
COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT

DATE:  February 26, 2014 

TO: Planning Commission 

FROM: Planning Staff 

SUBJECT: EXECUTIVE SUMMARY:  Consideration of a Coastal Development 
Permit, Use Permit Amendment and Architectural Review, and certification 
of a Negative Declaration, to allow for modifications to an existing cellular 
facility located at 7400 Stage Road in the unincorporated San Gregorio 
area of San Mateo County.  This project is appealable to the California 
Coastal Commission. 

 County File Number:  PLN 2007-00469 (Verizon/Armstrong) 

PROPOSAL

The applicant, Verizon Wireless, proposes to construct:  (1) a new 15-foot monopole 
with two panel antennas, and (2) add an additional panel antenna to an existing 15-foot 
monopole.  The cellular facility currently consists of:  (1) one 15-foot monopole with one 
6-foot panel antenna; (2) one 15-foot monopole with two 6-foot panel antennas; (3) an 
800 sq. ft. equipment structure which houses equipment cabinets and a 60 kW standby 
diesel generator with a 7-foot tall black vinyl chain link fence with red slats topped with 
three strands of barbed wire; (4) a 290-foot long 5-foot wide utility easement; (5) a 478-
foot long 30-foot wide utility easement; and (6) an existing 12-foot wide access road 
with turnarounds to meet the fire district’s requirements.  The project site is developed 
with two other cellular facilities, which include six AT&T monopoles (each with one 
antenna) and three Sprint monopoles (two with three antennas and one with a single 
antenna).  The equipment structure and monopoles are not located on prime soils.  The 
project site is located within the Highway 84 (La Honda Road) and Highway 1 (Cabrillo 
Highway) County and State Scenic Corridors, respectively. 

RECOMMENDATION

Approve the Coastal Development Permit, Use Permit Amendment and Architectural 
Review, and certify the Mitigated Negative Declaration, County File Number PLN 2007-
00469, by adopting the required findings and conditions of approval. 

SUMMARY

The proposed project, as conditioned, complies with all applicable General Plan 
Policies, Local Coastal Program Policies, and Architectural Review criteria related to 
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soil resources, minimization of vegetation removal, visual impacts, and man-made 
hazards.  The project is also consistent with all applicable Planned Agricultural District 
regulations for non-agricultural development, and no structures are proposed on prime 
soils.  The project, as conditioned, conforms to all applicable regulations and, therefore, 
staff recommends approval. 

The parcel is currently under a Williamson Act Agricultural Preserve Contract.  The 
State Department of Conservation, which is responsible for implementation of the 
Williamson Act, considers cellular facilities to be compatible with the Williamson Act, 
and thus with the terms of this parcel’s particular contract. 

Conditions of approval include maintenance and continuation of the original permit 
approval conditions, which required painting the monopoles dark green, requiring dark 
green slats in the vinyl-coated fence, an erosion and sediment control plan, a landscape 
and revegetation plan. 

ACC:fc – ACCY0064_WFU.DOCX 



COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT

DATE:  February 26, 2014 

TO: Planning Commission 

FROM: Planning Staff 

SUBJECT: Consideration of a Coastal Development Permit, Use Permit Amendment 
and Architectural Review Permit, pursuant to Sections 6328 and 6500 of 
the County Zoning Regulations and Section 7700 of the State Streets and 
Highways Code, and certification of a Mitigated Negative Declaration, 
pursuant to the California Environmental Quality Act, to allow for modifica-
tions to an existing cellular facility.  The modifications consist of one 
additional 15-foot monopole with associated panel antennas to be added 
to the site that currently consists of two 15-foot tall monopoles and an 
800 sq. ft. equipment structure located at 7400 Stage Road in the 
unincorporated San Gregorio area of San Mateo County.  This project is 
appealable to the California Coastal Commission. 

