
COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  November 14, 2020 
 
TO: Agricultural Advisory Committee 
 
FROM: Bryan Albini, Planning Staff, 650/363-1807 
 
SUBJECT: Consideration of a Planned Agricultural District Permit, Coastal 

Development Permit, and Grading Permit for a new 4,246 sq. ft. single-
family residence and 1,965 cubic yards of grading on a 1.93-acre parcel, 
located at 0 Rivera Road, within the unincorporated Montara community of 
San Mateo County.  Two trees have been proposed for removal.  The 
project is  appealable to the California Coastal Commission. 

 
 County File Number:  PLN 2009-00200 (Trainer) 
 
 
PROPOSAL 
 
The applicants propose a Planned Agricultural District (PAD) Permit, Coastal 
Development Permit (CDP), and  Grading Permit to construct a new 4,246 sq. ft. single-
family residence, which requires 1,460 cubic yards (c.y.) of excavation and 505 c.y. of 
fill to accommodate the new residence, access road, and emergency vehicle turn-
around. The project also includes the conversion of an existing agricultural well to a 
domestic well.  The 1.93-acre subject parcel does not contain prime soils, nor is it 
directly adjacent to lands in active cultivation.  Two trees within the building site have 
been proposed for removal.  This project will remedy the unpermitted grading performed 
on the property in 1999 (PLN1999-00319) for 268 c.y. of earthwork associated with 
retaining walls for well drilling.  
 
DECISION MAKER 
 
Planning Commission 
 
QUESTIONS FOR THE AGRICULURAL ADVISORY COMMITTEE 
 
1. Will the development, including the two-story residential addition within the 

unincorporated County area, have any negative effect on surrounding agricultural 
uses?  If so, can any conditions of approval be recommended to minimize any 
such impact? 

 
2. What position do you recommend that Planning staff take with respect to the 

application for this project? 
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BACKGROUND: 
 
Report Prepared By:  Bryan Albini, Project Planner 
 
Owner:  Shawn Trainer 
 
Location:  0 Rivera Road, Montara 
 
APN:  036-175-090 
 
Parcel Size:  1.93 acres (84,070 sq. ft.) 
 
Existing Zoning:  Planned Agricultural District/Coastal Development District (PAD/CD) 
 
General Plan Designation:  Agriculture 
 
Existing Land Use:  Vacant Parcel 
 
Water Supply:   Conversion of agricultural well to a domestic well 
 
Sewage Disposal:  Septic System 
 
Williamson Act:  This parcel is not under a Williamson Act Contract. 
 
Flood Zone:  Zone X for the entirety of the parcel per FEMA Flood Panel 06081C0136E 
Effective Date: 10-16-2012.  Zone X is land subject to minimal flooding. 
 
Environmental Evaluation:  The construction of the new single-family residence is 
exempt under CEQA Categorical Exemptions – Class 3, which allows the construction 
of single-family residences and small structures.  The proposed structure is an allowed 
residential use. 
 
Setting:  The subject parcel is approximately 1.93 acres of rural coastal foothills, with 
single-family development to the northwest and south, and undeveloped agricultural 
designated property directly to the east.  The proposed addition is located in an already 
disturbed portion of the property. 
 
Chronology: 
 
Date  Action 
 
July 20, 2009 - Application submitted. 
 
November 29, 2018 - Deemed complete. 
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November 9, 2020 - Agricultural Advisory Committee 
 
Will the project be visible from a public road? 
 
The subject parcel is fronted by a public road, Riviera Road, and will be partially visible 
but, will largely screened by vegetation and topography, as proposed residence will be 
at a higher elevation than the roadway. 
 
Will any habitat or vegetation need to be removed for the project? 
 
The proposed single-family residence, and associated grading, according to the 
biologist report submitted by the applicant, has not observed any significant habitat or 
vegetation that will be impacted by the grading activity to build the access road, or 
building site to the property. Two mature trees in the designated building site area will 
be removed, with all remaining trees to be protected during construction activities.  
 
Is there prime soil on the project site? 
 
There are no prime soils within the disturbance area or on the subject parcel. 
 
DISCUSSION 
 
A. KEY ISSUES 
 
 Planning staff has reviewed this proposal and has concluded the following: 
 
 1. Compliance with Planned Agricultural District Regulations 
 
  The project complies with the applicable development standards and 

requirements, discussed below: 
 
  a. Development Standards 
 
   As shown in the table below, the project conforms to Sections 6458 

and 6359 of the San Mateo County Zoning Regulations, which 
regulate the height and setbacks of structures. 

 

    PAD 
Development 

Standard Proposed 
Minimum Lot Size N/A 1.93 acres 
Minimum Front Setback 50 feet 50 feet 
Minimum Side Setbacks 20 feet 144 feet (right side) 

138 feet (left side) 
Minimum Rear Setback 20 feet 20 feet 
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Maximum Residential 
Floor Area 

6,200 sq. ft. 5,361 sq. ft.  

