
 

 

COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  May 13, 2020 
 
TO: Planning Commission 
 
FROM: Planning Staff 
 
SUBJECT: EXECUTIVE SUMMARY:  Consideration of a Coastal Development 

Permit and Planned Agricultural District Permit to legalize two 
greenhouses (11,498 sq. ft. and 11,102 sq. ft.) and authorize construction 
of a 28,000-gallon water storage tank, on-site stormwater treatment 
facilities, and roadway improvements to comply with fire standards, at 37 
Frenchman’s Creek Road in the unincorporated Half Moon Bay area of 
San Mateo County; minimal grading and no tree removal is required.  The 
project is appealable to the California Coastal Commission. 

 
 County File Number:  PLN 2018-00330 (Skrrr LLC/Bishara) 
 
 
PROPOSAL 
 
The applicant is proposing to legalize two existing greenhouses, identified as 
Greenhouse 09-N (11,498 sq. ft.) and Greenhouse 09-S (11,102 sq. ft.), constructed by 
the previous property owner without permits, on the agriculturally developed 164-acre 
property located at 37 Frenchman’s Creek Road in the unincorporated Half Moon Bay 
area.  The project also includes the construction of a 28,000-gallon water storage tank 
located adjacent to Greenhouse 09-N, on-site stormwater treatment facilities (i.e., 
bioretention area), and roadway improvements (i.e., paving repairs, turnouts, fire lane 
striping, and “no parking” signs) along Frenchman’s Creek Road (within the County of 
San Mateo’s permit jurisdiction) to comply with fire requirements.  Minor grading of 
approximately 215 cubic yards of cut for the onsite stormwater treatment facilities and 
construction of a roadway turnout is necessary; no tree removal is proposed. 
 
RECOMMENDATION 
 
That the Planning Commission approve the Coastal Development Permit and Planned 
Agricultural Permit, County File Number PLN 2018-00330, by making the required 
findings and adopting the conditions of approval in Attachment A. 
 
SUMMARY 
 
The project is consistent with the applicable development policies of the General Plan 
and Local Coastal Program (LCP) pertaining to sensitive habitats, soil resources, visual 
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quality, agricultural resources, water supply, and hazards.  The project will avoid 
impacts to sensitive habitats, including wildlife habitat and riparian vegetation; clusters 
agricultural development in the central valley area of the property with other existing 
agricultural development; is not visible from any residential areas or public views due to 
location and surrounding topography; and will facilitate and support continued 
agricultural use (i.e., cannabis cultivation) on the property in an efficient and safe 
manner.  The project will utilize surface water withdrawn from Frenchman’s Creek, as 
permitted by their historic licenses for diversion, and does not involve habitable 
structures or uses that would put large numbers of people at risk of wildfire hazards. 
 
The project is further consistent with the general criteria, water supply criteria, and the 
criteria for conversion of prime agricultural land as regulated by the Planned 
Agricultural District zoning standards.  The project includes converting prime agricultural 
land to legalize non-soil dependent greenhouses, which is conditionally allowed on the 
basis that topographic constraints on the parcel limit the location for these structures, 
and the location will not diminish or impair the agricultural productivity or viability of any 
surrounding lands. 
 
A Mitigated Negative Declaration (MND) was prepared for proposed activities at the 
project site, which included the subject project scope, as well as the issuance of 
cannabis cultivation licenses.  The MND was adopted by the County of San Mateo, 
acting as Lead Agency, on November 15, 2019, at the time the County issued the initial 
cannabis cultivation licenses for cultivation within legal greenhouses onsite; no 
cultivation licenses were issued for the subject illegal greenhouses.  Pursuant to 
California Environmental Quality Act (CEQA) Guidelines, Section 15164, staff has 
prepared an Addendum to the adopted Mitigated Negative Declaration for minor 
corrections and/or clarifications, included in Section C of the attached staff report.  No 
substantial changes or new significant impacts have been identified, no new mitigation 
measures are required, and no additional environmental review is required.  
 
Finally, the project was reviewed at the March 9, 2020 Agricultural Advisory 
Committee’s regular meeting and the Committee recommended approval of the project. 
 
SSB:cmc – SSBEE0170_WCU.DOCX 



 

 

COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  May 13, 2020 
 
TO: Planning Commission 
 
FROM: Planning Staff 
 
SUBJECT: Consideration of a Coastal Development Permit and Planned Agricultural 

District Permit, pursuant to Sections 6328.4 and 6350 of the San Mateo 
County Zoning Regulations, respectively, to legalize two greenhouses 
(11,498 sq. ft. and 11,102 sq. ft.) and authorize construction of a 28,000-
gallon water storage tank, on-site stormwater treatment facilities, and 
roadway improvements to comply with fire standards, at 37 Frenchman’s 
Creek Road in the unincorporated Half Moon Bay area of San Mateo 
County; minimal grading and no tree removal is required.  The project is 
appealable to the California Coastal Commission. 

 
 County File Number:  PLN 2018-00330 (Skrrr LLC/Bishara) 
 
 
PROPOSAL 
 
The applicant is proposing to legalize two existing greenhouses, identified as 
Greenhouse 09-N (11,498 sq. ft.) and Greenhouse 09-S (11,102 sq. ft.), constructed by 
the previous property owner without permits, on the agriculturally developed 164-acre 
property located at 37 Frenchman’s Creek Road in the unincorporated Half Moon Bay 
area. 
 
The project also includes the construction of a 28,000-gallon corrugated metal water 
storage tank (partially constructed without permits), 10 feet 5 inches tall with a 25.5 feet 
diameter, anchored to a concrete pad, adjacent to Greenhouse 09-N to support a 
closed loop irrigation system for the greenhouses, and on-site stormwater treatment 
facilities (i.e., bioretention area).  Additionally, improvements to Frenchman’s Creek 
Road from its intersection with Cabrillo Highway to the project area are proposed in 
order to meet current San Mateo County Fire Department standards for access.  The 
first 3,500 feet of Frenchman’s Creek Road lies within the jurisdiction of the City of Half 
Moon Bay; the applicant is pursuing separate permits from the City of Half Moon Bay for 
roadway improvement work that lies within the City’s jurisdiction.  Therefore, the subject 
project, hereinafter referred to as the “project”, is limited to roadway improvements 
proposed within the County of San Mateo’s permit jurisdiction, which includes paving 
repairs (2-inch minimum overlay of existing paved roadway where necessary), 
constructing several turnouts, painting fire lane striping, and installing “no parking” signs 
along the roadway.  Minor grading of 215 cubic yards of cut, including 80 cubic yards to 
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construct the stormwater treatment facilities and 135 cubic yards to cut back a bank at 
roadway Station 44+00 to accommodate one of the turnouts is necessary.  All roadway 
improvement work will be within the existing 43-foot wide roadway easement.  Although 
stand-alone roadway improvements such as described can typically be approved under 
a Coastal Development Permit Exemption for maintenance and repair, the work is being 
consolidated under the subject CDP due to its association with this larger project scope.  
No tree removal is proposed. 
 
RECOMMENDATION 
 
That the Planning Commission approve the Coastal Development Permit and Planned 
Agricultural Permit, County File Number PLN 2018-00330, by making the required 
findings and adopting the conditions of approval in Attachment A. 
 
BACKGROUND 
 
Report Prepared By:  Summer Burlison, Project Planner 
 
Applicant:  Aneese Bishara 
 
Owner:  Skrrr LLC 
 
Location:  37 Frenchman’s Creek Road, unincorporated Half Moon Bay 
 
APN:  048-320-020  
 
Size:  164.23 acres 
 
Existing Zoning:  PAD/CD (Planned Agricultural District/Coastal Development) 
 
General Plan Designation:  Agriculture 
 
Local Coastal Plan Designation:  Agriculture 
 
Williamson Act:  The property was placed under a Williamson Act Contract in 1966 
(County File Number AP 66-01) and currently remains under this contract. 
 
Existing Land Use:  Agricultural crop (cannabis) production 
 
Water Supply:  The existing in-stream water diversion is permitted by water right 
licenses 6556 and 10827.  The existing water diversion structure is located within the 
creek channel of Frenchman’s Creek, which is approximately the western property line 
of the project parcel; an existing pump house and storage tanks built in the 1960’s are 
adjacent to, but outside the banks of the creek.  Water from the creek diversion is 
pumped east and uphill to an existing reservoir (approximately 12.25-acre-foot capacity) 
that has historically been used to provide water storage for the greenhouse complex.  
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The project proposes to divert water from the reservoir to the new water storage tank 
which will be used to support a closed loop irrigation system for the greenhouses. 
 
Sewage Disposal:  An existing septic system supports onsite breakroom/bathroom 
facilities for agricultural workers.  
 
Flood Zone:  Flood Zone X (area of minimal flood); Community Panel Number 
06081C0260E, effective October 16, 2012. 
 
