
COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  March 10, 2021 
 
TO: Planning Commission 
 
FROM: Planning Staff 
 
SUBJECT: EXECUTIVE SUMMARY:  Consideration of a Coastal Development 

Permit and Planned Agricultural District Permit to drill a domestic water 
well, and install a water line and water tank to serve an existing single-
family residence.  The domestic well will replace the natural spring water 
box that was previously used as a source of water for the residence.  The 
property is located at 20080 Cabrillo Highway in the unincorporated San 
Gregorio area of San Mateo County.  The project is appealable to the 
California Coastal Commission. 

 
 County File Number:  PLN 2019-00385 (Midpeninsula Regional Open 

Space District) 
 
 
PROPOSAL 
 
The applicant is proposing to construct a new domestic well, 3,500-foot water line, and 
install a 1,500-gallon water storage tank to supply domestic water the existing single-
family residence at Toto Ranch. Toto Ranch is used primarily for cattle grazing. In 
addition to cattle grazing, the ranch raises a variety of domestic livestock including 
horses, chicken, pigs, goats, sheep, alpacas and milk cows.  The proposed well location 
is approximately 290 feet from the south (right) property line and 300 feet from the east 
(rear) property line.  An alternative well location approximately 150 feet from the 
southern property line and 600 feet from the eastern property line is also proposed if the 
initial location does not yet yield sufficient water.  The two locations are both accessible 
from an existing dirt road on the property, thus significant grading or significant 
vegetation removal is not required.  The new water line will be located parallel to the 
existing ranch road between the well location and the single -family residence.   The 
existing domestic water source is currently provided by a natural spring and spring box.  
The spring is seasonal and now fails to provide enough water for the residence.   
Agricultural uses on the property include cattle grazing rotated throughout the property 
based on the amount of available feed.  Agricultural uses on site are supported by two 
existing agricultural wells, which will remain in operation. Existing agriculture wells and 
stockponds support the agriculture uses. 
 
RECOMMENDATION 
 



2 

That the Planning Commission approve the Coastal Development Permit and Planned 
Agricultural District Permit, County File No. PLN 2019-00385, by making the required 
findings and adopting the conditions of 
approval listed in Attachment A. 
 
SUMMARY 
The project is consistent with General Plan Plan policies regarding Vegetative, Water, 
Fish and Wildlife Resources, Soil Resources, Visual Quality, Rural Land Use, as well as 
with all applicable Local Coastal Program policies, including those in the Land Use 
Component, Agricultural Component and Sensitive Habitat Components.  in addition, 
the project meets all applicable Planned Agricultural District zoning regulations, 
including the substantive criteria for the issuance of a PAD Permit, as the project 
requires minimal site disturbance, involves minimal grading and minimal vegetation 
removal, and aims to provide adequate and potable well water source to the property, 
without impacting agricultural operations on the site or  adjacent properties.  
 
The project was reviewed at the August 10, 2020 Agricultural Advisory Committee 
meeting, where the committee recommended approval. 
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COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  March 10, 2021 
TO: Planning Commission 
 
FROM: Planning Staff 
 
SUBJECT: Consideration of a Coastal Development Permit and Planned Agricultural 

District Permit to drill a domestic water well, and install a water line and 
water tank to serve an existing single -family residence.  The domestic 
well will replace the natural spring water box that was previously used as a 
source of water for the residence.  The property is located at 20080 
Cabrillo Highway in the unincorporated San Gregorio area of San Mateo 
County.  The project is appealable to the California Coastal Commission. 

 
 County File Number:  PLN2019-00385 (Midpeninsula Regional Open 

Space District) 
 
 
PROPOSAL 
 
The applicant is proposing to construct a new domestic well, a  3,500-foot new water 
line, and install a 1,500-gallon water tank to supply domestic water to the existing 
single-family residence at Toto Ranch.  Toto Ranch is used primarily for cattle grazing. 
In addition to cattle grazing, the ranch raises a variety of domestic livestock including 
horses, chicken, pigs, goats, sheep, alpacas and milk cows. 
 
