
COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  April 23, 2014 
 
TO: Planning Commission 
 
FROM: Planning Staff 
 
SUBJECT: EXECUTIVE SUMMARY:  Consideration of a Coastal Development 

Permit for the repair of a damaged road and stabilization of the adjacent 
hillside within the road right-of-way, adjacent to 1300 Lobitos Creek Cut-
Off, in the unincorporated San Gregorio area of San Mateo County.  This 
project is appealable to the California Coastal Commission. 

 
 County File Number: PLN 2014-00080 
  (San Mateo County Department of Public Works) 
 
 
PROPOSAL 
 
The applicant, San Mateo County Department of Public Works (DPW), is requesting a 
Coastal Development Permit for road repair work on Lobitos Creek Cut-Off road, 
approximately one mile east of State Highway 1 and adjacent to the driveway at 
1300 Lobitos Creek Cut-Off.  The project consists of the construction of slope 
stabilization improvements and repair of approximately 75 feet of Lobitos Creek Cut-Off 
road, which was damaged by a minor landslide.  The landslide originated on the 
adjacent private property and has filled in the roadside v-ditch and uplifted portions of 
the road pavement. 
 
RECOMMENDATION 
 
Approve the Coastal Development Permit, County File Number PLN 2014-00080, by 
adopting the required findings and conditions of approval. 
 
SUMMARY 
 
As a County agency, the Department of Public Works is exempt from local building and 
zoning regulations (Government Code Section 53091); however, a Coastal Develop-
ment Permit in compliance with Local Coastal Program Policy 2.1 is required for this 
project.  Staff has completed a review of the project and all the submitted documents 
and reports against the applicable Local Coastal Program policies.  Potential impacts to 
special status species and water quality were identified.  Measures were proposed by 
the applicant to address these potential impacts and are included as Conditions of 
Approval 4-17 in Attachment A of this report. 
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For the purposes of compliance with CEQA, the County is the lead agency and the 
Department of Public Works has assumed the role of lead department.  As such, DPW 
has prepared a Categorical Exemption under Section 15301 (Repair of Existing 
Facilities) of the CEQA Guidelines for your adoption. 
 
The proposed project is necessary to address a slope failure on private property that is 
impacting the public right-of-way (Lobitos Creek Cut-Off) to the point where it is 
threatening public safety by reducing the safe travel way to less than one lane.  Staff 
believes that if the project is implemented as proposed and with the conditions of 
approval contained in Attachment A, then the project will be in compliance with the 
County’s Local Coastal Program. 
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COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
DATE:  April 23, 2014 

 
TO: Planning Commission 
 
FROM: Planning Staff 
 
SUBJECT: Consideration of a Coastal Development Permit, pursuant to Section 

6328.4 of the County Zoning Regulations, for the repair of a damaged 
road and stabilization of the adjacent hillside within the road right-of-way, 
adjacent to 1300 Lobitos Creek Cut-Off, in the unincorporated San 
Gregorio area of San Mateo County.  This project is appealable to the 
California Coastal Commission. 

 
 County File Number: PLN 2014-00080 
  (San Mateo County Department of Public Works) 
 
PROPOSAL 
 
The applicant, San Mateo County Department of Public Works (DPW), is requesting a 
Coastal Development Permit for road repair work on Lobitos Creek Cut-Off road, 
approximately one mile east of State Highway 1 and adjacent to the driveway at 
1300 Lobitos Creek Cut-Off.  The project consists of the construction of slope stabiliza-
tion improvements and repair of approximately 75 feet of Lobitos Creek Cut-Off road, 
which was damaged by a minor landslide.  The landslide originated on the adjacent 
private property and has filled in the roadside v-ditch and uplifted a 50-foot section of 
the westbound lane.  Water has been observed trickling through the cracks in the 
pavement and pooling on the road, creating a safety hazard for bicyclists and motorists. 
 