Environmental Evaluation:  A Mitigated Negative Declaration (MND) was prepared for 
proposed activities at the project site, which included the subject project scope, as well 
as the issuance of cannabis cultivation licenses.  The MND was adopted by the County 
of San Mateo, acting as Lead Agency, on November 15, 2019, at the time the County 
issued the initial cannabis cultivation licenses for cultivation within legal greenhouses 
onsite; no cultivation licenses were issued for the subject illegal greenhouses.  The use 
of the subject greenhouses, construction of the water tank, and road improvements 
were evaluated in the adopted Mitigated Negative Declaration.  An addendum to the 
adopted MND, pursuant to California Environmental Quality Act (CEQA) Guidelines 
Section 15164, is included in Section C below.  The addendum provides minor 
modifications to correct and/or clarify inaccuracies from the previously adopted 
Mitigated Negative Declaration.  No substantial changes or new significant impacts 
have been identified, no new mitigation measures are required, and no additional 
environmental review is required. 
 
Setting:  The project parcel is approximately 164 acres in size.  A majority of the parcel 
consists of hills that form a relatively flat valley through the center of the parcel where 
development constructed in the 1960’s for agricultural purposes exists, including several 
greenhouses, metal barn/storage buildings, and warehouses.  Additionally, associated 
roadways, parking areas, irrigation system, and other related infrastructure present on 
the property have historically been used to grow orchids, ornamental flowers, and 
cherry trees.  All surrounding parcels are designated for agricultural or open space use.  
The project site is located in a previously disturbed, relatively flat area of the parcel that 
consists of ruderal grassland and is in close proximity to the other existing development 
on the property. 
 
Chronology: 
 
Date  Action 
 
August 23, 2018 - Subject project applications submitted for a CDP and PAD 

Permit to legalize two (2) existing greenhouses and install a 
new water storage tank, PLN 2018-00330. 

 
October 1, 2018 - San Mateo County Fire Department reviewed project and 

required roadway improvements to meet San Mateo County 
Fire Department access standards. 
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November 15, 2019 - Adoption of a Mitigated Negative Declaration pursuant to the 
California Environmental Quality Act (CEQA) for proposed 
activities at the project site.  

 
March 9, 2020 - Agricultural Advisory Committee public meeting. 
 
May 13, 2020 - Planning Commission hearing. 
 
DISCUSSION 
 
A. KEY ISSUES 
 
 1. Conformance with the General Plan 
 
  The project conforms to the applicable General Plan policies, discussed 

below: 
 
  a. Vegetative, Water, Fish and Wildlife Resources 
 
   Policy 1.23 (Regulate Development to Protect Vegetative, Water, Fish 

and Wildlife Resources), Policy 1.24 (Regulate Location, Density and 
Design of Development to Protect Vegetative, Water, Fish and Wildlife 
Resources), Policy 1.28 (Regulate Development to Protect Sensitive 
Habitats), Policy 1.29 (Establish Buffer Zones), Policy 1.31 (Uses 
Permitted in Buffer Zones), and Policy 1.32 (Regulate the Location, 
Siting and Design of Development in Sensitive Habitats) seek to 
regulate land uses and development activities to minimize significant 
adverse impacts on vegetative, water, fish and wildlife resources, 
including within and adjacent to sensitive habitats; and establish 
necessary buffer zones adjacent to sensitive habitats where permitted 
land uses and development activities include, but are not limited to, 
necessary public and private infrastructure. 

 
   Vegetation on the developed portions of the project site consists of 

disturbed ruderal grassland and ornamental varietals.  The two 
greenhouses, partially constructed water tank, and proposed on-site 
stormwater treatment facilities are over 180 feet away from the 
nearest identified sensitive habitat (ephemeral stream channel) with 
active paved driveways between these structures and the nearby 
stream channel. 

 
   A biological report prepared by Sol Ecology assessed potential 

riparian and wetland habitat adjacent to Frenchman’s Creek Road and 
any potential impact the project might have on such resources.  
Riparian areas associated with culverted drainages exist on either side 
of the roadway along several segments.  The County’s Local Coastal 
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Program, Policy 7.11 (Establishment of Buffer Zones) and Policy 7.12 
(Permitted Uses in Buffer Zones), establishes a 30-foot buffer zone 
from riparian corridors along intermittent streams and permits 
impervious surfaces and repair or maintenance of roadways when no 
feasible or practicable alternative exits.  The proposed turnout areas 
have been sited and designed to avoid sensitive habitats, thus, no 
direct impacts to biotic resources were identified by the biologist.  The 
new turnouts are within the 30-foot buffer zone from these sensitive 
features but are necessary to comply with minimum fire access 
requirements.  Additionally, the biologist has recommended several 
standard Best Management Practices (BMPs) to ensure there are no 
impacts to transient resources, such as California red-legged frog, 
including pre-construction biological surveys and wildlife exclusionary 
fencing; these recommended BMPs are included as conditions of 
approval in Attachment A. 

 
  b. Soil Resources 
 
   Policy 2.20 (Regulate Location and Design of Development in Areas 

With Productive Soil Resources) and Policy 2.21 (Protect Productive 
Soil Resources Against Soil Conversion) seek to regulate location of 
design of development in a manner which is most protective of 
productive soil resources, including, but not limited to, measures which 
require clustering of structures; and regulate land use of productive 
soil resources to protect against soil conversion. 

 
   Topographic constraints on the property limit development to the 

parcel’s centrally located valley area, which is designated as having 
agricultural capability for irrigated row crops and soil-dependent 
floriculture (artichokes, brussels sprouts, field flowers), according to 
the General Plan’s Productive Soil Resources map.  All existing 
permitted development, including several other greenhouses, metal 
barns/storage buildings, and warehouses supporting on-site 
agricultural operations, are clustered in this valley area.  The structural 
components of the subject project (i.e., two greenhouses, water 
storage tank, and on-site stormwater treatment facilities) are clustered 
in this valley area and will be used to facilitate and support agricultural 
use (i.e., cannabis cultivation) which cannot reasonably be located on 
the surrounding steeply sloped hillsides. 

 
   Based on historical aerial imagery, the project area was previously 

used for field grown flowers.  Sometime between 1993 and 2003 large 
hoop house structures were erected in the location where the two 
greenhouses being legalized are currently located.  Around 2007 the 
hoop house structures appear to have been removed and the two 
greenhouses included in the subject project were erected.  Since the 
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original hoop houses were erected to current time, it does not appear 
that the remaining area, where the new water tank is to be located, 
has been used for any sort of agricultural activity, nor the nearby 
location where the on-site stormwater treatment is proposed.  The 
project will utilize some of this area to accommodate these 
agriculturally supportive structures. 

 
   As part of legalizing the two greenhouses, the applicant is seeking a 

PAD permit for the conversion of prime soils to non-prime soil use, as 
portions of the non-soil dependent greenhouses are located on prime 
soils.  Section A.2.(a). below discusses the project’s conformance with 
the PAD’s criteria for soil conversion. 

 
  c. Visual Quality 
 
   Policy 4.15 (Appearance of New Development), Policy 4.21 (Utility 

Structures), Policy 4.25 (Location of Structures), and Policy 4.26 
(Earthwork Operations) seek to regulate development to promote and 
enhance good design, site relationships and other aesthetic 
considerations; minimize adverse visual quality of utility structures, 
including roads; locate and site structures and paved areas to carefully 
conform with the natural vegetation, landforms and topography of the 
site so that their presence is compatible with the pre-existing character 
of the site; and minimize grading and ensure it blends with adjacent 
landforms. 

 
   The project site is located within a canyon, is not readily visible from 

any residentially zoned areas, and is not within the viewshed of any 
state or county scenic highway.  The project, including the proposed 
roadway improvements, is more than 0.3 miles away from the nearest 
public roads and approximately 0.67 miles away from Cabrillo 
Highway.  Due to the distance and existing vegetation and topography 
surrounding the project site, the project will not be visible from any 
public roads.  The two existing greenhouses, proposed adjacent water 
tank and nearby on-site stormwater treatment facilities are located in 
historically disturbed, relatively flat terrain consisting of ruderal 
grasses.  Additionally, the roadway runs along relatively flat terrain to 
the project parcel and roadway access improvements are designed to 
avoid any sensitive habitats found near the roadway, as confirmed in 
the biological report prepared by Sol Ecology.  Furthermore, grading is 
limited to approximately 215 cubic yards of cut to accommodate fire 
access turnouts (135 cubic yards) and on-site stormwater treatment 
facilities (80 cubic yards). 
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  d. Rural Land Use 
 
   Policy 9.28 (Encourage Existing and Potential Agricultural Activities) 

and Policy 9.31 (Protection of Agricultural Lands) encourage the 
continuance of existing agricultural and agriculturally-related activities; 
and methods which assist in the retention and expansion of land with 
agricultural activities through methods that include contracts. 

 
   Historically, the property has supported agricultural operations 

including growing orchids, ornamental flowers, and cherry trees.  Past 
commercial agriculture (within the last 5 years) has included 5-acres of 
orchid crops.  More recently (under a change of property ownership) 
cannabis cultivation within legal greenhouse structures on the property 
has commenced under state and locally issued cannabis cultivation 
licenses.  The subject project will legalize Greenhouse 09-N and 
Greenhouse 09-S, and permit supportive infrastructure, on the 
property for agricultural use (i.e., cannabis cultivation).  Additionally, 
the current owners will be reactivating and maintaining 23,000 sq. ft. of 
commercial cherry orchards on the property. 

