COUNTY OF SAN MATEO
PLANNING AND BUILDING DEPARTMENT

DATE: October 28, 2015
TO: Planning Commission
FROM: Planning Staff

SUBJECT: EXECUTIVE SUMMARY: Consideration of the Certification of an Initial
Study/Mitigated Negative Declaration, a Coastal Development Permit
(CDP), and a Planned Agricultural Permit, for a new, permanent
1,590 sq. ft., two-story farm labor housing unit; a 1,200 sq. ft. two-story
agricultural barn; legalization of an 804 sq. ft. yurt as a non-habitable
accessory structure; and potential conversion of an on-site agricultural
well to domestic use, on a 14.5 acre parcel located immediately east of
2080 Cabrillo Highway (Pie Ranch parcel), in the unincorporated
Pescadero area of San Mateo County. The project is located within the
Cabrillo Highway State Scenic Corridor. The CDP is appealable to the
California Coastal Commission.

County File Number: PLN 2015-00267 (Lawson)

PROPOSAL

The applicant, Jered Lawson, proposes to construct a new, permanent Farm Labor
Housing (FLH) unit, a new agricultural barn, and legalize a yurt as a non-habitable
accessory structure at the property. The applicant proposes to remove an existing
barn and a shed and convert the existing yurt from an unpermitted residence into a
non-habitable accessory structure. The property is located immediately east of

2080 Cabrillo Highway, the Pie Ranch property. Jered Lawson is associated with
the ownership of both properties, and agricultural operations for Pie Ranch span both
parcels. The County is processing a pending application (PLN 2015-00208) for
proposed uses and improvements at Pie Ranch that are unrelated to this proposal.

RECOMMENDATION

That the Planning Commission certify the Initial Study/Mitigated Negative Declaration
(IS/MND) and approve the Coastal Development Permit and Planned Agricultural
Permit, County File Number PLN 2015-00267, by making the required findings and
adopting the conditions of approval in Attachment A of the staff report.



SUMMARY

Conformance with the General Plan: The project complies with Architectural Design
Standards and Site Planning for Rural Scenic Corridors. The proposed improvements
would not be visible from Cabrillo Highway and the design of the FLH, new barn, and
legalized yurt would be complementary and compatible with the surrounding
environment. The size of the 1,590 sq. ft., 26’ 5"-high FLH is reasonable to
accommodate the family and would blend with the agricultural environment due to its
horizontal lap siding design. As required by Condition No. 10, the applicant shall utilize
earth-toned colors for both the FLH and barn structures. The existing yurt would be
converted to an accessory, non-habitable structure (office and storage). While the yurt
is white in color, it is partially screened from on-site and adjoining properties by
vegetation from the family garden.

Conformance with the Local Coastal Program: Staff has reviewed and determined that
the project conforms with all applicable Local Coastal Program (LCP) Policies.

Regarding Sensitive Habitat policies, the project site is located along Green Oaks
Creek. The proposed area of work is located approximately 150 feet from the creek that
contains farmland and would not require vegetation or tree removal. The area of work
is separated from the creek by existing development, farmland, and an existing gravel
road, which has been found to be adequate for fire access.

Regarding Agriculture policies, the parcel consists of Prime Agricultural Land and Lands
Suitable for Agriculture. While the project would convert approximately 2,620 sq. ft. of
prime soil, the area of farmland converted is minimal and is located in an area
containing existing structures and along a property boundary and would not divide
farmland. The project would maintain the existing agricultural use of the property, and
proposed structures are supportive and necessary to the existing agricultural operation.
The portion of the property consisting of Lands Suitable for Agriculture is unsuitable for
development as it consists of steep terrain and is largely undisturbed and vegetated.

The applicant proposes to use a well located on an adjacent property in Santa Cruz
County, as the domestic water source for the FLH. The well is required to meet San
Mateo County Environmental Health Division standards for use as a domestic water
source. In the event that the well cannot be permitted by the County, the applicant
proposes to convert an on-site agricultural well to domestic use. The applicant also
relies on an in-stream pond and stored well water within existing water tanks for
agricultural water supply. For tank storage, well water is pumped overnight. Domestic
daytime water demand would not conflict with agricultural water demand and would not
diminish agricultural water supply for the property. On July 13, 2015, the Agricultural
Advisory Committee recommended approval of the proposed project.



Regarding Housing policies, the project is consistent with LCP Policy 3.14 (Location of
Affordable Housing) which encourages the location of farm labor housing on private
farms or ranches in the south coast area. The owners, Jered Lawson and Nancy Valil,
each meet the adopted definition of farm laborer.® The size of the housing

(1,590 sq. ft.) requested has been found to be no larger than the minimum

needed to adequately house farm laborers and their immediate family members.

Environmental Review: The public comment period of the IS/MND commenced on
September 17, 2015 and ended on October 7, 2015. No comments have been received
as of the writing of this report. As discussed in the IS/MND and above, the project, as
proposed and conditioned, would not have any significant adverse impacts on views,
sensitive habitats, agricultural production, or other resources.

CML:jlh — CMLZ0718_WJU.DOCX

1 Farm laborer is defined as “A person who derives more than 20 hours per week average employment from on- or off-site
agricultural operations within San Mateo County and earns at least half their income from agriculturally-related work". Source:
County’s Farm Labor Housing: Application Process and Procedures.



COUNTY OF SAN MATEO
PLANNING AND BUILDING DEPARTMENT

DATE: October 28, 2015
TO: Planning Commission
FROM: Planning Staff

SUBJECT: Consideration of the Certification of an Initial Study/ Mitigated Negative
Declaration, pursuant to the California Environmental Quality Act (CEQA),
and a Coastal Development Permit (CDP) and Planned Agricultural
Permit, pursuant to Sections 6328 and 6350 of the San Mateo County
Zoning Regulations, respectively, for a new, permanent 1,590 sq. ft.,
two-story farm labor housing unit; a 1,200 sq. ft. two-story agricultural
barn; legalization of an 804 sq. ft. yurt as a non-habitable accessory
structure; and potential conversion of an on-site agricultural well to
domestic use, on a 14.5-acre parcel located along Green Oaks Creek,
immediately east of 2080 Cabrillo Highway (Pie Ranch parcel), in the
unincorporated Pescadero area of San Mateo County. The project is
located within the Cabrillo Highway State Scenic Corridor. The CDP is
appealable to the California Coastal Commission.

County File Number: PLN 2015-00267 (Lawson)

PROPOSAL

The applicant, Jered Lawson, proposes to construct a new, permanent 1,590 sq. ft.,
two-story residence as a Farm Labor Housing (FLH) unit, a new 1,200 sq. ft. two-story
agricultural barn, and legalize an 804 sq. ft., 30-foot diameter yurt as a non-habitable
accessory structure at the property. To accommodate the proposed development, the
applicant proposes to remove an existing barn and a 344 sq. ft. shed and convert the
existing yurt from an unpermitted residence into a non-habitable accessory structure
(office and storage area). The property is adjacent to Green Oaks Creek and is located
immediately east of 2080 Cabrillo Highway, the Pie Ranch property. Jered Lawson is
associated with the ownership of both properties, and agricultural operations for Pie
Ranch span both parcels. Mr. Lawson has a pending application (PLN 2015-00208) for
proposed uses and improvements on the Pie Ranch parcel that are unrelated to the
improvements proposed on the subject parcel.

RECOMMENDATION

That the Planning Commission certify the Initial Study/ Mitigated Negative Declaration
and approve the Coastal Development Permit and Planned Agricultural Permit, County



File Number PLN 2015-00267, by making the required findings and adopting the
conditions of approval in Attachment A.

BACKGROUND

Report Prepared By: Camille Leung, Project Planner, Telephone 650/363-1826
Applicant: Jered Lawson

Owner: Pie Ranch Property LLC, c/o Jered Lawson

APN: 089-230-280

Size: 14.5 acres

Existing Zoning: PAD/CD (Planned Agricultural District/Coastal Development)
General Plan Designation: Agriculture

Existing Land Use: Crop production, poultry, and grazing and raising livestock.
Williamson Act: The project site is not under a Williamson Act contract.

Water Supply: Existing domestic well located at 2050 Cabrillo Highway in Santa Cruz
County. San Mateo County Environmental Health Division requires County certification

of the well as domestic water source.

Sewage Disposal: On-site sewage disposal system (proposed). A permit from the
Environmental Health Division is required.

Parcel Legality: A Certificate of Compliance (Type A) verifying parcel legality was
recorded on October 20, 2015.

Flood Zone: The project site is located in Flood Zone X (Area of minimal flood hazard,
usually depicted on FIRMs as above the 500-year flood level), per FEMA Panel No.
06081C0420E, effective October 16, 2012.

Environmental Evaluation: An Initial Study and Mitigated Negative Declaration have
been prepared and circulated for review. No public comments were received during the
20-day public review period.

Setting: The historically-farmed parcel is located in a rural area located on the southern
limit of the County, approximately 2,000 feet east (as the crow flies) of Cabrillo Highway.
The site is located along Green Oaks Creek, immediately east of the Pie Ranch parcel.
The parcel is located within the Cabrillo Highway State Scenic Corridor.



Chronology:
Date

May 14, 2015

July 13, 2015

July 16, 2015

July 29, 2015

September 17, 2015 -

October 7, 2015
October 20, 2015
October 28, 2015

DISCUSSION

Action

- Subject application is submitted, along with Pie Ranch project
application (PLN 2015-00208).

- Review by Agricultural Advisory Committee (AAC). The AAC
recommended project approval.

- Joint field inspection with the Applicant and staff from the
Current Planning Section and the County Environmental
Health Division.

- Joint meeting with the Applicant and staff from the Current
Planning Section, the Building Inspection Section, the County
Environmental Health Division, and the San Mateo County
Fire Department.

Mitigated Negative Declaration public review period.

Certificate of Compliance (Type A) recorded.

Planning Commission hearing.

A. KEYISSUES

1. Conformance with the General Plan

Staff has reviewed and determined that the project conforms with all
applicable General Plan Policies, including the following:

a.

Vegetative, Water, Fish and Wildlife Resources

Policy 1.22 (Regulate Development to Protect Vegetative, Water, Fish
and Wildlife Resources), Policy 1.23 (Regulate Location, Density and
Design of Development to Protect Vegetative, Water, Fish and Wildlife
Resources), Policy 1.25 (Protect Water Resources), along with the
Sensitive Habitats Policies, and Policy 1.36 (Protect the Productive
Use of Water Resources) seek to regulate land uses and development
activities to protect vegetative, water, fish and wildlife resources,
including sensitive habitat areas. The project site is located along
Green Oaks Creek, which runs along the northern border of the



parcel. The area of work is separated from Green Oaks Creek by
existing development, farmland, and an existing gravel road. The
San Mateo County Fire Department has reviewed the project and
found the existing road to be adequate for fire access. No grading or
clearing will be required, apart from standard maintenance activities
(e.g., removal of overgrown vegetation in areas of access road and
turnouts). As proposed and conditioned, the project will implement
adequate erosion and sediment control measures to prevent
construction-related runoff from entering the creek. Therefore, the
development would not impact the creek or any associated habitat or
vegetation.

b. Soil Resources

Policy 2.18 (Encouragement of Soil Protective Uses), Policy 2.19
(Preferred Uses in Areas with Productive Soil Resources), Policy 2.20
(Regulate Location and Design of Development in Areas with
Productive Soil Resources), and Policy 2.21 (Protect Productive Soil
Resources Against Soil Conversion) seek to regulate development to
minimize soil erosion and sedimentation, encourage soil protective
uses in areas with productive soil resources, and protect against soil
conversion. As stated in the Initial Study/Mitigated Negative
Declaration (IS/MND) (Attachment E), the project involves the
conversion of farmland to a non-agricultural use. The subject property
contains large areas of prime soil, including Class Il Soils (Lockwood
loam, gently sloping)! over western and eastern portions of the parcel
including the proposed area of development and Class Il Soils
(Lockwood loam, sloping, eroded)? over a center portion of the parcel,
as shown in Attachment C of the IS/MND. Class | or Class Il
Agriculture Soils and Class Il Soils are rated good or very good for
artichokes or Brussels sprouts. The project would convert
approximately 2,620 sq. ft. of Class Il Soils for permanent structures.
The area of farmland converted for permanent structures is minimal
and is located in an area containing existing structures and along a
property boundary and would not divide farmland. The project would
maintain the existing agricultural use of the property, and proposed
structures are supportive and necessary to the existing agricultural
operation. As stated in the IS/MND, the project would result in a less
than significant impact relating to the conversion of farmland to non-
agricultural use and no mitigation measures are necessary.

12 Soils specifications as identified by the USDA Soil Survey.



Visual Quality

Policy 4.14 (Appearance of New Development), Policy 4.20 (Utility
Structures), Policy 4.21 (Scenic Corridors), and Rural Site Planning
Policy 4.24 (Location of Structures) seek to protect the natural visual
character of scenic areas, including scenic corridors, by regulating the
appearance of new development to promote good design, site
relationship, and other aesthetic considerations, and minimizing the
adverse visual quality of utility structures. While the project site is
located completely within the Cabrillo Highway State Scenic Corridor,
the proposed improvements on the subject parcel would not be visible
from Cabrillo Highway, due to the distance of the property and
proposed structures from Cabrillo Highway. The project would not
alter any historic buildings.

Architectural Design Standards and Site Planning for Rural Scenic
Corridors

Policy 4.47 (Topography and Vegetation), Policy 4.48 (Scale),

Policy 4.49 (Lot Coverage), Policy 4.51 (Colors and Materials),

Policy 4.52 (Height), Policy 4.53 (Accessory Structures), Policy 4.55
(Building Setbacks), Policy 4.58 (Views), Policy 4.59 (Outdoor
Lighting), Policy 4.60 (Roads and Driveways), and Policy 4.64 (Utilities
in County Scenic Corridors) seek to ensure that structures are
complementary and compatible with the surrounding environment and
minimally visible from public views through the regulation of colors and
materials, height, size and scale, building setbacks, outdoor lighting,
and the placement of utility lines underground. The project is located
within the Cabrillo Highway State Scenic Corridor. While proposed
improvements would not be visible from Cabrillo Highway, the new
farm labor residence, new barn, and legalized yurt would be
complementary and compatible with the surrounding environment.
The design of the two-story residence is simple, having a gable roof
with a wrap-around covered porch and materials consisting of
horizontal lap siding. The size of the 1,590 sq. ft., 26’ 5”-high
residence is reasonable to accommodate the 4-person family and
would blend with the surrounding agricultural environment. The new
2,400 sq. ft. barn has a gable roof and has the appearance of a
standard barn, with horizontal lap siding and sliding barn doors. As
required by Condition No. 10, the applicant shall utilize earth-toned
colors for both structures. The existing unpermitted 30-foot diameter
yurt, which is currently utilized as a residence, would remain and be
converted to an accessory, non-habitable structure (office and
storage). While the yurt is white in color, the yurt is partially screened
from on-site and neighboring viewing locations by vegetation from the
family garden and it is not visible from Cabrillo Highway. Additionally,



Planning staff is hesitant to add any additional materials or paint to
the structure that may compromise the manufacturer’s fire-proofing.
Per Condition No. 11, the applicant is required to apply for a building
permit for the structure which, according to the 2013 California Fire
Code adopted for San Mateo County, may only be permitted for
temporary use for 180-day durations. Should the code change to
allow permanent use of the structure, such use would be allowed
under this permit. Based on San Mateo County Fire Department
review, the existing driveway is adequate for fire access. Project
lighting is limited to sources customary with a single-family residence
and would not be visible from Cabrillo Highway. Condition No. 9
requires all new utility lines to be installed underground.

Historical and Archaeological Resources

Policy 5.20 (Site Survey) and Policy 5.21 (Site Treatment) require that
the applicant take appropriate precautions to avoid damage to
historical and archaeological resources. As discussed in the IS/MND,
Albion Environmental, Inc. (Albion) conducted a cultural resource
assessment for proposed construction of a new residence at the
project site, as described in the report titled “Pie Ranch, Cultural
Resources Assessment for the Proposed Construction at 2080
Cabrillo Highway, Pescadero, California,” dated August 2015. Albion
conducted a Northwest Information Center (NWIC) records search
which indicated that five cultural resource surveys have been
conducted within 1/4 mile of the project area, yet no previously
recorded archaeological sites are located within the records search
area. Albion also conducted intensive visual inspection of the parcel’s
surface, focusing on the areas proposed for surface disturbance and
failed to identify prehistoric or historic cultural material on the surface.
The archaeologist also excavated four shovel test pits in the vicinity of
the proposed construction and failed to recover anything beyond
modern materials. Based on these findings, no further action
regarding cultural resources is recommended by Albion for the
proposed construction of the new residence. Mitigation Measure 1 of
the IS/IMND requires that, if prehistoric or historic deposits or features
are discovered at any time during construction, activities in the area
should halt until the find(s) can be inspected by a qualified
archaeologist. Per the mitigation measure, an inspection shall be
performed by a qualified archaeologist and/or paleontologist and, if the
find(s) proves significant, an archaeologist and/or paleontologist shall
prepare a recommendation for a further course of action.



Rural Land Use

Policy 9.30 (Development Standards to Minimize Land Use Conflicts
with Agriculture) seeks to minimize locating non-agricultural activities
and uses in areas of a parcel containing soils with agricultural
capability or lands in agricultural production and ensures that non-
agricultural development does not impair or disrupt agricultural
activities. As stated previously, the area of farmland converted for
permanent structures is minimal on the subject parcel and is located in
an area containing existing structures and along a property boundary
and would not divide farmland. The project would maintain the
existing agricultural use of the property, and proposed structures are
supportive and necessary to the existing agricultural operation.
Therefore, the project would not impair or disrupt agricultural activities.

Water Supply

Policy 10.15 (Water Supplies in Rural Areas), Policy 10.19 (Domestic
Water Supply), and Policy 10.20 (Well Location and Construction)
encourage the use of wells, water systems or springs instead of
surface water for domestic water supply. Per a Well Agreement
recorded on September 20, 1996, the owner of the subject property
was granted rights to a domestic well located on an adjoining property
located in Santa Cruz County (2050 Cabrillo Highway). The Well
Agreement establishes the mutual rights and responsibilities regarding
ownership, operation and maintenance of the well amongst property
owners of three properties including two owned by the Elaine S.
Steele Living Trust (who owned the subject parcel and an adjoining
property located in Santa Cruz County) (“Steele” properties) and one
property owned by Brian L. Hinman and Suzanne R. Skees (“Hinman”
property). The County’s Environmental Health Division has
determined that if the well, although it is located in Santa Cruz County,
is to be the domestic water source for the farm labor residence, it must
be permitted as a domestic water source by San Mateo County.
Environmental Health Division staff has required a pump test for water
quality and have required corrections to the well seal. Staff has added
these requirements as Condition No. 36. In the event that the well
does not meet the San Mateo County requirements, the applicant shall
designate a new proposed domestic water source, which may involve
conversion and upgrade of an existing on-site agricultural well to
Environmental Health Division standards, prior to the Current Planning
Section’s approval of a building permit for the farm labor residence.
The project description has been amended to include permitting of the
potential well conversion. The applicant does not propose any surface
water sources for domestic water supply.



Wastewater

Policy 11.10 (Wastewater Management in Rural Areas) considers
individual sewage disposal systems as an appropriate method of
wastewater management in rural areas. The project includes the
installation of a septic system and leachfield in the area west of the
FLH unit to support the unit. The Environmental Health Division has
reviewed and conditionally approved the proposal to install a new
septic system in the proposed area. Environmental Health Division
requirements have been incorporated as Condition No. 36 in
Attachment A.

Fire Hazard Policies

Policy 15.28 (Review Criteria for Locating Development in Fire Hazard
Areas), Policy 15.30 (Standards for Water Supply and Fire Flow for
New Development), and Policy 15.31 (Standards for Road Access for
Fire Protection Vehicles to Serve New Development) require
development in hazardous fire areas to be reviewed for adequate
building materials, access, brush clearance from structures, fire flows,
and water supplies. According to the Fire Hazard Severity Zone Maps
from the California Department of Forestry, the project parcels are
within a High Fire Hazard Severity Zone. As discussed in the IS/MND,
project construction and operation could expose people or structures
to a significant risk of loss, injury or death involving wildland fires.
Mitigation Measure 9 (Condition No. 24) requires the use of fire-rated
materials in the areas of roofing, attic ventilation, exterior walls,
windows, exterior doors, decking, floors, and underfloor protection.
The project plans have been reviewed and approved by the San
Mateo County Fire Department with conditions, regarding fire
sprinklers in the farm labor housing unit, addressing of the residence,
and maintenance of turnouts, to minimize any potential fire hazards.
San Mateo County Fire Department requirements have been included
as Condition Nos. 37 through 41 in Attachment A.

Conformance with the Local Coastal Program

Staff has reviewed and determined that the project conforms with all
applicable Local Coastal Program (LCP) Policies, including the following:

a.

Locating and Planning New Development Component

Policy 1.8 (Land Uses and Development Densities in Rural Areas)
allows development in rural areas if it will not have significant adverse
impacts, either individually or cumulatively, on coastal resources and
will not diminish the ability to keep all prime agricultural land and other



land suitable for agriculture in agricultural production. As discussed in
the IS/IMND, the project, as proposed and conditioned, will not have
any significant adverse impacts on views, sensitive habitats,
agricultural production, or other coastal resources. Proposed
structures would not be visible from Cabrillo Highway and would not
disturb sensitive habitats associated with Green Oaks Creek located
to the north of the existing driveway. Regarding agricultural
production, the parcel consists of Prime Agricultural Land (consisting
of prime soils) and Lands Suitable for Agriculture (consisting of non-
prime soils). As stated in Section A.1.b of this report, the project
would convert approximately 2,620 sq. ft. of Class Il Soils for
permanent structures and a new septic system. The area of farmland
converted is minimal and is located in an area containing existing
structures and along a property boundary and would not divide
farmland. The project will maintain the existing agricultural use of the
property, and proposed structures are supportive and necessary to the
existing agricultural operation. The portion of the property consisting
of Lands Suitable for Agriculture is unsuitable for development as it
consists of steep terrain and is largely undisturbed and vegetated.