The proposed well location is approximately 290 feet from the south (right) property line 
and 300 feet from the east (rear) property line.  An alternative well location 
approximately 150 feet from the southern property line and 600 feet from the eastern 
property line is also proposed if the initial location does not yet yield sufficient water.  
The two locations are both accessible from an existing dirt road on the property, thus 
significant grading or significant vegetation removal is not required.  The new water line 
will be located parallel to an existing ranch road between the well location and the single 
-family residence. The existing domestic water source is currently provided by a natural 
spring and spring box.  The spring is seasonal and now fails to provide enough water for 
the residence.  Agricultural uses on the property include cattle grazing rotated 
throughout the property based on the amount of available feed. Agricultural uses on site 
are supported by two existing agricultural wells, which will remain in operation.  The 
existing agriculture wells and stockponds support the agriculture uses. 
 
RECOMMENDATION 
 
That the Planning Commission approve the Coastal Development Permit and Planned 
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Agricultural Permit, County File Number PLN 2019-00385, by making the required 
findings and adopting the conditions of approval in Attachment A. 
 
BACKGROUND 
 
Report Prepared By:  Olivia Boo, Project Planner, 650/363-1818 
 
Applicant:  Omar Smith, Midpeninsula Regional Open Space District (MROSD) 
 
Owner:  Midpeninsula Regional Open Space District 
 
Location:  20080 Cabrillo Highway 
 
APN:  081-060-100 and 081-060-110 
 
Size:  Total combined 464 acres 
 
Existing Zoning:  PAD/CD (Planned Agriculture District/Coastal Development) 
 
General Plan Designation:  Agriculture 
 
Local Coastal Plan Designation:  Agriculture 
 
Williamson Act:  The property is currently under a Williamson Act contract (County File 
Number AP84-4) that is set to expire December 21, 2021 pursuant to the non-renewal 
filed by the property owner in 2012 (PLN 2012-00216). 
 
Existing Land Use:  The parcel is improved with an existing single-family residence, an 
improved main road off Cabrillo Highway, storage tanks and two barns.  All structures 
are located approximately 3,600 feet east of Cabrillo Highway.  The proposed 
replacement domestic well is located near the ranch road, approximately 2,400 feet 
further southeast from the single-family residence.  The property is used for cattle 
grazing and raises a variety of domestic livestock including horses, chicken, pigs, goats, 
sheep alpacas and milk cows. 
 
Water Supply:  The property is served by a natural spring and spring box on site.  The 
spring box no longer provides enough water service for the residence, and water is 
trucked in occasionally throughout the year.  The spring box will be abandoned once the 
new domestic well is installed. 
 
Sewage Disposal:  An existing septic system supports the onsite structures. 
 
Flood Zone:  Flood zone X (area of minimal flood); Community Panel Number 
06081C0357F, effective August 2, 2017. 
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Environmental Evaluation:  Categorically exempt from review under the California 
Environmental Quality Act (“CEQA”) pursuant to CEQA Guidelines Section 15303, 
Class 3, construction of new small structures. 
 
Setting:  The parcel is improved with an existing single-family residence, an improved 
main road off Cabrillo Highway, water storage tanks and two barns.  There are wetland 
and riparian areas located on the property, is at the northern portion near Tunitas 
Creek, over 2,500 feet north of the existing ranch structures. Two stockponds (to be 
referred to stockpond “a” and “b”)  that have the potential for sensitive habitat are 
located more than 300 feet from the proposed area to be disturbed for the domestic 
water line, water tank and the well location.   
 
DISCUSSION 
 
A. KEY ISSUES 
 
 1. Conformance with the General Plan 
 
  Staff has reviewed the proposed project and found that it complies with all 

applicable County General Plan policies, specifically: 
 
  a. Vegetative, Water, Fish and Wildlife Resources Policies 
 
   Policy 1.28 (Regulate Development to Protect Sensitive Habitats) 

regulates land uses and development activities adjacent to sensitive 
habitats in order to protect rare, endangered and unique plants and 
animals from the reduction in their range or degradation of their 
environment and protect and maintain the biological productivity of 
important plants and animal habitats. 

