Los 
Trancos Woods area of San Mateo County. 

 
 County File Number: PLN2021-00232 (Sokolsky/Blockstein) 
 
 
PROPOSAL 
 
The applicant proposes to subdivide a 69,191 sq. ft. parcel into two parcels: Parcel 1 (25,117 
sq. ft. net) and Parcel 2 (38,703 sq. ft. net). The existing residence and accessory buildings 
would be demolished as part of this project. The project includes the removal of a total of six 
trees (including two significant trees) and minor grading involving 5 cubic yards of cut and 225 
cubic yards of fill. 
 
RECOMMENDATION 
 
That the Zoning Hearing Officer approves the Minor Subdivision and Significant Tree 
Removal Permit, County File Number PLN2021-00232, by adopting the required findings and 
conditions of approval contained in Attachment A. 
 
BACKGROUND 
 
Report Prepared By: Luis Topete, Project Planner 
 
Applicants/Owners: Michael Sokolsky and Susan Blockstein 
 
Public Notification:  A ten-day advanced notification for the hearing was mailed to all property 
owners within 300 feet of the perimeter of the project parcel's perimeter, and a hearing notice 
was published in the San Mateo County Times, a newspaper of general public circulation. 
 
Location: 245 Bonita Road, Portola Valley, CA 94028 
 
APN: 080-060-280 
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Existing Parcel Size: 69,191 sq. ft. 
 
Proposed Parcel Sizes (Net):  Lot 1 – 25,117 sq. ft.; Lot 2 – 38,703 sq. ft. 
 
Existing Zoning: R-1/S-108 [One Family Residential District/Residential Density District 108 
(Los Trancos Wood)] 
 
General Plan: Low Density Residential (0.3-2.3 dwelling units/acre) 
 
Sphere-of-Influence: Town of Portola Valley 
 
Existing Land Use: Single-family residence 
 
Water Supply: California Water Service Company, Bear Gulch District 
 
Sewage Disposal: Onsite Wastewater Treatment System 
 
Flood Zone: Zone X (Areas of Minimal Flood Hazard). FEMA Community Panel 
06081C0402E. Effective Date: October 16, 2012. 
 
Seismic Hazard Zone: Fault Zone and Landslide Zone 
 
Environmental Evaluation: The project is categorically exempt from the California 
Environmental Quality Act (CEQA), pursuant to CEQA Guidelines Section 15315, Class 15, 
relating to the division of property in urbanized areas zoned for residential use into four or 
fewer parcels.  
 
Setting: The subject property is a 69,191 sq. ft. lot accessed from Bonita Road by a 
compacted gravel driveway, is within the Los Trancos Wood neighborhood of Portola Valley, 
and is adjacent to developed single-family lots on all sides in a hillside area. The site slopes 
steeply to the northeast for approximately 60 feet from the southwest property line to a 
relatively flat area that encompasses most of the site. Drainage can be generally 
characterized as uncontrolled sheet flow to the northeast. The existing development is 
situated among interspersed native trees including coastal redwood, California bay, Pacific 
madrone, black oak, and Monterrey pine. Non-native landscape trees and shrubs also occur 
sporadically throughout the site. The ground surface consists of hard compacted sandy soil 
that is generally bare and covered with leaf litter and protruding rocks.  
 
Chronology: 
 
Date  Action 
 
June 6, 2021 - Subdivision application submitted. 
 
July 29, 2021 - Agency referrals sent. 
 
August 30, 2021 - Application deemed incomplete. Additional information requested. 
 
November 15, 2021 - Failed geotechnical review. Applicant notified. 
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January 3, 2023 - Milstone Geotechnical (applicant’s consultant) review comment 

letter provided in response to County failed geotechnical review. 
 
February 13, 2023 - Revised plans received. Request to process as an SB9 

subdivision. 
 
February 27, 2023 - Project does not qualify as an SB9 subdivision. Additional 

information requested for a complete application remains 
outstanding. 

 
March 7, 2023 - Agency referrals sent with revised plans. 
 
May 19, 2023 - Geotechnical Report submitted in February 2023 sent to Cotton, 

Shires & Associates, Inc. (CSA) (County’s consultant). 
 
May 26, 2023 - CSA Peer Review of Milstone Geotechnical review comment letter 

received. 
 
May 31, 2023 - Failed geotechnical review. CSA comment letter forwarded to 

applicant. 
 
September 7, 2023 - Response from Milstone Geotechnical to address issues raised in 

CSA May 26, 2023 geotechnical peer review. 
 
May 24, 2024 - Peer of review analysis by Alan Kropp & Associates, Inc. (AKA) 

(applicant’s consultant) provided. 
 
August 13, 2024 - Meeting held with applicant, County, and consultants over 

geotechnical concerns. 
 
January 24, 2025 - Geotechnical/Geologic analysis by AKA provided in response to 

comments from County staff and their consultants. 
 
February 24, 2025 - Geotechnical Section conditional approval. 
 
March 2025 - Fire Department and Environmental Health resubmittal required. 
 
April 8, 2025 - Drainage Section resubmittal required. 
 
December 16, 2025 - Application deemed complete. Approval received from all referral 

agencies. 
 
February 5, 2026 - Zoning Hearing Officer public hearing. 
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DISCUSSION 
 
A. KEY ISSUES 
 
 1. Conformance with the County General Plan 
 
  Staff has reviewed the project and found it to be compliant with the policies of the 

General Plan. The relevant policies are discussed below. 
 
  a. Vegetative, Water, Fish and Wildlife Resources 
 
   Policy 1.25 (Protect Vegetative Resources) requires the County to ensure 

that development will: (1) minimize the removal of vegetative resources 
and/or; (2) protect vegetation which enhances microclimate, stabilizes 
slopes or reduces surface water runoff, erosion or sedimentation; and/or (3) 
protect historic and scenic trees.  