 County File Number:  PLN 2007-00469 (Verizon/Armstrong) 

PROPOSAL

The applicant, Verizon Wireless, proposes to modify the existing facility by constructing 
a new 15-foot monopole with two new panel antennas and to add one new panel 
antenna to an existing 15-foot monopole.  The current cellular facility consists of:
(1) one 15-foot monopole with one 6-foot panel antenna; (2) one 15-foot monopole with 
two 6-foot panel antennas; (3) an 800 sq. ft. equipment structure which houses 
equipment cabinets and a 60 kW standby diesel generator with a 7-foot tall black vinyl 
chain link fence with red slats topped with three strands of barbed wire; (4) a 290-foot 
long 5-foot wide utility easement; (5) a 478-foot long 30-foot wide utility easement, and 
(6) an a 12-foot wide access road with turnarounds to meet the fire district’s require-
ments.  The project site is also developed with two other existing cellular facilities, which 
include six AT&T monopoles (each with one antenna), and three Sprint monopoles (two 
with three antennas and one with a single antenna).  The equipment structure and 
monopoles are not located on prime soils.  The project site is located within the 
Highway 84 (La Honda Road) and Highway 1 (Cabrillo Highway) County and State 
Scenic Corridors, respectively. 

RECOMMENDATION

Approve the Coastal Development Permit, Use Permit Amendment and Architectural 
Review Permit, and certify the Mitigated Negative Declaration, County File Number PLN 
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2007-00469, by making the required findings and adopting the conditions of approval in 
Attachment A. 

BACKGROUND

Report Prepared By:  Angela Chavez, Project Planner, 650/599-7217 

Applicant:  Christopher Fowler for Verizon Wireless 

Owner:  Sara Armstrong 

Location:  7400 Stage Road, San Gregorio 

APN:  081-240-020 

Parcel Size:  49.25 acres 

Existing Zoning:  PAD/CD (Planned Agricultural District/Coastal Development) 

General Plan Designation:  Agriculture 

Existing Land Use:  Single-family residence, dry grazing, and other carrier cellular 
facilities 

Flood Zone:  FEMA Flood Zone C (Area of Minimal Flooding); Community Panel No. 
060311 325C, effective date October 16, 2012. 

Environmental Evaluation:  Initial Study and Mitigated Negative Declaration issued with 
a public review period of January 30, 2014 to February 20, 2014.  As of the publication 
of this report, no comments were received. 

Setting:  The parcel is located approximately 0.25 miles south of the intersection of La 
Honda Road (Highway 84) and Stage Road.  Cabrillo Highway (Highway 1) is 
approximately 0.83 miles from the project site.  The project parcel borders other 
agriculturally zoned parcels.  The parcel is improved with a single-family dwelling, 
agricultural-related structures, and three existing cellular facilities.  Agriculture on the 
parcel consists of dry grazing.  Highway 84 is a County Scenic Corridor and Highway 1 
is a State Scenic Corridor.  The equipment structure and monopoles are not located on 
prime soils. 

DISCUSSION 

A. KEY ISSUES 

 1. Conformance with the General Plan 

  The project complies with all applicable General Plan Policies, with specific 
discussion of the following: 
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  Chapter 1 – Vegetative, Water, Fish and Wildlife Resources 

  Policy 1.24 (Protect Vegetative Resources) requires development to 
minimize the removal of vegetative resources and protect vegetation that 
stabilizes slopes or reduces surface water runoff, erosion or sedimentation.
The coaxial cables necessary to support the new monopole were previously 
installed during the initial site construction.  The proposed monopole is to be 
located approximately 10 feet from one of the existing monopoles which 
require that the cable only be extended slightly to reach the new monopole.
The new monopole itself is only 6 inches in diameter and also requires only 
minimal site disturbance for installation.  However, staff has added 
conditions of approval to this project to include an erosion and sediment 
control plan for any utility trenching and reseeding/replanting of any 
disturbed soils with native grasses (Conditions 10-14) to ensure the 
vegetation on the parcel is maintained. 

  Chapter 2 – Soil Resources 

  Policy 2.17 (Regulate Development to Minimize Soil Erosion and 
Sedimentation) requires the regulation of development to minimize soil 
erosion and sedimentation.  At the present time, the 5-foot wide coaxial 
cable route from the proposed equipment structure to the monopoles is 
covered with grasses.  The small extension of the coaxial cable from the 
existing monopole to the new monopole will require some vegetation 
removal.  While the disturbance is expected to be relatively minor, in order 
to be consistent with the original conditions of approval, staff has added 
conditions requiring an erosion and sediment control plan and a 
revegetation plan. 