 
 The project parcel was placed under Williamson Act contract in 1966 

(County File No. AP 66-01) and currently remains under contract.  
Staff has completed a review of the parcel’s compliance with its 
Williamson Act contract and determined that the parcel meets the 
minimum income requirements for commercial crop production 
pursuant to compliance with Williamson Act regulations. 

 
  e. Water Supply 
 
   Policy 10.17 (Improving Existing Water Systems) allows water 

systems using surface water supplies to continue this practice when 
done in accordance with appropriate permits and approvals. 

 
   Cultivation operations at the site will utilize surface water withdrawn 

from Frenchman’s Creek, as permitted by their historic licenses for 
diversion and existing California Department of Fish and Wildlife Lake 
and Streambed Alteration Agreement.  Specifically, the project parcel 
has established rights with the State Water Resources Control Board 
to divert 10.66 acre-feet (3.5 million gallons) of water per year from 
Frenchman’s Creek, which borders the project parcel to the north.  
Water from the creek diversion is pumped east and uphill to an 
existing reservoir (approximately 12.25 acre-foot capacity) that has 
been used historically to provide water storage for the greenhouse 
complex.  Water calculations show that the total annual diversion for 
agricultural operations on the property, including the subject project, is 
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not expected to exceed 4.0 acre-feet in most years, well below the 
allowable 10.66 acre-feet authorized under the existing state licenses. 

 
  f. Natural Hazards 
 
   The Fire Hazard Policies of the General Plan, including Policy 15.27 

(Appropriate Land Uses and Densities in Fire Hazard Areas), 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) seek to consider 
low density land uses that minimize the exposure of significant 
numbers of people to fire hazards; cluster development where there 
are adequate water supplies and good access for fire vehicles; and 
require projects in hazardous fire areas to be reviewed by the County 
Fire Warden to ensure that building materials, access, vegetative 
clearance from structures, fire flows and water supplies are adequate 
for fire protection purposes and in conformance to the fire policies of 
the General Plan. 

 
   According to the State’s Fire Hazard Severity Zone Maps from the 

California Department of Forestry, the project site is located in a “Very 
High Fire Hazard Severity Zone”.  The project site sits within a canyon 
surrounded by hillsides covered with brush.  The project supports 
clustering of development as it proposes to legalize two existing 
greenhouses and the construction of a water storage tank and on-site 
stormwater treatment facilities at the northeast end of the greenhouse 
complex.  The project consists of non-habitable structures that will 
support agricultural activity on the property.  The number of persons 
expected to be on the project site at any time in association with 
continued agricultural operations is relatively low, even with 
Greenhouse 09-N and Greenhouse 09-S being legalized and in active 
operation. 

 
   Additionally, the San Mateo County Fire Department has reviewed and 

conditionally approved the project for fire safety measures including 
materials, access, vegetative clearances, fire flows and water supplies 
to minimize potential fire hazards. 

 
 2. Conformance with the Local Coastal Program 
 
  The project conforms to the applicable Local Coastal Program policies, 

discussed below: 
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  a. Agriculture Component 
 
   Policy 5.5 (Permitted Uses on Prime Agricultural Lands Designated as 

Agriculture) and Policy 5.8 (Conversion of Prime Agricultural Land 
Designated as Agriculture) permit non-residential development 
customarily considered accessory to agricultural uses including water 
storage tanks, and conditionally permit non-soil dependent 
greenhouses and nurseries on prime agricultural land provided the 
project demonstrates conformance with the criteria for conversion of 
prime agricultural land, as cited below. 

 
   The non-soil dependent greenhouse and water tank area is 

designated prime agricultural land according to the County’s General 
Plan Agricultural Lands map.  While water storage tanks are 
considered a permitted use on prime agricultural land, non-soil 
dependent greenhouses are a conditionally permitted use that is 
subject to the following criteria for the conversion of prime agricultural 
land: 

 
   (1) No alternative site exists on the parcel for the use. 
 
    Topographic constraints on the parcel limit development to 

areas of the parcel that are considered prime agricultural lands 
as these are the relatively flat areas of the parcel that can 
reasonably support development.  The project parcel does 
support commercially viable agricultural operations and the 
project proposes to further facilitate agricultural use of the 
property.  Also, see staff’s discussion in Section A.3.b.(1)(a) 
below. 

 
   (2) Clearly defined buffer areas are provided between agricultural 

and non-agricultural uses. 
 
    The property has supported commercial agricultural crop 

operations for over 30 years with most of the supporting 
buildings constructed in the 1960’s.  The property will continue 
to be used for commercial agricultural crop operations, including 
the reactivation and maintenance of 23,000 sq. ft. of cherry 
orchards in the western area of the parcel that is relatively flat 
and categorized as prime agricultural land.  The project will allow 
similar development to be located in relatively close proximity to 
other non-soil dependent greenhouses and supportive structures 
used for the same type of crop cultivation (i.e., cannabis).  There 
are no non-agricultural uses on the property. 
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   (3)  The productivity of an adjacent agricultural land will not be 
diminished. 

 
    The project seeks to legalize two greenhouses and a water 

storage tank in the developed centrally located valley of the 
parcel.  The project will not diminish the agricultural productivity 
of an adjacent land or parcels as the project area is bordered by 
hills on both sides that are categorized as “other lands” due to 
their topography. 

 
   (4) Public services and facility expansions and permitted uses will 

not impair agricultural viability, including by increased 
assessment costs or degraded air and water quality. 

 
    The two greenhouses proposed for legalization were built 

around 2007 and have been in operation for agricultural use 
ever since.  The project will allow these structures to be used for 
agricultural crop cultivation.  Additionally, the new water tank, 
on-site stormwater treatment facilities, and roadway 
improvements will facilitate and support agricultural use on the 
property in an efficient and safe manner. 

 
  b. Sensitive Habitats 
 
   Policy 7.3 (Protection of Sensitive Habitats), Policy 7.5 (Permit 

Conditions), Policy 7.11 (Establishment of Buffer Zones), Policy 7.12 
(Permitted Uses in Buffer Zones), and Policy 7.13 (Performance 
Standards in Buffer Zones) require development in areas adjacent to 
sensitive habitats be sited and designed to prevent impacts that could 
significantly degrade the sensitive habitats; require the applicant to 
demonstrate that there will be no significant impact on sensitive 
habitats; establish a 30-foot buffer zone from riparian corridors along 
intermittent streams; and permit impervious surfaces and repair or 
maintenance of roadways when no feasible or practicable alternative 
exists subject to performance standards that include minimizing 
vegetation removal and conforming to natural topography to minimize 
erosion potential. 

 
   According to a biological report prepared by Sol Ecology, the project 

will have no direct impacts to biotic resources along Frenchman’s 
Creek Road or on the project site.  Paving will be added for the 
proposed roadway turnouts and minimal grading (135 cubic yards of 
cut) to an embankment is necessary to accommodate a turnout.  
Otherwise, no tree removal and minimal vegetation removal is 
necessary, and the roadway improvements will be within the existing 
43-foot-wide roadway easement.  The new turnouts are within the 30-
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foot buffer zone from these sensitive features but are necessary and 
have been designed and located to meet fire access requirements 
while also avoiding sensitive habitats and providing as much distance 
from these resources as possible.  Also, see staff’s discussion in 
Section A.1.a. above. 

 
  c. Visual Resources 
 
   Policy 8.5 (Location of Development), Policy 8.18 (Development 

Design), and Policy 8.24 (Large Agricultural Structures) require 
agricultural development to use appropriate materials and colors that 
minimize reflections, minimize visual obtrusiveness, and avoid 
detracting from the natural characteristics of the site. 

 
   The project includes legalizing two existing greenhouses that are less 

than 18 feet in maximum height, of simple design, and constructed of 
metal hoop truss and framing with non-reflective coverings (see 
Attachment C).  Additionally, the 28,000-gallon water storage tank will 
be less than 11 feet in height and made of corrugated metal.  A 
recommended condition of approval requires the exterior finish of the 
water tank to be non-reflective.  These structures are clustered at the 
northern end of existing agricultural development that consists of 
greenhouses, barns, and metal storage buildings that are similar in 
design, material, and colors, to other typical agricultural buildings.  
Furthermore, the project area is in the valley of the parcel, surrounded 
by hills on the same parcel, and therefore is minimally visible and not 
obtrusive to the area.  Please also see staff’s discussion in Section 
A.1.c. above. 

 
 3. Conformance with the Zoning Regulations 
 
  The project complies with the applicable Planned Agricultural District (PAD) 

development standards and requirements, discussed below: 
 
  a. PAD 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 in the PAD. 

