COUNTY OF SAN MATEO
PLANNING AND BUILDING DEPARTMENT

DATE: April 9, 2014
TO:

Planning Commission

FROM:

Planning Staff

SUBJECT: EXECUTIVE SUMMARY: Consideration of the certification of a
Subsequent Mitigated Negative Declaration/Initial Study and an
Amendment to Skylawn Memorial Park’s Master Use Permit (20-year
term), Resource Management Permit, and a Grading Permit, for the
expansion of the previously approved Phase 1 Project to include an
additional approximate 7-acre area to prepare the land for in-ground
burials as well as the construction of access improvements, involving a
total grading quantity of approximately 145,000 cubic yards for the revised
project, located at 100 Lifemark Road near the intersection of San Mateo
Road (Highway 92) and Skyline Boulevard (Highway 35) in an
unincorporated area of San Mateo County.
County File Number: PLN 2010-00026 (Skylawn Memorial Park)

PROPOSAL
The Phase 1 Project is the first of several phases planned for Skylawn Memorial Park
that would entail future development within the existing cemetery over the next several
years. The Master Use Permit for the Phase 1 Project (35 acres) was approved on
August 10, 2011, along with the certification of the Phase 1 Project Mitigated Negative
Declaration (2011 MND), and will extend over a 20-year period through August 10,
2031. The approved Phase 1 Project allowed up to a total of 50,000 cubic yards (c.y.)
of grading and included a 201-acre Environmental Protection Zone (EPZ) area that will
not be developed.
The applicant, David Montgomery of the Northstar Memorial Group, proposes to extend
the boundaries of the approved Phase 1 Project to include an additional approximate
7 acres for a total Phase 1 Project area of 42 acres. Proposed activities in this area
include the reconsolidation of fill to prepare the land for in-ground burials, the widening
of an existing 12-foot private road to 26 feet, and the creation of a new roundabout. The
area consists of a Near-Term Development Area (27 gross acres), where plans have
been developed and construction activities would commence shortly after project
approval, as well as a Long-Term Development Area (10 gross acres), where plans
have not been developed and construction activities within that area would commence
later in the permit term.

Within the 7-acre extension area, proposed grading activities would include a total of
approximately 22,463 c.y. of balanced cut and fill (or approximately 45,000 c.y. of
grading total) on-site. Additionally, the revised project includes an additional 50,000 c.y.
of grading in the approved Phase 1 Project area in order to correct an earthwork
calculation discrepancy. There would be no change in the physical outcome of the
approved project and the shape of the project area from the previously approved
project. Total grading in the Phase 1 area would total 145,000 c.y. of balanced grading.
The revised project would not expand utilities such as wastewater, potable water
service, and circulation systems to provide services to the new cemetery development.
No additional offices or customer service areas will be developed and no new buildings
would be constructed with the exception of new maintenance sheds.
RECOMMENDATION
That the Planning Commission certify the Subsequent Mitigated Negative
Declaration/Initial Study (Subsequent MND/IS) and approve the Amendment to Skylawn
Memorial Park’s Master Use Permit (20-year term), Resource Management Permit and
Grading Permit, County File Number PLN 2010-00026, by making the required findings
and adopting the conditions of approval listed in Attachment A of the staff report.
SUMMARY
A Subsequent MND/IS for the Revised Phase 1 Project was issued in conformance with
California Environmental Quality Act (CEQA) Guidelines. The public review period for
this document commenced on March 7, 2014 and will end on April 7, 2014. As of the
publication of this report, no comments regarding these documents were received. Any
subsequent comments will be addressed at the public hearing of April 9, 2014.
As discussed in the staff report, the project complies with the conditions of approval of
the Master Use Permit approved by the Planning Commission on August 10, 2011.
Most conditions have been retained and/or updated as either mitigation measures or
conditions of approval in Attachment A of the staff report to reflect the current project.
Three conditions have been deleted as they are no longer applicable to the project.
The project complies with the County’s General Plan policies as they relate to the
subject property, which is rural and designated for open space land uses. The project
complies with policies of the Vegetative, Water, Fish and Wildlife Resources Element,
as the 7-acre extension area is generally located in a disturbed area and all mitigation
measures of the 2011 MND have been updated to include this area. The project
complies with policies of the Visual Quality Element. An eastern portion of the project
site is located within the Junipero Serra (I 280) State Scenic Corridor. The extended
Phase 1 Project area is not visible from I-280 or any existing residential areas, water
bodies, or roads. As proposed and conditioned, graded contours would blend with
existing contours in the project vicinity and disturbed areas would be revegetated with
native, water efficient, and fire resistant landscaping.
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The project meets the required finding for a Use Permit in that the project, as proposed
and mitigated, would not be detrimental to the public welfare or injurious to property or
improvements in said neighborhood. The project, as proposed and conditioned, also
conforms to the County’s Grading Regulations, including timing of grading activity,
erosion and sediment control, and dust control. The project conforms to applicable
development review criteria for the issuance of a Resource Management Permit,
including applicable Environmental Quality Criteria, Site Design Criteria, Water
Resources Criteria, and Cultural Resources Criteria. As proposed and conditioned,
disturbed areas would be revegetated with landscaping that blends with the surrounding
environment, mitigation measures addressing geological hazards have been included
as conditions of approval, proposed swales and v-ditches would direct project drainage
to a dissipation and infiltration area within the project area, and requirements for a
historical resources report and an archaeological study are included as conditions of
approval.
CML:jlh – CMLY0215_WJU.DOCX
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COUNTY OF SAN MATEO
PLANNING AND BUILDING DEPARTMENT

DATE: April 9, 2014
TO:

Planning Commission

FROM:

Planning Staff

SUBJECT: Consideration of the certification of a Subsequent Mitigated Negative
Declaration/Initial Study, pursuant to the California Environmental Quality
Act, and an Amendment to Skylawn Memorial Park’s Master Use Permit
(20-year term) and Resource Management Permit, pursuant to County
Zoning Regulations Sections 6500 and 6313, respectively, and a Grading
Permit, pursuant to Section 8600 of the San Mateo County Ordinance
Code, for the expansion of the previously approved Phase 1 Project to
include an additional approximate 7-acre area to prepare the land for inground burials as well as the construction of access improvements,
involving a total grading quantity of approximately 145,000 cubic yards for
the revised project, located at 100 Lifemark Road near the intersection of
San Mateo Road (Highway 92) and Skyline Boulevard (Highway 35) in an
unincorporated area of San Mateo County.
County File Number: PLN 2010-00026 (Skylawn Memorial Park)

PROPOSAL
The Previously Approved Project
The Phase 1 Project is the first of several phases planned for Skylawn Memorial Park
that would entail future development within the existing cemetery over the next several
years. The Master Use Permit for the Phase 1 Project was approved on August 10,
2011, along with the certification of the Phase 1 Project Mitigated Negative Declaration
(2011 MND), and will extend over a 20-year period through August 10, 2031. 1 Figure 2
of Attachment D shows the approved boundaries of the Phase 1 Project, which
encompasses approximately 35 acres in the eastern portion of the existing Skylawn
property. The County approved the Phase 1 Project such that grading activities would
not exceed a total of 50,000 cubic yards (c.y.) during construction. Both traditional and
natural burials will be developed as part of the Phase 1 Project. The Phase 1 Project
also includes within a 201-acre Environmental Protection Zone (EPZ) area that will not
be developed. 2
1

Skylawn has not applied for permits for any other phases.
No development or any ground disturbing activities would occur within the EPZ, with the exception of
minor work associated with existing and/or future utility line easements. This area would be preserved in
its natural state throughout the life of the project.
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Proposed Project Changes
As shown in Table 1 below, the applicant, David Montgomery of the Northstar Memorial
Group, proposes to extend the boundaries of the previously approved Phase 1 Project
to include an additional approximate 7 acres (extended Phase 1 Project area) (see
Figure 3 of Attachment D).
Table 1
Project Area
Previously Approved Project

Project Change

Total

35 Acres*

+7 Acres

42 Acres*

*

Includes 4 acres not proposed for development in the Phase 1 Project.

The extended Phase 1 Project area abuts the northern boundary of the Phase 1 Project
area and would increase the total project area to 42 acres. Activities proposed for the
extended Phase 1 Project area include the reconsolidation of fill to prepare the land for
in-ground burials as well as access improvements, including the widening of an existing
12-foot private road to 26 feet and the creation of a new roundabout. The applicant
would also designate four existing parking stalls within the property reserved for public
access to the Bay Area Ridge Trail system. Also, as shown in Figure 4 of Attachment
D, the revised Phase 1 Project area consists of two areas: a “Near-Term Development
Area” and a “Long-Term Development Area.” The project applicant has developed
project design plans for the Near-Term Development Area (27 gross acres), and
construction activities for this area would commence shortly after project approval.
Specific project design for the Long-Term Development Area (10 gross acres) has not
been developed, and any construction activities within that area could commence later
in the permit term. Since the approval of the 2011 MND, additional geotechnical studies
revealed that approximately 4 acres of the approved Phase 1 Project contain unstable
soils and steeper than expected slopes. This area, shown in Figure 4 of Attachment D,
is not proposed to be developed as part of the Phase 1 Project; however, the area
remains within the original project boundaries.
Additional grading activities would include a total of approximately 22,463 c.y. of
balanced cut and fill (or approximately 45,000 c.y. of grading total) on-site within the
boundaries of the new project area. Additionally, since the approval of the Phase 1
Project, which allowed 50,000 c.y. of total grading for the Phase 1 Project,
communication between the applicant and County staff has revealed a discrepancy in
the calculation of grading amounts. To clarify, the applicant’s intention for a total of
50,000 c.y. of grading for the Phase 1 Project included an excavation of 50,000 c.y. of
earth and the relocation of the same amount on-site as fill. The County’s calculation of
this operation would be that the total earthwork includes 100,000 c.y. of grading. As
shown in Table 2 below, this includes 50,000 c.y. of cut and 50,000 c.y. of fill added
together. While there is a difference in the calculation of total grading work, there would
be no change in the physical outcome of the project and the shape of the project area
from the previously approved project. Fill will not be imported on-site and cut will not be
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exported; all grading activities would occur on the site. However, for the purpose of
resolving this discrepancy, an additional 50,000 c.y. has been included as a part of the
revised project.
Table 2
Approximate Grading Quantities
Approved Phase 1
Project

Revised Phase 1
Project

Extended Phase 1
Area

Revised Project
(Total)

50,000 c.y.

+50,000 c.y.

45,000 c.y.

145,000 c.y.

The revised project would not expand utilities such as wastewater, potable water
service, and circulation systems to provide services to the new cemetery development.
No additional offices or customer service areas will be developed and no new buildings
would be constructed with the exception of new maintenance sheds.
RECOMMENDATION
That the Planning Commission:
1.

Certify the Subsequent Mitigated Negative Declaration/Initial Study, by making
the required findings listed in Attachment A.

2.

Approve the Amendment to Skylawn Memorial Park’s Master Use Permit
(20-year term), Resource Management Permit and Grading Permit, County File
Number PLN 2010-00026, by making the required findings and adopting the
conditions of approval listed in Attachment A.

BACKGROUND
Report Prepared By: Camille Leung, Project Planner, Telephone 650/363-1826
Owner: Skylawn Memorial Park
Applicant: David Montgomery, Northstar Memorial Group
Address: 100 Lifemark Road, unincorporated North Skyline Area of San Mateo County
APN: 056-550-020
Parcel Size: 154.19 acres (Skylawn property is 521 acres)
Existing Zoning: Resource Management (RM) District 3
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While certain portions of the Skylawn property are located within the Coastal Zone (RM-CZ), the project
area is not located in the Coastal Zone.
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General Plan Designation: General Open Space
Existing Land Use: The Skylawn property is comprised of two parcels totaling
approximately 521 acres, of which 94 acres are currently developed with cemeteryassociated uses (i.e., traditional and tiered interment burial, a mortuary, a mausoleum,
an administration building, and a reservoir (see Cemetery Map included as Attachment
C)). A paved roadway provides access throughout the existing cemetery uses on the
site and continues in a northerly direction past the existing cemetery along the eastern
property border. Several buildings that are leased to a private company for radar
equipment are located in the far northern portion of the site. Two vacant water tanks
and a maintenance shed are also located on-site. A number of telecommunications
facilities are located just east of the dirt access road between the existing cemetery and
the Phase 1 Project area. The project area currently consists of a corporation yard
(which includes a vacant two-story building), a grave spoils area, and ruderal grassland.
Flood Zone: Zone X (area of minimal flood hazard, usually depicted on FIRMs as
above the 500-year flood level), FEMA Panels Nos. 06081C0145E and 06081C0165E,
effective date October 16, 2012.
Environmental Evaluation: A Subsequent Mitigated Negative Declaration/Initial Study
(MND/IS) was prepared with a public review period from March 7, 2014 to April 7, 2014
(discussion provided in Section II of this report).
Setting: The project site is located on the southwest side of Montara Mountain,
along the northern expanses of Cahill Ridge. Elevations at the site range from 400 to
1,000 feet above mean sea level. The majority of the project site consists of rolling
landscape with hills and canyons. The southern portion slopes southward toward Albert
Canyon Creek (a tributary to Pilarcitos Creek), which crosses the southern portion of the
site. The topography of the northern portion of the project site slopes westward toward
a second, unnamed tributary of Pilarcitos Creek, which traverses the western portion of
the project site. The slope on the project site ranges from 0% to over 30%. The
23,000-acre San Francisco State Fish and Game Refuge and Watershed area is just
east of the subject property. Immediate surrounding land uses generally include open
space and sparse agricultural development. An eastern portion of the project site is
located within the Junipero Serra (I-280) State Scenic corridor.
Chronology:
Date

Action

1955

-

County issues use permit for the operation of a cemetery
facility at the project site.

June 26, 2002

-

Planning Commission approves Use Permit
(PLN 2000-00166) for a two-story mortuary/funeral
home/chapel/administrative office facility. Condition No. 22
required that a “Preservation and Environmental
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Management Zone,” or EMZ, be identified and that a plan
identifying said zone would be submitted, reviewed and
recorded. Building receives final inspection on March 17,
2008.
2007

-

Applicant applies for a Use Permit Renewal.

April 25, 2010

-

Applicant rescinds use permit renewal application and applies
for Master Use Permit, with a 20-year term for the Phase 1
Project (PLN 2010-00026).

October 30, 2010

-

County prepares an IS/MND for the Phase 1 Project
(2011 MND) with a 30-day public review period.

August 10, 2011

-

Planning Commission approves Master Use Permit.

October 1, 2012

-

Applicant submits current application to amend the Master
Use Permit to revise the approved Phase 1 Project area to
add an additional approximate 7 acres.

March 7, 2014

-

County prepares a Subsequent MND/IS for the Revised
Phase 1 Project and the 30-day public review period
commences.

April 7, 2014

-

The public review period for the Subsequent MND/IS ends.