  Chapter 4 – Visual Quality 

  Policies 4.20 (Utility Structures) and 4.21 (Scenic Corridors) require 
minimizing the adverse visual quality of utility structures and discuss the 
protection and enhancement of the visual quality of scenic corridors by 
managing the location and appearance of structural development.  The new 
monopole is to be clustered with one of the existing poles.  The existing 
poles are placed approximately 0.25 miles from the intersection of Stage 
Road and Highway 84 (La Honda Road) County Scenic Corridor and 
approximately 0.83 miles from Highway 1 (Cabrillo Highway) State Scenic 
Corridor.  A portion of the existing and proposed monopoles will only be 
minimally visible given that:  (1) the monopoles are quite a distance from the 
two roadways, (2) the visibility of the monopoles is reduced because they 
are viewed against a backdrop of mature pine trees and Monterey cypress 
trees planted as part of the original approval, (3) the monopoles are partially 
screened as viewed from the roadways, and (4) the monopoles are being 
painted a dark green. 
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  Staff has determined that the project, as conditioned, will have no significant 
impact on the scenic corridors. 

  Policy 4.24 (Location of Structures) discusses locating, siting and designing 
all structures and paved areas to carefully conform to the natural vegetation, 
landforms and topography.  In locating the proposed monopole adjacent to 
existing development, the overall level of site disturbance is minimal.  No 
significant grading is required as the equipment infrastructure exists and the 
new equipment is proposed to be clustered amongst the existing develop-
ment.  The proposed location best conforms to the natural vegetation and 
topography of the site. 

 2. Conformance with the Local Coastal Program 

  The project is in compliance with the Local Coastal Program (LCP), with 
discussion of the following policies of potential relevance to the project. 

  Land Use Component 

  Policy 1.8 (Land Uses and Development Densities in Rural Areas) states 
that new development in rural areas will not:  (1) have significant adverse 
impacts, either individually or cumulatively on coastal resources, nor 
(2) diminish the ability to keep all prime agricultural land and other land 
suitable for agriculture in agricultural production.  The proposal to locate the 
monopoles and equipment structure with existing trees and brush serving as 
a backdrop should not have a detrimental impact to coastal resources.
Additionally, the structures are proposed in an area with non-prime soils.  
The approximately 50-acre parcel is used for dry grazing and there is no 
reason to believe that the parcel cannot continue to be effectively used for 
this agricultural activity. 

  Agriculture Component 

  Policy 5.10 (Conversion of Land Suitable for Agriculture Designated as 
Agriculture) requires that public service and facility expansions and 
permitted uses not impair agricultural viability, including increased 
assessment costs or degraded air and water quality.  The parcel is already 
developed with two operating cellular communications facilities and a 
residence and is used for dry grazing.  The location of the proposed mono-
poles and equipment structure are located in an area rated Grade 4 (poor) 
with a Storie Index of 39 to 20 on the National Resources Conservation 
Service California Revised Storie Index.  The portion of the existing access 
road proposed for improvements to meet fire district’s standards is located 
on Grade 1 (excellent) with a Storie Index of 100 to 80, which meets the 
prime agricultural lands classification.  The proposed road improvements, on 
prime agricultural land, include widening of an approximate 5,662-foot long 
section of the existing road approximately 2 to 4 feet and construction of two 
fire truck turnarounds of approximately 988 sq. ft. each.  The slope in the 
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area of the road improvements ranges from 10% to 20%, thus reducing its 
utility for agriculture.  Based on the road improvements proposed and slope, 
staff has determined that the conversion of prime agricultural land is a less 
than significant impact. 

  Visual Resources Component 

  Policy 8.5 (Location of Development) states that new development should 
be located on a portion of a parcel where the development:  (1) is least 
visible from State and County Scenic Roads, (2) is least likely to significantly 
impact views from public viewpoints, and (3) is consistent with all other LCP 
requirements, best preserves the visual and open space qualities of the 
parcel overall. 

