COUNTY OF SAN MATEO
PLANNING AND BUILDING DEPARTMENT

DATE: November 4, 2015
TO:

Planning Commission

FROM:

Planning Staff

SUBJECT:

EXECUTIVE SUMMARY: Consideration of (1) a renewal and amendment
to the Coastal Development Permit and Planned Agricultural District
Permit, pursuant to Sections 6328.4 and 6353 of the San Mateo County
Zoning Regulations, to allow construction of two additional housing units
where eight units were approved and constructed, and (2) certification of a
Mitigated Negative Declaration, pursuant to the California Environmental
Quality Act. The property is located at 21 Purisima Way in the
unincorporated Rural Midcoast area of San Mateo County. The project is
appealable to the California Coastal Commission.
County File Number: PLN 2000-00045 (Figone)

PROPOSAL
The applicant, Louie Figone, proposes to construct two 1,720 sq. ft. Farm Labor
Housing (FLH) units, at 21 Purisima Way to support an existing cut flower agricultural
operation. The FLH units are proposed in a 0.66-acre area previously developed with
greenhouses. Agricultural production in the greenhouses ceased approximately
12-15 years ago and the greenhouses were removed last year after becoming
dilapidated. The project also includes installation of a new septic system and leachfield.
Access to the new units can be taken from the existing all weather road located on the
property. The two units will be occupied by the owner of the property and his son, each
of whom is a farm laborer. No trees will be removed as part of this project. The existing
eight units currently house 12 farm laborers. The two new Farm Labor Housing units
will house one farm laborer each.
The project also involves the renewal of the existing FLH permit on the property for
eight housing units that were originally approved in 1995 (FLH95-0001). These eight
other units on the property were then subject to a new permit in 2000 (PLN 2000-00045)
that was also approved. The renewal term is for a period of 10 years. An administrative
review shall occur five years from the approval of this permit.

RECOMMENDATION
That the Planning Commission certify the Mitigated Negative Declaration and approve
the Coastal Development Permit and Planned Agricultural District Permit amendment
and renewal for County File Number PLN 2000-00045, by making the required findings
and adopting the conditions of approval listed in Attachment A.
SUMMARY
The Farm Labor Housing project, as proposed and conditioned, complies with the
applicable policies and standards of the General Plan, Local Coastal Program, and
Zoning Regulations. An Initial Study (IS) and Mitigated Negative Declaration (MND)
were prepared and circulated for this project, in compliance with the California
Environmental Quality Act (CEQA). The IS and MND conclude that the project, as
proposed and mitigated, will not generate any significant environmental impacts. All
mitigation measures from the MND have been included as conditions of approval in
Attachment A to the staff report.
The 321.28-acre parcel is bordered by Arroyo de en Medio creek and is developed with
eight farm labor housing units and an open field cut flower agricultural operation with
associated agricultural support buildings. The parcel does not contain prime soils. The
project site is located in a disturbed area.
The project is compliant with the General Plan Policies regarding Vegetative, Water,
Fish and Wildlife Resources, since the development is 100 feet from the Arroyo de en
Medio Creek and separated by an existing road, as well as General Plan Policies
relating to agriculture, since the development in not located on prime agricultural land.
The project also meets the Local Coastal Program Policies for Visual Resources and
Land Use in that the farm labor housing units will employ natural colors to blend with the
surrounding vegetation and not impact surrounding agricultural uses on or off the
subject parcel.
Further, the project is compliant with the Planned Agricultural Zoning District for
issuance of a Planned Agricultural District Permit (e.g., setbacks maintained, clustered
development, etc.) and the Farm Labor Housing Policy for compliance with the
underlying zoning district and building, fire and housing code requirements.
In addition to the 1995 Conditions of Approval, for which the project is compliant, staff
recommends supplementary conditions that are standard conditions for this type of
development and are also recommended to incorporate the mitigation measures
contained in the Mitigated Negative Declaration.
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COUNTY OF SAN MATEO
PLANNING AND BUILDING DEPARTMENT

DATE: November 4, 2015
TO:

Planning Commission

FROM:

Planning Staff

SUBJECT:

Consideration of (1) a renewal and amendment to the Coastal
Development Permit and Planned Agricultural District Permit, pursuant to
Sections 6328.4 and 6353 of the San Mateo County Zoning Regulations,
to allow construction of two additional housing units where eight units
were approved and constructed, and (2) certification of a Mitigated
Negative Declaration, pursuant to the California Environmental Quality
Act. The property is located at 21 Purisima Way in the unincorporated
Rural Midcoast area of San Mateo County. The project is appealable to
the California Coastal Commission.
County File Number: PLN 2000-00045 (Figone)