April 9, 2014

-

Planning Commission public hearing.

DISCUSSION
A.

KEY ISSUES
1.

Conformance with the Conditions of Approval of the Previous Use Permit
As of the writing of this report, the applicant has not yet initiated any work
authorized by the Master Use Permit approved by the Planning Commission
on August 10, 2011. All of the conditions of approval of the approved Phase
1 Project have been addressed in this document. As described in Table 3
below, most conditions have been retained and/or updated as either
mitigation measures or conditions of approval to reflect the current project.
Condition Nos. 22, 30, and 43 have been deleted for reasons provided
below. Condition No. 45 has been replaced to reflect recent discussions
between Skylawn, Caltrans, and the Planning staff.

5

Table 3
Conditions of Approval of 2011 Phase 1 Approval
Original
Condition
No.

Requirement

Action
(Retained/Updated,
Deleted, or Replaced)

Rationale

1

Project to be implemented
as approved on 8/10/11

Retained/Updated as
Condition No. 1 in
Attachment A

N/A

2

Term of Use Permit

Retained/Updated as
Condition No. 2 in
Attachment A

N/A

3

Waste Storage and
Removal Plan

Retained/Updated as
Condition No. 50 in
Attachment A

N/A

4

Bay Ridge Trail

Retained/Updated as
Condition No. 51 in
Attachment A

N/A

5

Recordation of
Environmental
Management Zone (EMZ)

Retained/Updated as
Condition No. 68 in
Attachment A

Condition has been
updated to require an
MOU to protect the EMZ
area and require
recordation of a
conservation easement
at the end of the 20-year
permit.

6

Screening of Existing
Mausoleum

Retained/Updated as
Condition No. 49 in
Attachment A

N/A

7

Lighting

Retained/Updated as
Condition No. 52 in
Attachment A

N/A

8

County Water Efficient
Landscape Ordinance

Retained/Updated as
Condition No. 53 in
Attachment A

N/A

9

Total Grading Authorized
by Permit

Retained/Updated as
Condition No. 54 in
Attachment A

N/A

10

Grading and Drainage Plan

Retained/Updated as
Condition No. 55 in
Attachment A

N/A

11

NOI from State Water
Resources Control Board

Retained/Updated as
Condition No. 43/MM33
in Attachment A

N/A

12

Erosion Control Plan

Retained/Updated as
Condition No. 56 in
Attachment A

N/A

13

Seeding with Native
grassland Mix

Retained/Updated as
Condition No. 57 in
Attachment A

N/A

14

Inspection of Grading by
Engineer

Retained/Updated as
Condition No. 58 in
Attachment A

N/A
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Table 3
Conditions of Approval of 2011 Phase 1 Approval
Original
Condition
No.

Requirement

Action
(Retained/Updated,
Deleted, or Replaced)

Rationale

15

Certification of Grading by
Engineer

Retained/Updated as
Condition No. 59 in
Attachment A

N/A

16

Dust Control Plan

Retained/Updated as
Condition No. 11/MM1
in Attachment A

N/A

17

Grading Moratorium

Retained/Updated as
Condition No. 38/MM28
in Attachment A

N/A

18

Grading Schedule

Retained/Updated as
Condition No. 38/MM28
in Attachment A

N/A

19

Access Road

Retained/Updated as
Condition No. 60 in
Attachment A

N/A

20

Geologic Investigation

Retained/Updated as
Condition No. 32/MM22
in Attachment A

N/A

21

Placing of Fill

Retained/Updated as
Condition No. 33/MM23
in Attachment A

N/A

22

Off-Site Hauling

Deleted

Project was revised to
involve balanced grading
only. No off-hauling is
proposed.

23

Spark Arrestor

Retained/Updated as
Condition No. 61 in
Attachment A

N/A

24

Compliance with Noise
Ordinance

Retained/Updated as
Condition No. 44/MM34
in Attachment A

N/A

25

Foundation Plan

Retained/Updated as
Condition No. 34/MM24
in Attachment A

N/A

26

Building Permit Required

Retained/Updated as
Condition No. 62 in
Attachment A

N/A

27

Green Building Regulations

Retained/Updated as
Condition No. 63 in
Attachment A

N/A

28

Undergrounding Utilities

Retained/Updated as
Condition No. 64 in
Attachment A

N/A

29

Safety Plan

Retained/Updated as
Condition No. 65 in
Attachment A

N/A
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Table 3
Conditions of Approval of 2011 Phase 1 Approval
Original
Condition
No.

Requirement

Action
(Retained/Updated,
Deleted, or Replaced)

Rationale

30

Incidental Take Permit

Deleted

Not applicable as
described in this Section

31

Rare Plant Survey

Retained/Updated as
Condition No. 16/MM6
in Attachment A

N/A

32

Rare Plant Survey
in/adjacent to Land and
Water Management Zones

Retained/Updated as
Condition No. 17/MM7
in Attachment A

N/A

33

Tree Survey

Retained/Updated as
Condition No. 22/MM12
in Attachment A

N/A

34

Surveys of CRLF and
SFGS*

Retained/Updated as
Condition No. 12/MM2
in Attachment A

N/A

35

Surveys of CRLF and
SFGS for Wetland and
Riparian Areas

Retained/Updated as
Condition No. 19/MM9
in Attachment A

N/A

36

Prevention of Accidental
Removal of Wetland
Habitat

Retained/Updated as
Condition No. 20/MM10
in Attachment A

N/A

37

Consultation With and
Approval by CDFW*

Retained/Updated as
Condition No. 21/MM11
in Attachment A

N/A

38

Bay Checkerspot Butterfly

Retained/Updated as
Condition No. 18/MM8
in Attachment A

N/A

39

Woodrat Nests Survey

Retained/Updated as
Condition No. 13/MM3
in Attachment A

N/A

40

Evaluation of Bat Maternity
Roosts in Trees and
Structures

Retained/Updated as
Condition No. 14/MM4
in Attachment A

N/A

41

Survey for Native Bird
Species

Retained/Updated as
Condition No. 15/MM5
in Attachment A

N/A

42

Archaeological and/or
Cultural Resources

Retained/Updated as
Condition No. 25/MM15
in Attachment A

N/A

43

Dry Wells

Deleted

No Dry Wells Proposed
Due to Soil Conditions

44

CEQA Filing Fee

Retained/Updated as
Condition No. 66 in
Attachment A

N/A

45

Driveway Access
Improvements onto
Highways 35 and 92

Replaced with Condition
No. 10 in Attachment A

Condition Partially Met
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Table 3
Conditions of Approval of 2011 Phase 1 Approval
Original
Condition
No.

Requirement

Action
(Retained/Updated,
Deleted, or Replaced)

Rationale

46

Coordination Meeting with
County Staff

Retained/Updated as
Condition No. 67 in
Attachment A

N/A

*

California Red-Legged Frog (CRLF)
San Francisco Garter Snake (SFGS)
California Department of Fish and Wildlife (CDFW)

Deleted Conditions:
Original Condition No. 22, which required the applicant to submit a plan
describing off-haul operations, has been deleted, as the project has been
revised to involve on-site balanced grading only. No off-hauling is
proposed. Original Condition No. 30, which required the applicant to obtain
an incidental take permit from the U.S. Fish and Wildlife Service (USFWS),
has been deleted upon the project biologist’s recommendation. As
described in the Subsequent MND/IS, the USFWS may only issue a Take
Permit under Section 7 of the Federal Endangered Species Act (ESA) if
there is a federal nexus (e.g., a permit is required from another federal
agency or federal funds are being used). As the proposed project no longer
includes disturbance of a wetland, there is no longer the need to obtain a
permit from a federal agency (i.e., Section 404 permit from the U.S. Army
Corps of Engineers (USACE) and, therefore, there is no longer a federal
nexus that would allow the USFWS to issue an Incidental Take Permit
pursuant to Section 7 of the ESA. The only other mechanism allowing the
USFWS to issue a Take permit would be through Section 10 of the ESA,
which requires the preparation of a Habitat Conservation Plan (HCP). The
proposed project is not an appropriate candidate for an HCP because the
currently proposed Phase 1 Project Area includes heavily disturbed and
highly weedy grassland areas, and the potential for “take” to occur could be
avoided through the implementation of standard avoidance measures, which
have been incorporated as conditions of project approval. Original
Condition No. 43 has been deleted as dry wells are no longer proposed due
to soil conditions.
Replaced Condition:
Original Condition No. 45 requires the applicant to prepare a plan that
involves repaving, striping, and, if deemed necessary, additional signage to
improve access to and exiting from the Skylawn facility onto Highways 35
and 92. The plan, which is subject to both CalTrans and the County
Planning and Building Department review and approval, must be
implemented and completed prior to the completion of the next interment
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project as anticipated in the Master Use Permit and including the completion
of the Eternity Gardens project, the second phase of which is yet to be
initiated. While work authorized under the Master Use Permit has yet to be
initiated, the status of the progress on the applicant’s compliance with
Original Condition No. 45 was raised relative to analysis of potential traffic
hazards in Section 16.d of the Subsequent MND/IS. In response to the
need to follow up on the condition’s intent, staff met with Skylawn
administrative staff, Skylawn’s traffic consultant (CH2M Hill), and several
CalTrans staff at the Skylawn entrance off of SR-92 on August 21, 2013. At
that meeting, some critical background issues and improvement constraints
were discussed, as summarized in Section 16.d of the Subsequent MND/IS.
Skylawn’s traffic consultant intends to follow through with a proposed plan to
improve accessibility to/from the Skylawn property. A possible striping plan
for the Skylawn property entrance is included as Figure 7 of Attachment H.
Staff has replaced the Original Condition No. 45 with Condition No. 10 to
reflect the requirement that this plan be submitted and reviewed by
CalTrans for the required encroachment permit.
Progress Update Regarding Compliance with Specific Conditions:
•

Original Condition No. 4: This condition required Skylawn to continue
to work with the San Francisco Public Utilities Commission (SFPUC),
Golden Gate National Recreation Area (GGNRA), and the Bay Area
Ridge Trail Council to accommodate the Bay Area Ridge Trail
currently proposed on Skylawn’s property along its eastern boundary
per the adopted alternative as discussed in the SFPUC’s 1999 Draft
EIR for its Watershed Management Plan. The condition required a
site plan of any proposed Skylawn project along or near the trail to
show its actual designated trail boundaries to the degree that they are
known at the time of that project’s subsequent submittal and review.
The applicant has continued to work with SFPUC, GGNRA, and the
Bay Area Ridge Trail Council to coordinate trail planning and reduce
project conflicts. As discussed in the Subsequent MND/IS, the revised
project site is approximately 0.5 miles away from the closest point of
this trail. With the project, access to the Fifield Cahill Ridge Trail will
be maintained via Cahill Ridge Road. This existing service/circulation
road will continue to provide public multi-use access between SR-92
and the Fifield Cahill Ridge Trail through the Skylawn Memorial Park.
Future plans for Cahill Ridge Road include a new trail
alignment/designation as part of the Bay Area Ridge Trail network.
Existing portions of the road within the park will remain under Skylawn
Memorial Park ownership, while portions of the trail outside of Skylawn
property will be owned and maintained by the San Francisco Water
Department. Under the revised Phase 1 Project, the applicant would
designate four existing parking stalls within the property for public
access to the Bay Area Ridge Trail system. The improvements
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proposed under the revised project would not conflict with the Bay
Area Ridge Trail or access to the trail.
•

Original Condition No. 5: This condition was part of the use permit
approved by the Planning Commission in 2002 and directed the
“Environmental Management Zone to be recorded with the County
Recorder’s Office prior to the issuance of any Phase 1 grading or
building permits.” Since 2002, the property owner has communicated
with the County regarding the difficulties involved in recording a
conservation easement over the full area of the EMZ, including
surveying and evaluating the 201-acre area for sensitive habitat and
geologic hazards, among other factors. The property owner has
proposed a phased approach to determine specific boundaries of the
EMZ, involving the survey and evaluation of portions of the EMZ area
which adjoin active areas of work and according to the schedule for
such work over the 20-year term of the use permit, to be described in
a Memorandum of Understanding (MOU) between the property owner
and the County. However, the MOU, which is subject to the review
and approval of the Community Development Director, shall require
the recordation of a conservation easement over the full 201-acre area
designated as the EMZ by the end of the term of this use permit in
August 31, 2031. The revised condition reflecting these requirements
is included as Condition No. 68 of Attachment A.

•

Original Condition No. 6: The condition requires landscaping installed
around the westerly and southerly perimeters of Skylawn’s existing
mausoleum building to be maintained so that it achieves its maximum
screening ability as required. Other than as recommended by a
licensed arborist due to the trees’ health (whose report shall be
submitted to the Planning Department for review and approval), they
shall not be trimmed or topped. On March 26, 2014, the applicant
provided, to Planning staff, photos of trees along the westerly and
southerly perimeters of the mausoleum building. The trees appear
untrimmed, untopped, and well maintained.

•

Original Condition No. 7: The condition requires all existing or any
new exterior lighting located anywhere on Skylawn’s property to be
corrected, placed, and designed such that no light glare is visible from
any public road or viewing location from within any surrounding scenic
corridor. In March 2007, at the time of the Current Planning Section’s
final approval for the new mortuary (BLD 2003-01336), Planning staff
confirmed compliance with lighting requirements. No new lighting has
been installed on the property since the Planning Commission’s
approval of the project in August 2011.
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2.

Conformance with the General Plan
The County’s General Plan designates the property for General Open
Space land use. Table 7.1P of the General Plan describes the primary
feasible uses associated with this land use designation as “Resource
management and production uses, including, but not limited to, agriculture,
oil and gas exploration. Recreation uses, including, but not limited to,
stables and riding academies; and residential uses, including, but not limited
to, non-transient housing. Service uses including but not limited to hotels
and motels.” The proposed expansion of the existing cemetery for inground burials is consistent with resource management use as the lands will
remain largely vegetated and unencumbered by structures.
As proposed and conditioned, the project conforms to all applicable General
Plan policies, with specific discussion of the following policies:
a.