  Locating the proposed monopoles in a different area on the parcel could 
potentially make the structures more visible from the scenic corridors by 
placing the structures further from the existing mature pine trees and 
potentially requiring additional vegetation removal in order to install a 
separate coaxial cable easement and access route for a new project site.
The project is located on a portion of the parcel that clusters development 
and will minimize the visual impact from Highway 84 by utilizing the mature 
pine trees as a backdrop and painting the proposed monopoles dark green.
When implemented, the landscape and revegetation plan will provide 
screening of the equipment structure from Highway 1 and the distance of 
the project site from Highway 1 will significantly limit the visibility of the 
monopoles.  To further reduce visual impacts of the facility and fencing, a 
proposed condition of approval has been included prohibiting the use of 
barbed wire on the fences and requiring the vinyl slats to be dark green 
rather than red. 

 3. Conformance with Zoning Regulations 

  The project site is located in the Planned Agricultural District (PAD) Zoning 
District.  While the Planned Agricultural District does not specifically list 
cellular facilities as allowable uses, Section 6500 of the Zoning Regulations 
allows communications facilities in any zoning district upon issuance of a 
use permit, if the proposed project complies with the zoning regulations for 
that district.  The existing facility was found to be complaint with all 
development criteria set forth by the County Zoning Regulations for the PAD 
District for non-agricultural development.  The proposed modifications do 
not impact this initial determination and given the relatively minor nature of 
the modifications, issuance of a new PAD permit is not required. 
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Required Proposed
Front Yard 50 feet > 5,000 feet 

Side Yards 20 feet > 4,000 feet 

Rear Yard 20 feet > 5,000 feet 

Maximum Height 36 feet 15 feet (monopoles) 
8 feet (equipment structure) 

  Conformance with the Development Review Criteria 

  The proposed project conforms to all applicable Development Review 
Criteria listed in Chapter 20.A.2 of the San Mateo County Zoning 
Regulations, including the Environmental Quality Criteria, the Site Design 
Criteria, Utilities Criteria and Water Supply Criteria.  Further discussion that 
substantiates the project’s compliance with the Development Review 
Criteria can be found in Section 1 (Conformance with the General Plan) and 
Section 2 (Conformance with the Local Coastal Program) of this report. 

 4. Architectural Review; Conformance with State Scenic Corridor Provisions 

  Under the provisions of the Streets and Highways Code of the State of 
California, the Planning Commission must review all projects in the State 
Scenic Corridor.  As discussed above in Section 1, General Plan Policies 
4.20 and 4.21 (Utility Structures and Scenic Corridors) govern the 
architectural review portion of the proposed project.  These policies discuss 
reducing the adverse visual impact of utility structures and managing the 
appearance of new development in scenic corridors.  The proposed 
monopole will be clustered with one of the existing monopoles in a location 
that is minimally visible from Highway 1.  Previous conditions of approval 
included requirements for the monopoles to be painted a dark green color to 
blend with the surrounding vegetation, the equipment structure to have dark 
green slats installed in the black vinyl coated fence, and seven trees to be 
planted to minimize the visual impacts.  Compliance with these previous 
conditions has ensured that the site is minimally visible from Highway 1.  
Conditions have been included to require that the new equipment is painted 
to match the existing equipment and that the existing conditions are 
maintained.  Based on staff’s site inspection, photo simulations submitted by 
the applicant, conditions of approval, and distance from Highway 1, staff 
believes that the visual impacts will be negligible. 

 5. Compliance with Wireless Telecommunication Ordinance 

  New cellular facilities, co-locations, or amendments to existing cellular 
facilities are subject to the provisions of Sections 6512 through 6512.5 of the 
County’s Wireless Telecommunication Facilities Ordinance.  The ordinance 
seeks to (1) allow for the provision of wireless communications services 
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adequate to serve the public’s interest within the County; (2) require, to the 
maximum extent feasible, the co-location of wireless telecommunication 
facilities; (3) encourage and require to the maximum extent feasible the 
location of new wireless telecommunication facilities in areas where 
negative external impacts will be minimized; (4) protect and enhance public 
health, safety, and welfare; and (5) conform to applicable Federal and State 
laws.  The applicant submitted answers to address the requirements of the 
ordinance and these have been provided as Attachment H.  The applicable 
sections of the ordinance are discussed below. 