PROPOSAL
The applicant, Louie Figone, proposes to construct two 1,720 sq. ft. Farm Labor
Housing (FLH) units, at 21 Purisima Way to support an existing cut flower agricultural
operation. The FLH units are proposed in a 0.66-acre area previously developed with
greenhouses. Agricultural production in the greenhouses ceased approximately
12-15 years ago and the greenhouses were removed last year after becoming
dilapidated. The project also includes installation of a new septic system and leachfield.
Access to the new units can be taken from the existing all weather road located on the
property. The two units will be occupied by the owner of the property and his son, each
of whom is a farm laborer. No trees will be removed as part of this project. The existing
8 other unitson the property currently house 12 farm laborers. The two new Farm Labor
Housing units will house one farm laborer each.
The project also involves the renewal of the existing permit on the property for eight
housing units that were originally approved in 1995 (FLH95-0001). These eight other
units on the property were then subject to a new permit in 2000 (PLN 2000-00045) that
was also approved. The renewal term is for a period of 10 years. An administrative
review shall occur five years from the approval of this permit.

RECOMMENDATION
That the Planning Commission certify the Mitigated Negative Declaration and approve
the Coastal Development Permit and Planned Agricultural District Permit amendment
and renewal for County File Number PLN 2000-00045, by making the required findings
and adopting the conditions of approval listed in Attachment A.
BACKGROUND
Report Prepared By: Rob Bartoli, Project Planner, Telephone 650/363-1857
Applicant/Owner: Louie and Judith Figone
Location: 21 Purisima Way
APN: 047-340-270
Parcel Size: 321.28 acres
Existing Zoning: PAD/CD (Planned Agricultural District/Coastal Development)
General Plan Designation: Agriculture/Rural
Local Coastal Program Designation: Agriculture
Existing Land Use: Agricultural uses (growing of cut flowers), barns, greenhouse,
eights Farm Labor Housing Units.
Water Supply: The property has a water connection from Coastside County Water
District.
Sewage Disposal: The property is served by a private on-site septic system.
Flood Zone: Zone X (area of minimal flooding); FEMA FIRM Panels 06081C0140E and
06801C0255E; effective October 16, 2012.
Williamson Act: The subject parcel is not encumbered by a Williamson Act contract.
Environmental Evaluation: Initial Study and Mitigated Negative Declaration issued with
a public review period from October 7, 2015 through October 27, 2015 for the two new
Farm Labor Housing units.
Setting: The project parcel is accessed via Purisima Way. The property is bordered by
Arroyo de en Medio Creek to the west. To the south the property abuts residential and
agricultural uses. To the north and east, the property is adjacent to open space. The
parcel to the east is located within the City of Half Moon Bay. The western part of the
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subject property is relatively flat, while the northern and eastern parts are steeper in
slope. There are eight existing Farm Labor Housing units on the property, along with a
number of agricultural accessory buildings. The southern and central parts of the
property are used for agricultural uses, such as growing cut flowers. The northern
portion of the property is undeveloped open space. The parcel does not contain prime
soils and the project site is not farmed.
DISCUSSION
A.

KEY ISSUES
1.

Conformity with the General Plan
Staff has reviewed and determined that the project complies with all of the
applicable General Plan Policies, including the following:
a.

Vegetative, Water, Fish and Wildlife Resources
Policy 1.23 (Regulate Development to Protect Vegetative, Water, Fish
and Wildlife Resources) and Policy 1.27 (Protect Fish and Wildlife
Resources) seek to regulate land uses and development activities to
prevent, and/or mitigate to the extent possible, significant adverse
impacts on vegetative, water, fish and wildlife resources.
Although Arroyo de en Medio creek boarders the property, neither the
subject parcel nor the subject site is mapped for any candidate,
sensitive or special status species or habitat, as listed in plans
associated with the County Local Coastal Program (LCP), the
California Department of Fish and Wildlife or U.S. Fish and Wildlife
Service. The project site is mostly disturbed ground developed with
two former greenhouses. The project, including the septic leachfield,
is located over 100 feet from the creek bank on the property. The
project site is also separated from the creek by an existing all weather
road.

b.

Soil Resources
Policy 2.17 (Regulate Development to Minimize Soil Erosion and
Sedimentation) and Policy 2.23 (Regulate Excavation, Grading, Filling,
and Land Clearing Activities Against Soil Erosion) seek to minimize
grading; prevent soil erosion and sedimentation, among other ways by
ensuring disturbed areas are stabilized; and protect and enhance
natural plant communities and nesting and feeding areas of fish and
wildlife.
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The project site will be accessed via an existing access road. Upon
review of the access plans, the California Department of Forestry and
Fire Protection has not required any road improvements, thus, new
grading is not required to access the project site. Some minor
vegetation clearing will be required as well as some trenching for
installation of underground utility to the two new Farm Labor Housing
units (approximately 260 linear feet). To ensure that erosion during
construction is minimized, the applicant’s proposed erosion control
plan, which includes the installation of fiber rolls and an equipment
staging area (Condition Nos. 10, 11 and 13), will be implemented at
the time of construction. Any remaining disturbed area shall be
stabilized through the use of best management practices (BMPs),
such as mulching, or vegetative erosion control methods, such as
seeding.
c.