Vegetative, Water, Fish and Wildlife Resources Element
Policy 1.27 (Regulate Development to Protect Sensitive Habitats) calls
to regulate land uses and development activities within and adjacent
to sensitive habitats in order to protect critical vegetative, water, fish
and wildlife resources; protect rare, endangered, and unique plants
and animals from reduction in their range or degradation of their
environment; and protect and maintain the biological productivity of
important plant and animal habitats. The Phase 1 Extension Area
consists of an equipment storage area (also referred to as the
Maintenance Area), an area used to store grave spoils, and weedy
grasslands bordering these areas.
A biological evaluation report was prepared for the Phase 1 Extension
Area of the site in September 2012 by Pacific Biology (report included
as Attachment C). The report dovetails on biological reports and
surveys prepared for the review of the approved Phase 1 Project.
There are no wetlands, aquatic features, sensitive habitat types
(e.g., native grasslands) or trees in or bordering the Phase 1
Extension Area.
Plant Species:
Per the Subsequent Mitigated Negative Declaration/Initial Study
(Subsequent MND/IS) included as Attachment H, no special-status
plant species were identified during focused botanical surveys
conducted by Vollmar Consulting in 2009. The proposed Near-Term
Development Area (Figure 5 of Attachment E) includes heavily
disturbed weedy habitats, which do not provide suitable habitat for
special-status plant species. Updated surveys for rare plants were not
conducted in the Long-Term Development Area because construction
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activities are not immediately planned for that area, and any surveys
conducted now would be outdated when construction activities
commence in that area. Mitigation Measure 6 (Condition No. 16)
requires an updated rare plant survey to be conducted by a qualified
botanist prior to any construction activities commencing after spring of
2012 in the Long-Term Development Area. Mitigation Measure 7
(Condition No. 17) requires, prior to any grading or construction
activities within or adjacent to the Land and Water Management
Zones, a qualified botanist to conduct a survey of the immediate work
areas to determine whether any rare plant species are present.
Implementation of these mitigation measures of the Subsequent
MND/IS would reduce project impact to plant species to a less than
significant level.
Wildlife Species:
The Subsequent MND/IS in Attachment H includes a detailed
discussion of potential project impact to the California red-legged frog
(CRLF) and the San Francisco garter snake (SFGS). As the project
area does not contain wetlands or aquatic features, potential impacts
are limited impacts to individuals that could occasionally disperse
across the project area given its location between areas providing
suitable CRLF and SFGS habitat (i.e., Pilarcitos Creek and Crystal
Springs Reservoir). Mitigation Measure 2 (Condition No. 12) requires
a pre-construction clearance survey to be conducted for CRLF and
SFGS by a qualified biologist. All mitigation/avoidance measures
must be implemented prior to beginning any project grading.
The project could also result in potential impact to Steelhead, San
Francisco Dusky-Footed Woodrat, Special-Status Bat Species,
Western Pond Turtle, and Raptors and Other Nesting Birds. The
Subsequent MND/IS includes a detailed impact analysis and required
mitigation of impacts with the addition of Mitigation Measures 3
through 5 (Condition Nos. 13 through 15). These mitigation measures
require pre-construction surveys/evaluations of the project area/vicinity
for active woodrat nests with young, active bat maternity roosts, and
nesting birds. Implementation of mitigation measures of the
Subsequent MND/IS would reduce project impact to wildlife species to
a less than significant level.
b.

Soils Resources Element
As proposed and conditioned, the project complies with policies that
apply to grading activities, including Policy 2.23 (Regulate Excavation,
Grading, Filling, and Land Clearing Activities Against Accelerated Soil
Erosion), and Policy 4.25 (Earthwork Operations). These policies call
for the County to regulate excavation, grading, filling, and land clearing
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activities to protect against accelerated soil erosion and
sedimentation, encourage soil stabilization efforts, minimize grading
operations in rural areas, and encourage contour grading rather than
harsh cutting or terracing practices. Proposed grading in the Phase 1
Extension Area, involving 22,463 c.y. of balanced cut and fill
(approximately 45,000 c.y. of total grading), is necessary to reduce the
severity of slopes in the project area in preparation for in-ground
burials. The grading work involving a proposed additional 50,000 c.y.
of grading in the Approved Phase 1 Project Area was reviewed and
approved with the original Phase 1 Project and is proposed at this time
to correct a discrepancy regarding calculation of grading quantities.
There will be no change in the physical outcome of work in the Phase
1 Project area and the shape of the project area from the previously
approved project. Current Planning staff, Department of Public Works
staff, and the Planning and Building Department’s Geotechnical
Engineer have reviewed the proposed Conceptual Grading and
Drainage Plan and Conceptual Erosion Control Plan (included in
Attachments F and G) and have found the project, as proposed
and conditioned, to comply with the County’s Grading Regulations
(full discussion is included in Section I.3.C of this report).
c.

Visual Quality Element
Policy 4.21 (Scenic Corridors) calls for the protection and
enhancement of the visual quality of scenic corridors by managing the
location and appearance of structural development. The 2011 MND
determined that impacts to scenic corridors and highways would not
be significant. An eastern portion of the project site is located within
the Junipero Serra (I-280) State Scenic corridor. The extended Phase
1 Project area is not visible from I-280 or any existing residential
areas, water bodies, or roads. The revised project would not result in
a new significant impact not identified in the 2011 MND. Although the
project involves a significant amount of grading that would result in the
re-contouring of the project area to smoothen and flatten existing
contours, the new contours would blend with existing contours in the
project vicinity, and disturbed areas would be revegetated with native,
water efficient, and fire resistant landscaping, as required by Condition
Nos. 55 and 47. The Skylawn property is partially located within the
Highway 92 Scenic Corridor, but the Revised Phase 1 Project site is
not within the corridor. The project site is also near but is not within
the Skyline State Scenic Corridor. Given the above, the physical
character of the site would not substantially impact the visual quality of
scenic corridors.
Policy 4.60 (Roads and Driveways) calls (1) for the design and
construction of new roads, road improvements and driveways to be
sensitive to the visual qualities and character of the scenic corridor,
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including such factors as width, alignment, grade, slope, grading and
drainage facilities; (2) to limit the number of access roads connecting
to a scenic road to the greatest extent possible; and (3) to share
driveways where possible to reduce the number of entries onto scenic
roads. The applicant proposes to widen an existing 12-foot wide
private road (Lifemark Drive) to 26 feet to meet Cal-Fire requirements
and install a new roundabout with a radius of 35 feet. No new
driveways, roads, or parking lots are proposed. Parking for cemetery
visitors to the project area would be provided along the 26-foot wide
road, as is customary in many areas of the cemetery. As stated
previously, the project site is not visible from I-280.
d.

Rural Land Use Element
Policy 9.43 (San Francisco Watershed Lands) recognizes the San
Francisco watershed lands as unique areas of special open space
significance and requires their protection from conflicting land uses in
order to retain their value as open space, wildlife, water supply, and
recreational resources. The project site borders upon San Francisco
watershed lands (SF watershed lands) which contain the Fifield Cahill
Ridge Trail 4 and the project will be visible from those lands. The
improvements proposed under the revised project would not conflict
with the Bay Area Ridge Trail or access to the trail. The revised
project site is approximately 0.5 miles away from the closest point of
this trail. With the Project, access to the Fifield Cahill Ridge Trail will
be maintained via Cahill Ridge Road. This existing service/circulation
road will continue to provide public multi-use access between SR-92
and the Fifield Cahill Ridge Trail through the Skylawn Memorial Park.
Views of the project area from the SF watershed lands, which
currently include views of a corporation yard (which includes a vacant
two-story building), a grave spoils area and Lifemark Drive, will
continue to include Lifemark Drive (widened from 12 feet to 26 feet).
However, views from this location may improve as large portions of
the area would be vegetated with the completion of projects over the
20-year permit term. As proposed, project drainage from new
impervious surfaces will be diverted from the adjoining property by a
proposed system of swales and v-ditches, whereby drainage will be
directed to a dissipation and infiltration area within the project area
(shown on Page C-2 of Attachment F).

e.

Water Supply Element

4

The Bay Area Ridge Trail is a long-distance, continuous trail extending over 340 miles throughout the
Bay Area, and connects over 75 parks and open spaces. It provides a protected greenbelt corridor for
habitat and wildlife. In San Mateo County, it meanders along the eastern side of Skyline Ridge, along a
portion of Pilarcitos Road.
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Policy 10.25 (Efficient Water Use) encourages the efficient use of
water supplies through effective conservation methods. Water is
supplied to the site by two sources, an existing water well and water
from the Coastside County Water District (CCWD). CCWD supplies
non-potable water to the project site for irrigation of burial lawns and
associated landscape. CCWD operates through California Water
Service contracts and obtains water from the Hetch Hetchy and
Crystal Springs Reservoir. The Phase 1 Project would require a total
of 15 acres of irrigated landscape, which would increase the
cemetery’s water demand by 7.4 million gallons of water per year
(mgy). Incorporating the extended Phase 1 Project would increase the
water demand of the revised project to a total of 7.7 mgy. The 2011
MND determined that the increased demand for water from CCWD
(7.4 mgy) would not result in an increased extraction of groundwater
resources in the area. The revised project overall requires only a
minimal increase in non-potable water demand for irrigation. The
revised project has been reviewed by CCWD and approved by the
Environmental Health Division and found to not require new or
expanded entitlements. As the revised project would not include
improvements that require potable water, there would not be
increased demand for well water. Condition No. 53 requires
compliance with the County’s Water Efficient Landscape Ordinance.
3.

Conformance with County’s Zoning Regulations
a.

Resource Management (RM) Zoning District Regulations
The project site is located within the Resource Management (RM)
Zoning District. Per Section 6313 of the County Zoning Regulations,
the project requires the issuance of a RM Permit, as it involves
removal of vegetation over a large area. The requirement of a RM
Permit necessitates a review of the proposal against criteria outlined in
Chapter 20A (RM District Regulations) and Chapter 20A.2 of the
County Zoning Regulations (Development Review Criteria). The
following is an analysis of project compliance with applicable
Environmental Quality, Site Design, Water Resources, and Cultural
Resources Criteria: 5
Environmental Quality Criteria:
Criterion (h): When an extensive change in vegetative cover is
proposed, it must be demonstrated that the change will provide for
minimal adverse impact on microclimatic conditions, and similar
protection from erosion as that provided by the existing vegetation.

5

Where specific criteria are addressed by the discussion of compliance with other County policies in this
report, specific discussion of project compliance with the criteria has been omitted to avoid redundancy.
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Currently, as shown in photos of the site included in Attachment C, the
project area is largely disturbed and devoid of vegetation. In areas
that are vegetated, vegetation consists of weeds and non-native
grasses. Prior to the completion of the grading permit and building
permit for each project, the project area will be revegetated with
native, water efficient, and fire resistant landscaping that blends with
the surrounding environment, per Condition No. 47.
Site Design Criteria:
Criterion (f): The applicant shall demonstrate that the development
will not contribute to the instability of the parcel or adjoining lands and
that all structural proposals including excavation, and proposed roads
and other pavement have adequately compensated for adverse soil
engineering characteristics and other subsurface conditions. As
stated in the Subsequent MND/IS, due to the fact that the revised
project site is located on a high ridge, has a lack of shallow
groundwater, and is underlain by hard bedrock, the potential for
liquefaction to occur is generally low. However, additional instability of
underlying units may be attributed to differential settlement, soil creep,
or the triggering of localized slumps or landslides in response to
grading at the site. Deep fills that are planned for the project area may
induce some differential settlement in the underlying native materials.
This impact is considered potentially significant prior to mitigation.
Mitigation Measure 21 (Condition No. 31) requires, prior to grading,
the submittal of a subsurface investigation, including exploratory
borings, to be conducted in the area of the fill in order to determine the
thickness of the material, as well as the subsurface conditions beneath
the fill. In addition to new mitigation measures, Mitigation Measures
22 through 29 (Condition Nos. 32 through 39) incorporate the geologyrelated mitigation measures from the 2011 MND for the approved
Phase 1 Project. The project has also been reviewed and approved
by the County’s Department of Public Works and the Planning and
Building Department’s Geotechnical Engineer.
Water Resources Criteria:
Criterion (e): Projects shall utilize methods to maintain surface water
runoff at or near existing levels. As proposed, project drainage from
new impervious surfaces will be diverted from the adjoining property
by a proposed system of swales and v-ditches, whereby drainage will
be directed to a dissipation and infiltration area within the project area
(shown on Page C-2 of Attachment F). All drainage features are
required to comply with requirements for stormwater treatment as
contained in Provision C.3 of the NPDES Municipal Regional Permit
and the Drainage Policy of the Department of Public Works (Condition
No. 55).
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Criterion (f): Development, with the exception of agricultural uses and
public works and public safety projects, which might cause significant
adverse impacts upon the natural course or riparian habitat of any
stream, shall not be permitted. As discussed in the Subsequent
MND/IS and based upon the biological evaluation report prepared for
the project, there are also no wetlands, aquatic features, or sensitive
habitat types (e.g., native grasslands) in the project areas.
Cultural Resources Criteria:
Criterion (a): Whenever there is substantial indication that an
archaeological or paleontological site may exist within a project area,
an appropriate survey by qualified professionals shall be required as a
part of the Environmental Setting Inventory. As stated in the
Subsequent MND/IS, there is a vacant two-story building located
within the project site which appears to be relatively intact. The
historical significance of the building is unknown; however, the building
has unofficially been referred to as an old Coast Guard post. Grading
activities and reorganization of the “Maintenance Area” within the
revised project area could potentially impact this structure. Because
of the age of this building, the proposed improvements would be
considered a significant impact to a potential historical resource.
Mitigation Measures 13 and 14 (Condition Nos. 23 and 24) require the
applicant to prepare and submit to the County a historical resources
report prior to any alteration of the two-story building, as well as the
implementation of preservation, rehabilitation, restoration, and
reconstruction mitigations in the event that significant historical
resources are identified within the revised project site. Condition No.
26 requires the applicant to submit an archaeological study of the
project site, prior to the issuance of the grading permit “hard card.”
Condition No. 27 requires the applicant to stop work in the vicinity of
the find in the event of a discovery of a paleontological specimen
during any phase of the project, until it can be evaluated by a
professional paleontologist.
b.

Conformance with Use Permit Regulations
Cemetery use is not a permitted use in the RM District and requires
the issuance of a Use Permit. The County issued a use permit for the
operation of a cemetery facility at the project site in 1955 and the
subject project includes an amendment of the Use Permit to allow the
expansion of the use. Section 6503 (Procedure) requires that, in order
to grant the use permit as applied for or conditioned, the findings of
the Planning Commission must include:
“That the establishment, maintenance and/or conducting of the use
will not, under the circumstances of the particular case, result in a
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significant adverse impact to coastal resources, or be detrimental to
the public welfare or injurious to property or improvements in said
neighborhood.”
As discussed in the Subsequent MND/IS, the project, which involves
the expansion of the burial areas of the Skylawn cemetery by an
additional 7 acres over its 521-acre property, would not result in
significant land use change or significant aesthetic impacts. The
conversion of the project area (which currently consists of a
corporation yard, a grave spoils area, and ruderal grassland) would,
as proposed and conditioned, involve grading, re-contouring where
finished grades would blend with surrounding grades, and
revegetation of disturbed areas. The project may result in potential
significant impacts to air quality, biological resources, cultural
resources, geology and soils, climate change, hazards and hazardous
materials, and hydrology and water quality. Mitigation measures have
been included in the Subsequent MND/IS to reduce these project
impacts to a less than significant level. The project would not result in
damage to coastal resources, as the specific project site is not located
in the Coastal Zone.
c.