 
   The nearest wetland is more than 1,000  feet north from the proposed 

domestic water line,  the well location and water tank, so will not be 
impacted by the project.  The County’s Geographic Information 
System (GIS) indicates there are no Federal or State endangered 
plant species located on the property.  The Federal endangered 
California red-legged frog and the San Francisco garter snake   are 
noted to potentially exist on the property.  Coho Salmon may be 
found near Tunitas creek which is at the northern part of the property.  
Although the California red-legged frog and the San Francisco garter 
snake potentially exist on the property, they most likely are found in 
proximity to the stock ponds, with the closest stock pond “a” 
approximately 300 feet from the proposed water well line. The 
domestic well, water tank and water line, proposed at the southeast 
area of the parcel will be approximately 800 from another nearby 
stock pond (referred to as stockpond “b”.  Due to the distance to the 
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stockponds and minimal ground disturbance associated with the 
project, it is not expected to impact potential sensitive habitats or 
species associated with the stockponds.   

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

Sedimentation) and Policy 2.21 (Protect Productive Soil Resources 
Against Soil Conversion) regulates development to minimize soil 
erosion and sedimentation including, but not limited to, minimizing 
removal of vegetative cover, and regulates land uses of productive soil 
resources and encourages appropriate management practices to 
protect against soil conversion. 

 
   The well location will utilize an existing dirt path for most of the access; 

most of the dirt road is located on flat land, and significant vegetation 
removal is not required.  Although the subject parcel does not contain 
prime soils, the County’s Geographic Information System (GIS) 
identified the parcel as having lands suitable for agriculture.  While the 
proposed project will convert a small area of the subject parcel for the 
proposed well, damage to the capability of the surrounding soil is not 
expected.  Given the small portion of agricultural lands proposed for 
conversion compared to the overall parcel size, the amount of 
conversion is considered minor as the majority of the parcel remains 
available for agricultural uses, included continued grazing.  Erosion 
and sediment control measures are included as conditions of 
approval. 

 
  c. Visual Quality 
 
   Policy 4.15 (Appearance of New Development) regulates development 

to propose and enhance good design, site relationships, and other 
aesthetic considerations.  Toto Ranch is accessed by an existing 
paved road, from Cabrillo Highway.  The proposed well location is in 
the southeast area  of the parcel and accessible using an existing dirt 
gravel road. No improvements to the paved ranch road or the dirt road 
are necessary or required to access the well location. The proposed 
replacement domestic well will be located approximately 2,400 feet 
southeast of the single -family residence, near the ranch road.  The 
single-family residence is 3,600 feet east of Cabrillo Highway.  Due to 
the topography, distance, some low hills, and existing vegetation, the 
domestic well and infrastructure will not be visible from Cabrillo 
Highway.  The proposed domestic well site is located approximately 
over 3,000 feet outside the Cabrillo Highway scenic corridor. 

 
  d. Rural Land Use 



5 

 
   Policy 9.23 (Land Use Compatibility in Rural Lands) encourages 

compatibility of land uses in order to promote the health, safety and 
economy, and the maintenance of scenic and harmonious nature of 
the rural lands.  Policy 9.30 (Development Standards to Minimize Land 
Use Conflicts and Agriculture) aims to avoid locating non-agricultural 
activities on soils with agricultural capability and locating non-
agricultural activities in areas of agricultural parcels which cause the 
least disturbance to feasible agricultural activities. 

 
   The subject parcel has a General Plan land use designation of 

“Agriculture”.  The proposed well will be located on soils identified as 
suitable for agriculture.  Given that there is no municipal water service 
available for the project parcel, a water well would provide water to the 
property for domestic purposes.  Review and approval from 
Environmental Health Services  is required.  Due to the minor area of 
disturbance, the property continues to be available for continued 
grazing and other agricultural activities should they be pursued in the 
future. 

