
 

 

COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  April 10, 2019 
 
TO: Planning Commission 
 
FROM: Planning Staff 
 
SUBJECT: EXECUTIVE SUMMARY:  Consideration of a Coastal Development 

Permit to drill a replacement domestic well for the property located at 
3540 La Honda Road in the unincorporated San Gregorio area of 
San Mateo County.  The project is not appealable to the California 
Coastal Commission. 

 
 County File Number: PLN 2018-00457 
  (Vida Verde Nature Education, Inc.) 
 
 
PROPOSAL 
 
The applicant is proposing to drill a replacement domestic well.  The existing domestic 
well was found to have high turbidity and to be outside of the Environmental Protection 
Agency’s federally established maximum contaminant level guidelines. 
 
RECOMMENDATION 
 
That the Planning Commission approve the Coastal Development Permit, 
County File Number PLN 2018-00457, by making the required findings and adopting 
the conditions of approval as detailed in Attachment A. 
 
SUMMARY 
 
The project parcel is accessed off La Honda Road via a private road easement shared 
by three other adjacent properties.  The project parcel is developed with a single-family 
residence and several buildings that support the agricultural operation.  While 
developed, the 23-acre parcel is largely covered by native and non-native vegetation.  
San Gregorio Creek runs through the parcel around the developed areas in a U-shape.  
The surrounding parcels are made up of a mix of developed and undeveloped parcels.  
The developed parcels largely consist of low-density residential and agricultural 
development. 
 
The proposed project was reviewed against the policies of the General Plan and has 
been found to be consistent with the applicable policies found in the Soil Resources, 
Visual Quality, Historical and Archaeological Resources, and Rural Land Use chapters.  
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The project was determined to be exempt from Architectural Review given the minor 
nature of the proposed project.  The proposed project was also reviewed against the 
policies of the Local Coastal Program and has been found to be consistent with 
applicable policies found in the Agriculture, Sensitive Habitats, and Visual Resources, 
Components.  Further, the project was conditioned to ensure that it will not result in any 
significant impacts to the subject or surrounding parcels and that the project remains 
consistent with the discussed applicable policies and standards. 
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COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  April 10, 2019 
 
TO: Planning Commission 
 
FROM: Planning Staff 
 
SUBJECT: Consideration of a Coastal Development Permit, pursuant to Zoning 

Regulations Section 6328 to drill a replacement domestic well for the 
property located at 3540 La Honda Road in the unincorporated 
San Gregorio area of San Mateo County.  The project is not appealable 
to the California Coastal Commission. 

 
 County File Number:  PLN 2018-00457 
  (Vida Verde Nature Education, Inc.) 
 
 
PROPOSAL 
 
The applicant is proposing to drill a replacement domestic well.  The existing domestic 
well was found to have high turbidity and to be outside of the Environmental Protection 
Agency’s federally established maximum contaminant level guidelines. 
 
RECOMMENDATION 
 
That the Planning Commission approve the Coastal Development Permit, 
County File Number PLN 2018-00457, by making the required findings and adopting 
the conditions of approval as detailed in Attachment A. 
 
BACKGROUND 
 
Report Prepared By:  Angela Chavez, Project Planner, 650/599-7217 
 
Applicant:  Sandy Sommer 
 
Owner:  Vida Verde Nature Education, Inc. 
 
Location:  3540 La Honda Road, San Gregorio 
 
APN:  081-320-060 
 
Size:  23 acres 
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Existing Zoning:  PAD/CD (Planned Agriculture District/ Coastal District) 
 
General Plan Designation:  Agriculture 
 
Local Coastal Plan Designation:  Agriculture 
 
Williamson Act:  The project parcel is a contracted Williamson Act parcel which was 
non-renewed in 2010.  The contract will expire December 31, 2020. 
 
Existing Land Use:  Agriculture. 
 
Water Supply:  There is an existing domestic well which serves the existing residence 
and is to be replaced by the well which is the subject of this permit.  The property also 
has adjudicated water rights to divert up to 11,200 gallons per day (April 1-November 1) 
from San Gregorio Creek for agricultural irrigation and an additional 100 gallons per day 
for stock watering. 
 
Sewage Disposal:  The project site has an existing onsite septic system to serve the 
existing development on the site. 
 