 

    PAD Development 
Standard 

Proposed 

Minimum Lot Size N/A 164.23 acres 

Minimum Front Setback 30 feet + 1,000 feet 

Minimum Side Setbacks 20 feet + 1,000 feet  
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Minimum Rear Setback 20 feet + 700 feet 

Maximum Building Height 36 feet 17’-4” – Greenhouses 
10’-5” – Water tank 

 
  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 two greenhouses being legalized, and new water 

storage tank are located on prime agricultural land, 
according to the County’s General Plan (Agricultural 
Lands map).  According to Section 6535.A.4. of the PAD 
Regulations, non-soil dependent greenhouses may be 
permitted on prime agricultural land provided there are no 
alternative building sites on the parcel.  A majority of the 
project parcel consists of sloped topography creating a 
relatively flat, elongated valley cutting through the center 
of the parcel.  The valley area is categorized as prime 
agricultural land according to the County’s Agricultural 
Lands map and composed of prime and non-prime soils.  
The surrounding hills are predominantly categorized as 
“other lands” (i.e. land that is not considered prime for 
agriculture, but may be still suitable for agricultural use), 
according to the County’s Agricultural Lands map.  The 
parcel’s topography limits development to the parcel’s 
centrally located valley area, where existing development 
consisting of greenhouses, metal barn/storage buildings, 
and warehouses supporting on-site agricultural operations 
is clustered.  The project proposes to legalize two 
greenhouses and install a new water storage tank in this 
valley area clustered with other existing development.  
The greenhouses and water tank will facilitate agricultural 
use (i.e., cannabis cultivation), andcannot reasonably be 
located on the surrounding steeply sloped hillsides. 
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    (b) All development permitted on a site shall be clustered. 
 
     All development on the property is clustered in the 

relatively flat, centrally located valley running through the 
property.  The project will result in the location of the two 
greenhouses and water storage tank in this same 
developed area. 

 
    (c) Every project shall conform to the Development Review 

Criteria contained in Chapter 20A.2 of the San Mateo 
County Ordinance Code. 

 
     The project, as proposed and conditioned, conforms to the 

following applicable Development Review Criteria of 
Chapter 20A.2 of the San Mateo County Ordinance Code: 

 
     Section 6324.1 (Environmental Quality Criteria), Section 

6324.2 (Site Design Criteria), and Section 6325.2 (Primary 
Fish and Wildlife Habitat Areas Criteria) seek to cluster 
development, minimize grading and changes in vegetative 
cover, locate development so that it is subordinate to the 
pre-existing character of the area, and protect primary 
wildlife habitat areas.  The two greenhouses and water 
tank will be clustered nearby existing development in the 
centrally located and relatively flat valley area of the 
property that is screened by surrounding hills.  At 
maximum height, these structures will reach less than 18 
feet, where 36 feet is the maximum height allowed.  
Minimal grading is necessary for the roadway 
improvements (approximately 135 cubic yards of cut), and 
on-site stormwater treatment facilities (80 cubic yards of 
cut); no tree removal is proposed.  The greenhouses, 
water storage tank, and stormwater treatment facilities are 
located on ruderal grass area.  A biological assessment 
prepared by Sol Ecology concluded that the project does 
not pose any impacts to sensitive areas, including wildlife 
habitat areas or riparian vegetation. 

 
     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.  The project 
proposes to legalize two greenhouse structures and 
authorize the construction of a water storage tank that 
would facilitate agricultural crop cultivation.  Additionally, 
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roadway improvements are necessary as a requirement 
by the San Mateo County Fire Department for legalizing 
these greenhouse structures.  Section A.3.b.(1)(a) above 
regarding the location of these structures on prime 
agricultural land. 

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

production and sensitive habitat protection in the watershed are 
not diminished. 

 
    The existing in-stream water diversion is permitted by water right 

licenses 6556 and 10827 and an existing California Department 
of Fish and Wildlife (CDFW) Lake and Streambed Alteration 
Agreement for use in irrigating an orchid flower farm and fruit 
orchards on the property for more than 30 years; both licenses 
were amended by the State Water Resources Control Board in 
2012 under the former owner/operator to improve efficiency and 
reduce long-term maintenance requirements that were 
detrimental to the stream corridor. 

 
    Water from the creek (Frenchman’s Creek) diversion is pumped 

east and uphill to an existing reservoir (approximately 12.25-
acre-foot capacity) that has historically been used to provide 
water storage for the greenhouse complex.  The total amount of 
water allowed to be diverted in a single season may not exceed 
10.65 acre-feet.  As part of the change in ownership and shift in 
the type of agricultural crops being cultivated onsite by the 
current owners, the total annual diversion for agricultural crops, 
including the two greenhouses being legalized, is not expected 
to exceed 4.0 acre-feet in most years, which is well below the 
allowable 10.66-acre-feet authorized under the existing state 
licenses.  Furthermore, the new water storage tank will aid in 
providing an efficient irrigation system for the greenhouses 
where all excess runoff can be collected inside the greenhouses, 
filtered and circulated back through the tank. 

 
   (3) Criteria for the Conversion of Prime Agricultural Lands 
 
    The PAD Regulations allow the conversion of prime agricultural 

land permitted by a PAD Permit when the following can be 
demonstrated: 

 
    (a) No alternative site exists on the parcel for the use. 
 



 

15 

    (b) Clearly defined buffer areas are provided between 
agricultural and non-agricultural uses. 

 
    (c) The productivity of an adjacent agricultural land will not be 

diminished. 
 
    (d) Public services and facility expansions and permitted uses 

will not impair agricultural viability, including by increased 
assessment costs or degraded air and water quality. 

 
     See staff’s discussion in Section A.2.a. above. 
 
B. AGRICULTURAL ADVISORY COMMITTEE 
 
 The project was reviewed at the March 9, 2020 Agricultural Advisory Committee’s 

regular meeting and the Committee recommended approval of the project. 
 
C. ENVIRONMENTAL REVIEW 
 
 A Mitigated Negative Declaration (MND) was prepared for proposed activities at 

the project site, which included the subject project scope, as well as the issuance 
of cannabis cultivation licenses.  The MND was adopted by the County of San 
Mateo, acting as Lead Agency, on November 15, 2019, at the time the County 
issued the initial cannabis cultivation licenses for cultivation within legal 
greenhouses onsite; no cultivation licenses were issued for the subject illegal 
greenhouses.  The use of the subject greenhouses, construction of the water tank, 
and road improvements were evaluated in the adopted Mitigated Negative 
Declaration. 

 
 Pursuant to California Environmental Quality Act (CEQA) Guidelines Section 

15164 (Addendum to an EIR or Negative Declaration), the lead agency may 
prepare an addendum to an adopted negative declaration if only minor changes or 
additions are necessary, and none of the conditions described in Section 15162, 
related to substantial changes requiring major revisions to the previously 
approved negative declaration, have occurred.  An addendum need not be 
circulated for public review, but the decision-making body shall consider the 
addendum with the adopted negative declaration prior to making a decision on a 
project. 

 
 Staff has concluded that minor modifications to the previously adopted MND are 

needed to correct and/or clarify inaccuracies.  However, no substantial changes or 
new significant impacts have been identified, and no new mitigation measures are 
required.  Therefore, pursuant to CEQA Guidelines Section 15164, the below 
modifications are considered an addendum to the previously adopted negative 
declaration, and no additional environmental review is required.  Applicable 
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mitigation measures from the previously adopted MND have been included as 
Conditions of Approval in Attachment A. 

 
 Mitigated Negative Declaration Addendum 
 
 This addendum includes modifications to the previously adopted MND with 

additions shown in double underline and deletions shown in strikethrough.  Only 
those portions of the MND that will be modified are included below; all other 
portions of the MND remain unchanged.  

 
 10. Description of Project: 
 
  Water Tank 
 
  The applicants have begun construction of a 28,000-gallon water storage 

tank, which is located immediately adjacent to Greenhouse 09-N.  Prior to 
the beginning of construction, this was a flat grassy area that was previously 
used for field grown flowers.  At the present time, those areas not affected 
by construction are covered by non-native grasses and weeds.  No biotic 
resources have been identified at this location.  The corrugated metal tank 
stands 8 feet 4 inches tall and has a diameter of 25.5 feet and is anchored 
to a concrete pad.  Once completed, the new tank will be incorporated into 
the existing water supply infrastructure on the site to support a closed loop 
irrigation system for the two greenhouses that would allow excess runoff to 
be collected inside the greenhouses, filtered and circulated back through the 
tank.  Additionally, the new water tank and will provide additional on-site 
water storage for fire suppression.  The need for additional on-site water 
storage for fire suppression was identified by the Coastside Fire Protection 
District as part of their review of the building permit application to legalize 
Greenhouses 9N and 9S.  