 
 2. Conformance with the Local Coastal Program (LCP) 
 
  The project complies with the following applicable LCP Policies:  
 
  a. Land Use Component 
 
   Policy 1.8 (Land Uses and Development Densities in Rural Areas) 

new development in rural areas shall not:  (1) have significant adverse 
impacts, either individually or cumulatively, on coastal resources and 
(2) diminish the ability to keep all prime agricultural land and other 
land suitable for agriculture (as defined in the Agriculture Component) 
in agricultural production. 

 
   The proposed domestic well would have minimal impact on coastal 

resources, including sensitive habitat, wetland, riparian corridor and 
scenic views.  The well will be located in a disturbed area where visual 
impacts are minimized and impacts to water resources and sensitive 
habitats are avoided.  Although the domestic well will not be clustered 
with the existing structures, it is minor in nature and thus will not 
significantly diminish other lands suitable for agriculture.  The 
remainder of the property remains available for on-site grazing; the 
property does not have prime soils. 

 
  b. Agricultural Component 
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   Policy 5.6 (Permitted Uses on Lands Suitable for Agriculture 
Designated as Agriculture) conditionally permits residential uses and 
development considered accessory to support residential use, Policy 
5.10 (Conversion of Land Suitable for Agriculture Designated as 
Agriculture) (a) (prohibits the conversion of lands suitable for 
agriculture within a parcel to conditionally permitted uses unless all of 
the following can be demonstrated.  These policies allow for 
conditionally permitted uses, including domestic wells, provided the 
following can be met as discussed below: 

 
   All lands suitable for agriculture and other lands within a parcel shall 

not be converted to uses permitted by a Planned Agricultural Permit 
unless all the following criteria are met: 

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

developed or determined to be undevelopable. 
 
    The domestic well location is located in a low grazing area and 

should have no impact on grazing, due to its very small footprint.  
The well location was chosen due to the riparian area existing 
hundreds of feet north of the residence, the geology of the ridge,  

    and the two existing agriculture wells along the southern 
property line (located closer to Cabrillo Highway).  

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

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

 
    The property does not contain prime soils, only lands suitable for 

agriculture, specifically Class III soils, thus no prime soils will be 
converted.  Agricultural use of soils will continue to be 
preserved, as the proposed domestic well, water storage tank 
and water line will not have a significant impact to the on-site 
grazing. 

 
   (3) Clearly defined buffer areas are provided between agricultural 

and non-agricultural uses. 
 
    Other than the proposed domestic well and water line, the 

property will continue to maintain a clear buffer by existing 
fences that separate structures from range land.  The ranch is 
divided into several pastures that are fenced.  The single-family 
residence is the only non-agricultural use on the property.  
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   (4) 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 proposed development does not require public service or 

facility expansion and does not limit the agricultural viability of 
the parcel.  The proposed project does not include aspects that 
would result in degraded air or water quality since the well will 
require certification by Environmental Health Services (well 
drilling permit). 

 
    Policy 5.22(b) (Protection of Agricultural Water Supplies) seeks 

to ensure adequate and sufficient water supplies needed for 
agricultural production and that sensitive habitat protections are 
not diminished.  Sufficient water for agriculture will remain, since 
there are two existing agricultural wells on site, as discussed 
under (Agricultural Component) Policy 5.6(b) and Water Supply 
Criteria above. 

 
    Construction of the domestic well and removal of the spring box 

will remove the draw from the creek thereby removing any 
potential impacts on sensitive habitats in the creek. For further 
discussion of potential impacts to sensitive habitats, see Section 
c., below. 

 
  c. Sensitive Habitats Component 
 
   Policy 7.3 (Protection of Sensitive Habitats) seeks to protect sensitive 

habitats from adverse impacts caused by development. 
 