Conformance with Grading Regulations
The project involves approximately 7 acres of additional land
disturbance and 22,463 cubic yards (c.y.) of balanced cut and fill,
associated with the reconsolidation of fill for the Revised Phase 1
Project. The project site is located within the Junipero Serra (I-280)
State Scenic Corridor. Therefore, per Section 8604.3 of the Grading
Regulations, the grading permit is subject to review by the Planning
Commission. In order to approve this project, the Planning
Commission must make the required findings contained in the Grading
Regulations. The findings and supporting evidence are outlined
below:
(1)

That the project will not have a significant adverse effect on
the environment.
Per the Subsequent MND/IS, project grading may result in
substantial soil erosion or the loss of topsoil and impacts to
water quality. Mitigation Measure 26 (Condition No. 36) requires
submittal of an Erosion Control Plan, prior to start of grading, to
include additional stormwater pollution prevention measures
than those shown on the Conceptual Erosion Control Plan and
to demonstrate compliance with the San Mateo Countywide
Stormwater Pollution Prevention Program “General Construction
and Site Supervision Guidelines.” Mitigation Measure 28
requires the applicant to limit project grading to the dry season
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(May 1 to September 30) and provide to the Current Planning
Section a schedule to include the date of erosion control
installation and start of grading operations through to project
completion and project area re-vegetation, prior to start of
grading. Mitigation Measure 29 requires monitoring of erosion
control measures by the project civil engineer. Additionally,
Mitigation Measure 33 requires the applicant to obtain coverage
under the State General Construction Activity NPDES Permit as
the area of land disturbance exceeds 1 acre. Implementation of
mitigation measures of the Subsequent MND/IS would reduce
project impact to water quality to a less than significant level.
For a detailed discussion of potential environmental impacts
associated with the project, including biological resources,
cultural resources, geology/soils, and hydrology and water
quality, please reference Attachment H. Mitigation measures of
the Subsequent MND/IS have been incorporated as Condition
Nos. 11 through 44 in Attachment A.
(2)

That the project conforms to the criteria of Chapter 8,
Division VII, San Mateo County Ordinance Code, including
the standards referenced in Section 8605.
The project, as proposed, mitigated and conditioned, conforms
to the standards in the Grading Regulations, including timing of
grading activity, erosion and sediment control, and dust control.
Condition No. 11 requires implementation of dust control
measures. Condition Nos. 36 through 39 ensure compliance
with County stormwater requirements, including limiting grading
to the dry season (May 1 to September 30). The project has
been reviewed and approved by the County’s Department of
Public Works and the Planning and Building Department’s
Geotechnical Engineer.

(3)

That the project is consistent with the General Plan.
The General Plan land use designation for the property is
General Open Space. As proposed and conditioned, the project
complies with applicable General Plan policies, as discussed in
Section I.B of this report.

B.

ENVIRONMENTAL REVIEW
As the project involves a substantial alteration of the land and may potentially
result in negative impacts to a scenic corridor and to special-status plant and
wildlife species, the project is not exempt from the California Environmental
Quality Act (CEQA) review per Section 15300.2. The County prepared and
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circulated an Initial Study/Mitigated Negative Declaration (2011 MND) on
October 30, 2010 for the Phase 1 Project, which was certified by the Planning
Commission on August 10, 2011, in conjunction with the approval of the Phase 1
project.
The applicant has since submitted the subject proposal to revise the Phase 1
Project area to add an additional approximate 7 acres of land. The County
determined that the appropriate CEQA review for the project revision was a
“subsequent” Mitigated Negative Declaration. A subsequent Mitigated Negative
Declaration is circulated, while a Mitigated Negative Declaration addendum would
not be circulated. CEQA Guidelines, Section 15162, states that a subsequent
Mitigated Negative Declaration is required when a lead agency determines that
“substantial changes are proposed in the project which will require major revisions
of the previous EIR or negative declaration due to the involvement of new
significant environmental effects or a substantial increase in the severity of
previously identified significant effects.” New potential significant effects have
been identified in the areas of historical resources (e.g., vacant house). Also, a
substantial increase in the severity of previously identified significant effects has
been identified in the areas of geological impacts (where new studies showed that
a 4-acre portion of the Phase 1 Project area was found to have unstable soils and
steeper than expected slopes) and paleontological resources (a mitigation
measure for protection of such resources was not included in the 2011 MND).
A Subsequent MND/IS for the Revised Phase 1 Project was issued in
conformance with CEQA Guidelines. The public review period for this document
commenced on March 7, 2014 and will end on April 7, 2014. 6 As of the
publication date of this report, no comments regarding these documents were
received. Any subsequent comments will be addressed at the public hearing of
April 9, 2014.
The following is a summary of impacts and associated mitigation measures
identified in the Subsequent MND/IS:
•

Biological Resources: While there are no wetlands, aquatic features,
sensitive habitat types or trees in or bordering the Phase 1 Extension
Project area, the project could result in potential impacts to Steelhead, San
Francisco Dusky-Footed Woodrat, Special-Status Bat Species, Western
Pond Turtle, and Raptors and Other Nesting Birds. The Subsequent
MND/IS includes a detailed impact analysis and required mitigation of
impacts with the addition of Mitigation Measures 3 through 5. These
mitigation measures require pre-construction surveys/evaluations of the
project area/vicinity for active woodrat nests with young, active bat maternity
roosts, and nesting birds. Implementation of mitigation measures of the

6

A draft of the Subsequent MND/IS was prepared by CirclePoint, which was reviewed and edited by the
County prior to the County’s release of the document. CirclePoint also prepared the Initial Study of the
2011 MND.
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Subsequent MND/IS would reduce project impact to wildlife species to a
less than significant level.
•

Cultural Resources: Due to the proposal to demolish a vacant two-story
building of unknown historical significance, the project could result in
significant impacts to a potential historical resource. Mitigation Measures
13 and 14 (Condition Nos. 23 and 24) require the applicant to prepare and
submit to the County a historical resources report prior to any alteration of
the two-story building, as well as the implementation of preservation,
rehabilitation, restoration, and reconstruction mitigations in the event that
significant historical resources are identified within the revised project site.
Condition Nos. 26 and 27 require the applicant to submit an archaeological
study of the project site and to stop work in the event of a discovery of a
paleontological specimen during any phase of the project, until it can be
evaluated by a professional paleontologist.

•

Geology and Soils: Instability of underlying units within the project area may
be attributed to differential settlement, soil creep, or the triggering of
localized slumps or landslides in response to grading at the site. Deep fills
that are planned for the project area may induce some differential settlement
in the underlying native materials. These impacts are considered potentially
significant prior to mitigation. Mitigation Measure 21 (Condition No. 31)
requires, prior to grading, the submittal of a subsurface investigation,
including exploratory borings, to be conducted in the area of the fill in order
to determine the thickness of the material, as well as the subsurface
conditions beneath the fill. Also, Mitigation Measures 22 through 29
(Condition Nos. 32 through 39) incorporate the geology-related mitigation
measures from the 2011 MND for the approved Phase 1 Project.

As stated in the Subsequent MND/IS, the project may also result in impacts to
hydrology and water quality related to proposed grading operations and noise
impacts related to temporary noise generated by proposed grading and
construction activities. All mitigation measures of the Subsequent MND/IS,
including those requiring erosion control and imposing noise limitations, have
been incorporated as conditions of approval in Attachment A. As proposed and
mitigated, the project would not result in any significant environmental impacts. It
should be noted that the mitigation measures of the 2011 MND have been revised
and incorporated as conditions of approval of this project. Therefore, the
mitigation measures of the 2011 MND would be superseded by the mitigation
measures of the Subsequent MND/IS, once certified.
C.

REVIEWING AGENCIES
County Planning and Building Department’s Geotechnical Engineer
County Environmental Health Division
County Department of Public Works
County Building Inspection Section

22

California Department of Forestry and Fire Protection (Cal-Fire)
California Department of Transportation (CalTrans)
Committee for Green Foothills
San Francisco Public Utilities Commission
Coastside County Water District (CCWD)
ATTACHMENTS
A.

Recommended Findings and Conditions of Approval

B.

Vicinity Map

C.

Cemetery Map, Aerial View of Project Area, and Photo of Vacant House

D.

Project Area in Relation to Scenic Corridor Map

E.

Original Phase 1 Project Location Map (Figure 2), Revised Project Map (Figure 3),
and Proposed Development Map (Figure 4)

F.

Project Plans: Title Sheet and Specifications, Existing Site Plan, Conceptual
Grading and Drainage Plan, Conceptual Sections and Earthwork, Pages C0.0
through C3.0, E.T. Easter, Inc., dated January 2013

G.

Conceptual Erosion Control Plan, Page C4.0, E.T. Easter, Inc., dated
January 2013

H.

Subsequent Mitigated Negative Declaration/Initial Study (MND/IS), released
March 7, 2014 (with limited attachments; all attachments are available at the
Planning Counter)

I.

Letter of Decision, Planning Commission Approval of a Master Use Permit,
Resource Management Permit, and Grading Permit, dated August 12, 2011

Note: Initial Study/Mitigated Negative Declaration, certified on August 10, 2011, is
available at the Planning Counter.
CML:jlh/pac – CMLY0216_WJU.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 2010-00026
Prepared By: Camille Leung
Project Planner

Hearing Date: April 9, 2014

For Adoption By: Planning Commission

RECOMMENDED FINDINGS
Regarding the Environmental Review, Find:
1.

That the Subsequent Mitigated Negative Declaration/Initial Study is complete,
correct and adequate, and prepared in accordance with the California
Environmental Quality Act (CEQA) and applicable State and County Guidelines.
An Initial Study was completed and a Subsequent Mitigated Negative Declaration
issued in conformance with CEQA Guidelines. The public review period for this
document was March 7, 2014 to April 7, 2014.

2.

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, if subject to the mitigation measures contained in the Mitigated
Negative Declaration, will have a significant effect on the environment. For
impacts identified in the Subsequent Mitigated Negative Declaration/Initial Study
(Subsequent MND/IS) as “significant unless mitigated,” the applicant has concurred to the implementation of mitigation measures which, when implemented,
ensure that impacts are not significant. The Subsequent MND/IS identifies
potential significant impacts to air quality, biological resources, cultural resources,
geology and soils, climate change, hazards and hazardous materials, and
hydrology and water quality. All mitigation measures of the Subsequent MND/IS
have been incorporated as conditions of approval in this attachment. As proposed
and mitigated, the project would not result in any significant environmental
impacts.

3.

That the mitigation measures identified in the Subsequent MND/IS, agreed to by
the applicant, placed as conditions on the project, and identified as part of this
public hearing, have been incorporated as conditions of project approval
(Condition Nos. 11 through 44 below).

4.

That the Negative Declaration reflects the independent judgment of the County.
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Regarding the Resource Management Permit, Find:
5.

That the project is in conformance with the development review criteria for the
Resource Management (RM) District as contained within Chapter 20A.2 of the
Zoning Regulations. The project, as proposed and conditioned, complies with the
policies and objectives of the RM District, including development standards and
Site Design, Water Resources, Cultural Resources, and Primary Scenic
Resources Criteria. As proposed and conditioned, the project is designed to fit its
environment, would replace removed vegetation and proposes additional new
landscaping, would reduce project impact to wildlife species to a less than
significant level, incorporates geology-related mitigation measures, improves
stormwater drainage through bioswales and other drainage features, and would
not result in visual impacts to the I-280 State Scenic Corridor.

Regarding Use Permit, Find:
6.

That the establishment, maintenance and/or conducting of the use will not, under
the circumstances of the particular case, result in a significant adverse impact to
coastal resources, or be detrimental to the public welfare or injurious to property
or improvements in said neighborhood. As discussed in the Subsequent MND/IS,
the project may result in potential significant impacts to air quality, biological
resources, cultural resources, geology and soils, climate change, hazards and
hazardous materials, and hydrology and water quality. Mitigation measures have
been included in the Subsequent MND/IS to reduce these project impacts to a
less than significant level. The project would not result in damage to coastal
resources, as the specific project site is not located in the Coastal Zone.

Regarding the Grading Permit, Find:
7.

That the granting of the permit will not have a significant adverse effect on the
environment. After reviewing the Subsequent MND/IS as required by CEQA, staff
found that if all mitigation measures were implemented, there would not be a
significant adverse effect on the environment. All recommended mitigation
measures in the Subsequent MND/IS as they apply to the project have been
incorporated as conditions of approval, below.

8.

That the project conforms to the criteria of Chapter 8, Division VII, San Mateo
County Ordinance Code, including the standards referenced in Section 8605. The
project, as proposed and conditioned, conforms to the standards in the Grading
Regulations, including timing of grading activity, erosion and sediment control, and
dust control. The project has been reviewed and approved by the County’s
Department of Public Works and the Planning and Building Department’s
Geotechnical Engineer.

9.

That the project is consistent with the General Plan. The project, as proposed and
conditioned, conforms to all applicable General Plan Policies, including policies
that encourage the preservation and management of sensitive habitats, regulate
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grading activities, protect scenic corridors, protect the San Francisco watershed
lands, and encourage efficient water use. As proposed, the project would utilize
non-potable water for irrigation. As proposed and conditioned, the project protects
biological resources, soils resources, and views from I-280 and the San Francisco
watershed lands by implementing recommended mitigation measures of the
Subsequent MND/IS.
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 April 9,
2014. Modifications beyond that which was approved by the Planning
Commission will be subject to review and approval by the Community
Development Director and may require review at a public hearing. Minor
modifications that are consistent with the intent of, and in substantial conformance
with, this approval may be approved at the discretion of the Community
Development Director.

2.

The Master Use Permit Amendment, Resource Management Permit, and Grading
Permit, shall be valid for twenty (20) years (Phase 1) from the approval date of the
original Phase 1 Project, through August 10, 2031. If continuation of this use is
desired, the applicant shall file a use permit renewal application with the Planning
and Building Department six (6) months prior to the permit’s expiration and pay
the fees applicable at that time. Any further cemetery development beyond the
Phase 1 projects included in this permit shall be reviewed against the regulations
in place at the time of application.

National Pollutant Discharge Elimination System (NPDES) Municipal Regional Permit
(MRP) Provision C.3. Requirements:
3.

Based on the completed C3 and C.6 Development Review Checklist submitted by
the applicant on March 4, 2013, new and replaced project impervious surface
exceeds 10,000 sq. ft. totaling 12,700 square feet. The applicant shall prepare a
Stormwater Management Plan (SWMP) that includes, at a minimum, exhibit(s)
showing drainage areas and location of Low Impact Development (LID) treatment
measures; project watershed; total project site area and total area of land
disturbed; total new and/or replaced impervious area; treatment measures and
hydraulic sizing calculations; a listing of source control and site design measures
to be implemented at the site; hydromodification management measures and
calculations, if applicable; NRCS soil type; saturated hydraulic conductivity rate(s)
at relevant locations or hydrologic soil type (A, B, C or D) and source of
information; elevation of high seasonal groundwater table; a brief summary of how
the project is complying with Provision C.3 of the Municipal Regional Permit
(MRP); and detailed Maintenance Plan(s) for each site design, source control and
treatment measure requiring maintenance. Treatment controls shall be designed
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and sized to treat runoff from new and/or replaced impervious areas only.
Regarding hydromodification management measures, since this project is being
developed in phases, when the combined impervious areas of the entire phase
reaches the limits set by the MRP, then the applicant shall have a licensed civil
engineer review the project to determine if the combined project satisfies
hydromodification management requirements, or if not, then additional measures
will be added to the project to meet these requirements.
4.