 
  Road Improvements 
 
  In addition to the water storage tank, tThe Coastside Fire Protection District, 

as part of their review of the building permit application to legalize 
Greenhouses 9N and 9S, requested that the applicants improve 
Frenchman's Creek Road.  Frenchman's Creek Road is a private road that 
extends approximately 5,000 feet in length from its intersection with Cabrillo 
Highway to the spur road leading into the greenhouse complex.  The road in 
its existing condition averages 18-19 feet in width, but with several sections 
where the width drops down to as little as 10-13 feet in width.  In its present 
condition, the road does not meet current Fire District standards for width, 
and lacks turnouts to allow vehicles to pull off to the side and allow 
emergency vehicle passage.  Additionally, the road surface is in disrepair 
with numerous potholes and broken sections of asphalt.  The first 3,500 feet 
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of the road lies within the jurisdiction of the City of Half Moon Bay, which has 
permitting authority for any road improvements on this first portion of road. 

 
  To address the Fire District's access requirements, the applicants are 

proposing  to repave the portion of Frenchman's Creek Road that lies within 
the City's jurisdiction with a 2-inch asphalt overlay that extends only to the 
limits of the existing gravel shoulders and make paving repairs along the 
segment of the roadway within the County’s jurisdiction, as deemed 
necessary to meet minimum San Mateo County Fire Department 
requirements.  In addition, several turnouts will be constructed, per Fire 
District standards, along the length of the road.  The only grading required to 
construct the improvements is minor, cutting back of a bank at Station 
44+00 (approximately 135 c.y.).  The new pavement for the turnouts will add 
an additional 1,250 sq. ft. of asphalt to the existing road.  The Coastside Fire 
Protection District and San Mateo County Fire Department has have 
reviewed the proposed road improvement plans and approved the proposed 
plan. 

 
  Stormwater Treatment Facilities 
 
  Proposed on-site stormwater treatment facilities include the construction of 

an 860 sq. ft. bioretention area in the location of an existing drainage swale, 
adjacent to an existing paved interior roadway, south of Greenhouse 09-S. 

 

2. AGRICULTURAL AND FOREST RESOURCES.   

  Potentially 
Significant 
Impacts 

Significant 
Unless 
Mitigated 

Less Than 
Significant 
Impact 

No 
Impact 

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

   
X 

 
X 

Discussion:  The Project site is zoned for agricultural use; cultivation of cannabis is an 
agricultural activity consistent with this agricultural zoning.  The proposed site project parcel 
is not subject to an existing Open Space Easement or Williamson Act contract, County File 
No. AP 66-01, and remains under contract.  The proposed project will support continued 
commercial agricultural production in compliance with the parcel’s contract and Williamson 
Act regulations. 
 
Source:  San Mateo County Zoning Regulations; San Mateo County GIS 
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3. AIR QUALITY.   

  Potentially 
Significant 
Impacts 

Significant 
Unless 
Mitigated 

Less Than 
Significant 
Impact 

No 
Impact 

3.b. Result in a cumulatively 
considerable net increase of any 
criteria pollutant for which the 
project region is non-attainment 
under an applicable Federal or 
State ambient air quality 
standard?  

   
 
 

X 

 

Discussion:  The proposed project will utilize existing greenhouse buildings.  There is no 
evidence to suggest that the cultivation activities will generate significant new levels of 
criteria air pollutants (ROG, NOx, PM10 and PM2.5), or Toxic Air Contaminants (TAC), or 
Greenhouse Gases (GHGs).  The proposed project does not include any construction 
activities which would generate criteria air pollutants, TACs or GHGs. Nor is tThere is no 
evidence to suggest that the cultivation process will generate significant levels of GHGs. 

Air emissions, in the form of fugitive dust and exhaust from construction vehicles, would be 
generated during grading and construction-related activities associated with the proposed 
roadway improvements; however, such emissions would be temporary and localized.  
Adherence to basic construction Best Management Practices outlined by the BAAQMD and 
included as project conditions of approval would ensure that construction-related emissions 
do not result in a significant increase of any criteria pollutants. 

There are two small stationary diesel generators on the Project site.  Both are contained 
within buildings on the site (Buildings 5 and 12 on the site plan).  These generators were 
installed by previous property owners.  At the present time, the applicants have not been 
able to ascertain whether the previous property owner has registered these generators with 
the BAAQMD in accordance with the District’s Regulation 11, Rule 17 (Limited Use 
Stationary Compression Ignition (Diesel) Engines in Agricultural Use).  This rule provides an 
exemption for very-low use (less than 20 hours per year) stationary engines.  But the owner 
or operator of a stationary agricultural diesel engine must register the engine in the District’s 
Agricultural Diesel Engine Registration Program, and renew registration annually.  The 
program also requires an owner or operator to document the number of hours the generator 
is used during the year. 
 
In addition to the Air District’s regulations, Section 8306 (Generator Requirements) of the 
CalCannabis Regulations require license applicants using generators to demonstrate 
compliance with the above rule by providing “a Permit to Operate, or other proof of engine 
registration, obtained from the Local Air District with jurisdiction over the licensed premises.” 
Additionally, Section 8306 requires: 
 
(d) All generators shall be equipped with non-resettable hour-meters.  If a generator does 
not come equipped with a non-resettable hour-meter an after-market non-resettable hour-
meter shall be installed. 
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Any future use of the diesel generators for the proposed cultivation activities will be in 
compliance with the CalCannabis Regulations and subject to the registration and operating 
requirements of the District.  Compliance with these requirements will ensure that the 
project will not generate a cumulatively considerable increase in criteria air pollutants. 
 
Source:  Bay Area Air Quality Management District (BAAQMD), 2017. Bay Area 2017 
Clean Air Plan; Bay Area Air Quality Management District (BAAQMD), 2011: Regulation 11 
(Hazardous Pollutants), Rule 17 - Limited Use Stationary Compression Ignition (Diesel) 
Engines in Agricultural Use; California Code of Regulations, Title 3. Food and Agriculture, 
Division 8. Cannabis Cultivation, Chapter 1. Cannabis Cultivation Program (CalCannabis 
Regulations); Project Plans 

 

4. BIOLOGICAL RESOURCES.  

  Potentially 
Significant 
Impacts 

Significant 
Unless 
Mitigated 

Less Than 
Significant 
Impact 

No 
Impact 

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

    
 
 
 

X 

Discussion:  As discussed above, there will be no physical changes to the existing stream 
diversion structure on Frenchman's Creek.  Nor will there be a change to the rate, total 
amount or time of year during which water can be withdrawn from the Creek.  The project 
will not have a new, significant impact upon the riparian habitat of Frenchman's Creek.  With 
regard to the fragmentary riparian habitat within the greenhouse complex, no cultivation 
activities or other potential ground disturbing activities are proposed in or adjacent to this 
habitat.  The partially constructed water tank (discussed in the amended Project Description 
section) is approximately 180 feet away from the nearest identified sensitive habitat 
(ephemeral stream channel), with an active driveway between the tank location and the 
stream channel.  The area where the water tank is being constructed was formerly used for 
field crown flowers and at the present is covered by non-native Grasses and weeds.  All 
cultivation activities will continue to occur within the existing greenhouse buildings.  In 
conjunction with the submittal of the road improvement plans, the applicants submitted a 
biological report, prepared by Sol Ecology, which assessed potential riparian and wetland 
habitat adjacent to the road and any potential impact the project might have on said 
resources.  One agricultural pond was identified adjacent to the proposed road work.  This 
pond is approximately 35 feet away from any area of disturbance.  Additionally, two riparian 
areas associated with culverted drainages exist on either side of the road.  Proposed 
turnout areas have been sited away from these features in order to minimize any potential 
impacts and road repaving will extend to the limits of existing paved and graveled 
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shoulders.  No road repaying is proposed near these two areas.  No direct impacts to biotic 
resources were identified by the biologist.  However, the biologist recommended several 
standard Best Management Practices to ensure no impacts to transient resources, such as 
California red-legged frog.  Those recommended measures will be imposed as conditions of 
approval (Conditions 13 - 16). 
 
Source:  Project Plan, Site Reconnaissance 

 
 

7. GEOLOGY AND SOILS.   

  Potentially 
Significant 
Impacts 

Significant 
Unless 
Mitigated 

Less Than 
Significant 
Impact 

No 
Impact 

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

   
X 

 
X 
 

Discussion:  No construction or soil disturbance is proposed as part of this application.All 
cultivation activities will occur within existing greenhouse buildings which have concrete 
floors.  Minor grading, including approximately 135 cubic yards of cut at Station 44+00 along 
Frenchman’s Creek Road to accommodate one of the fire turnouts and 80 cubic yards of 
excavation install the 860 sq. ft. bioretention area for stormwater treatment for the 
greenhouses is necessary.  The applicant is proposing construction Best Management 
Practices that will ensure any erosion and sedimentation is minimized. 
 
Source:  Project Plans, Site visit 

 

10. HYDROLOGY AND WATER QUALITY.   

  Potentially 
Significant 
Impacts 

Significant 
Unless 
Mitigated 

Less Than 
Significant 
Impact 

No 
Impact 

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

    
X 

Discussion:  The proposed project will continue to utilize the existing greenhouse 
buildings/structures on the site.  No new buildings are proposed.  Absent any physical 
alteration of the site, tThere is no evidence to conclude that cannabis cultivation will 
increase the rate or amount of surface runoff above existing levels.  On-site stormwater 
treatment facilities are proposed (i.e., an 860 sq. ft. bioretention area) within an existing 
drainage swale, adjacent to an existing paved interior roadway near the project area, to 
offset the new impervious area created by the water tank. 
 