   The proposed domestic well and water line are over 1,000 feet from 

the nearest wetland/riparian area on the property  and 300 feet from 
the nearest stock pond/sensitive habitat area.  The riparian corridor on 
the property is associated with Tunitas Creek which is located on the 
north side of the ranch. Stockpond “a”, located 300 feet from the north 
end of the proposed water line, is dry but has potential habitat for the 
California Red Legged frog, potentially sensitive habitat for various 
aquatic and amphibian species including the California Red-Legged 
frog and San Francisco Garter snake, which are federally endangered 
species.  Other animals, black tailed deer, coyote, bobcats, badgers 
and many other animals are present on the ranch.  The proposed well 
infrastructure is far enough away from both the riparian corridor and 
stock ponds that there will be no impact to sensitive habitat or species.  
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 3. Planned Agricultural District (PAD) Requirements: 
 
  a. Development Standards 
 

Development Standard Required Proposed 

Minimum Building Site N/A 464 acres (existing) 

Minimum Side Yard 20 ft. 
290 ft. (Right side) 

>1,800 ft. (Left side) 

Minimum Front Yard 50 ft. >3,600 ft. 

Minimum Rear Yard 20 ft. 300 ft. 

Maximum Building Height 36 ft. N/A 
 
  b. 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 policies: 

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

suitable for agricultural uses shall be minimized. 
 
    The San Mateo County Geographic Information System (GIS), 

shows there are no prime soils present on the property.  
Construction of the well and associated infrastructure will 
convert a small area of other lands suitable for agriculture, but 
the majority of the remaining land will be undisturbed. 

 
   (2) All development permitted on a site shall be clustered. 
 
    The proposed domestic well, water line  and water tank will be 

located approximately 2,400 feet southeast of the existing 
single-family residence and other structures and will not be 
closely clustered with the existing single-family residence or 
barn.  However, well locations are determined based on the 
location of groundwater,  thus the proposed well cannot be 
clustered with existing development.  The applicant’s well driller 
determined that a better chance of finding a domestic water 
source would be south of the residence given the geology of the 
ridge and the two existing agricultural wells along the southern 
property line. Although the domestic well is not clustered with 
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the farm structures, it is located near an existing dirt and gravel 
road which is a disturbed area. 

 
   (3) 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 domestic well and infrastructure will be screened by 

surrounding low hills.  No grading is proposed for the well, and 
no tree removal is proposed.  As discussed earlier, the proposed 
well and water tank will be near the southeast corner of the 
parcel and will be 800 feet from stock pond “b”, where sensitive 
habitat exists, impacts to wildlife are not expected. The north 
end of the water line will be located approximately 300  from  
stockpond “a”.  There is wildlife on the Toto Ranch property, 
associated with the stock ponds which provide potential habitat 
for various aquatic and amphibian species including the 
California Red -Legged frog and San Francisco Garter snake, 
which are federally endangered species.  Other animals, such 
as black tailed deer, coyote, bobcats, badgers and many other 
animals are present on the ranch but are not federally 
endangered.  As mentioned under General Criteria (b), the 
domestic well is not closely clustered with the existing structures, 
but out of necessity is proposed in an area where water is likely 
to be found. Although the domestic well is not clustered with the 
farm structures, it is located near an existing dirt and gravel road 
which is a disturbed area. 

  
    Section 6325.3 (Primary Agriculture 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. 
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    The property does not contain prime soils, thus the proposed 
domestic well, new water line and new water storage tank will 
not have an impact on prime soils. 

 
  c. Water Supply Criteria 
 
   Adequate and sufficient water supplies needed for agricultural 

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

 
   The proposed domestic well will restore the domestic water source for 

the property and the existing spring and spring box will be abandoned 
once the domestic well is in place thus removing the draw from the 
nearby sensitive habitat (creek).  The proposed domestic well, water 
tank, and southern end of the water line,  will be located approximately 
800 feet from stock pond “b” which has the potential for sensitive 
habitat.  The north end of the proposed water line will be located 300 
feet from stockpond “a”. There is no impact expected to sensitive 
habitats associated with either stock ponds given the distance of the 
domestic well infrastructure  to the stock pond.   The existing pond is 
an agricultural pond and used to provide water for the cattle.  Water 
for livestock will continue to be provided by a windmill/well and solar 
pump/well and a network of fourteen (14) stockponds and seasonal 
water catchments throughout the ranch. 

 
  d. Criteria for the Conversion of Lands Suitable for Agriculture and Other 

Land. 
 