Visual Quality
Policy 4.15 (Appearance of New Development), Policy 4.21 (Utility
Structures), Policy 4.24 (Rural Development Design Concept) and
Policy 4.25 (Location of Structures), seek to regulate development to
promote and enhance good design, site relationships and other
aesthetic considerations; minimize the adverse visual quality of utility
structures, including by clustering utilities; protect and enhance the
visual quality of scenic corridors; minimize grading; allow structures on
open ridgelines and skylines as part of a public view when no alternative building site exists; screen storage areas with fencing, landscape
or other means; and install new distribution lines underground.
The project site is located in the Cabrillo Highway/Highway 1 County
Scenic Corridor. The proposed FLH units are located approximately
1,000 feet northeast of Highway 1. The units will be located at a
similar elevation as the surrounding development in a relatively flat
area on the parcel. The project is screened from neighboring
properties by an existing greenhouse and trees. The property is
screened from Highway 1 by this development, as well a number of
single-family residences south of the property. The proposed project
will be indistinguishable from the existing development on the
property. The FLH trailers will be located in a way that will not require
the alteration of the existing topography of the site. The utilities that
will be brought to the project area will be undergrounded.
Some minor vegetation clearing and grading will occur for the
installation of the Farm Labor Housing Units and for the installation of
underground utility lines. The proposed project will keep grading and
earth-moving operations to a minimum. To ensure that erosion during
construction is minimized, the applicant’s proposed erosion control
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plan, which includes the installation of fiber rolls and an equipment
staging area, will be implemented at the time of construction.
Architectural Design Standards and Site Planning for Rural Scenic
Corridors Policies 4.47 (Topography and Vegetation), 4.48 (Scale),
4.49 (Lot Coverage), 4.51 (Colors and Materials), 4.52 (Height), 4.53
(Accessory Structures), 4.55 (Building Setbacks), 4.58 (Views), 4.59
(Outdoor Lighting), 4.60 (Roads and Driveways) and 4.64 (Utilities in
County Scenic Corridors) seek to ensure 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 area is relatively flat. The FLH units are one-story
modular units and will have wood exterior walls painted in an olive
color. The roof will be black composite shingles. Surrounding natural
vegetation and neighboring development provides screening of the
buildings from public views along Highway 1 and no trees are
proposed for removal. The two additional buildings being constructed
total less than 1% lot coverage. All proposed utilities will be located
underground and a condition of approval has been included to ensure
all exterior lighting is designed and located to confine direct rays to the
subject property and prevent glare in the surrounding area.
d.

Historical and Archaeological Resources
Policy 5.20 (Site Survey) and Policy 5.21 (Site Treatment) require that
appropriate precautions be taken to avoid damage to historical or
archaeological resources.
The project area consists of several existing Farm Labor Housing units
that were permitted and constructed in the 1980s and several older
agricultural structures, including two former greenhouses; therefore,
no historical resources will be impacted. Nonetheless, Mitigation
Measure 4 from the Mitigated Negative Declaration has been included
as Condition No. 13 to minimize the potential impact to any unknown
archaeological resource within the project area during proposed
earthwork activities.

e.

Rural Land Use Policies
Policy 9.23 (Land Use Compatibility in Rural Lands) and Policy 9.30
(Development Standards to Minimize Land Use Conflicts with
Agriculture) (a) encourages compatibility of land uses in order to
promote the health, safety and economy, and seeks to maintain the

5

scenic and harmonious nature of the rural lands; and (b) seeks to (1)
promote land use compatibility by encouraging the location of new
residential development immediately adjacent to existing developed
areas, and (2) cluster development so that large parcels can be
retained for the protection and use of vegetative, visual, agricultural
and other resources.
The subject parcel has a General Plan land use designation of
“Agriculture.” The proposed units, including the septic system, will
be clustered with the existing development in order to retain the
remaining acreage for agricultural uses. The units will utilize natural
colors and materials to maintain the scenic and harmonious nature of
the rural lands. Further, the project area does not contain prime soils
or active agriculture.
f.

Water Supply Policies
Policy 10.15 (Water Supplies in Rural Areas) and Policy 10.19
(Domestic Water Supply), encourages the use of wells, water systems
or springs instead of surface water for domestic water supply.
The property is served by an existing connection from Coastside
County Water District (CCWD). Though CCWD indicates that the
property is outside of the service area, CCWD will continue to serve
the property provided the 1-inch water line is not increased. The
applicant is proposing to use this connection for the two new Farm
Labor Housing units. The Coastside County Water District has
reviewed and approved the project subject to Condition No. 20 which
states that the owner shall file forms with CCWD regarding water
usage during the building permit stage.

g.