  a. Development and Design Standards 

   Section 6512.2 of the Wireless Telecommunication Ordinance 
discusses location, minimizing visual impacts, maximum height, and 
future co-location of wireless facilities.  The project site is located on a 
parcel zoned Planned Agricultural District (PAD) where existing 
Verizon, AT&T, and Sprint cellular facilities exist.  Wireless tele-
communication facilities are an allowed use within this zoning district 
with the issuance of a use permit.  The proposed modifications to the 
existing site are consistent with the objectives of the ordinance as they 
support the objective of co-location rather than the creation of an 
additional site elsewhere.  As discussed previously, the proposed 
modifications are not expected to have any visual impacts and the 
height of the monopole at 15 feet is well below the 36-foot maximum 
height allowed by the zoning district.  The placement of an additional 
monopole in no way precludes any other carrier from co-locating at the 
site.

  b. Performance Standards 

   In compliance with Sections 6512.2 and 6512.5 of the Wireless 
Telecommunication Ordinance, the proposed carrier has provided 
proof of a valid Federal Communications Commission (FCC) license, 
provided maintenance plan details, and a ten-year buildout plan.  The 
project parcel is currently leased by three of the four major carriers 
with only T-Mobile/MetroPCS not present on the site.  The applicant 
submitted documentation regarding attempts to contact other cellular 
carriers to determine whether there were plans to co-locate on the site 
or for expansion.  T-Mobile/MetroPCS did not respond to said inquiry 
and the other carriers present at the site expressed interest in 
modifications.  Any future interest to either co-locate or modify existing 
sites would be processed under each carrier’s respective individual 
permit.  Any future co-location would need to pursue its own individual 
use permit and environmental documents, unless these requests are 
submitted concurrently and evaluated jointly.  Otherwise, these shall 
not be considered a master plan site subject to administrative 
approval. 
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 6. Conformance with Use Permit Findings 

  For the use permit to be approved by the Planning Commission, the 
following findings must be made: 

  a. 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.

   Modification of cellular communications facilities, such as the 
proposed project, requires the submittal and review of radio frequency 
(RF) field strength reports to ensure that the RF emissions emanating 
from the proposed antennas do not exceed the FCC’s public exposure 
limits.  When there are multiple existing and proposed facilities at a 
site, the report must include a cumulative emissions analysis of the 
proposed and existing facilities, as well as any other pending cellular 
communications facilities proposed for the site, assuming the 
applications for those projects have been deemed “complete” by 
Planning staff. 

   The RF report submitted for the proposed project analyzes the 
cumulative emissions resulting from the existing cellular facilities and 
the addition of this proposal.  The maximum RF level for the Verizon 
operation by itself is 62.60% of the applicable public exposure limit at 
ground level.  The maximum cumulative RF level in any publicly 
accessible location at the site is projected to be approximately 64% of 
the public limit.  The report concludes, therefore, that this proposed 
cellular facility will meet emissions criteria as required by the California 
Public Utilities Commission (CPUC) and the Federal Communications 
Commission (FCC).  The project site is located on privately owned 
land and is not easily accessible to the general public.  To further 
ensure compliance with Federal and State standards, a condition has 
been added to the project to require the applicant to submit to the 
Current Planning Section copies of valid FCC and CPUC licenses. 

  b. That this personal telecommunications facility is necessary for 
the public health, safety, convenience or welfare of the 
community.

   The use of this project will allow increased clarity, range, and capacity 
of the applicant’s existing cellular network and will enhance services 
for the public.  Contiguous cellular coverage is important not only in 
the conducting of day-to-day business and conversations, but also 
provides important assistance in emergency situations.  By utilizing 
this site, missed or “dropped” calls will be reduced and seamless 
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coverage will be possible between areas to the north and south of this 
site for residents, commuters, and emergency response. 