Policy 1.24 (Protection of Archaeological/Paleontological Resources)
requires protection of any archaeological resources from proposed
development. A cultural resources evaluation for the project area was
completed for this project. The evaluation cited that no evidence of
archaeological or historical resources of any kind were found in the
project area, either by archive research or by field reconnaissance.
Condition Nos. 16 and 17 identify the measures that must be taken to
minimize impacts to archaeological and paleontological resources in
the unlikely event they are discovered during construction.

Housing Component

Policy 3.14 (Location of Affordable Housing) encourages the location
of farm labor housing on private farms or ranches in the south coast
area. The project involves the construction of a permanent farm labor
housing unit in Pescadero that provides living accommodations for the
owners.

Project Compliance with the County’s Farm Labor Housing:
Application Process and Procedures

The proposal has been reviewed against and has been found to
comply with the County’s Farm Labor Housing: Application Process
and Procedures policy document, approved by the Planning
Commission on October 8, 2014. The owners, Jered Lawson and
Nancy Vail, both meet the adopted definition of farm laborer, a person



who derives more than 20 hours per week average employment from
on- or off-site agricultural operations within San Mateo County and
earns at least half their income from agriculturally-related work. The
size of the housing (1,590 sq. ft.) requested has been found to be no
larger than the minimum needed to adequately house farm laborer(s)
and their immediate family members.

While historically FLH has been often temporary in nature, provided by
mobile homes or other approved temporary buildings, the policy
document allows permanent housing structures for farm workers in
specific situations where there is an ongoing long-term need for farm
workers. In this instance, the property owners (also business owners
of Pie Ranch) require permanent housing to manage farm operations
at the subject site, the Pie Ranch property, and 1701 Cabrillo Highway
(property leased by Pie Ranch). While the policy document states that
Administrative Reviews may be mandated where violations have
occurred or to ensure resolution of past problems or violations, the
applicant has been working with the County in a good faith manner to
address the unpermitted farm labor housing unit within the yurt. As
such, staff does not recommend annual reviews of this permit.

Agricultural Component

Policy 5.5 (Permitted Uses on Prime Agricultural Lands Designated as
Agriculture) permits agricultural and agriculturally-related development
on prime agricultural lands, specifically, allowing the following which
relate to the subject proposal: (1) agriculture including, but not limited
to, the cultivation of food, fiber or flowers, and the grazing, growing, or
pasturing of livestock; (2) non-residential development customarily
considered accessory to agricultural uses including barns,
storage/equipment sheds, and water storage tanks. The policy
conditionally permits single-family residences, farm labor housing and
uses ancillary to agriculture.

The project includes the construction of a new farm labor residence
and a new barn and legalization of a yurt as a non-habitable
accessory structure on Prime Agricultural Lands designated as
Agriculture. As described previously in this report, the residence and
associated facilities (new septic system, new compressor, new
propane tank, and existing water tanks) would be located at the far
rear of the property, along the border farmed areas and clustered with
existing development. Per the proposal and Condition No. 11, the yurt
would be converted from an unpermitted dwelling unit to a structure
containing office and storage uses accessory to on-site agricultural
uses. Therefore, the project minimizes the area of Prime Agricultural
Lands converted to residential uses.
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Policy 5.8 (Conversion of Prime Agricultural Land Designated as
Agriculture) prohibits conversion of prime agricultural land within a
parcel to a conditionally permitted use unless it can be demonstrated:
(1) That no alternative site exists for the use, (2) Clearly defined buffer
areas are provided between agricultural and non-agricultural uses,

(3) The productivity of any adjacent agricultural land will not be
diminished, and (4) Public service and facility expansions and
permitted uses will not impair agricultural viability, including by
increased assessment costs or degraded air and water quality. The
portion of the property consisting of Lands Suitable for Agriculture is
unsuitable for development as it consists of steep terrain and is largely
undisturbed and vegetated. All permanent structures and associated
facilities, both residential and agricultural, would be clustered along
the 20-ft. rear setback of the property, forming a clear division
between these uses and the remaining areas of the parcel, which will
continue to be used for agricultural production. The productivity of any
adjacent agricultural land would not be diminished, as development is
located along a property boundary to maximize areas available for
agricultural production. The proposal would not require public service
and facility expansions, as expanded utilities (new septic system and
expanded well use) are privately-owned, would only serve the
proposed uses, and are subject to the requirements of the County’s
Environmental Health Division.

Policy 5.22 (Protection of Agricultural Water Supplies) requires that all
non-agricultural uses permitted on a parcel demonstrate the existing
availability of a potable and adequate on-site well water source, and
that adequate and sufficient water supplies needed for agricultural
production and sensitive habitat protection are not diminished.
Ongoing on-site agricultural production will continue to utilize water
from an existing on-site agricultural well and a legal in-stream
agricultural pond. The applicant proposes to use a well located on an
adjacent property, located in Santa Cruz County, as the domestic
water source for the FLH. Therefore, it is not expected that increased
use of the domestic well on the adjoining property would diminish any
agricultural water supply for the property. The County’s Environmental
Health Division has reviewed the increased use of the well, and
compliance with applicable requirements have been added in
Condition No. 36. As discussed in Section D of this report, in the
event that the well does not meet San Mateo County requirements,
the applicant proposes to convert and upgrade an existing on-site
agricultural well to Environmental Health Division standards for a
domestic water source. In addition to the well, the applicant also
relies on the in-stream pond and stored well water within two existing
5,000 gallon water tanks for agricultural water supply. For tank
storage, well water is pumped overnight and will continue to be
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pumped overnight. Therefore, domestic daytime water demand would
not conflict with agricultural water demand, and the impacts of
converting the on-site agricultural well to domestic use would not
diminish the amount of water needed to support continued farming.

Sensitive Habitats Component

Policy 7.3 (Protection of Sensitive Habitats) and Policy 7.5 (Permit
Conditions) prohibit land use and development that would have a
significant adverse impact on any sensitive habitats and require a
biological report by a qualified professional to provide mitigation
measures when it is determined that significant impacts may occur.
Policy 7.11 (Establishment of Buffer Zones) requires a 50-ft. buffer
zone outward from the limit of riparian vegetation of perennial streams
and a 30-ft. buffer zone outward from an intermittent stream. As
described in the IS/MND, the project site is located along Green Oaks
Creek, which runs along the northern border of the parcel. The
proposed area of work is located within a disturbed area of the parcel
approximately 150 feet from the creek that contains farmland and is
close to existing development. The area of work is separated from
Green Oaks Creek by existing development, farmland, and an existing
gravel road. The San Mateo County Fire Department has reviewed
the project and found the existing road to be adequate for fire access.
No grading or access improvements are necessary, with the exception
of regular maintenance activities to ensure adequate access. As
proposed and conditioned, the project will implement adequate
erosion and sediment control measures per Condition No. 19 to
prevent construction-related runoff from entering the creek. The
project would require minimal vegetation removal in disturbed
farmland areas and no tree removal. Based on the foregoing, the
development would not impact the creek or any associated habitat or
vegetation.

Visual Resources Component

Policy 8.5 (Location of Development), Policy 8.6 (Streams, Wetlands,
and Estuaries), Policy 8.10 (Vegetative Cover), Policy 8.17 (Alteration
of Landforms; Roads and Grading), Policy 8.18 (Development
Design), Policy 8.19 (Colors and Materials), Policy 8.20 (Scale), and
Policy 8.23 (Utilities in County Scenic Corridors) require development
to be located on portions of a parcel where the development is least
visible from State and County Scenic Roads, least likely to significantly
impact views from public viewpoints, protects the visual quality of
riparian habitat, and ensures development is designed and located to
fit the surrounding topography and blends in to the natural
environment through colors and materials, scale of development, and
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underground utilities. Furthermore, Policy 8.31 (Regulation of Scenic
Corridors in Rural Areas) requires compliance with the Scenic Road
Element of the County General Plan, Section 6325.1 (Primary Scenic
Resources Areas Criteria) of the Resource Management Zoning
District, Rural Design Policies and Landforms and Vegetative Forms
Policies of the LCP, and requires a minimum setback of 50 ft. from the
right-of-way line when sufficient screening is provided to shield
structures from public view. As stated in Section A.1.c of this report,
the project is located within the Cabrillo Highway State Scenic
Corridor. Proposed structures would not be visible from Cabrillo
Highway or any public viewpoints and, as proposed and conditioned,
the proposed materials and design of new structures would blend with
the surrounding rural, agricultural environment. While the yurt is white
in color, the yurt is partially screened from on-site and neighboring
viewing locations by vegetation from the family garden and it is not
visible from Cabrillo Highway.

Conformance with Zoning Requlations

The project site is located within the Planned Agricultural District (PAD).

The proposed barn would house agricultural uses as allowed uses on Prime
Agricultural Lands. The FLH unit is an allowed use on Prime Agricultural
Lands, subject to the issuance of a Planned Agricultural Permit. Likewise,
the yurt would provide office and storage space for associated agricultural
uses and would be subject to the issuance of a Planned Agricultural Permit.
Staff has reviewed and determined that the project is in conformance with all
of the applicable PAD regulations, including the following:

Development Standards

The project complies with the development standards of the PAD
Zoning District, as identified below:

Table 1
Project Compliance with Development Standards of the PAD Zoning District
New
Farm Labor New Existing
Development Standard Required | Housing Unit Barn Yurt
Minimum Front Setback 50 ft. > 1,000 ft. > 1,000 ft. > 1,000 ft.
(30 ft. for
Barn)
Minimum Side Setbacks
Right Side 20 ft. > 350 ft. > 500 ft. > 200 ft.
Left Side 20 ft. > 250 ft. > 100 ft. > 450 ft.
Minimum Rear Setback 20 ft. > 30 ft. 39'-10" 15 ft.
Maximum Building Height 36 ft. 29'-10" 26'-6.5" 17'-6"
Project details that do not comply are shown in bold.
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As shown in Table 1 above, the Farm Labor Housing unit and the barn
comply with development standards of the PAD Zoning District. The
existing yurt complies with all standards, except the rear setback,
where a 15-ft. setback is provided where the minimum is 20 feet.
Condition No. 12 requires the yurt to comply with the minimum 20-ft.
rear setback requirement.

Substantive Criteria for the Issuance of a Planned Agricultural District
Permit

As project compliance with many of these criteria is discussed in other
sections of this report relative to other County regulations, the
discussion included in this section focuses on critical policies and
those that have not been previously discussed.

(1) General Criteria

(@) The encroachment of all development upon land which is
suitable for agricultural use shall be minimized.

While the project involves conversion of prime soils for
permanent structures and a septic system, the area
proposed for conversion is located at the far rear of the
property, leaving all remaining areas of the property as a
singular wide, open agricultural field.

(b) All development permitted on a site shall be clustered.

All development, existing and proposed, is clustered in the
eastern portion of the parcel.

(c) Every project shall conform to the Development Review
Criteria contained in Chapter 20A.2 of the San Mateo County
Ordinance Code.

The project, as proposed and conditioned, conforms to
the following applicable Development Review Criteria of
Chapter 20A.2 of the San Mateo County Ordinance Code:

Section 6324.1 (Environmental Quality Criteria),

Section 6324.4 (Water Resources Criteria), and

Section 6325.2 (Primary Fish and Wildlife Habitat Areas
Criteria) seek to minimize grading, landscape alterations,
and changes in vegetative cover; protect primary wildlife
habitat areas; and minimize the impact on hydrological
processes (e.g., surface water runoff, erosion control).
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The project does not require significant grading or landscape
alteration and would not result in a significant impact to
habitat associated with Green Oaks Creek due to intervening
development and the distance of the project area from the
creek. As proposed and conditioned, the project would
implement erosion control measures as well as permanent
drainage facilities to minimize project impact on hydrological
processes.

Section 6324.2 (Site Design Criteria) and Section 6325.1
(Primary Scenic Resources Areas Criteria) encourage
development to fit into the existing environment, use colors
and materials that blend with the existing landscape, and
protect public views within and from scenic corridors.
Proposed structures would not be visible from Cabirillo
Highway and, as proposed and conditioned, would utilize
materials and colors consistent with the rural, agricultural
setting, or be adequately screened from view.

Section 6324.3 (Utilities) seeks to minimize visual impacts of
utilities and requires an adequate local water supply. The
project includes construction of an on-site septic system to
serve the FLH unit and the use of an existing domestic well
on an adjoining property. The proposed septic system and
well use have received preliminary approval from the
Environmental Health Division. Two new 5,000 gallon water
storage tanks would be installed on the property to satisfy
the fire safety standards of the San Mateo County Fire
Department; these structures will be located within the
immediate project area and would not generate any visual
impacts to the area. Condition No. 9 has been included to
require any new utility distribution lines to be located
underground.

REVIEW BY THE AGRICULTURAL ADVISORY COMMITTEE

On July 13, 2015, the Agricultural Advisory Committee reviewed and
recommended approval of the proposed project with no recommended
conditions of approval.

REVIEW BY THE CALIFORNIA COASTAL COMMISSION

In a letter dated July 2, 2015, Renee Ananda, Coastal Program Analyst at the
California Coastal Commission (CCC), outlines the following main issues. The
letter is included as Attachment F of this report.
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Prime Soils: CCC staff requests a map that clearly delineates prime soils and
lands suitable for agriculture on the parcel with respect to the proposed
development. The map has been included as Attachment C of the IS/MND.
As shown in the map, development is proposed in an area of Class Il Soils.

As described previously, the area identified as lands suitable for agriculture are
largely undisturbed, vegetated, and subject to steep terrain and are, therefore,
not suitable for development. Proposed development is clustered with existing
development at the rear of the parcel, leaving most of the parcel open for
agricultural production. Ongoing agricultural production is described in the
applicant’s supporting statement included as Attachment D and includes crop
production, poultry, and grazing and raising livestock.

Yurt: CCC staff requests that the applicant clearly demonstrate that the yurt is
indeed accessory to the agricultural use on the parcel and that it is consistent

with LCP requirements. The yurt would be used for office and storage uses
accessory to the agricultural uses on the property. CCC staff notes that the yurt
has a front deck and asks whether the deck is necessary for agricultural uses or
could be eliminated. Planning staff notes that the deck is approximately 150 sq. ft.
and provides a landing to the entry way. Staff has added Condition No. 14 for the
applicant to reduce the size of the deck to the minimum size necessary (36" in
depth by 36” or door width).

Biological Evaluation: CCC staff acknowledges the proximity of development to
Green Oaks Creek and an in-stream pond and cites that LCP defines ponds and
streams as sensitive habitat. CCC staff states that the project must be consistent
with LCP policies pertinent to sensitive habitats and suggests a biological
evaluation, including a wetland delineation. As discussed in Section A.2.d of this
report, the proposed development is located over 150 feet from the creek and the
pond and is separated from these areas by intervening development, the existing
gravel driveway. The project area is located within a disturbed, farmed area which
contains existing development. There is no evidence of habitat or wetland areas
within the area of work. Therefore, Planning staff has determined that no
biological evaluation is necessary.

Staff agrees with CCC staff that the project is appealable to the CCC as the
project includes uses that are conditionally permitted with the PAD Zoning District,
that the project requires a Certificate of Compliance Type A to verify parcel legality
(recorded on October 20, 2015), that the project must meet the criteria for water
supplies as required by LCP Policy 5.22 (See Section A.2.c of this report), that

the project should be located in an area least visible from Cabrillo Highway

(See Section A.2.e of this report), that adequate erosion control measures shall be
implemented (see Condition Nos. 19 through 21), and that encroachment of
permanent structures onto agricultural land shall be minimized by clustering the
development (See Section A.2.c of this report).
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ENVIRONMENTAL REVIEW

An Initial Study and Mitigated Negative Declaration has been prepared and
circulated for this project. The public comment period commenced on
September 17, 2015 and ended on October 7, 2015. No comments have been
received as of the writing of this report. Mitigation measures have been included
as conditions of approval in Attachment A.

Minor Corrections

The following corrections to the IS/MND have been made since its publication:

1.

Potential Conversion of Agricultural Well to Domestic Use: While the project
includes the use of a well located on an adjoining parcel in Santa Cruz
County as the domestic water source for the FLH, in the event that the well
does not meet the San Mateo County requirements, the applicant proposes
to convert and upgrade an existing on-site agricultural well to Environmental
Health Division standards for a domestic water source. A pump test for
water quality and a well seal meeting San Mateo County Environmental
Health Division requirements are required by current regulation. The well
conversion, which is necessary to serve the FLH, is consistent with
agricultural uses on the property and would not jeopardize the agricultural
productivity of the parcel. In addition to the well, the applicant also relies on
the in-stream pond and stored well water within two existing 5,000 gallon
water tanks for agricultural water supply. For tank storage, well water is
pumped overnight and will continue to be pumped overnight. Therefore,
domestic daytime water demand would not conflict with agricultural water
demand and the impacts of converting the on-site agricultural well to
domestic use would not diminish the amount of water needed to support
continued farming.

Distance of Development to Creek: Pages 7 and 8 of the Initial Study
Checklist of the IS/IMND states that “The project site is located along Green
Oaks Creek, which runs along the northern border of the parcel. The
proposed area of work is located within a disturbed area of the parcel
approximately 200 feet from the creek that contains farmland and is located
to existing development.” Upon closer measurement and inspection, the
distance to the creek to the nearest corner of the proposed barn is
approximately 150 feet. The distance of the proposed barn to the pond is
over 200 feet.
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E. REVIEWING AGENCIES

Building Inspection Section
Department of Public Works
Geotechnical Section

Environmental Health Division

San Mateo County Fire Department
Agricultural Advisory Committee
California Coastal Commission
Pescadero Municipal Advisory Council

ATTACHMENTS

A. Recommended Findings and Conditions of Approval

B.  Vicinity Map

C. Project Plans and Yurt Plans

D. Applicant’'s Supporting Statement, as provided to the Agricultural Advisory

Committee

E. Initial Study and Mitigated Negative Declaration (without attachments),dated
August 21, 2012

F.  Letter from the California Coastal Commission, dated July 2, 2015

G. Site Photos

H.  Prime Soils Map

CML:jlh&pac — CMLZ0719_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 2015-00267 Hearing Date: October 28, 2015
Prepared By: Camille For Adoption By: Planning Commission
Leung

RECOMMENDED FINDINGS

Regarding the Initial Study/Mitigated Negative Declaration, Find:

1.

That the Initial Study/ Mitigated Negative Declaration 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 and a
Mitigated Negative Declaration were prepared and issued with a public review
period from September 17, 2015 to October 7, 2015, per CEQA.

That, on the basis of the Initial Study and 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.
The mitigation measures contained in the Mitigated Negative Declaration and the
conditions of approval in this document adequately mitigate any potential
significant effect on the environment.

That the mitigation measures identified in the Mitigated Negative Declaration,
agreed to by the applicant, placed as conditions on the project, and identified as
part of this public hearing, have been incorporated into a Mitigation Monitoring and
Reporting Plan in conformance with the California Public Resources Code Section
21081.6. The applicant (who is also the owner) has agreed to comply with the
mitigation measures contained in the Mitigated Negative Declaration. In addition,
applicable mitigation measures have been incorporated as conditions of approval
for this project. A Mitigation Monitoring and Reporting Plan is not necessary.

That the Mitigated Negative Declaration reflects the independent judgment of
San Mateo County.
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Regarding the Coastal Development Permit, Find:

5.

That the project, as described in the application and accompanying materials
required by Section 6328.7 and as conditioned in accordance with Section
6328.14, conforms to the plans, policies, requirements and standards of the
San Mateo County Local Coastal Program (LCP), specifically in regards to
Locating and Planning New Development, Housing, Agricultural, Sensitive
Habitats, and Visual Resources of the LCP. Staff has reviewed the plans and
materials and determined the project involves permitted and conditionally
permitted uses that support agricultural production and, as proposed and
conditioned, will not pose any adverse significant impacts on coastal resources,
sensitive habitats, the visual quality of the area, or agricultural production.

That the project is not subject to the public access and public recreation policies
of Chapter 3 of the Coastal Act of 1976 (commencing with Section 30200 of the
Public Resources Code) since the project is not located between the nearest
public road and the sea, or the shoreline of Pescadero Marsh. The project site is
located on the east side of Cabrillo Highway at the southern border of San Mateo
County and is not within close proximity of the shoreline of Pescadero Marsh.

That the project conforms to specific findings required by policies of the

San Mateo County LCP with regard to Locating and Planning New Development,
Housing, Agricultural, Sensitive Habitats, Visual Resources, and Hazards
Components. Specifically, the project involves the construction of a farm labor
housing unit and the construction and legalization of other structures that support
agricultural production and will not pose any significant impacts to sensitive
habitats or visual resources.

Regarding the Planned Agricultural Permit, Find:

8.

That the proposed project (specifically the Farm Labor Housing (FLH) unit),
as described in the application and accompanying materials, complies with all
applicable criteria for issuance of a Planned Agricultural Permit contained in
Section 6355 of the San Mateo County Zoning Regulations, including:

General Criteria

a.  That the encroachment of all development upon land, which is suitable for
agricultural use, has been minimized. The parcel consists of prime agri-
cultural land and lands suitable for agriculture. The farm labor housing
(FLH) unit and other proposed structures would be clustered with existing
development at the rear of the parcel, leaving most of the parcel open for
agricultural production.

b. That all development permitted on-site is clustered in the eastern portion of
the 14.5-acre parcel.

20



That the project conforms to the Development Review Criteria contained in
Chapter 20A.2 of the San Mateo County Ordinance Code, including:

Section 6324.1 (Environmental Quality Criteria), Section 6324.4 (Water
Resources Criteria), and Section 6325.2 (Primary Fish and Wildlife Habitat
Areas Criteria): The project requires minimal grading and vegetative
changes. The project as proposed and conditioned would be setback from
Green Oaks Creek, the in-stream pond and riparian corridor areas in
accordance with the appropriate buffer zones contained within the Local
Coastal Program. Additionally, erosion control measures and drainage
improvements, as proposed and conditioned, would minimize adverse
impacts to nearby sensitive habitat areas.

Section 6324.2 (Site Design Criteria) and Section 6325.1 (Primary Scenic
Resources Areas Criteria): The farm labor housing unit, barn and yurt
would not be visible from Cabrillo Highway. Furthermore, the housing unit
would be simply constructed of wood siding and, as conditioned, would
blend with the natural surrounding environment.