Wastewater Policies
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 two new FLH units 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.
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h.

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) requires
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. The project plans have been reviewed and
approved by the San Mateo County Fire Department with conditions
for hydrant requirements, building materials, and fire sprinklers in the
farm labor housing unit to minimize any potential fire hazards.
Additionally, the fire jurisdiction has reviewed the road conditions and
has found the current conditions to meet fire access standards.

2.

Conformance with the Local Coastal Program
Policy 1.1 of San Mateo County’s adopted Local Coastal Program (LCP)
requires a Coastal Development Permit (CDP) for all development in the
Coastal Zone. This project is consistent with applicable LCP Policies as
discussed below.
a.

Land Use Component
Policy 1.8 (Land Uses and Development Densities in Rural Areas)
states that new development in rural areas shall not: (1) have
significant adverse impacts, either individually or cumulatively on
coastal resources, or (2) diminish the ability to keep all prime
agricultural land and other lands suitable for agriculture in
agricultural production.
As discussed in the General Plan (Rural Land Use) Section above, the
new facility has a small footprint and is clustered with other similar
development on the parcel. There are other facilities in the immediate
vicinity, which have existed for decades without impacting agriculture
on the parcel or adjacent parcels. Coastal resources are not
significantly impacted due to the small footprint of the two units
(3,440 sq. ft. in total) in a disturbed area where agricultural activities or
prime soils are not present, where visual impacts are minimized, and
impacts to water resources and sensitive habitats are avoided.
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Policy 1.8 also identifies farm labor housing as a non-agricultural use
and provides an exception to this housing type from density credit
requirements.
b.

Housing Component
Policy 3.14 (Location of Affordable Housing) encourages the location
of farm labor housing on private farms or ranches in the Midcoast
area.
The project involves the construction of two new Farm Labor Housing
units and the renewal of eight existing units that provide living
accommodations for verified farm laborers working on the property.
A condition of approval has been included to require administrative
reviews of the farm labor housing units.

c.

Agriculture Component
Applicable policies are: Policy 5.6 (Permitted Uses on Lands Suitable
for Agriculture Designated as Agriculture) and Policy 5.10 (Conversion
of Land Suitable for Agriculture Designated as Agriculture). These
policies allow for conditionally permitted uses, including farm labor
housing, provided the following can be met as discussed below:
(1)

All agriculturally unsuitable lands on the parcel have been
developed or determined to be undevelopable.
The parcel contains steep slopes, particularly in the northern
portions of the property. The areas that are generally flat are
currently being used for Farm Labor Housing or agricultural
activities. The project site is located where former greenhouses
were located and is the last remaining area on the parcel not
used for agriculture, agricultural support buildings or housing.

(2)

Continued or renewed agricultural use of the soils is not feasible
as defined by Section 30108 of the Coastal Act.
Section 30108 of the Coastal Act defines “feasible” as capable
of being accomplished in a successful manner within a
reasonable period of time, taking into account economic,
environmental, social, and technological factors.
Though it is possible to renew the farming operations on this
portion of the parcel, which has not been farmed for at least
12 years and was occupied by non-soil dependent greenhouses,
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the greater benefit is to provide additional farm labor housing to
better manage and operate the daily agricultural activities.
(3)

Clearly defined buffer areas are developed between agricultural
and non-agricultural uses.
The existing all-weather road provides for a clearly defined
buffer between the cut flower production and the two new Farm
Labor Housing units.

(4)

The productivity of any adjacent agricultural lands is not
diminished.
The facility does not impact the use of adjacent lands for
agriculture.

(5)

Public service and facility expansions and permitted uses do not
impair agricultural viability, including by increased assessment
costs or degraded air and water quality.
No public service expansions are proposed and the permitted
use will not degrade the air and water quality as conditioned
(Condition Nos. 11 and 12).

d.

Sensitive Habitats Component
Policy 7.3 (Protection of Sensitive Habitats) states that development in
areas adjacent to sensitive habitats be sited and designed to prevent
impacts that could significantly degrade these resources. Further, all
uses shall be compatible with the maintenance of biologic productivity
of the habitats.
Neither the subject parcel nor the subject site is mapped for any
candidate, sensitive or special status species or habitat, as listed in
plans associated with the County Local Coastal Program (LCP), the
California Department of Fish and Wildlife or U.S. Fish and Wildlife
Service. The project site is mostly disturbed ground developed with
two former greenhouses. It is likely that the project parcel contains
riparian habitat in the area of the creek; however, the proposed project
will be located approximately 100 feet to the east of the creek and
potential habitat area. An existing all weather road separates the
project area from the top of the bank of the creek. The subject
property (including the project site) is not located within any
established native resident, migratory wildlife corridors, or includes
any native wildlife nursery.
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e.