Source:  Project Plans, Site Visit 
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13. NOISE. 

  Potentially 
Significant 
Impacts 

Significant 
Unless 
Mitigated 

Less Than 
Significant 
Impact 

No 
Impact 

13.a. Generation of a substantial 
temporary or permanent 
increase in ambient noise 
levels in the vicinity of the 
project in excess of standards 
established in the local general 
plan or noise ordinance, or 
applicable standards of other 
agencies? 

   
 
 
 

X 

 

Discussion:  The existing greenhouses are equipped with exhaust fans which generate, on 
average, 80 dB of noise, when measured ten feet from the source.  There are two 
residences on agricultural parcels adjacent to the Project site.  The closest residence, 840 
Frenchman’s Creek Road, is approximately 400 feet to the southwest of the nearest 
greenhouse.  Sound pressure levels decrease by 6 dB with the doubling of the distance 
from noise source to receptor.  Based upon this ratio, noise levels generated by the use of 
the exhaust fans in these closest greenhouses should be in the range of 45 to 50 dB.  This 
is on par with the noise levels generated by a refrigerator within a home (typically 50 dB).  
The other nearby residence, 511 Frenchman’s Creek Road, is approximately 800 feet away 
from the nearest greenhouse.  Based upon the ratio, noise from exhaust fans in these 
greenhouses should be less than 45 dB.  This level of noise does not violate County noise 
regulations (Ordinance Code Chapter 4.88) nor does it conflict with EPA noise limits 
designed to protect hearing. 
 
Additionally, a temporary increase in noise would be generated with the proposed roadway 
improvement work; however, such temporary construction-related noises are regulated by 
Section 4.88.360 (Exemptions) of the County of San Mateo Ordinance Code for Noise 
Control and the City of Half Moon Bay Municipal Code Chapter 14.40 (Hours of 
Construction).  Thus, no further mitigation is required. 
 
Source:  SMCo. GIS; Center for Hearing and Communication, “Common Environmental 
Noise Levels”, County of San Mateo Ordinance Code, City of Half Moon Bay Municipal 
Code 

13.b. Generation of excessive 
ground-borne vibration or 
ground-borne noise levels? 

   
X 

 
X 
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Discussion:  Typical sources of ground-borne vibration or noise include construction (i.e. – 
grading of a site prior to construction) or the use of manufacturing equipment (for example a 
metal lathe or grinding equipment). As stated previously, no new construction is proposed 
nor are tThe applicants are not proposing to utilize heavy industrial equipment that would 
generate ground-borne vibration or noise.  The project would generate a temporary 
increase in noise and vibration from limited construction and grading activities associated 
with the proposed roadway improvements; however, any such increases would be for a 
short period of time and would be generated in a rural, low-density area where impacts 
would be minimal and limited.   
 
Source:  Project Plans, Site Visit 

 
D. REVIEWING AGENCIES 
 
 Building Inspection Section 
 San Mateo County Fire Department 
 
ATTACHMENTS 
 
A. Recommended Findings and Conditions of Approval 
B. Location Map 
C. Greenhouses 09-N and 09-S Plans 
D. Water Storage Tank Plans 
E. Drainage/Civil Plans 
F. Roadway Improvement Plans 
G. Adopted Mitigated Negative Declaration with minor amendments, dated 

November 15, 2019 
 
SSB:cmc – SSBEE0171_WCU.DOCX 
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Attachment A 
County of San Mateo 

Planning and Building Department 
 

RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL 
 
 
Permit or Project File Number:  PLN 2018-00330 Hearing Date:  May 13, 2020 
 
Prepared By: Summer Burlison, For Adoption By:  Planning Commission 
 Project Planner 
 
RECOMMENDED FINDINGS 
 
For the Environmental Review, Find: 
 
1. That only minor modifications to the Mitigated Negative Declaration adopted 

November 15, 2019 are required, and are provided in the Addendum included in 
the May 13, 2020 Planning Commission staff report, and that the minor 
modifications do not constitute substantial changes requiring major revisions to 
the previously adopted Mitigated Negative Declaration, and no new mitigation 
measures are required. 

 
2. That the San Mateo County Planning Commission has considered the Addendum 

included in the May 13, 2020 staff report, along with the previously adopted 
Mitigated Negative Declaration, and determined no new significant environmental 
effects or substantial increase in the severity of environmental effects will occur 
and therefore that further environmental review is not required, pursuant to 
Section 15162 of the CEQA Guidelines. 

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

required by Section 6328.7 and as conditioned in accordance with Section 
6328.14, conforms to the plans, policies, requirements and standards of the San 
Mateo County Local Coastal Program (LCP), specifically with regard to the 
Agricultural, Sensitive Habitats, and Visual Resources Components of the Local 
Coastal Program. 

 
4. That the project is not subject to the public access and public recreation policies of 

Chapter 3 of the Coastal Act of 1976 (commencing with Section 30200 of the 
Public Resources Code) since the project is not located between the nearest 
public road and the sea, or the shoreline of Pescadero Marsh. 

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

Mateo County LCP with regard to Agricultural, Sensitive Habitats, and Visual 
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Resources Components.  Specifically, the project involves legalizing two non-soil 
dependent greenhouses and authorizing supportive infrastructure improvements 
to support agricultural use of the property.  The project includes converting prime 
agricultural land for the non-soil dependent greenhouses, which is conditionally 
allowed on the basis that topographic constrains on the parcel limit the location for 
these structures and the location will not diminish or impair the agricultural 
productivity or viability of any surrounding lands.  Additionally, the project, as 
proposed and conditioned, will not pose any significant impacts to sensitive 
habitats or visual resources. 

 
For the Planned Agricultural District Permit, Find: 
 
6. That the project meets the General Criteria for issuance of a PAD Permit, 

including that (a) the encroachment of all development upon land which is suitable 
for agricultural uses is minimized, (b) all development permitted on the site is 
clustered, and (c) the project conforms to the applicable Development Review 
Criteria contained in Chapter 20A.2 of the San Mateo County Ordinance Code, 
including Section 6324.1 (Environmental Quality Criteria), Section 6324.2 (Site 
Design Criteria), Section 6325.2 (Primary Fish and Wildlife Habitat Areas Criteria), 
and Section 6325.3 (Primary Agricultural Resources Area Criteria).  Specifically, 
the project is located in the valley area of the property designed prime agricultural 
land, clustered with other agricultural development, as it cannot reasonably be 
located on the surrounding steeply sloped hillsides of the property designed “other 
lands”.  Additionally, the project proposes minimal grading, including 135 cubic 
yards of cut to accommodate a required fire turnout area along Frenchman’s 
Creek Road and 80 cubic yards for the construction of on-site stormwater 
treatment facilities (i.e., bioretention area); no tree removal is required.  The 
project, as proposed and conditioned, will avoid any impacts to sensitive areas, 
including wildlife habitat or riparian vegetation. 

 
7. That the project meets the Water Supply Criteria for ensuring adequate and 

sufficient water supplies necessary for agricultural production and sensitive habitat 
protection in the watershed are not diminished.  The project will utilize surface 
water withdrawn from Frenchman’s Creek, as permitted by their historic State 
Water Resources Control Board licenses for diversion and Lake and Streambed 
Alteration Agreement (California Department of Fish and Wildlife).  Water 
calculations show that the total annual diversion for agricultural operations on the 
property, including the subject project, is not expected to exceed 4.0 acre-feet in 
most years, well below the allowable 10.66 acre-feet authorized under the existing 
state licenses. 

 
8. That the project meets the Criteria for the Conversion of Prime Agricultural Lands, 

including that (a) no alternative site exists on the parcel for the use, (b) clearly 
defined buffer areas are provided between agricultural and non-agricultural uses, 
(c) the productivity of any adjacent agricultural land will not be diminished, and (d) 
public services and facility expansions and permitted uses will not impair 
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agricultural viability, including by increased assessment costs or degraded air and 
water quality.  Specifically, topographic constraints on the parcel limit 
development to areas of the parcel designated prime agricultural lands and the 
project proposes to further facilitate and support agricultural use of the property.  
As the property will continue to be used for commercial agricultural operations, 
there are no non-agricultural uses on the property.  The project area is bordered 
by hills on both sides that are categorized as “other lands” due to their 
topography, thus the project will not diminish the agricultural productivity of 
adjacent lands or parcels; and facility improvements, including a new water 
storage tank, stormwater treatment facilities, and roadway improvements along 
Frenchman’s Creek Road, will support continued agricultural operations on the 
property in an efficient and safe manner. 

 
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 May 13, 2020.  
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. These permits shall be valid for one (1) year from the date of final approval in 

which time a valid building permit shall be issued and a completed inspection (to 
the satisfaction of the Building Inspection Section) shall have occurred within 180 
days of its issuance.  Any extension of these permits shall require submittal of a 
written request for permit extension and payment of applicable extension fees 
sixty (60) days prior to the expiration date. 