Based on the completed C3 and C.6 Development Review Checklist submitted by
the applicant on March 4, 2013, the applicant proposes to use infiltration methods,
including bioinfiltration and an infiltration trench. The following Conditions of
Approval apply, if the applicant has demonstrated that it is feasible to infiltrate
80% of the average annual runoff volume:
a.

In-situ infiltration rate shall be determined or confirmed by means of
percolation testing for all infiltration treatment measures and devices.

b.

Infiltration devices shall not be used where confirmed seasonal high
groundwater is less than 10 feet from the bottom of infiltration measure or
device.

c.

Infiltration treatment measures or devices shall be designed in accordance
with the infiltration guidance in Appendix E of the C.3 Technical Guidance.

d.

All infiltration devices shall be located and designed to ensure no damage
will occur to surrounding improvements from underground water.

e.

Soil media within the bioinfiltration measure shall consist of 18 inches of
biotreatment soil consistent with Attachment L of the MRP.

f.

Other parameters of final design shall be consistent with the design
guidelines presented in the latest version of the C.3 Technical Guidance.

5.

LID treatment measures to be shown on final improvement or grading plans shall
not differ materially from the LID treatment measures presented on the project
plans, approved on April 9, 2014, without written approval from the Planning
Department.

6.

The property owner shall comply with the following Operation and Maintenance
Agreement Requirements:
a.

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 measures according the approved Maintenance Plan(s), for the life
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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.
b.

The 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.

c.

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.

d.

Approved Maintenance Plan(s) shall be kept on-site and made readily
available to maintenance crews. Maintenance Plan(s) shall be strictly
adhered to.

e.

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. A
statement to that effect shall be made a part of the Maintenance Agreement
for the property.

f.

The 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.

C.3 Facility Installation Requirement:
7.

Within one (1) week of the installation date of the approved facility, the project civil
engineer shall notify Richard Lee, Associate Engineer, Department of Public
Works, by email rlee@smcgov.org, or fax at 650/363-4859. Notice shall include
the installation date of the last component of the approved facility and the name of
the project civil engineer. The County will perform a final inspection of the
approved facility within 45 days of the date of installation.

Tree Protection:
8.

This permit does not authorize the removal of any trees with trunk circumference
of more than 55 inches. Such activity would require application for and issuance
of a separate Resource Management (RM) Permit. The property owner shall
implement the following tree protection plan as required by Mitigation Measure 12:
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a.

Tree protection zones shall be delineated using 4-foot tall orange plastic
fencing supported by poles pounded into the ground, located as close to the
driplines as possible while still allowing room for construction/grading to
safely continue.

b.

The property owner shall maintain tree protection zones free of equipment
and materials storage and shall not clean any equipment within these areas.

c.

Should any large roots or large masses of roots need to be cut, the roots
shall be inspected by a certified arborist or registered forester prior to
cutting.

d.

Any root cutting shall be monitored by an arborist or forester and
documented.

e.

Roots to be cut should be severed cleanly with a saw or toppers.

f.

Normal irrigation shall be maintained, but oaks should not need summer
irrigation.

The above information shall be on-site at all times.
Grading and Erosion Control:
9.

10.

For the final approval of the grading permit, the property owner shall ensure the
performance of the following activities within thirty (30) days of the completion of
grading at the project site:
a.

The engineer shall submit written certification that all grading has been
completed in conformance with the approved plans, conditions of
approval/mitigation measures, and the Grading Regulations to the
Department of Public Works and the Planning and Building Department’s
Geotechnical Engineer.

b.

The geotechnical consultant shall observe and approve all applicable work
during construction and sign Section II of the Geotechnical Consultant
Approval form, for submittal to the Planning and Building Department’s
Geotechnical Engineer and Current Planning Section.

Regarding the entry/exit modifications to Skyline Memorial Park off of Highway 92
(just east of the junction of Highway 35), the applicant shall refine the plan (as
preliminarily submitted to CalTrans) to reflect all of their comments per their email
dated February 24, 2014. Upon resubmittal to CalTrans and approval, the
applicant shall obtain the required encroachment permit from CalTrans to initiate
the work, which will require CalTrans’ final inspection approval upon completion.
This work shall be completed (with CalTrans’ final inspection approval) prior to the
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completion of the next significant grading expansion project undertaken by
Skylawn, as an element anticipated under this Master Use Permit approval.
Condition Nos. 11 through 44 are mitigation measures from the Subsequent MND/IS
made available on March 7, 2014 (changes made to the mitigation measures of the
2011 MND and the addition of new mitigation measures, are shown in strike-through
and underline format): 7
11.

Mitigation Measure 1 (2011 MND Mitigation Measure 20): The applicant shall
submit a dust control plan to the Planning and Building Department prior to any
Phase 1 grading or construction activities. The approved measures shall be
implemented prior to beginning any grading and/or construction activities and shall
be maintained for the duration of the project grading and/or construction activities.
The plan shall, at minimum, include all the “Basic Control Measures” listed in
Table 2 4 of the BAAQMD CEQA Guidelines (see Appendix D):
a.

Water all active construction areas at least twice daily.

b.

Cover all trucks hauling soil, sand and other loose materials or require all
trucks to maintain at least 2 feet of freeboard.

c.

Pave, apply water three times daily, or apply (non-toxic) soil stabilizers on all
unpaved access roads, parking areas and staging areas at construction
sites.

d.

Sweep daily (with water sweepers) all paved access roads, parking areas
and staging areas at construction sites.

e.

Sweep streets daily (with water sweepers) if visible soil material is carried
onto adjacent public streets.

Additional measures may be required in order to ensure that construction-related
activities do not generate elevated levels of dust particulates at any point
throughout the duration of the project.
12.

Mitigation Measure 2 (2011 MND Mitigation Measure 12): Prior to initial
vegetation removal and/or grading activities in the upland portions of the
construction zone, Phase 1 area, a pre-construction clearance surveys shall be
conducted for the California red-legged frog and San Francisco garter snake by a
qualified biologist. Should either species be identified, construction activities shall
be immediately halted until the frog or snake leaves the construction zone on its
own, or is removed by a qualified biologist in possession of an appropriate permit

7

Mitigation measures may include requirements applicable to other activities and locations not covered
by this permit. Under this permit, the Property Owner is only responsible for the implementation of
mitigation measures as they apply to this project.
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and authorized by the USFWS. The USFWS shall be immediately notified if either
species is observed.
Additionally, following the pre-construction clearance survey and prior to any
construction-related grading or excavation activities, vegetation will be mowed to
eliminate cover habitat for wildlife. A biological monitor would walk in front of the
mower to ensure that the California red-legged frog and San Francisco garter
snake are not present.
13.

Mitigation Measure 3 (2011 MND Mitigation Measure 17): No earlier than
30 days prior to the commencement of any construction activities in coastal scrub
or woodland habitats, a survey shall should be conducted to determine if active
woodrat nests (stick houses) with young are present within the disturbance zone
or within 50 feet of the disturbance zone. If active woodrat nests with young are
identified, a fence shall should be erected around the nest site at a distance
adequate to provide the woodrat sufficient foraging habitat at the discretion of a
qualified biologist. Clearing and construction within the fenced area would be
postponed or halted until young have left the nest. A qualified biologist should
serve as a construction monitor during those periods when disturbance activities
will occur near active nest areas to ensure that no inadvertent impacts on these
nests occur. If woodrats or nests are observed within the disturbance footprint
outside of the breeding period, individuals should be relocated to a suitable
location within the Environmental Protection Zone by a qualified biologist in
possession of a scientific collecting permit. This will be accomplished by
dismantling woodrat nests (outside of the breeding period), to allow individuals to
relocate to suitable habitat within the adjacent Environmental Protection Zone.
The Environmental Protection Zone contains large expanses of suitable woodrat
habitat that would be protected.

14.

Mitigation Measure 4 (2011 MND Mitigation Measure 18): If trees or structures
are to be removed during the breeding season of native bat species (generally
April 1 through August 31 in California), the presence of active bat maternity
roosts should be evaluated by a qualified biologist. If the trees/structures to be
removed are determined to provide potential bat roosting habitat, a focused
survey should then be conducted to determine if an active maternity roost of a
special-status bat species is bats are present. Should an active maternity roost of
a special-status bat species be identified, the roost should not be disturbed until
the roost is vacated and juveniles have fledged, as determined by the biologist.
Once all young have fledged, the tree/structure may be removed.
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15.

Mitigation Measure 5 (2011 MND Mitigation Measure 19): If a construction
project would commence anytime during the nesting/breeding season of native
bird species potentially nesting on the site (typically February through August in
the project region), a pre-construction survey of the project vicinity for nesting
birds shall be conducted. This survey shall be conducted by a qualified biologist
(i.e., experienced with the nesting behavior of bird species of the region) within
two weeks of the commencement of construction activities. The intent of the
survey would be to determine if active nests of special-status bird species or other
species protected by the Migratory Bird Treaty Act and/or the California Fish and
Game Code are present within the construction zone or within 500 feet of the
construction zone. The survey area would include all trees and shrubs in the
construction zone and a surrounding 500-feetfoot area. The survey should be
timed such that the last survey is concluded no more than two weeks prior to
initiation of construction. If ground disturbance activities are delayed following a
survey, then an additional pre-construction survey should be conducted such that
no more than two weeks will have elapsed between the last survey and the
commencement of ground disturbance activities.
If active nests are found in areas that could be directly affected or are within
500 feet of construction and would be subject to prolonged construction-related
noise, a no-disturbance buffer zone shall be created around active nests during
the breeding season or until a qualified biologist determines that all young have
fledged. The size of the buffer zones and types of construction activities restricted
within them will be determined through consultation with the CDFG, taking into
account factors such as the following:
a.

Noise and human disturbance levels at the construction site at the time of
the survey and the noise and disturbance expected during the construction
activity;

b.

Distance and amount of vegetation or other screening between the
construction site and the nest; and

c.

Sensitivity of individual nesting species and behaviors of the nesting birds.

Limits of construction to avoid an active nest shall should be established in the
field with flagging, fencing, or another appropriate barrier, and construction
personnel should be instructed on the sensitivity of nest areas. The biologist shall
should serve as a construction monitor during those periods when construction
activities would occur near active nest areas of special-status bird species to
ensure that no impacts on these nests occur.
16.

Mitigation Measure 6 (2011 MND Mitigation Measure 9): An updated rare plant
survey shall be conducted by a qualified botanist prior to any construction
activities commencing after spring of 2012 in the Long-Term Development Area.
Should any rare plant species be identified, these populations should be avoided
to the extent practical. If removal of special-status plant species is required,
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transplanting to a suitable location in the Environmental Protection Zone will be
considered as the first option. Given that the rare plant species of primary
concern are evergreen shrubs or lilies, transplanting should be feasible. Prior to
the transplanting of any rare plant species, a plant relocation plan shall be
developed by a qualified botanist. At a minimum, the plan shall demonstrate the
feasibility of replacing the number of individual plants to be removed at a 1:1 ratio.
The This plan shall, at a minimum, specify the following: (1) the location of
mitigation sites in the Environmental Protection Zone or other suitable locations;
(2) methods for harvesting seeds and salvaging and transplantation of individual
bulbs/plants to be impacted; (3) site preparation procedures for the mitigation site;
(4) a schedule and action plan to maintain and monitor the mitigation area;
(5) a list of criteria and performance standards by which to measure success of
the mitigation site(s); and (6) measures to exclude unauthorized entry into the
mitigation areas; and (76) contingency measures in the event that mitigation
efforts are not successful. The plan shall be subject to the approval of the
Planning and Building Department prior to the removal of any special-status plant
species.
17.

Mitigation Measure 7 (2011 MND Mitigation Measure 10): Prior to any grading
or construction activities within or adjacent to the Land and Water Management
Zones, a qualified botanist shall conduct a survey of the immediate work areas to
determine whether any rare plant species are present. If any such species are
identified, the botanist shall consult with the Planning and Building Department
staff to determine how to proceed. No grading or construction activities shall
occur in the area until the botanist and County staff have agreed on an
appropriate course of action that will minimize adverse impacts to special-status
plant species in the area.

18.

Mitigation Measure 8 (2011 MND Mitigation Measure 16): The outer limits of
the stand of native grassland located within the Land and Water Management
Zone adjacent to Phase 1 development area the Long-Term Development Area
shall be identified by a qualified biologist and marked with wooden stakes or other
equivalent markers. Development activities would not occur within this area.
Land management activities shall not be allowed within the identified area, unless
the timing and nature of the activity is found to not pose a threat to bay the Bay
checkerspot butterfly by a qualified biologist.

19.

Mitigation Measure 9 (2011 MND Mitigation Measure 13): Prior to the
commencement of construction activities within 50 feet of a wetland or riparian
woodland, a pre-construction clearance survey of the area shall be conducted by
a qualified biologist for the California red-legged frogs and San Francisco garter
snake. Should either species be identified, construction activities should be halted
until the animal leaves the construction zone on its own, or is removed by a
qualified biologist in possession of an appropriate permit and authorized by the
USFWS. If it is determined that no red-legged frogs or garter snakes are present,
temporary exclusionary fencing shall then be installed around the perimeter of
the wetland/riparian woodland and adjacent construction areas. The fencing
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shall be maintained throughout the duration of construction activities near the
wetland/riparian area. The adequacy of the fencing to prevent frogs and snakes
from entering the construction zone shall be approved by a qualified biologist prior
to the commencement of construction activities and shall be inspected daily to
ensure it continues to operate effectively.
20.

Mitigation Measure 10 (2011 MND Mitigation Measure 14): In order to prevent
the accidental removal of wetland habitat (and potentially damaging the habitat of
an endangered wildlife species), a qualified biologist shall determine and mark in
the field the extent of all wetland areas in and adjacent to Phase 1 development
zones near the Long-Term Development Area (see Figure 5). Any grading or
construction activities within 50 feet of any wetland habitat shall be referred to and
reviewed by the United Stated Fish and Wildlife Service (USFWS) prior to commencement of any construction activities. Prior to any disturbance within 50 feet
of wetland habitats, proof of consultation with and approval by the USFWS shall
be submitted to the Planning and Building Department.

21.