Visual Resources Component
Policy 8.5 (Location of Development) requires that new development
be located on a portion of a parcel where the development: (1) is least
visible from State Scenic Roads; (2) is least likely to impact views from
public view points; and (3) best preserves the visual and open space
qualities of the parcel overall.
The two proposed Farm Labor Housing trailers are located in the
Cabrillo Highway/Highway 1 County Scenic Corridor. The proposed
FLH trailers are located approximately 1,000 feet northeast of
Highway 1. The units will be located at a similar elevation as the
surrounding development. The project is screened from neighboring
properties by an existing greenhouse and trees. The property is
screened from Highway 1 by this development, as well a number of
single-family residences south of the property. The FLH units will be
located in a way that will not require the alteration of the existing
topography of the site. The utilities that will be brought to the project
area are conditioned to be undergrounded.
Policy 8.6 (Streams, Wetlands, and Estuaries) seeks to: (1) set back
development from waterways, and (2) prohibit structural development
which adversely affects visual quality.
Arroyo en de Medio is approximately 100 feet from the project site.
The project’s location will in no way adversely affect the visual quality
of the creek.
Policy 8.18 (Development Design) requires that development blend
with, and is subordinate to the environment and the character of the
area, and be as unobtrusive as possible and not detract from the
natural open space or visual qualities of the area. Policy 8.19 (Colors
and Materials) calls for development with: (1) colors and materials
which blend with the surrounding physical conditions, and (2) not use
highly reflective surfaces and colors.
The project area is relatively flat. The FLH units are one-story
modular units and will have wood exterior walls painted in an olive
color. The roof will be black composite shingles. Surrounding natural
vegetation and neighboring development provides screening of the
buildings from public views along Highway 1 and no trees are
proposed for removal. The two additional buildings being constructed
total less than 1% lot coverage. All proposed utilities will be located
underground and a condition of approval has been included to ensure
all exterior lighting is designed and located to confine direct rays to the
subject property and prevent glare in the surrounding area.
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3.

Conformity with the Planned Agricultural District (PAD) Zoning Regulations
a.

Conformity with the PAD Development Standards
Farm Labor Housing units are a conditionally allowed use on Land
Suitable for Agriculture subject to the issuance of a Planned
Agricultural Permit.
The proposed facility is fully compliant with the PAD development
standards as shown on the chart below.

b.

Development Standards

Allowed

Proposed

Maximum Height of Structures

36 feet

16 feet

Minimum Front Yard Setback

50 feet

60 feet

Minimum Side Yard Setbacks

20 feet

Approximately 170 feet (left side);
600 feet (right side)

Minimum Rear Yard Setback

20 feet

Approximately 1.60 miles

Conformance with the Criteria for Issuance of a PAD Permit
Issuance of a Planned Agricultural District Permit requires the project
to comply with Section 6355 of the Zoning Regulations (Substantive
Criteria for Issuance of a Planned Agricultural Permit). The applicable
sections are discussed below.
(1)

General Criteria
Per Section 6355.A (General Criteria), the project must be
consistent with the following:
(a)

That the encroachment of all development upon land
which is suitable for agricultural uses shall be minimized.

(b)

That all development shall be clustered.

(c)

That every project shall conform to Chapter 20A.2 of the
Zoning Regulations (Site Design Criteria). Applicable
criteria stated in these sections include location, siting and
design to: (1) fit the environment and preserve the preexisting character; (2) preserve and fit to the natural
topography and minimization of grading; and (3) not
substantially detract from natural characteristics or wildlife
habitats. In addition, all development is to be sited to
minimize the impacts of noise, light and glare on adjacent
properties and the larger community.
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As previously discussed, the project is compliant with the above
criteria. For compliance with Items “(a)” and “(b)” above, see the
discussion of the LCP in Section A.2, and for compliance with
Item “(c)” above, see the discussion of the General Plan Policies
in Section A.1 of this report.
(2)

Criteria for the Conversion of Land Suitable for Agriculture and
Other Land
Conversion of lands suitable for agriculture designated as
agriculture requires that (a) all agriculturally unsuitable lands
on the parcel have been developed or determined to be
undevelopable; (b) continued or renewed agricultural use of the
soil is not feasible as defined by Section 30108 of the Coastal
Act; (c) clearly defined buffer areas are developed between
agricultural and non-agricultural uses; (d) the productivity of any
adjacent agricultural lands is not diminished; and (e) public
service and facility expansion and permitted uses do not impair
agricultural viability, including by increased assessments costs
or degrading air and water quality.
As previously discussed in the LCP Agriculture Component, the
project will not impact the agricultural activity or lands on the
property or the surrounding area. The area where the two
proposed FLH units will be located was previously developed
with non-soil dependent greenhouses. The proposed area is the
last remaining area on the parcel not used for agriculture,
agricultural support buildings or housing. Though it is possible
to renew the farming operations on this portion of the parcel,
which has not been farmed for at least 12 years, the greater
benefit is to provide additional farm labor housing for the
landowner and his son to better manage and operate the daily
agricultural activities. The existing all-weather road provides for
a clearly defined buffer between the cut flower production and
the two new Farm Labor Housing units. The facility does not
impact the use of adjacent lands for agriculture. The permitted
use will not degrade the air and water quality as conditioned
(Condition Nos. 11 and 12).

c.