 
   An arborist report was prepared to identify and evaluate all trees located on 

the subject property and on adjacent properties that could be affected by 
the project. Six trees are proposed for removal in connection with 
subdivision access improvements, road widening, shared utility extensions, 
and work within the drainage easement. Of these, only two qualify as 
significant trees under the applicable County Tree Ordinance: one 26-inch 
Black Oak and one multi-stemmed Yucca with two 10-inch trunks. Removal 
of significant trees requires a 1:1 replacement with a minimum 15-gallon 
size tree, and oak trees should be replaced with oaks. The project was 
reviewed by the County Arborist, who determined that the arborist report is 
sufficient to support approval of the subdivision. Per Condition 7, a tree 
replanting plan shall be submitted and implemented once approved prior to 
recordation of the Parcel Map. At the time of home development, each lot 
will be required to obtain a site-specific tree removal permit for the removal 
of any additional trees and submit a tree protection plan for all trees not 
approved for removal as part of the subdivision process. 

 
   Policy 1.28 (Regulate Development to Protect Sensitive Habitats) calls for 

the regulation of land uses and development activities within and adjacent 
to sensitive habitats. The property was evaluated by Sol Ecology Senior 
Biologist Drew Engstrom to evaluate the presence of sensitive habitats, 
including any federal or state jurisdictional features; none were identified on 
site. The field assessment conducted on September 29, 2021, was 
supplemented by a review of available aerial photography and local Bay 
Area wetland databases to determine whether sensitive vegetation 
communities, such as oak woodland, riparian habitat, wetlands, or streams, 
have been mapped in the vicinity.  The entire site was evaluated for 
sensitive vegetation communities and habitat. While mature redwood and 
oak trees provide potential habitat for bats and nesting birds, no sensitive 
habitat communities were identified as defined by the California Fish and 
Game Code (CFGC), the California Environmental Quality Act (CEQA), or 
applicable local ordinances and policies, including the San Mateo County 
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General Plan. Sensitive vegetation communities such as riparian areas, 
streams, or wetlands were not observed on site. The southeastern 
drainage area does not exhibit the hydrologic conditions, physical 
characteristics, or wetland indicators necessary to be classified as Waters 
of the State or Waters of the United States. 

 
  b. Historical and Archeological Resources 
 
   Policy 5.16 (Demolition of Resources) discourages the demolition of any 

designated historic district or landmark. The existing house was 
constructed in 1945, and the existing residence and accessory structures 
are proposed for demolition as part of the project. Because the project 
would affect a structure that is 50 years or older, a historical evaluation 
report was prepared to assess the structure’s potential historical 
significance. The evaluation, prepared by Urban Programmers in a report 
dated May 10, 2023, applied the criteria of the California Register of 
Historical Resources and the San Mateo County Criteria for the 
Designation of County Historic Landmarks and Historic Districts (Section 
7732). Eligibility for listing in the California Register is the threshold for 
identifying a historical resource as significant under CEQA. Based on this 
evaluation, the project site is not a significant historical resource, as it is not 
eligible for listing in the California Register of Historical Resources and 
does not meet the criteria for designation as a historic landmark in San 
Mateo County. 

 
  c. Urban Land Use 
 
   Policy 8.10 (Designation of Existing Urban Neighborhoods) designates 

certain neighborhoods, including Los Trancos Woods, as existing urban 
neighborhoods. The subject property is mapped within the urban boundary 
of the County with a land use designation of Low Density Residential (0.3-
2.3 dwelling units/acre). Based on the minimum density of 0.3 units per 
acre, the total lot could support approximately 1 dwelling unit, while the 
maximum density of 2.3 units per acre would allow for about 3 to 4 dwelling 
units. Consequently, dividing the property into two lots, each potentially 
supporting one dwelling unit, would fall within the permitted density range 
of 0.3 to 2.3 units per acre. Thus, the subdivision is consistent with the 
Low-Density Residential land use designation. 

 
  d. Water Supply 
 
   Policy 10.10 (Water Suppliers in Urban Areas) directs the County to 

consider water systems as the preferred method of water supply in urban 
areas and to discourage use of wells to serve urban uses. The existing and 
proposed parcels would be served by the California Water Service 
Company, Bear Gulch District. The district received a project referral and 
indicated that they have no objections to the proposed subdivision and will 
require installation of a backflow device if fire sprinklers are installed. 
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  e. Wastewater 
 
   Policy 11.5 (Wastewater Management in Urban Areas) directs the County 

to consider sewerage systems as the appropriate method of wastewater 
management in urban areas but allows for the continued use of existing 
individual sewage disposal systems in urban areas where lot sizes, site 
conditions, and planned densities are appropriate for these systems and 
where individual sewage disposal systems have functioned satisfactorily in 
the past. The project is not within the jurisdiction of a wastewater treatment 
provider. Current development is served by an existing septic system for 
wastewater treatment and the proposed lots would be served by individual 
onsite wastewater treatment system for each parcel. San Mateo Local 
Agency Formation Commission (LAFCo) determined that no LAFCo action 
is required as the proposed subdivision will utilize on-site septic systems. If 
the project is later revised to connect to the West Bay Sanitary District 
sewer system, that will require action by both LAFCo and the District to 
annex the properties into the District. The onsite wastewater treatment 
systems proposed have been reviewed by County Environmental Health 
Services and conditionally approved. 

 
  f. Housing Element 
 
   Policy HE 18 calls to promote housing on small or irregular lots in existing 

urban areas with adequate infrastructure. The project is within an urban 
area and proposes to create two new residential parcels and maintain the 
current zoning designation which is consistent with the surrounding 
residential land uses. The subdivision would result in an additional parcel 
that can support future residential development which is consistent with the 
community housing goal to encourage density and promote the creation of 
new housing within existing residential areas. The proposed subdivision 
and approvals from the California Water Service Company, County 
Environmental Health Services, Woodside Fire Protection District, and 
County Department of Public Works demonstrate adequate infrastructure to 
support the proposed land division. 

 
  g. Geotechnical Hazard 
 
   Policy 15.20 (Review Criteria for Locating Development in Geotechnical 

Hazard Areas) requires avoiding the siting of structures in areas where they 
are jeopardized by geotechnical hazards. Policy 15.21 (Requirement for 
Detailed Geotechnical Investigations) stipulates that in order to more 
precisely define the scope of the geotechnical hazards, the appropriate 
locations for structures on a specific site and suitable mitigation measures, 
that County shall require an adequate geotechnical investigation for 
development proposals located: (1) in an Alquist-Priolo Special Studies 
Zone, or (2) in any other area of the County where an investigation is 
deemed necessary by the County Department of Public Works. 