Mitigation Measure 11 (2011 MND Mitigation Measure 15): The San Francisco
garter snake is a California Fully Protected Species, which means that the
California Department of Fish and Game (CDFG) cannot authorize the take of the
species and needs to ensure the adequacy of the avoidance measures to be
implemented. Therefore, the CDFG shall be consulted prior to the implementation
of construction activities within 50 feet of a wetland habitats and any further
recommended avoidance measures shall be implemented. Prior to any
disturbance within 50 feet of wetland habitats, proof of consultation with and
approval by the CDFG shall be submitted to the Planning and Building
Department.

22.

Mitigation Measure 12 (2011 MND Mitigation Measure 11): Prior to the
commencement of construction activities, a tree survey shall be conducted by a
qualified arborist indicating all the trees that could be removed or otherwise
harmed during Phase 1 construction. At a minimum, the survey shall identify the
size (diameter at breast height), species, and condition of the trees. The survey
shall also identify which of these trees are considered protected, significant, or
heritage trees. If any such trees are identified by the arborist within Phase 1
Project areas, the project applicant shall implement tree protection measures to
ensure said trees are not damaged during construction. These measures may
include protective fencing, prohibiting construction/grading activities within the
dripline of trees to be preserved, or other appropriate measures approved by the
Planning and Building Department.

23.

Mitigation Measure 13 (New Mitigation Measure): In accordance with the
Secretary of the Interior’s Standards and Guidelines, the identification of historical
resources shall be undertaken for the purpose of locating historic properties on
the project site, and shall be composed of a number of activities which include, but
are not limited to, archival research, informant interviews, field survey and
analysis. Such report shall be provided to the Current Planning Section, prior to
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any alteration of the two-story building. Any alteration is subject to the review and
approval of the Community Development Director and, depending on the scope of
alteration, may require a building permit. Combinations of these activities may be
selected and appropriate levels of effort assigned to produce a flexible series of
options. A qualified archaeologist shall be retained to conduct the identification of
historical resources within the extended Phase 1 project area.
24.

25.

Mitigation Measure 14 (New Mitigation Measure): Should significant historical
resources be identified within the revised project site, the following preservation,
rehabilitation, restoration, and reconstruction mitigations would reduce project
impacts to a less than significant level.
a.

The project applicant shall preserve and retain any architectural resources
eligible for listing on the California Register of Historical Resources (CRHR)
in their original setting, or rehabilitate the resources according to the
Secretary of the Interior’s Standards for the Treatment of Historic Properties
with Guidelines for Preserving, Rehabilitating, Restoring, and
Reconstructing Historic Buildings, or the Secretary of the Interior’s
Standards for Rehabilitation and Guidelines for Rehabilitating Historic
Buildings (1995). New construction near each resource should be
consistent with their historic character.

b.

The project applicant shall preserve and relocate any architectural
resources eligible for listing on the CRHR to a different location in the
vicinity of their existing locations, or to a different location within the project
site appropriate to their historic character, or rehabilitate the resources
according to the Secretary of the Interior’s Standards for the Treatment of
Historic Properties with Guidelines for Preserving, Rehabilitating, Restoring,
and Reconstructing Historic Buildings, or the Secretary of the Interior’s
Standards for Rehabilitation and Guidelines for Rehabilitating Historic
Buildings (1995). New construction near each building should be consistent
with their historic character.

c.

The project applicant shall integrate and reuse architectural resources
eligible for listing on the CRHR into the new cemetery development, or
rehabilitate the resources according to the Secretary of the Interior’s
Standards for the Treatment of Historic Properties with Guidelines for
Preserving, Rehabilitating, Restoring, and Reconstructing Historic Buildings,
or the Secretary of the Interior’s Standards for Rehabilitation and Guidelines
for Rehabilitating Historic Buildings (1995). New construction near each
building should be consistent with its historic character.

Mitigation Measure 15 (2011 MND Mitigation Measure 24): If archaeological
and/or cultural resources are encountered during grading or construction
activities, work shall be temporarily halted in the vicinity within 30 feet of the
discovered materials and workers shall avoid altering the materials and their
context until a qualified professional archaeologist has evaluated the situation and
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provided appropriate recommendations. The project applicant or archaeologist
shall immediately notify the Current Planning Section of any discoveries made and
shall provide the Current Planning Section with a copy of the archaeologist’s
report and recommendations prior to any further grading or construction activity in
the vicinity.
26.

Mitigation Measure 16 (New Mitigation Measure): Prior to the issuance of the
grading permit “hard card,” the applicant shall submit an archaeological study of
the project site (with the exception of those areas determined not to have cultural
resources). The study shall also show the results of attempts to contact local
Native American tribe(s) regarding traditional, cultural, and religious heritage
values.

27.

Mitigation Measure 17 (New Mitigation Measure): A discovery of a
paleontological specimen during any phase of the project shall result in a work
stoppage in the vicinity of the find until it can be evaluated by a professional
paleontologist. Should loss or damage be detected, additional protective
measures or further action (e.g., resource removal), as determined by a
professional paleontologist, shall be implemented to mitigate the impact.

28.

Mitigation Measure 18 (New Mitigation Measure): Use existing roads to the
maximum extent feasible to avoid additional surface disturbance.

29.

Mitigation Measure 19 (New Mitigation Measure): During all phases of the
project, keep equipment and vehicles within the limits of the previously disturbed
areas of the project site. All areas to remain undisturbed shall be delineated on
the Erosion Control Plan and the plan shall include measures, such as a fence or
other kind of barrier, to demarcate the “limit of disturbance.” The property owner
shall demonstrate the implementation of these measures prior to issuance of the
grading permit “hard card.”

30.

Mitigation Measure 20 (New Mitigation Measure): The property owner,
applicant, and contractors must be prepared to carry out the requirements of
California State law with regard to the discovery of human remains during
construction, whether historic or prehistoric. In the event that any human remains
are encountered during site disturbance, all ground-disturbing work shall cease
immediately and the County coroner shall be notified immediately. If the coroner
determines the remains to be Native American, the Native American Heritage
Commission shall be contacted within 24 hours. A qualified archaeologist, in
consultation with the Native American Heritage Commission, shall recommend
subsequent measures for disposition of the remains.
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31.

Mitigation Measure 21 (New Mitigation Measure): Prior to any project grading,
a subsurface investigation, including exploratory borings, shall be conducted in
the area of the fill in order to determine the thickness of the material, as well as
the subsurface conditions beneath the fill. This information will be necessary to
guide future corrective grading and guidance for construction, drainage, etc. The
report shall be submitted to the San Mateo County Planning and Building
Department for review by the County Geologist prior to commencement of any
grading or construction activities.

32.

Mitigation Measure 22 (2011 MND Mitigation Measure 1): A design level
geotechnical investigation of the Phase 1 Area shall be performed prior to any
project grading. The report shall include a static and seismic slope stability
analysis of the Phase 1 Area to be graded and developed. The specific mitigation
measures to be utilized in order to stabilize identified landslides and areas of
potential seismically induced landslides in the Phase 1 Area shall be presented in
the report. The report shall be submitted to the San Mateo County Planning and
Building Department for review by the County Geologist prior to commencement
of any grading or construction activities.

33.

Mitigation Measure 23 (2011 MND Mitigation Measure 6): Any fills used at the
project site shall be properly placed with keyways and subsurface drainage, and
adequately compacted following the recommendations of the final geotechnical
report and geotechnical engineer, in order to significantly reduce fill sediment.
Underground utilities shall be designed and constructed using flexible connection
points to allow for differential settlement.

34.

Mitigation Measure 24 (2011 MND Mitigation Measure 7): Foundation plans
shall be submitted to the Planning and Building Department for review prior to
issuance of building permits. All foundation excavations shall be observed during
construction by the geotechnical engineer to ensure that subsurface conditions
encountered are as anticipated. As-built documentation shall also be submitted to
the Planning and Building Department.

35.

Mitigation Measure 25 (2011 MND Mitigation Measure 2): The applicant shall
obtain a grading permit hard card from the Planning and Building Department prior
to commencement of any grading or construction activities.

36.

Mitigation Measure 26 (2011 MND Mitigation Measure 3): Prior to beginning
any construction activities, the applicant shall submit an Erosion and Sediment
Control Plan to include the proposed measures of the Conceptual Erosion Control
Plan and additional measures as follows for review and approval by the San
Mateo County Planning and Building Department. The plan must be fully
implemented and inspected by County Planning and Building Department staff
prior to the commencement of any construction and/or grading activities and shall
be maintained throughout the duration of the project. Erosion control measure
deficiencies, as they occur, shall be immediately corrected. The goal is to prevent
sediment and other pollutants from leaving the project site and to protect all
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exposed earth surfaces from erosive forces. Said plan shall adhere to the San
Mateo Countywide Water Pollution Prevention Program (SMCWPPP) “General
Construction and Site Supervision Guidelines,” including:
a.

Stabilizing all denuded areas and maintaining erosion control measures
continuously between October 151 and April 1530. Stabilizing shall include
both proactive measures, such as the placement of hay bales or coir netting,
and passive measures, such as revegetating disturbed areas with plants
propagated from seed collected in the immediate area.

b.

Storing, handling, and disposing of construction materials and wastes
properly, so as to prevent their contact with stormwater.

c.

Controlling and preventing 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.

d.

Using sediment controls or filtration to remove sediment when dewatering
the site and obtaining all necessary permits.

e.

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

f.

Delineating with field markers clearing limits, easements, setbacks, sensitive
or critical areas, buffer zones, trees and drainage courses.

g.

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

h.

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

i.

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

j.

Limiting construction access routes and stabilizing designated access
points.

k.

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

l.

The contractor shall train and provide instructions to all employees and
subcontractors regarding the construction best management practices.
Additional best management practices in addition to those shown on the
plans may be required by the Building Inspector to maintain effective
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stormwater management during construction activities. Any water leaving
the site shall be clear and running slowly at all times.
m.

Show storm drain inlets in the project vicinity and proposed protection of
inlets.

n.

Stabilized construction entrance shall utilize a minimum 3”-4” fractured
aggregate over geo-textile fabric.

o.

Provide a designated area for parking of construction vehicles, using
aggregate over geo-textile fabric.

p.

Show areas for stockpiling. Cover temporary stockpiles using anchoreddown plastic sheeting. For longer storage, use seeding and mulching, soil
blankets or mats.

q.

Show location of garbage and/or debris dumpster(s), and portable toilets.

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.
Revisions to the approved erosion and sediment control plan shall be prepared
and signed by the engineer and reviewed by the Department of Public Works and
the Community Development Director.
37.

Mitigation Measure 27 (2011 MND Mitigation Measure 4): The applicant shall
submit a grading and drainage plan (including calculations) to the Planning and
Building Department and the Department of Public Works prior to the issuance of
any project-related grading or building permits. The grading and drainage plan
shall include all requirements listed in Grading Ordinance Section 8604.1.a.5
(Application Requirements). The drainage plan shall also include a narrative
describing the type, size, and location of all permanent stormwater controls to be
utilized in order to ensure compliance with the County’s Drainage Policy, the San
Mateo Countywide Water Pollution Prevention Plan (SMCWPPP) “General
Construction and Site Supervision Guidelines,” and National Pollutant Discharge
Elimination System (NPDES) Permit Provision C.3.

38.

Mitigation Measure 28 (2011 MND Mitigation Measure 5): Unless approved in
writing and in advance by the Community Development Director, no grading shall
be allowed during the winter season (October 151 to April 1530) to avoid potential
soil erosion. The applicant shall submit a letter to the Current Planning Section,
prior to the issuance of the grading hard card, which illustrates the approximate
grading schedule, including start and end dates at least two (2) weeks prior to
commencement of grading, stating the date when erosion controls will be
installed, date when grading operations will begin, anticipated end date of grading
operations, and date of revegetation. All submitted schedules shall represent the
work in detail and shall project the grading operations through to completion.
(*Includes minor changes to increase the level of mitigation).
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39.

Mitigation Measure 29 (New Mitigation Measure): It shall be the responsibility
of the engineer of record to regularly inspect the erosion control measures for the
duration of all grading activities, especially after major storm events, and
determine that they are functioning as designed and that proper maintenance is
being performed. Deficiencies shall be immediately corrected, as determined by
and implemented under the observation of the engineer of record.

40.

Mitigation Measure 30 (New Mitigation Measure): Idling grading or
construction equipment shall to comply with best management practices from Bay
Area Air Quality Management District guidance. Specifically, idling times shall be
minimized either by shutting equipment off when not in use or reducing the
maximum idling time to 5 minutes (as required by the California airborne toxics
control measure Title 13, Section 2485 of California Code of Regulations [CCR]).
Clear signage shall be provided for construction workers at all access points.

41.

Mitigation Measure 31 (2011 MND Mitigation Measure 21): The applicant shall
comply with and follow all guidelines and regulatory requirements as stipulated by
the County Environmental Health Division with regard to their use and disposal of
all chemicals and fluids resulting from the embalming processes that occur at the
Skylawn mortuary.

42.

Mitigation Measure 32 (2011 MND Mitigation Measure 22): The project
applicant (or authorized contractor) shall submit a safety plan for the development
of Phase 1. The safety plan shall include measures to reduce and minimize
accidents on-site and measures that address the proper procedures to clean up
and contain spills. The safety plan shall be approved by the County Building
Inspection Section prior to the start of any construction or grading activity on the
site.

43.

Mitigation Measure 33 (2011 MND Mitigation Measure 8): The project
applicant shall file a Notice of Intent (NOI) with the State Water Resources Control
Board (SWRCB) and shall submit proof of filing said NOI to the Planning and
Building Department prior to beginning any grading or construction activities. The
applicant and all grading/construction contractors shall adhere to all conditions
and regulations associated with the State General Construction Activity NPDES
Permit.

44.

Mitigation Measure 34 (2011 MND Mitigation Measure 23): Noise levels
produced by proposed construction activities shall comply with the San Mateo
County Noise Ordinance contained in Chapter 7.30 (Noise Regulations) Chapter
4.88 (Noise Control) of the County Ordinance Code at all times (this measures
has been updated in alignment with San Mateo County Noise Ordinance).
Construction activities shall be limited to the hours from 7:00 a.m. to 6:00 p.m.
7:00 p.m., Monday through Friday, and 9:00 a.m. 8:00 a.m. to 5:00 p.m. on
Saturday, construction operations shall be prohibited on Sunday and any national
holiday and 12:00 p.m. to 4:00 p.m. on Sundays and Holidays, or at such other
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hours as may be authorized or restricted by the permit, if at least one of the
following noise limitations are met:
a.

No individual piece of equipment shall produce a noise level exceeding
90-dB at a distance of 25 feet. If the device is housed within a structure or
trailer on the property, the measurement shall be made outside the structure
at a distance as close to 25 feet from the equipment as possible.

b.

The noise level at any point outside of the property plane of the project shall
not exceed 90-dB.

c.

The operation of leaf blowers shall additionally comply with Chapter 10.80
“Operation of Leaf Blowers” (Ordinance 2004-16 Section 1, 2004).

Retained/Updated Conditions of Approval of the Phase 1 Project Approved by the
Planning Commission on August 10, 2011 (changes shown in underline and strikethrough format):
45.