Agricultural Advisory Committee Review
At its August 10, 2015 meeting, the Agricultural Advisory Committee
recommended approval of this project on the basis that it will have no
negative impact to the surrounding agricultural uses on the property.
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4.

Compliance with Farm Labor Housing Guidelines
The applicant submitted a response to a survey regarding the existing FLH
trailers on the property and the current use of them in 2012. The existing
eight units on the property are still in use by 12 farm laborers. The operation for which the FLH was constructed, the growing of cut flowers, is still
on-going. As defined, a farm laborer is a person who derives more than
20 hours per week average employment from on- or off-site agricultural
operations with the County and earns at least half their income from
agriculturally-related work. Both the landowner and son are active in the
agricultural operations on the property and have submitted such
documentation to meet the definition of a farm laborer.
Further, the existing eight units and the proposed two units are in
compliance with the Farm Labor Housing Guidelines in that the housing
meets the required setbacks of the zoning district, are self-contained (e.g.,
bathroom, kitchen) and will meet California Housing and Health Code
Requirements, Building and Environmental Health code requirements.

5.

Compliance with Conditions of Last Approval
The applicant is also proposing to renew the existing Farm Labor Housing
Permit granted in 1995. The conditions of approval are identified below with
staff’s discussion on compliance and a recommendation to retain/not retain
each condition. Subsequently, staff also recommends additional conditions
identified below.
1995 Conditions of Approval
1.

Meet the requirements of the Environmental Health Division including
the acquisition of a State Labor Camp Permit.
Compliance with Condition? Yes, the project is compliant with all
requirements from San Mateo County Environmental Health.
Recommend to Retain? Yes, see revised Condition No. 19: The
applicant shall meet all requirements from the San Mateo County
Environmental Health Division.

2.

The units shall be occupied by farm workers and their dependents
only.
Compliance with Condition? Yes, Per the Farm Labor Housing Survey
submitted by the applicant, the existing eight units are currently used
by farm workers and their dependents.
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Recommend to Retain? Yes, see Condition No. 3
3.

No permanent foundations for the mobile homes shall be installed.
Compliance with Condition? The existing eight units and the proposed
two new units are mobile trailers and will not be placed on permanent
foundations.
Recommend to Retain? Yes, see Condition No. 5

4.

This permit shall be valid for five years with annual administrative
reviews.
Compliance with Condition? Yes.
Recommend to Retain? Yes, but modified to (Condition No. 2): This
permit shall be valid for a period of ten (10) years from the date of final
approval, with one 5-year administrative review. The applicant shall
submit documentation for the farm labor housing unit, to the satisfaction of the Community Development Director, at the time of each
administrative review, which demonstrates that the occupant has a
minimum of 20 hours of employment per week on this project site, or
other Planning and Building Department approved farm property. This
documentation shall include signed statements from the occupant and
any other relevant documentation, which the Community Development
Director deems necessary. Failure to submit such documentation may
result in a public hearing to consider revocation of this permit.
Renewal of the farm labor housing permit shall be applied for six (6)
months prior to expiration to the Planning and Building Department.

5.

The applicant is required to submit a Certification of Farm Labor
Housing Eligibility for each employee living in the farm labor housing,
prior to the next annual inspection.
Compliance with Condition? Yes.
Recommend to Retain? No. This condition has been combined with
Condition No. 2 which sets the permit validity and the requirements for
farm labor housing documentation (e.g., 20 hours of employment per
week, signed statements).

Recommended Additional Conditions of Approval
Staff recommends the addition of Condition Nos. 1, 4, 6-18, 20, and 21
which are standard conditions given this type of development and are also
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recommended to incorporate the mitigation measures contained in the
Mitigated Negative Declaration.
B.

ENVIRONMENTAL REVIEW
An Initial Study (IS) and Mitigated Negative Declaration (MND) have been
prepared and circulated for this project, in compliance with the California
Environmental Quality Act (CEQA). The public comment period commenced on
October 7, 2015 and ended on October 27, 2015. No public comments were
received during this period. Mitigation measures have been included as
conditions of approval in Attachment A.

C.

REVIEWING AGENCIES
Building Inspection Section
Department of Public Works
Cal-Fire
Environmental Health Division
California Coastal Commission
Agricultural Advisory Committee
Midcoast Community Council
Coastside County Water District

ATTACHMENTS
A.
B.
C.
D.
E.