 



7 

   This project has undergone a comprehensive review of its geologic and 
geotechnical conditions. The applicant submitted a geotechnical 
investigation report dated January 29, 2021, and an engineering geologic 
investigation report dated January 13, 2021. The property is located in an 
area characterized by moderately steep to very steep slopes and lies within 
both an earthquake fault rupture hazard zone and an earthquake-induced 
landslide hazard zone. Preliminary landslide mapping identifies probable 
large landslide deposits underlying the property and surrounding area. A 
trace of the active San Andreas Fault is mapped approximately 1,000 feet 
northeast of the site. The Project Engineering Geologist conducted a trench 
excavation and two borings to better assess site conditions. The geologist 
concluded that a landslide deposit extends across the entire property, 
descending toward Los Trancos Creek, with landsliding projected at depths 
ranging from 64 to 85 feet in the vicinity of the proposed residences. 

 
   A subsequent investigation by Alan Kropp and Associates, Inc. (AKA), 

dated May 24, 2024, roughly confirmed the initial findings through two 
additional borings. The County Geotechnical Section reviewed the AKA 
report and provided comments on July 31, 2024, requesting clarifications 
on groundwater assumptions, soil strength values, analysis conservatism, 
and seismic data. AKA addressed these concerns in their January 24, 
2025, response letter. Based on the revised analysis, the County 
Geotechnical Section recommends project acceptance and conditional 
approval to proceed to the building phase. Conditions 11 and 12 have been 
added to comply with the requirements of the Geotechnical Section. 

 
 2. Conformance with the Zoning Regulations 
 
  The subject parcel is zoned R-1/S-108 [One Family Residential 

District/Residential Density District 108 (Los Trancos Wood)]. The two parcels 
resulting from this subdivision would be compliant with the minimum parcel size 
and parcel width requirement of the S-108 Combining District and will be of 
sufficient size and shape to meet the required development standards as 
illustrated in Table 1: 

 
Table 1 

S-108 Combining District Standards 
 Minimum Lot Size 

Required 
Proposed Net Lot 

Size 
Minimum Lot Width 

Required 
Proposed Average 

Lot Width 
Parcel 1 20,000 sq. ft. 25,117 sq. ft. 75 feet > 75 feet 
Parcel 2 20,000 sq. ft. 38,703 sq. ft. 75 feet > 75 feet 
Source: S-108 Combining District Development Standards, Zoning Regulations Chapter 20 
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 3. Compliance with the County Subdivision Regulations 
 
  Staff has reviewed the proposed tentative parcel map under the provisions of the 

County Subdivision Regulations which implement the Subdivision Map Act 
(Section 66410, et seq., of the Government Code of the State of California). An 
analysis of the proposed subdivision’s compliance with the Subdivision 
Regulations is detailed below. 

 
  a. Required Findings for Subdivision Approval 
 
   Pursuant to Section 9.20.030.3.b of the County Subdivision Ordinance, the 

following findings must be made in order to approve the proposed tentative 
parcel map: 

 
   Table - Subdivision Findings 

# Required Findings & Supporting Analysis 
1 Required Finding: That the proposed map is consistent with applicable general 

and specific plans. 
 
Supporting Analysis: As discussed in Section A.1 above, staff has reviewed 
the proposed map and determined that it complies with the relevant policies of 
the General Plan, including those related to Vegetation, Water, Fish and 
Wildlife Resources, Historical and Archeological Resources, Urban Land Use, 
Water Supply, Wastewater, Housing, and Geotechnical Hazards. 

2 Required Finding: That the design or improvement of the proposed subdivision 
is consistent with applicable general and specific plans. 
 
Supporting Analysis: The tentative parcel map demonstrates compliance with 
minimum building site width and area, maximum density, and illustrates 
building envelopes demonstrating compliance with minimum building setbacks, 
maximum building site coverage and floor area, and minimum onsite parking 
requirements of the S-108 (Los Trancos Woods) combining district. Section 
7020.2. of the County Subdivision Regulations specify subdivision design 
requirements. The tentative parcel map proposes a suitable design for a one-
family residential (R-1) lot, conforms with minimum parcel size and dimensions 
(width and depth), minimum frontage, parcel side property line alignment 
standards, and access design requirements of the S-108 Los Trancos Woods 
combining district and Subdivision Regulations. 

3 Required Finding: That the site is physically suitable for the type of 
development. 
 
Supporting Analysis: This site is physically suitable for the residential 
development proposed. Access for both lots will be provided directly from 
Bonita Road. The lot is within an established residential neighborhood made 
up of similar parcel sizes and the proposed parcels would be consistent with 
the established neighborhood parcel configurations. Further, the County’s 
Building Inspection Section, Department of Public Works, Drainage Section, 
Geotechnical Section, Parks Department, Local Agency Formation 
Commission, and Woodside Fire Protection District have reviewed the 
proposed project and found that, as conditioned, it complies with their 
respective standards. 

4 Required Finding: That the site is physically suitable for the proposed density 
of development. 
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Supporting Analysis: As previously discussed, the subdivision is consistent 
with the Low Density Residential land use designation. 