   The subject parcel does not contain prime soils but is identified as 

having lands suitable for agriculture.  Section 6355.F (Criteria for the 
Conversion of Lands Suitable for Agriculture and Other Land) of the 
San Mateo County Zoning Regulations states that the conversion of 
lands suitable is not allowed unless all of the following criteria are met.  
As discussed previously in this report, the project satisfies the required 
criteria. 

 
   (1)  That all agriculturally unsuitable lands on the parcel have been 

developed or determined to be undeveloped.  
 
    The proposed well locations have been identified as the most 

likely area to find water on the parcel.  The proposed wells will 
have minimal footprint and the overall area of disturbance is 
limited which allows the larger remainder of the parcel to remain 
available for continued grazing and future agricultural activities 
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   (2)  Continued or renewed agricultural use of the soil is not capable 
of being accomplished in a successful manner within a 
reasonable period of time, considering economic, environmental, 
social and technological factors. 

 
    The proposed wells will convert only a small portion of the parcel 

leaving the majority of the parcel available for continued 
agricultural uses.  

 
   (3) Clearly defined buffer areas are provided between agricultural 

and non-agricultural uses. 
 
    Other than the proposed domestic well,  water line and water 

tank, the property will continue to maintain a clear buffer by the 
existing fences that separate structures from range land.  The 
ranch is divided into several pastures that are fenced.  The 
single-family residence is the only non-agricultural use on the 
property.  

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

diminished, including the ability of the land to sustain dry farming 
or animal grazing. 

 
    Agricultural uses on the property includes cattle grazing rotated 

throughout the property. The ranch also raises a variety of 
domestic livestock including horses, chicken, pigs, goats, sheep, 
alpacas and milk cows.  The proposed domestic well involves a 
very small footprint, thus the grazing is not expected to be 
affected. 

 
   (5) Public service and facility expansions and permitted uses will not 

impair agricultural viability, including by increased assessment 
costs or degraded air and water quality. 

 
 The proposed well does not require public services or facility 

expansions. The domestic well is intended to replace domestic 
water for the existing single-family residence that was previously 
provided by a natural spring and spring box.  The spring is 
seasonal and now fails to provide enough water for the 
residence and property. The well does not limit agricultural 
viability of the parcel. A preliminary review by the County’s 
Environmental Health Division found that the proposed plans are 
in compliance with the current health standards, and thus poses 
no threat to water quality. The proposed project does not include 
aspects that would result in degraded air quality.  
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 ENVIRONMENTAL REVIEW 
 
 The project is categorically exempt from environmental review under the California 

Environmental Quality Act (“CEQA”) pursuant to CEQA Guidelines Section 15303, 
Class 3, construction of new small structures.  

 
C. REVIEW BY THE AGRICULTURAL ADVISORY COMMITTEE 
 
 The Agricultural Advisory Committee (AAC) reviewed the project and 

recommended approval at their August 10, 2020 public meeting. 
 
D. REVIEWING AGENCIES 
 
 Building Department 
 Environmental Health Services 
 California Coastal Commission 
 
ATTACHMENTS 
 
A. Attachment A 
B. Vicinity Map 
C. Plans 
D. Site Photos 
E. Map of Riparian Corridor and Stock Ponds 
D. Resource Management Plan  
 
OSB:cmc – OSBFF0509_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 2019-00385 Hearing Date:  March 10, 2021 
 
Prepared By: Olivia Boo, Project Planner For Adoption By:  Planning Commission 
 
 
RECOMMENDED FINDINGS 
 
Regarding the Coastal Development Permit, Find: 
 
1. That the project, as described in the application and accompanying materials 

required by Section 6328.7, and as conditioned in accordance with Section 
6328.14, conforms to the plans, policies, requirements and standards of the San 
Mateo County Local Coastal Program as described in the staff report to the 
Planning Commission dated March 10, 2021. 