Section 6324.3 (Utilities): The project includes construction of an on-site
septic system to serve the farm labor housing unit and use of an existing
domestic well located on an adjoining property in Santa Cruz County. Two
new 5-gallon water storage tanks would be installed on the property and
would not generate any visual impacts to the area. A condition has been
included to require any new distribution lines to be located underground.

Section 6324.5 (Cultural Resources): A cultural resources evaluation for the
project determined that no evidence of archaeological or historical resources
of any kind were found in the project area, either by archive research or by
field reconnaissance.

Section 6325.3 (Primary Agricultural Resources Area Criteria): The project
includes a Planned Agricultural Permit to construct a farm labor housing unit
located on prime soils. However, it is clustered with existing development
and located along the rear setback of the property.

Water Supply Criteria

d.

That the existing availability of an adequate and potable well water source is
available as the project includes use of an existing domestic well to serve
the FLH unit. The Environmental Health Division has reviewed and con-
ditionally approved the well conversion for domestic use. The project would
not adversely affect agricultural water supplies, including the in-stream pond
or the on-site agricultural well.
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Criteria for the Conversion of Prime Agricultural Land

e.  That no alternative site exists for the use. The portion of the property
consisting of Lands Suitable for Agriculture is unsuitable for development
as it consists of steep terrain and is largely undisturbed and vegetated.

f. Clearly defined buffer areas are provided between agricultural and
non-agricultural uses. All permanent structures and associated facilities,
both residential and agricultural, would be clustered along the 20-feet rear
setback of the property, forming a clear division between these uses and the
remaining areas of the parcel, which will continue to be used for agricultural
production.

g. The productivity of any adjacent agricultural land will not be diminished, as
development is located along a property boundary to maximize areas
available for agricultural production.

h. Public service and facility expansions and permitted uses will not impair
agricultural viability, including by increased assessment costs or degraded
air and water quality. The proposal would not require public service and
facility expansions, as expanded utilities (new septic system and expanded
well use) are privately-owned, would only serve the proposed uses, and are
subject to the requirements of San Mateo County’s Environmental Health
Division.

RECOMMENDED CONDITIONS OF APPROVAL

Current Planning Section

1.

This approval applies only to the proposal, documents, and plans as described
in this report and approved by the Planning Commission on October 28, 2015.
Minor modifications 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.

The Coastal Development Permit and Planned Agricultural Permit shall be valid
for one (1) year from the date of final approval, in which time a valid building
permit shall be issued and a completed inspection (to the satisfaction of the
Building Inspector) shall have occurred within 180 days of its issuance. Any
extension of these permits shall require submittal of an application for permit
extension and payment of applicable extension fees sixty (60) days prior to the
expiration date.
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The Planned Agricultural District (PAD) Permit for the Farm Labor Housing (FLH)
unit shall be valid for a period of five (5) years from the date of final approval.® An
application to renew the PAD Permit must be submitted prior to this expiration
date. An amendment to the Coastal Development Permit (CDP) would be
required if significant modification and/or intensification of the FLH operation is
proposed.

For the life of the project, the property owner shall comply with the Farm Labor
Housing: Application Process and Procedures (Approved by the Planning
Commission on October 8, 2014), including, but not limited to, the following:

a.

Farm labor housing can only be occupied by farm laborers and their
immediate family members. A “farm laborer” is defined as a person who
derives more than 20 hours per week average employment from on- or
off-site agricultural operations (within San Mateo County) and earns at least
half their income from agriculturally-related work.

A permanent FLH structure can only be used for the purpose of housing
farm workers, and if this use ceases, must either be demolished or used for
another permitted use pursuant to a permit amendment.

The housing shall be maintained to meet the basic California Housing and
Health Code requirements for habitation, as reviewed and approved by and
pursuant to the San Mateo County Building Inspection Section, the San
Mateo County Fire Department, and the San Mateo County Environmental
Health (EH) Division regulations.

In the event that the farming operations justifying the FLH units ceases or if
the FLH development is proposed to be enlarged or significantly changed, it
shall be the owner’s/applicant’s responsibility to notify San Mateo County,
by letter, of such change, and applying for the necessary permits to
demolish the structure or use it for another permitted use. Accordingly, such
notice shall identify the owner’s/applicant’s intention to either remove the
FLH units (and associated infrastructure) or otherwise convert such
improvements to that allowed by zoning district regulations. In either case,
planning permits, building permits and associated inspections by the
Building Inspection Section and EH shall be required to ensure that all
structures have been removed, infrastructure properly abandoned, or that
such converted development complies with all applicable regulations.

3 Per the County’s Farm Labor Housing Application Process and Procedures policy document, approved
by the Planning Commission on October 8, 2014, Administrative Reviews may be mandated where
violations have occurred or to ensure resolution of past problems or violations. The applicant has been
working with the County in a good faith manner and, as such, staff does not require annual reviews of this

permit.
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e. In the case of proposed changes to permitted FLH, the owner/applicant shall
submit a written description of the proposed change to the Planning
Department, and if the change is considered significant by the Community
Development Director, submit a complete permit amendment application.

Noise sources associated with demolition, construction, repair, remodeling, or
grading of any real property shall be limited to the hours from 7:00 a.m. to

6:00 p.m. weekdays and 9:00 a.m. to 5:00 p.m. Saturdays. Said activities are
prohibited on Sundays, Thanksgiving and Christmas (San Mateo Ordinance Code
Section 4.88.360).

No trees on the project site, or adjacent to the project site, are permitted to be
removed as part of this approval.

The site is considered a Construction Stormwater Regulated Site. Any grading
and/or ground disturbance activities conducted during the wet weather season
(October 1 to April 30) will require monthly erosion and sediment control
inspections by the Building Inspection Section.

The applicant shall submit the following to the Current Planning Section: Within
four (4) working days of the final approval date for this project, the applicant shall
pay an environmental filing fee of $2,210.00, as required under the Department of
Fish and Game Code Section 711.4, plus a $50.00 recording fee. Thus, the
applicant shall submit a check in the total amount of $2,260.00, made payable to
San Mateo County, to the project planner to file with the Notice of Determination.
Please be aware that the Department of Fish and Game environmental filing fee
will increase on January 1, 2016.

Any new utility lines shall be installed underground from the nearest existing utility
pole.

Prior to the Current Planning Section’s approval of the building permit for the
residence and barn, the applicant shall submit color samples for the residence
and barn, including body, doors, trim and roof colors. The applicant shall only
utilize earth-toned colors for these structures. Verification of the use of approved
colors and materials is required prior to the Current Planning Section’s final
approval of the building permits for the residence and barn.

The applicant shall apply and obtain a building permit for the yurt, prior to final
approval of the building permits for the residence. According to the 2013
California Fire Code adopted for San Mateo County, yurts may only be permitted
for temporary use for 180-day durations. Should the code change to allow
permanent use of the structure, such use would be allowed under this permit.
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12.

13.

14.

The property owner shall bring the yurt into compliance with the minimum 20-foot
rear setback requirement of the PAD Zoning District, prior to final approval of the
building permit for the yurt.

The screening of the yurt by the family garden shall be retained in order to
partially screen the yurt from viewing locations on the property and on adjoining
properties. If screening is removed, new permanent landscaping shall be installed
and maintained for the life of the yurt.

The property owner shall reduce the size of the yurt front deck to the minimum
size necessary (36" in depth by 36” or door width) or other dimensions as
determined by the Building Inspection Section.

Water Storage Tanks

15.

All water storage tanks shall be dark green in color. Photo verification of the
installed water storage tanks shall be submitted to the Planning Department for
verification of color, quantity, and location prior to building inspection final.

Condition Nos. 16 through 25 are mitigation measures from the Initial Study/Mitigated

Negative Declaration (IS/MND), released on September 17, 2015. Minor corrections to

mitigation measures made since the release of the IS/MND are as underlined.

16.

17.

18.

Mitigation Measure 1: If prehistoric or historic deposits or features are
discovered at any time during grading and/or construction, activities in the area
shall halt until the find(s) can be inspected by a qualified archaeologist and/or
paleontologist. If the find(s) proves significant, as determined by a qualified
archaeologist and/or paleontologist, an archaeologist and/or paleontologist shall
prepare a recommendation for a further course of action, for San Mateo County
review and approval.

Mitigation Measure 2: 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.

Mitigation Measure 3: The improvements should be designed and

constructed in accordance with the geotechnical investigation conducted by Earth
Investigations Consultants, Inc., for the proposed project by Joel E. Baldwin, Il
(Engineering Geologist 1132) and David W. Buckley (Civil Engineer 34386),
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19.

20.

entitled “Proposed New Residence and Detached Barn/Garage, East-Central
Portion of 13-Acre Parcel (Pie Ranch), APN 089-230-280, 2080 Cabrillo Highway,
Pescadero, California,” dated February 19, 2015. Prior to issuance of a building
permit for any improvements at the property, compliance with this mitigation
measure shall be demonstrated in plans submitted with the building permit
application for this project.

Mitigation Measure 4: Prior to the issuance of the building permit for the
residence, the applicant shall revise the Erosion Control Plan dated May 5, 2015,
to include the proposed measures and additional measures as follows, subject to
the review and approval of the Community Development Director:

a. Protect Surface Water Locations: Green Oaks Creeks is located within
close proximity of proposed disturbed areas and access ways on your
property. Please provide primary control measures (e.g., 2 rows of staked
fiber rolls) along both sides of the driveway in the immediate project area.

b.  Show location of utility trenches, indicate utility types, and identify timing of
installation.

C. Construction Access Routes: Over access points off the existing gravel
road, construct stabilized designated entrance(s), using 3" - 4” fractured
aggregate over geo-textile fabric.

d.  Correct reference to Contra Costa County Best Management Practices
(BMPs) and reference San Mateo County as the permitting jurisdiction.

Mitigation Measure 5: The applicant shall adhere to the San Mateo Countywide
Stormwater Pollution Prevention Program “General Construction and Site
Supervision Guidelines,” including, but not limited to, the following:

a. Delineation with field markers clearing limits, easements, setbacks, sensitive
or critical areas, buffer zones, trees, and drainage courses within the vicinity
of areas to be disturbed by construction and/or grading.

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

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

d. Stabilization of all denuded areas and maintenance of erosion control
measures continuously between October 1 and April 30. Stabilization shall
include both proactive measures, such as the placement of hay bales or coir
netting, and passive measures, such as re-vegetating disturbed areas with
plants propagated from seed collected in the immediate area.
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21.

22.

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

Control and prevention of the discharge of all potential pollutants, including
pavement cutting wastes, paints, concrete, petroleum products, chemicals,
wash water or sediments, and non-stormwater discharges to storm drains
and watercourses.

Use of sediment controls or filtration to remove sediment when dewatering
site and obtain all necessary permits.

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

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

Limiting construction access routes and stabilization of designated access
points.

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

Training and providing instruction to all employees and subcontractors
regarding the Watershed Protection Maintenance Standards and
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
stormwater management during construction activities. Any water leaving
site shall be clear and running slowly at all times.

Mitigation Measure 6: Once approved, erosion and sediment control measures

of the revised Erosion Control Plan shall be installed prior to beginning any site
work and maintained throughout the term of grading and construction, until all
disturbed areas are stabilized. 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 control plan
shall be prepared and signed by the engineer and reviewed by the Department of
Public Works and the Community Development Director.

Mitigation Measure 7: The applicant and property owner shall coordinate with

contractors to:

a.

EECAP Measure 1.3 (Low-Income Weatherization): Complete
weatherization, to achieve average energy savings of 25%.
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b. EECAP Measure 1.4 (Tree Planting): Tree plantings to shade the new
home.

Inclusion of these practices in project operation shall be demonstrated prior to the
Current Planning Section’s approval of the building permit for the proposed residence.

23.

24,

25.

Mitigation Measure 8: The applicant and property owner shall comply with the
following measures, to the extent feasible:

a. Enerqgy Efficiency Climate Action Plan (EECAP) Measure 1.5 (Propane
Switch): Switch from propane heater to more energy-efficient options, such
as Energy Star furnaces or electric air-source pumps;

b. Bay Area Air Quality Management District (BAAOMD) BMPs: Use
alternative fueled (e.g., biodiesel, electric) construction vehicles/equipment
of at least 15 percent of the fleet;

C. BAAQMD BMPs: Use local building materials of at least 10 percent;

d. BAAQMD BMPs: Recycle or reuse at least 50 percent of construction
waste.

Inclusion of these practices in project construction and/or operation shall be
demonstrated, to the extent feasible, prior to the Current Planning Section’s
approval of the building permit for the proposed residence.

Mitigation Measure 9: This project is located in a wildland urban interface

area. Roofing, attic ventilation, exterior walls, windows, exterior doors,

decking, floors, and underfloor protection to meet California Residential

Code (CRC) R327 or California Building Code (CBC) Chapter 7A

requirements. You can visit the Office of the State Marshal's website at:
http://www.fire.ca.gov/fire _prevention/fire_prevention_wildland.php and click the
new products link to view the “Wildland Urban Interface (WUI) Products
Handbook.” The property owner shall demonstrate compliance with this mitigation
measure prior to San Mateo County’s Fire Department’s approval of the building
permit for the proposed residence.

Mitigation Measure 10: At the time of application for a building permit, the
applicant shall submit a permanent stormwater management plan to the
Department of Public Works in compliance with Municipal Stormwater Regional
Permit Provision C.3.i and San Mateo County’s Drainage Policy.

Projects subject to Provision C.3.i (individual single-family home projects that
create and/or replace 2,500 sq. ft. or more of impervious surface, and other
projects that create and/or replace at least 2,500 sq. ft. of impervious surface but
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are not C.3 Regulated Projects) shall implement at least one (1) of the three (3)
site design measures listed below:

a. Direct roof runoff into cisterns or rain barrels and use rainwater for irrigation
or other non-potable use.

b. Direct roof runoff onto vegetated areas.
C. Direct runoff from sidewalks, walkways, and/or patios onto vegetated areas.

A site drainage plan is required that demonstrates how roof drainage and site
runoff will be directed to an approved location. In compliance with the San Mateo
County’s Drainage Policy, this plan must demonstrate that post-development
flows and velocities to adjoining private property and the public right-of-way shall
not exceed those that existed in the pre-developed state.

Building Inspection Section

26.

27.

28.

29.

30.

31.

Prior to pouring any concrete for foundations, written verification from a licensed
surveyor must be submitted which will confirm that the required setbacks as
shown on the approved plans have been maintained.

An automatic fire sprinkler system is required for the farm labor housing unit and
any barn that is over 1,000 sq. ft. or more in size. This permit must be issued
prior to, or in conjunction with, the building permit.

If a water main extension, upgrade or hydrant is required, this work must be
completed prior to the issuance of the building permit or the applicant must submit
a copy of an agreement and contract with the water purveyor which will confirm
that the work will be completed prior to finalization of the building permit.

A site drainage plan will be required. This plan must demonstrate how roof
drainage and site runoff will be directed to an approved disposal area.

Sediment and erosion control measures must be installed prior to beginning any
site work and maintained throughout the term of the permit. Failure to install or
maintain these measures will result in stoppage of construction until the correc-
tions have been made and fees paid for staff enforcement time.

All building permit drawings must be drawn to scale and clearly define the whole
project and its scope. The building plans shall identify the correct codes on the
code summary; the design and/or drawings shall be done according to the 2010
Editions of the California Building Standards Code, 2010 California Plumbing
Code, 2010 California Mechanical Code, and the 2010 California Electrical Code.
Include Flood Zone (and notes) requirements, and what Fire Severity Zone this
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32.

33.

project is in according to the State Fire Marshal’s Fire Severity Zone Maps with
those requirements shown on the plans (see Condition of Approval No. 33).

Structural engineering sheets and calculations shall be provided as part of the
building permit submittal for review and approval.

The Building Inspection Section, in consultation with the Fire Department, may
require a new address be issued for the project site.

Department of Public Works

34.

35.

Prior to the issuance of the building permit, the applicant will be required to
provide payment of “roadway mitigation fees” based on the square footage
(assessable space) of the proposed building per Ordinance No. 3277.

Prior to the issuance of the Building permit, the applicant shall have prepared,
by a registered civil engineer, a drainage analysis of the proposed project and
submit it to the Department of Public Works for review and approval. The
drainage analysis shall consist of a written narrative and a plan. The flow of the
stormwater onto, over, and off of the property shall be detailed on the plan and
shall include adjacent lands as appropriate to clearly depict the pattern of flow.
The analysis shall detail the measures necessary to certify adequate drainage.
Post-development flows and velocities shall not exceed those that existed in the
pre-developed state. Recommended measures shall be designed and included in
the improvement plans and submitted to the Department of Public Works for
review and approval.

Environmental Health Division

36.

If the domestic well located in Santa Cruz County is to be the domestic water
source for the farm labor residence, the well must be permitted as a domestic
water source by San Mateo County. A pump test for water quality and corrections
to the well seal meeting San Mateo County requirements are required. In the
event that the well does not meet the San Mateo County requirements, the
applicant shall designate a new proposed domestic water source, which may
involve a conversion and upgrade of an existing on-site agricultural well to
Environmental Health Division standards for use as a domestic water source, prior
to the Current Planning Section’s approval of a building permit for the farm labor
residence.
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San Mateo County Fire Department

37.

38.

39.

40.

41.

All buildings that have a street address shall have the number of that address on
the building, mailbox, or other type of sign at the driveway entrance in such a
manner that the number is easily and clearly visible from either direction of travel
from the street. New residential buildings shall have internally illuminated address
numbers contrasting with the background so as to be seen from the public way
fronting the building. Residential address numbers shall be at least 6 feet above
the finished surface of the driveway. An address sign shall be placed at each
break of the road where deemed applicable by the San Mateo County Fire
Department. Numerals shall be contrasting in color to their background and shall
be no less than 4 inches in height, and have a minimum 1/2-inch stroke. Remote
signage shall be a 6” x 18” green reflective metal sign.

The current driveway turnouts will need to be serviced to existing standards.
The house will have a 13D spring system installed.
Agricultural barn is exempt from sprinkler system.

If yurt is to be used as an additional sleeping area, it will also need to be
sprinklered.

CL:pac - CMLZ0719(Attachment A)  WPN.DOCX
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70 PERFORE CONSTRUGTION SERVCES ON THES PROET.

LS mmmsmzmm‘rm AD SHEETER) =0
EARTH WEL HOT RUDE OR SETFLE AND SO THAT ALL EXSTING
mwmmmzm ANT
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14 BUSTNG UTLITES TO REMAM B SERVWCE AND PROTECTED FROM UAMACE,
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ERQSION CONTROL NOTES: ,

1.mmmumwmmn§\m
WITH CONTRA LXISTA COURKTY™ BEST MANAGEMENT PRACTICES MG
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E S SEALL MANTAN THE EPCSTN_ CONTROL. MERSURES I A
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10CAL JERTSORCTION.
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SAN MATES COURTYWIDE
Water Pollution
Prevention Program

Llean Water. Healthy Community.

Materisls & Waste Management

Now-Fazurdous Materinls

2 13t and eover stackpiles of sand. dir or alier coratruction tanteried
with {0tps when rain is forcedst orif not actively hemg wsed within
14 dayy,

L1 Use Mot don't averuse) rechnitaad waier for Just controb

Harardgns Materhuls

3 Labet all hgzardans materials and hazardous wastes (such 1
posticides. puiit, thinnets, solvenis, ficl. oil, and sntifroees? in
agetndnnice Wwilh Sity. 2otinty, siote aud fedazad regutations,

LI Stare eddons tisilerisls nnd wasios i water Hght contuiners, stose
I apgropricte secondrry cotainmient, sod eover fliev a1 the ehd of
every wotk day or during wet wandtet or wheh fain Is forecast.

Q Folfos f s apphication i iond for huzned
iterinds atd be earefi] not to tse more thon noeestary, £ not
apply chericaix outdoors when tin s ferdenst within 24 hoors,

Q Arrange for appropriate disposal of «ll Bazardous wastes.

Waste Management

£ Cover whste dispusal conbringry seewgely with tams ot the ond of
every wirk day and doring wel eealher,

3 Check waste dapasa! comtainers frequently for fooks and 1o make
wre ey are nel evetfled. Never hose dovwa a dumpgter on gha
SomLructon gite.

O Clean or repluce pormble tellers, and inspoat ihemn Svquently for
leaks and spills.

0 Dispost of all wastas and debris nroperly. Recyole materdals 2nd
wasies that ean be reeyeled (such ag asphult, onnerete, agrregnie base
rustérials, wood, gyp board, pipe, ete.)

T Dispose of Hyoid rexidues from paints, thinhices, solvents, plues, and
slensing fuids as lzardous wirte,

Lonstrartion Trivanees and Parimeter

3 Fotablish und muintatn effective perimeter controls and siabilize 2l
comsirystion entrances and exits to sufferently contral orasion and
sediment diseharges from site and trmeking off site.

13 Sweep of viuuun any street tecking iminediately and secure
Sedintent saured 16 phevent farther rackioy. Mever hose dosn stroets
to clean up tracking.

they apply to your project, all year long,

Equipment Management &
Spill Control

Maintevance and Parking

3 esignate an aren, Fated with approprints BMPs, Tor
wehicle and cquipment parking nird stemige.

2 Perform major inintenutice, repait jols, and vahicle
and eyuipment washing o sits,

21 iFrefueling or vehicle muinteinance must be done
eosile, svork in a bermed area away from storm drins
and wver o drip pan or drep cloths big cnough to cotiecs
Buids, Rocyele or dispose of fluids as bazsodous waske,

0 If vehiele 0F cqripment eleming must be done onsite,
clean with water only int 8 bermed area that will not
allow vinse water to rn fte gutiers, oeets. storm
draina. ar surloes whicrs,

T Do oot clean vehicle or equipment ohyile 4sing soaps,
setvens, degifeascrs, ar stomn elcing equipraent,

Spill Prevention and Centrof

0 Kgep spilf clennup rurerinls {e.2., rmgs, sbsorhents and
eal Jitter) svaituble af the constraction site atll imes.

LY iaspet vehicles and equipmant frequenty forand

tepmit lonks prommily, Use drip pans to cateh feaks

nertil repaies e rande.

Clean up spills or Jonks immediatoly and sdispose of

elemiup miterials propey.

QDo nat hose dewn snrheed where Auids have spilied.

Use dry cleanup methods {shsorbenr materials. ¢ar

Ttz andiot rags).