In order to stabilize the site, the applicant is proposing to excavate the shoulder to a 
depth of 5 feet and a length of 75 feet.  Multiple layers of geogrid materials and 
imported soil will then be placed in the excavated area.  Two 4-inch diameter PVC drain 
pipes will be constructed beneath the road to accommodate minor seepage at the 
middle and the most downslope extent of the ground reinforcement.  A concrete block 
retaining wall will be constructed just below the private property boundary to stabilize 
the slope.  The damaged asphalt concrete v-ditch will be reconstructed to restore proper 
runoff control.  Disturbed areas will be seeded with a native plant mix, mulched with 
sterile rice straw, and covered with an erosion control blanket.  All work will be 
conducted according to conservation measures and best management practices 
detailed in the County of San Mateo Watershed Protection Program’s Maintenance 
Standards. 
 
RECOMMENDATION 
 
Approve the Coastal Development Permit, County File Number PLN 2014-00080, by 
adopting the required findings and conditions of approval in Attachment A. 
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BACKGROUND 
 
Report Prepared By:  Michael Schaller, Senior Planner, Telephone 650/363-1849 
 
Applicant:  San Mateo County Department of Public Works 
 
Owner:  San Mateo County 
 
Location:  Adjacent to 1300 Lobitos Creek Cut-Off, San Gregorio 
 
APN:  Public right-of-way and adjacent to 066-320-040 
 
Existing Zoning:  PAD (Planned Agricultural District) 
 
General Plan Designation:  Agriculture-Rural 
 
Existing Land Use:  Public Road/Agriculture/Open Space 
 
Flood Zone:  The project site is located in an area of minimal flooding (Zone X), per 
FEMA Panel 06081C0270E, effective date October 16, 2012. 
 
Environmental Evaluation:  The County is the lead agency and DPW has assumed the 
role of lead department, per the County CEQA Guidelines.  DPW has filed a Notice of 
Exemption under Section 15301 (Repair of Existing Facilities) of the California 
Environmental Quality Act. 
 
Setting:  The project site is located in a rural area with rural residences/ranches on both 
sides of the road.  Non-native annual grassland habitat surrounds the project site.  The 
existing grassland habitat has been heavily disturbed by the introduction of non-native 
European grasses, cattle ranching, and agriculture operations.  Within the project area, 
this habitat is mostly dominated by ruderal non-native roadside weeds such as milk 
thistle, Italian thistle, mustard, poison hemlock, brome, and June grass.  Although the 
habitat within in the immediate construction area may be used to a minimal degree by 
wildlife such as pocket gophers and voles, the grassland habitat on the Marsh Ranch 
property can serve as nesting habitat for grassland-adapted bird species including 
western meadowlark and mourning dove. 
 
No natural riparian habitat exists within or adjacent to the immediate construction area; 
however, an asphalt concrete-lined ditch exists within the roadway shoulder of Lobitos 
Creek Cut-Off and occasionally receives seasonal runoff water from the surrounding 
hillsides.  As a result, sparse occurrences of immature California blackberry and willow 
growth exist adjacent to the ditch.  Willow growth is minimal with a height of approxi-
mately 5 inches and less than half an inch of average stem diameter; its presence is 
primarily due to the amount of water which pools near the damaged section of the ditch 
and uplifted pavement. 
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The asphalt concrete-lined ditch along Lobitos Creek Cut-Off flows to an unnamed 
tributary of Tunitas Creek, located approximately 350 feet east of the project site.  
Riparian habitat exists within this tributary, which connects with Tunitas Creek roughly 
half a mile south of the project area.  Within the project vicinity, the riparian zone of the 
unnamed tributary has been severely degraded by loss of riparian vegetation and cattle 
damage.  No riparian vegetation exists along a 160-foot stretch within the parcel south 
of the project site. 
 
No special status plant species were observed during site surveys and no occurrences 
have been reported to the California Natural Diversity Database (CNDDB) for the area 
within a 1/2 mile radius of the project site.  Two special status animal species have the 
potential to occur in the project area: 
 
San Francisco Garter Snake (SFGS) 
 
The SFGS is listed as an Endangered species under the Federal Endangered Species 
Act (FESA) and the California Endangered Species Act.  These semi-aquatic garter 
snakes are often found hunting in ponds and slow moving streams and living in 
abandoned rodent burrows.  No CNDDB occurrences have been recorded within one 
mile of the project site.  The stream channels adjacent to the project site could be 
potential migrational corridors between areas where SFGS could occur.  Although no 
SFGS have been reported adjacent to the project site, several ponds occur on private 
land within the project vicinity, and could be potential habitat for SFGS.  There are four 
ponds existing 400 to 1,000 feet from the project site.  Work will take place during the 
dry season when the chance for encountering SFGS is at its lowest.  No San Francisco 
garter snakes were observed within the project site during the biological assessment 
survey. 
 