5 Required Finding: That the design of the subdivision or the proposed 
improvements are not likely to cause substantial environmental damage or 
substantially and avoidably injure fish or wildlife or their habitat. 
Notwithstanding the above, a tentative map or tentative parcel map may be 
approved if an EIR was prepared for the subdivision and a finding is made 
pursuant to Subdivision (c) of Section 21081 of the Public Resources Code 
that specific economic, social, or other considerations make the mitigation 
measures or project alternatives identified in the EIR infeasible. 
 
Supporting Analysis: The design of the subdivision are not likely to cause 
substantial environmental damage or substantially and avoidably injure fish or 
wildlife or their habitat. See Section A.1.a for the supporting analysis. 

6 Required Finding: That the design of the subdivision or type of improvements 
is not likely to cause serious public health problems. 
 
Supporting Analysis: The proposed subdivision is not likely to cause serious 
public health problems as the parcels would be served by public water and 
onsite wastewater treatment systems that have been reviewed and 
conditionally approved. Review of the project by affected agencies yielded no 
objections. This project has undergone a comprehensive review of its geologic 
and geotechnical aspects, with the applicant addressing all concerns raised, 
resulting in conditional approval by the County Geotechnical Section. There 
are no hazardous or noxious uses proposed and any construction impacts 
would be temporary. 

7 Required Finding: That the design of the subdivision or the type of 
improvements will not conflict with easements acquired by the public at large 
for access through or use of property within the proposed subdivision;  

8 Required Finding: That in this connection, the Advisory Agency may approve a 
map if it is found that alternate easements, for access or for use, will be 
provided, and that these will be substantially equivalent to ones previously 
acquired by the public. This subsection shall apply only to easements of record 
or to easements established by judgment of a court of competent jurisdiction 
and no authority is hereby granted to the Advisory Agency to determine that 
the public at large has acquired easements for access through or use of 
property within the proposed subdivision. 
 
Supporting Analysis: No alternate easements, for access or for use, are 
proposed or required as the design of the subdivision and proposed 
improvements will not conflict with easements acquired by the public at large 
for access through or use of property within the proposed subdivision. 

9 Required Finding: That the discharge of waste from the proposed subdivision 
into an existing community sewer system would not result in violation of 
existing requirements prescribed by a State Regional Water Quality Control 
Board pursuant to Division 7 (commencing with Section 13000) of the State 
Water Code. 
 
Supporting Analysis: The parcel is currently served by an Onsite Wastewater 
Treatment System (OWST) and each resultant parcel would be served by its 
own separate OWST. The County Environmental Health Services has 
reviewed and conditionally approved the tentative OWTS plan proposed for the 
resultant parcels. 

10 Required Finding: That the land is subject to a contract entered into pursuant 
to the California Land Conservation Act of 1965 (“The Williamson Act”) and 
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that the resulting parcels following a subdivision of that land would not be too 
small to sustain their agricultural use. For purposes of this section, land shall 
be presumed to be in parcels too small to sustain their agricultural use if the 
land is: (a) Less than ten (10) acres in size in the case of prime agricultural 
land, or; (b) Less than forty (40) acres in size in the case of land which is not 
prime agricultural land. A subdivision of land subject to the Williamson Act, with 
parcels smaller than those herein specified, may be approved only under the 
special circumstances prescribed in Section 66474.4(b) of the Map Act. 
 
Supporting Analysis: The project site is not subject to a Williamson Act 
contract. 

11 Required Finding: That, for a subdivision on land located in a State 
Responsibility Area or a Very High Fire Hazard severity zone, as both are 
defined in Section 51177 of the California Government Code, all of the 
following are supported by substantial evidence in the record: 
 
i. The design and location of each lot in the subdivision, and the subdivision as 
a whole, are consistent with any applicable regulations adopted by the State 
Board of Forestry and Fire Protection pursuant to Sections 4290 and 4291 of 
the Public Resources Code. 
 
ii. Structural fire protection and suppression services will be available for the 
subdivision through a county, city, special district, political subdivision of the 
state, or another entity organized solely to provide fire protection services that 
is monitored and funded by a county or other public entity; or the Department 
of Forestry and Fire Protection by contract entered into Pursuant to Section 
4133, 4142, or 4144 of these Public Resources Code; and 
 
iii. To the extent practicable, ingress and egress for the subdivision meets the 
regulations regarding road standards for fire equipment access adopted 
pursuant to Section 4290 of the Public Resources Code as interpreted and 
applied by the County Fire Marshal, and any applicable County ordinance. 

12 Required Finding: That, for the subdivision of land designated in the County 
General Plan as open space and located in a State Responsibility Area or a 
Very High Fire Hazard severity zone, as both are defined in Section 51177 of 
the California Government Code, all of the following are supported by 
substantial evidence in the record: 
 
i. The subdivision is consistent with the open space purpose; and 
 
ii. If the subdivision would result in parcels that are forty (40) acres or smaller 
in size, those parcels are subject to a binding and recorded restriction 
prohibiting the development of a habitable, industrial, or commercial building or 
structure, while all other structures shall comply with defensible space 
requirements described in Government Code Section 51182 or Section 4291 
of the Public Resources Code. Any later approval to remove the 
aforementioned binding restriction shall make the subdivision subject to the 
requirements of (11) above. 
 
Supporting Analysis: The project site is not designated as open space in the 
County General Plan and is in a State Responsibility Area designated as a 
High Fire Hazard severity zone. The project has been reviewed and 
conditionally approved by the Woodside Fire Protection District 
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B. ENVIRONMENTAL REVIEW 
 
 The project is categorically exempt from the California Environmental Quality Act 

(CEQA), pursuant to CEQA Guidelines Section 15315, Class 15, relating to the division 
of property in urbanized areas zoned for residential use into four or fewer parcels. The 
project is in conformance with the applicable General Plan and Zoning Regulations, no 
variances or exceptions are requested, all services and access to the proposed parcels 
are available and compliant with local standards, the parcel was not involved in a 
division of a larger parcel within the previous two years, and the parcel does not have 
an average slope greater than 20 percent. 