The landscaping installed around the westerly and southerly perimeters of
Skylawn’s existing mausoleum building shall be maintained so that it achieves its
maximum screening ability as required. Other than as recommended by a
licensed arborist due to the trees’ health (whose report shall be submitted to the
Planning Department for review and approval), they shall not be trimmed or
topped.

46.

All existing or any new exterior lighting located anywhere on Skylawn’s property
shall be corrected, placed, and designed such that no light glare is visible from
any public road or viewing location from within any surrounding scenic corridor.
Where necessary or applicable, the applicant shall submit an exterior lighting plan
to the Planning and Building Department for review and approval to ensure that
this standard is met. Such a plan shall include the location of all exterior lighting
elements, including the manufacturer’s specifications for type, design, height, and
candle-power. Any and all new freestanding light fixtures shall not exceed four (4)
feet in height and shall be placed and designed such that no light glare is visible
from any public road or viewing location from within any surrounding scenic
corridor. Any existing or new exterior lighting fixtures mounted to any building or
structure shall be limited to those required for minimum security and safety
purposes at those respective facilities. The glare from such lighting shall not be
visible from any public road or viewing location from within any surrounding scenic
corridor and shall be confined to those facilities. No existing or future interment
projects shall include lighting for after-dark services or visitation except for any
such lighting deemed necessary for previously cited minimum safety/security
purposes. No up-lighting or display lighting intended to illuminate any building,
structure, or surrounding landscaping shall be allowed.

47.

The project shall make use of native species that are appropriate to hillside
ecology, that blend the surrounding environment, and that reduces the carbon

41

footprint caused by the maintenance of trees, shrubs, and groundcover. Native
plants, including drought and fire resistant plants, shall be used to the extent
feasible throughout the proposed developed areas. Alternative sources of
irrigated water, that may be available to the project applicant (including
wastewater reuse), shall be pursued to meet the future irrigation needs to further
reduce water demand. The property owner shall demonstrate compliance with
this condition prior to the completion of the grading permit and each building
permit for the project.
48.

(For projects that do not require a building permit): Prior to the grading “hard
card” issuance, the applicant shall coordinate with a building technician to open a
building permit case and pay applicable fees for the completion and tracking of
monthly erosion and sediment control inspections during the rainy season, as
required by the Regional Water Quality Control Board, and weekly construction
inspections during the rainy season for sites within the ASBS watershed, as
required by the Special Protections.

49.

(Required for any project with a newly approved, privately maintained street):
Prior to final approval of the building permit by the Department of Public Works,
on-site storm drain inlets shall be clearly marked with the words “No Dumping!
Flows to Bay,” or equivalent using thermoplastic material or a plaque.

50.

Skylawn’s waste storage and removal plan shall continue to be in compliance with
County Environmental Health Division requirements.

51.

Skylawn shall continue to work with the San Francisco Public Utilities Commission
(SFPUC), Golden Gate National Recreation Area (GGNRA), and the Bay Area
Ridge Trail Council to accommodate the Bay Area Ridge Trail currently proposed
on Skylawn’s property along its eastern boundary per the adopted alternative as
discussed in the SFPUC’s 1999 Draft Environmental Impact Report (EIR) for its
Watershed Management Plan. The site plan of any proposed Skylawn project
along or near the trail shall show its actual designated trail boundaries to the
degree that they are known at the time of that project’s subsequent submittal and
review. While Skylawn agrees to cooperate in the trail’s development, they shall
be under no financial or maintenance obligations associated with the trail
acquisition or development as a condition of this permit. The easement and/or
agreement for this area must be recorded prior to its inclusion in the Bay Area
Ridge Trail.

52.

All existing or any new exterior lighting located anywhere on Skylawn’s property
shall be corrected, placed, and designed such that no light glare is visible from
any public road or viewing location from within any surrounding scenic corridor.
Where necessary or applicable, the applicant shall submit an exterior lighting plan
to the Planning and Building Department for review and approval to ensure that
this standard is met. Such a plan shall include the location of all exterior lighting
elements, including the manufacturer’s specifications for type, design, height, and
candle-power. Any and all new freestanding light fixtures shall not exceed four (4)

42

feet in height and shall be placed and designed such that no light glare is visible
from any public road or viewing location from within any surrounding scenic
corridor. Any existing or new exterior lighting fixtures mounted to any building or
structure shall be limited to those required for minimum security and safety
purposes at those respective facilities. The glare from such lighting shall not be
visible from any public road or viewing location from within any surrounding scenic
corridor and shall be confined to those facilities. No existing or future interment
projects shall include lighting for after-dark services or visitation except for any
such lighting deemed necessary for previously cited minimum safety/security
purposes. No up-lighting or display lighting intended to illuminate any building,
structure, or surrounding landscaping shall be allowed.
53.

All Phase 1 and Revised Phase 1 projects shall comply with the Model County’s
Water Efficient Landscape Ordinance according to Assembly Bill 1881 (effective
January 1, 2010). Prior to issuance of any Phase 1 grading or building permits,
the applicant shall submit all applicable studies, analyses, reports, and proposals
to the San Mateo County Planning and Building Department for review and
approval.

54.

This grading permit approval shall act as the master (umbrella) grading permit
throughout the 20-year development of Phase 1. Total earthwork quantities for all
Phase 1 development shall not exceed 50,000 145,000 cubic yards. Prior to
commencement of any such grading or land clearing activities, the applicant must
obtain a separate grading permit for each individual Phase 1 and revised Phase 1
project. Each grading permit application will be reviewed by Planning and
Building Department staff to ensure compliance with the Grading Ordinance, the
Mitigated Negative Declaration prepared for this project, and National Pollutant
Discharge Elimination System (NPDES) regulations. No site disturbance may
occur until a complete “hard card” has been issued for each project.

55.

When submitting grading permit applications for each Phase 1 project, the
applicant shall submit a grading and drainage plan (including calculations) to the
Planning and Building Department and the Department of Public Works prior to
the issuance of any project related grading or building permits. The grading and
drainage plan shall include all requirements listed in Grading Ordinance Section
8604.1.a.5 (Application Requirements). Grading Plans shall demonstrate that
finished contours blend with existing contours in the project vicinity. The drainage
plan shall also include a narrative describing the type, size, and location of
all permanent stormwater controls to be utilized in order to ensure compliance
with the County’s Drainage Policy, the San Mateo County Water Pollution
Prevention Plan (SMCWPPP), and NPDES Provision C.3. Said plan must contain
project-specific erosion and sediment control measures that are best suited to
address both construction related impacts and ongoing post construction
stormwater management. The plan shall adhere to the San Mateo Countywide
Stormwater Pollution Prevention Program “General Construction and Site
Supervision Guidelines,” including:
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56.

a.

Stabilizing all denuded areas and maintaining erosion control measures
continuously between October 15 and April 15. Stabilizing shall include
both proactive measures, such as the placement of hay bales or coir netting,
and passive measures, such as revegetating disturbed areas with plants
propagated from seed collected in the immediate area.

b.

Storing, handling, and disposing of construction materials and wastes
properly, so as to prevent their contact with stormwater.

c.

Controlling and preventing 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.

d.

Using sediment controls or filtration to remove sediment when dewatering
the site and obtaining all necessary permits.

e.

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

f.

Delineating with field markers clearing limits, easements, setbacks, sensitive
or critical areas, buffer zones, trees and drainage courses.

g.

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

h.

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

i.

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

j.

Limiting construction access routes and stabilizing designated access
points.

k.

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

l.

The contractor shall train and provide instructions to all employees and
subcontractors regarding the construction best management practices.

For all Phase 1 projects, the approved project-specific Erosion and Sediment
Control Plan must be fully implemented and the measures inspected by County
Planning and Building Department staff prior to the commencement of any
construction and/or grading activities and shall be maintained throughout the
duration of the project. Erosion control measures shall be routinely inspected and
any deficiencies shall be immediately corrected. All erosion and sediment control

44

measures must be maintained in manner that prevents sediment and other
pollutants from leaving the project site and protects all exposed earth surfaces
from erosive forces to the maximum extent possible.
57.

The applicant shall seed all disturbed areas (beyond the improved portions of any
new project site) with a native grassland mix applied in conjunction with mulch and
tackifier, as directed and overseen by the applicant’s landscape architect, as soon
as grading or clearing activities are completed in order to minimize the potential
establishment and expansion of exotic plant species into newly-graded areas.
Where a building permit is required, planning staff shall confirm that such
revegetation/reseeding has been adequately applied prior to the Building
Inspection Section’s final inspection of the project’s respective building permit.

58.

The engineer who prepared the approved Grading and Drainage Plan shall be
responsible for the inspection and certification of the grading as required by
Section 8606.2 of the Grading Ordinance. The engineer’s responsibilities shall
include those relating to non-compliance detailed in Section 8606.5 of the Grading
Ordinance.

59.

At the completion of work, the engineer who prepared the approved Grading and
Drainage Plan shall certify, in writing, that all grading, lot drainage, and drainage
facilities have been completed in conformance with the approved plans, as
conditioned, and the Grading Ordinance. Said engineer shall also submit a
signed “as-graded” grading plan conforming to the requirements of Section 8606.6
of the Grading Ordinance.

60.

The applicant shall submit, for review by the Department of Public Works and the
appropriate Fire District, a plan and profile of: (1) the existing and proposed
access from the nearest publicly maintained roadway to the proposed project site,
and (2) any new roadways proposed during Phase 1 development. When
appropriate, this plan and profile shall be prepared from elevations and alignment
shown on the roadway improvement plans. The roadway plan shall also include
and show specific provisions and details for both the existing and the proposed
drainage patterns and drainage facilities. All new areas shall meet Cal-Fire
access requirements including slope, surface, weight, and width requirements at
time of building or grading permit application.

61.

Pursuant to San Mateo County Ordinance Section 8605.5, all equipment used in
grading operations shall meet spark arrester and firefighting tool requirements, as
specified in the California Public Resources Code.

62.

Where building permits are required, the applicant shall apply for and be issued a
building permit prior to beginning any construction activities. Building permits may
be required for proposed structures including mausoleum/columbarium facilities,
retaining walls, storage tanks, permanent stormwater retention/treatment facilities,
etc.
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63.

The applicant shall comply with the California Green Regulations of the California
Building CodeCounty Green Building Ordinance, Ordinance No. 04411, and any
revision thereto in effect at the time of building permit application.

64.

Any new electric or telephone utilities serving any new structure or facility
throughout Skylawn’s property shall be placed entirely underground, leading from
the closest existing utility pole to the project site. Such undergrounding shall
clearly be indicated on any required building plans.

65.

The project applicant (or authorized contractor) shall submit a safety plan for the
development of Phase 1. The safety plan shall include measures to reduce and
minimize accidents on-site and measures that address the proper procedures to
clean up and contain spills. The safety plan shall be approved by the County
Building Inspection Section prior to the start of construction activity on the site.

66.

The Department of Fish and Game has determined that this project is not exempt
from Department of Fish and Game California Environmental Quality Act filing
fees for the Initial Study and Mitigated Negative Declaration pursuant to Fish and
Game Code Section 711.4. The applicant shall pay to the San Mateo County
Recorder’s Office an amount of $2,094.00 2,181.25, plus the a $50.00 applicable
County Recorder filing fee to the San Mateo County Clerk, with in four (4) days of
completion of the appeal period, which period expires on August 25, 2011 April
23, 2014, unless these permits are appealed to the San Mateo County Board of
Supervisors and a new decision date is determined.

67.

Prior to the submittal of any grading and/or building permits associated with any
development of the subject Master (Phase 1) Use Permit, the applicant shall
schedule a meeting with the County Community Development Director, or his/her
designee, to ensure the project’s compliance with all applicable conditions of
approval of this permit. This meeting shall include, where necessary,
representatives from the County Planning and Building Department, Department
of Public Works and Environmental Health Division and the County Fire Authority.
The applicant shall be responsible for ensuring the attendance at this meeting of
any current or new/future architects, landscape architects, geotechnical/civil
engineers, biologist, ongoing or specific project managers and any other
applicable consultants. It shall also be the applicant’s responsibility to ensure that
such project-related personnel and consultants comply with all applicable
conditions of approval. Finally, the applicant shall be aware that any development
on the subject property or that proposed within the cited Phase 1 area will be
subject to the most current versions of County Building, Public Works,
Environmental Health, County Fire Authority and/or any State-mandated
regulations.

68.

Prior to the issuance of any Phase 1 grading or building permits, the property
owner shall enter into a Memorandum of Understanding (MOU) with the County to
require the property owner to maintain the 201-acre area of Tthe Environmental
Management Zone (EMZ), with the area as defined and approximated by a map
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which is subject to the approval of the County. The MOU shall require the
creation and recordation of a conservation easement over the area, as more
specifically defined and surveyed over time, which shall be recorded with the
County Recorder’s Office by August 10, 2031, prior to the issuance of any Phase
1 grading or building permits.
San Mateo County Fire Department
69.

All new areas to meet San Mateo County Fire Department access requirements,
including slope, surface, weight requirements and width at time of building permit
application. All new and existing road access to have signage and street naming
approved by the San Mateo County Fire Marshal.

CML:jlh/pac – CMLY0216_WJU.DOCX

47

Attachment B

Attachment C

Project Site

Attachment D

Tuesday, Mar 18, 2014 06:01 PM

Attachment E

Attachment F

Attachment G

Attachment H

NOTE: Limited
Attachments provided
here: Figure 7 and
Appendices C & D only.
All other Figures and
Appendices are
available at the
Planning Department.