Swoep up spifled dry minetials immediately. Do not

{ry towash thets away with watct, ot bary them.

0 Clenn up spills on dist nreas by digging wp and
properly disposing of conlaminmed sofl,

L) Report signiiicant spills immedintely. You are required
by few to repent alf significant refeases of renrdous
maaterials, incliuding 0. To repient  sdll: 1) Died 11
o yoor Joeal emergency responsy mumber, 23 Cnll the
Governor's Office of merpency Services Warming
Comar, (800) £32-¥350 £24 Rours),

[n]

=]

Earthmeving

T Schiedule grading mé excavathm wark
<uring dry wenther.
) Stabilize slf denuded arecs, install and

TRinGLin mparary erosion controls {soch
a erosien controi fubtic or boniled fiber
ity until vegetxion is establishod.

2 Remove existing vegetulion onfy when
absolitely necovsary, end seed or plant
vegelition for erovion cantrel on slopes
er where construetion is nei immediately
ylanned.

TP Provent sediment from migreting offsite
i prolect plotm drait infets, govers,
ditelies, and dralnnge tourses by atalling
and suintaining, appropniate BMVPs, such
as feer rolfs, ik fences, sedtimant Busins,
grave] bags, herms, efr.

I Keop exeavated soil or site and transfer &
to dutup trucks o site, nok in the sots,

Contaminted Spils

3} 1 ame of the follewing conditions are
observed, tosd for conlamination and
somtact thy Regianal Water Qualicy
C'onszol Board:

Unusual soif copdigions, discoloration,

er odar,

Abandoned widtrground tnks.

= Abandoned wells

Buoricd barrels, dobris, or trosh.

Paving/Asphait Work

0 Avoid paving and seai conting in wet
wezthier oF wheo min is fercast. 1o
pravent orsterialy dhat hove not cured
from contacting sormwmer mnoff

T Cover stoom drnin indets and tavholes
when applying seal coat, lack cooe, shirry
sl fog seal, wc

O Collect snd meyele o appropriafely
dispose of excess abrrsive grvel of sand,
Do NOT sweep or wask it imo guiters.

Q Do nat use water oo wash dovar fresh
asphall eangretc pavement

Saweutiing & Asphali/Concrete Remaxal

0 Proveut neardy storm drain inlets when
saw cutling. Use fiter fabele, enteh: basin
futes filiess, or graved bags to keep slurry
out of the starms drain system.

£ Shirval, abosorh, or vaeun siw-cur
slirry and dispose of all waste as soon
as ¥ou e fintshed in one location orat
the end of each work day {whithever i
sooner?).

01 3 saweut shury enlers 8 caich basi, clean
i€ vp immediately.

Storm drain polluters may be liable for fines of up to $10,000 per day!

Construction Best Management Practices (BMPs)

Construction projects are required to implement the stormwater best management practices (BMP) on this page, as

Concrete, Grout & Mortar
Application

e

¥ Stere concreie, gront, and mortr away
from s draims of waterways, and on
polists inder et to proteet them from
gin, TomefT, and wind,

3 Wash ort concrete equipmentacks

offiite or in 2 designotad washout

arca, whers the vatar witl flow into 2

temporary wasic pie, and ina manner

hat will prevent ieachiog into the

wnderlying soif or onto sermenading srens.

Let concrete harden and dispase of ax

garbwige.

When washing exposed uggregate,

prevent washwaler from entering storm

drving. Rieck agy inlets and vacum

uiters, fose washwiter onle it areas. o0

i entn 2 bermed surface 1o be pumped

aod disposed of properdy.

o

Landscaping

T2 Proteet stockpiked Tmdreaping mitenals
from wind and rmin by storiog them imder
tarps all year-round.

G Stack bapped murerial on pallets and
ender cover.

3 Giscontinue application ol agy grodibie
landscape material within 2 days before 2
forceast rafn event o durims wer weather.

Painting & Paint Removal

B

Painting Cleanup anid Removal

T Mever elemn brashes ot rinse paint
coniingss ity a strest, gutter, storm
druin, or stream,

& For watsr-hased paints, puint out brushes
1o the extent possible, and rinse into 2.
drain that 5oss to the smitary sersr.
Never pour paint down a srorm drafn.

[ For ai-bitsed paints. paint out broshes to
the extent possible and clean witk thinner
or solveat in a proper coptainer. Filizr and
reuss thinners and solvanis, Rispose of
excess liquids as hazardouy waste.

0 Paint chips and dust {rom non-hazardous
dry siripping and sand blasting may be
swept ap or collectd in plastic drop
¢lothy and dispesed of a5 trash.

3 Clomien] paint strippieg residue and chips
ard dust from marhve paiats oF paints
contalning Jead, mercury. of inbutyhin
Taust be disposed of as hazardows woste.
T.eadl based paint removal requires 2 st
eertified conmictor.

0O Dischurges o gronmibwater or coptured
manofl from dewalering operations must
be properly manoged and disposed. When
possible send denateding discharge 1o
{andscaped aren or smitary sewer. If
discharging to the sanitary sewer call vour
local wastenvaler tredtent plant.

0 Divert rue-on water from olfiite sway
from all dixurbed areas.

0 When dewalering, notify and obtain
approval fmimn the focal munictpality
before discharging water 10 2 strcet gutter
or octn drain, Fitration or diversion
througl: a basin, tank, or sediment trp
way be roquited.

O In areas of known or suspeczcd
eonumination, call pour focoal sgency to
determine whether the ground water mnst
fe tested. Punped groundwater may noed
to'be coliceted and havied off-site for
treatment and proper disposal.

i
H
i
H
g
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SifE PLAMNNG AND PREVENTIVE VEHICLE MANTENNCE CONTHIRE: LONTNUE: PANTING AND AFFLICATION OF SOLVENTE

PRE-FLANNNG PREVENTS POLLUTION CENERAL BUSINESS: PRACTICSS AT CONGRETE. REMCNAL. AND ADHESINES - -

" TEEEN s T e S e PR * eI RPN T " TR DRRRICH AND CRADSE WoRK FOR DRY T SR NS TUST WHEN BN SSPHNT éﬁ% -1
TEMFORNTY VEGEITION OF PLACE CTHER EROSON M Pl TaE ROk D D T ) « KEP ALL LKUD PANT PRODUCTS AND WASTES Y SeaiEs
CONTROLS BEFORE RAN BEGINS. TG, D - PERFORE WAOR EDUIPUENS REFARES MY RO T - HTER PAENGN 1P OLD PRIEMEN BE s O TeM TIE GUTTER, STREET. ANG STORM DRANS. LT Eé"%fi

e e e SR R - WANTAN ALL VEWCLES AND HERYY EGOPMENT, INSPECT i . L R T AT Do N A M 0 Chumic R A NaMEOUs KISTES M gﬁéaég

. - OR WHEN VEHICLE EQUPMENT [ TEETE
FREQUENTLY AND FEPAR ALL LEAKS. ABTERRACE VRS 5 v ] T K. Nork W CONTACT WITH RABFALL O RUNGFF. ” COlECTN 2 FERH

. CRozo +  PERFORM MAJOR MAINTENANCE, REPAIR JOES, AND COMPLETELY BERWED AREA AMAY FROM STORM DRANS. +  PROTECT NEARSYY STORM DRMN MLETS DURING -
LY DR AR B taen e SaT VEHGLE AND ECOFMENT WASIING OFFSITE. ma Ok TD LLESKE CUTTING, SHOVEL, OR VACUUM S CIT SLNRY FANT R
TEMPORARY OR PERMAMENT DRARGGE. CHTCHES TO T RSEsR e o OR CLEN DEPOSTS AND REMOYE FioW THE BE. « MR CLEIN PRUSHES OR RINSE PANT COKTANERS. W
S Ty oD I T oace sTofat * R D T AR MR L Bt  NEVER 1105E DOWN STREETS TO GLEAN L TRADKED IO THE STREZT, GUTTER, STORM DM, OR SIREAL 2
WAER ROWOFY YELOCITER MY CONSTRUCTNG = WATCH FOR SOL AND FOHD CAOUNO WATER THAT  MAY BE DINT. USE DRY SWELP MEFODS. E%
TEMPORMRY CHECK DAMS OW HGHAS WHERE LT AT T NI AL DRPS MO LS CONTAMNATED, « FDR WAER BASED PANTS, PANT OUT BRIISHES TO THE £ .

PCSSBIE. RINSE T THF SANITARY SIWER OHCE
CONTARERS. AND RECYCLE POSSELE, OR ‘m

+ TRAN FMPLOTEES A0 SUSCONTRACTORS ABOUT _STORM DRETSE OF FLUDS AS HAZARDOUS WASTE: T e iy TOR . FRESH CONCRETE AND MORTAR SRR REATLERE A, T OO i
WATER. REQUREMENTS AND THER RESPONSBRITES. + DO MOT USE DIESEL O T LUBRICKTE OR CLEM CALRY CONTROL. BOARD: ACPLICATION . WEVER FOUR FANT DOWN 5 DRV |

S00D HOUSEXESPNG PRACTESS: UNUISUAL SOIL CONDITIONS, DECOLORATION, OR 0OER

* FECYTLE U VEHICLE BATTERSSS. o GENERAL BUSINESS PRACHCES « YOR OL DAST PANTS, PANT OUT BRISHES T0 THE H §

+ DESGNATE OME COMPLETELY CONTABED ARDA TOR ALTO ABANECHED. UNDERGROUND THKS EXTET POSSBLE AHO GLEXN WITH THINNER OR

PARXING, VEHICLE CLEAN I SPILLS WHEN THEY EAPFEN »  BOTH AT YOUR YARD AND THE CONSTRUCTION SITE, SOLVENT N A PROPER CINTAMER. T3
AREA SHOULD T WELL AMAT FroM hd ABANDONET! WELES AMNAYS STORE BOTH DAY AND WET WATERALS UNGER k3

STREAS Ot STORM DRAN HLETE. AND SERED + NEVER HOSE DOWN “DIRTY~ SAVEENT R EPERENELE COVER. PROTECTED FROM RANEALL AND RUNGET. - FIGER A REISE THINMERS AND SOLVENTS. EESPOSE oI 5;

ELESSARY HAR WHERE FLUIS HUE SPLLET. USE DRY EURED BARRELS, CEERIS. DR TRASHL PROTELT DRY MATERALS FROU ND). £ eSS 199005 MO FESIRE /S HRINDOUS “-‘5 =%

- - CLERM UP METHODS ([ ABSUREFNT MATEFIALS, CAT &
KER MATIRALS OUT OF THE b — bt rmore ol on wEEE: L ¢ RCAD WORK AND PAYNG R N e e PANT REROAL gg éé“
S, S8, OF CONSTRUCTIN WAEERALS WITH PLASTIC muzmgm ST EMOGE ADRITT PLAEG FROM GQUTTERS, STORH DRAKS, RANEALL KD RUNOFF - EANT cups M puer ERru SO0 TR Ie 5

+ ICEP POLLITANTS OFF DXPOSED SURTACES. PLACE + SR LR SPELED DRY MATERWS BMEDWITELY. NEVER - DEMELLP AHO MPEMENT ERGSION AND SEDMMENT O MO MOTRS DMLY W DCSGNAED WasH COLLETIED [N PLASTA: DRCP CLOTMS AND DRSPOEED §N =
TRAGH A FEC VG COTINERS JARD T ST ATTEMPT TO WASH THEM AKAY" WITH ANY WATER, OR CONTFOL PLANS FOR ROADWAT EMDAHKMENTS. DU e B YR VR0 WMERE THE MR L LD (2] oF F 5
TO UNBIZE LATER. BUMY THEW. USE AS LITILE WATER AS POSSELE FOR . SOHEDKKE EXATION AND GRADHE welte FOm DR SONEEETE (AT AND peser O 5 A . e e Bg X

« I SWEEP PWVED SURFACES THAT DRAM TO SIORM WEATHER. Jriirg) mm:mmmmnumnsnumlw: TUST FROM MARME PANIS OR PANTS CONTANIG LEAD Ews E

= GLEAX UP SPRLS ON DIFT ARCAS SY DIGOING 1P AND . CHECK AL EDUTAMENT FOR LENKS AND MEPARL WASHOUT [INTD_THE, STREET, STORH CRAINS, DRARACE OR TREUTYL TIR MUST DE DISPOSED OF AS A EZf &
PROPERLY EEPOSNG GF OGHTAMNATED SO L DACHES, OR FE GTY SINDARD PLAN 503 BAZARDOOS WISTES. E Oz §§
+  PEPORT SONRICAT SPLLS TO e = WHEN STAPPMNG OR CLEANNG BULDNG TXTETOR WIH 5 &
AR AR, 300 A TS PR MAKR FEPARS, AN WASNGS OF EOURPMENT PG COERICTIN HGH FRESSURE WATER, BLOCK STOV RIS, WAS:E 2
B UN 10 RETRT AL SOFICAT RELEAES OF AR R CONSTERLGTION ST = DONT bt P WORS HHESH CONGRETE O CEMENT WATER O TG A DR AREA MO SPADE NTO SOA, OR, 3
NCLIONG: REPORT A THAR YOU WL L2 I A T SET B A SEecTE GHELK WITH THE 10CAL WASTEWATER THREATMENT E 8
SPLL SALL THE FOLLOWING AGENGET: 1) DAL 911 DR + WHEN FEFUELMG OF VEIICIES AND/OR UANTENANCE OF SUE LGERS ON TS OR HERVY PLATIIC FEDP MITHORITY T0 FRD OUT FF YOU CAN OOLEETF (MOF OR &
YOUR LOCA, EMERGENCY SESPONSE MIIEER 2) CALL e o A Ao < S, oM MAGIRRS ) BULDING CLERING WATER AND DISPOSE T
THE GIVEFWOR'S. OFTICE OF EMERGENCY SERWCRS COMLITmLY, CONTANED AREN AWAY FROM STOR THE SANTARY SENER, SANFUNG OF THE WOOER WAY BE
WARMING. CENTER. (BO0) 852-7550 (24 HOURS). = WEEN CLEANNG UP AFTER DRWEWAY OR SIDEWALK EEDURED TO ASSST TiE WASTEWATER TREATMENT
MONG » DD NGT USE GESEL OL TG LUBRICKIE OR CLEM PARTS ESTRICUN. o [HES N DR IS, HOT ACTHORITY 1N SAKING TS DECISION. .
EARTH ACTVITES OR EQOFUST, Do RECTIE/ ROUSE LEFTOVER PANTS WHENEVER g%
ARG CONSTRUCTION « RECYGEE CfL, BATTERES, CONCRELE, (=]
ASALT, ETC. WHEN EVER POSSILE, TRAN EMPLOTESS + PREVENT AGGHEGATE WASH FROM DRVEWAY/ PXTIO _ =™
. CONSTRUCTION FROM ENTERW: STORM DRANS. HOSE + RECYCLE OR DHSPOSE OF EXCESS WATER BRSED PANF =]
FEMOIE EXTMG VERETATION O WHEN AZSOLUTELY 1S3 YEESE EEST MANAGEMENT PRACTICES. CONTRUCEN FROU ENTERN STom DRAIES HoSE PECIOIE R roPost OF X238 WAlth asen | E:
FoR EROSION § CONSTRETICN b FACLITY. O USE WP TS
* SEED OR PLANT TEMPORMTY VEGETATION - WHEN THOROUGHLY DiY, PANGT CANS, =
CONTRCE, QN SLCPES OR WHERE CONSTRUCTION 5 NOT = AVOD FAMNG AND SEAL COTTHD M WET WERTHER O + FUCE HAY BALES OR OTHER EROSION CONTROLS DOWN THEY SpE , EMPTY =
PLANNGD. WEN FORECAST BEFORE FRETH PAVEMEN ELOBE TO CAFTURE HUNOFF CARRTING MORTAR OR USTD BRISHES, RACS, AND DRCP CLOTHS MAY BE [=]
T T TD G . CEMENT BEFTRE T REACHES T3 STORM DRANL EeSPOEET) OF &S ANEMGE M A SAWART LANDFLL. -E_E‘ =
~  PROTECT DOWN SLOPE COURSES, STREAMS, c
AND STORM DRAINS Wi HAY EALFS. TEMFCRARY = COVER AND SEAL CACH BASING AND MANHIOLES WHEN - - Mm%‘mmmmwm NU.%
SLT FENCES, BEXMS OR STORM AFPLING SEAL DO, SLURRY SEAL FOG Soil, ETC. §g:° i
DRAN HLET FETERS. . USE CHETH DA, DITESES, OR BERMS TO DNERT . + BUALL OUANTITY GENERRTORS. SHOULD CHECK WITH THE QEgs
+ LIS CHEDK DANS OR: DUPES, 0 NG FIGET RUNCEF AROUND EXCAVATIONS. L, DINFOMENDL W DS £ 0O
- NEYER WaSH EXDESS MATERWL FROM BXPUSSD .
« COVER STOCKPLES AN DXUOVAIED SOR WRH SECURED AGGREGATE CONGRETE OR STORM_ DRAN. COLLECT AHD R R A T
TARPS OR PLASTIC SHEETWGL FREGITLE, OR DISPOSE T DIRT AREA. VENDOR REGARDING IT'S “BUYRACK” POLICY.
= PROPERLY NONITOR AND MANTAN ALL ERDSION AND * CIWMER STOGPLES AND OTHER CORSTRUCTION MATEFSALS
“SEDMENT CONIROLS. PROPERLY RYPOURT ENLURES OF WiIH PLASTIC TARFS. PROTETE FRGM PANFALL AND
ERDSON AND SEDAMENT CONTROLS T THE 10GAL PREVENT RUNOFE WATH TEMPORIRT ReoFS OR PLASTIC
STCROM WRTER ALTHORTTY. SHEETS AN BERNS, OR CATCH FROM PAVER WITH DR
FANS OR ABSORRENT RACS, ETC)

= CLEANUP ALL SPIIS AKD LEAKS USIKG "DRY" METHODS
{WTH ABSORSENT MATEREALS/ RAGE) OR DI UP AND
FEMVE CONTRNMSNT SO

COLLECT AMD REGYDLE OR APPROPRWIELY DISPOSE OF
EXCESS ABRASNE GRBEL OR SKAD.

v R/ OVER APPLICATDN BY WATER TRUCKS FOR DUST
CONTRIL.

STORM WATER POLLUTION PREVENTION NOTES
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Attachment D

Remarks from Jered & Nancy regarding qualifications for Farm Labor Housing Permit

Thank you for taking the time to review our application for Farm Labor Housing. | know we are
not the standard in San Mateo County, as far as how you would define a traditional farm. Many
of you know that from the beginning, we've always combined growing crops and raising
livestock with teaching or engaging with the community and hosting workshops. Over many
years, we have developed a foundation of skills and knowledge for farming: Nancy has been
involved in farming for over 23 years. Jered has been involved in agriculture for over 25 years.

Since starting Pie Ranch 11 years ago, we have developed the farm as a way to share that
knowledge to aspiring young farmers, as well as people just being exposed to farming for the
first time. We want to be part of the efforts to reverse the trend of the decline of family farming in
our area by fostering stronger local markets and building real relationships with the community
and the actuai farm. As NAFTA and globalization negatively affects the prices farmers get for
their products, making it near impossible to compete, we believe farms of the future will have
this strong connection with their local customers, and many will also have ways that people can
connect to the farm beyond the consumption of produce; such as farm events, farm stays,
farm-based education, that further help build that loyal market.

We are here in San Mateo for the long haul. Our 8 and 10 year old Rosa and Lucas, attend
Pescadero schools, where we are active in their education want to continue investing in the
community. And as you all know, the cost of land and running an agricultural business is near
impossible in today’s Bay Area’s fast changing economy. Even though we have developed a
viable farming and educational operation we personally scrape by each month, living in a
one-bedroom dwelling, paying off a series of loans and are taking a big leap of faith that we can
build a modest farm house to better house our family.

So let us tell you a little more quantitative information about our budget and operation that we
know you need {o make a recommendation.

Our total 2015 budget has a little over 2 million in income: this pays for about 32 staff. 26 of the
staff are directly involved in the agricultural activity on a regular basis, and only 6 have jobs that
are solely dedicated to education at schools or linking those schools to the farm.

We operate on a total of approximately 85 acres of mixed veg, fruit and grain & beans, pastured
poultry that we sell retail through a CSA and at our farmstand (in addition to value-added
products such as pickles, jams, and of course, pie) and to institutional markets such as dining
halls of universities and company cafeterias. Our goal this year and has been since we began,
would be to sell to the school cafeterias with whom we've been working with on the food literacy

side of Pie Ranch for the past 10 years.
e &
CElY b 3
Farm Production: Close to 1.2 or about 60% of the budget

Educational Programming part of the budget is about 38% or around 900K JUL 13 2015

San Mateo Coun.y
Planning Divisior;
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And the remaining 2% accounts for the income generated at the barn dance and site rentals,
such as weddings. $7K from the barn dances, and 17K from the weddings.

The majority of our income is from farm production.

Nancy and | both are full-time and are the ones ultimately responsible for everything. When we
first began, we did everything ourselves, --all the production, education, administration,
marketing, distribution. As we’ve grown we have hired more people to take on various jobs
related to the operation. We spend over 50% of our time with farming-related work, whether
making decisions about crops and markets, problem solving about pests and water; pruning and
castrating, fixing things, picking up parts, making a delivery, etc. We are intimately and
inextricably linked to the whole of Pie Ranch.

We are committing our land and the land owned by Pie Ranch to farming forever by placing
affirmative agricultural easements on both parcels.

We also receive six different 3rd party certifications and/or audit;
San Mateo County Ag Commissioner - Producer Certificate
USDA Food Safety Audit - Good Agricultural Practices

CCOF & CDFA- Organic Certification

Agricultural Justice Project - Food Justice Certification

Animal Welfare Approved - Poultry

We invite you to come see for yourself and talk with our staff if you have any questions about
what we have done, continue to do, and plan to do going forward.