Flood Zone:  The project parcel contains both portions of Zone X (areas of minimal flood 
hazard) and Zone A (special flood hazard area without an established base flood 
elevation), FEMA Panel No. 06081C-0380E, Effective Date: October 16, 2012. 
 
Environmental Evaluation:  Categorically exempt per Section 15302, Class 2 of the 
California Environmental Quality Act for replacement of existing utility systems and/or 
facilities. 
 
Setting:  The project parcel is accessed off La Honda Road via a private road easement 
shared by three other adjacent properties.  The project parcel is developed with a 
single-family residence and several buildings that support the agricultural operation.  
While developed, the 23-acre parcel is largely covered by native and non-native 
vegetation.  San Gregorio Creek runs through the parcel around the developed areas in 
a U-shape.  The surrounding parcels are made up of a mix of developed and 
undeveloped parcels.  The developed parcels largely consist of low-density residential 
and agricultural development. 
 
Chronology: 
 
Date  Action 
 
November 21, 2018 - Application Submitted 
 
February 4, 2019 - Application Deemed Complete 
 
April 10, 2019 - Planning Commission Hearing 
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DISCUSSION 
 
A. KEY ISSUES 
 
 1. Conformance with the General Plan 
 
  Staff has reviewed the project for conformance with the General Plan and 

has determined that the project is in conformance with all relevant policies.  
Specifically, Soil Resources and Rural Land Use Policies, as discussed 
below. 

 
  Vegetative, Water, Fish, and Wildlife Resources 
 
  Policy 1.28 (Regulate Development to Protect Sensitive Habitats) regulates 

land uses and development activities within and adjacent to sensitive 
habitats in order to protect critical vegetative, water, fish, and wildlife 
resources; protect rare endangered and unique plans and animals from 
reduction in their range or degradation of their environment and protect and 
maintain the biological productivity of important plant and animal habitats. 
As part of the permit application the applicant submitted a biologist report 
completed by Autumn Meisel of TRA Environmental Sciences.  While the 
report addresses a larger project that is not the subject of this permit it does 
address the presence and/or potential for biological resources to occur on 
the project site.  The submitted biological assessment notes that the project 
site supports riparian habitat and has the potential to serve as habitat for 
seven special status species.  Specifically, the report identifies steelhead, 
coho salmon, California red-legged frog, western pond turtle, San Francisco 
garter snake, pallid bat, and the San Francisco dusky footed woodrat as 
having the potential to occur on the overall project site.  The report notes 
that ground disturbance and vegetation removal have the potential to result 
in impacts to special status species.  Given that the proposed replacement 
well complies with the required 50-foot setback from the limit of riparian 
habitat and is outside of the creek area, potential significant impacts are not 
anticipated.  However, to insure that the project does not result in significant 
impacts, standard mitigation measures were recommended by the biologist 
and have been included as conditions of approval in Attachment A. 

 
  Soil Resources 
 
  Policy 2.17 (Regulate Development to Minimize Soil Erosion and 

Sedimentation) regulates development to minimize soil erosion and 
sedimentation; including, but not limited to, minimizing removal of vegetative 
cover.  The proposed project does not require significant vegetation removal 
as both the proposed replacement well site and alternate site are to be 
located adjacent to the existing driveway in areas which are relatively flat 
and easily accessible.  However, standard domestic well installation 
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involves drilling the ground which produces a byproduct soil core.  
Groundwater and turbid fluids can reach the surface as part of the drilling 
process and are expected to disperse and infiltrate the surrounding soil.  
Given this, a condition of approval has been added requiring that a sediment 
and erosion control plan be submitted for review and approval. 

 
  Policy 2.20 (Regulate Location and Design of Development in Areas with 

Productive Soil Resources) calls for the regulation of the location and design 
of development in a manner which is most protective of productive soil 
resources.  Both the proposed primary well site and alternate well site 
locations are located in areas identified as prime soils.  However, given the 
driveway layout and proximity to San Gregorio Creek, it is unlikely that these 
areas would be farmed.  The areas which are currently utilized to support 
agricultural activities are not impacted by the primary or secondary 
proposed well location sites and are sufficiently buffered from these 
activities.  This policy further encourages measures such as clustering 
structures in order to protect productive soil resources.  Given that both the 
primary and secondary proposed well locations are adjacent to the existing 
driveway and existing development they comply with the clustering 
objective.  The sites also comply with the setbacks required by the zoning 
district and locational criteria defined by the Environmental Health Services. 