B. COMPLIANCE WITH THE WILLIAMSON ACT 

 The subject parcel is currently under a Williamson Act Agricultural Preserve 
Contract (County File #AP66-50; approved in 1966).  The State Department of 
Conservation, which is responsible for implementation of the Williamson Act, has 
determined that cellular facilities are compatible with the Williamson Act and its 
legislative provisions, and thus with the terms of this parcel’s particular contract. 

C. ENVIRONMENTAL REVIEW 

 An Initial Study and Mitigated Negative Declaration were prepared and circulated, 
with the review and comment period running from January 30, 2014 to 
February 25, 2014.  As of the publication of this report, no comments have been 
received.

D. REVIEWING AGENCIES 

 Building Inspection Section 
 Department of Public Works  
 Geotechnical Department 
 Cal-Fire 
 Agricultural Advisory Committee 
 California Coastal Commission* 
 Pescadero Municipal Advisory Committee* 
 Committee for Green Foothills* 

*A referral of this project yielded no comments. 

ATTACHMENTS 

A. Recommended Findings and Conditions of Approval 
B. Location and Vicinity Map 
C. Site Plan 
D. Elevations 
E. Photo Simulations 
F. RF Report 
G. Initial Study and Mitigated Negative Declaration 

ACC:fc – ACCY0065_WFU.DOCX  
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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 2007-00469 Hearing Date:  February 26, 2014 

Prepared By: Angela Chavez For Adoption By:  Planning Commission 
 Project Planner 

RECOMMENDED FINDINGS 

Regarding the Mitigated Negative Declaration, Find: 

1. That the Planning Commission does hereby find that this Mitigated Negative 
Declaration reflects the independent judgment of San Mateo County. 

2. 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. 

3. That, on the basis of the Initial Study, comments received hereto, and testimony 
presented and considered at the public hearing, there is no substantial evidence 
that the project will have a significant effect on the environment. 

4. That the mitigation measures identified in the Mitigated Negative Declaration and 
agreed to by the applicant and placed as conditions on the project have been 
incorporated into the Mitigation Monitoring and Reporting Plan in conformance 
with the California Public Resources Code Section 21081.6. 

Regarding the Coastal Development Permit, Find: 

5. That the project, as described in the application and accompanying materials 
required by Zoning Regulations Section 6328.7, and as conditioned in accordance 
with Section 6328.14 of the Zoning Regulations, conforms with the plans, policies, 
requirements and standards of the San Mateo County Local Coastal Program 
(LCP).  The plans and materials have been reviewed against the application 
requirement in Section 6328.7 of the Zoning Regulations and the project has been 
conditioned to minimize visual impacts in accordance to the Visual Resources 
Component of the LCP. 
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6. That the project conforms to the specific findings required by policies of the San 
Mateo County LCP.  Staff has added conditions which further limit visual impacts 
by requiring the new monopole and antennas to be painted a dark green color to 
blend in with the existing vegetation and requiring the existing coaxial cable route 
to be utilized thereby reducing the amount of vegetation removal further 
minimizing visual impacts. 

Regarding the Use Permit, Find: 

7. That the establishment, maintenance and/or conducting of the proposed use, 
under the circumstances of the particular case and as conditioned, will not result 
in a significant adverse impact to coastal resources, and will not be detrimental to 
the public welfare or injurious to property or improvements in said neighborhood.
The cumulative RF level for this project site will be in compliance with Federal 
Communication Commission’s requirements for the applicable public exposure 
limit at ground level.  There is no evidence to suggest that this use will impact 
nearby property or public improvements. 

8. That the approval of this cellular telecommunications facility is necessary for the 
public health, safety, convenience, or welfare.  This facility contributes to an 
enhanced wireless network for increased clarity, range, and system capacity, and 
therefore is a benefit to both public and private users. 

Regarding the Architectural Review, Find: 

9. That the proposed cellular communication facility, as conditioned, is in compliance 
with the architectural design standards for the Cabrillo Highway State Scenic 
Corridor.  These standards call for quiet, unobtrusive designs that are both 
integral to the site and complementary to the surrounding natural terrain.  The 
proposal complies with these design goals by creating a monopole that utilizes 
mature trees as a backdrop and locates the equipment structure downslope. 