Additional Nationé} Ag Census Statistics that relate to housing and principal farm

operators:

The majority of the nation’s 2.1 million farms are small in terms of sales; 75 percent
sold less than $50,000 in agricultural products in 2012 and 57 percent had sales less
than $10,000. The farm is the place of residence for three fourths of principal
operators, but it does not provide the majority of their household income. For 1.5
miflion farm households, less than 25 percent of household income came from their
farm. In 2012, 61 percent worked off the farm at least some days, and 40 percent
worked off the farm for 200 or more days.
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COUNTY OF SAN MATEO, PLANNING AND BUILDING DEPARTMENT POSTING

NLY

ANSHU Napng

A notice, pursuant to the California Environmental Quality Act of 1970, as amended (Public
Resources Code 21,000, et seq.), that the following project: Lawson Residence, Barn, and
Accessory Building, when adopted and implemented, will not have a significant impact on
the environment.

NOTICE OF INTENT TO ADOPT
NEGATIVE DECLARATION

FILE NO.: PLN 2015-00267

OWNER: Pie Ranch Property Llg, c/o Jered Lawson, P.O. Box 444, Pescadero, CA 94060
APPLICANT: Jered Lawson

ASSESSOR'S PARCEL NO.: 089-230-280

LOCATION: Parcel at Green Oaks Way at the Southern Border of the County (east of 2080
Cabritlo Highway), unlncorporated Pescadero area of San Mateo County.

PROJECT DESCRIPTION

Coastal Development Permit (CDP), Planned Agricultural Development (PAD) and Farm
Labor Housing (FLH) permit for a new, permanent 1,590 sq. ft., 2-story residence
(designated as the FLH unit); a 1,200 sq. ft. 2-story agricultural barn; and legalization of an
804 sq. ft. yurt as a non-habitable accessory structure, on a 14.5-acre parcel. Project
includes a Certificate of Compliance (Type A) to establish parcel legality and 140 cubic
yards of grading. Additionally, an existing barn and 344 sq. ft. shed will be removed. CDP is
appealable to the CA Coastal Commission.

FINDINGS AND BASIS FOR A NEGATIVE DECLARATION

The Current Planning Section has reviewed the initial study for the project and, based upon
substantial evidence in the record, finds that:

1. The project will not adversely affect water or air quality or increase noise levels
substantially.

2. The project will not Have adverse impacts on the flora or fauna of the area.
3. The project will not degrade the aesthetic quality of the area.

4.  The project will not have adverse impacts on traffic or land use.

5. . In addition, the project will not:

a.  Create impacts which have the potential to degrade the quality of the
environment.

Attachment E
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b. Create impacts which achieve short-term to the disadvantage of long-term
environmental goals.

c. Create impacts for a project which are individually limited, but cumulatively
considerable.

d. Create environmental effects which will cause substantial adverse effects on
human beings, either directly or indirectly.

The County of San Mateo has, therefore, determined that the environmental impact of the
project is less than significant.

Mitigation Measure 1: If prehistoric or historic deposits or features are discovered at any
time during grading and/or construction, activities in the area shall halt until the find(s) can
be inspected by a qualified archaeologist and/or paleontologist. If the find(s) proves
significant, as determined by a qualified archaeologist and/or paleontologist, an
archaeologist and/or paleontologist shall prepare a recommendation for a further course of
action, for County review and approval.

Mitigation Measure 2: 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.

Mitigation Measure 3: The improvements should be designed and constructed in
accordance with the geotechnical investigation conducted by Earth Investigations
Consultants, Inc. for the proposed project by Joel E. Baldwin, 1l (Engineering Geologist
1132) and David W. Buckley (Civil Engineer 34386), entitled “Proposed New Residence and
Detached Barn/Garage, East-Central Portion of 13-Acre Parcel (Pie Ranch), APN 089-230-
280, 2080 Cabrillo Highway, Pescadero, California,” dated February 19, 2015. Prior to
issuance of a building permit for any improvements at the property, compliance with this
mitigation measure shall be demonstrated in plans submitted with the building permit
application for this project.

Mitigation Measure 4: Prior to the issuance of the building permit for the residence, the
applicant shall revise the Erosion Control Plan dated May 5, 2015 to include the proposed
measures and additional measures as follows, subject to the review and approval of the
Community Development Director:

a. Protect Surface Water Locations: Green Oaks Creeks is located within close
proximity of proposed disturbed areas and access ways on your property. Please
provide primary control measures (e.g., 2 rows of staked fiber rolls) along both sides
of the driveway in the immediate project area.



Show location of utility trenches, indicate utility types, and identify timing of
installation.

Construction Access Routes: Over access points off the existing gravel road,
construct stabilized designated entrance(s), using 3” - 4” fractured aggregate over
geo-textile fabric.

Mitigation Measure 5: The applicant shall adhere to the San Mateo Countywide

Stormwater Pollution Prevention Program “General Construction and Site Supervision
Guidelines,” including, but not limited to, the following:

a.

Delineation with field markers clearing limits, easements, setbacks, sensitive or
critical areas, buffer zones, trees, and drainage courses within the vicinity of areas to
be disturbed by construction and/or grading.

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

Performing clearing and earth moving activities only during dry weather.

Stabilization of all denuded areas and maintenance of erosion control measures
continuously between October 1 and April 30. Stabilization shall include both
proactive measures, such as the placement of hay bales or coir netting, and passive
measures, such as re-vegetating disturbed areas with plants propagated from seed
collected in the immediate area.

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

Control and prevention of the discharge of all potential pollutants, including
pavement cutting wastes, paints, concrete, petroleum products, chemicals, wash
water or sediments, and non-stormwater discharges to storm drains and
watercourses.

Use of sediment controls or filtration to remove sediment when dewatering site and
obtain all necessary permits.

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

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

Limiting construction access routes and stabilization of designated access points.

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



Training and providing instruction to all employees and subcontractors regarding the
Watershed Protection Maintenance Standards and construction Best Management
Practices.

m. Additional Best Management Practices in addition to those shown on the plans may
be required by the Building Inspector to maintain effective stormwater management
during construction activities. Any water leaving site shall be clear and running
slowly at all times.

Mitigation Measure 6: Once approved, erosion and sediment control measures of the
revised Erosion Control Plan shall be installed prior to beginning any site work and
maintained throughout the term of grading and construction, until all disturbed areas are
stabilized. 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 control plan shall be prepared and signed by the
engineer and reviewed by the Department of Public Works and the Community
Development Director.

Mitigation Measure 7: The applicant and property owner shall coordinate with contractors

to:

a. EECAP Measure 1.3 (Low-Income Weatherization): Complete weatherization, to
achieve average energy savings of 25%.

b. EECAP Measure 1.4 (Tree Planting): Tree plantings to shade the new home.

Inclusion of these practices in project operation shall be demonstrated prior to the Current
Planning Section’s approval of the building permit for the proposed residence.

Mitigation Measure 8: The applicant and property owner shall comply with the following
measures, to the extent feasible:

a. EECAP Measure 1.5 (Propane Switch): Switch from propane heater to more energy-
efficient options, such as Energy Star furnaces or electric air-source pumps.

b. BAAQMD BMP: Use alternative fueled (e.g., biodiesel, electric) construction
vehicles/equipment of at least 15 percent of the fleet;

C. BAAQMD BMP: Use local building materials of at least 10 percent;

d. BAAQMD BMP: Recycle or reuse at least 50 percent of construction waste.

Inclusion of these practices in project construction and/or operation shall be demonstrated,
to the extent feasible, prior to the Current Planning Section’s approval of the building permit
for the proposed residence.

Mitigation Measure 9: This project is located in a wildland urban interface area. Roofing,
attic ventilation, exterior walls, windows, exterior doors, decking, floors, and underfloor
protection to meet CRC R327 or CBC Chapter 7A requirements. You can visit the Office of
the State Marshal's website at:
http://www.fire.ca.gov/fire_prevention/fire_prevention_wildland.php and click the new
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products link to view the "WUI Products Handbook." The property owner shall demonstrate
compliance with this mitigation measure prior to the Cal-Fire’s approval of the building
permit for the proposed residence.

Mitigation Measure 10: At the time of application for a building permit, the applicant shall
submit a permanent stormwater management plan to the Department of Public Works in
compliance with Municipal Stormwater Regional Permit Provision C.3.i and the County’s
Drainage Policy.

Projects subject to Provision C.3.i (individual single-family home projects that create and/or
replace 2,500 sq. ft. or more of impervious surface, and other projects that create and/or
replace at least 2,500 sq. ft. of impervious surface but are not C.3 Regulated Projects) shall
implement at least one (1) of the three (3) site design measures listed below:

a. Direct roof runoff info cisterns or rain barrels and use rainwater for irrigation or other
non-potable use. -

b. Direct roof runoff onto vegetated areas.

c. Direct runoff from sidewalks, walkways, and/or patios onto vegetated areas.

A site drainage plan is required that demonstrates how roof drainage and site runoff will be
directed to an approved location. In compliance with the County’s Drainage Policy, this plan
must demonstrate that post-development flows and velocities to adjoining private property
and the public right-of-way shall not exceed those that existed in the pre-developed state,

RESPONSIBLE AGENCY CONSULTATION: None.

INITIAL STUDY

The San Mateo County Current Planning Section has reviewed the Environmental
Evaluation of this project and has found that, while the project could have a significant effect
on the environment, there will not be a significant effect in this case because of the required
implementation of mitigation measures in the Negative Declaration prepared for this project.
A copy of the initial study is attached.

REVIEW PERIOD: September 17, 2015 to October 7, 2015

All comments regarding the correctness, completeness, or adequacy of this Negative
Declaration must be received by the County Planning and Building Department, 455 County
Center, Second Floor, Redwood City, no later than 5:00 p.m., October 7, 2015.

CONTACT PERSON

Camille Leung, Project Planner
Telephone 650/363-1826

cleung@smegov.org O{M,:’Q/QL‘L@LL

Camille Leung, Project Planner U
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10.

11.

12.

13.

County of San Mateo
Planning and Building Department

INITIAL STUDY
ENVIRONMENTAL EVALUATION CHECKLIST
(To Be Completed by Planning Department)

Project Title: Lawson Residence, Barn, and Accessory Building

County File Number: PLN 2015-00267

Lead Agency Name and Address: County of San Mateo, Planning and Building Department,
455 County Center, Second Floor, Redwood City, CA 94063

Contact Person and Phone Number: Camille Leung, Project Planner, 650/363-1826

Project Location: Parcel at Green Oaks Way at the Southern Border of the County (east of
2080 Cabrillo Highway), unincorporated Pescadero area of San Mateo County.

Assessor’s Parcel Number and Size of Parcel: APN 089-230-280; 14.5 acres

Project Sponsor’s Name and Address: Jered Lawson, P.O. Box 444, Pescadero, CA 94060
Owner: Pie Ranch Property Llc, c/o Jered Lawson, P.O. Box 444, Pescadero, CA 94060
General Plan Designation: Agriculture

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

Description of the Project: Coastal Development Permit (CDP), Planned Agricultural District
(PAD) and Farm Labor Housing (FLH) permit for a new, permanent 1,590 sq. ft., 2-story
residence (designated as the FLH unit); a 1,200 sq. ft. 2-story agricultural barn; and
legalization of an 804 sq. ft. yurt as a hon-habitable accessory structure, on a 14.5-acre parcel.
Project includes a Certificate of Compliance (Type A) to establish parcel legality and 140 cubic
yards of grading. Additionally, an existing barn and 344 sq. ft. shed will be removed. CDP is
appealable to the California Coastal Commission.

Surrounding Land Uses and Setting: The parcel is located in a rural area located on
southern limit of the County, approximately 2,000 feet east (as the crow flies) of Cabrillo
Highway. The site is located along Green Oaks Creek, immediately east of the Pie Ranch
parcel. The parcel is located within the Cabrillo Highway State Scenic Corridor.

Other Public Agencies Who's Approval is Required: None.

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED

The environmental factors checked below would be potentially affected by this project, involving at
least one impact that is a “Potentially Significant Impact” as indicated by the checklist on the
following pages.



Aesthetics

Climate Change

Population/Housing

Agricultural and Forestry
Resources

Hazards and Hazardous
Materials

Public Services

Air Quality

Hydrology/Water Quality

Recreation

Biological Resources

Land Use/Planning

Transportation/Traffic

Cultural Resources

Mineral Resources

Utilities/Service Systems

Geology/Soils

Noise

Mandatory Findings of

Significance

EVALUATION OF ENVIRONMENTAL IMPACTS

1.

A brief explanation is required for all answers except “No Impact” answers that are adequately
supported by the information sources a lead agency cites. A “No Impact” answer is adequately
supported if the referenced information sources show that the impact simply does not apply to
projects like the one involved (e.g., the project falls outside a fault rupture zone). A “No
Impact” answer should be explained where it is based on project-specific factors as well as
general standards (e.qg., the project will not expose sensitive receptors to pollutants, based on
a project-specific screening analysis).

All answers must take account of the whole action involved, including off-site as well as on-
site, cumulative as well as project-level, indirect as well as direct, and construction as well as
operational impacts.

Once the lead agency has determined that a particular physical impact may occur, then the
checklist answers must indicate whether the impact is potentially significant, less than
significant with mitigation, or less than significant. “Potentially Significant Impact” is appro-
priate if there is substantial evidence that an effect may be significant. If there are one or more
“Potentially Significant Impact” entries when the determination is made, an EIR is required.

“Negative Declaration: Less Than Significant with Mitigation Incorporated” applies where the
incorporation of mitigation measures has reduced an effect from “Potentially Significant Impact”
to a “Less Than Significant Impact.” The lead agency must describe the mitigation measures,
and briefly explain how they reduce the effect to a less than significant level (mitigation
measures from “Earlier Analyses,” as described in 5. below, may be cross-referenced).

Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA
process, an effect has been adequately analyzed in an earlier EIR or negative declaration
(Section 15063(c)(3)(D)). In this case, a brief discussion should identify the following:

a. Earlier Analysis Used. ldentify and state where they are available for review.

b. Impacts Adequately Addressed. Identify which effects from the above checklist were
within the scope of and adequately analyzed in an earlier document pursuant to
applicable legal standards, and state whether such effects were addressed by mitigation
measures based on the earlier analysis.




c.  Mitigation Measures. For effects that are “Less Than Significant with Mitigation

Measures Incorporated,” describe the mitigation measures which were incorporated or
refined from the earlier document and the extent to which they address site-specific

conditions for the project.

6. Lead agencies are encouraged to incorporate into the checklist references to information
sources for potential impacts (e.g., general plans, zoning ordinances). Reference to a
previously prepared or outside document should, where appropriate, include a reference to the
page or pages where the statement is substantiated.

7.  Supporting Information Sources. Sources used or individuals contacted should be cited in the
discussion.

1. AESTHETICS. Would the project:

Potentially | Significant Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact
a. Have a significant adverse effect on a X

scenic vista, views from existing residential
areas, public lands, water bodies, or
roads?

Discussion: The project site is not located in a scenic vista and is not visible from residential
areas, public lands, or the Pacific Ocean. Please refer to Section 1.b for a discussion of
potential project impacts due to the site location within the Cabrillo Highway State Scenic
Corridor.

b.  Significantly damage or destroy scenic X
resources, including, but not limited to,
trees, rock outcroppings, and historic
buildings within a state scenic highway?

Discussion: While the project site is located completely within the Cabrillo Highway State
Scenic Corridor, the proposed improvements on the subject parcel would not be visible from
Cabrillo Highway, due to the distance of the property and proposed structures from Cabrillo
Highway. The project would not alter any historic buildings.

c.  Significantly degrade the existing visual X
character or quality of the site and its
surroundings, including significant change
in topography or ground surface relief
features, and/or development on a
ridgeline?

Discussion: The project does not involve grading or construction that would significantly
degrade the existing visual character or quality of the site and its surroundings. The project
involves only minor grading (140 cubic yards) and does not involve development on a
ridgeline. The project involves the construction of a residence as farm labor housing and
two agricultural structures on an operating farm, consistent with development on




surrounding farmlands.

d. Create a new source of significant light or X
glare that would adversely affect day or
nighttime views in the area?

Discussion: The project does not involve the introduction of significant light sources that
would adversely affect day or nighttime views in the area, as the project involves the
construction of aresidence as farm labor housing and two agricultural structures on an
operating farm, consistent with development on surrounding farmlands.

e. Be adjacent to a designated Scenic X
Highway or within a State or County
Scenic Corridor?

Discussion: The parcel is located within the Cabrillo Highway State Scenic Corridor. The
proposed improvements on the subject parcel would not be visible from Cabrillo Highway,
due to the distance of the property and proposed structures from Cabrillo Highway.

f. If within a Design Review District, conflict X
with applicable General Plan or Zoning
Ordinance provisions?

Discussion: The site is not located in a Design Review District.

g. Visually intrude into an area having natural X
scenic qualities?

Discussion: As stated in Section 1.e. in the Answers to Questions Section, the project site is
located within the Cabrillo Highway State Scenic Corridor, but project structures would not
be visible from Cabrillo Highway and involves the construction of structures consistent with
development on surrounding farmlands.

2. AGRICULTURAL AND FOREST RESOURCES. In determining whether impacts to
agricultural resources are significant environmental effects, lead agencies may refer to the
California Agricultural Land Evaluation and Site Assessment Model (1997) prepared by the
California Department of Conservation as an optional model to use in assessing impacts on
agriculture and farmland. In determining whether impacts to forest resources, including
timberland, are significant environmental effects, lead agencies may refer to information
compiled by the California Department of Forestry and Fire Protection regarding the State’s
inventory of forestland, including the Forest and Range Assessment Project and the Forest
Legacy Assessment Project; and forest carbon measurement methodology provided in Forest
Protocols adopted by the California Air Resources Board. Would the project:

Potentially | Significant Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact
a. For lands outside the Coastal Zone, X
convert Prime Farmland, Unique




Farmland, or Farmland of Statewide
Importance (Farmland) as shown on the
maps prepared pursuant to the Farmland
Mapping and Monitoring Program of the
California Resources Agency, to non-
agricultural use?

Discussion: The property is located within the Coastal Zone.

b.  Conflict with existing zoning for agricultural X
use, an existing Open Space Easement, or
a Williamson Act contract?

Discussion: The project involves the construction of a residence as farm labor housing and
two agricultural structures on an operating farm, consistent with development on
surrounding farmlands. Farm Labor Housing and agricultural structures are permitted in the
PAD/CD, with the issuance of the requested Coastal Development Permit (CDP), Planned
Agricultural Development (PAD) and Farm Labor Housing (FLH) permit. Development is not
proposed within an existing open space easement or on property subject to a Williamson Act
contract. While an open space easement with the Peninsula Open Space Trust for the
property is pending, the proposed development would not conflict with the easement.

C. Involve other changes in the existing X
environment which, due to their location or
nature, could result in conversion of
Farmland to non-agricultural use or
conversion of forestland to non-forest use?

Discussion: The project involves the conversion of Farmland to a non-agricultural use.
Please see Section 2.c of the Answers to Questions Section for further discussion.

d.  For lands within the Coastal Zone, convert X
or divide lands identified as Class | or
Class Il Agriculture Soils and Class 1l
Soils rated good or very good for
artichokes or Brussels sprouts?

Discussion: Please see Section 2.c of the Answers to Questions Section for discussion.

e. Result in damage to soil capability or loss X
of agricultural land?

Discussion: Yes, please see Section 2.c of the Answers to Questions Section for further
discussion.

f. Conflict with existing zoning for, or cause X
rezoning of, forestland (as defined in
Public Resources Code Section 12220(q)),
timberland (as defined by Public Re-
sources Code Section 4526), or timberland
zoned Timberland Production (as defined




by Government Code Section 51104(g))?

Note to reader: This question seeks to address the
economic impact of converting forestland to a non-timber
harvesting use.

Discussion: The project site does not contain forestland or timberland and lands which are
specifically zoned for timber harvesting.

3. AIR QUALITY. Where available, the significance criteria established by the applicable air
guality management or air pollution control district may be relied upon to make the following
determinations. Would the project:

Potentially | Significant Less Than

Significant Unless Significant No
Impacts Mitigated Impact Impact
a.  Conflict with or obstruct implementation of X

the applicable air quality plan?

Discussion: The project involves construction and operation of a single-family residence.
The Bay Area Air Quality Management District (BAAQMD) exempts construction and
operation of residential uses from permit requirements (Regulation 2-1-113).

b.  Violate any air quality standard or X
contribute significantly to an existing or
projected air quality violation?

Discussion: The project involves construction and operation of a single-family residence.
BAAQMD exempts construction and operation of residential uses from permit requirements
(Regulation 2-1-113).

C. Result in a cumulatively considerable net X
increase of any criteria pollutant for which
the project region is non-attainment under
an applicable Federal or State ambient air
guality standard (including releasing
emissions which exceed quantitative
thresholds for ozone precursors)?

Discussion: The project involves construction and operation of a single-family residence.
BAAQMD exempts construction and operation of residential uses from permit requirements
(Regulation 2-1-113).

d. Expose sensitive receptors to significant X
pollutant concentrations, as defined by
BAAQMD?

Discussion: The project involves construction and operation of a single-family residence.
BAAQMD exempts construction and operation of residential uses from permit requirements
(Regulation 2-1-113).




e. Create objectionable odors affecting a X
significant number of people?

Discussion: The project involves construction and operation of a single-family residence.
While the project may result in dust and odors associated with the construction process,
these odors would be temporary and would not affect a significant number of people due to
intervening trees and the distance of the project site from other development.

f. Generate pollutants (hydrocarbon, thermal X
odor, dust or smoke particulates, radiation,
etc.) that will violate existing standards of
air quality on-site or in the surrounding
area?

Discussion: The project involves construction and operation of a single-family residence.
BAAQMD exempts construction and operation of residential uses from permit requirements
(Regulation 2-1-113).

4. BIOLOGICAL RESOURCES. Would the project:

Potentially | Significant Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact
a. Have a significant adverse effect, either X

directly or through habitat modifications,
on any species identified as a candidate,
sensitive, or special status species in local
or regional plans, policies, or regulations,
or by the California Department of Fish
and Wildlife or U.S. Fish and Wildlife
Service?

Discussion: The project site is located along Green Oaks Creek, which runs along the
northern border of the parcel. The proposed area of work is located within a disturbed area
of the parcel approximately 200-feet from the creek that contains farmland and is located to
existing development. The area of work is separated from Green Oaks Creek by existing
development, farmland, and an existing gravel road. Therefore, the development would not
impact the creek or any associated habitat or vegetation.

b. Have a significant adverse effect on any X
riparian habitat or other sensitive natural
community identified in local or regional
plans, policies, regulations or by the
California Department of Fish and Wildlife
or U.S. Fish and Wildlife Service?