 
  Policy 2.21 (Protect Productive Soil Resources Against Soil Conversion) 

calls for the regulation land uses of productive soil resources and 
encourages appropriate management practices to protect against soil 
conversion.  While the project will convert a small area of the parcel to 
accommodate the proposed replacement well, there is no indication that the 
proposed well would result in damage to the capability of the surrounding 
soil or impact the existing agricultural activities on the site.  Further, the 
primary and secondary well locations are located in areas which are not 
currently farmed and are unlikely to be used for agricultural activities in the 
future due to their proximity to the driveway and existing development on the 
site.  The majority of the parcel remains available for agricultural uses. 

 
  Visual Quality 
 
  Policy 4.15 (Appearance of New Development) encourages the regulation of 

development to promote and enhance good design, site relationships, and 
other aesthetic considerations.  The project parcel slopes downward from La 
Honda Road with the proposed development area occurring below the 
roadway elevation.  The proposed well locations are not visible from the 
roadway due to the elevation change and existing vegetation.  The finished 
well will not result in any significant structure and will not degrade the 
existing visual quality or character of the site. 
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  Policy 4.22 (Scenic Corridors) seeks to protect and enhance the visual 
quality of scenic corridors by managing the location and appearance of 
structural development.  The project parcel lies entirely within the La Honda 
Road County Scenic Corridor.  The project parcel has access via an existing 
driveway (Hidden Creek) directly off La Honda Road.  Given the project 
scope no improvements to the driveway are necessary or required in order 
to access the proposed well location as both the primary and secondary 
sites are immediately adjacent to the existing driveway.  The completed well 
will be approximately 1-foot above the natural grade but will not be visible 
from public viewpoints due to the topography of the site, existing vegetation, 
and its relatively small nature. 

 
 2. Conformance with the Local Coastal Program 
 
  Staff has reviewed the project and found it to be in compliance with the 

policies of the Local Coastal Program (LCP).  The applicable policies with 
specific discussion are detailed below: 

 
  Agriculture 
 
  Policy 5.5 (Permitted Uses on Prime Agricultural Lands Designated as 

Agriculture) requires that only agricultural and agriculturally related 
development on prime agricultural lands be permitted.  The policy then 
provides a list of agricultural and non-residential uses, including water wells, 
which are allowed along with other uses which can be conditionally 
permitted, including single-family residences.  Given that the project parcel 
was previously developed with a single-family residence and the water 
source to serve it has been determined to be inadequate, replacement of 
the water source is necessary.  The primary and secondary well 
replacement locations are both located in lands designated for agriculture 
and as prime soils (as is the existing well).  However, given the development 
pattern of the parcel it is unlikely that these areas would be utilized or could 
support farming activities. 

 
  Policy 5.22 (Protection of Agricultural Water Supplies) requires that prior to 

approval of all non-agricultural uses the demonstration of the availability of 
an adequate and potable well water source on the parcel to be developed 
be provided.  The project site is currently developed and has an existing 
potable water source.  A well water application report was completed by 
Norman N. Hantzsche, P.E. of Questa Engineering Corporation and 
submitted as part of the permit application.  The report notes that the 
existing well is drilled to a depth which results in poor mineral quality of the 
water as it has tested positive for coliform and exhibited a turbidity reading 
and concentrations of manganese and total dissolved solids significantly 
above secondary drinking water standards.  In addition, the existing well is 
located within a mapped floodplain and lacks confirmation of the original 
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construction details.  Therefore, the proposed project seeks to replace the 
existing well with one which is located outside of the floodplain and is to be 
constructed at an appropriate depth in which to avoid mineral content. 

 
  This policy also requires that adequate and sufficient water supplies needed 

for agricultural production and sensitive habitat protection in the watershed 
are not diminished.  The project site currently has adjudicated water rights to 
service the agricultural activities present on the site.  The domestic well 
replacement is not expected to result in additional impacts as the project 
does not propose to introduce a new use.  A review of the California Natural 
Diversity Database and the Local Coastal Program’s Sensitive Habitat Maps 
determined that the area is mapped for steelhead/North Central Coast 
Steelhead/Sculpin which is a Federal mapped threatened species located 
within the project area (San Gregorio Creek).  There is riparian habitat 
present around the perimeter of the creek but both the primary and 
secondary well locations are located outside of the 50-foot required riparian 
buffer zone. 