RECOMMENDED CONDITIONS OF APPROVAL 

Current Planning Section 

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 
February 26, 2014.  Minor adjustments to the project in the course of applying for 
building permits may be approved by the Community Development Director if they 
are consistent with the intent of, and in substantial conformance with, this 
approval. 

2. The use permit shall be for the proposed project only.  Any change in design or 
intensity of use shall require an amendment to the use permit.  Amendment to this 
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use permit requires an application for amendment, payment of applicable fees, 
and possible consideration at a public hearing. 

3. The Coastal Development Permit shall be valid for one year, by which time the 
associated building permit shall have been issued. 

4. The installation shall be removed in its entirety at that time when this technology 
becomes obsolete or this facility is no longer needed. 

5. This use permit remains valid until November 12, 2018.  Renewal of this permit 
shall be applied for six months prior to expiration to the Current Planning Section 
and shall be accompanied by the renewal application and fee applicable at that 
time.

6. The Department of Fish and Game has determined that this project is not exempt 
from the Department of Fish and Game California Environmental Quality Act filing 
fees per Fish and Game Section 711.4. The applicant shall pay to the San Mateo 
County Recorder’s Office an amount of $2,231.25 at the time of filing of the 
Notice of Determination by the County Planning and Building Department staff 
within 10 business days of the approval. 

7. The applicant shall file a copy of the current FCC and CPUC license with the 
Current Planning Section.  The applicant shall be required to keep a current copy 
of these forms on file with the Planning Department throughout the life of this use 
permit.  The applicant shall notify the Current Planning Section if, at any time, the 
FCC or CPUC license is revoked or suspended. 

8. Prior to the final inspection for the building permit, the applicant shall paint and 
maintain the monopoles and antennas a dark green color to blend in with the 
surrounding vegetation.  The fencing surrounding the equipment structure shall be 
coated in black vinyl and have dark green plastic slats installed.  No barbed wire 
shall be allowed as part of the fencing surrounding the facility. 

9. At the time of use permit renewal, if staff has determined, based on a field 
inspection, that the color of the monopoles or fence slats is no longer in 
compliance with the approved colors, the applicant shall repaint the structures or 
install new fence slats prior to use permit renewal. 

10. The applicant shall underground all utilities associated with the project. 

11. Prior to the issuance of a building permit, the applicant shall provide an erosion 
and sediment control plan for any utility trenching.  Should other methods of utility 
installation be used (e.g., boring) to minimize disturbance of soil, the applicant 
shall provide an erosion and sediment control plan addressing entry and exit 
points.
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12. Prior to the issuance of a building permit, the applicant shall submit a revegetation 
plan for review and approval by the Current Planning Section.  Said plan shall 
address replanting of all disturbed areas with native plant species to address 
erosion.

13. The underground coaxial cable from the equipment structure to the monopoles 
shall utilize the existing disturbed area on the face of the project hillside.  In no 
case shall any additional coastal scrub brush be removed. 

14. Only the minimum vegetation necessary shall be removed to accommodate the 
construction of the monopole. 

15. Access to the proposed monopole locations shall utilize either the footpath which 
loops north from the equipment structure area up the hill to the monopole site or 
the disturbed cable run area.  No additional vegetation shall be removed to 
provide access to the monopole site. 

16. Prior to the issuance of a building permit, the applicant shall submit to the Current 
Planning Section for review and approval a drainage plan which shows how the 
transport and discharge of soil and pollutants from and within the project site shall 
be minimized.  The plan shall be designed to minimize potential sources of 
sediment, control the amount of runoff and its ability to carry sediment by diverting 
incoming flows and impeding internally generated flows, and retain sediment that 
is picked up on the project site through the use of sediment-capturing devices.  
The plan shall also limit application, generation, and migration of toxic substances, 
ensure the proper storage and disposal of toxic materials, and apply nutrients at 
rates necessary to establish and maintain vegetation without causing significant 
nutrient runoff to surface waters.  Said plan shall adhere to the San Mateo 
Countywide Stormwater Pollution Prevention Program “General Construction and 
Site Supervision Guidelines,” including: 

 a. Sequence construction to install sediment-capturing devices first, followed 
by runoff control measures and runoff conveyances.  No construction 
activities shall begin until after all proposed measures are in place. 