California Red-Legged Frog (CRLF) 
 
The CRLF is listed as Threatened under FESA.  CRLFs typically inhabit ponds and slow 
moving streams with a well-developed riparian canopy.  The project is within USFWS 
designated CRLF critical habitat.  The CNDDB shows two occurrences of CRLF within 
one mile of the project site.  Both occurrences were of multiple “dead on road” CRLFs 
which were collected on Lobitos Creek Cut-Off and Tunitas Creek Road between 
January and March when winter and spring rains illicit CRLF movement toward 
reproduction and foraging sites.  Although no suitable reproduction or rearing habitat 
exists within the immediate construction area, the adjacent grassland habitat and 
Lobitos Creek Cut-Off roadway could be used as a migration path for CRLF.  In 
addition, several ponds occur on private land within the project vicinity and could be 
potential breeding and rearing sites for CRLF.  As a result, extra emphasis on the 
potential for encountering migrating CRLF will be employed during the environmental 
awareness training for field personnel working at the site.  Furthermore, construction will 
take place during the dry season when the likelihood for encountering CRLF is at its 
lowest.  No California red-legged frogs were observed within the immediate construction 
area or the project vicinity during the February 2014 biological assessment survey. 
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DISCUSSION 
 
A. KEY ISSUES 
 
 1. Conformance with the County General Plan and Zoning Regulations 
 
  Pursuant to Section 53091 of the California Government Code, projects 

undertaken by the Department of Public Works are exempt from review 
under the County’s Zoning Regulations.  However, the project is subject to 
the policies of the General Plan. 

 
  Vegetative, Water, Fish and Wildlife Resources Policies 
 
  Policy 1.27 – Regulate Development to Protect Sensitive Habitats.  As 

discussed above, the grassland areas immediately adjacent to the project 
site could potentially serve as upland habitat for CRLF and to a lesser 
extent, the SFGS.  To minimize potential impacts to these two species, the 
applicant is proposing to implement their Best Management Practices 
(BMPs) including: 

 
   Timing the project to occur during the dry season (June 15 to 

October 15), when both species are least likely to be in the project 
area. 

 
   Pre-construction surveys for special status semi-aquatic species and 

other wildlife at the project site and staging area by a qualified 
biologist each working day. 

 
   Pre-construction briefing of all personnel involved in repair activities by 

a qualified biologist including sensitive species training and BMPs 
implementation 

 
  Implementation of these measures, as well as the other measures contained 

as conditions of approval in Attachment A, should reduce the potential of 
impact to these sensitive species to a negligible level. 

 
 2. Conformance with San Mateo County Local Coastal Program (LCP) 
 
  A Coastal Development Permit is required pursuant to San Mateo County 

Local Coastal Program Policy 2.1, which mandates compliance with the 
California Coastal Act for any government agency wishing to undertake 
development in the Coastal Zone.  Development includes all public 
transportation facilities, including roads and highways and related facilities 
(Policy 2.2).  Summarized below are the following sections of the LCP that 
are relevant to this project: 
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  a. Sensitive Habitats Component 
 
   Policy 7.1 – Definition of Sensitive Habitats.  This policy defines 

sensitive habitats as any area in which plant or animal life or their 
habitats are either rare or especially valuable; this includes all 
perennial and intermittent streams and their tributaries.  As discussed 
above, the grassland areas immediately adjacent to the project site 
could potentially serve as upland habitat for CRLF and to a lesser 
extent, the SFGS.  In addition, there are sparse occurrences of 
riparian vegetation within the asphalt-lined ditch that runs through the 
project site.  However, the size and extent of this vegetation does not 
meet the threshold identified in Policy 7.7 (Definition of Riparian 
Corridors) to qualify as a riparian corridor. 