Figure 7

Figure 7

635 Carmel Avenue • Albany, California 94706 • Phone/Fax: (510) 527-1008

October 2, 2013
To whom it may concern,
Pacific Biology prepared a memo on July 11, 2013 titled Request for Waiver of
Condition of Approval 30 and Condition of Approval 31/Mitigation Measure 9 - Revised
Phase 1 Project at Skylawn Memorial Park.
Since that memo was prepared, the terminology describing portions of the Phase
1 Development Area has changed, but the conclusions of the memo remain valid.
The area referred to in the memo as the "revised Phase 1 Development Area"
corresponds to the area referred to in the 2013 Subsequent Initial Study as the
"Near Term Development Area". The 2013 Subsequent Initial Study also
includes a portion of the original Phase 1 Development Area referred to as the
"Long Term Development Area"; this area was not specifically addressed in the
July 11, 2013 memo but is addressed in the 2013 Subsequent Initial Study.
In regards to the request to waive Condition of Approval 30, the reasons for the
request outlined in the memo apply to both the Near Term Development Area
and the Long Term Development Area (as described in the 2013 Subsequent
Initial Study).
In regards to the request to waive Condition of Approval 31/Mitigation Measure
9, the reasons for the request outlined in the memo apply to the Near Term
Development Area, but not to the Long Term Development Area (as described in
the 2013 Subsequent Initial Study).
Sincerely,

Josh Phillips
Principal Biologist
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635 Carmel Avenue, Albany, CA 94706
Telephone/Fax: (510) 527-1008

TO:

David Montgomery

FROM:

Josh Phillips, Principal Biologist

DATE:

July 11, 2013

SUBJECT:

Request for Waiver of Condition of Approval 30 and Condition of Approval
31/Mitigation Measure 9 - Revised Phase 1 Project at Skylawn Memorial Park

As requested by the San Mateo County Planning and Building Department, this memo provides
an explanation of why several Conditions of Approval and Mitigation Measures included in the
Final Skylawn Memorial Park Master Land Use Permit MND (2011) are no longer relevant to the
currently proposed project. This memo specifically addresses Condition of Approval 30 and
Condition of Approval 31/Mitigation Measure 9; these measures and their feasibility and
necessity are discussed in detail below.
Condition of Approval 30
"Prior to commencement of any Phase 1 project, Skylawn must obtain an Incidental Take Permit
from the United States Fish and Wildlife Service and provide proof of such authorization to the
Planning and Building Department. All recommended mitigation/avoidance measures must be
implemented prior to beginning any Phase 1 grading or construction activities and must be
maintained throughout the duration of the project."
Background Information
When the Skylawn Memorial Park Master Land Use Permit MND was approved in 2011, the
project applicant anticipated that the disturbance of a jurisdictional wetland would be
required. The wetland in question is located southwest of the existing service road, and to the
west of the existing Imperial Gardens area. However, since the approval of the MND,
additional geotechnical studies have revealed that 4.2 acres of the approved Phase 1
Development Area (including the jurisdictional wetland) are not suitable for burial purposes
due to unstable soils and steeper than expected slopes. Given these unanticipated constraints,
the applicant has proposed to revise the boundaries of the Phase 1 Development Area to
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exclude the unsuitable 4.2 acres, while including 7.3 acres of additional land that was not
included in the original Phase 1 Development Area.
The revised Phase 1 Development Area consists only of areas that have been subject to a high
level of disturbance, including an equipment storage area, an area used to store grave spoils,
and very weedy and highly disturbed grasslands. Therefore, the proposed revisions to the
Phase 1 Development Area boundaries are biologically beneficial for the following reasons:
•

Impacts to wetlands have now been avoided;

•

Wetland habitat that may be used for refuge by federally listed species (i.e.,
California red-legged frog, San Francisco garter snake) will be protected;

•

The distance between proposed development and sensitive biological resources
(e.g., native grasslands, coastal scrub habitat, Pilarcitos Creek) have been increased;
and

•

The proposed Development Area now only contains disturbed and weedy habitats.

Changes to Biological Permitting Requirements from Revisions to Project Boundaries
The proposed revision to the Phase 1 Development Area boundaries have eliminated the need
to obtain permits for fill of a wetland from the Army Corps of Engineers (ACOE) and the
Regional Water Quality Control Board (RWQCB).

However, by eliminating the wetland

impact, meeting the requirements of Condition of Approval 30 to obtain an Incidental Take
Permit has become infeasible.
To clarify, the USFWS may only issue a Take Permit under Section 7 of the federal
Endangered Species Act (ESA) if there is a federal nexus (e.g., a permit is required from
another federal agency or federal funds are being used). As the proposed project no longer
includes disturbance of a wetland, there is no longer need to obtain a permit from a federal
agency (i.e., Section 404 permit from the ACOE), and therefore, there is no longer a federal
nexus that would allow the USFWS to issue an Incidental Take Permit pursuant to Section 7
of ESA. The only other mechanism allowing the USFWS to issue a Take permit would be
through Section 10 of the ESA which requires the preparation of a Habitat Conservation Plan
(HCP). The proposed project is not an appropriate candidate for an HCP because the revised
Phase 1 Development Area only includes heavily disturbed and highly weedy grassland areas
and the potential for "take" to occur could be avoided through the implementation of standard
avoidance measures (see below).
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Given the revision of the project boundary to only include highly disturbed weedy habitat and
to avoid the wetland, and the required avoidance and minimization measures, it is expected
that "take" of a federally listed species would be avoided. The required preconstruction
clearance survey (Mitigation Measure 2, see below) and limitations on grading during the wet
season (Mitigation Measure 7) would all but eliminate the potential for construction-related
“take” from occurring. Additionally, Mitigation Measure 2 includes a trigger to contact the
USFWS in the unlikely event that a federally listed species is observed during the required
clearance survey. As currently written, Mitigation Measure 2 requires the follow:
"Prior to initial vegetation removal and/or grading activities in the upland portion of the
Phase 1 Development Area, a pre-construction clearance survey shall be conducted for
California red-legged frog and San Francisco garter snake by a qualified biologist.
Should either species be identified, construction activities shall be immediately halted
until the frog or snake leaves the construction zone on its own, or is removed by a
qualified biologist in possession of an appropriate permit and authorized by the USFWS.
The property owner shall immediately notify USFWS if either species is observed."
Recommendations
Mitigation Measure 2 could be strengthened to further reduce/eliminate the potential for
"take" to occur. This could be accomplished by including the following requirement:
Prior to any construction-related grading or excavation activities in the revised Phase 1
Development Area, vegetation will be mowed to eliminate cover habitat for wildlife. A
biological monitor would walk in front of the mower to ensure that California red-legged
frogs and San Francisco garter snake are not present. The cleared area would then be
surveyed again immediately preceding the commencement of grading or excavation
activities.
It is requested that Condition of Approval 30 be waived, and that the supplemental language
suggested above be adopted. This, in combination with of the avoidance of wetland habitat
(which provides potential refuge habitat for California red-legged frog and San Francisco
garter snake), would provide adequate assurances that "take" would not occur during
construction activities. In addition, in the very unlikely event that a California red-legged
frog

or

San

Francisco

garter

snake

is

observed

by

the

biological

monitor,

construction/mowing activities would be immediately halted and the USFWS would be

3

contacted for guidance on how to proceed - this would provide further assurance that "take"
would not occur.
Condition of Approval 31/Mitigation Measure 9
"An updated rare plant survey shall be conducted by a qualified botanist prior to any
construction activities commencing after the spring of 2012. Should any rare plant species be
identified, these populations should be avoided to the extent practical. If removal of specialstatus plant species is required, transplanting to a suitable location in the Environmental
Protection Zone will be considered as the first option. Given that the rare plant species of
primary concern are evergreen shrubs or lilies, transplanting should be feasible. Prior to the
transplanting of any rare plant species, a plant relocation plan shall be developed by a qualified
botanist. At a minimum, the plan shall demonstrate the feasibility of replacing the number of
individual plants to be removed at a 1:1 ratio. The plan shall specify, at a minimum, the
following: (1) the location of mitigation sites in the Environmental Protection Zone or other
suitable location; (2) methods for harvesting seeds and salvaging and transplantation of
individual bulbs/plants to be impacted; (3) site preparation procedures for the mitigation site; (4)
a schedule and action plan to maintain and monitor the mitigation area; (5) a list of criteria and
performance standards by which to measure success of the mitigation site; (6) measures to
exclude unauthorized entry into the mitigation areas; and (7) contingency measures in the event
that mitigation efforts are not successful. The plan shall be subject to the approval of the County
prior to the removal of any special-status plant species."
Background Information
Vollmar Consulting conducted surveys for rare plants on the Skylawn property in 2009. The
survey area included all areas within the Master Land Use Planning Area, including all areas
within the revised Phase 1 Development Area. No special-status plant species were observed
during those surveys.
While no special-status plant species were observed during the surveys, the survey report did
identify several special-status plant species known from the area that are associated with the
following habitat types: coastal scrub, riparian woodland, coastal prairie, and grassland (with
clay soils).

As the original Phase 1 Development Area contained wetland habitat and

development activities along the outer edge of coastal scrub habitat, the Skylawn Memorial
Park Master Land Use Permit MND required additional rare plant surveys prior to the
commencement of construction activities occurring after the spring of 2012.
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However, since the MND was approved, the project applicant has proposed to revise the
boundaries of the Phase 1 Development Area. The revised development boundaries only
include heavily disturbed, weedy habitats, and none of the habitat types listed above and
associated with special-status plant species occur within the revised development boundaries.
The project applicant commissioned a rare plant survey of the revised Phase 1 Development
Area by Jane Valerius Environmental Consulting on June 28, 2013. The survey area included
the Garden of Heaven, the Phase 1 North Extension, and the Double Depth Burial Areas
(which collectively include all areas within the revised Phase 1 Development Area). No
special-status plant species were observed and it was noted by the botanist that the site is
highly disturbed and comprised of ruderal, non-native weedy plants, many of which are
noxious weeds.
Recommendations
Jane Valerius Environmental Consulting (July 2013) concluded that no further surveys for
rare plants are recommended for the revised Phase 1 Development Area. This
recommendation is based on the negative survey results, the absence of habitat types
associated with locally occurring special-status plant species, and the highly disturbed
condition of the revised Phase 1 Development Area.

Pacific Biology concurs with the

conclusion that no further botanical surveys of the revised Phase 1 Development Area are
merited. Given the above, it is requested that Condition of Approval 31 and Mitigation
Measure 9 be waived for future activities occurring within the revised Phase 1 Development
Area.

I appreciate the opportunity to provide assistance with this project, and please feel free to contact
me with any questions.
Sincerely,

Josh Phillips

5

JANE VALERIUS
ENVIRONMENTAL CONSULTING
2893A Scotts Right of Way, Sebastopol, CA 95472
Tel: 707-824-1463 ♦ Mobile 707-529-2394
Email: jvalerius@earthlink.net

Appendix D

MEMORANDUM
TO:

Josh Phillips, Principal Biologist, Pacific Biology

FROM:

Jane Valerius, Botanist, Jane Valerius Environmental Consulting

DATE:

July 10, 2013

RE:

Skylawn Memorial Park, San Mateo County Plant Survey

A rare plant survey was conducted of the Garden of Heaven, Phase 1 Extension, and Double
Depth Lawn Burial Areas (which collectively include all areas within the revised Phase 1
Development Area). The survey was conducted on June 28, 2013. These areas (as well as other
portions of the Skylawn property) were previously surveyed for rare plants by Vollmar
Consulting and the results were presented in a report dated July 2009. Prior to the site visit the
Vollmar Consulting (2009) report was reviewed and Josh Phillips with Pacific Biology provided
maps of the area to be surveyed. No rare plants were observed and it was determined that
suitable habitat for rare plants does not occur in the survey area due to the highly disturbed and
weedy condition of the site, and the absence of habitat types associated with locally occurring
rare plants.

Methods
I met with Josh Phillips, Principal Biologist with Pacific Biology on the site on June 28, 2013.
Mr. Phillips showed me the areas to be surveyed, specifically the Garden of Heaven site and
requested that if there was enough time, that the Phase 1 North Extension and Double Depth
Lawn Burial areas also be surveyed. All three of these locations were surveyed by walking
transects across the site and also walking the perimeter of the site. As required for special status
plant surveys, a list of all plant species identifiable at the time of the survey was recorded. Most
of the species found in the survey area had been recorded during the surveys conducted by
Vollmar Consulting in 2009. This report provides a list of species not previously recorded for
the site. In keeping with the Vollmar Consulting (2009) report, taxonomy was based on The
Jepson Manual (Hickman 1993).

Results
No special status plant species were observed in the survey area. The survey area is highly
disturbed and dominated by weedy, non-native plant species. Onsite habitats would best be
described as ruderal vegetation communities and weedy non-native forb species dominant,
although there is also a non-native grassland component.

Plant species common in the survey area include non-native weedy herbaceous or forb species
such as black mustard (Brassica nigra), bristly ox-tongue (Picris echioides), poison hemlock
(Conium maculatum), purple starthistle (Centaurea calcitrapa), spiny sow thistle (Sonchus
asper), woodland forget-me-not (Myosotis sylvatica), red sandspurrey (Spergularia rubra),
bird’s-foot trefoil (Lotus corniculatus), Canadian horseweed (Conyza canadensis), bur clover
(Medicago polymorpha), English plantain (Plantago lanceolata), Italian thistle (Carduus
pycnocephalus), hairy cat’s ear (Hypochaeris radicata), bull mallow (Malva nicaeensis), cut leaf
plantain (Plantago coronopus), disc mayweed (Matricaria discoidea), milk thistle (Silybum
marianum), bull thistle (Cirsium vulgare), sheep sorrel (Rumex acetosella), wild geranium
(Geranium dissectum), red-stemmed filaree (Erodium cicutarium), wild radish (Raphanus
sativus), bindweed (Convolvulus arvensis), common knotweed (Polygonum aviculare), and rose
clover (Trifolium hirtum). Non-native grasses also occur in these areas and include wild oats
(Avena barbata, A. fatua), silvery hairgrass (Aira caryophyllea), velvet grass (Holcus lanatus),
Harding grass (Phalaris aquatica), soft chess (Bromus hordaeceus), ripgut brome (Bromus
diandrus), purple false brome (Brachypodium distachyon), foxtail chess (Bromus madritensis
ssp. madritensis), orchard grass (Dactylis glomerata), tall fescue (Festuca arundinacea), hare
barley (Hordeum murinum ssp. leporinum), Italian rye grass (Lolium perenne ssp. multiflorum),
and foxtail fescue (Vulpia myuros). These types of weedy and non-native species are
characteristic of disturbed habitats.
One native grass species common on the site is California brome (Bromus carinatus ssp.
carinatus). Native forb species noted included California poppy (Eschscholzia californica),
slender tarweed (Madia gracilis), wild cucumber (Marah oreganus), California figwort
(Scrophularia californica ssp. californica) and pearly everlasting (Anaphalis margariticea). The
Garden of Heaven site does border some coastal scrub habitat, which is comprised primarily of
the native coyote brush (Baccharis pilularis) with some native sticky monkey flower shrubs
(Mimulus aurantiacus ssp. aurantiacus). California figwort and pearly everlasting are also
associated with the coastal scrub habitat. Two other native shrub species noted were blue
elderberry (Sambucus nigra ssp. cerulea) and coffeeberry (Rhamnus californica ssp.
californica). Some coast redwood (Sequoia sempervirens) trees also occur along the border of
the site.
Three non-native species of grass were observed that were not previously recorded onsite,
including rescue grass (Bromus alopecurus), bent grass (Agrostis capillaris), and intermediate
wheatgrass (Elytrigia intermedia ssp. intermedia). Intermediate wheatgrass was probably
introduced to the site either from an erosion control seed mix or possibly from a mulch. Two
non-native forb species were also added to the overall plant list, including Queen Anne’s lace
(Daucus carota) and dandelion (Taraxacum officinale).

Conclusions
The entire survey area is highly disturbed and comprised of ruderal non-native weedy plants,
many of which are noxious weeds. No special-status plants were observed during this current
survey or during the 2009 surveys. The survey area would not be expected to support specialstatus plant species given the negative survey results, the disturbed and weedy habitat conditions,
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