 
C. REVIEWING AGENCIES 
 
 Building Inspection Section 
 California Water Service Company, Bear Gulch District 
 Department of Public Works 
 Drainage Section 
 Environmental Health Services 
 Geotechnical Section 
 Northwest Information Center at Sonoma State University 
 Parks Department 
 San Mateo Local Agency Formation Commission 
 Woodside Fire Protection District 
 
ATTACHMENTS 
 
A. Recommended Findings and Conditions of Approval 
B. Location Map 
C. Vicinity Map 
D. Tentative Map 
E. Preliminary Drawings 
F. Parkland In-Lieu Fee Worksheet 
G. Woodside Fire Protection District - Conditional Approval Letter 
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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:  PLN2021-00232 Hearing Date:  February 5, 2026 
 
Prepared By: Luis Topete, Project Planner For Adoption By:  Zoning Hearing Officer 
 
 
RECOMMENDED FINDINGS 
 
For the Environmental Review, Find: 
 
1. That the project is categorically exempt from the California Environmental Quality Act 

(CEQA), pursuant to CEQA Guidelines Section 15315, Class 15, relating to the 
division of property in urbanized areas zoned for residential use into four or fewer 
parcels. The project is in conformance with the applicable General Plan and Zoning 
Regulations, no variances or exceptions are requested, all services and access to the 
proposed parcels are available and compliant with local standards, the parcel was not 
involved in a division of a larger parcel within the previous two years, and the parcel 
does not have an average slope greater than 20 percent. 

 
For the Minor Subdivision, Find:  
 
2. That the proposed map is consistent with applicable general and specific plans. See 

Section A.3.a.1 of the staff report for the supporting analysis. 
 

3. That the design or improvement of the proposed subdivision is consistent with 
applicable general and specific plans. See Section A.3.a.2 of the staff report for the 
supporting analysis. 
 

4. That the site is physically suitable for the type of development. See Section A.3.a.3 of 
the staff report for the supporting analysis. 
 

5. That the site is physically suitable for the proposed density of development. See 
Section A.3.a.4 of the staff report for the supporting analysis. 
 

6. That the design of the subdivision or the proposed improvements are not likely to 
cause substantial environmental damage or substantially and avoidably injure fish or 
wildlife or their habitat. See Section A.3.a.5 of the staff report for the supporting 
analysis. 
 

7. That the design of the subdivision or type of improvements is not likely to cause 
serious public health problems. See Section A.3.a.6 of the staff report for the 
supporting analysis. 
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8. That the design of the subdivision or the type of improvements will not conflict with 

easements acquired by the public at large for access through or use of property within 
the proposed subdivision. See Section A.3.a.7 of the staff report for the supporting 
analysis.   
 

9. That in this connection, the Advisory Agency may approve a map if it is found that 
alternate easements, for access or for use, will be provided, and that these will be 
substantially equivalent to ones previously acquired by the public. This subsection 
shall apply only to easements of record or to easements established by judgment of a 
court of competent jurisdiction and no authority is hereby granted to the Advisory 
Agency to determine that the public at large has acquired easements for access 
through or use of property within the proposed subdivision. No alternate easements, 
for access or for use, are proposed or required as the design of the subdivision and 
proposed improvements will not conflict with easements acquired by the public at 
large for access through or use of property within the proposed subdivision. 
 

10. That the discharge of waste from the proposed subdivision into an existing community 
sewer system would not result in violation of existing requirements prescribed by a 
State Regional Water Quality Control Board pursuant to Division 7 (commencing with 
Section 13000) of the State Water Code. The parcel is currently served by an Onsite 
Wastewater Treatment System (OWST) and each resultant parcel will be served by 
its own separate OWST. The San Mateo County Environmental Health Services has 
reviewed and conditionally approved the tentative OWTS plan proposed for the 
resultant parcels. 
 

11. That the land is subject to a contract entered into pursuant to the California Land 
Conservation Act of 1965 (“The Williamson Act”) and that the resulting parcels 
following a subdivision of that land would not be too small to sustain their agricultural 
use. For purposes of this section, land shall be presumed to be in parcels too small to 
sustain their agricultural use if the land is: (a) Less than ten (10) acres in size in the 
case of prime agricultural land, or; (b) Less than forty (40) acres in size in the case of 
land which is not prime agricultural land. A subdivision of land subject to the 
Williamson Act, with parcels smaller than those herein specified, may be approved 
only under the special circumstances prescribed in Section 66474.4(b) of the Map 
Act. The project site is not subject to a Williamson Act contract. 
 

12. That, for a subdivision on land located in a State Responsibility Area or a Very High 
Fire Hazard severity zone, as both are defined in Section 51177 of the California 
Government Code, all of the following are supported by substantial evidence in the 
record: 

 
a. The design and location of each lot in the subdivision, and the subdivision as a 

whole, are consistent with any applicable regulations adopted by the State 
Board of Forestry and Fire Protection pursuant to Sections 4290 and 4291 of 
the Public Resources Code. 
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b. Structural fire protection and suppression services will be available for the 
subdivision through a county, city, special district, political subdivision of the 
state, or another entity organized solely to provide fire protection services that 
is monitored and funded by a county or other public entity; or the Department of 
Forestry and Fire Protection by contract entered into Pursuant to Section 4133, 
4142, or 4144 of these Public Resources Code; and 

 
c. To the extent practicable, ingress and egress for the subdivision meets the 

regulations regarding road standards for fire equipment access adopted 
pursuant to Section 4290 of the Public Resources Code as interpreted and 
applied by the County Fire Marshal, and any applicable County ordinance. 

 
 d. The project site is in a State Responsibility Area designated as a High Fire 

Hazard severity zone. The project has been reviewed and conditionally 
approved by the Woodside Fire Protection District. 