Discussion: Please see the discussion in Section 4.a, above.




C. Have a significant adverse effect on X
federally protected wetlands as defined by
Section 404 of the Clean Water Act
(including, but not limited to, marsh, vernal
pool, coastal, etc.) through direct removal,
filling, hydrological interruption, or other
means?

Discussion: The project area does not contain any federally protected wetlands as defined
by Section 404 of the Clean Water Act.

d. Interfere significantly with the movement of X
any native resident or migratory fish or
wildlife species or with established native
resident migratory wildlife corridors, or
impede the use of native wildlife nursery
sites?

Discussion: The project would not directly impact the creek and would not impact migratory
fish or wildlife species, or established native resident migratory wildlife corridors, or impede
the use of native wildlife nursery sites. The proposed area of work is located within a
disturbed area of the parcel approximately 200-feet from the creek that contains farmland and
is located to existing development.

e.  Conflict with any local policies or ordi- X
nances protecting biological resources,
such as a tree preservation policy or
ordinance (including the County Heritage
and Significant Tree Ordinances)?

Discussion: The project would not involve removal of any trees.

f. Conflict with the provisions of an adopted X
Habitat Conservation Plan, Natural
Conservation Community Plan, other
approved local, regional, or State habitat
conservation plan?

Discussion: The project site is not protected by an adopted Habitat Conservation Plan,
Natural Conservation Community Plan, other approved local, regional, or State habitat
conservation plan. The proposed area of work is located within a disturbed area of the parcel
approximately 200-feet from the creek that contains farmland and is located to existing
development.

g. Be located inside or within 200 feet of a X
marine or wildlife reserve?

Discussion: The project site is not located inside or within 200 feet of a marine or wildlife
reserve.

h. Result in loss of oak woodlands or other X




non-timber woodlands?

Discussion: The project would not involve the removal of any trees.

5. CULTURAL RESOURCES. Would the project:

Potentially | Significant Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact
a. Cause a significant adverse change in the X

significance of a historical resource as
defined in CEQA Section 15064.5?

Discussion: The project involves the removal of an existing barn and 344 sq. ft. shed (both
built in 2005, approximately) that are not historically significant.

b. Cause a significant adverse change in the
significance of an archaeological resource
pursuant to CEQA Section 15064.5?

Discussion: Please see Section 5.b of the Ans

wers to Questions Section for discussi

on.

C. Directly or indirectly destroy a unique
paleontological resource or site or unique
geologic feature?

X

Discussion: The project site does not contain any unique geologic features, as the site is

generally flat. Please see Section 5.b of the Answers to Questions Section for further

discussion.

d. Disturb any human remains, including
those interred outside of formal
cemeteries?

Discussion: Please see Section 5.d of the Answers to Questions Section for discussion.

6. GEOLOGY AND SOILS. Would the project:

Potentially
Significant
Impacts

Significant
Unless
Mitigated

Less Than
Significant
Impact

No
Impact

a. Expose people or structures to potential
significant adverse effects, including the
risk of loss, injury, or death involving the
following, or create a situation that results
in:




i. Rupture of a known earthquake fault,
as delineated on the most recent
Alquist-Priolo Earthquake Fault Zoning
Map issued by the State Geologist for
the area or based on other significant
evidence of a known fault?

Note: Refer to Division of Mines and Geology Special

Publication 42 and the County Geotechnical Hazards
Synthesis Map.

Discussion: Please see Section 6.a.i. of the Answers to Questions Section for discus

sion.

ii. Strong seismic ground shaking?

X

Discussion: Please see Section 6.a.i of the An

swers to Questions Section for discussion.

iii. Seismic-related ground failure,
including liquefaction and differential
settling?

X

Discussion: As described in the geotechnical investigation prepared for the project, Earth
Investigations Consultants, Inc. does not anticipate fault ground rupture across the site

because of the distance between the nearest mapped active fault trace and the site.

Similarly, the risk of liquefaction occurring beneath the site is considered low given the
shallow depth to consolidated bedrock, and cohesive, semiconsolidated nature of the

Pleistocene alluvial deposits.

iv. Landslides?

X

Discussion: As described in the geotechnical investigation prepared for the project, there
was no observed evidence of landsliding or significant erosion constraining the proposed

development area.

v. Coastal cliff/bluff instability or erosion?

Note to reader: This question is looking at instability
under current conditions. Future, potential instability
is looked at in Section 7 (Climate Change).

Discussion: The project site is not located on

or adjacent to the coast.

b.  Result in significant soil erosion or the loss
of topsoil?

X

Discussion: Please see Sections 6.a.i. and 6.b of the Answers to Questions Section for

discussion.

C. Be located on a geologic unit or soil that is
unstable, or that would become unstable
as a result of the project, and potentially
result in on- or off-site landslide, lateral
spreading, subsidence, severe erosion,
liquefaction or collapse?
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Discussion: Please see Sections 6.a.i. of the Answers to Questions Section for discussion.

d.

Be located on expansive soil, as noted in
the 2010 California Building Code, creating
significant risks to life or property?

X

Discussion: The project site is not located in an area with an identified risk for expansive

soil.

e.

Have soils incapable of adequately
supporting the use of septic tanks or
alternative wastewater disposal systems
where sewers are not available for the
disposal of wastewater?

Discussion: The project includes an on-site septic system that has been reviewed by the
County Environmental Health Division and will be subject to permitting requirements.

7. CLIMATE CHANGE. Would the project:
Potentially | Significant | Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact
a. Generate greenhouse gas (GHG) X
emissions (including methane), either
directly or indirectly, that may have a
significant impact on the environment?
Discussion: Please see Section 7.a of the Answers to Questions Section for discussion.
b.  Conflict with an applicable plan (including X
a local climate action plan), policy or
regulation adopted for the purpose of
reducing the emissions of greenhouse
gases?
Discussion: Please see Section 7.a of the Answers to Questions Section for discussion.
C. Result in the loss of forestland or conver- X

sion of forestland to non-forest use, such
that it would release significant amounts of
GHG emissions, or significantly reduce
GHG sequestering?

Discussion: The project would not result in the loss of forestland or conversion of forestland
to non-forest use, as the project site does not contain forestland.

d.

Expose new or existing structures and/or
infrastructure (e.g., leach fields) to
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accelerated coastal cliff/bluff erosion due
to rising sea levels?

Discussion: The project is not located on or adjacent to a coastal cliff or bluff.

e. Expose people or structures to a X
significant risk of loss, injury or death
involving sea level rise?

Discussion: The project is not located on or adjacent to the San Francisco Bay or Pacific
Ocean.

f. Place structures within an anticipated 100- X
year flood hazard area as mapped on a
Federal Flood Hazard Boundary or Flood
Insurance Rate Map or other flood hazard
delineation map?

Discussion: The project site is located in Flood Zone X (Area of minimal flood hazard,
usually depicted on FIRMs as above the 500-year flood level), per FEMA Panel No.
06081C0420E, effective October 16, 2012.

g. Place within an anticipated 100-year flood X
hazard area structures that would impede
or redirect flood flows?

Discussion: The project site is located in Flood Zone X (Area of minimal flood hazard,
usually depicted on FIRMs as above the 500-year flood level), per FEMA Panel No.
06081C0470E, effective October 16, 2012.

8. HAZARDS AND HAZARDOUS MATERIALS. Would the project:

Potentially | Significant Less Than

Significant Unless Significant No
Impacts Mitigated Impact Impact
a. Create a significant hazard to the public or X

the environment through the routine
transport, use, or disposal of hazardous
materials (e.g., pesticides, herbicides,
other toxic substances, or radioactive
material)?

Discussion: No such useis proposed. The project involves the construction and operation
of a single-family residence and the continuation of agricultural uses on the property.

b.  Create a significant hazard to the public X
or the environment through reasonably
foreseeable upset and accident conditions
involving the release of hazardous
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materials into the environment?

Discussion: No use involving the storage or release of hazardous materials is proposed.
The project involves the construction and operation of a single-family residence and the
continuation of agricultural uses on the property.

C. Emit hazardous emissions or handle X
hazardous or acutely hazardous materials,
substances, or waste within one-quarter
mile of an existing or proposed school?

Discussion: No use involving the emission or handling of hazardous materials or waste is
proposed. The project involves the construction and operation of a single-family residence
and the continuation of agricultural uses on the property.

d. Be located on a site which is included on a X
list of hazardous materials sites compiled
pursuant to Government Code Section
65962.5 and, as a result, would it create a
significant hazard to the public or the
environment?

Discussion: The project site is not a listed hazardous materials site.

e.  For a project located within an airport land X
use plan or, where such a plan has not
been adopted, within 2 miles of a public
airport or public use airport, result in a
safety hazard for people residing or
working in the project area?

Discussion: The site is not located within an area regulated by an airport land use plan nor is
it located within 2 miles of a public airport or public use airport.

f. For a project within the vicinity of a private X
airstrip, result in a safety hazard for people
residing or working in the project area?

Discussion: The project site is located within a rural agricultural area and, based on a review
of aerial satellite imagery, is not within the immediate vicinity of a private airstrip.

g. Impair implementation of or physically X
interfere with an adopted emergency
response plan or emergency evacuation
plan?

Discussion: The project involves the construction and operation of a single-family residence
only and would not permanently or significantly impede access on existing public roads.

h.  Expose people or structures to a signifi- X
cant risk of loss, injury or death involving
wildland fires, including where wildlands
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are adjacent to urbanized areas or where
residences are intermixed with wildlands?

Discussion: Please see Section 8.h of the Answers to Questions Section for discussion.

I. Place housing within an existing 100-year X
flood hazard area as mapped on a Federal
Flood Hazard Boundary or Flood
Insurance Rate Map or other flood hazard
delineation map?

Discussion: The project site is located in Flood Zone X (Area of minimal flood hazard,
usually depicted on FIRMs as above the 500-year flood level), per FEMA Panel No.
06081C0470E, effective October 16, 2012.

j- Place within an existing 100-year flood X
hazard area structures that would impede
or redirect flood flows?

Discussion: The project site is located in Flood Zone X (Area of minimal flood hazard,
usually depicted on FIRMs as above the 500-year flood level), per FEMA Panel No.
06081C0470E, effective October 16, 2012.

k. Expose people or structures to a signifi- X
cant risk of loss, injury or death involving
flooding, including flooding as a result of
the failure of a levee or dam?

Discussion: The project site is located in Flood Zone X (Area of minimal flood hazard,
usually depicted on FIRMs as above the 500-year flood level), per FEMA Panel No.
06081C0470E, effective October 16, 2012.

l. Inundation by seiche, tsunami, or X
mudflow?

Discussion: Risk of inundation by seiche, tsunami, or mudflow is considered nil, as the
project site is not located near any large bodies of water.

9. HYDROLOGY AND WATER QUALITY. Would the project:

Potentially | Significant Less Than

Significant Unless Significant No
Impacts Mitigated Impact Impact
a. Violate any water quality standards or X

waste discharge requirements (consider
water quality parameters such as
temperature, dissolved oxygen, turbidity
and other typical stormwater pollutants
(e.g., heavy metals, pathogens, petroleum
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derivatives, synthetic organics, sediment,
nutrients, oxygen-demanding substances,
and trash))?

Discussion: Please see Section 9.a of the Answers to Questions Section for discussion.

b.  Significantly deplete groundwater supplies X
or interfere significantly with groundwater
recharge such that there would be a net
deficit in aquifer volume or a lowering of
the local groundwater table level (e.g., the
production rate of pre-existing nearby
wells would drop to a level which would
not support existing land uses or planned
uses for which permits have been
granted)?

Discussion: The County Environmental Health Division has reviewed the use of the existing
well. The project will be submit to applicable permitting requirements.

c.  Significantly alter the existing drainage X
pattern of the site or area, including
through the alteration of the course of a
stream or river, in a manner that would
result in significant erosion or siltation on-
or off-site?

Discussion: Please see Section 9.c of the Answers to Questions Section for discussion.

d.  Significantly alter the existing drainage X
pattern of the site or area, including
through the alteration of the course of a
stream or river, or significantly increase the
rate or amount of surface runoff in a
manner that would result in flooding on- or
off-site?

Discussion: Please see Section 9.c of the Answers to Questions Section for discussion.

e.  Create or contribute runoff water that X
would exceed the capacity of existing or
planned stormwater drainage systems or
provide significant additional sources of
polluted runoff?

Discussion: There are no existing or planned stormwater drainage systems in the area as
the project site is undeveloped and rural. Please see Section 9.c, above, for further
discussion.

f. Significantly degrade surface or ground- X
water water quality?
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Discussion: With the implementation of Mitigation Measures 4 through 6 as discussed in
Section 6.b, potential project impacts to surface water quality related to sedimentation would
be reduced to aless than significant level. The County Environmental Health Division has
reviewed the use of the existing well, which is subject to applicable permitting requirements.
Therefore, the project would have minimal impact on surface or groundwater water quality.

g. Resultinincreased impervious surfaces X
and associated increased runoff?

Discussion: Please see Section 9.c of the Answers to Questions Section for discussion.

10. LAND USE AND PLANNING. Would the project:

Potentially | Significant Less Than

Significant Unless Significant No
Impacts Mitigated Impact Impact
a. Physically divide an established X

community?

Discussion: The project site is located within the Planned Agricultural District (PAD) zoning
district, is currently used for agricultural uses, and will continue to be used for agricultural
use. The proposed farm labor housing and other improvements would support the
agricultural use. Development of the property with a residential use would not result in the
physical division of an established community.

b.  Conflict with any applicable land use plan, X
policy or regulation of an agency with
jurisdiction over the project (including, but
not limited to, the general plan, specific
plan, local coastal program, or zoning
ordinance) adopted for the purpose of
avoiding or mitigating an environmental
effect?

Discussion: The project generally complies with the PAD Zoning District and the County’s
General Plan.

c.  Conflict with any applicable habitat X
conservation plan or natural community
conservation plan?

Discussion: The project site is not located in an area protected by a habitat conservation
plan or natural community conservation plan.

d. Resultin the congregating of more than 50 X
people on a regular basis?

Discussion: The project involves the introduction of a single-family residential use on a
property that is currently used for agriculture. On-going agricultural operations involve farm
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workers and agricultural educational programs and may result in the congregating of more
than 50 people on a regular basis. However, the property has historically been used as a
farm and such use is anticipated and accommodated historically within the area.

e. Result in the introduction of activities not X
currently found within the community?

Discussion: The project site is an agricultural parcel and proposed improvements support
this use. Development of the property with a residential use would not result in the
introduction of activities not currently found within the community.

f. Serve to encourage off-site development X
of presently undeveloped areas or
increase development intensity of already
developed areas (examples include the
introduction of new or expanded public
utilities, new industry, commercial facilities
or recreation activities)?

Discussion: The project site is an agricultural parcel and proposed improvements support
this use. The project includes the provision of services to meet the demands of the proposed
project only and would not encourage off-site development of presently undeveloped areas
or increase development intensity of already developed areas.

g. Create a significant new demand for X
housing?

Discussion: The project site is an agricultural parcel and proposed improvements support
this use. The project would provide one additional unit of housing and would not increase
the demand for housing in any other areas.

11. MINERAL RESOURCES. Would the project:

Potentially | Significant Less Than

Significant Unless Significant No
Impacts Mitigated Impact Impact
a. Resultin the loss of availability of a known X

mineral resource that would be of value to
the region or the residents of the State?

Discussion: The project does not involve any mining or extraction of minerals.

b.  Resultin the loss of availability of a locally X
important mineral resource recovery site
delineated on a local general plan, specific
plan or other land use plan?

Discussion: The project would not affect any nearby mineral resource recovery site, if such
a site should exist nearby.
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12. NOISE. Would the project result in:
Potentially | Significant Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact
a. Exposure of persons to or generation of X
noise levels in excess of standards
established in the local general plan or
noise ordinance, or applicable standards
of other agencies?
Discussion: The project will generate temporary noise associated with grading and
construction. However, such noises will be temporary, where volume and hours are
regulated by Section 4.88.360 (Exemptions) of the County Ordinance Code.
b.  Exposure of persons to or generation of X
excessive ground-borne vibration or
ground-borne noise levels?
Discussion: The project will generate temporary noise associated with grading and
construction. However, such noises will be temporary, where volume and hours are
regulated by Section 4.88.360 (Exemptions) of the County Ordinance Code.
c. A significant permanent increase in X

ambient noise levels in the project vicinity
above levels existing without the project?

Discussion: The project will generate temporary noise associated with grading and
construction. The project does not involve a significant permanent increase in ambient noise
levels in the project vicinity, as the project would only result in noise associated with one
single-family residential dwelling.

d. A significant temporary or periodic X
increase in ambient noise levels in the
project vicinity above levels existing
without the project?

Discussion: The project will generate temporary noise associated with grading and
construction. However, such noises will be temporary, where volume and hours are
regulated by Section 4.88.360 (Exemptions) of the County Ordinance Code.

e.  For a project located within an airport land X
use plan or, where such a plan has not
been adopted, within 2 miles of a public
airport or public use airport, expose people
residing or working in the project area to
excessive noise levels?

Discussion: The project site is not located within an area regulated by an airport land use
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plan nor is it located within 2 miles of a public airport or public use airport.

f.

For a project within the vicinity of a private
airstrip, expose people residing or working
in the project area to excessive noise
levels?

Discussion: The project will generate temporary noise associated with grading and

construction. Temporary project noise would be buffered from adjoining properties by

intervening trees and distance (whereby construction would take place 200 feet or more from
nearby properties).

13. POPULATION AND HOUSING. Would the project:
Potentially | Significant Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact
a. Induce significant population growth in an X

area, either directly (for example, by
proposing new homes and businesses) or
indirectly (for example, through extension
of roads or other infrastructure)?

Discussion: The project site is an agricultural parcel and proposed improvements support

this use. The project includes the provision of services to meet the demands of the proposed
project only and would not induce significant population growth in the area, either directly or
indirectly.

b.

Displace existing housing (including low-
or moderate-income housing), in an
area that is substantially deficient in
housing, necessitating the construction of
replacement housing elsewhere?

Discussion: The project site is an agricultural parcel and proposed improvements support
this use. The project would provide one additional unit of housing and would not displace
any existing housing.
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14. PUBLIC SERVICES. Would the project result in significant adverse physical impacts
associated with the provision of new or physically altered government facilities, need for new
or physically altered governmental facilities, the construction of which could cause significant
environmental impacts, in order to maintain acceptable service ratios, response times or other
performance objectives for any of the public services:

Potentially | Significant Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact

a.  Fire protection? X

b.  Police protection? X

c.  Schools? X

d. Parks? X

e.  Other public facilities or utilities (e.qg., X

hospitals, or electrical/natural gas supply
systems)?

Discussion: The project involves the construction of one single-family residence to support
an existing agricultural use within arural area. The project site has limited public services
(electrical only) and would not significantly impact existing public service levels.

15. RECREATION. Would the project:
Potentially | Significant Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact
a. Increase the use of existing neighborhood X

or regional parks or other recreational
facilities such that significant physical
deterioration of the facility would occur or
be accelerated?

Discussion: The project involves the construction of one single-family residence on an
agricultural parcel and would not significantly increase the use of existing neighborhood or
regional parks or other recreational facilities.

b.

Include recreational facilities or require the
construction or expansion of recreational
facilities which might have an adverse
physical effect on the environment?

Discussion: The project does not involve the construction of any recreational facilities. The
project involves the construction of one single-family residence on a large agricultural parcel

and would not require the construction or expansion of existing recreational facilities.

20




16. TRANSPORTATION/TRAFFIC. Would the project:

Potentially | Significant Less Than

Significant Unless Significant No
Impacts Mitigated Impact Impact
a.  Conflict with an applicable plan, ordinance X

or policy establishing measures of effec-
tiveness for the performance of the
circulation system, taking into account all
modes of transportation including mass
transit and non-motorized travel and
relevant components of the circulation
system, including, but not limited to,
intersections, streets, highways and
freeways, pedestrian and bicycle paths,
and mass transit?

Discussion: The project involves the construction of one single-family residence to support
an existing agricultural use within a rural area, and will result in atemporary increase in
traffic levels during construction and a negligible permanent increase in traffic levels after
construction. Therefore, the project does not conflict with an applicable plan, ordinance or
policy establishing measures of effectiveness for the performance of the circulation system.

b.  Conflict with an applicable congestion X
management program, including, but not
limited to, level of service standards and
travel demand measures, or other
standards established by the County
congestion management agency for
designated roads or highways?

Discussion: The project involves the construction of one single-family residence to support
an existing agricultural use within arural area. The project will result in atemporary increase
in traffic levels during construction and a negligible permanent increase in traffic levels after
construction. Therefore, the project does not conflict with an applicable congestion
management program.

C. Result in a change in air traffic patterns, X
including either an increase in traffic levels
or a change in location that results in
significant safety risks?

Discussion: The project involves the construction of one single-family residence and will not
require or result in a change in air traffic patterns, such that the change poses significant
safety risks.

d.  Significantly increase hazards to a design X
feature (e.g., sharp curves or dangerous
intersections) or incompatible uses (e.g.,
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farm equipment)?

Discussion: The project will use existing roads and driveways for access. The proposed
residence, which will house the owners who operate and work on the on-site farm, is
considered a compatible use to agriculture in PAD Zoning District.

e. Result in inadequate emergency access? X

Discussion: The project has been reviewed and preliminarily approved by Cal-Fire and
would not result in inadequate emergency access.

f. Conflict with adopted policies, plans, or X
programs regarding public transit, bicycle,
or pedestrian facilities, or otherwise
decrease the performance or safety of
such facilities?

Discussion: The proposed use is a private single-family residential use and would not
reguire any new or impact existing public transit, bicycle, or pedestrian facilities.

g. Cause noticeable increase in pedestrian X
traffic or a change in pedestrian patterns?

Discussion: The proposed use is a private single-family residential use and would not result
in a noticeable increase in pedestrian traffic or a change in pedestrian patterns.

h.  Result in inadequate parking capacity? X

Discussion: The proposed use is a private single-family residential use and provides
adequate on-site parking.

17. UTILITIES AND SERVICE SYSTEMS. Would the project:

Potentially | Significant Less Than

Significant Unless Significant No
Impacts Mitigated Impact Impact
a. Exceed wastewater treatment require- X

ments of the applicable Regional Water
Quiality Control Board?