 
  Sensitive Habitats 
 
  Policy 7.11 (Establishment of Buffer Zones) requires that on both sides of 

riparian corridors, from the “limit of riparian vegetation extend buffer zones 
50-feet outward for perennial streams and 30-feet outward for intermittent 
streams.”  As part of the permit application the applicant submitted a 
biologist report completed by Autumn Meisel of TRA Environmental 
Sciences.  While the report addresses a larger project that is not the subject 
of this permit it does address the presence and/or potential for biological 
resources to occur on the project site.  As discussed previously San 
Gregorio Creek meanders through the property around the existing 
development.  The report notes that the riparian corridor is continuous on 
both sides of the creek supporting a dense cover of woody riparian species 
and an herbaceous understory.  The biologist report delineates the riparian 
50-foot buffer as defined by this policy.  Both the primary well site and the 
secondary site are both located outside of the required buffer zone.  
However, groundwater and turbid fluids can reach the surface as part of the 
drilling process and are expected to disperse and infiltrate the surrounding 
soil.  Therefore, in order to preserve water quality and prevent contaminants 
from entering the stream conditions of approval have been added in 
accordance with the biologist’s recommendations. 

 
  Policy 7.36 (San Francisco Garter Snake) calls for the prevention of 

development where there is known to be a riparian or wetland location for 
the San Francisco garter snake (SFGS) and requires developers to provide 
a sufficiently detailed analyses of any construction which could impair the 
potential or existing migration routes of the SFGS.  The policy also calls for 
the analyses to determine appropriate mitigation measures to be taken to 
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provide for appropriate migration corridors.  The biologist’s assessment 
notes that San Gregorio Creek is known to support the SFGS and could be 
found within the stretch of creek that winds around the property.  The 
biologist determined that project activities were not expected to adversely 
impact SFGS because ground disturbing activities are confined to  
non-native grassland areas within the developed areas of the property.  
Further, the report notes SFGS generally avoids disturbed open areas with 
a human presence. 

 
  Visual Resources Component 
 
  Policy 8.5 (Location of Development) requires that new development on a 

parcel: (1) is least visible from State and County Scenic Roads; (2) is least 
likely to significantly impact views from public viewpoints; and (3) is 
consistent with all other LCP requirements, best preserves the visual and 
open space qualities of the parcel.  The proposed well will not be visible 
from La Honda Road or any other public viewpoint.  The proposed well is 
also compliant with the other requirements of the LCP as discussed in this 
section. 

 
  Policy 8.23 (Utilities in County Scenic Corridors) requires that any new 

distribution lines to the project site be located underground to lessen the 
visual impacts of utility lines from public view points.  A condition of approval 
has been added to ensure that all new water distribution lines from the well 
will be installed underground in accordance with this policy. 

 
B. ENVIRONMENTAL REVIEW 
 
 The project is categorically exempt from environmental review under Section 

15302, Class 2, of the California Environmental Quality Act (CEQA) which allows 
for replacement of existing utility structures and facilities where the new structure 
will be located in the same area as the structure replaced and will have 
substantially the same purpose and capacity as the structure replaced. 

 
C. REVIEWING AGENCIES 
 
 Building Inspection Section 
 Environmental Health Services 
 
ATTACHMENTS 
 
A. Recommended Findings and Conditions of Approval 
B. Location Map 
C. Project Plans 
D. Biologist Report 
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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 2018-00457 Hearing Date:  April 10, 2019 
 
Prepared By: Angela Chavez, For Adoption By:  Planning Commission 
 Project Planner 
 
 
RECOMMENDED FINDINGS 
 
Regarding the Coastal Development Permit, Find: 
 
1. 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 as described in the Staff Report. 

 
2. That the project conforms to the findings required by policies of the San Mateo 

County Local Coastal Program specifically in regard to the Agriculture, Sensitive 
Habitats, and Visual Resources Components.  In that a domestic well replacement 
is conditionally permitted but does not require the issuance of a PAD permit.  That 
the project has been proposed to be located in an area that has been defined as 
“Prime Agricultural Lands” for agriculture and that the proposed project converts 
only a very small portion of the parcel leaving the large majority available for 
agricultural uses.  That the project will not be visible from scenic roadways or 
corridors and does not result in a significant change to natural landforms. 