 
13. That, for the subdivision of land designated in the County General Plan as open 

space and located in a State Responsibility Area or a Very High Fire Hazard severity 
zone, as both are defined in Section 51177 of the California Government Code, all of 
the following are supported by substantial evidence in the record: 

 
 a. The subdivision is consistent with the open space purpose; and 
 
 b. If the subdivision would result in parcels that are 40 acres or smaller in size, 

those parcels are subject to a binding and recorded restriction prohibiting the 
development of a habitable, industrial, or commercial building or structure, while 
all other structures shall comply with defensible space requirements described 
in Government Code Section 51182 or Section 4291 of the Public Resources 
Code. Any later approval to remove the aforementioned binding restriction shall 
make the subdivision subject to the requirements of (12) above. 

 
  The project site is not designated as open space in the County General Plan 

and is in a State Responsibility Area designated as a High Fire Hazard severity 
zone. The project has been reviewed and conditionally approved by the 
Woodside Fire Protection District. 

 
RECOMMENDED CONDITIONS OF APPROVAL 
 
Current Planning Section 
 
1. This approval only applies to the proposal, documents and plans described in this 

report, and submitted to and approved by the Zoning Hearing Officer on February 5, 
2026. Modifications beyond those approved by the Zoning Hearing Officer will be 
subject to review and approval by the Director of Planning and Building and may 
require review at a public hearing.  Minor modifications that are largely consistent with 
this approval may be approved at the discretion of the Director of Planning and 
Building. 
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2. This subdivision approval is valid for two years, during which time a parcel map shall 
be recorded. An extension to the time period, pursuant to Section 7013.5 of the 
County Subdivision Regulations, may be issued by the Planning Department upon 
written request and payment of any applicable extension fees prior to the expiration 
date. 

 
3. Prior to recordation of the parcel map, the applicant shall pay to the San Mateo 

County Planning and Building Department in-lieu park fees as required by County 
Subdivision Regulations, Section 7055.3. The fees shall be based upon the assessed 
value of the project parcel at the time of recordation and calculated as specified in 
Section 7055.3 of the Subdivision Regulations. 

 
4. Prior to recordation of the parcel map, the applicant shall apply for a demolition permit 

to remove the existing residence and accessory buildings. 
 
5. Prior to the issuance of a building permit for any demolition or future construction, the 

applicant shall provide an erosion and sediment control plan, which demonstrates 
how erosion will be mitigated during the construction period. The erosion control 
measures shall be in place at all times during construction.  

 
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 of 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. 
 
 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. 
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 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 application 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. 

 
 n. Failure to install or maintain these measures will result in stoppage of 

construction until the corrections have been made and fees paid for staff 
enforcement time. 

 
7. Any future development on this parcel will be subject to compliance with the zoning 

regulations in place at that time. 
 
8. The project includes the removal of two significant trees, one 26-inch Black Oak and 

one multi-stemmed Yucca with two 10-inch trunks. In accordance with County 
requirements, each tree shall be replaced at a 1:1 ratio with a minimum 15-gallon 
specimen, and the removed oak tree shall be replaced with oak species.  A tree 
replanting plan shall be submitted and implemented once approved by the County, 
prior to recordation of the Parcel Map. 

 
9. All tree removals for non-subdivision required improvements will require a separate 

tree removal permit be applied for at the time when the tree removal is proposed. 
 
10. The applicant shall adhere to the recommendations provided in the arborist report 

submitted for this project for maintaining the health and condition of the trees to 
remain. 

 
Building Inspection Section 
 
11. A building permit shall be applied for and issued prior to the start of any construction 

or demolition. 
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Geotechnical Section 
 
12. At building permit application, the applicant’s Geotechnical Engineer of Record shall 

prepare and submit a report providing their recommended design criteria for 
foundations, retaining walls, and seismic design in accordance with the currently 
adopted California Building Code. Further, they shall also provide recommendations 
for grading, drainage, and other geotechnically pertinent aspects for the proposed 
development. In addition to the report, the geotechnical engineer shall provide a 
separate plan review to ensure that the plans meet the engineer’s recommendations. 

 
13. Given that slope stability analysis provided is predicated on a maximum groundwater 

depth of 5 feet, the geotechnical engineer shall provide recommendations to ensure 
that groundwater cannot rise any higher than 5 feet. 

 
Drainage Section 
 
14. Project will comply with the County’s Drainage Manual to prevent stormwater from 

development from flowing across property lines.  For projects that trigger size and/or 
slope thresholds, prior to the issuance of the building permit, the applicant shall have 
prepared, by a registered civil engineer, a drainage analysis of the proposed project 
and submit it to the Planning and Building Department 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 and Planning 
and Building Department for review and approval. 

 
15. A final C.3 and C.6 Development Review Checklist, drainage analysis/drainage 

report, and drainage plan prepared by a registered Civil Engineer will be provided at 
the time of building permit submittal for each lot.  

 
16. Project shall comply with all requirements of the Municipal Regional Stormwater 

National Pollution Discharge Elimination System (NPDES) Permit Provision C.3. 
Please refer to the San Mateo Countywide Water Pollution Prevention Program’s 
(SMCWPPP) C.3 Regulated Projects Guide for assistance in implementing LID 
measures at the site. 

 
17. Design of stormwater treatment measures shall be consistent with technical guidance 

for the applicable type of stormwater measures provided in Chapter 6 of the C.3 
Regulated Projects Guide.  

 
18. No treatment measures (other than properly sealed and screened cisterns or rain 

barrels) shall have standing water more than five (5) days for vector control. 
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19. Biotreatment soil used in the bioretention areas and/or flow-through planters shall be 
in accordance with the biotreatment soil media specifications outlined in Appendix K 
of the C3 Regulated Project Guide.  Applicant to submit biotreatment soil mix to 
County Drainage Staff prior to final of the building permit. 