 b. Minimize the area of bare soil exposed at one time (phased grading). 

 c. Clear only areas essential for construction. 

 d. Within five days of clearing or inactivity in construction, stabilize bare soils 
through either non-vegetative BMPs, such as mulching, or vegetative 
erosion control methods, such as seeding.  Vegetative erosion control shall 
be established within two weeks of seeding/planting. 

 e. Construction entrances shall be stabilized immediately after grading and 
frequently maintained to prevent erosion and control dust. 
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 f. Control wind-born dust through the installation of wind barriers such as hay 
bales and/or sprinkling. 

 g. Soil and/or other construction-related material stockpiled on-site shall be 
placed a minimum of 200 feet from all wetlands and drain courses.  
Stockpiled soils shall be covered with tarps at all times of the year. 

 h. Intercept runoff above disturbed slopes and convey it to a permanent 
channel or storm drains by using earth dikes, perimeter dikes or swales, or 
diversions.  Use check dams where appropriate. 

 i. Provide protection for runoff conveyance outlets by reducing flow velocity 
and dissipating flow energy. 

 j. Install storm drain inlet protection that traps sediment before it enters any 
adjacent storm sewer systems.  This barrier shall consist of filter fabric, 
straw bales, gravel, or sand bags. 

 k. Install sediment traps/basins at outlets of diversions, channels, slope drains, 
or other runoff conveyances that discharge sediment-laden water.  
Sediment traps/basins shall be cleaned out when 50% full (by volume). 

 l. Use silt fence and/or vegetated filter strips to trap sediment contained in 
sheet flow.  The maximum drainage area to the fence should be 0.5 acre or 
less per 100 feet of fence.  Silt fences shall be inspected regularly and 
sediment removed when it reaches 1/3 the fence height. Vegetated filter 
strips should have relatively flat slopes and be vegetated with erosion-
resistant species. 

 m. Throughout the construction period, the applicant shall conduct regular 
inspections of the condition and operational status of all structural best 
management practices required by the approved erosion control plan. 

17. Prior to the final inspection for the building permit, the applicant shall present 
photos to the Current Planning Section to verify that the revegetation plan has 
been implemented. 

18. Prior to the issuance of the building permit, the applicant shall submit to the 
Current Planning Section a copy of the Bay Area Air Quality Management District 
(BAAQMD) Permit in compliance with the Statewide Air Toxics Control Measure 
for Stationary Diesel Engine. 

19. All construction activities associated with the proposed project shall be limited to 
7:00 a.m. to 6:00 p.m., Monday through Friday, and 9:00 a.m. to 5:00 p.m. on 
Saturday.  Construction activities will be prohibited on Sunday and any nationally 
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observed holiday.  Noise levels produced by construction activities shall not 
exceed 80-dBA level at any one moment. 

20. No tree cutting is allowed by this permit.  Removal of any tree with a diameter 
greater than 12 inches as measured 4.5 feet above the ground shall require a 
separate tree removal permit. 

21. The provisions of the San Mateo County Grading Ordinance shall govern all 
grading on and adjacent to this site.  Prior to any on-site grading, the applicant 
may be required to obtain a grading permit, or grading permit exemption from the 
County Planning Section.  A grading permit is required if 250 cubic yards or more 
of earth is to be removed or if a cut or fill exceeds two (2) feet in vertical depth, 
measured from ground level.  This permit, if required, shall be considered at a 
public hearing with the Planning Commission prior to commencement of any 
grading activities. 

Building Inspection Section 

22. The applicant shall comply with all Building Inspection requirements at the building 
permit stage of the application. 

Department of Public Works 

23. The applicant shall comply with all requirements of the Department of Public 
Works at the building permit stage of the application. 

Cal-Fire 

24. The applicant shall comply with all Cal-Fire requirements at the building permit 
stage of the application. 

25. The applicant shall maintain the required road and site improvements as detailed 
by Cal-Fire, to its satisfaction, through the duration of this permit. 
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