 
RECOMMENDED CONDITIONS OF APPROVAL 
 
Current Planning Section 
 
1. The approval applies only to the proposal as described in this report and materials 

submitted for review and approval by the Planning Commission on April 10, 2019.  
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 one (1) year from the date of approval in which time a 

well permit shall be issued.  Any extension of this permit shall require submittal of 
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an application for permit extension and payment of applicable extension fees 
sixty (60) days prior to the expiration date. 

 
3. The applicant shall implement the following dust control measures during grading 

and construction activities: 
 
 a. Water all active construction and grading areas at least twice daily. 
 
 b. Cover all truck hauling soil, sand, and other loose materials or require all 

trucks to maintain at least 2-feet of freeboard. 
 
 c. Apply water two times daily, or apply (non-toxic) soil stabilizers on all 

unpaved access roads, parking areas and staging areas at the project site. 
 
 d. Sweep streets daily (with water sweepers) if visible soil material is carried 

onto adjacent public streets/roads. 
 
 e. Enclose, cover, water twice daily or apply (non-toxic) soil binders to exposed 

stockpiles (dirt, sand, etc.). 
 
4. Prior to commencement of the project, 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 County Wide 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 project activities. 
 
 d. Within five (5) days of clearing or inactivity, stabilize bare soils through either 

non-vegetative BMPs, such as mulching, or vegetative erosion control 
methods such as seeding.  Vegetative erosion control shall be established 
within two (2) weeks of seeding/planting. 
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 e. Project site entrances shall be stabilized immediately after grading and 
frequently maintained to prevent erosion and control dust. 

 
 f. Control wind-born dust through the installation of wind barriers such as hay 

bales and/or sprinkling. 
 
 g. Soil and/or other construction-related material stockpiled on-site shall be 

placed a minimum of 200-feet from all wetlands and drain courses.  
Stockpiled soils shall be covered with tarps at all times of the year. 

 
 h. Intercept runoff above disturbed slopes and convey it to a permanent 

channel or storm drains by using earth dikes, perimeter dikes or swales, or 
diversions.  Use check dams where appropriate. 

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

and dissipating flow energy. 
 
 j. Install storm drain inlet protection that traps sediment before it enters any 

adjacent storm sewer systems.  This barrier shall consist of filter fabric, 
straw bales, gravel, or sand bags. 

 
 k. Install sediment traps/basins at outlets of diversions, channels, slope drains, 

or other runoff conveyances that discharge sediment-laden water.  
Sediment traps/ basins shall be cleaned out when 50% full (by volume). 

 
 l. Use silt fence and/or vegetated filter strips to trap sediment contained in 

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

 
 m. Utilize coir fabric/netting on sloped graded areas to provide a reduction in 

water velocity, erosive areas, habitat protection, and topsoil stabilization. 
 
 n. 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. 

 
5. Noise sources associated with the demolition, construction, repair, remodeling, or 

grading 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). 

 
6. All new utility lines shall be installed underground. 
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7. To avoid impacts to nesting birds, reasonable efforts shall be made to schedule 
construction and vegetation trimming or removal outside of the breeding season 
(February 1 to August 15).  However, if these activities will occur during the 
breeding season, a qualified biologist shall conduct a survey for nesting birds 
within five (5) days prior to the proposed start of construction.  In the event the 
biologist identifies nesting birds during the survey, California Department of Fish 
and Wildlife (CDFW) shall be contacted on how to proceed.  Typically, tree 
removal shall be delayed until chicks have fledged, and a no-work buffer shall be 
established around the nest.  CDFW generally accepts a 50-foot radius buffer 
around passerine and non-passerine nests, but can require up to a 250-foot 
radius for raptors. 

 
8. All construction vehicles entering the site that may have entered weed-infested 

areas (such as at other construction sites) prior to arriving at the project site shall 
first wash the tires and undercarriage of the vehicles before entering the project 
site.  If fill is needed, native soil shall be used.  All rock, aggregate, fiber rolls, or 
other construction material, if needed, shall be certified weed free. 

 
Building Inspection Section 
 
9. Electrification of the well requires a building permit. 
 
10. The project shall meet all development requirements of FEMA. 
 
Environmental Health Services 
 
11. Prior to commencement of any well construction activities, the applicant shall 

obtain a well permit from Environmental Health Services for the construction of the 
well.  The subject well shall be tested to confirm that it meets quantity and quality 
health standards. 
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