 
   Policy 7.3 – Protection of Sensitive Habitats.  This policy requires that 

development in areas adjacent to sensitive habitats be sited and 
designed to prevent impacts that could significantly degrade these 
resources.  All uses shall be compatible with the maintenance of 
biologic productivity of the habitats.  The primary goal of the project is 
to stabilize the adjacent slumping slope and repair the damaged 
roadway to allow for continued public access.  If left alone, the hillside 
will continue to slump causing further damage to the road and 
generating sediment that will eventually work its way downslope into 
Tunitas Creek.  To prevent off-site sedimentation as a result of this 
project, the applicant is proposing to implement their standard erosion 
control measures during construction.  Also, as discussed previously, 
the grassland areas immediately surrounding the project site could be 
potential sensitive habitat.  The applicant is proposing to minimize the 
area of work to only that which is necessary to stabilize the slope.  
Measures have been proposed by the applicant and included as 
conditions of approval (Conditions 4-17) that will protect any potential 
sensitive species, including nesting birds. 

 
   Policy 7.5 – Permit Conditions.  This policy requires, as part of the 

development review process, that the applicant demonstrate that there 
will be no significant impact on sensitive habitats.  This is achieved by 
having the applicant submit a biological report outlining what 
resources exist at the project location and how the project may impact 
those resources.  As discussed above, the applicant submitted a 
biological report for the project, which identified potential impacts and 
recommended mitigation measures to minimize those impacts.  The 
biotic report did not identify any special status plant species at the 
work site.  No special status animal species were identified during site 
visits; however, the grassland areas immediately adjacent to the 
project site could provide upland aestivation sites for the CRLF and 
SFGS.  Measures have been included by the applicant to ensure that 
no impact occurs to these two species during the construction work. 
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  b. Visual Resources Component 
 
   Policy 8.18 – Development Design.  This policy requires that 

development (1) blend with and be subordinate to the environment 
and the character of the area where located, and (2) be as unobtrusive 
as possible and not detract from the natural, open space or visual 
qualities of the area.  The colors of exterior materials shall harmonize 
with the predominant earth and vegetative colors of the site.  Materials 
and colors shall absorb light and minimize reflection.  The project will 
include the construction of a 75-foot long concrete block retaining wall.  
When looked at from the adjacent road, the wall should have an 
approximately 7-foot tall face, but laid back approximately 10 degrees 
from vertical.  The location and dimensions of the wall are dictated by 
the nature of the failing slope coming off the adjacent private property.  
The materials to be used for the wall (concrete blocks) are also 
dictated by several factors including cost and length of construction.  
To mitigate the potential visual impact of the wall, staff is recom-
mending a condition of approval that requires the applicant to paint the 
wall in an earth-tone color prior to project completion.  This should 
help reduce the visual impact of the new wall. 

 
B. ENVIRONMENTAL REVIEW 
 
 The County is the lead agency and DPW has assumed the role of lead 

department, per the County CEQA Guidelines.  DPW has filed a Categorical 
Exemption under Section 15301 (Existing Facilities) of the California 
Environmental Quality Act.  This section of CEQA exempts “the repair of existing 
public or private structures involving negligible or no expansion of use” and 
includes existing highways and roads as a category of existing structures. 

 
C. REVIEWING AGENCY 
 
 California Coastal Commission 
 
ATTACHMENTS 
 
A. Recommended Findings and Conditions of Approval 
B. Location Map 
C. Site Map 
D. Project Cross-Section 
E. Biotic Report 
F. Department of Public Works’ Categorical Exemption 
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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 2014-00080 Hearing Date:  April 23, 2014 
 
Prepared By: Michael Schaller For Adoption By:  Planning Commission 
 Senior Planner 
 
 
RECOMMENDED FINDINGS 
 
Regarding the Environmental Review, Find: 
 
1. That this project is categorically exempt pursuant to Section 15301 of the 

California Environmental Quality Act, consisting of the repair of existing public or 
private structures involving negligible or no expansion of use. 

 
Regarding the Coastal Development Permit, Find: 
 
2. That the project, as described in the application and accompanying materials 

required by Zoning Regulations Section 6328.7 and as conditioned in accordance 
with Section 6328.14, conforms with the plans, policies, requirements and 
standards of the San Mateo County Local Coastal Program as discussed in the 
staff report under Section A.2, including protection of biological resources. 