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

County Local Coastal Program.  Specifically, in regard to the Agriculture and 
Visual Resources Components, that the domestic well is conditionally permitted 
with the issuance of a Planned Agricultural District permit, that the project has 
been proposed to be located in an area that has been defined as “Lands Suitable 
for Agriculture,” and that the project converts only a small portion of the parcel 
leaving the remaining undisturbed area available for agricultural uses.  In addition, 
the project is not located within a scenic corridor, is not visible from scenic 
roadways or corridors, does not result in a significant change to natural landforms, 
and will not impact coastal resources and sensitive habitats. 

 
Regarding the Planned Agricultural Permit, Find: 
 
General Criteria 
 
3. That the encroachment of all development upon land, which is suitable for 

agricultural use, is minimized.  The proposed well results in only minimal site 
disturbance and converts only a small portion of the project parcel.  The remaining 
portion of the parcel will be available for continued future agricultural activities. 

 
4. That the project conforms to the Development Review Criteria contained in 

Chapter 20A.2 of the San Mateo County Ordinance Code.  The project complies 
with Section 6324.1, Section 6324.2  and Section 6325.2, which addresses the  
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 potential for environmental impacts, site design criteria and primary fish and 
wildlife habitat areas criteria, as the project will seek to cluster development, 
minimize grading, will not introduce noxious odors, chemical agents, or long-term 
noise and is conditioned to mitigate any significant adverse environmental impacts 
upon primary wildlife or marine resources, and  locate development so that it is 
subordinate to the pre-existing character of the area.   

  
Water Supply Criteria 
 
5. That the existing availability of potable and adequate on site well water source for  
 non-agricultural uses is demonstrated.  The project parcel currently does not have  
 an adequate water source for domestic purposes.  The well is being proposed to  
 provide an on-site domestic water source  on the parcel.  
 
 
6. That adequate and sufficient water supplies needed for agricultural production and 

sensitive habitat protection in the watershed are not diminished.  The proposed 
well is not expected to result in significant groundwater depletion or interfere with 
groundwater recharge. The proposed domestic well will be located over 300  feet 
from stock pond “a” , over 800 ft. from stock pond “b”, and 1,000 feet from the 
wetland/riparian  area thus there is no impact expected to those areas.  The 
existing agricultural uses will continue to be supported by the existing agriculture 
wells and stockponds. The proposed domestic well will replace the domestic water 
that was drawn from the spring to provide water to the single-family residence, 
thus the domestic well will reduce impacts to sensitive habitats. 

  
 
Criteria for the Conversion of Lands Suitable for Agriculture and Other Lands 
 
7. That all agriculturally unsuitable lands on the parcel have been developed or 

determined to be undeveloped.  The proposed well locations have been identified 
as the most likely area to find water on the parcel.  The proposed wells will have 
minimal footprint and the overall area of disturbance is limited which allows the 
larger remainder of the parcel to remain available for continued grazing and future 
agricultural activities. 

 
8. That the continued or renewed agricultural use of the soil is not capable of being  
 accomplished in a successful manner within a reasonable period of time,  
 considering economic, environmental, social and technological factors. The  
 proposed wells will convert only a small portion of the parcel leaving the  
 majority of the parcel available for continued agricultural uses.  

 
9. That clearly defined buffer areas are provided between agricultural and non-

agricultural uses. Other than the proposed domestic well,  water line and water 
tank, the property will continue to maintain a clear buffer by the existing fences 
that separate structures from range land.  The ranch is divided into several 
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pastures that are fenced.  The single-family residence is the only non-agricultural 
use on the property.  