Maximum Building 
Height 

36 feet 28’-4” (Ridge Peak) 

 
  b. PAD Permit Requirements 
 
   The project conforms to the substantive criteria for the issuance of a 

PAD Permit, as applicable and outlined in Section 6355 of the Zoning 
Regulations.  As proposed and conditioned, the project conforms to 
the following applicable policies. 

 
   (1) General Criteria 
 
    (a) The encroachment of all development upon land which is 

suitable for agricultural uses shall be minimized. 
 
     The proposed two-story residence is not located on lands 

that are suitable for agriculture, according to the County’s 
General Plan (Agricultural Lands Map). 

 
    (b) All development permitted on a site shall be clustered. 
 
     The proposed residence is the only structure, and has 

been sited toward the central portion of the property 
furthest from the public road, and closest to existing 
adjacent development.    

 
    (c) Where possible, structural uses shall be located away 

from prime agricultural soils. 
 
     Section 6325.3 (Primary Agricultural Resources Area 

Criteria) allows only agricultural and compatible uses on 
primary agricultural land and agricultural preserve land, 
and encourages structural uses be located away from 
prime agricultural soils whenever possible.  As mentioned 
above, the project is not within proximity of any 
agricultural activity or designated prime soils areas. 

 
   (2) Water Supply Criteria 
 
    Adequate and sufficient water supplies needed for agricultural 

production and sensitive habitat protection in the watershed are 
not diminished. 
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    The project will convert an existing agricultural well into a 
domestic well, which will require a water quality verification from 
Environmental Health prior to building permit issuance. 

 
   (3) Criteria for the Conversion of Lands Suitable for Agriculture and 

Other Land 
 
    The PAD Regulations allow the conversion of lands suitable for 

agriculture with a PAD Permit when the following can be 
demonstrated: 

 
(a) All agriculturally unsuitable lands on the parcel have been 

developed or determined to be undevelopable; 
 
     As mentioned in previous sections, the entirety of the 

project parcel does not contain prime soils, nor are 
agricultural activities being conducted onsite.  The lack of 
prime soils, and the 40% grade topography, make the 
parcel unsuitable for agricultural activity. 

 
    (b) Continued or renewed agricultural use of the soils is not 

capable of being accomplished in a successful manner 
within a reasonable period of time, taking into account 
economic, environmental, social, and technological factors 
(Section 30108 of the Coastal Act); 

 
 Due to the size and topographic constraints of the parcel, 

active commercial agriculture cannot be successfully 
conducted on the property, nor has there been a history of 
agricultural activity on site. 

 
    (c) Clearly defined buffer areas are provided between 

agricultural and non-agricultural uses; 
 
 As mentioned previously, the subject parcel, and the 

proposed construction activity, is not within proximity of 
active agricultural lands and is predominately surrounded 
by single-family residential development to the northwest 
and vacant land to the east and south.   Additionally, the 
slopes and proposed access improvements act as a buffer 
separating the subject property from the prime soils (Class 
3) on the adjacent agriculturally zoned property (See 
Attachment A – Vicinity Map/Prime Agricultural Land). 
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    (d) The productivity of an adjacent agricultural land is not 
diminished, including the ability of the land to sustain dry 
farming or animal grazing; 

 
     The agriculturally zoned property surrounding the subject 

property (APN: 036-175-090) is not impacted by the 
proposed residential addition, nor is the potential for future 
agricultural or grazing activity diminished.  The parcel 
across Riviera Road, to the east (APN: 036-180-110), 
owned by Coast Wholesale Florists, is currently 
contracted under the Williamson Act. 

 
    (e) Public services and facility expansions and permitted uses 

will not impair agricultural viability either through increased 
assessment costs or degraded air and water quality. 

 
     The subject property is serviced by an existing agricultural 

well to be converted to domestic well supply and septic 
system. Soil disturbance would be minimal, and therefore 
will not require disturbance of soil resources or impair 
agricultural viability to the property or surrounding parcels. 

 
 2. Compliance with Local Coastal Program (LCP) Policies 
 
  The project complies with the following applicable LCP Policies: 
 
  a. Development Component 
 

Policy 1.8 (Land Uses and Development Densities in Rural Areas) 
allows new development in rural areas only if it is demonstrated that 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. 

 
   The proposed single-family residence does not pose a significant 

adverse impact on coastal resources or diminish agricultural 
productivity, as it is not located on prime soils or active agricultural 
lands.  The project lies .89 linear miles from the nearest coastal 
access on Cabrillo Highway in Montara, and would be obstructed be 
coastal hills and vegetation when built, therefore no part of the project 
impedes or impacts coastal resources or public views. 

 
  b. Agricultural Component 
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Policy 5.6 (Permitted Uses on Lands Suitable for Agriculture 
Designated as Agriculture) permits agricultural and agriculturally 
related development on land suitable for agriculture.  The project 
parcel does not currently have agricultural activity, nor does it consist 
of a size and slope suitable for cultivation or grazing.  The proposed 
addition will not be built on prime soils, and no Class II & Class III 
designated soils are located on the parcel. 

 
ATTACHMENTS 
 
A. Vicinity Map 
B. Project Plans 
 
 
BRA:cmc – BRAEE0283_WCU.DOCX 
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