 
20. Prior to the final of the building permit for the project, the property owner shall 

coordinate with the Project Planner to enter into an Operation and Maintenance 
Agreement (O&M Agreement) with the County (executed by the Community 
Development Director) to ensure long-term maintenance and servicing by the 
property owner of stormwater site design and treatment control and HM measures 
according to the approved Maintenance Plan(s), for the life of the project. The O&M 
Agreement shall provide County access to the property for inspection. The 
Maintenance Agreement(s) shall be recorded for the property and/or made part of the 
CC&Rs. 

 
21. Property owner shall be responsible for conducting all servicing and maintenance as 

described and required by the treatment measure(s) Maintenance Plan(s). 
Maintenance of all site design and treatment control measures shall be the owner’s 
responsibility. 

 
22. The property owner is responsible for submitting an Annual Report accompanied by a 

review fee to the County by December 31 of each year, as required by the O&M 
Agreement. The property owner is also responsible for the payment of an inspection 
fee for County inspections of the stormwater facility, conducted as required by the 
NPDES Municipal Regional Permit. 

 
23. Approved Maintenance Plan(s) shall be kept on-site and made readily available to 

maintenance crews. Maintenance Plan(s) shall be strictly adhered to. 
 
24. Site access shall be granted to representatives of the County, the San Mateo County 

Mosquito and Vector Control District, and the Water Board, at any time, for the sole 
purpose of performing operation and maintenance inspections of the installed 
stormwater treatment systems and runoff controls. A statement to that effect shall be 
made a part of the Maintenance Agreement and/or CC&Rs recorded for the property. 

 
25. Property owner shall be required to pay for all County inspections of installed 

stormwater treatment systems as required by the Regional Water Quality Control 
Board or the County. 

 
26. Information regarding the proposed pervious pavement shall be provided on the plans 

during the building permit phase.  If the soil subgrade is compacted more than 90%, 
the pervious pavement is considered an impervious surface and it will need to be 
demonstrated on the plans how that runoff is collected and treated on-site.  If it is 
sloped greater than 5%, it is considered an impervious surface. 

 
27. Project shall comply with the San Mateo County Drainage Manual and the C.3 

Regulated Projects Guide. 
 
28. The drainage easement shall be recorded prior to applying for a building permit. 
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29. Final Drainage Report will have information and provide calculations showing that the 

drainage/stormwater facilities meet the County’s Peak Flow and Volume Requirement 
of collecting stormwater runoff from a 10-year, 1 hour storm event. 

 
30. DRA 19.  All vertical and horizontal setbacks for drainage facilities shall be met as 

described in the San Mateo County Drainage Manual, C.3 Regulated Projects Guide, 
and the San Mateo County Onsite Systems Manual. 

 
31. Advisory Comment: Based on the information provided, this project is classified as a 

“C.3 Regulated” (Standard Review). This classification of project is required to have a 
comprehensive precise drainage plan and drainage report prepared by a California 
Registered Professional Civil Engineer (PE). Ensure to reference the SMCWPPP - 
San Mateo County Wide C.3 Regulated Projects Guide for requirements and Site 
Design Measures as well as the San Mateo County Drainage Manual.  

 
San Mateo Local Agency Formation Commission (LAFCo) 
 
32. If the project is later revised and proposes connecting to the West Bay Sanitary 

District sewer system, that will require action by both LAFCo and the West Bay 
Sanitary District to annex the properties into the District, prior to issuance of permit for 
such connection.  

 
Parks Department 
 
33. Each lot will require its independent tree removal application process and tree 

protection plan. The tree protection plan shall include, in addition to other County 
requirements, a tree data table identifying tree species, diameter (in inches) and 
reasons for removal (i.e., conflict with development, dead, advanced decay, likely to 
fail, etc.).  

 
Department of Public Works 
 
34. All work within the public right-of-way, including the access road in the ingress and 

egress easement, requires encroachment permits prior to start of work. 
 
35. Improvements in common areas, including utilities, must be completed or secured 

with performance and payment bonds prior to Parcel Map recordation. 
 
36. The project shall comply with the San Mateo County Drainage Policy and the San 

Mateo Countywide National Pollution Discharge Elimination System (NPDES) permit. 
Prior to the issuance of a building permit or planning permit (for Provision C3 
Regulated Projects), the applicant shall submit a plan with construction details 
conforming with County standards, and a drainage analysis including narrative and 
calculations showing pre-development and post-development runoff onto and off of 
the parcel(s) demonstrating compliance with the Policy for review and approval by the 
Department of Public Works. 
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37. Prior to the issuance of a building permit, the applicant shall submit a driveway "Plan 
and Profile," to the Department of Public Works, showing the driveway access to the 
parcel (garage slab) complying with County Standards for driveway slopes (not to 
exceed 20%) and to County Standards for driveways (at the property line) being the 
same elevation as the center of the  access roadway. When appropriate, as 
determined by the Department of Public Works, this plan and profile shall be prepared 
from elevations and alignment shown on the roadway improvement plans. The 
driveway plan shall also include and show specific provisions and details for both the 
existing and the proposed drainage patterns and drainage facilities. 

 
38. Should the access shown on the plans go through neighboring properties, the 

applicant shall provide documentation that "ingress and egress" easements exist 
providing for this access, prior to map recordation. 

 
39. Prior to the issuance of a 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. 

 
40. The applicant shall submit a Parcel Map to the Department of Public Works County 

Surveyor for review, to satisfy the State of California Subdivision Map Act. The final 
map will be recorded only after all interdepartmental conditions have been met. 

 
41. The applicant shall construct a private road including drainage facilities to serve the 

proposed lots of the subdivision in conformance with County Standards. Plans for the 
private road shall be stamped and signed by a Registered Civil Engineer and 
submitted to the Department of Public Works for review and approval prior to 
construction. Roadway grades shall not exceed 15% and the roadway design shall 
meet all the conditions of the appropriate Fire jurisdiction, including, but not limited to, 
adequate turnouts and turnarounds. 