 
3. That the project conforms to specific findings required by policies of the San 

Mateo County Local Coastal Program.  Specifically, the proposed repairs of the 
existing roadway are an allowed use within a sensitive habitat area, and that best 
management practices for development within and adjacent to sensitive habitat 
areas will be implemented. 

 
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 at the April 23, 
2014 meeting.  Minor adjustments to the project may be approved by the 
Community Development Director if they are consistent with the intent of and in 
substantial conformance with this approval. 
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2. This permit shall be valid for one year.  Any extension of this permit shall require 
submittal of an application for permit extension and payment of applicable permit 
extension fees 60 days prior to expiration. 

 
3. The applicant shall paint the proposed retaining wall an earth-tone color to match 

the surrounding vegetation and exposed soil. 
 
4. The applicant shall time their project to occur during the dry season (June 15 to 

October 15).  Work shall not occur unless a zero precipitation forecast is obtained 
for the planned workdays. 

 
5. If work is scheduled to begin prior to August 30, a qualified biologist shall conduct 

a pre-construction nesting bird survey.  If nesting birds are detected near the 
project site, a 250-foot exclusion zone (1,000-foot for raptors) will be established 
for protection.  If the exclusion zone is located within the immediate work area, 
construction will be delayed until the young have fledged and left the nest.  If a 
site cannot be adequately surveyed for nesting birds, work at the site will be 
scheduled between August 30 and October 15. 

 
6. The applicant shall have a qualified biologist perform pre-construction surveys for 

special status semi-aquatic species and other wildlife at the project site and 
staging area each working day.  If sensitive semi-aquatic species (CRLF, SFGS) 
are observed near the project site, the appropriate agencies, California Depart-
ment of Fish and Wildlife (CDFW) and United States Fish and Wildlife Service 
(USFWS), will be notified immediately. 

 
7. The applicant shall have a qualified biologist perform pre-construction surveys for 

San Francisco dusky-footed woodrat (SFDW) nests.  If SFDW nests are found in 
the project area, then they shall be clearly marked/flagged and a 10-foot buffer will 
be designated around them.  If nests are located within 10 feet of the active work 
area, a qualified biologist will be present during construction activities to ensure no 
SFDW nest is impacted. 

 
8. Openings shall be covered at the end of the work day so as to avoid inadvertently 

trapping wildlife.  If openings cannot be covered, then appropriate exclusion 
fencing will be erected around the project site to prevent wildlife from accessing 
the immediate construction area or an adequate escape ramp will be constructed 
to allow for wildlife to leave the opening. 

 
9. Construction equipment and machinery will be stored on Lobitos Creek Cut-Off 

and in a vehicle storage area on the Deeney property (APN 066-320-200) 
immediately south of the site.  The section of Lobitos Creek Cut-Off will be closed 
off at the construction site.  Road closure notices will be delivered and posted 
near the site. 

 
10. The applicant shall have a qualified biologist perform additional special status 

plant species surveys during peak blooming periods, in order to maximize the 
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likelihood of locating sensitive species in the immediate work area.  If special 
status plants are identified, then they shall be clearly marked/flagged or temporary 
construction fencing shall be erected to designate the work area and delineate the 
areas to be avoided. 

 
11. The applicant shall have a qualified biologist perform pre-construction briefings for 

all personnel involved in repair activities including sensitive species training and 
BMPs implementation. 

 
12. Work shall not occur in any area in which CRLF or SFGS are present.  If this 

species is detected within the active work area, repair activities shall stop until a 
permitted biologist relocates the animal or it leaves on its own. 

 
13. All heavy equipment shall be operated from the roadway or roadside shoulders. 
 
14. Fueling and maintenance of vehicles shall take place at least 65 feet away from all 

waterways. 
 
15. Erosion control and containment BMPs (e.g., installation of sandbags, silt fencing, 

and/or natural fiber tightly woven straw wattles, street sweeping, etc.) shall be 
installed to prevent delivery of pollutants into nearby waterways. 

 
16. The removal of wetland and riparian vegetation shall be minimized.  When 

possible, wetland and riparian vegetation shall be trimmed as opposed to 
removed. 

 
17. Vegetation, sediment, debris, and trash will not be stockpiled on-site and shall be 

removed from the project site at the end of each workday. 
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