 
3. Prior to the issuance of building permits for the greenhouses, the applicant shall 

pay all applicable Affordable Housing Impact Fees, pursuant to San Mateo County 
Ordinance No. 4758.  The impact fees shall be assessed at $5.00 per sq. ft. over 
3,500 sq. ft. of net new gross floor area. 

 
4. The water tank shall have an exterior finish that is non-reflective.  Verification by 

the Current Planning Section that the exterior finish of the water tank is non-
reflective shall occur prior the final building inspection. 

 
5. The following Biological Best Management Practices (BMPs), outlined by Sol 

Ecology, shall be implemented for the roadway improvement work: 
 
 a. All roadway improvement work shall be performed during the dry season 

and no work should occur within 30 minutes of sunrise or sunset, or during 
the night. 
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 b. BMPs should be utilized when construction related activities occur near 
wetlands and streams.  BMPs should consist of tightly woven fiber netting or 
similar material for erosion control or other purposes to ensure amphibian 
and reptile species do not get trapped.  Plastic mono-filament netting 
(erosion control matting), rolled erosion control products, or similar material 
shall not be used. 

 
 c. The contractor shall provide materials submittals to the Project Engineer 

and Project Biologist for wildlife exclusion fencing and any proposed 
landscaping or erosion control materials (including hydroseed, hydromulch, 
etc.) for review and approval at least five (5) business days prior to 
commencing roadway improvement construction activity. 

 
 d. The contractor shall contact the Project Biologist to schedule a pre-

construction biological survey of the construction site, to be performed within 
48 hours of commencement of construction.  The Biological monitor will 
perform a pre-construction survey to verify installation of wildlife exclusion 
fencing and for special-status species or their habitat.  If special-status 
species or their habitat occur within the project site (including staging and 
access routes) the biological monitor will take the necessary steps to avoid 
impacts to these species and their habitat and notify public agencies with 
jurisdiction regarding the discovery of said species and proposed response.  
The contractor shall not proceed with commencing work until mitigation 
measures have been approved and implemented. 

 
6. Mitigation Measure 3:  If any buildings that may provide habitat for any species 

of bat will be significantly altered, modified, or if activities could result in a 
disturbance to roosting bats, a bat roost survey shall be performed during the 
appropriate roosting period (April 1 to September 15) prior to any modification, 
and if bats are present, California Department of Fish and Wildlife shall be 
consulted before any change in use or modification of the building occurs. 

 
7. As part of the building permit plans submittal, the applicant shall include a plan 

that, at a minimum, includes the Bay Area Air Quality Management District’s 
Construction BMPs for minimizing air emissions.  These measures shall be 
implemented prior to beginning any ground disturbance and shall be maintained 
for the duration of the project activities: 

 
 a. All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded 

areas, and unpaved access road) shall be watered two times per day. 
 
 b. All haul trucks transporting soil, sand, or other loose material off-site shall be 

covered. 
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 c. All visible mud or dirt track-out onto adjacent paved 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. 
 
 e. Idling times shall be minimized either by shutting equipment or vehicles 

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. 

 
 f. All construction equipment shall be maintained and properly tuned in 

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

 
 g. Post a publicly visible sign with the telephone number and person to contact 

at the County regarding dust complaints.  This person shall respond and 
take corrective action within 48 hours.  The Bay Area Air Quality 
Management District’s phone number shall also be visible to ensure 
compliance with applicable regulations. 

 
8. The applicant shall submit an erosion control plan in compliance with the County’s 

General Erosion and Sediment Control Plan Guidelines Checklist for review and 
approval as part of the building permit plans submittal. 

 
9. As part of the building permit plans submittal, the applicant shall include a plan 

that adheres to the San Mateo Countywide Stormwater Pollution Prevention 
Program “General Construction and Site Supervision Guidelines”, including, but 
not limited to, the following which shall be implemented prior to beginning any 
ground disturbance and shall be maintained for the duration of the project 
activities: 

 
 a. Delineation with field markers of clearing limits, easements, setbacks, 

sensitive or critical areas, buffer zones, trees, and drainage courses within 
the vicinity of areas to be disturbed by construction and/or grading. 

 
 b. Protection of adjacent properties and undisturbed areas from construction 

impacts using vegetative buffer strips, sediment barriers or filters, dikes, 
mulching, or other measures as appropriate. 

 
 c. Performing clearing and earthmoving activities only during dry weather. 
 
 d. Stabilization of all denuded areas and maintenance of erosion control 

measures continuously between October 1 and April 30. 
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 e. Storage, handling, and disposal of construction materials and wastes 
properly, so as to prevent their contact with stormwater. 

 
 f. Control and prevention of the discharge of all potential pollutants, including 

pavement cutting wastes, paints, concrete, petroleum products, chemicals, 
wash water or sediments, and non-stormwater discharges to storm drains 
and watercourses. 

 
 g. Use of sediment controls or filtration to remove sediment when dewatering 

site and obtain all necessary permits. 
 
 h. Avoiding cleaning, fueling, or maintaining vehicles on-site, except in a 

designated area where wash water is contained and treated. 
 
 i. Limiting construction access routes and stabilization of designated access 

points. 
 
 j. Avoiding tracking dirt or other materials off-site. 
 
 k. Training and providing instruction to all employees and subcontractors 

regarding the Watershed Protection Maintenance Standards and 
construction Best Management Practices. 

 
 l. Additional Best Management Practices in addition to those shown on the 

plans may be required by the Building Inspector to maintain effective 
stormwater management during construction activities.  Any water leaving 
the site shall be clear and running slowly at all times. 

 
 m. Failure to install or maintain these measures will result in stoppage of 

construction until the corrections have been made and fees paid for staff 
enforcement time. 

 
10. Prior to the issuance of a building permit, the applicant shall submit a permanent 

stormwater management plan in compliance with the County’s Drainage Policy 
and NPDES requirements for review and approval by the Planning and Building 
Department’s Civil Section. 

 
11. The project shall comply with all requirements of the Municipal Regional 

Stormwater NPDES Permit Provision C.3.  Please refer to the San Mateo 
Countywide Water Pollution Prevention Program’s (SMCWPPP) C.3 Stormwater 
Technical Guidance Manual for assistance in implementing LID measures at the 
site:  http://www.flowstobay.org/newdevelopment.  

 
12. Prior to the final of the building permit for the project, the property owner shall 

coordinate with the Project Planner to enter into an Operation and Maintenance 
Agreement (O&M Agreement) with the County (executed by the Community 

http://www.flowstobay.org/newdevelopment
http://www.flowstobay.org/newdevelopment
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Development Director) to ensure long-term maintenance and servicing by the 
property owner of stormwater site design and treatment control and/or 
hydromodification management measures according the approved Maintenance 
Plan(s), for the life of the project.  The O&M Agreement shall provide County 
access to the property for inspection.  The Maintenance Agreement(s) shall be 
recorded for the property. 

 
13. Site access shall be granted to representatives of the County, the San Mateo 

County Mosquito and Vector Control District, and the Water Board, at any time, for 
the sole purpose of performing operation and maintenance inspections of the 
installed stormwater treatment systems and any hydromodification management 
controls.  A statement to that effect shall be made a part of the Maintenance 
Agreement recorded for the property. 

 
14. The property owner shall be required to pay for all County inspections of installed 

stormwater treatment systems as required by the Regional Water Control Board 
or the County. 

 
15. 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 p.m., Saturdays.  Said activities are 
prohibited on Sundays, Thanksgiving, and Christmas (San Mateo County 
Ordinance Code Section 4.88.360). 

 
Building Inspection Section 
 
16. Each structure approved under these CDP and PAD permits shall require a 

building permit and shall comply with all applicable building codes and regulations. 
 
17. A valid building permit shall be obtained prior to the commencement of any work. 
 
San Mateo County Fire Department 
 
18. Fire Department access shall be to within 150 feet of all exterior portions of the 

facility and all portions of the exterior walls of the first story of the buildings as 
measured by an approved access route around the exterior of the building or 
facility.  Access shall be a minimum of 20 feet wide, 2-inch asphalt over 95 
percent compaction, all weather capability, and able to support a fire apparatus 
weighing 75,000 pounds.  Where a fire hydrant is located in the access, a 
minimum of 26 feet is required for a minimum of 20 feet on each side of the 
hydrant.  This access shall be provided from a publicly maintained road to the 
property.  Grades over 15 percent shall be paved and no grade shall be over 20 
percent.   

 
19. All buildings that have a street address shall have the number of that address on 

the building, mailbox, or other type of sign at the driveway entrance in such a 
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manner that the number is easily and clearly visible from either direction of travel 
from the street. 

 
20. Portable fire extinguishers with a minimum rating of 2A-10BC are required to be 

placed throughout your project.  Contact a licensed/certified fire extinguisher 
company for proper placement of the required extinguishers.  Documentation is 
required on building plans at the building permit application stage.  Proper 
installation is required prior to Fire's final approval of building permits. 