 
42. The applicant shall submit written certification from the appropriate utilities to the 

Department of Public Works and the Planning and Building Department stating that 
they will provide utility (e.g., sewer, water, energy, communication, etc.) services to 
the proposed parcels of this subdivision. 

 
Department of Public Works – County Surveyor 
 
43. Any documents depicting existing parcel lines should bear the name and seal of a 

person authorized to practice land surveying. (Typically, a licensed land surveyor, or 
pre-1982 licensed Civil Engineer.) 

 
California Water Service Company, Bear Gulch District 
 
44. Installation of a backflow device is required if fire sprinklers are installed.   
 
45. Prior to any digging in the roadway, call 811 "Call Before You Dig." 
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Woodside Fire Protection District 
 
46. See Attachment G for the conditional approval letter from the Woodside Fire 

Protection District. 
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Attachment F

County of San Mateo Planning and Building Department

In Lieu Park Fee Worksheet
[The formulas for this sheet are excerpted from Section 7055 of the County’s Subdivision Regulations]

APN
Land 

assessment
Acreage

Parcel 1 $1,695,150.00 1.618 Proposed lots:* 1

Parcel 2 *Example = A 2-lot split would = 1 newly created lot.

Ppl/Household for SMC in last 

Federal Census (2010): 2.87

Parkland acres per person** 0.003

**See Section 7055.1 of subdivision ordinance

Total $1,695,150.00 1.618

Value of land per acre: $1,047,682.32 (land assessent /acreage

People per Subdivision: 2.8700

Parkland demand: 0.0086 (2.87*.003)

This worksheet should be 

completed for any residential 

subdivision which contains 50 or 

fewer lots. For subdivisions with 

more than 50 lots, the County may 

require either an in-lieu fee or 

dedication of land.

Parkland in-

lieu fee:
$9,020.54

(0.0086*3,460.395.70)

Instructions: Enter info about 

proposed subdivision in yellow 

boxes. Fee required will be 

automatically calculated in green 

box. If more than 11 original 

parcels, use "insert " to avoid 

breaking calculations.
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WA-25-0045
245 BONITA

12:35:15PM

General Conditions

Driveway Requirements

***NOTE***

Will also need to show in detail all requirements 

applicable below, on building review phase. 

Per contractor notes, the driveway will support 75,000lbs, 

will add detail upon building review phase. the driveway 

width will now be 18' shown on plans and will be detailed 

upon the building review phase. - MT 

Upon building review phase if the new hydrant proposed is 

private, that it will need to be submitted for review and be 

a sperate submittal to WFPD. the minimum gpm must be 

1000gpm @ 20 psi. 

If Cal-Water is putting the new hydrant in, then you don't 

need to worry, only the gpm test will need to be sent to 

WFPD to ensure it meets the minimum flow of 1000 gpm 

@ 20 psi. 

Driveway Requirements:

- Address clearly posted and visible from street 

w/minimum of 4" numbers on contrasting background.

- Remove all hazardous vegetatin that is within ten (10) 

feet, measured horizontally, from the edge of the Fire 

Apparatus Access Road or five (5) feet measured 

horizontally, from the edge of any driveway.  Exception:  

Groundcovers consisting of irrigated and approved 

vegetation determined by the Fire Code Official. 

(Woodside Fire Ordinance No. 24-01 Sec. 4c)

- Driveway shall extend to within 150 feet of all portions of 

the perimeter of residence (building or facility), as 

measured by an approved route. 

a. Driveway serving one property shall provide a minimum 

unobstructed width of 12 feet and a minimum 

unobstructed height of 13 feet 6 inches.

b. Shared driveways serving more than one property with 

habitable structures shall have an unobstructed minimum 

width of 18 feet and unobstructed height of 13 feet 6 

inches.

- Driveways in excess of 150 feet in length shall be 

provided with turnarounds. See WFPD Standards and 

Guidelines - Fire Department Access. 

  

- Driveways in excess of 350 are required to have a 

turnout. See WFPD Standards and Guidelines - Fire 

Department Access.

- Driveway as proposed must meet WFPD standards. If 

driveway dimensions are revised during construction, it 

must maintain compliance with WFPD standards.

- GRADES: Driveways with less than 15% grade shall be 

all weather type. Driveways greater than 15% grade need 

be rough grooved concrete or an alternate material 

approved by WFPD. NO driveway shall exceed a 20% 

grade. All driveway radius turns must be 40-foot radius 

and the driveway transitions must be no more than 14% 

angle of departure.  See WFPD Standards and Guidelines 

- Fire Department Access.   

- All Emergency Vehicle Access (EVA) Roadways shall 

be pubicly recorded with the "County of San Mateo 

Accessors Office."

- Access improvements (roads, turnaround and turnouts) 

that cross property lines shall be recorded with the San 

Mateo County Tax Assessors Office.

Final Project Acceptance Conditions

Final acceptance of this project is subject to field 

inspection.

Fire Approved Plan Conditions

Fire Approved Plans, Fire Approval Comments Sheet and 

Permit must be on site at the time of inspection. No 

exceptions. (Failure to comply may result in failed 

inspection and incur reinspection fees).

Project Compliance

The project is to comply with the 2022 CA 

Residential/Building/Fire Codes and local WFPD 

Ordinances. Please see all WFPD Standards and 

Guidelines for requirements at 

https://www.woodsidefire.org/our-district/fire-prevention-divi

sion/prevention-documents-forms-policies. The following 

plan review comments are applicable to this submittal:

Woodside Fire Protection District | 808 Portola Road | Portola Valley, CA  94028 | (650) 851-1594 | info@woodsidefire.gov

For emergencies dial 9-1-1
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