 
10. That the productivity of adjacent agricultural lands is not diminished, including the 

ability of the land to sustain dry farming or animal grazing.  Given the small area 
impacted for the well locations, no impact is expected on the productivity of 
adjacent agricultural lands.  Based on the size of the parcel and the distance from 
the proposed well to adjacent parcels, the domestic well is not expected to impact 
water supply of adjacent properties. 

 
11. That the public service and facility expansions and permitted uses will not impair 

agricultural viability, including by increased assessment costs or degraded air and 
water quality. The proposed well does not require public services or facility 
expansions. The domestic well is intended to replace domestic water for the 
existing single-family residence that was previously provided by a natural spring 
and spring box.  The well does not limit agricultural viability of the parcel. A 
preliminary review by the County’s Environmental Health Division found that the 
proposed plans are in compliance with the current health standards, and thus 
poses no threat to water quality.  

  
 
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 March 10, 
2021.  The Community Development Director may approve minor revisions or 
modifications to the project if they are found to be consistent with the intent of, and 
in substantial conformance with this approval. 

 
2. This permit shall be valid for one (1) year from the date of final approval, in which 

time a well permit shall be issued.  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. The applicant shall include an erosion and sediment control plan to comply with 

the County’s Erosion Control Guidelines on the plans submitted for the building 
permit.  This plan shall identify the type and location of erosion control measures to 
be installed upon the commencement of construction in order to maintain the 
stability of the site and prevent erosion and sedimentation off-site. 

 
4. The property owner shall adhere to the San Mateo Countywide Stormwater 

Pollution Prevention Program “General Construction and Site Supervision 
Guidelines,” including, but not limited to, the following: 
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 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 earth-moving activities only during dry weather. 

 
 d. Stabilization of all denuded areas and maintenance of erosion control 

measures continuously between October 1 and April 30. 
 
 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 

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

designated area where wash water is contained and treated. 
 
 i. Limiting and timing application of pesticides and fertilizers to prevent 

polluted runoff. 
 
 j. Limiting construction access routes and stabilization of designated access 

points. 
 
 k. Avoiding tracking dirt or other materials off-site; cleaning off-site paved 

areas and sidewalks using dry sweeping methods. 
 
 l. Training and providing instruction to all employees and subcontractors 

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

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

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

 
5. This permit does not allow for the removal of any trees.  Removal of any tree with 

a diameter equal to, or greater than, 12 inches as measured 4.5 feet above the 
ground shall require a separate tree removal permit. 

 
6. Noise sources associated with demolition, construction, repair, remodeling, or 

grading of any real property shall be limited to the hours from 7:00 a.m. to 6:00 
p.m. weekdays and 9:00 a.m. to 5:00 p.m. Saturdays.  Said activities are 
prohibited on Sundays, Thanksgiving and Christmas (San Mateo County 
Ordinance Code Section 4.88.360). 

 
Environmental Health Services 
 
7. Applicant must submit application, applicable fees, site plan, and approved CDP 

directly to Environmental Health to obtain a well drilling permit.  Application and 
associated fees can be found on the website at 
https://www.smchealth.org/landuse. 
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View from Cabrillo highway 

 

 

View on ranch road    



 

Existing single family house 

 

 

Storage tanks near ranch house 
  

 



 

View looking south from Ranch center 

 

 

South property line 



 

Existing ranch road, along southern property line  

 

 

Well  staked drill point location 
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B. Plants 
 

1 This information is used for planning purposes only 
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Having prepared this Rangeland Management Plan (RMP), I certify that it is consistent with the 

purpose and requirements, as set forth in the relevant RMP Provisions.  As with any plan, this 

RMP should be viewed as a living document, subject to periodic update and review as needed to 

reflect changing on-farm conditions over time. The RMP should be updated at least every ten 

years, or in the event of significant changes in the use, management, or ownership of the Property. 
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