 
21. Maintain around and adjacent to such buildings or structures a fuelbreak/firebreak 

made by removing and clearing away flammable vegetation for a distance of not 
less than 30 feet and up to 100 feet around the perimeter of all structures, or to 
the property line, if the property line is less than 30 feet from any structure. 

 
22. Six (6) Wet Draft Hydrants with a 2-1/2 inch National Hose Thread outlet with a 

valve shall be mounted 30 to 36 inches above ground level and within 5 feet of the 
main access road or driveway, and not less than 50 feet from any portion of any 
building nor more than 150 feet from the main residence or building. 

 
23. Because of limited access into your property, the authority having jurisdiction is 

requiring the installation of a Knox Box, Knox Key Switch, or Knox Padlock to 
allow rapid response of emergency vehicles onto your property in case of a fire or 
medical emergency.  For an application or further information please contact the 
Coastside Fire Marshal's Office at 650/726-5213. 

 
24. The water storage tank shall be so located as to provide gravity flow to a 

standpipe/hydrant.  Plans and specifications shall be submitted to the San Mateo 
County Building Department for review and approval by the authority having 
jurisdiction. 

 
25. A Site Plan showing all required components of the water system is required to be 

submitted with the building plans to the San Mateo County Building Department 
for review and approval by the authority having jurisdiction for verification and 
approval.  Plans shall show the location, elevation and size of required water 
storage tank, the associated piping layout from the tank to the structures, the size 
of and type of pipe, the depth of cover for the pipe, technical data sheets for all 
pipe/joints/valves/valve indicators, thrust block calculations/joint restraint, the 
location of the standpipe/hydrant and the location of any required pumps and their 
size and specifications. 
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NOTICE OF INTENT TO ADOPT 
REVISED MITIGATED NEGATIVE DECLARATION

Half Moon Grow Cannabis 
Cultivation License Application (Revised IS/MND)

Greenhouse 
Number 

License Type License Number Size of Canopy 

2 
3 
8 

9S 
9N 





Mitigation Measure 1

Mitigation Measure 2:

 
Mitigation Measure 3:





INITIAL STUDY 
ENVIRONMENTAL EVALUATION CHECKLIST

Project Title:

County File Number:

Lead Agency Name and Address:

Contact Person and Phone Number:

Project Location:

Assessor s Parcel Number and Size of Parcel:

Project Sponsor s Name and Address:

Name of Person Undertaking the Project or Receiving the Project Approval (if different 
from Project Sponsor):  

General Plan Designation:

Zoning:

Description of the Project: Describe the whole action involved, including, but not limited to, 
later phases of the project, and any secondary, support, or off-site features necessary for its 
implementation.



GREENHOUSE 
NUMBER 

LICENSE TYPE LICENSE NUMBER SIZE OF CANOPY 

2 

3 

8 

9S 

9N 

 



Surrounding Land Uses and Setting:





Other Public Agencies Whose Approval is Required:

Have California Native American tribes traditionally and culturally affiliated with 
the project area requested consultation pursuant to Public Resources Code 
Section 21080.3.1?  If so, is there a plan for consultation that includes, for example, the 
determination of significance of impacts to tribal cultural resources, procedures 
regarding confidentiality, etc.?:  (NOTE: Conducting consultation early in the CEQA process 
allows tribal governments, lead agencies, and project proponents to discuss the level of 
environmental review, identify and address potential adverse impacts to tribal cultural 
resources, and reduce the potential for delay and conflict in the environmental review process 
(see Public Resources Code Section 21080.3.2.).  Information may also be available from the 

Code section 5097.96 and the California Historical Resources Information System 
administered by the California Office of Historic Preservation.  Please also note that Public 
Resources Code section 21082.3(c) contains provisions specific to confidentiality). 

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED 



EVALUATION OF ENVIRONMENTAL IMPACTS 



1. AESTHETICS
 

Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

Discussion:

Source:

Discussion:

Source:



Discussion:

Source:

Discussion:



Source:

Discussion:

Source:

Discussion:

Source:

Discussion:

Source:



2. AGRICULTURAL AND FOREST RESOURCES

Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

Discussion:

Source:

Discussion:

Source:

Discussion:

Source:



Discussion:

Source:

Discussion:

Source:

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

Discussion:

Source:

3. AIR QUALITY

Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

Discussion:



Source:

Discussion:

Limited Use Stationary Compression 
Ignition (Diesel) Engines in Agricultural Use

Generator Requirements



Source:

Discussion:

Source:

Discussion:

Mitigation Measure 1:



Source:

4. BIOLOGICAL RESOURCES

Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

Discussion:



Mitigation Measure 2 

Mitigation Measure 3:

Source: Loess Creek Grading Violation & Restoration Project Biological Resources Report
Biological Addendum Report for 37  Creek Road (for Half Moon Grow)



Discussion:

Source:

Discussion:

Source: Loess Creek Grading Violation & Restoration Project Biological Resources Report

Discussion:

Source:

Discussion:

Source:



Discussion:

Source:

Discussion:

Source:

Discussion:

Source:

5. CULTURAL RESOURCES

Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

Discussion:

Source:

Discussion:

Source:

Discussion:



Source:

6. ENERGY

Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

Discussion:



Source:

Discussion:

Source:

7. GEOLOGY AND SOILS

Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

Note:  Refer to Division of Mines and Geology 
Special Publication 42 and the County 
Geotechnical Hazards Synthesis Map. 

Discussion:

Source:



Discussion:

Source:

Discussion:

Source:

Discussion:

Source:

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

Discussion:

Source:

Discussion:

Source:



Discussion:

Source:

Discussion:

Source:

Discussion:

Source:

 

Discussion:

Source:

8. CLIMATE CHANGE

Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 



Discussion:

Threshold of Significance 

Source:

Discussion:

Source:



Discussion:

Source:

Discussion:

Source:

Discussion:

Source:

Discussion:

Source:

Discussion:

Source:



9. HAZARDS AND HAZARDOUS MATERIALS

Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

Discussion:



Source:

Discussion:

Source:

Discussion:

Source:

Discussion:



Source:

Discussion:

Source:

Discussion:

Source:

Discussion:

Source:

Discussion:

Source:

Discussion:

Source:



Discussion:

Source:

Discussion:

Source:

10. HYDROLOGY AND WATER QUALITY

Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

Discussion:



Source: Cannabis Cultivation Policy - Principles and Guidelines for Cannabis Cultivation
Notice Of Applicability, Conditional Waiver Of Water Quality Order WQ-2017-0023-DWQ, 

Half Moon Grow, Inc, San Mateo County

Discussion:

Source:



Discussion:

 

Source:   

Discussion:

 

Source:

Discussion:  

Source:

Discussion:   

Source:

Discussion:

Source:  

Discussion:



Source:

Discussion:

Source:

Discussion:

Source:

Discussion:

Source:

11. LAND USE AND PLANNING

Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

Discussion:

Source:



Discussion:

Source:

Discussion:

Source:

12. MINERAL RESOURCES

Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

Discussion:

Source:



Discussion:

Source:

13. NOISE

Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

Discussion:

Source:

Discussion:

Source:



Discussion:

Source:

14. POPULATION AND HOUSING

Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

Discussion:

Source:

Discussion:

Source:



15. PUBLIC SERVICES

Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

Discussion:

Source:

16. RECREATION

Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

Discussion:



Source:

Discussion:

Source:

17. TRANSPORTATION

Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

Discussion:

Source:



Criteria 
for Analyzing Transportation Impacts

Discussion:

Source:

Discussion:

Source:

Discussion:

Source:

18. TRIBAL CULTURAL RESOURCES

Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 



Discussion:

Source:

Discussion:

Source:

19. UTILITIES AND SERVICE SYSTEMS

Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 



Discussion:

Source: Cannabis Cultivation Policy - Principles and Guidelines for Cannabis Cultivation
Notice Of Applicability, Conditional Waiver Of Water Quality Order WQ-2017-0023-DWQ, 

Half Moon Grow, Inc, San Mateo County

Discussion:



Nursery Stock 

Mature Cultivation Stock 

Incidental Use 

Source: Notice Of Applicability, Conditional Waiver Of Water Quality Order WQ-2017-0023-DWQ, Half Moon Grow, Inc, 
San Mateo County Water Supply Memorandum

Discussion:

Source:

Discussion:



Source:

Discussion:

Source:

20. WILDFIRE

Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

Discussion:

Source:

Discussion:



Source: Average Weather in Half Moon Bay area

Discussion:

Source:

Discussion:

Source: Soil Survey, San Mateo County



21. MANDATORY FINDINGS OF SIGNIFICANCE

Potentially 
Significant 

Impacts 

Significant 
Unless 

Mitigated 

Less Than 
Significant 

Impact 
No 

Impact 

Discussion:

Source:

Discussion:



Source:

Discussion:

Source:

RESPONSIBLE AGENCIES

AGENCY YES NO TYPE OF APPROVAL 



AGENCY YES NO TYPE OF APPROVAL

MITIGATION MEASURES

Mitigation Measure 1:

Mitigation Measure 2:

Mitigation Measure 3:
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