Recommended Findings and Conditions of Approval
Location Map
Site Plan
Elevations
Mitigated Negative Declaration
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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 2000-00045
Prepared By: Rob Bartoli, Project Planner

Hearing Date: November 4, 2015

For Adoption By: Planning Commission

RECOMMENDED FINDINGS
For the Environmental Review, Find:
1.

That the Initial Study and Mitigated Negative Declaration are complete, correct
and adequate and prepared in accordance with the California Environmental
Quality Act (CEQA) and applicable State and County Guidelines.

2.

That, on the basis of the Initial Study, comments received hereto, and testimony
presented and considered at the public hearing, there is no substantial evidence
that the project, as mitigated by the mitigation measures contained in the
Mitigated Negative Declaration, will have a significant effect on the environment.

3.

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 as conditions of project
approval.

4.

That the Initial Study and Mitigated Negative Declaration reflect the independent
judgment of the County.

For the Coastal Development Permit, Find:
5.

That the project, as described in the application and accompanying materials
required by Zoning Regulations Section 6328.7, and as conditioned in accordance
with Section 6328.14 of the Zoning Regulations, conforms with the plans, policies,
requirements and standards of the San Mateo County Local Coastal Program
(LCP). The plans and materials have been reviewed against the application
requirement in Section 6328.7 of the Zoning Regulations and the project has been
conditioned to minimize impacts to land use, agriculture, sensitive habitats, and
visual resources in accordance to the components of the LCP.
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6.

That the project conforms to the specific findings required by policies of the
San Mateo County LCP.

RECOMMENDED CONDITIONS OF APPROVAL
Current Planning Section
1.

This approval applies only to the proposal as described in this report and
materials submitted for review and approval by the Planning Commission at the
November 4, 2015 meeting. The Community Development Director may approve
minor revisions or modifications to the project if they are found to be consistent
with the intent of and in substantial conformance with this approval.

2.

This permit shall be valid for a period of ten (10) years from the date of final
approval, with one 5 year administrative review. The applicant shall submit
documentation for the farm labor housing unit, to the satisfaction of the
Community Development Director, at the time of each administrative review,
which demonstrates that the occupant has a minimum of 20 hours of employment
per week on this project site, or other Planning and Building Department approved
farm property. This documentation shall include signed statements from the
occupant and any other relevant documentation, which the Community
Development Director deems necessary. Failure to submit such documentation
may result in a public hearing to consider revocation of this permit. Renewal of
the farm labor housing permit shall be applied for six (6) months prior to expiration
to the Planning and Building Department.

3.

The units shall be occupied by farm workers and their dependents only.

4.

The applicant shall submit have issued a building permit and a completed
inspection (to the satisfaction of the Building Inspector) within one (1) year of final
approval of this permit. 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.

5.

No permanent foundations for the mobile homes shall be installed.

6.

Any necessary utilities leading to, or associated with, the facility shall be placed
underground.

7.

This permit does not allow for the removal of any trees. Removal of any tree with
a circumference of 55 inches or greater, as measured 4.5 feet above the ground,
shall require additional review by the Community Development Director prior to
removal. Only the minimum vegetation necessary shall be removed to
accommodate the construction of the two new units.
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8.

Access to the proposed facility shall utilize the existing roadway. No additional
vegetation shall be removed to provide access to the two new units.

9.

The provision of the San Mateo County Grading Ordinance shall govern all
grading on and adjacent to this site. Prior to any on-site grading, the applicant
may be required to obtain a grading permit, or grading permit exemption from the
Current Planning Section. A grading permit is required if 250 cubic yards or more
of earth is to be removed or if a cut or fill exceeds two (2) feet in vertical depth,
measured from ground level. No grading, requiring a permit or exemption, shall
occur until after such permit is approved.

10.

Mitigation Measure 1: Any exterior lights shall be designed and located so as to
confine direct rays to the subject property and prevent glare in the surrounding
area. Any proposed lighting shall be reviewed and approved by the Planning
Department during the building permit process to verify compliance with this
condition.

11.

Mitigation Measure 2: The applicant shall require construction contractors to
implement all the BAAQMD’s Basic Construction Mitigation Measures, listed
below:
a.

All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded
areas, and unpaved access roads) shall be watered two times per day.

b.

All haul trucks transporting soil, sand, or other loose material off-site shall be
covered.

c.

All visible mud or dirt track-out onto adjacent public roads shall be removed
using wet power vacuum street sweepers at least once per day. The use of
dry power sweeping is prohibited.

d.

All vehicle speeds on unpaved roads shall be limited to 15 miles per hour
(mph).

e.

All roadways, driveways, and sidewalks to be paved shall be completed as
soon as possible. Building pads shall be laid as soon as possible after
grading unless seeding or soil binders are used.

f.

Idling times shall be minimized either by shutting equipment off when not in
use or reducing the maximum idling time to 5 minutes (as required by the
California Airborne Toxics Control Measure, Title 13, Section 2485 of
California Code of Regulations [CCR]). Clear signage shall be provided for
construction workers at all access points.

g.