Discussion: The project includes an on-site septic system that has been reviewed by the
County Environmental Health Division and is subject to permitting requirements.

b.  Require or result in the construction of new X
water or wastewater treatment facilities or
expansion of existing facilities, the con-
struction of which could cause significant
environmental effects?
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Discussion: The project includes an on-site septic system and would not require or result in
the construction of new water or wastewater treatment facilities or expansion of existing
facilities.

C. Require or result in the construction of new X
stormwater drainage facilities or expansion
of existing facilities, the construction of
which could cause significant environ-
mental effects?

Discussion: The project is required to demonstrate compliance with the County’s Drainage
Policy and Provision C.3.i of the San Francisco Bay Region Municipal Regional Permit, which
requires the construction of new site design measures to reduce stormwater runoff and
associated negative environmental impacts.

d. Have sufficient water supplies available to X
serve the project from existing entitlements
and resources, or are new or expanded
entitlements needed?

Discussion: The County Environmental Health Division has reviewed the use of the existing
well, which will be subject to applicable permitting requirements.

e. Resultin a determination by the waste- X
water treatment provider which serves or
may serve the project that it has adequate
capacity to serve the project’s projected
demand in addition to the provider’'s
existing commitments?

Discussion: The project includes an on-site septic system and would not rely on such
services from a wastewater treatment provider.

f. Be served by a landfill with insufficient X
permitted capacity to accommodate the
project’s solid waste disposal needs?

Discussion: The project involves the construction of one single-family residence to support
an existing agricultural operation and will result in a negligible increase in solid waste
disposal needs.

g. Comply with Federal, State, and local X
statutes and regulations related to solid
waste?

Discussion: The project involves the construction of one single-family residence to support
an existing agricultural operation and will result in a negligible increase in solid waste
disposal needs.
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Be sited, oriented, and/or designed to
minimize energy consumption, including
transportation energy; incorporate water
conservation and solid waste reduction
measures; and incorporate solar or other
alternative energy sources?

Discussion: Per Mitigation Measures 7 and 8 in Section 7.a, the project is required to

incorporate applicable measures from the County’s Energy Efficiency Climate Action Plan
(EECAP) Development Checklist and BAAQMD Best Management Practices (BMPs) that,

once implemented, will reduce project impact on climate change. The projectis also
required to comply with California Green Building Standards (Cal Green).

i. Generate any demands that will cause a X
public facility or utility to reach or exceed
its capacity?
Discussion: Please see Section 14, above.
18. MANDATORY FINDINGS OF SIGNIFICANCE.
Potentially | Significant Less Than
Significant Unless Significant No
Impacts Mitigated Impact Impact
a. Does the project have the potential to X

degrade the quality of the environment,
significantly reduce the habitat of a fish or
wildlife species, cause a fish or wildlife
population to drop below self-sustaining
levels, threaten to eliminate a plant or
animal community, reduce the number or
restrict the range of a rare or endangered
plant or animal or eliminate important
examples of the major periods of California
history or prehistory?

Discussion: Yes, as discussed in this document, the project has the potential to impact
agricultural and scenic resources, as well as water quality. Implementation of mitigation
measures included in this document would adequately reduce project impacts to a less than
significant level.

b.

Does the project have impacts that are
individually limited, but cumulatively
considerable? (“Cumulatively consider-
able” means that the incremental effects
of a project are considerable when

viewed in connection with the effects of
past projects, the effects of other current
projects, and the effects of probable future

24




projects.)

Discussion: Please refer to Section 18.a in the Answer to Questions document for a

discussion.

C. Does the project have environmental

effects which will cause significant adverse
effects on human beings, either directly or

indirectly?

Discussion: As discussed in this document, the project could result in environmental
impacts that could both directly and indirectly cause impacts on human beings. However,
implementation of mitigation measures included in this document would adequately reduce
project impacts to a less than significant level.

RESPONSIBLE AGENCIES. Check what agency has permit authority or other approval for the

project.

AGENCY

YES

NO

TYPE OF APPROVAL

U.S. Army Corps of Engineers (CE)

State Water Resources Control Board

Regional Water Quality Control Board

State Department of Public Health

X | X | X | X

San Francisco Bay Conservation and
Development Commission (BCDC)

x

U.S. Environmental Protection Agency (EPA)

County Airport Land Use Commission (ALUC)

CalTrans

Bay Area Air Quality Management District

U.S. Fish and Wildlife Service

Coastal Commission

City

Sewer/Water District:

Other: None

X | X | X|X|X|X|X|X]|X
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MITIGATION MEASURES

Yes No

Mitigation measures have been proposed in project application. X

Other mitigation measures are needed. X

The following measures are included in the project plans or proposals pursuant to Section
15070(b)(1) of the State CEQA Guidelines:

Mitigation Measure 1: If prehistoric or historic deposits or features are discovered at any
time during grading and/or construction, activities in the area shall halt until the find(s) can
be inspected by a qualified archaeologist and/or paleontologist. If the find(s) proves
significant, as determined by a qualified archaeologist and/or paleontologist, an archaeologist
and/or paleontologist shall prepare a recommendation for a further course of action, for
County review and approval.

Mitigation Measure 2: 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.

Mitigation Measure 3: The improvements should be designed and constructed in
accordance with the geotechnical investigation conducted by Earth Investigations
Consultants, Inc. for the proposed project by Joel E. Baldwin, Il (Engineering Geologist
1132) and David W. Buckley (Civil Engineer 34386), entitled “Proposed New Residence and
Detached Barn/Garage, East-Central Portion of 13-Acre Parcel (Pie Ranch), APN 089-230-
280, 2080 Cabrillo Highway, Pescadero, California,” dated February 19, 2015. Prior to
issuance of a building permit for any improvements at the property, compliance with this
mitigation measure shall be demonstrated in plans submitted with the building permit
application for this project.

Mitigation Measure 4: Prior to the issuance of the building permit for the residence, the
applicant shall revise the Erosion Control Plan dated May 5, 2015 to include the proposed
measures and additional measures as follows, subject to the review and approval of the
Community Development Director:

a. Protect Surface Water Locations: Green Oaks Creeks is located within close
proximity of proposed disturbed areas and access ways on your property. Please
provide primary control measures (e.g., 2 rows of staked fiber rolls) along both sides
of the driveway in the immediate project area.
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Show location of utility trenches, indicate utility types, and identify timing of
installation.

Construction Access Routes: Over access points off the existing gravel road,
construct stabilized designated entrance(s), using 3” - 4” fractured aggregate over
geo-textile fabric.

Mitigation Measure 5: The applicant shall adhere to the San Mateo Countywide

Stormwater Pollution Prevention Program “General Construction and Site Supervision
Guidelines,” including, but not limited to, the following:

Delineation with field markers clearing limits, easements, setbacks, sensitive or
critical areas, buffer zones, trees, and drainage courses within the vicinity of areas to
be disturbed by construction and/or grading.

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

Performing clearing and earth moving activities only during dry weather.

Stabilization of all denuded areas and maintenance of erosion control measures
continuously between October 1 and April 30. Stabilization shall include both
proactive measures, such as the placement of hay bales or coir netting, and passive
measures, such as re-vegetating disturbed areas with plants propagated from seed
collected in the immediate area.

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

Control and prevention of the discharge of all potential pollutants, including pavement
cutting wastes, paints, concrete, petroleum products, chemicals, wash water or
sediments, and non-stormwater discharges to storm drains and watercourses.

Use of sediment controls or filtration to remove sediment when dewatering site and
obtain all necessary permits.

Avoiding cleaning, fueling, or maintaining vehicles on-site, except in a designated
area where wash water is contained and treated.
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I. Limiting and timing applications of pesticides and fertilizers to prevent polluted runoff.

J- Limiting construction access routes and stabilization of designated access points.

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

l. Training and providing instruction to all employees and subcontractors regarding the
Watershed Protection Maintenance Standards and construction Best Management
Practices.

m. Additional Best Management Practices in addition to those shown on the plans may
be required by the Building Inspector to maintain effective stormwater management
during construction activities. Any water leaving site shall be clear and running
slowly at all times.

Mitigation Measure 6: Once approved, erosion and sediment control measures of the
revised Erosion Control Plan shall be installed prior to beginning any site work and
maintained throughout the term of grading and construction, until all disturbed areas are stabilized.
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 control plan shall be prepared and signed by the engineer and reviewed
by the Department of Public Works and the Community Development Director.

Mitigation Measure 7: The applicant and property owner shall coordinate with contractors
to:

a. EECAP Measure 1.3 (Low-Income Weatherization): Complete weatherization, to
achieve average energy savings of 25%.

b. EECAP Measure 1.4 (Tree Planting): Tree plantings to shade the new home.

Inclusion of these practices in project operation shall be demonstrated prior to the Current
Planning Section’s approval of the building permit for the proposed residence.

Mitigation Measure 8: The applicant and property owner shall comply with the following
measures, to the extent feasible:
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a. EECAP Measure 1.5 (Propane Switch): Switch from propane heater to more energy-
efficient options, such as Energy Star furnaces or electric air-source pumps.

b. BAAQMD BMP: Use alternative fueled (e.g., biodiesel, electric) construction
vehicles/equipment of at least 15 percent of the fleet;

C. BAAQMD BMP: Use local building materials of at least 10 percent;

d. BAAQMD BMP: Recycle or reuse at least 50 percent of construction waste.

Inclusion of these practices in project construction and/or operation shall be demonstrated,
to the extent feasible, prior to the Current Planning Section’s approval of the building permit
for the proposed residence.

Mitigation Measure 9: This project is located in a wildland urban interface area. Roofing,
attic ventilation, exterior walls, windows, exterior doors, decking, floors, and underfloor
protection to meet CRC R327 or CBC Chapter 7A requirements. You can visit the Office of
the State Marshal's website at:

http://www.fire.ca.gov/fire _prevention/fire_prevention_wildland.php and click the new
products link to view the "WUI Products Handbook." The property owner shall demonstrate
compliance with this mitigation measure prior to the Cal-Fire’s approval of the building
permit for the proposed residence.

Mitigation Measure 10: At the time of application for a building permit, the applicant shall
submit a permanent stormwater management plan to the Department of Public Works in
compliance with Municipal Stormwater Regional Permit Provision C.3.i and the County’s
Drainage Policy.

Projects subject to Provision C.3.i (individual single-family home projects that create and/or
replace 2,500 sg. ft. or more of impervious surface, and other projects that create and/or
replace at least 2,500 sq. ft. of impervious surface but are not C.3 Regulated Projects) shall
implement at least one (1) of the three (3) site design measures listed below:

a. Direct roof runoff into cisterns or rain barrels and use rainwater for irrigation or other
non-potable use.

b. Direct roof runoff onto vegetated areas.

C. Direct runoff from sidewalks, walkways, and/or patios onto vegetated areas.
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A site drainage plan is required that demonstrates how roof drainage and site runoff will be
directed to an approved location. In compliance with the County’s Drainage Policy, this plan
must demonstrate that post-development flows and velocities to adjoining private property
and the public right-of-way shall not exceed those that existed in the pre-developed state.

DETERMINATION (fo be completed by the Lead Agency).

On the basis of this initial evaluation:

| find the proposed project COULD NOT have a significant effect on the environment, and
a NEGATIVE DECLARATION will be prepared by the Planning Department.

| find that although the proposed project could have a significant effect on the environ-
ment, there WILL NOT be a significant effect in this case because of the mitigation
measures in the discussion have been included as part of the proposed project. A

X NEGATIVE DECLARATION will be prepared.

| find that the proposed project MAY have a signiiicant effect on the environment, and an-
ENVIRONMENTAL IMPACT REPORT is required.

(Signature) 6
September 17, 2015 Camille Leung, Project Planner

Date (Title)
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COUNTY OF SAN MATEO
Planning and Building Department

Initial Study Pursuant to CEQA
Answers to Questions for the Mitigated Negative Declaration
File Number: PLN 2015-00267
Lawson Residence, Barn, and Accessory Building

PROJECT DESCRIPTION

Coastal Development Permit (CDP), Planned Agricultural District (PAD) and Farm
Labor Housing (FLH) permit for a new, permanent 1,590 sq. ft., 2-story residence
(designated as the FLH unit); a 1,200 sg. ft. 2-story agricultural barn; and legalization of
an 804 sq. ft. yurt as a non-habitable accessory structure, on a 14.5-acre parcel. Project
includes a Certificate of Compliance (Type A) to establish parcel legality and 140 cubic
yards of grading. Additionally, an existing barn and 344 sq. ft. shed will be removed.
CDP is appealable to the California Coastal Commission.

ANSWERS TO QUESTIONS

2. AGRICULTURAL AND FOREST RESOURCES

C.

Would the project involve other changes in the existing environment
which, due to their location or nature, could result in conversion of
Farmland to non-agricultural use or conversion of forestland to non-
forest use?

Less than Significant. The project involves the conversion of Farmland to a
non-agricultural use. The subject property contains large areas of prime soil,
including Class Il soils (Lockwood loam, gently sloping) over western and
eastern portions of the parcel including the proposed area of development
and Class Il soils (Lockwood loam, sloping, eroded) over a center portion of
the parcel, as shown in Attachment C. Class | or Class Il Agriculture Soils
and Class Ill Soils are rated good or very good for artichokes or Brussels
sprouts. The project would not convert any Class Ill soils, but would convert
approximately 2,620 sq. ft. of Class Il soils for permanent structures. The
area of farmland converted for permanent structures is minimal on the subject
parcel and is located in an area containing existing structures and along a
property boundary and would not divide farmland. The project will maintain
the existing agricultural use of the property and proposed structures are
supportive and necessary to the existing agricultural operation.

5. CULTURAL RESOURCES

b.

Would the project cause a significant adverse change in the
significance of an archaeological resource pursuant to CEQA Section
15064.5?
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Less than Significant. Albion Environmental, Inc. (Albion) conducted a
cultural resource assessment for proposed construction of a new residence at
the project site, as described in the report titled “Pie Ranch, Cultural
Resources Assessment for the Proposed Construction at 2080 Cabrillo
Highway, Pescadero, California”, dated August 2015. Albion conducted a
Northwest Information Center (NWIC) records search which indicated that five
cultural resource surveys have been conducted within ¥ mile of the project
area, yet no previously recorded archaeological sites are located within the
records search area. Albion also conducted intensive visual inspection of the
parcel’'s surface, focusing on the areas proposed for surface disturbance and
failed to identify prehistoric or historic cultural material on the surface. The
archaeologist also excavated four shovel test pits in the vicinity of the
proposed construction and failed to recover anything beyond modern
materials.

Based on these findings, no further action regarding cultural resources is
recommended by Albion for the proposed construction of the new residence.
Albion recommends that, if prehistoric or historic deposits or features are
discovered at any time during construction, activities in the area should halt
until the find(s) can be inspected by a qualified archaeologist. If the find(s)
proves significant, the archaeologist will prepare a recommendation for a
further course of action. Mitigation Measure 1 requires compliance with this
standard recommendation.

Mitigation Measure 1: If prehistoric or historic deposits or features are
discovered at any time during grading and/or construction, activities in the
area shall halt until the find(s) can be inspected by a qualified archaeologist
and/or paleontologist. If the find(s) proves significant, as determined by a
gualified archaeologist and/or paleontologist, an archaeologist and/or
paleontologist shall prepare a recommendation for a further course of action,
for County review and approval.

Would the project disturb any human remains, including those interred
outside of formal cemeteries?

Less than Significant. The project involves land disturbance of 0.22-acres
of the project site and approximately 140 cubic yards of grading. Due to the
earthwork associated with project construction, the project has the potential to
disturb any interred human remains, including those interred outside of formal
cemeteries. Mitigation Measure 2, below, requires the property owner,
applicant, and contractors to comply with the requirements of California State
law with regard to the discovery of human remains during construction,
whether historic or prehistoric. The implementation of this standard mitigation
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measure would mitigate any potential impact to interred human remains to a
less than significant level:

Mitigation Measure 2: 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.

6. GEOLOGY AND SOILS

a.

Would the project expose people or structures to potential significant
adverse effects, including the risk of loss, injury, or death involving the
following, or create a situation that results in:

I. Rupture of a known earthquake fault, as delineated on the most recent
Alquist-Priolo Earthquake Fault Zoning Map issued by the State
Geologist for the area or based on other significant evidence of a known
fault?

Significant Unless Mitigated. A geotechnical investigation was conducted
by Earth Investigations Consultants, Inc. for the proposed project by Joel E.
Baldwin, Il (Engineering Geologist 1132) and David W. Buckley (Civil
Engineer 34386), entitled “Proposed New Residence and Detached
Barn/Garage, East-Central Portion of 13-Acre Parcel (Pie Ranch), APN 089-
230-280, 2080 Cabrillo Highway, Pescadero, California,” dated February 19,
2015 (full report available at the Planning & Building Department). The
analysis provided in this section is from this report.

In the opinion of Earth Investigations Consultants, Inc., the proposed house is
feasible from a geotechnical standpoint. The proposed building envelope is
not constrained by on-site geologic hazards. The borings revealed the site to
be underlain by 6 to 7 feet of stiff alluvium that mantles soft, Santa Cruz
mudstone, bedrock.

The site occupies an active tectonic region within the active San Gregorio
fault zone. Very strong to very violent ground shaking should be expected
during a major earthquake on the San Gregorio and San Andreas faults.
However, Earth Investigations Consultants, Inc. judges the risk low for fault
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rupture across the site. Ground cracking in the alluvial soil could occur in the
event of strong, prolonged shaking during a major earthquake on a nearby
segment of the San Gregorio fault.

The relatively flat surface of the site precludes rapid sheet flow of runoff.
Earth Investigations Consultants, Inc. suspect that during periods of rainfall,
water pools on the gentle fan surface to eventually infiltrate the surface soils.
In their opinion, the primary geotechnical considerations for this project are
strong ground shaking during a nearby future major earthquake, and
saturation/weakening of the foundation soils by uncontrolled runoff. Strict
control of runoff from the driveway alignment upstream of and adjacent to the
barn/garage building site to mitigate continued gully erosion and potential
recession of the stream channel bank. It will be important to maintain the
creek channel as free of debris as practical to mitigate undue impingement
erosion and bank retrogression across the roadway.

In the opinion of Earth Investigations Consultants, Inc., these considerations
can be adequately mitigated by prudent civil and structural design. With the
provision of strict drainage controls, Earth Investigations Consultants, Inc.
judges the proposed structure can be supported by a continuous, spread-
footing grid designed in accordance with the parameters presented in the
report. Mitigation Measure 3 requires compliance with the recommendations
of the Earth Investigations Consultants, Inc., report.

Mitigation Measure 3: The improvements should be designed and
constructed in accordance with the geotechnical investigation conducted by
Earth Investigations Consultants, Inc. for the proposed project by Joel E.
Baldwin, Il (Engineering Geologist 1132) and David W. Buckley (Civil
Engineer 34386), entitled “Proposed New Residence and Detached
Barn/Garage, East-Central Portion of 13-Acre Parcel (Pie Ranch), APN 089-
230-280, 2080 Cabrillo Highway, Pescadero, California,” dated February 19,
2015. Prior to issuance of a building permit for any improvements at the
property, compliance with this mitigation measure shall be demonstrated in
plans submitted with the building permit application for this project.

Would the project result in significant soil erosion or the loss of
topsoil?

Significant Unless Mitigated. The project site is generally flat and is
bordered by Green Oaks Creek along the northern property line. While the
proposed area of development is separated from Green Oaks Creek by an
existing driveway, there is the potential for sedimentation in areas downslope
from the project area should there be any precipitation during project grading
or construction, including run-off to Green Oaks Creek.
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The project involves land disturbance of 0.22-acres of the project site and
approximately 140 cubic yards of grading. The applicant proposes an
Erosion Control Plan, included as EC-01 of Attachment B, which include
measures that would contain and slow run-off, while allowing for natural
infiltration. Mitigation Measures 4 and 5 have been included to require
revision of the Erosion Control and Staging Plan to include additional
stormwater pollution prevention measures and to require compliance with the
San Mateo Countywide Stormwater Pollution Prevention Program “General
Construction and Site Supervision Guidelines.” Mitigation Measure 6 has
been included to require implementation of erosion control measures
throughout the term of the grading permit and building permit.

Mitigation Measure 4: Prior to the issuance of the building permit for the
residence, the applicant shall revise the Erosion Control Plan dated May 5,
2015 to include the proposed measures and additional measures as follows,
subject to the review and approval of the Community Development Director:

a. Protect Surface Water Locations: Green Oaks Creeks is located within
close proximity of proposed disturbed areas and access ways on your
property. Please provide primary control measures (e.g., 2 rows of
staked fiber rolls) along both sides of the driveway in the immediate
project area.

b.  Show location of utility trenches, indicate utility types, and identify timing
of installation.

c. Construction Access Routes: Over access points off the existing gravel
road, construct stabilized designated entrance(s), using 3" - 4” fractured
aggregate over geo-textile fabric.

Mitigation Measure 5: The applicant shall adhere to the San Mateo County-
wide Stormwater Pollution Prevention Program “General Construction and
Site Supervision Guidelines,” including, but not limited to, the following:

a. Delineation with field markers clearing limits, easements, setbacks,
sensitive or critical areas, buffer zones, trees, and drainage courses
within the vicinity of areas to be disturbed by construction and/or
grading.

b. Protection of adjacent properties and undisturbed areas from
construction impacts using vegetative buffer strips, sediment barriers or
filters, dikes, mulching, or other measures as appropriate.
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c. Performing clearing and earth moving activities only during dry weather.

d. Stabilization of all denuded areas and maintenance of erosion control
measures continuously between October 1 and April 30. Stabilization
shall include both proactive measures, such as the placement of hay
bales or coir netting, and passive measures, such as re-vegetating
disturbed areas with plants propagated from seed collected in the
immediate area.

e. Storage, handling, and disposal of construction materials and wastes
properly, so as to prevent their contact with stormwater.

f.  Control and prevention of the discharge of all potential pollutants,
including pavement cutting wastes, paints, concrete, petroleum
products, chemicals, wash water or sediments, and non-stormwater
discharges to storm drains and watercourses.

g. Use of sediment controls or filtration to remove sediment when
dewatering site and obtain all necessary permits.

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

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

J- Limiting construction access routes and stabilization of designated
access points.

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

l. Training and providing instruction to all employees and subcontractors
regarding the Watershed Protection Maintenance Standards and
construction Best Management Practices.

m. Additional Best Management Practices in addition to those shown on the
plans may be required by the Building Inspector to maintain effective
stormwater management during construction activities. Any water
leaving site shall be clear and running slowly at all times.

Mitigation Measure 6: Once approved, erosion and sediment control
measures of the revised Erosion Control Plan shall be installed prior to
beginning any site work and maintained throughout the term of grading and
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construction, until all disturbed areas are stabilized. 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 control plan shall be prepared and signed
by the engineer and reviewed by the Department of Public Works and the
Community Development Director.

7. CLIMATE CHANGE

a.

Would the project generate greenhouse gas (GHG) emissions (including
methane), either directly or indirectly, that may have a significant impact
on the environment?

Significant Unless Mitigated. The project involves construction of a single-
family residence to be used as farm labor housing, a barn, and legalization of
an existing yurt as a non-habitable accessory structure at the rural project
site. The project involves only minor grading of 140 cubic yards and no tree
removal. In general, construction involves GHG emissions mainly from
exhaust from vehicle trips (e.g., construction vehicles and personal cars of
construction workers). Due to the site’s rural location and assuming
construction vehicles and workers are based in urban areas, potential project
GHG emission levels from construction would be increased from general
levels.

To ensure new development projects are compliant with the County’s Energy
Efficiency Climate Action Plan (EECAP), the County provides the EECAP
Development Checklist. Planning staff has reviewed the proposal with the
criteria of the checklist and found that several measures that are applicable
for the project.

While the above described measures would reduce GHG emissions
associated with project construction and operation, the BAAQMD encourages
lead agencies to incorporate Best Management Practices (BMPs) to reduce
GHG emissions during construction, including, but are not limited to: using
alternative fueled (e.qg., biodiesel, electric) construction vehicles/equipment of
at least 15 percent of the fleet; using local building materials of at least 10
percent; and recycling or reusing at least 50 percent of construction waste or
demolition materials. These Best Management Practices have been
included in Mitigation Measure 8 in order to further reduce project-related
GHG emissions.

! California Environmental Quiality Act Air Quality Guidelines,
http://www.baagmd.gov/~/media/Files/Planning%20and%20Research/ CEQA/BAAQMD%20CEQA%20Gu

idelines Final May%202012.ashx?la=en
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Compliance with and/or consideration of EECAP and BAAQMD measures is
required as Mitigation Measures 7 and 8 in order to reduce project-related
GHG emissions.

Mitigation Measure 7: The applicant and property owner shall coordinate
with contractors to:

a. EECAP Measure 1.3 (Low-Income Weatherization): Complete
weatherization, to achieve average energy savings of 25%.

b. EECAP Measure 1.4 (Tree Planting): Tree plantings to shade the new
home.

Inclusion of these practices in project operation shall be demonstrated prior to
the Current Planning Section’s approval of the building permit for the
proposed residence.

Mitigation Measure 8: The applicant and property owner shall comply with
the following measures, to the extent feasible:

a. EECAP Measure 1.5 (Propane Switch): Switch from propane heater to
more energy-efficient options, such as Energy Star furnaces or electric
air-source pumps.

b. BAAQMD BMP: Use alternative fueled (e.g., biodiesel, electric)
construction vehicles/equipment of at least 15 percent of the fleet;

c. BAAQMD BMP: Use local building materials of at least 10 percent;

d. BAAQMD BMP: Recycle or reuse at least 50 percent of construction
waste.

Inclusion of these practices in project construction and/or operation shall be
demonstrated, to the extent feasible, prior to the Current Planning Section’s
approval of the building permit for the proposed residence.

Source: Project plans; San Mateo County Energy Efficiency Climate Action
Plan (EECAP); Bay Area Air Quality Management District, California
Environmental Quality Act, Air Quality Guidelines, Updated May 2011.

8. HAZARDS AND HAZARDOUS MATERIALS

h.

Would the project expose people or structures to a significant risk of
loss, injury or death involving wildland fires, including where wildlands
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are adjacent to urbanized areas or where residences are intermixed with
wildlands?

Significant Unless Mitigated. The project site is located within an area
designated as a State Responsibility Area and, specifically as a High Fire
Hazard Severity Zone. Therefore, project construction and operation could
expose people or structures to a significant risk of loss, injury or death
involving wildland fires. The project, including the residence and outbuildings,
have been reviewed and approved by Cal-Fire. Mitigation Measure 9 has
been added to require the use of fire-rated materials in the areas of roofing,
attic ventilation, exterior walls, windows, exterior doors, decking, floors, and
underfloor protection.

Mitigation Measure 9: This project is located in a wildland urban interface
area. Roofing, attic ventilation, exterior walls, windows, exterior doors,
decking, floors, and underfloor protection to meet CRC R327 or CBC Chapter
7A requirements. You can visit the Office of the State Marshal's website at:
http://www.fire.ca.gov/fire _prevention/fire_prevention_wildland.php and click
the new products link to view the "WUI Products Handbook." The property
owner shall demonstrate compliance with this mitigation measure prior to the
Cal-Fire’s approval of the building permit for the proposed residence.

9. HYDROLOGY AND WATER QUALITY

a.

Would the project violate any water quality standards or waste
discharge requirements (consider water quality parameters such as
temperature, dissolved oxygen, turbidity and other typical stormwater
pollutants (e.g., heavy metals, pathogens, petroleum derivatives,
synthetic organics, sediment, nutrients, oxygen-demanding substances,
and trash))?

Significant Unless Mitigated. As discussed in Section 6.b (above), should
there be any precipitation during project grading or construction, there is the
potential for sedimentation in areas downslope from the project area,
including run-off to Green Oaks Creek. With the implementation of Mitigation
Measures 4 through 6, potential project impacts related to sedimentation
would be reduced to a less than significant level.

Significantly alter the existing drainage pattern of the site or area,
including through the alteration of the course of a stream or river, in a
manner that would result in significant erosion or siltation on- or off-
site?


http://www.fire.ca.gov/fire_prevention/fire_prevention_wildland.php
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Less than Significant. As the project will result in 2,620 sq. ft. of new
impervious surface, the project could potentially alter the existing drainage
pattern of the site or area. Mitigation Measure 10, below, requires post-
construction project run-off to comply with standard requirements of the
Municipal Regional Permit Provision C.3.i and the County’s Drainage Policy.
Project compliance with these regulations will prevent the significant alteration
of existing drainage patterns of the site and area. The project does not
involve alteration of the course of a stream or river.

Mitigation Measure 10: At the time of application for a building permit, the
applicant shall submit a permanent stormwater management plan to the
Department of Public Works in compliance with Municipal Stormwater
Regional Permit Provision C.3.i and the County’s Drainage Policy.

Projects subject to Provision C.3.i (individual single-family home projects that
create and/or replace 2,500 sq. ft. or more of impervious surface, and other
projects that create and/or replace at least 2,500 sq. ft. of impervious surface
but are not C.3 Regulated Projects) shall implement at least one (1) of the
three (3) site design measures listed below:

a. Direct roof runoff into cisterns or rain barrels and use rainwater for
irrigation or other non-potable use.

b. Direct roof runoff onto vegetated areas.

c. Direct runoff from sidewalks, walkways, and/or patios onto vegetated
areas.

A site drainage plan is required that demonstrates how roof drainage and site
runoff will be directed to an approved location. In compliance with the
County’s Drainage Policy, this plan must demonstrate that post-development
flows and velocities to adjoining private property and the public right-of-way
shall not exceed those that existed in the pre-developed state.

18. MANDATORY FINDINGS OF SIGNIFICANCE.

a.

Does the project have impacts that are individually limited, but
cumulatively considerable? (“Cumulatively considerable” means that
the incremental effects of a project are considerable when viewed in
connection with the effects of past projects, the effects of other current
projects, and the effects of probable future projects.)

Less than Significant. The project site is adjacent to the Pie Ranch property
at 2080 Cabrillo Highway (APN 089-230-210), located immediately west of




ANSWERS TO QUESTIONS
File No. PLN 2015-00267

Page 11

the subject parcel. The property owner, Jered Lawson, is associated with the
ownership of both properties and agricultural operations for Pie Ranch span
both parcels. Mr. Lawson has a pending application for proposed uses and
improvements on the Pie Ranch parcel that are unrelated to the Farm Labor
Housing proposed on the subject parcel.

The Pie Ranch application (PLN2015-00208) requires a Coastal Development
Permit (appealable to Coastal Commission) to legalize outdoor kitchen
structure, 3 yurts, and a greenhouse, and Agri-tourism Permit Exemption for
Pie Ranch to permit agriculture-related events (including barn dances) and up
to 13 temporary non-agriculture related events, including weddings and
fundraising events, signage (after -the-fact permit) and associated parking.

Legal structures on the property include the main barn, historical Steele
Ranch house (serving longstanding & existing as Farm Labor Housing), and
various storage buildings.

The following is a discussion regarding potential cumulative impacts for each
environmental issue area:

e Aesthetics: While improvements made to Pie Ranch structures may be
visible from the Cabrillo Highway State Scenic Corridor, the proposed
improvements on the subject parcel would not be visible from Cabrillo
Highway. Therefore, there would be no anticipated cumulatively
considerable aesthetic impacts.

e Agricultural Resources: Both properties contain large areas of prime soil.
The area of farmland converted for permanent structures is minimal on the
subject parcel and is located in an area containing existing structures and
along a property boundary. The area of farmland converted for permanent
structures on the Pie Ranch property is larger, but proposed development
is clustered with existing buildings. Both projects will maintain the existing
agricultural use of the properties and proposed structures are supportive
and necessary to the existing agricultural operation. Therefore, there
would be no anticipated cumulatively considerable impacts to agriculture.

e Air Quality: The Pie Ranch project would not result in the construction of
any new structures, as it involves legalization of structures already built.
Therefore, the Pie Ranch project is not anticipated to result in significant
potential air quality impacts. Likewise, there would be no anticipated
cumulatively considerable air quality impacts.

¢ Biological Resources/Water Quality: Green Oaks Creek adjoins both
properties along the northern property lines of each parcel. The Pie
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Ranch project would not result in the construction of any new structures,
as it involves legalization of structures already built. Also, both projects
would result in drainage improvements required by the County to mitigate
run-off impacts, including volume, flow, and water quality impacts, from
new or legalized structures. Therefore, potential impacts of Pie Ranch
project construction and operation on the creek and associated habitat
would be minimal. Likewise, there would be no anticipated cumulatively
considerable biological and water quality impacts.

Cultural Resources: The Pie Ranch project would not result in the
construction of any new structures, as it involves legalization of
structures already built. Therefore, project-related ground disturbance
is anticipated to be minimal. The historic Steele House is located on
the Pie Ranch parcel and would not be altered under the proposal.
Therefore, there would be no anticipated cumulatively considerable
impacts to cultural resources.

Geology and Soils: The Pie Ranch project would not result in the
construction of any new structures, as it involves legalization of
structures already built. The applicant would be required to implement
recommendations of the soils report for the legalization of these
structures. Both properties are flat and the implementation of both
projects, as proposed and mitigated, would not result in increased
geotechnical hazard to the properties or to the area. Therefore, there
would be no anticipated cumulatively considerable impacts to geology
and solls.

Climate Change/Traffic: The Pie Ranch project would not result in the
construction of any new structures, as it involves legalization of
structures already built. As with the subject project, the Pie Ranch
project would be required to implement measures related to
construction and operation that would to reduce impacts to climate
change. While the subject project generates minimal traffic associated
with a single-family residence, the Pie Ranch project would result in
increased traffic that would not impact the subject site. Structures
used for Pie Ranch agricultural and education events are limited to
structures located on the Pie Ranch property. The Pie Ranch property
has direct access from Cabrillo Highway and any intensification of
traffic from the Pie Ranch project would not impact the project parcel,
nor would traffic from the proposed farm labor housing unit impact
traffic for Pie Ranch, as the owner lives and works on-site. Therefore,
there would be no anticipated cumulatively considerable impacts to
climate change and traffic.
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e Hazardous Materials: Both parcels are currently utilized for agricultural
production and both projects would continue and support this use. Other
than farm labor housing, no other uses are proposed. Therefore, there
would be no anticipated cumulatively considerable impacts related to
hazardous materials.

e Hydrology/Water Quality: Both projects are dependent on existing wells
for water service. While the subject project increases water use minimally
through the addition of a single-family residence, the Pie Ranch project
involves agri-tourism uses which could significantly increase the use of
water at the site. The County’s Environmental Health Division regulates
wells for domestic and agricultural use and has reviewed both projects.
The owner would be required to comply with all requirements of the
Environmental Health Division for project implementation. Therefore,
there would be no anticipated cumulatively considerable impacts to
hydrology and water quality.

e Land Use/ Noise/ Public Services/ Utilities: The Pie Ranch property
involves the introduction of agri-tourism uses to the property (which have
been conducted in the past without the benefit of a permit) and may result
in land use impacts associated with farmland conversion, traffic, noise,
and public services. The farm labor housing unit proposed under the
subject project would not produce significant impacts in these areas and
would not exacerbate impacts resulting from the Pie Ranch project.
Therefore, there would be no anticipated cumulatively considerable
impacts to land use, noise, public services, and utilities.

e Housing: Neither project would displace existing legal housing and both
would result in additional units of farm labor housing. Therefore, there
would be no anticipated cumulatively considerable impacts to housing.

As discussed above, environmental impacts associated with each project are
largely separate and, as individually mitigated, would not result in any impacts
that are individually limited, but cumulatively considerable. The Pie Ranch
project is subject to the requirements of the California Environmental Quality
Act and project-related environmental impacts will be studied in a separate
Initial Study and Negative Declaration.

ATTACHMENTS: Cultural resources and geologic investigation reports are available at
the Current Planning Section of the County Planning and Building Department.

A. Vicinity Map
B. Project Plans
C. Prime Soils Map
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STATE OF CALIFORNIA—NATURAL RESOURCES AGENCY EDMUND G. BROWN JR., GOVERNOR

CALIFORNIA COASTAL COMMISSION

NORTH CENTRAL COAST DISTRICT OFFICE
45 FREMONT STREET, SUITE 2000

SAN FRANCISCO, CA 94105

PHONE: (415) 904-5260

FAX: (415) 904-5400

WEB: WWW.COASTAL.CA.GOV

July 2, 2015

Camille Leung, Project Planner

County of San Mateo — Planning and Building Department
455 County Center, 2" Floor

Redwood City, CA 94063-1662

RE: PLN2015-00208 (Jered Lawson, Pie Ranch)
Dear Ms. Leung:

Thank you for the Planning Permit Application Referral for County Planning Case Number PLN2015-
00208. We appreciate the opportunity to comment on the proposed project. The proposed project site
is located on a 13.3-acre parcel located at 2080 Cabrillo Highway in Pescadero. The applicant has
submitted an application for a Coastal Development Permit, Planned Agriculture Development Permit,
and Farm Labor Housing Permit for the construction of a new 1,590 square-foot, two-story, single-
family residence (designated as the Farm Labor Housing unit), a 1,200 square-foot agricultural barn,
and legalization of an 804 square-foot yurt as a non-habitable accessory structure. The proposed
project also includes the removal of an existing barn, a Certificate of Compliance (COC) to establish
the legality of the parcel, removal of a 344 square-foot shed, grading for driveway/turnouts, a new
septic tank and leach field, and installation of a propane tank for the residence and a new utility pole
for electrical service.

Jurisdiction

The proposed project site is located within the Coastal Zone, northeasterly of Highway 1. Removal of

the existing “shop/barn” and construction of the proposed 46-foot diameter turnaround appear to be

located within 100 feet of the Green Oaks Creek, therefore the proposed project is appealable to the ;
Commission. L

Parcel Legality ' _

The project description identifies the 13.3-acre parcel as legal; however, it also indicates that the
project “includes a COC to establish parcel legality.” The referral includes a Certificate of Compliance \
Type A (for parcel legalization) application. Please clarify this element of the project description. i

Local Coastal Program (LCP) Requirements

Agriculture Land Use

LCP Policy 1.8 allows new development in rural areas if it is demonstrated that it will not have
significant adverse impacts either cumulatively or individually on coastal resources; and not diminish
the ability to keep all “prime agricultural land” and “other land suitable for agriculture” in agricultural
production. Consideration must be given to the cumulative effect of development on agricultural
resources; therefore we recommend that the County evaluate the proposed project to ascertain whether ‘
or not the non-agricultural development (e.g. the residence) will diminish existing and potential ,
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productivity of agricultural production in the area. The agricultural viability of the parcel should be
evaluated, as well, and the applicant should be prepared to show in detail how agricultural use will be
protected in perpetuity. The parcel appears to have Class 111 Prime Soils; we recommend that the
applicant provide a site plan for the proposed project that clearly demarcates all agricultural soils,
“prime soils” and or “lands suitable for agriculture” on the parcel with respect to the proposed
development. The applicant should also submit a description of the existing agricultural uses on the
parcel. The proposed activity must meet the criteria for permitted uses as required by Zoning
Regulation sections 6352 (Uses Permitted) and 6353 (Uses Permitted Subject to the Issuance of a -
Planned Agricultural Permit), as applicable. '

The parcel is located within a Planned Agricultural District (PAD); therefore the proposed project must
be evaluated to ensure that it is consistent with Zoning Regulations, Chapter 21A. The purpose of the
PAD is to preserve and foster existing and potential agricultural operations in San Mateo County in
order to keep the maximum amount of agricultural land in agricultural production. The PAD
regulations are to ensure that conflicts between agricultural and non-agricultural land uses are
minimized. The proposed project must therefore be consistent with the PAD purpose as described in
LCP Section 6350. The LCP allows for non-residential development that is customarily accessory to
agricultural uses. This would include barns and sheds. The applicant’s application requests
legalization of an existing, unpermitted, 804 square-foot yurt as a non-habitable accessory structure.
We suggest that the applicant clearly demonstrate that the yurt is indeed accessory to the agricultural
use on the parcel and that it is consistent with LCP requirements. Further we note that the yurt has a
front deck. Please consider the utility of the deck and whether or not it is necessary or can be
eliminated. :

The construction of the proposed residential development and non-agricultural components of the
project would result in the conversion of land from an agricultural use. The proposed project must be
evaluated for its consistency with LCP Section 6355 that provides the substantive criteria necessary to
qualify for the issuance of a PAD permit. The encroachment upon agricultural land must be
minimized, clustered on the parcel, and pursuant to Section 6355, in conformity with the criteria
provided by Zoning Regulations, Chapter 20A2 (Development Review Criteria).

Biological Resources , :

Green Oaks Creek and a pond are located on the parcel. The LCP defines ponds and all perennial and
intermittent streams and their tributaries as sensitive habitat. Staff suggests that a biological evaluation
be conducted to ensure that the extent of all sensitive habitats and species are identified and necessary
buffers and mitigation measures are incorporated into the project as necessary consistent with LCP
requirements. The proposed project must be consistent with LCP policies for the protection of these
resources including General Policies pertinent to sensitive habitats (LCP Policies 7.1, 7.3, 7.4, 7.5,
7.32,7.33, 7.34, and 7.36). We recommend that you evaluate the proposed project for its consistency
with LCP policies for riparian corridors in particular 7.7, 7.8, and 7.11 and 7.12. The applicant should
be required to delineate wetlands on the parcel. The evaluation of the proposed project, based upon the
results of the wetland delineation, should address its consistency with LCP policies applicable to
wetlands, including but not limited to 7.14, 7.15, 7.18, and 7.19.

Water Availability - :
We recommend that you consider and analyze the availability of water for any proposed development
at the site, both residential and agricultural. The potential impacts of the proposed development on
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water resources in the surrounding area and watershed should also be considered. LCP Policy 5.22
provides protections for agricultural water supplies. This policy requires that an adequate and potable
well-water source be available for all non-agricultural uses. The applicant must demonstrate that there
is a safe and adequate well-water source located on the parcel. Further, it must be shown that the
proposed project will not diminish adequate and sufficient water supplies necessary for agricultural
production and sensitive habitat protection in the watershed. The proposed project must meet the
criteria for water supplies as required by LCP Policy 5.22.

Scenic and Visual Resources

The LCP requires that scenic and visual resources be protected. The parcel is located within the
Cabrillo Highway and State scenic corridors. The County evaluation of the proposed project should
also address scenic and visual resources. The applicant must demonstrate that the new development
protects visual resources and is consistent with LCP Policy 8.5 for the location of the development,
The development must be located on a portion of the parcel that is least visible from State and County
Scenic Roads, least likely to result in a significant impact on views from public viewpoints, and is
consistent with all other LCP requirements, best preserves the visual and open space qualities of the
parcel overall. Green Oaks Creek and a pond are located on the parcel; the proposed project must also
be consistent with LCP Policy 8.6 that requires development be setback a sufficient distance to
preserve the visual character of the waterway.

The parcel is situated in a rural area of the coastal zone; and the proposed project includes grading for
the construction of the new barn and roadway turnouts. The certified LCP contains specific policies
for the protection of scenic and visual resources in rural areas. The proposed project must be evaluated
to ensure its consistency with LCP Policy 8.17 for the alteration of landforms, roads, and grading. The
development must be designed and located in a manner such that it conforms to the existing landform;
and alteration of existing landforms and natural characteristics must be minimized. Further, the
proposed project must be consistent with LCP policies 8.18 (Development Design), 8.19 (Colors and
Materials), 8.22 (Utilities in State Scenic Corridors), 8.23 (Utilities in Scenic County Corridors), 8.24
(Large Agricultural Structures), and 8.31 (Regulation of Scenic Corridors in Rural Areas).

Erosion Control

Erosion Control Note #1 listed on Sheet EC-01 indicates that the contractors “must comply with
Contra Costa County Best Management Practices...” We recommend that the applicant also ensure
that the BMPs are consistent with San Mateo County requirements as the proposed project site is
located in San Mateo County.

We appreciate the opportunity to provide input on these policies as they apply to the proposed project.
You can contact me at (415)-904-5292 or via e-mail rananda@coastal.ca.gov if you have questions .
regarding our comments, ‘

Sincerely,
‘ / \Z ,
(nexs W

Rente Ananda, Coastal Program Analyst
California Coastal Commission
North Central Coast District Office

s
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