All construction equipment shall be maintained and properly tuned in
accordance with manufacturer’s specifications. All equipment shall be
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checked by a certified mechanic and determined to be running in proper
condition prior to operation.
h.

12.

13.

Post a publicly visible sign with the telephone number and person to contact
at the Lead Agency regarding dust complaints. This person shall respond
and take corrective action within 48 hours. The Air District’s phone number
shall also be visible to ensure compliance with applicable regulations.

Mitigation Measure 3: The applicant shall submit a dust control plan to the
Planning Department for review and approval prior to the issuance of a building
permit for the project. The approved plan shall be implemented for the duration of
any grading, demolition, and construction activities that generate dust and other
airborne particles. The plan shall include the following control measures:
a.

Water all active construction areas at least twice daily.

b.

Water or cover stockpiles of debris, soil, sand, or other materials that can be
blown by the wind.

c.

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

d.

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

e.

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

f.

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

g.

Enclose, cover, water twice daily or apply non-toxic soil binders to exposed
stockpiles (dirt, sand, etc.).

h.

Limit traffic speeds on unpaved roads within the project parcel to 15 mph.

i.

Install sandbags or other erosion control measures to prevent silt runoff to
public roadways.

j.

Replant vegetation in disturbed areas as quickly as possible.

Mitigation Measure 4: Prior to building permit issuance, the project sponsor shall
incorporate, via a note on the first page of the construction plans, that should
cultural, paleontological or archaeological resources be encountered during site
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grading or other site work, such work shall immediately be halted in the area of
discovery and the project sponsor shall immediately notify the Community
Development Director of the discovery. The applicant shall be required to retain
the services of a qualified archaeologist for the purpose of recording, protecting,
or curating the discovery as appropriate. The cost of the qualified archaeologist
and of any recording, protecting, or curating shall be borne solely by the project
sponsor. The archaeologist shall be required to submit to the Community
Development Director for review and approval a report of the findings and
methods of curation or protection of the resources. No further grading or site work
within the area of discovery shall be allowed until the preceding has occurred.
Disposition of Native American remains shall comply with CEQA Guidelines
Section 15064.5(e). The note on the plans shall be subject to review and
approval of the Current Planning Section.
14.

Mitigation Measure 5: Prior to the issuance of a building permit, the applicant
shall submit to the Planning Department for review and approval an erosion and
drainage control plan that shows how the transport and discharge of soil and
pollutants from and within the project site shall be minimized. The plan shall be
designed to minimize potential sources of sediment, control the amount of runoff
and its ability to carry sediment by diverting incoming flows and impeding
internally generated flows, and retain sediment that is picked up on the project site
through the use of sediment-capturing devices. The plan shall also limit
application, generation and migration of toxic substances, ensure the proper
storage and disposal of toxic materials, and apply nutrients at rates necessary to
establish and maintain vegetation without causing significant nutrient runoff to
surface waters. Said plan shall adhere to the San Mateo Countywide Stormwater
Pollution Prevention Program “General Construction and Site Supervision
Guidelines,” including:
a.

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

b.

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

c.

Clear only areas essential for construction.

d.

Within five (5) days of clearing or inactivity in construction, stabilize bare
soils through either non-vegetative best management practices (BMPs),
such as mulching, or vegetative erosion control methods, such as seeding.
Vegetative erosion control shall be established within two (2) weeks of
seeding/planting.

e.

Construction entrances shall be stabilized immediately after grading and
frequently maintained to prevent erosion and control dust.
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15.

f.

Control wind-born dust through the installation of wind barriers such as hay
bales and/or sprinkling.

g.

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

h.

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

i.

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

j.

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

k.

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

Mitigation Measure 7: 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).

Building Inspection Section
16.

A building permit is required and shall be applied for and obtained prior to the
commencement of any construction or staging activities.

Department of Public Works
17.

Prior to the issuance of the building permit or planning permit (for Provision C3
Regulated Projects), 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
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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
18.

At the time of building permit review, the applicant shall submit an application for
installation of the septic system and plans to the Environmental Health Division.

19.

The applicant shall meet all requirements from the San Mateo County
Environmental Health Division.

Cal-Fire
20.

Mitigation Measure 6:
a.

Roofing, attic ventilation, exterior walls, windows, exterior doors, decking,
floors, and underfloor protection will need to meet California Residential
Code R327 requirements.

b.

The buildings are in Very High Fire Hazard Severity Zone and will require a
Class A roof.

c.

The residence will require an NFPA 13D automatic fire sprinkler system

d.

During the building permit process, provide engineered detail of the existing
all-weather road.

e.

Each residence shall require a proper address as assigned by the San
Mateo County Building Inspection Section.

Coastside Water District
21.

Submit documentation to the Coastside Water District regarding water usage for
the two new units prior to the issuance of a building permit.
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